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Staff Report to Sustainable Development 
Advisory Committee 

 
 

DATE: Tuesday, October 15, 2024 
DEPARTMENT: Planning 
APPLICATION NO.: Z23-0008 
SUBJECT:  Bylaw No. 2199 – Application to Rezone 2866 Rita Road, 2870 Rita Road, and 950 

Bray Avenue from One- and Two-Family Residential (R2) to City Centre 1 (CC1) to 
allow a Six-Storey Apartment 

 

EXECUTIVE SUMMARY: 

Rachael Sansom and Alan Lowe have applied on behalf of 1341278 BC Ltd. to rezone 2866 Rita Road, 2870 

Rita Road, and 950 Bray Avenue from One- and Two-Family Residential (R2) to City Centre 1 (CC1) to allow 

a six-storey apartment with approximately 77 residential rental units. The application includes a parking 

variance request to reduce the total required parking stalls from 96 to 85.  

 

BACKGROUND:   

PREVIOUS APPLICATIONS 

There have been no previous applications made for any of the subject properties.  

 

Table 1: Site Data 

Applicant Rachael Sansom and Alan Lowe 

Owner 1341278 BC Ltd. 

Civic Address 2866 Rita Road, 2870 Rita Road, and 950 Bray Avenue 

Legal Descriptions 
LOT 11, SECTION 79, EQUIMALT DISTRICT, PLAN 17397 

LOT 12, SECTION 79, ESQUIMALT DISTRICT, PLAN 17397 

LOT 4, SECTION 79, ESQUIMALT DISTRICT, PLAN 18207 

Size of Property 2,106 m2 (combined area) 

DP Areas Downtown Development Permit Area 

Zoning Existing: R2 - One- and Two-Family Residential) Proposed: CC1 - City Centre 1 

OCP Designation Existing: City Centre Proposed: City Centre 

 

mailto:administration@langford.ca
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SITE AND SURROUNDING AREA 

The subject properties are located within Langford’s City Centre, on the corner of Bray Avenue and Rita 

Road, abutting the corner of Centennial Park. The lots are flat, and each contain a single-family dwelling. 

Across the three lots, there are two bylaw protected trees, one cedar and one Douglas-fir, which will be 

discussed later within this report.  

 

The surrounding area is made up of mostly single-family homes, with an increasing number of apartments 

and townhomes being constructed. Council may wish to note that an existing duplex is located between 

the existing six-storey apartment at 968 Bray Avenue and the proposed development site. The site is 

located approximately 300 m from the E&N Trail, and approximately 400 m away from Langford Exchange 

which provides bus connections throughout the region. An increasing number of shops and services are 

either already located along Jacklin Road or are anticipated through prior approvals for redevelopment 

along the corridor. The site is also within walking distance to Goldstream Avenue which provides an 

additional array of services. As noted above, Centennial Park abuts the corner of the site. The park 

contains tennis courts, baseball diamonds, a playground and splash park, and the Centennial Centre for 

Arts, Culture, and Community – operated by West Shore Parks and Recreation.   

 

Figure 1: Subject Properties 

 
 

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 subject properties are 

located approximately 750 m from Ruth King Elementary School and approximately 600 m from Spencer 

Middle School. 
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Table 2: Surrounding Land Uses 

 Zoning Use 

North R2 (One- and Two-Family Residential) Single Family Homes 

East R2 (One- and Two-Family Residential) Single Family Homes 

South R2 (One- and Two-Family Residential) Single Family Homes 

West 
R2 (One- and Two-Family Residential) 

CC1 (City Centre 1) 

P2 (Community Institutional) 

Single Family Homes 

Six-Storey Apartments 

Centennial Park  

 

COMMENTARY: 

Development Proposal 

The applicant has applied to rezone 2866 Rita Road, 2870 Rita Road, and 950 Bray Avenue from R2 (One- 

and Two-Family Residential) to CC1 (City Centre 1) to allow for a six-storey apartment building with 

approximately 77 residential rental units. The unit makeup is comprised of 25 one-bedrooms, 4 one-

bedrooms with den, 47 two-bedrooms, and 1 three-bedroom unit. All proposed ground floor units facing 

Bray Avenue or Rita Road have individually accessed entrances from the street, allowing the proposal to 

meet the CC1 zoning requirement to have a minimum of 80% active building frontage. While each unit 

has a private balcony, the proposal also includes a 105 m2 (5% of the total lot area) outdoor common 

amenity area in the northwest corner of the site that includes shade tolerant plantings and outdoor 

seating to allow for resident gathering. To remain consistent with other rezoning applications, Council 

may wish to require that this building be constructed with electric heat pumps.  

 

Site access is located on Bray Avenue near the western property boundary, providing access to surface 

parking and the single floor of underground parking. This allows the surface parking to be hidden behind 

the primary Rita Road frontage. The building is designed so that the second floor and above are extended 

out above the surface parking, providing partial coverage of the parking stalls.  For reference, the site plan 

has been attached to this report.  

 

The applicant had originally requested setback variances to the allowable projections of balconies but 

have since worked with staff to remove the request for the variance. Staff also requested that the project 

architect look at lifting the building slightly to allow the ground floor units to have a slight grade change 

from the sidewalk. This allows for much better privacy for ground floor residents and creates a better 

interface with the sidewalk. Although there will be a few steps up from the sidewalk, accessible access to 

the units will still be provided through the interior corridor. The applicant and project architect were able 

to integrate this staff suggestion into their design which will be further secured through the development 

permit process.   
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The applicant has provided a conceptual rendering of the proposed development to demonstrate the 

intended form and character, shown below in Figure 2. The building exhibits a modern design with 

proposed materials of Hardie panel, Hardie plank, stone veneer, and accents of wood siding.  

 

Figure 2: Conceptual Rendering 

 

 

Vehicle and Bicycle Parking 

As noted previously, the applicant is seeking a parking variance to reduce the required parking on-site 

from 1.25 parking spaces per unit (96 stalls), to 1.10 parking stalls per unit (85 stalls). To support their 

request, the applicant has provided staff with a parking study. The parking study has found that this 

project will have a Walk Score of 75, which warrants that this building could provide as little as 73 parking 

stalls based on 77 units. Given that the applicant is intending to still provide 85 parking stalls, Council may 

wish to authorize the Director of Development Services to issue this parking variance request within the 

form and character Development Permit. Despite the parking variance, there will still be enough parking 

for each unit to have one assigned parking stall.  

 

As per the zoning bylaw, all residential stalls, excluding visitor, will be constructed to include conduits 

capable of providing wiring for Level 2 Electric Vehicle charging. To remain consistent with other 

developments, Council may wish to require the applicant to register a separate covenant at the time of 

building permit that ensures residential parking is not provided in exchange for compensation separate 

from that of the residential unit.  
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Council may also wish to note that the applicant is required to provide at least one bike parking stall per 

unit, which would equal a total of 77. The applicant is proposing 85 secure indoor bike stalls, in addition 

to an exterior bike rack near the front entrance for visitor usage that can accommodate another 6 bikes. 

The indoor secure bike stalls are in the form of individual storage lockers dispersed through the 2nd 

through 6th floors. These storage lockers allow for dual use for both bicycles and individual storage of 

seasonal items.  

 

Table 3: Proposal Data 

 
Permitted by R2 
(Current Zoning) 

Permitted by CC1 
(Proposed Zoning) 

Proposed by this 
Rezoning Application 

Permitted Use Single family homes, 

duplexes, townhomes 

Apartments and 

commercial uses 

Apartment, no 

commercial uses 

Density (FAR and/or 
min. lot size) 400 m2 min. lot size 5.0 FAR 3.34 FAR 

Height 11 m 6 storeys 6 storeys 

Site Coverage 50% n/a 71.92% 

Front Yard Setback 
(Bray Avenue) 

3 m / 5.5 m for a 

garage or carport 

2 m - 1st & 2nd floors 

4m – 3rd – 6th floors 

2.05 m – 1st & 2nd floors 

4.03 m – 3rd – 6th floors 

Interior Side Yard 
Setback 1.5 m 3 m 3.46 m 

Exterior Side Yard 
Setback (Rita Road) 

3 m / 5.5 m for a 

garage or carport 

2 m - 1st & 2nd floors 

4m – 3rd – 6th floors 

2 m - 1st & 2nd floors 

4m – 3rd – 6th floors 

Rear Yard Setback 3 m 3 m  3 m 

Vehicle Parking 
Requirement 

1 per each dwelling 

unit 
1.25 spaces per unit 1.10 spaces per unit* 

Bicycle Parking 
Requirement n/a 1 per unit 

1.10 per unit secure 

indoors, plus 6 outside 

entrance for visitors. 

Total of 91. An excess 

of 17.  

*Variance requested 
 

Trees and Landscaping 

As part of their application, the applicant has submitted an arborist report to assess on- and off-site trees 

that may be impacted by the proposed development. The report identified two on-site trees subject to 

the City’s Tree Bylaw (having a diameter at breast height of 20 cm or more). The arborist has noted that 

both trees, a Deodar cedar and a Douglas-fir, will need to be removed if the development is approved due 

to their location within the proposed building footprint.  
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The arborist also identified one off-site tree that may be impacted by the proposed underground parking, 

located on the neighbouring property to the north at 2862 Rita Road – a City owned lot. The arborist noted 

that this tree may need to be removed as it may be impacted by the proposed parkade, but that they 

would have to determine the outcome at the time of construction. The Director of Parks, Recreation, and 

Facilities noted they would likely not grant the required consent to remove the Garry oak on the City 

owned parcel at 2862 Rita Road should it be determined that the removal is necessary.  As such, the 

developer has since changed the footprint of the parkade to remove the risk to the Garry oak. The arborist 

report has been attached to this report for reference, but Council should note that this report was done 

prior to the change to the parkade footprint, reducing the risk to the Garry oak.  

 

Council may wish to require through a Section 219 Covenant that tree protection fencing be installed to 

protect the Garry-oak tree, as per the arborist report, prior to the commencement of work on site.   

 

The applicant has also provided a conceptual landscape plan to support their application which has been 

attached to this application for reference. While the applicant is proposing shrubbery, there are no on-

site trees proposed due to limited space. Instead, the applicant is demonstrating 10 street trees which 

exceeds the requirements of the City’s Subdivision and Development Servicing Bylaw, Bylaw No. 1000. 

Bylaw No. 1000 calls for one street tree for every 12 m of street frontage, which would require a total of 

8 street trees for the subject proposal. Council may wish to secure that the extra two street trees be 

planted through the Section 219 Covenant since it is over and above our standard bylaw requirements. 

The Parks Department will confirm the locations of the trees through the civil drawing review prior to the 

issuance of a building permit. Additionally, the Parks Department has requested that the Section 219 

Covenant ensures the owner maintains the boulevard landscaping from the back of the sidewalk, 

excluding the street trees which will be maintained by the City. 

 

MULTI-MODAL NETWORK 

FRONTAGE IMPROVEMENTS 

The Director of Engineering has noted that full frontage requirements to Bylaw No. 1000 standards will 

be required, including but not limited to the following:  

 

Bray Avenue – a 2.2 m wide concrete sidewalk, 2.6 m wide scallop parking, separated boulevard with 

trees, landscaping, irrigation, a 3.2 m drive lane, a 1.5 m bike lane, and streetlights.  

 

Rita Road – a 1.8 m wide concrete sidewalk, separated boulevard with trees on both sides of the sidewalk, 

landscaping, irrigation, a 4.25 m drive lane, road edge parking, and streetlights.  

 

The Director of Engineering has requested that Council require the developer to extend the sidewalk along 

Rita Road beyond the frontage of the development site north to the corner of Rita Road and Tennis Court 

Lane, in front of the City owned property at 2862 Rita Road. This will complete a sidewalk link to Tennis 

Court Lane which provides access to Centennial Park. As this portion of sidewalk will be well utilized by 

the neighbourhood, Council may wish to allow the developer to use their General Amenity Contributions 

towards the portion of sidewalk that extends beyond their frontage and incorporate it into the bylaw.  
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The applicant provided a frontage drawing to staff to demonstrate their ability to complete the required 

frontage improvements, as such, no road dedication was requested. 

 

PEDESTRIAN, CYCLING AND MOTORIST NETWORK 

As noted, the subject properties are well located within the Langford City Centre with good access to 

shops, services, and transit options. Sidewalk in front of the building will be installed along the frontage 

of both Bray Avenue and Rita Road, and extended to Tennis Court Lane, as discussed above. Bike lanes 

exist along Jacklin Road and Carlow Road, with a connection anticipated along Bray Avenue. Multiple 

projects are under construction along Bray which are required to complete a bike lane in their frontage, 

inclusive of this proposal. As noted previously, this site is approximately 300 m from the E&N Trail which 

provides direct walking and cycling access to Victoria. The nearest bus stop is a 3-minute walk from the 

site and the Langford Transit Exchange is an approximate 10-minute walk. These bus stops provide many 

regional connections, including the West Shore Blink Rapid Bus that provides high frequency trips to 

downtown Victoria. The nearest MODO carshare vehicle is located in front of Langford City Hall, 

approximately 850 m from the site. The Director of Engineering did not request a traffic study for the 

proposed development. The Ministry of Transportation and Infrastructure has noted that they have no 

objections to the proposal and BC Transit has expressed support. 

 

Infrastructure 

 

DRAINAGE AND STORMWATER  

The applicant has submitted a stormwater technical memo prepared by an engineer outlining how they 

plan to manage stormwater on-site. This memo has been reviewed and approved by the Director of 

Engineering.  

 

SEWERS 

A sewer main exists along Bray Road and a connection from the building to this main 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 applicant’s expense.  

 

Construction Impact Mitigation 

Council may wish to require a Construction Parking and Delivery Management Plan as a condition of 

rezoning and require that it be provided to the satisfaction of the Director of Engineering prior to any land 

alteration. This should be secured within a covenant, prior to Bylaw Adoption. 

 

CONSTRUCTION STAGING/ENCROACHMENTS 

Any construction staging beyond the property limits requires a construction licence with the City, 

including but not limited to temporary above or below ground occupancy of any public lands or rights-of-

way. Construction licences must be executed prior to any land alteration and are subject to non-
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negotiable terms, conditions, and one-time and/or daily fees. All permanent encroachments and above 

ground temporary construction licences on public lands or rights-of-way are subject to Council approval.   

 

Nuisance easement 

Council may wish to require that the applicant provide a Section 219 Covenant registered on title prior to 

Bylaw Adoption that provides future landowners with the understanding that Centennial Park is located 

nearby, and that park and recreation uses, inclusive of sports tournaments, may result in noise or general 

nuisances, and that future landowners understand and accept the potential disruption to their residential 

occupancy of the site.  

 

Neighbourhood Consultation 

The applicant distributed 50 notices to residents of the immediate neighbourhood advising them of the 

application and providing their contact information for feedback. The applicant only heard back from one 

neighbour who had questions about the setback variances. As discussed earlier, the developer has 

removed the variance request from their application after redesigning the project to remove the 

necessity.  

 

COUNCIL POLICY 

OFFICIAL COMMUNITY PLAN 

The Official Community Plan (OCP) Bylaw No. 1200 designated the subject properties as City Centre, which 

is defined by the following text: 

• A major regional growth centre that supports a wide range of high-density housing, including 

affordable and rental housing  

• A major employment area for institutional, office, commercial, light industrial uses  

• Major civic uses and public buildings are key landmarks  

• A major place of community gathering and celebration  

• A wide range of public squares, parks and open spaces are integrated throughout  

• The City’s major entertainment and/or cultural precinct  

• Inter-city and/or inter-regional transit hub connect residents  

 

Figure 2: A Concept for the City Centre 
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The proposal meets many objectives of the City’s OCP such as locating high intensity development in and 

around centres and near transit corridors, provides ground floor units to ensure “eyes on the street,” and 

active, street-oriented design. 

 

DESIGN GUIDELINES 

The subject properties are located within the “S1: Centennial Park” neighbourhood of the City Centre 

Design Guidelines as outlined below. For this region of the City Centre, the design intent is as follows: 

 

 
 

Further to these Neighborhood Guidelines, 950 Bray Avenue and 2870 Rita Road were identified as being 

appropriate for consideration of the CC1 Zone on the City Centre Concept Map forming part of the City 

Centre Design Guidelines. The CC1 Zone allows for apartment buildings with optional ground floor 

commercial and a maximum height of 6-storeys. While 2866 Rita Road was identified as being appropriate 

for consideration of the CC2 Zone (maximum height of 4-storeys), the guideline states that where a land 

assembly proposes to consolidate parcels within multiple designation areas, the higher density Zone may 

be applied for. As such, this proposal is consistent with the City Centre Concept Map. Council may wish to 

note that the applicant is proposing an entirely residential building, with no ground floor commercial 

units.  

 

DEVELOPMENT PERMIT AREAS 

The subject properties are not located within any of the Environmental Protection or Hazardous Area 

Development Permit Areas. However, these properties are located within the City Centre Development 
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Permit Area and since the proposal is for a multi-family development, a Development Permit for Form 

and Character will be required.  

 

LOW CARBON CONCRETE 

In accordance with Council’s Low Carbon Concrete Policy POL-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. 

 

ATTAINABLE HOUSING POLICY 

Currently, the City’s Attainable Housing Policy requires all new developments with 4-storeys or more to 

participate in the program but does not set out specific requirements for purpose built rental buildings. 

On February 21st, 2023, Council passed a resolution to direct staff to add requirements for purpose-built 

rental buildings for Council’s consideration and to review individual proposals on a case-by-case basis in 

the interim, provided they meet a benchmark of including at least 10% of the units in a building for at 

least 10% below market rent. As we are still in the interim stage, the applicant has committed to providing 

at least 10% of the units at 10% below market rate, as per Council’s resolution, or otherwise meet the 

City’s current Attainable Home Ownership Policy, in the event that they proceed with a condo building. 

Council may wish to require the applicant to enter into a Housing Agreement securing the units prior to 

the issuance of a building permit. The specific units will be confirmed through the development permit 

process.  

 

FINANCIAL IMPLICATIONS: 

Rezoning the subject properties 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. 

 

COUNCIL’S AMENITY CONTRIBUTION POLICY 

The amenity contributions that apply as per Council’s current Affordable Housing and Amenity 

Contribution Policy are summarized in Table 4 below, based the current floor plans and total density of 

77 residential units.  

 

Table 4 – Amenity Contributions per Council Policy 

Amenity Item Per unit contribution Total (77) 

General Amenity 
Reserve Fund* 

$2,850 per unit (1st through 4th storeys) @ 49 units = $139,650 

$1,425 per unit (5th & 6th storeys) @ 28 units = $39,900 

$750 per unit (1st through 4th storeys) @ 49 units = $36,750 
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Affordable Housing 
Reserve Fund $375 per unit (5th and 6th storeys) @ 28 units = $10,500 

TOTAL POLICY 
CONTRIBUTIONS  $226,800** 

*The total contribution to the General Amenity Reserve Fund may be reduced by the amount equal to the cost of 

constructing the sidewalk extension to Tennis Court Lane. 

**Any below market rental units are subject to a 50% reduction in amenity fees on the 1st through 4th floors, as per 

the City’s Affordable Housing and Amenity Contribution Policy. The applicant has committed to providing 10% of the 

units at a below market rate. Should the applicant pursue this project as an ownership building as per Council’s 

Attainable Home Ownership Program Policy (Policy No. POL-0166-PLAN), the applicant will be eligible for a refund 

of amenity contributions for the units sold through the Program.  

 

Table 5 - Development Cost Charges  

Development Cost Charge Per Unit Contribution Total (77 units) 

Roads  $3,092.39 $238,114.03 

Parks Acquisition and Improvements  $1,438 $110,726 

ISIF  $338.08 $26,032.05 

Subtotal (DCC’s to Langford)  $374,872.08 

CRD Water  $1,644 $126,588 

School Site Acquisition  $600 $46,200 

TOTAL DCC’s (estimated)  $547,660.08 
 

LEGAL IMPLICATIONS: 

Should Council choose to proceed with consideration of Bylaw No. 2199, the application will be prohibited 

from being the subject of a Public Hearing, as per the changes made by the Province to the Local 
Government Act through The Housing Statues (Residential Development) Amendment Act, 2023.  
 

The amenity contributions specified in Table 4 above are incorporated into Bylaw No. 2199 and will be 

payable at the time of building permit along with the current Development Cost Charges specified in the 

various DCC Bylaws. 

 

Council’s other conditions of approval would be registered in a Section 219 Covenant in priority of all 

other charges on title prior to consideration of Bylaw Adoption. 
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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. 2199, following public 

notification, to amend the zoning designation of the properties located at 2866 Rita Road, 2870 Rita 

Road, and 950 Bray Avenue from One- and Two-Family Residential (R2) to City Centre (CC1) 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 approval: 
 

i. $750 towards the Affordable Housing Reserve Fund; and 
ii. $2,850 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, 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 the sidewalk will be extended beyond the frontage on Rita Road to the corner of 

Tennis Court Lane at the developer’s expense, to the satisfaction of the Director of 

Engineering; 

 
iv. That the properties be consolidated prior to issuance of a Development Permit for 

Form and Character; 
 

v. 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 and is not provided in exchange for compensation separate from that of a 
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residential unit; 
 

vi. That tree protection measures, inclusive of tree protection fencing, are implemented 

by the project arborist prior to commencement of work to protect the Garry-oak tree 

located on 2862 Rita Road, and maintained throughout the construction period; 

vii. 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; 

viii. That, prior to the issuance of a Building Permit, the developer enters into a Housing 

Agreement with the City that requires 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 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; 

ix. That the building be constructed with electric heat pumps; 

x. Acknowledgement that the site is in proximity to Centennial Park which may be 

utilized for various recreation uses, inclusive of sports tournaments, which may result 

in general noise and nuisances, and that the owner and all future owners assume all 

risk and annoyance of such nuisances; 

xi. That a minimum of ten street trees will be planted in the frontage, to the satisfaction 

of the Director of Parks, Recreation, and Facilities; and 

xii. That the strata be responsible for maintaining the boulevard landscaping from the 

back of the sidewalk with the exception of boulevard trees; 

 

AND 

 
2. Authorize the Director of Development Services to grant the following variance within the required 

development permit: 

 

a. That Section 4.01.01 be varied to reduce the required parking from the required 1.25 space 

per residential unit to 1.1 spaces per residential unit. 

 

 

 



 Z23-0008 – 2866 & 2870 Rita Road and 950 Bray Ave 

20241015 Sustainable Development Advisory Committee 

Page 14 of 16 

 

 

 

OR Option 2 
That the Sustainable Development Advisory Committee recommend that Council take no action with 

respect to this application to rezone 2866 Rita Road, 2870 Rita Road, and 950 Bray Avenue under Bylaw 

2199 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, RPP, MCIP, Director of Development Services 
Concurrence: Leah Stohmann, RPP, MCIP, Director of Community Planning and Climate Change 

Concurrence: Melisa Miles, Manager of Legislative Services 
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:   Braden Hutchins, Deputy Chief Administrative Officer 

 

Attachments:  

Site Plan 

Arborist Report 

Landscape Plan  

Bylaw No. 2199  
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Appendix A – Site Map 
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Appendix B – Location Map 
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1. INTRODUCTION 

Talmack Urban Forestry Consultants Ltd. was engaged to complete a tree inventory, construction impact 
assessment and tree management plan for the trees at the following proposed project: 

Site: 950 Bray Avenue & 2866-2870 Rita Road  

Municipality: City of Langford 

Client Name: Eden Developments 

Dates of Site Visit(s): May 3, 2024 (initial inventory) 

Site Conditions: 3 flat residential lots with no ongoing construction activity.   

Weather During Site Visit: Sunny 

The purpose of this report is to address requirements of the City of Langford arborist report terms of reference and 
Tree Protection Bylaw No. 2117.  The construction impact assessment section of this report (section 8) is based on 
plans reviewed to date, including site survey by Powell & Associates (dated March 23, 2023) and building plans 
from Alan Lowe Architect Inc. (dated April 23, 2024).  

2. TREE INVENTORY METHODOLOGY 

For the purposes of this report: the size, health, and structural condition of trees were documented.   For ease of 
identification in the field, numerated metal tags are attached to the lower trunks of onsite trees.  Trees located on 
neighbouring properties, the municipal frontage or in areas where access was restricted, were not tagged. Each 
tree was visually examined on a limited visual assessment basis (level 1), in accordance with Tree Risk Assessment 
Qualification (TRAQ) methods (Dunster et al. 2017) and ISA Best Management Practices.  

3. EXECUTIVE SUMMARY 

Based on our review of the building plans, two (2) on-site trees (20cm DBH or above, as defined by Bylaw No. 2117) 
are likely to require removal due to impacts from the proposed construction.   

One (1) off-site tree has been assigned the retention status “to be determined (TBD)”, to be finalized by the project 
arborist at the time of construction, or as further information is provided.   

4. TREE INVENTORY DEFINITIONS 

Tag: Tree identification number on a metal tag attached to tree with nail or wire, generally at eye level. Trees on 
municipal or neighboring properties are not tagged. 
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NT: No tag due to inaccessibility or ownership by municipality or neighbour. 

DBH: Diameter at breast height – diameter of trunk, measured in centimetres at 1.4m above ground level. For trees 
on a slope, it is taken at the average point between the high and low side of the slope. 

* Measured over ivy 

~ Approximate due to inaccessibility or on neighbouring property 

Dripline: Indicates the radius of the crown spread measured in metres to the dripline of the longest limbs. 

Relative Tolerance Rating: Relative tolerance of the tree species to construction related impacts such as root 
pruning, crown pruning, soil compaction, hydrology changes, grade changes, and other soil disturbance. This rating 
does not consider individual tree characteristics, such as health and vigor. Three ratings are assigned based on our 
knowledge and experience with the tree species: Poor (P), Moderate (M) or Good (G). 

Critical Root Zone: A calculated radial measurement in metres from the trunk of the tree. It is the optimal size of 
tree protection zone and is calculated by multiplying the DBH of the tree by 6, 8, 10, 12 or 15 depending on the 
tree’s Relative Tolerance Rating. This methodology is based on the methodology used by Nelda Matheny and 
James R. Clark in their book “Trees and Development:  A Technical Guide to Preservation of Trees During Land 
Development.” 

• 15 x DBH = Poor Tolerance of Construction 

• 12 x DBH = Moderate 

• 10 x DBH = Good 

To calculate the critical root zone, the DBH of multiple stems is considered the sum of 100% of the diameter of the 
largest stem and 60% of the diameter of the next two largest stems. It should be noted that these measures are 
solely mathematical calculations that do not consider factors such as restricted root growth, limited soil volumes, 
age, crown spread, health, or structure (such as a lean).  

Health Condition: 

• Poor – significant signs of visible stress and/or decline that threaten the long-term survival 

 of the specimen 

• Fair – signs of stress 

• Good – no visible signs of significant stress and/or only minor aesthetic issues 

Structural Condition: 

• Poor – Structural defects that have been in place for an extended period of time to the point that  mitigation 
measures are limited 

• Fair – Structural concerns that are possible to mitigate through pruning 

• Good – No visible or only minor structural flaws that require no to very little pruning 

Suitability ratings are described as follows: 

Rating: Suitable.  

● A tree with no visible or minor health or structural defects, is tolerant to changes to the growing environment 

and is a possible candidate for retention provided that the critical root zone can be adequately protected.  
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Rating: Conditional.  

● A tree with good health but is a species with a poor tolerance to changes to its growing environment or has 

a structural defect(s) that would require that certain measures be implemented, in order to consider it 

suitable for retention (i.e., retain with other codominant tree(s), structural pruning, mulching, supplementary 

watering, etc.)   

Rating: Unsuitable.  

● A tree with poor health, a major structural defect (that cannot be mitigated using ANSI A300 standards), or 

a species with a poor tolerance to construction impacts, and unlikely to survive long term (in the context of 

the proposed land use changes).  

Retention Status: 

• Remove (X) – Not possible to retain given proposed construction plans 

•  Retain – It is possible to retain this tree in the long-term given the proposed plans and information available.    
This is assuming our recommended mitigation measures are followed 

• Retain * - See report for more information regarding potential impacts 

• TBD - Retention status “to be determined” at the time of construction 
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TABLE 1. TREE INVENTORY 
 

Tag or 
ID# 

Surveyed? 
(Yes/No) 

Location 
(On, Off, 
Shared, 
City) 

Bylaw-
defined? 
(Yes/No) 

Name 

dbh 
(cm) 

Dripline 
diameter 
(m) 

Critical 
root zone 
radius (m) 

Relative 
Tolerance 

Condition Retention 
Suitability 
(on-site 
trees) General field observations/remarks Tree retention / location comments 

Retention 
status Common Botanical Health Structural 

587 Yes On-site Yes 

Deodar 
cedar 
(columnar) 

Cedrus 
deodara  29 8 3.5 Moderate Good Fair Unsuitable 

Growing ~0.5m from foundation, has been 
pruned for building clearance, failed limb 
(hanger), deflect top Within proposed building footprint. X 

588 Yes On-site Yes Douglas-fir 
Pseudotsuga 
menziesii 92 14 11 Moderate Good Good Unsuitable Some historic small limb failures Within proposed building footprint. X 

OS1 Yes Off-site Yes Garry oak 
Quercus 
garryana 

~47, 
~30 12 6.5 Good Fair Fair N/A 

Some stress (epicormics), stout stature, 
codominant union Potential impacts from parkade. TBD 
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5. SITE INFORMATION & PROJECT UNDERSTANDING 

The development site consists of three residential properties (950 Bray Avenue & 2866-2870 Rita Road) in 
Langford, B.C., which have existing residences on each lot.  It is our understanding that the proposal is to demolish 
the existing structures and driveways (including decommissioning of existing services), followed by construction of 
a new multi-unit residential complex. At this time, we have not reviewed a site servicing plan, though it does 
not appear that servicing from either the Bray Avenue or Rita Road frontage will impact trees proposed for retention. 

Below is a general observation of the tree resource, as it appeared at the time of our site visit(s): 

6. FIELD OBSERVATIONS 

The on and off-site tree resource consists primarily of native species growing in open landscape conditions (see 
Figure 1):   

 

Figure 1: Site context air photo: The approximate boundary of the subject site is outlined in blue. 
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7. TREE RISK ASSESSMENT 

During our May 3 (2024) site visit and in conjunction with the tree inventory, on-site trees were assessed for risk on 
a limited visual basis (level 1), in the context of the existing land uses. The time frame used for the purpose of our 
assessment is one year (from the date of this report). Unless otherwise noted herein, we did not conduct a detailed 
(level 2) or advanced (level 3) risk assessment, such as resistograph testing, increment core sampling, aerial 
examinations, or subsurface root/root collar examinations. 

 

Existing Land Uses  

We did not observe any trees that were deemed to be moderate, high, or extreme risk (in the context of the existing 
land uses, which would require hazard abatement to eliminate present and/or future risks) within a 1-year timeframe. 
Targets considered during this TRAQ assessment include: occupants of the existing residences on-site and 
neighbour’s (constant use), occupants of vehicles travelling or parked on Bray Avenue or Rita Road (frequent use), 
pedestrians travelling along the existing roadways (occasional use), occupants of front, rear, and side yards on-site 
and neighbour’s (occasional use), hydro lines (constant use).  

8. CONSTRUCTION IMPACT ASSESSMENT 

8.1. RETENTION AND REMOVAL OF ON-SITE TREES 

The following bylaw-defined on-site trees (indicated by tag #) are located where they are likely to be severely 
impacted by construction and are proposed for removal:   

Remove two (2) on-site trees 

• #587, 588 

8.2. RETENTION AND REMOVAL OF OFF-SITE TREES 

The following off-site trees (indicated by ID#) are located where they may be possible for retention provided that 
the critical root zones are adequately protected during construction.  The project arborist must be on site to 
supervise any excavation or fill placement required within the critical root zones—shown on the tree management 
plan in Appendix A: 

Retain and protect one (1) off-site tree (if retention is desired by owner) 

• OS1 

*The tree owner(s) should be notified of potential impacts.  Prior written consent from the tree owner(s) is 
required prior to the removal of any trees located on neighbouring properties.   

8.2.1. ADDITIONAL MITIGATION MEASURES FOR OS1  

The new underground parking facility is proposed within the CRZ of Garry oak (Quercus garryana) OS1 
(~47/30cm DBH):    
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• If a cut-slope is prescribed by a geotechnical engineer, over-excavation within the CRZ could 
result in significant impacts to OS1.   

• If retention is desired by the tree owner(s), a shoring plan must be developed to restrict over-
excavation to (preferably) 0.5m beyond the north property line. 

• The project arborist must supervise all excavations within the CRZ and determine the final 
retention status based on the size and quantity of roots encountered (that require pruning).  If 
excavations can be limited to 0.5m from the north property line, we anticipate the tree can be 
viable for long-term retention.    

• Protective barrier fencing should be installed at the demolition phase and maintained at the edge 
of the CRZ until commencement of underground parking excavations, at which point the fencing 
may be relocated to the edge of the cut line (provided the project arborist is contacted).  
Permission must be granted by the tree owners to install barrier fencing on their property.   

9. IMPACT MITIGATION 

Tree Protection Barrier: The areas surrounding the trees to be retained should be isolated from the construction 
activity by erecting protective barrier fencing (see Appendix A for municipal barrier specifications). Where possible, 
the fencing should be erected at the perimeter of the critical root zone. The barrier fencing to be erected must be a 
minimum of 4 feet in height, of solid frame construction that is attached to wooden or metal posts. A solid board or 
rail must run between the posts at the top and the bottom of the fencing. This solid frame can then be covered with 
flexible snow fencing. The fencing must be erected prior to the start of any construction activity on site (i.e., 
demolition, excavation, construction), and remain in place through completion of the project. Signs should be posted 
around the protection zone to declare it off limits to all construction related activity. The project arborist must be 
consulted before this fencing is removed or moved for any purpose. 

Arborist Supervision: All excavation occurring within the critical root zones of protected trees should be completed 
under supervision by the project arborist. Any severed or severely damaged roots must be pruned back to sound 
tissue to reduce wound surface area and encourage rapid compartmentalization of the wound. In particular, the 
following activities should be completed under the direction of the project arborist: 

• Any excavations or additions of fill within the CRZs of protected trees to be retained. 

Methods to Avoid Soil Compaction: In areas where construction traffic must encroach into the critical root zones 
of trees to be retained, efforts must be made to reduce soil compaction where possible by displacing the weight of 
machinery and foot traffic. This can be achieved by one of the following methods: 

• Installing a layer of hog fuel or coarse wood chips at least 20 cm in depth and maintaining it in good 
condition until construction is complete. 

• Placing medium weight geotextile cloth over the area to be used and installing a layer of crushed rock 
to a depth of 15-20 cm over top. 

• Placing two layers of 19mm plywood. 

• Placing steel plates. 

Demolition of the Existing Buildings: The demolition of the existing houses, driveways, and any services that 
must be removed or abandoned, must take the critical root zone of the trees to be retained into account. If any 
excavation or machine access is required within the critical root zones of trees to be retained, it must be completed 
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under the supervision and direction of the project arborist. If temporarily removed for demolition, barrier fencing 
must be erected immediately after the supervised demolition. 

Paved Surfaces Above Tree Roots:  

If the new paved surfaces within the CRZ of tree to be retained require excavation down to bearing soil and roots 
are encountered in this area, this could impact their health and structural stability. If tree retention is desired, a 
raised and permeable paved surface should be constructed in the areas within the critical root zone of the trees. 
The “paved surfaces above root systems” diagram and specifications is attached.  

The objective is to avoid root loss and to instead raise the paved surface and its base layer above the roots. This 
may result in the grade of the paved surface being raised above the existing grade (the amount depending on how 
close roots are to the surface and the depth of the paving material and base layers). Final grading plans should 
take this potential change into account. This may also result in soils which are high in organic content being left 
intact below the paved area.   

To allow water to drain into the root systems below, we also recommend that the surface be made of a permeable 
material (instead of conventional asphalt or concrete) such as permeable asphalt, paving stones, or other porous 
paving materials and designs such as those utilized by Grasspave, Gravelpave, Grasscrete and open-grid systems.  

Mulching: Mulching can be an important proactive step in maintaining the health of trees and mitigating 
construction related impacts and overall stress. Mulch should be made from a natural material such as wood chips 
or bark pieces and be 5-8cm deep. No mulch should be touching the trunk of the tree. See “methods to avoid soil 
compaction” if the area is to have heavy traffic. 

Blasting: Care must be taken to ensure that the area of blasting does not extend beyond the necessary footprints 
and into the critical root zones of surrounding trees. The use of small low-concussion charges and multiple small 
charges designed to pre-shear the rock face will reduce fracturing, ground vibration, and overall impact on the 
surrounding environment. Only explosives of low phytotoxicity and techniques that minimize tree damage should 
be used. Provisions must be made to ensure that blasted rock and debris are stored away from the critical root 
zones of trees. 

Scaffolding: This assessment has not included impacts from potential scaffolding including canopy clearance 
pruning requirements. If scaffolding is necessary and this will require clearance pruning of retained trees, the project 
arborist should be consulted. Depending on the extent of pruning required, the project arborist may recommend 
that alternatives to full scaffolding be considered such as hydraulic lifts, ladders, or platforms. Methods to avoid soil 
compaction may also be recommended (see “Minimizing Soil Compaction” section). 

Landscaping and Irrigation Systems:  The planting of new trees and shrubs should not damage the roots of 
retained trees. The installation of any in-ground irrigation system must consider the critical root zones of the trees 
to be retained. Prior to installation, we recommend the irrigation technician consult with the project arborist about 
the most suitable locations for the irrigation lines and how best to mitigate the impacts on the trees to be retained. 
This may require the project arborist supervise the excavations associated with installing the irrigation system. 
Excessive frequent irrigation and irrigation which wets the trunks of trees can have a detrimental impact on tree 
health and can lead to root and trunk decay. 

Arborist Role:  It is the responsibility of the client or his/her representative to contact the project arborist for the 
purpose of:     

• Locating the barrier fencing 

• Reviewing the report with the project foreman or site supervisor 

• Locating work zones, where required 
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• Supervising any excavation within the critical root zones of trees to be retained  

• Reviewing and advising of any pruning requirements for machine clearances 

Review and site meeting:  Once the project receives approval, it is important that the project arborist meet with 
the principals involved in the project to review the information contained herein. It is also important that the arborist 
meet with the site foreman or supervisor before any site clearing, tree removal, demolition, or other construction 
activity occurs and to confirm the locations of the tree protection barrier fencing. 

10. DISCLOSURE STATEMENT 

This arboricultural field review report was prepared by Talmack Urban Forestry Consultants Ltd. for the exclusive 
use of the Client and may not be reproduced, used, or relied upon, in whole or in part, by a party other than the 
Client without the prior written consent of Talmack Urban Forestry Consultants Ltd. Any unauthorized use of this 
report, or any part hereof, by a third party, or any reliance on or decisions to be made based on it, are at the sole 
risk of such third parties. Talmack Urban Forestry Consultants Ltd. accepts no responsibility for damages, if any, 
suffered by any third party as a result of decisions made or actions based on this report, in whole or in part. 

Arborists are professionals who examine trees and use their training, knowledge, and experience to recommend 
techniques and procedures that will improve a tree’s health and structure or to mitigate associated risks. Trees are 
living organisms whose health and structure change and are influenced by age, continued growth, climate, weather 
conditions, and insect and disease pathogens. Indicators of structural weakness and disease are often hidden within 
the tree structure or beneath the ground. The arborist’s review is limited to a visual examination of tree health and 
structural condition, without excavation, probing, resistance drilling, increment coring, or aerial examination. There 
are inherent limitations to this type of investigation, including, without limitation, that some tree conditions will 
inadvertently go undetected. The arborist’s review followed the standard of care expected of arborists undertaking 
similar work in British Columbia under similar conditions. No warranties, either express or implied, are made as to 
the services provided and included in this report. 

The findings and opinions expressed in this report are based on the conditions that were observed on the noted 
date of the field review only. The Client recognizes that passage of time, natural occurrences, and direct or indirect 
human intervention at or near the trees may substantially alter discovered conditions and that Talmack Urban 
Forestry Consultants Ltd. cannot report on, or accurately predict, events that may change the condition of trees 
after the described investigation was completed.  

It is not possible for an Arborist to identify every flaw or condition that could result in failure, nor can he/she guarantee 
that the tree will remain healthy and free of risk. The only way to eliminate tree risk entirely is to remove the entire 
tree. All trees retained should be monitored on a regular basis. Remedial care and mitigation measures 
recommended are based on the visible and detectable indicators present at the time of the examination and cannot 
be guaranteed to alleviate all symptoms or to mitigate all risk posed.  

Immediately following land clearing, grade changes or severe weather events, all trees retained should be reviewed 
for any evidence of soil heaving, cracking, lifting or other indicators of root plate instability. If added information is 
discovered in the future during such events or other activities, Talmack Urban Forestry Consultants Ltd. should be 
requested to re-evaluate the conclusions of this report and to provide amendments as required prior to any reliance 
upon the information presented herein. 
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11. IN CLOSING 

We trust that this report meets your needs. Should there be any questions regarding the information within this 
report, please do not hesitate to contact the undersigned. 

Yours truly, 

 

Talmack Urban Forestry Consultants Ltd. 

  

Prepared by:       

 
 
Robert McRae     
ISA Certified Arborist PN – 7125A   
Tree Risk Assessment Qualified 
Tree Appraisal Qualified    
Email: Robbie@Talmack.ca 

12. REFERENCES 

Dunster, J.A., E.T. Smiley, N. Matheny, and S. Lily. 2017. Tree Risk Assessment Manual, International 
Society of Arboriculture (ISA). 

The City of Langford Tree Protection Bylaw No. 2117. 

13. COMPANY INFORMATION 

General Liability: Intact Insurance, Policy No. 5V2147122 : $5,000,000 
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APPENDIX A - TREE MANAGEMENT PLAN  
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###

Critical root zone radius (m)

Tree protection fencing 
Existing tree with tag or ID # 

Dripline radius (m)

LEGEND

TREE PROTECTION FENCING

TREE PROTECTION NOTES

Tree proposed for removal

Site boundary

Tree protection barrier: The areas, surrounding the trees to be retained,
should be isolated from the construction activity by erecting protective
barrier fencing. Where possible, the fencing should be erected at the
perimeter of the critical root zone. The barrier fencing to be erected must
be a minimum of 1200mm in height, of solid frame construction that is
attached to wooden or metal posts. A solid board or rail must run between
the posts at the top and the bottom of the fencing. This solid frame can
then be covered with flexible snow fencing. The fencing must be erected
prior to the start of any construction activity on site (i.e. demolition,
excavation, construction), and remain in place through completion of the
project. Signs should be posted around the protection zone to declare it
off limits to all construction related activity. The project arborist must be
consulted before this fencing is removed or moved for any purpose.
Arborist supervision: All excavation occurring within the critical root zones
of protected trees must be completed under the supervision of the project
arborist.  Any severed or severely damaged roots must be pruned back to
sound tissue to reduce wound surface area and encourage rapid
compartmentalization of the wound.

Demolition: The demolition of the existing houses, driveways, and any
services that must be removed or abandoned must take the critical root
zone of the trees to be retained into account.  If any excavation or
machine access is required within the critical root zones of trees to be
retained, it must be completed under the supervision of the project
arborist.  If temporarily removed for demolition, barrier fencing must be
erected immediately after the supervised demolition.
 Methods to avoid soil compation: In areas where construction traffic must
encroach into the critical root zones of trees to be retained, efforts must be
made to reduce soil compaction where possible by displacing the weight
of machinery and foot traffic.  This can be achieved by one of the following
methods:
· Installing a layer of hog fuel or coarse wood chips at least 20cm in

depth and maintaining it in good condition until construction is
complete.

· Placing medium weight geotextile cloth over the area to be used and
installing a layer of crushed rock to a depth of 15cm over top.

· Placing two layers of 19mm plywood.
· Placing steel plates.

Mulching: Mulching can be an important proactive step in maintaining the
health or trees and mitigating construction related impacts and overall
stress.  Mulch should be made from a natural material such as wood chips
or bark pieces and be 5-8cm deep.  No mulch should be touching the
trunk of the tree.  See "methods to avoid soil compaction" if the area is to
have heavy traffic.
Pruning: We recommend that any pruning of bylaw-protected trees be
performed to ANSI A300 standards and Best Management Practices.
Paved surfaces above tree roots: Where paved areas cannot avoid
encroachment within critical root zones of trees to be retained,
construction techniques, such as floating permeable paving, may be
required. The "paved surfaces above tree roots'' detail above offers a
compromise to full depth excavation (which could impact the health or
structural stability of the tree).  The objective is to avoid root loss and to
instead raise the paved surface above the existing grade (the amount
depending on how close roots are to the surface and the depth of the
paving material and base layers).  Final grading plans should take this
potential change into account.  This may also result in soils which are high
in organic content being left intact below the paved area.  To allow water
to drain into the root systems below, we also recommend that the surface

be made of a permeable material (instead of conventional asphalt or
concrete) such as permeable asphalt, paving stones, or other porous
paving materials and designs such as those utilitzed by Grasspave,
Gravelpave, Grasscrete and open-grid systems.
Blasting and rock removal:Care must be taken to ensure that the area of
blasting does not extend beyond the necessary footprints and into the
critical root zones of surrounding trees.  The use of small low-concussion
charges and multiple small charges designed to pre-shear the rock face
will reduce fracturing, ground vibrations and overall impact to the
surrounding environment.  Only explosives of low phytotoxicity and
techniques that minimize tree damage should be used.  Provisions must
be made to ensure that blasted rock and debris are stored away from the
critical root zones of trees.
Scaffolding:This assessment has not included impacts from potential
scaffolding including canopy clearance pruning requirements.  If
scaffolding is necessary and this will require clearance pruning of retained
trees, the project arborist should be consulted.  Depending on the extent
of pruning required, the project arborist may recommend that alternatives
to full scaffolding be considered such as hydraulic lifts, ladders or

platforms.  Methods to avoid soil compaction may also be recommended
(see "Minimizing Soil Compaction" section).
Landscaping and irrigation systems: The planting of new trees and shrubs
should not damage the roots of retained trees.  The installation of any
in-ground irrigation system must take into account the critical root zones of
the trees to be retained.  Prior to installation, we recommend the irrigation
technical consult with the project arborist about the most suitable locations
for the irrigation lines and how best to mitigate the impacts on the trees to
be retained.  This may require the project arborist supervise the
excavations associated with installing the irrigation system.  Excessive
frequent irrigation and irrigation which wets the trunks of trees can have a
detrimental impact on the tree health and can lead to root and trunk decay.
Arborists role: It is the responsibility of the client or his/her representative
to contact the project arborist for the purpose of:
· Locating the barrier fencing.
· Reviewing the report with the project foreman or site supervisor.
· Locating work zones and machine access corridors where required.
· Supervising excavation for any areas within the critical root zones of

trees to be retained including any proposed retaining wall footings
and review any proposed fill areas near trees to be retained.

Sheet: 1
File: .\References\TreeProtectionZone-Sign.pdf
Missing or invalid reference

101:2000

THIS PLAN IS PROVIDED FOR CONTEXT ONLY, AND IS NOT CERTIFIED AS TO THE ACCURACY OF THE LOCATION OF FEATURES OR DIMENSIONS THAT ARE SHOWN ON THIS PLAN. PLEASE REFER TO THE ORIGINAL SURVEY PLAN AND ARCHITECTURAL PLANS.
THE LOCATION OF UNSURVEYED TREES ON THIS PLAN IS APPROXIMATE.  THE LOCATION AND OWNERSHIP OF UN-SURVEYED TREES CANNOT BE CONFORMED WITHOUT BEING SURVEYED BY A REGISTERED BC LAND SURVEYOR.
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CITY OF LANGFORD 

BYLAW NO. 2199 

 
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 R2 (One- and Two-Family Residential) Zone and adding to the CC1 (City 
Centre 1) Zone the properties legally described as: 
 
⋅ Lot 4, Section 79, Esquimalt District, Plan 18207, PID No. 000-129-844 (2866 Rita Road); 
⋅ Lot 11, Section 79, Esquimalt District, Plan 17397, PID No. 000-769-941 (950 Bray Avenue); 

and 
⋅ Lot 12, Section 79, Esquimalt District, Plan 17397, PID No. 003-933-997 (2870 Rita 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 

CC1 2199 ⋅ Lot 4, Section 79, 
Esquimalt District, 
Plan 18207, PID No. 
000-129-844 (2866 
Rita Rd); 
 

⋅ Lot 11, Section 79, 
Esquimalt District, 
Plan 17397, PID No. 
000-769-941 (950 
Bray Ave); and 

 
⋅ Lot 12, Section 79, 

Esquimalt District, 
Plan 17397, PID No. 
003-933-997 (2870 
Rita Rd) 

a) $2,850 per residential unit created towards the 
General Amenity Reserve Fund on the 1st through 
4th storeys; and 
 

b) $1,425 per residential unit created towards the 
General Amenity Reserve Fund on the 5th and 6th 
storeys; and 
 

c) 1,425 per non-market residential unit created 

towards the General Amenity Reserve Fund; and 
 

d) $750 per unit created towards the Affordable 
Housing Reserve Fund on the 1st through 4th 
storeys; and 
 

e) $375 per unit created towards the Affordable 
Housing Reserve Fund on the the 5th and 6th 
storeys; and 
 

f) $375 per non-market residential unit created 

towards the General Amenity Reserve Fund;  
 

g) That the total contribution to the General 
Amenity Reserve Fund as specified in a) through 
c) may be reduced by the amount equal to the 
cost of constructing the sidewalk extension 
beyond the frontage on Rita Road to the corner 
of Tennis Court Lane, to the satisfaction of the 
Director of Engineering.  

No 
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B. This Bylaw may be cited for all purposes as “Langford Zoning Bylaw, Amendment No. 736 (950 Bray 

Avenue and 2866 and 2870 Rita Road), Bylaw No. 2199, 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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