


A Healing Shade of Green 
By Andrea Cox

(Reprinted with permission by
ELEMENTE MAGAZINE) 

An industrial toxic wasteland in Victoria BC 
is transformed into North America’s first 
self-sufficient sustainable community

“Dockside became an inspiration for us 
because we saw it as an opportunity to 
really go to the next level of environmental 
thinking.  We had a chance to move beyond 
the stand alone building and implement 
green building principles into the entire 
infrastructure on site.” Joe Van Belleghem

“We have a shot right now to be the first 
community in North America to be green 
house gas positive.”  Van Belleghem

I asked myself, “How can we undertake this 
project if we are not engaged with the First 
Nations?”  Van Belleghem 

Between the Johnson Street and Bay Street 
Bridges,  along the Tyee Corridor and 
west shore of Victoria’s inner harbour, a 
renaissasnce is happening.  It’s happening 
all because of a new development called 
Dockside Green.  

One hundred and fifty years ago, this land 
echoed with the laughter of First Nations 
children. With the Songhees relocation to 
the reserve in Esquimalt in 1911, the land 
became slated for industrial use and was 
mistreated for close to 100 years, turning  
this once treasured paradise into a sludge 
of black water , contaminated with heavy 
metals and toxic chemicals. 

In the fall of 2004, the City of Victoria issued 
a request for proposal to redevelop the 
site with a mandate toward sustainability. 
The city set a minimum price, but money 
wasn’t the goal;  the City wanted a 

An extensive North American study (“What 
Office Tenants Want - 1999 BOMA/ULI 
Office Tenant Survey Report”) on office 
building tenant satisfaction determined 
that tenants highly value comfort in 
office buildings. Specifically, respondents 
attributed the highest importance to 
comfortable air temperature (94 %). Office 
temperature and the ability to control 
temperature were the only feature that 
were both “most important” and on the 
list with which tenants were least satisfied. 
This study also found that the primary 
reason that tenants move out is because of 
heating and cooling problems.

Ecological 

From a conceptual perspective, a 
building both gives and takes from the 
world. It gives us comfortable spaces 
(when the outdoor environment is not 
so comfortable), but it also takes natural 
resources and results in water and air 
pollution through its operations, as well as 
through the production and transportation 
of associated materials. Green buildings 
strive to protect existing ecologies, and 
enhance or improve ecologies that may 
have been damaged in the past. The 
following methods are often employed 
with direct ecological benefits –

Protect existing natural spaces: Green 
buildings tend not to be constructed 
on environmentally sensitive lands. If 
they are constructed on or near green 
spaces, measures are taken to limit the 
impact on the local ecology.

Enhance existing ecology: Green 
buildings often are constructed on 
previously developed property, with 
measures taken to restore plant life 
to building sites by decreasing the 
site area used for parking, or through 
the use of green roofs, which provide a 
more ecologically friendly alternative to 
conventional roofing systems.

Reduce water use: water use typically 
results in draws of clean water from the 
environment and delivery of 
contaminated water back to the 
environment. Excessive water use can 
also act as a transport mechanism of 
other contaminants, such as fertilizers 
used in landscaping. By reducing 
water use, green buildings minimize the 
detrimental effects of water use and its 
effects on local ecologies, such as 
aquatic life.
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Reduce material use and use low-
impact materials: All materials carry 
embodied environmental effects, 
in that there are environmental and 
ecological consequences as a result of 
their production and use through their 
life cycle. Green buildings promote the 
use of materials with lower embodied 
environmental and ecological burdens. 
Green buildings also typically utilize 
fewer materials, through efficient 
design and elimination of unnecessary 
finish materials (for example, many 
green buildings employ exposed 
structural materials, rather than covering 
these materials with a wall finish). 
Lastly, green building operations 
promote recycling in their operation.

Reduce Emissions to the air: Green 
buildings effectively reduce air pollution 
through reduced energy use, the use 
of appropriate refrigerants, the use of 
materials with low off-gassing, and other 
steps. The reduction in the use of fossil f
uels at the building site result in lower 
air pollution contributions at the site, 
while reduction in electricity use results 
in lower air pollution associated with 
power plants.

Reduced Climate Change Impact 

Controlling the release of greenhouse 
gases is an aspect of green building 
that warrants special mention. Buildings 
contribute to global climate change 
through the use of materials and energy, 
the direct burning of fossil fuels, and the 
use of electricity generated from fossil 
fuels. The largest building factor affecting 
global climate change effects is in the 
use of energy for heating and cooling. In 
addition to using fewer materials and less 
energy, green buildings often incorporate 
clean energy, such as photovoltaics or 
wind power. Through these efforts, the 
contributions to global climate change by 
green buildings are significantly reduced.

Next Edition  - The Economic Benefits of 
Green Building

developer that would approach the project 
from a triple bottom line perspective 
incorporating the City’s strategic priorities 
of environmental sustainability, social 
and cultural development and economic 
vitality and who would commit to a 
minimum of a  Silver Leadership in 
Energy and Environmental Design (LEED) 
status. “The Dockside Green project is a 
unique opportunity to set a new standard 
of excellence in urban renewal and 
sustainable design,” says Victoria’s Mayor, 
Alan Lowe. “Innovation and diversity are 
integral parts of the vision - a vision which 
encompasses affordable housing as part of 
the overall development,” says Lowe.

“When we saw the triple bottom line 
rating system,we got very excited,” says 
Joe VanBelleghem, partner at Windmill 
Development Group, a Canadian developer 
whose portfolio brims with green real 
estate. “Our company was formed on 
the basis of triple bottom line thinking. 
”  Windmill utilizes forward thinking 
strategies that incorporate the integration 
of  the objectives of the triple bottom 
line components  so that each enhances 
the attributes of the others, thereby 
strengthening the whole.

Windmill partnered with Vancity 
Enterprises Ltd. , a company that also 
takes the triple bottom line approach 
to business, and in January of 2005 they 
won the right to purchase the land and 
redevelop it and Dockside Green was born.

Build out is expected to take five to seven 
years and once completed, Dock-side 
Green will encompass over 15 acres and 
will incorporate residential, light indus-trial, 
retail and commercial components. Over 
2,500 people will be able to call a variety 
of sustainable accommodations  - ranging 
from apartment style condominiums to 
townhouse and live/work lofts – home. 

“Dockside became an inspiration for us 
because we saw it as an opportunity to 
really go to the next level of environmental 
thinking.  We had a chance to move 
beyond the stand alone building and 
implement green building principles into 
the entire infrastructure on site,” explains  
Van Belleghem. 

The development  embraces innovative 
solutions to environmental design - 
solutions like its own sewage treatment 
plant (the City of Victoria currently does not 
treat sew-age, it pumps it directly into the 
ocean) “People ask me , ‘Why would you 
have that extra cost?’ But when you look at 
the triple bottom line it makes sense,” says 
Van Belleghem.  

Ecologically the treatment plant is good 

thing because polluted water is not 
dumped directly into the ocean and 
because the treated water is then reused to 
flush toilets and irrigate the landscaping.  
In the summer when it doesn’t rain, it is 
used to keep the extensive naturalized 
pond and creek system flowing (during the 
wet months the storm runoff systems flows 
into the naturalized waterways). 

On a social level, the whole system was 
designed to nurture urban ecology 
resulting in beautiful landscaping. And, 
because the creek and pond system are so 
aesthetically appealing, the non-oceanside 
townhouses that surround these features 
have fetched prices far exceeding original 
expectations. “They ended up being our 
best sellers. The extra value that we got 
on these homes ended up covering a 
significant portion of the sewage treatment 
costs,” says Van Belleghem.  As well, 
residents also save money from not using 
the municipal storm sewer and from the 
use of water efficient fixtures.  

The development will also incorporate a 
centralized heating system that utilizes a 
bio-mass gasification process - essentially it 
takes waste wood and gasifies it to provide 
hot water which will then be used to heat 
the buildings on site. This provides some 
energy security for the residents – “energy 
future proofing” if you will. “We fully expect 
natural gas and heating costs to rise in the 
future, but at Dockside we expect the long 
term utility rates will decrease,” explains 
Van Belleghem.  

As an added bonus, because the buildings 
at Dockside are so energy efficient, the 
community will not be able to use all of the 
heat generated from the biomass system, 
so the developers are working with offsite 
customers. “We have a shot right now to 
be the first community in North America 
to be green house gas positive,” says Van 
Belleghem.

“But, the triple bottom line is not just 
about economic and environmental 
principles, it is also about how you engage 
the community in sustainability,” says 
Van Belleghem, whose business ethics 
and development practices have evolved 
since he read the book entitled Natural 
Capitalism by Hawken and Lovins eight 
years ago.  

“It was this enormous wake up call for me. 
The book really talked about the environ-
mental issues that we are facing in the 
world, the value of our natural capital and 

how we as businesspeople really need 
to start looking to the environment for 
solutions on how to design our buildings 
and communities.”   So, relationship 
building has become first and foremost in 
this developer’s approach.
 
The developers behind Dockside 
Green have worked hard to establish a 
relationship with the aboriginal people’s 
who first used the land. Van Belleghem 
recalls that when the project was in the 
rezoning phase,  Detlef Beck , director 
of community in-vestment for Vancity 
suggested that they talk to the First Nations 
people. [Let’s get a quote from someone 
at the City or VanCity and a member of the 
aboriginal community. Let’s also stress what 
kind of “first” this is and why.]

That night a friend sent Van Belleghem 
images of the First Nations using this land 
over 100 years ago. “The photos were of 
children and families and canoes and it 
made me wake up and refer back to what 
we are all about.  I asked myself,’How can 
we undertake this project if we are not 
engaged with the First Nations?’”

A meeting was set up with Chief Andy 
Thomas from the Esquimalt Nation and 
Chief Robert Sam from the Songhees 
Nation. Van Belleghem says that he initially 
took the typical white man approach: “I 
came in all prepared and then, during the 
meeting, I realized that I had no idea what 
I was talking about and the meeting was 
going nowhere. Finally I said, ‘Look, I’m a 
white guy and I really don’t know what your 
issues are. We took this land away and then 
we contaminated it, so how about we work 
together to heal it?’  Well, that ended up 
resulting in a phenomenal conversation,” 
recounts Van Belleghem.  

“A few months later we had a blessing 
ceremony with eight chiefs and their 
families and we gave our pledge to be 
ecologically responsible on the land.”  
In October of 2006 a Memorandum of 
Understanding was signed between 
the developers and the Esquimalt 
and Songhees First Nations to create 
a framework for cooperation and 
communication.

As part of their mandate for sustainability,  
the Windmill Development Group Ltd. and 
Vancity Enterprises Ltd. have committed 
to  local  job creation with particular 
support for First Nations job site training. 
The program has been so successful and 
has generated so much excitement that 
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Current examples of Canadian Green 
Building Rating Systems

	
BOMA (Building Owners and Managers 
Association) Go Green Plus (formerly Go 
Green Comprehensive) 
 
is a rating system to environmentally 
certify commercial buildings. It has been 
adapted from the “Green Globes” rating 
system (an Energy & Environment Canada 
initiative). The indoor environment section 
of this rating system focuses on ventilation, 
filtration, lighting, temperature, noise 
elements, cooling tower and humidity 
factors. There is no reference to the types 
of paints and coatings that should be 
employed within the indoor environment.

UBC REAP (Residential Environmental 
Assessment Program) 

is a mandatory green building rating 
system for all new residential buildings 
within the University of British Columbia 
south campus area. There are five levels 
of certification with 200 available credit 
points (56 of which are mandatory). There 
are credit points available for the use of 
Eco Logo labeled products or MPI (Master 
Painters Institute) approved products (E2 
level minimum).

Built Green 

is a rating system that was launched in 
Calgary, Alberta in 2003. Also adopted in 
BC in 2005 specifically for single family 
residential homes. It is strongly based 
on mandatory energy efficiency factors 
(EnerGuide initiatives). It is related to 
R-2000 (highest rating target within Built 
Green program), with three other, lower 
certification levels named BG Gold, BG 
Silver and BG Bronze. Credits are available 
for recycled-content paint use, interior 
paints with VOC levels less than 250 grams 
per liter, and premium points for zero VOC 
paint use. There is currently a pilot Built 
Green program for residential multi-storey 
(tower) buildings.

LEED (Canada)  

is a popular green building assessment 
and rating system used throughout 

Canada. LEED is the most extensively 
used and referenced system. LEED 
rating systems award points for meeting 
specific performance criteria defined in 
prerequisites and other credits. Improved 
building performance is certified (based on 
the number of points earned by a project) 
with one of four ratings – Certified, Silver, 
Gold & Platinum.

The LEED rating system, developed by 
the US Green Building Council (USGBC) 
was first released in 1999. At that time it 
was focused solely on new construction 
and major renovations. Other versions of 
LEED have been, or are being developed, 
including systems focused on:

• New commercial construction and major 
renovation projects (LEED-NC)
• Existing building operations (LEED-EB)
• Commercial interior projects (LEED-CI)
• Core and shell projects (LEED-CS)
• Homes (LEED-H)
• Neighborhood development (LEED-ND)

The Canada Green Building Council 
(CaGBC), which has exclusive rights to 
LEED in Canada, introduced LEED Canada 
NC-1.0 in the fall of 2004 and LEED CI in 
November of 2006.  As noted above, LEED 
building certifications can be achieved by 
selecting a required number of credits from 
a larger set of credits. Accordingly, a LEED 
certification rating may not be indicative 
of how “green” a building is, and identical 
LEED certification levels on different 
buildings would not likely be indicative of 
identical “green” building characteristics. 

This is particularly valid for the more easily 
attained certification levels. None the 
less, each credit within LEED is based on 
sound “green” principles and LEED certified 
buildings tend to be more “green” than 
typical buildings for this reason.

Emerging Green Building Rating 
Systems

CMHC (Canada Mortgage & Housing 
Corporation)  

“EQuilibrium” program recently announced 
the selection of 12 homebuilding teams to 
proceed across Canada with this residential 
housing pilot demonstration initiative. It 
is based on the “net zero” principle that a 
residential building “must not consume 
more than it gives back”.

Cascadia US Green Building Council “Living 
Building Challenge”  

is an initiative to move “beyond LEED-
Platinum”. The aim is to attain a true level 
of sustainability with “The Living Building” 
that can generate all its own energy and 
renewable resources, capture and treat 
all of its water on site, and uses resources 
efficiently.

Benefits of Green Buildings 

(Taken from “A Business Case for Green 
Buildings in Canada” - Morrison Hershfield 
Consulting Engineers)

Green buildings offer widespread 
benefits to a number of building industry 
stakeholders. The fundamental reduction 
in relative environmental impacts, coupled 
with superior interior environmental 
conditions, benefits building occupants, 
other stakeholders, and society as a whole. 
Examples of the specific benefits of green 
buildings are provided within the following 
sub-sections –

Occupant Comfort & Health 

Green buildings typically incorporate 
superior air quality, abundant natural 
light, access to views, and noise control. 
Effectively, each of these qualities benefits 
building occupants, making these 
buildings better places to work or live. 
Building occupants want, and value many 
“green” building features, such as superior 
air quality and control of air temperature. 
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Interested in learning more about the 
environment? Here are a few films that 
you may want to see; each film offers 
interesting insights on some of today’s 
hottest topics.

“An Inconvenient Truth”

This appears to be the film that really put 
awareness about the environment and 
the consequences of our impact on the 
environment into the mainstream.  An 
Inconvenient Truth  premiered at the 
2006 Sundance Film Festival, has since 
won an acedemy Award and it is the 
third-highest-grossing documentary in 
the U.S. to date. Presented by former Vice 
President Al Gore and directed by Davis 
Guggenheim this film is a must see for 
those that can appreciate a compelling and 
well presented point of view on climate 
change. A companion book authored by 
Gore has been on the paperback nonfiction 
New York Times Bestseller list for well over 
a year. The film’s distributor, Paramount, 
is donating 5% of the box office receipts 
and Gore is donating all of his proceeds 
from the film to The Alliance for Climate 
Protection (of which Gore is both founder 
and chairman). 

Design E2: The Economies of being 
Environmentally Conscious 
Design: 
 
e2 (the economies of being 
environmentally conscious) is an original 
six-part series that explores the vitality 
of the environment through eco-friendly 
architecture.  Narrated by Brad Pitt and 
beautifully shot in high-definition, the 
series introduces us to the inventive leaders 
and technologies driving sustainable 
practices worldwide in the design of 
buildings where we live, work, and play. 
The first episode, “The Green Apple,” 
demonstrates how the skyscraper can 
surprisingly be a model of environmental 
responsibility.  In the second episode, 
architect and activist Sergio Palleroni 
continues his mission to provide design 
solutions to humanitarian crisis regions. 
“The Green Machine” follows Mayor 
Richard M. Daley as he strives to make 
Chicago “the greenest city in America.”  
The fourth episode takes the notion of 
the three R’s (reduce, reuse, recycle) to 
grand proportions by turning Boston’s 
“Big Dig” waste into spectacular residential 
design.  “China: from Red to Green?” 
depicts a country at its tipping point and 
finds a sustainable solution in Steven 

Holl’s Beijing project.  The final episode, 
“Deeper Shades of Green,” presents some 
of the most remarkable visionaries who 
are changing the face of architecture and 
environmentalism: Ken Yeang, Werner 
Sobek and William McDonough.  Check 
your local TV listings to find out when these 
episodes will air on your PBS station.

Who Killed The Electric Car?

This 2006 documentary film explores the 
birth, commercialization and subsequent 
death of battery powered electric vehicles
The film details the California Air Resource 
Board’s reversal of the mandate after 
suits from the Auto Manufacturers, the 
oil industry, and the George W Bush 
Administration. It points out that Bush’s 
chief influences, including Dick Cheney and 
Condoleeza Rice are  former executives and 
board members of oil and auto companies.
A large part of the film accounts for GM’s 
efforts to demonstrate to California that 
there was no demand for their product, 
and then to take back every EV1 and 
dispose of them. The balance of the film 
is spent looking why the electric car failed 
and who is responsible for the failure: 
The consumers? The limited range of 
the batteries? The oil companies? The 
car companies? The government? The 
California Air Resource Board (CARB), or 
hydrogen batteries? Watch the film and 
decide for yourself.

the Construction Association  wants to 
implement it as a regional program.

The excitement for the project has also 
touched the Victoria West Community 
Association , tradespeople and the 
contractors on site who have all become 
involved. 
According to Van Belleghem, BC is in 
the same boat as Alberta in terms of 
its shortage of skilled labour, yet at 
Dockside they have had no problems 
finding tradespeople.   “In all my years in 
development I have never experienced 
this,” reflects Van Belleghem. 

Dockside Green is the biggest 
development of city land in Victoria’s 
history, yet inter-estingly, there has been 
no opposition whatsoever to it. The 
reason?  The project is unifying people  
with the common goal of creating a clean, 
sustainable environment that can be 
enjoyed now and by future generations to 
come. 

“When complete, Dockside Green will 
be  a vibrant community and a welcome 
addition to Victoria’s harbour and 
downtown core,” says Lowe.

www.docksidegreen.ca

Cloverdale Paint is proud to be the 
exclusive paint supplier to Dockside Green. 
Cloverdale’s Horizon line of low VOC/low 
odour products are featured throughout 
the entire development as are many other 
Cloverdale Paint products.

Nissan has a 
long history 
of research in 
electric vehicles 
that dates 
back to its first 
electric car built 
in 1947.

1947 Tama EV




