
From:
To: Langford Planning General Mailbox
Subject: File Z21-0022
Date: August 15, 2021 12:17:52 PM

Hello,
I’m Alexandros Paravatos, owner and resident of 404- 662 Goldstream Avenue and I’m writing today
to express my opposition to the proposed development on 648-660 Granderson Road.
1) Everybody is aware of the traffic problems especially around the Goldstream/ Veterans Memorial
area and in my opinion the city of Langford should first focus on finding ways to alleviate this
problem before increasing density and keep building huge condo buildings in the downtown core. I
work in Victoria and drive back to Langford during the rush hour (4:00pm – 5:00pm) and sometimes
it can literally take me 15 minutes to drive from the end of Millstream to the Goldstream/Veterans
memorial intersection. That’s a distance of around 2 kilometers. Bringing more people in the
downtown core will only make the problem bigger but it doesn’t look like the city of Langford wants
to focus on how to improve the quality of life of it’s existing residents.
2) The location of the proposed development is not easily accessible. McMurdo is the only way in
and out and there are safety issues. Driving on Goldstream and trying to make a left on McMurdo
during rush hour is a nightmare but it’s even worse trying to make a left from McMurdo to
Goldstream. There is a bike lane and the visibility is limited so increasing the traffic in the area is not
wise in my opinion. If for example the building was accessible from the back that would have been a
great idea but this option is not feasible as the trail and the rails are correctly protected. 
3) During the last meeting of the Committee I called in and mentioned that maybe it would be a
good idea to still build a condo building but maybe a smaller one. The response was that the city
center zone allows buildings 6 stories high. Now, my question is that does this translate that a 6
story building can be raised anywhere in downtown Langford? Even on Granderson road where the
in and out road is narrow and there’s no infrastructure to support the higher traffic in the area? Just
a reminder that this building will bring an extra 80-100 cars in the area. 
4) During the last meeting many people called from locations all around Langford and supported the
project but all the people who called and live in the surrounding areas of the project were opposed
to it. That says something. I’m a supporter of affordable housing and that’s why many people called
in to express their support but it’s easy to support a new development when your quality of life or
property value is not affected. I think that the Committee should focus more on what people who
live in the surrounding areas think as they’re the ones directly affected.
I really hope you reassess this proposed development  and take into serious consideration the
opinions of the people who live around this area. 

Sincerely,
Alexandros Paravatos 
 
 
 



From: Leah Stohmann
To:
Cc: Wolfgang Schoenefuhs
Subject: RE: Proposed development at Granderson Road
Date: July 19, 2021 11:31:00 AM

Hello Allan,
 
Thank you for your email below; Donna forwarded that to me as most of the questions are better
addressed by our department.  I’ve provided some answers to your questions within the body of
your email.  Please feel free to contact us if you have any additional questions.
 
Best regards,
 
Leah Stohmann, MCIP, RPP
Deputy Director of Planning and Subdivision, Approving Officer

250.478.7882 x4409

 

From: Allan Churchill  
Sent: July 15, 2021 3:05 PM
To: Donna Petrie <dpetrie@langford.ca>
Subject: Proposed development at Granderson Road
 
Donna,
 
My wife and I attended the Zoom meeting of the Planning, Zoning and Affordable Housing Committee last Monday
(July 12). Our specific interest being Z21-0022 Granderson Road.
 
We have some questions with which I hope you will be able to assist.
 
1 Can you advise what is the next step in the procedure and can we have input to this step?  Council is reviewing the
recommendation of the Committee at their meeting to be held tonight.  Should Council opt to proceed with the
application, the Public Hearing would be the next step after tonight.  The timing of scheduling this meeting will be
dependant on the applicant providing certain information, but could be scheduled as early as the August 16th

Council meeting, if the information is provided within the next few weeks.
2 We received a letter notifying us of the meeting. How many local people were sent copies of this letter? 355 letters
were mailed.
 
3 What public notices of the meeting were given? The only public notice provided at this stage is the letter you
received, sent to all owners and occupiers within 100m of the properties.  Additional letters, as well as signage on
the property and newspaper ads will be completed in the future, when a formal Public Hearing is scheduled.
 
4 What plans of the Granderson Road development are available to us and how can we access such plans?  You may
view the staff report including some renderings and a site plan of the proposal on our website in the agenda posted
for last week’s Committee meeting:  20210712-PZAH-Agenda-Package-REDACTED.pdf (langford.ca).  The
report is begins on page 62. 
 
5 Can you define 'Affordable Housing' for us? Alternatively, refer us to where we can access the council's
definition.  Council has not adopted a definition of affordable housing; however the general rule of thumb is housing
that costs less than 30% of before-tax household income.  If you are referring to the name of the Committee, this



simply means that this Committee reviews and provides recommendations on matters relating to planning, zoning or
affordable housing.  This generally means land use applications that require council approval, or other policy
matters within these topic areas.  It does not mean that all applications reviewed by the Committee are for
“affordable” projects.  This particular application is for market-priced condos. 
 
On a separate matter we would also be interested to know what plans are available to us regarding the proposed
development along the railway line in Station Avenue. There is also a staff report with some renderings with regards
to this project in the same agenda for which I provided the link above, starting on page 52.  Should you have any
additional questions, our planning technician Wolfgang may be able to answer them for you.  I have included him in
this response.
 
Thank you.
 
Regards,
 
Christine Troubridge and Allan Churchill
658 Atkins Avenue
 
 



From:
To: Leah Stohmann
Subject: Re: Proposed Development at Granderson Road.
Date: August 12, 2021 5:03:48 PM

Leah,

 

Thank you very much for your reply to my previous email.

 

Your explanation of affordable housing is interesting. However, I find it strange that such a
misleading term and a word that does not have a precise definition within the City Council is
used in the name of a particularly important council committee. Without any precise figures
relating to the cost of an apartment/house and precise figures of a buyer’s income, surely
nothing can be described as affordable. It also means that any apartment/house is affordable
by somebody. If the criteria for the type of development considered by this committee is one-
or two-bedroom properties, then surely something more easily understandable should be used
to define this fact. As you say the cost of any housing unit will be placed on the market at
market prices. 

 

It seemed to me that during the re-zoning meeting for Granderson that most of the people
speaking in favour of this development were not from the surrounding area. They all said
remarkably similar things, almost as if they had been prompted. I agree that any resident of
Langford should have their voices heard at council meetings. However, this is obviously open
to abuse by vested interests of whatever kind you care to mention. Even people not wanting
such developments in their own locality. While this is obviously difficult to identify and
indeed more difficult to prevent, I do feel that the committee should place more gravitas on the
voices of residents who are local to the particular development under discussion. Whether this
happens at present is not obvious.

 

On the point of my question regarding members of the committee visiting Granderson, I did
not really expect all the members to be familiar with Granderson or even to have visited the
area. My thoughts behind that question were, 'surely anyone visiting this area would see that
this is an entirely unsuitable and inappropriate location'. Hence, as the committee passed this
application, they obviously had not visited the site. If this is so what information was available
to them which convinced them that the development was appropriate?

 

So, some of my points are directly related to Granderson while others are of a general nature
relating to the planning and development process and also council procedures. In answer to
your question regarding the inclusion of our correspondence with the package being prepared
for the Public Hearing, my answer is yes. Even if some points are of a more general nature, I
feel they all relate to the Granderson development.

 



Thank you for your time.

 

Sincerely,

 

Allan Churchill and Chris Troubridge,

658 Atkins Avenue.

  

On Tuesday, 10 August 2021, 16:59:54 GMT-7, Leah Stohmann <lstohmann@langford.ca> wrote:

Hello Allan,

 

Apologies for the delayed reply; I am catching up on emails after being out of the office.

 

Thank you for your additional comments.  With regards to affordability, this term certainly means different
things to different people.  As I mentioned in my last email, Council does not have an adopted Policy on
this term, but it generally means housing that costs no more than 30% of a household’s gross income. 
Again, the name of the Committee means that they will review policy matters relating to Affordable
Housing, not that all development applications considered by the Committee will result in housing that
meets a certain affordability criteria.  If you are instead referring to the use of this term by other callers at
this meeting, I expect they were referencing the fact that the proposal is for one- and two-bedroom
condos.  So while they will be market priced, this type of product is typically the most affordable option
within the home ownership spectrum.

 

It is very common for people outside of the immediate neighbourhood to be aware of, and even speak to,
the various types of land use applications at both Committee and Council meetings.  It is likely that
residents that don’t directly receive a Notice find out through word of mouth, online sources (i.e. social
media), or even by watching our website for agendas to be posted.  Also, we send notices to both owners
and occupiers of properties within our notification radius, when owners have a different mailing address
than the property.  Regardless, Committee and Council meetings are open to the public, not just to those
residents/owners receiving a notice, so anyone wishing to speak to a particular application may do so. 
Many residents have opinions on development applications not in their local neighbourhood based on
their experiences within the community, their general opinions on how/where growth should occur, and
various other reasons they feel are appropriate.  To my knowledge, the callers for this particular
application were just residents that wanted to express their opinion as opposed to a lobby group of some
sort.

 

The Committee members have a lot of information available to them when they consider development
applications, and how they weigh that information and vote on a motion in relation to the Committee’s
recommendation to Council may differ among the individuals on the Committee.  I am not aware of how
many Committee members visited the site, however as they did add a requirement for the applicant to
complete a traffic impact assessment prior to the Public Hearing, it would appear that either based on



their own experiences with the area and/or the comments expressed at the meeting (or via written
submissions), they felt that this issue warranted additional review.

 

I see in our file that you have submitted a letter for the Committee’s and Council’s information that will be
included in the Public Hearing package for this application.  Do you wish for this correspondence between
us to also be included in the package, or are the questions for your own information?  I have not yet
included them in the package, so if you would like me to do so, please advise.

 

Thank you,

 

Leah Stohmann, MCIP, RPP
Deputy Director of Planning and Subdivision, Approving Officer

250.478.7882 x4409

 

 

From: Allan Churchill   
Sent: July 24, 2021 5:11 PM
To: Leah Stohmann <lstohmann@langford.ca>
Subject: Proposed Development at Granderson Road.

 

Leah,

 

Thank you for your response to my email  of 15 July and the information that you provided.

 

I do have some further comments which follow.

 

1 I found the explanation of affordable housing quite obscure. The term affordable seems to imply
housing that lower income individuals/families will be able to afford. However your definition does not say
that at all. Also the plan document uses the term 'market priced housing'. However this term is a bit
meaningless and does not mean that lower income individuals/families will benefit from this development.
I am in favour of there being housing which is available solely to people of lower income but I find the
term affordable housing misleading in relation to this development. 

 

2 If only local people were informed of the meeting, how is that there were so many people that were not
local that participated?

 



3 During the meeting I tried to make a note of the names and addresses as people identified themselves
to the committee. There were a large number of people who were not local, (some as far afield as Happy
Valley Road and Latoria Avenue). All these people were in support of the project. Most of these people
said no more than 2 sentences and also used very similar wording, e.g. 'Langford needs' and 'affordable
housing'. Quite what that has to do with the affects of this project on the people in the project's locality, I
am not quite sure. Can you tell me what bearing these peoples contribution had on the committee's
decision. 

 

4 Who were the non local people that attended the meeting? Why did the committee allow them to
contribute? Were they part of a lobby group or other organised group? Or were they simply people who
were mislead by the term 'affordable housing' as I alluded to in point 1 above.

 

5 How many members of the committee have visited Granderson Road? Since the meeting I have re-
visited Granderson Road on a number occasions. These visits have made me even more convinced that
the proposed development is not appropriate for the location. At six storeys the building will be much too
high, the traffic generated on the very narrow roads and the traffic volume added to the busy
Goldstream/Veterans junction  will be entirely unnecessary.   The

 

Notwithstanding my support for housing for lower income individuals/families, this project is entirely
inappropriate for the location.

 

Sincerely,

 

Allan Churchill and Chris Troubridge

658 Atkins Avenue

 

 

 



From:
To: Langford Planning General Mailbox
Subject: Notice of Zoning Amendment
Date: August 16, 2021 1:36:17 PM

Attn: City of Langford Planning Department
We received a Notice of Public Hearing for file Z21-0022 which indicates a Zoning
amendment
on Granderson Road.
We believe that our interests are affected by the proposed Bylaw which would allow for
significant construction to take place on Granderson Road.
I am a co-owner of West Coast Creative Spirits Store front and Studio Space, Unit #108 and
#104 688 Granderson Road. Access to our shops is already a challenge for our customers as
they must use McMurdo Terrace to access Granderson Road. Granderson Road is a one lane
road with private parking for the condo complex on one side with the residences to be rezoned
on the other side. It is a tight space to navigate and we often hear complaints from our
customers regarding how challenging it is to access our shops. We are greatly concerned that
construction may obstruct the already compromised flow of traffic offering access to our store.
As a small, community business we have struggled through Covid however we are still
operating and have been looking forward to expanding our services. This can only happen if
we
and our customers can easily access our building.
We ask that any plan for construction take into consideration ease of access to our building
which is imperative to the financial success of our business and our landlords property
investment.
Thank you for your consideration.

Allison Gallant

Business Address:
West Coast Creative Spirits
Unit #108 & #104 Granderson Road.
Langford,BC, V9B 2R8

Home Address:

1120 Braeburn Avenue
Victoria, BC, V9C0K4



From:
To: Langford Planning General Mailbox
Cc: denise blackwell02; amy@gordonngordon.com
Subject: LETTER OF SUPPORT FOR develop a six-storey, 84-unit apartment building on four existing lots on Granderson

Road, just off Goldstream Avenue near Veterans Memorial Parkway.
Date: August 11, 2021 1:16:19 PM
Attachments: Letter of Supoort Aug 2021 Development.doc

Please find the attached letter of support and supporting documentation for this
proposal before Council on August 16th.

Langford City Hall
2nd Floor, 877 Goldstream Avenue
Langford
British Columbia, Canada
V9B 2X8 
 
August 11, 2021
 
LETTER OF SUPPORT FOR develop a six-storey, 84-unit apartment
building on four existing lots on Granderson Road, just off Goldstream
Avenue near Veterans Memorial Parkway.
 
 
Dear Mayor and Council:
 
My wife and I are very supportive of this proposal to be presented at the August 16th Council
meeting as just another example of creating walkable compact communities with a mixed
residential/commercial core in Langford.  We live in a townhouse complex on Massie Drive
and as President of the Strata Council there are also owners of Strata Plan 5417 who hold the
same excitement.
 
We are writing in favour of this development as we believe it is beneficial for Langford for the
following reasons:
 

  <!--[endif]-->Mixed Commercial/Residential Development is the most efficient urban
design – The proposed development by Design Build Services, to build two 12-storey
apartment buildings at 647 Goldstream Ave. in Langford, creating more than 200 units of
housing will be emulating the best practices of urban design.  Empirical evidence has borne
out the mixed commercial/residential development with lower floors dedicated to commerce
and trade and upper floors dedicated to domiciles provide for vibrant and prosperous
communities.  The next most efficacious design concept is followed by adjacent commercial-
residential corridors, such as is emerging along Goldstream Avenue. This type of design was
very common in many parts of Europe and Asia and the eastern Canada and the United States. 
Queen Street in Toronto is only one example of such design dating back over 100 years. 
Moreover, such development has experienced exponential growth once again in many cities
worldwide.   
 
The proposed design fits this model of development very well:
 



  <!--[endif]-->Consistent with Rail proposal to Victoria – The proximity of this
redevelopment to the Langford Station is mutually advantageous to both proposals and
provide further densification for the route.  As per the attached, there is much empirical
evidence that people will not walk beyond a certain threshold to a mass transit station. The
attachment is based on Gravity Modelling/Separation Factors from the Institute of
Transportation Engineers dating back to the 1970s.  
 

  <!--[endif]-->It facilitates greater densification, and helps to curtail urban sprawl.  The
proposed medium to high density structures have the following benefits:

   <!--[endif]-->Reduced Fuel Consumption – This would be achieved by concentrating a greater
number of people in one area rather than promoting a greater number of origin trips that would
be case if the population is dispersed further from the main shopping and commercial areas in
Langford and also Victoria.

   <!--[endif]-->Reduced Emissions- The reduced emissions are a function of the reduced number
of trips under a higher density scenario vis-a-vis the dispersed (urban sprawl) scenario and
also the rail option I mentioned above.

   <!--[endif]-->Aesthetic benefits of more green space – The reduced footprint on the site would
facilitate greater green space for this development than for instance a series of smaller
structures.

  <!--[endif]-->The fewer number of origin and destination trips would also reduce future
rehabilitation and maintenance costs on the existing Langford City road network. 
 

  <!--[endif]-->The proposal fits in with the recommended suggestions of Dr. Avi Friedman
(McGill University) about walkable communities and other principles of Urban Planning. 
Urban planners and economists are united in the basic principle that the most efficient urban
design is the higher density compact walkable communities’ model, where people can choose
to use their vehicles rather than be forced to do to conduct their daily activities.  Moreover,
this model also saves individuals money through reduced operating costs. 
 

  <!--[endif]-->The City of Langford has been very successful in accommodating the demand
among Millennials towards higher density compact communities. There is much empirical
evidence that boomers and the millennial generation, the two largest demographic groups in
North America are converging in a time-of-life moment where what they want is walkable,
compact, higher density, service-rich, transit-oriented communities and destinations.
 

  <!--[endif]-->Finally, as Langford is actively wooing Amazon and other such technological and
warehousing companies to Langford with the potential of over 50,000 highly skilled
(professional) people, it behooves us to consider transportation solutions around mass transit. 
Moreover, such individuals have a higher propensity (most likely Millennials) to use mass
transit.  We should not lose this opportunity to accommodate the burgeoning demand.  
 
 
Once again, I would like to congratulate council on your very progressive yet cautious
perspective on development and growth.  I believe that since Langford has become such an
attractive place to live, due in large part to Council’s foresight. 
 
Sincerely,
 
 
 



Avi Ickovich (Transportation Economist)



Langford City Hall 

2nd Floor, 877 Goldstream Avenue 

Langford 

British Columbia, Canada 

V9B 2X8   

 

August 11, 2021 

 

LETTER OF SUPPORT FOR develop a six-storey, 84-unit apartment 

building on four existing lots on Granderson Road, just off Goldstream Avenue 

near Veterans Memorial Parkway. 

 
 

Dear Mayor and Council: 

 

My wife and I are very supportive of this proposal to be presented at the August 16th Council 

meeting as just another example of creating walkable compact communities with a mixed 

residential/commercial core in Langford.  We live in a townhouse complex on Massie Drive 

and as President of the Strata Council there are also owners of Strata Plan 5417 who hold the 

same excitement. 

 

We are writing in favour of this development as we believe it is beneficial for Langford for the 

following reasons: 

 

 Mixed Commercial/Residential Development is the most efficient urban design – The 

proposed development by Design Build Services, to build two 12-storey apartment 

buildings at 647 Goldstream Ave. in Langford, creating more than 200 units of housing 

will be emulating the best practices of urban design.  Empirical evidence has borne out the 

mixed commercial/residential development with lower floors dedicated to commerce and 

trade and upper floors dedicated to domiciles provide for vibrant and prosperous 

communities.  The next most efficacious design concept is followed by adjacent 

commercial-residential corridors, such as is emerging along Goldstream Avenue. This type 

of design was very common in many parts of Europe and Asia and the eastern Canada and 

the United States.  Queen Street in Toronto is only one example of such design dating back 

over 100 years.  Moreover, such development has experienced exponential growth once 

again in many cities worldwide.    

 

The proposed design fits this model of development very well: 

 

 Consistent with Rail proposal to Victoria – The proximity of this redevelopment to the 

Langford Station is mutually advantageous to both proposals and provide further 

densification for the route.  As per the attached, there is much empirical evidence that 

people will not walk beyond a certain threshold to a mass transit station. The attachment is 

based on Gravity Modelling/Separation Factors from the Institute of Transportation 

Engineers dating back to the 1970s.    

 



 It facilitates greater densification, and helps to curtail urban sprawl.  The proposed 

medium to high density structures have the following benefits:  

o Reduced Fuel Consumption – This would be achieved by concentrating a 

greater number of people in one area rather than promoting a greater number of 

origin trips that would be case if the population is dispersed further from the 

main shopping and commercial areas in Langford and also Victoria. 

o Reduced Emissions- The reduced emissions are a function of the reduced 

number of trips under a higher density scenario vis-a-vis the dispersed (urban 

sprawl) scenario and also the rail option I mentioned above. 

o Aesthetic benefits of more green space – The reduced footprint on the site 

would facilitate greater green space for this development than for instance a 

series of smaller structures. 

 The fewer number of origin and destination trips would also reduce future rehabilitation 

and maintenance costs on the existing Langford City road network.   

 

 The proposal fits in with the recommended suggestions of Dr. Avi Friedman (McGill 

University) about walkable communities and other principles of Urban Planning.  Urban 

planners and economists are united in the basic principle that the most efficient urban 

design is the higher density compact walkable communities’ model, where people can 

choose to use their vehicles rather than be forced to do to conduct their daily activities.  

Moreover, this model also saves individuals money through reduced operating costs.   

 

 The City of Langford has been very successful in accommodating the demand among 

Millennials towards higher density compact communities. There is much empirical 

evidence that boomers and the millennial generation, the two largest demographic groups 

in North America are converging in a time-of-life moment where what they want is 

walkable, compact, higher density, service-rich, transit-oriented communities and 

destinations. 

 

 Finally, as Langford is actively wooing Amazon and other such technological and 

warehousing companies to Langford with the potential of over 50,000 highly skilled 

(professional) people, it behooves us to consider transportation solutions around mass 

transit.  Moreover, such individuals have a higher propensity (most likely Millennials) to 

use mass transit.  We should not lose this opportunity to accommodate the burgeoning 

demand.    

 

 

Once again, I would like to congratulate council on your very progressive yet cautious 

perspective on development and growth.  I believe that since Langford has become such an 

attractive place to live, due in large part to Council’s foresight.   

 

Sincerely, 

 

 

 

Avi Ickovich (Transportation Economist) 



Avi and Nora Ickovich 

134-710 Massie Drive 

Victoria, BC. 

V9B 3A9 

 

 



 

SEPARATION FACTORS AND TRANSPORTATION PLANNING FOR GREATER 

VICTORIA 

 

The attached excerpt from the “Introduction to Transportation Engineering”1 explains how trip 

distribution models and separation models apply to increasing the efficacy of proposed 

solutions to transportation problems facing the Greater Victoria area, through urban planning 

and multi-modal systems.  I chose this earlier version dating back to 1978 to illustrate that the 

precept of URBAN DENSIFICATION was known as a key element of effective transportation 

systems dating back over 30 years ago.  As highlighted (A) in the excerpt and the formulae 

indicate: 

The model distributes a proportion of the trips generated in any zone to all other 

zones on the basis of their relative attractiveness and in an inverse relationship to the 

separations between the zones.  Travel time is the most descriptive measure of 

separation, but cash outlays for tolls, parking and transit fares, and the 

inconvenience of walking and waiting can be included. 

This explains why San Francisco back in 1978 and more recently Portland and many cities 

worldwide have moved towards density and the creation of walkable compact communities.  

The intent is to minimize the negative influence of the separation coefficient.  More 

specifically, walking is inconvenient and very time-consuming if it is beyond a threshold, as 

many people will not walk 4 miles with inclement weather. The same principle applies to LRT 

or Commuter Rail stations, people have a limit as to how far they will walk, cycle, or drive to a 

station and thus we need to keep this in mind as we move towards implementing rails systems. 

Empirical evidence has shown that people (commuters) will walk on average 500m to 1 

kilometer to a transit station, cycle a couple more kilometers, but drive great distances.   

When we refer to higher density we are thus referring to medium density so as to make mass 

transit viable.  High-rises are automatically associated with urban densification which in most 

cases is a fallacy.  We need urban development that is mixed commercial and residential.  

Commercial on bottom and 3 to 5 floors above of residential as is the norm in many European 

and Asian cities is just one development permutation. 

The other interesting aspect of examining the separation coefficient is that its influence can be 

minimized through offering alternative modes of transportation.  People with alternative trip 

modes will have choices in cases where one mode is inconvenient or blocked on any given day.  

This will increase productivity and mobility for health and education appointments as there are 

 
1 Everett C Carter and Wolfgang S Homburger, Institute of Transportation Engineers, “Introduction to 
Transportation Engineering”, Arlington, Virginia, 1978 



fewer missed trips or avoided.  It all comes down to offering choices that are more available if 

we have population clustered around transportation corridors. 

Once again I am referencing a Gravity Model from 1978 to show that the critical elements date 

back to 70s, of which the separation factor is paramount.  Since then many variables have 

come and gone, but the separation factor has remained. Highlighted (B) also shows that 

through urban planning we can create new separation factors when they indicate: 

The assumption is made that the F factors [separation factors in the formula] change 

with time only in response to changes in the transportation network (new separation 

values). 

More specifically, with the advances in telecommunication since 1970s there are alternatives to 

cars that did not exist in the 1970s such as: smartphones, emails, faxes, video-conferencing  

and so on.  In other words, when presented with tolls or higher parking charges, people have 

new separation factors in revised multi-modal transportation systems (networks) in respective 

cities across the world. 

I should note that these principles are still being advocated by transportation economists and 

engineers almost 50 years later as per a recent guidebook promoted by the National 

Cooperative Highway Research Program (NCHRP)2.  In fact, in sections 12.4.3 Walkability. 

12-12 and 12.4.4 Greater Access for Transit-Dependent Populations there are 

recommendations that transportation planning begin to embrace compact walkable 

communities, which is the basis of most of efficient transportation systems. 

What this means is that through density not only can we reduce the separation factor, we can 

change and manipulate it by creating new networks through multi-modal transportation 

choices.  The implications of this premise are significant as they affect our health, mobility, 

educational opportunities, and productivity. 

Recommendations: 

We need to encourage and support multi-modal transportation systems that allow for efficient 

and seamless transfer among the modes. Under this approach people will be able to choose the 

most efficient mode of transportation on any given day (automobile, walking, cycling, and 

transit). Each mode is important. 

 
2 Understanding How to Develop and Apply Economic Analyses: Guidance for Transportation Planners 
Final Guidebook, November 2011.  . Prepared for: National Cooperative Highway Research Program, 
Transportation Research Board of The National Academies 
Toni Horst, PhD, Principal Investigator and Sara Carini AECOM Arlington, Virginia, November 2011 



The point to remember is as populations grow, congested facilities are a productivity drain. 

Without offering alternatives, congested facilities will affect GDP. It’s all about choices to 

create mobility and eliminate impediments to the movement of people and goods and services. 

We need to begin to understand that traffic congestion is not just an environmental issue, it is 

more importantly a huge impediment to productivity. 

 







Attn: City of Langford Planning Department

We received a Notice of Public Hearing for file Z21-0022 which indicates a Zoning amendment
on Granderson Road.
We believe that our interests are affected by the proposed Bylaw which would allow for
significant construction to take place on Granderson Road.

I am a co-owner of West Coast Creative Spirits Store front and Studio Space, Unit #108 and
#104 688 Granderson Road. Access to our shops is already a challenge for our customers as
they must use McMurdo Terrace to access Granderson Road.  Granderson Road is a one lane
road with private parking for the condo complex on one side with the residences to be rezoned
on the other side.  It is a tight space to navigate and we often hear complaints from our
customers regarding how challenging it is to access our shops.  We are greatly concerned that
construction may obstruct the already compromised flow of traffic offering access to our store.
As a small, community business we have struggled through Covid however we are still
operating and have been looking forward to expanding our services.  This can only happen if we
and our customers can easily access our building.

We ask that any plan for construction take into consideration ease of access to our building
which is imperative to the financial success of our business and our landlords property
investment.

Thank you for your consideration.

Carol Foxton

Business Address:
West Coast Creative Spirits
Unit #108 & #104 Granderson Road.
Langford,BC, V9B 2R8

Home Address:
616 Cairndale Road,
Victoria, BC.
V9C 2R2



From: Matthew Baldwin
To: Suzette Chapman
Subject: Fwd: Application No. Z21-0022 Bylaw No. 1994 - Application to Rezone 648, 652, 656 and 660 Granderson Road
Date: August 13, 2021 7:05:55 PM

For filing and PH package.

Thanks

M

Get Outlook for iOS

From: Dave and Cyndy Mullen 
Sent: Friday, August 13, 2021 6:03 PM
To: Roger Wade; Lillian Szpak; Norma Stewart; Lanny Seaton; Denise Blackwell; Matt
Sahlstrom; Mayor Young
Cc: Matthew Baldwin; 
Subject: Application No. Z21-0022 Bylaw No. 1994 - Application to Rezone 648, 652, 656 and
660 Granderson Road
 
Mr. Mayor and Councillors,

I am writing to you in the hope that you will listen to the residents living directly in this area. The
proposed project is not the right fit for this area or the lands it will occupy.  The number one concern
at the July 12 meeting was traffic.  The existing roadway is insufficient to handle the increased
volume of traffic that will result from this approval.  You have Granderson Rd which is two way but
can only accommodate 1 direction of travel at a time.  McMurdo Terr which serves the underground
parking to 662 Goldstream Ave (59 residential units, 5 commercial units) 640, 644 and 647 single
family homes (all with multiple vehicles) and the townhome complex (31 units) at the east end of
McMurdo Terr. By approving this application and the proposed development you will double the
current traffic volume.  This is problematic in that access to and from the area is restricted and
extremely busy now.  Goldstream Ave is 2 lanes at McMurdo Terr and the volumes in both
directions are extremely heavy.  The sight lines at McMurdo Terr / Goldstream Ave are limited with
the parking and the treed boulevard. Add to this the cyclists and pedestrians and you have a recipe
for collisions between vehicles, cyclists and pedestrians, this is a major safety concern.  It is difficult
to get out of this area currently but doubling the amount traffic will result in increased driver
aggression due to the congestion that will happen.  I, along with the residents living directly in this
area experience this problem every day.  However many of you Mr. Mayor and your fellow
councillors may drive by once in a while and think to yourselves that “its not that bad" but living
here experiencing the traffic problems and knowing that you are going to make things worse by
approving this Bylaw and application is incomprehensible.  
I thought that at the July 12 meeting the committee recommended that a traffic study be completed. 
Residents requested and it was requested by Councillor Wade and then the motion was moved by
Councillor Stewart and seconded by Cheryl Brown (citizen appointee).  I did not see any mention or
record of this in the council meeting held Monday July 19, 2021.  Will you be completing a study as
recommended by the committee and requested by the residents of this area?  Will this study be
available for public review?  The traffic study should also be completed by the City of Langford so
that this process is fair and transparent.



If this proposal is green lighted it will set the stage for developers to come in and transform the
remaining 3 single family homes into high density properties and potentially also the
commercial/residential plaza on the corner of Granderson Rd and Goldstream Ave.  It is
unimaginable how bad things will be if this is the end result for our quiet neighbourhood.  However,
The City of Langford will reap the benefits of the development fees and increased tax base.  We will
not benefit from this, we will lose our quiet neighbourhood and future investment.
Something that has not been mentioned is the infrastructure that is currently in place.  This
information is not discussed in the application and is not available to the public on your website and
begs the question can the existing sanitary sewer serving these properties handle an 80% increase in
volume? Is the water main able to handle this increase as well? If the answer to this is no then you
need to say no.
I sincerely hope that all of you use good judgement and common sense when reviewing this
application and choose option 2 “Do Nothing”.

Regards,

David, Cyndy and Krysten Mullen
#301 - 662 Goldstream Ave







Rezoning Bylaw Amendment 
File: Z21-0022 
Bylaw Number: 1994 
 
 
Issue: McMurdo Terrace and Granderson Rd are already at capacity for vehicles – Granderson Rd is a “woonerf” (living 
street), and so, it may not be able to sustain the increased traffic. There needs to be consideration to accommodate the 
additional 84+ residences.   
 
Examination: There needs to be consideration for the additional 84+ residences (105 parking spaces) that will use 
Granderson Rd and McMurdo Terrace.  
 
Currently, Granderson Rd and McMurdo Terrace are narrow no exit streets, servicing 100 – 150 residences, and are at 
capacity. 

• Granderson Rd is a narrow one-way street heading East with a right turn only at Goldstream Ave 

• McMurdo Terrace is a narrow two-way street and is the only option to turn left on to Goldstream Ave 

• Left turns on to McMurdo Terrace from Goldstream Ave are already becoming backed along Goldstream Ave up 
during rush hour 

• McMurdo Terrace is already used during business hours for commercial parking: Garbage Trucks, Mail deliveries, 
Food deliveries, Landscaping trucks, and Moving trucks. 

 
Options & Recommendation: 
Option 1 (recommended): Easement through the Esquimalt and Nanaimo Railway and access from Atkins Ave. This 
option would introduce a turning circle at Atkins Ave and Winster Rd – north side of the proposed site. This alleviates 
the traffic issues along Granderson Rd and McMurdo Terrace, especially should lots 644, 640, 636, 643, and 647 become 
rezoned in the future. 
 

 
 
  



Option 2 (not recommended): Widen Granderson Rd and make it a two-way street. This option would not solve the issue 
but would alleviate some of the traffic that use McMurdo Terrace to enter the region. Residents will be able to enter 
Granderson Rd from Goldstream Ave, however left turns will not be permitted on to Goldstream Ave from Granderson 
Rd. 
 

  
 
Option 3 (not recommended): Do nothing. This option will see traffic on Granderson Rd and McMurdo Terrace increased 
by 84-105 vehicles (84 x 1.25 city parking requirements). McMurdo Terrace will remain the only option for turning left 
on Goldstream Ave for 200 – 300 residences; Granderson Rd, a living street, will remain a narrow one-way street 
servicing 200 – 300 residences. This option provides no future consideration for lots 644, 640, 636, 643, and 647 should 
they become rezoned. 
 
 
Thank you, 
Scott T. 
107-662 Goldstream Ave 
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