CORPORATION OF THE TOWNSHIP OF ESQUIMALT

DESIGN REVIEW COMMITTEE
AGENDA

WEDNESDAY, APRIL 11, 2018
3:00 P.M.
ESQUIMALT COUNCIL CHAMBERS

VI.

CALL TO ORDER

LATE ITEMS

ADOPTION OF AGENDA

ADOPTION OF MINUTES — March 14, 2018
STAFF REPORT

OFFICIAL COMMUNITY PLAN AMENDMENT and REZONING APPLICATION
899 Esquimalt Road
[PID 030-151-562 Lot A, Section 11, Esquimalt District, Plan EPP69557]

PURPOSE OF APPLICATION:

The applicant is requesting a change in Official Community Plan Land Use Designation from
the current mix of “Commercial Mixed-Use” designation on its northwestern half and “Multi-
Unit, Low Rise Residential” designation on its southeastern half to entirely “Commercial
Mixed-Use” and a change in zoning from the current mix of C-2 [Neighbourhood Commercial]
and RD-1 [Two Family Residential] to a Comprehensive Development District zone [CD]. This
change is required to accommodate the proposed 13 storey, commercial mixed-use building
consisting of 2 retail commercial units, 62 residential units, and a 94 space parking garage.

This site is located within Development Permit Area No. 1 - Multi-Unit Residential and
Development Permit Area No. 2 - Commercial. Should the rezoning application be approved,
the applicant would need to obtain a Development Permit respecting the character of the
development, including landscaping, form, exterior design and finish of the proposed 13
storey, mixed-use commercial and residential building, which would be considered by both
the Design Review Committee and Council in the future.

Evaluation of this application should focus on the proposed siting, height, mass,
density, lot coverage, usable open space, parking, fit with the neighbourhood, and
consistency with the overall direction contained within the Official Community Plan.

RECOMMENDATION:

The Esquimalt Design Review Committee recommends that the application for an
amendment to the Official Community Plan and rezoning, authorizing a 13 storey, commercial
mixed-use building consisting 2 retail commercial space and 62 residential units, sited in
accordance with the BCLS Site Plan provided by Wey Massenburg Land Surveying Inc.,
stamped “Received November 30, 2017”, and incorporating height and massing consistent
with the architectural plans prepared by Farzin Yadegari Architect Inc., stamped “Received
March 7, 2018”, detailing the development proposed to be located at 899 Esquimalt Road
[PID 030-151-562, Lot A, Section 11, Esquimalt District, Plan EPP69557] be forwarded to
Council with a recommendation to either approve, approve with conditions, or deny the
application including reasons for the chosen recommendation.
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VI.  NEXT REGULAR MEETING
May 9, 2018

VIIl.  ADJOURNMENT



CORPORATION OF THE TOWNSHIP OF ESQUIMALT

ADVISORY DESIGN REVIEW COMMITTEE
MINUTES OF MARCH 14, 2018
ESQUIMALT COUNCIL CHAMBERS

PRESENT: Ally Dewiji, Chair Wendy Kay

Graeme Verhulst Jill Singleton
Robert Schindelka

ABSENT: Roger Wheelock, Bev Windjack and Cst. Rae Robirtis

STAFF: Bill Brown, Director of Development Services, Staff Liaison

Pearl Barnard, Recording Secretary
Rachel Dumas, Administrative Assistant / Deputy Corporate Officer

CALL TO ORDER

The Vice Chair called the meeting to order at 3:02 p.m.
LATE ITEMS

There were no late items.

APPROVAL OF AGENDA

Moved by Wendy Kay and seconded by Robert Schindelka: That the agenda be approved as
circulated. Carried Unanimously

ADOPTION OF MINUTES - February 14, 2018

Moved by Jill Singleton, seconded by Robert Schindelka: That the minutes of February 14, 2018
be adopted as amended. Carried Unanimously

STAFF REPORTS

REZONING APPLICATION
638 Constance Avenue and 640 Constance Avenue and 637 Nelson Street

Heather Spinney, Praxis Architects Inc., and Jim Partlow, Lombard North Group Inc. provided
an overview of the rezoning applications for 638 and 640 Constance Avenue and 637 Nelson
Street, presented a PowerPoint presentation and responded to questions from the Committee.

Committee comments included (response in italics):

e Concerns regarding the number of parking spaces for the project.

e Community Consultation held for the project? Ms. Spinney advised that they had held a
meeting in early December, with some concerns expressed about parking.

RECOMMENDATION:

Moved by Ally Dewiji, seconded by Jill Singleton: The Esquimalt Design Review Committee
recommends that the application for Rezoning, authorizing a 20.5 metre [6 storeys], 77 unit,
multiple family residential building sited in accordance with the BCLS Site Plan provided by J.E.
Anderson and Associates Surveyors-Engineers, stamped “Received January 18, 2018", and
incorporating height and massing consistent with the architectural plans provided by Praxis
Architects Inc., stamped “Received January 16, 2018", detailing the development proposed to
be located at 638 Constance Avenue [PID 000-546-437 Lot B (DD 237133l), of Lots 79 and 89,
Suburban Lot 44, Esquimalt District, Plan 2854], 640 Constance Avenue [PID 000-380-911
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Amended Lot 88 (DD 208442l), of Suburban Lot 44, Esquimalt District, Plan 2854], and 637
Nelson Street [PID 006-386-466 Lot D (DD367731-1), Suburban Lot 44, Esquimalt District, Plan
2854] be forwarded to Council with a recommendation for approval as the proposed
development fits in with the character of the neighbourhood and is also in keeping with the
current guidelines within the Official Community Plan. Carried Unanimously

VIIl.  NEXT REGULAR MEETING
Wednesday, April 11, 2018
IX. ADJOURNMENT

The meeting adjourned at 3:25 p.m.

CERTIFIED CORRECT

CHAIR, DESIGN REVIEW COMMITTEE ANJA NURVO,
THIS 11™ DAY OF APRIL, 2018 CORPORATE OFFICER



CORPORATION OF THE TOWNSHIP OF ESQUIMALT

Municipal Hall, 1229 Esquimalt Road, Esquimalt, B.C. V9A 3P1
Telephone (250) 414-7100 Fax (250) 414-7111

DRC Meeting: April 11, 2018

STAFF REPORT

DATE: April 6, 2018
TO: Chair and Members of the Design Review Committee
FROM: Alex Tang, Planner

Bill Brown, Director of Development Services

SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT and REZONING
APPLICATION
899 Esquimalt Road
[PID 030-151-562 Lot A, Section 11, Esquimalt District, Plan EPP69557]

RECOMMENDATION:

The Esquimalt Design Review Committee recommends that the application for an amendment
to the Official Community Plan and rezoning, authorizing a 13 storey, commercial mixed-use
building consisting 2 retail commercial space and 62 residential units, sited in accordance with
the BCLS Site Plan provided by Wey Massenburg Land Surveying Inc., stamped “Received
November 30, 2017”, and incorporating height and massing consistent with the architectural
plans prepared by Farzin Yadegari Architect Inc., stamped “Received March 7, 2018”, detailing
the development proposed to be located at 899 Esquimalt Road [PID 030-151-562, Lot A,
Section 11, Esquimalt District, Plan EPP69557] be forwarded to Council with a recommendation
to either approve, approve with conditions, or deny the application including reasons for
the chosen recommendation.

BACKGROUND:

Purpose of the Application:

The applicant is requesting a change in Official Community Plan Land Use Designation from the
current mix of “Commercial Mixed-Use” designation on its northwestern half and “Multi-Unit,
Low Rise Residential” designation on its southeastern half to entirely “Commercial Mixed-Use”
and a change in zoning from the current mix of C-2 [Neighbourhood Commercial] and RD-1
[Two Family Residential] to a Comprehensive Development District zone [CD]. This change is
required to accommodate the proposed 13 storey, commercial mixed-use building consisting of
2 retail commercial units, 62 residential units, and a 94 space parking garage.

This site is located within Development Permit Area No. 1 - Multi-Unit Residential and
Development Permit Area No. 2 - Commercial. Should the rezoning application be approved,
the applicant would need to obtain a Development Permit respecting the character of the
development, including landscaping, form, exterior design and finish of the proposed 13 storey,
mixed-use commercial and residential building, which would be considered by both the Design
Review Committee and Council in the future.
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Evaluation of this application should focus on the proposed siting, height, mass, density,
lot coverage, usable open space, parking, fit with the neighbourhood, and consistency
with the overall direction contained within the Official Community Plan.

Context

Applicant:  Bahaedin Naemi [Lexi Development Group, Inc.]

Owner: 1104488 B.C. LTD.

Property Size: Metric: 1367 m? Imperial: 14713 ft*

Existing Land Use: Commercial on the northern half and Single Family Residential on the
southern half

Surrounding Land Uses:

North: Commercial

South: Single Family Residential

West: Commercial Mixed-Use

East: Commercial and Two Family Residential

Existing OCP Designation: Commercial Mixed-Use and Multi-Unit, Low-Rise Residential
Proposed OCP Designation: Commercial Mixed-Use
Existing Zoning: C-2 [Neighbourhood Commercial] and RD-2 [Two Family Residential]

Proposed Zoning: CD [Comprehensive Development District]

Zoning
Proposed Comprehensive Zoning Bylaw 1992, No.
Development Zone [Apartment 2050 does not currently
with 30 Residential Units] contain a zone that can
Floor Area Ratio 3.59 accommodate this
commercial mixed-use
Lot Coverage 87% development.
Setbacks Staff presents this
e Front 34m summary table as the
e Rear 6.3m basis for the site specific
e Interior Side [East] Om zone written to
e Exterior Side [West] Om accommodate this
— - proposal should it be
Building Height 45 m [13 storeys] forwarded in the
_ development review
Off Street Parking 94 spaces process.
Bicycle Parking 105
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As the Zoning Bylaw 1992, No. 2050 defines the First Storey as “the uppermost Storey having
its floor level not more than 2 metres above grade”, the ‘P1’ level is considered the First Storey.
Hence, this building consists of 13 storeys as there is 12 storeys above the ‘P1’ level.

Parking Bylaw, 1992, No. 2011 requires 0.5 parking spaces per unit to be provided for
apartments within commercial zones and 2 spaces per unit for townhouses. In addition, one
parking space per 25 square metres of gross floor area of retail space is required. This
proposal incorporates 94 parking spaces within the structure, exceeding the required amount of
43 parking spaces. Moreover, the subject property has a Walk Score of 74 which is considered
‘Very Walkable’'.

Official Community Plan

As the subject property is a consolidation of two lots, formerly 899 Esquimalt Road to the north
and 896 Wollaston Street to the south, it consists of a split Land Use Designation of
“Commercial Mixed-Use” on the northern lot and “Multi-Unit, Low-Rise Residential” on the
southern lot. This proposed development requires an amendment to the Land Use Designation
for the southern portion from “Multi-Unit, Low-Rise Residential” to “Commercial Mixed-Use”".

In assessing the fit with the neighbourhood, the proposed development consists of
e 2 Ground Level Commercial Units

Amenity Room on the Main Floor

3 Studio Units

3 1 Bedroom Units

22 1 Bedroom and Den Units

23 2 Bedroom Units

8 2 Bedroom and Den Units

3 Townhouse Units along Wollaston Street

OCP Section 2 - Managed Growth — Land Use and Development states that the objectives and
policies in this section are designed to promote sustainable land use and development in the
community.

OCP 2.0.1(a) states the Township should encourage high quality development that
enhances and benefits the community as a whole.

OCP 2.0.2(a) states Esquimalt’s future new development, infill and redevelopment will be
in accordance with the land use designations shown on OCP Schedule A, together with
the guidelines set out in Development Permit Areas (OCP Section 9).

OCP Section 2.2 - Residential Land Use of the Official Community Plan recognizes that modest
growth is likely to occur through the infilling of vacant or under-utilized parcels, redevelopment
of existing residential properties to higher densities (such as townhouses, apartment buildings
and mixed commercial-residential uses) and the replacement of existing buildings.

Section 2.2.1(a) states the Township should work toward a more complete community by
maintaining a healthy mixture of housing types, accommodating people with a wide range
of income levels.

Section 2.2.1(b) states the Township should encourage new residential development with
high design standards for building and landscaping and which enhance existing and new
neighbourhoods.
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OCP Section 2.3.1 - General Commercial-Mixed Use Objectives recognizes the importance of
commercial areas. The proposed development would add two ground level commercial units to
Esquimalt Road.

Section 2.3.1(a) states the Township should create a diversified commercial and
employment sector that provides a wide range of goods and services to residents of
Esquimalt.

Section 2.3.1(c) states the Township should encourage growth through revitalization and
redevelopment of commercial areas.

Section 2.3.1(d) states the Township should encourage a mix of ground-level
commercial and upper-level(s) residential.

OCP Section 2.3.2 - General Commercial-Mixed Use Policies

As the proposed development consists of 13 storeys and a floor area ratio of 3.59, density
bonusing will be necessary as both the height and the density is inconsistent with Section
2.3.2(j). The applicant has not yet finalized an amenities package for the increased density.

Section 2.3.2(e) states the Township encourages the provision of amenities such as
mini-park/plazas, street furniture, public art and decorative lighting on private lands in all
commercial areas. The Township is amenable to using density bonusing, or providing
variances to zoning or parking regulations for redevelopment proposals.

Section 2.3.2(j) states that in mixed commercial and multi-unit residential developments,
buildings up to 12 storeys in height and with a floor area ratio of up to 3.0 for the
residential portion of the building may be acceptable.

Section 2.3.2(k) states that development proposals with heights and/or densities greater
than those set out in Section 2.3.2(j) may be considered, where appropriate, through
variances to zoning and/or parking regulations and density bonusing of floor space
where new commercial buildings provide affordable, accessible, or special needs
housing units or amenities are provided for the benefit of the community.

OCP Section 2.3.4 — Commercial Area 2: Esquimalt Road/Head Street Policies

The Head Street and Esquimalt Road area is Esquimalt’'s secondary commercial node.
A beautification study for this area is intended to encourage redevelopment.

Although redevelopment is encouraged and the commercial activities found in this area
may be similar to those of Esquimalt Village area. The Township’s vision for this area is
to provide services for the immediate neighbourhood.

OCP_Section 3.3.1(a) Affordable Housing Objectives states that the Township should
encourage a range of housing by type, tenure, and price to ensure that people of all ages,
household types, abilities and incomes have a diversity of housing choice in Esquimalt.

Green Building Features

The applicant has completed the Esquimalt Green Building Checklist [attached].
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Public Notification

As this is an Official Community Plan Amendment and Rezoning application, should it proceed
to a Public Hearing, notice would be mailed to tenants and owners of properties within 100m
(328ft) of the subject property. In order to satisfy the requirements of the Local Government
Act, staff is also required to provide additional notice to relevant government and institutional
stakeholders within the Capital Region. Four signs indicating that the property is under
consideration for a change in Official Community Plan Land Use Designation and Zoning have
been installed on the Esquimalt Road frontage, the Head Street frontage, and the Wollaston
Street frontage. The signs would be updated to include the date, time, and location of the
Public Hearing.

ALTERNATIVES:

1. Forward the application for OCP Amendment and Rezoning to Council with a
recommendation of approval including reasons for the recommendation.

2. Forward the application for OCP Amendment and Rezoning to Council with a
recommendation of approval including specific conditions and including reasons
for the recommendation.

3. Forward the application for OCP Amendment and Rezoning to Council with a
recommendation of denial including reasons for the recommendation.
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2.2.4.2 Townhouse Residential

In the Townhouse Residential areas designated on “Schedule
A”, new buildings up to three storeys with a Floor Area Ratio
of up to 0.70 may be acceptable provided the neighbours are
consulted and the design responds effectively to both its site
and surrounding land uses. The requirements and guidelines
of Development Permit Area No. 1 apply.

2.2.4.3 Multi-Unit, Low Rise Residential

In the Multi-Unit, Low-Rise residential areas designated on “Schedule A, new buildings up
to four storeys with a Floor Area Ratio of up to 1.5 may be acceptable. The requirements
and guidelines of Development Permit Area No. 1 apply.

2.2.4.4 Multi-Unit, High Rise Residential

In the Multi-Unit, High-Rise residential areas designated on “Schedule A, building heights
up to 12 storeys are acceptable with a Floor Area Ratio of up to 3.0. Buildings with shallow
setbacks must step down to no more than three storeys at street level in order to provide an
appropriate human scale along the sidewalk. The requirements and guidelines of
Development Permit Area No. 1 apply.

2.2.4.5 Floathome Residential

Floathomes provide an alternative housing choice, for year-round and seasonal residents as
well as visitors. Esquimalt’s only Floathome community is located in West Bay, as
designated on “Schedule A”.

2.2.4.5.1 Floathome Residential Objectives

To encourage the retention of the West Bay Marina Floathome community as a well-
managed, environmentally-responsible housing choice.

2.2.4.5.2 Floathome Residential Policies

a) Floathome owners and managers will adhere to municipal bylaws, environmental
and marine safety standards set out by regulating authorities.

b)  The Township requires floathome owners and managers to use sewage disposal
methods that are connected to the municipal sewage system.

c) Year-round tenancies will be restricted in numbers of 50 percent of the total
marina moorage and concentrated along the southern boundary of West Bay
Marina.

2.3 Commercial-Mixed Land Use

Commercial activity in Esquimalt is clustered in four main groupings:
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Esquimalt Village;
Esquimalt Road/Head Street;
Craigflower Road/Tillicum Road; and

West Bay Harbour.

2.3.1 General Commercial - Mixed Use Objectives

a)

b)

c)

d)

To create a diversified commercial and employment sector that provides a wide
range of goods and services to residents of Esquimalt.

To foster the creation of an identifiable and vibrant Esquimalt Village that
successfully integrates commercial, public and residential activity.

To encourage growth through revitalization and redevelopment of commercial
areas.

To encourage a mix of ground-level commercial and upper-level(s) residential.

2.3.2 General Commercial - Mixed Use Policies

a)

b)

d)

e)

9)

The Township encourages a mix of commercial and multi-unit residential
developments in all commercial-mixed use areas denoted on “Schedule A”. These
will have commercial uses on the ground floor and residential uses above.

All commercial-mixed use areas are designated Development Permit Areas, as
shown on “Schedule C” in order to ensure that future development and infill
contributes positively to the visual and aesthetic character of its site, setting and
surrounding properties.

The Township encourages public and private sector initiatives to improve
streetscapes and accessibility for pedestrians and cyclists to all commercial areas.

The Township will develop signage guidelines for each commercial area, as part of
design guidelines for these areas. The Township, in partnership with interested
members of the community, will take the initiative to design and install entrance
signage at key street locations, including entrances to Esquimalt.

The Township encourages the provision of amenities such as mini-parks/plazas,
street furniture, public art and decorative lighting on private lands in all
commercial areas. The Township is amenable to using density bonusing, or
providing variances to zoning or parking regulations for redevelopment proposals.

To encourage the use of bicycles, provision should be made in new commercial
buildings for bicycle parking for employees and visitors. Secure bicycle parking for
employees should be provided in the ratio of one (1) parking space per ten (10)
full-time employees with a minimum of one (1) space for each new building. In all
new commercial buildings, six (6) bicycle parking spaces should be available for
the use of temporary visitors.

End of trip facilities for cyclists such as secure bicycle parking/storage, lockers,
change rooms and showers, should be provided to encourage cycling as a viable
form of transportation.

18



h)

)

k)

Where all of the following criteria are met in a commercial building, Council may
reduce the off-street parking requirement through the Development Permit:

i) Two (2) or more secure bicycle storage spaces are provided;

ii)  Shower and change rooms are provided;

iii)  Six (6) visitor bicycle parking spaces are provided; and

iv)  The building is located within 200 metres of a regional bus route.

Lands outside the Commercial—Mixed Use designation on “Schedule A” will not be
considered for commercial zoning unless the following criteria are met:

i) The project is needed to serve tourists or local residents and cannot be
appropriately located within established commercial areas;

ii)  The density and scale of the project is sensitive to the prevailing character
of surrounding lands;

iii)  The project, through its exterior finishes enhances the aesthetics of the
neighbourhood,;

iv)  The project’s parking requirements can be satisfied on-site and will not
unduly affect neighbouring residences; and

V) The proponent demonstrates that the neighbourhood has been consulted and
residents have had an opportunity to express their concerns.

In mixed commercial and multi-unit residential developments, buildings up to 12
storeys in height and with a floor area ratio of up to 3.0 for the residential portion
of the building may be acceptable.

Development proposals with heights and/or densities greater than those set out in
Section 2.3.2 (j) may be considered, where appropriate, through variances to
zoning and/or parking regulations and density bonusing of floor space where new
commercial buildings provide affordable, accessible, or special needs housing units
or amenities are provided for the benefit of the community.

2.3.3 Commercial Area 1: Esquimalt Village

Esquimalt Village is located along Esquimalt Road, between Constance Avenue and Joffre
Street. During the public consultation for this OCP Update, there was frequent mention of
the need to improve the design, landscaping and diversity of businesses in Esquimalt Village.

2.3.3.1 Esquimalt Village Objectives

a)

b)

To continue to intensify commercial usage in Esquimalt Village in order to create a
more vital, diverse and attractive business area.

To continue to encourage private business owners to improve their premises,
including landscaping that complements the Esquimalt Village beautification
scheme.

2.3.3.2 Esquimalt Village Policies

a)

Esquimalt Village will continue to be the principal commercial area within
Esquimalt. The Township encourages a range of retail, services, professional
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offices, community services, recreation, and arts / cultural uses that encourage
activity throughout the day and evening.

b)  The Township encourages high quality development that supports and reinforces
Esquimalt Village as the main commercial, civic and recreational service centre.
Designs are encouraged which incorporate a pedestrian orientation and include
such features as sidewalk cafes, attractive landscaping, public art and other
amenities.

c) Higher density mixed commercial/residential complexes are encouraged in
Esquimalt Village.

d) Esquimalt Village should continue to provide opportunities for Esquimalt’s young
people, including places for activities and programs.

e) Improvements to the Esquimalt Road frontage within Esquimalt Village should
encourage pedestrian use and facilitate connections to nearby public buildings and
spaces.

f) Thornton Walk, which is aligned with one of the region’s earliest survey lines, will
continue to form an ostensible organizing axis for a north/south pedestrian link.
[Amendment Bylaw No. 2875, adopted July 11, 2016]

g) It is the Township’s intention to create a clearly defined, well-landscaped, and
well-lit pedestrian network throughout the Esquimalt Village.

h)  Any redevelopment of the Old Town Hall site will maintain the existing or a
relocated Town Square as a community focal point.

2.3.4 Commercial Area 2: Esquimalt Road/Head Street Policies

The Head Street and Esquimalt Road area, as shown on “Schedule A”, is Esquimalt’s
secondary commercial node. A beautification study for this area is intended to encourage
redevelopment.

Although redevelopment is encouraged and the commercial activities found in this area may
be similar to those of Esquimalt Village area. The Township’s vision for this area is to
provide services for the immediate neighbourhood.

2.3.5 Commercial Area 3: Craigflower Road/Tillicum Road Policies

The Craigflower Road and Tillicum Road commercial area, as shown on “Schedule A”, is
considered as a neighbourhood shopping area serving primarily the residents of the
Panhandle, Gorge Vale Golf Course and the area east of Tillicum Road.

As the nearby residential areas intensify and population grows, redevelopment of this
commercial area is encouraged as a mix of small shops and services, potentially with
residential above.

2.3.6 Commercial Area 4: West Bay Harbour Policies

The waterfront and lands around the West Bay Harbour, as shown on “Schedule A”, will
function as a “marine-oriented commercial village”, serving regional marine traffic, local
residents and tourists. It is strongly encouraged that this marine commercial area be
oriented to pedestrians and boat traffic.
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REVISED MARCH 7, 2018 (To reflect unit changes based on Pubilc Information Meeting Input)

Design Rationale

Pacific House Project
Esquimalt Road & Head Street, Esquimalt Township

Summary Statistics
The proposed project is a mixed use Commercial fronting Esquimalt Rd., and Residential high-
rise tower above, with townhouse units facing Wollaston St.

Current Zoning: C-2 & RD-1
OCP Designation: Commercial Mixed-Use (Commercial Node) & Multi-Unit

Lot Area: (667.7+696.8) 1364.5 Sq. M.
Proposed FAR: 3.89
Proposed Lot Coverage: 83.3%

Setbacks:
North (Esquimalt Road): 3.41 M.
East: Commercial 0 M, Part Residential 1.2 M.
South (Wollaston Street): 6.35 M.
West (Head Street): O M.

Number of Floors: 12 Stories plus 3 levels of parking, & Townhouses
Number of Units:

Residential: 62, including 3 Townhouses

Commercial Units: 2

Required Parking Stalls; 93 Stalls
1.3/ Apartment Unit = 81 Stalls
2/ Townhouse Units = 6 Stalls
1/25 8Q. M. Commercial = 6 Stalls

Proposed Parking Stalls: 94 Stalls
Including 2 Accessible Parking Stalls & One Elec. Vehicle Stall

Required Bicycle Storage: 1.5 Bicycles per Unit = 93
Provided Bicycle Storage: 105 Racks

Net Floor Area: 5311 Sg. M.
Proposed Building Height: 45 M.
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Site Context:

The site is located in the West Bay Neighbourhood, and the “Head Street Commercial” Precinct,
on the southeast corner of Esquimalt Road & Head Street. The site is in the heart of a Commercial
Node, and the intersection of a Major Road (Esquimalt Road) & Residential Collector Road (Head
Street), and abuts a Local Road (Wollaston Street) on the south portion of the site. The site is
designated as “"Commercial Mixed-Use” & “Multi-Unit” in the Official Community Plan.

The height difference between north and south of the site is 8.4 M. over an 11% slope, and there
is a Bus Stop on Esquimalt Road, west of the Head Street.

Surrounding Buildings:

Most of the adjacent and surrounding buildings the Proposed Project are zoned C-2, with small
commercial units on both sides of Esquimalt Road and some buildings have a single floor of
residential over the commercial units.

Three Commercial units and Eagle Club 12 are located east of the proposed site, with 3 storey
Multi Family units adjacent to these units. In addition, on the north side of Esquimalt Rd. are
single storey Commercial Units. On Wollaston Street to the east there is an adjacent duplex with
a mixture of residential homes further east and south.

Architectural Context:
The proposed project consists of three design aspects:

The Pedestal: which includes three levels of parking, and three townhouses at its south end of
parking structure facing Wollaston Street and it provides a “platform” for the upper structure.

The Streetscape Platform: which includes Commercial units, the Tower entrance portico at the
corner, main lobby, indoor and outdocr amenity spaces, and one residential unit with an outdoor
garden, which provides a strong base for the tower.

The Tower Form: which is an 11- storey building, with articulations and setbacks that provide the
appropriate scale to the tower massing, while maximizing natural light and view to the units. Each
floor has 6 residential units ranging in size from 60 to 82 Square Metres.

Building Details

The commercial portion of the building is located next to and facing Esquimait Rd., with a 3.41
metre setback, which wraps around to the west, where it meets the Residential Tower Entrance
at the corner of Esquimalt Rd. & Head St.

Three Levels of parking are accessed from individual entry drives on Head Street. The walls of
three parking levels along Head Street will be covered with iandscaped "living" walls & screens.

The LLoading Bay has been located at the North end of Head Street next to the top parking level,
for ease of access to the garbage and recycling room, and close to the Elevator and staircase to
facilitate residential occupants circulation in and out of the Tower.

Townhouses are Setback 6.35 metres. from Wollaston St., and 1.2 metres from the property to
the immediate east.

Page 2 of 6



The Residential Entry is designed as a rounded Classical Tower Entrance Portico. The tower is
shaped to optimize the views to the Harbour from the residential apartment units, as well as the view
lines to the northern neighbourhood.

At the Public Information Meeting held on February 9, 2018, a number of people stated concerns
about the proposed unit sizes and unit bedroom count not being suitable for attracting, retaining
and accommodating families, which they indicated is important for Esquimalt. As a result the
internal building design has been revised to address those concerns by revising the unit type
count and area as follows:

Previous Design Revised Design
Aver, Size  # Units Aver. Size  # Units

Studio NA* 0 38.47 m2 3
1 Bedroom 60 m2 11 45.62 m2 3
1 Bedroom & Den 67.96 m2 33 75 m2 22
2 Bedroom 76.2 m2 23 77.95 m2 23
2Bedroom&Den NA" 0 125.2 m2 8
Townhouses 113.42 m2 3 113.42 m2 3
70 62

* Not Applicable

By introducing a more family friendly unit sizing and mix, the unit count has been reduced from 70
to 62 units, without impacting the exterior feel of the building. 3 Studio units have been
introduced, the 1 bedroom units and 1 bedroom & den units have been reduced in size and
number, while the 2 bedrooms have been slightly enlarged, & new large 2 bedroom & den units
have been introduced. The parking has been reduced by 2 stalls (1 residential stall and 1 visitor
stall), meeting the Township Bylaw parking requirement, and the bike rack allocation has
remained the same at 105, exceeding the Township requirement by 12 rack spaces.

The balconies for each residential apartment unit are designed to maximize natural light
exposure, while the roof gardens at the Main floor and Tower Roof act as communal amenities.

The southeast corner of the intersection of Esquimalt Rd. with Head St. is a prominent locale, an
ideal location to create a unique architectural project with strong connections to the pedestrian
oriented streetscape.

Surrounding buildings, do not exemplify any particular recognized architectural style, but rather
gives a nod to a few simple styles.

The Modernized and simple Classical Architectural Design of the proposed tower augments the
intent of the Head Strest Commercial Precinct, while complimenting the Esquimalt Rd.
commercial frontage and public realm with a 2.8 metre wide continucus glass canopy at the front
of the commercial units and articulated building facade.

To beautify the eastern wall of the tower, a Local Artist design competition is proposed.

Urban Design

Massing

There are two main drivers for the overall massing. The first is the base of the tower, which
consists of:
o  3levels of parking structure below
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Commercial units at Esquimalt Rd.

Residential entrance defined by round classical portico
One main fioor residential unit and its yard

An amenity iodge and its garden, and

000 O0

o  3townhouses at the south facing portion of the parking structure next to Wollaston St.

The second driver is the 11-storey tower above the base with a framed setback at the 9" floor,
which further helps articulate the tower massing. In addition, tower has been angled to provide
ocean views to the units, and an open the sight line for the neighbours to the northwest of the
project.

Pedestrian Oriented Streetscape

The proposed project provides a pedestrian oriented and friendly retail frontage. This allows for
variety, individual identity and urban texture, which animates the streetscape visually at a

pedestrian speed.
The proposed project has a strongly defined retail storefront design, with the architectural
pilasters creating bays of 5 metre wide display windows, at a full height of 3.9 metres.

Crime Prevention Through Environmental Design (CPTED)

All of the street edges will be programmed with active uses for most of the day. There will be a
main residential tower entry on the corner of Esquimalt Road and Head Street, with

commercial unit(s) wrapped around the corner with a visual connection to the entry portico. There
is the possibility of someone popping out or in to any of these public places. It provides for an
“eyes on the street” effect, a series of visual cues which allows for a type of informal
“neighbourhood watch” to be occurring at this important intersection, while enhancing the public
realm.

Material Palette

The material palette elements for the project were chosen for their natural, simple and unadormned
beauty. Clear tempered glass, with aluminum mullions, aluminum flashing and sign bands would
contrast with the semi-polished poured concrete columns at the retail level. In keeping with an
honest expression of materials, there will be no spandrels to hide the mechanical systems in the
floors, but they will be visible and slightly set back from the exterior glass skin.

Landscape Design Rationale

An elegant landscape approach that that showcases and enhances the architecture of this
project is planned.

The building fronts onto to Esquimalt Rd. with a planted corner bump-out and a large corner plaza
and expanded paver sidewalk as the forecourt to the Commercial Retail Units and the main front
entrance to the residences. Classically designed high quality concrete pots planted with both
woody plants and perennials punctuate the divisions of the building and the colonnade around the
entry portico and enliven the streetscape.

Large and small canopy street trees are envisioned to be coordinated along Esquimalt Rd.
Vehicular access occurs along Head St., with the Truck loading area handled curb side on porous
paving of a grass grid with gravel infill. A planted buffer and plantings on Head St. soften the
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adjacent building wall with green screens of vertical growing vines frame this pedestrian route.
The east streetscape is stepped, with roof decks that extend down to the street level with access
walkways to the residences off Wollaston St. A less urban street, the boulevard proposed here is
a grassed boulevard and smaller scale sidewalk.

A series of roof decks provide for personal and communal amenity spaces. A bioswale along the
bottom edge of the landscape area provides for stormwater coltection. Large east facing patios
are lined with drought tolerant plantings. The amenity space provides an outdoor kitchen under a
trellis, together with a covered seating area in a gazebo designed to reflect the entry portico of the
building. Garden Plots, tool storage and composting are provided for resident use.The top
building roof deck provides a significant outdoor area in excess of three thousand square feet.
Areas for individual or entertainment use are possible within the roof garden rooms. A seating
area to the northwest is centered around a gas fire element. A large outdoor kitchen is organized
under a trellis around the elevator/ stair tower. A barbeque, sink and seating area are provided at
the kitchen, while an outdoor living room is south of the kitchen. A landscape perimeter of drought
tolerant plants is provided around the roof deck edge to screen a hot tub situated to the south
east, which provides for great views of the water beyond, and a bench for personal items is
provided adjacent to the hot tub.

The overall iandscape plan is a high quality tandscape that is drought tolerant, but includes an
efficient irrigation system that serves all landscape plants.

Sustainability Statement

Environmental

The project will meet or exceed the Township's environmental policies with a structure that uses
an environmentally conscious design and use of leading edge materials. in addition, the
introduction of a "living" green wall along Head St., and a competition for local artists and public
art mural placement on the east wall of the tower will complement the community's environmental
aspirations.

Buiit Green

The project would be “Built Green” cerified to offer reduction in monthly operating costs as
economic benefits, healthier home environment, durable materials and resource efficient reducing
environmental impact.

Social

In addition to enhancing and improving the public realm of this important commercial node, the
addition of home ownership above the retail supports all businesses in the area, white meeting
the intent of the OCP's goals of community benefits such as increased sense of pride and
community and security of tenure.

Economic

The proposed project would provide construction jobs for approximately two years and
contributes to local economy by providing jobs in the retail spaces, while substantially increasing
the community's tax base. In addition, the residential portions of the project provide the owners
with the ability to build equity.
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