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DEVELOPMENT SERVICES 

OFFICIAL COMMUNITY PLAN 
RECALIBRATION - 2025 

 
 
July 8, 2025 

RE: Official Community Plan Recalibration amendment - 2025 

 
At the regular meeting held on July 7, 2025, Esquimalt Council authorized staff to refer 
information related to the Official Community Plan Recalibration amendment, to you or your 
organization pursuant to Section 475 of the Local Government Act. Under the provisions of 
Section 475, Esquimalt "must provide one or more opportunities it considers appropriate for 
consultation with persons, organizations and authorities it considers will be affected' as part 
of the process to amend an Official Community Plan. 

 
This amendment is a limited review of the Official Community Plan (OCP). The OCP is a 
statement of the Township’s goals and policies and is intended to provide direction for future 
growth and development in the community. The 2025 Recalibration includes the following 
elements: 

• Compliance with the most recent Housing Needs Report by ensuring policies provide for at 
least the 20-year total number of housing units required to meet anticipated housing needs. 

• Changing the Commercial/Commercial Mixed-use land use designation to limit heights to 12-
storeys. 

• Housekeeping amendments. 

 
Please review the attached information and submit any written comments to: 
Jakub Lisowski at jlisowski@esquimalt.ca or by phone at 250-414-7179 on or before 
Sunday, August 31, 2025.  

Thank you for your attention to this matter. If you have any questions or concerns, please 
contact: Jakub Lisowski at jlisowski@esquimalt.ca or by phone at 250-414-7179. 
 
 
Sincerely, 
 

Jakub Lisowski 
Planner 2 Policy 
Development Services 
Township of Esquimalt 
 
Enclosure: Application Supporting Material (overleaf) 
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The project will examine how each of the following variables will be considered in the OCP 
Recalibration. 

 

 

 

 

Variable Notes 

Housing Needs Meet the new requirements of the Local 
Government Act to provide the 5-year and 
20-year total number of anticipated 
housing units, as outlined in a 2024 Housing 
Needs Report, by providing sufficient land 
use capacity 

Housing Policies Include policies for each class of housing 
need required to be addressed in the 2024 
Housing Needs Report 

First Nations Honour First Nations’ stewardship of 
Esquimalt for millennia 

Census Data Update figures and tables with the latest 
Statistics Canada 2021 census data  

Small-Scale Multi-Unit Housing Update policies and Development Permit 
Area (DPA) Guidelines for Small-Scale 
Multi-Unit Housing (SSMUH)  

DPA Guideline Exemptions Add exemptions to DPA guidelines as 
identified in the Zoning Bylaw 
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Variable Notes 

Environmental DPA Guidelines Reduce repetition in DPA Guidelines, 
especially related to the Natural 
Environment, Energy and Water 
Conservation, and Greenhouse Gas 
Reduction 

Clean Energy Add “zero carbon” to policies dealing with 
energy 

Multi-Unit Housing New policies and DPA Guidelines to better 
serve the community’s need for Multi-Unit, 
Mixed-Use, and Townhouse Residential 
development 

Height Limits New policy to incorporate 12-storey height 
guidance into the Commercial / 
Commercial Mixed-Use Land Use section 

Bonus Density Review the list of bonus density amenities 
and add a new section that allows bonus 
densities for Townhouse Residential 

Esquimalt Road at Head Street New policies to create a vibrant gateway 
and commercial mixed-use node centred 
around the intersection of Esquimalt Road 
and Head Street 
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Variable Notes 

Esquimalt Town Centre Updated images of the completed 
Esquimalt Town Centre 

Bird Friendly Design Improve DPA Guidelines to design buildings 
that incorporate architectural features to 
limit collisions between birds and windows 

Floor Area Ratio New infographic explaining Floor Area 
Ratio (FAR)  

Maps Update DPA map to better respond to both 
the “Present Land Use Designation” map 
and a “Proposed Land Use Designation” 
map 

Emergency Operations Centre Update policies related to the location of 
the Emergency Operations Centre 

Electric Vehicles Delete policy regarding electric vehicle 
charging – this is covered in the Parking 
Bylaw 
 

Housekeeping  Update the list of amendments made to the 
OCP since 2018. Remove policies 
referencing completed projects. Improve 
clarity and readability 



DEVELOPMENT SERVICES 

OFFICIAL COMMUNITY PLAN 
RECALIBRATION - 2025  

TOWNSHIP OF ESQUIMALT 1229 Esquimalt Road T. 250–414–7100  
esquimalt.ca Esquimalt BC V9A 3P1 F. 250-414-7111 1 

July 21, 2025 

 
Chief and Council and Staff 
Kosapsum Nation 
1189 Kosapsum Cres. 
Victoria, BC  V9A 7K7 

RE: Official Community Plan Recalibration amendment - 2025  

We are writing you to advise you that the township is in the process of making small changes to 
the Official Community Plan (OCP), a long term strategy document that outlines the Township’s 
goals and policies and is intended to provide direction for future growth and development in the 
community.  We welcome your input! 

The 2025 recalibration includes the following elements:  

• Compliance with the most recent Housing Needs Report by ensuring policies 
provide for at least the 20-year total number of housing units required to 
meet anticipated housing needs.  

• Changing the Commercial/Commercial Mixed-use land use designation to 
limit heights to 12 storeys.  

• Housekeeping amendments.  

While some changes are more administrative, other changes are related to housing and other 
areas that may impact your Community Members, either directly or indirectly. As such, we 
welcome any input you have. 

We have a website specific to this project where individuals can add comments on the 
amendments at https://engagingesquimalt.ca/ocp2025 . We will also be hosting two open houses 
on July 28 and 31. I have attached an informational poster that has details for both online and in-
person feedback opportunities.    

Please review the information in the table below and submit any written comments to me at 
jlisowski@esquimalt.ca or by phone at 250-414-7179 on or before Sunday, August 31, 2025. I’m 
also happy to meet in person if that is your preference.   

Thank you for your attention to this matter. If you have any questions or concerns, please don’t 
hesitate to reach out.  

 Sincerely,  

 Jakub Lisowski  

Planner 2 Policy  
Development Services  
Township of Esquimalt  









DEVELOPMENT SERVICES 

OFFICIAL COMMUNITY PLAN 
RECALIBRATION - 2025  

TOWNSHIP OF ESQUIMALT 1229 Esquimalt Road T. 250–414–7100  
esquimalt.ca Esquimalt BC V9A 3P1 F. 250-414-7111 1 

July 21, 2025 

 
Chief and Council and Staff 
Songhees Nation 
1100 Admirals Road 
Victoria, BC  V9A 2P6 

RE: Official Community Plan Recalibration amendment - 2025  

We are writing you to advise you that the township is in the process of making small changes to 
the Official Community Plan (OCP), a long term strategy document that outlines the Township’s 
goals and policies and is intended to provide direction for future growth and development in the 
community.  We welcome your input! 

The 2025 recalibration includes the following elements:  

• Compliance with the most recent Housing Needs Report by ensuring policies 
provide for at least the 20-year total number of housing units required to 
meet anticipated housing needs.  

• Changing the Commercial/Commercial Mixed-use land use designation to 
limit heights to 12 storeys.  

• Housekeeping amendments.  

While some changes are more administrative, other changes are related to housing and other 
areas that may impact your Community Members, either directly or indirectly. As such, we 
welcome any input you have. 

We have a website specific to this project where individuals can add comments on the 
amendments at https://engagingesquimalt.ca/ocp2025 . We will also be hosting two open houses 
on July 28 and 31. I have attached an informational poster that has details for both online and in-
person feedback opportunities.    

Please review the information in the table below and submit any written comments to me at 
jlisowski@esquimalt.ca or by phone at 250-414-7179 on or before Sunday, August 31, 2025. I’m 
also happy to meet in person if that is your preference.   

Thank you for your attention to this matter. If you have any questions or concerns, please don’t 
hesitate to reach out.  

 Sincerely,  

 Jakub Lisowski  

Planner 2 Policy  
Development Services  
Township of Esquimalt  









T: 604-660-7000 
E: ALCBurnaby@Victoria1.gov.bc.ca 
201 – 4940 Canada Way 
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August 29, 2025  Reply to the attention of Nicole Mak 

ALC Planning Review: 46616 
 
Jakub Lisowski 
Planner 2 Policy, Development Services 
Township of Esquimalt 
jlisowski@esquimalt.ca 
 
Re: Official Community Plan Recalibration amendment - 2025  
 
Thank you for providing an opportunity for the Agricultural Land Commission (the 
“ALC” or “Commission”) to comment on the Township of Esquimalt’s Official 
Community Plan (“OCP”) recalibration project. The OCP recalibration project is 
intended to update the current Official Community Plan to “meet a Provincial 
requirement that all local governments ensure their OCPs include enough land use 
capacity to accommodate 20 years of housing needs”.  
 
While ALC staff may have more comments on the draft OCP following first reading, 
ALC staff have reviewed your referral letter, dated July 8, 2025, (the “Referral 
Letter”) and some of the information on your website, specifically the Changes and 
Updates Board (enclosed).  
 
ALC staff provide the following comments to help ensure that the draft OCP, when 
available, is consistent with the purposes of the Agricultural Land Commission Act 
(the “ALCA”), the Agricultural Land Reserve (ALR) General Regulation, the ALR Use 
Regulation, and any decisions of the ALC. Section 46 of the ALCA requires local 
governments to ensure their bylaws are consistent with ALCA, Agricultural Land 
Reserve (“ALR”) regulations, and any orders of the Commission.  Inconsistent 
bylaws include (but are not limited to) those which allow a use of land in the ALR 
that is not permitted under the ALCA or contemplate a use of land that would 
impair or impede the intent of the ALCA. Please note that ALC staff cannot endorse 
any inconsistencies – that requires a resolution of the Commission. 
 
The Referral Letter references a number of variables that will be examined under 
the OCP recalibration project. The majority of the variables relate to updating 
housing and housing policy to address the 2024 Housing Needs Report, updating 
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DPA Guidelines including for small-scale multi-unit housing, and other 
housekeeping amendments. Based on the Changes and Updates Board, the land 
that is within the ALR in the Township of Esquimalt (presently used for the Gorge 
Vale Golf Course) remains designated as “Agricultural Land Reserve” in the OCP’s 
proposed land use designations.  
 
There do not appear to be any specific variables or proposed changes that impact 
the ALR. 
 
Based on the description provided in the Referral Letter and the Changes and 
Updates Board, ALC staff have no specific comment on the variables and the 
proposed changes at this time. ALC staff look forward to reviewing the draft OCP 
following first reading. At the time of referral, ALC staff would appreciate a track 
changes/blacklined version of the draft OCP or a table of changes to facilitate a 
swift review. 
 

***** 
The ALC strives to provide a detailed response to all referrals affecting the ALR; 
however, you are advised that the lack of a specific response by the ALC to any 
draft provisions cannot in any way be construed as confirmation regarding the 
consistency of the submission with the ALCA, the regulations, or any decisions of 
the Commission.  
 
This response does not relieve the owner or occupier of the responsibility to 
comply with applicable Acts, regulations, bylaws of the local government, and 
decisions and orders of any person or body having jurisdiction over the land under 
an enactment. 
 
If you have any questions about the above comments, please contact the 
undersigned at 236-468-3278 or by e-mail at ALC.Referrals@gov.bc.ca. 
 
Yours truly, 
 

 
Nicole Mak, Regional Planner 
 
Enclosures:  Referral of Official Community Plan Recalibration amendment – 

2025 
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 Changes and Updates Board 
CC:    Ministry of Agriculture and Food – Attention: Reed Bailey 
 
46616m2 



 

 

 

August 28, 2025 
 
 
Jakub Lisowski 
Development Services 
Township of Esquimalt 
1229 Esquimalt Rd  
Esquimalt, BC V9A 3P1 
 
 
Re: Official Community Plan Recalibration Amendment – 2025 
 
 
Dear Jakub Lisowski, 
 
On behalf of the Urban Development Institute - Capital Region (UDI), thank you for the 
opportunity to review and provide comments on the Township of Esquimalt’s Official 
Community Plan (OCP) Recalibration Amendment - 2025. We appreciate the considerable 
effort invested by staff and Council in shaping policies that aim to balance livability, climate 
goals, and housing supply. 
 
After consultation with our members, we would like to share the following feedback for 
your consideration: 
 
1. Density and Building Viability 
 

 Density proposed for townhouse designations is insufficient to support feasible 
projects. Increased density is needed to ensure projects can move forward and 
meaningfully contribute to housing supply. 

 Requirements for building separation (24m above 6 storeys) are impractical and 
risk creating orphaned or un-developable lots. 

 Similarly, buildings below 14-16 storeys are rarely economically viable. The City of 
North Vancouver faced similar challenges and ultimately amended its policies to 
allow taller, more feasible forms. 
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2. Floorplate and Design Restrictions 
 

 Prescriptive controls on floorplates for buildings above 6 and 12 storeys mirror 
approaches used in City of Vancouver and City of Victoria, which are now being 
walked back due to their unintended impacts. 

 We recommend a more flexible, performance-based approach that encourages 
livability and design quality without constraining project viability. 

 
3. Alignment with Provincial Housing Targets 
 

 The Province’s SSMUH initiative requires municipalities to adopt meaningful 
changes to zoning, height, and setbacks. Limiting changes in these areas 
undermines the Township’s ability to achieve housing targets. 

 Building Code requirements, particularly around seismic provisions and 
accessibility, will further reduce achievable density and will increase over time. 
Recognition of these constraints in the OCP is important to maintain housing 
viability. Part 4 provisions are forcing developers to pass on opportunities as the 
building code will only allow the equivalent of four storeys on potential sites. 

 
4. Infrastructure and Zero Carbon Considerations 
 

 Province-wide electricity shortages make it difficult to guarantee zero-carbon 
readiness. The OCP should provide flexibility should energy supply challenges 
affect a project’s compliance. 

 
5. Development Permit Area Guidelines 
 

 Additional requirements such as bird-friendly glazing, while well-intentioned, create 
unnecessary cost burdens without direct benefit to housing supply. We 
recommend careful evaluation of new guidelines to avoid layering on additional red 
tape. 

 
6. CACs, ACCs, and Bonus Density 
 

 The interaction between CACs, ACCs, and bonus density expectations is a 
significant factor in project viability. Recent court decisions, such as in the 
Township of Langley, will provide clarity, but until then, placeholder language in 
the OCP should acknowledge these uncertainties. 

 We are also concerned with attempts to secure bonus density contributions at the 
development permit stage, which is more appropriately addressed through zoning. 
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August 29, 2025 

To: Bill Brown, Director of Planning 

 Jakub Lisowski, Planner 2 Policy 

West Bay Residents Association Comments re Esquimalt’s OCP Recalibration 

Thank you for the opportunity to provide input into the development of the Township’s OCP 
recalibration.   

Our input is based on the OJicial Community Plan/2025 Update provided on the Township 
Website regarding proposed changes, draft policies and guidelines as well as  on the 
information provided by you in your July 8th letter to the West Bay Residents Association 
(WBRA), in which you requested our feedback/comments. 

It is understood that this is a recalibration of the OCP to ensure compliance with 
government requirements, reduce redundancies, incorporate missing information and 
incorporate some general housekeeping amendments.  As such, in the format provided, it 
was diJicult at times to figure out where the new proposed policies/guidelines would be 
situated in the OCP and which, if any, of the current policies/guidelines in the OCP, may 
change or be deleted.  

The following comments are based on the 11 page “We Want To Hear From You!” OAicial 
Community Plan/2025 Update document: 

Pg 7 – NEW HOUSING TERMS: 

Under Definition of “Extreme core housing need, and Persons experiencing homelessness” 
draft policy.  “Encourage the provision of aJordable housing by the private market and the 
nonprofit housing sector.”  This is already the first policy under 5.4 AJordable Housing on 
pg. 28 of the current OCP.  We expect that you will be retaining this policy including the two 
sentences that follow: “Partnerships between private, public or non-market housing 
providers may be supported.  These might include innovative approaches such as limited 
equity, rent to own, co-op, mixed market and non-market projects”.  We suggest the 
wording could be more forceful. For example, “Partnerships between private, public or non-
market housing providers are encouraged.” 

Under “Suppressed household formation and additional local demand”: Will the draft OCP 
policy “Support the development of a variety of housing types and designs to meet the 
anticipated housing needs of residents” be another separate policy under 5.4 of the current 
OCP? 

Pg 8 - SSMFH 

It is understood that there will be a new Schedule A-2 Overlay Map re SSMFH added in the 
OJicial Community Plan: Maps section.  However, wondering where (what section) the 
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information defining SSMFH and features of SSMFH zoning, as well as the draft policy and 
guidelines, etc., will be located in the OCP.  Will it be in addition to 5.2 Low Density 
Residential Redevelopment on pg. 26 of the OCP or will it replace it? 

We would like to see the policies/guidelines of SSMFH include parking requirements and 
ensure that parking or lack of parking does not result in on-street parking, which is already 
at a premium in some locations? 

There was a time in the past when discussion was underway to limit the space built upon a 
lot, in order to ensure water permeability.  What consideration is being given to water 
permeability with the new SSMFH policies/guidelines?  

We suggest that consideration be given to providing guidelines regarding the type of 
building design to ensure that new SSMFH dwellings look like individual townhouses/units 
that fit in with the look and character of the existing neighbourhood?   For example, could 
guidelines be introduced that would discourage what looks like three-storey apartment 
buildings, similar to the new development on Wollaston. 

We would like to see a policy in the SSMFH section requiring/ensuring the protection of 
existing permit-sized trees on properties scheduled to be developed. 

Pg 9 HIGHER DENSITY HOUSING 

Lower parking requirements (and no parking requirement in some instances) are becoming 
more of the norm.  Is there a policy or guideline option that ensures that a project’s parking 
needs will not be met by on-street parking nor will the project’s reduction in parking unduly 
aJect other land uses in high density areas. 

Excellent inclusion of the definition “What is Floor Area Ratio (FAR)? 

Regarding the Townhouses draft policy: “Support density bonuses in exchange for 
amenities such as parks, open space, and aJordable housing”.  The SSMFH is multiplying 
density 3, 4, and 6 times what has been permitted in an area in the past.  Additional density 
in exchange for some amenities may be appropriate for apartments and commercial 
building locations, etc., but is not appropriate for what is now SSMFH zones.   

Guideline: “Townhouse buildings should not exceed 40 meters in length”.  This needs to be 
reworded based on the size of the lot. 

Multi-unit Buildings 

Guideline: “Establish a maximum floor plate size of 750 m2 for tall buildings (over 12 floors 
in height) to maximize light and ventilation for residents”.  Enquiring how this can be 
included in the recalibration when we do not have any current land use/zoning designation 
that allow for buildings over 12 floors?  We understand the building height conversation will 
take place as part of the upcoming full OCP review/development next year.  This inclusion 
at this time makes the reader think that development proposals over 12 storeys are an 
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acceptable proposal even when they do not align with existing land use/zoning 
designations.  

Commercial and Commercial Mixed-Use Buildings 

It is expected that the current OCP Policy “In Commercial mixed-use areas, buildings with a 
floor area ratio of up to 3.0 for the residential portion of the building may be acceptable” 
will be retained and that the proposed draft policy “Limit the height of commercial and 
commercial mixed-use buildings to 12 storeys” is added. 

Pg 11 - ENVIRONMENTAL STEWARDSHIP 

In your July 8th letter asking for feedback, the form under Variable “DPA Guideline 
Exemptions” and under Notes says to “Add exemptions to DPA guidelines as identified in 
the Zoning Bylaw”.  What are these exemption additions/changes?   

Natural Environment:  It is not clear what, if anything, is going to be removed in the existing 
OCP in guideline “Simplifying guidelines by removing duplicated language”. 

New DPA Guidelines “Protect, restore and enhance local shorelines (Green Shores for 
Homes).  It would be helpful to include a link to the BC program. 

We are happy to see new Guideline: “Protect birds from collisions with windows by 
improving building design”.  

We strongly recommend the inclusion of the following as a new policy: “Protect, restore 
and enhance the urban tree canopy”.  While there is info in the OCP in the section on 
biodiversity and mention of the benefits of trees, there needs to be a specific policy that 
puts a priority on protecting and enhancing the current tree canopy.  This is especially 
important as we plan for the density that is to come. 

We recommend the inclusion of a policy encouraging the planting of native, pollinator and 
habitat species. 

Energy and Water Conservation and Greenhouse Gas Reduction 

Guidelines:  the two guidelines, both starting with “Allow space for large trees…” should be 
changed to “Ensure space for large trees”.  Too often we have seen examples of where 
developers have endeavoured to protect large trees in their development only to find that 
the space provided was not adequate and the tree has died. 

Revise guideline: “Plant a variety of landscaping in front yards, beside sidewalks that 
provide shaded areas. 
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Jakub Lisowski

From: James Davison <James.Davison@esquimalt.ca>
Sent: July-28-25 9:32 AM
To: Jakub Lisowski
Subject: Fw: OCP update: SSMHU bylaw - design guidelines

 
 
James Davison, RPP, MCIP 
Manager, Development Services 
Township of Esquimalt | Development Services 
Tel: 1-250-414-7148 | www.esquimalt.ca 

This message is intended only for the designated recipients and may contain information that is 
privileged, confidential, or exempt from disclosure under applicable law. If you are not the intended 
recipient or acting on their behalf, please notify the sender immediately and delete this e-mail from 
your system. Please consider the environment before printing this email. 

 

 

From:  
Sent: July 27, 2025 3:47 PM 
To: Development Services General Delivery <Development.Services@esquimalt.ca> 
Cc: Council <Council@esquimalt.ca>; James Davison <James.Davison@esquimalt.ca>; Bill Brown 
<bill.brown@esquimalt.ca> 
Subject: OCP update: SSMHU bylaw - design guidelines  
  
CAUTION: This email originated from outside of the Township of Esquimalt Network. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 

 
Hi folks (copy to council and James and Bill), 
  
I’m resending the email below to be considered with your OCP update. I’d also like to provide comment 
on the draft OCP policy and draft DPA guidelines related to SSMFH:  
  
On the new draft policy that SSMFH “should mitigate neighbourhood impacts,” I’d like to point out that 
this is incredibly broad and highly subjective language and should not be introduced into Esquimalt’s 
Official Community Plan. If applied as worded, your planners “should” say no to any homes proposed 
under your bylaw (even though they probably can’t), as all multifamily homes allowed by right under your 
bylaw will have impacts that can’t be mitigated (how do you mitigate the impact of more kids?) and 
vague language like this will simply lead to disagreements between builders, neighbours and planners as 
these homes are being proposed and maybe one day built. On top of this, this type of language 
continues to reinforce that multifamily housing is a net negative to your municipality that needs to be 
“mitigated.” 
  
Secondly, your DPA guidelines conflict on each other and introduce additional vague requirements. New 
SSMFH homes “should be designed to protect the privacy of neighbouring homes” but they also “should 
be designed to ensure liveability of dwelling units.” Liveable homes and bedrooms need windows, and 
designing any houseplex or row home with family sized homes based on what the bylaw allows will mean 
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windows will overlook neighbouring homes (just as those homes’ windows overlook any subject 
property). You can not properly mitigate the impact of those windows without negatively effecting the 
liveability of these homes. Neither of my Colville or Craigflower buildings “protect the privacy of 
neighbouring homes.” They minimize the impact somewhat, but the balconies have some overlook and 
the bedrooms and living rooms need natural light (and should take advantage of the double window wall 
for light refraction to actually ensure liveability of these dwelling units).  
  

 
  
Thanks for considering my comments. 
  
Ryan Jabs 

 
  
  
From: Ryan Jabs  
Sent: May 15, 2024 10:21 AM 
To: james.davison@esquimalt.ca; bill.brown@esquimalt.ca 
Cc: mayorandcouncil@esquimalt.ca 
Subject: SSMHU bylaw - design guidelines 
  
Hi James and Bill (and CC to council for context), 
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I want to start by thanking you for all the work you’ve done to comply with the provincial legislation. It’s obviously a 
ton of work juggling municipal goals and meeting the provincial laws and a number of grey areas that you’re 
navigating (as evidenced by Monday’s discussion on sixplexes). I haven’t commented to this point, but I wanted to 
provide a bit of feedback as you’re finalizing the proposed bylaw. Specifically, I believe there are a number of 
issues with including design requirements in the bylaw.  
  
I am always wary of design guidelines or requirements, as they are typically subjective and usually depend on the 
interpretation of the individual planner, who is assigned to the project. In many municipalities, design guidelines 
and requirements have been written to stop housing – or at the very least delay it – intentionally or not, which is 
why the province included this on page 35 of the policy manual:  
  

 
  
And this on page 48:  
  

 
  
As I read Esquimalt’s proposed bylaw, I’m not sure whether I could make a houseplex work with all of the 
conflicting requirements for parking, open space, private space, overlook, privacy, window placement, roof line 
variation, setbacks, etc – and I’m certain I couldn’t propose a building under those design requirements that could 
be built to a net zero standard, which the province will require by 2032. Even if they are considered voluntarily, the 
guidelines in the bylaw will unreasonably restrict the intent of the SSMUH legislation by creating uncertainty 
amongst potential builders who interpret them like me. 
  
At minimum, the use of the term “should” or “shall” should be removed from the guidelines as Esquimalt planning 
has, in the past, interpreted “should/shalls” in the Official Community Plan as musts, and it led to a poorer 
outcome, a slightly delayed project and added a fair amount of additional design costs. As an example, my 
Colville sixplex had initially been designed to have the bike room in the middle of the building, buffering the two 
homes on the first floor. However, the OCP says this (as design guidelines written at the time didn’t imagine a 
stacked townhouse):  
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Planning interpreted the “shall” as a must and forced me to redesign the lower level to move the bike room into 
the corner of the building and put a bedroom wall of one of the lower units against the living room wall of another 
home in order to meet the 50 % requirement. It was a worse design for livability, structurally and it added costs 
and delays to my project. This may no longer be planning’s interpretation of shalls/shoulds but planners change 
over time and requirements that are subjective or open to interpretation create issues with building housing. And 
as noted above, the design guidelines in the proposed bylaw, taken together, won’t allow much or anything to be 
built.  
  
Finally, I think it’s important to note that the other issue with these design guidelines is that they’ll significantly 
restrict a building’s footprint beyond the intent of the provincial legislation, which will reduce or eliminate family-
sized homes in these buildings – which ultimately is one of the goals of the Township and in allowing townhouses 
to be built more easily and more quickly.  
  
I know this task isn’t easy, and many of the guidelines seek to reduce conflict and improve residents’ experience, 
so I submit these comments for consideration and understand that you are under a time crunch to get a bylaw in 
place by the end of June.  
  
Feel free to give me a call or send me an email if you’d like to discuss. 
  
Thank you, 
  
Ryan Jabs | President, Community Builder  

  

 
  







































July 28, 2025 Public Open House Comment Board 

 
 
Transcription of comments: 

1.​ Density - I support the concept of filling the “empty middle” with some townhouses, 
semis and maybe six-plexes. Beyond that, I’m concerned that higher density condos 
require firm to assist in their management and question if there are enough to meet the 
demand for their services. Provincial assistant, if required is very slow and inefficient.   

2.​ Density issue of parking, sufficient for tenants. Where a single-family lot may have had 1 
- 2 autos, a sixplex might need six. Just hate to see the street lined with so many cars, 
considering the EV mandate, etc. 

3.​ Good to see Esquimalt Road evolving into a corridor of mixed uses, including the civic 
area. Anyway, there’s much transition underway to be considered. 

4.​ Save the tree at 1114 Munro St. 
5.​ Concerned about future traffic problems - Esquimalt - Bay, Bridge and Fort Bridge. 

Already traffic jams. 
6.​ Concerned about 10+ buildings: fire evacuation - access for fire department during 

stress periods. 
7.​ Need more businesses in Esquimalt. 
8.​ Preserve green space! 



9.​ Allow for individual site amendments based on site geology and area activities. 
10.​Consider density bonusing for affordable housing developments. Consider fast track 

options like Saanich and Vic have done for affordable housing. 
11.​Townhome designation should have a higher density, 1.0+. I am happy with the towers 

coming in. 
12.​Height limits for both commercial as well as solely residential need to be firm and limited 

to 12 storeys. 
13.​Townhome density should be increased to 1.0 FAR to ensure viability for more 

properties. Policy around 24 m building separation and maximum floor plats of 750 m2 
for buildings over 6 storeys is restrictive, does not consider seismic and other practical 
implications. 

14.​I absolutely hate the boxes you have placed on lower Constance. Very inconvenient. 
15.​Love the Farmer’s Market. Free and subsidized physical activity in the parks. 
16.​The mixed-use height restrictions of 12 storeys is completely absurd. The new minimum 

should include up to 30 storeys. Very careful planning could certainly make this happen. 
17.​Co-living options? Co-op options? 
18.​In anticipation of increased density, need to expand public greenspace. Look to DND 

land adjacent to McCauley for potential to expand public greenspace in future. 
19.​Please take care over the design of these new buildings. Some of them look like Soviet 

blocks - very little design features. 
 
 

 



July 31, 2025 Farmer’s Market Comment Board 

 
 
Transcription of comments: 
 

1.​ Appreciate the Township bringing on more/denser housing options as more young 
people + families move here. 

2.​ More co-op housing + more rec centre/pool amenities or at least more parking at current 
rec centre. Thanks for asking. 

3.​ More duck ponds please - a duck lover. 
4.​ Research shows that 8 storeys or lower = more sense of community. 
5.​ Low rise 4-6 storeys max. 
6.​ Build all the housing. Be creative + bold. Esquimalt is its people. 
7.​ The province should work with Federal government to have housing on DND lands. 
8.​ Would be happy to see more low-barrier housing (overnight shelters?) eventually 

brought online in our beautiful community. 
9.​ Widen the streets instead of narrowing them. 
10.​I support densification but feel there should be more oversight of developers - Impact on 

bike lanes. 
11.​More trees especially on boulevards where people walk. 



12.​I support density - especially affordable rental units. 
13.​How can we ensure trees are our natural resources for the long term? 
14.​Please keep existing affordable housing - it seems affordable units are being demolished 

for high rises - displacing our vulnerable population, seniors etc. 
15.​Please keep the nature of our community into consideration. Densification is ok but 

please keep it reasonable. 
16.​Outdoor pool. 
17.​Please stop hosting Rib Fest (for the environment). 
18.​Development cost charges are good! 
19.​We have built a lot of necessary housing but haven’t built the other amenities to 

accommodate all those people. 
20.​More pools. 

 
 
 













REFERRER URL Visits

www.esquimalt.ca 88

www.google.com 70

m.facebook.com 17

android-app 13

www.bing.com 11

l.facebook.com 8

lm.facebook.com 8

www.google.ca 4

mail.google.com 3

secure.campaigner.com 3

www.facebook.com 3

www.linkedin.com 3

duckduckgo.com 1

newsletter.capitaldaily.ca 1

www.ecosia.org 1
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