
 CORPORATION OF THE TOWNSHIP OF ESQUIMALT 

ADVISORY PLANNING COMMISSION  
AGENDA 

TUESDAY SEPTEMBER 25, 2018 
7:00 P.M. 

ESQUIMALT COUNCIL CHAMBERS 

I. CALL TO ORDER  

II. LATE ITEMS

III. ADOPTION OF AGENDA

IV. ADOPTION OF MINUTES – August 21, 2018

V. STAFF REPORTS

1) DEVELOPMENT PERMIT
485 Head Street
[PID: 002-376-059, Lot A, Section 11, Esquimalt District, Plan 26678]

Purpose of Application:

The applicant is proposing an accessory building to be used as an art studio on the
property which currently zoned West Bay Commercial 2 [C-7A]. The subject property
is within the following OCP Development Permit Areas:

The subject property is within 5 OCP Development Permit Areas:
 Development Permit Area No. 1 - Natural Environment
 Development Permit Area No. 2 - Protection of Development From Hazardous

Conditions
 Development Permit Area No. 4 - Commercial
 Development Permit Area No. 7- Energy Conservation and Greenhouse Gas

Reduction
 Development Permit Area No. 8 - Water Conservation

A Development Permit is required before a Building Permit could be issued. 

Recommendation:  

The Esquimalt Advisory Planning Commission recommends to Council that the 
application for a Development Permit , authorizing construction of an accessory 
building to be used as an art studio as per architectural plans prepared by James 
Kerr Architect, stamped “Received  August 24, 2018” and BC Land Surveyor Site 
Plan prepared by Glen Mitchell Land Surveying Inc. “Received  August 30, 2018”, for 
the property located at 485 Head Street [PID: 002 – 376-059, Lot A, Section 11, 
Esquimalt District, Plan 26678] be forwarded to Council with a recommendation to 
either approve, or deny the application; including reasons for the chosen 
recommendation. 

2) DEVELOPMENT PERMIT and DEVELOPMENT VARIANCE PERMIT
955 Craigflower Road
[PID 018-042-104, Lot A, Section 10, Esquimalt District, Plan VIP55645]

Purpose of the Application:

The applicant is proposing to install new signage above and beside gas pumps at 
the existing gas station located at 955 Craigflower Road. The proposed signs include 
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fascia signs, freestanding signs, projecting signs and posters. Due to the property 
being in the following Development Permit Areas:  

 Development Permit Area  No.1 – Natural Environment

 Development Permit Area No.4 – Commercial

 Development Permit Area No. 7 – Energy Conservation and Green Gas
Reduction

 Development Permit Area No. 8 – Water Conservation
A development permit is required. Also due to the signs not meeting the regulations 
within the Sign Regulations Bylaw a development variance permit is required before 
they can be installed.  

Recommendation: 

That the Esquimalt Advisory Planning Commission recommends to Council that the 
application for a Development Permit and Development Variance Permit permitting 
multiple rebranding signs for the existing Esso gas station  consistent with plans 
stamped “Received May 9, 2018” and Site Plans prepared by Fuel Marketing Asset  
Management – Engineering Services stamped “Received May 9, 2018” and to 
include the following variance for the property at 955 Craigflower Road [PID 018-042-
104, Lot A, Section 10, Esquimalt District, Plan VIP55645] to be forwarded to Council 
with a recommendation to either approve or deny the application; including 
reasons for the chosen recommendation.  

Sign Regulation Bylaw, 1996, No. 2252, 6.1 (i) – Prohibitions: To increase the 
requirement of no more than 3 types of signs on a site to allow no more than 4 types 
of signs on the site, specifically for signage around the existing gas pumps; 

Sign Regulation Bylaw, 1996, No. 2252, 9.8.1 –Freestanding Signs - Number 
Permitted: To increase the requirement to allow the number of free standing signs 
on site from 1 to 2 freestanding signs, specially to be located beside existing gas 
pumps; 

Sign Regulation Bylaw, 1996, No. 2252, 9.8.2 (a) – Freestanding Signs- 
Location: A 15 metre decrease to the requirement, to allow for freestanding signs to 
be located within 30 metre of residential zone, specifically for signs to be located 
beside existing gas pumps; 

Sign Regulation Bylaw, 1996, No. 2252, 9.8.2 (c) – Freestanding Signs- 
Location: To be exempt from the requirement that all freestanding signs shall be 
sited in a landscaped area to be at least equal in size to the Sign Area; 

Sign Regulation Bylaw, 1996, No. 2252, 9.12.1 – Projecting Signs – Number 
Permitted: To allow the number of projecting signs from only one per business  on a 
premise, to ten projecting signs per business specifically to be located near existing 
gas pumps; and 

Sign Regulation Bylaw, 1996, No. 2252, 9.12.4 (a) – Projecting Signs- Sign 
Placement Area: To decrease the minimum placement distance above ground from 
2.75m to 1.2m above ground specifically for those signs to be located near the 
existing gas pumps. 

VI. NEXT REGULAR MEETING 

Tuesday, October 16, 2018

VII. ADJOURNMENT



CORPORATION OF THE TOWNSHIP OF ESQUIMALT 
 

ADVISORY PLANNING COMMISSION  
MINUTES OF AUGUST 21, 2018 

ESQUIMALT COUNCIL CHAMBERS 
 

PRESENT:    Ken Armour    Graeme Dempster 
    Michael Angrove   Marie Fidoe 
    Fil Ferri   Helen Edley 
    Duncan Cavens 
 
STAFF:   Bill Brown, Director of Development Services, Staff Liaison 
         
COUNCIL LIAISONS: Councillor Tim Morrison 
    Councillor Beth Burton-Krahn 
 

 

I. CALL TO ORDER 
  

Ken Armour, Chair, called the Advisory Planning Commission meeting to order at 7:02 p.m.   
 
II. LATE ITEMS 
 
 There were no late items. 
  
III. APPROVAL OF THE AGENDA  

 
Moved by Graeme Dempster, seconded by Fil Ferri:  That the agenda be approved as 
circulated.  Carried Unanimously  

  
IV. ADOPTION OF MINUTES  
  

Moved by Mike Angrove seconded by Fil Ferri:  That the minutes of the APC meeting, July 17, 
2018 be adopted as circulated.  Carried Unanimously 
 

V. STAFF REPORTS 
 

1) Rezoning Application  
471 Kinver Street 

 
Shawn Adye, Owner, provided an overview of the Rezoning Application for 471 Kinver 
Street and responded to questions from the Commission. 
 
Commission comments and questions included (response in italics): 
 Why two houses and not a duplex?  Two small houses are better for the neighbourhood 

than one large building.   
 Are the proposed houses similar to the two houses around the corner on Wychbury 

Avenue?  Yes, with some modifications to the exterior – e.g. a deck and the den at the 
front of the house.  Homes with a main floor bedroom allow people to age in place.  The 
den can be used as a bedroom.  It is now becoming more and more prevalent to have a 
main floor bedroom. 

 A streetscape showing how the houses fit into the neighbourhood would have been 
helpful. 

 Are there any windows on the southern edge of the north building?   There is some 
vegetation and a six foot fence to help with privacy. 
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RECOMMENDATION: 
 
Moved by Marie Fidoe, seconded by Graeme Dempster:  The application for rezoning, 
authorizing two new single family dwellings sited in accordance with the surveyor’s plan 
prepared by Glen Mitchell, Land Surveying Inc., and incorporating the height and massing 
consistent with the architectural plans provided by Hartman’s Drafting & Design, both 
stamped “Received July 9, 2018”, for the proposed development to be located at 471 
Kinver Street [PID 005-918-545; Parcel A (DD 187668I) of Lots 1 and 2, Section 11, 
Esquimalt District, Plan 6016] be forwarded to Council with a recommendation by the 
Esquimalt Advisory Planning Commission to approve; as the proposed development is 
a good fit for the neighbourhood and a good use of the land.  Carried Unanimously 
 

2) Rezoning Application  
939 Colville Road and 825 Lampson Street 
 
Ryan Jabs, Lapis Homes Ltd., provided an overview of the Rezoning Application for 939 
Colville Road and 825 Lampson Street and responded to questions from the Commission.  
 
Commission comments and questions included (response in italics): 
 Concern that the landscaping beside Building C could cause visibility issue when 

backing out.  Will work with the landscape designer to make sure that visibility is not 
reduced.   

 Clarification was sought on the number of new trees, 35 stated, 45 listed on the green 
building checklist.  A cedar hedge was added for privacy therefore, the number of new 
trees had to be reduced.  The green checklist will be corrected. 

 Would the lower level be suitable for a suite?  It would be a challenge, the space is too 
small. 

 Could the buildings be moved closer to Lampson Street to create additional backyard 
space?   There is not a lot of room to move the buildings closer to Lampson Street. 

 Consider a Housing Agreement to ensure that rentals are not restricted by the strata in 
the future.   

 Concerns that there is no additional parking space in the driveway. There is a push 
towards alternative transportation.  Speculation is the younger generations who 
purchase these units will be single car families.    

 The proposal is well thought out.  Like the idea of the central area for social space.  
 Modo car share is a fabulous idea.  
 Like the three bedroom layout and increased density. 
 Consider preparing for solar ready.   
 Was there any consideration given to increasing the Floor Area Ratio?  If the building 

was larger you would notice it from Colville Street.   
 

RECOMMENDATION: 
Moved by Mike Angrove, seconded by Helen Edley:  The application for rezoning, 
authorizing ten (10) townhouse dwelling units as sited on the survey plan prepared by 
Island Land Surveying Ltd. and incorporating the height and massing consistent with the 
architectural plans provided by T-Square Design, both stamped “Received July 6, 2018”, 
detailing the development proposed to be located at 939 Colville Road [PID 005-752-655, 
Lot 1, Block 1, Section 10, Esquimalt District, Plan 6277] and 825 Lampson Street [PID 
000-017-817, Lot 2, Block 1, Section 10, Esquimalt District, Plan 6277],be forwarded to 
Council with a recommendation  by the Esquimalt Advisory Planning Commission to 
approve; with the condition that there be a housing agreement that prohibits future Strata 
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Councils from restricting rentals; as the proposed development fits well within the 
neighbourhood and it is an appropriate place to increase density.  Carried Unanimously 

 
VI. NEXT REGULAR MEETING 

 
Tuesday, September 25, 2018  
 

VII. ADJOURNMENT 
 
 The meeting adjourned 8:10 p.m.  
 

CERTIFIED CORRECT 
 
 
 
 
 

______________________________________  _________________________________ 
CHAIR, ADVISORY PLANNING COMMISSION  ANJA NURVO, CORPORATE OFFICER 
THIS 25th DAY OF SEPTEMBER 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:  September 25, 2018 
 

STAFF REPORT 
 
DATE: 
 

September 19, 2018  

TO: 
 

Chair and Members of the Advisory Planning Commission 

FROM: 
 

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

SUBJECT: 
 

DEVELOPMENT PERMIT  
485 Head Street 
[PID: 002-376-059, Lot A, Section 11, Esquimalt District, Plan 26678] 

 
RECOMMENDATION: 
 
The Esquimalt Advisory Planning Commission recommends to Council that the 
application for a Development Permit , authorizing construction of an accessory building 
to be used as an art studio as per architectural plans prepared by James Kerr Architect, 
stamped “Received  August 24, 2018” and BC Land Surveyor Site Plan prepared by 
Glen Mitchell Land Surveying Inc. “Received  August 30, 2018”, for the property located 
at 485 Head Street [PID: 002 – 376-059, Lot A, Section 11, Esquimalt District, Plan 
26678] be forwarded to Council with a recommendation to either approve, or deny the 
application; including reasons for the chosen recommendation. 
 
BACKGROUND:  
 
Purpose of the Application 
 
The applicant is proposing an accessory building to be used as an art studio on the 
property which currently zoned West Bay Commercial 2 [C-7A]. The subject property is 
within the following OCP Development Permit Areas: 
 
The subject property is within 5 OCP Development Permit Areas: 

• Development Permit Area No. 1-Natural Environment 
• Development Permit Area No. 2 - Protection of Development From Hazardous 

Conditions   
• Development Permit Area No. 4-  Commercial 
• Development Permit Area No. 7- Energy Conservation and Greenhouse Gas 

Reduction 
• Development Permit Area No. 8- Water Conservation 
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A Development Permit is required before a Building Permit could be issued. 
 
Context 
Applicant:  Deborah Douez  
 
Owner: Deborah Douez & Elizabeth Corcoran 
 
Property Size:  Metric:  584.7 m2  Imperial:   6293.68 ft2  
  
Existing Land Use:  Tourist Accommodation  
 
Surrounding Land Uses:  
 North: Single Family Dwelling 
 South: Commercial 
 East:  Park 
 West:  Vacant 
 
Existing Zoning:  West Bay Commercial 2 [C-7A] (No change required) 
 
Zoning 
 
The proposed development for an accessory building on the site does not require any 
variances to the Zoning Bylaw, 1992, Bylaw No. 2050. 
 
Official Community Plan 
 
Development Permit Guidelines  
 
The subject property is within 5 OCP Development Permit Areas: 

• Development Permit Area No. 1-Natural Environment 
• Development Permit Area No. 2 -Protection of Development From Hazardous 

Conditions   
• Development Permit Area No. 4-  Commercial 
• 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 emphasized for the subject 
property. 
 
OCP Section 18 Development Permit Area No.1- Natural Environment 
  
18.5.1 Lands Free of Development 
5. Replacement of, expansion of, densification and intensification of the use of existing 
buildings within 10 m of the high watermark of the Strait of Juan de Fuca is discouraged 
and detached accessory dwelling units are strongly discouraged in this location. 
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7. Consider the use of conservation covenants for areas having high ecosystem 
conservation values. Property owners are encouraged to work with local land trusts to 
protect natural features and valuable habitat areas through land covenants. 
 
18.5.2 Natural Features  
 
1. Retain existing healthy native trees, vegetation, rock outcrops and soil wherever 
possible. 
 
2. Preserve and enhance native tree and shrub clusters that overhang the waters edge 
as these provide shade, protection and feeding habitat for fish and wildlife. 
 
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. 
 
18.5.5 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. 
 
6. Choose absorbent landscaping materials; leaf mulches, wood chips and good quality 
top soil, over gravel, pavers and concrete. Provide mulch of organic, locally derived 
materials; leaf mulch from local tree leaves is most desirable. 
 
OCP Section 19 Development Permit Area No.2- Protection of Development From 
Hazardous Conditions  
 
19.5 Guidelines  
 
1. No Building intended for occupation of people shall be built within an area directly 
impacted by a tsunami 
 
2. Tsunami walls, retaining walls, sea walls, and other similar structures located in an 
area directly impacted by a Tsunami shall be designed to absorb wave energy and 
deflect residual wave energy away from locations likely to be occupied by people.  
 
3. Use of board form design, landscaping, breaking up large expanses of flat surfaces, 
and other techniques to add interest in Tsunami wall, sea walls,  other similar structures 
is encouraged. 
 
4. The use of construction materials that may leach toxic chemicals over time into the 
land or water should be avoided. 
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OCP Section 21 Development Permit Area No. 4 – Commercial  
 

• No applicable guidelines as the proposal is for an existing mixed commercial-
residential  development 

 
OCP Section 24 Development Permit Area No. 7 – Energy Conservation & 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. 
 
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:  
 
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. 
 
7. Skylights are discouraged as they decrease insulating values and can interfere with 
solar panel installation. 
 
11. In exposed marine locations select durable materials that will withstand weather and 
sea spray, to ensure low maintenance costs and infrequent replacement needs. 
 
24.5.3 Landscaping  
 
Where it is feasible:  
 
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 years to recover. 
 
24.5.5 Special Features  
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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. 
 
5. Choose materials that have a high likelihood of reuse or recycling at end of life. 
 
OCP Section 25 Development Permit Area No. 8 – Water Conservation 
 

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

 
Comments from Other Departments 
 
Engineering Services: With the preliminary review, the Engineering staff has stated 
that the proposed accessory building will not have any impact on Engineering aspect of 
this property.   
 
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. 
 
Parks Services: Comments not received 
 
Fire Services: No Concerns 
 
Green Building Features 
The applicant has completed the Esquimalt Green Building Checklist [attached].   
 
 
ALTERNATIVES: 
 
1. Forward the application for a Development Permit to Council with a 

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

recommendation of denial including reasons for the recommendation. 



485 Head Street 

 

 

 

























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:  September 25, 2018 

STAFF REPORT 

DATE: September 19, 2018 

TO: Chair and Members of the Advisory Planning Commission 

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

SUBJECT: DEVELOPMENT PERMIT and DEVELOPMENT VARIANCE PERMIT 
955 Craigflower Road 
[PID 018-042-104, Lot A, Section 10, Esquimalt District, Plan 
VIP55645] 

RECOMMENDATION: 

That the Esquimalt Advisory Planning Commission recommends to Council that the 
application for a Development Permit and Development Variance Permit permitting 
multiple rebranding signs for the existing Esso gas station  consistent with plans 
stamped “Received May 9, 2018” and Site Plans prepared by Fuel Marketing Asset  
Management – Engineering Services stamped “Received May 9, 2018” and to include 
the following variance for the property at 955 Craigflower Road [PID 018-042-104, Lot 
A, Section 10, Esquimalt District, Plan VIP55645] to be forwarded to Council with a 
recommendation to either approve or deny the application; including reasons 
for the chosen recommendation.  

Sign Regulation Bylaw, 1996, No. 2252, 6.1 (i) – Prohibitions: To increase the 
requirement of no more than 3 types of signs on a site to allow no more than 4 types of 
signs on the site, specifically for signage around the existing gas pumps; 

Sign Regulation Bylaw, 1996, No. 2252, 9.8.1 –Freestanding Signs - Number 
Permitted: To increase the requirement to allow the number of free standing signs on 
site from 1 to 2 freestanding signs, specially to be located beside existing gas pumps; 

Sign Regulation Bylaw, 1996, No. 2252, 9.8.2 (a) – Freestanding Signs- Location: A 
15 metre decrease to the requirement, to allow for freestanding signs to be located 
within 30 metre of residential zone, specifically for signs to be located beside existing 
gas pumps; 
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Sign Regulation Bylaw, 1996, No. 2252, 9.8.2 (c) – Freestanding Signs- Location: 
To be exempt from the requirement that all freestanding signs shall be sited in a 
landscaped area to be at least equal in size to the Sign Area; 

Sign Regulation Bylaw, 1996, No. 2252, 9.12.1 – Projecting Signs – Number 
Permitted: To allow the number of projecting signs from only one per business  on a 
premise, to ten projecting signs per business specifically to be located near existing gas 
pumps; and 

Sign Regulation Bylaw, 1996, No. 2252, 9.12.4 (a) – Projecting Signs- Sign 
Placement Area: To decrease the minimum placement distance above ground from 
2.75m to 1.2m above ground specifically for those signs to be located near the existing 
gas pumps. 

BACKGROUND: 

Purpose of the Application 

The applicant is proposing to install new signage above and beside gas pumps at the 
existing gas station located at 955 Craigflower Road. The proposed signs include 
fascia signs, freestanding signs, projecting signs and posters. Due to the property 
being in the following Development Permit Areas:  

• Development Permit Area  No.1 – Natural Environment
• Development Permit Area No.4 – Commercial
• Development Permit Area No. 7 – Energy Conservation and Green Gas

Reduction
• Development Permit Area No. 8 – Water Conservation

A development permit is required. Also due to the signs not meeting the regulations 
within the Sign Regulations Bylaw a development variance permit is required before 
they can be installed.  

Context 
Applicant:  Joey Matwychuk 
Owner: Jason Belt, 7-Eleven Canada Inc. 

Property Size:  Metric:      2867.43 m2    Imperial:    30864 ft2 

Existing Land Use:  Gas Service Station/ Convenience Store 

Surrounding Land Uses: 
North: Gas Service Station/ Convenience Store 
South: Two Family Small Lot Residential & Single Family Residential 
East:  Golf Course 
West:  Single Family Residential 
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Present OCP: Designation: Neighbourhood Commercial Mix-Use 
Proposed OCP Designation: Neighbourhood Commercial Mix-Use 
Zoning: C-4 [Service Station Commercial] 

Development Permit Guidelines 
The property is within the following Development Permit Areas: 

• Development Permit Area  No.1 – Natural Environment
• Development Permit Area No.4 – Commercial
• Development Permit Area No. 7 – Energy Conservation and Green Gas

Reduction
• Development Permit Area No. 8 – Water Conservation

The guidelines of these Development Permit Areas are contained within the Esquimalt 
Official Community Plan Bylaw, 2018, No.2922. 

The following is a list of Official Community Plan guidelines to consider in evaluating this 
application. 

OCP Section 18 Development Permit Area No. 1 – Natural Environment 

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

OCP Section 21 Development Permit Area No. 4 – Commercial 

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

OCP Section 24 Development Permit Area No. 7 – Energy Conservation & Green 

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 regionally manufactured building products whenever possible to reduce
transportation costs. 

5. Choose materials that have a high likelihood of reuse or recycling at the end of life.

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

• No applicable guideline as the proposal is for an existing development where
there are no changes to the landscaping.
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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 and Development Variance Permit 

to Council with a recommendation of approval including reasons for the 
recommendation. 

 
2. Forward the application for a Development Permit and Development Variance Permit 

to Council with a recommendation of denial including reasons for the 
recommendation. 

 



955 Craigflower Road 
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