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MDI worked with the Town of Qualicum Beach to draft  guidelines for 
managing rain water runoff  in local  development projects. The Town of 
Qualicum Beach Green Laneways project evolved out of a curiosity over 
whether largely undeveloped and treed laneways could do more than 
simply provide lot access for parking or municipal services. 

The objecti ves of the guidelines were to protect watercourses, to 
reduce the need for heavy infrastructure upgrades, and to protect 
existi ng municipal drainage works.   Our project team developed 
schemati c designs for public and private lands that integrate rain water 
management faciliti es alongside pedestrian circulati on, bicycle lanes, 
vehicle access, parking and typical infrastructure.

The guidelines assist land developers in planning and designing 
development projects, in the Town of Qualicum Beach, to manage rain 
water runoff  using on-site Low Impact Development Practi ces and/or 
suitable Rain Water Best Management Practi ces (BMPs). 
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1.0 Introduction & Planning Context   

The Eagles Nest site is located at the corner of Helmcken Road and Burnside 
Road West, in the Town of View Royal’s ‘Northern Gateway’ area of the Hospital 
Neighbourhood.  The site is designated in the Official Community Plan (OCP) for 
mixed residential development up to 1.6 Floor Space Ratio (FSR).  With its close 
proximity to local shops, services and amenities at Eagle Creek Village and the 
regional employment centre of Victoria General Hospital, the site is well suited to 
redevelopment with multiple-residential development.

The planning framework within the OCP supports development of the Eagles Nest 
site and this section of the document summarizes the key planning policies and 
rationale. The proposed  mixed-residential development is at a density below the 
maximum allowed in the OCP, but at a level that makes best use of land designated 
for mixed-residential development and that is required to ensure viability of the 
project.  

In additional to providing much needed new housing that can support the viability 
of the mixed-use Hospital Neighbourhood, the Eagles Nest project will also be 
providing a Community Amenity Contribution that could fund additional important 
public amenities.

Development of this site will result in the contribution of approximately $850,000 
to the Town of View Royal as a Community Amenity Contribution, and an additional 
$2.5 million in rezoning, DCC, building permit fees and off-site improvements.  The 
Community Amenity Contribution funds could be used for a variety of amenities that 
serve the View Royal community as a whole.  

Some ideas we have heard so far include:

• Playground improvements at Chancellor Park 
• Pickle Ball Courts at Helmcken Centennial Park
• New fire truck
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Development Drivers & Objectives

Regional housing crisis

Replace aging housing stock

Help implement the Official Community Plan

Climate action and better use of land

Demand for walkable, attractive neighbourhoods

Celebrate the gateway to View Royal

Regional traffic congestion

Local traffic movements

Sensitive, thoughtful infill development

Respect neighbours during construction

Viable development 

..................................................................................

..................................................................................

..................................................................................

Create more housing choices within growth centre

Build new, and support existing tenants to relocate

Site is designated for higher density housing 

Locate new housing near where people work, shop and play

Design for pedestrians, and to contribute to a sense of place

Create a gateway feature at the corner

Support compact growth and alternative transportation modes

Design access and vehicle circulation patterns to maximize function

Consider setbacks, screening, and landscaping along edges

Implement a construction management plan

Achieve density required to deliver project and amenities

..................................................................................

..................................................................................

..................................................................................

How?
Strive to achieve objectives through a collaborative 
and iterative design process, including community 
input while balancing multiple interests.
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Current Site Conditions
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Cycling
Regional
Park Trail to 2501
Urban Containment Boundary
Properties

Current Conditions:
• 3.41 acre (13,800 m2) site, 4 legal lots
• 4 detached residential units
• 12-unit apartment building (Robilee Apartments)

Tenant Support:
The project will exceed the requirements of the BC Residential Tenancy Act to help 
support existing tenants in their relocation.

Up to 5 years 3 months 2 months 2 months 4 months
Between 5-10 years 4 months 3 months 3 months 5 months
over 10 years 5 months 4 months 4 months 6 months
over 20 years 6 months 6 months 6 months 8 months

Moving Expenses
Bachelor and One Bedroom 500.00$            750.00$            750.00$            1,000.00$        
Two or more bedrooms 750.00$            1,000.00$        1,000.00$        1,250.00$        

Notice for Termination 4 months 4 months 4 months 4 months

Eligibility in all cases minimum 1 year prior to rezoning application

Exclusions in all cases single family homes, duplexes, condos, secondary suites

Compensation for length of 
tenancy

BC Residential 
Tenancy Act

City of Victoria
City of 

Vancouver
Eagles Nest

Up to 5 years 3 months 2 months 2 months 4 months
Between 5-10 years 4 months 3 months 3 months 5 months
over 10 years 5 months 4 months 4 months 6 months
over 20 years 6 months 6 months 6 months 8 months

Moving Expenses
Bachelor and One Bedroom 500.00$            750.00$            750.00$            1,000.00$        
Two or more bedrooms 750.00$            1,000.00$        1,000.00$        1,250.00$        

Notice for Termination 4 months 4 months 4 months 4 months

Eligibility in all cases minimum 1 year prior to rezoning application

Exclusions in all cases single family homes, duplexes, condos, secondary suites

Compensation for length of 
tenancy

BC Residential 
Tenancy Act

City of Victoria
City of 

Vancouver
Eagles Nest
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Site Context
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Regional
Park Trail 2501-15000
Settlement Concept

Metropolitan Centre

Subregional Node

Node

Urban Containment Boundary
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Settlement Concept
Metropolitan Centre

Subregional Node

Node

Urban Containment Boundary

Neighbourhood Context:
• ‘Northern Gateway’ area of the Hospital Neighbourhood
• Directly adjacent to existing multiple-unit residential to the west (Hidden Oaks 

townhouses).
• Multi-unit residential and detached residential uses to the south.
• Within the Urban Containment Boundary, with Agricultural Land Reserve (ALR) 

lands to the north and east.
• Close proximity to local shops, services and amenities at Eagle Creek Village.

Regional Context:
• Adjacent to regional draw of Victoria General Hospital, and identified regional 

‘Node’.
• Close proximity to Galloping Goose Regional Trail.
• Affected by regional commuter traffic.

Victoria
General 
Hospital

Eagle
Creek 
Village

Trans Canada Highway
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Planning Framework

St
ew

ar
t A

ve
nu

e

Helm
ck

en
 R

oa
d

Be
ss

bo
ro

ug
h 

Av
en

ue

Pallisier Avenue

View Royal Avenue

Je
db

ur
gh

 P
lac

e

Island Highway

Bu
rn

et
t R

oa
d

Bishan Place

Pheasant Lane

Bu
rn

et
t R

oa
d

Pa
dd

oc
k P

lac
e

Ad
am

s 
P

la
ce

Edw
ard's Estate Rd

At
ki

ns
 R

oa
d

St. G
iles S

tre
et

Stoneridge Drive

St
ew

ar
t A

ve
nu

e

Kerwood Street

Be
au

m
on

t A
ve

nu
e

View Royal Avenue

Watkiss Way

Phyllis Drive

Bur
ns

ide
 R

oa
d W

es
t

Presley Place

West Park Lane

C
hi

lc
o 

Ro

ad

Jedburgh Road

Swordfern
Road

Woodpecker
Pl

Ba
mfor

d C
ou

rt

Woodville     Place

Pe
ar

ce
 P

lac

e

Knollwood Road

Kn
oll

wo
od

 R
oa

d

No
rq

ua
y R

oa
d

Ta
lco

tt Road

Galloping Goose Trail (CRD)

Gam
e 

Ro
ad

Erskine Lane

Watkiss Way

Newstead Cr

Ev
el

yn
 H

eig

hts

Ev
ely

n 
He

ig
ht

s

Bickerton Ct

Creed Road

Cr
ee

d P
lace

M
ag

nu
m Place

Watkiss Way

TRANS CANADA HIGHWAY

Highbank R
oad

Prince Robert Drive

Nia Lane

M
ar

garet Lane

Gibr
alt

ar 
Bay Drive

He
dd

le 
Av

en
ue

Gibraltar Bay D
rive

G
ibraltar Bay Drive

Dr
ag

on
 L

an
e

Flury 
Heig

ht
s

Valley View
 P

la
ce

Doro
thy

 L
an

e Marler D
rive

Marler Drive

Watkiss Way

H
ighland R

oad

Highland R
oad

Chalmers 
Court

Meadow Vale D
rive

Riverside Drive

Park Ridge Place

Ridgeview   Rise

Highland R
oad

Brydon Road

Atkins Road

Price R
oad

Woodv
ille

 P
l

W
oo

db
ine

 C
ou

rt

Prince Robert Drive

Be
au

m
on

t A
ve

nu
e

Ad
kin

 Place

Dukrill Road

St. Giles Street

C
hancellor Avenue

Chelte
nham Stre

et

St. G
ile

s S

tre
et

Isla
nd Highway

Governor's Point Road

Ad
m

ira
ls

 R
oa

d

Palmer

Talcott Road

Bu
dd

y R
oa

d

Price Bay Ln

Isl
an

d H
igh

way

Cahilty Lane

Lund Road

Lund Road

Tunnel
(Closed)

Six M
ile Road Nursery Hill Drive

Haage
ns

en
 C

ou
rt

Lund R
oad

Prince Robert Lane

G
lentana R

oad

View Royal Avenue

Tovey Crescent To
ve

y C
re

sc
en

t

View Royal Avenue

View Royal Avenue

Nursery Hill Drive

Jalan Place

D
am

on
 D

riv
e

At
ki

ns
 R

oa
d

Atkins Road

Chilco Ridge Place

Parsons Road Mills Cove

Anya Lane

D
em

os
 P

lac
e

Ethos Pl

Be
ss

bo
ro

ug
h 

C
l

Richards
Island

G
al

lo
pi

ng
 G

oo
se

 T
ra

il (
CR

D)

Galloping Goose Trail (CRD)

Stat
io

n

Palm
er

Station

Be
ss

bo
rough Avenue

Pallisier Avenue

Pl
ow

rig
ht

 R
oa

d

View Royal Avenue

Vi
ew

 R
oy

al
 A

ve
nu

eFenton Road

Fe
nt

on
 P

la
ce

Anya Court

G
ai

r R
d

(View Royal
Avenue)

Cole
Island

Ca
m

as
 L

an
e

Atkins Rd

Lighthous e Lane

Island Highway

Abinger Pl

Bria
n P

lac
e

Anya Lane

TRANS CANADA HIGHWAY

Thetis Vale C
rescent

Island Highway

Amber Pl

Fa
ls

ta
ff 

Pl
ac

e

Glentana Road Ad
m

ira
ls 

Ro
ad

Aldersmith Place

Hallowell Road

Conard Stre
et

West Road

W
erra R

oad

Langvis
ta

 D
riv

e

Fagan Place

Little
 Road

Parsons
Bridge

G
lenairlie Drive

Su
za

nn
e 

Pl
ac

e

Glenairlie Drive

Ar
de

nl
ea

 P
LSt
or

m
on

t R
oa

d

Rudyard Road

Helmcken Road

Garrin
gton 

Pl
ac

e

Ne
ws

te
ad

 C
r

St
on

er
id

ge
 D

riv
e

St
on

er
id

ge
 P

la
ce

Stoneridge Drive

Stoneridge C
lose

Meadow Park Lane

Fr
an

cis
 V

iew
 D

riv
e

Ka
mi Court

Hart Road

Ll
oy

d 
Pl

ac
e

C
oo

pe
r R

oa
d

Drive

Seahaven Terrace

Is
la

nd
 H

ig
hw

ay

W
ilfert Road

W
ilfe

rt R
oad

At
kin

s 
R

oa
d

M
y r

a 

Place

M
yr

a 
P

la
ce

D
e 

G
ou

tie
re

 P
lac

e

Chilco Road

Ch
ilc

o 
Ro

ad

Carly Lane
Kaleigh Lane

Newcastle Court

Ch
ilc

o R
oad

Brigadoon
Place

Island Highway

Shoreline D
rive

C
ra

ig
ow

an
 R

oa
d

Middle Road

Ar
al

 S
tre

et

Ra
nk

in

Poll
y P

l

Ba
ile

y P
lac

e

Caton Place

Midwood Road

G
ul

l R
oa

d

Helmcken Road

Micasa Place

Alexis Place

Helm
ck

en
 R

oa
d

Parkcrest  Drive

Vi
ew

cr
es

t D
riv

e

Channery Place

Le
vi

st
a 

Pl
ac

e

Vickery Road H
el

m
ck

en
 R

oa
d

St. G
ile

s S
tre

et
Stillwater Road

Lo
wlan

d R
oa

d

Kingham
 Place

Tidewater Rd

Kingham
 Place

Kingham
 Place

C
ra

ne
 P

la
ce

Quincy 
Stre

et

C
hancellor Avenue

Helmcken Road

C
am

den Avenue

Con
ard

 Stre
et

Quincy 
Stre

et

Ea
to

n 
Av

en
ue

C
am

den Avenue

Galloping Goose Trail (CRD)

Stancil 
Lane

Ta
w

ny
 P

l

Burnside Road West

H
ig

h 
St

re
et

Hobbit Lane

Shadow Ridge Pl

High Street

Burnside R
oad W

est

H
ol

la
nd

 A
ve

nu
e

He
lm

ck
en

 R
oa

d

Watkiss W
ay

Hospital Way

Noe
l P

la
ce

Se
ab

ird
 P

la
ce

Werra
Landing

Thomas
Park Drive

Werra Road

W
hi

te
 P

In
e 

R
oa

d

TRANS CANADA HIGHWAY

Eltham Road

Pheasant Lane

Six Mile Road

Island Highway

Kislingbury Lane

Chief Robert Sam Lane

Cooper Road

Lekwammen Drive

King
sv

iew
 Ridg

e

Helmcken Road / TCH Exit 8 Onramp

Helmcken Road / TCH Exit 8 Offramp

Helmcken Road / TCH Exit 8 Offramp

Helmcken Road / TCH Exit 8 Onramp

Burnside Rd W / TCH Exit 10 Offramp

Colwood Exit 10 Offramp

TCH Exit 10 Onramp

Burnside Road West

Six Mile Rd Offramp

Onramp

TCH Exit 11

Lloyd Place

C
rystalview

 D
rive

Ta
nz

an
ite

 D
riv

e

TCH Exit 11 Offramp

Onramp

Island Hwy

Th
un

de
rb

ird
 L

an
e

C
ountry Terrace

Tr
av

er
se

 T
er

ra
ce

Treebank Road West

Ph
illio

n Place

Yarrow Place

Craigflower Road

W
at

kis
s W

ayHospital W
ay

Helmcken Road

TRANS CANADA HIGHWAY

Gall
op

ing
 G

oo
se

 Tr
ail

Galloping Goose Trail (CRD)

Bu
rn

si
de

 R
oa

d 
W

es
t

Admira
ls R

oad
Gorge Road

Burnside Road West

Atki
ns

 R
oa

d

Galloping G

oo
se

Casey Place

Massey Place

Craigflower
Bridge

H
ighland R

oad

Jedstone Place

Craigflower Road

Is
la

nd
 H

ig
hw

ay

Watkiss Way

St
re

et

Tr
en

ch
ard

 P
lac

e

Sa
ch

ik
o 

C
ou

rt

Lu
nd

 R
oa

d

Tuzo Court

Pitt Place

P

P

P

CF

P

CF

P

C

R

R

CF

R

R

C

R

C

R

P

R

R

R

P

M-R

P

P

RU

P

C

R

R

IMU

R

R

R

P

R-L

R

M-R

C

CF

P

R

R

P

R-L

R

R

R

R

P

R

R

M-R

CF

R

R

P

R

R

R

C

R

M-R

R

NMU

R

P

R

R

CF

R

R

R-L

P

R

M-R

R

R

R

R

CF

NMU

IMU

R-L

R

C

R

R-L

CF

R

R

R

R

P

IMU

M-R

R

R

R

P

R

R-L

R

R

R

R-L

R

R-L

CF

M-R

R

CF

R

R

RU

M-R

R

C

P

R

R

R

M-R

R

R-L

IMU

M-RP

P

P

R

M-R

R

P

R-L

R

R

R

R

R

R-L

R

C

R

R

P

R

R-L

R

CF

R

R

R

R-L

R

R

P
R

M-R

R

R

R

R-L

R

R

P

C

R

M-R

CF

M-R

P

R-L

R

M-R

CF

M-R

R

P

R-L

M-R

P

R

M-R

R

P

R-L

R

M-R

P

M-R

R-L

M-R

NMU

R-L

R

RU

P

R

R
R-L

M-R

R

CF

R-L

M-R

P CF

P

NMU

CF

R-L

M-R

C

NMU

M-R

P

R

R

NMU
P

R

R

R

R

R-L

M-R

M-R

R-L

R-L

R

M-R

P

M-R

R

R-L

M-R

R

R-L

R

M-R

M-R

P

R

R-L

R-L

M-R

NMU

R-L

M-R

R

M-R

P

P

M-R

NMU

M-R

R

M-R

M-R
R

M-R

R

P

P

R-L

R-L

CF

P

M-R

R-L

R-L

M-R

NMU

M-R

M-R

P

R

P

NMU

R

P

R

M-R

R

R-L

P

CF

R-L

P

P

P

R-L

P
NMU

R

M-RP

M-R

P

CF

P

P

CFCF

P

P

CF

P

P

P

P

R

P

P

P

CF

P
P

C

R

CF

M-R

NMU

CF

P

P

P

R-L

P

P

P

NMU

R

M-R

P

R-L

P

P

P

P

P

P

R-L

H
ighlan d R

oad

Barker R
oa

d

Barker Road

Westoby Road

 Bate
Road

Thanet R
oad

Barker Road

H
erbate R

oad

RU

P

P

RU

RU

0 125 250 375 50062.5
Meters

Rural (RU) Agriculture, recreation and large lot residential, up to 2 storeys, 1 unit per 10 hectares

Large Lot Residential (R-L) Detached homes, large lots and yards, up to 2.5 storeys

Residential (R) Predominantly detached houses and townhouses, up to 2.5 storeys, maximum FSR 0.6 permitted for appropriate infill

Mixed Residential (M-R) Small lot detached houses, townhouses and low-rise apartments, up to 3 storeys/1.25 FSR permitted, 4 storeys/1.6 FSR permitted for apartment dwellings

Commercial (C) Retail, office, technology and service commercial, up to 4 storeys, 2.5 FSR permitted

Neighbourhood Mixed Use (NMU) Commercial with townhouses and low-rise apartments, up to 3 storeys, 1.5 FSR permitted

Intensive Mixed Use (IMU) Commercial with townhouses and low-rise apartments, up to 3 storeys, 1.5 FSR permitted

Community Facility (CF) Government buildings and publicly owned facilities, including schools, community centres

Park (P) Local and regional parks and trails, protected natural areas and open space

Survey Parcels

Water

Municipal Boundaries

Urban Growth Boundary

Regional Pathway

Official Community Plan Schedule L
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THETIS HIGHLANDS INSET MAP
Scale: 1:10,000 (at 36" x 48")

The boundaries shown on this map
are intended to be approximate.
Minor changes will be permitted
without amendments to this plan.
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View Royal Official Community Plan
• Designated as M-R: Mixed Residential.
• Allows small lot detached houses, townhouses and low-rise apartments up to 3 

storeys and 1.25 FSR, and up to 4 storeys and 1.6 FSR for apartment dwellings.
• Regulated by the Mixed Residential Form and Character Development Permit 

Area.
• Strategically-located around regional node (VGH) and local services.

New Housing in the Right Place
Development of single detached dwellings on small lots, new duplexes, townhouses 
and low-rise apartments in new and established neighbourhoods provides a variety 
of housing types, styles and costs. 

This variety ensures people of different ages, income levels and stage of life can find 
homes in View Royal. Small lot infill and multi-unit housing also serves to:

• Transition between single detached housing and areas of higher density;
• Maintain character of existing neighbourhoods while accommodating population 

growth; 
• Incrementally replace aging housing stock; and
• Efficiently use land in an unobtrusive manner.

View Royal has set strong goals for shaping new growth and change. 

“View Royal recognizes the impacts of climate change, and is responding by actively promoting 
energy-efficient, sustainable development, and environmental protection. Well-designed compact 

housing ensures choice, affordability and better use of land. Infill and redevelopment near 
neighbourhood centres and transit corridors provides jobs and services closer to where people live – 

minimizing the need for commuting, and creating pedestrian-friendly streets
and destinations.”  

- excerpt from View Royal OCP Vision Statement
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Regional & Local Traffic

Regional Transportation & Traffic
• Helmcken Road is a vital connection for View Royal and the region providing 

access to educational and employment facilities such as Camosun College and 
Victoria General Hospital as well as direct access to Highway 1. 

• Helmcken Road is also an important link for those who conduct business and 
travel between the Western Communities and the Saanich Peninsula. 

• Helmcken Road near the site sees approximately 12,000 vehicles per day which 
is consistent with its function and classification as an arterial road. 

• Burnside Road is an important connection for View Royal that provides access to 
residential neighbourhoods, a community center, parks and District of Saanich. 

• Burnside Road parallels Highway 1 between Interurban Road and Helmcken 
Road and is used by some commuters as an alternative route to Highway 1, 
resulting in congested conditions during the AM and PM peak hours. 

Local Transportation & Traffic
• Current traffic operations on Helmcken Road and Burnside Road near the site, 

particularly during the PM peak hour, are congested westbound on Helmcken 
Road from Watkiss Way to Wilkinson Road and northbound on Burnside Road 
from Helmcken Road to beyond High Street. 

• There is potential for congestion to improve on Helmcken Road and Burnside 
Road near the site following the completion of the McKenzie Interchange. 
However, the impacts that the McKenzie Interchange may have on these roads 
can only be quantified once its construction is complete. 

• New development should encourage alternate modes of transportation, 
including walking, cycling, car share and transit use.

Site Access

• The existing lots have access off of Helmcken Road and Burnside Road West.
• The most western property has a legal, shared access with the existing driveway 

for the Hidden Oaks townhouse development.
• The project is proposing to consolidate the access strategy to have only one 

access point, to be located off of Burnside Road West.
• This will provide access to the internal courtyard and underground parking 

garages.

Infill makes use of existing infrastructure and already disturbed 
land, reduces development pressure on natural areas, and can 

support increased walking, biking and transit use.

““The thrust of the plan is to provide additional capacity for alternative modes of transportation while 
making the existing road infrastructure work more effectively, but not at the expense of providing 

capacity for alternative modes of transportation. Rather, the Town has been consistently striving 
for a transportation network that reflects the desire of residents and businesses for increased travel 

choices. They see their roads as community resources for the benefit of all users and want to see 
additional infrastructure built to accommodate pedestrians as well as bicycle and transit users.”  

- excerpt from View Royal Transportation Master Plan
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Properties

Traffic Impact Assessment
WATT Consulting completed a Traffic Impact Assessment (TIA) for the project The 
following summarizes the key findings:

• Existing conditions at the Helmcken / Watkiss / Chancelor intersection indicate 
unstable conditions for the eastbound left turn movement during the AM 
peak and severe westbound queuing and delay that spills back ~1 km beyond 
Burnside Road during the PM peak.

• Existing conditions at the Helmcken / Burnside intersection indicate failing 
conditions for northbound and southbound movements on Burnside Rd during 
the AM peak and failing conditions for northbound movements on Burnside Rd 
during the PM peak.

• Site generated traffic will add one vehicle to the study area road network 
approximately every 45 seconds during the AM peak and every 35 seconds 
during the PM peak.

• Site generated traffic will have a negligible impact on traffic operations at the 
Helmcken / Watkiss / Chancelor and Helmcken / Burnside intersections at 
buildout (2023) and 10 years beyond buildout (2033).

• The site access will operate well 10 years beyond full buildout and does not 
require a northbound left turn lane.

• 
• Transportation Demand Management strategies may reduce the development’s 

impact on traffic operations at study area intersections.

• A sidewalk is recommended along the site’s frontage on Helmcken Road and 
Burnside Road West.

• The installation of bus bay on Helmcken Rd fronting the site should be discussed 
with BC Transit.

• Since December 2019 when the McKenzie / Highway 1 underpass was opened, 
media estimates indicate commute times between Langford and Victoria have 
been reduced 10 – 15 minutes. The McKenzie interchange project may in turn 
improve conditions on Helmcken Road and Burnside Road which should be 
reassessed once the interchange project is complete.

Transportation Planning
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2.0 Community Engagement & Site Planning   
 

The site was the subject of a previous Rezoning Application, originally submitted in 
2018 and withdrawn in 2019, to allow more community engagement and further site 
and technical analysis.  This new application builds upon the input received during 
the original application process, and has benefited from collaborative consultation 
with the immediate neighbours to bring about a renewed and refined site plan.

At its core, however, the application remains committed to implementing the goals 
and objectives of the OCP and realizing a contribution to the regional housing needs 
with a site design that is respectful and responsive to its neighbourhood context.

The development planning team hosted two workshops with neighbours in 
November and December of 2019.  The purpose of the workshops was to invite the 
immediate neighbours to participate in the planning process as the project reset and 
worked toward a new application.  The workshop sessions were designed to allow 
collaborative discussion and engagement around the site plan to gather input and 
ideas to help shape the proposed buildings.  A review of the View Royal planning 
policies for the site was shared, highlighting the community goal of achieving a 
greater variety of housing choice, affordability and better use of land.  The team 
listened to gather input on issues and opportunities to be addressed by the plan.

The topics of traffic, transportation, tree retention, privacy, and building heights and 
stepping were discussed at the workshops.  Input received during the first session in 
November informed refinement to the site plan, which was then brought forward for 
review and discussion at the second session in December.

A Community Meeting was scheduled to be hosted on January 15, 2020 to present 
the new plan and proposal prior to submission of this new Rezoning Application.  
Due to winter weather conditions, the Community Meeting had to be postponed, 
and is now scheduled for Monday, February 3, 2020.

The planning and design team believes the plan has been positively shaped by the 
community input and now better responds to a number of key issues raised.
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Site Plan Evolution with Community Input

OCTOBER 23, 2018

Community Meeting
+/- 70 attendees (52 signed-in)

What we heard:

Traffic
• concern about commuter traffic on Helmcken 

and capacity to accommodate proposed growth 
given regional traffic issues

• challenge getting in and out of residential 
driveways

• turnaround traffic into Hidden Oaks’ driveway

Building Height/Shadowing
• concern about potential overshadowing of 

Hidden Oaks townhouses
• question about the building massing/presence 

at the corner

Density
• some concern about density, particularly relative 

to traffic impacts

Streetscape
• questions about streetscape design - sidewalks?
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JANUARY 9, 2019

Hidden Oaks Resident Meeting
 9 attendees

What we heard:

Traffic
• concern about turn-around traffic into Hidden 

Oaks’ driveway
• discussion on strategies to deter turn-around 

traffic (signage, dedicated left-hand turn lane 
into Eagle Creek Village off of Helmcken.

Building Height/Shadowing
• concern about 6-storey building being located 

adjacent to townhouses

Site Plan Version 2

Site Plan Evolution with Community Input
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JULY 9, 2019

Community Meeting
 50 attendees (all signed-in)

What we heard:

Traffic
• concern about traffic and impact of 

development on an already challenging traffic 
situation

Building Height/Shadowing
• concern about 8-storey building at the back of 

the site

Site Plan Version 3

Site Plan Evolution with Community Input
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NOVEMBER 18, 2019

Neighbours’ Workshop #1
13 attendees

Site & Landscape Design

Discussion Topics:

• Building heights & distribution
• Site access & circulation
• Edge conditions and screening / buffer
• Landscape design ideas
• Streetscape improvements 
• Density, traffic impacts

Revised Conceptual Site Plans and Workshop Sessions

Neighbours’ Workshops

DECEMBER 2, 2019

Neighbours’ Workshop #2
8 attendees

Site Plan Revisions

Discussion Topics:

• Building heights & distribution
• Traffic, speed and volume
• Density measurements and design
• Site access & circulation
• Edge conditions and screening / buffer
• Site grades and topography and stormwater 

management
• Potential to retain some existing trees for 

privacy
• Potential to retain rocky outcropping at western 

edge of site
• Design of internal courtyard, on-site circulation
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3.0 Proposed Development Plan   
 
To reset the site planning process, the team revisited the site analysis in 
collaboration with the neighbours’ planning workshops.  This approach was 
informed by detailed site and tree surveys along with input from the neighbours with 
respect to building location, setbacks, height, stepping and privacy.  Existing trees 
along the western property line were assessed and it was determined that setting 
the buildings back away from the property line would allow retention of important 
existing trees, and the rocky outcropping, that serve to provide privacy, screening 
and a natural setting for the neighbours.  

The plan was also shaped by an urban planning objective to create strong 
pedestrian-oriented streetscapes along Helmcken Road and Burnside Road West.  
Buildings along these frontages are designed with ground-floor units that each 
have their own individual entry from the street.  These units, and the daily activity of 
residents coming and going provide ‘eyes on the street’ and contribute to the place-
making that can help encourage walking.

With all parking located underground, the internal courtyard is designed as a 
‘woonerf’, a Dutch concept of a ‘living street’ with room for pedestrians, cyclists and 
cars. While the space allows for pick-up and drop-off vehicular use, it is intended 
as a social place for gathering, play, and interaction, rather than a space solely 
for vehicles.  The adjacent central green space provides an additional amenity for 
residents and contributes to the overall greening of the site, with more landscaping 
and pervious surface than has been achieved within neighbouring developments 
that devote more space to paved vehicular use.

Building heights have been strategically stepped from three to six storeys, to 
maximize privacy for adjacent neighbours and to respond to site topography.  The 
building massing and architecture contribute to creating a strong gateway at the 
important intersection of Burnside Road West and Helmcken Road, marking a 
welcome to View Royal.  The landscape at the corner includes a feature rain garden 
and a small plaza space that contribute to the public realm.

The project proposes a development density of 1.5 FSR, with 247 units, including 
one-bedroom, two-bedroom, and family-friendly three-bedroom units.  With close 
proximity to shopping and services at Eagle Creek Village, new residents will have 
access to daily needs within walking distance.  A new bus bay on Helmcken supports 
access to transit and connectivity to the Galloping Goose Regional Trail further 
supports alternate transportation.  The project is also investing in Transportation 
Demand Management (TDM) strategies, including an e-bike rebate and car share 
program.
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Development Data

Site Area (sf) 148,120

Total Units 247

Units Per Hectare 179

Gross Floor Area (sf) 228,750

FAR 1.5

Coverage 33%

Height (ft) 64

Height (storeys) 3 - 6

Unit Type Count Percent

1-Bed (587 sf) 97 39%

2-Bed (878 sf) 138 56%

3-Bed (1,050 sf) 12 5%

Setbacks (m)
Required 
Minimum

Proposed 
Minimum

Proposed 
Average

Front (Helmcken) 7.5 10.5 16.2

Flanking (Burnside) 4.0 8.2 8.2

Side (West) 4.0 11.2 16.4

Side (North) 4.0 8.1 8.1

1

Proposed Site Plan & Development Statistics
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Perspective Rendering of Corner Gateway & Site Sections
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Aerial Perspective Rendering



EAGLES NEST
18

100
0

26.

0

2
8
.

0

25.

0

25.

5

26.

5

27.

0

27.

5

2
8
.

5

28.

5

29.

0

2
6
.

0

2
8
.

0

2
8
.

0

28.

0

2
5
.

0

25.

5 2
6
.

5

2
7
.

0

27.

0

2
7
.

5

27.

5

2
8
. 5

2
8
.

5

2
8
.

5

2
9
.

0

2
9
.

0

2
9
.

5

28.

0

28.

5

29.

0

2
9
.

5

3
0
.0

2
9
.0

2
9
.5

2
6
.0

2
8
.0

2
6
.5

2
7
.0

2
7
.5

29.

5

2
8
.

0

2
8
.

5

27.

5

2
7
.

5

2
6
.

0

2
8
.

0
2
6
.

5
2
7
.

0

2
7
.

5

2
8
.

5

 17.70

29.00

EX. TW

25.20

EX.

28.42

EX.

27.32

EX.

27.52

EX.

25.00

EX.

27.50

EX.

27.50

EX. BW

27.00

EX.

28.50

EX.

29.50

EX.

29.50

EX.

28.50

EX.

29.00

EX. TW

16.90

 

28.50

MFE

28.50

MFE

28.50

L2-FE

25.5

L1-FE

27.00

25.20

EX

28.50

 

28.50

 

28.20

 

FEATURE RAIN GARDEN BETWEEN SMALL PLAZAS  
WITH SEATING, RAILING AND PERGOLA

PLANTED BOULEVARD  
WITH RAIN GARDENS

WOONERF STYLE SHARED SPACE: 
SLOW ZONE, INFORMAL SOCIALIZING,  
GATHERING AND PLAY

LOBBY

LOBBY

BUS STOP

H  E  L  M  C  K  E  N    R  O  A  D

B 
 U

  R
  N

  S
  I

  D
  E

   
 R

  O
  A

  D

PARKADE
ENTRY

PARKADE
ENTRY

PRESERVED ROCK OUTCROP

PRESERVED TREES AND LANDSCAPE. 
INVASIVE SPECIES MANAGMENT.
GAPS FILLED WITH NATIVE TREES. 
PEDESTRIAN PATH FOR RESIDENTS.

COMMUNITY GREEN - OPEN SPACE

26.

0

2
8
.

0

25.

0

25.

5

26.

5

27.

0

27.

5

2
8
.

5

28.

5

29.

0

2
6
.

0

2
8
.

0

2
8
.

0
28.

0

2
5
.

0

25.

5 2
6
.

5

2
7
.

0

27.

0

2
7
.

5

27.

5

2
8
. 5

2
8
.

5

2
8
.

5

2
9
.

0

2
9
.

0

2
9
.

5

28.

0

28.

5

29.

0

2
9
.

5

3
0
.0

2
9
.0

2
9
.5

2
6
.0

2
8
.0

2
6
.5

2
7
.0

2
7
.5

29.

5

2
8
.

0

2
8
.

5

27.

5

2
7
.

5

2
6
.

0

2
8
.

0
2
6
.

5
2
7
.

0

2
7
.

5

2
8
.

5

 17.70

29.00

EX. TW

25.20

EX.

28.42

EX.

27.32

EX.

27.52

EX.

25.00

EX.

27.50

EX.

27.50

EX. BW

27.00

EX.

28.50

EX.

29.50

EX.

29.50

EX.

28.50

EX.

29.00

EX. TW

16.90

 

28.50

MFE

28.50

MFE

28.50

L2-FE

25.5

L1-FE

27.00

25.20

EX

28.50

 

28.50

 

28.20

 

1

1

2
2

5

5

4
4

3

3

0 5 10 15 20 m

26.

0

2
8
.

0

25.

0

25.

5

26.

5

27.

0

27.

5

2
8
.

5

28.

5

29.

0

2
6
.

0

2
8
.

0

2
8
.

0

28.

0

2
5
.

0

25.

5 2
6
.

5

2
7
.

0

27.

0

2
7
.

5

27.

5

2
8
. 5

2
8
.

5

2
8
.

5

2
9
.

0

2
9
.

0

2
9
.

5

28.

0

28.

5

29.

0

2
9
.

5

3
0
.0

2
9
.0

2
9
.5

2
6
.0

2
8
.0

2
6
.5

2
7
.0

2
7
.5

29.

5

2
8
.

0

2
8
.

5

27.

5

2
7
.

5

2
6
.

0

2
8
.

0
2
6
.

5
2
7
.

0

2
7
.

5

2
8
.

5

 17.70

29.00

EX. TW

25.20

EX.

28.42

EX.

27.32

EX.

27.52

EX.

25.00

EX.

27.50

EX.

27.50

EX. BW

27.00

EX.

28.50

EX.

29.50

EX.

29.50

EX.

28.50

EX.

29.00

EX. TW

16.90

 

28.50

MFE

28.50

MFE

28.50

L2-FE

25.5

L1-FE

27.00

25.20

EX

28.50

 

28.50

 

28.20

 

1

1

2
2

5

5

4
4

3

3

0 5 10 15 20 m

PROPOSED  
TREES

RETAINED  
EXISTING TREES

26.

0

2
8
.

0

25.

0

25.

5

26.

5

27.

0

27.

5

2
8
.

5

28.

5

29.

0

2
6
.

0

2
8
.

0

2
8
.

0

28.

0

2
5
.

0

25.

5 2
6
.

5

2
7
.

0

27.

0

2
7
.

5

27.

5

2
8
. 5

2
8
.

5

2
8
.

5

2
9
.

0

2
9
.

0

2
9
.

5

28.

0

28.

5

29.

0

2
9
.

5

3
0
.0

2
9
.0

2
9
.5

2
6
.0

2
8
.0

2
6
.5

2
7
.0

2
7
.5

29.

5

2
8
.

0

2
8
.

5

27.

5

2
7
.

5

2
6
.

0

2
8
.

0
2
6
.

5
2
7
.

0

2
7
.

5

2
8
.

5

 17.70

29.00

EX. TW

25.20

EX.

28.42

EX.

27.32

EX.

27.52

EX.

25.00

EX.

27.50

EX.

27.50

EX. BW

27.00

EX.

28.50

EX.

29.50

EX.

29.50

EX.

28.50

EX.

29.00

EX. TW

16.90

 

28.50

MFE

28.50

MFE

28.50

L2-FE

25.5

L1-FE

27.00

25.20

EX

28.50

 

28.50

 

28.20

 

1

1

2
2

5

5

4
4

3

3

0 5 10 15 20 m

LOBBY

Site & Landscape Plan



EAGLES NEST
19

SECTION 3 TROUGH BURNSIDE STREETSCAPE
Scale: 1:1003
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Timeline

SUMMER 2018

Pre-Application 
• Site & Technical Analysis
• Review of Planning 

Regulations/OCP
• Initial Meetings with View 

Royal Staff
• Conceptual Design

OCTOBER 23, 2018

Community Meeting
Site Plan Version 1

Rezoning Application
• Submission to View Royal
• Technical review and feedback
• Response to Staff comments

NOVEMBER 13, 2018

Committee of the Whole
• Concern about density
• Concern about massing at the 

corner

JANUARY 9, 2019

Hidden Oaks Resident Meeting
Site Plan Version 2

WINTER 2018/2019

Site Plan Revisions
• Site & Technical Analysis
• Response to community and 

COTW comments

SPRING/SUMMER 2019

Site Plan Revisions
• Site plan revisions, response to 

community input

Committee of the Whole
• Delegation, April 9, 2019

JULY 9, 2019

Community Meeting
Site Plan Version 3

SEPTEMBER 17, 2019

Committee of the Whole
• Withdrew application

NOVEMBER 18, 2019

Neighbours’ Workshop #1
Site & Landscape Design

FEBRUARY 2, 2020

Community Meeting

FALL 2018

NOVEMBER/DECEMBER 2019

Site Plan Revisions
• Site plan revisions, response to 

neighbours’ input
• Site analysis, technical analysis
• Preparation of new site planDECEMBER 2, 2019

Neighbours’ Workshop #2
Site Plan Revisions
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JANUARY - FEBRUARY 2020

Rezoning Application 
• Submission to View Royal
• Technical review and feedback
• Response to Staff comments

Committee of the Whole, 
February 11, 2020

SPRING 2020

Public Hearing

SUMMER 2020

Rezoning Final Adoption

FALL/WINTER 2020

Development Permit Approval

SPRING 2021

Building Permit

Development Permit Application
• Submission to View Royal
• The DP may run concurrently with 

the Rezoning, or could follow Final 
Adoption of the zoning.

• Technical review and feedback
• Response to Staff comments

FALL 2020

SPRING 2023

Construction Finish

SPRING 2021

Construction Start

Next Steps


