CORPORATION OF THE TOWNSHIP OF ESQUIMALT

ADVISORY PLANNING COMMISSION
AGENDA
TUESDAY, JANUARY 19, 2015
7:00 P.M.
ESQUIMALT COUNCIL CHAMBERS

MEMBERS: Nick Kovacs, Chair Mark Salter

Lorne Argyle Christina Hamer
Amy Higginbotham  Graeme Dempster
David Schinbein

REGRETS:

COUNCIL LIAISON: Councillor Tim Morrison

Councillor Susan Low

STAFF LIAISON: Trevor Parkes, Senior Planner

SECRETARY: Simone Manchip

CALL TO ORDER

LATE ITEMS

ADOPTION OF AGENDA

ADOPTION OF MINUTES — DECEMBER 15, 2015

STAFF REPORTS

(1) TEMPORARY USE PERMIT
856 Esquimalt Road and 858 Esquimalt Road
PID 026-691-418, Lot A Section 11 Esquimalt District Plan VIP80973
PID 002-925-966, Lot 2, Section 11, Esquimalt District, Plan 23904

Purpose of the Application

The property owner is requesting a Temporary Use Permit in order to legitimize
the use of the northern portion of the existing parking lot at 856 Esquimalt Road
for the parking of large commercial trucks [moving trucks] not associated with the
Cambie Pub and Liquor Store. And the northern portion of 858 Esquimalt Road
for the parking of large commercial trucks [moving trucks] associated with the
business currently located at this address [2 Burley Men Moving Ltd.].

A similar application was brought before the APC on March 31, 2015 which
attempted to deal with the many illegal uses that were occurring on the 856
Esquimalt Road property at that time, and were generating numerous police and
bylaw complaints. That application was considered by Council in August and the
direction to staff and the applicant was to consult with the neighbours and find a
way to allow 2 Burley Men Moving Ltd. to temporarily continue operating at this
location without causing further disturbance to the neighbourhood.
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The existing building at 858 Esquimalt Road is currently occupied by 2 Burley
Men Moving Ltd., who are operating a business office with onsite storage space
solely for their goods and services (not clients). There is also one single
residential dwelling unit located upstairs in this building that is independent of the
business. The building at 856 Esquimalt Road continues to be used as a
Licensed Liquor Establishment [Cambie Pub and Liquor Store].

The Esquimalt Official Community Plan and the Zoning Bylaw allow Council to
consider approving a commercial or industrial land use, on a temporary basis for
a period of up to two years, with appropriate notifications (as required by the
Local Government Act).

If necessary, the temporary commercial or industrial use permit may be renewed
for a second two year term, however, only one renewal is permitted.

The Local Government Act allows the local government to ‘specify conditions
under which the temporary use may be carried on'. Staff are recommending the
following conditions would form part of the Temporary Use Permit:

1. ‘Commercial and Industrial Parking’ means the parking of ‘Moving Trucks’ is
allowed on the northern portion of the properties at 856 Esquimalt Road and 858
Esquimalt Road subiject to the following conditions:

a. ‘Business office with associated storage’ for the business at 858
Esquimalt Road shall occupy no less than 125 square metres of the
building at this location;

b. That the sixty-seven [67] parking spaces required for the Cambie Pub and
Liquor Store shall be maintained at all times;

c. That two [2] parking spaces for the business office located at 858
Esquimalt Road shall be maintained at 856 Esquimalt Road [PID 026-
691-418, Lot A Section 11 Esquimalt District Plan VIP80973] during
regular daytime business hours;

d. That the moving trucks and commercial vehicles will be located away
from the neighbouring residential properties and toward the northern and
western most property lines;

e. That no trucks weighing over 10 000 kg, no semi-trailers or tandem axle
trucks, shall be parked on the subject properties;

f. That all vehicles parked on the subject properties overnight will be single
axle, fully licensed for road transit, and in operational condition;

g. That no more than twenty-seven [27] Moving Trucks will be parked on the
northern portion of the 856 Esquimalt Road property at any time;

h. That no more than four [4] Moving Trucks will be parked on the northern
portion of the 858 Esquimalt Road property at any time;

i. That a maneuvering aisle will be maintained adjacent to the rear of the
Cambie Pub and Liquor Store building, allowing for fire truck access at all
times;
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j- Moving Truck access and egress from the northern portion of the property
at 856 Esquimalt Road would be limited by the Esquimalt Maintenance of
Property, Unsightly Properties and Nuisance Bylaw, Bylaw No. 2826;

(1) Notwithstanding Bylaw No. 2826, the site will only be used:
() Saturdays: 9:00 am to 7:00 pm;
(i) Sundays and Statutory Holidays: 9:00 am to 5:00 pm; and
(iif) Weekdays: 7:00 am to 7:00 pm;

k. Moving Truck access and egress from the northern portion of the property
at 858 Esquimalt Road shall be permitted 24 hours a day 7 days per
week;

I.  No commercial activity associated to the Moving Trucks (ie. no selling
from the vehicles) is permitted;

m. No washing or maintenance of vehicles is allowed on the subject
properties;

n. No fuel storage, or storage of waste fluids for the vehicles is allowed on
the subject properties;

0. No parking or storage of vehicles containing ‘dangerous goods’, as
defined by the Transport of Dangerous Goods Act allowed on the subject
properties;

p. Within fourteen days [14] of Council’'s approval of this Permit the parking
lots of both properties will be painted and signs posted, delineating
spaces dedicated for the Moving Trucks and other current uses of the
subject properties, or the Permit will not be issued,;

g. Within fourteen days [14] of Council’s approval of this Permit the
continuous cedar fence, as proposed in the landscape plan of DP No.
06/2011, will be erected along the eastern property line of 856 Esquimalt
Road, or the Permit will not be issued:;

r.  Within fourteen days [14] of Council’s approval of this Permit a security
deposit in the sum of $10 000.00 (ten thousand) will be deposited with the
Township of Esquimalt, [to guarantee performance to the Terms and
Conditions of the Permit], or the Permit will not be issued;

s. Permit shall be valid until , 2018 [2 years from the date of
issuance];

t. All ‘Moving Trucks’ shall be removed from the subject properties within
forty-eight [48] hours of the expiry of the Temporary Use Permit.
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RECOMMENDATION:

That the Advisory Planning Commission recommends to Council that the
application for a Temporary Use Permit [TUP] authorizing the
Commercial/Industrial Parking for Moving Trucks on the northern portion of the
properties located at PID 026-691-418, Lot A Section 11 Esquimalt District Plan
VIP80973 [856 Esquimalt Road] and PID 002-925-966, Lot 2, Section 11,
Esquimalt District, Plan 23904 [858 Esquimalt Road], be forwarded to Council
with a recommendation to either approve with conditions, or deny the
application.

(2) REZONING APPLICATION
“West Bay Triangle”
468 Head Street [Lot 8, Block H, Section 11, Esquimalt District, Plan 292]
470 Head Street [Lot 5, Block H, Section 11, Esquimalt District, Plan 292]
472 Head Street [Lot 4, Block H, Section 11, Esquimalt District, Plan 292]
515 Gore Street [Lot 1, Block H, Section 11, Esquimalt District, Plan 292]
509 Gore Street [Lot 2, Block H, Section 11, Esquimalt District, Plan 292]
922 Lyall Street [Strata Lot 1, Section 11, Esquimalt District, Strata Plan
509]
920 Lyall Street [Strata Lot 1, Section 11, Esquimalt District, Strata Plan
509]
918 Lyall Street [Lot 6, Block H, Section 11, Esquimalt District, Plan 292]
912 Lyall Street [Lot 7, Block H, Section 11, Esquimalt District, Plan 292]

Purpose of the Application

The applicant is requesting a change in zoning from the current mix of RS-1
[Single Family Residential]l, RD-2 [Two Family Small Lot Residential], and C-7
[West Bay Commercial] zoning which currently regulates the 9 subject properties
to a Comprehensive Development zone [CD] to facilitate the consolidation of the
subject properties and authorize a new 6 storey, commercial mixed use building
containing ground floor commercial space oriented toward Head Street and 73
residential units.

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, 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 and the West Bay Neighbourhood Design Guidelines [attached], endorsed
by Esquimalt Council on November 16, 2015.

Specific form and character issues relating to the aesthetics of the building, such
as cladding materials, window materials, doorways, streetscape improvements
and landscaping will be evaluated in a separate application for Development
Permit should this rezoning application be approved by Council.

RECOMMENDATION:

The Esquimalt Advisory Planning Commission recommends that the application
for rezoning to facilitate consolidation of nine properties located between Head
Street, Gore Street and Lyall Street and to permit a new 6 storey, commercial
mixed use building containing ground floor commercial space oriented toward
Head Street and 73 residential units, sited in accordance with the survey plan
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VI.

VII.

VIII.

XI.

prepared by Mcllvaney Riley Land Surveying Inc., stamped “Received December
23, 2016", and incorporating height and massing consistent with architectural
plans prepared by Hillel Architecture, stamped “Received December 8, 2016” be
forwarded to Council with a recommendation to either approve, approve with
conditions, or deny the application.

PLANNER’'S STATUS REPORT

COUNCIL LIAISON

INPUT FROM APC TO STAFF

NEXT REGULAR MEETING

Tuesday, February 16, 2016

ADJOURNMENT



CORPORATION OF THE TOWNSHIP OF ESQUIMALT

ADVISORY PLANNING COMMISSION MEETING MINUTES
HELD ON
TUESDAY DECEMBER 15, 2015
ESQUIMALT COUNCIL CHAMBERS

MEMBERS PRESENT: Nick Kovacs, Chair Graeme Dempster
Christina Hamer Lorne Argyle
REGRETS: David Schinbein
Amy Higginbotham
Mark Salter
STAFF LIAISON: Trevor Parkes, Senior Planner

Krystal Wilson, Planning Technician

COUNCIL LIAISON: Councillor Susan Low

Councillor Tim Morrison

SECRETARY: Simone Manchip

CALL TO ORDER

The meeting was called to order at 7:05 p.m. by the Chair.

LATE ITEMS

826 Esquimalt Rd Parking Study received December 15, 2015.

ADOPTION OF AGENDA

Moved by Lorne Argyle seconded by Christina Hamer that the agenda be adopted as
distributed.

The Motion CARRIED UNANIMOUSLY.

ADOPTION OF MINUTES — NOVEMBER 17, 2015

Moved by Graeme Dempster seconded by Christina Hamer that the minutes of the Advisory

Planning Commission held November 17, 2015 be adopted as distributed.
The Motion CARRIED UNANIMOUSLY.
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V.

V1.

BUSINESS FROM MINUTES
There was no outstanding business from the Minutes.
STAFF REPORTS
(1) DEVELOPMENT VARIANCE PERMIT
933 Admirals Road
PID 000-673-463, Strata Lot 1, Section 2, Esquimalt District, Strata Plan 382

Purpose of the Application

Krystal Wilson, Planning Technician, introduced the application stating that the applicant is
proposing to construct a ‘Freestanding Sign’ on the subject property similar to the existing
sign that needed to be removed due to the Admirals Road Construction Project. The original
sign was put in place without benefit of a Sign Permit and was larger than the Sign
Regulation Bylaw permits. A Development Variance Permit is required because the Sign
Regulation Bylaw does not allow a Freestanding Sign over 1 square metres in area for
properties zoned Multi Family Residential [attached as Schedule F]

Ms. Wilson stated that the owners have indicated that they would like their sign to be larger
than what's permitted because the entrance to the Strata is off of Luscombe Place rather
than Admirals Road and it can be challenging to locate.

The owners are requesting a Development Variance Permit to allow the freestanding sign to
be 1.32 metres squared larger than the permitted 1 square metre.

Denise Bragg, Strata President was in attendance addressed APC regarding the application.
APC Comments:

Members commented that they liked the new design of the sign and that it is an improvement
from the current signage. They agreed that it would be easier to see from Admirals Road.

RECOMMENDATION:

Moved by Christina Hamer, seconded by Lorne Argyle that the Advisory Planning
Commission recommends to Council that the application for a Development Variance Permit
authorizing the construction as shown on the drawing prepared by Tran Sign stamped
‘Received November 3, 2015 [attached as Schedule A] and including the following
relaxations to Sign Regulation Bylaw, 1996, No. 2252, for the development located at PID
000-673-463, Strata Lot 1, Section 2, Esquimalt District, Strata Plan 382 (Phase 1) together
with an interest in the common property in proportion to the unit entitlement of the strata lot
as shown on form 1 [933 Admirals Road], be forwarded to Council with a recommendation
for approval.

Sign Regulation Bylaw, 1996, No. 2252, Section 9.8.3 (¢) — Sign Placement, Area and
Dimensions: An increase in the size permitted for apartment and multi-family dwellings for a
Freestanding Sign by 1.32 square metres [from 1 square metre to 2.23 square metres] as
detailed on the drawing attached as Schedule A.

The Motion carried unanimously.
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(2) DEVELOPMENT VARIANCE PERMIT
808 Viewfield Road
PID 023-000-473 Lot A Section 11 Esquimalt District Plan VIP60198

Purpose of the Application

Trevor Parkes, Staff Liaison, The owners of the property are preparing for new tenants, and
are proposing to divide the building into 3 separate units. Units 101 and 102 will be used
primarily for warehousing and storage, and unit 103 will be used by Axis Trampoline Parks as
a recreation or ‘Fitness Centre’. Fitness Centre is a permitted use within the Light Industrial
Zone so a rezoning application or temporary use permit are not required for this use to occur
on this property. There is however an issue with the number of parking spaces required for
this use so the owner is requesting a variance to Parking Bylaw, 1992, No. 2011.

The parking requirements for a Fitness Centre [Trampoline Park] within Parking Bylaw, 1992,
No. 2011 are categorized as ‘Other Industrial’ and requires one [1] parking space per 25
square metres of gross floor area. The parking bylaw makes provision to allow a decrease in
required parking spaces by up to two spaces if bicycle parking, shower facilities and local
transit are available

Alex Campbell, Axis Trampoline was in attendance.

Stephen Henderson, CRD presented a PowerPoint presentation.

Carolynn Wilson, Moore Wilson Architects Inc. presented the proposed parking layout.

Dan Casey, Boulevard Transportation summarized the parking study analysis conducted.
APC Comments:

Members welcomed the new proposed business to Esquimalt and commented that they are
looking forward to the business starting up. Members expressed their appreciation to the
owners and applicant for conducting the parking study and presenting it to the Commission.
RECOMMENDATION:

Moved by Lorne Argyle, seconded by Graeme Dempster that the Advisory Planning
Commission [APC] recommends to Council that the application for a Development Variance
Permit authorizing the parking layout as shown on the site plan prepared by Moore Wilson
Architects., stamped “Received November 27, 2015, and including the following relaxations
to Parking Bylaw, 1992, No. 2011, for the development located at PID 023-000-473 Lot A
Section 11 Esquimalt District Plan VIP60198 [808 Viewfield Road], be forwarded to Council
with a recommendation for approval.

Parking Bylaw, 1992, No. 2011, Section 13(1)(a)(iv) — Parking Requirements — Number
of Off-Street Parking Spaces — a reduction to the number of required off-street Parking
Spaces, from 97 spaces to 59 spaces. [for a net reduction of 38 spaces].

The Motion carried unanimously.
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(3) DEVELOPMENT PERMIT
973 Wollaston Street
Strata Lot A, Section 11, Esquimalt District, Strata Plan VIS6589

Purpose of the Application

Krystal Wilson, Planning Technician, outlined that the applicant has built an addition to the
deck located at the rear of the principal building, without the benefit of a Building Permit. This
application for a Development Permit including Variances is required as the illegally installed
deck contravenes the Development Permit No0.19/2007 as well as zoning regulations
pursuant to the CD-65 zone.

The subject property was rezoned in 2008 allowing a subdivision of the property into two
strata parcels. A new infill home has been constructed at 971 Wollaston Street. The infill
parcel proposed in 2008 was smaller than the permitted parcel size within the Single Family
Residential zone therefore Comprehensive Development District [CD No. 65] was created
and site specific zoning regulations were written. Site specific zoning is written to
accommodate a specific development proposal for a specific piece of land.

CD No. 65 states that Lot Coverage shall cover not more than 22% of the parent lot. The
expanded deck exceeds the permitted Lot Coverage by one percent [1%]. The minimum rear
setback for a principal building in CD No. 65 is required to be not less than 7.9 metres. This
measurement corresponded to the siting of the existing house prior to the recent expansion
to the existing deck. The applicant is requesting a 2.25 metre reduction to this requirement to
5.65 metres to accommodate the expanded deck area.

Single Unit Infill Housing projects are subject to OCP Development Permit Guidelines and a
Development Permit must be approved prior to the issuance of a Building Permit which must
be consistent with the approved Development Permit. Development Permit No 19/ 2007 was
issued December 3, 2007 and clearly shows the pre-existing deck as part of the landscape
plan. As the expanded deck is inconsistent with the approved Development Permit No. 19/
2007, a new Development Permit must be issued to replace the original prior to the
consideration of a Building Permit. As the expanded deck also contravenes both the
permitted Lot Coverage and the required Rear Setback regulations in the CD-65 zone, two
variances to relax these requirements must also be approved.

Roman Olariu, Owner/applicant presented a written submission to the Advisory Planning
Commission. The members took a moment to review the document submitted by the
applicant.

Mr. Olariu addressed the membership by reading his prepared statement. He advised that he
is here as a result of Councils direction to submit a new application. APC recommended
denial of previous application to change Development Permit N0.19/2007. He felt that the
Commission decision was made without any supporting rational for why it was denied. He
commented that the staff report indicated that the expanded deck increased the intrusion
onto the privacy of the adjacent properties contrary to the OCP guidelines for single unit infill
housing.

The Chair politely interrupted the applicant to remind him that the Commission Members had
reviewed his written submission, and that this was his opportunity to speak to the
Commission. The Chair asked the applicant if there was anything further beyond his written
statement he wished to add. Mr. Olariu responded that he had nothing new to add.

In response to a member’s question, Mr. Olariu commented that the exterior stairs were built
onto the deck for ease of life and access to the rear yard. Mr. Olariu stated that an internal
stairwell was created within the last year to have access to the lower level back door, and
clarified that the work was done with a Building Permit.



ADVISORY PLANNING COMMISSION MINUTES
MEETING — TUESDAY DECEMBER 15, 2015 5

APC Comments:

In response to a member’'s inquiry regarding the applicant’s letter with regard to the process
for handling this application, Trevor Parkes, Senior Planner, responded that there is an
avenue available to relax regulations contained in any zone that is contained in any zoning
bylaw and this is done through the Development Variance Permit process. Mr. Parkes
clarified that the statement relating to “wiggle space” in a zone was quoted from a response
made to a question that he had received at a previous meeting relating to the nature of a
Comprehensive Development zone. Mr. Parkes elaborated stating Comprehensive
Development Districts are written to accommodate the specific application presented at that
time. The zoning that governs this property was written to accommodate the application that
was presented to APC and then Council in 2008 and that application was a development
consistent with the Development Permit that was later issued and is attached to the APC
agenda package. Accordingly, the rear set back was written at 7.9 metres and the lot
coverage was limited to 22% of total lot coverage.

Mr. Parkes stated that the avenue available to the applicant to alter his building, which the
applicant is appropriately pursuing, is to secure a Development Permit including Variances to
accommodate the changes made to his building. The OCP clearly specifies that a
Development Permit is required for alteration of a building that is within a Development
Permit Area and Bylaw No. 2791 sets out that procedure. Mr. Parkes stated that the
application before APC is seeking to amend the existing Development Permit and this is
achieved by issuing a new Development Permit to overwrite the old one. The new
Development Permit includes variances to the existing zoning requirements to accommodate
the expansion of the deck that was constructed without a Building Permit and in
contravention of the Development Permit that is applied to the property currently. In order for
the applicant to get a Building Permit for this deck, he first needs to be successful in getting
the new Development Permit including the requested variances to accommodate the siting of
this deck.

Member's comments varied from stating support for the application, to hesitation regarding
the proposal, to opposition.

Graeme Dempster made a motion to approve. The motion was debated and was denied.

A second motion was made by Lorne Argyle for denial. The motion carried with a 3-1 vote to
deny the application.

RECOMMENDATION:

Moved by Graeme Dempster, seconded by Christina Hamer that the Esquimalt Advisory
Planning Commission [APC] recommends to Council that the application for a Development
Permit including Variances authorizing the construction as shown in the photos, stamped
“Received December 8, 2015”, and sited as detailed on the survey plan prepared by Powell
and Associates, stamped “Received November 9, 2015”, and including the following
relaxations to Zoning Bylaw, 1992, No. 2050, for Strata Lot A, Section 11, Esquimalt District,
Strata Plan VIS6589 [973 Wollaston Street], be forwarded to Council with a recommendation
for approval.

Zoning Bylaw, 1992, No. 2050, Section 67.52 (5) — Lot Coverage A 1% increase to
the requirement that all principal buildings, accessory buildings and structures
combined shall not cover more than 22% of the area of the parent lot [i.e. increase from
22% to 23% lot coverage].

Zoning Bylaw, 1992, No. 2050, Section 67.52 (7)(a)(iii)) Rear_Setback - A 2.25 metre
reduction to the requirement that no principal building shall be located within 7.9 metres of
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any rear lot line [i.e. from 7.9 metres to 5.65 metres] as outlined on the survey attached as
Schedule A.

The Motion was defeated (Graeme Dempster in favour).

Moved by Lorne Argyle, seconded by Christina Hamer that the Esquimalt Advisory Planning
Commission [APC] recommends to Council that the application for a Development Permit
including Variances authorizing the construction as shown in the photos, stamped “Received
December 8, 2015”, and sited as detailed on the survey plan prepared by Powell and
Associates, stamped “Received November 9, 2015”, and including the following relaxations
to Zoning Bylaw, 1992, No. 2050, for Strata Lot A, Section 11, Esquimalt District, Strata Plan
VIS6589 [973 Wollaston Street], be forwarded to Council with a recommendation for denial.

Zoning Bylaw, 1992, No. 2050, Section 67.52 (5) — Lot Coverage A 1% increase to
the requirement that all principal buildings, accessory buildings and structures
combined shall not cover more than 22% of the area of the parent lot [i.e. increase from
22% to 23% lot coverage].

Zoning Bylaw, 1992, No. 2050, Section 67.52 (7)(a)(iii)) Rear_Setback - A 2.25 metre
reduction to the requirement that no principal building shall be located within 7.9 metres of
any rear lot line [i.e. from 7.9 metres to 5.65 metres] as outlined on the survey attached as
Schedule A.

The Motion carried (Graeme Dempster opposed).
(4) REZONING APPLICATION
826 Esquimalt Road
PID 006-075-495 Lot 2, Section 11, Esquimalt District, Plan 4225

Purpose of the Application

Trevor Parkes, Staff Liaison outlined that the applicant is requesting a change in zoning from
the current RD-3 [Two Family/ Single Family Residential] zone to a Comprehensive
Development District zone [CD]. This change is required to accommodate the proposed 6
storey, 30 unit, multiple family residential building including a grade level podium structure
containing a lobby, utility areas and a 22 space parking garage. The podium would extend to
the, north, west and east property lines but would maintain a 5.0 metres setback from the
street while the 5 storey tower section would step modestly inward on the north, west and
east sides thereby somewhat mitigating the perceived mass of the building. Two additional
parking spaces dedicated to visitors are proposed to be located in front of the building
bringing the total parking to 24 spaces.

This site is located within Development Permit Area No. 1 — Multi-Unit Residential. Should the
rezoning application be approved, the applicant would need to obtain a Development Permit
respecting the character of the development, including landscaping, and the siting, form,
exterior design and finish of the proposed 6 storey, 30 unit, multiple family residential building
which would be considered by both the DRC and Council in the future.

Staff request the Advisory Planning Commission review this proposal with regard to
the proposed siting, height, mass, density, lot coverage, useable open space and
parking and provide comments for staff and the applicant to consider as well as a
recommendation to Council.

Mark Eraut, Owner/applicant, Michael Levin, Praxis Architects, Kristin Schulter, Praxis
Architects and Dan Casey, Boulevard Transportation were in attendance.
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VII.

VIII.

Mark Eraut, property owner gave a brief history of the proposed project. He explained that he
owns this property as well as the Esquimalt Bingo Hall and two associated properties along
Old Esquimalt Road. He has lived in the community for 30 years and is a builder / developer
and has looked at doing a project in Esquimalt for long time now. He has tried for a number
of years to purchase the property at 822 Esquimalt Road located between the subject
property and the Bingo Hall and the owners have no interest in selling. This project would
provide affordable market housing and be economically viable for clients that do not have
vehicles. There will be a car share program for all units.

Dan Casey, Boulevard Transportation presented the parking study analysis.

Kristin Schulter, Praxis Architects gave a PowerPoint presentation detailing the site plan and
an overview of the building design and materials, elevations, setbacks, parking and
landscaping for the project.

APC Comments:

Members identified some concerns with the lack of parking for visitors and suggested an
increase to the number of Visitor Parking spaces to more than the recommended 3 spaces
would be desirable. A member commented that the reduction in the number of units and the
increase in the number of parking spaces from the initial design was appreciated and
recommended the applicant consider providing all 5 spaces in front of the security gate as
Visitor parking. Members stated they liked that a Car Share program would be implemented
for all units.

RECOMMENDATION:

Moved by Lorne Argyle, seconded by Graeme Dempster that the Esquimalt Advisory
Planning Commission [APC] resolves that the application for rezoning, authorizing a 18 metre
[6 storey], 30 unit, multiple family residential building sited in accordance with the BCLS Site
Plan provided by J.E. Anderson and Associates Surveyors-Engineers, stamped “Received
November 10, 2015, and incorporating height and massing consistent with the architectural
plans provided by Praxis Architects Inc., stamped “Received December 2, 2015”, detailing
the development proposed to be located at PID 006-075-495 Lot 2, Section 11, Esquimalt
District, Plan 4225 [826 Esquimalt Road], be forwarded to Council with a recommendation for
approval with the condition that the three or more parking spaces be dedicated to
Visitor Parking.

The Motion carried unanimously.
STAFF LIAISON
322 Plaskett Place: [Rezoning] The amendment Bylaw was presented to Council on

December7, 2015 and the amendment bylaw was granted 1% and 2" reading. Public Hearing
is tentatively scheduled for January 18, 2016.

Interim _Zoning Bylaw Amendments: [Zoning Bylaw Revisions] Public Hearing was held
December 7, 2015. Council directed minor changes to the bylaw.

COUNCIL LIAISON

Councillor Morrison commented that responses have been received for the Esquimalt Village
Plan Request for Proposal.

INPUT FROM APC TO STAFF

None
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X. NEW BUSINESS
None
XI. NEXT REGULAR MEETING
Tuesday, January 19, 2016
XII. ADJOURNMENT

On motion the meeting adjourned at P.M.

CERTIFIED CORRECT:

CHAIR, ADVISORY PLANNING COMMISSION ANJA NURVO,
CORPORATE OFFICER

THIS DAY OF , 2015



CORPORATION OF THE TOWNSHIP OF ESQUIMALT

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

APC Meeting: January 19, 2016

STAFF REPORT

DATE: January 14, 2016
TO: Chair and Members of the Advisory Planning Commission
FROM: Karen Hay, Planner

Bill Brown, Director of Development Services

SUBJECT: TEMPORARY USE PERMIT
856 Esquimalt Road and 858 Esquimalt Road
PID 026-691-418, Lot A Section 11 Esquimalt District Plan VIP80973
PID 002-925-966, Lot 2, Section 11, Esquimalt District, Plan 23904

RECOMMENDATION:

That the Advisory Planning Commission recommends to Council that the application for a
Temporary Use Permit [TUP] authorizing the Commercial/Industrial Parking for Moving Trucks
on the northern portion of the properties located at PID 026-691-418, Lot A Section 11
Esquimalt District Plan VIP80973 [856 Esquimalt Road] and PID 002-925-966, Lot 2, Section
11, Esquimalt District, Plan 23904 [858 Esquimalt Road], be forwarded to Council with a
recommendation to either approve with conditions, or deny the application.

BACKGROUND:
Context
Owner/ Applicant:  Esquimalt Holdings Corp., Inc. No. 600168 / Sam Yehia

Property Size: 856 Esquimalt Rd.: Metric: 5923 m? Imperial: 63756 ft?
858 Esquimalt Rd.: Metric: 1109 m? Imperial: 11937 ft?

Existing Land Use: 856 Esquimalt Road: Licensed Liquor Establishment/ Liquor Store
858 Esquimalt Road: Business and Professional Office, 1 residential unit

Surrounding Land Uses:
North: Multiple Family Residence
South: Multiple Family Residence
East: Multiple Family Residence
West: Commercial/ Institution (Victor Brodeur playing field) and Drive-in Restaurant

Existing Zoning: CD-80 [Comprehensive Development District]
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Purpose of the Application

The property owner is requesting a Temporary Use Permit in order to legitimize the use of the
northern portion of the existing parking lot at 856 Esquimalt Road for the parking of large
commercial trucks [moving trucks] not associated with the Cambie Pub and Liquor Store. And
the northern portion of 858 Esquimalt Road for the parking of large commercial trucks [moving
trucks] associated with the business currently located at this address [2 Burley Men Moving
Ltd.].

A similar application was brought before the APC on March 31, 2015 which attempted to deal
with the many illegal uses that were occurring on the 856 Esquimalt Road property at that time,
and were generating numerous police and bylaw complaints. That application was considered
by Council in August and the direction to staff and the applicant was to consult with the
neighbours and find a way to allow 2 Burley Men Moving Ltd. to temporarily continue operating
at this location without causing further disturbance to the neighbourhood.

The existing building at 858 Esquimalt Road is currently occupied by 2 Burley Men Moving Ltd.,
who are operating a business office with onsite storage space solely for their goods and
services (not clients). There is also one single residential dwelling unit located upstairs in this
building, that is independent of the business. The building at 856 Esquimalt Road continues to
be used as a Licensed Liquor Establishment [Cambie Pub and Liquor Store].

The Esquimalt Official Community Plan and the Zoning Bylaw allow Council to consider
approving a commercial or industrial land use, on a temporary basis for a period of up to two
years, with appropriate notifications (as required by the Local Government Act).

If necessary, the temporary commercial or industrial use permit may be renewed for a second
two year term, however, only one renewal is permitted.

The Local Government Act allows the local government to ‘specify conditions under which the
temporary use may be carried on’. Staff are recommending the following conditions would form
part of the Temporary Use Permit:

1. ‘Commercial and Industrial Parking’ means the parking of ‘Moving Trucks’ is allowed on the
northern portion of the properties at 856 Esquimalt Road and 858 Esquimalt Road subject to the
following conditions:

a. ‘Business office with associated storage’ for the business at 858 Esquimalt Road shall
occupy no less than 125 square metres of the building at this location;

b. That the sixty-seven [67] parking spaces required for the Cambie Pub and Liquor Store
shall be maintained at all times;

c. That two [2] parking spaces for the business office located at 858 Esquimalt Road shall
be maintained at 856 Esquimalt Road [PID 026-691-418, Lot A Section 11 Esquimalt
District Plan VIP80973] during regular daytime business hours;

d. That the moving trucks and commercial vehicles will be located away from the
neighbouring residential properties and toward the northern and western most property
lines;

e. That no trucks weighing over 10 000 kg, no semi-trailers or tandem axle trucks, shall be
parked on the subject properties;
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f. That all vehicles parked on the subject properties overnight will be single axle, fully
licensed for road transit, and in operational condition;

g. That no more than twenty-seven [27] Moving Trucks will be parked on the northern
portion of the 856 Esquimalt Road property at any time;

h. That no more than four [4] Moving Trucks will be parked on the northern portion of the
858 Esquimalt Road property at any time;

i. That a maneuvering aisle will be maintained adjacent to the rear of the Cambie Pub and
Liguor Store building, allowing for fire truck access at all times;

j- Moving Truck access and egress from the northern portion of the property at 856
Esquimalt Road would be limited by the Esquimalt Maintenance of Property, Unsightly
Properties and Nuisance Bylaw, Bylaw No. 2826;

(1) Notwithstanding Bylaw No. 2826, the site will only be used:
() Saturdays: 9:00 am to 7:00 pm;
(i) Sundays and Statutory Holidays: 9:00 am to 5:00 pm; and
(iii) Weekdays: 7:00 am to 7:00 pm;

k. Moving Truck access and egress from the northern portion of the property at 858
Esquimalt Road shall be permitted 24 hours a day 7 days per week;

I.  No commercial activity associated to the Moving Trucks (ie. no selling from the vehicles)
is permitted;

m. No washing or maintenance of vehicles is allowed on the subject properties;

n. No fuel storage, or storage of waste fluids for the vehicles is allowed on the subject
properties;

0. No parking or storage of vehicles containing ‘dangerous goods’, as defined by the
Transport of Dangerous Goods Act allowed on the subject properties;

p. Within fourteen days [14] of Council’'s approval of this Permit the parking lots of both
properties will be painted and signs posted, delineating spaces dedicated for the Moving
Trucks and other current uses of the subject properties, or the Permit will not be issued;

g. Within fourteen days [14] of Council’s approval of this Permit the continuous cedar
fence, as proposed in the landscape plan of DP No. 06/2011, will be erected along the
eastern property line of 856 Esquimalt Road, or the Permit will not be issued,;

r.  Within fourteen days [14] of Council’'s approval of this Permit a security deposit in the
sum of $10 000.00 (ten thousand) will be deposited with the Township of Esquimalt, [to
guarantee performance to the Terms and Conditions of the Permit], or the Permit will not
be issued;

s. Permit shall be valid until , 2018 [2 years from the date of issuance];

t. All ‘Moving Trucks’ shall be removed from the subject properties within forty-eight [48]
hours of the expiry of the Temporary Use Permit;
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Comments From Other Departments:

This proposal was circulated to other departments and the following comments were received:

Fire Services: Concern raised that the contents of the trucks not include hazardous materials
and that their parking not obstruct access to the back of the Cambie building.

Bylaw Enforcement: Though there have been numerous complaints in the past, Esquimalt
Bylaw Department has received no compliants since Sept/2015.

Engineering Services: Proposed use will not have an impact on the Engineering aspects of the
property, and any damage to infrastructure as a result of the proposed use shall be the sole
responsibility of the property owner.

PUBLIC NOTIFICATION:

As this application includes a Temporary Use Permit application, should it proceed to Council, a
notice will be mailed to tenants and owners of properties within 100 metres (328 feet) of the
subject property. A notice would also be placed in one edition of the Victoria News; as required
by the Local Government Act.

ALTERNATIVES:

1. Forward the application for a Temporary Use Permit to Council with a recommendation of
approval with conditions.

2. Forward the application for a Temporary Use Permit to Council with a recommendation of
denial.
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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

APC Meeting: January 15, 2016

STAFF REPORT

DATE: January 15, 2016
TO: Chair and Members of the Advisory Planning Commission
FROM: Trevor Parkes, Senior Planner

SUBJECT: REZONING APPLICATION
“West Bay Triangle”
468 Head Street [Lot 8, Block H, Section 11, Esquimalt District, Plan 292]
470 Head Street [Lot 5, Block H, Section 11, Esquimalt District, Plan 292]
472 Head Street [Lot 4, Block H, Section 11, Esquimalt District, Plan 292]
515 Gore Street [Lot 1, Block H, Section 11, Esquimalt District, Plan 292]
509 Gore Street [Lot 2, Block H, Section 11, Esquimalt District, Plan 292]
922 Lyall Street [Strata Lot 1, Section 11, Esquimalt District, Strata Plan
509]
920 Lyall Street [Strata Lot 1, Section 11, Esquimalt District, Strata Plan
509]
918 Lyall Street [Lot 6, Block H, Section 11, Esquimalt District, Plan 292]
912 Lyall Street [Lot 7, Block H, Section 11, Esquimalt District, Plan 292]

RECOMMENDATION:

The Esquimalt Advisory Planning Commission recommends that the application for rezoning to
facilitate consolidation of nine properties located between Head Street, Gore Street and Lyall
Street and to permit a new 6 storey, commercial mixed use building containing ground floor
commercial space oriented toward Head Street and 73 residential units, sited in accordance
with the survey plan prepared by Mcllvaney Riley Land Surveying Inc., stamped “Received
December 23, 2016”, and incorporating height and massing consistent with architectural plans
prepared by Hillel Architecture, stamped “Received December 8, 2016” be forwarded to Council
with a recommendation to either approve, approve with conditions, or deny the application.

BACKGROUND:

Purpose of the Application

The applicant is requesting a change in zoning from the current mix of RS-1 [Single Family
Residential], RD-2 [Two Family Small Lot Residential], and C-7 [West Bay Commercial] zoning
which currently regulates the 9 subject properties to a Comprehensive Development zone [CD]
to facilitate the consolidation of the subject properties and authorize a new 6 storey, commercial
mixed use building containing ground floor commercial space oriented toward Head Street and
73 residential units.

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, setbacks, lot
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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 and the West Bay Neighbourhood Design Guidelines
[attached], endorsed by Esquimalt Council on November 16, 2015..

Specific form and character issues relating to the aesthetics of the building, such as cladding
materials, window materials, doorways, streetscape improvements and landscaping will be
evaluated in a separate application for Development Permit should this rezoning application be
approved by Council.

Context

Applicant/Owner:  Triangle Estates Ltd. [Mark Lindholm]

Architect: Hillel Architecture Inc. [Peter Hardcastle]

Property Size: Metric: 4080 m? Imperial: 43,917 ft?

Existing Land Use: Single Family and Two Family residences and vacant Commercial land

Surrounding Land Uses:

North: Neighbourhood Commercial/ West Bay Commercial
South: DND Federal Land [Work Point]

West: Single Family and Two Family Residential

East: Marine Commercial

Existing Zoning: RS-1 [Single Family Residential] — 5 Lots
RD-2 [Two Family Small Lot Residential] — 1 Lot
C-7 [West Bay Commercial] — 2 Lots

Proposed Zoning: CD [Comprehensive Development District]

Existing OCP Designation: Commercial Mixed-Use [No change required]

Comments from Other Departments

The plans for this proposal were circulated to other departments and the following comments
were received by the submission deadline:

Building Inspection: Construction must satisfy BC Building Code and Esquimalt’'s Building
Code Bylaw, 2002, No. 2538 requirements. Detailed review of plans will occur when at time of
Building Permit application.

Parks Services: Parks staff completed a site review of the area and determined that the
proposed development would impact 9 trees located on municipal property adjacent to the site
noting that all of these trees would be removed, should this development be approved. As no
detailed landscape plan has been provided at this time, Parks staff reserve comments until a
plan is presented as part of the Development Permit application. Staff note that the applicant will
need to provide a Tree Survey so that appropriate tree replacement requirements can be
determined consistent with the Township’s Tree Protection Bylaw.

Fire Services: Fire Services staff have completed a preliminary evaluation of the proposed
new buildings and no objection to the proposed rezoning. Detailed additional comments will be
provided as part of the consideration of the Building Permit should Council approved this
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rezoning application.

Engineering Services: Engineering staff have completed a preliminary evaluation of Works
and Services that would be required for the proposed commercial mixed use development
including commercial space and 73 residential units located on 9 properties within West Bay.
The applicant is responsible for retaining the services of a qualified professional for the design,
construction and supervision of all Works and Services required to service the proposed
development as indicated in Esquimalt’'s Subdivision and Development Control Bylaw No. 2175.
Capacity study should verify all main sizes, material, etc, and to determine if the Sewer and
Drain mains are of adequate size and condition to handle the increased flows introduced as a
result of the development. Existing municipal infrastructure may need to be relocated or SRWs
will need to be secured. Existing properties are to remain fully serviced during construction.
Additional review comments will be provided when detailed engineering drawings are submitted.

ISSUES:

Zoning

Density, Lot Coverage, Setbacks, Height and Parking:
The following chart details the setbacks, lot coverage and floor area ratio and parking
requirements of this proposal.

Comprehensive

Development Zone Zoning Bylaw,

Floor Area Ratio 1.25 1992, No. 2050
Lot Coverage does not contain a

e 1% Storey 55% zone that could

o 2" Storey 63% accommodate this

e Above 2" Storey 23% commercial mixed-
Setbacks use proposal.
e Front 5.8 m plus 3.0 m [Canopy] _
e Rear 6.7 m plus 1.8 m [Canopy] Staff present this
e Interior Side 0.9 m plus 0.9 m [Canopy] summary table as
e Exterior Side 3.2 m plus 0.5 m [Canopy] the basis for a site

specific zone

Building Height 7.5m [Head Street and Gore Street] written to
22 m (6 Storeys) [Lyall Street] accommodate this
Off Street Parking Total spaces required for all uses = 114

proposal should it

Total proposed = 121 be forwarded in the

Screening/Landscaping 2 m of fencing or vegetation on property
line adjacent to residential development
consistent with Zoning Bylaw, 1992 No.

development
review process.

2050.
Useable Open Space 15% [Including 2™ Storey Terrace]
Commercial Floor Area Not less than 400 square metres

Parking: The applicant proposes to provide modestly greater parking than the minimum
required for this project, exceeding the minimum number of spaces by 7 spaces. With the
exception of the 14 spaces accessed off Lyall Street serving as Visitor Parking for the
residential units, all parking associated with this development is screen from the public realm or
located underground.

Height: The applicant proposes to construct a building 2 storeys in height along the Head
Street and Gore Street frontages and would include a residence block fronting Lyall Street that
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would rise 6 storeys with a total residential density [Floor Area Ratio] of 1.25. While approval of
this rezoning application would make Triangle Estates one of the tallest buildings in Esquimalt,
the proposed height is substantially less than initially considered for this Commercial Mixed—Use
site and is consistent with the recently adopted West Bay Neighbourhood Design Guidelines.

Setbacks: Commercial development best practices encourage placing commercial retail uses
in proximity to the public realm. Accordingly, the proposed siting of the portions of the building
containing retail/ office commercial space is appropriate as the large canopies proposed along
Head Street will serve to create a covered transitional space between the indoor uses and the
outdoor public realm. The setback associated with the residential block facing Lyall Street is
consistent with a residential building setback and offers adequate separation between the public
realm and the building.

Permitted Uses: The West Bay Area is identified as a Commercial Node in the Official
Community Plan therefore it is appropriate to consider an application that proposes a mix of
commercial retail, office, and boutigue commercial spaces. Permitted Uses in the proposed
Comprehensive Development District may include but are not limited to the following uses:

a) Dwelling — Apartment

b) Home Occupation

c) Business and Professional Office
d) Financial Institution

e) Personal Service Establishment
f) Retail Store

g) Restaurant

h) Entertainment

i) Convenience Store

j) Group Children’s Daycare

Traffic Study: The applicant provided a detailed Traffic Impact Assessment for the original 97
unit mixed-use proposal, dated February 20, 2012. Boulevard Transportation Group [BTG]
determined at that time that the proposed project would have little local impact, adding an
estimated 38 trips in the AM peak hour and 44 trips in the PM peak hour. BTG also determined
that it was most likely that the existing traffic flow pattern, including DND traffic, would not
change with the addition of this building, as additional delays would be very minor. BTG
concluded that no improvements or changes would be required to the existing key intersections
to accommodate the new traffic but recommended that sidewalks should be provided along the
proposed development frontages of Head Street, Gore Street and Lyall Street.

Based on this assessment, staff are confident that this revised 73 unit, commercial mixed use,
proposal would not result in any material changes to these recommendations.

Fit with Neighbourhood: The West Bay Triangle lands are located within a predominantly low
rise neighbourhood consisting of a mix of commercial properties, single and two family
residential homes, a marine community, and military uses including training facilities and
housing. The exception to the established one to three storey built environment is the DND
“Accommodations” building located at Work Point to the south of the subject properties. This
building is approximately 7 storeys [22 metres] in height and commands a substantial presence
in the area due to the combination of height and massing of the building.

Should this rezoning application be approved, the West Bay Triangle would integrate into the
existing urban fabric by complimenting the DND Accommodations building while presenting a 2
storey built form sympathetic to the existing residential and commercial buildings along Gore
Street and Head Street.
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The current Land Use Designation of properties adjacent to the West Bay Triangle site include
Commercial Mixed-use for lands to the east, adjacent to the water, Park and Open Space for
Captain Jacobson Park and Townhouse Residential for properties on the north side of Gore
Street and the south side of Paradise Street. Based on these land use designations, it is not
unreasonable to expect some of these properties adjacent to the proposed West Bay Triangle
building to redevelop in the future.

Official Community Plan

The current Esquimalt Official Community Plan contains policies and statements relevant to the
West Bay Triangle proposal under the following broad categories:

General Land Use and Development Objectives: The Township encourages a mix of land
uses that facilitate multiple modes of transportation and reduce non-essential trips by private
motor vehicles.

Commercial Mixed Land Use: The Township encourages mixed-use projects in areas
designated Commercial Mixed-Use, generally up to 12 storeys in height with a Floor Area Ratio
of 3.0, but limited to 6 storeys in the West Bay Neighbourhood. The Township encourages the
provision of local amenities including street furniture, artworks and decorative lighting in
commercial areas as well as the provision of cycling amenities such as end of trip facilities for
employees, lockers, and secure bicycle storage in addition to general bicycle parking integrated
into the development.

Public Art: The Township encourages the private sector to include artworks in new and
existing developments.

Smart Design and Construction: The Township encourages the use of sustainable technology
in the design of all new buildings, encourages design teams to achieve LEED or equivalent
rating and encourages the incorporation of Crime Prevention through Environmental Design
[CPTED] principles and measures in new projects.

Parking: The Township will explore further opportunities for on and off street public parking in
the vicinity of West Bay waterfront so as to ensure that local residential streets are not
overburdened by West Bay’s commercial uses

Utilities: The Township will require underground wiring for hydro, street-lighting, telecoms and
cable for all new subdivisions and infill development in Esquimalt.

Stormwater, Sewer Systems and Source Pollution: The Township will require intervening
/mitigating measures such as oil traps for development proposal adjacent to or near the water to
preserve or rehabilitate shoreline habitat.

Economic Development: The Township supports expansion and commercial waterfront
development around West Bay Harbour, provided it is planned to be compatible with adjacent
residential areas.

Keep Urban Settlement Compact — Regional Growth Strategy [RGS]: The RGS
encourages densification through a combination of infill and redevelopment to higher densities
particularly for areas near transit corridors.
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West Bay Neighbourhood Design Guidelines

As a direct result of the controversy surrounding previous development proposals on the subject
properties, Esquimalt Council directed staff to coordinate the creation of the West Bay
Neighbourhood Design Guidelines. This document was to be created including input from local
residents, business owners, staff, planners, developers and architects to create a vision for
West Bay as well as guidelines for achieving this vision to ensure new development enhances
West Bay’s unique character.

Staff engaged a consulting group and the guidelines were crafted via a collaborative and
iterative process through the spring and summer of 2015. Esquimalt Council received and
endorsed the West Bay Neighbourhood Design Guidelines on November 16, 2015.

The West Bay Triangle development proposal has been specifically tailored to address these
guidelines resulting in an application that is overwhelmingly consistent with the West Bay
Neighbourhood Design Guidelines.

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, notice would be mailed
to tenants and owners of properties within 200m (328 ft) of the subject property. Signs
indicating that the properties are under consideration for a change in zoning have been placed
on the frontages of all the subject properties and would be updated to reflect the date, time and
location of the Public Hearing. Additionally, notice of the Public Hearing would be placed in two
editions of the Victoria News.

ALTERNATIVES:
1. Forward the application for Rezoning to Council with a recommendation of approval.

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

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

Trevor Parkes
Senior Planner, Staff Liaison to the Advisory Planning Commission
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Extract from Esquimen Ofticia/ Community Pign
Adopteg March 2007

2.3 Commercial—Mixed Land Use

‘Commercial activity in Esquimalt s clustereq in four main 8roupings:
* Esquimalt Village; '

* Esquimalt Road/Head Street;

* Craigflower Road/Tillicum Road; ang

*  West Bay Harbour.

2.3.1 General Commerciaf - Mixed Use Object_ives

3) Tocreate a diversified commercia| and employment sector that provi
of goods and services to residents of Esquimatt. ' des a wide fange

b) To foster the creation of an identifiable and vibrant Esquimatt Village that
integrates commercial, public ang residential activity, B that successtully

c) To encourage growth through revitalization ang redevelopment of co
d) To encourage a mix of ground-level commercial and Upper-levei(s) residentia,

2.3.2 General Commercial - Mixed Use Policies

a) The Township éncourages a mix of commercial ang multi-unie residentiat deve|
" inall commercial-mixed use aregg denoted on “Schedule A", These wilt have
commercial uses on the ground floor and fesidential uses above,

b) All commercial-mixed use areas are designated Development Permit

€} The Township encourages public ang Private sector initiatives ¢ improve st
and accessibility for pedestrians and cyclists to a(| commercial areas_fWe reetscapes

d) The Township will develop signage guidelines for €ach commerciy area, as part of
design guidelines for these areas, The Township, in. partnership wig, in

members of the community, will take the initiative to design ang instal

e) The Township encourages the Provision of amenities such as minj.pa
fumiture, public art and decorative lighting on private lands in all ¢q
The Township is amenable to using density bonusing, or Providing yar;
parking regulations for redevelopment proposals,

f) To encourage the use of bicycles, provision should be made in new comm
for bicycle parking for employees and Visitors. Secure bicycle Parking for employees

with a minimum of one (1) space for each new building, in all ney co'mn;emalempl%s
buildings, six (6) bicycle Parking spaces should be available for the use of tempora ry
visitors, '

g) End of trip facilities for cyclists suc.h as secure bicycle parking/sto; e |
rooms and showers, should be provided to encourage cycling as , ;:'ﬁ ockers, cha
transportation.



Extract from Esquimey Official Communiry Plan
Adopteq March 2007

character of Surrounding lands; to the Prevailing

V) The proponent demonstrates that the neighbourhoog has been

consulted ang residents hav
comemed : e had an Opportunity tq €Xpress their

[Amendment Bylaw [No, 6], 2010, No. 2730 - Adopted May 25, 2010}

j) In mixed commercial and multi-unit residential developments .
in height and with a floor area ratio of up to 3.0 for the residént:iuai:dingsi P 10 12 storeys
building may be acceptable, Portion of the

K) Development proposats with heights and/or densities greater
Section 2.3.2 (i) may be considered, where appropﬁatge’ thro:::""::liose
and/or parking regulations and density bonusing of floor space whe nces to ZOning
buildings provide affordable, accessible, or special nee
the benefit of the community, :



Extract from Esquimayy Official Community plap,
Adopted Marh 2007

9.4 Development Permit Area No. 2 — Comniercial
9.4.1 Scope _

All lands designated Commercial on Schedule “C* are part of DPA No. 2.

9.4.2 Category . . T
Section 919(1)(f) of the Local Governmgnt Act — form and character, commercial
9.4.3 Justification

overwhelming number of respondents identified the lack of 3 downtown c
appropriate shops and services, and the appearance of Esquimalt Road ip

exterior finishing materials, ang by their orientation to the street
or internal square. rather than to parking lot

The goals-for Development Permit Areq No. 2 are:_

a) to enhance the aesthetic image of Esquimalt’s ‘comﬁlérdal distri

€) to encourage growth in the tax base through diversified com
redevelopment of existing Commercial areas; and

d) to encourage integrated residential/institutionallcotﬁmerd

i) subdivide lands; or
if) construct or alter a by ding or structure;

without first obtaining a Development Permit in accordance wy :
Development Permit Area. _ With the guidetines o this

b) .Exemptions:
The following do not require a development permit:
i) construction of buildings or structures less than 10 Square metres i, area;



b)

c)

d)

f)

g)

h)

i)

fif) emergency repairs to existing structures and public walkways

safety hazard exists;
iv) fences; _

Commercial building facades should be

Ornamental lighting that not only highlights the
building but also increases the amount of light
falling onto pedestrian areas should be useq

wherever possible. However, commercial

lighting should not Create unnecessary glare or

shine directly into neighbouring residential
properties. '

Buildings should be designed and sited to

minimize the creation of shadows on public
spaces. :

should contain additionai islands of lendscaping,

envi.ronment", ‘except where vehicle visibility is affected and on those st
been identified as requiring future road widening. B

Landscape screening and féncing should be located art;und outddor sto. e

garbage and recycling receptacies,

Extract from Esquimayy Officiat Community plep
Adopted March 2007

Commercial byilg; sor
underground. Surface parking should pe screened with landscaping, | , arens

» Large parking areas
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1. Purpose & Overview

Purpose and Overview

These design guidelines were developed through a collaborative,
community-based process to ensure new development enhances
rather than detracts from West Bay’s unique and rich character and
identity. These design guidelines focus on the interface between and
integration of public and private lands towards the preservation and
enhancement of the identity, social vitality and overall liveability that
characterizes the West Bay neighbourhood. This includes integration
with federal Department of National Defense (DND) lands, integration
of local ecosystems, and connection to the harbourfront and the
range of recreational and other activities associated with the working
harbour.

This document includes:

+ An inventory and analysis of neighbourhood design characteristics;

« A vision statement and set of design principles as the rational for
the design guidelines;

« Development Permit Area design guidelines for Form and Character;

+ A set of general design guidelines and recommendations for public
realm design and improvements; and,

« Specific guidance on site planning and design for development
opportunity sites along Head Street south adjacent to the
harbourfront and including the “Triangle Lands”, are also included.

Township of Esquimalt - West Bay Neighbourhood Design Guidelines

The Spirit of West Bay

During the West Bay Design Guidelines Stakeholder Workshop, we
asked: “What words capture the spirit of West Bay?”The following is a
summary of responses:

Colourful Charm
Green

Complete .
Destination Marine

Good Life in Neighborhoods

Character
Gateway to Harbour/Town
Walkable
Fun
w Gem
Layers Water’s-edge Village Life Friendly
Diverse Near



Neighbourhood Characteristics: Photo Essay
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Neighbourhood Characteristics:
Topography and Building Massing (Existing)

4 Township of Esquimalt - West Bay Neighbourhood Design Guidelines



Neighbourhood Characteristics:
Opportunities Diagram

LEGEND

Neighbourhood Gateways

View Termini

Active Retail Streets

View Cone
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West Bay Neighbourhood - OCP Land Use
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2. Design Vision &
Principles

Vision

West Bay is a thriving, attractive and walkable harbourfront
neighbourhood. Its unique identity and sense of place is shaped
by the natural and human history of its marine environment. A
diverse mix of local, pedestrian-oriented shops, businesses and
housing, together with active and attractive streets, harbourfront
recreation, and sunny open spaces with strong connections to the
harbour, make this a truly liveable neighbourhood and a popular
destination for locals and visitors. The built, historical and natural
environments are sensitively integrated to ensure a healthy
shoreline and upland ecology.

Township of Esquimalt - West Bay Neighbourhood Design Guidelines

Design Principles

The following design directions for the public realm were identified
through the workshop to help maintain and enhance the unique
identity of West Bay:

« Strong connection to the harbourfront: Maintain and enhance
visual and physical connections to the harbour and harbourfront
trail network.

« A walkable neighbourhood: Publicly accessible buildings present
a friendly face to streets and open spaces to make them active,
attractive and inviting to pedestrians. Make connections within and
to adjacent neighbourhoods to make walking easy.

« Human scale: Use architectural features, details, and site design
elements that are of human proportion and clearly oriented for
public, pedestrian activity. A building has good human scale if its
details, elements, and materials allow people to feel comfortable
using and approaching it on foot.

» Marine ecology: Enhance, restore and celebrate the unique marine
and upland ecology. Layer and integrate mobility, recreation,
stormwater, habitat and ecological systems in the context of the
working harbour.

» Harbourfront community & identity: Ensure building and open
space design that supports and enhances the unique sense of
community and identity, including its architectural and marine
heritage. More broadly, this includes the rich natural and human
history of the area and associated expression of local culture, festivals,
and gathering at and near the harbour front and water’s edge.

» Neighbourliness: Ensure new development responds positively
to the existing context by ensuring a sensitive transition in scale,
by minimizing view and shadow impacts, and by responding
to the positive design characteristics, if only subtly, of adjacent
development.



3. Design Guidelines

Overview

Urban design is the comprehensive and cohesive combination of
buildings, streets, open spaces and the natural environment and
has, as its objective, the creation of memorable public spaces.

The essence of good urbanism is determined by the relationship
between:

« the built and natural environments, and

« the public and private realm - the areas between buildings and
public open spaces - at street level.

Buildings, streets, and other public open spaces scaled for human
comfort and use are essential to the creation of a functional,
aesthetically rich and vibrant neighbourhood. Building fronts and
their orientation to streets and public open spaces are therefore
the strongest determinants of the character and quality of
neighbourhoods.

The design elements and approaches on the following
pages provide a starting point and preliminary framework

in maintaining and enhancing what is special, unique and
wonderful about West Bay. They also provide a foundation
to ensure new development and public realm improvements
contribute to a vibrant, safe and accessible neighbourhood
environment that encourages walking and street life while
creating a unique social and physical environment that
celebrates the beautiful natural setting of West Bay.

Township of Esquimalt - West Bay Neighbourhood Design Guidelines



A Friendly Face to the Street

INTENT

To define residential and commercial streets with active and
attractive building fronts that have a positive orientation to streets
and other public open spaces.

To ensure buildings are sited and designed to be welcoming, and to
encourage street vitality, visual interest, and safety.

GUIDELINES: COMMERCIAL AND MIXED-USE
BUILDINGS

Locate publicly oriented active uses at grade and at or near the
sidewalk edge.

Incorporate transparent shop-front windows, frequent entrances,
weather protection and pedestrian oriented signage into ground
floor facades;

A signage and lighting program for any commercial development
should be designed as a totality, with signs, lighting, and weather
protection architecturally integrated from the outset.

Township of Esquimalt - West Bay Neighbourhood Design Guidelines

Active uses oriented to public streets and openspaces creates vibrant and
attractive neighbourhoods (above, below and below left)



Frequent entrances along the street and upper storey balconies

A shop front buffers public space from above ground structured parking.

10

overlooking public open spaces adds to street vitality.

Orient active frontages towards streets.

Provide pedestrian access to storefronts and businesses from
the adjacent public street, and orient upper-storey windows and
balconies to overlook adjoining public open spaces.

On corner sites, develop street-facing facades for both streets.
Design front elevations with pronounced entrances oriented to the
corner and/or primary streets.

Locate on-street parking at the curb in front of shops.

Avoid locating off-street surface or structured parking adjacent
to active public streets and open spaces. Locate off-street parking
behind or underneath buildings. Laminate or wrap any above
ground structured parking with active (residential or commercial)
uses to buffer structured parking from public open spaces.

Achieve a minimum glazing area of 75% for frontages at grade
along all commercial streets. Clear site lines from inside buildings to
open public spaces should allow for casual surveillance of the street
and sidewalk, and store interiors should be visible from the street.

On corner sites, develop street-facing facades for both streets. .

Township of Esquimalt - West Bay Neighbourhood Design Guidelines



« Incorporate frequent entrances into commercial frontages facing
public streets with a desired maximum spacing of 10 m.

« Recessed entrances to buildings from the sidewalk or property line
are encouraged in order to provide for door swings, to protect the
entrance from rain or snow, and to emphasize building entrances.

- Incorporate plantings, attractive lighting, signage, paving details,
furnishings, street trees and other landscape details to create a
comfortable, attractive, unique and well defined public realm.

10m 10m 10m

Transparent shop fronts with lots of glazing and frequent entrances help create a
welcoming and attractive streetscape (above and right)

Paving details, pedestrian oriented signage, furnishings and other landscape
details add character. 11
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12

Incorporate plantings and other landscape details such as banners.

Screen

When unavoidable, blank walls should be screened with
landscaping or through incorporate of a patio cafe or special
materials to make it visually more interesting.

+ 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

Township of Esquimalt - West Bay Neighbourhood Design Guidelines



GUIDELINES: RESIDENTIAL BUILDINGS

Site and orient multi-plex, townhouse and apartment buildings
to overlook public streets, parks, walkways, and communal spaces,
while ensuring the security and privacy of residents.

incorporate individual entrances to ground floor units in residential
buildings that are accessible from the fronting street. This provides
easy pedestrian connections to buildings, encourages street activity
and walking, and enhances safety.

Residential entries should be clearly visible and identifiable from the
fronting public street to make the project more approachable and
create a sense of association amongst neighbours.

Emphasize front doors by incorporating a front patio or stoop and
orienting front entryways prominently towards public streets and
open spaces.

Incorporation of a semi-elevated front entry way (1 m-1.5m) is
encouraged to create a semi-private entry or transition zone to
individual ground floor units. For these units, ensure an alternate
access point that is accessible by wheelchair.

Township of Esquimalt - West Bay Neighbourhood Design Guidelines

Incorporate a front patio or stoop to create street activity and
association among neighbours (above, below and below left)
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Locate off-street parking behind or underneath buildings, but never between the

Consider using a landscape transition zone between entryways and public

14

front face of a building and the fronting public street. .

sidewalks.

+ Locating off-street surface parking behind or underneath buildings.

Off-street surface parking located between the front of the building
and the public sidewalk or adjacent to other public openspaces

is strongly discouraged and should be avoided. When parking is
accessed from the fronting public street, recess parking garages and
entrances from the front face of buildings.

A landscaped transition zone in between the entryway and public
sidewalk should be considered on streets with high traffic volumes.

Apartment lobbies and main building entries should be clearly
visible from the fronting street with direct sight lines into them.
Where possible, apartment lobbies should have multiple access
points to enhance building access and connectivity with adjacent
open spaces.

Direct sight lines into elevator lobbies are safer

Township of Esquimalt - West Bay Neighbourhood Design Guidelines



VISUAL & PHYSICAL CONNECTIONS
TO THE HARBOUR

Physical and visual connections to landmark buildings, landscape
features, the harbour, seascape, and other surrounding natural
features are important components of West Bay’s character and
identity and therefore should be preserved and enhanced.

New development and landscaping should frame rather than block
public views of parks and openspaces, natural features, prominent
buildings, public art, and the harbour.

Locate and design buildings to preserve public street-end views
(and where possible private views) to the harbour

Where possible, create new public connections to harbourfront uses
and activities at the waters edge, specifically Sailor's Cove, Hidden
Harbour, and West Bay Marina'’s

Mark/celebrate corners and street-end views through building and
open space design.

Water access and views to the West Bay harbourfront and upland
neighbourhood from the water are equally important elements of
West Bay'’s identity. Therefore future development must consider
visual and physical connections to the neighbourhood from the
water in considering future development.

Create new public connections to harbourfront uses
and activities.

Township of Esquimalt - West Bay Neighbourhood Design Guidelines

« New development adjacent or near to the harbourfront should

respond to relevant sections of the The Province of B.C. “Flood
Hazard Area Land Use Management Guidelines” (2004) (http://
www.env.gov.bc.ca/wsd/public_safety/flood/pdfs_word/
guidelines-2011.pdf).

Maintain street-end views to the harbour-front
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Neighbourliness

Buildings should respect adjacent properties by siting and
designing new development to minimize disruption of the
privacy and out-door activities of residents in adjacent buildings,
and by ensuring buildings are sited to compliment the type,
scale, and use of adjacent buildings.

GUIDELINES

« New projects should provide a sensitive transition to near-by,
less-intensive zones or ares with different uses. Projects on
zone edges should be developed in a manner that creates a
step in actual or perceived height, bulk, and scale between the Transition in scale to existing context
anticipated development potential of adjacent zones.

« Buildings and groups of buildings should step down to be
similar in height to adjacent buildings. This allows for an
effective transition in scale and adequate sunlight penetration
into open spaces and adjacent properties.

+ In a mixed use project adjacent to a less intensive zone, the
more compatible use and building type should be sited near the
zone edge.

+ Face similar uses across the street and at compatible scales;
avoid building scale differences of more than 2 storeys across
streets.

+ Locate development to minimize view impacts on existing and
planned future development.

+ Buildings should be positioned and scaled to minimize the
impact of shadows on adjacent open spaces, buildings, and
within the project.
Sun shade analysis and diagrams help determine the siting of
buildings to minimize overshadowing of adjacent open spaces
and buildings

« Sun shade diagrams for the Winter Solstice will be required only
when significant impacts are expected such as shading solar
panels

» Winter Solstice: 9 a.m., 12 noon, 3 p.m.
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Protect privacy by placing primary (view) windows towards front
and rear yards rather than interior side yards.

This building steps down to the slope to reduce the visual impact from it's massing

Township of Esquimalt - West Bay Neighbourhood Design Guidelines

Locate open space (plazas, parks, patios, cafes, etc.) south of
permanently shading structures.

Locating off-street surface parking in front of buildings, at
prominent corners or intersections, immediately adjacent to public
sidewalks and open spaces, and other public oriented active
openspaces is strongly discouraged and should be avoided.

Minimize impacts from sloping sites on neighbouring development.
Examples of treatments to minimize impacts include using terraced
retaining walls of natural materials, or stepping a building to
respond to the slope.

Views from upper stories of new buildings should minimize
overlook into adjacent private yards, especially in less intensive
areas. Following are some strategies which can be used to achieve
this guideline:

» Increase building separation so that the face of the building and
hence the windows are setback farther from the property line.

» Take advantage of site design that reduces impacts by using, for
example, an adjacent ground floor area for an entry court.

» Stagger windows to not align with adjacent, facing windows.

» Primary windows into habitable spaces should not face interior
side-yards

Minimize overlook into adjacent private yards

17



Architectural Concept:
Achieving a Human Scale

OVERVIEW AND INTENT

These general guidelines for architectural are not intended to be
prescriptive, but rather to encourage flexibility and innovation in
building design and character. The overall intent is to create buildings
and other structural elements that are scaled to the pedestrian,

encourage pedestrian activity and welcome users.

Human Scale

Achieving human scale refers to the use of architectural features,
details, and site design elements that are of human proportion and
clearly oriented for pedestrian activity. A building has good human
scale if its details, elements, and materials allow people to feel
comfortable using and approaching it.

Building Articulation

Many street frontage design elements, both horizontal and vertical,
help to create an interesting and welcoming streetscape. These include
building materials, special ground floor design treatments, facade
modulation, corner treatments, building step-backs for upper storeys,
and fagcade elements such as window treatments, building entries, and
other architectural details. All of these help define the public realm as a
welcoming place.

Human scale elements and building articulation arranged in a modern composition.

18 Township of Esquimalt - West Bay Neighbourhood Design Guidelines



GENERAL GUIDELINES

« The design of new buildings and renovated existing buildings
should express a unified architectural concept that incorporates
both variation and consistency in facade treatments (for example,
by articulating facades into a series of intervals).

« Design buildings to express their internal function and use.

« Incorporate into building facades a range of architectural features
and design details that are rich and varied to create visual interest
when approached by pedestrians.

« Examples of architectural features include:

» Building height, massing, articulation and modulation
» Bay windows and balconies

» Corner features accent, such as turrets or cupolas

» Decorative rooflines and cornices

» Building entries

» Canopies and overhangs

« Examples of architectural details include:

» Treatment of masonry (ceramic tile, paving stones, brick
patterns, etc.)

» Treatment of siding (for example, the use of score lines, textures,
and different materials or patterning to distinguish between
different floors)

» Articulation of columns and pilasters
» Ornament or integrated artwork

» Integrated architectural lighting

» Detailed grilles and railings

» Substantial trim details and moldings Incorporation of a range of architectural details and features make this
» Trellises and arbors mixed-use building attractive when approached by pedestrians

Township of Esquimalt - West Bay Neighbourhood Design Guidelines 19



- Locate and design entrances to create building identity and to
distinguish between individual commercial and/or residential
ground floor units. Use a high level of architectural detail and, where
appropriate, landscape treatment to emphasize primary entrances
and to provide “punctuation”in the overall streetscape treatment.

+ Design balconies as integral parts of buildings and to maximize
daylight access into dwellings through the use of glazed or narrow
metal spindle guardrails.

+ Clearly distinguish the roofline from the walls of buildings (for
example, through the use of a cornice, overhang, or decorative
motif).

- Windows can be used to reinforce the human scale of architecture
by incorporating individual windows in upper storeys that:

» Are vertically proportioned and approximately the size and
proportion of a traditional window

» Include substantial trim or molding
» Are separated from adjacent windows by a vertical element
» Are made up of small panes of glass

» Are separated with moldings or jambs but grouped together to
form larger areas of glazing

« The use of figured or frosted glass or tinted glazing is discouraged
for windows facing the street except for compatible use of stained
glass or where figured or frosted glass comprises a maximum 20%
of the glazing. This creates a welcoming, visually interesting and
transparent street frontage.

+ In general, new buildings should incorporate natural building
materials into fagades to avoid a “thin veneer” look and feel, and
combined with more modern treatments, such as glass, concrete,
and steel.

« Vinyl siding, large expanses of stucco, swirl type stucco, and vinyl
for window frames are generally discouraged.

Design entrances to distinguish between individual commercial and residential.
20 Township of Esquimalt - West Bay Neighbourhood Design Guidelines



Height

Note: Six (6) stories may be allowed on the
Triangle Lands where it is clearly demonstrated

that the siting of the building and the

additional storey does not significantly increase
the sun shadow beyond what is contemplated
by these guidelines based on the “Conceptual
Siting, Form and Massing” illustrated on page

33
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Green Healthy Buildings
& Open Spaces

« Building design and site planning should reduce the overall
“ecological footprint” (energy use, waste, and pollution) of new
development while also maximizing liveability. This can be achieved
by maximizing passive lighting, heating and cooling, providing
usable outdoor amenity spaces, and being responsive to the
existing ecosystems and natural context.

+ Design residential buildings to receive daylight and natural
ventilation from at least two sides of the building, or from one
side and a roof. Where possible, dwellings should have a choice of
aspect: front and back, or on two sides (for corner units).

+ Dwelling units with exterior access on only one side should always
face a good view or the direction of the sun (ideally both) and are
most suitable as wide frontages with shallow floor plans to allow
adequate penetration of daylight.

Incorporate common areas as defining elements of projects.
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+ New buildings should not block significant views or solar access to
adjacent buildings and open spaces.

+ Incorporate courtyards, greenways, gardens and other common
areas as defining elements of projects.

« Where at-grade space is limited, rooftop patios, gardens and
courtyards are encouraged.

+ Retention and infiltration best management practices for rainwater
should be used as appropriate.

+ Residential buildings should incorporate direct access to a usable
private outdoor space such as a patio, balcony, or upper level terrace.

A landscaped pathway located adjacent to this residential building partially
screens the lower floor units from the park (foreground) while also softening the
building’s appearance, helping to integrate it into the landscape.

Use best management practices for rainwater
where appropriate.
23
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Public Realm Design: Pedestrian
Comfort & Safety

INTENT

To ensure that the design of streets and open spaces creates visual
interest, comfort, and safety for pedestrians and contributes to a
unique local identity and sense of place for West Bay.

Booftop gardens

Dtreet trees
everywhere

B-esidential
above

GUIDELINES Zolourful

banners
+ Provide a continuous planting of street trees along both sides
of neighbourhood streets, with priority for the Head Street
South Village High Street and Esquimalt Road as indicated in the
Recommended Public Realm Improvements map on page 25.

+ Provide zebra- or ladder-painted crosswalks, or crosswalks made of
special paving materials, at all key pedestrian crossings to increase
driver awareness.

+ Incorporate corner bulges into streetscape design in key pedestrian
areas to enhance pedestrian crossings and provide space for

i ; ; i Plant Cafe Large Bike On-Dtreet
landscaping, seating, rain gardens and public art. boxos  actnity sidewal  facilities Packing

+ Provide adequate public streetscape amenities including benches,
planters, garbage receptacles, bike racks, and distinctive bus
shelters in areas with high pedestrian activity.

- Café tables are permitted and encouraged on public sidewalks in
retail areas

+ Pedestrian-oriented lighting should be provided with priority
for high-activity pedestrian areas such as along Head Street and
Esquimalt Road.

« Small plazas and squares should be incorporated in prominent
locations with good solar gain, such as at Lyall and Head Street.

+ Public art should be incorporated into parks, plazas and other key
activity areas, especially at gateways and entry points, to enhance
the sense of identity and entry into the neighbourhood.
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Recommended Public Realm Improvements
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4. Site Specific Guidelines: Harbourfront
Urban Village High Street

An important objective in the development of the design guidelines to
address local concerns about density, height and massing, shadowing

and view impacts, as well as the interface between federal lands and local
ecosystems, specifically, in the harbourfront urban village area centred on
Head Street South between Lyall and Paradise Streets. To this end, the these
guidelines were developed with input and feedback from neighbourhood
stakeholders. This included an integrated design workshop (charrette) where
design concepts and approaches for both public and private realms were
developed. The sketch examples on this page were produced during this
charrette.

This section is intended to provide site planning and design guidance and
recommendations for this part of the West Bay Neighbourhood, based on
stakeholder input. Itisimportant to note that the concepts and illustrations
on the following pages do not represent a development proposal, but rather a
conceptual implementation of the preceding West Bay Neighbourhood Design
Vision, Principles and Guidelines.
Sketches from the West Bay Design Workshop (above and below)
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URBAN VILLAGE HIGH STREET LOOKING NORTH-WEST AT CORNER OF HEAD AND LYALL STREET

Maximum = storey
building height

Landmark corner plaza located at
soUth gateway to urban village
with views to harbourfront

Township of Esquimalt - West Bay Neighbourhood Design Guidelines

Urban Village high <treet

defined by low scale

building< with active front<

and Ush street free canopy Harbourfront
retail, food and
beverage Uses

New Pulali// connection
to harbourfront and
Hidden Harbour Marina
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URBAN VILLAGE HIGH STREET (HEAD STREET SOUTH) LOOKING SOUTH

Dtreet trees, pedestrian

oriented lighting and banners Zontinuous planting of
line either side of +he street trees< along <outh-
<treet. west side of Head @treet

Maximum 2 storey «treet
wall along Head ©treet south

Landscaped bulb-

outs and parking .
bay< on north-east A rhythm of pedestrian

side of Head ©treet oriented <hop front< and
entryway< line the <treet
with sidewall cafe< and
other Uses <pilling out onto
the sidewall

Marked (2ebra <triped)
pedestrian crossings at
Ziore and Lyall ©treets
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LOOKING NORTH TO HARBOUR AND URBAN VILLAGE HIGH STREET

Publicly oriented active use<
activate the harbourfront

Parking areas along the
harbourfront represent great
redevelopment opportunities where
appropriate

Township of Esquimalt - West Bay Neighbourhood Design Guidelines

ContinloUs wallking connecting
Donghees to West Pay Urban
Village/marina and beyond
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VIEW TO TOWARDS URBAN VILLAGE HIGH STREET FROM THE HARBOUR LOOKING WEST

Water access and views to the
West Pay harbourfront and upland
neighbourhood from the water are equally

important elements of West Pay's
identity.

New development <caled to be
compatible with, and not overwhelm,
harbourfront character and identity.
Also exhibits the transition massing
from exieting 7 storey on PN land.

30
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VIEW FROM FUTURE BUILDING LOOKING SOUTH-EAST TO HARBOUR ACROSS URBAN VILLAGE HIGH
STREET AND CAPTAIN JACOBSON PARK

Dceale and character of new
development respects existing

Upper storeys «tep back +o /
let <un onto Urban village high

street

Township of Esquimalt - West Bay Neighbourhood Design Guidelines
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HEAD STREET LOOKING SOUTH TOWARDS GORE AND LYALL

Enhanced view corridor

Landmarking view T ermini
(from Uppetr Head ©4reet.)

Village' building at
Vview termini

Zontinling ©onghee Traffic calming bulb< and
Wallkway onto Head enhancements to the
Dtreet

ede<trian enviconment,
with potential +o integrate
stormwater management.
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URBAN VILLAGE HIGH STREET: CONCEPTUAL SITING, FORM AND MASSING

Large massing needing a
fransition
Legend

Conceptual massing

Continuous Boardwalk/Walkway

ZontinloUs walkway
Masses oriented to let
Zontinle walkway soUthern light into spaces AN
onto Head @treet between building<

N Public realm enhanazmen—l’e/
opportunity areas
New intersection

Improved view corridor

Yiew onpage 7 2.
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Landmark corner plaza
located at @outh gateway
Yo urban village, with
Views to harbourfront.
Dee sletch on page 2 7.

34

Transition in massing
Yowards harbourfront

New intersection

View onpage 2 &

Preserve and highlight:
heritage building

Yiew termini
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Streetscape Guidelines

OVERVIEW

The design, construction and maintenance of streetscapes in the West
Bay Neighbourhood should serve to reinforce its unique identity by
incorporating:

1. Strong connection to the harbourfront;
A walkable neighbourhood;

Human scale;

Harbourfront ecology;

Harbourfront community & identity, and

o A wWwN

Neighbourliness.

To illustrate the integration of these principles four typical streetscape
sections and plans are presented below. These include Head Street
North, Head Street South, Lyall Street West, and Lyall Street East. The
sections focus on Public Realm improvements within two distinct areas
of the West Bay Neighbourhood; West Bay Urban Village Gateways and
West Bay Urban Village.

WEST BAY URBAN VILLAGE GATEWAY

West Bay Urban Village is accessible by Lyall Street and Head Street.
Both streets currently have 18m wide Right of Ways (R.O.W) and
accommodate two way traffic in standard 4.25m wide lanes. Objectives
for the Lyall Street and Head Street Gateways include: improving the
pedestrian environment, maintaining on-street parking, improved
wayfinding,increased tree canopy, and integrated stormwater
management. The Lyall Street West section shows a typical treatment
through an existing residential lot on Lyall across from the Department
of Defense (DND) lands. The Head Street North section shows a typical
treatment near the intersection of Head and Esquimalt.

Township of Esquimalt - West Bay Neighbourhood Design Guidelines

WEST BAY URBAN VILLAGE

West Bay Urban Village is located on the harbour front adjacent to the
Marina. The area is identified for potential future development with a
primary focus on the ‘Triangle Property’ Some of the objectives for the
Urban Village include: increased density, creation of places to gather,
an inviting and active public realm, and reduced speed/traffic calming.
Both the Lyall Street East section and Head Street South section show
typical treatments at the triangle property and suggest a ‘Skinny
Streets’ approach with reduce travel lane widths (3.0m)

Integrated Storm Water Management,  Integrated Storm Water Management,
The Atrium building, Victoria BC Reliable Controls building, Victoria BC
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Integrated Storm Water
Management

Integrate rain gardens, swales, tree planting, and other suitable BMP’s
to capture, slow, and treat storm water before in enters the harbour.

Storm Water Streetscape,
Portland, Oregon

Storm Water Plaza, Storm Water Traffic Bulge,
Cecelia Road, Victoria BC Trent St., Victoria BC
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Head Street North

Head street North, near the intersection of Head and Esquimalt Road, is intended
to act as a Gateway to the Village, Harbour, and Marina. The intent on this section
of Head is to increase the appeal of the pedestrian environment, employ clear
wayfinding startegies to direct traffic towards the Village and/or Harbour/Marina.

Strategies to achieve this include: Increased sidewalk width to encourage
walking, a double row of trees to accentuate Head as a linear corridor to the
harbour/village, source controls such as onstreet rain gardens to treat
stormwater, and similar building scales to reinforce the street end/harbour as
a focal point. Development fronting onto the east side of this section of Head
street should maintain physical and visual permeability to the waterfront by
integrating paseos and achieving a minimal building separation of 6 metres

_———Neighbourliness-
Transition building heights from shoreline to upland areas to minimize
shadow and view impacts.

-+ Human Scale-
Utilize a double row of trees to accentuate the linearness of Head
Street as a Gateway and the Village as a destination at the terminus.

-— Upland Ecology-
Install onstreet rain gardens to capture, treat and slow street run off
before in enters the harbour downstream.

Walkable Neighbourhood-

Utilise vegetated boulevard strips to provide seperation from vehiclular traffic
and increase sidewalk widths on gateway streets to promote wayfinding while
contributing to attractive and inviting pedestrian environments.

Head street north
Scale: 1:200 o 37



Head Street South

Head street South, is intended to act as the communities Village or High Street.
The intent on this section of Head is to provide public open spaces that contribute
to a sense of being on the waterfront while supporting the commercial viability of
the area. The West Bay Village public space should include but is not limited to
waterfront access, space for gathering and festivals, and an attractive pedestrian
oriented environment.

Strategies to achieve this include: Distance to Building Height Ratios of between
1:1 and 3:1, use of green building techniques to preserve the health and visual
aesthetic of the shoreline, and transitions in scale to perserve upslope and
adjacent views.

Waterfront Community and Identity-

Green Roofs, street trees and building heights support eachother to reinforce
the identity of West Bay as a Green Waterfront Community. Designs
acknowledge views both to and from the innner harbour.

Strong Connection to the Waterfront/Neighbourliness-
Buildings step back and transition in scale to maximize potential for harbour
views while minimizing shadow impacts on adjacent properties.

Woaterfront Ecology-

Tree plantings intercept rainwater, reduce storm water flows through
evapotranspiration, and provide valuable bird habitat contributing significantly to
the shoreline ecology.

|l —— Human Scale-
Buildings should be between |:| and 3:1 Distance to Building Height Ratio
to create intimate and inviting public open spaces.

Head Street South
Scale: 1:200
38
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Lyall Street West- Existing Residential

West Lyall Street acts as an important connection from the harbour to the
surrounding residences, Esquimalt village, and the Esquimalt Rec. Center. Future
developments along this corridor should focus on improving the pedestrian
environment to increase the walkability of the neighbourhood.

Strategies to achieve this include: Tree planting to reduce the visual scale of the
street and provide shade, green infrastructure such as rain gardens to intercept
stormwater flows before they enter the harbour downstream, and seperated
boulevards to increase the attractiveness of the pedestrian environment.

Human Scale-
Tree planting can reduce the visual scale of the street while offering
summer shade for the street adn sidewalk.

i Woaterfront Ecology-
Integrated rain gardens to treat stormwater and provide habitat for

birds and pollinators.

A Walkable Neighbourhood-

/ Use seperated boulevards to remove sidewalks from vehicular traffic

and increase the attractiveness of the pedestrian environment.

2.75

2 L1 .75

Boulevard Travel Lane

71
Travel Lane ‘ Boulevard ‘Sidewalk

18 R-O-W

Parking Boulevard

7]

@ Lyall Street- Residential 39
Scale: 1:200



Lyall Street East- West Bay Village

East Lyall Street at the harbour interface is meant to act as part of the West Bay
Village. The intent here is to conribute to the sense of a waterfront village while
providing an attractive pedestrian environment with places for festivals and
gatherings. Located adjacent to the DND lands Lyall street, in general, should
focus on pedestrian improvements on the North side which is more heavily used
by the public.

Strategies to achieve this include: Tree planting to reduce the visual scale of the
street, vehicular travel lane reductions to p[rovide space for bike lanes and
encourage alternative modes of transportation, green infrastructure such as rain
gardens to intercept stormwater flows before they enter the harbour, and
seperated boulevards to increase the attractiveness of the pedestrian
environment.

Woalkable Neighbourhood

Skinny Streets help to maximize pedestrian oriented space and allow for

increased sidewalk widths as well as seperated bike lanes.

Woaterfront Ecology-
Significant tree planting, green infrastructure, bike lanes, access

corridors to waterfront recreation, clear wayfinding, and attractive
pedestrian spaces should be layered and integrated to create a vibrant
community, ecologically healthy shoreline, and healthy upland ecology.

275 0515
Y

3 3 ‘ 3 1.5 2.75

d
Boulevard !Travel Lane ‘ Travel Lane‘ Boulevard/M Bike Lanes | Sidewalk
Parking

18 R-O-W

3b Lyall Street- West Bay Village
Scale: 1:200 40




RECEIVED

DEC 0 8§ 2014

B Blied

08 December 2015 o ?.s ,

S ot Hille
Mayor and Counci! Beclilifechore
c/e Trevor Parkes, Senior Planner B IT : ﬁﬂ";
Development Services L A e ¥
Township of Esquimalt
RE: Westbay Triangle Redevelopment,

Westbay, Esquimalt, BC :
101 18% Qale Bay Avenue
Victoria BC VIR - 1CH
Rezoning Application: Project Description hone 250592 . o108
fex 250,592 078

Mayor and Council,

Please find enclosed a redevelopment proposal for the Weslbay Triangle Lands prepared by Hillel Architecture Inc, as a revision fo, and
continuation of the Rezoning Application process for the following residential ots being amalgamated into 2 single jand holding:

468 Head Street [Triangle Estates),

PID 001-843-891 Lot 8, Biock H, Section 11, Esquimalt District, Plan 292 [468 Head Stree);

PID 006-720-439, Lot 5, Block H, Section 11, Esquimalt District, Plan 262 {470 Head Street];

PID 000-036- 722, Lot 4, Block H, Section 11, Esquimalt District, Plan 292 472 Head Street]);

PID 008-175-024, Lot 1, Block H, Section 11, Esquimalt District, Plan 292 [515 Gore Street];

PID 008-175-016, Lot 2, Block H, Section 11, Esquimait District, Plan 292 [509 Gore Streef];

PID 000-704-580, Strata Lot 1, Saction 11, Esquimalt District, Strata Plan 509, together with an interest in the common preperty in
proportion to the unit enfitlement of the strata lot as shown on Form 1 [822 Lyall Streef];

PID 000-704-598, Strata Lot 2, Section 11, Esquimalt District, Strata Plan 509, fogether with an interest in the common property in
proportion to the unit entilement of the strata lot as shown on Form 1 [520 Lyall Streat];

PID 009- 175-008, Lot 6, Block H, Section 11, Esquimalt District, Plan 292 [918 Lyall Street];

and PID 009-174-885, Lot 7, Block H, Section 11, Esquimalt District, Plan 292 [912 Lyall Street].

Development History

Earlier development proposals, prepared by others, were presented at public hearing June 2314, 2014 for public commentary and council
discussion. The conclusion of that public hearing was a suspension of the rezoning process, and a request that the design direction
presented that evening was revised to a development direction more in keeping with comments received from both the public and the
councifiors.

Hille! Architecture Inc. was retained to prepare that revised Development Proposal. Hillel Architecture Ing. reviewed all written
commentary, public input from that public hearing, and councillor commentary. Hillel Architecture engaged in a public consultation with
the Westbay Neighbourhood residents and local business members. Following those earlier engagement meetings a polentiat design
direction emerged. As those meetings continued the project modelling continued to adjust as commentary was recorded. The consultation
process expanded to Esquimalt Planners, the Director of Economic Development, Esquimalt Engineering staff for both civil services and
transportation. Mestings were held with representatives of the Westbay Residenls Association and the Esquimalt Chamber of Commerce.

Hillel Architecture Inc. Page 1 of 4



The public consultation process has involved over a dozen meetings one on one with key individuals, Esquimalt staff, presentations to
several audiences, and each time the project evolved and benefited. The public consultation process concluded with records in both
powerpoint presentations and written materials which formed the basis of the booklet submitted herein as a part of this submission
package and tiled “The Westbay Triangle Development Guidelines®. As copies have already been made available for each councillor,
and planning staff - one record copy is submitted herein.

At this same time, Esquimalt initiated the documentation of the Westbay Neighbourhood Development Guidelines to reflect the current
neighbourhood’s opinions and concerns to shape their future throughout the targer Westbay Neighbourhood. This oo had a distinct focus
on these triangle lands. The Director of Economic Development assembled a broad based Stakeholders Committes of residents and local
businesses, and a consulting team to independently document the greater Westbay Neighbourhood Design Guidelines. Hillel Architecture
was a participant as a member of that Stakeholder Commities.

Description of Development

The Triangle Lands redevelopment proposal enclosed herein offers a comprehensive design solution that incorporates;
+ a village for hosting local business to create a dynamic central gathering place in Westhay;
* a dynamic engaging selting for residents, businesses and patrons to engage, share, and socialize:
+ a community that would afso include multiple housing options, suiting many lifestyles, income lavels, and aspirations;
* in & manor that would also demonstrate community leadership in extent of, and variations of green spaces available;
* advanced methads for gathering and harvesting rainwater for later imigation on site;
= roof systems configured to lake advantage of solar orientation for potential solar power generation and domestic water
preheating
» advanced methods for gathering and harvesting rainwater for later irrigation on site:
* advanced modelling for shadow development and community impact assessment;
* multiple public social spaces, at 3 distinctly different comer settings;
+ multiple park like settings for residents and leasshoiders offering both raised ocean view park areas, wind prolected
conversation parks, sun protected shade gardens for hot weather respite for people, but year round environments suitable to
many indigenous coastal plant and animal species:
* designed in a manor thal creates a focus to a community, and encourages its growth and development by others.

Most importantly however, is that the design grew out of consultation. The soiution evolved after many conversations, and over NUMerous
contributions from a neighbourhood that cares deeply about its character today. Members of the neighbourhood clearly stated they were
ready for a new center of Westbay, but that they clearly needed it o be designed carefully by those prepared fo listen. We hops in the
coming presentations that everyone can see a piece of their personal contributions in this proposal.

Description of Building Proposal

The proposed design offers a two storey commercial streetscape on Head Street designed to create a main street like village focus of
acfivities, yet with architecture and building volumes designed to protect residents of Gore Street argund the comer and residents above
from the noise and busyness of that dynamic environment. This *main street’ composition offers 6 commercial fenant spaces, sized
specifically for this neighbourhood, and when combined with existing businesses in the vicinity will create a shopping and socializing
destination.

Raised above this vilage center is a park like central courtyard setting reflecting the shape of the triangle fands, and creating a private
enclave of six townhousas overlooking the park while the park itself provides privacy for those dwellings from each other and the
residents of the multi-famity building completing the Triangle.

Along Lyall Streel, this residential building shares a similar footprint and personality with the larger volumes of the mutlti-family and multi-
use buildings of the Pagific Fleet base, The residential building is six stories, offering the lower floors with generous ouldoor terraces,

Hillel Architecture Inc. Page 2 of 4



private entries. Interim floor levels wilh park like views, ocean and marina views, and culminating with the upper most floors offering
panoramic acean views in almost all directions.

Each Streetscape is respected as a front yard. Each strestscape developed to suit its current scale and massing, and in many ways the
personalities of each street, In addition, no street is unfairly burdened with being a rear yard. All typical “back of house” activities are
handled entirely internally - out of sight — and out of mind - of surrounding residents.

Further layers of purposeful and meaningful design response to the noeds of a Main Street as is intended on Head Street, a Village
setting like Gore Street , or an Avenue like setting along Lyall Street, are contained in the enclosed Westbay Triangle Development
Guideiines. Even with this booklet, where many pages can describe some of the design intent, the design team knows even more layers
of design and fhought are still not yet expressed. We encourage people o look deeper and to agk questions, Qur considerations for
lighting, plantings, materials, signage, and many others have simply not had the space for expression, and time or page space does not
permit,

In addition to the drawing package, and in exchange for what a massing model can provide, this submission package includes a computer
modelied 3D massing that has been recorded in two distinctly different flight paths circling the building; one providing the viewpoint of a
pedestrian both infront of some buildings and behind others, and secondly; a flight path just above the neighbouring buildings to ensure
an unbroken view and understanding of the proposal. These included videos are viewabie in all media, and can be played in public
sattings, be viewable on multiple screens, for staff councillors and the public equally.

Zoning

The proposal is submitted with the request for a spot zone to be created o respect the unique nature of this location, its role in the
neighbourhood's future development, similar to proposals that predate this design direction. This comrespondence therefore does not {o
compare this design proposal with the current land use bylaws of existing Lots, as these differ even in their own zoning. The general
Project Data covering the required categories of data disclosure is located on Drawing Sheet A1.1.

Site Size: 4075m2
Site Coverage: §3% as measured by Amendment Bylaw 2861 to current Esquimalt Zoning Bylaw 2050
Floor Space Ratio: 1,39 : 4 as meastred by Amendment Bylaw 2861 fo current Esquimalt Zoning Bylaw 2050
Building Height: Bidg 1: 7.6m above average grade. Bldg 2: 21.75m above average grade.
Bldg 1: 15.0m geodetic fo top of low sloped assembly.
Bldg 2: 29.150m geodetic fo top of low sfoped assembly
Number of Stories: Building 1: 2 storeys. Building 2: 6 stories.
Sethacks; 5.8m @ Head Street (bldg wall finishes, not including canopies)
3.2m (stair only) and 5.8m main bldg @ Gore Street (bldg wall finishes, not including canopies),and
6.8m @ Lyall Strest (bldg wall finishes, not including canopies).
Parking: 121 stalls where 114 are required.

In addition, as new definitions and clarifications are proposed under Bylaw 2861 for the Esquirnalt Zoning Bylaw 2050, this project has
been prepared based on those new definitions, and Sheet A1.2 graphically provides a data summary for key calculations such as floor
area, FSR, and lotal site coverage. This same sheet demonstrales shadow studies at various recommended times as requested in the
new Westbay Community Design Guidelines and those advocated by this office, or those offering an explanation for our building
orientation.
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Parking

The enclosed development proposal honours the Esquimait Parking Bylaw without request for variances. In addition, the proposal goas
on to provide additional motorcycle and scooter parking. In a demonstration of environmental concem, the design provides for alternative
transportation forms with electric charging stations for both cars, and motorcycles and intemaliy fo the bike reoms, for electric bicycles.

Climate Change Considerations

The green building checklist is enclosed in this project package. In general a wide range of designed features have been incorporaled into
this project that reflect contemporary concems for the environment. Hillel Architecture has also participated in several green buildings and
counts some of its clients as outstanding corporate citizens such as the Mountain Equipment Coop. The project contains;

+ roof top orientation and angles, designed fo aid the potential of main roof planes to serve for solar power generation;

* roof top orientation and angles, designed to aid the potential of main roof planes to serve for domestic hot water preheating; «

+ the harvesting of portions of the rain fall within these property boundaries;

* the thermal inertial and energy savings effect from pianted green roofs;

* the general increase in green space and plant coverage over typical buildings of this form or rals;

+ extensive use of materials considered for their lessor environmental impacis;

« the use of appliances and equipment known for their lesser energy needs; and

* building orientation known to lessen the affects of overheating,

We hope that the enclosed drawing package and submission documents describe the proposal for these Triangle Lands adequately for
the rezoning purposes of this submission. We also hepe thal they inspire. We wish that everyone imagine a new dynamic center of
Westbay.

Regards

Peter Hardcastle
Hillel Architecture Inc.
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A conversation with the Community

The enclosed Westbay Triangle Development Guidelines are the result of multiple
meetings with community Stakeholders started in the summer of 2014.

Township of Esquimalt Director of Economic Development
Township of Esquimalt Planning Staff
President of the Westbay Residents Association
President of the Chamber of Commerce
Township of Esquimalt Engineering (Civil Utilities)
Township of Esquimalt Engineering (Roads and Traffic)
& several Westbay residents and members of the Chamber of Commerce

These guidelines incorporate commentary provided by residents and local business owners
as recorded by Esquimalt at the Public Hearing of earlier site solutions prepared by others.

This “conversation with the community” represents multiple presentations,
amalgamated into this record, that represents both listening too, and preparing a
response for, those residents and businesses of the neighbourhood.

Taken as a whole, this conversation provides the essence of a

“Design Guideline” for this unique site. As these were exchanges, the text has kept
the tone of a conversation.

Hillel Architecture Inc
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The Westbay Triangle Neighbourhood Context

The Westbay Triangle

Location context within the
greater community
of Westbay

Hillel Architecture Inc The Triangle at Westbay « Page 1



The Westbay Triangle; the people, the neighbourhood, and the businesses that define this unique ocean side community.

The Westbay Triangle Town site is a unique ocean side community, small in scale, quiet in nature, and proudly hosting a diversity of
homes and businesses. Residences from single family through to multifamily homes define the residential side of Westbay. The
commercial business center of Head Street is defined by several ocean side businesses, from resort like Bed and Breakfasts to
offices. Some focusing on marine industries and some that do not. Some hosting expected marina based operations from classic
marina services for sail and power boaters, to those of the floating residential communities.

The community is diverse, inclusive of many cultures, lifestyles, and businesses, and is close. Most residents and businesses
present now, have coexisted for many years. Although the opinions are diverse, the community as a whole is cohesive.

Hillel Architecture Inc The Triangle at Westbay



Hillel Architecture Inc

In close proximity to the Westbay Triangle site
are heritage homes, and heritage parks.

The Triangle is located in a pivotal central area
able to serve the interests of its residential
neighbourhood, the Pacific Military Navel Base,
and the larger urban scale of multifamily homes
and offices along Esquimalt Road.

The Triangle at Westbay + Page 3



The existing community of buildings specific to the Westbay
Marine and ocean side environment are distinctly separate to the
character of Esquimalt Road. At this water’s edge, the setting
contains the smaller buildings associated with those originally
built and now playing new roles in the community.

Several original ocean side single family homes now house
businesses, resorts, offices and retailers. Those offering services
locally and those offering professional services to locations
farther a field.

Hillel Architecture Inc The Triangle at Westbay



Westbay Marina based businesses include;
The sailboat community,

The power boat community, and....

Hillel Architecture Inc
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... The floating residential community.

Which just like any other land based residential
neighbourhood has a unique internal relationship
with issues of access, privacy, noise, security,
parking and streetscapes.

The Triangle at Westbay



The current water front business
district is low in elevation (2 stories)
and affords several sightlines through
and around properties on the water.
The center of town is uniformly
thought of as Head Street from Gore
Street to its conclusion at the entry to
the Naval Base. The “face” of the
Westbay Triangle.
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The Westbay Triangle Site Outline and Description

Hillel Architecture Inc The Triangle at Westbay
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o T Westbay Triangle. PN ~ L
The Westbay Triangle is-enclosed on threej,

sides’creating an entire block, with-each of ©
the three®id@8defined by Gore Street, Lyall o %
\Stregt, and'the primary business¥ace of/ 7’

Head Street.
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Our proposal should respect where the
neighbourhood has the character of “main
street”. Head Street is this location.
The sights & sounds, people and places,
that make great destinations.
Shops and services,

People & pets,

Bikes & trikes.

Dynamic. The pulse of energy.

[ T
K "f%;:tf: e

-

~ - B -~

. - I
" . S “\.\

Hillel Architecture Inc The Triangle at Westbay



Our proposal should respect where the
neighbourhood behaves like a village.

The term village encompasses a wider
definition: Where people feel at home, they
reside and socialize, yet enjoy that the corner
store is close at hand, the dynamic village
core just around a corner, or just over a hill.
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Our proposal must respect that some
locations feel like avenues - the slightly

busier flow of people and cars going to
and fro, a different personality, a more
urban scale. To behave cohesively both
sides of an “avenue” should reflect this
larger building type, and flow of people,
cyclists, and vehicles.

The Triangle at Westbay



all those roles reserved typically for a “ba

Parking, Services, Waste, and recycling.

The internal triangle shown is out of sight, out of mind.
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Respecting the three faces of the triangle:
The “main” street of Head Street

The “village” of Gore Street

The “avenue” of Lyall Street

Existing front yard setbacks along these
streetscapes were reviewed, considered for
their application and appropriateness to a
new solution to this sites development.
Proposed front yard setbacks respect that
each road is a front yard, each street is a
prime elevation.

Average front yard surrounding the Triangle
is £6m. We applied a new 6m front yard
setback on all three street faces of the
Westbay Triangle.

But there is more to the role of a front yard
setback: its function must be considered.
Again 6m becomes a functionally correct
setback when the roles ascribed to these
areas are outlined herein.

Hillel Architecture Inc
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The Westbay Triangle Precedence and Programming
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The value of Setbacks

For those new businesses: We need to WANT to see you!

A business needs to actively draw our attention. A business
therefore needs enough outdoor realm for them to create the
environment suitable to enthuse patrons and draw them in.
Destinations are created when groupings of like minded
businesses work together to actively seek out and attract
people.

Hillel Architecture Inc The Triangle at Westbay



Tl'le WestGoast / The Wet Coast

modern urban planning - but this is no urban envifonment:*

Setbacks make these spaces possible, sometimes "n~c tr
Westbay, the ocean side. ;

Residences and businesses alike that benefit from outside spaces
benefit from protection from the elements. Canopies, overhangs, and
Hillel Architecture Inc roof projections all can aid to protect these valuable outdoor areas.



Roof projections,
Overhangs,

Canopies.

They all create and define an outside space.
It communicates to the audience / the patron.

It can set a tone, create an atmosphere, set a

stage, and define the character of a business
or the character of a street face.

The Triangle at Westbay



Canopies protect goods, and also the
patrons.

They draw attention.

They cool a space in summer.
They defend it in the winter.

They deflect noise.

Two items of note here:

One; the canopy here is defending a municipal sidewalk. Not only
does this sidewalk not request this protection, but now this valuable
outdoor space is in the public realm and not available in a manor that
is helpful to a business displaying goods or services.

Secondly; the second floor is separated from the “main street
environment” and is subordinate to the ground floor. It can aid in
creating character, and enriching the setting, but its roles can be quite
independent: a residence or a dance studio, an office or a home.

Hillel Architecture Inc




It takes several meters of canopy to
defend and protect an outdoor space.

The higher the canopy the greater the
span should be. The height and scale of
the canopy can communicate the scale

of the services and activities enclosed

Note:
Our climate includes many cloud filled days, and short winter days. Our canopies
should permit daylight to enter our buildings for both natural lighting and display
needs. Keeping generous canopies transparent or high in elevation aids this need.
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There are endless design outcomes to roof projections,
overhangs, and canopies.

They should be an honest expression of;

+ the neighbourhood’s intentions,

+ the local people and local materials,

+ the local architecture form and charracter,

and can still be unique.
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Elevating a space or recessing a space can
serve the same role: to enclose and define a
space.

Enveloping the potential patron, and infusing
them with your products or services.

Several items of note:

Elevating a new space must be done in a manor that does not deter the elderly or the
physically disabled and meet new building codes. A shared outdoor pedestrian space with
HC access could join each of these store fronts and create a special environment that is
still accessible. At the same time each retailer could have steps to each shop front for their
own personal identity and character as shown here.

Secondly, each of these spaces were once enclosed differently. As this shopping
environment grew over time, demand for space increased to a point where outside porch
space was enclosed. In today's terms, designing for fuiture growt is “future proofing”. A
good design today should understand its future potential needs. Some time from now that
may be very important.
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Protection extends our use of the outside,
our appreciation for the fresh air, and our
terrific climate , through multiple seasons.

This example could be a social space, an
outdoor room for a home, a residence...

... just as easily, it could be a display space
for an artist, a retaier, or seating space for a
coffee shop.

Without adequate protection it would have a
greatly diminished value. If it was within
municipal property boundaries it would
similarly have a greatly diminished value, and
very limited potential role for the business.
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This entry could be a welcoming entry to a
designer’s office,

A professional office,

A personal service,

A retail shop,

A townhouse and home.

n g
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Retail goods benefit from the protection of a
canopy, be it a display of food, a boat, or a
bike.

Those goods may be those that are for sale,
and could also be those available for hire.
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There can be a large variety of “services” or items for hire which need space for their effective
display, from the small to the quite substantial.

" From renting

Kayaks & Scooters, to




o

‘x

The sizes of these goods must be planned
for in shofronts and business entries. These
businesses could be displaying goods, some
of which might be quite sizeable; a zodiac or
kayak for example. From offshore gear to
road gear.

In Westbay the residents speak openly about
their healthy lifestyle, and need of a new
town center. Residents have also
emphasized that their neighbourhood goes
beyond the marina: “we are more than just
the water and boats”. So building solutions
must consider a wider definition of the
recreational lifestyle of Westbay.
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Interactive displays draw attention, draw involvement, and animates a destination. Even if a retailer can not move their products
outside, a good retailer creates displays of testing equipment, a climbing wall, a fitness centre for example. Destinations are defined
by this outdoor interstitial space, the interconnectedness between the pubic realm and private business realm.

New internet shopping habits are making this essential. Retailers must draw patrons with diverse products, and provide exceptional
levels of service and knowledge. Outdoor displays of testing equipment communicate this knowledge level and performance level of
goods, staff, products. It also creates a statement about the neighbourhood - it exemplifies that here we care, here we excell.
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Note:

Seeing to and from our main street is important to “main street”.

Outdoor plantings should have both high canopies for shade and protection,
and low plants for colour and variety, changing through the seasons.

None should obscure the view to or from the pedestrian or those in vehicles.

An outdoor café needs to be outdoors all year round.
Planters and plants protect patrons from cars, noise, harsh sun,
and work in consort with the building’s canopies or roof overhangs.

Defining spaces but not hiding them.
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Enveloping patrons, defining atmosphere

Setbacks would create sufficient space outside to
envelop a patron in an environment suitable to enjoy
a meal, a beverage, or a moment shopping.
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Hillel Architecture Inc

No marketing plan can overcome
some shortfalls in urban
planning, Bylaws, or architectural
design.

Buildings no matter how well
designed, can not make the
“stage set” by themselves. Our
modern business is theatre: we
need to think accordingly.

This building is quite exceptional,
a unique combination of heritage,
modern, is both thoughtful and
animated, but....

...this is not how we sell food!
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This is how we sell food!
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Even businesses like a bank or wine
shop, that may not be able to display their
goods or services directly still benefit from
outdoor spaces, and therefore “main
street” still benefits.

Think of the outdoors as a reception area
or waiting room. Planned outdoor spaces,
for interaction and socializing.

A chair is a service.

A tool to the designer of the “stage”.

Multiple options for seating help create a
stage set for a destination. Just like
multiple parking options are essential, so
are multiple forms of seating; some facing
out, some facing in, some for short term,
and some to encourage simply sitting.
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The Adirondack Chair:
From Halifax Nova Scotia to South Beach Miami.

So what is our language for public seating in the
Westbay Triangle and along Head Street?

Not a manufactured product, but one that naturally grows
out of our community, our history, or our materials. An
honest reflection of our history and our future, our shared
culture and shared character.
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As it is with public seating, it is with
“sidewalks”. Multiple types of
sidewalks help define a pedestrian
environment that is responsive to our
needs, and therefore aids in creating
destinations;

We need “sidewalks” for pedestrians
who are quick movers;

- the commuters,

- those on a mission,

- those in cruise mode.

Municipal sidewalks service this role
well. Municipal sidewalks are avenues
for the flow of people.

We need a separate “walkway” for
browsers,

- the slow movers,

- the shoppers,

- those staying.

Having both is dynamic. You need
both. Destinations in some form must
have both. People stop “at”
destinations!
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Another example:

Here a building fagade captures a heritage
building, enlivens its fagade with thoughtful
contemporary touches, and fits well with the
streetscape. Architecture is however static. A
backdrop. No matter how interesting, the
“building” alone does not create a destination.

Architecture can contain the right palette of
pieces to help set the stage. A good main
street is dynamic. It is animated by people,
plants, the comings and goings, the to and fro,
the goods and services, colour and life. It
draws businesses and patrons alike - and
those that are present animate the space and
draw more interest towards it.

It must work also work in consort with bylaws
and regulations, guidelines and community
aspirations, to create an atmosphere that
draws attention, and people.

This example seems NOT to be a successful retail environment or
shopping destination, however interesting the fagade may be.

But just around the corner...
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A more successful dynamic main street.

Trees with high canopies and plants with a lower nature, not obstructing sightlines.
Public furnishings that face in, and those that face out, some for leisure and some for waiting, some protected and some exposed.
High signage for vehicles and low signage for pedestrians. Long term parking close by, and short term parallel parking street side.

A municipal sidewalk for the cruisers, and a separate more leisurely walkway in the shopping environment.

Hillel Architecture Inc The Triangle at Westbay



Hillel Architecture Inc The Triangle at Westbay



The Westbay Triangle Response
Combining Neighbourhhood Consultation with Building Concept
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On the lowest level, aligning with Head
Street are the commercial spaces.

Shops and markets, offices and services.
The sights and sounds of a dynamic
meeting place and market space.

The rhythm of the existing business faces
were used to aid defining the width of
new business fronts designed into the
Westbay Triangle.

Destinations

One or two businesses do not create that
critical mass of variation to create a
destination. 5 or 6 shops and businesses
meets this goal, when combined with
existing businesses on Head Street.

To encourage new local, small scale
businesses, these tenancies are planned
to be approximately +600 ft2 each.

This size is well suited to numerous
business types and occupancies.
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1 COMM TENANT
+625 FT2

Proof of concept drawings were
prepared to demonstrate to owners,
financiers, potential businesses and
local residents, the value of this multi-
use size of tenancies.

Group D business and personal
services occupancies, Group E retail
uses, and Group A assembly use
spaces were planned, as was the
outside potential of the 6m setbacks to
building faces.

Over time these drawings were
coordinated with parking and structure
and other design alignments. These
spaces are currently £635 ft2.

Hillel Architecture Inc

1 COMM TENANT
+625 FT2

1 COMM TENANT
+625 FT2
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Naturally if a retailer wished to obtain
a larger space, simply leasing two
spaces creates a 1200 ft2 space -
well suited to a neighbourhood
grocer. But it is most important that
the smaller scale, smaller lease
holding, smaller business uses are
considered first and paramount.

Smaller lease holdings represent
smaller risk, and smaller overhead.

It is a consideration beyond space fit.
The size incorporates several layers
of criteria important to smalll
businesses.
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Continuing along Gore Street, the activity
of the “Main Street” gives way to the
quieter setting of homes and residences.

The rhythm of the existing residences
faces were used to aid defining the width
of new residential street fronts designed
into the Westbay Triangle.

These private ground floor entry street
front residences are planned to be +600 -
650 ft2 each, and were test fit in one and
two bedroom configurations.

This size is well suited to numerous
lifestyles, ages, and smaller family units.
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Those same features: Setbacks,
canopies, landscaping and their
planters, used another way create a
sense of privacy and protection, and
can define a more private and intimate
social space.

It can create a sense of invitation, of
welcome, and of “home”.

One should feel it when they have
stepped into a residential environment.
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The “Avenue” of Lyall Street was
considered for the location of a
multifamily residential building, a
character it would share with buildings on
its neighbouring Naval Base.

Oriented in this direction, the multifamily
building would offer only its narrow profile
to the neighbourhood and would therefore
minimize its impact on the views and
sightlines of others.
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At the ocean’s edge, in the area of 2 storey buildings, the sightlines are towards the interior of
the cove, and centered on Coville Island.
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As you progress up the hill, or higher in elevation, the view corridor opens to a more panoramic view, enclosed by the naval
buildings and Swallows Landing, and is oriented towards the axis of the new multifamily building. The proposed building
therefore offers only its narrow end elevation and has a limited impact on other properties. As one can see above, if the
building were proposed 90° to this orientation its impact would be much higher.
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From the multifamily and multistoried buildings along Esquimalt Road the view is now a full wide panoramic ocean vista, in
which the proposed building offers no obstruction. In addition, the larger structure already in the view exceeds the proposal’s
height.
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We heard the concern over building
shadows created by an earlier proposal
provided by others. This proposal is
responding by demonstrating a similar
program over a reduced number of
stories.

Only two sample shadows are shown here,
however these two shadows studies are
most telling: Our proposal is six floors along
Lyall Street in company with similar bldgs in
proximity, and its shadows fall almost entirely
on site. Most importantly, in the summer
afternoon social hours, critical to shadow
studies, the shadows falls towards, but does
not meet, the commercial properties. Not in
the direction of private homes.

Hillel Architecture Inc
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Along the Head Street and Gore Street
the response is two stories.

One, a dynamic “Main Street” of food &
shops, businesses & services. The
dynamic town center, and social nature of
neighbourhood gathering places.

The other, along Gore Street, the concept
provides residences to respect existing
homes and their more quiet and private
nature.

Along Lyall Street, one storey above
Head Street, the multifamily building
completes the Triangle. The proposal
offers three front facades to these three
street faces.

Captured at this elevation, one storey
above Head Street, is a courtyard
greenspace. A walk on park setting
offering ocean views at one end above
and overlooking Head Street, and at the
other end offering a leisure setting
suitable to the quiet of local residents.
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The park level is accessed from the
‘Avenue” of Lyall Street as a walk on park
level.

With pathways, the park is accessible from
Gore Street as a walk on park level.

With stairs, the park is accessible from
Head Street.

Residents with their private garden terraces
along the park therefore will be able to
quickly access the shops of Head Street or
the Marina.
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Roof top park level offers one area designed for quiet leisure use, in a quieter location
on the site oriented towards the residential homes of Gore Street.

With an area of twice this size, another park setting provides ocean views, views over
the activities of Head Street, and has gathering places designed to share a coffee or a
conversation in small gatherings.

Internally, the Triangle Park provides a landscaped entry to many homes, a shared
common space, in a wind protected environment, a naturalized courtyard.

The value of those building setbacks increases as we layer landscaping
considerations over these spaces. These green corridors permit generous street
/“ side planters, and planting beds on all three street faces.

® 1 addition, the Park Terrace and these planted areas have a performance role
N environmentally to play, by permitting rainwater harvesting, on site rainwater
{ retention, and reuse for on site irrigation throughout this project.

The Gateways to the Westbay Triangle.
Three main street corners, each containing a sculptural greenspace
;/‘» define and announce the Triangle.

’ 4 Three locations, three distinct characters, serving three different
audiences.
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Successful urban
greenspaces must

I provide multiple
experiences, one
moment sculptural in
! nature, another more
naturalized in nature.

Some suitable for small
gatherings, and some
suitable for private quiet
moments.

Some for people and
their needs, and some
more suitable for the
“birds and bees”.

Hillel Architecture Inc The Triangle at Westbay



Rainwater Harvesting

Both residential buildings; the multifamily
building along Lyall, and the townhouses
viewing over the Park Terrace are designed
with gull wing roofs to aid in rain water
harvesting to irrigate the substantial plantings
throughout the property and its roof top parks.

Solar Orientation

The planned gull wing roof pre-slopes a
significant roof area of the multi-family building
towards the primary sun gathering angle of
“due South” permitting solar hot water
pregheating and solar power collection. The
nature of this roof design will also tend to
enclose these panels from view by others.

Roof Shade

The gull wing roof style with a higher perimeter
and lower central area permits the larger roof
overhangs to protect outdoor private spaces
without deterring bright well lit interiors.
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Short term
Parking

Municipal
Bus Stop
unchanged

Residential and [

commercial
long term
parking
internal &
underground

Surface
parking &
longer term
parking
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Effective parking by offering variety:

Parrallel parking street side offers short term parking in
close proximity to needs. These are designed into each

' ¥ of the three street faces. By formalizing recessed street

side parking we increase safety from the current open

i and casual street side parking arrangement.

The municipal bus stop along Gore Street shown in

§ grey is unchanged.

Each streets contains only one parking entry to
distribute this vehicle movement equally to ensure
calmer traffic overall, and increasing pedestrian safety.

From Lyall Street, adjacent to the residential building is
the surface parking for residential guests.

4 *From Gore Street, aiding to define the residential realm

from the commercial realm, is the entry to the more

i concealed internal long term parking.

*From Head Street, long term parking services

M commercial needs and marina needs .

Parking presented on site exceeds the municipal
requirements currently by 13 stalls. With street parking,
and additional surface parking we exceed predicted
needs substantially.
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The Westbay Triangle: The Proposal

Architectural drawings represent a refinement of the concept model responding to neighbourhood consultation, and
taken to a preliminary building form.
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Our concept to date

The following section outlines our program and project solution in more refined architectural drawings
than program sketches shown earlier.

Esquimalt too, felt that a community consultation was required for the greater community and initiated a
community wide process to review the current “Westbay Community Development Guidelines”. This
process is now underway.

This building solution therefore, out of respect for that community wide consultation, is held at this level
of resolution until the conclusion of that community wide process. The design team is attending and
participating in that process.

When the new “Westbay Community Development Design Guidelines” are complete, our building and
programming modeling will be reviewed, this building solution changed or edited to suit and respect
those new community development guidelines and their intents.
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Level 1 Head Street

6 potential business faces form a dynamic “Main Street “shopping and business environment. Rounding the corner to Gore Street a porte cochere defines the end of the business
realm and the start of the quieter residential component.

This level offers street side parking for short term use, and three separate longer term surface parking lots for residential guests, commercial patrons, commercial employees, and
marina users.
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Level 2 Lyall Street

One storey above Head Street is the Park like setting of the Westbay Triangle Residences. 6 townhouse like residences are accessed from this Park pathway network and have
views over head street towards the water.

The multifamily building faces Lyall Street and contains a mixture of residences from ocean view panoramic penthouses, through two bedroom and one bedroom units, and
streetlevel live / work unitsone side, and Park Terrace walk out units on the Park side.
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Level 3 to 5 Multifamily residential uses

Level 6 Penthouses with roof top walk out decks and gardens.

This penthouse level benefits from panoramic views in all directions. Penthouses are floor plans of larger area to
accommodate the lifestyles, interests, and needs of those purchasers of these residential suites.
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Morning shadows studies at 9AM March 21st, and September 21st, demonstrating shadows cast from both the fifth and sixth floor levels.
These shadows approach but do not impose on residential properties.
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Afternoon shadows studies at 3PM, demonstrating shadows cast from fifth and sixth floor levels.
At this time of day shadows are cast away from the private homes and towards, but not over, commercial properties.
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The Westbay Triangle: Architectural Expression
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Finding a palette of materials and features, details and textures, that are unique to this coast and capable of creating a destination.
On going research
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West Coast Architecture should reflect our coastal living
and recreational lifestyles.

Entranceways and glazing systems for the Triangle need
to respond to the unique needs of businesses and
retailers providing goods and services to support these
lifestyle choices and interests.

These goods and products are very diverse in size and
shape. The nature of the services required also vary
greatly in their needs, their equipment choices, and tools.

Architecture therefore must respond with uniquely suited
solutions to permit businesses to move products and
services inside and out. Retailers of more common goods
and services will appreciate the unique setting that is
created defining the Westbay Town Center.

To be a destination, to draw that level of attention and
pride, one must create a unique and functional setting.
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Section through Head Street Commercial Building demonstrating the value of the setbacks proposed.

From property line to public building face a distance of 6m has been provided. This permits the public street to have fully recessed parallel parking along the street edge, and a full
width municipal sidewalk uncompromised. The landscaped greenspaces, and raised planters, occur on private property along this Head Street project face. This places maintenance
expenses on the property owner which is preferred along this project face. With 6 metres available sufficient space is present for a defined experience inside of the planters. 3m
canopies protect the outside and at sufficient ht to permit these glazed canopies to allow daylight deep into these commercial tenancies.
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Envelop and finishes layered on the building section

The protected commercial spaces below the canopies are heavy timber framed and wood sided, in an honest manor consistent with coastal working buildings in the marine industry.
Canopies shown demonstrate the scale change as building transitions from office and small retailer tenancies to larger ht. retail and assembly spaces further along Head Street.

Second floor residential spaces overlook Head Street and have entries from the Triangle Park side terrace. These residential floor levels are clean lined and contemporary in design
to gently pull this area of Westbay forward and setting the stage for other buildings to be more modern in their architecture. The Westbay Triangle would remain as the “character’
setting of the business district, and would tie in with existing Heritage Homes and offices along Head Street
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The Head Street Commercial Facade
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People and activity of the café / sandwich shop / coffee shop on this corner location animates the Business District as patrons enter the area. This food services / beverage retailer is
purposefully of limited size so as not to preclude the long term potential of a substantial water front ocean view restaurant in the future at Westbay Marina.
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Example of a building Drive Through creating a Porte Cochere and concealing “back of house” parking and services from the Streetscape..
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The project section:

Recessed Penthouse residences with walk out roof top gardens

Upper residential floors with clear views over lower Head Street park side residences
Lower Floors enjoy views of, and walk out terraces into the park level.

Section demonstrates “avoiding economic shadow”:
The ability for a new building to be added to a community today, that benefits the neighbourhood today, and yet at the same time encourages further new community growth.

e T
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The Westbay Triangle

Preliminary 3D studies of the architectural solution responding to community consultation and this Design Guideline.
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The Westbay Marina: Site Studies

Westbay Marina development considerations in the past, prepared by others, have involved the potential relocation of existing
intersections, and their associated municipal roadbeds, their services and utilities.

This would have provided a neighbourhood and councilors alike, many layers of considerations to weight and concerns. It became
critical therefore that our office model a potential outcome, and review its parking loads which were key drivers of those previous
solutions.

In addition, with our public consultation underway, we were also able to judge a new solution relative to the neighbourhoods goals
and aspirations. It allowed us to consult with engineering staff, and review current parking bylaws for their impact on a potential
development scenario.

The enclosed planning is not demonstrated herein as an architectural solution, nor is it developed to the level of the Westbay

Triangle demonstrated earlier. It is however a balanced and realistic approach to meeting community aspirations, and the clients
aspirations.
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Parking Needs Analysis
Westbay Marina

Parking required
31.25 stalls: 125 births at .25 stalls each
21 stalls: 21 float homes

52 for marina operations
9 marina retail
25 marina restaurant
6 marina admin
12 marina offices
52 for new marina building
Totals 104 parking stalls required
Potential available
65 lower level @ Marina
26 new underground @ Triangle Il
8 surface parking @Triangle Il
13 in reserve @ Westbay Triangle
111 parking stalls available.
7 stalls surplus stalls
Permits 3 “townhouses” as
Westbay Triangle Phase Il

3 stalls for residences,
3 for guests.

Hillel Architecture Inc

The Westbay Marina Studies

A site analysis was conducted of the existing activities of Westbay Marina
and the potential for future development. The undertaking was to predict
parking loading of various development scenarios which were driving earlier
design solutions.

Using the same methodology as was used in design considerations for the
Triangle, Hillel Architecture modeled a scenario of a two storey outcome on
this waterfront property whereby all the current needs for parking and the
parking generated by the new development would be satisfied with current
parking Bylaws.

A contemporary heavy timber and glass building offered a prime retail and
restaurant space, and prime office and marina administration space. The
program building model would sit on a very open public concourse
permitting views through to the water on a frequent basis, and offering
covered outdoor seating and display space.

It appears that using the road

intersections as they currently are, one
could drive into and down an entry ramp
towards the water, and in one continuous
parking level, accommodate the majority
of the Marina’s parking needs.

For employees, and residents of the float
homes an underground extension to the
Triangle Parkade contributes additional
stalls as does some of the earlier surface
parking in this vicinity. All permitted
within the parking bylaws today.

This should re-assure neighbours that a
new development to house parking
needs of the Marina and a moderate new
building development can work within
properties current boundaries and their
existing roadbeds.
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The purpose of this Checklist is to make property owners and developers aware
of specific green features that can be included in new developments to reduce
their carbon footprints to help create a more sustainable community.

Creating walkable neighbourhoods, fostering green building technologies,
making better use of our limited land base and ensuring that new development

is located close to services, shops and transit are some of the means of achieving
sustainability. '

The Checklist which follows focuses on the use of Green Technologies in new
buildings and major renovations. The Checklist is not a report card, it is a tool
to help identify how your project can become ‘greener’ and to demonstrate
to Council how your project will help the Township of Esquimalt meet its
sustainability goals. It is not expected that each development will include all
of the ideas set out in this list but Council is looking for a strong commitment
to green development.

There are numerous green design standards, for example, Built Green BC;
LEED ND; Living Building Challenge; Green Shores; Sustainable Sites Initiative.
Esquimalt is not directing you to follow any particular standard, however, you are

strongly encouraged to incorporate as many green features as possible into the
design of your project .

As you review this checklist, if you have any questions please
contact Development Services at 250.414.7108 for clarification.

New development is essential to Esquimalt.
We look forward to working with you

to ensure that development is
as green and sustainable as possible.

Other documents containing references to building and site design and sustainability,
which you are advised to review, include:

= Esquimalt’s Official Community Plan

= Development Protocol Policy

= Esquimalt’s Pedestrian Charter

= Tree Protection Bylaw No. 2664

= A Sustainable Development Strategic Plan

for the Township of Esquimalt Adopted on January 10th, 2011



Adopted January 10th, 2011

“One-third of Canada’s energy use goes to running our homes, offices and other buildings.
The federal government’s Office of Energy Efficiency (Natural Resources Canada) reparts that
a corresponding one-third of our current greenhouse gas (GHG) emissions come from the
built environment.”

[Qmwwmﬁwm, Michael Buzzelli, CPRN Research Report June 2009]

Please answer the following questions and describe the green and innovative features of your proposed
development. Depending on the size and scope of your project, some of the following points may not be
applicable.

Green Building Standards

Both energy use and emissions can be reduced by changing or modifying the way we build and equip our

buildings.

1 Are you building to a recognized green building standard? Yes "f\@
If yes, to what program and level? K,

FowEvEE We BENSEQ FRoM PREUIOUS ExpER(snE 1) LE—eD/dzeed ﬁzaszczg
No

2 If not, have you consulted a Green Building or LEED consultant to discuss the Yes
inclusion of green features?
CANSUTATION O GO TosRD= Possiele (NCLUSON @ BP <tce

3 Wiill you be using high-performance building envelope materials, rainscreen siding, No
durable interior finish materials or safe to re-use materials in this project?
If so, please describe them.

4 What percentage of the existing building[s], if any, will be incorporated into the
new building? %
No RE s OF BustiNg aD Stock Sulksle Faraly Uopmes = Pos< (2L

5  Are you using any locally manufactured wood or stone products to reduce energy used in the
transportation of construction materials? Please list any that are being used in this project.
CNSUTATION UNDBRLAY 0B DECLARATIONS @ b.p STRGE

6  Have you considered advanced framing techniques to help reduce construction costs %ﬁ No
and increase energy savings?

=

7 Will any wood used in this project be eco-certified or produced from sustainably managed forests? If
s0, by which organization? Worp _pzomicz, MAY BE Eco. cEOTIEFES

For which parts of the building (e.g. framing, roof, sheathing etc.)?<reuc @Al e N

8 Can alternatives to Chlorofluorocarbon’s and Hydro-chlorofluorocarbons which are Yes No
often used in air conditioning, packaging, insulation, or solvents] be used in this
project? If so, please describe these. ALTER) NS 0E< WILL- g&gu(%w
WITH SPeclEER. toe fossiale |NaelUsod

9  List any products you are proposing that are produced using lower energy levels in manufacturing.

SOONE VERESE ) MATURAL WezD <ipndy, A0 Pecares MATECTm<

10 Are you using materials which have a recycled content [e.g. roofing materials, @ No
interior doors, ceramic tiles or carpets]? A LIMTBED Lisy OF METER 1AL < :
LAY CONT AN RECKCLBD CONTENT

11 Will any interior products [e.g. cabinets, insulation or floor sheathing] contain Yes
formaldehyde?

WE CAx Ao FORMALDERTDE W MO BUILDKY, Propucre
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Adopted January 10th, 2011
Water Management
The intent of the following features is to promote water conservation, re-use water on site, and reduce
storm water run-off.
Indoor Water Fixtures
12 Does your project exceed the BC Building Code requirements for public lavatory Yes No
faucets and have automatic shut offs?
We A Asi TBANS TU Bo 50 W TRee CONTRAT DG .
13 For commercial buildings, do flushes for urinals exceed BC Building Code Yes No
requirements?
We ca) 4=t TENAYS TU 0 So I THEE CONBACT DG .
14 Does your project use dual flush toilets and do these exceed the BC Building Code No
requirements? -
WE c00 ENsugE USE OF pual Buusl 1oLers TR2oucHeauT.

15 Does your project exceed the BC Building Code requirements for maximum flow Yes
rates for private showers?

WE a0 prstpe WATER SAUNG SnOWER Heao= TRROUGHDRT.
16  Does your project exceed the BC Building Code requirements for flow rates for Yes
kitchen and bathroom faucets?

We cad pusuge oW HowW aves bz A EAucers

Storm Water

17 If your property has water frontage, are you planning to protect trees and Yes No
vegetation within 60 metres of the high water mark? [Note: For properties -
located on the Gorge Waterway, please consult Sections 7.1.2.1 and 9.6 of the
Esquimalt Official Community Plan.]

18  Will this project eliminate or reduce inflow and infiltration between storm water No N/A
and sewer pipes from this property?

NEW <10l EnGNEBROX, LI REMOUE /PREvET This |SsuE

19 Will storm water run-off be collected and managed on site (rain gardens, No N/A
wetlands, or ponds) or used for irrigation or re-circulating outdoor water

features? If so, please describe. e on= OF A FaALL Ape NEL O /
beLa) Feo TO SIopm IMrBR SY/4TEMS. RoBNoMS E L?/DC% lee e anro

20 Have you considered storing rain water on site (rain barrels or cisterns) for future { Yes\ No N/A
irrigation uses?

BUILDNY, P2 BEEA DESKNES WITH S(Milae. @us(czexno»i
% No N/A

21 Wil surface pollution into storm drains will be mitigated (oil interceptors, bio-
swales)? If so, please describe. NE/\ 21011 B \eepnls  UPDATES
2l BustiNG O SWE SYSEMS ThEoUSW COMPLETE REPLACEANEMT
22 Will this project have an engineered green roof system or has the structure been Yes No N/A

designed for a future green roof installation? LAZZ E PHRTIONS Aee aeeen Roors
23 What percentage of the site will be maintained as naturally permeable surfaces?

LrgaB PoRTIONS AZE PEZMEARLE G2Een) ROoFS } TERRAcER %
Waste water
24  For larger projects, has Integrated Resource Management (IRM) been considered Yes % N/A
(e.g. heat recovery from waste water or onsite waste water treatment)? If so, '
please describe these.

Natural Features/Landscaping

The way we manage the landscape can reduce water use, protect our urban forest, restore natural

vegetation and help to protect the watershed and receiving bodies of water. o

25 Are any healthy trees being removed? If so, how many and what species? @ No N/A
DECLARATIOND CAN BB WADE tom P SacE Devupenrs

Could your site design be altered to save these trees?
Have you consulted with our Parks Department regarding their removal?
COMPLETE SITE S BEXCAUATED, ROWBUSE EXTEAISVE
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26 Wil this project add new trees to the site and increase our urban forest? Yes\ No N/A
If so, how many and what species? Y=<, wumpess 7o ke DETECMINES
SEE LaPScage Pan) @ b p spac e,

27 Are trees [existing or new] being used to provide shade in summer or to buffer @ No N/A
winds? .

28 Will any existing native vegetation on this site be protected? Yes No N/A
If so, please describe where and how. Tgee< REMOED ARE
REFAcED N A WGHEEZ Numse2 BY MpigBNaus Species.

29 Will new landscaped areas incorporate any plant species native to southern No N/A

Vancouver Island? 2\ Empuasy= )= Raceo ol \WATve SPECIES
30 Will xeriscaping (i.e. the use of drought tolerant plants) be utilized in dry areas? QE} No N/A

31 Will high efficiency irrigation systems be installed (e.g. drip irrigation; ‘smart’ @ No N/A
controls)?

32 Have you planned to control invasive species such as Scotch broom, English ivy, \Yes\ No N/A
Himalayan and evergreen blackberry growing on the property? fANNTEALJCE

33 Wil topsoil will be protected and reused on the site? Yes No N/A
=2l ToP (MY PROVE XCC EPTARLE fo Re .use /ExogA,JqE

Energy Efficiency

Improvements in building technology will reduce energy consumption and in turn lower greenhouse gas

[GHG] emissions. These improvements will also reduce future operating costs for building occupants,

34 Wil the building design be certified by an independent energy auditor/analyst? Yes No N/A
If so, what will the rating be? \Nor pyounul @ s RezowNg ticke

35 Have you considered passive solar design principles for space heating and cooling % No N/A
or planned for natural day lighting? EooF Desc)) AN 22 ENTAZION
Nezerse=s PoreTial USE BoR Spuse. ENEESY GEAEATION

36 Does the design and siting of buildings maximize exposure to natural light? No N/A
What percentage of interior spaces will be illuminated by sunlight? %

PESEN |NCRPASES NATURAL LA LEUELS 1N COMMNEBEAL Spacea
37 Will heating and cooling systems be of enhanced energy efficiency (ie. No N/A
geothermal, air source heat pump, solar hot Wwater, solar air exchange, etc.).

If so, please describe. Peg -conFeuPED BE FUTuRE- B Larep peepear
If you are considering a heat pump, what measures will you take to mitigate any

noise associated with the pump? Boof TOP_UNITS BEMOUE DRl Ec TVOAAR, Noise

38 Has the building been designed to be solar ready? Yes\ No N/A
Puons lies pees) DRSIGED foz buzuRe <olse PeetiaL
39 Have you considered using roof mounted photovoltaic panels to convert solar Yes No N/A

energy to electricity?

Yoo, Poop <Te % <predrario)) Puepserully codspegen Fog 7ai=s use
40 Do windows exceed the BC Building Code heat transfer coefficient standards? No N/A
WINDOWYS WLl Wt o2 Excpe> AL zope T IMNPrpp= )

41  Are energy efficient appliances being installed in this project?

If so, please describe. Auti, EESIDENTIAL APPUU AAc;és WL b}@ 1ZIINTN 2 o) {foﬁ Ce\\su;(/q%m
42 Will high efficiency light fixtures be used in this project? @ No N/A

If so, please describe. YE=, . Fuzuege 70 MAYY PukLic SPaces
43 Wiill building occupants have control over thermal, ventilation and light levels? QQB No N/A

YE=

44 Will outdoor areas have automatic lighting [i.e. motion sensors or time set]? Yes\ No N/A
TES | NANY  QUTD002- LDcazions Wl A E LYY Selsor=
45 Will underground parking areas have automatic lighting? ve< No N/A

PSERVICESIDEPARTMEN Notma\Phanning Forms\Green Choeklist 2011 Binad Corro oy Page 4 of 5
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Air Quality
The following items are intended to ensure optimal air quality for building occupants by reducing the use
of products which give off gases and odours and allowing occupants control over ventilation.

46 Will ventilation systems be protected from contamination during construction

and certified clean post construction? No N/A

47 Are you using any natural, non-toxic, water soluble or low-VOC [volatile organic—__ |

compound] paints, finishes or other products? % No N/A
o \Fso, please describe. Tge Peopucty WU, bt DE7EPMNED Ar A LATEE <tacE
48 Wil the building have windows that occupants can open? YE< : No |N/A—

49 Wil hard floor surface materials cover more than 75% of the liveable floor area? ‘Qé N\ No | N/A
 Yes, RBErlEe 0% AaD ,:p,b(r%@rrégu/ ~up T g 0 D~ |
50 WIill fresh air intakes be located away ftom air pollution sources? @ - No | N/A
G , i " il D
Solid Waste
Reuse and recycling of material reduces the impact on our landfills, lowers transportation costs, extends the
life-cycle of products, and reduces the amount of natural resources used to manufacture new products.
51 | Will materials be recycled during demolition of existing buildings and structures? No | N/A
If so, please describe. [weeD MWATBZIN = cal BE Mice I ‘
e AUAA e o
52 Will materials be recycled during the construction phase?
If so, please describe. A Lim7eD L7 oF MAreRIALs £ PWDQQ , <
e T e — R BB RBcvcrer bUiNG ST Blase || S
- 53 | Does your project provide enhanced waste diversion facilities i.e. on-site recycling \Yed\  No | N/A
- for cardboard, bottles, cans and or recyclables or on-site composting? ‘ f |

) No | N/A

54 For new commercial development, are you providing waste and recycling @ NNo |N/A |
| receptacles for customers? =]

Green Mobility
' The intent is to encourage the use of sustainable transportation modes and walking to reduce our reliance
 on personal vehicles that burn fossil fuels which contributes to poor air quality.
55 | Is pedestrian lighting provided in the pathways through parking and landscaped
| jareasand ot the entrancestoyourbullding[qz =~ L= ]
56 | For commercial developments, are pedestrians provided with a safe path[s] (| Yen No | N
___| through the parking areas and across vehicles accesses?
57 | Is access provided for those with assisted mobility devices?

58  Are accessible bike racks provided for visitors?

' 59 Are secure covered bicycle parking and dedicated lockers provided for residents “Q/ésv No‘N/f\
/60 | Does your development provide residents or employees with any of the following features to reduce |
personal automobile use [check all that applyl:
O transit passes
O car share memberships
O shared bicycles for short term use
1 weather protected bus shelters OFF SITE, PRV INED %\( THERS
1 plug-ins for electric vehicles - -
Is there something unique or innovative about your project that has not
been addressed by this Checklist? If so, please add extra pages to describe it.
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DRAWING LIST

Architectural Drawings Enclosed

A1.1  Existing Site and Site Data
A1.2  Graphic Project Summary
A13  Sits Development Layout
A14  Site Developmen Finishes
A15  Graphic Summary of Setbacks

| A20 Underground Parkads Layout

| A21 Bldg 1-Ground Floor @ Head Street Layout
A22  Bidg 1-Ground Floor @ Head Street Finishes
A2.3  Bidg 1 & 2 Ground Floor @ Lyall Street Layout
A24  Bldg 1 &2 Ground Floor @ Lyall Street Finishes
A25  Bldg 2 Floors 2nd through 5th floors
A26  Bidg 2 Penthouse (Sixth) Floor Plan

A2.7  Building 1 - Suite Floor Plans
A28  Building 1 - Suite Floor Plans
A29  Buiking 2 - Suite Floor Plans
A2.10 Building 2 - Suite Floor Plans
A2.11 Building 2 - Suite Floor Plans

A3.0  Proposed Project Perspectives

A31  Neighbourhood Perspectives

A3.2  Building 1 - Head Street [northeast] & Gore Street [northwest) Elevations
A3.3  Buiding 1 - [southeast} & [southwest] Elevations

A34  Buiding 1 - Detail Elevations and Finishes

] A35  Buiding 2 - Lyall Street [south] Elevation

| A36  Bulding 2 - North Elevations

237 Buikding 2 - Gore Street [west] & East Elevations
A38  Buiding 2 - Detail Elevations and Finishes

] Ad4.1 Building 1 & 2 - Section Facing [northwest] Gore Street
A42  Building 1 - Section Facing [south] Lyall Street
] Ad3  Building 2 - Section Facing [northeast] Head Street

[0 A4 Buiding1&2-Material Boarg | 27 Bt o

CONTACT LIST
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Prime Consultant & Architect of Record

Hillel Architecture Inc.

101 1831 Oak Bay Ave, Victoria, BC VBR 1C3
Contact: Peter Hardcastle

Phone: (250) 592.9108

Fax:  (250) 592.9178

Email:  peter@hillelarch.ca

Property Owner

Lindholm Land &
Investment Corporation

7081 Central Saanich Road, Victoria, Brilish Columbia, Canada V8M 1Y3
Contact: Mark Lindholm

Phone: (250) 383.5678

Fax:  (250) 383.8565

Email:  mark.lindhoim@Ilindholmland.ca
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472, 470, 768 Head Street.

515, 509 Gore Street. 922, 920, 918, 912 Lyall Street.
Please note; 464, 460 Head Strest are not included in this submission. Separate ownership.

PID 000-036- 722, lnM.BhﬁH Section 11, mmnmmmunwsmq,
PID 008-175-024, Lot 1, Block H, Seclion 11, EI]IMDMPMM[S‘SMM
IPID 008-175-016, Lot 2, Block H, Section 11, Esquimalt District, Plan 262 [509 Gore

[common property Form 1 i S
IPID 000-704-598, Strata Lot 2, Section 11, Esquimalt District, Strata Pian 500, mmlmizlwh;m';.qh

CIVIC ADDRESS LEGAL ADDRESS

{468 Head Sireet [Triangle Estates],

‘me1w-w1mu.mumﬂ Ewmtmmnmpumsmq \
CIVIC ADDRESS PID 006-720-439, Lot 5, Block H, Section 11 |

IPID 000-704-580, Strata Lot 1, Section 11, mmﬂnmm-mnm fogether with an interestin the ‘
in o thw
|

3 Mnmbhmmmmmmthmmmm1mwlsmq
PROJECT DATA "IPID 009- 175-008, Lot 6, Block H, Section 11, Esquimalt Distict, Plan 262 [018 Lyall Sreef];
PROPOSED PROJECT - land PID 003-174-885, Lot 7, Block H, Secton 11, Esquielt District, Pian 292 942 Lyall Streef].
ZONING: PARKING
parking stalls on site CRU1@ 14m2/ 1 stall/ Sseats 12 stalls (inside + outside sealing)
CRU 2@ 25m2 2.38 stalls (highest parking use assumed)
CRU 3@ 25m2 2.38 stalls {highest parking use assumed)
CRU 4 @ 25m2 2.38 stalls (highest parking use assumed)
DENSITY : CRUS @ 25m2 2.38 stalls (highest parking use assumed) -
 Parking Bylaw Standards CRU 6 @ 25m2 2.38 stalls (highest parking use assumed)
Site Araa (m2) 4,075m2 (43,865 12)  referenced: Total commerdlal: 23.9 stalls (20-24 stalls { leasing dapendent)
: Cafe @ 14m2 - 3 stalls equivalent deducted for parking bylaw item 1
Lot Coverage % 54.8% (2235.3 m2 measured to outside face. bulidings & al! canopies) I or5 seats per stall (-15% commerdial stalls permitted to share residentia
63% (2572.7m2 as measured above and including central park) . Grocer @ 35m2 - 2 stalls deducted for parking bylaw item 13.5
Floor Space Ratio 1.39 (5672 m2 developed / 4075 site m2) | Retail @ 25m2 (providing bicycle facifies)
Office @ 30m2 18.9 commercial stalls
Building Footprint Building 1 and Building 2 combined: 2166.2 m2 i
« areas based off exterior face of exterior walls - 15% of required commercial Total Resldential 1.3 each: . 949 stalls - 25% assigned as visitors - 24 stalls
+ includes all elevated parks ; terraces. parking can be meet by use of 73 residentiaf units 14 short term surface + 10 long term enclosed
residential guest parking stalis
during business hours TotalProject required: 114 (113.8 stalts calculated )
Total Floor Area Building 1: Esquimatt definition for floor space ratio caloulations | Residential 1.3 each Total Project provided: 121 stalls provided (7 above Bylaw)
See diagrams A1.2 Ground Fioor. 868.6 m2 + 25% to he assignad _ )
2nd Floor. 400.0 m2 | s visitors stais parking provided: mnﬂ:cee ine::ﬂurmem: 14 sM:
" . N surface residential guest: 14 stall
Total Floor A 4,388, 5nd parkade leve! P1: 16 stats
_ parkade level P2: 77 stals
Building 1 Ground Floor breakdawn: Gi01:  62m2c/595m2inside  Buiding 1 8econd Floor breakdown: Total: 121 stalis
CRU1: 102m2 ¢l / 97m2 inside Group C, D (live work) P201: 59.5m2 cl / 59.5m2 inside )
Group A, Group D, Group E 2 bedroom residential suite Group C, Group D Commercial Loading Stalt Not required / fess than 700 m2 commercial space
CRU2 62m2cl/595m2inside G102 82m2cl/59.5m2inside  P202: 97m2 ¢l 59.5m2 inside parking stalls off site 17 parallel street parking stalls provided on municipal property and not counted
Group D. Group € Group C. D {live work) Group C, Group D
2 bedroom residential suite S oTm2 ] 59.5m2 insid
CRU3: 62m2 cl 1 59.5m2 inside 3 m; .5m2 inside PARKING Beyond Bylaw Requirements
Group D, Group E Group C, Group D il
. bicycle parking 110 provided (1.5 per residential unit ) As per:
CRU4: 62m2 ol / 59.5m2 inside P204: 97m2 cl / 59.5m2 inside Class | {enclosed in uimalt OCP. Section 2. M: d 1],
Group D, Group E Group G, Group D [( bidg) Esg ion 2. Managed growth, 2.2.4.1,page 16
. Gommercia! bicycle parking 9 provided (1.5 per commarcial tenant ) exceeds:
CRUS: 62m2 ol { 59.5m2 inside P205: 97m2 ¢l / 59.5m2 Inside Class | {enclosed in bldg) Esquimalt OCP. Section 2. Managed growth, 2.3.1.f, page 18
1 1t o] Plan EPP < - va v Group D. Group E, Group C :","rv:up (\J';o(j‘mup D, Ceore
e . Live rk unit or unit bicycle chal 2 lncations provi i
Beirg a Subdivision of: Average grade % \/\ s 2 P / // of work un T (m‘g‘:ssd iﬂm} provided for residents
-1 2.4,5,8, 7,8, 9.and 10, Block H, Plan 282; b - N . s Ve g CRUG: 82m2 cl / 59.5m2 inside
. 16 elevation points from exiating topographic R ™ PN / s’ c it : i i
i e e ~ \ v e = it Pl L Lty
- Lot A, Plan VIPTBRDS: ' SHSSIOSIRGR Srecs & I - covered or enclosed parkads lvel P1: 8 sl
- Part of Head Streat Dadicatad by Plan 282, | 7.3875m Geodetic Level 1 T3.3m2 puﬂ:_lde level P2: 5 stalls
al of Sedlion 11, Bsguluall Disirct Lovel2-5 755.3m2 Each of 4 fioors e iTesis
Saunshes f Edourad. Level6 569.0m2 Electric motorcycle / scooter charging 3 locations provided
N (rechargable battery operated)
Totat Floor Area: 4303.5 m2 . i g
(areas based off definition: inside facs of exterior walls + deductions) Guest bicycla parking: Residential 8 quest bikes at rasidential entry. As per:
| Class |l (outdoor racks) Esquimalt OCP, Section 2. Managed growth, 2.24.1,j, page 16
3 Building 1: 21.75m 3 above average grade 7.4m (7 3875m geodetic) . N i .
Maximum Height Building 2: 7.6m + above average grade 7.4m (7.3875m geodaic) Guest bicycle parking: Commercial 6 guest bikes at Head and Gore intarsection. Exceeds:
E Class Hl (outdoor racks} Esquimalt OCP, Section 2, Managed growth, 2.3.1.f, page 18
&y A Building 1: 2 storeys
. 5 Maximum Storeys Building 2: 6 storeys Biker facilities phm and Mariners shared laundry and showering facliities
# . (showers, laundry) {commercial employees, residants, marine lease haiders anly)
4 /',/’ STE SIACKE BUILDING STORAGE
| S Hoad St 20 sty Vesay Nahtnthod Devcmen Gides,p 8
K e demonstrate +5.8m to bldg face (+6m to grid) . I
'/// {‘,2 Gare Shreet -llluamsdsinﬂamZﬂrnpageaBofdavdopnmlgwdellues Residential Storage 75 residential storage lockers provided { min 1 per residentiat unit }
yd 4;‘\ - = et 'mm :;nmmﬁ&nmudgm(_ﬁmlomd) snmwa;\;OShn Additional Storage Rooms - 6 units 23.5m2 storage room 1 |parkade P2 level 2.9m grade)
- s = ey Street rated fo £5m (revenus producing storage uaits) 23.5m2 storage room 2 {parkade P2 level 2.9m grads)
Intador Side Yard  +0.5m demonstrated to intemal sideyard 28.5m2 storage room 3 (parkade P1 level 5.9m grade)
L 28.5mZ storage room 4 (parkade P1 leve! 5.9m grade)
yaj
Stre, RESIDENTIAL UNITS 28.5m2 storage room 5 (parkade P1 level 5 9m grade)
~ No. of Residential Units 78 total residentist units 2B.5m2 storage room 6 (parkade P1 level 5.9m grads)
" Ground Fioor: 2 units Level 6.2m facing Gore Street
Origiral Syrvey Source 1 2nd Floor: gm Leve! 9.2m fating Park Terrace
Mofivaney Rilay Eand Surveying tnc. ; / ”
#1183 - 2244 Soakn Roat ( Bubding 2:
\;m:‘::; VR Xt b Ground Floor: 11 units .
Qs f 2nd Fioor: 12 units o s .
w0 : 3rd Floor: 12 units PO e ey oo Mo
.. 4th Fioor: 12 units - -8 [
Sth Floor: 12 units v e A4 fran o
y " 6th Floor: 6 units o Pty
{1 ) Existing Site ostota = = 5
Pemmlun 15 granted hrlau duvi\gs 10 be reprinted
S Bulking 1: _ Lo Lnd and vt e
LINDHOLM LAND 8 two bedroom residential units T T T e ey

& INVESTMENT
CORPORATION

Buiiding 2.
17 - two bedroom residential units
48 - one bedroom residential units
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i Level 6.2m facing Head and Gore Streets

| ZONING BYLAW 1992, NG, 2050
i Typical Penthouse Level Arendmen' Bijaw No, 286
. | Level9.2m overlooking Head and Gore Siresis Typica! Floor Level e a—

! Commerdial Tenant Spaces ) oAb | Residences facing Park Terrace Lyall Street Residences: oyt p LiSAreeg esidences o weacs oo, T S or iy rasa b
Sommerclel Servios Roors p  avidn 1 Enbylevel o Lyell Street Residences " Second Fow i B by o 0 aron which 1 plan s 0nco8od y T itanar 15 of he etsrce waksof e Srey o
Residential Service Rooms " e :h’:n Fl;ﬂr. T o, R (AR oo keval, cakdatad in aczondarsa ai: Sacsun 14,

Re ourth Floor, ! BART 4 GENERAL REGULATIONS Seclon
i - E 4 wia - "
Filh Floot. Applicable to 2nd Level T

Lyall Street Residences ] R NEw uemmummmesz DOGUMENTS:

{1; Tha ‘ollowing shal not Esincusied as Floor Aree.
{a) balcones,

(&) apen decis and win dicks,

{2} unenclised porcras and verandas,

() chimneys foming pact of an eatenor vl -
leda

mmummm foor. mmmo‘mwumnﬂnn
ouosads 1.0 square metre.

iljlnwﬂiu hmumnm:mmm Mufpa Famiy
Residential Buidings:

19} ha area of the %0or of any and ali portions of the Buliding used or intendao to be
usd for the parking or mosemant of vohicas,

b sacurw bicycle storage facidies (bika lockera);

[C] foar of any and. the Bu'ding by o

{0} lovator shafs.

n)hmmnb?hﬁngnImbemdummuhrmwaf
compuing Floor Area Rato: .

(0} Any
{6} Ay corton of 3 Bl whe the cadng height s e than 1.2 metes 3boe te
foor

b

et i+ ! NEW DEFINITION USED IN THESE DOCUMENTS:
’ Applicable to Sth Lwel .‘/’ | “Floor Area Retlo" maans the figure obtained when the Floor Area of o Toors and
Lyall Street Resi | _ Parce’ s y the Aren of he Parcel calcdated in
' accondance with Secbon 14,

{ 1 ) Floor Area Graphic Summary

w Seale 1:500

Sine coverage, outside face of alf mildlngs
mdudes all exterior decks, canopies, and

Site Coverage Graphic Summary r 3 | Daily Shading Summary: March, June, Sept.

A2 | Scale 1:500 o A2 | Scele 1:3000 l A2 ,5 Scale 1:+900

Bl

Dt
.~
-~

Site coverage
2572.7 m2, when incuding

-~
-

.-y
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7.0 Ground Floor
6.2m Geodetic

T.0. Ground Floor

6.6m Geodetic

16 surface sialls
EXiSTING

This s subject b future
RZ and DP Proposal

(1 | Site Development/Layout

A13 Scale 1:200

Hille

architecture

THE TRIANGLE @ WESTBAY

ESQUIMALT ¢ BRITISH COLUMBIA

R N
%, OF EBAUIMALT &

AF OF Tow

SHir

- [~ P Py

- |

[ e —

[ June 2014 [awmue

o ~fom

L ) k]

Permission /s granted for fhese drewings o be reprintzd
by Lindholm Land and Investment Coorparation

N

Project:
THE WESTBAY TRIANGLE

HEAD, GORE & LYALL STREETS. ESQUIMALT

1)

Site Development Layout

TroERTEm, | e | e
o A13




'Site Finishes Legend
Ust of Finishas ypical of all elevaticns
; 7ET’ existing rees to be undisturbed during construction
({CP> common planting area - see iandscape pian for details
8K seaded or sodded grass area - ses ‘andscape plan for detai's
IT.: approximate location of new tree planting area - sae iandscape pian for detalls
¢ rock feature - see landscape plan for details
raised concrete planter - see landscape plan for details
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B unit paver area - pathways and palics

'l—P_S} new asphatt surface

(WS> municpa: sidewak - poured concrete insh

(PS> prvate sidewalk - colourad poured concrete fiish

{@W) private walkways { suite entry features - calourad poured concrete finish
!

| PT privele terrace - unit pavers #nish

| R roof top terace - unt pavers firish

J@jg! privata residents park - unit pavers finish with bench seating

-

; -,
; Cs;_c,‘,- sile privacy screening - cedar fence - see landscape plan for details
i @ landscape privacy screening - see landscape plan for detalls

‘@) cultured stone veneer on concrete retaining wall with @ concrete cap
!@l concrete rataining wall with a concrate cap
|

{{BP six biks class 2 visilors bike parking { lockable
(VP esphat surface vehice perking stalls
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{ 1 ) Setback Outline Drawing
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%Site Finishes Legend

Liak of Finishes typical of o elevaiona

i (ET) existing trees 1o be undisturbed during construction

| {CP} common planting area - see landscape plan for details

@ seaded or sodded grass area - see landscape plan for details

HCNT> approximats location of new tree planting area - see landscape plan for details
{RE) rouk feature - see landscape pian for detals

; "_R:P) raised concrete planter - see landscape plan for details

CUP) unt paver area - pathways and patios

@PY new asphalt surface

i (W8> muncipa! sidewalk - poured concrefa finish

(PS> privats sidewalk - coloured powred concrete finish

@ private walkways / suita entry features - coloured poured concrets finish

Croup A

Note: oné cther CRU ot
amﬁinz%i\bd "

CPT> private terrace - unit pavers finish
CRT) roafop terrace - unit pavers finish
'Eﬁ?,‘ private residents park - unit pavers finish with bench seating

(@ site privacy scresning - cedar fence - see landscape plan for details
prvacy iing - s8¢ plan for details

i :&‘;’,} cultured stone venser on concrets rataining wall with a concrete cap
f@ conerate retaining wall with 3 concrate cap

six bike class 2 visitors bike parking ! lockable
(VP asphalt surface vehicle parkig stalis
(:Pi;) precast concrete pariing blocks, typical all parking stalls

PLY parkg/ site lighting
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Site Fimshes Legend

Lmt Mflmmrjvldvm‘m

ET  existing treos Lo he indisturhed during canstruction
CP: common plantig area - see iandscape pian for detalls

SA - seadad or sodded grass area - see landscape plan for details

" NT - approximate location of new {ree pianing area - see landscape plan for details
RF  rock festore - soc iandscape plan lor detais

RP' raisid ooncrele planter - see landscape plan for delalls

il___P unil paver area - pattways and patios

APS new asphalt surace

W8 municipal sidewalk - poured concrete fri:

*PS " privato sidewalk - coioured poured cancrote fnist:

PW  private walkways / suite entry features - coloured poured concrela fiish

BT private tetrace - uni pavers fnish
RT + roof top tereace - unit pavers finish
PRE private residsnts park - unit pavers inish with hench seating

SC. sie privacy screening - cedar leace - ses landscape pian for detafls
LP§' landscape rivacy screening - see iandscave plan for details

RW.: cultured sione venaer on concrete fetaining wail with a concrele cap
CW  cancrets retaining wali with a conc-ete cap

'BP - sixbike class 2 visitors bike parking / iockable
asphalt surface vehie parking stal's
B, precast concrete parking tlacks. typical aii parking staits

ART  public art
PL - parking /site lighting
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{1 ) Building 2 Penthouse (Sixth) Floor Plan
{ A26 ; Scale 1200
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As viewed when approaching from Head Street | B - TR L IR | As viewed from Head Street

As viewed from a boat on the water in the Marina

Ilnb.msahnelslmos artistic wndnnngsuw Fursxderlnrﬂmstm dimensioned elevations, and
their ip to neighboring buikdings see ek sheats A32-A38

TN e
LINGHOLM LAND RECEIVED Hljlg:l |
DEC 082015 !
THE TRIANGLE @ WESTBAY ¥ s Ez_é’ o |
THE TRIANGLE AT WESTBAY
ESQUIMALT e BRITISH COLUMBIA Cnﬁﬁ DF ’TﬁWNEﬁ 5 o - | MEAD. GORE & LYALL STREETS, ESQUINALY
&, OF EsquivaLT & ol B
2052998 | o T e | wmegna
0.2, 908 A




®

b
=+

.
!
|

RNREN LR B e L

1.0. Second Floor
% 10.6m Geodetic:

e v
7 4m Gaodetic

[0 Ground Fioo

bl 2 Geodsic

2 Building 1 Gore Street [northwest] Exterior Elevation T
22 ) sme v

- | e

- - amser

TN =
RECEIVED

Pernission is granted for these drawings 1 be reprinted
by Lindholn Land and Investment C:
T

Hille

architecture {
e i

LINDHOLM LAND
& INVESTMENT
CORPORATION

™~

2 DEC 08 200G &
THE TRIANGLE @ WESTBAY oy £

ESQUIMALT ¢ BRITISH COLUMBIA

oy Pt 1
! | THE TRIANGLE AT WESTBAY
HEAD, GORE & LyALL STREETS, ESQUIMALT

| Buitding 1 - Head Street [norheast] &

CORE OF TOWNSHIP &5

%, OF ESQUIMALT g%

one 30592098 | e
3 280, 89D




[ 1 ] Building 1southeast] Exterior Elevation

A33 Scale 1:100

Exterior Finishes Legend

List of Finishes typical of all elevations

Roofing Exterlor Finishes Exterlor Components Exterior Features

s .O]l Pre-finished metallic gray stee! flashing 10 0.+ Penelzed. smooth stucco chw metallic gray steel reveals, Recycled ¢ fﬁ\ Clear Sikkens Cetol finished cedar wood and glazing storefront 30 ; Cultured stone veneer on concrete column with a concrete cap
. ’ ) =" dlear glass Incotporated inla surface Colour 1: White " entry door system ) ) )

{02+ Ctear Sikkens Cetol finished exposed rafter tails ! 11 Panalzed, smooth sticon chw metalic gray stes! revesls, Recycled ¢ \21 Clear anodized aiuminum glazed door syslent 313 (;Il;ﬁll&d stone veneer on concrete retaining wall with a concrete

03 Exposed rater tails wrapped with wood lone coloured stee!
" fashing
04 Clear Sikkens Cetol finished fascia boards

_05 - aon-combustible hardi (or woodtone product) fascia boards - wood
tone finish to match bullding 1

06 + Clear Slkkens Cetol finished exposed cedar soffil
01 & non-combuslible soffit finish - wood tone to match building 1
108 Structural tmber framing roof canopy, clear Sikkens Cetot stain,
"7 Canopy on stone venaer column supporis.

09" Structral tmber framed sunshade canopy with clear Sikkans Cetok
T finish over residenbial windows

LINDHOLM LAND
& INVESTMENT
CORPORATION

clear glass incarporatad into surface Colow 2: Gray

42 ) Panelzed, smooth stucco ciw metallic gray steal reveals. Recycled
" clear glass incorporated into surface Colour 3: Graphite

43 1 Stucco accent band c/w recycled green and clear glass
" incorporsted into surface Colour: Gray

i 14 + Clear Sikkens Cetol finished 1x¢ T & Groove Cedar siding installed
" square edge out for a bandsawn tight joint surface

1457 Non cementitious wood ite paneling, cedar
=7 mil texture, factory prafinished wood tone 1x4 ship lap sldhg
(hardi or woodtone rustic series?)

1 Cuttured stone veneer: Classic series country ledgestone pattem
" by Cullured Stone OR Limestone patten (or clffstone pattarn) by
Eldorado Stone {or similar)

(" 17 » Dark gray elastomatric paint finish to exposed concrete
=" components

zfii‘a Clear anodized aiuminum exterice glazing system + Exposed concrele stairs - sealed

3 Galoured aluminum balcony dpors cw glazing panels with dlear
2
anodized aluminum frame

24 1 Opaque spandrel glazing sys'em within clear anodized aluminum
" frame

(33 Exterior ight fixture

{34 Extarior bulding signage

" Cut aluminum plate buikling signage with stand-offs

25" Graphito grey sold metai door

26 Wall-mounled raiing sysiem: clear anodized aluminum posts and
pane! mounting hardware ciw frameless clear temparad glass
panals

{ 21 Wall-mounled rating system: dwamdmumlmnpostm
g hardware ow glass
plmls with clear Sikkans Cetol finished 1x4 Gadar 1 sereening
members

(28 Terrace raing sysiem: clear anodzed aluminum posts and pane!
"™ mouniing hardware caw ciear tempered glass panels

gg )] mendbdmnywan panelized, smoath sticco finish ciw metallic
gray slee! revenls, recycled clear glass incorporated into surface
and pre-finished melalic gray steel Rashing cap

(38 + aiuminum skylight

(2 ) Buiding 1 [southwest) Exterior Elevation
(w3 )
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18.780m Geodetic

S T.0. 3rd Floor
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12.650m Geodetic
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l A38 l Scale 1:50
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{ 3 ] Building 2- Lyall Street [south] Exterior Elevation
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Exterior Finishes Legend

(4 | Building 2 - Lyall Street [south] Exterior Elevation

\ A38 ’ Scale 1:50

(2 | Building 2 - Gore Street [easf] Exterior Elevation
A38 | Scale 1:50

{ 5 ) Building 2 - Gore Street feast] Exterior Elevation

! A38 l Scale 1:50

List of Finishes typical of all elevations
Roofing

o1
(2> Claae Sikkens Cel inished exposed rafer tals

* Pre-finishad mefakic gray steel flashing

"+ Exposed rafter tails wrapped with wood tone coloured steel
fashing

"04 ; Clear Sikkmns Cotni finished fascia boards

05, hon-combustible hard (or waodtone product) fastia boards - wood

tone finish to match building 1

+ Clear Sikkens Cato! finishad exposed cedar soffit

+ nom-combustible soffit finish - wood tone to malch building 1

)8 > Structural tinber fatming roof canapy, dlar Sikkans Cetolstain. i

Canopy on stone veneer column supparts.

THE TRIANGLE @ WESTBAY

BRITISH COLUMBIA

nopy with clear Sikkens Cetol

Exterlor Finishes

+40: Panelized, smooth stucco clw metalic gray steel reveals, Recycled
" clear glass incorporated into surface Colour 1: White

. 4 - Panelized, smooth stucca ciw metailic gray stee! reveals, Recycled
“ clear giass incorporated into surface Colow 2: Gray

‘(fi’; Panelized, smooth stueco ciw metaiic gray steel reveals, Recyded
=7 tlear glass incorporated into surface Colow 3: Graphite

.43 Stucco accent band i recycied gresn and clear glass
" incomorated into surface Colour: Gray

44+ Clear Sikkens Cetol finished 1x4 T & Groove Cedar siding instalied
" square edge out for a bandsawn tight joint surface

.15 No ous wood ite paneling, cedar
“7 mil texture, factory prefinished wood tone 1x4 ship lap sding
{nardi or woodtone rustic series?)

;_1'5 ; Cuitured stone veneer: Classic seties country iedgestone patiern
by Cultured Stone OR Limestone pattem (or cliffsione pattem) by
Eldorado Slone {or similar}

17+ Dark gray elastometric paint finish to exposed concrels
"7 comoonenis

ESQUIMALT

Exterlor Components

13)": Clear Sikkens Cetol finished cadar wood and glazing storefront
"= entry door system

721 Clear anodized aluminum glazed storefront entry door system
32+ Clear anotizad aluminum exterior lazing system

(‘33 X mug aluminum ?elnmydm clw glazing panals with clear
- aluminum frame

24+ Opaque spandre! lazing system within clesr anodized aluminum
= frame
Graphits grey solid metal door

@5
{26, Walk-mounted callng system: ciear anodized aluminum posts and
" panel mounting hardware c/w frameiess clear tempered gless
panels

. Wall-mounted aiing system: clear anodized eluminum posts and
panel mounfing hardware c/w frameless clear tompered glass
panels with clear Sikkens Catol finished 1x4 cedar screening
membars

{98+ Tetrace rafing system: clear anodized aluminum posts and panel
~ mounting hardware chw clear lempered glass panels.
29 Upstand balcony wall: panelized, smooth stucto finlsh ¢/w metallic

= gray sleel rovaais, recycied clear glass incorporated into surface
and pre-finished metallic gray stes! flashing cap

Extorior Features
30 + Cultured stone veneer on concrete colummn with 3 conciets cap

@ + Cultured stone venesr on concreta retaining walt with a conerete
cap

{32 Exposed concrets stals - sealed

133 » Exterior light iture

34, Exteror buding signage

1,35+ Cut alyminum plate buikling signage with stard-offs

36 : aluminum skylight
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Plan Showing Proposed Building Location

Situated on Proposed Consolidation of: 0

-1, 2, 4,5, 6, 7, 8, Block H, Plan 292,

- Strata Plan 509; ©) A

. . . . Plon 39018 A
all of Section 11, Esquimalt District.
Plan 26678
Township of Esquimalt !
Melres |
25 0 % ] 5 7.5 10 12.5 1
A ! |
1
The intended plot siza of this plon is Plan 43811 i
864 mm in width by 559 mm in height (D size) |
when plotted ot o scole of 1:250 [ !
22 :
Legend: ‘olo 1 <
% I ! o
All dislances are in melres ond decimols P A o
thereof unless olherwise indicated. 23 = i 9’
[ ] 3
) - &
denoles parkade ond underground foundalion 7 : N < 2 o
building footprint K 1M 24 | E | .c%
P/L  denotes proparly line N | S ! o
& L8 £
FDN  denotes foundclion underground %\0 k \ =1
BLDG denotes building above ground " \
N
Total Site Area= 0.408 ha | ! hich N
7 |l 1o / Gl :
Elevations are in metres, bosed on geodetic datum, and derived fram Il A \
Bench Morks 84H0163 (Elev - 9.98) and 84H0164 (Elev - 6.31), \
>< Elevation at Original Ground (no excavalion at this time). N
A
Plan 26076
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Note:

Proposed location and design of Buildings derived

from autocad drawings prepared by Hillel Architecture
and received 7 December 2015.

Elevations at proposed building corners dervied
from interpolation based on field surveys from
July 2012 and April 2013,

This plan wos prepored for municipol purposes and is lor the exclusive
use of our client. This document shows the relalive location of the
g e PROPOSED BUILDING lo be constructed with respect to the boundories of
g'_- UF 7 UWNSH;P 1 the parcels described above. This document shall not be used to define
F EE ;
F EBQUIMALT Plon 41833

property lines or properly corners. This PROPOSED BUILDING LOCATION PLAN
is certified correct this 22nd doy of December 2015,

A c=CA, cn=Minda Riley HLKDM],
\‘g\ v 0=BC Land Surveyar, u:?.‘r,lfleal

n i o, K - 4 v juricert.com LKUP cfm

Mclivaney Riley Lond Surveying Inc. é:N@!NE(; T gl )

#113:-:3244 ‘Saoke: Rood B 2 12 20151222 130749 0800

Victorio, B.C. VGB 1X1

(250) 474-5538

www.mrls.co

B.C.L.S.

This document is not volid unless ariginally signed and sealed
File: 4175ProposedDevelopment-20151210

COPYRIGHT () Minda C. Rley, 8.C.L.S. 2015
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