
 
 

           CORPORATION OF THE TOWNSHIP OF ESQUIMALT 
 

  DESIGN REVIEW COMMITTEE  
AGENDA 

 
WEDNESDAY, AUGUST 8, 2018 

3:00 P.M.  
ESQUIMALT COUNCIL CHAMBERS 

 

I. CALL TO ORDER 

II. LATE ITEMS 

III. ADOPTION OF AGENDA 

IV. ADOPTION OF MINUTES – July 11, 2018  

V. STAFF REPORT 

(1) Rezoning - 939 Colville Road and 825 Lampson Street 
PID 005-752-655, Lot 1, Block 1, Section 10, Esquimalt District, Plan 6277, and; 
PID 000-017-817, Lot 2, Block 1, Section 10, Esquimalt District, Plan 6277 
 
PURPOSE OF APPLICATION: 
 
The applicant is requesting a change in zoning from the current zones of RS-4 [Single 
Family Bed and Breakfast] and CD-90 [Comprehensive Development District No. 90], to a 
new Comprehensive Development District to accommodate the proposed ten (10) strata 
townhouse residences, to be constructed in four (4) buildings on the subject property. 

 
The existing two houses would be demolished and the ten new dwelling units would be 
constructed. Should the rezoning be approved, the form and character of the buildings 
and landscaping would be controlled by a development permit that would be considered 
by Council at a future date. 

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

  RECOMMENDATION:   

That the Esquimalt Design Review Committee [DRC] provide Council with comments 
on the proposed redevelopment of 939 Colville Road and 825 Lampson Street, for ten 
(10) townhouse type dwelling units built in four (4) buildings; and 

 
That the Esquimalt Design Review Committee [DRC] recommends to Council that 
the application for a rezoning, authorizing ten (10) townhouse dwelling units as sited on 
the survey plan prepared by Island Land Surveying Ltd. and incorporating the height and 
massing consistent with the architectural plans provided by T-Square Design, both 
stamped “Received July 6, 2018”, detailing the development proposed to be located at 
939 Colville Road [PID 005-752-655, Lot 1, Block 1, Section 10, Esquimalt District, Plan 
6277] and 825 Lampson Street [PID 000-017-817, Lot 2, Block 1, Section 10, Esquimalt 
District, Plan 6277], be forwarded to Council with a recommendation to either 
approve, approve with conditions, or deny the application; and provide reasons for 
the recommendation. 
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(2) Development Permit Application 
615 Fernhill Road 
[PID 004-757-742  Lot B, Section 11, Esquimalt District, Plan 12446] 
 

 PURPOSE OF APPLICATION: 
 

The applicant is proposing to build a 10 unit multiple family residential building.  
Comprehensive Development District No. 105 of Esquimalt Zoning Bylaw 1992, No. 2050 
has been written to govern this development. 

 

This site is located within Development Permit Area No. 1 – Natural Environment, 
Development Permit Area No. 6 – Multi-Family Residential, Development Permit Area 
No. 7 – Energy Conservation and Greenhouse Gas Reduction, and Development Permit 
Area No. 8 – Water Conservation.  A Development Permit is required to ensure that the 
application is generally consistent with the Development Permit Area guidelines 
contained within the Esquimalt Official Community Plan Bylaw, 2018, No.2922.  The 
development permit is required prior to a building permit being issued for the construction 
of a structure. 

 

Evaluation of this application should focus on issues respecting the form and 
character of the development, including landscaping, exterior design and finish of 
the buildings and other structures in relation to the relevant design guidelines.  In 
addition, evaluation should focus on natural environment protection, energy 
conservation, greenhouse gas reduction, and water conservation in relation to the 
relevant development permit area guidelines. 
 

  RECOMMENDATION:   
 

That the Esquimalt Design Review Committee [DRC] recommends to Council that the 
application for a Development Permit authorizing the form and character of the proposed 
development of a 10 unit residential apartment building consistent with the architectural 
plans provided by MJM Architect Inc., the landscape plan by Studio One Creative, and 
sited in accordance with the BCLS Site Plan provided by Wey Mayenburg Land 
Surveying Inc., all stamped “Received June 19, 2018”, to be located at PID 004-757-742  
Lot B, Section 11, Esquimalt District, Plan 12446 [615 Fernhill Road] be forwarded to 
Council with a recommendation to either approve, approve with conditions, or deny 
the application including reasons for the chosen recommendation. 

 
(3) Development Permit Application 

669 Constance Avenue 
[PID 030-431-026  Lot 1, Suburban Lots 43 and 44, Esquimalt District, Plan 
EPP76107] 
 

 PURPOSE OF APPLICATION: 
 

The applicant is proposing to build a 12 storey, mass timber, 83 unit, multiple family, 
prefabricated, residential building.  Comprehensive Development District No. 107 of 
Esquimalt Zoning Bylaw 1992, No. 2050 has been written to govern this development. 
 
This site is located within Development Permit Area No. 1 – Natural Environment, 
Development Permit Area No. 6 – Multi-Family Residential, Development Permit Area 
No. 7 – Energy Conservation and Greenhouse Gas Reduction, and Development Permit 
Area No. 8 – Water Conservation.  A Development Permit is required to ensure that the 
application is generally consistent with the Development Permit Area guidelines 
contained within the Esquimalt Official Community Plan Bylaw, 2018, No.2922.  The 
development permit is required prior to a building permit being issued for the construction 
of a structure. 
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Evaluation of this application should focus on issues respecting the form and 
character of the development, including landscaping, exterior design and finish of 
the buildings and other structures in relation to the relevant design guidelines.  In 
addition, evaluation should focus on natural environment protection, energy 
conservation, greenhouse gas reduction, and water conservation in relation to the 
relevant development permit area guidelines. 

  RECOMMENDATION:   

That the Esquimalt Design Review Committee [DRC] recommends to Council that the 
application for a Development Permit authorizing the form and character of the proposed 
development of a 83 unit residential apartment building consistent with the architectural 
plans provided by Lang Wilson Practice in Architecture Culture Inc., the landscape plan by 
Lombard North Group Inc., and sited in accordance with the McElhanney Consulting 
Services Ltd., all stamped “Received July 24, 2018”, to be located at PID 030-431-026  
Lot 1, Suburban Lots 43 and 44, Esquimalt District, Plan EPP76107 [669 Constance 
Avenue] be forwarded to Council with a recommendation to either approve, approve 
with conditions, or deny the application including reasons for the chosen 
recommendation. 

 
(4) Development Permit Application – 520 Comerford Street 

[PID: 023-885-718, Strata Lot 1 Suburban Lot 40 Esquimalt District Strata Plan 
VIS4397 Together with an interest in the common property in proportion to the unit 
entitlement of the strata lot as shown on form 1] 

 PURPOSE OF APPLICATION: 

The applicant is looking to install an elevator and hoistway inside the existing office 
building on the property that will change the height of the building. 

 
The property is within the following Development Permit areas: Development Permit Area 
No.1 – Natural Environment, Development Permit Area No. 6 – Multi Family Residential 
Development Permit Area No. 7 Energy Conservation and Greenhouse Gas Reduction 
and Development Permit Area No. 8 – Water Conservation [Attached]. Therefore a 
Development Permit is required to ensure that the application is consistent of the 
Development Permit Area guidelines within the Esquimalt Official Community Plan Bylaw, 
2018, No.2922.   

 
Evaluation of this application should focus on issues respecting the form and 
character of the proposal in relation to the relevant design guidelines as well as the 
guidelines related to Development Permit Areas No.1, No.7, and No.8. 

  RECOMMENDATION:   

That the Esquimalt Design Review Committee [DRC] recommends to Council that the 
application for a Development Permit authorizing the construction of a elevator and 
hoistway inside the existing office building on the property are consistent with the 
architectural plans provided by Joe Newell Architect Inc. and sited in the Land Surveyor’s 
Site Plan prepared by J.E. Anderson & Associates all stamped “Received July 20, 2018”; 
to be located at 520 Comerford Street, [PID: 023-885-718, Strata Lot 1 Suburban Lot 40 
Esquimalt District Strata Plan VIS4397 Together with an interest in the common property 
in proportion to the unit entitlement of the strata lot as shown on form 1] be forwarded to 
Council with a recommendation to either approve or deny the application; including 
reason for the chosen recommendation. 
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VI. NEXT REGULAR MEETING             

September 12, 2018  
 

VII. ADJOURNMENT 



 
CORPORATION OF THE TOWNSHIP OF ESQUIMALT 

 
 ADVISORY DESIGN REVIEW COMMITTEE  

 MINUTES OF JULY 11, 2018 
ESQUIMALT COUNCIL CHAMBERS 

PRESENT:                             Roger Wheelock, Chair  Wendy Kay    
                                               Ally Dewji                                           Jill Singleton  
     Bev Windjack         
   
ABSENT:   Cst. Rae Robirtis, Graeme Verhulst and Robert Schindelka 
 
STAFF:  Bill Brown, Director of Development Services, Staff Liaison 
  Karen Hay, Planner 
    Pearl Barnard, Recording Secretary 
 

 

I. CALL TO ORDER 
 

Roger Wheelock, Chair, called the Design Review Committee meeting to order at 3:01 p.m. 
 
II. LATE ITEMS 
 

Pertaining to Agenda Item V. STAFF REPORT Rezoning and Official Community Plan 
Amendment – 636 and 640 Drake Avenue  

1. Street Context Drawing 
 
III. APPROVAL OF AGENDA 
 

Moved by Ally Dewji, seconded by Wendy Kay: That the agenda be approved as amended.   
Carried Unanimously 

 
IV. ADOPTION OF MINUTES – June 13, 2018 

 
Moved by Ally Dewji, seconded by Bev Windjack: That the minutes of June 13, 2018, be 
adopted as circulated.  Carried Unanimously 

 
V. STAFF REPORTS 

 
Rezoning and Official Community Plan Amendment  
636 and 640 Drake Avenue 
 
Jim Burrows, Burrows Holdings Ltd., Inc., Chris Travis, Dimma Pacific Properties Ltd., Rick 
Hoogendooren, Realtor and Keith Grant, Landscape Architecture Ltd. provided an overview of 
the Rezoning and Official Community Plan Amendment for 636 and 640 Drake Avenue, 
presented a PowerPoint presentation and responded to questions from the Committee.  

 
Committee comments included (response in italics):  

 Density, setbacks and site coverage were discussed.  Asking for townhouse density in a 
single family residential block. One member thought the side yard setbacks should be 
reduced, other members expressed concerns that if the side yard setbacks were 
reduced it would not allow for a reasonable drive aisle.  If there is no relaxation of the 
side setbacks, it would become a non-functional design.   The proposed design needs to 
meet the objectives of the Official Community Plan and RM-3 Zone requirements.  
Reduce the FAR and lot coverage and increase the useable open space.   

 Concerns with access in and out of the site.  Has been looked at by a Civil Engineer. 

 The proposal will Increase density and is a very good use of the property. 

 Consider increasing the amount of bicycle storage. 

 Units are family oriented, no area for children to play. 
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RECOMMENDATION: 
 

Moved by Ally Dewji, seconded by Wendy Kay: The Esquimalt Design Review Committee [DRC] 
recommends to Council that the application for a rezoning and OCP amendment, authorizing 
eight (8) townhouse dwelling units as sited on the survey plans prepared by Powell and 
Associates stamped “Received June 1, 2018 and incorporating the height and massing 
consistent with the architectural plans provided by Burrows Holdings Ltd. and Dimma Pacific 
Properties Ltd., stamped “Received April 17, 2018”, detailing the development proposed to be 
located at 636 and 640 Drake Avenue [PID 002-923-157, Lot 2 of Suburban Lot 50 and 41, 
Esquimalt District, Plan 25565 and PID 002-923-211, Lot 3 of Suburban Lot 41, Esquimalt 
District, Plan 25565], be forwarded to Council with a recommendation for approval with the 
following conditions: 
 That the proposal for the site more closely meet the current RM-3 Zone including: 

o A reduction in FAR and lot coverage and 
o An increase in the useable open space 

The reason:  To add flexibility in the design while delivering housing that meets the Townhouse 
form.   Carried Unanimously 

 
VIII. NEXT REGULAR MEETING 
 

Wednesday, August 8, 2018 
 
IX. ADJOURNMENT 
 

The meeting adjourned at approximately 4:08 p.m. 
 

           CERTIFIED CORRECT 
 
 
 

 
_____________________________________   _______________________ 
CHAIR, DESIGN REVIEW COMMITTEE                      ANJA NURVO,  
THIS 8th DAY OF AUGUST, 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:  August 8, 2018 
  

STAFF REPORT 
 
DATE: 
 

July 27, 2018  

TO: 
 

Chair and Members of the Design Review Committee 

FROM: 
 

Karen Hay, Planner 
Bill Brown, Director of Development Services 
 

SUBJECT: 
 

Rezoning - 939 Colville Road and 825 Lampson Street 
PID 005-752-655, Lot 1, Block 1, Section 10, Esquimalt District, Plan 6277, and; 
PID 000-017-817, Lot 2, Block 1, Section 10, Esquimalt District, Plan 6277 

 
RECOMMENDATION: 
 
That the Esquimalt Design Review Committee [DRC] provide Council with comments on the 
proposed redevelopment of 939 Colville Road and 825 Lampson Street, for ten (10) townhouse 
type dwelling units built in four (4) buildings; and 
 
That the Esquimalt Design Review Committee [DRC] recommends to Council that the 
application for a rezoning, authorizing ten (10) townhouse dwelling units as sited on the 
survey plan prepared by Island Land Surveying Ltd. and incorporating the height and massing 
consistent with the architectural plans provided by T-Square Design, both stamped “Received 
July 6, 2018”, detailing the development proposed to be located at 939 Colville Road [PID 005-
752-655, Lot 1, Block 1, Section 10, Esquimalt District, Plan 6277] and 825 Lampson Street 
[PID 000-017-817, Lot 2, Block 1, Section 10, Esquimalt District, Plan 6277], be forwarded to 
Council with a recommendation to either approve, approve with conditions, or deny the 
application; and provide reasons for the recommendation. 
 
BACKGROUND: 
 
Purpose of the Application 
The applicant is requesting a change in zoning from the current zones of RS-4 [Single Family 
Bed and Breakfast] and CD-90 [Comprehensive Development District No. 90], to a new 
Comprehensive Development District to accommodate the proposed ten (10) strata townhouse 
residences, to be constructed in four (4) buildings on the subject property. 
 
The existing two houses would be demolished and the ten new dwelling units would be 
constructed. Should the rezoning be approved, the form and character of the buildings and 
landscaping would be controlled by a development permit that would be considered by Council 
at a future date. 
 
Evaluation of this application should focus on issues relevant to zoning such as the 
appropriateness of the proposed height, density and massing, proposed unit sizes, 
siting, setbacks, lot coverage, useable open space, how the building relates to adjacent 
and surrounding sites and whether the proposed uses are appropriate and consistent 
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with the overall direction contained within the Official Community Plan. 
 
Context 
 
Applicant: Ryan Jabs, Lapis Homes Ltd. 
 
Owners: Ryan Jabs and Sam Hofer 
 
Property Size:  939 Colville Rd..:  [Lot 1]: Metric:   974 m2   Imperial:   10484 ft2  
     825 Lampson St.: [Lot 2]: Metric: 1023 m2    Imperial:   11011 ft2  
                 Total: Metric: 1997 m2    Imperial:   21495 ft2 
  
Existing Land Use:   939 Colville Rd.: Single Family Dwelling with B&B 

825 Lampson St.: Single Family Dwelling 
    

Surrounding Land Uses: 
 North:  Two Family Residential [RD-3]  
 South:  Townhouse Residential [RM-2] 
 West:  Two Family Residential [RD-1] 
 East:  Single Family Residential [RS-1 and CD-32]  
 
Existing Zoning: 939 Colville Rd.: Single Family Bed and Breakfast Residential [RS-4] 

825 Lampson St.: Comprehensive Development District [CD-90] [never built] 
 

Proposed Zoning: CD [Comprehensive Development District] 
 
Present OCP Designation:  Low Density Residential and Townhouse Residential 
 
Proposed OCP Designation: Townhouse Residential [no change required] 
 
 
ISSUES:   
 
Comments From Other Departments  
The plans for this proposal were circulated to other departments and the following comments 
were received by the APC submission deadline: 
 
Building Inspection:  Construct to current BC Building Code and Municipal Building Code 
Bylaw, 2002, No. 2538.  Subject to code and bylaw review at time of building permit application. 
 
Engineering Services:  Engineering has completed a preliminary review of the proposed 
development at 939 Colville Road and 825 Lampson Street. The developer should be aware 
that they may be required to provide Works and Services up to the road centre line, at the 
expense of the property owner.  At a minimum new curb, gutter and sidewalks along the 
frontage of the proposed development maybe required. The development is to have sewer, 
drain, catch basin and water service connections, as well as underground hydro, telephone, and 
cable. Additional review and comments will be provided upon receipt of detailed engineering 
drawings. All proposed Works and Services shall be as per Bylaw, 1997, No. 2175. It is the 
responsibility of the applicant to hire a qualified professional for the design and construction 
supervision of all Works and Services, including construction costs, engineering fees, 
administrative fees and as indicated in Bylaw No. 2175. 
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Fire Services:  Sprinklers will be required for these building as per Building Regulation Bylaw 
2017, No. 2899. Driveway shall be constructed in a fashion that permits fire department access, 
minimum six (6) metres wide.  
 
Parks Services:  Parks staff have received and reviewed the tree cutting permit application for 
the removal of four trees which will require replacement with 8 new trees. Protection by tree 
protection fencing, set up at the drip-line to be provided for neighbouring trees prior to 
demolition and construction commencing. 
 
Director of Development Services: As this proposal situated on two lots, the lots would need 
to be consolidated prior to final adoption of the zoning amendment bylaw. Should this rezoning 
be approved, a Development Permit would be required. 
 
Note:  All projects are subject to compliance with the BC Building Code, Esquimalt Subdivision 
and Servicing Bylaw, Esquimalt Zoning Bylaw and other Regulations and Policies set by 
Council. 
 
Zoning 
 
Density, 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 RM-3 [High Density 
Townhouse Residential Zone]: 
 

 RM-3 
[High Density Townhouse 

Residential] 

Proposed CD Zone 
939 Colville Road and  
825 Lampson Street 

 
Floor Area Ratio [F.A.R.] 

 
0.60 

 
0.69 

 
Lot Coverage 25% 33% 

 
Setbacks 
• Front (Colville Rd.) 
• Rear (South) 
• Side (Lampson St.) 
• Side (East) 

 
7.5 m 
7.5 m 
4.5 m 
4.5 m 

 
7.3 m (6.9 m to entry) 

3.2 m 
3.6 m  
3.3 m  

 
Building Height 9.0 m  Building A: 8.07 m  

Building B: 7.24 m 
Building C: 8.84 m 
Building D: 8.54 m 

 
Off Street Parking 
 

2 spaces/ dwelling unit 1.3 spaces/ dwelling unit, [16 spaces]  
12 full size, 4 small car 
 [5 dedicated as visitor  
1 as a car share space)] 
 

Usable Open Space 121.8 m²/ 1624 m2  
[7.5% of the area of the parcel] 

0 m²  [0 %] conforming to terms of 
Zoning Bylaw, 1992, No. 2050 

 
The F.A.R. of the proposal at 0.70 is greater than the 0.60 F.A.R. permitted in the Multiple 
Family Residential [RM-3] [high density townhouse or low density apartment development] 
zone. The Official Community Plan allows for consideration of up to 0.70 F.A.R. for 
Townhouses, these lots are in an area designated for Townhouses.  
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The proposed Lot Coverage at 33% is also greater than the maximum 25% permitted in the RM-
3 zone. This proposal requires a small reduction to the front setback (0.2 m), and a 1.3 metre 
reduction to the rear setback requirements of the RM-3 zone. The tallest proposed building at 
8.8 metres in height is below the maximum provided in the RM-3 zone. 
 
A small accessory structure would be located in the front of the principal buildings along the 
Colville Road frontage. The accessory structure would house garbage, recycling and an 
electrical room. It measures 9.5 m x 2.7 m and is proposed to be located 3.0 metres from the 
Colville Road frontage. 
 
The ‘Useable Open Space’; as defined in the zoning bylaw, excludes areas used for front yards 
and parking, and areas with any dimension less than 6.0 metres.  This proposal’s provision of 
small private patios does not meet the 7.5 % Useable Open Space requirement contained in the 
RM-3 zone. There is however a park and playground space within 100 metres of this proposal.  
 
This development will require several retaining walls, located along the south and south-east 
corners of the site. These walls facilitate the buildings to be lower along the Lampson Street 
frontage. 
 
Parking and Maneuvering 
 
There are four buildings proposed; two with three dwelling units each, and two with two dwelling 
units. The proposal provides for 10 resident garages; 3 visitor spaces located towards the back 
of the site, two visitor spaces towards the front, and one space that is being reserved for a car-
share car.  The parking bylaw allows for up to 50% of parking spaces to be small car space 
sized; this proposal has 12 full size spaces and 4 small car spaces.  
 
The maneuvering aisle between the buildings at 7.35 m meets the requirements of Parking 
Bylaw 1992, No. 2011. The driveway width at 6.0 metres would provide enough space for the 
maneuvering of a fire truck through the proposed curves of the driveway. 
 
There is regular bus service in the vicinity, on Lampson Street with transit routes 24 and 26, and 
on Craigflower Road by route 14. The Walk Score for this area is ‘64 – Somewhat walkable’. 
 
 
Official Community Plan 
 
This proposal complies with the ‘Townhouse Residential’ “Proposed Land Use Designation” 
(OCP Schedule B).  
 
The Official Community Plan supports the expansion of housing types in residential areas. The 
immediate neighbourhood contains a mix of single family, two-family, townhouse and multi-
family housing types. 
 
Section 5 Housing & Residential Land Use contains policies that are intended to ensure that 
concerns such as tree protection, parking, traffic, noise, effects on neighbouring properties, and 
neighbourhood character are addressed. 
 
• Policy - Consider new townhouse residential proposals with a Floor Area Ratio of up to 0.70, 

and up to three storeys in height, in areas designated ‘Townhouse Residential’ on the 
“Proposed Land Use Designation Map,” provided the design responds effectively to both its 
site and surrounding land uses. 
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• Policy - Support the development of a variety of housing types and designs to meet the 

anticipated housing needs of residents. This may include non-market and market housing 
options that are designed to accommodate young and multi-generational families, the local 
workforce, as well as middle and high income households. 

 
5.2 Low Density Residential Redevelopment 
OBJECTIVE: Strive for redevelopment and infill development that improves and enhances the 
appearance and livability of neighbourhoods and the community as a whole. 
 
• Policy - Proposed redevelopment or infill within present low density residential land use 

designated areas should be built to high quality design and landscaping standards and 
respond sensitively to existing neighbourhood amenities. 

 
5.4 Affordable Housing 
OBJECTIVE: To encourage a range of housing by type, tenure and price so that people of all 
ages, household types, abilities and incomes have a diversity of housing choice in Esquimalt. 
 
• Policy - Encourage the provision of missing middle housing types such as two-unit dwellings 

(duplexes), townhouses and small lot infill as one avenue to address housing affordability. 
 
OCP Section 23 provides Development Permit Guidelines for land contained within the Multi-
Unit Residential Development Permit Area. As the Development Permit is not being considered 
at this time it would be inappropriate to address many of these guidelines, with the following 
exceptions that are relevant to the discussion of zoning and parking issues: 
 

23.5.1. The size and siting of buildings that abut existing single- and two-unit and townhouse 
dwellings should reflect the size and scale of adjacent development and complement the 
surrounding uses. To achieve this, height and setback restrictions may be imposed as a 
condition of the development permit. 

 
23.5.2. New buildings should be designed and sited to minimize visual intrusion on to the 

privacy of surrounding homes and minimize the casting of shadows on to the private 
outdoor space of adjacent residential units. 

 
23.5.5. Surface parking areas in developments less than five storeys in height, will be situated 

away from the street and screened by berms, landscaping or solid fencing or a combination 
of these three. 

 
23.5.9. Retention and protection of trees and the natural habitat is encouraged wherever 

possible. 
 
23.5.10. Townhouses will be designed such that the habitable space of one dwelling unit abuts 

the habitable space of another unit and the common wall overlap between adjoining 
dwellings shall be at least 50 percent. 
 

23.5.14. Provide for building occupants to overlook public streets, parks, walkways and 
spaces, considering security and privacy of residents. 

 
 

The property is also included in the following OCP Development Permit Areas: Development 
Permit Area No. 1 – Natural Environment, Development Permit Area No. 7 – Energy 
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Conservation and Greenhouse Gas Reduction, Development Permit Area No. 8 – Water 
Conservation. Many of these guidelines would be addressed at the Development Permit stage 
but the following are relevant to the discussion of zoning and parking areas, including in 
particular the siting of proposed buildings. 
 
OCP Section 18 Development Permit Area No. 1 – Natural Environment 
 
18.5.2 Natural Features 
Natural features and areas to be preserved, protected, restored, and enhanced where feasible: 
 
1. Retain existing healthy native trees, vegetation, rock outcrops and soil wherever possible. 
 
4. Narrower manoeuvering aisles, fewer and smaller parking spaces can be considered where 
natural areas are being conserved.  
 
18.5.5 Drainage and Erosion 
Measures to control drainage and shoreline erosion. Where it is reasonable: 
 
1. Preserve, restore and enhance treed areas. Trees are the most effective form of absorbent 
landscaping due to their extensive root zones and their ability to both absorb water from the soil 
and intercept precipitation on leaves, needles and branches. Consider that native conifers are 
well adapted to local wet winters. 
 
2. Reduce the impact of surges in stormwater on shorelines by designing on-site stormwater 
retention systems to contain the first 3 centimetres [1.25 inches] of precipitation on site, per 
precipitation event; and incorporating rainwater collection systems into roof design and 
landscaping. 
 
4. Maximize the ratio of planted and pervious surfaces to unplanted surfaces, and design paved 
areas to direct water towards vegetated areas, to help reduce surface run off. Where paved 
surfaces are needed, intersperse with drought resistant vegetation and trees, to help absorb 
stormwater, provide shade and reduce the local heat island effect. 
 
OCP Section 24 - Development Permit Area No. 7 – Energy Conservation and Greenhouse Gas 
Reduction 
 
24.5.1 Siting of buildings and structures. Where it is feasible: 
 
1. Orient buildings to take advantage of site specific climate conditions, in terms of solar access 
and wind flow; design massing and solar orientation for optimum passive performance. 
 
2. Build new developments compactly, considering the solar penetration and passive 
performance provided for neighbouring sites, and avoid shading adjacent to usable outdoor 
open spaces. 
 
4. Provide space for pleasant pedestrian pathways between buildings. 
 
5. Strategically site buildings to sustain and increase the community’s urban forest tree canopy 
cover. 
 
6. Provide space for significant landscaping including varying heights of trees, shrubs and 
ground covers. 



Subject: Rezone - 939 Colville Road and 825 Lampson Street Page 7 

 
24.5.2 Form and exterior design of buildings and structures. Where it is feasible: 
 
1. Orient larger roof surfaces to the south for potential use of solar panels or photo-voltaic 
roofing. 
 
2. Use roof designs that reduce heat transfer into neighbouring buildings, helping reduce the 
local heat island effect and the need for cooling of buildings in warmer months. 
 
8. Add rooftop patios and gardens, particularly food producing gardens, as they can contribute 
to local resilience, livability, and reduction in greenhouse gas production by reducing food 
transportation costs. 
 
24.5.3 Landscaping - Where it is feasible: 
 
2. Choose open space and landscaping over dedicating space to the parking and manoeuvring 
of private motor vehicles. 
 
3. Conserve native trees, shrubs and soils, thereby saving the cost of importing materials and 
preserving already sequestered carbon dioxide. 
 
24.5.5 Special Features 
 
4. Reuse of existing buildings and building materials is encouraged. 
 
 
OCP Section 25 - Development Permit Area No. 8 – Water Conservation 
 
25.5.3 Landscaping – Retaining Stormwater on Site (absorbent landscaping) Where it is 
feasible: 
 
1. Preserve and restore treed areas. Trees are the most effective form of absorbent landscaping 
due to their extensive root zones and their ability to both absorb water from the soil and 
intercept precipitation on leaves, needles and branches. Consider that native conifers are well 
adapted to local wet winters. 
 
3. Avoid disturbing, compacting and removing areas of natural soil, as these are naturally 
absorbent areas. 
 
 
Green Building Features 
The applicant has completed the Esquimalt Green Building Checklist [attached].   
 
Public Notification 
As this is a Rezoning application should it proceed to a Public Hearing, a 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, a notice to relevant government and 
institutional stakeholders within the Capital Region would be required.  Three signs indicating 
that the two properties are under consideration for a change in zoning have been installed on 
the Colville Road and Lampson Street frontages. The signs would be updated to include the 
date, time, and location of the Public Hearing. 
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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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43. MULTIPLE FAMILY RESIDENTIAL [RM-3]

The intent of this Zone is to accommodate high density Townhouse or low 
density Apartment development.

(1) Permitted Uses

The following Uses and no others shall be permitted:

(a) Townhouse Residential
(b) Apartment Residential
(c) Home Occupation 

(2) Floor Area Ratio

The Floor Area Ratio shall not exceed 0.60.

(3) Building Height

(a) No Principal Building shall exceed a Height of 9 metres.

(b) No Accessory Building shall exceed a Height of 4 metres.

(4) Lot Coverage

(a) All Principal Buildings, Accessory Buildings and Structures 
combined shall not cover more than 25% of the Area of a Parcel.

(b) All Accessory Buildings and Structures combined shall not exceed 
10% of the Area of a Parcel.

(5) Siting Requirements

(a) Principal Building

(i) Front Setback: No Building shall be located within 7.5 metres 
of the Front Lot Line.

(ii) Side Setback:  No Building shall be located within 4.5 metres 
of an Interior Side Lot Line nor 3.6 metres of an Exterior Side 
Lot Line.

(iii) Rear Setback:  No 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.
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(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.

(6) Usable Open Space

Usable Open Space shall be provided in an amount of not less than 7.5% 
of the Area of the Parcel.

(7) 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.

(8) Off Street Parking

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









































































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: August 8, 2018 
 

STAFF REPORT 
 
DATE: 
 

August 4, 2018  

TO: 
 

Chair and Members of the Design Review Committee 

FROM: 
 

Alex Tang, Planner 
Bill Brown, Director of Development Services 
 

SUBJECT: 
 

Development Permit Application 
615 Fernhill Road 
[PID 004-757-742  Lot B, Section 11, Esquimalt District, Plan 12446] 
 

 
RECOMMENDATION: 
 
That the Esquimalt Design Review Committee [DRC] recommends to Council that the 
application for a Development Permit authorizing the form and character of the proposed 
development of a 10 unit residential apartment building consistent with the architectural plans 
provided by MJM Architect Inc., the landscape plan by Studio One Creative, and sited in 
accordance with the BCLS Site Plan provided by Wey Mayenburg Land Surveying Inc., all 
stamped “Received June 19, 2018”, to be located at PID 004-757-742  Lot B, Section 11, 
Esquimalt District, Plan 12446 [615 Fernhill Road] 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 proposing to build a 10 unit multiple family residential building.  Comprehensive 
Development District No. 105 of Esquimalt Zoning Bylaw 1992, No. 2050 has been written to 
govern this development. 
 
This site is located within Development Permit Area No. 1 – Natural Environment, Development 
Permit Area No. 6 – Multi-Family Residential, Development Permit Area No. 7 – Energy 
Conservation and Greenhouse Gas Reduction, and Development Permit Area No. 8 – Water 
Conservation.  A Development Permit is required to ensure that the application is generally 
consistent with the Development Permit Area guidelines contained within the Esquimalt Official 
Community Plan Bylaw, 2018, No.2922.  The development permit is required prior to a building 
permit being issued for the construction of a structure. 
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Evaluation of this application should focus on issues respecting the form and character 
of the development, including landscaping, exterior design and finish of the buildings 
and other structures in relation to the relevant design guidelines.  In addition, evaluation 
should focus on natural environment protection, energy conservation, greenhouse gas 
reduction, and water conservation in relation to the relevant development permit area 
guidelines. 
 
Context 
 
Architect:   MJM Architect Inc. 
Applicant/Owner:  Mikhail Bruce Wilkin 
Property Size:    Metric:   770 m2      Imperial:  8,288 ft2 
Existing Land Use:   Single Family Residential 
Surrounding Land Uses: 
North:      Multiple Family Residential 
South:     Multiple Family Residential 
West:    Multiple Family Residential 
East:    Multiple Family Residential 
Existing OCP Designation: Medium Density Residential [No change required] 
Zoning:   CD No. 105 [Comprehensive Development District] 
 
Zoning 
 
Density, Lot Coverage, Height and Setbacks:  The following chart details the floor area 
ratios, lot coverage, setbacks, height, parking requirements, and usable open space of this 
proposal. 
 
 CD No.105 Zone 
Units 10 
Floor Area Ratio 0.99 
Lot Coverage 51% 
Setbacks 
• Front 
• Rear 
• Interior Side [North] 
• Interior Side [South] 

 
5.85 m 
5.65 m 
4.50 m 
4.15 m 

Building Height 11 m 
Off Street Parking 12 
Usable Open Space 100 m2 
 
 
Official Community Plan 
 
This site is located within Development Permit Area No. 1 – Natural Environment, Development 
Permit Area No. 6 – Multi-Family Residential, Development Permit Area No. 7 – Energy 
Conservation and Greenhouse Gas Reduction, and Development Permit Area No. 8 – Water 
Conservation.  The guidelines of these Development Permit Areas are contained within the 
Esquimalt Official Community Plan Bylaw, 2018, No.2922. 
 
The following is a list of Official Community Plan guidelines to consider in evaluating this 
application. 
 
Development Permit Area No.1 is designated for the purpose of establishing objectives for the 
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protection of the natural environment, its ecosystems and biological diversity. 
 
OCP Section 18.5.2 Natural Features 
 
Natural features and areas to be preserved, protected, restored, and enhanced where feasible: 
 

1. Retain existing healthy native trees, vegetation, rock outcrops and soil wherever 
possible. 

3. Preservation of natural topography is favoured over blasting or building of retaining 
walls. 

5. Design new development and landscaping to frame rather than block public views. 
 
OCP Section 18.5.3 Biodiversity 
 
Landscaping features that will protect, restore and enhance biodiversity.  Where feasible: 
 

1. New landscaping shall consist predominantly of native plant and tree species.  Plants 
that are native to the Coastal Douglas-fir biogeoclimatic zone are preferred in landscape 
treatments as they provide habitat for threatened indigenous flora and fauna.  Drought 
tolerant plants native to western North America, that are known to be non-invasive, are a 
good alternative choice for landscaped areas. 

3. Choose trees and plants for site conditions; consider shade, sunlight, heat, wind-
exposure, sea spray tolerance, and year round moisture requirements in their 
placement. 

4. Consider the habitat and food needs of birds, pollinators, and humans in tree and plant 
species selection and placement; native plantings and food gardens compliment each 
other. 

8. Avoid using fast-growing non-native plants to cover and retain soils as they may become 
invasive and a constraint to the establishment of other plants. 

10. Design retaining wall spacing and landscape planting areas of sufficient width and depth 
to support plantings. 

 
OCP Section 18.5.4 Natural Environment 
 
Measures to protect, restore and enhance the natural environment (limit noise, light and air 
pollution).  Where it is reasonable: 
 

1. Strategically locate leafy trees/ hedges and water features to mask urban noises such as 
traffic, garbage collection and delivery locations.  Consider that leafy rough barked trees, 
vine covered walls and natural ground cover materials (mulch, soil) will help dampen 
urban noise. 

4. Place trees and vegetation near sources of air pollution including busy roadways, to 
assist in reduction of air pollution through the collection of particulate matter on leaves 
and needles, and absorption of toxic gases, including but not limited to: ozone, nitrogen 
dioxide, sulfur dioxide, carbon monoxide, carbon dioxide, cadmium, chromium, nickel 
and lead. 

 
Development Permit Area No.6 is designated for the purpose of establishing objectives for the 
form and character of multi-family residential development. 
 
OCP Section 23.5 Multi-Family Residential Guidelines 
 

2. New buildings should be designed and sited to minimize visual intrusion on to the 
privacy of surrounding homes and minimize the casting of shadows on to the private 
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outdoor space of adjacent residential units. 
4. Landscaping should emphasize the creation of an attractive streetscape, as well as to 

provide privacy between individual buildings and dwellings, screen parking areas and 
break up large expanses of paving. 

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

11. Site lighting should provide personal safety for residents and visitors and be of the type 
that reduces glare and does not cause the spillover of light on to adjacent residential 
sites. 

15. Provide for slightly raised entrances to ground floor residences along with private yards 
that are accessible from the fronting street or land to encourage community interaction. 

18. Wherever possible, outdoor storage and parking areas should be screened from view. 
 
Development Permit Area No.7 is designated for the purposes of energy conservation and 
greenhouse gas reduction. 
 
OCP Section 24.5.1 Siting of buildings and structures 
 
Where it is feasible: 
 

4. Provide space for pleasant pedestrian pathways between buildings. 
6. Provide space for significant landscaping including varying heights of trees, shrubs and 

ground covers. 
9. In residential neighbourhoods, provide space for larger trees and a second row of street 

trees as this will enhance the pedestrian experience by lowering wind velocity at street 
level reducing excessive heating at ground level and absorbing vehicle and other urban 
noises. 

 
OCP Section 24.5.2 Form and exterior design of buildings and structures 
 
Where it is feasible: 
 

3. Place more windows on the south side of buildings to increase solar gain, and 
fewer/smaller windows on the north side to minimize heat loss. 

4. Use roof over-hangs, fixed-fins or other solar shading devices on south and west facing 
windows to reduce peak summer heat gain while enabling sunlight penetration in winter 
months. 

5. Install adjustable overhangs above windows that can help control the amount of sun 
exposure in warmer months thereby reducing the need for cooling. 

7. Skylights are discouraged as they decrease insulating values and can interfere with 
solar panel installation. 

10. Avoid heavily tinted windows or reflective glass which will diminish the natural 
daylighting of interior spaces, thereby requiring increased energy requirements for 
interior lighting. 

 
OCP Section 24.5.3 Landscaping 
 
Where it is feasible: 
 

2. Choose open space and landscaping over dedicating space to the parking and 
manoeuvring of private motor vehicles. 

3. Conserve native trees, shrubs and soils, thereby saving the cost of importing materials 
and preserving already sequestered carbon dioxide. 

4. Use deciduous trees for landscaping along southern exposures, as they provide shade 
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in the summer and allow more sunlight through in the winter months. 
5. Strategically place taller trees and vegetation on the south and west sides of buildings 

where there is more direct sun exposure. 
6. Strategically place coniferous trees such that they can buffer winter winds. 
7. As context and space allow, plant trees that will attain a greater mature size, for greater 

carbon storage; removal of healthy trees is discouraged as the loss of the ecosystem 
services provided by larger trees will take many years to recover. 

8. Plant trees with a larger canopy cover along roadways and sidewalks, thereby providing 
shading of paved areas, lowering the heating of paved surfaces and reducing the wind 
velocities in these pedestrian areas. 

9. Plant shorter and sturdier vegetation closer to buildings and other structures, and taller 
vegetation further away to avoid potential damage from strong winds blowing vegetation 
against buildings. 

11. For parking areas and along boulevard/sidewalk edges; plant trees to provide shade, 
store carbon and reduce the heat island effect. 

 
OCP Section 24.5.4 Machinery, equipment and systems external to buildings and other 
structures 
 
Where it is feasible: 
 

2. Use heat pumps, solar panels, green (living) roofing or an innovative system to improve 
a building’s energy performance. 

3. Use durable, vandalism and graffiti resistant materials where neighbourhood 
surveillance may be limited. 

4. Design for on-site heat recovery and re-use of water. 
 
OCP Section 24.5.5.Special Features 
 
Where it is feasible: 
 

1. Select building materials that have been shown to have a high level of durability for the 
use intended. 

2. Use wood for construction as a means to sequester carbon dioxide – North American 
grown and sustainably harvested wood is preferable for building construction. 

3. Select local and regionally manufactured building products whenever possible to reduce 
transportation energy costs. 

4. Reuse of existing buildings and building materials is encouraged. 
5. Choose materials that have a high likelihood of reuse or recycling at end of life. 

 
Development Permit Area No.8 is designated for the purpose of water conservation. 
 
OCP Section 25.5.1 Building and Landscape Design 
 
Where it is feasible: 
 

1. Reduce the burden on built stormwater infrastructure by designing on-site retention 
systems to retain the first three centimetres of stormwater on site, per precipitation 
event. 

2. Provide space for absorbent landscaping, including significantly sized trees on the site 
and by not allowing underground parking structures to extend beyond building walls. 

3. Incorporate rainwater collection systems into roof design; consider using living roofs and 
walls as part of a rainwater collection system. 

4. Incorporate rain gardens into landscaping and direct rainwater towards vegetated areas. 
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5. Intersperse paved surfaces with drought resistant vegetation that will provide shade on 
those surfaces and design the paved surfaces to drain into the vegetation. 

6. Design landscaping with more planted and pervious surfaces than solid surfaces. 
 
OCP Section 25.5.2 Landscaping – Select Plantings for Site and Local Conditions 
 
Where it is feasible: 

1. Retain existing native trees vegetation, and soil on site. 
2. Plant species native to the Coastal Douglas-fir biogeoclimatic zone, as they are most 

suited to our climate and require little additional irrigation once established. 
3. Consider shade, sunlight, heat, wind-exposure and sea spray, as well as water needs in 

the selection and placement of plant species. 
4. Group plants with similar water needs into hydro-zones. 

 
OCP Section 25.5.3 Landscaping – Retaining Stormwater on Site (absorbent landscaping) 
 
Where it is feasible: 
 

1. Preserve and restore treed areas.  Trees are the most effective form of absorbent 
landscaping due to their extensive root zones and their ability to absorb water from the 
soil and intercept precipitation on leaves, needles and branches.  Consider that native 
conifers are well adapted to local wet winters. 

2. Use pervious landscaping materials to enhance stormwater infiltration; permeable 
paving is preferable for surface parking areas. 

3. Avoid disturbing, compacting and removing areas of natural soil, as these are naturally 
absorbent areas. 

4. Locate civil servicing lines along driveways and other paved areas, to lessen the 
disturbance of natural soils and loss of their natural absorption qualities. 

5. Use good quality top soil and compost for the finish grading of disturbed areas to 
contribute to the water holding capacity of newly landscaped areas. 

6. Choose bark mulches or woodchips for walking paths for enhanced absorption. 
7. Plant at densities that will ensure vegetated areas have 100% plant canopy coverage 

after two full growing seasons.  Consider that understory native plants are adapted to 
local climates, absorb seasonal soil moisture and reduce compaction due to foot traffic. 

 
OCP Section 25.5.4 Landscaping – Water Features and Irrigation Systems 
 
Where it is feasible: 
 

1. Use automated high efficiency irrigation systems where irrigation is required. 
2. Incorporate stormwater retention features into irrigation system design. 
3. Use recirculated water systems for water features such as pools and fountains. 
4. Install plantings and irrigation systems to the Canadian Landscape Standard. 

 
Green Building Features 
 
The applicant has completed the Esquimalt Green Building Checklist [attached]. 
 
 
Comments From Other Departments  
 
The plans for this proposal were circulated to other departments and the following comments 
were received: 
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Building Inspection:  Building to be constructed to requirements of BC Building Code 2012 
and Municipal Building Code Bylaw, 2002, No. 2538.  Applicant must address all issues 
contained within the Township Development Protocol should application be approved. Plans will 
be reviewed for compliance with BC Building Code upon submission of a Building Permit 
application. 
 
Engineering Services:  Engineering staff has completed a preliminary evaluation of Works and 
Services that would be required for the 10 unit multiple family residential building proposed to be 
located at 615 Fernhill Road.  Staff confirms that the design appears achievable on the site and 
that appropriate works and services are available in the immediate area.  If approved, the 
development must be serviced in accordance with bylaw requirements including, but not limited 
to, new sewer and drain connections, underground hydro, telephone and cable services and 
new road works may be required up to the centre line of Fernhill Road. Should the application 
be approved, additional comments will be provided when detailed civil engineering drawings are 
submitted as part of a Building Permit application. 
 
Parks Services: Parks staff has completed a preliminary review of the proposed on-site and 
off-site landscaping and have no concerns with the planting plan.  Trees to be retained on site 
require protective fencing in advance of site preparation, deconstruction, and during 
construction.  A tree cutting permit is required for any tree removal 
 
Fire Services: Fire Services staff has completed a preliminary review of the proposed plans 
and recommends for the power lines on Fernhill Road in front of the subject property to be 
buried.  Although this is not required by the Township, it would be desirable as a streetscape 
improvement.  Fire Services Staff also had concerns with the height of the new boulevard trees 
as they may impede with aerial access to the building. 
 
Comments from the Design Review Committee [DRC]  
 
This rezoning application was considered at the regular meeting of the DRC held on June 14, 
2017. 
 
Members felt that the proposed development would enhance the neighbourhood and 
corresponded well to the land use designation in the Official Community Plan.  Members raised 
concerns about screening between the subject property and its adjacent properties.  Members 
also stated that one ornamental tree is not a sufficient replacement for the Garry Oak tree that is 
being removed.  In addition, members wanted the applicant to consider the possibility of using 
permeable pavers to treat rainwater by altering the grading at the parking level. 
 
The DRC resolved that the application be forwarded to Council with a recommendation of 
approval subject to the following conditions: 
 
That the applicant: 
1.  Consider adjusting the site plan so that vegetative screening between the subject property 
and the property to the south can be located on the subject property; 
2.  Consider tree plantings in the front setback that more closely compensate for the loss of the 
Garry Oak; and  
3.  Examine the grading and drainage issues and examine the possibility of using permeable 
pavers to treat rainwater runoff. 
 
In response to this recommendation, the applicant has amended the plans for the proposed 
development to address these issues.  The applicant added five red Maple trees to the open 
space north of the building and five Beech trees to the eastern edge of the property.  Alongside 
the Beech trees, there is a proposed Yew hedging for additional screening.  Given the limited 
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planting opportunities in the front yard area of the proposed design, the applicant has voluntarily 
agreed to install 2 boulevard trees within the public realm to enhance the overall streetscape.  In 
addition, the grading at the parking level was altered to utilize the permeable pavers to treat the 
rainwater runoff. 
 
Comments from the Advisory Planning Commission [APC] 
 
This rezoning application was considered at the regular meeting of the APC held on June 20, 
2017.   
 
Members liked the proposal and felt the design and concept fit within the character of the 
neighbourhood.  Members questioned whether such a large building on a small lot would be 
viable without the increase in lot coverage.  Members also questioned whether two electric 
vehicle charging stations would be sufficient.  Members also suggested that the applicant 
consider incorporating accessibility into the design of the units. 
 
The APC resolved that the application be forwarded to Council with a recommendation of 
approval as the proposed design and concept fits within the character of the neighbourhood and 
the needs of the community. 
 
ALTERNATIVES: 

 
1. Forward the application for Development Permit to Council with a recommendation of 

approval including reasons for the recommendation. 
 

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

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

denial including reasons for the recommendation. 
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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: August 8, 2018 
 

STAFF REPORT 
 
DATE: 
 

August 4, 2018  

TO: 
 

Chair and Members of the Design Review Committee 

FROM: 
 

Alex Tang, Planner 
Bill Brown, Director of Development Services 
 

SUBJECT: 
 

Development Permit Application 
669 Constance Avenue 
[PID 030-431-026  Lot 1, Suburban Lots 43 and 44, Esquimalt District, 
Plan EPP76107] 
 

 
RECOMMENDATION: 
 
That the Esquimalt Design Review Committee [DRC] recommends to Council that the 
application for a Development Permit authorizing the form and character of the proposed 
development of a 83 unit residential apartment building consistent with the architectural plans 
provided by Lang Wilson Practice in Architecture Culture Inc., the landscape plan by Lombard 
North Group Inc., and sited in accordance with the McElhanney Consulting Services Ltd., all 
stamped “Received July 24, 2018”, to be located at PID 030-431-026  Lot 1, Suburban Lots 43 
and 44, Esquimalt District, Plan EPP76107 [669 Constance Avenue] 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 proposing to build a 12 storey, mass timber, 83 unit, multiple family, 
prefabricated, residential building.  Comprehensive Development District No. 107 of Esquimalt 
Zoning Bylaw 1992, No. 2050 has been written to govern this development. 
 
This site is located within Development Permit Area No. 1 – Natural Environment, Development 
Permit Area No. 6 – Multi-Family Residential, Development Permit Area No. 7 – Energy 
Conservation and Greenhouse Gas Reduction, and Development Permit Area No. 8 – Water 
Conservation.  A Development Permit is required to ensure that the application is generally 
consistent with the Development Permit Area guidelines contained within the Esquimalt Official 
Community Plan Bylaw, 2018, No.2922.  The development permit is required prior to a building 
permit being issued for the construction of a structure. 
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Evaluation of this application should focus on issues respecting the form and character 
of the development, including landscaping, exterior design and finish of the buildings 
and other structures in relation to the relevant design guidelines.  In addition, evaluation 
should focus on natural environment protection, energy conservation, greenhouse gas 
reduction, and water conservation in relation to the relevant development permit area 
guidelines. 
 
Context 
 
Applicant:   StandingStone Developments [Casey O’Byrne and Troy Grant] 
Owner:   StandingStone Developments Ltd., Inc. No. BC0776378 
Architect:   Lang Wilson Practice in Architecture Inc. 
Property Size:    Metric:   1933 m2      Imperial:  20,800 ft2 
Existing Land Use:   5 unit Multiple Family Apartment 
    Duplex 
    Vacant Land 
Surrounding Land Uses: 
North:      Department of National Defence Lands 
South:     Multiple Family Residential 
West:    Department of National Defence Lands 
East:    Single Family/Two Family Residential 
Existing OCP Designation: High Density Residential [No change required] 
Zoning:   CD No. 107 [Comprehensive Development District No.107] 
 
Zoning 
 
Density, Lot Coverage, Height and Setbacks:  The following chart details the floor area 
ratios, lot coverage, setbacks, height, parking requirements, and usable open space of this 
proposal. 
 
 CD No.107 Zone 
Units 83 
Floor Area Ratio 3.0 
Lot Coverage 87% / 55% above 2nd storey 
Setbacks 
• Front (Constance Ave) 
• Rear (Admirals Road) 
• Interior Side [North] 
• Interior Side [South] 

 
0.8 m 
3.1 m 
1.5 m 
2.7 m 

Building Height 36 m 
Off Street Parking 83 spaces 
 
 
Official Community Plan 
 
This site is located within Development Permit Area No. 1 – Natural Environment, Development 
Permit Area No. 6 – Multi-Family Residential, Development Permit Area No. 7 – Energy 
Conservation and Greenhouse Gas Reduction, and Development Permit Area No. 8 – Water 
Conservation.  The guidelines of these Development Permit Areas are contained within the 
Esquimalt Official Community Plan Bylaw, 2018, No.2922. 
 
The following is a list of Official Community Plan guidelines to consider in evaluating this 
application. 
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Development Permit Area No.1 is designated for the purpose of establishing objectives for the 
protection of the natural environment, its ecosystems and biological diversity. 
 
OCP Section 18.5.2 Natural Features 
 
Natural features and areas to be preserved, protected, restored, and enhanced where feasible: 
 

1. Retain existing healthy native trees, vegetation, rock outcrops and soil wherever 
possible. 

3. Preservation of natural topography is favoured over blasting or building of retaining 
walls. 

5. Design new development and landscaping to frame rather than block public views. 
 
OCP Section 18.5.3 Biodiversity 
 
Landscaping features that will protect, restore and enhance biodiversity.  Where feasible: 
 

1. New landscaping shall consist predominantly of native plant and tree species.  Plants 
that are native to the Coastal Douglas-fir biogeoclimatic zone are preferred in landscape 
treatments as they provide habitat for threatened indigenous flora and fauna.  Drought 
tolerant plants native to western North America, that are known to be non-invasive, are a 
good alternative choice for landscaped areas. 

2. In residential locations plan for ‘nature out front’; for new landscaping in front and 
exterior side yards use a variety of site-appropriate, native species; thereby contributing 
positively to pedestrian friendly urban streets, future greenways and habitat enhanced 
corridors. 

3. Choose trees and plants for site conditions; consider shade, sunlight, heat, wind-
exposure, sea spray tolerance, and year round moisture requirements in their 
placement. 

4. Consider the habitat and food needs of birds, pollinators, and humans in tree and plant 
species selection and placement; native plantings and food gardens compliment each 
other. 

8. Avoid using fast-growing non-native plants to cover and retain soils as they may become 
invasive and a constraint to the establishment of other plants. 

10. Design retaining wall spacing and landscape planting areas of sufficient width and depth 
to support plantings. 

 
OCP Section 18.5.4 Natural Environment 
 
Measures to protect, restore and enhance the natural environment (limit noise, light and air 
pollution).  Where it is reasonable: 
 

1. Strategically locate leafy trees/ hedges and water features to mask urban noises such as 
traffic, garbage collection and delivery locations.  Consider that leafy rough barked trees, 
vine covered walls and natural ground cover materials (mulch, soil) will help dampen 
urban noise. 

4. Place trees and vegetation near sources of air pollution including busy roadways, to 
assist in reduction of air pollution through the collection of particulate matter on leaves 
and needles, and absorption of toxic gases, including but not limited to: ozone, nitrogen 
dioxide, sulfur dioxide, carbon monoxide, carbon dioxide, cadmium, chromium, nickel 
and lead. 

 
Development Permit Area No.6 is designated for the purpose of establishing objectives for the 
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form and character of multi-family residential development. 
 
OCP Section 23.5 Multi-Family Residential Guidelines 
 

2. New buildings should be designed and sited to minimize visual intrusion on to the 
privacy of surrounding homes and minimize the casting of shadows on to the private 
outdoor space of adjacent residential units. 

4. Landscaping should emphasize the creation of an attractive streetscape, as well as to 
provide privacy between individual buildings and dwellings, screen parking areas and 
break up large expanses of paving. 

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

11. Site lighting should provide personal safety for residents and visitors and be of the type 
that reduces glare and does not cause the spillover of light on to adjacent residential 
sites. 

18. Wherever possible, outdoor storage and parking areas should be screened from view. 
 
Development Permit Area No.7 is designated for the purposes of energy conservation and 
greenhouse gas reduction. 
 
OCP Section 24.5.1 Siting of buildings and structures 
 
Where it is feasible: 
 

4. Provide space for pleasant pedestrian pathways between buildings. 
6. Provide space for significant landscaping including varying heights of trees, shrubs and 

ground covers. 
9. In residential neighbourhoods, provide space for larger trees and a second row of street 

trees as this will enhance the pedestrian experience by lowering wind velocity at street 
level reducing excessive heating at ground level and absorbing vehicle and other urban 
noises. 

 
OCP Section 24.5.2 Form and exterior design of buildings and structures 
 
Where it is feasible: 
 

3. Place more windows on the south side of buildings to increase solar gain, and 
fewer/smaller windows on the north side to minimize heat loss. 

4. Use roof over-hangs, fixed-fins or other solar shading devices on south and west facing 
windows to reduce peak summer heat gain while enabling sunlight penetration in winter 
months. 

5. Install adjustable overhangs above windows that can help control the amount of sun 
exposure in warmer months thereby reducing the need for cooling. 

7. Skylights are discouraged as they decrease insulating values and can interfere with 
solar panel installation. 

8. Add rooftop patios and gardens, particularly food producing gardens, as they can 
contribute to local resilience, livability, and reduction in greenhouse gas production by 
reducing food transportation costs. 

9. Install greenhouses for growing food on rooftops where neighbourhood privacy and light 
intrusion concerns are mitigated. 

10. Avoid heavily tinted windows or reflective glass which will diminish the natural 
daylighting of interior spaces, thereby requiring increased energy requirements for 
interior lighting. 
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OCP Section 24.5.3 Landscaping 
 
Where it is feasible: 
 

2. Choose open space and landscaping over dedicating space to the parking and 
manoeuvring of private motor vehicles. 

3. Conserve native trees, shrubs and soils, thereby saving the cost of importing materials 
and preserving already sequestered carbon dioxide. 

4. Use deciduous trees for landscaping along southern exposures, as they provide shade 
in the summer and allow more sunlight through in the winter months. 

5. Strategically place taller trees and vegetation on the south and west sides of buildings 
where there is more direct sun exposure. 

6. Strategically place coniferous trees such that they can buffer winter winds. 
7. As context and space allow, plant trees that will attain a greater mature size, for greater 

carbon storage; removal of healthy trees is discouraged as the loss of the ecosystem 
services provided by larger trees will take many years to recover. 

8. Plant trees with a larger canopy cover along roadways and sidewalks, thereby providing 
shading of paved areas, lowering the heating of paved surfaces and reducing the wind 
velocities in these pedestrian areas. 

9. Plant shorter and sturdier vegetation closer to buildings and other structures, and taller 
vegetation further away to avoid potential damage from strong winds blowing vegetation 
against buildings. 

11. For parking areas and along boulevard/sidewalk edges; plant trees to provide shade, 
store carbon and reduce the heat island effect. 

 
OCP Section 24.5.4 Machinery, equipment and systems external to buildings and other 
structures 
 
Where it is feasible: 
 

2. Use heat pumps, solar panels, green (living) roofing or an innovative system to improve 
a building’s energy performance. 

3. Use durable, vandalism and graffiti resistant materials where neighbourhood 
surveillance may be limited. 

4. Design for on-site heat recovery and re-use of water. 
 
OCP Section 24.5.5.Special Features 
 
Where it is feasible: 
 

1. Select building materials that have been shown to have a high level of durability for the 
use intended. 

2. Use wood for construction as a means to sequester carbon dioxide – North American 
grown and sustainably harvested wood is preferable for building construction. 

3. Select local and regionally manufactured building products whenever possible to reduce 
transportation energy costs. 

4. Reuse of existing buildings and building materials is encouraged. 
5. Choose materials that have a high likelihood of reuse or recycling at end of life. 

 
Development Permit Area No.8 is designated for the purpose of water conservation. 
 
OCP Section 25.5.1 Building and Landscape Design 
 
Where it is feasible: 
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1. Reduce the burden on built stormwater infrastructure by designing on-site retention 

systems to retain the first three centimetres of stormwater on site, per precipitation 
event. 

2. Provide space for absorbent landscaping, including significantly sized trees on the site 
and by not allowing underground parking structures to extend beyond building walls. 

3. Incorporate rainwater collection systems into roof design; consider using living roofs and 
walls as part of a rainwater collection system. 

4. Incorporate rain gardens into landscaping and direct rainwater towards vegetated areas. 
5. Intersperse paved surfaces with drought resistant vegetation that will provide shade on 

those surfaces and design the paved surfaces to drain into the vegetation. 
6. Design landscaping with more planted and pervious surfaces than solid surfaces. 

 
OCP Section 25.5.2 Landscaping – Select Plantings for Site and Local Conditions 
 
Where it is feasible: 

1. Retain existing native trees vegetation, and soil on site. 
2. Plant species native to the Coastal Douglas-fir biogeoclimatic zone, as they are most 

suited to our climate and require little additional irrigation once established. 
3. Consider shade, sunlight, heat, wind-exposure and sea spray, as well as water needs in 

the selection and placement of plant species. 
4. Group plants with similar water needs into hydro-zones. 

 
OCP Section 25.5.3 Landscaping – Retaining Stormwater on Site (absorbent landscaping) 
 
Where it is feasible: 
 

1. Preserve and restore treed areas.  Trees are the most effective form of absorbent 
landscaping due to their extensive root zones and their ability to absorb water from the 
soil and intercept precipitation on leaves, needles and branches.  Consider that native 
conifers are well adapted to local wet winters. 

2. Use pervious landscaping materials to enhance stormwater infiltration; permeable 
paving is preferable for surface parking areas. 

3. Avoid disturbing, compacting and removing areas of natural soil, as these are naturally 
absorbent areas. 

4. Locate civil servicing lines along driveways and other paved areas, to lessen the 
disturbance of natural soils and loss of their natural absorption qualities. 

5. Use good quality top soil and compost for the finish grading of disturbed areas to 
contribute to the water holding capacity of newly landscaped areas. 

6. Choose bark mulches or woodchips for walking paths for enhanced absorption. 
7. Plant at densities that will ensure vegetated areas have 100% plant canopy coverage 

after two full growing seasons.  Consider that understory native plants are adapted to 
local climates, absorb seasonal soil moisture and reduce compaction due to foot traffic. 

 
OCP Section 25.5.4 Landscaping – Water Features and Irrigation Systems 
 
Where it is feasible: 
 

1. Use automated high efficiency irrigation systems where irrigation is required. 
2. Incorporate stormwater retention features into irrigation system design. 
3. Use recirculated water systems for water features such as pools and fountains. 
4. Install plantings and irrigation systems to the Canadian Landscape Standard. 

 
Green Building Features 
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The applicant has completed the Esquimalt Green Building Checklist [attached]. 
 
 
Comments From Other Departments  
 
The plans for this proposal were circulated to other departments and the following comments 
were received: 
 
Building Inspection:  Building to be constructed to requirements of BC Building Code 2012 
and Municipal Building Code Bylaw, 2002, No. 2538.  Applicant must address all issues 
contained within the Township Development Protocol should application be approved. Plans will 
be reviewed for compliance with BC Building Code upon submission of a Building Permit 
application. 
 
After discussion with Township management and knowledgeable third parties, it has been 
determined that the applicant would be required to secure site specific building code regulations 
for this proposal to be constructed. 
 
Engineering Services:  Engineering staff has completed a preliminary evaluation of Works and 
Services that would be required for the 83 unit multiple family residential building proposed to be 
located at 669 Constance Avenue.  Staff confirms that the design appears achievable on the 
site and that appropriate works and services are available in the immediate area.  If approved, 
the development must be serviced with bylaw requirements including, but not limited to, new 
sewer and drain connections, underground hydro, telephone and cable services, and new road 
works up to the centre line of both Constance Avenue and Admirals Road. 
 
Staff recommends that the applicant complete a sewer capacity study to determine whether the 
existing sewer network can handle the increased sewer flow generated by the proposed 
development. 
 
Should the application be approved, additional comments will be provided when detailed 
engineering drawings are submitted as part of a Building Permit application. 
 
Parks Services: Tree removal permits shall be required for their removal and either appropriate 
funds or installation of not less than five appropriately sized replacement trees. 
 
Fire Services: Fire Services staff has completed a preliminary review of the proposal and 
recommends that the applicant provide a comprehensive Building Code and Fire Code review 
report.  Staff wants to ensure adequate access to the building in the event of an emergency by 
necessitating unimpeded aerial access to the north, west, and east faces of the building.  
Accordingly, Fire Services staff recommends to Council that approval of this development be 
subject to the developer agreeing to redirect overhead hydro lines abutting the site, as well as 
those immediately to the north of the subject properties, underground to avoid conflicts.  
Additionally, given the size of the building, Fire Services staff recommends that approval of this 
project also be conditional upon the provision of public realm fire hydrants on both the 
Constance Avenue and Admirals Road frontages to ensure access to adequate water supply in 
the event of a fire.  Development Services staff have addressed these issues with the applicant, 
who has voluntarily offered to include these provisions in a Section 219 covenant registered on 
the property title in support of adoption of the proposed rezoning.  Fire Services Staff has also 
stated that the power lines must be buried previous to the start of construction of combustible 
material above grade. 
 
Comments from the Design Review Committee [DRC]  
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This rezoning application was considered at the regular meeting of the DRC held on November 
8, 2017. 
 
Members’ comments were mixed, with some members indicating support for the passive house 
certification and innovative approach to building design while others stated concerns regarding 
the reduced setbacks, overall mass, height and lot coverage of the building.  A member stated 
that the building fails to respect the scale of the built environment in the local area; however, 
members also noted that the OCP designates this area for significant densification. 
 
The DRC recommended to Council that the application be amended and presented again to the 
Design Review Committee with a focus on addressing the following: 
1. Consider increasing setbacks; 
2. Consider reducing lot coverage; 
3. Consider reducing the proximity to adjacent neighbouring properties; and 
4. Consider reducing the proximity to the public realm. 
The reason: The proposal as presented raises a number of concerns as identified in the motion. 
 
Comments from the Advisory Planning Commission [APC] 
 
This rezoning application was considered at the regular meeting of the APC held on November 
28, 2017.   
 
Members’ comments were generally positive, noting that this proposal would be a great 
improvement at the north end of Constance Avenue.  Members expressed concerns with the 
relationship between the proposed building and Admirals Road stating that it is a tall mass very 
close to Admirals Road.  Other members elaborated on this theme stating the face of the 
building looks monolithic and imposing.  They would like to see a revamped design of the 
façade to make the building look less institutional. Members questioned staff regarding the 
Township’s ability to ensure Passive House Certification.  Staff assured that tools are available 
to achieve this requirement.  Members requested clarification on how the building would be 
approved from a building code perspective.  They were advised that either an “alternative 
solutions” approach or a site specific Building Code requirement approach could be applied. 
 
The APC recommended to Council that the application be forwarded to Council with a 
recommendation for approval as the proposed number of parking spaces are reasonable and 
the setback relaxations are reasonable given the irregular shape of the parcel and the context of 
the location. 
 
Applicant’s Response to DRC and APC 
 
In response to the recommendations and comments received from both the DRC and APC, the 
applicant’s design team revised the project plans in an effort to address the identified concerns.  
An amended set of architectural plans, stamped “Received December 7, 2017”, was presented 
to staff with the applicant requesting the amendments be forwarded to the DRC for 
reconsideration.  Specific changes identified by the applicant include the following: 

• Breaking down the building mass into more legible 'mini-towers' 
• Breaking down the 'mini-towers' into scales of 2-3 floors with recessed floors in between 
• Squaring off the eastern most mini tower to create a negative corner on the Admirals 

façade in an attempt to mitigate the impact of the front façade 
• Setting back the lobby at the northeast corner to relieve pressure on the sidewalk 
• Add a grove of trees at the northeast corner 
• Terracing the southeast mini tower towards Admirals in order to create a greater setback 
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• Update to the walkways 
• Amended lobby design resulting in a substantially increased setback from Admirals 

Road at grade 
• Amended massing of the building towards Admirals Road 

 
Comments from the Design Review Committee [Second Review]  
 
This rezoning application was considered at the regular meeting of the DRC held on December 
13, 2017. 
 
Members’ comments included the following: 

• The changes improved the project significantly. 
• Concerns that the design does not comply with the Official Community Plan policy 

stating that 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 

• Concerns about the fit of the development for the current community in that the proposal 
is not responding to the character of the existing neighbourhood 

• Concerns were raised regarding the building wall on Admirals Road as the building 
appears to turn its back on the community  

• Suggestion that the building be reoriented to face the other way to embrace the 
community.  If the building was reoriented, it would change the height profile by having 
the highest component at the low end of the slope and the shorter component at the high 
end of the slope 

• Endorsement of the current design as appropriate as the building was designed as a 
gateway element 

• Concern the building seems adult oriented as there is nothing there for small children 
• Concerns regarding the size of the parking spaces and their functionality 
• Statement that ‘Market affordability’ is an oxymoron, as there is no such thing as market 

affordable housing; rather, this is market housing for Esquimalt. The applicant clarified 
that they are targeting people who earn $68,000.00 to $72,000.00 per year. 

• Concerns expressed with the south elevation, particularly the large staircase and the 
exposed walkways including a statement that this 12 storey building will look extremely 
hard and uncomforting in terms of its fit and design aesthetics 

• Questioned the feasibility of the project as a 6 storey building instead of the proposed 12 
storey building 

 
The DRC forwarded the application to Council for consideration with the understanding that the 
Design Review Committee wants to bring to Council’s attention that the project does not comply 
with the Official Community Plan step back guidelines.  
The Reason: The design as presented has a street wall on Admirals Road that is too high. 
 
ALTERNATIVES: 

 
1. Forward the application for Development Permit to Council with a recommendation of 

approval including reasons for the recommendation. 
 

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

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

denial including reasons for the recommendation. 
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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: August 8, 2018 
 

STAFF REPORT 
 
DATE: 
 

August 2, 2018  

TO: 
 

Chair and Members of the Design Review Committee 

FROM: 
 

Janany Nagulan, Planner 
Bill Brown, Director of Development Services 
 

SUBJECT: 
 

Development Permit Application – 520 Comerford Street 
[PID: 023-885-718, Strata Lot 1 Suburban Lot 40 Esquimalt District Strata Plan 
VIS4397 Together with an interest in the common property in proportion to the 
unit entitlement of the strata lot as shown on form 1] 

 
RECOMMENDATION: 
 
That the Esquimalt Design Review Committee [DRC] recommends to Council that the 
application for a Development Permit authorizing the construction of a elevator and hoistway 
inside the existing office building on the property are consistent with the architectural plans 
provided by Joe Newell Architect Inc. and sited in the Land Surveyor’s Site Plan prepared by 
J.E. Anderson & Associates all stamped “Received July 20, 2018”; to be located at 520 
Comerford Street, [PID: 023-885-718, Strata Lot 1 Suburban Lot 40 Esquimalt District Strata 
Plan VIS4397 Together with an interest in the common property in proportion to the unit 
entitlement of the strata lot as shown on form 1] be forwarded to Council with a recommendation 
to either approve or deny the application; including reason for the chosen 
recommendation. 
 
BACKGROUND:  
 
Purpose of the Application:  
 
The applicant is looking to install an elevator and hoistway inside the existing office building on 
the property that will change the height of the building. 
 
The property is within the following Development Permit areas: Development Permit Area No.1 
– Natural Environment, Development Permit Area No. 6 – Multi Family Residential Development 
Permit Area No. 7 Energy Conservation and Greenhouse Gas Reduction and Development 
Permit Area No. 8 – Water Conservation [Attached]. Therefore a Development Permit is 
required to ensure that the application is consistent of the Development Permit Area guidelines 
within the Esquimalt Official Community Plan Bylaw, 2018, No.2922.   
 
Evaluation of this application should focus on issues respecting the form and character 
of the proposal in relation to the relevant design guidelines as well as the guidelines 
related to Development Permit Areas No.1, No.7, and No.8. 
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Context 
Applicant: Joe Newell 
Owner:  Ellen Tarshis & Mike Jensen 
Property Size:  Metric:   345.85 m2      Imperial:  3722.7ft2 
 
Existing Land Use: Commercial 
Surrounding Land Uses:  

North:   Commercial 
South:   Commercial  
West:    Commercial 
East:     Commercial 

Existing OCP Designation: Commercial 
Proposed OCP Designation: Commercial/ Mixed Use  
Zoning: C-3 -Core Commercial  
 
Zoning 
 
The subject property is zoned C-3 – Core Commercial. The proposed height of the building 
does not exceed the height requirement of 13 meters of the zone.  
 
Official Community Plan 
 
The property is within the following Development Permit areas:  

• Development Permit Area No.1 – Natural Environment 
• Development Permit Area No. 6 – Multi Family Residential  
• Development Permit Area No. 7 – Energy Conservation and Greenhouse Gas Reduction 
• Development Permit Area No. 8 – Water Conservation  

 
The guidelines of these Development Permit Areas are contained within the Esquimalt Official 
Community Plan Bylaw, 2018, No.2922. 
 
The following is a list of Official Community Plan guidelines to consider in evaluating this 
application. 
 
OCP Section 18 Development Permit Area No. 1 – Natural Environment  
 

• No applicable guidelines as the proposal is for an existing development with no changes 
to the Natural Environment 

 
OCP Section 23 Development Permit Area No. 6 – Multi Family Residential 
 

• No applicable guidelines as the proposal is a commercial building 
 
OCP Section 24 Development Permit Area No. 7 – Energy Conservation & Green 
 
24.5.2 Form and exterior design of buildings and structures 
 
Where it is feasible:  
 
2.    Use roof designs that reduce heat transfer into neighbouring buildings, helping reduce the 

local heat island effect and the need for cooling of buildings in warmer months. 
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4.    Use roof over-hangs, fixed-fins or other solar shading devices on south and west facing 

windows to reduce peak summer heat gain while enabling sunlight penetration in winter 
months. 

 
5.    Install adjustable overhangs above windows that can help control the amount of sun 

exposure in warmer months thereby reducing need for cooling. 
 
OCP Section 25 Development Permit Area No. 8 – Water Conservation  
 

• No applicable guidelines as the proposal is for an existing development there are no 
changes to the water conservation strategy 

 
Comments From Other Departments  
The plans for this proposal were circulated to other departments and the following comments 
were received: 
  
Building Inspection:  Architect's supervision required. Subject to review for Building Code and 
Bylaw compliance at time of Building Permit application. 
 
Fire: B.C Building Code/ Fire Alarm Requirements for changes to Fire Alarm System and 
verification.  
 
Green Building Features 
The applicant has completed the Esquimalt Green Building Checklist [attached]. 
 
 
ALTERNATIVES: 
 
1. Forward the application for a Development Permit to Council with a recommendation of 

approval including reasons for the recommendation. 
 

2. Forward the application for a Development Permit to Council with a recommendation of 
denial including reasons for the recommendation. 

 
 



520 Comerford Street 
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DPA NO. 1: 
NATURAL  
ENVIRONMENT

18

18.1 Area
Land within the municipal boundaries of the Corporation of the Township of Esquimalt. 

18.2 Designation
Development Permit Area No. 1 is designated for the purpose of establishing objectives for:

• Section 488 (1) (a)  – protection of the natural environment, its ecosystems and
biological diversity.

18.3 Justification
• The gradual erosion of the natural environment incrementally degrades the value and function

of local and regional ecosystem services. The average person owns a parcel of land for a relatively
short time period of time (10-15 years); care can be taken to ensure larger trees and natural areas
are available for the next generation.

• Landscapes and ecosystems are composed of patches of diverse habitats that may include ‘species
at risk’, ‘environmentally sensitive areas’, and micro-ecosystems containing ‘ecological memory’.
Even small patches of native soil and vegetation support indigenous species; therefore, all areas
can contribute to regional biodiversity and support ecosystem services.

• Protecting Esquimalt’s natural environmental features [including but not limited to: local Garry
Oak and Douglas-fir ecosystems, rock outcrops, hilly terrain, and rugged clean shorelines] contrib-
utes to natural ecosystem functioning and protection of biodiversity.

• Esquimalt has over 20 kilometres of shoreline that serves industrial, commercial and residential
purposes, recreation enjoyment, and is vital habitat for numerous plants and animals (e.g. otters,
whales, seal, oyster catchers, gulls, various species of waterfowl, and eagles). Shoreline ecology
and fish habitat can be protected and enhanced by regulating development near shorelines, and
by mitigating the impacts of stormwater entering local waterways.  Keeping the urban envi-
ronment absorbent helps lessen marine ecosystem damage from: introduced pollutants, sudden
changes in water salinity and temperature, and shoreline erosion from surges in volume at storm-
water pipe outfalls.
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• The Gorge waterway is a sensitive, tidal-influenced watercourse that connects the fish-bearing
fresh water of Craigflower and Colquitz Creeks with the salt waters of Victoria Harbour. Over the
past few decades, significant public expenditures and efforts have gone into removing sources of
pollution and contamination that once plagued this waterway. However, the removal of native
shoreline vegetation and the construction of extensive seawalls have substantially diminished the
quality of the shoreline as supportive habitat for fish and wildlife.

• Both private and public landowners are responsible for this loss of habitat, often through well
meaning and beneficial projects such as shoreline walkways.

• Protecting and maintaining current wave energy patterns and natural patterns of erosion along
Esquimalt’s shorelines will contribute to the protection of natural features and dynamic processes.

• Invasive alien plant species pose a significant threat to regional biodiversity. Managing and reduc-
ing the introduction and spread of these species protects local ecosystem structure and function
and biodiversity.

• Esquimalt has several natural area parks of varying sizes distributed across the municipality. These
pieces of fragmented natural habitat can be better connected through the use of native plant
landscaping along roadways and in private yards; thereby supporting regional biodiversity.

• Biodiversity can be enhanced in an urban region through the thoughtful selection of building
methods and landscape design. Siting buildings to provide space for trees of varying species and
sizes provides vertical habitat for birds, pollinators and other creatures. In addition, the plants
of a traditional Garry Oak meadow ecosystem are well adapted for the seasonally dry conditions
found on local building roofs, and therefore can be effectively used in a ‘living roof’ system (a
green roof with enhanced ecosystem services). A living roof will moderate stormwater discharge
while providing habitat for indigenous plants, invertebrates, and ground feeding and nesting
birds.

• Native birds are an important component of urban biodiversity and provide important ecosystem
services that contribute to human health. Esquimalt is located within the ‘Pacific Flyway’ (A chain
of habitats used by at least one billion birds biannually as their migratory route along the west
coast of North and South America, from Alaska to Patagonia.) and much of Esquimalt’s shoreline
is part of the ‘Victoria Harbour Migratory Bird Sanctuary’. Reasonable actions can be taken to
enhance bird habitat in an urban setting; including providing vertical habitat through protection
and enhancement of the urban forest, and protecting local shorelines and waterways.

• Habitat corridors for pollinators and other wildlife will be enhanced; linking natural areas within
and through the urban matrix to support biodiversity and local food gardens

18.4 Exemptions

18.4.1 Properties
For all properties:

1. Interior renovations or alterations of existing buildings where residential density is not being
increased.

2. Ecological restoration projects undertaken or approved by the Township of Esquimalt.

3. Installation of unpaved paths or walking trails that are less than 1 m in width and covered in nat-
urally permeable materials [wood chips, bark mulch, sand or loose gravel] where the soil remains
undisturbed.
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18.4.2 Gorge Waterway
For all lands located more than 7.5 m from the high watermark of the Gorge Waterway:

1. Repair, maintenance or reconstruction, on the same footprint, of existing legal or legally non-con-
forming buildings, patios, driveways, parking areas and utilities, provided there is no alteration to
natural soil or native vegetation.

2. Construction of fencing where no native trees are removed and disturbance to native vegetation
is negligible.

3. The addition of small temporary landscape amenities including benches, tables, garden orna-
ments, playground equipment, and raised garden beds (not including retaining walls).

18.4.3 High Watermark
For lands located more than 20 m from the high watermark of the Gorge Waterway, and more than 
15 m from the high watermark of the Strait of Juan de Fuca:

1. Minor additions [less than 10 m2 in area] to an existing legal or legally non-conforming building
or structure.

2. Construction of buildings and structures less than 10 m2 in area.

3. Installation of seasonal recreation equipment such as children’s play equipment, patio furniture,
temporary above natural ground level pools/hot tubs.

4. Temporary tent/carport structures.
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18.5 Guidelines 
The expertise of qualified environmental professionals (retained by applicants), is strongly encour-
aged and may be required in certain circumstances.

18.5.1 Lands Free of Development
Lands to remain free of development, with conditions:

1. Lands within 7.5 m of the high watermark of the Gorge Waterway shall be retained in as natural
a state as possible. Where the land has been previously altered, the area shall be restored with
native trees and plants.

2. New buildings/ structures shall not be located within 20 m of the high watermark of the Gorge
Waterway.

3. New buildings/ structures shall not be located within 10 m the high watermark of the Strait of
Juan de Fuca.

4. Replacement of, expansion of, densification and intensification of the use of existing buildings
within 20 m of the high watermark of the Gorge Waterway is discouraged; detached accessory
dwelling units are strongly discouraged in this location.

5. Replacement of, expansion of, densification and intensification of the use of existing buildings
within 10 m of the high watermark of the Strait of Juan de Fuca is discouraged and detached
accessory dwelling units are strongly discouraged in this location.

6. Variances to ‘Building Height’ and ‘Siting Requirements’ will be considered where natural areas
and trees are being protected.

7. Consider the use of conservation covenants for areas having high ecosystem conservation values.
Property owners are encouraged to work with local land trusts to protect natural features and
valuable habitat areas through land covenants.

18.5.2 Natural Features
Natural features and areas to be preserved, protected, restored, and enhanced where feasible:

1. Retain existing healthy native trees, vegetation, rock outcrops and soil wherever possible.

2. Preserve and enhance native tree and shrub clusters that overhang the waters edge as these pro-
vide shade, protection and feeding habitat for fish and wildlife.

3. Preservation of natural topography is favoured over blasting or building of retaining walls.

4. Narrower manoeuvering aisles, fewer and smaller parking spaces can be considered where natu-
ral areas are being conserved.

5. Design new development and landscaping to frame rather than block public views.

6. Avoid disturbing, compacting and removing areas of natural soil as this can lead to invasion by
unwanted plant species, poor water absorption and poor establishment of new plantings. Use of
local natural soil in disturbed and restored areas will support re-establishment of ecosystem func-
tions.
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18.5.3 Biodiversity
Landscaping features that will protect, restore and enhance biodiversity. Where feasible:

1. New landscaping shall consist predominantly of native plant and tree species. Plants that are
native to the Coastal Douglas-fir biogeoclimatic zone are preferred in landscape treatments as
they provide habitat for threatened indigenous flora and fauna. Drought tolerant plants native
to western North America, that are known to be non-invasive, are a good alternative choice for
landscaped areas.

2. In residential locations plan for ‘nature out front’; for new landscaping in front and exterior side
yards use a variety of site-appropriate, native species; thereby contributing positively to pedestri-
an friendly urban streets, future greenways and habitat enhanced corridors.

3. Choose trees and plants for site conditions; consider shade, sunlight, heat, wind-exposure, sea
spray tolerance, and year round moisture requirements in their placement.

4. Consider the habitat and food needs of birds, pollinators, and humans in tree and plant species
selection and placement; native plantings and food gardens compliment each other.

5. Encourage native plant and food gardens to spill from private land into boulevards.

6. Avoid monoculture plantings, especially expanses of turf grass outside of playing field sites.

7. Snags, logs, driftwood and rock cairns may be used as interesting landscaping features that also
provide habitat for native flora and fauna.

8. Avoid using fast-growing non-native plants to cover and retain soils as they may become invasive
and a constraint to the establishment of other plants.

9. Locate civil servicing pipes/lines under driveways or other paved areas to minimize tree root dam-
age. (Note that the majority of trees have their roots in the top 0.6 m of the soil).

10. Design retaining wall spacing and landscape planting areas of sufficient width and depth to sup-
port plantings (eg. provide larger spaces for trees).

11. Support the daylighting of portions of the stormwater system for enhanced habitat.

12. Aim to meet the Canadian Landscape Standards in all landscaping installations.

18.5.4 Natural Environment
Measures to protect, restore and enhance the natural environment (limit noise, light and air pollu-
tion). Where it is reasonable:

1. Strategically locate leafy trees/ hedges and water features to mask urban noises such as traffic,
garbage collection and delivery locations. Consider that leafy rough barked trees, vine covered
walls and natural ground cover materials (mulch, soil) will help dampen urban noise.

2. Use International Dark-Sky Association approved lighting fixtures in outdoor locations. Outdoor
lighting shall be no brighter than necessary, be fully shielded (directed downward and designed
to serve pedestrian needs), have minimal blue light emissions and only be on when needed. Avoid
vanity lighting, and lighting directed into the night sky and trees tops.

3. Light spillage on to waterways is strongly discouraged.

4. Place trees and vegetation near sources of air pollution including busy roadways, to assist in re-
duction of air pollution through the collection of particulate matter on leaves and needles, and
absorption of toxic gases, including but not limited to: ozone, nitrogen dioxide, sulfur dioxide,
carbon monoxide, carbon dioxide, cadmium, chromium, nickel and lead.
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18.5.5 Drainage and Erosion
Measures to control drainage and shoreline erosion. Where it is reasonable:

1. Preserve, restore and enhance treed areas. Trees are the most effective form of absorbent land-
scaping due to their extensive root zones and their ability to both absorb water from the soil and
intercept precipitation on leaves, needles and branches. Consider that native conifers are well
adapted to local wet winters.

2. Reduce the impact of surges in stormwater on shorelines by designing on-site stormwater reten-
tion systems to contain the first 3 centimetres [1.25 inches] of precipitation on site, per precipita-
tion event; and incorporating rainwater collection systems into roof design and landscaping.

3. Consider using shared private/ public rain gardens. Direct a portion of stormwater to adjacent
public open spaces, when deemed appropriate by the Director of Engineering and Public Works.

4. Maximize the ratio of planted and pervious surfaces to unplanted surfaces, and design paved ar-
eas to direct water towards vegetated areas, to help reduce surface run off. Where paved surfaces
are needed, intersperse with drought resistant vegetation and trees, to help absorb stormwater,
provide shade and reduce the local heat island effect.

5. Use porous surfaces to enhance stormwater infiltration, permeable paving is preferable for all
open air parking areas. Ensure installation methods contribute to sustained permeability and re-
tention of stormwater on the site.

6. Choose absorbent landscaping materials; leaf mulches, wood chips and good quality top soil, over
gravel, pavers and concrete. Provide mulch of organic, locally derived materials; leaf mulch from
local tree leaves is most desirable.

7. Incorporation of rain gardens, bio-swales, rain barrels, and even small depressions (puddles) into
landscaping will help reduce surges of stormwater entering local waterways.

8. Planting densities should ensure that vegetated areas will have near 100% plant coverage after
two full growing seasons.

18.5.6 Protect, Restore and Enhance Shorelines
Measures to protect, restore and enhance local shorelines (reducing shoreline hardening and dock 
development). When it is feasible:

1. Waterfront property owners are encouraged to become familiar with and adopt a ‘soft shore’
restoration approach to the care of their foreshore property (i.e. Green Shores for Homes).

2. Avoid the expansion of dock area, bulkheads, groins or other shoreline hardening structures. Re-
moval or reductions in the surface area of existing private docks is encouraged.

3. Where shoring methods are required to prevent erosion or the sloughing of the shoreline, choose
bio-engineering methods over the use of sea-walls or retaining walls. Where sea-walls or retain-
ing walls are the only means of effectively preventing erosion, design in consultation with quali-
fied environmental professionals, as well as engineering professionals.

18.5.7 Native Bird Biodiversity
Measures to protect, restore and enhance native bird biodiversity. Where it is reasonable:

1. Protect and enhance habitat features like mature trees, shrub clusters, native fruit bearing shrubs,
fresh water ponds and ephemeral damp areas (puddles).
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2. Encourage increased front yard habitat along quieter streets to reduce bird vehicle conflicts and
enhance the pedestrian experience through native plantings.

3. Sustain a mix of habitat types; including forest, shrub-land, meadow, riparian wetland and coastal
shoreline ecosystems in landscaping.

4. Incorporate a vertical vegetation structure [vertical habitat] including layers of ground cover,
shrub, understorey and canopy in landscape design.

5. Choose a range of native plant species and sizes; a mix of coniferous and deciduous trees will
enhance bird species diversity.

6. Incorporate architectural features that limit collisions between birds and windows including pat-
terned, frosted or tinted glass, exterior louvers, blinds, sun shades and canopies.

7. Cap and screen all ventilation pipes and grates, avoid openings greater than 2.0 x 2.0 cm.
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DPA NO. 6: 
MULTI-FAMILY 
RESIDENTIAL

23

23.1 Area
All land designated Multi-Unit Residential on “Development Permit Areas Map” (Schedule “H”) are 
part of DPA No. 6

23.2 Designation
Development Permit Area No. 6 is designated for the purpose of: 

• Section 488(1)(f) –  establishment of objectives for the form and character of
multi-family residential development.

23.3 Justification
This Plan emphasizes the importance of protecting residential neighbourhoods and encouraging 
a high quality of construction for new developments. It is essential that new multi-unit residential 
development not have a negative impact on, or be out of character with, existing residential neigh-
bourhoods. The primary objective of Development Permit Area No. 6 is to ensure that the develop-
ment of multi-unit residential sites is compatible with surrounding uses.

23.4 Exemptions
The following do not require a development permit:

1. Construction of buildings or structures less than 10 m2;

2. 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; and

3. Placement of signs less than 1.5 m2 in size.
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23.5 Guidelines 
1. The size and siting of buildings that abut existing single- and two-unit and townhouse dwellings

should reflect the size and scale of adjacent development and complement the surrounding uses.
To achieve this, height and setback restrictions may be imposed as a condition of the develop-
ment permit.

2. New buildings should be designed and sited to minimize visual intrusion on to the privacy
of surrounding homes and minimize the casting of shadows on to the private outdoor
space of adjacent residential units.

3. High-density multi-unit residential buildings or mixed commercial/residential buildings in
commercial areas should be designed so that the upper storeys are stepped back from the
building footprint, with lower building heights along the street front to address human scale,
public space, and maximum light penetration at street level.

4. Landscaping should emphasize the creation of an attractive streetscape, as well as
provide privacy between individual buildings and dwellings, screen parking areas and
break up large expanses of paving.

5. Surface parking areas in developments less than five storeys in height, will be situated
away from the street and screened by berms, landscaping or solid fencing or a
combination of these three.

6. Underground parking should be encouraged for any multi-unit residential buildings exceeding
four storeys.

7. The retention of public view corridors, particularly views to the water, should be
encouraged wherever possible.

8. To preserve view corridors and complement natural topography, stepped-down building
designs are encouraged for sloping sites.

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

10. Townhouses will be designed such that the habitable space of one dwelling unit abuts the
habitable space of another unit and the common wall overlap between adjoining
dwellings shall be at least 50 percent.

11. Site lighting should provide personal safety for residents and visitors and be of the type
that reduces glare and does not cause the spillover of light on to adjacent residential
sites.

12. Avoid excessively long blank walls adjacent to public streets.

13. Use architectural emphasis to define street corners.

14. Provide for building occupants to overlook public streets, parks, walkways and spaces, considering
security and privacy of residents.

15. Provide for slightly raised entrances to ground floor residences along with private yards that are
accessible from the fronting street or lane to encourage community interaction.

16. Use of indigenous and adaptive plant species is encouraged.

17. All exterior lighting should avoid excessive stray light pollution and should meet International
Dark-Sky standards.
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18. Wherever possible, outdoor storage and parking areas should be screened from view.

19. Avoid expansive blank walls (over 5 m in length) and retaining walls adjacent to public streets.
When blank walls and retaining walls are unavoidable, use an appropriate design treatment, such
as the following:

• Install a vertical trellis in front of the wall with climbing vines or other plant material.

• Set the wall back slightly to provide room for evergreens and conifers to provide
year-round screening.

• Provide art (a mosaic, mural, relief, etc.) over a substantial portion of the wall surface.

• Employ quality materials of different textures and colours to make the wall more
interesting visually.

• Provide special lighting, canopies, awnings, horizontal trellises or other human-scale
features that break up the size of the blank wall surface and add visual interest.

• Incorporate walls into a patio or sidewalk café space.

• Terrace (step down) retaining walls.

20. Exposed stairway and hallways on the exterior street facing portion of the building are
discouraged.



Township of Esquimalt | Official Community Plan 95

DPA NO. 7: 
ENERGY  
CONSERVATION & 
GREENHOUSE GAS 
REDUCTION

24

24.1 Area
Land within the municipal boundaries of the Corporation of the Township of Esquimalt.	

24.2 Designation
Development Permit Area No. 7 – is designated for:

• Section 488 (1)(h) – energy conservation; and

• Section 488 (1)(j) – GHG emissions reduction.

24.3 Justification
The Province of British Columbia has legislated greenhouse gas targets and requires the cooperation 
of local governments to achieve them. As part of its pledge to the Community Climate Action Char-
ter, Esquimalt set its own target to reduce greenhouse gas emissions by 38% of 2007 levels by 2030; 
with the eventual goal of progressing towards carbon neutrality.

The objectives in this DPA include:

• Encourage a shift in practice and behavior to accelerate a reduction in fossil fuel
dependence;

• Support reductions in energy consumption in buildings, and reduced maintenance
costs through the use of durable building materials; support the best use of existing
infrastructure and minimizing the need for system capacity expansion and extension;

• Encourage and support innovation in redevelopment, siting and design;

• Deliver neighbourhoods that support residents physical and mental health with
long-term livability, including walkability;

• Consider the long-term comfort of building occupants in design decisions;

• Create neighbourhoods and buildings that respect, serve, and support the needs of all economic
classes;

• Build neighbourhoods that support transit, walking and other forms of active
transportation;
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• Support the construction of new buildings that contribute to those neighbourhoods
where people are delighted to live, work, walk and play;

• Support development to have a positive impact on the biosphere, community
resilience and residents’ health.

24.4 Exemptions 
1. Minor alteration/ addition to the exterior of a building. For the purpose of this section,

“minor” is defined as a change which does not:

• Increase the lot coverage by the lessor of 5% of the parcel or 50 m2 (based on the
site coverage of all buildings and structures);

• Increase any bylaw non-conformities;

• Comprise an addition of more than 50 m2 of gross floor area; or

• Require a Development Permit for ‘Form and Character.’

2. Landscaping.

3. Installation of temporary tent/carport structures intended to be used for less than one
year.

24.5 Guidelines
The expertise of qualified environmental professionals (retained by applicants) is strongly 
encouraged and may be required in certain circumstances.

24.5.1 Siting of buildings and structures
Where it is feasible: 

1. Orient buildings to take advantage of site specific climate conditions, in terms of solar
access and wind flow; design massing and solar orientation for optimum passive
performance.

2. Build new developments compactly, considering the solar penetration and passive
performance provided for neighbouring sites, and avoid shading adjacent to usable outdoor
open spaces.

3. In commercial, residential or commercial mixed-use designated areas with taller developments,
vary building heights to strategically reduce the shading on to adjacent buildings.

4. Provide space for pleasant pedestrian pathways between buildings.

5. Strategically site buildings to sustain and increase the community’s urban forest tree canopy cover.

6. Provide space for significant landscaping including varying heights of trees, shrubs and ground
covers.

7. Provide intuitive pedestrian access to storefronts and businesses with site connectivity to nearby
amenities and services to help promote walking and the use of other active transportation modes.

8. Provide usable outdoor amenities such as seating, food gardens, mini-libraries, and play spaces in
semi-public areas to enhance the experience of walking and recreating in the neighbourhood.



Township of Esquimalt | Official Community Plan 97

9. In residential neighbourhoods, provide space for larger trees and a second row of street trees as
this will enhance the pedestrian experience by lowering wind velocity at street level, reducing
excessive heating at ground level and absorbing vehicle and other urban noises.

24.5.2 Form and exterior design of buildings and structures. 
Where it is feasible: 

1. Orient larger roof surfaces to the south for potential use of solar panels or photo-voltaic roofing.

2. Use roof designs that reduce heat transfer into neighbouring buildings, helping reduce the local
heat island effect and the need for cooling of buildings in warmer months.

3. Place more windows on the south side of buildings to increase solar gain, and fewer/ smaller win-
dows on the north side to minimize heat loss.

4. Use roof over-hangs, fixed-fins or other solar shading devices on south and west facing windows
to reduce peak summer heat gain while enabling sunlight penetration in winter months.

5. Install adjustable overhangs above windows that can help control the amount of sun exposure in
warmer months thereby reducing need for cooling.

6. Provide building occupants with control of ventilation; i.e. windows that open.

7. Skylights are discouraged as they decrease insulating values and can interfere with solar panel
installation.

8. Add rooftop patios and gardens, particularly food producing gardens, as they can contribute to
local resilience, livability, and reduction in greenhouse gas production by reducing food transpor-
tation costs.

9. Install greenhouses for growing food on rooftops where neighbourhood privacy and light intru-
sion concerns are mitigated.

10. Avoid heavily tinted windows or reflective glass which will diminish the natural daylighting of
interior spaces, thereby requiring increased energy requirements for interior lighting.

11. In exposed marine locations select durable materials that will withstand weather and sea spray, to
ensure low maintenance costs and infrequent replacement needs.

24.5.3 Landscaping
Where it is feasible: 

1. Develop a front yard landscape design that is natural and delightful so residents do not need to
leave the neighbourhood to experience nature.

2. Choose open space and landscaping over dedicating space to the parking and manoeuvring of
private motor vehicles.

3. Conserve native trees, shrubs and soils, thereby saving the cost of importing materials and pre-
serving already sequestered carbon dioxide.

4. Use deciduous trees for landscaping along southern exposures, as they provide shade in the sum-
mer and allow more sunlight through in the winter.

5. Strategically place taller trees and vegetation on the south and west sides of buildings where
there is more direct sun exposure.

6. Strategically place coniferous trees such that they can buffer winter winds.
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7. As context and space allow, plant trees that will attain a greater mature size, for greater carbon
storage; removal of healthy trees is discouraged as the loss of the ecosystem services provided by
larger trees will take many years to recover.

8. Plant trees with a larger canopy cover along roadways and sidewalks, thereby providing shading
of paved areas, lowering the heating of paved surfaces and reducing the wind velocities in these
pedestrian areas.

9. Plant shorter and sturdier vegetation closer to buildings and other structures, and taller vege-
tation further away to avoid potential damage from strong winds blowing vegetation against
buildings.

10. For commercial areas, strategically increase green space between buildings, allowing room for
landscaped pathways to improve the pedestrian experience, promote walking, and provide for
improved light penetration on to sidewalks.

11. For parking areas and along boulevard/ sidewalk edges; plant trees to provide shade, store carbon
and reduce the heat island effect.

24.5.4 Machinery, equipment and systems external to buildings and other  
structures. 
Where it is feasible: 

1. For external lighting:

• Choose efficient low-energy and long life technologies;

• Design lighting to reinforce and compliment existing street lighting;

• Use motion-sensitive or solar-powered lights whenever possible;

• Layer lighting for varying outdoor needs; and

• Provide lighting systems that are easily controlled by building occupants.

2. Use heat pumps, solar panels, green (living) roofing or an innovative system to improve a build-
ing’s energy performance.

3. Use durable, vandalism and graffiti resistant materials where neighbourhood surveillance may be
limited.

4. Design for on-site heat recovery and re-use of water.

5. In commercial and industrial areas: design bicycle parking facilities to be inviting for cyclists. Lo-
cate bike racks near the main building entrance, with adequate lighting and weather protection.

6. In commercial areas, provide fast charge electric vehicle charging stations near locations that have
quick customer turnover, and ensure the station is easily accessible, well lit, and visible from the
public street.

7. Provide car sharing facilities that are well lit, available for residents, and easily accessed from the
public street.

24.5.5 Special Features
Where it is feasible: 

1. Select building materials that have been shown to have a high level of durability for the use in-
tended.
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2. Use wood for construction as a means to sequester carbon dioxide - North American grown and
sustainably harvested wood is preferable for building construction.

3. Select local and regionally manufactured building products whenever possible to reduce transpor-
tation energy costs.

4. Reuse of existing buildings and building materials is encouraged.

5. Choose materials that have a high likelihood of reuse or recycling at end of life.
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DPA NO. 8: 
WATER  
CONSERVATION

25

25.1 Area
Land within the municipal boundaries of the Corporation of the Township of Esquimalt. 

25.2 Designation
Development Permit Area No. 8 is designated for:

• Section 488(1)(i) – water conservation.

25.3 Justification
Guidelines that conserve water also reduce energy use from treating and distributing potable water 
and treating wastewater, and help communities prepare for expected water shortages from climate 
change.

Urban areas have high water demands. Landscaping uses a considerable quantity of potable water. 
Stormwater can be either a burden on municipal infrastructure and local shorelines or a resource 
used within the community to lessen water demand for landscaping. 

The guidelines in this section are intended to implement the Township’s sustainability objectives to 
develop a green economy and reduce the overall risks and impacts of climate change through:

• Reduced per capita water consumption in new developments;

• Better use of existing water system infrastructure and reduced need for system capacity expan-
sion; create a positive impact on the natural environment and hydrological systems;

• Innovation in the use of stormwater to reduce landscaping water requirements; and

• Reduced impact on the stormwater management system from the over use of potable water for
landscaping.

• Wise use of potable and stormwater to reduce energy consumption and costs associated with the
treating and distribution of potable water;

• By making the best use of existing infrastructure, the need for system capacity expansion and
extension can be reduced;
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• Reduced potable water consumption which leads to reduced energy consumption associated with
the treating of wastewater;

• The best use of existing infrastructure so that the need for system capacity expansion and exten-
sion can be reduced;

• Use of stormwater for landscaping to assist in the conservation of local water reserves; and

• Rain gardens, retention ponds, and bioswales that can provide value as an urban design element
and provide a source of delight in a passive recreation environment, and enhanced wildlife habi-
tat and biodiversity.

25.4 Exemptions
The following do not require a development permit:

1. Changes to landscaping that does not decrease the permeability of a property

2. A minor alteration/ addition to the exterior of a building. For the purpose of this section,
“minor” is defined as a change which does not do any of the following:

• Increase the lot coverage by the lessor of 5% of the parcel or 50 m2	 (based on the site cover-
age of all buildings and structures);

• Increase any bylaw non-conformities; or

• Comprise an addition of more than 50 m2 of gross floor area.

3. Installation of temporary tent/carport structures to be used for less than one year.

25.5 Guidelines
The expertise of qualified environmental professionals (retained by applicants), is strongly encour-
aged and may be required in certain situations.

25.5.1 Building and Landscape Design
Where it is feasible:

1. Reduce the burden on built stormwater infrastructure by designing on-site retention systems to
retain the first three centimetres (1.25”) of stormwater on site, per precipitation event.

2. Provide space for absorbent landscaping, including significantly sized trees on the site and by not
allowing underground parking structures to extend beyond building walls.

3. Incorporate rainwater collection systems into roof design; consider using living roofs and walls as
part of a rainwater collection system.

4. Incorporate rain gardens into landscaping and direct rainwater towards vegetated areas.

5. Intersperse paved surfaces with drought resistant vegetation that will provide shade on those
surfaces and design the paved surfaces to drain into the vegetation.

6. Design landscaping with more planted and pervious surfaces than solid surfaces.

7. Direct stormwater towards adjacent public spaces, with rain gardens/ bioswales located on public
property where it would benefit both the new development and the municipality and where it is
deemed appropriate by municipal staff.
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25.5.2 Landscaping - Select Plantings for Site and Local Conditions
Where it is feasible:

1. Retain existing native trees vegetation, and soil on site.

2. Plant species native to the Coastal Douglas-fir biogeoclimatic zone, as they are most suited to our
climate and require little additional irrigation once established.

3. Consider shade, sunlight, heat, wind-exposure and sea spray, as well as water needs in the selec-
tion and placement of plant species.

4. Group plants with similar water needs into hydro-zones.

25.5.3 Landscaping – Retaining Stormwater on Site (absorbent 
landscaping)
Where it is feasible:

1. Preserve and restore treed areas. Trees are the most effective form of absorbent landscaping due
to their extensive root zones and their ability to both absorb water from the soil and intercept
precipitation on leaves, needles and branches. Consider that native conifers are well adapted to
local wet winters.

2. Use pervious landscaping materials to enhance stormwater infiltration; permeable paving is pref-
erable for surface parking areas.

3. Avoid disturbing, compacting and removing areas of natural soil, as these are naturally absorbent
areas.

4. Locate civil servicing lines along driveways and other paved areas, to lessen the disturbance of
natural soils and loss of their natural absorption qualities.

5. Use good quality top soil and compost for the finish grading of disturbed areas to contribute to
the water holding capacity of newly landscaped areas.

6. Choose bark mulches or woodchips for walking paths for enhanced absorption.

7. Plant at densities that will ensure vegetated areas have 100% plant canopy coverage after two
full growing seasons. Consider that understory native plants are adapted to local climates, absorb
seasonal soil moisture and reduce compaction due to foot traffic.

25.5.4 Landscaping - Water Features and Irrigation Systems
Where it is feasible:

1. Use automated high efficiency irrigation systems where irrigation is required.

2. Incorporate stormwater retention features into irrigation system design.

3. Use recirculated water systems for water features such as pools and fountains.

4. Install plantings and irrigation systems to the Canadian Landscape Standard.
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