CORPORATION OF THE CITY OF COURTENAY
COUNCIL MEETING AGENDA
DATE:
PLACE:
TIME:
1.00

May 4, 2015
City Hall Council Chambers
4:00 p.m.
ADOPTION OF MINUTES
1. Adopt April 20, 2015 Regular Council, April 22, 2015 Special Council meeting
minutes and April 27, 2015 Committee of the Whole minutes

2.00

INTRODUCTION OF LATE ITEMS

3.00

DELEGATIONS

4.00

STAFF REPORTS/PRESENTATIONS

Pg #

(a) CAO and Legislative Services
(b) Community Services
1

1. Renewal of Freedom of the City
(c) Development Services

5

2. OCP and Zoning Amendment – 2745 Sheraton Road

31

3. Addition of Houses to the Heritage Register
(d) Engineering and Operations

39

4. Integrated Flood Management Study – Presentation by McElhanney Consulting
Services Ltd.

45

5. Subdivision Process Review and Engineering Specs and Standards – Presentation by
Aplin & Martin Consultants Ltd.
(e) Financial Services

5.00

EXTERNAL REPORTS AND CORRESPONDENCE FOR INFORMATION

49

1. Letter from Mayor Paul Ives re: AVICC Convention

51

2. Heritage Advisory Commission Minutes

53

3. Letter from AVICC re: 2015 AGM & Convention

6.00

INTERNAL REPORTS AND CORRESPONDENCE FOR INFORMATION

7.00

REPORTS/UPDATES FROM COUNCIL MEMBERS INCLUDING REPORTS
FROM COMMITTEES

1

8.00

RESOLUTIONS OF COUNCIL
1. In Camera Meeting
That notice is hereby given that a Special In-Camera meeting closed to the public will
be held May 4, 2015 at the conclusion of the Regular Council meeting pursuant to the
following sub-sections of the Community Charter:

9.00

-

90 (1)(e) the acquisition, disposition or expropriation of land or improvements,
if the council considers that disclosure could reasonably be expected to harm
the interests of the municipality; and

-

90 (2)(b) the consideration of information received and held in confidence
relating to negotiations between the municipality and a provincial government
or the federal government or both, or between a provincial government or the
federal government or both and a third party.

UNFINISHED BUSINESS
1. Delegation from the April 20, 2015 Regular Council Meeting:
“Request that the City of Courtenay initiate a G.E. Free Procurement Policy.”

10.00

NOTICE OF MOTION

11.00

NEW BUSINESS

12.00

BYLAWS
For First and Second Reading

55

1. “Official Community Plan Amendment Bylaw No. 2727, 2015”
(designate Lot 1, Plan VIP84940 Urban Residential)

57

2. “Zoning Amendment Bylaw No. 2728, 2015”
(rezone Lot 1, Plan VIP84940 from CR-1 to R-1S)

13.00

ADJOURNMENT
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THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT
To:
From:

Council
Chief Administrative Officer

File No.: 8100-01
Date: May 4, 2015

Subject: Renewal of Freedom of the City
PURPOSE:
The purpose of this report is for Council to renew the Freedom of the City honour to HMCS Quadra, CFB
Comox 19 Wing, and the Canadian Scottish Regiment as part of the Courtenay Centennial Celebrations.
CAO RECOMMENDATIONS:
That, based on the May 4, 2015 staff report “Renewal of Freedom of the City”, Council approves Option 1
to renew the Freedom of the City to HMCS Quadra, CFB Comox 19 Wing, and the Canadian Scottish
Regiment at a special ceremony at City Hall on July 1, 2015.
Respectfully submitted,

David Allen, BES, CLGEM, SCLGM
Chief Administrative Officer
BACKGROUND:
The City of Courtenay conferred the Freedom of the City to HMCS Quadra in 2008, CFB Comox 19 Wing in
1993 and the Canadian Scottish Regiment in 1996. Under Section 158 of the Community Charter the
Council may, by unanimous vote of all members, confer the Freedom of the City upon any distinguished
unit of the Armed Forces of Canada.
DISCUSSION:
Courtenay has had a long partnership and history with its Canadian Armed Forces military partners. As
part of the Courtney Centennial Celebrations in 2015 and to honour this military partnership, the
Centennial Committee has recommended that the Freedom of the City to HMCS Quadra, CFB Comox 19
Wing and the Canadian Scottish Regiment be renewed. The ceremonies would occur on July 1, 2015 at City
Hall to start the Canada Day Celebrations.
FINANCIAL IMPLICATIONS:
The ceremony itself would require a very brief road closure done by the RCMP and there would be a small
reception prior to the ceremonies. City staff is already scheduled to work the July 1 activities and would
be asked to assist with the ceremony. The ceremonies would cost approximately $200.
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ADMINISTRATIVE IMPLICATIONS:
The activity is part of the overall Centennial Celebrations.
ASSET MANAGEMENT IMPLICATIONS:
None.
STRATEGIC PLAN REFERENCE:
Operational Strategies- Community Services- (2) Centennial Celebrations.
OFFICIAL COMMUNITY PLAN REFERENCE: Not referenced.
REGIONAL GROWTH STRATEGY REFERENCE:
Not referenced.
CITIZEN/PUBLIC ENGAGEMENT:
Staff would inform the public based on the IAP2 Spectrum of Public Participation:
http://c.ymcdn.com/sites/www.iap2.org/resource/resmgr/imported/IAP2%20Spectrum_vertical.pdf

OPTIONS:
Option 1:

Renew the Freedom of the City to HMCS Quadra, CFB Comox 19 Wing, and the Canadian
Scottish Regiment at a special ceremony at City Hall on July 1, 2015.

Option 2:

Not renew the Freedom of the City.
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Prepared by:

Randy Wiwchar
Director of Community Services
T:\Corporate Reports\Communication Procedures\Templates\Council Report Format.docx
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THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT

To:
Council
File No.: 3360-20-1404
From: Chief Administrative Officer
Date:
May 4, 2015
Subject: OCP Amendment Bylaw 2727, 2015 and Zoning Amendment Bylaw 2728, 2015 for 2745
Sheraton Road.
PURPOSE:
The purpose of this report is for Council to consider an Official Community Plan Amendment and Rezoning
for the property at 2745 Sheraton Road to facilitate a residential subdivision.
CAO RECOMMENDATIONS:
That based on the May 4th, 2015 staff report “OCP Amendment Bylaw 2727, 2015 and Zoning Amendment
Bylaw 2728, 2015 for 2745 Sheraton Road”, Bylaw No. 2727, 2015 to amend the Official Community Plan
by designating the property legally described as Lot 1, Section 6, Comox District, Plan VIP84940, Urban
Residential, proceed to First and Second Reading; and
That Bylaw No. 2728, 2015 to rezone Lot 1, Section 6, Comox District, Plan VIP84940 from CVRD Country
Residential One (CR-1) zone to Residential One S Zone (R-1S) proceed to First and Second Reading; and
That Council direct staff to schedule and advertise a statutory public hearing with respect to OCP
Amendment Bylaw No. 2727, 2015 and Zoning Amendment Bylaw No. 2728, 2015 on May 19th, 2015 at
5:00 p.m. in City Hall Council Chambers.
Respectfully submitted,

David Allen, BES, CLGEM, SCLGM
Chief Administrative Officer

BACKGROUND:
The Sheraton Road area of Courtenay is an area in transition from larger semi-rural lots to an urban pattern
of development. The area has recently seen infill subdivision in both the City of Courtenay along Evans
Place and in the Town of Comox on the south side of McDonald Road. The subject property is bound on the
north and east by the City of Courtenay and on the south and west by a few Regional District lots
sandwiched between the Town of Comox and the City of Courtenay.
The subject property was annexed into the City of Courtenay in February, 2012 following a request by the
property owner. Annexed properties lawfully retain the Regional District zoning in effect at the time of
annexation, until such time as the City adopts a bylaw to incorporate them into the City zoning bylaw. The
subject property is currently zoned Country Residential One (CR-1) zone pursuant to the Comox Valley
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Zoning Bylaw, 2005. The CR-1 zone is a large lot residential zone.

DISCUSSION:
Official Community Plan Review
The proposed Urban Residential designation is consistent with the OCP designation of the surrounding
properties within the City. This designation is intended for single and duplex residential development with
a broad range of fully serviced subdivisions and the provision for a variety of lot sizes in a neighbourhood.
Lot sizes typically range between 650m2 to 2500m2.
Section 4.4.3 of the OCP outlines the following key residential policies when considering increased
densities:
•
•
•
•
•

balance land uses to create a vibrant and diverse neighbourhood and community;
create neighbourhoods that will offer a variety of transportation choices;
preserve and enhance open spaces, greenways and environmentally sensitive areas;
encourage green buildings and infrastructure; and
lead in creating inclusive neighbourhoods for housing.

With regard to balancing land uses and creating inclusive neighbourhoods the applicant is proposing a
subdivision that includes fee simple single family housing with the option of secondary suites. The
T:\Corporate Reports\Communication Procedures\Active Communications\SR DDS 2015-05-04 OCP and Zoning Amendment for 2745 Sheraton
Road.docx
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proposed R-1S zone allows secondary suites throughout the development and should assist with the
creation of a neighbourhood for a range of life stages, incomes and tenure options, leading to an inclusive
and diverse community.
Overall we still live in an automobile oriented society and modal shifts to alternative forms of
transportation have been slow, making transportation choices difficult to address in smaller developments.
However, the site is in close proximity to Lerwick Road which is a transit corridor and is immediately
adjacent to the existing greenway along Sheraton Road. The greenway provides connections to McDonald
Road and Hawk Road which will assist in encouraging walking and cycling alternatives for residents of the
development. In addition, the property is within walking distance to the amenities offered at the Aspen
Grove Shopping Centre which should reduce some vehicle trips.
In an effort to enhance the Sheraton Road greenway, staff has requested that part of the parkland
dedication required for this development occur adjacent to the existing walkway. This will provide a buffer
between the walkway and the adjacent residential homes giving some privacy to the residential units and
reduces building mass adjacent to the walkway. Additionally, it will assist in walkway safety by increasing
sightlines to the walkway from the new road.
With regard to green buildings and infrastructure the applicant has proposed a number of techniques to
“green” the development. In particular, the applicant is proposing measures to increase ground water
infiltration including the use of permeable pavement/surfacing systems for driveways and parking areas
and alternative road cross sections for the public road. Subject to an accepted stormwater management
plan the applicant is able to use these techniques on private property (e.g. driveways). However,
alternative road cross sections will require a variance to current road standards and will be addressed at
the time of subdivision.
It is important to note that the detailed stormwater management and other infrastructure design have not
been completed and accepted by the City. Prior to providing the level of detail required by the City to
approve infrastructure design the applicant is looking for the comfort of approved zoning. This is a typical
request by the development industry at the rezoning stage. Staff accepts this approach with the
understanding that the proposed subdivision layout and associated densities are considered conceptual
until the detailed design work is completed and accepted by the City. Further, it is understood that the final
subdivision layout will be at the sole discretion of the Approving Officer through the subdivision application
process.
Zoning
The applicant originally proposed to develop the property under a combination of the R-1B and R-1D
zones. The intent was to designate a number of lots that would permit secondary suites to encourage
diversity in the neighbourhood and provide more affordable housing options for the community. Through
the review process it became apparent that without an approved lot configuration it wouldn’t be possible
to properly map the two zones. Taking into consideration the City’s Affordable Housing Policy which
encourages the provision of secondary suites in areas seeking single residential lot zoning and Regional
Growth Strategy Policies 1A-6, 1B-2 and 1C-4 supporting secondary suites, staff suggested the applicant
consider applying for the Residential One S (R-1S) zone throughout the development. This zone has a larger
lot size and minimum frontage than the R-1D zone but the same uses and setbacks. The inclusion of zoning
for secondary suites is also consistent with the zoning of the adjacent Regional District properties and the
properties in Comox on the other side of McDonald Road.
FINANCIAL IMPLICATIONS:

T:\Corporate Reports\Communication Procedures\Active Communications\SR DDS 2015-05-04 OCP and Zoning Amendment for 2745 Sheraton
Road.docx
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There are no direct financial implications related to the processing of development applications as the fees
are designed to offset the administrative costs. However, applicants for rezoning enter into Section 219
Land Title Act covenants prior to final approval committing them to contribute to “Parks, Recreation,
Cultural and Seniors Facilities Amenity Reserve Fund” and the “Affordable Housing Amenity Reserve Fund”
for each residential lot created upon the land, calculated under the formula set out in s. 7.7(5) of the City’s
Official Community Plan.
Additionally, the applicant will be required to pay Development Cost Charges (DCCs) at the time of
subdivision approval for each lot created (currently $16,417/lot). Building Permit fees will be calculated at
time of building permit application, the present fee is $7.50 per $1,000 of construction value.
Ongoing City costs associated with development include operating and maintenance costs for municipal
infrastructure, and the provision of protective services and recreational programs. These costs are
recovered through property taxation and user fees.
ADMINISTRATIVE IMPLICATIONS:
Application processing falls within the core administrative duties of the Planning Department. To date staff
have spent a combined time of approximately 70 hours on this file. Should the application proceed to
Public Hearing and ultimately final approval an additional 10-15 hours will be required to prepare Notices,
respond to public enquiries, attend Council meetings and prepare the amenity covenant.
ASSET MANAGEMENT IMPLICATIONS:
There are no direct asset management implications associated with the proposed OCP and zoning
amendment. Should the application proceed through to subdivision approval, the City will take on new
road, park and municipal service assets.
STRATEGIC PLAN REFERENCE:
Application processing is a core administrative responsibility of the Planning Services Division.
OFFICIAL COMMUNITY PLAN REFERENCE:
The proposed development is consistent with the goals and policies of the OCP to optimize the use of
existing lands in the City to increase densities in an effort to help reduce urban sprawl. The inclusion of
secondary suites is consistent with objectives to balance land uses to create diverse neighbourhoods and
communities and to ensure the provision of affordable housing options.
REGIONAL GROWTH STRATEGY REFERENCE:
Increasing densities within the settlement expansion areas is a goal of the RGS. RGS policies also support
secondary suite zoning.
CITIZEN/PUBLIC ENGAGEMENT:
Pursuant to the Development Applications Procedure Bylaw the public has been and will continue to be
involved in the application process. To this end the applicant held a public information meeting on
November 25, 2014 which was attended by a number of area residents. The comments received are
attached for information.

T:\Corporate Reports\Communication Procedures\Active Communications\SR DDS 2015-05-04 OCP and Zoning Amendment for 2745 Sheraton
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Should the application proceed to Public Hearing a statutory public hearing will be held. This falls within
the “Involve” category of public participation.

OPTION 1 (Recommended): Give Bylaws 2727 and 2728 First and Second Readings and proceed to Public
Hearing.
OPTION 2: Defer consideration of Bylaws 2727 and 2728 with a request for more information.
OPTION 3: Defeat Bylaws 2727 and 2728.
Prepared by:

Ian Buck, MCIP, RPP
Manager of Planning

Peter Crawford, MCIP, RPP
Director of Development Services

Attachments:
Attachment 1 – Neighbourhood Public Meeting Minutes

T:\Corporate Reports\Communication Procedures\Active Communications\SR DDS 2015-05-04 OCP and Zoning Amendment for 2745 Sheraton
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Attachment 1 – Neighbourhood Public Meeting Minutes
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From: Andrew Gower [mailto:agower@wedler.com]
Sent: November-19-14 2:50 PM
To: Peggy Watertpm
Cc: PlanningAlias; Lance A. Pace
Subject: RE: clarification before the meeting
Hi Margaret,
Thank-you very much for your email and your questions.
I will answer your questions in order, and I also look forward to the meeting you at the public information meeting:
1.

2.

3.

4.

5.

You are correct. Initial plans had the subdivision being 17 lots, and some more recent plans, including the
draft that was sent with the notice show, 19 lots. This project is still at the rezoning stage, and the final
number of lots has not yet been determined. However, and this was my mistake, it will most likely be 18 or
19 lots, and this should have been the number used on the invitation.
Yes – there is some thought to continuing the road through the parcel that is currently in Area B. In some
of the initial engineering work, it has been suggested to the City that a connection to Back Road will be
required at some point in the future. The report where this is outlined will be presented at the public
information meeting.
This will be explained in detail at the meeting, and I agree the legal background mapping is somewhat
confusing. The road right of way for Sheraton continues through to MacDonald, but the actual road for
Sheraton Road does not. The road has been constructed to the west, however the right of way remains and
is used partially by the trail that runs along Sheraton and partially as an easement for the driveway for the
property at the corner of the right of way and MacDonald road. There is no plan to change the physical
location of Sheraton Road from where it is today.
There is a specific intersection detail that the City of Courtenay has directed be used in the design, and
the intersection will of course be a stop sign controlled intersection. The street lighting design will also
ensure that the trail crossing is illuminated.
All of the specific proposed details (which are referenced by the notes on the draft plan for the
subdivision that was distributed) will be covered at the public information meeting. The two areas of land
adjacent to Sheraton Road labelled “park” represent the required park dedication for the subdivision, and
will act as a buffer for the existing trail. Of note, our client already allowed a portion of this property to be
dedicated to the city well in advance of this proposed rezoning and subdivision to allow the Sheraton Road
right of way to be widened to accommodate the existing trail.

Thank-you again for your questions, and for your interest in our client’s project. Please do not hesitate to email or
call me with any further questions.

Regards,
Andrew Gower, P.Eng., PE | Partner • Courtenay Branch Manager
Wedler Engineering LLP | Courtenay (250) 334-3263 ext. 102
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From: Andrew Gower [mailto:agower@wedler.com]
Sent: November-20-14 3:59 PM
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To: Linda & Norm Swan
Cc: Lance A. Pace; PlanningAlias
Subject: RE: proposed sub division - 2745 Sheraton Road
Hi Linda,
Thank you very much for your questions and for your interest in our clients project.
I will answer each of your questions in order:
1.

2.

3.

4.

5.

This project is currently at the rezoning stage, and as such fencing details have not been determined yet.
However, our client has indicated that a fence will be built as a part of the Subdivision works, so that there
will only have be one fence type bordering all surrounding properties. The lot sizes are per the zoning
requirements of the City, and are similar to the subdivisions on the other side of Sheraton road from our
client’s property.
The City required the preparation of a stormwater management report, which our firm completed. This
report and the proposed design will ensure that all stormwater is managed as required. Copies of the
report will be available for review at the open house next week, and I will be present to answer any
questions.
There is a specific intersection detail that the City of Courtenay has directed be used in the design, and
the intersection will of course be a stop sign controlled intersection. The street lighting design will also
ensure that the trail crossing is illuminated. The intersection of the proposed road with Sheraton Road has
to be a 90 degree angle per City requirements.
This will be explained in detail at the meeting, and I agree the legal background mapping is somewhat
confusing. The road right of way for Sheraton continues through to MacDonald, but the actual road for
Sheraton Road does not. The road has been constructed to the west, however the right of way remains and
is used partially by the trail that runs along Sheraton and partially as an easement for the driveway for the
property at the corner of the right of way and MacDonald road. There is no plan to change the physical
location of Sheraton Road from where it is today.
The two areas of land adjacent to Sheraton Road labelled “park” represent a component of the required
park dedication for the subdivision, and will act as a buffer for the existing trail. Of note, our client already
allowed a portion of this property to be dedicated to the city well in advance of this proposed rezoning and
subdivision to allow the Sheraton Road right of way to be widened to accommodate the existing trail. To
clarify, the existing trail is already within the Sheraton Road right of way, and the park area that will be
dedicated is in addition to the land our client already provided the City to build the trail.

Thank-you again for your interest in the project. Please do not hesitate to email or call me with any further
questions.
Regards,
Andrew Gower, P.Eng., PE | Partner • Courtenay Branch Manager
Wedler Engineering LLP | Courtenay (250) 334-3263 ext. 102
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THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT
To:
From:

Council
Chief Administrative Officer

File No.: 6800-01
Date:
May 4, 2015

Subject: Addition of the 40 Houses to the Heritage Register
PURPOSE:
The purpose of this report is to seek Council support to add the 40 Houses to the Courtenay Heritage
Register. Under Section 954 of the Local Government Act, a Resolution of Council is required to add or
remove properties from a community Heritage Register.
CAO RECOMMENDATIONS:
That based on the May 4, 2015 staff report “Addition of the 40 Houses to the Heritage Register”, Council
approve Option 1 and direct staff to add the 40 Houses to the Courtenay Heritage Register; and
That Council authorize staff to notify affected property owners and the Minister responsible for the
Heritage Conservation Act of this change to the Heritage Register within 30 days as required by the Local
Government Act.
Respectfully submitted,

David Allen, BES, CLGEM, SCLGM
Chief Administrative Officer
BACKGROUND:
The 40 Houses consists of 40 properties in an area bounded by 17th Street, Lewis Avenue, 18th Street and
the E & N Railway. This subdivision was developed as part of a federal veterans housing program aimed at
addressing the national housing shortage following World War II. The subdivision shares many
characteristics of other veterans housing projects located across the country. The subdivision layout
consists of small uniform lots located on gently curving streets. Homes are simple structures of a modest
size, typically 2 or 3 bedroom options, and were constructed using standardized housing plans produced to
facilitate quick and efficient development of housing for returning veterans and their families.
The 40 Houses are part of the record of Courtenay citizen’s involvement in WWII and are representative of
a significant stage in the development of Canadian communities. For these reasons, the Heritage Advisory
Commission has prepared the attached Statement of Significance and has requested that it be brought to
Council for consideration of inclusion into the City’s Heritage Register.
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DISCUSSION:
A Heritage Register lists properties identified as having heritage value and serves as a tool for recognizing
and managing heritage resources. The Courtenay Heritage Register, adopted in 2009, currently lists 21
historic places including residences, commercial buildings, places of assembly, parks, and natural features.
The Heritage Advisory Commission was involved in the creation of the Heritage Register and continues to
update it as part of their work plan.
Heritage Registers are the cornerstone of successful community heritage conservation programs. They
document which properties have community heritage value and which aspects of a historic place
contribute to the heritage value and character of the site and may merit preservation or restoration.
Inclusion in a community Heritage Register does not protect a property. Property owners enjoy the same
development rights as those properties not included in the Register. The Heritage Register simply indicates
that the property might have sufficient heritage value to warrant preservation in the future. The Heritage
Register does allow changes to historic places to be monitored over time and it is the starting point for
discussing different development options for retaining heritage character with property owners. It also
provides the ability to withhold a demolition permit until a building permit has been issued, the ability to
offer temporary protection should Council wish to pursue heritage protection, and better positions
applicants seeking heritage grant opportunities for conservation or restoration works. It is important to
note that Council would need to pass a bylaw or resolution to withhold permits or invoke temporary
protection tools.
FINANCIAL IMPLICATIONS:
There are no direct financial implications as a result of this proposal.
ADMINISTRATIVE IMPLICATIONS:
Staff have spent approximately 40 hours assisting with this project. Earlier additions to the Heritage
Register benefited from consultant involvement funded through a provincial heritage grant opportunity
which no longer exists. Should the 40 houses be added to the Heritage Register additional staff time may
be required to administer future building permit requests.
ASSET MANAGEMENT IMPLICATIONS:
Not applicable.
STRATEGIC PLAN & PRIORITIES REFERENCE:
Statutory in nature.
OFFICIAL COMMUNITY PLAN REFERENCE:
This proposal aligns with the OCP goals and policies to “support actions to increase the awareness of
heritage features and buildings”.
REGIONAL GROWTH STRATEGY REFERENCE:
Not applicable.
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CITIZEN/PUBLIC ENGAGEMENT:
Consistent with the Inform and Consult levels of the public participation spectrum included below, staff has
notified property owners of the proposed addition to the Heritage Register. A letter was sent to affected
property owners explaining the purpose of a community Heritage Register, notifying them of the proposal
to add the 40 Houses to the Register, and inviting them to contact staff with concerns and comments or to
obtain further information. Only three property owners responded; two called or visited City Hall seeking
clarification on the impact that the Heritage Register listing would have on any future development plans
and staff has received one letter of support which is included in Attachment No. 2.
Should Council choose to add the 40 houses to the heritage register, all property owners will be notified
that this has occurred in accordance with Sections 954 and 974 of the Local Government Act.

OPTIONS:
Option 1:

Approve the addition of the 40 Houses to the Heritage Register (recommended).

Option 2:

Defer the addition of the 40 Houses to the Heritage Register pending further information or
revision as directed by Council.

Option 3:

Not approve the addition of the 40 Houses to the Heritage Register.

Prepared by:

Reviewed by:

Erin Ferguson, MCP
Land Use Planner

Peter Crawford, MCIP, RPP
Director of Development Services

Attachments:
1. 40 Houses Statement of Significance
2. March 19, 2015 Notification Letter to property owners and public correspondence
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THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT
To:
From:

Council
Chief Administrative Officer

File No.: 5225-04-IFMS
Date:
May 4, 2015

Subject: Integrated Flood Management Study – Final Report Presentation

PURPOSE:
The purpose of this report is to deliver to Council the final Integrated Flood Management Study (IFMS). The
City’s consultants on this project, McElhanney Consulting Services Ltd, are in attendance today to present
the project evolution and outline the final conclusions and recommendations of the study.
CAO RECOMMENDATIONS:
That based on the May 4th, 2015 staff report, “Integrated Flood Management Study – Final Report
Presentation,” Council approve Option 1 and adopt the Integrated Flood Management Study (January
2014) report.
Respectfully submitted,

David Allen, BES, CLGEM, SCLGM
Chief Administrative Officer
BACKGROUND:
On November 15, 2009 and January 11, 2010 the City experienced two separate flooding events causing
damage and disruption to property and infrastructure located within the Puntledge Road Commercial area.
City owned properties sustained damages in excess of $130,000. The City recognized a need to improve the
existing levels of protection and applied for funding assistance through the BC Flood Protection Program to
support a flood protection project entitled “Tsolum River Floodwall”.
In January 2012, Building Canada Fund - Communities Component, Flood Protection Program confirmed
that the City of Courtenay’s grant application was successful. The project funding was administered by
Emergency Management BC (EMBC) and all reporting requirements were provided to EMBC. The grant
provided 2/3 funding for all eligible costs associated with the project, which included the development of
updated floodplain mapping with high resolution orthographic photos, hydrologic modelling, preparation
of the Integrated Flood Management Study and leading into the design and construction of the Tsolum
River Floodwall (concept project for basis of grant). The City retained McElhanney Consulting Services Ltd
(MCSL), partnered with Kerr Wood Leidal (KWL) Consulting Engineers and HB Lanarc, to undertake
consulting services for this project.
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MCSL and KWL developed a hydrologic model able to forecast flood levels for various climactic conditions
and different flood protection configurations. Three options for flood protection were reviewed using the
hydrologic modelling. The options included the Tsolum River Floodwall and two separate ring dike
configurations. The review concluded that the Tsolum River Floodwall, as proposed in the grant application
could not meet the provincial requirements of providing 1:200 year flood protection. As a result the project
was not supported by provincial authorities and no longer qualified for funding assistance.
Staff responded to these findings by submitting a scope change request to support construction of the
Tsolum River Floodwall as the first phase in the larger ring dike project. The request for scope change was
not accepted by grantor. Instead it was recommended that the City submit a grant funding application to
the 2013 Flood Protection Intake in support of constructing the complete ring dike.
Staff completed the required precursor steps in putting together the application, including requesting a
Council commitment to provide 1/3 of the cost of the project. Several other factors required resolution to
satisfy provincial agencies and Council, including:
1. Approval from the Provincial Diking Authority for the “Ring Dike” concept.
2. Fulfilling EMBC’s request for an expanded business case.
3. Public engagement with general acceptance of the proposed project
4. Successful borrowing process to fund the project
Staff worked to satisfy these requirements but could not address the issues within the allotted time frame
and budget. Staff presented this conclusion at the September 23, 2013 council meeting and it was resolved
that:
“Moved by Hillian and seconded by Anglin that the report from the Municipal Engineer on the topic of
the IFMS be received; and
That Council endorse and direct staff to pursue the following actions relating to this project:
Complete the flood study to the satisfaction of the Ministry of Forests, Lands and Natural Resource
Operations (MFLNRO) Diking Authority within the existing 2013 capital project budget.”
MCSL and KWL have now completed the IFMS to the satisfaction of the Ministry of Forests, Lands and
Natural Resource Operations (MFLNRO) Diking Authority. Staff has received and reviewed the final draft
study.
DISCUSSION:
The flooding events of 2009 and 2010 demonstrated the City of Courtenay’s vulnerability to flooding. This
was reinforced in December 2014 when the Puntledge Road Commercial area flooded over a two day
period. Damages sustained to properties during these flood events reinforce the need for the City to
continue to develop opportunities to mitigate flood risk. The Tsolum River Floodwall project was conceived
as a low cost project to mitigate flooding for a number of properties that were impacted by previous flood
events, however could not meet the funding requirements of providing protection to a 1:200 year flood
event and therefore was not eligible for the grant funding.
This funding did generate a valuable tool for the City - a dynamic flood model to support staff in
understanding the potential impacts of flood scenarios; the potential impacts of developing or building
infrastructure in the flood plain and new floodplain mapping.
\\Vesta\Public\Corporate Reports\Communication Procedures\Active Communications\SR SME 2015-05-04 IFMS Final Report and
Presentation.docx
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The IFMS presented a number of options to mitigate the flooding risk. These included the installation of a
flood wall to mitigate more frequent floods (less than $1.0M) and a ring dike around the Puntledge Road
Commercial area to mitigate the larger, less frequent floods (greater than $5.0M). In addition to the
physical options, the IFMS presents a number of ‘soft’ options to increase the level of flood protection
including stricter controls for land use within the floodplain, education and public awareness campaigns,
floodplain bylaw revision and updating emergency response plans were recommended as lower cost
strategies.
Staff’s work plan includes short-term next steps based on this study and the model information generated
such as:




A revision to the City’s Floodplain Bylaw No. 1743 (1994) and OCP section relating to floodplain
Updated emergency response plans to be informed by the study data
Create an infrastructure plan for flood protection (short (5-yr), medium (10-yr), long term (25-yr))

A potential engineered solution for long-term flood mitigation and/or policy changes to restrict land use for
development in the floodplain are larger discussions that staff and Council will embark upon as part of the
City’s overall Asset Management Plan. Council’s direction is needed in this regard based on larger
discussion surrounding levels of service, priorities and funding opportunities or restrictions. Once staff has
identified the scope of work, options and impacts for infrastructure solutions and/or land use changes,
staff will return to Council to have this discussion.
Mark DeGagné, P.Eng of McElhanney Consulting Service Ltd. Is here today to review the overall project
with Council and explain the conclusions determined as a result of the Integrated Flood Management
Study.
FINANCIAL IMPLICATIONS:
The IFMS study was funded in partnership through the Build Canada Fund – Communities Component,
Flood Protection Program (administered by EMBC). The project has expended approximately $320,000 with
approximately $155,000 recaptured from the grant.
ADMINISTRATIVE IMPLICATIONS:
Staff has expended approximately 20 hours to undertake meetings, review the report and prepare
correspondence in 2015.
The overall project spanned 3 years and involved several (5) staff members. Project time was not tracked
during this period; however staff spent both statutory hours and time outside of work to deliver the
project.
ASSET MANAGEMENT IMPLICATIONS:
The study will inform the development of any new infrastructure that will be required to mitigate potential
flood impacts.
STRATEGIC PLAN REFERENCE:
The 2015 Strategic Plan includes a “Now” initiative carried forward from 2014 to complete the Integrated
Flood Management Study (IFMS) and to present it to Council.

\\Vesta\Public\Corporate Reports\Communication Procedures\Active Communications\SR SME 2015-05-04 IFMS Final Report and
Presentation.docx
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OFFICIAL COMMUNITY PLAN REFERENCE:
There are many references to management of the floodplain throughout the OCP. This study will inform a
revision to the OCP with respect to the boundaries of the floodplain to ensure they are accurately depicted.
REGIONAL GROWTH STRATEGY REFERENCE:
Goal 8: Climate Change
Objective 8-F: Plan for climate change adaptation
8F-2: Promote inclusion of climate change modelling and impacts in future infrastructure and resource
studies.
8F-6: All new developments within established floodplains should be discouraged and redevelopment of
lands within floodplain areas should only be supported where technical analysis by a qualified professional
has been undertaken to ensure that lands are safe for use, development will not impact floodplain
functions, and construction levels include safety factors to account for climate change and potential sea
level rise and associated extreme storm surges.
CITIZEN/PUBLIC ENGAGEMENT:
A number of public and stakeholder events were held in association with this project:






An introductory event (June 28, 2012) for the public to provide information related to the scope and
intent of the IFMS.
A regulatory review workshop (June 28, 2012) to ensure that all government information and policies
relevant to the project were compiled.
An options Community Workshop (November 15, 2012) was held to introduce the approximate flood
extents and general options for flood mitigation to community stakeholders.
Direct contact with First Nation representatives was undertaken on December 14, 2012.
Draft recommendations were presented to the community at a final workshop held on January 30th,
2013.

This project has been performed at a collaborate level of public participation based on the IAP2 Spectrum
of Public Participation:

\\Vesta\Public\Corporate Reports\Communication Procedures\Active Communications\SR SME 2015-05-04 IFMS Final Report and
Presentation.docx
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http://c.ymcdn.com/sites/www.iap2.org/resource/resmgr/imported/IAP2%20Spectrum_vertical.pdf

OPTIONS:
Option 1:

That Council adopt Integrated Flood Management Study.

Option 2:

That Council receive Integrated Flood Management Study for information.

Prepared by:

_______________________________
Craig Perry, P.Eng.
Manager of Infrastructure Renewal

________________________________
Lesley Hatch, P.Eng.
Director of Engineering and Public Works

\\Vesta\Public\Corporate Reports\Communication Procedures\Active Communications\SR SME 2015-05-04 IFMS Final Report and
Presentation.docx
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THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT

To:
Council
File No.: 5240-03-LandDev
From: Chief Administrative Officer
Date:
May 4, 2015
Subject: Subdivision Process Review and Engineering Specifications & Standards – Project Update &
Presentation by Aplin & Martin
PURPOSE:
The purpose of this report is for Council to receive an update on active projects within the Engineering &
Public Works Department related to improving services for subdivision development applications.
CAO RECOMMENDATIONS:
That based on the May 4th 2015 staff report “Subdivision Process Review and Engineering Specifications &
Standards – Project Update & Presentation by Aplin & Martin,” Council approve Option 1 and receive the
report and presentation information.
Respectfully submitted,

David Allen, BES, CLGEM, SCLGM
Chief Administrative Officer
BACKGROUND:
In spring of 2014, staff engaged Aplin & Martin Consultants Ltd. to undertake a revision to the Engineering
specifications, standard drawings and design criteria which are dated 1993 with some revisions dated 2002.
The goal of this project is to consolidate existing practice, update standards to represent current best
practices, and provide one document that communicates the City’s requirements for capital and
development construction projects.
The revised specifications and standards are supplementary documents to the Master Municipal Contract
Documents (MMCD). The MMCD Association provides municipalities with a tool that encompasses
common specifications and design practices and permits supplementals to be created to meet the specific
needs of a community. The MMCD committee reviews and updates these specifications on a regular basis,
saving the City time and effort in having to maintain a large unique document. The City is required to be a
member of MMCD for a subscription to all the updates to the document and to have access to their library
and resources. The annual fee for this subscription is $540 + GST.
The final goal of the project is to revise the Subdivision Development Control Bylaw (No. 1401, 1986)
referencing the new specifications and standards.
In addition to this project, Aplin & Martin have completed a review of the staff’s subdivision development
process with the goal of assisting staff to understand where to better improve the process and support the
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creation of some new tools to provide clarity for staff and the development community in undertaking
subdivision in the City.
DISCUSSION:
Aplin & Martin Consultants Ltd. are attending the May 4th council meeting to present an update on both
projects and answer any questions Council may have with respect to the work to date.
The specifications and standards are approximately 75% complete and are almost ready to circulation to
our municipal partners in the Valley (the Town of Comox, the CVRD, the Village of Cumberland). Staff is
seeking comment on the proposed changes to encourage consistency among the jurisdictions. A
presentation to the engineering and development industry is also planned for later this spring. This will
provide an opportunity for comments and feedback on the changes to the City’s current practices.
The subdivision development process review project is complete. Following this presentation, staff will be
launching the City’s new Subdivision Application Form, Subdivision Quick Reference Guide and Subdivision
User Guide as created by the consultants. They will be made available on the City’s website and at the
Engineering front counter.
FINANCIAL IMPLICATIONS:
The project has approved funding under the General Operating Fund budget in 2015. This includes the
completion of the above presented work and the preparation of a revised Subdivision Control Bylaw.
ADMINISTRATIVE IMPLICATIONS:
This project is part of staff’s 2015 statutory work plan. It is an interdepartmental project involving
Engineering, Public Works, Parks and Planning.
ASSET MANAGEMENT IMPLICATIONS:
The Engineering Specifications, Standards and Design Guidelines will inform the Level of Service (i.e.
quality, quantity, durability, product requirements, cost) the City provides for the roads, water, sewer, and
drainage asset classes.
STRATEGIC PLAN REFERENCE:
This project is an Engineering & Public Works operational priority spanning 2014 and 2015.
OFFICIAL COMMUNITY PLAN REFERENCE:
None.
REGIONAL GROWTH STRATEGY REFERENCE:
None.
CITIZEN/PUBLIC ENGAGEMENT:
This project involves consultation with neighbouring municipalities and the local engineering and
development community as defined in the IAP2 Spectrum of Public Participation:
http://c.ymcdn.com/sites/www.iap2.org/resource/resmgr/imported/IAP2%20Spectrum_vertical.pdf
\\Vesta\Public\Corporate Reports\Communication Procedures\Active Communications\SR SME 2015-05-04 Subdivision Process
and Engineering Spec Stds Update.docx
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OPTIONS:
Option 1:

That Council receives the staff report and presentation for information.

Option 2:

That Council requests additional information be provided.

Prepared by:

Lesley Hatch, P.Eng.
Director of Engineering & Public Works

\\Vesta\Public\Corporate Reports\Communication Procedures\Active Communications\SR SME 2015-05-04 Subdivision Process
and Engineering Spec Stds Update.docx
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THE CORPORATION OF THE CITY OF COURTENAY
BYLAW NO. 2727
A bylaw to amend Official Community Plan Bylaw No. 2387, 2005
WHEREAS the Council has adopted an Official Community Plan and a Zoning Bylaw;
AND WHEREAS, pursuant to Section 895 of the Local Government Act, the Council has, by
bylaw, establish procedures to amend a plan or bylaw or issue a permit;
NOW THEREFORE the Council of the Corporation of the City of Courtenay in open meeting
assembled enacts as follows:
1. This bylaw may be cited for all purposes as “Official Community Plan Amendment Bylaw
No. 2727, 2015”.
2.

3.

That Official Community Plan Bylaw No. 2387, 2005 be amended as follows:
a)

By designating Lot 1, Section 6, Comox District, Plan VIP84940 Urban
Residential as shown on Attachment A attached hereto and forming part of this
bylaw; and

b)

That Map #2, Land Use Plan be amended accordingly.

This bylaw shall come into effect upon final adoption hereof.

Read a first time this 4th day of May, 2015
Read a second time this 4th day of May, 2015
Considered at a Public Hearing this day of
Read a third time this

day of

Finally passed and adopted this

Mayor

, 2015
, 2015

day of

, 2015

Director of Legislative Services

1
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THE CORPORATION OF THE CITY OF COURTENAY
BYLAW NO. 2728
A bylaw to amend Zoning Bylaw No. 2500, 2007

WHEREAS the Council has given due regard to the consideration given in Section 903 of the
Local Government Act;
NOW THEREFORE the Council of the Corporation of the City of Courtenay in open meeting
assembled enacts as follows:
1.

This bylaw may be cited for all purposes as “Zoning Amendment Bylaw No. 2728, 2015”.

2.

That “Zoning Bylaw No. 2500, 2007” be hereby amended as follows:

3.

a)

By rezoning Lot 1, Section 6, Comox District, Plan VIP84940 as shown on
Attachment A attached hereto and forming part of this bylaw from Country
Residential One (CR-1) to Residential One S (R-1S); and

b)

That Schedule No. 8 be amended accordingly.

This bylaw shall come into effect upon final adoption hereof.

Read a first time this 4th day of May, 2015
Read a second time this 4th day of May, 2015
Considered at a Public Hearing this
Read a third time this

day of

Finally passed and adopted this

Mayor

day of

, 2015

, 2015
day of

, 2015

Director of Legislative Services

1
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