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Staff Report to Sustainable Development 
Advisory Committee 

 
 

DATE: Monday, July 8, 2024 
DEPARTMENT: Planning 
APPLICATION NO.: Z24-0003 
SUBJECT:  Bylaw No. 2180 �t Application to Rezone 3321 Luxton Road from the Rural 

Residential 2 (RR2) to Attached Housing (RM2A) to allow the development of 
approximately 20 townhouse units.  

 

EXECUTIVE SUMMARY: 
Michelle Mahovlich of M4 Consulting and Project Management has applied on behalf of John and Jeanine 
Dodds to rezone 3321 Luxton Road from Rural Residential 2 (RR2) to Attached Housing (RM2A) zone to 
allow for the development of approximately 20 townhouse units across 5 blocks. The proposal includes 
road dedication along Luxton, Brown, and Piper Roads.  
 
BACKGROUND:   

PREVIOUS APPLICATIONS 

 
There have been no previous planning applications for this property.  
 
Table 1: Site Data 

Applicant Michelle Mahovlich 

Owner John Dodds, Jeanine Dodds 

Civic Address 3321 Luxton Road 

Legal Description 
LOT 26, BLOCK 3, SECTION 87, METCHOSIN DISTRICT, PLAN 1718, PID 007-
069-332 

Size of Property 3,936 m² (0.973 ac) 

DP Areas Riparian 
Zoning Existing: RR2 Proposed: RM2A 

OCP Designation Existing: Neighbourhood  Proposed: Neighbourhood  
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SITE AND SURROUNDING AREA 

The subject property is located south of Sooke Road, on the corner of Luxton Road and Brown Road. The 
parcel is flat in nature and contains an established single-family dwelling, multiple accessory structures, 
as well as a few small trees throughout the site. An arborist report has been submitted for the property 
and will be discussed later in this report. It should be noted that the subject property is not located within, 
or adjacent to, the Agricultural Land Reserve (ALR), although the property to the south is currently used 
for small farm operation, and more farmland within the ALR is located approximately 300 meters south 
of the subject site. Although the majority of the properties to the north are larger estate lots, the area has 
experienced densification to the east and south in the last decade, which is evident in Figure 1 below.  
 

To the west of the subject site, Pacific Ridge Business Centre is under development which will support 
small scale industrial activity and is anticipated to offer services as well as potential employment 
opportunities. Chidlow Park playground and Luxton Baseball Park are located within 100m of the subject 
site. The Luxton Fairgrounds are also located approximately 100m away from the site and offer a variety 
of family-oriented events throughout the year. The Galloping Goose Regional Trail is located 
approximately 150 meters east of the site, with an access point at Marwood Avenue. Happy Valley 
Elementary School is located approximately 300 meters away from the site. School District No. 62 has 
been made aware of this application such that they can consider the proposed increase in density in this 
area as part of their long-range facility planning.  
 

The proposed development is also located within 800 meters of a Controlled Access Highway under the 
jurisdiction of the Ministry of Transportation and Infrastructure (MoTI) and is therefore subject to their 
review and approval. During the referral stage of the application, MoTI has not identified any concerns 
with the proposal and indicated that they have no objection to the proposal in principle.  
 

Figure 1: Subject Property and Surrounding Neighbourhood 
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Table 2: Surrounding Land Uses 

 Zoning Use 

North 

One- and Two-Family Residential (R2) 

Rural Residential 2(RR2) 

Heavy Industrial (M3) 

Single-family residential, light 
industrial operation under a 
Temporary Use Permit 

East Comprehensive Development -Hazelwood/Luxton (CD14) 
Small lot single-family 
residential 

South 
Rural Residential 2 (RR2) 

Residential Small Lot (RS1) 

Residential & small farming 
operation, small lot single-
family residential 

West Business Park 2A �t Sooke Road West (BP2A) 
Industrial buildings under 
construction 

 

COMMENTARY: 

DEVELOPMENT PROPOSAL 

As noted above, the applicant is proposing to rezone the subject property from RR2 (Rural Residential 2) 
to RM2A (Attached Housing) to allow for approximately 20 townhouse units within five identical blocks. 
The applicant has indicated that they chose RM2A zone to remain consistent with the zoning already 
present in the area (development to the south). The existing established single-family dwelling and 
accessory structures are not proposed to be retained as part of the proposal. The proposed site plan can 
be seen below as Figure 2.  
 
Figure 2: Proposed Site Plan 

 
 
As per the site plan, access for each townhouse unit will be off of Brown Road. Each proposed townhouse 
block is comprised of four units and is three storeys in height. The ground level features single-wide double 
car garages and two storeys of living space above, large enough to accommodate 3-bedroom layouts, 
making them suitable for families with children and other larger household types.  
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Each unit contains three parking spaces, consisting of two tandem spaces inside the garage, and another 
space in the driveway. This exceeds the two parking spaces required by the Zoning Bylaw No. 300. The 
applicant is also proposing a total of 7 visitor parking spaces along Piper Road, which exceeds the bylaw 
minimum of 4 visitor spaces. To remain consistent with townhouse developments that have been recently 
rezoned, Council may wish to require that garages are to be used for parking of vehicles and not the 
storage of items in a manner that would prevent utilization of the garage space for parking purposes. This 
requirement should be secured through a Section 219 Covenant prior to Bylaw Adoption, in favour of the 
strata, so that they are responsible for enforcing the covenant instead of the City.  
 
In a similar manner, Council may wish to secure a requirement of mandating the use of heat pumps for 
heating and cooling, to remain consistent with recent rezoning applications.  
 
The applicant has submitted a conceptual rendering of their proposal to better articulate the design and 
site layout, as it will be seen from the northeast corner of Brown Road, across the road from the proposed 
development (Figure 3).  
 
Figure 3: Rendering of the Proposed Townhouse Development as seen from Brown Road  

 
 
The buildings have a West-Coast traditional style. The primary materials proposed are Hardie plank, 
Hardie board and batten, and Hardie shingles in neutral monochromatic tones. The final design, including 
finishing materials selection, will be secured through the Form and Character Development Permit.  
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Each unit contains approximately 44m² to 61m² of ground level private open space in a fenced rear yard 
for the private use of the residents of each townhome. 11.28% of common amenity area is proposed in 
the western portion of the subject site, abutting Luxton Road, which exceeds the 5% open space required 
by the Design Guidelines for a townhouse development. The proposed common open space does not have 
any infrastructure for the use of the strata residents but does provide some robust landscaping for their 
enjoyment. This also adds to the beautification along the relatively busy municipal road. The applicant will 
also be required to install a 1.8m privacy fence along all property lines that do not face the highway to 
screen the development from adjacent neighbouring properties. For the lot lines abutting a highway, 
privacy fencing is not to exceed 1.2m and is required to provide less than complete visual screening. 
Despite this, fences abutting a highway that are at least 1.8m to the rear building line are permitted to 
exceed 1.2m but may not exceed 1.8m. Given this, the fence along Luxton Avenue will not exceed 1.2m, 
making the landscaping visible from the street, and the rear yards and lot line abutting Piper Road would 
be properly screened with a 1.8m solid fence providing privacy to the residents.  
 
Table 3: Proposal Data 

 
Permitted by RR2 
(Current Zoning) 

Permitted by RM2A 
(Proposed Zoning) 

Proposed by Rezoning 
Application 

Height 10.5 m 3 storeys 3 storeys 
Site Coverage  45% 40.13% 

Front Yard Setback 
(Luxton) 

7.5m  5.5m 6.01m 

Interior Side Yard 
Setback 

3m 7.5m or 3m 7.5m  

Exterior Side Yard 
Setback (Brown) 

3m (5.5m for garages) 5.5m  5.50m 

Rear Yard Setback 
(Piper) 

10m  7.5m or 3m 5.95m 

Vehicle Parking 
Requirement 

2 parking spaces per 
unit 

2 parking spaces per 
unit (40 total) + 4 
visitor stalls 

3 parking spaces per 
dwelling unit (60 total) 
+ 7 visitor stalls 

Bicycle Parking 
Requirement 

N/A 1 per dwelling unit  1 per dwelling unit  

 
Variances 

As indicated in the Table 3 above, the applicant is not seeking any variances for their proposal at this 
time. However, it must be noted that variances from either the front (Luxton Road), exterior side (Brown 
Road), or rear (Piper Road) property line may be required to accommodate installation of pad mounted 
transformer(s) required to service the subject site. Currently, the final location of the infrastructure is 
unknown as the location is typically finalized at the detailed servicing design drawings review. 
Depending on the future direction of BC Hydro, the transformers may be required to be located within 
the Road Right of Way. In this case, minor adjustments to the road dedication may be required; the 
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typical design in this scenario includes notch outs to accommodate the transformers within the road 
allowance. Although installation of servicing and utility infrastructure is not subject to setback 
regulations, the potential change to the lot line may result in non-compliance with the setback 
regulations for the townhome blocks. If Council has no objection, they may wish to delegate the 
authority to grant a setback variance in this particular scenario to the Director of Development Services 
in the Form and Character Development Permit. Council may wish to note that the design is expected to 
remain consistent with what is shown, and a variance would only be required in the case that pad 
mounted transformers are not permitted to be located on the private property within a Statutory Right 
of Way.  

 

Arborist Report and Landscaping  

As noted previously, the applicant has provided an arborist report pertaining to the property, and it is 
attached to the report for reference. The arborist assessed all on-site trees as well as on the properties 
immediately abutting the subject site for trees that could potentially be impacted by the proposal. The 
report identifies that 6 small and medium diameter trees on the subject property will need to be 
removed to accommodate this proposal, namely two fruit trees, two spruce trees, one maple, and one 
small cypress.  

 

Council may wish to note that the landscaping concept plan demonstrates 10 trees to be planted on site, 
in addition to some ornamental shrubs. Among the proposed species are Bigleaf maple, Starlight 
dogwood, Douglas fir, and Scarlet Oak. The exact species and location will be confirmed at the time of 
Development Permit, but the number of trees planted is expected to remain consistent with the number 
provided within the landscaping concept plan.  

 

The Parks Department has indicated that cash-in-lieu of boulevard trees would be required for Luxton, 
Brown, and Piper Roads. As the proposal is showing some extensive landscaping on private property 
along Luxton Road, as well as trees along Brown and Piper Roads, Parks and Engineering Departments 
did not deem it appropriate to have overlapping irrigation systems and a Statutory Right of Way for 
municipal trees when a similar outcome can be achieved through a single landscaping design and 
maintenance arrangement. Council should note that the landscaping plan will be secured through the 
Form and Character Development Permit, which will provide assurance that trees will be maintained in 
accordance with the plan in perpetuity, as any changes to the landscaping plan would be subject to the 
approval of the Director of Development Services through a Development Permit amendment.  

 

MULTI-MODAL NETWORK 

FRONTAGE IMPROVEMENTS 
The applicant is proposing to dedicate road along Luxton Road, Brown Road, and Piper Road in the 
amounts of 2.25m, 3.5m, and 3.0m respectively. The Director of Engineering has reviewed and approved 
the preliminary frontage drawing for this proposal. The Director of Engineering has noted that full 
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frontage improvements to Bylaw No. 1000 standards will be required along Luxton, Brown, and Piper 
Roads, including but not limited to: 
 
Luxton Road - 2.25 meters of road dedication is required, which is to facilitate a 1.8m wide concrete 
sidewalk and scallop parking. The existing bike lane is to be maintained.  

Brown Road - 3.5 meters of road dedication to createe a two-way road with no street parking 
opportunity. The south side of Brown Road is to have streetlights with the north side of Brown Road to 
provide a sidewalk with future development.   

Piper Road - 3.0 meters of road dedication is required to facilitate a 1.8m concrete sidewalk and 
streetlights where viable. Piper Road is to remain one way with vehicles travelling northbound.  

 

Access to the site is crucial for the future viability of the development. Currently, the segment of Brown 
Road immediately north of the subject site functions as a fire lane, with a gate restricting vehicular 
traffic near the intersection of Brown and Piper Road. The proposed 3.5 meter road dedication along 
Brown Road aims to create a R18 road cross-section seen to the east of the site. This will allow through 
traffic and provide access for development residents. To facilitate this improvement, the Director of 
Engineering requires the developer to provide interim road paving with a crown and water control on 
the north side of Brown Road. This requirement will be secured through a Section 219 Covenant prior to 
Bylaw Adoption. Additionally, the Parks Department has requested a Section 219 Covenant to ensure 
the owner maintains boulevard landscaping from the back of the sidewalk.  

 

PEDESTRIAN, CYCLING AND MOTORIST NETWORK 
As mentioned, the development will include significant improvements to Brown Road, which will open 
this previously unavailable segment of the municipal road to through traffic. Given this, although the 
applicant is proposing additional density, it is not expected to negatively impact the existing road 
infrastructure in the neighbourhood, but rather will help alleviate some of the vehicular strain on 
existing road infrastructure by providing another through access to Luxton Road. The Director of 
Engineering has noted that no Traffic Impact Assessment is necessary for the proposed development. 

 
Bike lanes exist on both sides of Luxton Road, Happy Valley Road, and Sooke Road, providing bicycle access 
to the downtown core and beyond. The Galloping Goose Trail is also within 150 meters from the subject 
site, offering cycling connections throughout the Greater Victoria region.  
 
There are a few bus stops within a walking distance of a development site, mainly two bus stops along 
Happy Valley Road serviced by routes 48, 52, 55, and 64, as well as bus stops at the intersection of Sooke 
Road and Chidlow Connector Road and the intersection of Sooke Road and Penwood Road, both serviced 
by route 61. Route 48 offers service to and from downtown Victoria during peak commuting hours. Route 
52 runs throughout the day to provide service between the Colwood Exchange and Bear Mountain. Route 
55 offers connection to Langford Exchange which in turn offers transfers to many other routes, including 
Blink Rapid Line 95, a key commuting service into downtown Victoria. Route 64 travels from Langford 
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Exchange to Sooke Town Centre via Happy Valley Road. Route 61 operates in an east-west direction 
between the District of Sooke and the Victoria Downtown Core, primarily travelling along Sooke Road.  
 
Figure 4: Ortho Map Showing Bike Lanes (purple lines), Sidewalks (pink lines), Trails (orange 
lines), and Bus Stops (blue icons):  

 
 
 
INFRASTRUCTURE 

STORMWATER MANAGEMENT 

The applicant will be required to provide a stormwater management plan to the satisfaction of the 
Director of Engineering prior to the issuance of a building permit. As part of their rezoning application, 
the applicant has submitted a stormwater technical memo prepared by an Engineer outlining how they 
plan to adequately manage stormwater on-site. This memo has been reviewed and approved by the 
Director of Engineering.  

 

SEWERS 

A sewer main exists along Brown Road and a connection from the townhomes to this low-pressure 
sewer would be required. Any improvements, extensions, or modifications needed to the sewer main 
within the municipal road right-of-way will be completed by West Shore Environmental Services at the 
���‰�‰�o�]�����v�š�[�•�����Æ�‰���v�•���X���t���•�š���^�Z�}�Œ�������v�À�]�Œ�}�v�u���v�š��l Services has indicated that the development will be 
required to provide a future gravity connection at Luxton Road sewer once it becomes available.  

 

POTENTIAL NUISANCES 

As has been past practice in this neighbourhood, Council may wish to require the applicant to provide a 
Section 219 Covenant registered on title prior to Bylaw Adoption that notifies future landowners of the 
variety of agricultural uses and the South Vancouver Island Rangers (gun/shooting range) that is located 
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within close proximity of the site, that these pre-existing uses may result in general nuisances, and that 
future landowners understand and accept the potential disruption to their residential occupancy of the 
site.  

 
CONSTRUCTION IMPACT MITIGATION 

Council may wish to require a Construction Parking and Deliveries Management Plan as well as an 
Erosion and Sediment Control Plan as a condition of rezoning and require that it will be provided to the 
satisfaction of the Director of Engineering prior to any land alteration. Additionally, as per Bylaw 1000, 
Section 2.5, a Mitigation Plan is required prior to land alteration to the satisfaction of the Director of 
Engineering (this is an interim measure for all developments, until the Good Neighbour Policy may be 
adopted). A Mitigation Plan is required where there are reasonable grounds to anticipate any discharge 
of contaminants, pollutants, silts, airborne particulates (dust) or materials (toxic or natural) to 
watercourses, municipal ditches and sewage systems, public or private lands, waters or the atmosphere. 
The construction impact mitigation measures should be secured within a covenant, prior to Bylaw 
Adoption.  

 

Neighbourhood Consultation 

During the week of April 30th, 2024, Ash Mountain Construction mailed out an information letter to the 
properties within a 100m radius of the project site. The information letter included a conceptual 
rendering, floor plans, and landscaping renderings of the proposed townhouse development. The letter 
also included contact information and encouraged the residents to contact the applicant by email, mail, 
or phone with their questions, comments, or concerns.  

 

COUNCIL POLICY 

OFFICIAL COMMUNITY PLAN 
 
The Official Community Plan (OCP) Bylaw No. 1200 designated the subject properties as 
� N̂eighbourhood�_�U���Á�Z�]���Z���]�•�������(�]�v���������Ç���š�Z�����(�}�o�o�}�Á�]�v�P���š���Æ�š�W 
 

Existing settled areas throughout the community predominantly located on the valley floor. 

�x Predominantly residential precinct that supports a range of low and medium density housing choices 
including secondary suites 

�x This area allows for residential and mixed-use commercial intensification of streets that connect 
centres and/or are serviced by transit 

�x Schools, community facilities and other institutional uses are permitted throughout the area 
�x Retail serving local residents is encouraged along transportation corridors  
�x Home-based businesses, live-work housing is encouraged 
�x Parks, open spaces and recreational facilities are integrated throughout the area 
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�x This area allows for Neighbourhood Centres to emerge in the form of medium density mixed-use nodes 
at key intersections. 

 

 
A Concept for Neighbourhood Areas 

 
Policies of the Neighborhood OCP designation support clustered densification in established areas as well 
as the diversification of housing stock through the incorporation of housing such as coach housing, row 
housing, live/work units and townhouses. �d�Z���� �‰�Œ�}�‰�}�•���o�� �]�•�� ���}�v�•�]�•�š���v�š�� �Á�]�š�Z�� �š�Z���� �K���W�[�•�� �^�E���]�P�Z���}u�Œ�Z�}�}���_��
designation in that it increases density in an existing developed ���Œ�����X���W�}�o�]���Ç���ï�X�õ�X�ï���]�v���š�Z�����K���W���‰�Œ���•���v�š�•���^�í�ò��
�µ�v�]�š�•�� �‰���Œ�� �����Œ���_�� ���•�� ���� �P�µ�]������ �(�}�Œ�� �Œ���•�]�����v�š�]���o�� �����v�•�]�š�Ç�� �(�}�Œ�� �]�v�(�]�o�o�� �����À���o�}�‰�u���v�š�� �]�v�� ���Œ�����•�� �����•�]�P�v���š������ ���•��
� N̂eighbourhood�_�X���d�Z�����‰�Œ�}�‰�}�•�����������À���o�}�‰�u���v�š���Œ���‰�Œ���•���v�šs a density of approximately 24 units per acre, 
which exceeds this recommendation. Despite this, the density modifier in the Neighbourhood Designation 
can be considered as an average of the designation as a whole and that given the location and composition 
of the neighbourhood, Council may wish to explore the higher density proposed by the applicant for the 
subject property.  
 
SOUTH LANGFORD NEIGHBOURHOOD PLAN  
 
The South Langford Neighbourhood Plan (SLNP) designates 3321 Luxton Road as Country Residential. This 
designation is described as the following: 
 
Country Residential �t applies to that area adjacent to Walfred Road, south if Cuaulta Crescent, and that area bunded 
by Luxton, Marwood, Englewood and Hazelwood roads. Subject to the provisions of sewer services, water, a road 
network and emergency access, the preservation of designated sensitive ecosystems, areas of steep slopes and the 
provision of a satisfactory interface fire hazard plan and archeological impact assessment, a maximum density of 1 
lot per 1 acre will be applicable. Clustering of density using density lot averaging may be considered by Council to 
minimize impact in this area.  
 
SLNP further describes the area bound by Luxton, Brown, Hazelwood, and Englewood as a location ideally 
suited for a neo-traditional road network pattern consisting of roads and rear lanes. Although the current 
proposal does not necessarily look identical to what is depicted in the Design Guidelines, densification of 
the area is generally supported by the SLNP. Where previously a smaller lot single-family neighbourhood 
subdivision was deemed appropriate, townhousing development may be deemed to be feasible as it will 
diversify the housing stock and provide a more affordable housing option in the area.  
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Council may also �Á�]�•�Z�� �š�}�� �v�}�š���� �š�Z���š�� �^�}�µ�š�Z�� �>���v�P�(�}�Œ���� �E���]�P�Z���}�µ�Œ�Z�}�}���� �W�o���v�� �‰�Œ�����������•�� �š�Z���� ���]�š�Ç�[�•�� �K�(�(�]���]���o��
Community Plan, and that the SLNP was retained within the Design Guidelines as a reference. Council may 
wish to note that zoning amendments are required to comply with the OCP density objectives but is not 
required to comply with the design guidelines, including the SLNP.  
 
DEVELOPMENT PERMIT AREAS 
Approximately 920m² of the western portion of the site is located within the Riparian Development Permit 
Area, which is associated with Fire Hall Creek on the west side of Luxton Road. The applicant will be 
required to obtain a Development Pemit in this regard. Given the proposed density, a Form and Character 
Development Permit will also be required and will ensure that the proposal complies with the standards 
prescribed by Zoning Bylaw No. 300 as well as the Multi-Family Design Guidelines.  
 
LOW CARBON CONCRETE 
�/�v���������}�Œ�����v������ �Á�]�š�Z�����}�µ�v���]�o�[�•�� �>�}�Á�������Œ���}�v�����}�v���Œ���š�����W�}�o�]���Ç���W�K�>-0167-PLAN, Council may wish to require 
the applicant to utilize ready-mix concrete that meets or exceeds the weighted average Global Warming 
Potential targets based on Concrete BC Baseline (average) mix data for the construction of the proposed 
development. 
 
FINANCIAL IMPLICATIONS: 

Rezoning the subject property to permit higher density of development will increase the assessed value 
of lands and eventually will increase municipal revenue due to the number of units created.  As the 
developer is responsible to complete all frontage improvements, the direct capital costs to the City 
associated with this development will be negligible. A summary of Amenity Contributions and 
Development Cost Charges that the developer will be expected to pay, is outlined in Tables 4 and 5 below. 
 
���K�h�E���/�>�[�^�����D���E�/�d�z�����K�E�dRIBUTION POLICY 

�d�Z���� ���u���v�]�š�Ç�� ���}�v�š�Œ�]���µ�š�]�}�v�•�� �š�Z���š�� ���‰�‰�o�Ç�� ���•�� �‰���Œ�� ���}�µ�v���]�o�[�•�� ���µ�Œ�Œ���v�š�� ���(�(�}�Œ�������o���� �,�}�µ�•�]�v�P�� ���v���� ���u���v�]�š�Ç��
Contribution Policy are summarized in Table 4 below, based the current floor plans and total density of 
20 residential units. 
 
Table 4 �t Amenity Contributions per Council Policy 

Amenity Item Per unit Total (based on 20 units) 

General Amenity 
Reserve Fund 

$3,660 $73,200 

Affordable Housing 
Reserve Fund 

$610 $12,200 

TOTAL POLICY 
CONTRIBUTIONS 

 $85,400 
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Table 5 - Development Cost Charges  

Development Cost Charge Per Unit Contribution Total (based on 20 units) 

Roads  $3,865 $77,300 

Storm Drainage $1,028 $20,560 

Park Improvement  $1,948 $38,960 

Park Acquisition  $130 $2,600 

ISIF  $371.25 $7,425 

�^�µ���š�}�š���o���~�������[�•���š�}���>���v�P�(�}�Œ���•  $146,845 

CRD Water  $2,557 $51,140 

School Site Acquisition  $800 $16,000 

�d�K�d���>���������[�•��(estimated)  $213,985 

 
LEGAL IMPLICATIONS: 

Should Council choose to proceed with this proposal, Bylaw No. 2180, will be scheduled for 
consideration of first, second, and third readings. As per recent changes to the Local Government Act, a 
Public Hearing is not permitted.  
 
The amenity contributions specified in Table 4 above are incorporated into Bylaw No. 2180 , and will be 
payable at the time of building permit along with the current Development Cost Charges specified in the 
various DCC Bylaws. 
 
���}�µ�v���]�o�[�•���}�š�Z���Œ�����}�v���]�š�]�}�v�•���}�(�����‰�‰�Œ�}�À���o���Á�}�µ�o�����������Œ���P�]�•�š���Œ�������]�v�������^�����š�]�}�v���î�í�õ�����}�À���v���v�š���]�v���‰�Œ�]�}�Œ�]�š�Ç���}�(�����o�o��
other charges on title prior to consideration of Bylaw Adoption. 
 

OPTIONS: 

Option 1 
THAT the Sustainable Development Advisory Committee recommend that Council: 
 
1. Proceed with consideration of First, Second, and Third Reading of Bylaw No. 2180 to amend the zoning 

designation of the properties located at 3321 Luxton Road from RR2 to RM2A, after the notification 
process has been completed, and 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: 
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i. $610 towards the Affordable Housing Reserve Fund; and 
ii. $3,660 towards the General Amenity Reserve Fund; 

 
b. That the applicant registers, prior to Bylaw Adoption, a road dedication plan dedicating 

2.25m of land along Luxton Road, 3.5m along Brown Road, and 3.0m along Piper Road 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 mitigation plan;  
2. A construction parking and deliveries management plan; and  
3. An erosion and sediment control plan.  

 
iii. That interim road paving with crown and water control is completed by the developer 

on the north side of Brown Road, to the satisfaction of the Director of Engineering.  
 

iv. That electric heat pumps are installed in the townhouse units.  
 

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 a separate covenant is registered, prior to issuance of a building permit, that 
agrees to the following: 

1. That the owner agrees that the garages are to be used for the parking of 
vehicles and not the storage of items preventing the parking of vehicles 
therein, in favour of the strata;  

2. That the strata be responsible for maintaining the boulevard landscaping 
from the back of the sidewalk with the exception of boulevard trees; and 

3. That the owner acknowledges that the site is located in proximity to 
agricultural uses and the South Vancouver Island Gun Range, and that these 

�W���P�����í�õ���}�(���ô�ò



  Z24-0003 �t 3321 Luxton Rd 
20240708 Sustainable Development Advisory Committee 

Page 14 of 16 
 

 

 

uses may create general noise, odours, and other nuisances, and agree that 
the owner and all future owners assume all risk and annoyance of such 
nuisances. 

 
AND  
 
2. If required to accommodate the installation of the BC Hydro infrastructure, delegate the authority to 

issue the required setback variance within the Form and Character Development Permit, provided 
that the proposal remains in substantial accordance with what has been demonstrated on the site 
plan attached to this report.  

 
 
OR Option 2 
THAT the Sustainable Development Advisory Committee recommend that Council take no action with 
respect to this application to rezone 3321 Luxton Road under Bylaw No. 2180 until such time as the 
following items are addressed and reviewed by the Sustainable Development Advisory Committee: 
 

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

 
 
SUBMITTED BY:  Anastasiya Mysak, Planner I 
Concurrence: Matthew Baldwin, RPP, MCIP, Director of Development Services 
Concurrence: Leah Stohmann, RPP, MCIP 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, Director of Legislative and Protective Services 
Concurrence:     Braden Hutchins, Deputy Chief Administrative Officer 
Concurrence: Darren Kiedyk, Chief Administrative Officer  

Attachment(s): 

Attachment 1: Proposed Site Plan (3321 Luxton Road) 

Attachment 2: Proposed Landscaping Plan (3321 Luxton Road) 

Attachment 3: Arborist Report (3321 Luxton Road) 

Attachment 4: Bylaw No. 2180 
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Appendix A �t Site Map 
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�S�H�E�E�T
�N�U�M�B�E�R

�S�I�T�E� �P�L�A�N

�A�L�L� �L�A�Y�O�U�T�S� �S�H�O�U�L�D� �B�E� �C�O�N�F�I�R�M�E�D� �B�Y� �A� �R�E�G�I�S�T�E�R�E�D� �B�.�C�.� �L�A�N�D� �S�U�R�V�E�Y�O�R�.
�A�L�L� �S�E�T�B�A�C�K�S� �S�H�A�L�L� �B�E� �C�O�N�F�I�R�M�E�D� �B�Y� �T�H�E� �O�W�N�E�R�/�B�U�I�L�D�E�R�.
�A�L�L� �G�R�A�D�E� �E�L�E�V�A�T�I�O�N�S� �A�R�E� �T�H�E� �R�E�S�P�O�N�S�I�B�I�L�I�T�Y� �O�F� �T�H�E� �O�W�N�E�R�/�B�U�I�L�D�E�R
�A�N�D� �A�N�Y� �M�O�F�I�C�A�T�I�O�N�S� �A�R�E� �T�O� �B�E� �M�A�D�E� �O�N� �S�I�T�E�.

�C�O�N�F�O�R�M�I�T�Y� �O�F� �T�H�E�S�E� �P�L�A�N�S� �T�O� �T�H�E� �A�C�T�U�A�L� �S�I�T�E� �I�S� �T�H�E� �R�E�S�P�O�N�S�I�B�I�L�I�T�Y
�O�F� �T�H�E� �O�W�N�E�R�/�B�U�I�L�D�E�R�.

�C�O�N�C�R�E�T�E� �A�N�D� �F�O�U�N�D�A�T�I�O�N�S

�A�L�L� �C�O�N�C�R�E�T�E� �F�O�O�T�I�N�G�S� �T�O� �H�A�V�E� �S�O�L�I�D� �B�E�A�R�I�N�G� �O�N� �C�O�M�P�A�C�T�E�D�,
�U�N�D�I�S�T�U�R�B�E�D� �I�N�O�R�G�A�N�I�C� �S�O�I�L� �T�O� �A� �S�U�I�T�A�B�L�E� �D�E�P�T�H� �B�E�L�O�W� �F�R�O�S�T
�P�E�N�E�T�R�A�T�I�O�N�.

� �I�F� �S�O�F�T�E�R� �C�O�N�D�I�T�I�O�N�S� �A�P�P�L�Y�,� �T�H�E� �S�O�L�I�D� �B�E�A�R�I�N�G� �C�A�P�A�C�I�T�Y
�A�N�D� �S�I�Z�E� �O�F� �F�O�O�T�I�N�G�S� �A�R�E� �T�O� �B�E� �D�E�S�I�G�N�E�D� �B�Y� �A� �Q�U�A�L�I�F�I�E�D� �E�N�G�I�N�E�E�R�.

�G�A�R�A�G�E� �&� �C�A�R�P�O�R�T� �F�L�O�O�R�S� �A�N�D� �E�X�T�E�R�I�O�R� �S�T�E�P�S� �S�H�A�L�L� �N�O�T� �B�E� �L�E�S�S
�T�H�A�N� �3�2� �M�P�A

�F�O�U�N�D�A�T�I�O�N� �C�O�N�C�R�E�T�E� �S�H�A�L�L� �H�A�V�E� �M�I�N�.� �C�O�M�P�R�E�S�S�I�V�E� �S�T�R�E�N�G�T�H� �O�F
�2�9�0�0� �p�s�i� �(�2�0�M�P�a�)� �A�T� �2�8� �D�A�Y�S�,� �M�I�X�E�D�,� �P�L�A�C�E�D� �A�N�D� �T�E�S�T�E�D� �I�N� �A�C�C�O�R�D�A�N�C�E
�W�I�T�H� �C�A�N�3�-�A�4�3�8�.

�A�L�L� �W�A�L�L�S� �A�R�E� �8�"� �C�O�N�C�R�E�T�E� �U�N�L�E�S�S� �O�T�H�E�R�W�I�S�E� �N�O�T�E�D�.
�A�L�L� �G�R�A�D�E�S� �A�R�E� �E�S�T�I�M�A�T�E�D� �O�N�L�Y� �A�N�D� �S�H�A�L�L� �B�E� �A�D�J�U�S�T�E�D� �O�N� �S�I�T�E�.
�A�L�L� �W�O�O�D� �I�N� �C�O�N�T�A�C�T� �W�I�T�H� �C�O�N�C�R�E�T�E� �S�H�A�L�L� �B�E� �T�R�E�A�T�E�D� �O�R� �S�E�P�A�R�A�T�E�D
�B�Y� �A� �M�O�I�S�T�U�R�E� �R�E�S�I�S�T�A�N�T� �G�A�S�K�E�T� �M�A�T�E�R�I�A�L�.

�L�U�M�B�E�R�,� �F�R�A�M�I�N�G� �A�N�D� �B�E�A�M�S

�B�U�I�L�D�I�N�G� �F�R�A�M�E�S� �T�O� �B�E� �A�N�C�H�O�R�E�D� �T�O� �F�O�U�N�D�A�T�I�O�N� �B�Y� �F�A�S�T�E�N�I�N�G
�S�I�L�L� �P�L�A�T�E� �T�O� �F�O�U�N�D�A�T�I�O�N� �W�I�T�H� �N�O�T� �L�E�S�S� �T�H�A�N� �1�2�.�7�m�m� �D�I�A�M
�A�N�C�H�O�R� �B�O�L�T�S� �A�T� �N�O�T� �M�O�R�E� �T�H�A�N� �2�.�4�M� �O�.�C�.

�A�L�L� �E�N�G�I�N�E�E�R�E�D� �B�E�A�M�S� �T�O� �B�E� �S�I�Z�E�D� �B�Y� �S�U�P�P�L�I�E�R�.

�A�L�L� �S�P�A�N�S� �S�H�A�L�L� �C�O�N�F�O�R�M� �T�O� �T�H�E� �T�A�B�L�E�S� �S�E�T� �O�U�T� �I�N� �"�T�H�E� �S�P�A�N
�B�O�O�K�"� �A�N�D� �T�H�E� �N�A�T�I�O�N�A�L� �B�U�I�L�D�I�N�G� �C�O�D�E� �O�F� �C�A�N�A�D�A� �A�N�D
�V�E�R�I�F�I�C�A�T�I�O�N�S� �O�F� �A�L�L� �S�P�A�N�S� �I�S� �T�H�E� �R�E�S�P�O�N�S�I�B�I�L�I�T�Y
�O�F� �T�H�E� �O�W�N�E�R�/�B�U�I�L�D�E�R�.

�T�R�U�S�S�E�S
�T�R�U�S�S�E�S� �A�N�D� �L�A�Y�O�U�T� �A�R�E� �T�O� �B�E� �E�N�G�I�N�E�E�R�E�D� �A�N�D� �I�N�S�T�A�L�L�E�D
�A�C�C�O�R�D�I�N�G� �T�O� �M�A�N�U�F�A�C�T�U�R�E�R�'�S� �S�P�E�C�I�F�I�C�A�T�I�O�N�S�,� �I�N�C�L�U�D�I�N�G
�A�L�L� �B�R�A�C�I�N�G�.

�R�O�O�F�I�N�G
�A�L�L� �R�O�O�F�I�N�G� �S�H�A�L�L� �B�E� �A�P�P�L�I�E�D� �T�O� �M�A�N�U�F�A�C�T�U�R�E�R�'�S
�S�P�E�C�I�F�I�C�A�T�I�O�N� �A�N�D� �S�H�A�L�L� �I�N�C�L�U�D�E� �E�A�V�E� �P�R�O�T�E�C�T�I�O�N� �F�R�O�M
�I�C�E� �D�A�M�S� �A�N�D� �S�N�O�W� �B�U�I�L�D� �U�P�.

�P�L�U�M�B�I�N�G� �&� �E�L�E�C�T�R�I�C�A�L
�A�N�Y� �E�L�E�C�T�R�I�C�A�L� �S�H�O�W�N� �O�N� �P�L�A�N�S� �I�S� �T�O� �S�E�R�V�E� �A�S� �A� �G�U�I�D�E� �O�N�L�Y
�A�N�D� �M�U�S�T� �B�E� �I�N�S�T�A�L�L�E�D� �B�Y� �A� �Q�U�A�L�I�F�I�E�D� �P�E�R�S�O�N�N�E�L�.

�F�L�A�S�H�I�N�G
�A�L�L� �E�X�P�O�S�E�D� �O�P�E�N�I�N�G�S� �S�H�A�L�L� �B�E� �P�R�O�V�I�D�E�D� �W�I�T�H� �A�D�E�Q�U�A�T�E� �F�L�A�S�H�I�N�G�.
�A�L�L� �R�O�O�F�I�N�G� �S�H�A�L�L� �I�N�C�O�R�P�O�R�A�T�E� �S�T�E�P� �F�L�A�S�H�I�N�G�.
�A�L�L� �P�E�N�T�R�A�T�I�O�N�S� �T�H�R�O�U�G�H� �R�O�O�F� �S�H�A�L�L� �I�N�C�L�U�D�E� �A�P�P�R�O�P�R�I�A�T�E
�F�L�A�S�H�I�N�G�.
�D�O�O�R�S� �-� �R�O�U�G�H� �O�P�E�N�I�N�G� �S�I�Z�E�S
�F�R�A�M�E� �O�P�E�N�I�N�G� �1� �1�/�4�"� �W�I�D�E�R� �T�H�A�N� �D�O�O�R
�F�R�A�M�E� �H�E�I�G�H�T� �8�3�"� �F�O�R� �E�X�T�E�R�I�O�R� �D�O�O�R�S� �A�N�D� �8�2�.�5�"� �F�O�R� �I�N�T�E�R�I�O�R
�D�O�O�R�S�.� �F�R�A�M�E� �O�P�E�N�I�N�G� �1� �1�/�4�"� �W�I�D�E�R� �T�H�A�N� �B�I�F�O�L�D� �D�O�O�R�S
�A�N�D� �F�R�A�M�E� �H�E�I�G�H�T� �8�1�.�5�"�.

�M�I�S�C�.
�C�A�R�B�O�N� �M�O�N�O�X�I�D�E� �A�L�A�R�M�S� �T�O� �B�E� �H�A�R�D�W�I�R�E�D� �A�N�D� �W�I�T�H�I�N� �5�M� �O�F� �E�A�C�H
�B�E�D�R�O�O�M� �I�N� �E�V�E�R�Y� �S�U�I�T�E� �A�N�D� �I�N�T�E�R�C�O�N�N�E�C�T�E�D� �T�O� �A�L�L� �F�L�O�O�R�S�.� �C�A�R�B�O�N
�M�O�N�O�X�I�D�E� �A�L�R�A�M�S� �T�O� �C�O�N�F�O�R�M� �T�O� �C�S�A� �6�.�1�9

�N�E�I�T�H�E�R� �J�A�V�A� �D�E�S�I�G�N�S� �I�N�C�.� 
�N�O�R� �T�H�E� �D�E�S�I�G�N�E�R� �A�C�C�E�P�T� 
�R�E�S�P�O�N�S�I�B�I�L�I�T�Y� �F�O�R� �T�H�E� 
�F�O�L�L�O�W�I�N�G�:

�-�I�N�F�O�R�M�A�T�I�O�N� �P�R�O�V�I�D�E�D� �O�N� 
�E�X�I�S�T�I�N�G� �B�U�I�L�D�I�N�G�S� �O�R� �S�I�T�E�.
�-�C�O�N�F�O�R�M�I�T�Y� �O�F� �P�L�A�N�S� �T�O� 
�S�I�T�E�.
�-�E�R�R�O�R�S� �A�N�D� �O�M�M�I�S�S�I�O�N�S
�-�A�N�Y� �H�O�U�S�E� �B�U�I�L�T� �F�R�O�M� �T�H�E�S�E� 
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�P�L�A�N�T�I�N�G� �N�O�T�E�S�:

�1�. �T�r�e�e� �p�l�a�c�e�m�e�n�t� �a�n�d� �s�e�l�e�c�t�i�o�n� �t�o� �b�e� �a�p�p�r�o�v�e�d� 
�b�y� �l�a�n�d�s�c�a�p�e� �d�e�s�i�g�n�e�r� �p�r�i�o�r� �t�o� �p�l�a�n�t�i�n�g�.
�2�. �A�l�l� �e�x�i�s�t�i�n�g� �p�l�a�n�t�s� �t�o� �b�e� �r�e�t�a�i�n�e�d� �a�r�e� �t�o� �b�e� 
�p�r�o�t�e�c�t�e�d� �d�u�r�i�n�g� �i�n�s�t�a�l�l�a�t�i�o�n� �a�n�d� �c�o�n�s�t�r�u�c�t�i�o�n�.
�3�. �U�n�l�e�s�s� �n�o�t�e�d� �o�t�h�e�r�w�i�s�e� �o�n� �p�l�a�n�t�i�n�g� �p�l�a�n�,� 
�m�i�n�i�m�u�m� �s�o�i�l� �d�e�p�t�h�s� �a�r�e� �t�o� �b�e�:� � �1�2�"� �i�n� �l�a�w�n�;� �1�8�"� �i�n� 
�g�r�o�u�n�d�c�o�v�e�r� �a�n�d� �s�h�r�u�b� �a�r�e�a�s�.� � �E�a�c�h� �r�o�o�t�b�a�l�l� �t�o� �h�a�v�e� 
�o�n�e� �c�u�b�i�c� �y�a�r�d� �o�f� �s�o�i�l� �d�i�s�t�r�i�b�u�t�e�d� �t�o� �d�e�p�t�h� �o�f� �2�4�"� 
�a�r�o�u�n�d� �t�h�e� �t�r�e�e�.
�4�. �E�n�s�u�r�e� �p�o�s�i�t�i�v�e� �d�r�a�i�n�a�g�e� �a�w�a�y� �f�r�o�m� �t�h�e� 
�b�u�i�l�d�i�n�g� �w�h�e�r�e� �p�l�a�n�t�i�n�g� �s�o�i�l� �i�s� �t�o� �b�e� �r�u�n� �a�g�a�i�n�s�t� �t�h�e� 
�b�u�i�l�d�i�n�g� �f�a�c�e�.
�5�. �A�l�l� �n�e�w� �t�r�e�e�s� �t�o� �b�e� �s�t�a�k�e�d� �s�e�c�u�r�l�e�y�.
�6�. �L�a�w�n� �t�o� �b�e� �a�p�p�r�o�v�e�d� �s�e�e�d� �m�i�x� �o�r� �a�p�p�r�o�v�e�d� 
�s�o�d�.� �H�y�d�r�o�-�s�e�e�d� �w�i�l�l� �t�a�k�e� �p�l�a�c�e� �w�h�e�r�e� �g�r�a�s�s� �i�s� �n�o�t� 
�f�e�a�s�i�b�l�e�.
�7�. �S�u�b�s�u�r�f�a�c�e� �g�r�a�d�e� �t�o� �b�e� �s�l�o�p�e�d� �t�o�w�a�r�d� 
�d�r�a�i�n�a�g�e� �p�i�p�e�.
�8�. �S�o�i�l� �m�i�x� �i�n� �l�a�w�n� �a�r�e�a�s� �t�o� �b�e� �8�0�%� �s�a�n�d� �u�n�l�e�s�s� 
�o�t�h�e�r�w�i�s�e� �n�o�t�e�d�.� � �S�o�i�l� �m�i�x� �t�o� �c�o�m�p�l�y� �w�i�t�h� �B�C�S�L�A� �/� 
�B�C�L�N�A� �L�a�n�d�s�c�a�p�e� �S�t�a�n�d�a�r�d�.� � 
�9�. �A�l�l� �p�l�a�n�t�i�n�g� �b�e�d�s� �t�o� �b�e� �b�e�r�m�e�d� �u�p� �m�i�n�i�m�u�m� 
�4�"� �a�b�o�v�e� �a�d�j�a�c�e�n�t� �l�a�w�n� �o�r� �h�a�r�d� �s�u�r�f�a�c�e� �a�r�e�a�s�,� 
�e�x�c�e�p�t� �a�r�o�u�n�d� �e�x�i�s�t�i�n�g� �t�r�e�e�s�.� � �E�x�i�s�t�i�n�g� �t�r�e�e�s� �a�r�e� �n�o�t� 
�t�o� �h�a�v�e� �g�r�a�d�e�s� �a�d�j�u�s�t�e�d� �a�r�o�u�n�d� �t�h�e�m�.
�1�0�. �A�l�l� �p�l�a�n�t�s� �t�o� �c�o�m�e� �f�r�o�m� �S�O�D� �f�r�e�e� �(�S�u�d�d�e�n� 
�O�a�k� �D�e�a�t�h� �o�r� �P�h�y�t�o�p�h�t�h�o�r�a� �r�a�m�o�r�u�m�)� �c�e�r�t�i�f�i�e�d� 
�n�u�r�s�e�r�y�.
�1�1�. �A�n�y� �s�u�b�s�t�i�t�u�t�i�o�n�s� �m�u�s�t� �b�e� �a�p�p�r�o�v�e�d� �b�y� 
�l�a�n�d�s�c�a�p�e� �d�e�s�i�g�n�e�r� �p�r�i�o�r� �t�o� �o�r�d�e�r�i�n�g�.
�1�2�. �A�l�l� �n�e�w� �l�a�n�d�s�c�a�p�e� �a�r�e�a�s� �s�h�a�l�l� �b�e� �i�r�r�i�g�a�t�e�d� �b�y� 
�a� �c�o�m�m�e�r�c�i�a�l� �g�r�a�d�e�,� �f�u�l�l�y� �a�u�t�o�m�a�t�i�c� �i�r�r�i�g�a�t�i�o�n� 
�s�y�s�t�e�m�.� �I�r�r�i�g�a�t�i�o�n� �s�y�s�t�e�m� �t�o� �b�e� �a�d�j�u�s�t�e�d� �t�o� �a�v�o�i�d� 
�o�v�e�r� �s�p�r�a�y� �o�n�t�o� �s�t�r�e�e�t�s�.� � 

�P�A�V�I�N�G� �N�O�T�E�:

�1�3�.� �P�a�t�i�o�s� �a�n�d� �w�a�l�k� �p�a�t�h�s� �t�o� �b�e� �e�i�t�h�e�r� �c�a�s�t� �i�n� 
�p�l�a�c�e� �c�o�n�c�r�e�t�e� �w�i�t�h� �e�x�p�o�s�e�d� �a�g�g�r�e�g�a�t�e� �f�i�n�i�s�h�,� �o�r� 
�i�n�t�e�r�l�o�c�k�i�n�g� �c�o�n�c�r�e�t�e� �p�a�v�e�r�s� �o�n� �a�p�p�r�o�p�r�i�a�t�e�l�y� 
�p�r�e�p�a�r�e�d� �b�a�s�e�.
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�D�A�T�E�:

�D�R�A�W�N� �B�Y�:

�D�r�a�w�i�n�g� �T�i�t�l�e� �:

�P�r�o�j�e�c�t� �:
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�L�a�n�d�s�c�a�p�e� �P�l�a�n

�K�M�Z

�L�-�0�1
�J�u�n�e� �3�,� � �2�0�2�4

�T�h�i�s� �p�l�a�n� �a�n�d� �d�e�s�i�g�n� �a�r�e�,� � �a�n�d� � �a�t� �a�l�l� �t�i�m�e�s� � �r�e�m�a�i�n�,� � �t�h�e� � � 
�e�x�c�l�u�s�i�v�e� � �p�r�o�p�e�r�t�y� � �o�f� � �K�M�Z� �L�a�n�d�s�c�a�p�e�s� � �a�n�d� � �c�a�n�n�o�t� �b�e� �u�s�e�d� � 
�o�r� �r�e�p�r�o�d�u�c�e�d� � �w�i�t�h�o�u�t� � �w�r�i�t�t�e�n� �c�o�n�s�e�n�t�.� � �W�r�i�t�t�e�n� �d�i�m�e�n�s�i�o�n�s� �s�h�a�l�l� � 
�h�a�v�e� �p�r�e�c�e�d�e�n�c�e� �o�v�e�r� �s�c�a�l�e�d� �d�i�m�e�n�s�i�o�n�s�.� � �C�o�n�t�r�a�c�t�o�r�s� �s�h�a�l�l� 
�v�e�r�i�f�y� � �a�n�d� �b�e� �r�e�s�p�o�n�s�i�b�l�e� �f�o�r� �a�l�l� �d�i�m�e�n�s�i�o�n�s� �a�n�d� �c�o�n�d�i�t�i�o�n�s� �o�n� 
�t�h�e� �j�o�b�.� � �T�h�e� �d�e�s�i�g�n�e�r� �s�h�a�l�l� �b�e� � �i�n�f�o�r�m�e�d� �o�f� � �a�n�y� � �v�a�r�i�a�t�i�o�n� �f�r�o�m� 
�t�h�e� �d�i�m�e�n�s�i�o�n�s� � �a�n�d� � �c�o�n�d�i�t�i�o�n�s� �o�n� �t�h�e� �d�r�a�w�i�n�g�.

�A�s�h� �M�o�u�n�t�a�i�n� �C�o�n�s�t�r�u�c�t�i�o�n
�3�3�2�1� �B�r�o�w�n� �R�o�a�d
�L�a�n�g�f�o�r�d�,� �B�C

�k�a�t�e�.�m�a�r�k�h�a�m�z�@�g�m�a�i�l�.�c�o�m
�(�7�7�8�)� �5�8�7�-�3�2�4�9

�K�M�Z

�c �Q�u�a�n�t�i�t�y�L�a�t�i�n� �N�a�m�e �C�o�m�m�o�n� �N�a�m�e �C�a�t�e�g�o�r�y�S�c�h�e�d�u�l�e�d� �S�i�z�e
�A�M �1 �A�c�e�r� �m�a�c�r�o�p�h�y�l�l�u�m �B�i�g�l�e�a�f� �m�a�p�l�e �T�r�e�e �6�c�m� �c�a�l�i�p�e�r�,� �B�&�B
�A�R �2 �A�c�e�r� �r�u�b�r�u�m� �'�F�r�a�n�k�s�r�e�d�' �R�e�d� �S�u�n�s�e�t� �m�a�p�l�e �T�r�e�e �6�c�m� �c�a�l�i�p�e�r�,� �B�&�B� 
�C�N �4 �C�o�r�n�u�s� �n�u�t�t�a�l�l�i�i� �x� �k�o�u�s�a� �'�S�t�a�r�l�i�g�h�t�' �S�t�a�r�l�i�g�h�t� �d�o�g�w�o�o�d� �t�r�e�e �T�r�e�e �6�c�m� �c�a�l�i�p�e�r�,� �B�&�B
�P�M �3 �P�s�e�u�d�o�t�s�u�g�a� �m�e�n�z�i�e�s�i�i �D�o�u�g�l�a�s� �f�i�r �T�r�e�e �2�m� �t�a�l�l
�A �2�0 �A�m�e�l�a�n�c�h�i�e�r� �a�l�n�i�f�o�l�i�a �S�e�r�v�i�c�e�b�e�r�r�y �S�h�r�u�b �#�1�0� �p�o�t�,� �t�r�e�e� �f�o�r�m
�F �1�5 �F�u�s�c�h�i�a� �'�R�i�c�c�a�r�t�o�n�i�' �F�u�s�c�h�i�a �S�h�r�u�b �#�1� �p�o�t

�G�s �8�9 �G�a�u�l�t�h�e�r�i�a� �s�h�a�l�l�l�o�n �S�a�l�a�l �S�h�r�u�b �#�1� �p�o�t
�H�a �2�6 �H�y�d�r�a�n�g�e�a� �a�r�b�o�r�e�s�c�e�n�s� �'�A�n�n�a�b�e�l�l�e�'�A�n�n�a�b�e�l�l�e� �h�y�d�r�a�n�g�e�a �S�h�r�u�b �#�2� �p�o�t
�H�m �2�8 �H�y�d�r�a�n�g�e�a� �m�a�c�r�o�p�h�y�l�l�a� �'�E�n�d�l�e�s�s� �S�u�m�m�e�r�'�P�i�n�k� �m�o�p�h�e�a�d� �h�y�d�r�a�n�g�e�a�S�h�r�u�b �#�2� �p�o�t
�R �3 �R�i�b�e�s� �s�a�n�g�u�i�n�e�u�m �R�e�d� �f�l�o�w�e�r�i�n�g� �c�u�r�r�a�n�t �S�h�r�u�b �#�1�0� �p�o�t�;� �3�'� �t�o� �4�'� �t�a�l�l� �a�n�d� �w�i�d�e

�R�e �2 �R�h�o�d�o�d�e�n�d�r�o�n� �'�E�l�e�g�a�n�s�' �R�h�o�d�o�d�e�n�d�r�o�n �S�h�r�u�b �#�7� �p�o�t
�T �3�5 �T�a�x�u�s� �x� �m�e�d�i�a� �'�H�i�c�k�s�i�i�' �H�i�c�k�s� �y�e�w �S�h�r�u�b �3�'� �t�a�l�l
�V �9 �V�a�c�c�i�n�i�u�m� �o�v�a�t�u�m �E�v�e�r�g�r�e�e�n� �h�u�c�k�l�e�b�e�r�r�y �S�h�r�u�b �#�2� �p�o�t
�e�o �1�2�8 �E�p�i�m�e�d�i�u�m� �'�O�r�a�n�g�e�k�o�n�i�g�e�n�'�' �B�a�r�r�e�n�w�o�r�t �P�e�r�e�n�n�i�a�l�#�1� �p�o�t
�h�h �1�5�2 �H�o�s�t�a� �'�H�a�l�c�y�o�n�' �H�o�s�t�a �P�e�r�e�n�n�i�a�l�#�1� �p�o�t
�p �1�3�3 �P�o�l�y�s�t�i�c�h�u�m� �m�u�n�i�t�u�m �W�e�s�t�e�r�n� �s�w�o�r�d� �f�e�r�n �P�e�r�e�n�n�i�a�l�#�1� �p�o�t

�R�e�d� �S�u�n�s�e�t� �M�a�p�l�e
�A�c�e�r� �r�u�b�r�u�m� �'�F�r�a�n�k�s�r�e�d�'
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February 22, 2024  

Attention:  Gord Baier 
  Ash Mountain Construction Ltd. 
  5320 la Bonne Road  
  Victoria BC V9L 0A3 

SouthShore Forest Consultants 
PO Box 2203, Sidney BC V8L-3S8 
Phone: (250) 893-9056, email:  butcherlodi@aol.com 
GST # 777095324 RC001 
Work Safe BC # 968408 
Insurance/ Seafirst (CFC Underwriting �² 5 million Dollar Liability- Policy PSG03515712) 
Incorporation # BC1069996 Ltd. 
Intermunicipal Business Licence #00016808  
BC SEBASE Safe Certified #5200066  
 
RE: Proposed Development Project - Tree Protection Plan   

Location �² 3321 Luxton Rd �² Langford B.C.  

On February 15, 2024 Ray Praud an Associate Consulting Arborist with SouthShore 
Forest Consultants �S�U�R�Y�L�G�H�G���D���%�D�V�L�F���9�L�V�X�D�O���7�U�H�H���5�L�V�N���$�V�V�H�V�V�P�H�Q�W���/�H�Y�H�O���´���µ���R�Q several 
trees positioned within the proposed development area.  Our assessment has 
determined that six (6) trees within the site will be significantly impacted under the 
existing development proposal.   Our assessment of the site has determined that each of 
the six trees must be removed under the existing proposal.    
 
The client has proposed to develop a five (5) block (20 units) residential strata type 
development with road/sidewalk and landscape improvements.    
 
 
 
 
 
 

 
SouthShore Forest Consultants 
Victoria B.C. & Calgary, Alberta 
butcherlodi@aol.com 
250.893.9056 
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Under the existing proposal each of the six trees will be significantly impacted due to 
development requirements.  Excavation, cut, slope and building/driveway footprints 
will significantly impact tree Protected Root Zones (PRZ) & Critical Root Zones (CRZ).  
The proposed building envelopes, combined with the road & driveway alignment will 
directly impact each of the six trees.  
 
Four (4) of the trees are considered to be Bylaw Protected under the current City of 
Langford Bylaw No. 2136.   
 
Tree Inventory �² 3321 Luxton Road �² City of Langford B.C. 
 

 
 
 
Tree Species Identification Listing 
 
Big leaf maple (Acer macrophyllum)  
Plum species (Prunus spp.) 
Blue spruce (Picea pungens) 
Norway spruce ( Picea abies) 
Leyland cypress (Cupressus x leylandii) 
 
 
 
 
 
 
 
 

Tag # Species DBH (cm)
PRZ       
(m)

Height (m)
Health/ 

Structure 
Canopy (r) (m) Bylaw Protected Action Observations Impact Comments

197
Big Leaf 
Maple

22 4 8 FP/FP 4 Yes Remove
6x stem AG 15,22,16,13,14,18cm. Hydro pruned. Dead 

wood. Included bark.
High impct - sidewalk

198 Plum 19 3 5 F/FP 3 No Remove 4x stem AG 11,12,13,19cm. Dead wood. Included bark. High impct - driveway Block #1

199 Blue Spruce 30 5 5 F/F 3 Yes Remove Epicormic leaders. Exposed surface roots. High Impact - Site Improvements

200
Norway 
Spruce

21 3 8 F/F 3 Yes Remove Basal wound AG. Exposed surface roots. High impct - driveway Block #2

NT1
Leyland 
Cypress

11 2 6 F/FP 2 No Remove
3x stem AG 11,11,10cm. Located .25m from house 

foundation.
High impct - driveway Block #1

NT2 Plum 20 3 5 FP/FP 3 Yes Remove
2x stem AG 18,20cm est. dead wood. Located 1m from 

accessory building.
High impct - Foundation Block #2

Date: February 15, 2024 Conditions during TTS inventory visits: 2°C, Snowing, 5km/h W Breeze

 Tomahawk Tree Services Ltd. (TTS) / SouthShore forest Consultants

Appendix A - Tree Inventory/Hazard Ratings Summary

Location: 3321 Luxton Rd. Langford, BC
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Tree Bio Metrics 
 
DBH - Diameter Breast Height �² Calculated at 1.41 m above grade on tree stem 
PRZ �² Protected Root Zone, (calculated at a ratio of 1:12) 50cm DBH = 6m PRZ  
CRZ �² Critical Root Zone, (calculated at a ratio of 1:6) 60cm DBH = 3m CRZ 
     
Tree Health �² P= Poor, F=Fair, G=Good 
Tree Structure �² P= Poor, F=Fair, G=Good 
Footprint = Excavation edge along the outside of building envelope on grade.  Over excavation 
is expected and can be up to a 1.5m distance from the outside of the proposed footprint edge.  
Impact Zone = Constructive area, estimated at 0-1.5m outside the proposed building footprint. 
Impact Levels �² L (Low), M (Moderate), H (High) 
Impact Tolerance �² L (Low), M (Moderate), H (High) 
 
 
 
 

Tree Assessment Condition Rating 

Good - A tree specimen which is exempt defects, branch dieback, moderate insect and fungal identification.  This tree has 
 evenly distributed branching, trunk development and flare.  The root zone is undisturbed, leaf, bud and flower 
 production and elongation are normal for its distribution. 
Fair -  A tree specimen which has minor defects, branch dieback, previous limb failure, identification of cavities and insect, or 
 fungal identification.  This tree has multiple (2-3) primary stem attachments; previous utility pruning, callus growth 
 and poor wound wood development.  Minor root girdling, soil heave and identifiable mechanical damage to the 
 root flare or root zone. 
Poor- A tree specimen where 30-40% of the canopy is identifiably dead, large dead primary branching, limited leaf 

production, bud development and stem elongation.  Limb loss or failure, and heavy storm damage leading to uneven 
weight distribution.  Large pockets of decay, multiple cavities, heavy insect and fungal infection.  Root crown damage 
or mechanical severing of roots.  Root plate shifting, heavy lean and movement of soil. 

Dead-  Tree has been observed to be dead with no leaf, foliar and bud development.  No stump sprouts and root suckers are 
 present.  
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Figure #1 �² Ortho Photo 2021 �² 3321 Luxton Road �² Langford B.C. 
 

 
 
Figure #2 �² Utility Infrastructure �² 3321 Luxton Road �² Langford B.C.  
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Figure #3 �² Site Map & Tree Locations�² 3321 Luxton Road �² Langford B.C.  
 

 
 
Figure #4 �² Site Map & Tree Locations Expanded �² 3321 Luxton Road �² Langford B.C.  
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Photo #1 �²  #199 & #200 Spruce Trees �² 3321 Luxton Road  

 
 
In this photo you can see the two spruce trees positioned along the Brown Road frontage. 

Under the existing proposal the developer will be responsible for frontage improvements which 

include a sidewalk.  Combined with the driveway alignments each of these two trees will be 

significantly impacted and listed for removal during the demolition phase of the project.   

 

Photo #2 �²  Plum Tree #198 �² 3321 Luxton Road  

#200 spruce 

#199 spruce 
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In this photo you can see plum tree #198.  This tree will be directly impacted, positioned in the 

�S�U�R�S�R�V�H�G���D�O�L�J�Q�P�H�Q�W���R�I���W�K�H���G�U�L�Y�H�Z�D�\���D�S�S�U�R�D�F�K���D�W���´�%�O�R�F�N���$�µ.  This tree will be removed  during 

the demolition phase of the project.  

 

 

#198 - Plum 
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Photo #3 �² NT1 Leyland Cypress �² 3221 Luxton Road  

 
 
 
 
 
 
 

 

NT1 cypress 

Tree NT1 cypress will be directly 

impacted and removed during the 

demolition phase of the project.  
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Photo #4 �² #197 Big Leaf Maple �² 3321 Luxton Road  

 
 

 

 

 

 

 

 

 

Maple #197 exhibits poor structure �² 

combined with the proposed 

improvements/servicing to this side of 

the site removal is recommended.   
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Photo #5 �²  NT2 Plum �² 3321 Luxton Road  

 
 

 

 

 

 

 

NT2 Plum 

Tree NT2 plum will be directly 

impacted and removed during the 

demolition phase of the project.  
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Tree Dynamics  
 
Observed Potential Tree Impacts 
 

�x Each of the six trees will sustain significant impacts to tree root zones.  Under the 
existing proposal each of the six trees must be removed.   

�x Soils compaction will be significant throughout most of the site.  Under the existing 
proposal approximately 40%of the site will be covered by building footprints, driveway 
and servicing requirements.   Combined with road, utility and hardscape improvements 
our assessment indicates significant root impact to all existing trees within the site.   

 
 

Tree Protection Plan (TPP) �² Site Specific 
 

�ƒ Provide Tree Protection Fencing as per Project Arborist Recommendations.  
�ƒ Tree removal is indicated by  

 
 

 
 
 
 
 
 
 
 

Provide Tree Protection 

Fencing (TPF) along a 

section of the south 

property line.  
Off-site Bylaw Protected Fir 

Trees 
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Tree Protection Plan �± General Notes 
 

i. Provide a detailed sign specifying that tree protection measures are in place and will be followed during 
the project.  Fines will be posted for malicious acts and can be placed on individuals who disregard the 
tree protection plan and its guidelines.  Signs will be placed at each entrance of the project detailing 
what is expected when working in potentially high impact tree protection zones. 
 

ii.  Provide tree protection fencing for all trees identified with protection requirement in this report.  This 
fencing shall be four (4ft) feet in height and made of orange plastic.  If required, header and footer 
boards will be used to secure the protective fencing.  Use the City of Langford tree protection 
specifications.   
 

iii.  Tree protection and root protection signs will be placed on the fencing.  No entry will be allowed, unless 
specified by the project arborist and in their presents while on site.  

 
iv. Restrict vehicle traffic to designated access routes and travel lanes to avoid soil compaction and 

vegetation disturbances.   
 

v. Make all necessary precautions to prevent the storage of material, equipment, stockpiling of aggregate 
or excavated soils within tree protection areas.  No dumping of fuels, oils or washing of concrete fluids 
will be allowed in tree protection zones.   

 
vi. Provide an onsite arborist when a risk of root damage, root cutting or limb removal is required within 

the tree protection zone.   
 
vii.  Avoid alterations to existing hydrological patterns to minimize vegetation impacts to the site. 

 
viii.  The use of a project arborist is required to provide layout of tree protection zones.  The project 

arborist(s) will provide pre-construction information to all parties involved with the project.  The 
arborist must be notified 72hrs prior to construction activities in sensitive areas.  The project arborist 
should be used to provide root and branch pruning when diameters are greater than 6cm. 

 
ix. At no time will tree protection zones be removed from the project unless approved by the project 

arborist. 
 
 
Each tree protection zone must be absent & clear of all construction materials and/or 
equipment.  At no time can the fence be taken down unless the Project Arborist is 
contacted and approval is given.  The Project Arborist must assess and assist fence 
removal and combined impacts which are require for construction completion.  
Michael Butcher 250.893.9056 �² �������K�R�X�U�V�·���Q�R�W�L�F�H���U�H�T�X�L�U�H�G���� 
 
 
 
 
 
 
Landing/Storage Area 
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�x Materials storage will be confined to the interior of the site.   
 

Compaction Reduction 
 

�x Project Arborist to make recommendations once TPFing is erected.  Root armour 
will not be required in this case.  (Root curtain, mulching & irrigation TBD)  

 
Root Assessment and Observation 
 

�x Provide Project Arborist for all excavation operations/requirements within this 
site.  N/A  

�x Project Arborist to monitor and make further recommendations if roots greater 
than 6cm in diameter are exposed. N/A  
 

Utility Corridor 
 

�x Pending further information �² all utilities have been proposed outside tree 
protected root zones. N/A   

 
Tree Pruning �² Elevation  
 

�x Ensure that any pruning required for working distances to provide a 4-6m 
clearance over the development zone.  This will reduce the probability of branch 
tear or pulling from the egress of construction equipment.  Provide pruning to 
ANSI A300 Tree Care Industry Standards.   Provide a Certified Arborist to 
perform tree pruning activities.  (Minor pruning may be required) �² N/A  

 
�x Landscape plan �² pending �² Tree replacement to be mitigated at a 1:1 

replacement ratio.  The site can accommodate more than six (6) tree 
replacement plantings.   
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Michael Butcher �² Consulting Arborist 
 
 
 
 
 
Michael Butcher- President  GST # 777095324 RC001 
SouthShore Forest Consultants  Work Safe BC # 968408 
BSc Forestry     Incorporation # BC1069996 
ISA-ON-0583A    BC SEBASE Safe Certified #5200066  
TRAQ-#1401 
250.893.9056   
 
 
Ray Praud �² Associate Consulting Arborist 
Tomahawk Tree Service 
ISA Certified Utility Arborist 
TRAQ & Wildlife Assessor 
 
 
 
Arborist Disclosure Statement: 

Arborist are tree specialists who use their education, training and experience to examine trees, 
recommend measures to enhance the beauty and health of trees, and attempt to reduce the risks.  
Arborist cannot detect every condition that could possibly lead to structural failure of a tree. 
Trees are living organisms that fail in ways we do not fully understand. Conditions are often hidden 
within trees and below the ground.  
Arborist cannot guarantee that the tree will be healthy and safe under all circumstances, or for a specific 
period of time. Trees are dynamic specimens, not static.  Changes in conditions including the 
environment are unknown. 
Remedial treatments cannot be guaranteed. 
Trees can be managed, but they cannot be controlled. The only way to eliminate all risk is to eliminate all 

trees. 
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Figure #6 �² Tree Protection Fencing Signage  
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Figure #7 �² Tree Protection Fencing Specifications  
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Although the site has been assessed, trees in the landscape are dynamic and changes 
could occur.  This report is a static representation of the site during our assessment �² 
Performed February 15, 2024 
 

MMBU Feb 22, 2024, 9:02am  
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CITY OF LANGFORD 
BYLAW NO. 2180 

 
A BYLAW TO AMEND BYLAW NO. 300,  
� L̂ANGFORD 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 Rural Residential (RR2) Zone and adding to the Attached Housing (RM2A) 
Zone the property legally described as: 
 
a) Lot 26, Block 3, Section 87, Metchosin District, Plan 1718, PID No. 007-069-332 (3321 Luxton 

Road);  
 

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

2. 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 

RM2A 2180 a) Lot 26, Block 3, 
Section 87, Metchosin 
District, Plan 1718, PID 
No. 007-069-332 
(3321 Luxton Rd)  

a) $3,660 per residential unit 
created towards the 
General Amenity Reserve 
Fund; and 

b) $610 per unit created 
towards the Affordable 
Housing Reserve Fund  

No 
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B. �d�Z�]�•�����Ç�o���Á���u���Ç�����������]�š�������(�}�Œ�����o�o���‰�µ�Œ�‰�}�•���•�����•���^�>���v�P�(�}�Œ�����•�}�v�]�v�P�����Ç�o���Á�U�����u���v���u���v�š���E�}�X��725 (3321 Luxton 

Road), Bylaw No. 2180, 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 
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