
 
 

 CORPORATION OF THE TOWNSHIP OF ESQUIMALT 
 

ADVISORY PLANNING COMMISSION  
AGENDA 

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

ESQUIMALT COUNCIL CHAMBERS 
     
 

I. CALL TO ORDER  
 
II. LATE ITEMS 
 
III. ADOPTION OF AGENDA 
 
IV. ADOPTION OF MINUTES – May 15, 2018 and June 19, 2018 

 
V. STAFF REPORTS 
 

1) REZONING APPLICATION 
916 and 920 Old Esquimalt Road [PID 003-446-093,  Lot C, Section 11, Esquimalt 
District, Plan 21636; and PID 003-446-395,  Lot D, Section 11, Esquimalt District, 
Plan 21636] 
 
Purpose of Application: 
 
The applicant is requesting a change in zoning from Two Family/Single Family 
Residential [RD-3] to a Comprehensive Development District, to create a 
development where five new single family dwellings (three with secondary suites) 
would be constructed on five new lots and where the existing two homes would be 
demolished.  

 
This site is located within Development Permit Area No. 3 – Enhanced Design 
Control Residential. Should the rezoning be approved, the form and character of the 
buildings and landscaping would be controlled by a development permit that would 
be considered by Council at a future date. 
 
Evaluation of this application should focus on issues relevant to zoning such 
as the appropriateness of the proposed uses, height, density, massing, 
proposed unit sizes, siting, setbacks, lot coverage, useable open space, 
parking, how the buildings relate to adjacent and surrounding sites and 
whether the proposal is generally appropriate and consistent with the overall 
direction contained within the Official Community Plan. 
 
Recommendation:  
 
The Esquimalt Advisory Planning Commission recommends that the application for 
rezoning, authorizing five new family dwellings to be constructed on five new lots, 
where the existing two homes (on two lots) would be demolished, sited in accordance 
with the BCLS Site Plan prepared by Scott Pearce, Powell & Associates, BC Land 
Surveyors, stamped “Received June 12, 2018”; and incorporating the height and 
massing consistent with the architectural plans prepared by Zebra Residential 
Design, stamped “Received June 6, 2018” be forwarded to Council with a 
recommendation to either approve, approve with conditions, or deny the 
application; including reasons for the chosen recommendation. 
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2) DEVELOPMENT PERMIT  
480-482 Grafton Street  
[PID: 000-127-833, Lot 5, Suburban Lot 29, Esquimalt District, Plan 1428] 

 
Purpose of the Application: 
 
The applicant is proposing to construct a uniquely shaped duplex on the subject 
property. The property is currently zoned Two Family Residential [RD-1]. The subject 
property is within multiple OCP Development Permit Areas and therefore a 
Development Permit is required before a Building Permit can be issued. 
 
Recommendation: 
 
The Advisory Planning Commission recommends to the Council that the application 
for a Development Permit , authorizing construction of a uniquely shaped duplex as 
per plans architectural plans prepared by Waymark Architecture, stamped “ Received 
July 12,  2018”, landscape plan prepared by Waymark Architecture stamped 
“Received June 1, 2018”, and site plan prepared by J.E Anderson & Associates, 
stamped “Received June 11, 2018”, for the property  located at 480-482 Grafton 
Street [PID: 000-127-833, Lot 5, Suburban Lot 29, Esquimalt District, Plan 1428] be 
forwarded to Council with a recommendation to either approve, approve with 
conditions, or deny the application; including reasons for the chosen 
recommendation. 

 
3) DEVELOPMENT PERMIT - AMENDMENT 

468 FOSTER STREET 
[PID 008-400-571, LOT 17, BLOCK G, SUBURBAN LOT 30, ESQUIMALT 
DISTRICT, PLAN 772A]  

 
 Purpose of the Application: 
 
On November 29, 2017 a development permit was issued for a two-unit dwelling on 
the subject property.  The property has subsequently changed owners and the new 
owners would like to add a roof top deck to the most northerly unit (the most 
southerly unit was approved with a roof top deck).  Because of the nature of the 
change, the original development permit must be amended to reflect the revised 
design incorporating a roof top deck on the most northerly dwelling unit.   

 
Recommendation:   
 
The Esquimalt Advisory Planning Commission [APC] recommends to Council that the 
application for a Development Permit amendment to accommodate a proposed roof 
top deck on the most northerly dwelling unit as illustrated in the design plans 
prepared by Zebra Design, stamped “Received July 10, 2018”, for the property 
located at PID 008-400-571, Lot 17, Block G, Suburban Lot 30, Esquimalt District, 
Plan 772A [468 Foster Street] to either approve, approve with conditions, or deny 
the application; including the reasons for the recommendation. 
 

VI. NEXT REGULAR MEETING 
 

 Tuesday, August 21, 2018 
  
VII. ADJOURNMENT 



CORPORATION OF THE TOWNSHIP OF ESQUIMALT 
 

ADVISORY PLANNING COMMISSION  
MINUTES OF MAY 15, 2018 

ESQUIMALT COUNCIL CHAMBERS 
 

PRESENT:    Graeme Dempster  Nick Kovacs  
    Duncan Cavens  Helen Edley    
    Michael Angrove  
 
ABSENT:   Ken Armour, Amy Higginbotham   
    
STAFF:   Bill Brown, Director of Development Services, Staff Liaison 
    Karen Hay, Planner 
    Alex Tang, Planner 
    Janany Nagulan, Planner 
    Pearl Barnard, Recording Secretary 
         
COUNCIL LIAISONS: Councillor Tim Morrison  
    Councillor Beth Burton-Krahn 
 

 

I. CALL TO ORDER 
  

Graeme Dempster, Vice Chair, called the Advisory Planning Commission meeting to order at 
7:05 p.m.   

 
II. LATE ITEMS 
 
 There were no late items. 
  
III. APPROVAL OF THE AGENDA  

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

  
IV. ADOPTION OF MINUTES  
  

Moved by Nick Kovacs, seconded by Duncan Cavens:  That the minutes of the APC meeting, 
April 17, 2018 be adopted as circulated.  CARRIED UNANIMOUSLY. 
 

V. STAFF REPORTS 
 

1) DEVELOPMENT VARIANCE PERMIT (DVP) 
821 Wollaston Street 

 
Sylvie Redden, Applicant, provided an overview of DVP application for 821 Wollaston 
Street and responded to questions from the Commission. 
 
Commission comments and questions included (response in italics): 
 Are other Strata Owners aware of this project?  Yes 

 

RECOMMENDATION: 
 

Moved by Duncan Cavens, seconded by Michael Angrove:  The application for a 
Development Variance Permit requesting the removal of the parking space from the garage 
as on plans, stamped “Received, April, 30th, 2018” and including the following variance to 
the Parking Bylaw 1992, No. 2011, exemption of parking requirement located at 821 
Wollaston Street PID: 026-216-485, Lot 1  Section 11  Esquimalt District  Plan VIS5729 
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Together With An Interest In The Common Property In Proportion To The Unit Entitlement 
Of The Strata Lot As Shown On Form 1 Or V, As Appropriate, be forwarded to Council 
with a recommendation by the Esquimalt Advisory Planning Commission to 
approve; as the proposed parking variance will have a very minor impact on the 
streetscape.  Carried Unanimously 

 
2) Zoning Text Amendment 

1182 Colville Road – Unit 15  
 
Heather Boulding / Elyssa Lefurgey-Smith, Applicants, provided an overview of Zoning Text 
Amendment application for 1182 Colville Road and responded to questions from the 
Commission.  
 
Commission comments and questions included (Staff response in italics): 
 Will a convenience store still be a permitted use at this location?  Yes 

 Why was the use as a convenience store added to the CD Zone?  The convenience 
store was part of the original subject property and was deemed an asset to the new 
development at that time. 

 
RECOMMENDATION: 
 

Moved by Duncan Cavens, seconded by Nick Kovacs:  The application for a Zoning Text 
Amendment, authorizing additional commercial uses be added to the Commercial Unit 
(Unit 15) where a Convenience Store has existed for many years permitting a small ‘Arts 
and Wellness Teaching Centre’, at 1182 Colville Road – Unit 15 [PID 026-875-683, Strata 
Lot 15, Section 10,  Esquimalt District Strata Plan VIS6147 Together With An Interest In 
The Common Property In Proportion To The Unit Entitlement Of The Strata Lot As Shown 
On Form V],  be forwarded to Council with a recommendation  by the Esquimalt 
Advisory Planning Commission to approve; as the proposed use is compatible with the 
residential neighbourhood.  Carried Unanimously   
 

3) Official Community Plan Amendment And Rezoning Application  
1379 Esquimalt Road / 520 Foster Street (St. Peter and St. Paul’s Church)  

 
Peter Daniel, Anglican Diocese of British Columbia, Barry Cosgrave, (Number Ten 
Architectural Group), John Dam, (JDA) and Brad Forth, (4*Site) provided an overview of 
the OCP amendment and rezoning application for 1379 Esquimalt Road / 520 Foster 
Street, presented a PowerPoint presentation and responded to questions from the 
Commission.  
 
Commission comments and questions included (responses in italics): 
 Has underground parking with increased density being considered? Proposal is for 

affordable housing; to keep the constructions costs low, surface parking is proposed. 
Underground parking is expensive.      

 Housing agreement?   Peter Daniel stated they were willing to enter into a housing 
agreement, if it had an expiry date. 

 Church windows might get damaged during construction.  There is a heritage 
consultant for the project 

 Are electric car charging stations being considered?  Something to consider. 
 Why are the two parcels being subdivided and the units stratified?   To obtain financing 

through BC Housing under the Provincial Initiative for Affordable Housing Program.    
 Scooter parking is a great feature 

 Height and density fits well within the neighbourhood 
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 Are the new parking spaces on Foster Street needed?  A Parking Study has been 
done.  There are a lot of apartments in the area and at the neighbourhood meeting, it 
was identified that more parking is needed.  

 A step back on the 5th storey would help reduce the massing  
 Public Consultation process. Working on this project for three years, have had 

meetings with the neighbours and the residents of the Hermitage building.  
 Project addresses many needs in Esquimalt including affordable housing  

 
RECOMMENDATION: 
 

Moved by Duncan Cavens, seconded by Helen Edley:  The Official Community Plan 
Amendment and Rezoning Application authorizing a new 5 storey, 24 unit, multiple family 
residential building with a new ‘ministry centre’ on the ground floor, sited in accordance with 
the BCLS Site Plan provided by Wey Mayenburg Land Surveying Inc., and incorporating 
height and massing consistent with the architectural plans provided by Number Ten 
Architectural Group, stamped “Received April 24, 2018” detailing the development 
proposal, to be located at 1379 Esquimalt Road / 520 Foster Street (St. Peter and St. 
Paul’s Church) [PID 024-848-905; Lot A (DD EP75276), Suburban Lot 27, Esquimalt 
District, Plan 5092], be forwarded to Council with a recommendation  by the Esquimalt 
Advisory Planning Commission to approve; as it is a sensitive project that addresses 
the many needs of different populations.   
 

Amendment to main motion: 
Moved by Michael Angrove, seconded by Duncan Cavens:  That the main Motion be 
amended to add the following condition: 

 That a housing agreement be entered into   Carried Unanimously 
The vote was called on the main motion as amended. Carried Unanimously  
 

4) OFFICIAL COMMUNITY PLAN (OCP) AMENDMENT and REZONING APPLICATION 
899 Esquimalt Road  

 
Bob Heaslip, Development Planning Strategy, Farzin Yadegari, Farzin Yadegari Architect 
Inc., Jason Potter, Bunt Associates and Baha Naemi, Applicant, provided an overview of 
the OCP amendment and rezoning applications for 899 Esquimalt Road, presented a 
PowerPoint presentation and responded to questions from the Commission.  

 
Commission comments and questions included (response in italics):  
 Concerns with the height.  Why 12 storeys? 12 storeys is consistent with the current 

OCP.  A 12 storey building will change the look and feel of the local neighbourhood.  
 Like the design concept, beautiful building an improvement to what is currently there  
 East façade needs to be addressed.   1.2 metre setback will constrain the property to 

the east; big blank wall, no windows.  Spandrel curtain panels were introduced to 
address the concrete wall.  Due to Fire Code and zero lot line, windows are not allowed  

 West façade is not a very appealing streetscape.      
 Continuous row of 12 storey buildings along the Esquimalt Road corridor would not be 

desirable. 
 Two and three bedroom units are in demand 
 Clarification on the 40 rental housing units outlined in the density bonus package.  

Committed to 40 market rentals units at 20% below market value, to be located in the 
neighbourhood. Staff clarified there would be a housing agreement to secure this.  

 Electric vehicle (EV) charging stations for the project?  Five publicly available EV 
charging stations will be located within the parkade off Head Street and rough-in 
conduit & wiring will be installed for parking spaces in all 3 parkade levels  

 Volume of traffic going in and out of the parkades?   Traffic study has been completed. 
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 Easements need to be registered for future access to the adjacent east lot 
 Parking is sufficient for the site    
 Roof top green space would be a fantastic place for garden plots. 

 
RECOMMENDATION: 
 

Moved by Michael Angrove, seconded by Nick Kovacs: The application for an amendment 
to the Official Community Plan and rezoning, authorizing a 12 storey, commercial mixed-
use building consisting 2 retail commercial space and 57 residential units, sited in 
accordance with the BCLS Site Plan provided by Wey Massenburg Land Surveying Inc., 
stamped “Received November 30, 2017”, and incorporating height and massing consistent 
with the architectural plans prepared by Farzin Yadegari Architect Inc., stamped “Received 
May 10, 2018”, detailing the development proposed to be located at 899 Esquimalt Road 
[PID 030-151-562, Lot A, Section 11, Esquimalt District, Plan EPP69557], be forwarded to 
Council with a recommendation  by the Esquimalt Advisory Planning Commission to 
approve with the following conditions: 
 

1. That easements be registered for future access to the adjacent east lot via the 
parking lots; 

2. Provision of a comprehensive amenities package prior to Public Hearing; and 
3. Reconsideration of the east façade with regards to setback, green wall and 

windows.  Motion Carried (1 opposed Duncan Cavens) 
The Reason:  While design consideration should be given to the development potential 
of the properties to the east, this proposal, in conjunction with an amenity package 
including approximately 40 affordable units, could revitalize a prominent corner in 
Esquimalt. 
 

VI. NEXT REGULAR MEETING 
 
Tuesday, June 19, 2018  
 

VII. ADJOURNMENT 
 
 The meeting adjourned at 9:05 p.m.  
 

CERTIFIED CORRECT 
 
 
 
 
 

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



CORPORATION OF THE TOWNSHIP OF ESQUIMALT 
 

ADVISORY PLANNING COMMISSION  
MINUTES OF JUNE 19, 2018 

ESQUIMALT COUNCIL CHAMBERS 
 

PRESENT:    Ken Armour (Chair)  Nick Kovacs  
    Michael Angrove  Helen Edley    
      
ABSENT:   Graeme Dempster, Duncan Cavens, and Amy Higginbotham  
    
STAFF:   Bill Brown, Director of Development Services, Staff Liaison 
             
COUNCIL LIAISONS: Councillor Beth Burton-Krahn 
 

 

I. CALL TO ORDER 
  

Ken Armour, Chair, called the Advisory Planning Commission meeting to order at 7:04 p.m.   
 
II. LATE ITEMS 
 
 There were no late items. 
  
III. APPROVAL OF THE AGENDA  

 
Moved by Nick Kovacs, seconded by Helen Edley:  That the agenda be approved as 
circulated.  CARRIED UNANIMOUSLY. 

  
IV. ADOPTION OF MINUTES  
  

No minutes to adopt 
 
STAFF REPORTS 

 
1) DEVELOPMENT VARIANCE PERMIT (DVP) 

1173 Old Esquimalt Road 
 

Jay Meyer, representing the, Applicant, provided an overview of DVP application for 1173 
Old Esquimalt Road and responded to questions from the Commission. 
 
Commission comments and questions included (response in italics): 
 What is in the statutory right of way? (staff answered that it was for municipal 

underground infrastructure) 
 What is in the neighbours rear yard adjacent to the proposed deck? (probably garden 

beds) 
 

RECOMMENDATION: 
 

Moved by Michael Angrove, seconded by Helen Edley: The application for a Development 
Variance Permit, authorizing construction of a deck into the rear setback as per plans 
prepared by Jay Meyer, stamped “ Received June 4, 2018”, and sited as per the site plan 
prepared by Island Land Surveying LTD, stamped “Received June 4, 2018”, and including 
the following variance to the Zoning Bylaw 1992, No. 2050, for the property located at 1173 
Old Esquimalt Road [PID: 018-183-298, Lot 2, Section 11, Esquimalt District, Plan 
VIP56221] be forwarded to Council with a recommendation by the Esquimalt 
Advisory Planning Commission to approve; since it is an irregular lot and there are no 
privacy concerns.  Carried Unanimously 
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2) REZONING APPLICATION to allow for a three lot residential subdivision at 
901 Selkirk Avenue 
 

Denise Kors, representing the property owner, provided an overview of Rezoning Zoning 
Application for 901 Selkirk Avenue and responded to questions from the Commission.  
 
Commission comments and questions included: 
 What is the status of the trees on the site?  (Both the arbutus and the maples are in 

good shape) 
 How long has the lot been vacant?  (Not sure, the present owners have owned it for six 

months) 
 Why three lots? (This allows three smaller homes (approximately 1,300 ft2) which will 

be more affordable). 
 What is the reason for roof decks? (There is a chance for a view and it was suggested 

by planning). 
 

RECOMMENDATION: 
 

Moved by Nick Kovacs, seconded by Michael Angrove:  The application to rezoning the 
subject property in order to allow it to be subdivided into three residential lots as illustrated 
in the Proposed Subdivision Survey prepared by Explorer Land Surveying Inc. dated 
received May 18, 2018 (Schedule “A”) with the proposed zoning bylaw regulations as set 
out in the attached Info Sheet (Schedule “B”), be forwarded to Council with a 
recommendation by the Esquimalt Advisory Planning Commission to approve; as the 
proposed use and site is in keeping with the neighbourhood.  Carried Unanimously   
 

3) ZONING TEXT AMENDMENTS  
 

Commission comments and questions included (responses in italics): 
 Why is it necessary to add a definition for “Vessel”? (this is related to the amendment 

that will limit the length of time a “Vessel” can remain in one place in the Marine 
Navigation [M-4] zone.  The amendment is based on the wording in the City of 
Victoria’s Zoning Bylaw which successfully survived a legal challenge). 

 Are there any major amendments in this bylaw? (No – these are all amendments 
designed to clean up the Zoning Bylaw and make interpretation easier).  

 
RECOMMENDATION: 
 

Moved by Ken Armour, seconded by Nick Kovacs:  The proposed amendments to the 
Zoning Bylaw; be forwarded to Council with a recommendation by the Esquimalt 
Advisory Planning Commission to approve; as they provide additional clarity to the 
Zoning Bylaw.  Carried Unanimously   
 

V. NEXT REGULAR MEETING 
 
Tuesday, July 17, 2018  
 

VI. ADJOURNMENT 
 

CERTIFIED CORRECT 
 

 
 

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



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

       APC Meeting:  July 17, 2018 
 

  
STAFF REPORT 

 
DATE: 
 

July 13, 2018  

TO: 
 

Chair and Members of the Advisory Planning Commission 

FROM: 
 

Karen Hay, Planner 
Bill Brown, Director of Development Services 
 

SUBJECT: 
 

REZONING APPLICATION 
916 and 920 Old Esquimalt Road [PID 003-446-093,  Lot C, Section 
11, Esquimalt District, Plan 21636; and PID 003-446-395,  Lot D, 
Section 11, Esquimalt District, Plan 21636] 

 
 
RECOMMENDATION: 
 
The Esquimalt Advisory Planning Commission recommends that the application for 
rezoning, authorizing five new family dwellings to be constructed on five new lots, where 
the existing two homes (on two lots) would be demolished, sited in accordance with the 
BCLS Site Plan prepared by Scott Pearce, Powell & Associates, BC Land Surveyors, 
stamped “Received June 12, 2018”; and incorporating the height and massing 
consistent with the architectural plans prepared by Zebra Residential Design, stamped 
“Received June 6, 2018” be forwarded to Council with a recommendation to either 
approve, approve with conditions, or deny the application; including reasons for 
the chosen recommendation. 
 
 
BACKGROUND: 
 
Purpose of the Application 
The applicant is requesting a change in zoning from Two Family/Single Family 
Residential [RD-3] to a Comprehensive Development District, to create a development 
where five new single family dwellings (three with secondary suites) would be 
constructed on five new lots and where the existing two homes would be demolished.  
 
This site is located within Development Permit Area No. 3 – Enhanced Design Control 
Residential. Should the rezoning be approved, the form and character of the buildings 
and landscaping would be controlled by a development permit that would be considered 
by Council at a future date. 
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Evaluation of this application should focus on issues relevant to zoning such as 
the appropriateness of the proposed uses, height, density, massing, proposed 
unit sizes, siting, setbacks, lot coverage, useable open space, parking, how the 
buildings relate to adjacent and surrounding sites and whether the proposal is 
generally appropriate and consistent with the overall direction contained within 
the Official Community Plan. 
 
Context 
Applicant / Designer: Rus Collins, Zebra Design 
 
Owners: Art Winter – 916 Old Esquimalt Road 
 Robin Harris – 920 Old Esquimalt Road 
 
Property Size:  916 Old Esquimalt Rd.: Metric: 891 m2    Imperial:  9590 ft2 

920 Old Esquimalt Rd.: Metric: 891 m2    Imperial:  9590 ft2 
 
Existing Land Use: Single Family Residential  
 
Surrounding Land Uses: 
North:    Two Family Residential 
South:   School Playing Fields 
West:  Single Family Residential 
East:  Two Family Residential 
 
Existing Zoning: Two Family/Single Family Residential [RD-3] 
 
Proposed Zoning: CD [Comprehensive Development District]  
 
Existing OCP Designations: 
 Present: Low Density Residential  
 Proposed: Townhouse Residential 
 
Official Community Plan [OCP] 
This proposal is consistent with the Present Land Use Designation [Low Density 
Residential] but not with the Proposed Land Use Designation [Townhouse Residential] 
applied to the subject Property; therefore the application would not require an OCP 
amendment.  
 
The following policies and guidelines can be considered in evaluating this development 
application.  
 
The Official Community Plan supports the expansion of housing types in residential 
areas. The immediate neighbourhood contains a mix of single family and two-family 
housing types. 
 
Section 5 Housing & Residential Land Use contains policies that are intended to ensure 
that concerns such as tree protection, parking, traffic, noise, effects on neighbouring 
properties, and neighbourhood character are addressed. 
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• Policy - Support the inclusion of secondary suites within present and proposed low 

density residential land use designated areas.  
 

• Policy - Support the development of a variety of housing types and designs to meet 
the anticipated housing needs of residents. This may include non-market and market 
housing options that are designed to accommodate young and multi-generational 
families, the local workforce, as well as middle and high income households. 

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

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

• Policy - Consider the inclusion of secondary suites in infill developments where it is 
demonstrated that neighbourhood impacts can be mitigated. 

 
 
As the Development Permit is not being considered at this time it would be 
inappropriate to address many of the DP guidelines. Staff believes the following are 
relevant to the discussion of zoning issues (height, density, massing, proposed unit 
sizes, siting, setbacks, lot coverage, useable open space, parking, and how the building 
relates to adjacent and surrounding sites): 
 
DP Area No. 3: Enhanced Design Control Residential 
 
20.6 Guidelines - Single-unit Infill Housing 
20.6.1 Relationship to Existing Houses 
 

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

 
3. Where new infill single houses are proposed, the design of the new houses should 
be complementary in scale, size, exterior finishes, rooflines, and colours to the 
predominant styles of housing in the neighbourhood. It is important to ensure that the 
new construction fits with the overall scale and character of existing houses. 
The intent of this guideline is not to encourage the replication or imitation of 
surrounding buildings but rather the design of structures that complement the 
streetscape. 

 
20.6.2 Massing 

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

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

 
20.6.3 Privacy/Screening/Shadowing 
 

1. Proposed infill dwellings should have only a minimal impact on adjacent homes 
and be separated from neighbouring residences by vegetation, screening, natural 
elevation differences, or a combination of these features. 
 
2. Windows, decks and patios should be located so as to minimize intrusion on to the 
privacy of adjacent properties. 
 
3. Infill dwellings should be sited to minimize the casting of shadows on to the private 
outdoor space of adjacent residential dwellings. 
 

20.6.4 Landscaping 
 

1. Proposals for single-unit infill housing must include a landscape plan showing hard 
landscaping (i.e., parking areas, fences, and patios) as well as lawns, trees, shrubs, 
planting areas and proposed plant species. [To evaluated with the DP application.] 
 
2. Retention and protection of trees and the natural habitat is encouraged wherever 
possible. 

 
20.6.5 Private Open/Yard Space 
 

1. Any proposal for single-unit infill housing should provide for usable, private outdoor 
areas for each dwelling, at grade. 

 
The property is also included in the following OCP Development Permit Areas: 
Development Permit Area No. 1 – Natural Environment, Development Permit Area No. 
7 – Energy Conservation and Greenhouse Gas Reduction, Development Permit Area 
No. 8 – Water Conservation. Many of these guidelines would be addressed at the 
Development Permit stage but the following are relevant to the discussion of zoning and 
parking areas, including in particular the siting of proposed buildings. 
 
OCP Section 18 Development Permit Area No. 1 – Natural Environment 
 

18.5.2 Natural Features 
Natural features and areas to be preserved, protected, restored, and enhanced 
where feasible: 
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1. Retain existing healthy native trees, vegetation, rock outcrops and soil wherever 
possible. 
 
4. Narrower manoeuvering aisles, fewer and smaller parking spaces can be 
considered where natural areas are being conserved.  

 
18.5.5 Drainage and Erosion 
Measures to control drainage and shoreline erosion. Where it is reasonable: 
 

1. Preserve, restore and enhance treed areas. Trees are the most effective form of 
absorbent landscaping due to their extensive root zones and their ability to both 
absorb water from the soil and intercept precipitation on leaves, needles and 
branches. Consider that native conifers are well adapted to local wet winters. 
 
2. Reduce the impact of surges in stormwater on shorelines by designing on-site 
stormwater retention systems to contain the first 3 centimetres [1.25 inches] of 
precipitation on site, per precipitation event; and incorporating rainwater collection 
systems into roof design and landscaping. 
 
4. Maximize the ratio of planted and pervious surfaces to unplanted surfaces, and 
design paved areas to direct water towards vegetated areas, to help reduce surface 
run off. Where paved surfaces are needed, intersperse with drought resistant 
vegetation and trees, to help absorb stormwater, provide shade and reduce the local 
heat island effect. 

 
 
OCP Section 24 - Development Permit Area No. 7 – Energy Conservation and 
Greenhouse Gas Reduction 
 
24.5.1 Siting of buildings and structures. Where it is feasible: 
 

1. Orient buildings to take advantage of site specific climate conditions, in terms of 
solar access and wind flow; design massing and solar orientation for optimum 
passive performance. 
 
2. Build new developments compactly, considering the solar penetration and passive 
performance provided for neighbouring sites, and avoid shading adjacent to usable 
outdoor open spaces. 
 
4. Provide space for pleasant pedestrian pathways between buildings. 
 
5. Strategically site buildings to sustain and increase the community’s urban forest 
tree canopy cover. 
 
6. Provide space for significant landscaping including varying heights of trees, shrubs 
and ground covers. 

 



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

1. Orient larger roof surfaces to the south for potential use of solar panels or photo-
voltaic roofing. 
 
2. Use roof designs that reduce heat transfer into neighbouring buildings, helping 
reduce the local heat island effect and the need for cooling of buildings in warmer 
months. 
 
8. Add rooftop patios and gardens, particularly food producing gardens, as they can 
contribute to local resilience, livability, and reduction in greenhouse gas production by 
reducing food transportation costs. 

 
24.5.3 Landscaping - Where it is feasible: 
 

2. Choose open space and landscaping over dedicating space to the parking and 
manoeuvering of private motor vehicles. 
 
3. Conserve native trees, shrubs and soils, thereby saving the cost of importing 
materials and preserving already sequestered carbon dioxide. 
 

24.5.5 Special Features 
 

4. Reuse of existing buildings and building materials is encouraged. 
 
 
OCP Section 25 - Development Permit Area No. 8 – Water Conservation 
25.5.3 Landscaping – Retaining Stormwater on Site (absorbent landscaping) Where it is 
feasible: 
 

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

 
Zoning 
In keeping with other single unit infill projects, the proposed Comprehensive 
Development District zone would contain the following uses: single family residential, 
secondary suite, home occupation, boarding, and urban hens.  
 
F.A.R., Lot Coverage, Siting and Setbacks:  The following chart compares the 
setbacks, lot coverage and floor area ratio of this proposal with the requirements of the 
RD-3 [Two Family /Single Family Residential Zone]:



 
 RS-1 

(Single Family) 
Proposed CD Zone 

( 5 Single Family Houses) 
  Lot A  

[South-West]   
Lot B 
[South - Centre] 

Lot C 
[South - East] 

Minimum Parcel 
Size 

530 m²   365.2 m²  365.2 m² 365.2 m2 

Floor Area Ratio 0.35  0.50  0.50 0.50 
Lot Coverage 30%  36 %  36 % 36 % 
Setbacks 

• Front 
• Rear 
• Side 

 
7.5 m 
7.5 m 
3.0 m/1.5 m 

 
5.5 m 
5.5 m 
2.1 m / 1.5 m 

 
5.5 m 
5.5 m 
2.1 m / 1.5 m 

 
5.5 m 
5.5 m 
2.1 m / 1.5 m 

Building Height 7.3 m 7.3 m 7.2 m 7.3 m 
Off Street Parking 1 space 1 space 1 space 1 space 
 

 RS-1 
(Single Family) 

Proposed CD Zone 
( 5 Single Family Houses) 

  Lot D  
[Centre] 

Lot E  
[North] 

Minimum Parcel 
Size 

530 m²   365.2 m²  365.2 m² 

Floor Area Ratio 0.35  0.46  0.42 
Lot Coverage 30 %  33 %  30 % 
Setbacks 

• Front 
• Rear 
• Side 

 
7.5 m 
7.5 m 
3.0 m/1.5 m 

 
6.0 m (to private road) 
7.5 m 
2.0 / 1.5 m 

 
6.0 m (to private road) 
 7.5 m 
 3.2 m / 1.5 m 

Building Height 7.3 m 6.9 m 7.0 m 
Off Street Parking 1 space 1 space 1 space 

 
Floor Area Ratio [FAR] measures the size of a building (or for all buildings on a lot) as a 
ratio to the size of the lot on which a building(s) sit. The proposed FAR’s at 0.42, 0.46 
and 0.50 exceed the 0.35 permitted in the RS-1 zone. Many of the single unit infill 
developments in Esquimalt have been built with a FAR closer to the 0.35.  
 
When all five lots are calculated together with the ‘proposed private road’, the FAR of 
the development is 0.40 and the lot coverage is 28 %. With the two lots combined, at 
1782 m2 in area would result in the provision of 356.4 m2 (3836 ft2) lot area per principal 
dwelling unit. With three of the proposed buildings having secondary suites this would 
equate to 222.7 m2 (2397.7 ft2) of land area per dwelling unit, (1782 m2/ 8 units). 
 
 
Parking 
Parking Bylaw 1992, No. 2011 requires one parking space per dwelling unit, with the 
exception that secondary suites do not require a parking space. In residential zones the 
parking spaces shall be located no closer to the front lot line than the front face of the 
principal building. In this proposal each proposed house would have a garage which 
would satisfy the parking requirement, and a small piece of driveway that could hold an 
additional vehicle.  
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Comments from Other Departments  
The plans for this proposal were circulated to other departments and the following 
comments were received by the submission deadline: 
 
Community Safety Services (Building Inspection):  Project will be subject to review for 
current BC Building Code and municipal bylaw compliance at the time of a Building 
Permit application. 
 
Engineering Services:  Engineering staff have completed a preliminary evaluation of 
Works and Services that would be required for the proposed development.  According 
to Subdivision and Development Control Bylaw, 1997, No. 2175, including all 
schedules; the developer may be required to provide all works and services up to the 
road centre line; including, but not limited to new sewer, drain, catch basin and water 
service connections, as well as underground hydro, telephone, and cable. New curb 
and gutter along Old Esquimalt Road would be required. 
 
The applicant is responsible for retaining the services of qualified professionals for the 
design and construction supervision of all works and services, including construction 
costs, engineering fees, administrative costs and contingency allowance; as indicated in 
Bylaw 2175. Additional comments provided when detailed engineering drawings 
submitted. 
 
Parks Services: Tree protection fencing will need to be erected at the dripline for all 
trees, including the boulevard trees, and possibly the neighbour’s trees. Tree cutting 
permits are required for all trees that may be removed, prior to work commencing. 
 
Fire Services: The applicant worked with the fire services staff to develop a satisfactory 
driveway servicing the proposed North two lots (Lot D and E). 
 
 
Public Notification 
As this is a rezoning application, should it proceed to a Public Hearing, notice would be 
mailed to tenants and owners of properties within 100m (328 ft) of the subject property.  
A sign indicating that the property is under consideration for a change in zoning has 
been placed on the Old Esquimalt Road frontage of the property and would be updated 
to reflect the date, time and location of the Public Hearing.  Additionally, notice of the 
Public Hearing would be placed in two editions of the Victoria News. 
 
Applicant’s submission 
As per the Development Application Procedures and Fees Bylaw No. 2791, 2012, the 
applicant will need to host a meeting and invite residents and owners of property within 
100 metres of the subject parcel; to be completed prior to consideration by Council.  
 
 
ALTERNATIVES: 
 

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

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

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

denial including reasons for the recommendation. 
    





 
916 and 920 Old Esquimalt Road - air photo 
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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:  July 17, 2018 

STAFF REPORT 

DATE: July 13, 2018 

TO: Chair and Members of the Advisory Planning Commission 

FROM: Janany Nagulan, Planner 1 
Bill Brown, Director of Development Services 

SUBJECT: DEVELOPMENT PERMIT 
480-482 Grafton Street  
[PID: 000-127-833, Lot 5, Suburban Lot 29, Esquimalt District, Plan 
1428] 

RECOMMENDATION: 

The Advisory Planning Commission recommends to the Council that the application for 
a Development Permit , authorizing construction of a uniquely shaped duplex as per 
plans architectural plans prepared by Waymark Architecture, stamped “ Received July 
12,  2018”, landscape plan prepared by Waymark Architecture stamped “Received June 
1, 2018”, and site plan prepared by J.E Anderson & Associates, stamped “Received 
June 11, 2018”, for the property  located at 480-482 Grafton Street [PID: 000-127-833, 
Lot 5, Suburban Lot 29, Esquimalt District, Plan 1428] be forwarded to Council with a 
recommendation to either approve, approve with conditions, or deny the 
application; including the reasons for the recommendation.

BACKGROUND: 

Purpose of the Application 

The applicant is proposing to construct a uniquely shaped duplex on the subject 
property. The property is currently zoned Two Family Residential [RD-1]. The subject 
property is within multiple OCP Development Permit Areas and therefore a 
Development Permit is required before a Building Permit can be issued. 
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Context 
Applicant:  Graeme Verhulst 

Owner: Robert  A. Cote 

Property Size:  Metric:  531 m2 Imperial:   5715.64 ft2 

Existing Land Use:  Two Family Residential 

Surrounding Land Uses: 
North: Single Family Dwelling 
South: Single Family Dwelling 
East:  Single Family Dwelling 
West:  Single Family Dwelling 

Existing Zoning: RD-1 [Two –Family Residential] [No change required] 

Zoning 

The Proposed Development does not require any variances to the Zoning Bylaw, 1992, 
Bylaw No. 2050 as it is in accordance with all the requirements of the RD-1 zone 
however secondary suites are not permitted with in Two- Family Residential buildings. 
The lot coverage will meet the requirements of the zone and will not exceed 30% of the 
Area of the Parcel. As per the applicant’s calculations the floor area ration will not 
exceed 0.4. 

Official Community Plan 

The Official Community Plan supports the development of a variety of housing types 
and designs to meet the anticipated housing needs of residents.  

As per Section 5.2 Low Density Residential Redevelopment of the Official 
Community Plan supports the proposed redevelopment within present low density 
residential land use designated areas should be built to high quality design and 
landscaping standards and respond sensitively to existing neighbourhood amenities. 

Development Permit Guidelines 

The subject property is within 4 OCP Development Permit Areas: 
• Development Permit Area No. 1-Natural Environment,
• Development Permit Area 3- Enhanced Design Control Residential,
• Development Permit Area No. 7- Energy Conservation and Greenhouse Gas

Reduction
• Development Permit Area No. 8- Water Conservation

Outlined below are Development Permit guidelines that are possibly applicable to the 
subject property  
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OCP Section 18 Development Permit Area No.1- Natural Environment 
  
18.5.2 Natural Features  
Natural features and areas to be preserved, protected, restored, and enhanced where 
feasible: 
 
1. Retain existing healthy native trees, vegetation, rock outcrops and soil wherever 

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

walls. 
 
6. Avoid disturbing, compacting and removing areas of natural soil as this can lead to 

invasion by unwanted plant species, poor water absorption and poor establishment of 
new plantings. Use of local natural soil in disturbed and restored areas will support 
re-establishment of ecosystem functions. 

 
18.5.3 Biodiversity  
Landscaping features that will protect, restore and enhance biodiversity. Where 
feasible: 
 
3. Choose trees and plants for site conditions; consider shade, sunlight, heat, wind-

exposure, sea spray tolerance, and year round moisture requirements in their 
placement. 

 
8. Avoid using fast-growing non-native plants to cover and retain soils as they may 

become invasive and a constraint to the establishment of other plants. 
 
12.  Aim to meet the Canadian Landscape Standards in all landscaping installations. 
 
18.5.4. Natural Environment 
Measures to protect, restore and enhance the natural environment (limit noise, light and 
air pollution).Where it is reasonable: 
 
2. Use International Dark-Sky Association approved lighting fixtures in outdoor 

locations. Outdoor lighting shall be no brighter than necessary, be fully shielded 
(directed downward and designed to serve pedestrian needs), have minimal blue 
light emissions and only be on when needed. Avoid vanity lighting, and lighting 
directed into the night sky and trees tops. 

 
18.5.5 Drainage and Erosion  
Measures to control drainage and shoreline erosion. Where it is reasonable: 
 
2. Reduce the impact of surges in stormwater on shorelines by designing on-site 

stormwater retention systems to contain the first 3 centimetres [1.25 inches] of 
precipitation on site, per precipitation event; and incorporating rainwater collection 
systems into roof design and landscaping. 
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OCP Section 20 Development Permit Area 3 – Enhanced Design Control Residential 

20.5 Duplex Housing  

1. The fronts of the buildings should be designed to create the appearance of smaller
structures either by staggering the dwelling units or visually breaking up the façade
with architectural detailing while still maintaining a complementary streetscape.

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

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

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

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

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

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

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

10. A landscaping plan showing ground cover areas, planting beds, shrubbery and trees
(both existing and proposed) is required. Landscaping should add to the aesthetic
appeal of the streetscape as well as provide privacy between dwelling units.

11. The provision of private open space should be part of an overall site development
and landscape plan and should take into consideration general site circulation
patterns (including parking), existing landscape features, sun access, privacy and
usability.
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12. Retention and protection of trees and the natural habitat is encouraged where
possible.

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

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

OCP Section 24 Development Permit Area 7 – Energy Conservation & Green 

24.5.1 Siting of building and structure 
Where it is feasible: 

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

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

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

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

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

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

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

6. Provide building occupants with control of ventilation i.e widows that open.
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24.5.3 Landscaping 
Where it is feasible: 

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

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

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

7. As context and space allow , plant trees that will attain a greater mature size for
greater carbon storage; removal of healthy trees is discouraged as the loss of the
ecosystem services provided by larger trees will take many year to recover

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

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

24.5.5 Special Features 
Where it is feasible: 

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

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

OCP Section 25 - Development Permit Area No. 8 – Water Conservation 

25.5.1 Building and Landscape Design  
Where it is feasible: 

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

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

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

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

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

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

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

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

Public Notification 
As this is a development variance permit application, should it proceed to Council, a 
notice will be mailed to tenants and owners of properties within 50 metres (164 feet) of 
the subject property.   

ALTERNATIVES: 

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

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

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



480 Grafton 
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