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Executive 
Summary

This Application Resubmission is submitted as a 

comprehensive document capturing revisions 

and clarifications undertaken by the applicant in 

response to community and City Administration 

comments over the past year� These revisions 

include lower building heights, reduced density, 

reduced shadowing impacts on public spaces, 

and adjustments that provide greater visual 

presence for the heritage Roundhouse building� 

 

Updates also introduce initiatives that reinforce 

community amenities and benefits, increase 

public open space areas, and broaden housing 

diversity� 

 

A MOU has been agreed with the Greater 

Victoria Housing Society for Bayview to provide 

a development site for affordable housing� 

This is a shovel-ready site integrated within the 

overall Roundhouse district, providing much 

needed below-market housing supported by 

the extensive amenities and spaces that the 

Roundhouse project delivers� 

 

These revisions and clarifications further 

strengthen the previously submitted concept, 

adding to the value of this unique opportunity as 

a place for everyone�
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Project Summary to Date

Zoning Rezoning Application Full Rezoning Submission
Revised Rezoning 

Submission
Full Rezoning 
Resubmission

Current approval  
(Cd-12 Land use)

vision 2020 document
Fully Circulated at City Hall

Tgr Comments received

not Circulated 
(Limited Comments 

received)

renewed Comprehensive 
Plan for entire site

2.0 Fsr 
most buildings on 

southern Portion of site

Focused new density on 
northern Portion of site

affordable Housing added
Heights & density 

reduced

max. 2.00 Fsr /  
~80,000 sf

5.95 Fsr /  
~2.3 million sf

4.73 Fsr /  
~1.9 million sf

5.25 Fsr /  
~2.1 million sf

4.75 Fsr† /  
~1.9 million sf

max. ~25 Floors up to 30 Floors up to 32 Floors max. 29 Floors

2008 JAN 2020 MAY 2021 DEC 2021 JUN 2022

Jan 2020
• rezoning application 

submitted

• vision 2020 document 
marked start of formal 
application process 

• several subsequent 
collaborations, community 
input, technical analysis, and 
iterations were prepared over 
the following year

Jun 2022
• Full resubmission of the 

rezoning application 
incorporating revisions 
in response to CaLuC, 
Heritage advisory Panel, and 
administrative comments

• Prepared to support 
Committee of the whole and 
Public Hearing

• Prepared with input from 
ongoing community 
engagement

May 2021
• Following substantial 

reworking, a full rezoning 
application was submitted

• rezoning focused new 
development on the northern 
portion of the site

• application was followed by 
CaLuC engagement, advisory 
design Panel and Heritage 
advisory Panel reviews

• Full Tgr commentary 
provided

Aug 2021
• CaLuC: Concept was 

represented at 4.80 Fsr and 

32 Floors

Dec 2021
• a revision to the concept 

was shared with Planning for 
commentary in response to 
Tgr commentary

• revised concept added a 
site for affordable Housing 
and responded to Heritage 
advisory Panel comments

2008
• initial zoning was approved 

based on very different site 
development parameters and 
environmental constraints

202220202008 2021

NOTE: † 4.75 Fsr is the proposed zoning limitation

 all numbers and calculations are approximate only and subject to change. see disclaimer on page iii.
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What We Heard and How We Responded

Areas of Concern

• Concerns about taller buildings (general) and spurring more high rise in the future

• need to maintain waterfront views and character of vic west

• Plaza and cultural amenities overshadowed by towers (need a shadow study)

• setbacks, parking, and density impacts (should be sensitive to the surrounding area)

• 4 m multi use trail too narrow (need at least 7 m)

Areas of Support

• Community waiting for additional homes and rentals 

• additional housing that supports retail and points of interest

• well designed, livable community with open space & dog park

• support for vertical growth (density = sustainability)

• addresses housing shortage

• benefit (historic aspect) to all victoria - historic recognition of important heritage 
structures on site

Building Heights Lowered

• removed the equivalent of 30 floors across the site

• all buildings are now below 30 floors

• Lowered heights along Catherine and esquimalt road and 
sitkum road

Shadows Significantly Reduced

• reduced building heights = less shadowing

• significant improvements to reduce shadowing of victoria 
west Park & Turntable Plaza

No� of Dwellings Reduced

• number of dwellings reduced by 13% since dec ‘21 
submission (equivalent to 200,000 sf)

• This reduction removes almost 300 units from the 
development

 - 2021 (dec) = 2,186 units*

 - 2022 (may) = 1,900 units*

* estimated

Affordable Housing Added

• agreement with greater victoria Housing society (gvHs)

• Providing an immediately available “shovel ready” site for 
affordable housing

• gvHs intends to design and deliver this affordable housing

MAY 2021 JUN 2022

Summary of Community Comments How We Responded

NOTE: all numbers and calculations are approximate only 

and subject to change. see disclaimer on page iii.

ROUNDHOUSE AT BAYVIEW PLACE rezoning resubmission summary2

What We Heard and How We Responded
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Summary of Application Revisions

In addition to the height and density adjustments, and the inclusion of Affordable Housing, 
the following details are outlined in this Summary document, and reflected in the 
accompanying Supporting Documents:

Consolidation of Land Use Zone
earlier application was based on separate north and south land use zones  
- this has now been consolidated into one zone, intended as a single 
comprehensive Cd land use providing for 10 development areas (details to be 
confirmed in mda).

Clarification and Expansion of Community Amenities
a comprehensive set of diagrams that detail allocation of amenities and 
community benefits to each development parcel.

Clarification of Density Allocation Across Site
A Floor Space Ratio of 4�75 is the proposed density for the overall rezoning 
parcel� as with other contemporary Cd-zoned sites, the zoning is intended 
to allow for some flexibility in distribution of density between parcels across 
the site (Tbd at development Permit). The density allocations identified in this 
rezoning application for each parcel are based on the concept massing and 
layout as prepared in support of this application, and are subject to change at 
time of each development Permit and subdivision. note that this application 
does not exceed the total density of 4.8 Fsr indicated to CaLuC in august 2021.

Clarification of Mobility, Access, & Servicing
updates to the concept plan have included refinements to traffic and active 
modes routes within the site, including adjustments to b4 access.

Revision to Rezoning Extents
The may 2021 application was to rezone the north parcel only, assuming 
the south parcel zoning remained as per the 2008 approved density for the 
roundhouse site. This application seeks a rezoning of the entire parcel as a 
new Cd district.

Adjustment to B4 Design
based on comments from Heritage advisory Panel, and to better address access 
and servicing of b4, the conceptual building shape and location has been 
revised to allow for greater sightlines to the rear facade of the roundhouse, to 
provide a rationalized vehicle access point in context of neighbouring traffic 
conditions, and to provide a dedicated service and loading zone.

Adjustment to B5 Design
based on an intent to achieve better spaces between buildings, improve view 
corridors, and not further impact shadowing, the tower portion of b5 has 
been rotated to achieve increased space to the tower of da-2 - this is an 
indicative concept only, and subject to confirmation as part of the subsequent 
development Permit.

JUN 2022

NOTE: all numbers and calculations are approximate only and subject to change. see disclaimer on page iii.
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Revisions to May 2021 Site Plan

Conceptual Site Plan: Primary Revisions

1  The Clearing

• adjustments to open space 
and spur line configuration

2  B3

• adjustment to podium to 
accommodate potential 
spur line to turntable

3  Car Shop

• removal of proposed 
additions to Car shop

4  B4

• shift of b4 to open up 
views to roundhouse

• removal of back shop 
Plaza to accommodate 
shift of b4

5  Back Shop

• Cancel plan to raise back 
shop up to level of sitkum 
road

• Plan for parking below 
back shop removed

6  B1/DA-5/DA-4

• reconfiguration of 
buildings and open space 
to achieve better tower 
placements, views to water, 
and frontage along rail Trail

JUN 2022

MAY 2021

NOTE: all numbers and calculations are 

approximate only and subject to 

change. see disclaimer on page iii.

ROUNDHOUSE AT BAYVIEW PLACE rezoning resubmission summary4

Conceptual Site Plan: Primary Revisions

Revisions to May 2021 Site Plan

DATE: JUNE 9, 2022 FILE: bayview-rezoning-submission-rez00729-20220609.indd



Victoria West Park

C
at

h
e

ri
n

e
 S

tr
e

e
t

Songhees 
Hillside Park

Lime Bay 
Park

Lime Bay

Esquimalt Road

Sag
hali

e R
oad

Kimta Road

Si
tk

u
m

 R
o

ad

1

5
6

4

2
3

b1

b2

b3

b5

 DA-2
 DA-3

 DA-4

 DA-5

b4

 DA-1
Car Shop

Stores 
Building

Round
h

o
u

se

Revisions to Dec 2021 Site Plan

1  B2

• Height reduced from  
24 to 18 floors

• Confirmation of affordable 
Housing by gvHs

2  B3

• Height reduced from  
26 to 18 floors

3  B1/DA-5/DA-4

• added potential townhouse 
units fronting the rail Trail

• Heights reduced:

 - b1: 26 to 21 floors

 - da-5: 30 to 27 floors

 - da-4: 32 to 29 floors

• added up to 2 floors to 
podium buildings

4  B4

• Tower shifted to improve 
views to roundhouse

5  B5

• Tower shifted to improve 
spatial separation between 
towers

6  DA-2

• Height reduced from 
28 to 24 floors

• added up to 4 floors to 
podium

JUN 2022

DEC 2021

NOTE: all numbers and calculations are 

approximate only and subject to 

change. see disclaimer on page iii.
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Conceptual Site Plan: Primary Revisions

Revisions to Dec 2021 Site Plan
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Rezoning

2008 to June 2022 Comparison

CD-12 Land Use Zone Proposed Land Use Zone

2008 JUN 2022

DA-1

DA-4

DA-3

DA-5

DA-2

Esquimalt Road

Kimta Rd

Esquimalt Road

Kimta Rd

DA-1

DA-4

DA-3

DA-5
B1 B4

B5

B3

B2

DA-2

CD-12 Zoning Limitation

overall:
maximum non-residential uses: 9,180 m2 (98,813 sf)

maximum Floor space ratio: 2.0

Maximum Floor Area (sf) Max Height 
(m)Condo/Hotel/rental non-residential amenity/other

da-1 - 53,820 sf - 19 m

da-2 156,077 sf - 23,681 sf 76 m

da-3 204,514 sf 8,611 sf - 88 m

da-4 161,459 sf 12,701 sf - 66 m

da-5 182,986 sf - - 52 m

Proposed Zoning Limitation / Conceptual Distribution of Density

overall:
maximum non-residential uses: n/a

maximum Floor space ratio: 4.75

Maximum Floor Area (sf) Max Height 
(floors / m)Condo/Hotel/rental Commercial/retail Common Property

da-1 † - 35,733 sf - n/a

da-2 232,400 sf 8,700 sf 1,300 sf 24 / 88.0m

da-3 205,162 sf 8,611 sf  -   25 / 88.0m

da-4 266,900 sf 8,600 sf 6,000 sf 29 / 106.0m

da-5 211,000 sf - 8,000 sf 27 /  97.5m

b1 197,600 sf - 2,500 sf 21 / 78.0m

b2 ‡ 150,700 sf 2,000 sf 2,500 sf 18 / 71.5m

b3 146,700 sf 8,450 sf 3,300 sf 18 / 70.5m

b4 161,200 sf - 300 sf 23 / 87.5m

b5 217,300 sf 4,250 sf 5,800 sf 28 / 103m

‡ below-market rental† Heritage buildings

NOTE: all numbers and calculations are approximate only and subject to change. see disclaimer on page iii.
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Rezoning

2008 to June 2022 Comparison
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Esquimalt Road

Kimta Rd

DA-1

DA-4

DA-3

DA-5
B1 B4

B5

B3

B2

DA-2

May 2021 to June 2022 Comparison

2021 Proposed Land Use Zoning Proposed Land Use Zone

MAY 2021 JUN 2022

DA4

DA5

DA3

Stores
Building

Roundhouse 
& Car Shop

 

1

 
2  

4

 

 

5

3
H

H

 
 

 

Esquimalt Road

Kimta Rd

DA2

2021 Proposed Zoning Limitation

overall:
maximum non-residential uses: n/a

maximum Floor space ratio: 4.75

Maximum Floor Area (sf) Max Height 
(floors)Condo/Hotel/rental Commercial/retail amenity/other

H † - 31,300 sf - n/a

da-2 177,600 sf 4,200 sf - 18

da-3 195,400 sf 24,600 sf - 25

da-4 205,000 sf 9,900 sf - 25

da-5 127,000 sf 6,300 sf - 18

1 219,400 sf - - 28

2 203,100 sf 3,900 sf - 29

3 201,400 sf 39,200 sf - 27

4 181,500 sf 36,500 sf - 28

5 208,000 sf 16,000 sf - 30

Proposed Zoning Limitation / Conceptual Distribution of Density

overall:
maximum non-residential uses: n/a

maximum Floor space ratio: 4.75

Maximum Floor Area (sf) Max Height 
(floors / m)Condo/Hotel/rental Commercial/retail Common Property

da-1 † - 35,733 sf - n/a

da-2 232,400 sf 8,700 sf 1,300 sf 24 / 88.0m

da-3 205,162 sf 8,611 sf  -   25 / 88.0m

da-4 266,900 sf 8,600 sf 6,000 sf 29 / 106.0m

da-5 211,000 sf - 8,000 sf 27 /  97.5m

b1 197,600 sf - 2,500 sf 21 / 78.0m

b2 ‡ 150,700 sf 2,000 sf 2,500 sf 18 / 71.5m

b3 146,700 sf 8,450 sf 3,300 sf 18 / 70.5m

b4 161,200 sf - 300 sf 23 / 87.5m

b5 217,300 sf 4,250 sf 5,800 sf 28 / 103m

‡ below-market rental† Heritage buildings† Heritage buildings

NOTE: all numbers and calculations are approximate only and subject to change. see disclaimer on page iii.
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Rezoning

May 2021 to June 2022 Comparison
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b2 affordable Housing
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 DA-1 Heritage building
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 DA-3 e&n Tower

 DA-4 Condo/Hotel

 DA-5 Condo/Hotel

b4 Condo

bayview Place Hillside 
(existing)

bayview one A

Promontory B

encore C

aquara (Future) D

Lot 4b (Presentation Centre/
Future development) E existing Heritage 

buildings to remain

Legend

Master Plan

JUN 2022

NOTE: all numbers and calculations are 

approximate only and subject to 

change. see disclaimer on page iii.
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Plan Comparison

JUN 2022MAY 2021

AUG 2021

Overall Site Statistics

site area (not including 
sitkum Park)

9.18 ac | 400,091 sf

site Coverage (%) 43.2%

site open space 3.13 ac | 136,420 sf

Total gFa 1,890,300 sf

gross Fsr 4.73

Overall Site Statistics

site area (not including 
sitkum Park)

9.18 ac | 400,041 sf

site Coverage (%) 39.3%

site open space 3.61 ac | 155,216 sf

Total gFa 1,895,000 sf

gross Fsr 4.74

CaLuC: Concept was represented 
at 4.80 Fsr and 32 Floors

DEC 2021

Overall Site Statistics

site area (not including 
sitkum Park)

9.2 ac | 400,130 sf

site Coverage (%) 37.4%

site open space 3.51 ac | 153,052 sf

Total gFa 2,085,560 sf

gross Fsr 5.21

NOTE: gross Fsr as indicated in the Jun 2022 chart is a representation of the concept plan as illustrated in 
this document. The proposed zoning district limit is stated as 4.75 Fsr.

 all numbers and calculations are approximate only and subject to change: see disclaimer on page iii�
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Building Layout Comparison 

Overall Site Coverage 2008  MAY 2021  JUNE 2022

site area (not including sitkum Park) 400,091 sf 400,091 sf 400,041 sf

Total building Footprint area 131,681 sf 172,830 sf 157,222 sf

site building Coverage (%) 32.9 % 43.2% 39.3%

JUN 2022

MAY 2021

2008

NOTE: all numbers and calculations are approximate only and subject to change: see disclaimer on page iii�
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Development Statistics

Roundhouse at 
Bayview Place

Land Use 
Description

Land Area 
(ha)

Land Area 
(m2)

FAR
Est� 

Units

Density (m2) Floors 
(podium-

total)
Typical Floor Plate (m2)

Total
Condo/

Hotel/Rental
Commercial Amenity

PROPOSED DEVELOPMENT AREA: Podium Tower

 DA-2 Condo/Hotel 0.45 4,492 - 308 22,520 21,590 808 121 4-10-24 1,640 740 

 DA-3 e&n Tower 0.36 3,571 - 199 19,860 19,060 800 - 25 880 810 

 DA-4 Condo/Hotel 0.41 4,098 - 276 26,152 24,796 799 557 6-29 1,640 740 

 DA-5 Condo/Hotel 0.32 3,201 - 218 20,346 19,602 - 743 3-27 1,060 740 

 b1 Condo 0.36 3,608 - 204 18,590 18,357 - 232 3-6-21 1,560 700 

 b3 rental 0.32 3,151 - 151 14,720 13,629 785 307 4-18 1,090 750 

 b4 Condo 0.19 1,896 - 166 15,004 14,976 - 28 23 570 700 

 b5 Condo 0.26 2,550 - 224 21,121 20,188 395 539 4-28 1,260 700 

Sub-Total: 2�66 26,567 - 1,747 158,312 152,198 3,587 2,527 - - -

b2 affordable Housing 0.21 2,122 - 156 14,418 14,000 186 232 4-18 1,200 720 

TOTAL PROPOSED AREA:

TOTAL: 2�87 28,689 - 1,902 172,731 166,199 3,773 2,759 - - -

EXISTING RAIL BUILDING AREA:

 DA-1 stores building 0.85 8,476 - - 272 - 272 - - - -

 DA-1 Car shop - - 738 - 738 - - - -

 DA-1 roundhouse - - - - 1,630 - 1,630 - - - -

 DA-1 back shop** - - - - 680 - 680 - - - -

Sub-Total: 0�85 8,476 - - 3,320 - 3,320 - - - -

TOTAL COMBINED AREA:

TOTAL: 3�72 37,165 4�74 1,902 176,050 166,199 7,093 2,759 - - -

JUN 2022
Metric

NOTE: all numbers and calculations are approximate only and subject to change. see disclaimer on page iii.
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Roundhouse at 
Bayview Place

Land Use 
Description

Land Area 
(acre)

Land Area 
(sf)

FAR
Est� 

Units

Density (sf) Floors 
(podium-

total)
Typical Floor Plate (sf)

Total
Condo/

Hotel/Rental
Commercial Amenity

PROPOSED DEVELOPMENT AREA: Podium Tower

 DA-2 Condo/Hotel 1.11 48,351 - 308 242,400 232,400 8,700 1,300 4-10-24 17,700 8,000 

 DA-3 e&n Tower 0.88 38,438 - 199 213,773 205,162 8,611  -   25 9,500 8,700 

 DA-4 Condo/Hotel 1.01 44,111 - 276 281,500 266,900 8,600 6,000 6-29 17,600 8,000 

 DA-5 Condo/Hotel 0.79 34,455 - 218 219,000 211,000  -   8,000 3-27 11,400 8,000 

 b1 Condo 0.89 38,836 - 204 200,100 197,600  -   2,500 3-6-21 16,800 7,500 

 b3 rental 0.78 33,917 - 151 158,450 146,700 8,450 3,300 4-18 11,700 8,100 

 b4 Condo 0.47 20,408 - 166 161,500 161,200 - 300 23 6,100 7,500 

 b5 Condo 0.63 27,448 - 224 227,350 217,300 4,250 5,800 4-28 13,600 7,500 

Sub-Total: 6�56 285,965 - 1,747 1,704,073 1,638,262 38,611 27,200  -  -  - 

b2 affordable Housing 0.52 22,841 - 156 155,200 150,700 2,000 2,500 4-18 12,900 7,800 

TOTAL PROPOSED AREA: -

TOTAL: 7�09 308,806 - 1,902 1,859,273 1,788,962 40,611 29,700  -  -  - 

-

EXISTING RAIL BUILDING AREA:

 DA-1 stores building 2.09 91,235  -   -  2,924   -  2,924    -  -    -    - 

 DA-1 Car shop  -    -    -   - 7,943  - 7,943    -  -    -    - 

 DA-1 roundhouse  -    -    -   - 17,548  - 17,548    -  -    -    - 

 DA-1 back shop**  -    -    -   - 7,318  - 7,318   -  -    -    - 

Sub-Total: 2�09 91,235  -   - 35,733   - 35,733    -  -  -  - 

-

TOTAL COMBINED AREA:

TOTAL: 9�18 400,041 4�74 1,902 1,895,006 1,788,962 76,344 29,700  -  -  - 

Imperial

Development Statistics

JUN 2022

NOTE: all numbers and calculations are approximate only and subject to change: see disclaimer on page iii�
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Legend

dec 2021 Proposal Tower & Podium Heights

Updated Proposal

Jun 2022 Submission vs� Dec 2021 Proposal

B1 DA-5 DA-4 DA-3 DA-2 B5 B4 B2 B3
CONDO CONDO CONDO CONDO CONDO CONDO CONDO AFFORDABLE HOUSING RENTAL

APPROVED DA

32
31

30 30 30 30 30 30 30 30

29 29 4,800               29 29 29 29 29 29

28 28 6,000               28 28 28 4,800              28 28 28

27 4,800                 27 6,000               27 27 27 6,000              27 27 27

26 26 6,000                 26 8,000               26 26 26 6,000              26 26 26

25 25 6,000                 25 8,000               25 5,590            25 25 7,500              25 25 25

24 24 8,000                 24 8,000               24 6,190            24 4,800                  24 7,500              24 24 24

23 23 8,000                 23 8,000               23 8,127            23 4,800                  23 7,500              23 6,000           23 23

22 22 8,000                 22 8,000               22 8,127            22 8,000                  22 7,500              22 6,000           22 22

21 5,000                21 8,000                 21 8,000               21 8,687            21 8,000                  21 7,500              21 7,500           21 21

20 6,500                20 8,000                 20 8,000               20 8,687            20 8,000                  20 7,500              20 7,500           20 20

19 7,500                19 8,000                 19 8,000               19 8,687            19 8,000                  19 7,500              19 7,500           19 19

18 7,500                18 8,000                 18 8,000               18 8,687            18 8,000                  18 7,500              18 7,500           18 5,000          18 4,800              
17 7,500                17 8,000                 17 8,000               17 8,687            17 8,000                  17 7,500              17 7,500           17 5,000          17 4,800              
16 7,500                16 8,000                 16 8,000               16 8,687            16 8,000                  16 7,500              16 7,500           16 7,800          16 8,100              
15 7,500                15 8,000                 15 8,000               15 8,687            15 8,000                  15 7,500              15 7,500           15 7,800          15 8,100              
14 7,500                14 8,000                 14 8,000               14 8,687            14 8,000                  14 7,500              14 7,500           14 7,800          14 8,100              
13 7,500                13 8,000                 13 8,000               13 8,687            13 8,000                  13 7,500              13 7,500           13 7,800          13 8,100              
12 7,500                12 8,000                 12 8,000               12 8,687            12 8,000                  12 7,500              12 7,500           12 7,800          12 8,100              
11 7,500                11 8,000                 11 8,000               11 8,687            11 8,000                  10 11 7,500              11 7,500           11 7,800          11 8,100              
10 7,500                10 8,000                 10 8,000               10 8,332            10 11,700                10 7,500              10 7,500           10 7,800          10 8,100              

9 7,500                9 8,000                 9 8,000               9 9,300            9 11,700                9 7,500              9 7,500           9 7,800          9 8,100              
8 7,500                8 8,000                 8 8,000               8 9,300            8 11,700                8 7,500              8 7,500           8 7,800          8 8,100              
7 7,500                6 7 8,000                 7 8,000               6 7 9,300            7 11,700                7 7,500              7 7,500           7 7,800          7 8,100              
6 13,500              6 8,000                 6 17,300             6 9,300            6 11,700                6 7,500              6 7,500           6 7,800          6 8,100              
5 13,500              5 8,000                 5 17,300             5 9,300            5 11,700                4 5 5,500              3300 4 5 7,500           5 7,800          4 5 8,100              4
4 13,500              3 4 8,000                 3 4 17,300             4 9,300            4 17,700                4 13,600            4 7,500           4 12,900        4 13,300            
3 17,000              3 11,400               3 17,600             3 5,910            3 17,700                3 13,600            3 7,500           3 12,900        3 13,300            
2 16,800              2 11,400               2 17,600             2 4,984            5,705       2 17,700                2 13,600            2 6,100           2 12,900        2 13,300            

1    14,300   2,500    1     9,400                 2,000           1    9,000               8,600      1     6,545            2,906       1     3,500                  8,700        1,300   4,200   1      4,200              4,250        2,500    1     600               300           1     8,400          2,000        2,500            1     3,300              8,400          
P1 P1 P1 P1 P1 P1 P1 P1 P1

P2 P2 P2 P2 P2 P2 P2 P2 P2

P3 P3 P3 P3 P3 P3 P3 P3 P3

P4 P4 P4 P4 P4 P4 P4 P4 P4

FOOTPRINT(ft2)/COVERAGE 16,800              43.26% 11,400               33.09% 17,600             39.90% 10,689          27.81% 17,700                36.61% 13,600            49.55% 7,500           36.75% 12,900        56.48% 13,300            39.21%

B1 DA-5 DA-4 DA-3 DA-2 B5 B4 SUB-TOTAL B2 GVHS B3 RENTAL SUB-TOTAL
sqft sqm sqft sqm sqft sqm sqft sqm sqft sqm sqft sqm sqft sqm sqft sqm sqft sqm sqft sqm sqft sqm

197,600 18,357 200,200 18,599 256,100 23,792 205,162 19,060 232,400 21,590 217,300 20,187 161,200 14,975 1,469,962 136,559 150,700 14,000 146,700 13,628 297,400 27,628
0 10,800 1,003 10,800 1,003 0 0 0 0 21,600 2,007 0 0 0 0

RESIDENTIAL      (GROSS) 197,600 18,357 211,000 19,602 266,900 24,795 205,162 19,060 232,400 21,590 217,300 20,187 161,200 14,975 1,491,562 138,566 150,700 14,000 146,700 13,628 297,400 27,628
Unit Yield (based on 90sm avg) 204 218 276 Base on DP 199 308 224 166 1,595 156 151 307

Avg = 95.8
RETAIL                  (GROSS) 0 0 0 0 8,600 799 8,611 800 8,700 808 4,250 395 0 0 30,161 2,802 2,000 186 8,450 785 10,450 971
SUB-TOTAL: 197,600 18,357 211,000 19,602 275,500 25,594 213,773 19,860 241,100 22,398 221,550 20,582 161,200 14,975 1,521,723 141,368 152,700 14,186 155,150 14,413 307,850 28,599

BUILDING AMENITY 2,500                232 8,000 743 6,000 557 0 1,300 121 5,800 539 300 28 23,900 2,220 2,500 232 3,300 307 5,800 539
TOTAL FAR    (BUILDABLE) 200,100 18,589 219,000 20,345 281,500 26,151 213,773 19,860 242,400 22,519 227,350 21,121 161,500 15,003 1,545,623 143,588 155,200 14,418 158,450 14,720 313,650 29,138

*updated with dp 
numbers from dHk Sept 

2019

Building Heights

JUN 2022

NOTE: all numbers and calculations are approximate only and subject to change. see disclaimer on page iii.

 This data does not include Commercial space within Heritage buildings.
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As proposed in
Dec 2021 Revised
Rezoning Submission,
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of floor noted
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18.5m

10 floors
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23 floors
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Level 1 Elevation 
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B1

97.5m
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27 floors

DA5 B2B5 DA2
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78.5m
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DA3Encore B4Promotory DA4Bayview 1 B3

(xx)

DA-2B5B4

(26)

ENCOREPROMONTORYBAYVIEW 1 DA-3 B2B3

DA-4 DA-5

B1

Legend

dec 2021 Proposal Tower Heights

Updated Proposal (Jun 2022)

JUN 2022

NOTE: all numbers and calculations are approximate only and subject to change: see disclaimer on page iii�
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Sitkum 
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Victoria West Park Urban Forest & Rail Trail

• Central green across the site maintaining rail 
corridor for future mobility uses

• Primary cycling and pedestrian route linking to the 
wider community

• native plantings suited to the coastal ecology

Turntable Plaza

• Heart of the community

• Primarily a pedestrian space with limited traffic

• activated by uses spilling out from the 
roundhouse and Car shop heritage buildings

Sitkum Park

• existing public park to be redeveloped as a new 
park space

• integrated with the urban Forest rail Trail

• Provides residents with a flexible and 
programmable public space

• a visible green entry into the neighbourhood

Lime Bay Mews

• Primarily a pedestrian link from roundhouse Plaza 
to Lime bay Park

• gently sloping space lined with trees, landscaped 
terraces and seating

• space activated by cafe seating, shops, and 
residential lobby uses spilling out from the 
buildings on either side

Four significant Public spaces establish the primary structure of open spaces within the neighbourhood.

These public spaces are interconnected within the site and directly link to adjacent public spaces in the 
community.

in addition to these larger spaces, several other smaller public open space areas are provided within the plan - 
these are labeled on the plan above.

Primary Public Spaces
JUN 2022
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Rail Easement

• 10 m wide row alignment adjusted

• realignment supported and 
agreed to by iCF

Rail Trail:

• 7 m wide blanket easement

• shown on plan for clarity

Parcel Plan & Easement Realignments

JUN 2022

Roundhouse Mews Easement

• 7 m wide easement registered on title

• realigned to reflect current concept plan

• shown on plan for clarity

• exact location and configuration to be confirmed at dP stage

Lime Bay Mews

• 6 m wide blanket easement

• shown on plan for clarity

• exact location and configuration 
to be confirmed at dP stage

NOTE: all numbers and calculations 

are approximate only and 

subject to change: see 

disclaimer on page iii�
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1 m Setback From Railway Easement

2 m Setback from Trail Easement

2 m street Facing setback 
From Property Line

6 m blanket easement 
for access - location and 

configuration Tbd at 
development Permit

7 m roundhouse 
mews row registered 
on title, to be realigned 

at subdivision

NOTE: Lime bay mews and roundhouse mews will result in building 
setbacks to be determined at development Permit stage

 all numbers and calculations are approximate only and 
subject to change. see disclaimer on page iii.

1 m setback

2 m setback (above grade)

Legend

Setbacks
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Sitkum 

Gateway

Sitkum 
Park

Songhees 
Hillside Park

Turntable

Back Shop

Stores 
Building

Round
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se

20 m

20 m

30
 m

21 m

6 / 21 floors 4 / 18 floors

3 / 27 floors

3 / 25 floors 
(Approved DP) 10 / 24 floors

4 / 28 floors

6 / 29 floors

2 / 23 floors

4 / 18 floors

 DA-1

20 m
2

6
 m

2
5

 m

22 m

37 m

 DA-2

 DA-3

 DA-4

 DA-1
 DA-1

 DA-5

b1

b2

b3

b5

b4

NOTE: minimum 20.0m between towers. dimensions shown are 
approximate only based on concept shown

 all numbers and calculations are approximate only and 
subject to change. see disclaimer on page iii.

Victoria West Park

Legend

Tower spacing

building Heights (Podium / Tower)

Tower Spacing & Building Heights
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Back Shop
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Building

 DA-2
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b1
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Primary Pedestrian routes

bicycle route

b1 Condo

b2 affordable Housing

b3 rental

b5 Condo

 DA-1 Heritage building

 DA-2 Condo/Hotel

 DA-3 e&n Tower

 DA-4 Condo/Hotel

 DA-5 Condo/Hotel Pedestrian Plaza zone

b4 Condo

Legend

Train route

Victoria West ParkPedestrian Cyclist & Train Mobility
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Pedestrian Cyclist & Train Mobility
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urban Forest: no 
parking below 
railway row
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 DA-5

b1

b2
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b4

service vehicle access

vehicular route

service & Loading

access to Parking

b1 Condo

b2 affordable Housing

b3 rental

b5 Condo

 DA-1 Heritage building

 DA-2 Condo/Hotel

 DA-3 e&n Tower

 DA-4 Condo/Hotel

 DA-5 Condo/Hotel

b4 Condo

Legend

Vehicular Parking Access & Loading
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2022

2021

Market 
Residential

68%

1,288,862 SF

8%

20%

Rental Housing 
399,200 SF

Rental Housing 
146,700 SF

Market 
Residential

58% 

1,182,600 SF

Hospitality 

12% 

232,400 SF

Market 
Residential

68%

548,959 SF

8%

19%

12%

6%

4%

Retail 
129,500 SF

Retail/Commercial 
76,344 SF

7%

Below-Market Rental 
Housing 

146,900 SF

Below-Market Rental 
Housing 

150,700 SF

9%

Hospitality 
177,600 SF

Hospitality 
156,077 SF

Retail 
98,813 SF

Housing Mix Comparison

Housing

• overall diversity and mix of uses similar to may 2021 submission.

• inclusion of affordable Housing (below-market rental Housing to meet 
gvHs needs).

• reduction in rental Housing in response to market conditions.

• reduction in retail space to better align to anticipated market demand 
results in increase in market residential.

The current approved plan, which set the baseline for the mix of uses, 
is provided above.

JUN 2022

MAY 2021

2008

NOTE: all numbers and calculations are approximate only and subject to change. see disclaimer on page iii.
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b2

Affordable Housing
our agreement with gvHs: bayview will provide a shovel-ready parcel of land, serviced and ready for gvHs to proceed with the development of 
an affordable housing project. at approximately 1/2 acre, this site is labeled b2 on the plan.

”

 The greater victoria Housing society has 
a goal of providing work force and below 
market affordable housing on the site.

gvHs hopes to achieve the affordable 
rental housing with rents that comply with 
CmHC or other program affordable housing 
requirements or acceptable government 
financing program.

units will be targeted to households with 
incomes that are within the low to moderate 
income limits as defined by bC Housing. 

—GVHS
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Purpose Built Rental Housing
bayview has identified a site for purpose-built rental housing, 
noted as b3 on the plan.

This building will provide a permanent supply of for-rent housing 
choices for residents within victoria west.

b3
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 1

 2

 4

 5

 3a

 3b

 DA-5

 DA-4

 DA-3

 DA-2

Unit Type

Units & Parking Units
Bachelor  
(<45m2)

1 Bedroom 
(45m2-70m2)

2+ Bedroom 
(>70m2)

Estimated 
Parking

 1 216 41 87 88 209

 2 256 26 104 126 303

 3a 135 0 85 50 2

 3b 119 0 49 70 126

 4 192 80 40 72 251

 5 240 88 48 104 273

Heritage buildings 37

  DA-2 227 26 82 119 237

  DA-3 181 20 73 88 229

  DA-4  /  DA-5 545 98 216 231 640

TOTAL: 2,111 379 784 948 2,307

Unit Type

Units & Parking Units
Bachelor  
(<45m2)

1 Bedroom 
(45m2-70m2)

2+ Bedroom 
(>70m2)

Minimum 
Parking

 b1  Condo 204 39 82 83 156

 b2  affordable† 156 39 109 8 60

 b3  rental 151 15 62 74 99

 b4  Condo 166 63 36 67 124

 b5  Condo 224 77 51 96 172

Heritage buildings 54

  DA-2 308 44 114 150 253

  DA-3 199 22 80 97 240§

  DA-4 276 94 72 110 223

  DA-5 218 20 108 90 169

TOTAL: 1,902 413 714 775 1,550

NOTE: Refer to Traffic Impact Assessment and Traffic Demand Management Reports for 
detailed parking requirement, provisions, reductions, and variances. Minimum 
Parking Numbers are based on TDM strategy. Additional reductions in parking 
numbers may be achieved by applying the Supplemental TDM Strategy outlined 
in the report by WATT Consulting Group.

† Affordable Housing site and development parcel. The proposed affordable 
housing development is subject to future design and development permit 
approvals by a non-profit affordable housing developer and operator to a 
maximum of the values and criteria identified in this proposed zoning.

§ TDM not applied to DA-3; number based on approved DP.

All numbers and calculations are approximate only and subject to change. See 
disclaimer on page iii�

JUN 2022MAY 2021

May 2021 Submission Key Plan
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Amenities

On-site Improvements

 rail Trail (Trail easement) 17,007 sf

 urban Forest (railway) 29,213 sf

 Turntable Plaza 54,724 sf

 Lime bay mews 13,315 sf

 roundhouse mews 11,959 sf

-

-

 esquimalt gateway 1,475 sf

NEW   esquimalt Plaza 14,596 sf

NEW   roundhouse green 6,824 sf

NEW   garry oak gateway 6,103 sf

-

-

Subtotal (3�61 ac) 155,216 sf

Off-site Improvements/Misc�

 sitkum Park 10,915

Lime bay Park improvements & site interpretation Program included

Cash in Lieu (accrued value to 2022) $815,826

On-site Improvements area (sF)

 multi-purpose Pathway (e&n rail Trail) 18,800 sf

-

 Turntable Plaza  37,560 sf

 Lime bay mews  18,260 sf 

 roundhouse mews 15,810 sf

 stores building Plaza 1,830 sf

 back shop Plaza 10,960 sf

 esquimalt gateway 13,730 sf

-

-

-

 water Feature 5,190 sf

 The Clearing open space 14,280 sf

Subtotal (3�13 ac) 136,420 sf

Off-site Improvements/Misc�

 sitkum Park 10,817

Lime bay Park improvements & site interpretation Program Tbd

Community use space (roundhouse) (Cash in Lieu)

Public Amenity Plan Revisions
JUN 2022MAY 2021

NOTE: all numbers and calculations are approximate only and subject to change. see disclaimer on page iii.
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Legend

Amenity Areas 
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Lime Bay 
Park

List of Amenities

• Portion of urban Forest

• Portion of rail Trail

List of Benefits

• Completion of Catherine street frontage 
and interface to the rail Trail and urban 
Forest
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Parcel B2

List of Amenities

• esquimalt gateway (Plaza & green space)

List of Benefits

• approx. 150 affordable Housing units

• delivery of affordable Housing can 
occur immediately at this location in the 
phasing of development

NOTE: all numbers and calculations are approximate only and subject to change: see disclaimer on page iii�
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Parcel B3

Lime Bay 
Park

List of Amenities

• Partial esquimalt Plaza (between b3 & 
stores building)

List of Benefits

• approx. 150 rental units

NOTE: all numbers and calculations are approximate only and subject to change. see disclaimer on page iii.
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Lime Bay 
Park

List of Amenities

• roundhouse green (public access and 
stepping green space between esquimalt 
road and the roundhouse)

List of Benefits

• improved Public access point from vic 
west Park into the roundhouse Precinct

• delivers a fully landscaped foreground 
and setting for the heritage roundhouse 
building
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Parcel B5

Lime Bay 
Park

List of Amenities

• garry oak gateway (public access and 
steps, stepping green space between 
sitkum road and the roundhouse)

• Portion of roundhouse mews

List of Benefits

• Preserves heritage landscape and rock 
outcrop

• Provides pedestrian link from sitkum 
down to Turntable Plaza

• delivery of roundhouse mews in 
coordination with development of da-2
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Parcel DA-2

Lime Bay 
Park

List of Amenities

• Portion of urban Forest

• Portion of roundhouse mews

List of Benefits

• delivery of the entire eastern portion of 
the urban Forest

• delivery of roundhouse mews in 
coordination with development of b5

ROUNDHOUSE AT BAYVIEW PLACE rezoning resubmission summary32

Amenities

Amenity Areas 

DATE: JUNE 9, 2022 FILE: bayview-rezoning-submission-rez00729-20220609.indd



SITKUM PARK
PLAN 46682

1014m2

PARCEL B5
2550m2

PARCEL B4
1896m2

PARCEL DA-1
8476m2

PARCEL DA-2
4492m2

PARCEL DA-3
3571m2

PARCEL DA-4
4098m2

PARCEL DA-5
3201m2

PARCEL B1
3608m2

PARCEL B3
3151m2

PARCEL B2
2122m2

Victoria West Park

C
at

h
e

ri
n

e
 S

tr
e

e
t

Songhees 
Hillside Park

Esquimalt Road

Sag
hali

e R
oad

Kimta Road

Si
tk

u
m

 R
o

ad

Parcel DA-3

Lime Bay 
Park

List of Amenities

• Portion of rail Trail

• majority of Lime bay mews (open for 
public use)

• sitkum Park

List of Benefits

• Potential immediate development of this 
parcel (based on already approved dP)

• delivers redevelopment and 
programming to sitkum Park for wider 
community benefit as an immediate 
shovel-ready project

• interim pedestrian crossing of Kimta 
road
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Parcel DA-4

List of Amenities

• Potion of urban Forest

• Portion of rail Trail

• Portion of Lime bay mews

• Pedestrian Crossing of Kimta road

• Lime bay Park improvements

List of Benefits

• Connection to Lime bay Park from Lime 
bay mews is upgraded as a prominent 
connector for pedestrians

• Lime bay Park improvements will link 
the roundhouse district directly to the 
harbour edge, making this a destination 
node along the vic west foreshore 
pathway

ROUNDHOUSE AT BAYVIEW PLACE rezoning resubmission summary34

Amenities

Amenity Areas 

DATE: JUNE 9, 2022 FILE: bayview-rezoning-submission-rez00729-20220609.indd



SITKUM PARK
PLAN 46682

1014m2

PARCEL B5
2550m2

PARCEL B4
1896m2

PARCEL DA-1
8476m2

PARCEL DA-2
4492m2

PARCEL DA-3
3571m2

PARCEL DA-4
4098m2

PARCEL DA-5
3201m2

PARCEL B1
3608m2

PARCEL B3
3151m2

PARCEL B2
2122m2

Victoria West Park

C
at

h
e

ri
n

e
 S

tr
e

e
t

Songhees 
Hillside Park

Esquimalt Road

Sag
hali

e R
oad

Kimta Road

Si
tk

u
m

 R
o

ad

Parcel DA-5

Lime Bay 
Park

List of Amenities

• Portion of urban Forest

• Portion of rail Trail
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Lime Bay 
Park

List of Amenities

• Heritage buildings

• Turntable Plaza

• balance of esquimalt Plaza

List of Benefits

• rehabilitation of heritage buildings

• adaptive reuse of heritage buildings

• activation of spaces with the heritage 
buildings and Turntable Plaza public 
space

• activation of esquimalt road streetfront 
as pedestrian friendly zone
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Height & Massing Comparison

Current Submission

• shadows shown at 2:00 Pm, march 21
• Prominent shadowing onto the skate Park in victoria west Park

The above diagram illustrates a comparison between our submission in dec 2021 (red lines) and 
our current submission (Jun 2022).

These revisions collectively amount to removing 30 floors from the proposed development.

Dec 2021 Submission Massing Comparison

• shadows shown at 2:00 Pm, march 21
• shadowing onto the skate Park significantly reduced

DEC 2021

JUN 2022
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Victoria West Park

Skate Park
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Sitkum Park

Songhees Hillside Park

DA-3: Approved with Development Permit

View looking northeast
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Skate Park Bowling Green

Sitkum Park

DA-3: Approved with Development Permit
Songhees Hillside Park

View looking south
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Shadows

Design Exploration: Shadow Studies
The shadow diagrams provide a shadow analysis of proposed building sites contained in the rezoning proposal.

Spring Equinox - March 21st

Spring Equinox - March 21st

8:00 am 10:00 am 12:00 pm

8:00 am 10:00 am 12:00 pm

in response to comments from both community 
and City administration to the most recent dec 
2021 concept related to overshadowing of vic west 
Park and ensuring sunlight into Turntable Plaza, 
the current concept plan has strategically reduced 
building heights to mitigate shadow impacts.

DEC 2021

JUN 2022

JUN 2022
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DEC 2021

JUN 2022

Spring Equinox - March 21st

Spring Equinox - March 21st

2:00 pm 4:00 pm 6:00 pm

2:00 pm 4:00 pm 6:00 pm
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8:00 am 12:00 pm10:00 am

DEC 2021

JUN 2022

Summer Solstice - June 21st

Summer Solstice - June 21st
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JUN 2022

Summer Solstice - June 21st

Summer Solstice - June 21st

DEC 2021
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Spring Equinox - March 21st Summer Solstice - June 21st March 21st - September 21st: Total Sunlight

Solar Analysis
The sunlight analysis diagrams show the time for which direct sunlight is available throughout the day. This proposal prioritizes retention of maximum daylight on Turntable 
Plaza, while mitigating shading impacts on victoria west Park and esquimalt rd through building orientation.
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March 21st - September 21st: Total Sunlight

DEC 2021

JUN 2022

NOTE: intensity of colour range 
difference exists between the 
dec 2021 set and June 2022 
set. This is a graphic variance 
only, not an intensity of impact 
variance. Colours in the dec 
2021 versions in this document 
have been enhanced with 
additional contract to aid in 
comparison/understanding.

ROUNDHOUSE AT BAYVIEW PLACE rezoning resubmission summary44

Solar Analysis

Design Exploration: Shadow Studies

DATE: JUNE 9, 2022 FILE: bayview-rezoning-submission-rez00729-20220609.indd



45DATE: June 9, 2022 FILE: bayview-rezoning-submission-rez00729-20220609.indd



KIMTA RD

SITKUM 
PARK

LIME BAY MEWS

DA-3 Plan Details
da-3 has an approved development Permit (dP #000522) for a 25 storey condominium development, activated at street 
level by cafe and retail spaces fronting Kimta and Lime bay mews, serving as a major people connection from Lime bay 
Park to the roundhouse precinct.

Site Plan

DA-3 Site Statistics

site area 3,610 m2 | 38,857 sf

Total Floor area 19,860 m2 | 213,771 sf

Floor space ratio 5.5 Fsr

site Coverage 37.5%

Total no. of units 199 units

Total Parking Provided 240 stalls

Updated DP drawing by dHKa | Sep 2019
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DA-3 Renderings

View across Kimta Road towards Bayview Place DA-3

Retail and Restaurant Frontages Along Lime Bay Mews

Richly Animated Outdoor Spaces at the corner of Kimta Road and Lime Bay Mews

View up Lime Bay Mews from Kimta Road
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B4 Redesign

B4 Site Statistics

site area 1,896 m2 | 20,408 sf

Total Floor area 15,003 m2 | 161,490 sf

Floor space ratio 7.91 Fsr

site Coverage 36.75%

Total no. of units 166

min. Parking required 121

The proposed tower on Parcel b4 has been 
revised from earlier proposals:

• Tower shifted to the east and reshaped 
to improve the view of the roundhouse 
from esquimalt road.

• access for traffic has been normalized 
at an entry point directly opposite 
an existing driveway to the north off 
esquimalt ave. This driveway provides 
access to an on-site turnaround and 
underground parking.

• Loading and servicing area is via sitkum 
road where a loading layby is proposed.

Site Plan

Updated June 2022

NOTE: all numbers and calculations are approximate 

only and subject to change: see disclaimer on 

page iii�
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B4 Renderings

View of Roundhouse Along North Edge of B4 (Dec 2021)

View of Roundhouse Along North Edge of B4 (Jun 2022)

Plan View

Plan View

DEC 2021

JUN 2022
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Conservation

Conservation is an overarching 
goal that is achieved through:

• Protecting existing character-
defining resources

• activating the site with 
relevant uses

• building compatible and 
sensitive new construction

• interpreting lost resources and 
intangible values

Conserving the railyard as a 
legible whole is paramount.

Rehabilitation

rehabilitation work:

• buildings were weather 
protected and stabilized to 
limit further decline

• developer continues to 
commit to rehabilitating the 
underutilized structures and 
site to create a vibrant urban 
community

• rehabilitation is a climate and 
community-positive solution

• Cost of rehabilitation 
is primarily funded by 
development revenues

Adaptation

adaptation is reuse of 
rehabilitated structures and site, 
responsive new construction, 
and new programming.

• Leverage the historic site and 
structures to create a relevant 
space suitable for tomorrow’s 
community

• The rehabilitated site and 
surrounding new construction 
will be legible as a cohesive 
whole 

• Historic structures will form 
the defining pieces of the 
development

Activation

successful activation is key to 
conservation.

• a thriving rehabilitated historic 
place is a celebration of its 
character-defining elements 
and budding contemporary 
purpose

• interpretation of lost 
resources and intangible 
values animate the greater 
story of the past and 
connecting it to the updated 
site

People = Activity

• development going 
forward facilitates heritage 
rehabilitation

• This project has to go forward 
in order for the rehabilitation 
to take place

• development of the site will 
be staged

• rehabilitation of the buildings 
and plaza needs to fit this 
staging

Heritage Rehabilitation & Activation

How This 
Development 

Makes This 
Possible

Clarification of Process and Intent
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Key Facts

 6

ground floor live-work spaces 
suited to emerging work from 
home trend support a diversity of 
jobs within the neighbourhood.

 1

approx. 150 affordable plus 150 
rental Housing units. agreement 
with greater victoria Housing 
society for workforce and below 
market housing.

 2

e&n rail Trail completes a central 
cycling and pedestrian link 
connecting esquimalt, victoria 
west, and songhees Point to 
downtown.

 3

Heritage spaces:

• rehabilitation and adaptive reuse of 
a significant historic collection of 
buildings and features in a distinct 
setting.

• Heritage spaces revitalized and 
activated as a retail and community 
hub for songhees and victoria west 
residents.

• approximately 40,000 sf of flexible 
retail, commercial, and amenity 
space incorporated.

 7

Historic setting reinforced 
by links to Lime bay and 
victoria west Park.

JUN 2022

JUN 2022 JUN 2022

 4

approximately 1,600 market units 
across a full range of unit types 
from studio to 3+ bedrooms.

 5

approximately 35% of the site 
provided as Public accessible 
Parks and open space.

NOTE: all numbers and calculations are approximate only and subject to change: see disclaimer on page iii�
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