
CITY OF LANGFORD 

PLANNING, ZONING AND AFFORDABLE HOUSING C O M M I T T E E 

Monday August 2 2 n d , 2011 @ 7:00 pm 

Council Chambers 

AGENDA 

Page 

1. CALL TO ORDER 

2. APPROVAL OF THE AGENDA 

3. ADOPTION OF THE MINUTES 

a) Planning, Zoning & Affordable Housing Commit tee Meet ing - August 8 t h , 2011 001 

4 . REPORTS 

a) Application to Rezone 3385 Happy Val ley Road from A G l (Agriculture 1) to RM7A (Medium-

Density Apartment A) to Al low for the Development of Approximately 18 Townhouse Units 

and 6 One-Fami ly Lots 

- Staff Report (File No. Z -10 -05 - 3385 Happy Valley Road) 006 

b) Application to Rezone 3371, 3377 and 3379 Happy Valley Road from A G l (Agriculture 1) and 

G R 2 (Greenbelt Residential 2) to RM7A (Medium-Density Apartment A) to Al low for the 

Development of Approximately 59 Townhouse Units 

- Staff Report (File No. Z l l - 0 0 1 5 - 3371, 3377 and 3379 Happy Val ley Road) 017 

c) Application to Rezone 1004 Fashoda Place from A G l (Agriculture 1) to RS3 (Residential Smal l 

Lot 3) and R2A (One- and Two-Fami ly Residential) to Allow for the Development of a Five Lot 

Subdivision 

- Staff Report (File No. Z l l - 0 0 1 8 - 1 0 0 4 Fashoda Place) 029 

d) Application to Rezone 3262 and 3264 Happy Valley Road f rom G R 2 (Greenbelt Residential 2) 

to RS3 (Residential Small Lot 3) and RT2 (Residential T o w n h o u s e 2) to Allow for the 

Development of Approximately Five (5) One-Family Lots and Six (6) Townhouse Units 

- Staff Report (File No. Z l l - 0 0 1 9 - 3262 and 3264 Happy Val ley Road) 040 

e ) Planning Department Statistical Information for June and July, 2011 

- Staff Report (File No. 0640-30) 

050 

5. ADJOURNMENT 



CITY OF LANGFORD 

MINUTES OF THE PLANNING, ZONING AND AFFORDABLE HOUSING COMMITTEE 

Monday August 8 t h , 2011 @ 7:00 pm 

Council Chambers 

PRESENT 

Counci l lo r D. Blackwel l (Chair), Counci l lo r : R. W a d e (Vice-Chair) ; M e m b e r s : M . Hal l , N. S tewar t , A. 

Creuzot , J. Bu t le r -Smythe and D. Horner . 

ATTENDING 

City Planner, M a t t h e w Ba ldwin and Depu ty D i rec tor o f Engineer ing, M iche l le M a h o v l i c h . 

ABSENT 

M e m b e r : S. Harvey. 

1. CALL TO ORDER 

The Chair cal led t h e mee t i ng t o o rde r at 7:00 p .m. 

2 . APPROVAL OF THE AGENDA 

MOVED BY: COUNCILLOR WADE 

SECONDED: J. BUTLER-SMYTHE 

That t h e Planning, Zoning and A f fo rdab le Housing C o m m i t t e e approve the Agenda as p resen ted . 

CARRIED. 

3. ADOPTION OF THE MINUTES 

a) Planning, Zoning & Affordable Housing Commit tee - J u l y , 1 1 t h , 2011 

MOVED BY: J. BUTLER-SMYTHE 

SECONDED: A. CREUZOT 

That the M i n u t e s o f t h e Planning, Zoning and A f f o rdab le Housing C o m m i t t e e of July 1 1 * 2 0 1 1 

m e e t i n g be adop ted as c i rcu la ted . 

CARRIED. 
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4. REPORTS 

a ) Application to Vary Section 96 and Section 2.1.1 of the Subdivision and Development Servicing 

Bylaw No. 1000 by Waiving the Requirement to Underground all Single Phase Transmission 

Systems and the Requirements to Complete Full Frontage Improvements at 918 Gade Road. 

- Staff Report (File No. DVP-11-0016 - 918 Gade Road) 

MOVED BY: M . HALL 

SECONDED: COUNCILLOR WADE 

That t h e Planning, Zoning and A f f o rdab le Housing C o m m i t t e e r e c o m m e n d t o Counci l : 

That Counci l proceed w i t h cons ide ra t i on o f Deve lopmen t Var iance Permi t No. DVP-11-0016 fo r 

t h e p roposed 3- lot subdiv is ion at 918 Gade Road, w i t h the f o l l o w i n g var iances: 

a ) That Sect ion 9.6 o f t h e Subdiv is ion and D e v e l o p m e n t Servic ing Bylaw No. 1000 be 

var ied by wa iv ing the r e q u i r e m e n t fo r insta l l ing al l single phase t ransmiss ion 

systems u n d e r g r o u n d ; and 

b ) That Sect ion 2.1.1 o f t he Subdiv is ion and Deve lopmen t Servicing Bylaw No. 1000 

be var ied by wa iv ing the r e q u i r e m e n t t o c o m p l e t e fu l l f r on tage imp rovemen ts , 

subject t o the f o l l o w i n g t e r m s and cond i t i ons : 

i. That the app l i can t p rov ide a cash c o n t r i b u t i o n of at least 50% of t h e 

es t ima ted cost o f any requ i red f ron tage i m p r o v e m e n t s va r ied t h e 

Deve lopmen t Var iance Permi t (DVP) process; 

i i . That the app l i can t w o r k w i t h s ta f f t o establ ish a d r i veway and grad ing 

p lan , p r io r t o issuance o f t he DVP, t h a t reta ins all t rees, inc lud ing 

A rbu tus and Douglas f i r t rees in the f ron tage t o the sat is fact ion o f t he 

City Engineer and Parks Manager unless o the rw i se r e c o m m e n d e d by 

the Cer t i f ied Arbor i s t t h a t a t ree(s) must be r e m o v e d t o a c c o m m o d a t e 

t h e w o r k ; 

i i i . That the app l icant p rov ide a Tree Preservat ion Plan pr ior t o issuance o f 

t h e DVP t o the sat is fact ion o f t h e Parks Manager ; 

iv. For every t r ee in t h e ROW tha t is r e m o v e d or damaged dur ing 

cons t ruc t i on t h a t t he o w n e r shall p rov ide a 2 :1 rep lacement . The 

rep lacemen t t rees shal l be na t i ve t rees and the m i n i m u m cal iper size o f 

t h e rep lacement t rees shall be 7cm , to the sat is fact ion o f t he Parks 

Manager ; 

v . That t h e o w n e r p rov ide a le t te r o f engagemen t f r o m a cer t i f ied arbor is t , 

p r io r t o c o m m e n c e m e n t of any w o r k , c o n f i r m i n g tha t the re w i l l be an 

arbor is t ons i te du r ing c lear ing and excava t ion t o ensure tha t t he t rees 

be ing re ta ined are be ing p ro tec ted accord ingly ; 

v i . That t h e app l icant p rov ide the necessary condu i t f o r f u tu re 

u n d e r g r o u n d electr ical connec t ion t o each dwe l l i ng . 

CARRIED. 
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b) Application to Rezone 961 and 963 Isabell Avenue from R2 (One- and Two-Fami ly Residential) 

to RS3 (Residential Smal l Lot 3) to Al low for the Development of A p p r o x i m a t e l y 7 Single-

Family Res ident ia l Lots 

- Staff Report (File No. Z-10-20 - 961 and 963 Isabell Avenue) 

MOVED BY: N. STEWART 

SECONDED: COUNCILLOR WADE 

That the Planning, Zoning and A f fo rdab le Housing C o m m i t t e e r e c o m m e n d t o Counci l : 

That Counci l p roceed w i t h th is rezon ing by g iv ing f i rs t read ing t o Bylaw No. 1339 t o a m e n d the 

zon ing o f t h e subject p rope r t y f r o m R2 (One- and Two-Fami l y Resident ia l ) t o RS3 (Resident ia l 

Small Lot 3) in o rde r t o a c c o m m o d a t e d e v e l o p m e n t o f t h e p r o p e r t y , sub jec t t o the f o l l ow ing 

t e r m s and cond i t ions : 

a) That the o w n e r agrees t o p rov ide the f o l l o w i n g c o n t r i b u t i o n , p r io r t o Bylaw 

A d o p t i o n , t o the Genera l A m e n i t y Reserve Fund: 

i) $9 ,300 per un i t ; and 

ii) $4.19 p e r m 2 o f site area; 

b) That t h e app l icant p rov ide , p r io r t o Bylaw A d o p t i o n , a Sect ion 219 covenant , 

reg is tered in p r io r i t y over all o t h e r charges on t i t l e , t h a t agrees to t h e f o l l o w i n g : 

i) That the app l icant w i l l incur al l costs re la t ing t o in f ras t ruc tu re upgrades, 

inc lud ing o f f -s i te w o r k s , requ i red t o manage the subject p rope r t y ' s dra inage 

concern , as a cond i t i on of rezon ing o f t he lands; 

i i) That the app l icant instal l a f i re hydran t in a locat ion a p p r o v e d by the Fire Chief; 

i i i) That as a cond i t i on o f subd iv is ion, f ron tage i m p r o v e m e n t s be p rov ided t o 

Subdiv is ion and Deve lopmen t Servicing Bylaw No. 1000 s tandards , t o the 

sat is fact ion o f t h e City Engineer; 

iv ) That requ i red park ing spaces p rov ided in t h e garage p o r t i o n o f t he bui ld ings w i l l 

be ma in ta ined as spaces t h a t a l low fo r the park ing of m o t o r vehic les; and 

V) That legal noise nuisance f r o m the South Vancouver Island Rangers and 

nuisances f r o m agr icu l tura l uses in t h e area be acknow ledged ; 

c) That the app l icant p rov ide a c o n t r i b u t i o n , equa l t o 10% of the t o t a l marke t va lue of 

t he p rope r t y a f te r rezon ing, t o w a r d the Genera l A m e n i t y Reserve Fund, p r io r to 

Bylaw A d o p t i o n . 

CARRIED. 
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c) Application to A m e n d the Zoning Designation of the Property at 554 Goldstream Avenue from 

RM2 (Attached Housing) Zone to M U I A (Mixed Use Residential Commercia l A) to Al low for the 

Redevelopment of the Site Consisting of T w o (2) n e w Affordable Housing Apartment Rental 

Buildings 

- Staff Report (File No. Z - l l - 0 0 2 1 - 554 Goldstream Avenue) 

MOVED BY: M . HALL 

SECONDED: N. STEWART 

That t h e Planning, Zon ing and A f fo rdab le Housing C o m m i t t e e r e c o m m e n d t o Counci l : 

That Counci l : 

1. Di rect s ta f f t o p repa re a by law t o a m e n d t h e zoning des ignat ion o f t he p r o p e r t y at 544 

Go lds t ream Avenue f r o m RM2 (At tached Housing) t o M U I A ( M i x e d Use Resident ial 

Commerc ia l A) , subject t o the f o l l ow ing te rms and cond i t ions : 

a) That as a bonus f o r increased dens i ty on t h e sub jec t p rope r t y , t h e o w n e r agrees t o 

p rov ide the f o l l o w i n g con t r i bu t i ons per dwe l l i ng uni t at t he t i m e o f bu i ld ing pe rm i t : 

i. $4 ,400 t o w a r d s t h e General A m e n i t y Reserve Fund. 

b) Wa ive t h e a m e n i t y c o n t r i b u t i o n o f $4 ,400 per un i t , or an a m o u n t t o be d e t e r m i n e d by 

Counci l , f o r each dwe l l i ng un i t t h a t w i l l be ren ted at 10% be low marke t ra te f o r a 

m i n i m u m of 5 years and t h a t these pa rame te rs are secure in a Housing A g r e e m e n t 

regis tered to t i t l e in p r io r i t y over all o t h e r charges pr ior t o by law a d o p t i o n ; 

c) Request t h a t t he app l icant preserve the ex is t ing greenspace at t h e rear o f t h e p rope r t y , 

t he bedrock ou tc rops and c luster o f t rees in t h e m idd le o f t he site t o the sat is fact ion of 

t he City Planner, and prov ide a survey show ing the areas t o be preserved p r io r t o f inal 

a d o p t i o n o f t h e by law. 

d) Request t h a t t h e app l icant p rov ide the f o l l o w i n g i tems p r io r t o by law a d o p t i o n : 

i. Register a no -bu i l d , non-d is tu rbance covenant t o the sat is fact ion o f t h e City Planner 

t h a t ou t l ines t h e areas t o be preserved o n si te; 

i i . Register a S.219 Covenant t h a t agrees to t h e f o l l o w i n g : 

a. That the o w n e r ensure t h e remova l and con t ro l o f invasive species (i.e. Scotch 

B r o o m and Himalayan Blackberry) on t h e s i te ; 

b. That t h e o w n e r p rov ide secure bicycle storage on site fo r res idents t o the 

sat is fac t ion o f t he City Planner; 

c. That t h e o w n e r p rov ide fu l l f r on tage i m p r o v e m e n t s and apply the Go lds t ream 

s tandard , wh i ch inc ludes, bu t n o t l im i ted t o , red br ick s idewalks, bou leva rd , 

s t ree t t rees and s t reet l ight ing, t o the sat is fact ion o f t he City Engineer; 

d . Tha t t h e app l icant p rov ide a s t o r m w a t e r managemen t plan p repa red by a 

Professional Engineer, p r io r t o issuance o f Bui ld ing Permi t , t h a t w i l l p rov ide 

app rop r i a t e measures t o manage s t o r m w a t e r ons i te and t o regu la te b o t h t h e 

qua l i t y and quan t i t y o f s t o rm w a t e r r u n o f f f r o m the s i te ; 

e. That the app l icant p rov ide a t ra f f i c and publ ic safety plan and cons t ruc t i on 

park ing p lan , pr ior t o any ons i te wo rks a n d / o r c lear ing, t o t h e sat is fact ion o f 

t he City Engineer; 

i i i . Register t o t i t l e a rec iprocal access easemen t on the exist ing d r i veway t o the 

sat is fact ion o f t h e City Engineer; 
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e) Request t h a t t he app l icant p rov ide w o r k s and services a long the roads f r on t i ng t h e 

sub jec t p rope r t y in accordance w i t h t h e c u r r e n t Subdiv is ion and Servicing Bylaw as a 

cond i t i on o f bu i ld ing p e r m i t and t o the sat is fact ion of t h e City Engineer; and 

2. Di rect s ta f f t o br ing f o r w a r d an o m n i b u s a m e n d m e n t t o Zon ing Bylaw No . 300 w i t h respect 

t o recent changes to t h e BC Bui ld ing code t h a t a l l ow fo r 6-s torey w o o d f rame cons t ruc t ion 

so t h a t 6-storey cons t ruc t ion may be p e r m i t t e d in cer ta in zones w i t h i n t h e d o w n t o w n core. 

CARRIED. 

d) Application to rezone the property at 2657 Florence Lake Road from R2 (One and Two-Fami ly 

Residential) to the R4 (One-Family Residential 4) zone in order to permit the construction of 

one single family dwell ing and an accessory building containing a secondary suite (carriage 

house) 

- Staff Report (File No. Z - l l - 0 0 2 2 - 2657 Florence Lake Road) 

MOVED BY: A. CREUZOT 

SECONDED: COUNCILLOR WADE 

That the Planning, Zoning and A f f o rdab le Housing C o m m i t t e e r e c o m m e n d t o Counci l : 

That Counci l proceed w i t h th is rezon ing by g iv ing f i rst read ing t o Bylaw No. 1359 t o a m e n d the 

zoning o f t he subject p rope r t y at 2657 Florence Lake Road f r o m R2 (One and Two-Fami ly 

Resident ial) t o R4 (One-Family Resident ia l 4 ) . 

CARRIED. 

5. ADJOURNMENT 

The Chair a d j o u r n e d the mee t i ng 7:40 p.m. 

C H A I R CERTIFIED CORRECT 

(Admin is t ra to r ) 



CITY OF LANGFORD 
Planning and Zoning 
2nd Floor, 877 Goldstream Avenue 
Langford, BC V9B 2X8 

e-mail: planning@cityoflangford. ca 
website: http-J/citvotlaneford. ca 

phone: 250.474.6919 
fax: 250.391.3436 

Staff Report 

to 

Planning, Zoning and Affordable Housing Committee 

Date: August 22, 2011 

File: 1-10-05 

Subject: Application to Rezone 3385 Happy Valley Road from AGl (Agriculture 1) to 
RM7A (Medium-Density Apartment A) to Allow for the Development of 
Approximately 18 Townhouse Units and 6 One-Family Lots 

PURPOSE 
Mark Johnston has applied, on behalf of Ashok Kumar Dhaul and Harpal Singh Kang, to rezone 
the property at 3385 Happy Valley Road to allow for approximately 18 townhouse units and 6 
one-family lots. 

BACKGROUND 
No previous applications have been made for this property. 

APPLICATION DATA 
Table 1: Site Data 
Applicant Mark Johnston 

Owner Ashok Kumar Dhaul and Harpal Singh Kang 

Location 3385 Happy Valley Road 

Legals Lot A, Section 85, Metchosin District, Plan 6532 

Size of Property 8,094 m 2 (2 ac) 

DP Areas Potential Habitat and Biodiversity Values 

Zoning Exist ing: AG1 (Agriculture 1) Proposed: RM7A (Medium-Density Apartment A) 

OCP Designation Neighbourhood 

SITE AND SURROUNDING AREA 
Currently the site is developed with a single family dwelling and accessory buildings. The lot 
consists of lawn, mature trees and many rock outcroppings. 

Table 2: Surrounding Land Uses 

Zoning Use 

North GR2 (Greenbelt Residential 2) Residential 

East AG1 (Agriculture 1) Residential 

South AG1 (Agriculture 1) Residential 

West RS3 (Residential Small Lot 3) Residential 

httpJ/sharepoint/stes/ZoningOCP/Z-IO-05/Shared Documenls/PI Report - 22 Aug 11.doc 
P6 
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COUNCIL POLICY 
OFFICIAL COMMUNITY PLAN 

The Official Community Plan (OCP) (Bylaw No. 1200) designates the subject property as 
"Neighbourhood", as defined by the following text: 

Existing settled areas throughout the community predominantly located on the valley floor. 
Predominantly residential precinct that supports a range of low and medium density 
housing choices including secondary suites; 
This area allows for residential and mixed use commercial intensification of streets that 
connect centres and/or are serviced by transit; 
Schools, community facilities and other institutional uses are permitted throughout the 
area; 
Retail serving local residents is encouraged along transportation corridors; 
Home-based businesses, live-work housing is encouraged; 
Parks, open spaces and recreational facilities are integrated throughout the area; 
This area allows for Neighbourhood Centres to emerge in the form of medium density 
mixed-use nodes at key intersections; and 
Transit stops are located where appropriate. 

A Concept for Neighbourhood Areas 

Patks Gre«n Ccirtfore. tatflttMfcS.>Nfl mainWM'<rwe 'i« l*«. :owtihds«s. ungle 
Rlpanan A»e* low. wnMWa infill *««^cw. etc.; iwniiy *areing 

nousing 

ftwft Cycfcl 

Objective 3.8 Redevelop and intensify corridors connecting centres. 
Policy 3.8.1 Encourage intensification of transportation corridors in and out of centres as a 
means to further increase the viability of transit services. 

Policy 3.8.2 Ensure redevelopment along corridors is pedestrian oriented and consistent with 
liveable street strategies. 

Objective 3.9 Permit sensitive infill development. 

Policy 3.9.1 Encourage alternative housing types such as coach housing, row housing, live/work 
units and townhouses that diversify the housing stock. 

Policy 3.9.2 Permit small lot subdivision and clustered densification in established areas. 
Policy 3.9.3 An overall density objective of 40 units per hectare (16 units per acre) for infill 
development in Neighbourhood designated area will guide choices about density. Ensure 
buildings are sited to complement the type, use and character of adjacent buildings and ensure 
private outdoor spaces for adjacent properties are respected. 

Climate action commitment 

• Encouraging infrastructure and a built environment that supports the economic and social 
needs of the community while minimizing its environmental impact. 

httpJ/sharepoint/sites/ZoningOCP/Z-10-05/Shared Documents/PZ Report -22 Aug 11.doc 
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Objective 5.1 Ensure development in and around centres supports a nodal pattern of 
development. 

Policy 5.1.1 Support the focus of centres by locating high intensity development in and around 
centres and generally decreasing intensity away from them where topographical conditions 
permit. 

Policy 5.1.2 Ensure zoning for centres emphasizes appropriate building massing, density and 
form, and does not unduly restrict land use, in such a way that reinforces the nodal development 
pattern of centres. 

Policy 5.1.3 Relate all neighbourhood development and infill to the nearest centre through direct 
and/or improved connections, scale and character. 

SOUTH LANGFORD NEIGHBOURHOOD PLA,N (SLNP) 
According to the SLNP, the property is designated as 'Suburban Residential', meaning: 

Suburban Residential - applies to areas where the availability of municipal services allows for 
one and two-family residential dwellings at densities that are similar to areas of existing, 
conventional (not small lot) residential development in Langford. A minimum lot size of 550 m2 
(5920 ft2) is applicable. 

COMMENTS 
The applicant wishes to construct approximately 18 townhouse units and create 6 one-family 
lots on the subject property. Under the RM7A zoning, the townhouse units would be permitted to 
have flex units, which could increase the total number of units to 42, although units with flex 
units are still one legal entity. Stratifying these units is not permitted under the current zoning 
regulations and the applicant will be required to register a covenant to this effect, as a condition 
of rezoning. One additional parking space for each flex unit would be required. Flex units are 
defined as follows in Zoning Bylaw No. 300: 

"Multi-Family Flex-Unit" means an accessory dwelling unit that is completely located within a 
live-work studio or a multi-family dwelling unit, except in a two-family dwelling (duplex), and 
constructed after 1 July 2009, contains not less than 24 m2 (258.3 ft2) but not more than 50% of 
the gross floor area of the multi-family dwelling unit, is separated from the rest of the principal 
dwelling unit by either a lockable door or, subject to building code restrictions, separated from 
the principal dwelling unit by a wall adjoining two open living areas (i.e., not bathrooms or 
closets) and containing the necessary framing for the installation of a door at a later date and is 
used or capable of being used as a separate dwelling unit, which may have separate access to 
the exterior or any common area in the building; 

Due to the challenging terrain of the subject property, the total number and layout of one-family 
lots is uncertain at this time. Therefore, the one-family dwelling use will be included in the 
permitted uses of the RM7A (Medium-Density Apartment A) zone, applicable to the subject 
property only, and the entire property will be rezoned to this zone. However, the proposed one-
family lots will be subject to the regulations of the Residential Small Lot 3 (RS3) zone, under 
which the minimum lot size for subdivision is 220 m 2 (2,368 ft 2). 

httpJ/sharepoint/sites/ZoningOCP/Z-10-05/Shared Documents/PZ Report - 22 Aug 1 f .doe 



Z-10-05 -3385 Happy Valley Road 
22 August 2011 
Page 4 of 11 

COMPLIANCE WITH OFFICIAL COMMUNITY PLAN 

The proposal is consistent with the OCP's 'Neighbourhood' designation in that it increases the 
density in an existing developed area. Policy 3.9.3 in the OCP presents "40 units per hectare 
(16 units per acre)" as a guide for residential density for infill development in areas designated 
as 'Neighbourhood'. The proposed development represents a density of approximately 29 units 
per hectare (12 units per acre). 

COMPLIANCE WITH SOUTH LANGFORD NEIGHBOURHOOD PLAN (SLNP) 
The SLNP prescribes 14 units on the subject property, based on the 'Suburban Residential' 
density of one unit per 550 m 2 (5920 ft 2). The applicant wishes to construct approximately 24 
units, an increase of 7 1 % , or an overall density of one unit per 337 m 2 (3,630 ft 2). 

Even though the proposed density is higher than the overall density prescribed for the subject 
properties in the SLNP, it is compliant with the density suggested under the 'Urban Residential' 
designation. Council may wish to note that it has supported developments in the area with 
similar or higher densities. The property at 3365 Happy Valley Road, to the north of the subject 
properties, was rezoned to RM7A, with a density of one unit per 213 m 2 (2,293 ft 2), in 
September, 2010. The Boulder Ridge development, also to the north, was approved for a 
density of one unit per 155 m 2 (1,672 ft 2) in May, 2009. 

TRANSPORTATION 

A transit stop for bus #55 is located along Happy Valley Road, within walking distance of the 
subject property. This bus connects Happy Valley Road to the West Shore Town Centre and to 
various other bus routes, one of which connects Langford to Downtown Victoria. In addition to 
the public transport bus stop, there is also a bus stop for the Langford Trolley at the same 
location. 

The subject property is located in close proximity of an access point to the Galloping Goose 
Regional trail, which provides pedestrian and bike trails across the community and into Victoria. 

The City recently completed a traffic study which reviewed the Happy Valley corridor and made 
traffic predictions up until 2026, based on the density suggested in the Official Community Plan 
and South Langford Neighbourhood Plan (SLNP). As this proposal is an increase to the SLNP, 
Council may have the applicant update the traffic study to include the proposed density, prior to 
bylaw adoption. 

SMART GROWTH PRINCIPLES OF DEVELOPMENT 

This development applies the principles of smart growth by utilizing existing infrastructure and 
increasing density on existing residential properties. Higher residential densities can lead to an 
increase in demand for public transport, which can lead to an expansion of the public 
transportation system. 

ENVIRONMENTAL PROTECTION 

A portion of the site is designated as an area with potential habitat and biodiversity values. An 
environmental development permit is required before any alteration of the land may occur. 

PUBLIC SAFETY 

The property is not located within any hazardous development permit areas. 

http://sharepoint/sites/ZoningOCP/Z-10-05/Shared Documents/PZ Report • 22 Aug 11.doc 
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BUILDING AND SITE DESIGN 

The property will be developed with townhouses and one-family lots. A municipal road will run 
approximately northeast to southwest through the development, connecting with the proposed 
development to the north at 3371, 3377 and 3379 Happy Valley Road and the property to the 
south at 3405 and 3407 Happy Valley Road. 

The design of the site, including form and character, landscaping and parking for the 
development, will be addressed through the Development Permit process. 

MOTORIST NETWORK 

As part of the proposed development, Council may wish to require that the applicant provide 
road dedication for Happy Valley Road widening purposes. The road dedication should be 
adequate to allow for 15 metres from the centre line of the right-of-way and ensure sufficient 
sightlines. In addition, the applicant should provide road dedication to allow for a roundabout, 
with a diameter of 37 metres, at the intersection of Happy Valley Road and Englewood Avenue. 
This dedication should be required at the time of subdivision, secured through a covenant 
registered prior to bylaw adoption. 

The extension of Vision Way will be required and will connect the subject property with the 
properties to the north and south. A statutory right-of-way for this eventual 15 metre wide road 
dedication should be provided prior to bylaw adoption. 

The proposed road dedications will improve the overall connectivity in the area and result in an 
additional part of Vision Way being completed. 

STORMWATER MANAGEMENT 

The applicant will be required to provide a storm water management plan, at the time of 
subdivision, and will be required to maintain the normal drainage system of the subject 
properties and regulate both the quality and quantity of storm water run-off from the site as a 
condition of rezoning. Council may wish to secure this in a covenant, prior to bylaw adoption. 

INFRASTRUCTURE 

The City of Langford will receive full frontage improvements, including road dedication along 
Happy Valley Road, as a condition of rezoning, at the time of subdivision, in accordance with 
Section 938(6)(b) of the Local Government Act. However, Council may wish to require that the 
applicant provide road dedication to extend Vision Way prior to adoption of the bylaw to rezone 
the properties, as discussed previously in this report. The subject property is required to connect 
to sewers as a condition of subdivision. 

NEIGHBOURHOOD CONSULTATION 

The applicant will hold a neighbourhood infonnation meeting on August 1 1 t h , to inform residents 
in the area of the proposed development and to provide them with an opportunity to ask 
questions or voice concerns. An addendum report will be provided to the Committee, prior to the 
Planning, Zoning and Affordable Housing Committee meeting on August 22 n d , stating the 
outcome of the neighbourhood information meeting. 
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FINANCIAL CONTRIBUTIONS AND DENSITY BQNUSING 
AFFORDABLE HOUSING 

According to Council Policy, no affordable housing units will be required as part of this rezoning, 
as less than 10 single-family residential lots are proposed. 

OPEN SPACE CONTRIBUTIONS 

Per Council policy, the applicant is required to provide the City with a 10% land dedication. For 
this development, the total area to be dedicated is 809 m 2 (8,708 ft 2). Council may wish to 
accept a contribution of 10% of the assessed value of the land after rezoning, payable prior to 
bylaw adoption or at the time of subdivision. 

AMENITY CONTRIBUTIONS 

The Affordable Housing, Park and Amenity Contribution Policy designates the subject property 
as being in the South Langford Area. Accordingly, a contribution toward the General Amenity 
Reserve Fund, as shown in Table 4, totaling $9,300 per unit, is required. As the total number of 
units is uncertain at this time, Council may wish to defer this contribution, through a density 
bonus provision in the zoning bylaw, until the time of building permit for multi-family dwellings or 
until the time of subdivision for the one-family lots. 

As the subject property is located in South Langford, a contribution toward the South Langford 
Storm Drainage is required. For the proposed type of units and density, the contribution amount 
is $4.96 per m 2 of site area. The total amount is shown in table 5 and will also go toward the 
General Amenity Reserve Fund. Council may receive this prior to bylaw adoption or at the time 
of subdivision. 

FINANCIAL IMPLICATIONS 

Rezoning the subject property to permit higher densities of development may increase the 
assessed value of the property, and this will increase municipal revenue. As the applicant will 
connect the property to municipal sewers, and as the applicant will contribute to frontage 
improvements, the direct capital costs to the municipality, associated with this development, will 
be negligible. However, maintenance costs may offset most or all of the additional revenues. 

Table 3 - Development Cost Charges 
Development Cost 

Charge 
Per unit / area contribution At time of 

subdivision (6 lots) 
At time of building 

permit (18 units) 

Roads $2,373 per lot created 

$2,184 per multi-family unit 

$14,238 

S39.312 

Storm Drainage $0.67 per m 2 of site area for one-family 
lots (30%) 

$1.09 per m 2 of site area for townhouses 
(70%) 

$1,627 

$6,176 

Park Improvement $ 1 , 890 per lot created or per dwelling 
unit proposed 

$11,340 $34,020 

Park Acquisition $1,100 per lot created or per dwelling 
unit proposed 

$6,600 $19,800 

Subtotal (DCCs paid to 
City of Langford) 

$33,805 $99,308 
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CRD Water $3,032.16 per lot created 

$2,653.14 per multi family unit 

$18,193 

$47,757 

School Site Acquisition $698 per lot created 

$628 per multi family unit 

$4,188 

$11,304 

TOTAL (estimate) D C C s $56,186 $158,369 

Table 4 - Amenity Contributions per Council Policy 
Amenity Item Per unit / area contribution Total (24 units) 

General Amenity Fund $9,300 per dwelling unit $223,200 

Open Space Contribution 10% of land = 809 m 2 (8,708 f t 2 ) TBD 

TOTAL POLICY CONTRIBUTIONS $223,200 

Table 5 - Additional Contributions 
Item Per unit contribution Total 

South Langford Storm Drainage $4.96 per m 2 of site area 40,146 

TOTAL CONTRIBUTIONS 40,146 

OPTIONS 
That the Planning and Zoning Committee recommend that Council: 

1. Proceed with this rezoning by giving first reading to Bylaw No. 1356 to amend the zoning 
of the subject property from AG1 (Agriculture 1) to RM7A (Medium-Density Apartment A) 
in order to accommodate development of the property, subject to the following terms and 
conditions: 

EITHER 

a) That the owner agrees to provide the following contributions, at the time of Building 
Permit for multi-family units and at the time of Subdivision for one-family lots, to 
the General Amenity Reserve Fund: 

i) $4.96 per m 2 of site area; and 

ii) An amount, equal to 10% of the total market value of the property after 
rezoning, in lieu of Open Space dedication; 

OR 

b) That the owner agrees to provide the following contributions, prior to Bylaw 
Adoption, to the General Amenity Reserve Fund: 

i) $4.96 per m 2 of site area; and 

ii) An amount, equal to 10% of the total market value of the property after 
rezoning, in lieu of Open Space dedication; 
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c) That the owner agrees to provide the following contribution, at the time of Building 
Permit for multi-family units and at the time of Subdivision for one-family units, to 
the General Amenity Reserve Fund: 

d) That staff and the applicant determine the portion of the property that is to be used 
for extension of Vision Way, and that the applicant provide a statutory right-of-way, 
prior to Bylaw Adoption, to the satisfaction of the City Engineer 

e) That the applicant update the traffic study for the Happy Valley Road corridor by 
including the proposed density on the subject property, prior to Bylaw Adoption; 

f) That the applicant provide, prior to Bylaw Adoption, a Section 219 covenant, 
registered in priority over all other charges on title, that agrees to the following: 

i) That the applicant dedicate a portion of the property's road frontage along Happy 
Valley Road to the City as road dedication, to the satisfaction of the City 
Engineer, at the time of subdivision; 

ii) That buildings in which flex units are permitted may not be strata titled; 

iii) That the applicant will maintain the normal drainage system of the subject 
properties and regulate both the quality and quantity of storm water run-off from 
the site, as a condition of rezoning; and 

iv) That legal noise nuisance from the South Vancouver Island Rangers gun range 
and nuisances from agricultural uses in the area be acknowledged; 

i) $9,300 per residential unit or lot in excess of 1; 

OR 

2. Reject this application for rezoning; 

Ivo van der Kamp 
Planner I 

Mike Leskiw 
Parks Manager 

Bob Beckett 
Fire Chief City Planner 

Michelle Mahovlich, P. Geo. 
Deputy Manager, Engineering 

Jim Bowden 
Administrator 

:ivdk 
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REZONING BYLAW AMENDMENT 

3385 Happy Valley Road 

(Z-10-05) 

Scale: N T S. Last Revised: October 4, 2010 
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