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OPTIONS: 

Option 1 
THAT the Sustainable Development Advisory Committee recommend that Council: 
 
1. Proceed with consideration of First Reading of Bylaw No. 2174 to amend the zoning designation of 

the property located at 2691 Sooke Road from CS1 to C9 subject to the following terms and conditions: 

 
a. That the applicant provides, as a bonus for increased density, the following contributions per 

dwelling unit, prior to the issuance of a building permit: 
 

i. $610 towards the Affordable Housing Reserve Fund; and 
ii. $2,074 towards the General Amenity Reserve Fund; 

 
Subject to reductions in accordance with the Affordable Housing and Amenity Contribution 
Policy and the Attainable Housing Policy depending on use and height. 
 

b. That the applicant registers, prior to Bylaw Adoption, a road dedication plan dedicating 3 
meters of land along the Sooke Road frontage, to the satisfaction of the Director of 
Engineering; 

c. That the applicant, prior to Bylaw Adoption, registers a Section 219 covenant in priority of all 
other charges on title, that agrees to the following:  

i. That the following will be provided and implemented to Bylaw No. 1000 standards to 
the satisfaction of the Director of Engineering prior to the issuance of a building 
permit: 

1. Full frontage improvements; and 

2. A storm water management plan.  

 
ii. That the following will be provided and implemented to Bylaw No. 1000 standards to 

the satisfaction of the Director of Engineering prior to any land alteration: 
1. A construction parking management plan; and 

2. A mitigation plan. 

 
iii. That no occupancy permit be issued for the proposed building until a strata plan for 

the building has been registered, to the satisfaction of the Approving Officer; 

 
iv. That a separate covenant be registered prior to issuance of a building permit for the 

proposed development that ensures residential parking is allocated to each unit and 
visitors as required by the zoning bylaw and is not provided in exchange for 
compensation separate from that of a residential unit; 
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v. That all concrete used on-site will utilize ready-mix concrete that meets or exceeds 
the weighted average Global Warming Potential targets based on Concrete BC 
Baseline (average) mix data, and that prior to the issuance of a Building Permit the 
applicant shall provide a Type III Environmental Product Declaration that is 3rd party 
verified specifying the total Global Warming Potential value and confirming that the 
proposed development meets the requirements of Low Carbon Concrete Policy POL-
0167-PLAN; 

vi. That, prior to the issuance of a Building Permit, the developer enters into a Housing 
Agreement with the City that requires either a minimum 10% of units constructed be 
rented for at least 10% below the benchmark rent for the unit type for a term not less 
than 25 years or that a minimum of 5% of the units constructed be directed to and 
sold in accordance with the terms of the Attainable Home Ownership Program Policy 
(POL-0166-PLAN).  The developer shall identify the Attainable Units on the plans 
submitted for the required Development Permit application; 

 
vii. That the building shall not exceed a height of six-storeys; and 

 
viii. That the building be constructed with electric heat pumps. 

 

AND 
 
2. Amend the C9 zone through Bylaw No. 2174 to remove parking contradictions by deleting Section 

6.44B.09(3) of Zoning Bylaw No. 300.  

 
AND 
 
3. Amend Section 4 of Zoning Bylaw No. 300 through Bylaw No. 2174 by adding a flat rate for all 

commercial uses at 2691 Sooke Road as 1 space per 35 m2 of commercial gross floor area. 
 
AND 
 
4. Authorize the Director of Planning to grant the following variances within the development permit: 

a. That Section 6.44B.07(1)(d) be varied to reduce the rear lot line setback from 2 m to 0.5 m; 
and; 

b. That Section 6.44B.08(2) be varied to reduce the landscape and screening buffer width from 
1 m to 0.5 m, subject to the rear 0.5 m being offered by way of an easement to the townhomes 
located to the rear of the site. 
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OR Option 2 
THAT the Sustainable Development Advisory Committee recommend that Council take no action with 
respect to this application to rezone 2691 Sooke Road under Bylaw No. 2174 until such time as the 
following items are addressed and reviewed by the Sustainable Development Advisory Committee: 

 
a. ________________; 
b. ________________; 
c. ________________; 

 
SUBMITTED BY:  Julia Buckingham, Planner II 
Concurrence: Matthew Baldwin, MCIP, RPP, Director of Planning and Subdivision  
Concurrence: Leah Stohmann, MCIP, RPP, Director of Community Planning and Climate Change 
Concurrence: Donna Petrie, Senior Manager of Communications & Economic Development 
Concurrence: Yari Nielsen, Director of Parks, Recreation and Facilities 
Concurrence: Katelyn Balzer, P.Eng., Director of Engineering and Public Works 
Concurrence: Michael Dillabaugh, CPA, CA, Director of Finance 
Concurrence: Marie Watmough, Deputy Director of Corporate Services 
Concurrence:   Braden Hutchins, Director of Corporate Services 
Concurrence: Darren Kiedyk, Chief Administrative Officer 

 

Attachments: 

Attachment 1: Site Plan 

Attachment 2: Landscape Plan 

Attachment 3: Bylaw No. 2174 
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Appendix A – Site Map
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Appendix B – Location Map
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CITY OF LANGFORD 
BYLAW NO. 2174 

 
A BYLAW TO AMEND BYLAW NO. 300,  
“LANGFORD ZONING BYLAW, 1999" 

  
 
The Council of the City of Langford, in open meeting assembled, hereby enacts as follows: 
 
A. Langford Zoning Bylaw No. 300, 1999 is amended as follows: 
 

1. By deleting from the Service Commercial (CS1) Zone and adding to the Community Town Centre 
Pedestrian (C9) Zone the property legally described as: 
 
a) Lot A, Section 83, Esquimalt District, Plan VIP64557, PID No. 023-636-301 (2691 Sooke Road);  

 
as shown shaded on Schedule A attached to and forming part of this Bylaw. 

 
2. By adding to Table 1 of Section 4.01.01 in Section II. the following: 

 

Commercial uses on the property legally 
described as Lot A, Section 83, Esquimalt 
District, Plan VIP64557, PID No. 023-636-301 
(2691 Sooke Road); 

1 per 35 m2 (376.7 ft2 ) GFA 

 
3. By deleting from the text of the C9 zone Section 6.44B.09(3); 

 
4. By adding the following to Table 1 of Schedule AD: 

 

Zone 
Bylaw 

No. 
Legal Description Amenity Contributions 

Eligible for Reduction in 
Section 2 of Schedule AD 

C9 2174 a) Lot A, Section 83, 
Esquimalt District, Plan 
VIP64557, PID No. 
023-636-301 (2691 
Sooke Road) 

 

a) $2,074 per residential 
unit created towards 
the General Amenity 
Reserve Fund on the 1st 
through 4th storeys; and 

 
b) $1,037 per residential 

unit created towards 
the General Amenity 
Reserve Fund on the 5th 
and 6th storeys; and 

 

c) $610 per unit created 
towards the Affordable 
Housing Reserve Fund 
on the 1st through 4th 
storeys; and 

 
 

No 
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 Bylaw No. 2174 
 Page 2 of 3 

 

 
 
B. This Bylaw may be cited for all purposes as “Langford Zoning Bylaw, Amendment No. 724 (2691 Sooke 

Road), Bylaw No. 2174, 2024". 
 

READ A FIRST TIME this   day of    , 2024. 

READ A SECOND TIME this    day of    , 2024.  

READ A THIRD TIME this     day of    , 2024. 

APPROVED BY THE MINISTRY OF TRANSPORTATION AND INFRASTRUCTURE this    day of    , 2024. 

ADOPTED this    day of    , 2024. 
 
 
 
 
    
PRESIDING COUNCIL MEMBER CORPORATE OFFICER 
  

d) $305 per residential 
unit created towards 
the General Amenity 
Reserve Fund on the 5th 
and 6th storeys; and 
 

e) 1,037 per non-market 
residential unit created 

towards the General 
Amenity Reserve Fund; 
and 
 

f) $305 per non-market 
residential unit created 

towards the General 
Amenity Reserve Fund; 
and 

 
g) Contributions provided 

for residential units as 
per the clauses above 
may be refunded for 
each unit sold within 
the City’s Attainable 
Home Ownership 
Program 
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Schedule A 
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2691 SOOKE 
ROAD

Proposed Rezoning for a Mixed-Use 
Residential Development

Page 33 of 51



LOCATION
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PROPOSED DEVELOPMENT
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 6 Storey Mixed Use Residential with 426.66m2 (approx 4600 sq ft) of 

Commercial Uses on the main floor.  

 Lot Area 2475.5m2 (Approx 0.61 Acres)

 Proposed Zone C9

 40 one bedroom and 30 two-bedroom homes.

 Will comply with the attainable housing policy for below market housing.

 Floor Area Ratio – 2.22:1 (6:1 permitted)

 Rear setback variance request to 0.5m to accommodate parkade.

 107 Parking spaces provided per bylaw, including 2 accessible spaces.

 79 Bicycle spaces provided  - exceeds bylaw.

 124m2 private roof top Amenity Space 

 164m2 public amenity space at main floor level

PROJECT SUMMARY
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SURROUNDING LAND USES
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SOOKE ROAD REVITALIZATION DP AREA

Objectives 

  To encourage mixed use commercial and multi-family residential development that creates a vibrant, 
active and inclusive place to live, work and play. 

  To create a streetscape similar Goldstream Avenue, complete with paver sidewalks, boulevard 
plantings, medians and underground wiring. 

  To encourage development that reflects the rural/agrarian history of South Langford in generally and in 
particular Happy Valley and Luxton, through the use of architectural details, colours and materials. 

 To seek opportunities to create pedestrian focused greenway and view corridors. 
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IMAGERY

Public amenity and tree canopy in frontage

Surface parking levelAccess to parking
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ACTIVE STREET FRONT
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ROOF TOP AMENITY

124m2  roof top amenity space.

Seating and gathering areas, BBQ area,  water supply, rooftop 
planters, small trees and herb gardens.
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MINISTRY OF TRANSPORTATION & 
INFRASTRUCTURE (MoTI)

  Sooke Road (Highway 14) is under the jurisdiction 
of MoTI.

  Right in Right out access required.

  Existing bus shelter to remain.

 3 metres of road dedication provided for future 
widening and capacity works.

 Full frontage improvements on Sooke Road to 
Langford standards include red brick sidewalks, 
treed boulevards and streetlights, in accordance 
with revitalization plan.
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LANDSCAPE PLAN

Shrubs or small 
potted trees

Shrubs or small 
potted trees New fence and 

landscaping/trees 
per owner’s 
instructions
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ACCESS TO CYCLING

12

Access to cycling facilities and the 
Galloping Goose Trail nearby.
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ACCESS TO TRANSIT

B.C. Transit available on Sooke Road 
(Route 52) to the Langford Exchange and 
the Rapid Bus System (Route 95)
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• Remediation of a brown field site – former gas station. Certificate 

of Compliance achieved in 2008.

• Trees strategically planted in the street frontage to provide shade 

in summer but allow light and warmth in the winter months. 

• Heat pumps for reduced fossil fuel dependency.

• Visitor bike racks provided.

• EV Charger ready.

• Built to Step Code of the day.

• Located adjacent to existing infrastructure and services.

• Not automobile dependent.

GREEN CHECKLIST

14
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NEIGHBOURHOOD 
CONSULTATION

•  Public Open House April 4th, 2024, at Happy Valley 
Elementary School.

• Developers,  Architects and approx 12 neighbors in 
attendance.

• Concerns:

• Interface with Parkade

• Privacy

• Invasive Species - blackberries

• Loss of sunlight

• Traffic (generally)

• Crime and Safety

• Additionally, we have met in person with our neighbours 
and have ongoing discussions regarding the interface 
between the properties.
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 Existing townhouse development to the south in proximity.

 Parkade will rise 0.96 to1.4 metres out of the ground due to high water 
table conditions.

 Solution is to include a 1.6-1.8 metre concrete fence above, to provide 
privacy, fume and noise abatement. 

 500mm landscape strip to be planted to townhouse owners' satisfaction.

 Balcony railings will be solid material to enhance privacy.  

 The actual building will be 13 metres (43 feet) from the property line.

NEIGHBOURHOOD 
INTERFACE
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NEIGHBOURHOOD 
INTERFACE

 The existing chain link fence, invasive 
species and wooden fence will be 
removed and replace with the parkade 
wall and concrete fence.

 This 500mm wide area will be available 
to the townhouse residents via an 
easement and be planted to the owner’s 
satisfaction.

 The cross fencing may require extension 
or replacement depending on the 
condition of the existing fence.

+/- 13m

Line of bldg above
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SHADOW STUDIES
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2691 SOOKE ROAD We look forward to your questions 
and comments!
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