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PROJECT HIGHLIGHTS
This page and the next provide a summary of the key features of this proposal.
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HIGHLIGHTS
1

Community Parks
A large 0.76-hectare (1.9 acres) public park area becomes a
key gathering place and recreational space in the village.
A second 0.50-hectare (1.25 acres) public park area
becomes a neighbourhood hub for local residents.

2

Community Use Lot

A Livable, Connected
Neighbourhood
High quality urban design, small block sizes, green
street designs, modest lot sizes, ground-oriented
building types, and a comprehensive open space
network all work to create a highly livable and
pedestrian-friendly neighbourhood.

A large 1.00-hectare (2.5 acres) lot will be dedicated to the
District for community use (e.g., community centre).
3

Park for an Additional Playing Field
1.33 hectares (3.3 acres) of park adjacent to the school will
be developed as a play field for the community.

4

Streetscape Improvements
Ware Road, Lantzville Road, and new public streets will all be
‘green’ (e.g., trees, rain gardens) and pedestrian friendly.

5

Mix of Housing
A mix of housing options will be provided across the site, with
a focus on townhouses/patio homes as well as single-unit,
apartments, and potential for seniors supportive housing.

6

Greenway & Trail Network
A comprehensive network of greenways and trails create
active transportation connections throughout the village.

7

Mixed Use Area
Along Ware Road near Lantzville Road, a mixed use area will
serve to enhance and expand the existing Village Core.

8

Grocery Store / Mixed Use Site
On the southwest corner of Ware / Lantzville Road, a mixed
use site is intended to include a new grocery store.

9

Neighbourhood Buffers & Trail Connections
The west and southern boundaries of the site will include
landscaped buffers, only broken by trail connections.

10

Integration with the Village
The street network, trail network, and land uses have been
designed to integrate into the wider village redevelopment.
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1. INTRODUCTION
& CONTEXT

Village South Special Area Plan

1.1 INTRODUCTION
This report details the development proposal for the Village South properties
(see map below), which requires an Official Community Plan (OCP) amendment
(to accommodate a new Special Area Plan) and site-specific rezoning.
The properties fall within the Village South and Village Primary Commercial Core
Special Plan Areas (see lower map), as designated in the District’s OCP. As a result,
the proponent is required to develop a more comprehensive plan of the sites and
satisfy a number of related application requirements (as presented in this report).
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Location Map of the subject properties

VW-SPA
VPCC-SPA

VS-SPA

Portion of OCP Map 4, showing location of the Village South Special Plan Area (VS) and Village Primary Commercial Core Special Plan Area (VPCC)
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1.2 PROJECT PURPOSE
The purpose of this application is to permit the rezoning of the property from
the Future Special Area Plan (F-SAP) zone (single-unit housing) to a site-specific
“special area plan” zone for the Village South designation. The new zoning
regulations would permit mixed use / commercial buildings near the village
core with a range of housing types further south, including multifamily, seniors
housing, townhomes, and single-unit housing – along with a significant area
dedicated to public parks, trails, and other community amenities.
The OCP policies of the Special Plan Area designation require an OCP amendment
to accept the corresponding Special Area Plan into the OCP.

ZONING

POLICY

EXISTING

PROPOSED

F-SAP Zone

Special Area Plan Zone

(Future Special Area Plan)

(Mixed Use)

SPA Designation

Special Area Plan

(Mixed Use)

(Mixed Use)
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This map shows the development context of the subject sites, including adjacent
land uses, current satellite imagery (e.g., existing buildings, roads, and0other
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features), topography, and landmarks (see 1.4 for a focus on natural features).
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The surrounding area is primarily characterized by [a] residential land uses to
the east and west, [b] adjacency to Lantzville Road, village commercial core, and
Seaview Elementary School to the north, [c] proximity to Highway 19 to the south,
and [c] very few existing site features (e.g., buildings, trails, natural elements).
The site is further defined by its gentle slope and views to the north and potential
street connections to the north, east, and west.
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PHOTO GALLERY

Bird’s eye view of site, looking north toward Lantzville Road

Looking northeast from the western edge of the site

Typical interface with residential neighbours to the west

Looking along the western boundary toward Seaview Elementary
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PHOTO GALLERY

Bird’s eye view from the west, looking east

Bird’s eye view from the west, looking across the south extent

Looking along the eastern boundary of the site and Lantzville Road

Condition adjacent to the Lantzville School field
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1.4 SITE INVENTORY

Site Inventory Map showing key site features

The above Site Inventory map summarizes the following, for which studies can be
found in the appendices (where relevant):
• Archaeological / Heritage Values
• There are no identified archaeological or heritage values on the site.

• Watercourse / Hydrological
• The site has well-draining soils, with surface water channeled through a series of
unmaintained ditches that flow into an interceptor ditch that eventually drains at
the end of Jack’s Road.
• The ditches and related drainage/topographic elements do not represent
natural features and are a product of historical site works followed by a lack of
maintenance or improvements.

• Biophysical Analysis
• The site is dominated by shallow soils and deciduous shrubs and saplings, as well
as many invasives. There is no identified or observed critical habitat or species
of significance on site (plant or wildlife).
• The low points and wet areas are a product of historic development, including
Highway 19 and Ware Road, not natural habitat formations.
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2. VISION &
CONCEPT PLAN
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2.1 VISION & POLICY ALIGNMENT
OVERVIEW
This Special Area Plan has been developed to directly respond to both the
overarching community goals from the OCP as well as the more specific OCP
policies for the relevant Special Plan Areas. Below is a review of the relevant
policies and directions from the OCP, which are directly addressed in this plan.

OCP: SPA DIRECTIONS
The District’s OCP provides policy direction and a vision for the Village South
Special Plan Area, which the majority of the subject properties are designated,
and the Village Primary Commercial Core Special Plan Area, which a portion of the
subject properties are designated (along Lantzville Road).

Innovative mix of housing types

In summary, the OCP policies encourage “uses and densities that strengthen
the vitality of the Village, provide housing for singles, families, and seniors,
improve pedestrian mobility, and enhance the viability of public transit and
other services.”
More specifically, the following land use directions are provided:

Village South SPA
• In the northeast, consideration for a mix of uses, including commercial, residential,
small-scale seniors housing, mixed use, institutional, recreational, educational, and
live-work

Vibrant mixed use village

• Everywhere else, support for multi-unit, single-unit, and seniors supportive housing
• High quality pedestrian environments and enhanced pedestrian mobility
• Treed buffers (min 15m) to existing residential neighbourhoods and the Island
Highway
• Integrated stormwater management
• A variety of housing types and unit sizes – the SPA must not be dominated by a
single housing type
• A limited number of high quality apartments

Abundant public green spaces

• Uses and residential densities that strengthen the vitality of the village
• Density numbers are not intended to replace the rezoning and site design process.
• Park and trail network to connect residential areas with the commercial core and to
connect Ware Road, Harby Road East, Rossiter Avenue, and the lane extension of
Lynn Drive
• Target of 30% total green space, open space, and public parks (target 22%
public parks)
• Natural park area south of the existing school playing fields
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Village Primary Commercial Core SPA
• Commercial uses on the ground floor
• High quality pedestrian environments and enhanced pedestrian mobility
• Vegetated buffers to existing residential neighbourhoods
• Integrated stormwater management
• A variety of housing types and unit sizes
• Uses and residential densities that strengthen the vitality of the village
• Residential density is to be considered by Council on a case-by-case basis

The plan responds directly to each of the above SPA directions and policies from
the OCP, focusing on the creation of [c] a vibrant village core and adjacent mixed
residential neighbourhood, [b] pedestrian-friendly streets, and [c] an integrated
trail and green space network. See Section 5.1 for a breakdown of the responses
to each SPA policy.

Retail shops and village vibrancy supported by sufficient residential densities nearby.

Multifamily building and maintaining a ‘forested backdrop’ for the neighbourhood
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OCP: COMMUNITY GOALS
In addition to the specific SPA policies, the OCP also provides several high-level
community goals that the proposal seeks to satisfy. These include:
A. Protect the Natural Environment
• The plan creates a compact village, which helps to both avoid sprawl and
increased pressure on existing neighbourhoods.
• The plan also takes a site-adaptive approach that integrates site conditions and
green infrastructure.

B. Strengthen the Village Commercial Core
• The plan provides a compact land use pattern and urban street network which,
among other benefits, creates a walkable village with calmed traffic and more onstreet parking.
• The plan also provides densification and diversification of housing in the core,
increasing local business viability and municipal revenues.

C. Preserve Community Character
• The growth provided alleviates development pressure on existing low-density
neighbourhoods as well as agricultural/natural/resource lands.
• The OCP recognizes the necessary differences in village lands versus non-village
lands and that these differences can be complementary and synergistic.

D. Provide Housing Choices
• The plan provides a variety of housing types that support a vibrant, viable village
core; provide attainable housing options; and provide unit sizes and tenures for
residents across their lifespan.
• Suburban development patterns cannot support successful village development
nor provide a variety of housing options.

E. Manage Steady and Sustainable Development of Infill Neighbourhoods
• The Village SPA areas are the top priority infill area suggested in the OCP; and the
plan represents a context-sensitive and sustainable neighbourhood design that
reflects the policies and goals of the OCP.

F. Develop Community Infrastructure
• The plan includes the development and extension of water and sanitary
infrastructure to adequately service these sites and future development; and
the proposed land use pattern and streetscapes offer a cost-effective use of
new infrastructure
• Streetscape improvements will be constructed on Ware, Lantzville, and Wiles
Roads, consistent with the Village Commercial Core Improvement Plan along the
frontage of the subject properties.
• Additionally, two roundabouts will be constructed on Ware Road – at Lantzville
Road and further west.

G. Improve Road, Pedestrian, and Bicycle Mobility
• The plan includes [a] traffic-calmed and pedestrian-friendly streets with narrow
travel lanes, sidewalks, and landscape buffers; [b] pedestrian trail connections
within and to/from the sites; and [c] a multi-use path connection (or separated bike
lanes and sidewalks) along Ware Road, from the Island Highway to Lantzville Road.
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2.2 CONCEPT PLAN
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PLAN OVERVIEW
The development concept envisions [a] a walkable and
vibrant mixed use and multifamily core close to Lantzville
Road; [b] a range of ground-oriented housing along green,
traffic-calmed streets; [c] a large community park and new
play fields adjacent to the school and existing play fields; [d]
a new District-owned site for a TBD community use; [e] treed
buffers and trail connections to existing neighbourhoods
and the Island Highway; [f] a new mixed use site (planned
grocery store) on the corner of Lantzville and Ware Roads;
[g] a network of multi-use trails and greenways that enhance
connectivity, provide gathering spaces and play areas,
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and facilitate improved stormwater management; and [h]
streetscape improvements along Ware Road, Lantzville
Road, and Wiles Road.
The zoning accommodates a variety of housing types
– single-unit housing, cluster housing, townhouses and
rowhouses, seniors supportive housing, and multifamily
apartments. This provides a much-needed variety of housing
types, lot sizes, and housing choices as prioritized in OCP
and SPA objectives and policies (See Section 3.1 Zoning).

CONCEPT ILLUSTRATIONS
The following images further illustrate the proposed concept for the site. While still conceptual in nature,
these drawings are generally consistent with the proposed zoning regulations and future design directions.

Replace

Looking west on Ware Road (at Lantzville Road) with a grocery store on the left and mixed use buildings on the right

Looking south on Ware Road with streetscape improvements, townhouses, and a mixed use building in the background
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Street Scenes

Looking from a new internal public road into a townhouse development with mid-block pedestrian trail (public)

Single-unit streetscape with greenway trail on the left
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Site Illustrations

A perspective illustration of the site, looking north.

A perspective illustration of the site, looking east.
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Height Context & Transitions
The site plan and zoning provide a sensitive height transition to adjacent single
family homes, existing commercial buildings, and future village redevelopment.
The below conceptual diagrams illustrate the context and transition of heights,
from west to east and from north to south.
The sections are meant to be typical or representative (rather than specific)
locations.

2-3 Storeys

2 Storeys

15m Buffer

3-4 Storeys

2-3 Storeys

Ware Rd

2-3 Storeys

Street

1-3 Storeys

Street

Park

2 Storeys

Lantzville Rd

A conceptual site cross section, showing general height transitions from west to east across the site.
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2-3 Storeys

2-3 Storeys

3-4 Storeys
1-3 Storeys

Hwy 19
and Buffer

Street

Street

Greenway
and Park

Street

Ware Rd

1-3 Storeys

1-3 Storeys

Lantzville Rd

A conceptual site section, showing general height transitions from north to south across the site.

SAP Zoning
Existing
OCP Land Use
Streets/Trails
Height Transition
Site Boundary
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3. DEVELOPMENT
PLAN
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3.1 ZONING
The map and associated table, below, provide key details of the proposed
site-specific Special Area Plan zoning for these sites.

ZONING MAP
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A – Ground-Oriented Housing

NT
ZV

B – Multi-Family Housing

IL
LE
RO

CS

AD

C – Mixed Use
C – Mixed Use (Transition)

P

CS – Community Service

C

P

P – Park

C
A
W

A

RE

RO

Conceptual Road & Trail Layout

AD

C

B

P

B

A
A

B

A

A

HI GH WAY 19

Parks, Greenways, & Community Lands
The total area dedicated to public parks, trails, and community use
is and trails is 22% of the (net) site area, including 3.3 hectares of
public park and trails (17% of the net site area). A minimum of 3.2
hectares of additional private green space is anticipated – for a total
minimum green space for the site of 38% of the net site area.
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Area Calculations
Total gross site area: 23.27 hectares
(includes land area that will be
dedicated to the District on Ware and
Lantzville Roads, and new roads).
Area calculations below are
approximate “net” values and exclude
internal road areas.
A – Ground-Oriented

9.30 ha

B – Multi-Family

3.02 ha

C – Mixed Use

3.20 ha

CS – Community Service

1.03 ha

P – Park

2.59 ha

Public Trails & Greenways

0.72 ha

Site Total (excl. roads)

19.8 ha

VISUALIZING THE ZONES
To better visualize what is envisioned in each zone, this gallery offers precedent
images taken from other successful neighbourhoods and represents the “types
of things” that could be expected.

AREA A: GROUND-ORIENTED HOUSING (SINGLE-UNIT & CLUSTER HOUSING)

Cluster housing with individual homes

Single unit home on smaller lot

Single-unit home without parking in the front yard

AREA A: GROUND-ORIENTED HOUSING (TOWNHOMES)

Townhouse cluster along a public sidewalk

Townhouse cluster with internal pedestrian pathways

Townhouses with semi-private front yard spaces

AREA B: MULTI-FAMILY HOUSING

Multi-family with abundant green landscaping

Multi-family fronting public sidewalk

Small-scale multifamily building

Village South Special Area Plan | 19

AREA C: MIXED-USE COMMERCIAL

Main street with 3-storey mixed use buildings

Modern, small scale mixed use buildings with active
retail on the ground floor

Main street with 3-storey mixed use buildings

AREA C: RETAIL / COMMERCIAL

Grocery store with high quality pedestrian realm

Retail/commercial building on main street corner

Retail building with high quality street frontage

Community park and greenway with multi-use path
and playground with abundant tree plantings

Greenway trail through a residential area

PARKS & OPEN SPACE

Community park with trails, playground, and
landscaping
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3.2 TRANSPORTATION PLAN
NEIGHBOURHOOD CONNECTIVITY DIAGRAM

Existing Road Streetscape Improvements
(includes sidewalks)
Future Road
Connection
Sidewalk Network
(new streets)
Proposed Trail or
Greenway
Proposed
Multi-use Trail
Emergency Vehicle
Access

The transportation network includes [a] streetscape improvements on
Ware, Lantzville, and Wiles Roads (frontage); [b] two new roundabouts
(at Ware/Lantzville and further west on Lantzville Road); [c] new pedestrianfriendly streets throughout the site; [d] extensive neighbourhood trails/
greenways; [e] trail connections to adjacent neighbourhoods; and [f] new
potential transit routes and stops (see Transit Map on the following page).
The network of sidewalks and trails was designed to [a] facilitate walking and
cycling to/from and within the village area and [b] create recreational walking
routes for residents in Lantzville.
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NEIGHBOURHOOD TRANSIT MAP

Existing Transit Stop
Potential Transit Stop
(Type 2)
(indicative location only)

Existing Transit
(Route 11)

Existing Transit
(Route 91)

Potential Future
Transit Routes
(indicative routing only)

The Neighbourhood Transit Map shows the existing and potential future public
transit network in the Village South Area. Future routes and stop locations will be
determined with RDN Transit in response to future service expansion and route
redesign. The illustrated stops and route extensions are indicative only but show
convenient walking distance to the village, new community spaces (e.g., parks,
play fields), and new residences.
The transit network is integrated with the connectivity plan (previous page),
providing future residents and visitors walking and alternative mobility
connections (e.g., cycling, rolling) throughout the area and directly to (future)
transit stops.
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GETTING AROUND
Implementation of the Transportation Plan for the area will
include the following:
• All new streets will include sidewalks on both sides and the
use of street width will prioritize pedestrian mobility and
safety over vehicular efficiency.
• A separated multi-use trail or bike lanes and sidewalks will
be provided on both sides of Ware Road.
• Pedestrian, alternative, and active mobility will be prioritized
through:
• The connectivity of sidewalks, trails, and green spaces.
• The connectivity of public transit and alternative mobility
(e.g., walking, cycling, rolling) through universal access
sidewalks and trails and the strategic location of transit
stops.

New Streets - Example of neighbourhood street with sidewalk, green
landscape buffer, and on-street parking

• Up to 4 new illuminated type 2 transit shelters within or
adjacent to the site will be developed.
• A minimum of one concrete bus pad on Ware Road will be
created to serve a future transit stop (to be determined
location.

STREET CONCEPTS
The proposed street designs for the project are focused
on creating slow, family-friendly, and walkable streets – not
thoroughfares or neighbourhood short-cuts. All internal
streets will feature the following:

Lantzville Road / Commercial Streets - Example of village commercial
main street with high quality streetscape

• Sidewalks on both sides of the street and bike lanes on both
sides of Ware Road;
• Street trees throughout, providing a multitude of benefits;
• Traffic calming via narrower travel lanes (except Ware
Road), on-street parking, street trees, and curb extensions
/ bulbouts; and,
• Integrated stormwater management via rain gardens – in
bulbouts and landscape buffer areas.

The diagrams on pages 24-26 offer conceptual street
designs.

PUBLIC TRAILS/GREENWAYS
The trail and greenway network for the project is focused
on creating multi-functional neighbourhood connections. All
trails will [a] enhance pedestrian, cycling, and “rolling” (e.g.,
wheelchairs, walkers, strollers) connectivity and [b] provide
tree canopy cover and urban habitat.

Ware Road - Example of a ‘gateway’ road with central median and
roundabout

Further directions and concept designs for trails and
greenway can be found in the next subsection 3.3.
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Local Street (Mixed Use): Concept Design

Typical road design, featuring narrow travel lanes, on-street parking, rain gardens, and green landscaping and boulevard areas

Plan view of the above street section diagram
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Local Street (Residential): Concept Design

Typical road design, featuring narrow travel lanes, one side of on-street parking, and green landscaping and boulevard areas

Plan view of the above street section diagram
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Ware Road: Concept Design

Ware Road will feature sidewalk and bike lanes, wide landscaped areas, on-street parking, and centre treed median

Plan view of the above street section diagram
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3.3 OPEN SPACE PLAN
APPROACH
The Open Space Plan for the site is based on four primary goals:
1. Gathering Places & Play Spaces
Provide high quality community gathering places, including opportunities for passive and active recreation.

2. Connection to Nature
Provide abundant green space and treed areas throughout the site, including naturalized and landscaped
open spaces on public and private lands.

3. Sensitive Transitions
Provide treed landscape buffers between existing single-family neighbourhoods and the site.

4. Walkable Connectivity
Provide a comprehensive active transportation network of sidewalks, trails, and greenways to serve
transportation and recreational needs.
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OPEN SPACE NETWORK PLAN

Community Lands

New Playing Field

Public Trails

Community Park

Corner Plaza

Landscaped Buffer

Public Trails / Greenways
Public Trails / Greenways
Neighbourhood Park

Private Green Spaces

Landscaped Buffer

The Open Space network includes a variety of active and passive recreational
amenities, as well as trails designed to [a] facilitate walking and cycling to/from
and within the wider village area and [b] create recreational walking routes in the
neighbourhood.
The network includes [a] a large Community Park with potential for passive
(e.g., seating, pathways) and active (e.g., playground, pickleball court, sport
court) recreation features; [b] another large park area providing additional
space for Playing Fields adjacent to the school play fields; [c] a Neighbourhood
Park in the centre of the site; [d] landscaped buffers to the residential homes
to the west and to the highway; [e] extensive neighbourhood trails/greenways,
including connections to adjacent streets and mid-block connections to enhance
pedestrian mobility; and [f] active transportation connections to adjacent
neighbourhoods.
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Public Parks
Community Lands
Greenways/Trails
Examples of potential
Private Open Spaces
All other Open Spaces TBD

OPEN SPACE CONCEPT DESIGNS
This subsection provides concept designs for key open space features, including
neighbourhood buffers, a public greenway/trail, and the central public park space.

Landscape Buffer Concept
At the west and south boundaries of the site, a min. 15m landscape buffer
(privately-owned covenant area) is proposed between new development and
existing homes (or highway).

Property Line

Covenant Line

Existing Residential

Proposed Residential
15m-wide Treed Landscape Buffer
(privately-owned covenant area)

Concept diagram of western interface between existing single-family (left) and new townhouses (right) with 15m landscape buffer in between.

Public Trail/Greenway Concept
The proposal includes a number of public trails and greenways through the site,
often functioning as mid-block walking/cycling connections.

Property Line

Property Line

Proposed Residential

Proposed Residential

Public Trail/Greenway

Concept diagram of public trail/greenway between two townhouse buildings.
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Community Park
On the west side of the site, a new community park is proposed. This is envisioned
as a multi-functional community gathering place that encourages social
interaction, passive and active recreation, and neighbourhood connectivity.
Below is a preliminary conceptual design intended to show the types of elements
that may be included in the park’s development, which will ultimately be
determined through a future District process.

Public Trails

Community Playing Fields

Landscaped Areas

Seating / Picnic Area

Pickleball Courts

Basketball/Sport Court

Rossiter Ave
Open Lawn

Playground
Ground-oriented Residential

Preliminary concept of a community park, adjacent to a new District-owned site (north/top left), play fields (northeast/top right), and residential.
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VISUALIZING PUBLIC SPACES
Public spaces are envisioned as pedestrian friendly and green network of active
transportation connections and community gathering places. The gallery below
provides examples of these new public spaces.

PEDESTRIAN-FRIENDLY & GREEN STREETS

Village street with wide sidewalks, active retail frontage, street trees, and rain gardens

Street in a lower density area with sidewalks, street
trees, and on-street parking

Street in a multi-family area with sidewalk, street
trees, and landscaping in the front setback

A pedestrian connection within a private development

A narrow trail and wider community greenway intersect
on a multi-family site

A community park with large play space and walking trails

Active recreational opportunities in a community park,
such as pickleball

TRAILS & GREENWAYS

Two trail connections meeting within a large townhouse development

PARKS & OPEN SPACES

A community park with central gathering space
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URBAN FOREST & INVASIVE SPECIES
Tree Planting & Urban Forest
The District will seek to enhance the urban forest in the village by following the
strategies, which should supplement relevant current and future District bylaws.

Strategies
A. Proposed trees should have access to the following minimum soil volumes:
• Large-canopied trees: 15m3
• Medium-canopied trees: 12m3
• Small-canopied trees: 8m3

B. Street trees will be planted along all improved streets in the subject area
according to the following guidelines:

A residential street with mature trees

• Select large full-canopied trees where possible.
• Space trees as follows:
• Large-canopied trees: 10-12m apart
• Medium-canopied trees: 6-10 m apart
• Small-canopied trees: 6 m apart
• Install min. 450mm depth of soil in boulevards and show that proposed trees will
have access to sufficient soil volumes (see guidelines above).
• Minimum boulevard width is to be 1.5m to allow for planting of boulevard trees,
with increased width in areas of boulevard rain gardens.
• Tree species to be native or adaptive non-native tree species selected by a
registered Landscape Architect.

C. Plant trees in public parks and open spaces.
• Prioritize municipal budgets to plant and maintain trees in public spaces.
• Plant large full-canopied trees where possible.
• Minimize impervious surfaces and provide a minimum of 20% of the site area in
soft landscaping with deep soils.

Invasive Species Management
This site is characterized by previously-disturbed lands with limited on-going
maintenance and management. Due to the disturbed and isolated nature of
the site, most of the site works will pose minimal impacts on the surrounding
landscape or existing ecological values. That said, invasive species management
will be conducted during project development according to Best Management
Practices and overseen by a qualified professional.
Two key reference documents for relevant species removal are:
Controlling Invasive Plants on your property-5th Ed. 2017. District of Saanich. https://
www.saanich.ca/assets/Community/Documents/Environment/Invasive%20Plants%20
Booklet%202015%20web.pdf
Controlling Invasive Plants: Information and Process Package, City of Nanaimo. https://
www.nanaimo.ca/docs/services/home-and-property/invasive_plants.pdf
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A new development with street trees

3.4 STORMWATER MANAGEMENT PLAN
EXISTING CONDITIONS
LA
NT
ZV
ILL
ER
OA
D

W

AR

E

RO

AD

Watershed
Divide
Existing
Culvert
Existing
Drainage Ditch
Existing Storm
Drains/Troughs
Bloods Creek

HIG

HW

AY

19

Depression Area

Site Watershed

Existing Site Drainage

The site is located within the Nanoose to South Wellington
Watershed and is part of a sub watershed that drains
north into the Salish Sea. The watershed extends south
and crosses the Island Highway. Significant runoff flows
onto the site from the Harby Road ditch. There are several
depression areas (see existing drainage plan on the
right) that are ephemerally wet. The lower watershed
(north of the Lantzville Road) is comprised of mostly
single unit homes and a few commercial properties.

The site is divided into two main drainage areas by Ware Road.
Rainwater that falls on the north and east side of Ware Road
flows via several rough ditches and collects in a depression
area adjacent to Ware Road. Water is conveyed via a culvert
under Ware Road from which its flows in a ditch towards
Lantzville Road. On the south and west sides of Ware Road,
water in the lower area drains to a depression south of the
school. The south part of this sub-catchment area and runoff
from Harby Road flow in a ditch. Water from both areas flow
to the east and converge with the runoff from the north/east
drainage areas. Water flows in a ditch/slough to a culvert on
Lantzville Road near the intersection of Caillet Road. From
there it flows in a series of storm drains and concrete troughs
before discharging to the ocean at the end of Jacks Road.
It is important to note that the ditches and related drainage
elements do not represent natural features and are a product
of historical site works followed by a lack of maintenance or
improvements.
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APPROACH
A stormwater management plan (SWMP) was developed
in collaboration between Newcastle Engineering and
Murdoch De Greeff Landscape Architects. The SWMP
focuses on applying key source control best practices and
on meeting the stormwater regulations of the District’s
Subdivision and Development Works and Services Bylaw.:
The SWMP seeks to:
A. Ensure post-development stormwater quantity
and quality will be maintained to pre-development
conditions;
B. Retain natural water flows on the land as long as
possible; and.

Rain gardens in a mixed use village context

C. Maximize clean runoff to receiving waterbodies using
biofiltration measures.
The SWMP will achieve this through:
A. Infrastructure Improvements – upgraded piped
storm sewer infrastructure to handle overflows from
the site-based facilities and to accept and convey
drainage from upstream tributary areas.
B. Parks, Plazas, and Greenways – maximizing soft
landscaping and utilizing absorbent landscaping and
rain gardens.
C. On street Strategies – rain gardens integrated
throughout and sized according to the impervious
surface of each roadway;
D. Private Land – minimizing impervious surfaces, shared
detention and filtration features (e.g., large rain
gardens, swales), and other solutions;
The following subsection details the implementation strategy
for the SWMP within the Village South Special Plan Area.
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Rain gardens in a mixed use village context

IMPLEMENTATION
Infrastructure Improvements
Strategy
The developer will complete the following drainage works
within and downstream of the subject properties:
A. Construction of a piped drainage system from the
intersection of Lantzville and Caillet Roads along
Caillet Road to Jacks Road and along Jacks Road to
the ocean.
B. Reconstruction of a portion of the existing storm
sewer at the west end of Caillet Road to lower its
elevation sufficiently to accept drainage from the
lowest areas of the subject properties and to allow for
possible future construction of underground parking
structures drained by gravity.
C. Construction of a piped storm sewer system in
Lantzville and Ware Roads to serve the proposed
development and to accept and convey drainage from
upstream tributary areas.
See the Preliminary Servicing Study (September 2, 2021)
prepared by Newcastle Engineering for more details.

A hardscaped plaza integrating absorbent soils

Parks, Plazas, & Greenways
Strategy
All new parks, plazas, and greenways will be designed with
sufficient capacity to meet the storm water requirements
of the District’s Subdivision and Development Works and
Services Bylaw. Solutions include:
A. Maximize the use soft landscaping areas with deep
soils as absorbent landscape.
B. Direct runoff from pathways and small paved surfaces
to absorbent landscape.
An urban plaza with abundant soft landscaping

* The term ‘catchment area’ refers to the total up-slope
impervious surface area that drains to a known collection
point, such as a catch basin or rain garden.

Village South Special Area Plan | 35

LA
NT
ZV
IL
LE
RO
AD

Large rain garden in a residential street

W

AR

RO

E

AD

Park

Large rain garden on a civic site

App. Rain Garden Area
MOT
I

ROAD

DEDC

IATI

ON

Proposed Storm Sewer

OPTI

ON

HIGH

MOTI
ROAD
DEDI

1

CATI

W AY

ON OP
TI

ON 2

Zoning Boundary

19

On Streets
Strategy

Concept Plan

Ware Road and all new roads will incorporate rain gardens of
sufficient capacity to meet the storm water requirements
of the District’s Subdivision and Development Works and
Services Bylaw.

The adjacent plan conceptually shows the space needed to
meet District requirements to store / treat road runoff.

• A general guideline for this site is that rain gardens should be
sized to app. 6-8% of the impervious area of the catchment
area, if designed with minimum 600mm growing medium depth,
high growing medium infiltration rates and minimum 150mm
flood depth.
• Rain garden designs to be prepared by appropriately qualified
professional.
• Prioritize municipal budgets to maintain boulevard rain gardens.
• Design rain gardens with an underdrain and overflow drain sized
to convey large storm events.
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An integrated stormwater approach is shown, which directs
rainwater runoff to rain gardens distributed throughout
the site. This approach fits rainwater management into
boulevard space and curb bulbouts (in parking lanes), which
conserves land, creates more green space, separates
pedestrians from cars, and helps calm traffic.
The road side rain gardens can be designed with sediment
sumps and low maintenance plantings to assist with
maintenance requirements.
See page 38 for further details on rain gardens.

1.

On-street rain garden sized to road catchment area

2.

Boulevard with rain gardens and soft landscaping

3.

Green roof to minimize impervious surface area

4.

Rain gardens sized at 6-8% of impervious area in the
catchment

5.

Permeable paving and tree cells where required

6.

Soft landscaping as absorbent areas for paving runoff

7.

Tree plantings, favouring largest suitable trees for the site

Private Land
Strategy
A combination of landscape-based best management
practices will be required at the Building Permit stage,
designed with sufficient capacity to meet the storm water
requirements of the District’s Subdivision and Development
Works and Services Bylaw. Potential solutions include:
A. Minimizing impervious surfaces.
B. Utilizing rain gardens to meet the District’s stormwater
requirements.
• A general guideline for success is that rain gardens should
make up app. 6-8% of the impervious area in the catchment
(site) area,

C. Using permeable paving where rain gardens are not
possible (or use in combination with the above, where
appropriate).

Conceptual Plan
The adjacent plan conceptually shows a number of strategies
to meet storm water requirements on private land.
Rain gardens are a cost-effective solution that can be
designed on a site-by-site basis. Permeable pavement
can also be used to reduce pollution load and runoff from
driveway surfaces.
Typical rain garden
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RAIN GARDENS
Below, you will find examples of rain gardens integrated
into private development (“on site”) and into the
public streetscape (“on street”).

ON SITE

ON STREET

Overview
Swales and rain gardens form essential parts of an
integrated storm water system. They control the flow
of storm water around a site, attenuate flows, remove
pollutants, increase infiltration, and capture debris.
Rain garden designs are to be prepared by appropriately
qualified professional and designed with an underdrain and
overflow drain sized to convey large storm events.

Maintenance

Permeable path and infiltration
swale

On-street rain garden flows

These areas are considered to be Class 3 Moderate Area
requiring regularly scheduled weeding, debris removal, and
thorough inspections to identify damage or deterioration
in the system. Inspections will determine when other
maintenance activities such as repair, pruning, or irrigation
may be required.

Level 3 Moderate Maintenance
Objective: To present a neat, moderately groomed appearance
with tolerance for wear and tear from moderate traffic.
Maintenance Practices: Routine maintenance at a moderate
frequency and intensity. Regularly monitor for deterioration
and to determine maintenance priorities. Some tasks require
a Qualified professional.

Maintenance of Bioretention Facilities

Rain garden between buildings

Curb bulbout with rain garden

Swales and rain gardens function best when they are
planted, and much of their regular maintenance involves
activities that are typical of areas planted with perennials.
Common maintenance activities for perennial plantings
include fertilizing, mulching, planting, pruning, repairing,
transplanting, watering, and weed control. In addition to
the maintenance requirement of the plantings themselves,
the following maintenance activities should be performed
regularly to ensure their long-term performance::
• EACH VISIT: Inspect all drain inlets, outlets, fore-bays and
catchment areas for debris/damage/excessive sediment.
• EROSION REPAIR: identify and address the cause of erosion.
• SEDIMENT REMOVAL: remove sediment and debris from
drain inlets.

Rain garden on commercial
frontage

Rain garden in landscape buffer

• CLEAN INLETS / OUTLETS: remove all debris from drain inlets
and outlets.
• CAMERA UNDERDRAIN: Inspect underdrains to ensure
continued function.
• CLEAN CATCH BASIN: Remove silt and debris to maintain
catch basin capacity.
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3.5 SERVICING & INFRASTRUCTURE
SITE SERVICING
Sanitary Sewer

Geotechnical

The development area is within the District’s existing
sanitary sewer catchment area. There are existing sanitary
mains in Ware (300/375 diameter) and Lantzville (200/375
diameter) Roads, which are sized to accommodate the full
build-out of the proposal. The developer will construct new
sewer mains and lines throughout the development, on
private property and on new public roads.

Geotechnical findings from Lewkowich Engineering
Associates Ltd. confirm that the lands are considered
safe for the use intended. Some unfavourable (soft clay)
areas and a higher water table were identified challenges;
however, recommendations have been provided to safely
support development in these areas.

Please, refer to the full servicing report by Newcastle
Engineering, including a diagram of the existing District
sanitary sewer system.

Please, refer to the geotechnical report from Lewkowich
Engineering Associates Ltd.

Roads

Water

Both sites presently have public road access.

There are existing water mains in Ware and Lantzville Roads
(250 diameter and 200 diameter respectively), which are
sized to accommodate the full build-out of the proposal.
The developer will construct new watermains within the
new internal road network.

The developer will [a] construct frontage/streetscape
improvements to Ware, Lantzville, and Wiles Roads; [b]
construct intersection improvements at Ware/Lantzville
Road, including a new roundabout; and [c] construct a new
internal road network, as shown on the Concept Plan.

Well 11 will be connected to the District of Lantzville water
system at the Developer’s cost and a suitably-sized parcel
will be dedicated to the District in order to supplement the
District of Lantzville water supply.

Please, refer to the impact summary in Section 4.2 and the
full Traffic Impact Assessment by Watt Consulting Group.

Please, refer to the full servicing report by Newcastle
Engineering, including a diagram of the existing District
water system.

Storm Sewer
The developer will construct significant improvements to
the existing storm sewer system – through the subject
properties, in Ware and Lantzville Roads, and downstream
along Caillet and Jacks Roads to a new outfall on the
foreshore at the bottom of Jacks Road. The new storm
sewers will be designed to convey post-development flows
from the upstream tributary area.
Please, refer to the full servicing report by Newcastle
Engineering, including a diagram of the proposed storm
sewer works. Also, see Section 3.4 for the stormwater
management plan.
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3.6 URBAN DESIGN
DEVELOPMENT PERMITS
The District’s DPA 8 Village Form & Character will apply to
the plan area at the Development Permit stage. Therefore,
these guidelines look to “fill the gaps” between the other
contents of this application and the provisions of DPA 8 in
the OCP.
• Notwithstanding the above, a Building Scheme will replace
the need for a Development Permit for Intensive Residential
within the subject properties.

ADDITIONAL DESIGN
GUIDELINES

eyes on
the
street

Building Design & Materials
A. Generally design buildings in a contemporary West Coast
style, with a focus on materials that are durable, highquality, and consistent in their application, while avoiding
a ‘thin veneer’ look and feel.
B. Orient primary building facades and entries to the fronting
street or open space to create street edge definition and
activity.
C. Use architectural and landscape features to create welldefined, clearly visible, and universally accessible primary
building entrances.

private

semiprivate

public
realm

Windows, balconies, and street-level uses providing eyes on the street.

D. Break up the perceived mass of large buildings by
incorporating visual breaks in facades
E. Design all multi-family, commercial, and mixed-use
buildings to have transparent frontages to promote “eyes
on the street”, using strategies such as:
• Having continuous commercial and retail uses with
windows and primary entrances facing the street;
• Having ground-oriented residential units with windows
and primary entrances facing the street; and,
• Locating and designing windows, balconies, and primary
building facades to promote activity and natural
surveillance of the street.

F. Avoid blank walls at grade wherever possible.
Example of natural surveillance and territorial reinforcement
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For Commercial and Mixed Use Buildings:
G. On commercial frontages, incorporate frequent entrances
(every 15m maximum) to create punctuation and rhythm
along the street, visual interest, and support pedestrian
activity.
H. On retail frontage, site and set back buildings to create a
minimum 3m sidewalk and permit opportunities for patio
space and small plazas
I. Site buildings using a common ‘build to’ line at or near
the front property line so that a continuous street
frontage is maintained. Some variation (1-3m maximum)
can be accommodated in ground level set backs to
support pedestrian and retail activity by, for example,
incorporating a recessed entryway, small entry plaza, or
sidewalk cafe.
J. Incorporate frequent entrances into commercial street
frontages to create punctuation and rhythm along the
street, visual interest, and support pedestrian activity

For Multifamily Buildings:
K. Set back residential buildings on the ground floor between
3-5m from the property line to create a semi-private entry
or transition zone to individual units and to allow for an
elevated front entryway or raised patio.
• A height of 0.4-1.2m (e.g., 2-6 steps) is desired for front
entryways.

L. Incorporate individual entrances to ground floor units
accessible from the fronting street or public open spaces.
M. Design facades to articulate individual ground-oriented
units (e.g., townhomes) as architectural intervals, using
strategies such as recessing or projecting facades or
using entrance or roofline features).

A multifamily building with ground-oriented units.
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Parking, Services, & Driveways
A. Ensure the provision of adequate servicing, vehicle access,
and parking while minimizing negative impacts on the safety
and attractiveness of the public realm by, for example,
accessing parking via a secondary street.
B. Locate off-street parking and other ‘back-of-house’ uses
(such as loading, garbage collection, utilities, and parking
access) away from public view.
C. Ensure utility areas are clearly identified at the development
permit stage and are located to not unnecessarily impact
public or common open spaces.
D. Driveway cuts on the public street should be minimized to
preserve landscaping and on-street parking.

For multifamily, mixed use, and commercial projects:
E. Accommodate off-street parking in one of the following
ways, in order of preference:

Parking accessed at the rear of the building and off the secondary street

• Underground;

• Parking in half-storey (where it is able to be
accommodated to not negatively impact the street
frontage);

Interval

Interval

Interval

• Garages or at-grade parking integrated into the building
(located at the rear of the building); and
• Surface parking in the rear, with access from the lane
or secondary street wherever possible.
F. In cases where publicly visible parking is unavoidable, screen
using strategies such as:
• Landscaping;

• Trellises;
Townhouse architecture expressing intervals of individual units.

• Grillwork with climbing vines; or
• Other attractive
permeability.

screening

with

some

visual

For Townhouses and other ground-oriented building
typologies:
G. Rear-access garage or integrated tuck under parking is
preferred, in general.
H. Centralized parking areas that eliminate the need to
integrate parking into individual units are supported.
I. Front garages and driveway parking are acceptable in
townhouses facing internal strata roads, with the following
considerations:
• Architecturally integrate the parking into the building and
provide weather protection to building entries; and
• Design garage doors to limit visual impact, using strategies
such as recessing the garage from the rest of the facade.
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Site Planning & Landscaping
A. Incorporate easy-to-maintain traffic calming features,
such as on-street parking bays and curb extensions,
textured materials, and crosswalks.
B. Design attractive, engaging, and functional on-site open
spaces with high quality, durable, and contemporary
materials, colors, lighting, furniture, and signage.
C. Locate semi-private open spaces to maximize sunlight
penetration, minimize noise disruptions, and minimize
‘overlook’ from adjacent units.
D. Design internal strata roadways to serve as additional
shared space (e.g., vehicle access, pedestrian access,
open space) using strategies such as:
• High-quality pavement materials (e.g., permeable pavers);
and
• Providing usable spaces for sitting, gathering and playing.

A townhouse frontage with functional, permeable landscaping

E. Use landscaping materials that soften development and
enhance the public realm.
F. Plant native and/or drought tolerant trees and plants
suitable for the local climate.
G. Select trees for long-term durability, climate and soil
suitability, and compatibility with the site’s specific
urban conditions
H. Design front yards to primarily consist of soft landscaping
(lawns, trees, shrubs, gardens). Where practical, no
more than 40% of the front yard will be covered by hard
surfaces.
I. In addition to street trees, to provide shade and unify
the neighborhood, at least one tree per ground-oriented
dwelling unit front should be provided.

Courtyard space with abundant tree plantings and permeable area.
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Drainage
A. In addition to maximizing soft landscaping and permeable
surfaces, each lot will utilize a combination of rain
gardens, ponds, swales, and/or other drainage facilities
to collect and convey stormwater from building roofs and
other impervious surfaces.

Lighting in Public Spaces
Decorative luminaires will be installed on all public streets
and in public open spaces (e.g., parks, greenways, plazas)
according to the following guidelines:
B. Is black in colour and representative of a minimalist,
classic (or modern heritage) aesthetic consistent with
the adjacent images.
A. Adheres to dark sky principles, including down lighting
that is shielded or full cut-off with no up-lighting.

On-site rain garden and drainage area.

B. LED lights for energy efficiency while ensuring a‘ warm
white ’colour temperature (e.g., 2500K-3,500K).
C. In all on-street locations, incorporates power outlets.
D. On Ware Road adjacent to Mixed Use sites and on
Lantzville Road,, incorporates pedestrian-level fixtures
and banner mounting brackets.

Modern luminaire with dark sky-friendly lighting , classic aesthetics, and
brackets for banners and flower baskets.

Dark sky lighting along a public greenway
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3.7 GHG EMISSIONS REDUCTION PLAN
OVERVIEW
Transportation and the built environment both play a key role in helping
communities transition towards a low carbon future.
The redevelopment of Lantzville village is an opportunity to not only create a
compact, walkable area that reduces our reliance on automobiles and fossil fuels
but also utilize high performance buildings and other sustainability strategies.

STRATEGIES
Lantzville Village GHG Emissions Reduction Plan is focused on achieving practical
and meaningful climate action in the eight areas outlined below.

1. Village Commercial & Mixed Uses

Multi-family adjacent to commercial village

In smaller communities in British Columbia the transportation sector is typically
the largest emitter of GHG emissions as people travel in vehicles to shop, work or
other daily activities. Creation of a vibrant village core with a variety of commercial
and institutional uses will greatly reduce the need to travel to adjacent centres
and thereby reduce GHG emissions. Surrounding the village core with a higher
residential density will encourage people live and walk to

STRATEGY #1
1.1 Support for the village core and encouragement to buy and shop local
in order to reduce GHG emissions from the transportation sector.

2. BC ENERGY STEP CODE
The Step Code is a province-wide performance standard requiring new buildings
to attain higher energy performance by meeting set targets for the building
envelope, mechanical system efficiency and airtightness. Energy modeling
software and on-site air tightness testing is used to demonstrate Step Code
compliance, indicating that the building meets the required performance level at
the pre-construction stage as well as project completion.
The Province has signaled that the base BC Building Code will increment over the
next three update cycles, to reach the top Steps of the code – a “net-zero energy
ready” performance level – by 2032.

High performance multi-family building

STRATEGY #2
2.1 Follow the BC Energy Step Code as the incremental steps are adopted
by the District of Lantzville Building Department.
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3. BIKE PARKING
Providing on-site bike parking in multi-unit residential projects promotes bicycling
as an active transportation and low carbon alternative to the vehicle. The District
has best practice minimum requirements for bike parking.

STRATEGY #3
3.1

Provide on-site bike parking at the rates described in the Zoning Bylaw.

4. ELECTRIC VEHICLE CHARGING
Electric Vehicles are becoming more prevalent across Canada, BC, and on
Vancouver Island, and the Provincial government has adopted an EV mandate
stating that by 2040 all cars and trucks sold in the province will be EVs. Most
EV charging occurs at home, and access to ‘at home’ charging is a critical factor
determining whether households will adopt an EV. Acknowledging this, the
District has best practice minimum requirements for EV charging stations.

Bike racks outside of a mixed-use building

STRATEGY #4
5.1

Provide on-site EV charging at the rates described in the Zoning Bylaw.

5. CAR SHARING
Car sharing platforms provide access to a shared rather than a private fleet of
automobiles distributed in the region. Participation in such services induces
changes in mobility behaviour as well as vehicle ownership patterns that
could have positive environmental impacts including GHG emission reduction.
Additionally, car sharing may reduce the amount of parking required by new
developments, increasing the amount of usable floor space.

STRATEGY #5
7.1

Provide opportunities for car sharing, especially in mid-rise buildings
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Car share cars adjacent to a large employer

3.8 AGE-FRIENDLY PLANNING
AGE-FRIENDLY LANTZVILLE
In 2020, the District developed an Age-friendly Plan, which included a list of
strategies for the District of Lantzville to pursue, alone and in collaboration with
the community and other partners.
The Village South SAP satisfies a number of the objectives of the Age-friendly
Plan, including:
A. Improve the accessibility of and amenities in outdoor spaces in Lantzville.
• New parks will be universally accessible and include amenities for all ages and
abilities.

B. Improve the accessibility of buildings in Lantzville.
• New buildings will be meet current accessibility standards, which existing buildings
in the village often lack.

C. Encourage a safe and integrated network of roads, transit, bike routes and
pedestrian realm, for people of all ages and abilities.

A seniors-oriented co-housing project

• The transportation network includes a highly integrated network of accessible
sidewalks, bike routes, and trails.

D. Improve the accessibility and age-friendliness of transit.
• New transit stops will be universally-accessible and more friendly to those with
mobility challenges.

E. Support more affordable, and accessible housing options for older adults in
Lantzville.
• A range of new housing options, including more attainable units, will be provided in
the plan area.

F. Improve the accessibility standards of housing in Lantzville.
• New residential units will be meet current accessibility standards, which existing
buildings in the village often lack, and include some adaptable units.

Accessible and connected trail system

District of Lantzville

AGE-FRIENDLY PLAN
ASSESSMENT & ACTION PLAN | DEC 2020

The Age-friendly Plan was completed in 2020
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4. NEIGHBOURHOOD
INTEGRATION &
BENEFITS
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4.1 RESPONSE TO NEIGHBOURHOOD
The subject properties offer a unique context and
opportunity from which to design the expansion of an
existing village core while also creating a complementary
residential neighbourhood. The SAP strives to not only meet
the policies of the OCP but also mitigate impacts on and
strengthen integration with adjacent neighbourhoods.

KEYS TO INTEGRATION
A. Land Use & Density Transitions
• The plan is consist with OCP direction for land uses and
location of more intensive uses.
• Ground-oriented residential (e.g., townhouses, singleunit, cluster housing) have been located adjacent to the
existing single-family neighbourhood to the west.
• More intensive residential, commercial, and mixed use
buildings have been located adjacent to major roads
or parcels within a Special Plan Area – and so with a
comparable existing or future land use.

B. Landscape Buffers
• As directed in the OCP, a minimum 15m landscape buffer
has been located at the western edge of the site, adjacent
to existing single-family lots.
• Additionally, a minimum 15m landscape buffer has been
located at the southern edge of the site, adjacent to the
highway.

D. Street Trees, Landscaping, and Forested Backdrop
• The plan incorporates street trees for all of their multifaceted benefits, including beautification and integration
of the natural environment. Moreover, over time, street
trees, new greenways, landscaped buffers, large parks,
and a focus on on-site landscaping will provide a strong
link between the “forested backdrop” of the area and the
development itself.

E. Traffic Calming
• Narrow travel lanes, on-street parking, street trees,
shorter building setbacks, and curb bulbouts will all
contribute to physically and perceptually calm traffic and
lower speeds on new and existing roads.

F. Sidewalks and Neighbourhood Connections
• While using landscape buffers, park areas, and density
transitions to soften the interface with single-family
neighbourhoods, the plan also includes numerous trail
connections to these areas, creating strong walking
and cycling routes to/from the village for the wider
community.
• Additionally, sidewalks will be provided throughout
the site, improving pedestrian comfort and safety and
providing options for transportation and recreation in the
village area.

C. Green Spaces & Trail Network
• The plan includes an extensive trail network, within public
parks and public rights-of-way, that creates strong active
transportation connections to/from and across the site.
• A large community park is provided on the west side of the
site, This will provide opportunities as a new community
gathering place, with play spaces, seating areas, and
areas for passive and active recreation, based upon future
community input.
• Adjacent to the above park, a new community playing field
is provided in close proximity to the school, the school
playing fields, and existing single-family homes.

Sensitive multifamily architecture integrates well with single-unit

• A neighbourhood park is also provided in the centre of the
site, providing a playground and park space within an easy
walking distance of all residential units.
• An abundance of additional private green space will be
provided throughout the site, complementing the ‘green’
aesthetic of Lantzville and its surroundings.

Trails enhance mobility and safety for all ages
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4.2 TRAFFIC IMPACTS
The following is an overview of key development impacts and benefits.

TRAFFIC & PARKING
As noted in previous sections, the proposal seeks to not only minimize potential
traffic impacts but also benefit the pedestrian and cyclist environment in the
immediate area. The proposed road network focuses on traffic calmed streets
with narrow travel lanes and pedestrian connectivity and comfort – via sidewalks,
street trees, trails, and greenways.
Watt Consulting Group (Transportation/Traffic) undertook a Traffic Impact
Assessment (TIA) for the proposal. The TIA demonstrates that the long-term
level of service (LOS) of key intersections – both in the village and at the Highway
19/Ware Road intersection –remain at an LOS D or better. Along Ware Road, two
single-lane roundabouts are proposed (at Lantzville Road and Ware Road and at
Ware and a new main access road): the TIA concludes that these intersections
will remain at a Level-of-Service A (highest) for all movements in the long term.
The TIA includes four recommendations:
• Developer to install single lane roundabouts at Lantzville Road / Ware Road and
Ware Road at the main site access.
• Developer to upgrade Ware Road and Lantzville Road along the site frontages to
meet the standards set out in the District’s bylaws, including a separated bike path
or multi-use trail along the Ware Road site frontage.
• Developer to work with RDN Transit to identify future additional transit infrastructure
in proximity to the development.
• Ensure internal roads are designed for the intended use of the road and not
overbuilt.

The TIA also suggests that the District should consider:
• Reducing the speed limit on Lantzville Road reduced to 30km/h south of Wiles Road

The site design seeks to further minimize the impacts of parking on the
pedestrian experience and public realm in the village. On-street parking will be
surrounding by street trees and landscaped curb bulbouts; underground and
under building parking will be utilized on multi-family and mixed use sites; and rear
yard, screened, and tuck-under parking will be utilized on townhouse sites. All of
these strategies will reduce the impacts of vehicles in the village and increase
the aesthetic nature and ‘green’ feeling of the proposal.
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4.3 BENEFITS & AMENITIES
PUBLIC AMENITY PACKAGE
Lantzville Projects Ltd. is seeking to help re-establish and re-invigorate
Lantzville’s village core through a vibrant mix of compact housing and mixed use /
commercial development.
One of the major advantages of compact, sustainable land use patterns is the
ability to provide more and higher quality public benefits, services, and amenities
to more people within closer proximity.
The vision of the landowner for the site is consistent with that of the OCP – a
desire to create a vibrant, livable village and residential neighbourhood with a mix
of housing types, services, and amenities within walking distance, while providing
significant public lands and green spaces.

Project Benefits
Benefits are positive indirect contributions that the proposal provides to the
community as a whole as well as at the neighbourhood level. The development
offers the following benefits:
• Revitalization and enhancement of Lantzville Village
• Greater local business viability in the village (more nearby housing)
• New grocery store and mixed use development sites with retail/commercial units
• Revitalized streetscapes

• Housing
• Mix of housing types (e.g., single-unit, cluster housing, townhouse, apartment)
• Mix of housing tenures (i.e., rental, fee simple ownership, strata ownership)
• More attainable housing options throughout
• Seniors supportive housing

• Increased Tax Revenue
• Compact, economically-sustainable land use pattern
• Increased District tax revenue from increased residential/commercial densities

Village South Special Area Plan | 51

Project Amenities
In addition to providing the benefits (previous page), the developer will also
provide several in-kind and cash Community Amenity Contributions (CACs).
In considering the land lift for these sites (i.e., the increase in land value as
a result of rezoning), any potential increase in development value should be
considered alongside the value of the public lands and amenities being provided.
For this project, these include:
A. Community Lands
• Dedication of a 1.00 hectare (2.5 acres) parcel of land to the District for a
future civic/community use.
B. Public Parks and Park Amenities
• Dedication and construction of a 1.33 hectare (3.3 acres) parcel of land as a
public park for use as an additional playing field, adjacent to the school (app. $1M
in construction).
• Dedication of a 0.76 hectare (~1.2 acres) parcel of land to be utilized by the
District for a multi-purpose community park.
• Dedication of a 0.50 hectare (1.25 acre) parcel of land to be utilized by the
District for a multi-purpose neighbourhood park.
• Dedication and construction of 0.7 hectares (1.7 acres) of additional publiclyaccessible trails and greenways throughout the site.

C. Cash Contribution
• Direction contribution of $3,000 per residential unit to the District (app. $1.56M).

D. Other
• Provision of gateway signage on each of the two roundabouts to be constructed.
• Construction of a multi-use path from the south extent of the site, along Ware
Road, to the Island Highway.

FRONTAGE & STREETSCAPE
IMPROVEMENTS
In addition to providing the listed benefits and amenities, the landowners will also
construct the following frontage/streetscape improvements based on the street
designs provided in this document and in accordance with District bylaws.
• Construction of Ware Road improvements adjacent to the subject site 		
(full cross-section).
• Construction of all new public roads						
(full cross-section)
• Construction of Wiles Road improvements adjacent to the subject site		
(site frontage only)
• Construction of Lantzville Road improvements adjacent to the subject site
(full cross-section)
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5. OCP CONSISTENCY
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5.1 OCP CONSISTENCY
The below table demonstrates the proposal’s commitment
to the OCP policies for the Village South Special Plan Area.
The left-hand columns present the relevant SPA policies,
whereas the right-hand column summarizes how the

policies are integrated into the proposed Special Area Plan:
See Section 2.1 for an overview of relevant OCP Goals and
the proposed responses..

OCP POLICIES TO BE INTEGRATED INTO THE VILLAGE SOUTH SAP
POLICY #

POLICY

RESPONSE

11.1.2 #2

Close to Ware/Lantzville Roads, a range of commercial, residential and small-scale
seniors supportive housing uses, with potential for commercial under residential.
(The Village Commercial Core SPA policies also apply and encourage mixed use.)

Mixed Use, Commercial, and Mixed Use
Zoning (including Seniors Supportive
housing) zoning near Ware/Lantzville Roads

11.1.2 #3

In the remainder of the SPA, single-unit housing, multi-unit housing, small-scale
seniors supportive housing, and park and open space land uses. Seniors-oriented
housing, either community care or small-scale independent living, are encouraged.

Residential zones with a range of housing
types provided in the remainder of site

11.1.2 #4

Development within this SPA will include high-quality pedestrian environments as
outlined in the Development Permit Guidelines.

Street sections and design guidelines focus
on high-quality pedestrian environment

11.1.2 #4

Vegetated buffers to provide privacy to existing adjacent residential properties.

Vegetated buffers will be provided

11.1.2 #5

Development with uses and densities that strengthen the vitality of the Village,
provide housing for singles, families, and seniors, improve pedestrian mobility, and
enhance the viability of public transit and other services.

Residential zones provide a range of housing
types and increased densities to support a
vibrant and viable village core

11.1.2 #7

An integrated storm water management plan for the site will be developed to
address storm water flow mitigation, treatment, and infiltration on-site.

Stormwater management strategies
integrated throughout with a focus on the
use of green infrastructure

11.1.2 #8

A lane or road that can be used to access the backs of commercial properties
fronting on the south side of Lantzville Road.

New roadway provided

11.1.2 #10

A limited number of high-quality apartments with underground parking, nestled
into treed buffers.

A limited number of high-quality apartments
will be provided in areas that minimize
impact on adjacent residents

11.1.2 #11

The District encourages the development of small tracts of highly varied housing
types in a one- to two-storey format.

Site divided into small development tracks
with highly varied house types

11.1.2 #12

A continuous treed buffer of at least 15 m width plus adjacent wooded Crown
lands, will be retained along the Island Highway.

Vegetated buffer will be provided

11.1.2 #13

A continuous treed buffer of a minimum 15 metre width shall be provided between
proposed buildings and existing residences along Lancewood Avenue, broken only
by trails and a small-scale winding access road / fire lane.

Vegetated buffer and right-of-way
connections will be provided

11.1.2 #14

A park area and continuous open space and trail corridors (greenways) to connect
the housing areas across Ware Road and to the Village Primary Commercial Core
and Village South SPAs, Seaview School, and adjacent neighbourhoods.

Large community park and neighbourhood
park as well as continuous north-south and
east-west trail connections provided

11.1.2 #15

A park area shall be provided south of the existing school playing fields and will be
a reforested park.

Provided; however, envisioned as future play
fields as per District direction

11.1.2 #16

Trail connections shall extend through the site, connecting Ware Road, Rossiter
Avenue, and the lane extension of Lynn Drive to the school grounds and to the
Village Primary Commercial Core.

Trail connections provided from existing
roads to Ware Road and the commercial
core

11.1.2 #17

A highly improved entrance streetscape for the development and Village on Ware
Road, including medians and boulevards that integrate green infrastructure and
planting, a double or triple row of street trees, as well as multi-use pedestrian /
bicycle trail(s) that provide continuity between the Island Highway, Village Primary
Commercial Core, Seaview School, and adjacent neighbourhoods.

Ware Road redevelopment envisioned and
concept design presented that provides
these elements.
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