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DOCkSIDE GREEN: 
A New Shade of Sustainability
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Does it represent Smart Growth, 
New Urbanism, a Model Carbon-
Neutral Community? Yes, all that…
and more.



First Quarter 20096

Victoria’s Dockside Lands, adjacent to the Inner Harbour, 
have long been an integral part of the city’s industrial 
roots. Ringed with shipyards, the 15-acre site was once 
dominated by transport and manufacturing operations: 
a rail line with freight buildings, propane and asphalt 
plants, a cedar shingle mill, iron and metal storage. Over 
time, it became a brownfield, the soil and ground water 
contaminated with metal, hydrocarbons and other waste 
by-products.

Dockside Green, today, has become a crown jewel for 
British Columbia’s capital city (population 80,000) and 
promises to be a model sustainable community for North 
America and the world. Remediation of the contaminated 
property makes it the largest redevelopment of city land 
in Victoria’s history. This harbor-front acreage, once 
owned by First Nations people, is also the first master-
planned development to target LEED®  (Leadership in 
Energy and Environmental Design) Platinum certification.

Reaching high, setting new standards, achieving the 
triple bottom line – it’s already taking shape for Phase 
One of this mixed-use residential/commercial real estate 
development. Completed in March 2008, Dockside Green’s 
“Synergy” high-rise (95 residential units, three commercial 
spaces) has received the highest LEED® rating ever – 63 
points out of a possible 70 – at the Platinum level for new 
construction. The development’s goal, meanwhile, is to 
achieve LEED® Platinum certification for each subsequent 
building and for the community as a whole.

LEED® PLATINUM, AND bEyOND
This progressive approach to meeting, and exceeding, 
LEED® is critical to understanding the energy, water and 
wastewater goals at Dockside Green. The development and 
design team have defined these holistically, with many 

of the LEED® credits based on site-wide 
initiatives and infrastructure.

Nowhere is this approach to site design better 
exemplified, perhaps, than with Dockside Green’s 
on-site sewage treatment system. Utilizing sophisticated 
ultra-filter membranes and bioreactor tanks, the system 
treats all blackwater to near drinking water quality for 
toilet flushing and landscape irrigation. In addition, storm 
water collection and storage systems will supplement 
wastewater from showers, washing machines and 
dishwashers to irrigate green roofs and feed landscaped 
water features, including ponds and a naturalized creek 
along a greenway running the length of the property. The 
result? Dockside Green will process 100 percent of its own 
sewage on site, reducing potable water consumption by 
67 percent and saving an estimated 70 million gallons 
of water a year – more than the entire Victoria, British 
Columbia region uses on the driest day of the year.

Dockside Green also aims to be the first carbon-neutral 
community development in North America. Critical to 
achieving its greenhouse gas (GHG) emissions goals is a 
biomass gasification plant (to be completed in the spring 
of 2009), utilizing wood-waste to supply heat and hot 
water to every building within the development. Excess 
heat will be sold to neighboring businesses. By design, this 
district energy system relies on clean energy gasification, 
a process that generates low cost heat using local waste 
wood for biofuel. Complementing this renewable energy 
source, all buildings at Dockside Green will be 48 to 52 
percent more energy efficient than the Canadian Model 
National Energy Code. Its design approach focuses first on 
passive building design, such as shading and daylighting. 
Energy-efficient light fixtures, motion sensing light 
switches and Energy Star-rated appliances will also 
drastically reduce energy consumption.

“Dockside Green has created a value-
shift proposition: it’s really opened up 
people’s hearts, really giving them a 
taste of what the future can be and 
how you can design communities 
differently.”

Joe Van Belleghem
Partner, Windmill West and Developer, Dockside 
Green
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Through these combined energy strategies, 
Dockside Green is expected to produce an 

extremely low per capita level of GHG 
emissions, possibly one of the lowest 

levels (for residential buildings 
and personal transportation) 

of any development in a 
mid- to large-size city 

in Canada. This 
makes it an 

ideal 

addition 
for Victoria, 
one of more than 100 
communities across British 
Columbia already committed to 
becoming carbon neutral by 2012.

IDEAS: INTEGRATED, EVOLVING
In 1989, the City of Victoria purchased 
these blighted, forgotten brownfields from 
the Province of British Columbia for the 
sum of one dollar ($1.00). More than 13 
years later, in 2002, it was announced 
the entire acreage would be available 
for urban redevelopment. Following 
a competitive bid process, Vancity and 
Windmill West were selected to lead the 
project. Vancity is Canada’s largest credit 
union, with $14.1 billion in assets. The principal 

behind Windmill West was also responsible for Canada’s 
first LEED® certified project: the Vancouver Island 
Technology Park (VITP), a LEED® Gold high-tech park in 
Victoria. The city also became an important development 
partner, with several private and public entities working 
together to coordinate numerous changes for planning 
and zoning and to approve various infrastructure or 
mechanical choices.

A commitment to achieving the highest standard of 
LEED®, in fact, has been a priority since the project’s 
inception. Vancity, Windmill West and the rest of the 

Dockside Green team have offered to pay a $1 million 
penalty to the city if they don’t achieve a 

LEED® Platinum rating.

All buildings on the site are 
expected to be complete by 2014, 
at a price tag of $600 million. 
Joe Van Belleghem, the project’s 

co-developer and prime mover, 
estimates construction costs are 

only about 1 to 1.5 percent higher 
than a normal mixed-use development. 
He also notes that the large number 

of sustainable design elements will 
actually minimize those 

cost differences, 
particularly 

as the 

THE WATER STORY AT DOCKSIDE GREEN
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project’s wide consortium of contractors, subcontractors, 
engineers and other specialists continue to work in 
unison as an integrated design team. Ultimately, the 
difference in cost has been made up through marketing 
and entitlement savings.

Both the master plan and designs for its first two phases, 
“Synergy” and “Balance”, were led by architects at Busby 
Perkins + Will. In addition, Stantec’s Vancouver and 
Victoria offices (formerly Keen Engineering) have served 
as MEP consultants, with Farmer Construction acting as 
general contractor.

ThE REbIRTh OF COOL
Rising from Dockside’s newly-restored landscape, 
Synergy is a four-building residential/commercial cluster 
that combines contemporary urban design and a broad 
array of green features. Anchoring Phase One is a two-
story townhouse, a three-story townhouse and two 
residential towers of five and eight stories that include 
three commercial spaces. Its energy-efficient design 
includes a 100 percent fresh air system with heat recovery 
ventilators, low-e double glazed/thermally isolated 
window systems, over-height ceilings in living areas for 
natural lighting, and external shading devices on south 
and west windows. In addition, most balconies will have 
a rainwater storage tank for watering. All living spaces 
feature efficient plumbing fixtures, low-flow faucets and 

toilets, as well as water-saving washing machines and 
dishwashers to reduce waste and lower operating costs. 
Interior finishes emphasize environmentally-friendly 
materials and design elements that promote healthy living 
for residents.

Phase Two, ready for occupancy in March 2009, is 
known as Balance. Here, the one-and two-bedroom 
condominiums, townhomes and penthouses all benefit 
from dramatic city and harbor views. And again, all 
living spaces feature an innovative combination of high 
performance glazing and shading, abundant daylighting, 
advanced building insulation, energy- and water-efficient 
fixtures and appliances, and environmentally-healthy 
interiors. Balance will effectively complete Dockside 
Green’s first neighborhood, “Dockside Wharf”. The 
development’s first commercial building opened here 
in December 2008, with signed tenants for an organic 
bakery, coffee shop and restaurant on the main floor. 
The top two floors have been leased, the tenant aiming 
for LEED® Platinum CI. The office space is naturally 
ventilated with solar chimneys and no air conditioning 
and features photovoltaic shades over windows and 
building wind turbines. A second commercial building is 
also under construction.

A second neighborhood, “Dockside Commons”, will 
feature street-oriented townhouses surrounding 
courtyards and garden flats that face the development’s 
internal greenway. The “Harbour Road Industry” area 
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nearby will mix light industry with loft-style housing. The 
final neighborhood, “Dockside Village”, at the southern 
end of the community, will feature a broad spectrum of 
homes, offices and locally-owned shops and services – all 
built around a central plaza.

TRIPLE bOTTOM LINE
The innovations at Dockside Green also reflect a conscious 
effort by members of the project team to make this 
pioneering development a place for people: socially vibrant, 
culturally rich, a just community. Among its goals, stated 
from the outset of master planning, are to accommodate a 
diverse mix of residents. As a result, this new community 
is hoping to attract residents who represent a wide range 
of ages and income brackets, a mix of household types 
(couples, families with and without children), and different 
ethnic backgrounds. In addition, up to 31 percent of the 
residential units (on city-owned land) will be developed as 
affordable housing, rental and market-affordable (owned) 
units – all integrated with market buildings.

Another goal of the development is to foster healthy 

Dave Macaulay is author of Integrated Design: Mithun (Ecotone Publishing, 2008) and co-author of The Ecological Engineer: 
kEEN Engineering (Ecotone Publishing, 2005) and a contributor to AIA COTEnotes, GreenSource magazine, and other 
publications.

“When you achieve something like 
Dockside Green, you begin to see 
how carbon neutrality is in the 
realm of the real and possible, as 
differentiated from the idea that it’s 
an impossible dream. It is another 
powerful example of a commercial 
development that’s working.”

Blair McCarry
Sustainability Consultant, Stantec

lifestyles. A short distance away is a regional biking 
trail and waterfront walkway, a public wharf, and kayak 
and boat launch, all upgraded or built by the developer 
for the city. Community amenities on site will include 
public art, new parks, a village area, the greenway, and 
an amphitheatre. Its design also reinforces New Urbanism 
principles: with walkable neighborhoods, shops and 
services close by; the compact design of buildings and 
plaza areas providing opportunities for neighborhoods to 
meet and interact; and interconnectivity with surrounding 
neighborhoods. Residents will have access to a mini bus on 
site, a fleet of 10 smart cars as part of a car-share program, 
and transportation to Victoria’s downtown core and other 
hubs. And finally, Dockside Green is participating in the 
U.S. Green Building Council’s LEED® for Neighborhood 
Development pilot.

For Joe Van Belleghem, the vision of Dockside Green 
continues to take shape with every passing week. With the 
project now well under way, it also continues to exemplify 
the “Triple Bottom Line” approach to sustainability:

“This thinking shouldn’t be isolated to real estate 
development or community building. It should be 
applied to everything. It’s how we should operate 
all over the world, in all our businesses. I’m 
convinced that if every country and every business 
around the world adopted the triple bottom line, 
we’d be making much different decisions and 
having much better outcomes – not just from an 
ecological and social perspective, but also from an 
economic perspective.”




