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SITE AREA: 6,816.4 SQ.M. (73,370.8 SQFT)
 INCLUDING SPEA & EXCLUDING EXISTING HOUSE SITE (GROSS)

OCP:

SITE STATISTICS 

EXISTING ZONING RESIDENTIAL R1

CIVIC ADDRESS 420 TAMARACK ROAD
COLWOOD, BC

PROPOSED REZONING: CD

UNIT COUNT SYNOPSIS

TOTAL UNITS = 153 UNITS

2ND FLOOR

3RD FLOOR

4TH FLOOR

TOTAL

GROUND FLR

5TH FLOOR

6TH FLOOR

FAR: 2.0 (CD) MINIMUM.

GROSS FLOOR AREA
13,804.3 SQ.M. (148,588.6 SQ.FT) INCL. HALLWAY, STAIRS AND ELEVATORS.
EXCLUDES PARKADE = 2.02

LOT COVERAGE (FOOTPRINT): 50% MAX (CD)

2,772.0 SQ.M. (29,837.4 SQ.FT.)  = 40.7%

PARKING REQUIREMENTS - APARTMENT UNDER URBAN CENTRE AS PER PARKING BYLAW
- 0.8 PER BACHELOR DWELLING UNIT
-1.0 PER ONE BED DWELLING UNIT
- 1.3 PER TWO BED DWELLING UNIT
- 1.5 PER DWELLING UNIT GREATER THAN TWO BEDS
- SMALL CARS = 30% MAX OF TOTAL REQUIRED.

11 3-BEDS X 1.5 = 16.5
39 2-BEDS X 1.3 = 50.7
80 1-BED X 1.0 = 80
23 BACHELOR X 0.8 = 18.4
REQUIRED: 165.6 STALLS

VISITORS:
153 X 0.15 = 22.9 STALLS
TOTAL REQUIRED: 188.6 = 189 STALLS + 1 LOADING STALL.

H/C REQUIRED = OVER 151 STALLS = 3 SPACES PLUS ADDITIONAL SPACE EVERY 50
AFTER 151= 4 SPACES.

PROVIDED:
LEVEL 1: 2 VISITOR STALLS + 1 LOADING
LEVEL 4:  18  VISITOR STALLS
P1:  85 INCLUDING 82 RESIDENTIAL STALLS & 3 VISITOR STALLS
P2: 85 RESIDENTIAL STALLS

TOTAL PROVIDED: 190 STALLS (167 RESIDENTIAL & 23 VISITORS) AND 1 LOADING STALL.
(SMALL CARS = 43 STALLS = 22.6%)

BICYCLE REQUIREMENTS

SHORT TERM BIKE PARKING
REQUIRED - 6 STALLS PER BUILDING
PROVIDED - 6 STALLS

LONG TERM BIKE PARKING
1.0 PER DWELLING UNIT < 60m2 (645 SqFt.)
1.25 PER DWELLING UNIT > 60m2 (645 SqFt.)

86 X 1 = 86
67 X 1.25 = 83.75
REQUIRED: 170 STALLS
MIN. 10% OF REQUIRED TO BE 3.0M L X 0.9M W = 17

PROVIDED:
P1:  80 STALLS (INCLUDING 6 OVERSIZED STALLS)
P2:  16 STALLS (INCLUDING 8 OVERSIZED STALLS)
GF:  74 STALLS (INCLUDING 3 OVERSIZED STALLS)
TOTAL PROVIDED: 170 STALLS

MOBILITY SCOOTER PARKING
REQUIRED: 1.0 PER BUILDING + 1

50 PARKING STALLS
PROVIDED: 1 + 3.4 = 5 STALLS IN P2

3 BEDS 2 BEDS 1 BED TOTAL

1 3
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COLWOOD CORNERS

HEIGHT (MEASURED FROM AVERAGE FINISHED GRADE):  6 STOREYS

HEIGHT (MEASURED FROM AVERAGE NATURAL GRADE): 49.75M (163.2 FT.)

USABLE OPEN SPACE: NOT LESS THAN 5% OF THE SITE AREA = 340.8 SQ.M.(3,668.5 SQ.FT.)
PROVIDED:   472.0 SQ.M. (5080 SQ.FT.) = 6.9%
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Letter of Rationale 

420 Tamarack Road, Colwood BC 
 

1. List any land use/zoning change  
 
The subject property is strategically located within the Colwood Corners area, which the OCP identifies as one of the 
city's primary centres for cultural, civic, economic, and public life. The land use objective for this area is to be a major 
focus of future residential and commercial growth, with the city's greatest residential and commercial intensities and 
scale of development.  
 
The OCP supports multi-unit residential and mixed-use developments in this area, with permitted building forms ranging 
from low-rise to high-rise structures up to approximately 12–15 storeys. The base permitted Floor Area Ratio (FAR) is 
2.0, with a maximum FAR of approximately 4.5. City of Colwood Rezoning this underutilized site from R1 Residential to a 
Comprehensive Development (CD) zone for a six-storey complex aligns with the OCP's vision for increased density in key 
areas. By proposing a development that is well within the permitted density and height parameters, this initiative 
demonstrates sensitivity to the existing neighbourhood context while fulfilling a critical demand for housing in a location 
primed for such transformation. 
 
2. List any density changes  
 
The existing site is currently zoned for low-density single-family residential use under the R1 zone. This proposal seeks to 
rezone the property to a Comprehensive Development (CD) zone to allow for a multifamily building with a proposed 
Floor Space Ratio (FSR) of 2.02. 
 
This change represents a strategic and modest increase in density that supports the City of Colwood’s objectives for 
growth within designated urban centres, particularly within the Colwood Corners area. While the OCP permits densities 
up to 4.5 FSR in this location, the proposed 2.02 FSR reflects a thoughtful and context-sensitive approach to infill 
development—delivering more homes without overwhelming the existing neighbourhood fabric. 
 
By transitioning from a single-family use to multifamily residential, the project will significantly increase the site’s 
housing capacity, supporting the city's housing targets while maintaining an appropriate scale and fit within the evolving 
urban landscape. 
 
 
3. List the type of tenure  
 
The site is proposed to be developed as market apartments or condominiums, depending on prevailing market 
conditions at the time of construction. 
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Given the current volatility and unpredictability in the housing market, maintaining flexibility in tenure is a prudent and 
responsible approach. By keeping both purpose-built rental and market ownership (condominium) options open, the 
project can adapt to meet the most pressing housing needs at the time of delivery—whether that’s responding to 
demand for long-term rental supply or providing attainable homeownership opportunities. 
 
This dual-path strategy ensures that the development remains economically viable, while also aligning with the City of 
Colwood’s broader housing goals. It supports the creation of diverse and stable communities, and helps the City remain 
responsive to shifting economic realities and housing affordability trends without the need for further rezoning or 
delays. 
Ultimately, this approach maximizes the site’s contribution to housing supply in a way that is both market-aware and 
community-focused. 
 
4. List the dwelling unit information  

Description: Multifamily 
Type: Apartment/condominium 
Number:153 

 
REVIEW OF CITY POLICIES 
1. Summarize how the proposal conforms to the applicable designation in the Official Community Plan (OCP)  
 
The subject property is located within the Colwood Corners land use designation in the City of Colwood’s Official 
Community Plan (OCP). This designation encourages higher-density residential and mixed-use development in areas 
identified for future growth, with an intended Floor Space Ratio (FSR) ranging from 2.0 to 4.5, and building heights of up 
to 12–15 storeys, depending on location and context. 
 
This proposal, which includes a six-storey building at a proposed FSR of 2.02, aligns directly with the intent of the 
Colwood Corners designation by contributing to compact, transit-accessible urban growth in a designated development 
node. The inclusion of a range of unit types also supports the OCP's goal of providing a diverse mix of housing options. 
 

 Itemize policies and demonstrate how the proposal achieves these policies 
• Policy 5.1.1 – Compact and Complete Land Use Pattern: 

The development supports a compact and complete community by adding density within a designated growth 
area close to services, transit, parks, and schools. 
 

• Policy 7.1 – Urban Centres and Transit Growth Areas: 
The proposal reinforces Colwood Corners as a vibrant urban centre by introducing higher-density residential 
uses that will support commercial services and improve walkability. 
 

• Policy 7.2.5 – Housing Diversity: 
The proposed building introduces a mix of studio, one-, two-, and three-bedroom units, directly responding to 
the policy’s call for a broader range of housing types and tenures. 
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This development reflects the OCP’s vision for Colwood Corners as a lively, well-connected, and housing-rich 
neighbourhood, while balancing growth with thoughtful design and neighbourhood sensitivity. 
 

Provide a rationale if a change to the OCP is being requested  
No change in OCP designation is required. 
The subject property is already designated Colwood Corners in the Official Community Plan (OCP), which supports the 
proposed form of development—including multifamily residential housing at moderate to high densities. The OCP 
explicitly encourages compact, complete communities in growth areas like Colwood Corners, where infrastructure, 
transit, parks, and services already exist to support additional density. 
 
This application for rezoning is not seeking to alter the land use vision for the area, but rather to implement it in a way 
that is consistent with the City’s long-term planning objectives. The proposal aligns with the Colwood Corners 
designation in terms of land use, built form, height, and density, and therefore no amendment to the OCP is necessary. 
 
This approach reflects a seamless continuation of Colwood’s broader vision for sustainable urban development within its 
identified core growth areas. 
 
2. Summarize how the proposal conforms to other City bylaws, plans and policies  
e.g., Active Transportation Network Plan, Gateway and Triangle Lands Vision and Action Plan, Climate Action Plan, 
Urban Forest Bylaw, Parks and Recreation Master Plan  
 
The proposed development demonstrates strong conformance with a wide range of City of Colwood policies, bylaws, 
and master plans. The site has been thoughtfully designed to reflect both the technical requirements and the broader 
vision set out in key city planning documents: 
 
Zoning and Density Compliance 

• The project proposes a Comprehensive Development (CD) zone with a Floor Space Ratio (FSR) of 2.02, which is 
well within the OCP’s permitted range of 2.0 to 4.5 for the Colwood Corners designation. 
 

• The building height is proposed at six storeys, which conforms with the urban form envisioned for this area—
supporting increased density while maintaining a moderate scale that respects surrounding development. 
 

• The building footprint achieves 50% lot coverage, ensuring appropriate massing and green space integration. 
 

Parking Bylaw Compliance 
• The development strictly adheres to the City’s Parking Bylaw for urban centres: 

o A total of 189 parking stalls are provided (inclusive of visitor, loading, and accessible stalls), which 
precisely meets the required stall count based on unit mix. 
 

o 3 accessible stalls are provided, meeting the threshold for developments over 151 spaces. 
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o 41 small car stalls represent only 21.7% of total parking, well under the maximum allowable 30%. 

 
Active Transportation Network Plan 

• The project incorporates direct pedestrian and cycling connections, including: 
o 6 short-term bicycle stalls per building. 

 
o 170 long-term bicycle stalls. 

 
• The site will provide direct access to the Galloping Goose Regional Trail, a significant enhancement to Colwood’s 

Active Transportation Network, supporting safe and efficient non-vehicular travel. 
 

Transportation Master Plan 
• The site design includes expanded cul-de-sac geometry to meet provincial truck turn-around standards. 

 
• Driveways are strategically integrated with the existing streetscape to minimize visual impact and ensure safe 

ingress/egress. 
 

• The project supports multi-modal travel through proximity to the Blink RapidBus Line 95 and connections to key 
regional roadways. 
 

Climate Action Plan & Energy Step Code 
• The development is designed to meet BC Energy Step Code 3, ensuring improved energy efficiency, reduced 

greenhouse gas emissions, and long-term sustainability—all aligning with Colwood’s Climate Action Plan goals. 
 

Urban Forest Bylaw and Environmental Stewardship 
• The design respects the adjacent Millstream Creek and associated Streamside Protection and Enhancement Area 

(SPEA), ensuring a 16m buffer from natural features and integration of sensitive landscape design. 
 

• Tree retention and landscape planning will reflect the principles of the Urban Forest Bylaw, with further detail to 
be provided at the development permit stage. 
 

Parks and Recreation Master Plan 
• The property is directly adjacent to Gamble Park, a well-used public green space offering residents immediate 

access to passive and active recreation opportunities. Its proximity supports the City’s goals of fostering 
community wellness and ensuring that parks are within walking distance for most households. 
 

• This proposal also contributes to the realization of the City’s vision for interconnected green space networks, as 
outlined in the Parks and Recreation Master Plan. By situating new housing near existing parkland and 
incorporating pedestrian connections, the development helps reinforce walkability, connectivity, and a healthy 
lifestyle. 
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• In addition to Gamble Park, residents will benefit from access to nearby recreation amenities such as: 

o Colwood Creek Park – a natural green space with a paved multi-use trail, playground, and open lawn 
area, ideal for families and casual recreation. 
 

o The Galloping Goose Regional Trail – a major regional corridor that supports cycling, walking, and 
commuting throughout the Capital Region, located just a short distance from the site and integrated 
directly into the development. 

o Royal Colwood Golf Club – located nearby, this private club adds to the recreational character of the 
area and supports the image of Colwood as a well-rounded, amenity-rich community. 
 

o West Shore Parks and Recreation Centre – offering indoor fitness, aquatics, arenas, and playing fields 
just a short drive or transit ride away, it rounds out the spectrum of recreational opportunities available 
to future residents. 

 
This access to a diverse mix of recreational assets aligns with the Master Plan’s goal of providing a wide range of outdoor 
and indoor opportunities that encourage year-round activity and enhance quality of life for all age groups and household 
types. 
 
3. Summarize how the proposal conforms to the Site Adaptive Planning and Design framework in the OCP  
 
While the Site Adaptive Planning and Design framework in the OCP specifically applies to Greenfield, Hillside, and 
Shoreline development areas, this site does not fall into any of those categories. As such, the formal requirements of the 
framework are not applicable. 
However, the project still embraces the spirit and intent of site-adaptive design principles through a number of sensitive 
and responsible planning strategies, including: 
 

• Retention of the existing single-family home, which reduces site disturbance and preserves the embodied 
carbon of the original structure. 
 

• Respect for natural site features, including the adjacent Millstream Creek and its designated Streamside 
Protection and Enhancement Area (SPEA), which is maintained with appropriate setbacks and protected through 
sensitive site planning. 
 

• Compact footprint and efficient land use, limiting lot coverage to 48% and avoiding unnecessary land alteration, 
while delivering much-needed housing within an already urbanized area. 
 

• Strategic placement of buildings and access points to preserve the character of the neighbourhood, manage 
views, and minimize the visual impact of new development on adjacent homes. 
 
 

Docusign Envelope ID: B01E93CF-1E80-499E-851F-B851D867FB89

Page 34 of 202



 
 

 

Although the site does not trigger the technical requirements of the Site Adaptive Planning and Design framework, the 
proposal reflects a context-aware, environmentally conscious, and community-minded approach to development that 
aligns with the broader goals of the OCP. 
 
PROJECT BENEFITS AND AMENITIES  

1. Highlight any economic, environmental, and social benefits to the city and neighbourhood  
 

Economic Benefits: 
• Job Creation: The proposed development will inject immediate economic stimulus into the local construction 

sector, creating jobs and supporting related industries. Upon completion, the increased residential population 
will provide a sustained boost to local businesses, restaurants, and services, helping Colwood’s economy thrive. 
 

• Increased Tax Revenue: The introduction of a multifamily complex, in addition to retaining the existing single-family 
dwelling, will substantially increase the assessed value of the property. This expanded tax base enables the Colwood to 
reinvest in public infrastructure, community amenities, and essential services, benefiting all residents. 

 
Environmental Benefits: 

• Sustainable Living: The proposed development strongly aligns with Colwood’s environmental priorities by 
promoting compact, higher-density housing in an already serviced urban area. This approach minimizes land 
consumption and preserves outlying greenfield areas. The project will be constructed to meet or exceed BC 
Energy Step Code 3, demonstrating a commitment to improved energy efficiency, building performance, and 
long-term environmental stewardship. This results in lower greenhouse gas emissions, reduced energy 
consumption, and healthier living environments for residents. 
 

• In addition, the property lies in proximity to Millstream Creek, a valuable natural corridor that supports local 
biodiversity and plays an important ecological role in the region. The development team is sensitive to the 
presence of this natural feature and will ensure appropriate environmental protection measures are integrated 
into the site design and construction process. This includes stormwater management strategies that help 
preserve watershed health, and landscaping practices that complement and enhance the existing ecosystem. 
 

• Retention of Existing Home: The project retains the existing single-family dwelling on-site, a conscious environmental 
decision that minimizes demolition waste and preserves the existing structure. This approach reflects a thoughtful balance 
between growth and conservation. 

Social Benefits: 
• Diversified Housing Options: By introducing 153 new units to Colwood, the proposed development directly 

responds to the city’s call for more diverse and inclusive housing. The project offers a balanced mix of studio, 
one-bedroom, two-bedroom, and three-bedroom units, ensuring that the community can meet the needs of a 
broad demographic spectrum. 
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o Studio and one-bedroom units are ideal for young professionals, students, and individuals seeking 
affordable, low-maintenance living options in a vibrant, transit-connected area. 
 

o Two-bedroom units provide flexibility for young couples, roommates, and small families, offering space 
for growing households without sacrificing proximity to urban amenities. 

o Three-bedroom units cater to larger families or multi-generational living arrangements—something 
increasingly important in today’s housing market, where demand for family-oriented rental housing is 
growing. 
 

• This thoughtful unit composition not only enhances housing choice but also helps build a diverse, multi-
generational, and socially connected neighbourhood—an important goal reflected in Colwood’s Official 
Community Plan. 

2. Highlight any public amenities included in this development  
e.g., Playgrounds, public art, streetscape improvements, community gardens, conservation areas, park dedication  
 
Public amenities and community benefits will be identified and refined as the project advances through the detailed 
design and development permit stages. We are committed to working collaboratively with Colwood to ensure the final 
design includes meaningful contributions that align with policy objectives and enhance the surrounding public realm. 
 
The development is being approached with a strong emphasis on livability, walkability, and neighbourhood integration, 
and public amenities will be designed to complement those goals. Emphasis will be placed on delivering enhancements 
that support community connection, accessibility, and alignment with the City’s vision for Colwood Corners as a vibrant, 
people-oriented urban centre. 
 
NEED AND DEMAND  
1. Describe how the proposal meets an identified need in the City’s Housing Needs Assessment  
 
Colwood's Housing Needs Assessment has identified a pressing demand for multifamily housing options to 
accommodate the city's growing population. This development directly responds to this need by providing 153 new 
units, thereby contributing to the alleviation of housing shortages and supporting the city's strategic objectives for 
residential growth in the Colwood Corners area. 
 
2. Describe how the location meets a need or demand which is not met in land that is already zoned for the proposed 
use. 
 
The subject property is strategically located within the Colwood Corners area, a focal point for urban development as 
outlined in the Official Community Plan. Rezoning this underutilized site from R1 Residential to a Comprehensive 
Development (CD) zone for a six-storey complex optimizes land use in a way that current zoning does not permit, 
unlocking much-needed housing supply in a transit-accessible, infrastructure-ready location. 
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Importantly, while the OCP and associated policy framework would support a Floor Space Ratio (FSR) of up to 4.5, this 
proposal seeks a more modest 2.02 FSR. This reflects a deliberate and thoughtful response to the surrounding 
neighbourhood context, prioritizing compatibility with adjacent residential uses and maintaining a respectful urban 
scale. By taking a measured approach to density, the project balances Colwood’s need for housing with community 
sensitivities—an approach that underscores the applicant’s commitment to responsible, context-aware development. 
This initiative not only aligns with the City's vision for smart growth and intensification in key areas, but also 
demonstrates how higher-density housing can be delivered sensitively and successfully within established 
neighbourhoods. 
 
NEIGHBOURHOOD  
1. Detail what is unique about the site to warrant rezoning  
e.g., Lot size, topography, context, existing site, neighbouring development  
 
The property presents a unique and highly suitable opportunity for rezoning due to a combination of its size, location, 
context, and underutilization. 
 

• Large Lot Size: At 6,763 square metres (1.67 acres), the site is significantly larger than surrounding single-family 
parcels, making it one of the few remaining lots of this scale within the Colwood Corners area. This generous size 
provides the flexibility to accommodate multi-unit housing with appropriate setbacks, parking, open space, and 
landscape buffers, without overburdening the site. 
 

• Underutilized Land: The site is currently developed with a single-family dwelling, which represents a very low-
intensity use of land that has been identified in the OCP as appropriate for higher-density, urban residential 
development. Rezoning would unlock the full potential of the site in alignment with the City's strategic goals. 

 
• Strategic Urban Context: Located within the Colwood Corners growth area, the site is within walking distance of 

parks, schools, commercial services, and high-frequency public transit. This makes it an ideal candidate for 
intensification under smart growth principles—delivering more housing where infrastructure already exists to 
support it. 

 
• Neighbouring Transition Potential: The property is adjacent to both established residential neighbourhoods and 

parcels that are expected to redevelop over time in accordance with the Colwood Corners designation. This 
creates a logical transition site—where medium-density development can serve as a buffer between low-density 
areas and future higher-intensity uses along key corridors. 

 
• Environmental Sensitivity with Opportunity: The site's proximity to Millstream Creek and the associated 

Streamside Protection and Enhancement Area (SPEA) adds environmental context that the project is designed to 
respect. At the same time, this natural amenity adds significant value for future residents and contributes to the 
overall livability of the proposed development. 
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These factors together make the site exceptionally well-suited for rezoning. The proposal represents a responsible, 
forward-looking response to Colwood’s housing needs—achieved through thoughtful intensification of a site that is both 
underutilized and ideally located for growth. 
.  
 
2. Detail how the proposed development positively relates to the neighbourhood  
 
The proposed development has been carefully designed to respect the character of the surrounding neighbourhood 
while delivering on the City’s broader goals for growth and intensification within the Colwood Corners urban centre. 
 

• Context-sensitive Design: Although the proposal includes a six-storey building, the massing has been 
strategically stepped back so that the Tamarack Road-facing side appears as only three storeys. This thoughtful 
design decision reduces the visual impact from the street and preserves a more residential-scale aesthetic that 
complements adjacent homes and the broader neighbourhood fabric. 
 

• Transition in Scale: The building form provides a gentle transition in height and density from existing single-
family homes toward more urban uses envisioned in the Colwood Corners OCP. This aligns with smart growth 
principles and the City’s vision for walkable, complete communities that evolve in a respectful and balanced 
way. 

 
• Enhanced Connectivity: The development has been planned to enable pedestrian access to adjacent Gamble 

Park, which offers a valuable public green space for both new and existing residents. The proposal also 
anticipates the potential to link into the Galloping Goose Regional Trail, offering safe, convenient access to one 
of the region’s most significant active transportation corridors. These connections reinforce community 
integration and promote healthy, car-light lifestyles. 

 
• Complementary Urban Form: The site’s generous size allows for adequate building setbacks, landscape buffers, 

and open space—all of which contribute to a visually appealing and functional development that adds to, rather 
than overwhelms, the existing neighbourhood character. 

 
In all, the proposal reflects a sensitive and forward-thinking design approach—one that responds to the needs of a 
growing city while maintaining respect for the people, places, and values that define the existing community. 
 
 
3. Detail the existing and proposed land uses surrounding the site 
 
The development is situated in a diverse and evolving residential context, bordered by a mix of land uses that reflect the 
transitional nature of the Colwood Corners growth area. 
 

• To the North-East, the site borders an existing low-income rental townhouse complex, contributing to the area’s 
affordable housing stock. The proposed development complements this use by introducing purpose-built market 
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rental or ownership units, creating a broader spectrum of housing options and supporting a more 
socioeconomically diverse community. 

 
• To the South, the property is adjacent to two single-family homes, representative of the area's traditional low-

density residential pattern. The project has been carefully designed to transition respectfully from this lower-
density form, with stepped massing and residential-scale frontage along Tamarack Road to reduce visual impact 
and preserve a compatible streetscape. 

• To the North-West, the property shares a boundary with Gamble Park, a public green space that will serve as an 
immediate recreational amenity for future residents and a key connection point for the broader community. The 
development is designed to enhance walkability and facilitate access to Gamble Park, further supporting public 
use and activation of the space. 

 
• To the North, the site is bordered by Millstream Creek and its designated Streamside Protection and 

Enhancement Area (SPEA). This natural corridor adds ecological and recreational value to the site, and the 
proposal includes appropriate buffers and design responses that protect and celebrate this important 
environmental feature. 

 
The proposed land use—multifamily residential within a comprehensively designed mid-rise form—aligns with the vision 
for the Colwood Corners area as a complete, mixed-use, and transit-oriented neighbourhood. It acts as a bridge between 
lower-density housing, natural amenities, and evolving urban nodes, positioning the site as a cornerstone of thoughtful 
growth in this key area of the city. 
  
4. Detail the available transportation options  
 
The proposed development benefits from a variety of transportation options, enhancing connectivity for residents: 
 

• Public Transit: The site is in proximity to major transit routes, including the Blink Rapid Bus Line 95, which 
commenced service on April 10, 2023. This line connects Langford, Colwood, View Royal, Saanich, and Victoria, 
offering efficient and rapid transit options for commuters.   
 

• Active Transportation: Colwood's Active Transportation Network Plan aims to improve infrastructure for cyclists 
and pedestrians. The development will integrate with planned improvements, promoting walking and cycling as 
viable modes of transport.  
  

• Road Network: The site's location offers easy access to major roadways, facilitating convenient vehicular travel 
to and from the development. 

 
5. Detail any existing neighbourhood amenities  
e.g., Playgrounds, public art, streetscape improvements, community gardens, conservation areas, park dedication  
 
The development is situated in a well-established neighbourhood enriched with various amenities: 
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• Parks and Recreation: The area boasts several parks and trails, aligning with Colwood's Parks & Recreation 

Master Plan, which envisions a network of interconnected green spaces that support health, well-being, and 
community connection. The subject property is directly adjacent to Gamble Park, providing immediate access to 
a recreational amenity. In addition, nearby destinations like Colwood Creek Park and the Galloping Goose 
Regional Trail offer residents further opportunities for walking, cycling, play, and relaxation in natural settings. 
These facilities collectively contribute to an active, family-friendly neighbourhood environment. 

• Educational Institutions: Proximity to schools and educational centers makes the location ideal for families with 
children. 
 

• Commercial Services: Nearby shopping centers, restaurants, and service providers contribute to the 
convenience and vibrancy of the neighbourhood. 

 
IMPACTS  
1. Outline how the development would complement or improve conditions in the surrounding area  
 
The proposed development complements and enhances the surrounding area by delivering the type and scale of 
housing envisioned in the Colwood Corners designation of the Official Community Plan. By increasing residential density 
in a designated growth node, the project supports Colwood’s goals for compact, walkable communities that optimize 
existing infrastructure and services. 
Specifically, the development: 
 

• Introduces a balanced form of urban density that respects the surrounding residential context through scaled 
massing and design treatments that reduce perceived height and maintain visual continuity along Tamarack 
Road. 
 

• Promotes connectivity by improving access to existing amenities such as Gamble Park and potentially linking to 
the Galloping Goose Regional Trail, enriching the neighbourhood’s walkability and recreational accessibility. 

 
• Activates underutilized land by transitioning it from a low-density, single-family parcel to a vibrant, multi-unit 

housing development that contributes to housing diversity and long-term community sustainability. 
 

• Improves the streetscape and public realm through landscaping, organized access points, and urban design 
enhancements that elevate the appearance and function of the immediate area. 

 
Overall, the development supports smart growth, encourages community livability, and contributes to the vibrancy and 
resilience of Colwood’s evolving urban core. 
 
2. Outline any other effects this proposal would have on the immediate neighbours, including the displacement of 
existing tenants 
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There are no residential tenants on the subject property, and therefore, no displacement will occur as a result of the 
proposed redevelopment. The existing single-family home is owner-occupied and will be retained as part of the 
development, further reinforcing the applicant’s commitment to sensitive intensification and community continuity. 
 
The site is uniquely positioned, bordered on two sides by Millstream Creek and Gamble Park, which act as natural 
buffers between the proposed development and the broader community. The property directly abuts only three 
residential lots—two single-family homes and one multi-unit townhouse complex. 
 
The project has been designed with these neighbours in mind: 

• Setbacks and building orientation help maintain privacy and reduce massing impacts on adjacent homes. 
 

• The design presents as only three storeys along Tamarack Road, preserving the residential character and 
minimizing disruption to the existing streetscape. 

 
• Traffic, noise, and light impacts have been carefully considered, with access points and circulation designed to 

maintain neighbourhood livability. 
 
In summary, this proposal offers a low-impact, high-benefit form of residential intensification that both complements its 
surroundings and preserves the integrity of the existing neighbourhood. 
 
BUILDING/SITE FEATURES  
1. Highlight the unique features that respond to the City’s areas of priority  
e.g., Low carbon plan, urban forest strategy, site adaptive planning  
 
While the site is not formally categorized under the City’s Site Adaptive Planning framework, the proposed development 
has been intentionally designed to fit the site and reflect Colwood’s broader planning priorities, including climate 
responsibility, environmental sensitivity, and livable urban form. 
 

• Site-Fitting Design: The massing and orientation of the building have been tailored to suit the irregular lot 
configuration, taking into account surrounding land uses, existing grades, and environmental constraints. By 
placing the six-storey form toward the interior of the site and stepping the height down to three storeys along 
Tamarack Road, the design minimizes visual impact and ensures a context-sensitive interface with the existing 
neighbourhood. 
 

• Climate Responsibility (Low Carbon Plan): The project is being designed to meet BC Energy Step Code 3, which 
supports the City’s Low Carbon Resilience (LCR) goals by improving energy efficiency, reducing greenhouse gas 
emissions, and lowering long-term utility costs for residents. High-performance building envelope strategies and 
efficient mechanical systems will further contribute to the City’s climate action targets. 

 
• Environmental Stewardship and Passive Protection: The site borders Millstream Creek, and the proposed 

development includes appropriate setbacks and maintains the Streamside Protection and Enhancement Area 
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(SPEA), respecting the City’s environmental policies and ensuring long-term ecological health. This green buffer 
enhances stormwater absorption, habitat preservation, and the natural aesthetics of the development. 

 
• Urban Forest Strategy Compatibility: While no significant tree removal is proposed, the site design allows for 

meaningful landscaping opportunities and future planting consistent with the City’s Urban Forest Strategy, 
which promotes canopy coverage, biodiversity, and heat mitigation in urban environments. 

 
Although the site does not contain exceptional topographic or ecological complexity, the design team has taken a 
performance-based and principled approach to responding to City priorities. This includes reducing environmental 
impacts, reinforcing livability, and integrating development with the site’s natural and urban context. 
 
CRIME PREVENTION THROUGH ENVIRONMENTAL DESIGN  
1. Describe any incorporated urban or architectural design elements that align with principles of Crime Prevention 
Through Environmental Design (CPTED)  
 
The proposed development incorporates key CPTED principles to enhance safety, visibility, and natural surveillance 
across the site. The design fosters a secure and welcoming environment by integrating the following elements: 
 

• Eyes on the Street & Public Spaces: Ground-floor residential units are strategically oriented with windows and 
entrances facing onto Tamarack Road, Gamble Park, Millstream Creek, common amenity areas, and parking 
courts. This configuration ensures a high level of passive surveillance, allowing residents to naturally observe 
and oversee public and semi-public spaces, which deters unwanted activity. 
 

• Well-Defined Access Points: Pedestrian and vehicular entryways are clearly demarcated and designed for 
visibility, ensuring residents and visitors can navigate the site confidently and safely. The layout avoids hidden or 
obscured access points, reducing the potential for loitering or concealment. 

 
• Lighting and Visibility: The site will be equipped with adequate, pedestrian-scale lighting along walkways, entry 

areas, and parking zones to enhance nighttime visibility and create a sense of safety during evening hours, 
without contributing to light pollution or disrupting adjacent residential uses. 

 
• Activity and Territorial Reinforcement: The placement of amenity areas near building entrances and active 

windows promotes legitimate activity throughout the day and reinforces a sense of ownership and stewardship 
by residents. Defined pathways, landscaping, and architectural elements help distinguish private, semi-private, 
and public spaces to discourage trespassing and promote responsible use. 

 
• Clear Sightlines: Landscaping will be designed to maintain open sightlines along pathways and to/from building 

entries and common areas, avoiding the use of tall shrubs or dense vegetation that could obscure views or 
create hiding spots. 
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By embedding these CPTED strategies into the site’s architecture and layout, the development promotes a safe, secure, 
and comfortable environment for residents, visitors, and the surrounding neighbourhood. 
 
TRANSPORTATION  
1. Describe how the proposal supports and/or implements the Active Transportation Network Plan  
 
The proposed development directly supports the goals of Colwood’s Active Transportation Network Plan  by prioritizing 
safe, convenient, and interconnected non-vehicular travel options for residents and visitors. 

• Enhanced Connectivity: The site has been designed with integrated pedestrian pathways and cycling 
infrastructure that connect seamlessly with the surrounding road network and public amenities. Internal 
walkways link residential entries with the public sidewalk system, Gamble Park, and future access points to the 
Galloping Goose Regional Trail, a key piece of regional active transportation infrastructure. 
 

• Proximity to High-Quality Transit: Located within walking distance of major transit corridors, including the Blink 
RapidBus Line 95, the development enables residents to pair active transportation modes (walking and cycling) 
with efficient regional transit. This proximity makes car-free or car-light lifestyles more viable and supports the 
broader shift toward sustainable multimodal travel. 

 
• Supportive Facilities: The project includes substantial bicycle parking infrastructure, with 170 long-term and 6 

short-term stalls per building, meeting bylaw requirements. These facilities are easily accessible and designed to 
encourage year-round bicycle use for commuting, errands, and recreation. 

 
• Safety and Comfort: Pedestrian and cyclist routes through the site are designed to be safe, well-lit, and clearly 

delineated, minimizing conflict points with vehicles and enhancing user confidence. The site layout also avoids 
unnecessary barriers or obstructions, ensuring smooth, accessible movement for users of all ages and mobility 
levels. 

 
• Reduced Vehicle Dependence: By offering direct access to transit, integrated trail connections, and secure bike 

storage, the development actively reduces reliance on personal vehicles. This aligns with the City’s goals of 
reducing greenhouse gas emissions, minimizing traffic congestion, and fostering healthier communities. 

 
Together, these features demonstrate a strong commitment to advancing the Active Transportation Network Plan, 
ensuring that this project not only delivers housing but also helps shape a connected, people-first community in the 
heart of Colwood Corners. 
 
 
2. Describe how the proposal supports and/or implements the Transportation Master Plan  
 
The proposed development meaningfully supports the goals and strategies outlined in the City of Colwood’s 
Transportation Master Plan (TMP), which envisions a safe, efficient, and sustainable transportation system that supports 
multi-modal travel and compact community design. 
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• Reduces Car Dependency: 

The project has been carefully designed to reduce reliance on private vehicles by supporting and encouraging 
alternative modes of transportation. Its strategic location within walking distance of key amenities, parks, and 
high-frequency transit service (such as the Blink RapidBus Line 95) enables future residents to meet many of 
their daily needs without the use of a car. The inclusion of extensive bicycle storage, dedicated pedestrian 
pathways, and future connections to the Galloping Goose Regional Trail further reinforce active and low-
emission travel choices. This approach aligns directly with the TMP’s goal of prioritizing walking, cycling, and 
transit as viable and preferred transportation modes. 

• Integrates with Existing Infrastructure: 
The development fits seamlessly within the existing transportation network, complementing the street 
hierarchy and providing clear, logical access points for vehicles, pedestrians, and cyclists. The project tie into 
Colwood’s broader pedestrian network.  
 

• Supports Transit-Oriented Growth: 
By locating higher-density housing within an urban centre served by regional transit, the proposal directly 
supports the City’s efforts to concentrate growth in transit-rich areas, thereby improving the efficiency of the 
transportation network and reducing pressure on local roads. This is especially aligned with the TMP’s focus on 
fostering transit-supportive land use patterns in areas like Colwood Corners. 

 
• Encourages Sustainable Mobility Choices: 

With its proximity to trails, transit, and key destinations, the development empowers residents to make 
environmentally and economically sustainable travel decisions. This supports the City’s integrated 
transportation and climate goals, while helping to shape a more resilient, inclusive, and connected urban 
environment. 

 
The project is more than just a housing development—it is a transportation-conscious urban infill project that will 
advance Colwood’s vision for a multi-modal, future-ready community. 
 
3. Describe any anticipated improvements to vehicular, cycling, and pedestrian routes  
 
A standout feature of the development is the planned integration of the Galloping Goose Regional Trail, which runs near 
the site. The project will provide direct and convenient access to this highly utilized multi-use trail, offering residents a 
safe and effective option for active transportation. This connection supports Colwood’s vision for sustainable mobility 
and promotes healthier commuting alternatives by linking the site with key destinations throughout the region 
 
INFRASTRUCTURE  
 
1. Demonstrate that adequate public infrastructure and community/recreation services are available to meet the 
proposal, or detail how the proposal would address infrastructure and service requirements  
e.g., Sewer, water, sidewalks, roads, parks  
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The proposed development is well-positioned to be supported by existing public infrastructure and services, with 
selective upgrades planned where necessary to ensure reliable, long-term functionality for future residents. The project 
has been designed to integrate efficiently into the city’s utility and transportation networks and to take full advantage of 
the robust community and recreational amenities located within close proximity. 
 
• Sewer and Water: 
The site is currently serviced by municipal sewer and water infrastructure. Targeted upgrades to the water supply have 
been identified through engineering review and will be proactively implemented as part of the development process to 
ensure adequate capacity and performance. This demonstrates the project’s commitment to working with City staff to 
deliver responsible and sustainable growth. 
• Road and Access: 
The development includes expansion and realignment of the existing cul-de-sac to meet provincial truck turn-around 
requirements, while maintaining a design that blends into the residential character of the neighbourhood. Driveway 
access points will be carefully integrated to prioritize both functionality and streetscape appeal, contributing to a safe 
and visually cohesive public realm. 
 
• Parks and Recreation: 
Future residents will benefit from exceptional access to a diverse network of parks and recreational amenities, 
consistent with the vision of Colwood’s Parks & Recreation Master Plan, which emphasizes access, inclusion, and 
community health through green space connectivity. Key nearby amenities include: 

o Gamble Park (directly adjacent): A public park providing open green space, walking paths, and passive 
recreation opportunities immediately accessible to residents. 
 

o Galloping Goose Regional Trail (nearby access): A major regional active transportation corridor ideal for 
walking, running, and cycling, which connects residents to broader destinations throughout the Capital Region. 

 
o Colwood Creek Park: A naturalized park with walking trails, a playground, and scenic views, offering families and 

individuals a tranquil place for recreation and relaxation. 
 

o Juan de Fuca Recreation Centre: A full-service facility within walking distance that includes an aquatic centre, 
ice arenas, fitness centre, sports fields, library, curling club, and tennis courts—serving as a regional hub for 
community programs and healthy living for all ages. 

 
This abundance of existing recreational assets supports the livability of the proposed development and ensures that 
increased density does not strain community resources. Instead, it promotes active lifestyles, social engagement, and 
wellness—core values outlined in the City’s strategic and recreation planning documents. 
 
In summary, the proposal not only aligns with but actively supports the City’s infrastructure and recreation goals, 
delivering growth in a location that is already well-equipped to welcome it. 
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CAVEAT 

This Environmental Assessment (EA) report has been prepared with the best information available at 
the time of writing, including the City of Colwood Official Community Plan, communications with the 
client, field assessments by QEPs and members of the Ministry of Water, Land and Resource 
Stewardship, review of site plans and design drawings, and other documentation relevant to the project. 
This EA report has been developed to assist the subdivision proposal in remaining in compliance with 
relevant environmental regulations, acts and laws and to identify and mitigate anticipated impacts of the 
proposed works. 
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1    INTRODUCTION 
Corvidae Environmental Consulting Inc. (Corvidae) has been retained to provide this Environmental 
Assessment (EA) for the proposed development at 420 Tamarack Road in Colwood, BC (the Site) (PID: 
002-984-121; Lot REM 1, Plan VIP24227, Section 1, Esquimalt District).  

The lot is 1 ha in area, zoned as Comprehensive Development 1 (CD), and currently contains one 
residence. The land is disturbed by historical land clearing and residential development. The disturbed 
area surrounding the residence is vegetated with native and non-native species, including grasses and 
ornamentals. The landowner plans to subdivide the existing parcel into two lots and develop multi-family 
housing. The proposal includes a six-store, 153-unit multi-family apartment building. 

The Site is bound by Millstream Creek to the north, residential areas to the east, Tamarack Road and 
residences to the south, and Gamble Park to the west. The Site boundaries and environmental features 
are shown in Figure 1. The development plan is included in Figure 2, along with environmental protection 
(watercourse) setbacks. Site preparation activities may include (but are not limited to) the following: 
vegetation removal, rock excavation (blasting), grading, installation of driveways, utility alignments, and 
retaining structures. Due to the proximity of Millstream Creek to the Site, a Riparian Areas Development 
Permit Area (DPA) applies to the Site. A Riparian Areas Protection Regulation (RAPR) Assessment has 
been submitted in supplement to this report and will be approved prior to development. Additionally, a 
drainage ditch is present along the eastern parcel boundary, which drains into a culverted system and 
flows subsurface eastward into the municipal stormwater system.  

Aside from the riparian area of Millstream Creek, sensitive environmental features were not detected 
onsite at the time of the Field assessment. The Site is highly disturbed from residential development, 
and based on available imagery, the Site was cleared prior to 2010 along with the adjacent residential 
lots to the east. 

No species at risk were detected on the Site during the EA, however, the intact riparian area of 
Millstream Creek exhibits characteristics of the Douglas-fir / Dull Oregon-grape (Pseudotsuga menziesii 
/ Mahonia nervosa) ecological community, which is a provincially red-listed (Endangered / Threatened) 
community. Potential occurrences of Species and Ecological Communities at risk within the project area 
have been provided in Section 4.7.  

This document addresses the requirements outlined in Part D of the City of Colwood Bylaw No. 1700, 
provides a detailed assessment of the environmental condition of the Site at the time of the EA, and 
potential impacts of the proposed subdivision, as well as recommendations for the protection of 
environmentally sensitive features and methods to minimize environmental impacts of the proposed 
development.  
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