
 
 

 CORPORATION OF THE TOWNSHIP OF ESQUIMALT 
 

ADVISORY PLANNING COMMISSION  
AGENDA 

TUESDAY APRIL 17, 2018 
7:00 P.M. 

ESQUIMALT COUNCIL CHAMBERS 
     

 
I. CALL TO ORDER  
 
II. ELECTION OF VICE-CHAIR  
 
III. LATE ITEMS 
 
IV. ADOPTION OF AGENDA 
 
V. ADOPTION OF MINUTES – March 20, 2018 

 
VI. STAFF REPORTS 
 

1) DEVELOPMENT VARIANCE PERMIT  
801 Esquimalt Road  
[PID 002-925-729, Lot A, Section 11, Esquimalt District, Plan 25546 
except that part in Plan VIP83622] 

 
Purpose of the Application: 

 
This application is for a development variance permit to legitimize the parking 
situation that has existed for many years, and to allow the current owner to 
add one additional suite to the building, without providing additional parking.  
A development variance permit is required for the parking before a building 
permit could be issued for the new bachelor suite.  

 
RECOMMENDATION: 

 
That the Advisory Planning Commission recommends to Council that the 
application for a Development Variance Permit authorizing the parking layout 
as shown on the site plan prepared by Derek Neale, NSDA Architects, 
stamped “Received March 23, 2018” and including the following relaxations to 
Parking Bylaw, 1992, No. 2011, for the development located at PID 002-925-
729; Parcel B (DD139365I) of Lot A, Section 11, Esquimalt District, Plan 
25546 except that part in Plan VIP83622 [801 Esquimalt Road], be forwarded 
to Council with a recommendation to either approve, or deny the 
application; 
 
Parking Bylaw, 1992, No. 2011, Section 11 (1) - Visitor Parking – A 
reduction to the requirement that for land zoned multiple family residential 1 of 
every 4 required spaces shall be clearly marked ‘Visitor’ and available for use 
by non-occupants of the Parcel at all times. [ie. from 1 of every 4, to 1 of every 
10.5 required spaces]; 
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Parking Bylaw, 1992, No. 2011, Section 13(1)(a)(iv) – Parking 
Requirements – Number of Off-Street Parking Spaces – A reduction to the 
number of required off-street Parking Spaces, from 42 spaces to 37 spaces 
[ie. from 1.3 spaces per dwelling unit to 1.16 spaces per dwelling unit]; 
 
Parking Bylaw, 1992, No. 2011, Section 14. (4)  Dimensions Of Off-Street 
Parking Spaces – An exemption to the requirement that where any parking 
space abuts a portion of a fence or structure, the minimum stall width shall be 
increased by 0.3 metres for that parking space, for those parking spaces 
abutting a structural post in the covered parking area. 
 

2) REZONING APPLICATION 
1109 Lyall Street [PID 006-001-009, Amended Lot 3 (DD 148436I), Section 
11, Esquimalt District, Plan 4729] 

 
Purpose of the Application: 

 
The applicant is requesting a change in zoning from Two Family/Single Family 
Residential [RD-3] to a Comprehensive Development District, to create a 
strata development where the existing single family dwelling is retained and a 
new two-unit dwelling (duplex) is added to the property.  

 
This site is located within Development Permit Area No. 5 – Enhanced Design 
Control Residential. Should the rezoning application be approved, the 
applicant would need to obtain a Development Permit respecting the form and 
character of the development, including the siting, exterior design and finish of 
the proposed two family residential building; and including the landscaping of 
the whole site. 

 
Evaluation of this application should focus on issues relevant to zoning 
such as the appropriateness of the proposed uses, height, density, 
massing, proposed unit sizes, siting, setbacks, lot coverage, useable 
open space, parking, how the building relates to adjacent and 
surrounding sites and whether the proposal is generally appropriate and 
is consistent with the overall direction contained within the Official 
Community Plan. 

 
RECOMMENDATION: 

 
The Esquimalt Advisory Planning Commission recommends that the 
application for rezoning, authorizing a new two-family dwelling (duplex) to be 
constructed behind the existing single family dwelling, sited in accordance 
with the BCLS Site Plan prepared by Alan Powell, Powell & Associates, BC 
Land Surveyors, stamped “Received February 26, 2018”; and incorporating 
the height and massing consistent with the architectural plans prepared by 
Gerry Troesch Residential Design, stamped “Received February 16, 2018” 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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VII. NEXT REGULAR MEETING 
 

 Tuesday, May 15, 2018 
  
VIII. ADJOURNMENT 



CORPORATION OF THE TOWNSHIP OF ESQUIMALT 
 

ADVISORY PLANNING COMMISSION  
MINUTES OF MARCH 20, 2018 

ESQUIMALT COUNCIL CHAMBERS 
 

PRESENT:    Ken Armour, Chair   Christina Hamer  
Amy Higginbotham  Berdine Jonker 

    Duncan Cavens   
 
ABSENT:   Graeme Dempster and Nick Kovacs 
    
STAFF:   Bill Brown, Director of Development Services, Staff Liaison 
    Alex Tang, Planner 
    Pearl Barnard, Recording Secretary 
    Rachel Dumas, Administrative Assistant / Deputy Corporate Officer 
     
COUNCIL LIAISONS: Councillor Tim Morrison  
    Councillor Beth Burton-Krahn 
 

 

I. CALL TO ORDER 
  

Ken Armour, Chair called the Advisory Planning Commission meeting to order at 7:05 p.m.   
 
II. LATE ITEMS 
 
 There were no late items. 
  
III. APPROVAL OF THE AGENDA  

 
Moved by Berdine Jonker, seconded by Duncan Cavens:  That the agenda be approved as 
circulated.  CARRIED UNANIMOUSLY. 

  
IV. ADOPTION OF MINUTES  
  

Moved by Berdine Jonker, seconded by Duncan Cavens: That the minutes of the APC 
meeting, February 20, 2018 be adopted as amended. CARRIED UNANIMOUSLY. 
 

Amy Higginbotham, joined the meeting at 7:08 p.m. 
 

V. STAFF REPORTS 
 

1) DEVELOPMENT VARIANCE PERMIT  
915 Dellwood Road 

 
Ricky Mongrain, applicant, provided an overview of DVP application to build a new rear 
deck to replace the existing one at 915 Dellwood Road and responded to questions from 
the Commission. 
 
Staff outlined that the proposed rear deck, with its expanded dimensions, encroaches on 
the rear lot line.  The applicant is requesting a variance to allow for a reduction to the 
minimum setback distance from the Rear Lot Line.   

 
Commission comments included (response in italics): 
 Impact the deck might have on the neighbours.  Neighbours have been consulted and 

expressed no concerns 
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RECOMMENDATION: 
 

Moved by Duncan Cavens, seconded by Christina Hamer:  The application for a 
Development Variance Permit, authorizing construction as shown on plans, stamped 
“Received February 20, 2018”, and sited as detailed on the survey plans prepared by 
Kenneth Ng, BCLS, stamped “Received February 20, 2018”, and including the following 
relaxations to the Zoning Bylaw, 1992, No. 2050, for the development located at 915 
Dellwood Road [PID 001-378-449, Lot B, Section 2, Esquimalt District, Plan 29588], to be 
forwarded to Council with a recommendation by the Esquimalt Advisory Planning 
Commission to approve; as the proposed construction  is a relatively minor 
variance.   Carried Unanimously. 

 

Zoning Bylaw, 1992, No. 2050, Section 34. (9)(a)(iii) – Siting Requirements – 
Principal Building - A 3.12 metres decrease to the requirement that no principal 
building shall be located within 7.5 metres of a Rear Lot Line, specifically for the deck 
located at the rear of the principal building. [from 7.5 metres to 4.38 metres] 

 
2) REZONING APPLICATION 

638 Constance Avenue and 640 Constance Avenue and 637 Nelson Street 
 

Heather Spinney, Praxis Architects Inc., provided an overview of Zoning Application for 638 
& 638 Constance Avenue and 637 Nelson Street, and presented a PowerPoint 
presentation and responded to questions from the Commission.  
 
Staff outlined that the applicant is requesting a change in Zoning from the current RM-1 
[Multiple Family Residential] to a Comprehensive Development District zone [CD], . to 
accommodate the proposed 6 storey, 77 unit, multiple family residential building including a 
61 space parking garage. 
 
Commission comments included (response in italics): 
 Parking  and  impact on traffic flow 
 Concern that the market rentals could be changed to a Strata Title in the future. A 

Housing Agreement will be registered to ensure it remains as market rentals.   
 Larger rental units are needed in the community.   

 

RECOMMENDATION: 
 

Moved by Amy Higginbotham, seconded by Christina Hamer:  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 237133I), of Lots 79 and 89, Suburban 
Lot 44, Esquimalt District, Plan 2854], 640 Constance Avenue [PID 000-380-911 Amended 
Lot 88 (DD 208442I), of Suburban Lot 44, Esquimalt District, Plan 2854], and 637 Nelson 
Street [PID 006-386-466 Lot D (DD367731-I), Suburban Lot 44, Esquimalt District, Plan 
2854] be forwarded to Council with a recommendation  by the Esquimalt Advisory 
Planning Commission to approve; as the proposal is a good fit for the existing 
neighbourhood and will increase rental accommodations for the community.   
 

Amendment to main motion: 
Moved by Duncan Cavens, seconded by Amy Higginbotham:  That the main motion be 
amended to add the following: the applicant consider increasing the number of 2 and 3 
bedrooms units.  Carried Unanimously 
 
 



ADVISORY PLANNING COMMISSION  
MINUTES – MARCH 20, 2018     3 
 

The vote was called on the main motion as amended and declared.  Carried Unanimously 
 

3) REVIEW OF THE DRAFT OFFICIAL COMMUNITY PLAN  
 
Commission comments included: 
 

Berdine Jonker left the meeting at 7:55 p.m. and returned to the meeting at 7:56 p.m. 
 

 Page 48 Low Carbon Transportation – Policy 3 & 4:  suggestion was to remove wording 
“Where feasible” 

 Page 62 / 63 General Development Permit Exemptions – will create more restrictions 
and could hinder the development process. 

 Page 114 / 115 Land Use Designation - The properties on the south side of Esquimalt 
Road and east of Head Street  - concerns with (current zoning) the proposed change 
from 4 to 6 storeys medium density residential to 12 storeys high density residential.  
12 storeys are not a good fit at that location, 6 storeys are a better fit for the existing 
neighbourhood.  General concerns with the height of 12 storeys.   

 

 Page 164 West Bay Design Guidelines (corner of Head Street and Paradise Street) the 
massing shown in the rendering was questioned. 
 

Berdine Jonker left the meeting at 8:10 p.m. and returned to the meeting at 8:12 p.m. 
 

 Heritage 

o Page 54 Heritage Values  

 Policy 1:  Are the potential historic places that were identified by the 
Heritage Value workshop in 2014 included in the Appendix?  Suggestion 
was to include the map that was done in 2014, that identified some of 
the potential historic places. 

 Policy 3:  Consider changing “of registered” to “formally recognized” 
heritage properties, which includes registered and designated.  Consider 
adding “impact to” potential heritage resources.   

o Page 55 Celebrate Esquimalt’s Heritage 

 Policy 1:  First Nations Heritage should have own policy and not grouped 
in with neighbours eg, DND.  It is important to have meaningful dialogue 
with local First Nations about shared heritage values on the land. 

o Page 55 Heritage Preservation and Conservation 

 Policy 2:  “Character buildings”, how is that identified or defined? 

o Page 56 Neighbourhood Design   

 Policy 1: - Cannot determine what character-defining elements of a 
neighbourhood are without doing a heritage value assessment process. 

 Policy 2: add character “defining” element. 

o “Historic Places” should not be limited to buildings alone, and should include 
buildings, groups of buildings, structures and neighbourhoods. 

 

 Page 82 - 83 Energy conservation and green house gas reduction – define goals and 
current plan. 

 To encourage neighbourhoods to collaborate and provide input to develop guidelines 
for the area. 

 To facilitate community engagement and to build relationships within the Community. 

 

VI. NEXT REGULAR MEETING 
 
Tuesday, April 17, 2017  
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VII. ADJOURNMENT 
 
 The meeting adjourned at 8:29 p.m.  
 

CERTIFIED CORRECT 
 
 
 
 
 

______________________________________  _________________________________ 
CHAIR, ADVISORY PLANNING COMMISSION  ANJA NURVO, CORPORATE OFFICER 
THIS 17th DAY OF APRIL, 2018 



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

       APC Meeting:  April 17, 2018 
 

STAFF REPORT 
 
DATE: 
 

April 13, 2018  

TO: 
 

Chair and Members of the Advisory Planning Commission 

FROM: 
 

Karen Hay, Planner 
Bill Brown, Director of Development Services 
 

SUBJECT: 
 

DEVELOPMENT VARIANCE PERMIT  
801 Esquimalt Road  
[PID 002-925-729, Lot A, Section 11, Esquimalt District, Plan 25546 
except that part in Plan VIP83622] 

 
 
RECOMMENDATION: 
 
That the Advisory Planning Commission recommends to Council that the application for 
a Development Variance Permit authorizing the parking layout as shown on the site 
plan prepared by Derek Neale, NSDA Architects, stamped “Received March 23, 2018” 
and including the following relaxations to Parking Bylaw, 1992, No. 2011, for the 
development located at PID 002-925-729; Parcel B (DD139365I) of Lot A, Section 11, 
Esquimalt District, Plan 25546 except that part in Plan VIP83622 [801 Esquimalt Road], 
be forwarded to Council with a recommendation to either approve, or deny the 
application; 
 
Parking Bylaw, 1992, No. 2011, Section 11 (1) - Visitor Parking – A reduction to the 
requirement that for land zoned multiple family residential 1 of every 4 required spaces 
shall be clearly marked ‘Visitor’ and available for use by non-occupants of the Parcel at 
all times. [ie. from 1 of every 4, to 1 of every 10.5 required spaces]; 
 
Parking Bylaw, 1992, No. 2011, Section 13(1)(a)(iv) – Parking Requirements – 
Number of Off-Street Parking Spaces – A reduction to the number of required off-
street Parking Spaces, from 42 spaces to 37 spaces [ie. from 1.3 spaces per dwelling 
unit to 1.16 spaces per dwelling unit]; 
 
Parking Bylaw, 1992, No. 2011, Section 14. (4)  Dimensions Of Off-Street Parking 
Spaces – An exemption to the requirement that where any parking space abuts a 
portion of a fence or structure, the minimum stall width shall be increased by 0.3 metres 
for that parking space, for those parking spaces abutting a structural post in the covered 
parking area. 
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BACKGROUND:  
 
Purpose of the Application 
This application is for a development variance permit to legitimize the parking situation 
that has existed for many years, and to allow the current owner to add one additional 
suite to the building, without providing additional parking.  A development variance 
permit is required for the parking before a building permit could be issued for the new 
bachelor suite.  
 
Context 
Applicant/ Architect: Derek Neale, NSDA Architects 
 
Owner: Capreit, Mark Kennedy, C.O.O. 
 
Property Size:  Metric:      2043 m2  Imperial:    6703 ft2  
  
Existing Land Use: Multiple Family Residential (Apartment) 
 
Surrounding Land Uses:  
 North: Commercial 
 South: Townhouse Residential 
 East:  Townhouse Residential (City of Victoria) 
 West:  Two Family Residential  
 
Existing Zoning: RM-4 [Multiple Family Residential] [No change required] 
 
Zoning and Parking 
The building currently contains thirty-one (31) suites that were built with the benefit of a 
building permit. The owner wishes to create one additional suite from an existing ‘hobby 
room’.  
 
A development variance permit would legitimize the parking situation without altering 
the landscaping, and provide for the maximum number of legitimate spaces that meet 
the size standards of the current parking bylaw [Parking Bylaw, 1992, No. 2011]. The 
parking area would continue to have maneuvering aisles that are non-conforming as 
they are narrower than today’s standards. The owner has proposed to provide a 
‘persons with disabilities’ parking space, to comply with today’s standards. 
  
 Required Proposed 
Total Spaces 1.3 spaces/unit = 42 spaces 1.16 space/unit = 37 spaces 
Visitor Spaces  require 1 of every 4 

 42 /4 = 11 spaces 
 

4 spaces 
 
The lack of required parking spaces has not been an issue for this rental apartment 
building and the parking lot has been functional for many years in its current 
configuration. The building owners have indicated that only 20 of the current 36 spaces 
(56 %) are being leased.  
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This area of Esquimalt is well served by bicycle lanes, walking and transit. Transit 
routes 15, 24 and 25 run past this location with the ‘Route 15: Esquimalt / UVic’ bus 
running every 10 – 15 minutes on weekdays. This location has a ‘Walk Score’ of 77 
which is considered ‘very walkable’, and it is approximately a 20 minute walk from 
downtown Victoria for the average pedestrian. 
 
Public Notification 
As this is a development variance permit application, should it proceed to Council, a 
notice will be mailed to tenants and owners of properties within 50 metres (164 feet) of 
the subject property.   
 
 
ALTERNATIVES: 
 
1. Forward the application for c ovenant discharge and a Development Variance 

Permit to Council with a recommendation of approval. 
 
2. Forward the application for covenant discharge and a Development Variance 

Permit to Council with a recommendation of denial.  



 

801 Esquimalt Road 

 











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

       APC Meeting:  April 13, 2018 
 

  
STAFF REPORT 

 
DATE: 
 

April 17, 2018  

TO: 
 

Chair and Members of the Advisory Planning Commission 

FROM: 
 

Karen Hay, Planner 
Bill Brown, Director of Development Services 
 

SUBJECT: 
 

REZONING APPLICATION 
1109 Lyall Street [PID 006-001-009, Amended Lot 3 (DD 148436I), 
Section 11, Esquimalt District, Plan 4729] 

 
 
RECOMMENDATION: 
 
The Esquimalt Advisory Planning Commission recommends that the application for 
rezoning, authorizing a new two-family dwelling (duplex) to be constructed behind the 
existing single family dwelling, sited in accordance with the BCLS Site Plan prepared by 
Alan Powell, Powell & Associates, BC Land Surveyors, stamped “Received February 
26, 2018”; and incorporating the height and massing consistent with the architectural 
plans prepared by Gerry Troesch Residential Design, stamped “Received February 16, 
2018” 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 zoning from Two Family/Single Family 
Residential [RD-3] to a Comprehensive Development District, to create a strata 
development where the existing single family dwelling is retained and a new two-unit 
dwelling (duplex) is added to the property.  
 
This site is located within Development Permit Area No. 5 – Enhanced Design Control 
Residential. Should the rezoning application be approved, the applicant would need to 
obtain a Development Permit respecting the form and character of the development, 
including the siting, exterior design and finish of the proposed two family residential 
building; and including the landscaping of the whole site. 
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Evaluation of this application should focus on issues relevant to zoning such as 
the appropriateness of the proposed uses, height, density, massing, proposed 
unit sizes, siting, setbacks, lot coverage, useable open space, parking, how the 
building relates to adjacent and surrounding sites and whether the proposal is 
generally appropriate and is consistent with the overall direction contained within 
the Official Community Plan. 
 
Context 
Applicant: Kim Colpman, Large and Co. 
 
Owner: Datatech Developments Inc., Inc. No. BC0060270 
 
Designer: Gerry Troesch Residential Design 
 
Property Size:   Metric:   949 m2      Imperial:  3114 ft2 
 
Existing Land Use: Single Family Residential  
 
Surrounding Land Uses: 
North:    Single Family Residential 
South:   Single Family Residential 
West:  Two Family Residential 
East:  Single Family Residential and Two Family Residential 
 
Existing Zoning: Two Family Residential [RD-3] 
 
Proposed Zoning: CD [Comprehensive Development District]  
 
Existing OCP Designation: Single and Two-Unit Residential [No change 
proposed] 
 
Official Community Plan [OCP] 
This proposal is consistent with the current Land Use Designation applied to the subject 
Property, “Single and Two Unit Residential”.  
 
The following policies and guidelines were considered in evaluating this development 
application.  
 
Section 2.0.1(e) states the Township should encourage small scale redevelopment/ infill 
that improves and enhances the appearance and livability of single-unit and two-unit 
neighbourhoods and the community as a whole.  
 
Section 2.2 of the Official Community Plan recognizes that modest residential growth 
will occur through the infilling of vacant or under-utilized parcels and states that this 
growth should occur in a manner that maintains and enhances individual 
neighbourhoods and the community as a whole.  
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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.  
 
Section 2.2.3 (d) Infill projects that propose to consolidate and re-subdivide existing 
parcels will be considered where:  

o The proposed increase in density should generally not be more than 1.33 times 
that allowed under the current zoning unless there is a distinct benefit to the 
community.  
 

The applicant is not proposing to consolidate any property but it should be noted that 
the development proposed exceeds this increase in density. The current zoning [RD-3] 
allows for a floor area ratio of 0.35 (0.35 x 1.33 = 0.47 FAR). The current development 
proposal is over 0.50 FAR. Staff do not see a ‘distinct’ benefit to the community from 
this proposal. Staff have some concerns with the size of the proposed building, the 
configuration of the proposed development and whether it is sensitive to this 
neighbourhood. 
 
Section 2.2.3(a) states that proposed subdivisions or redevelopments/ infill within 
established single-unit and two-unit residential areas must be built to high design and 
landscaping standards and respond sensitively to existing neighbourhood amenities and 
existing significant views. 
 
Staff have looked at the characteristics of the subject property and believe it to be 
suitable for ‘Single-unit Infill Housing’, with either the existing house moved east on the 
property, removed, or with an innovative design for a new house placed next to the 
existing house. As the proponent is proposing to add a two-unit dwelling to the property 
it is useful to look at both the Official Community Plan Guidelines for Enhanced Design 
Control Residential [attached] and Single-unit Infill Housing [attached], in this 
circumstance. 
 
As the Development Permit is not being considered at this time it would be 
inappropriate to address many of the DP guidelines. Staff believes the following are 
especially relevant to the discussion of zoning issues (height, density, massing, 
proposed unit sizes, siting, setbacks, lot coverage, useable open space, parking, how 
the building relates to adjacent and surrounding sites): 
 
Enhanced Design Control Residential 
Section 9.7.5 (a) a) states that new two-unit dwellings should be designed to be 
consistent with and preserve the proportions and patterns of existing residential 
buildings in the immediate vicinity, including the wall-to-window area ratios and the 
amount and type of open space provided. 
 
Section 9.7.5 (c) states that innovative and creative site-specific two-unit dwellings are 
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encouraged where yard space is maintained either on the ground or as rooftop gardens.  
 
Section 9.7.5 (d) Front to back duplexes are generally discouraged unless they can be 
designed to eliminate negative impacts to the immediate neighbours such as shading of 
gardens, overlook of outdoor amenity areas and violation of privacy. 
 
Section 9.7.5 (g) states that rooflines of new development should relate in height, shape 
and pitch to existing residential buildings in the immediate area. 
 
Section 9.7.5 (i) states that buildings should be designed to minimize visual intrusion 
onto the privacy of surrounding homes.  
 
Section 9.7.5 (j) states that the height and massing of new two-unit dwellings should be 
designed to minimize the casting of shadows onto the private outdoor space of adjacent 
residential dwellings. 
 
Section 9.7.5 (l) states that the provision of private open space should be part of an 
overall site development and landscape plan and should take into consideration general 
site circulation patterns (including parking), existing landscape features, sun access, 
privacy and usability. 
 
Section 9.7.5 (n) states that parking areas, garages and driveways should appear as a 
minor component of the site when viewed from the street. 
 
Infill Housing 
For this application a two-unit dwelling is being proposed instead of a single-unit 
dwelling. 
 
Section 9.10.3.1 (d) states that the demolition of existing housing is discouraged (unless 
in exceptional circumstances) however moving of houses is considered acceptable. 
 
Section 9.10.4.1 (a) states that where an existing single-unit residence is to be retained 
and a second residence placed on the parcel, the existing dwelling is to be upgraded 
and made to blend with the new construction. 
 
Section 9.10.4.1 (c) states that where new infill single houses are proposed, the design 
of the new houses should be complementary in scale, size, exterior finishes, rooflines, 
and colours to the predominant styles of housing in the neighbourhood. It is important to 
ensure that the new construction fits with the overall scale and character of existing 
houses. 
 
Section 9.10.4.2(a) states that new structures should be designed so that the overall 
massing is in keeping with other single unit residences in the immediate area. 
 
Section 9.10.4.2 (b) states that new structures, which are two storeys in height, should 
be designed so that the second storey is partially concealed within the slope of the roof 
to minimize the height of the building.  
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Section 9.10.4.3 (c) states that infill dwellings should be sited to minimize the casting of 
shadows onto the private outdoor space of adjacent residential dwellings. 
 
Section 9.10.4.5 (a) states that any proposal for single-unit infill housing should provide 
for useable, private outdoor areas for each dwelling, at grade. 
 
Zoning 
In keeping with other single unit and two unit infill projects, the proposed 
Comprehensive Development District zone would contain the following uses: single 
family residential, two family residential, home occupation, and urban hens.  
 
F.A.R., Lot Coverage, Siting and Setbacks:  The following chart compares the 
setbacks, lot coverage and floor area ratio of this proposal with the requirements of the 
RD-3 [Two Family /Single Family Residential Zone]: 
 

 RD-3 
 

Proposed CD Zone 
 

Minimum Parcel Size 530 m² 949 m2 

Floor Area Ratio 0.35 0.50 
Lot Coverage 30% 30 % 
Setbacks 

• Front 
• Rear 
• Side 

 
7.5 m 
7.5 m 

3.0 m/1.5 m 

 
7.7 m 
5.7 m 

1.5 m / 3.3 m 
 

Building Massing 2nd storey less 
than 75% of 1st 

 

2nd storey is 100% of 1st 

 

Building Separation na 4.4 m 
Building Height 7.3 m 7.0 m 

 
Off Street Parking 1 space per 

dwelling unit 
4 spaces  

(1.33 / dwelling unit) 
 
Floor Area Ratio [FAR] measures the size of a building (or for all buildings on a lot) as a 
ratio to the size of the lot on which a building(s) sit. The proposed FAR at just over 0.50 
exceeds the 0.35 permitted in the RD-3 zone by 43%. Many of the single unit infill 
developments in Esquimalt have been built with a FAR close to the 0.35. The lot size at 
949 m2 in area would provide for 316 m2 (1037 ft2) per dwelling unit. 
 
The existing house, is a well maintained home dating back to 1939 but has not been 
identified as have significant heritage value or character, and is not on either 
Esquimalt’s heritage register or inventory list. The size and location of the proposed two 
family dwelling raises some concerns for staff. The location the new building in the 
backyard of the existing home raises concerns for the impacts on neighbouring outdoor 
amenity areas from shadowing and could be a violation of the neighbour’s privacy. 
 
The building massing of the second storey of the proposed two-family dwelling is of 
some concern to staff as it is the same size as the first storey. A reduction of the mass 
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of the second storey would be more consistent with the proportions and patterns of 
neighbouring residential buildings. 
 
A covenant could be registered against the title of the property limiting the development 
to only three [3] dwelling units to discourage the conversion of space for use as 
secondary suites. 
 
Parking 
Parking Bylaw 1992, No. 2011 requires one parking space per dwelling unit, and that in 
residential zones the parking spaces shall be located no closer to the front lot line than 
the front face of the principal building. The site plan indicates that two parking spaces 
would be situated in front of the front face of the principal building, for the use of the 
residents of the single family house; and that each of the duplex units would have one 
parking space located behind the single family house. A variance for the location of the 
two parking spaces would be required, and could be incorporated within the new zone.   
 
Comments from Other Departments  
The plans for this proposal were circulated to other departments and the following 
comments were received by the submission deadline: 
 
Community Safety Services (Building Inspection):  Project will be subject to review for 
current BC Building Code and municipal bylaw compliance at the time of a Building 
Permit application. 
 
Engineering Services:  Engineering staff have completed a preliminary evaluation of 
Works and Services that would be required for the proposed development.  According 
to Subdivision and Development Control Bylaw, 1997, No. 2175, including all 
schedules, the developer may be required to provide all works and services up to the 
road centre line. Staff confirms that the design appears achievable on the site and that 
appropriate works and services are available in the immediate area. The applicant is 
responsible for retaining the services of a qualified professional for the design and 
construction supervision of all works and services, including construction costs, 
engineering fees, administrative costs and contingency allowance, as indicated in Bylaw 
2175. Additional comments provided when detailed engineering drawings submitted. 
 
Parks Services: Tree protection fencing will need to be erected at the dripline for all 
trees, including the boulevard tree and possibly the neighbour’s trees. Tree cutting 
permits are required for all trees that may be removed. 
 
Fire Services: No concerns with this proposal. 
 
Public Notification 
As this is a rezoning application, should it proceed to a Public Hearing, notice would be 
mailed to tenants and owners of properties within 100m (328 ft) of the subject property.  
A sign indicating that the property is under consideration for a change in zoning has 
been placed on the Lyall Street frontage of the property and would be updated to reflect 
the date, time and location of the Public Hearing.  Additionally, notice of the Public 
Hearing would be placed in two editions of the Victoria News. 
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Applicant’s submission 
The applicant has indicated that they canvassed the neighbourhood and have indicated 
the majority of residents are ‘in favor’ of their development proposal. As per the 
Development Application and Procedures and Fees Bylaw No. 2791, 2012, the 
applicant will need to host a meeting and invite residents and owners of property within 
100 metres of the subject parcel; to be completed prior to consideration by Council.  
 
 
ALTERNATIVES: 
 

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

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

 
3. Forward the application for Rezoning to Council with a recommendation of 

denial including reasons for the recommendation. 
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40. TWO FAMILY/SINGLE FAMILY RESIDENTIAL [RD-3] 
 

The intent of this Zone is to accommodate Single Family or Two Family Dwelling 
Units on individual Parcels of land. 

 
(1) Permitted Uses 

 
The following Uses and no others are permitted: 

 
(a) Single Family Residential 
(b) Two Family Residential 
(c) Home Occupation 
(d) Boarding: subject to the requirements of Section 30.3  
(e) Urban Hens: subject to the requirements of Section 30.4 of this 

bylaw.  
 

(2) Parcel Size 
 

The minimum Parcel Size for Parcels created by subdivision shall be 668 
square metres. 

 
(3) Minimum Lot Width 

 
The minimum width of Parcels created by subdivision shall be 18.3 
metres, measured at the Front Building Line. 

 
(4) Floor Area Ratio   

 
(a) For parcels 800 square metres in area and larger, the Floor Area 

Ratio for Two Family Dwellings shall not exceed 0.35.  
 
 (b) For parcels under 800 square metres in area the Floor Area Ratio 

for Two Family Dwellings shall not exceed 0.4. 
 
(5) Floor Area 

 
The minimum Floor Area for the First Storey of a Principal Building shall 
be 88 square metres. 

 
(6) Building Height 

 
(a) No Principal Building shall exceed a Height of 7.3 metres. 

 
(b) No Accessory Building shall exceed a Height of 3.6 metres. 

 
(c) When developing a front to back Two Family Dwelling, the back 

Dwelling Unit shall be no higher than the highest point of the 
existing Dwelling Unit.  A Two Family Dwelling is considered back to 
front if more than 75% of the floor area of the back Dwelling Unit is 
behind the rear wall of the front Dwelling Unit. 

 
(7) Building Width 

 
The minimum width of any Single Family or Two Family Dwelling shall be 
7 metres. 
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(8) Lot Coverage 
 

(a) All Principal Buildings, Accessory Buildings and Structures 
combined shall not cover more than 30% of the Area of a Parcel. 

 
(b) All Accessory Buildings and Structures combined shall not exceed 

10% of the Area of a Parcel. 
 

(8.1) Building Massing 
  

The second storey of any Two Family Dwelling shall be a maximum of 
75% of the total floor area of the ground floor, including an attached 
garage. 

 
 (9) Siting Requirements 

 
(a) Principal Building 

 
(i) Front Setback:  No Principal Building shall be located within 

7.5 metres of the Front Lot Line. 
 

(ii) Side Setback:  No Principal Building shall be located within 1.5 
metres of an Interior Side Lot Line, with the total Setback of all 
Side Yards not to be less than 4.5 metres.  In the case where 
a Parcel is not served by a rear lane, one (1) Side Yard shall 
not be less than 3 metres.  In the case of a Corner Lot, no 
Principal Building shall be located within 3.6 metres of an 
Exterior Side Lot Line.  

 
(iii) Rear Setback:  No Principal Building shall be located within 

7.5 metres of a Rear Lot Line. 
 

(b) Accessory Building 
 

(i) Front Setback:  No Accessory Building shall be located in front 
of the front face of the Principal Building. 

 
(ii) Side Setback:  No Accessory Building shall be located within 

1.5 metres of an Interior Side Lot Line nor 3.6 metres of an 
Exterior Side Lot line. 

 
(iii) Rear Setback:  No Accessory Building shall be located within 

1.5 metres of a Rear Lot line. 
 

(iv) Building Separation: No Accessory Building shall be located 
within 2.5 metres of a Principal Building. 

 
(c)   Garage Setback 
 
 Detached and attached garages shall be set back a minimum of 1.5 

metres from the front face of the Dwelling Unit. 
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(10) Common Wall Requirements 
 

In Two Family Dwellings the common wall overlap between the habitable 
areas of the two Dwelling Units shall be not less than 50%. 
 

(11) Fencing 
 

Subject to Section 22, no fence shall exceed a Height of 1.2 metres in 
front of the front face of the Principal Building and 2 metres behind the 
front face of the Principal Building. 
 

(12) Off Street Parking 
 

Off street parking shall be provided in accordance with the requirements of 
Parking Bylaw, 1992, No. 2011 (as amended). 

 
 (13) Driveway Width  

 
The maximum width of a driveway surface on a Two Family Residential 
lot shall be a total of 5.5 metres.  This applies to a double-wide driveway, 
or the combined width of two (2) single lane driveways serving a Two 
Family Dwelling. 
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9.7 Development Permit Area No. 5 — Enhanced Design Control 
 Residential 

9.7.1 Scope 
All lands zoned for two-unit dwellings or zoned as Comprehensive Development Districts for 
residential developments only are designated as part of Development Permit Area No. 5 — 
Enhanced Design Control — Intensive Residential as shown on “Schedule C” of this Plan. 

9.7.2 Category 
Section 919(1)(f) of the Local Government Act — form and character of intensive residential 
development. 

9.7.3 Justification 
The following policies and guidelines were developed to allow for the better utilization and 
redevelopment of parcels within residential neighbourhoods and ensure that development 
occurs in a manner that retains the desirable physical characteristics of a neighbourhood. 

9.7.4 Requirements of Owners of Land within the Development Permit 
 Area 
a) Owners of land within Development Permit Area No. 5 must not do any of the following 

without first obtaining a development Permit in accordance with the guidelines for this 
Development Permit Area: 

 construct a two-unit dwelling; 

 subdivide a two-unit dwelling; 

 convert a single-unit dwelling to a two-unit dwelling; 

 renovate an existing two-unit dwelling if the value of construction, as specified in the 
Building Permit, would exceed 50 percent of the assessed value (as listed on the BCAA 
property roll at the time of construction) of the building being added to or renovated; 

 construct two or more separate dwelling units on one parcel, without first obtaining a 
Development Permit in accordance with the guidelines of this Development Permit Area; or 

 construct a dwelling on a parcel less than 530 m2 in area if that parcel was created after 
May 31st, 2002. 

b) Exemptions: 

The following do not require a development permit: 

 additions or renovations to, or the construction of, one single-unit dwelling situated on a 
fee simple parcel; 

 additions or renovations to any two-unit dwelling situated on a parcel zoned for two-unit 
use where the value of construction, as specified in the Building Permit, does not exceed 
50 percent of the assessed value of the building (as  listed on the BCAA property roll at the 
time of construction) being added to or renovated; 

 construction of buildings or structures less than 10 square meters in area; 

 minor additions to existing dwellings where the floor area of the addition does not exceed 
10 percent of the ground floor area of the dwelling; 
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 emergency repairs to existing structures where a potential safety hazard exists; and  

 fences. 

9.7.5 Guidelines for Owners of Land within the Development Permit  Area 
The intent of these guidelines is to ensure that new two-unit development (i.e. duplexes) is 
compatible with and enhances the surrounding community.  

a) New two-unit dwellings, additions to or renovations of existing two-unit dwellings, and 
the conversion of single-unit dwellings into two-unit dwellings should be designed to be 
consistent with and preserve the proportions and patterns of existing residential 
buildings in the immediate vicinity, including the wall-to-window area ratios and the 
amount and type of open space provided. 

b) Where it is not possible to achieve buildings of similar size and proportion to the 
surrounding residential buildings, the fronts of the buildings should be designed to 
create the appearance of smaller structures either by staggering the dwelling units or 
visually breaking up the façade with architectural detailing. 

c) Innovative and creative site-specific two-unit dwellings are 
encouraged where yard space is maintained either on the 
ground or as rooftop gardens. Setbacks to the street may be 
reduced to maximize property use.  

d) Front to back duplexes are generally discouraged unless 
they can be designed to eliminate negative impacts to the 
immediate neighbours such as shading of gardens, overlook 
of outdoor amenity areas and violation of privacy. 

e) Side by side, up and down, or staggered unit configurations 
are preferred as these result in a greater number of units 
facing the street, less disruption of privacy, and a more 
equitable division of outdoor amenity areas between the 
two dwelling units.  

f) The use of exterior building materials similar to those used 
in older residential neighbourhoods (i.e. combinations of wood, brick, stucco, and 
stone) is encouraged. 

g) Rooflines of new development should relate in height, shape and pitch to existing 
residential buildings in the immediate area. For corner sites, the building design should 
avoid having large unbroken sloped roof areas facing the street. 

h) To create interest in the façade of the buildings facing 
the street, the incorporation of architectural 
elements such as bay windows, covered porches, 
verandas and prominent front doors is encouraged. 

i) Buildings should be designed to minimize visual 
intrusion onto the privacy of surrounding homes. Some 
overlook of adjoining yards and neighbouring decks 
may be unavoidable; however, additional privacy 
should be achieved by insetting balconies, decks and 
patios into the building or by screening them with 
latticework or landscaping. Windows should be spaced 
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so that they do not align directly with those of other buildings. 

j) The height and massing of new two-unit dwellings should be designed to minimize the 
casting of shadows onto the private outdoor space of adjacent residential dwellings. 

k) A landscaping plan showing ground cover areas, planting beds, shrubbery and trees 
(both existing and proposed) is required for every new two-unit dwelling or the 
conversion of a single-unit dwelling to a two-unit dwelling. Landscaping should add to 
the aesthetic appeal of the streetscape as well as provide privacy between dwelling 
units. 

l) The provision of private open space should be part of an overall site development and 
landscape plan and should take into consideration general site circulation patterns 
(including parking), existing landscape features, sun access, privacy and usability. 

m) Retention and protection of trees and the natural habitat is encouraged where possible. 

n) Parking areas, garages and driveways should appear as a minor component of the site 
when viewed from the street. The building of curving access roads and driveways helps 
to avoid views from the street of large expanses of paving. The use of shared driveways 
is encouraged. 

o) The use of permeable and decorative surfacing materials, such as brick, concrete 
pavers, textured concrete, coloured paving or grasscrete is encouraged in place of solid 
expanses of asphalt or concrete. 

p) Where possible, hydro meters will not be placed on the front façade of a building and, if 
placed on the side of a building which is visible from the street, will be appropriately 
screened. 

q) Where an existing single unit dwelling is being converted to a two-unit dwelling both the 
original structure and the addition shall be in the same architectural style and 
constructed of the same exterior finishes including roofing material, window 
treatments, exterior finishes, door styles and trims.  

r) Roof styles and pitches of the original and new portions of the building must be 
complimentary.  

s) For new or converted two unit dwellings, garages and parking areas are encouraged to 
be located in the rear yard. Shared driveways are preferred to access the rear yard. 

t) Where two single lane driveways serve a two unit lot, landscaping features are 
encouraged between the driveways. 
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9.10  Guidelines for Single-Unit Infill Housing  

9.10.1 Definition 
Single-unit infill housing is development that provides for new single-unit homes on land that is 
surplus to the needs of existing housing. This could be in the form of separate dwellings on one 
lot (strata-titled or otherwise), or dwellings on separate small lots created through subdivision 
of larger lots. 

9.10.2 Purpose 
The purpose of these guidelines is provide guidance for proponents, the public, municipal staff, 
Advisory Committees and Council for the evaluation of applications for rezoning to permit the 
construction of single-unit Infill Housing. 

9.10.3 Guidelines  

9.10.3.1  Preferred Locations/Site Characteristics 

The following characteristics define the general suitability of a property for Single-unit Infill 
Housing: 

a) Lots currently zoned RD-1 (Two-unit Residential) and RD-3 (Two-unit / Single-unit 
Residential), especially those with extra width and lot area; 

b) Lots with a frontage on more than one street (including corner lots); 

c) Properties that are transitional between lower density and higher density housing or 
other land uses; 

d) The demolition of existing housing is discouraged (unless in exceptional 
circumstances) however moving of houses is considered acceptable; and  

e) These criteria are general in nature. Each project will be considered on its own merit. 

9.10.4 Design 

9.10.4.1  Context 

f) Where an existing single-unit residence is to be retained and a second residence 
placed on the parcel, the existing dwelling is to be upgraded and made to blend with 
the new construction.  

g) Where two or more new separate dwellings are situated within a comprehensive 
development zone, the buildings shall be designed as part of a comprehensive scheme 
with all buildings being finished in complementary materials and incorporating similar 
architectural details.  

h) Where new infill single houses are proposed, the design of the new houses should be 
complementary in scale, size, exterior finishes, rooflines, and colours to the 
predominant styles of housing in the neighbourhood. It is important to ensure that the 
new construction fits with the overall scale and character of existing houses. 

i) The intent of this guideline is not to encourage the replication or imitation of 
surrounding buildings but rather the design of structures that complement the 
streetscape. 
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9.10.4.2  Massing 

j) New structures should be designed so that the overall massing is in keeping with other 
single-unit residences in the immediate area. New structures for lots other than 
corner or double frontage lots should be limited to one and one half storeys.  

k) New structures, which are two storeys in height, should be designed so that the 
second storey is partially concealed within the slope of the roof to minimize the 
height of the building. The use of dormers set into the roof is preferred to a flat roof 
or a peaked roof set over the second storey. 

9.10.4.3  Privacy/Screening/Shadowing 

l) Proposed infill dwellings should have only a minimal impact on adjacent homes and be 
separated from neighbouring residences by vegetation, screening, natural elevation 
differences, or a combination of these features.  

m) Windows, decks and patios should be located so as to minimize intrusion onto the 
privacy of adjacent properties. 

n) Infill dwellings should be sited to minimize the casting of shadows onto the private 
outdoor space of adjacent residential dwellings.  

9.10.4.4  Landscaping 

o) Proposals for single-unit infill housing must include a landscape plan showing hard 
landscaping (i.e., parking areas, fences, and patios) as well as lawns, trees, shrubs, 
planting areas and proposed plant species.  

p) Retention and protection of trees and the natural habitat is encouraged wherever 
possible. 

9.10.4.5  Private Open/Yard Space 

q) Any proposal for single-unit infill housing should provide for useable, private outdoor 
areas for each dwelling, at grade. 

9.10.5 Process 

9.10.5.1  Rezoning 

r) Single-unit infill housing will only be permitted through a rezoning process. Each 
application will be considered on its own merit. 

s) As well as the typical rezoning information, an application for a single-unit infill 
housing should include: 

i) a summary of the proposal (prepared by the applicant) showing how it differs from 
the regular zoning requirements in terms of site coverage, floor area ratio, building 
envelope, number of parking spaces, amount of useable open space and common 
areas; and 

ii) an illustration of the streetscape (to scale) showing the relationship of the 
proposed building to the five (5) adjacent buildings on either side of it and of the 
same buildings from the rear is required. For corner lots, the streetscape drawing 
must be provided for both street frontages. 
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