CORPORATION OF THE CITY OF COURTENAY

COUNCIL MEETING AGENDA
Date: October 5, 2020
Time: 4.00 p.m.
Location: City Hall Council Chambers

We respectfully acknowledge that the land on which we gather is the unceded traditional territory of the
K’6moks First Nation

AMENDED AGENDA

Due to the Coronavirus COVID-19 emergency, the City of Courtenay with the authority of Ministerial Order
No. M192 Local Government Meetings & Bylaw Process (COVID-19) Order No. 3 implemented changes to
its open Council meetings.

In the interest of public health and safety, and in accordance with section 3(1) of Ministerial Order No. 3
M192, in-person attendance by members of the public at Council meetings will not be permitted until further
notice. Council meetings are presided over by the Mayor or Acting Mayor with electronic participation by
Council and staff via live web streaming.

K’OMOKS FIRST NATION ACKNOWLEDGEMENT
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for the year 2021)

Tax Exemption Churches 2021 Bylaw No. 3020, 2020

(A bylaw to exempt certain lands and improvements, set apart for
public worship, from taxation for the year 2021)
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R23/2020 - September 21, 2020

Meeting #:
Date:
Time:
Location:

Attending:

Mayor:
Councillors:

Staff:

Minutes of a Regular Council Meeting

R23/2020

September 21, 2020

4:00 pm

City Hall, Courtenay, BC, via video/audio conference

B. Wells, via video/audio conference

W. Cole-Hamilton, via video/audio conference
D. Frisch, via video/audio conference

D. Hillian, via video/audio conference

M. McCollum, via video/audio conference

W. Morin, via video/audio conference

M. Theos, via video/audio conference

T. Kushner, Interim CAO, via video/audio conference

W. Sorichta, Corporate Officer, via video/audio conference

I. Buck, Director of Development Services, via video/audio conference

C. Davidson, Director of Engineering Services, via video/audio conference

D. Snider, Director of Recreation & Cultural Services, via video/audio conference

J. Nelson, Director of Financial Services, via video/audio conference

K. O’Connell, Director of Corporate Support Services, via video/audio conference

M. Fitzgerald, Manager of Development Planning, via video/audio conference

T. Setta, Manager of Community & Sustainability Planning, via video/audio conference
N. Gothard, Planner 111 - Policy, via video/audio conference

E. Gavelin, Network Technician, via video/audio conference

R. Matthews, Executive Assistant/ Deputy Corporate Officer, via video/audio conference

Due to the Coronavirus COVID-19 emergency, the City of Courtenay with the authority of
Ministerial Order No. M192 Local Government Meetings & Bylaw Process (COVID-19)
Order No. 3 implemented changes to its open Council meetings.

In the interest of public health and safety, and in accordance with section 3(1) of
Ministerial Order No. 3 M192, in-person attendance by members of the public at Council
meetings will not be permitted until further notice. Council meetings are presided over by
the Mayor or Acting Mayor with electronic participation by Council and staff via live web

streaming.

1
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R23/2020 - September 21, 2020

1.

ADOPTION OF MINUTES

11

Adopt September 8™, 2020 Regular Council meeting minutes

Moved By Frisch
Seconded By Cole-Hamilton

That the September 8™, 2020 Regular Council meeting minutes be adopted.
Carried

INTRODUCTION OF LATE ITEMS

DELEGATIONS

3.1

Heidi Hartman, Regional Director, BC Housing and Natalie Meredith,
Program Manager, John Howard Society North Island (JHSNI) - The
Junction (988 - 8t Street)

Heidi Hartman, Regional Director, BC Housing, and Natalie Meredith, Program
Manager, John Howard Society North Island (JHSNI), presented information to
Council regarding The Junction (988 - 8" Street) supportive housing facility
operated by the John Howard Society of North Island with support from BC
Housing.

Ms. Meredith provided an overview of The Junction facility operations, including
facility staff training, their work with community partners and the implementation
of The Junction Community Advisory Committee (CAC). The CAC has
representation from Junction staff, neighbourhood residents, and Courtenay City
Council and staff and work together to identify issues, share information and
build relationships.

Ms. Meredith described the process of how staff respond to and resolve concerns
related to The Junction, such as implementing property improvements, utilizing a
documented complaint process and conducting hourly nighttime patrols of the
building and grounds.

3.1.1 Program Overview - The Junction (988 - 8t Street)

3.1.2 Letter to Council - Wendy Richardson, Executive Director, John
Howard Society North Island (JHSNI)

3.1.3 Program Expectations - The Junction (988 - 81" Street)

3.1.4 The Junction Community Advisory Committee (CAC) Application
For Community Members

3.1.5 Terms of Reference - May 2019 - The Junction Community Advisory
Committee (CAC)

2
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R23/2020 - September 21, 2020

3.1.6 DRAFT Terms of Reference - July 2020 - The Junction Community
Advisory Committee (CAC)

3.1.7 Pamphlet - Community Safety Who to Call 8" Street Neighbourhood
- John Howard Society North Island (JHSNI)

3.1.8 Good Neighbour Agreement - The Junction (988 - 8t Street)

3.1.9 Building and Perimeter Walkthrough - Daily Log - The Junction (988
- 8t Street)

3.1.10 Memorial and Resident Gardens - The Junction (988 - 8t Street)

The documents submitted by the John Howard Society North Island listed in
items 3.1.1 - 3.1.10 of the September 21%, 2020 Regular Council agenda were
received for information.

3.2 2700 Mission Road Properties Ltd. - Multi-family Development and
Rezoning Application

Rick Browning, Pacific Western Management; Tim Orr, Orrmoniz Developments
Corp; Tyler Thomson, Bunt Engineering; and Maris MacDonald, MH Architects,
presented information to Council regarding their rezoning application for the
proposed development of a 137 multi-family residential unit development at 2700
Mission Road.

The presentation regarding their proposed multi-family development at 2700
Mission Road was received for information.

4, STAFF REPORTS/PRESENTATIONS
4.1  CAO and Legislative Services

4.1.1 2020 - 5™ Street Bridge Rehabilitation - Alternative Approval Process
(AAP) (1760-02)

Moved By Frisch
Seconded By Hillian

That based on the September 21, 2020 staff report 2020 - 5" Street
Bridge Rehabilitation - Alternative Approval Process (AAP) ", Council
seek the approval of the electors for 5" Street Bridge Rehabilitation Loan
Authorization Bylaw No. 2978, 2020 through the Alternative Approval
Process (AAP);

That Council establish elector response forms as attached to this report;

3
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R23/2020 - September 21, 2020

That Council determine 20,162 as the total number of electors to which
the approval process applies; and

That Council establish the deadline for receiving responses for this
alternative approval process as November 16", 2020 at 4:30 p.m.
Carried

4.2  Development Services

4.2.1 Official Community Plan (OCP) - Neighbourhood Consultations in

4.2.2

Phase 3 (6480-00)

Moved By McCollum
Seconded By Hillian

That based on the September 21%, 2020 staff report "Official Community
Plan (OCP) - Neighbourhood Consultation in Phase 3", Council approve
OPTION 1 and direct staff to undertake neighbourhood consultation
through a "hybrid" method - combination of neighbourhood walking tours
and virtual workshops.

Carried

Official Community Plan (OCP) Amendment Bylaw No. 2996 and
Zoning Amendment Bylaw No. 2997 - 2700 Mission Road (3360-20-
2003; 6480-20-2001)

Moved By Frisch
Seconded By McCollum

That based on the September 21%, 2020 staff report *'Official Community
Plan (OCP) Amendment Bylaw No. 2996 and Zoning Amendment Bylaw
No. 2997 - 2700 Mission Road" Council approve OPTION 1 and complete
the following steps:

1. That Council give First and Second Reading of "OCP Amendment
Bylaw No. 2996" to redesignate the subject property from
"Industrial” to "Multi-Residential";

2. That Council give First and Second Reading of "Zoning
Amendment Bylaw No. 2997" to rezone the subject property from
R1-B and I-2 to R-4;

4
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R23/2020 - September 21, 2020

3. That Council direct staff to schedule and advertise a statutory
Public Hearing with respect to the above referenced bylaws
following the resumption of regular Council meetings or upon
approval of an alternative process; and,

4. That Final Reading of the bylaws be withheld pending the
registration of a Section 219 covenant on the subject property.

Carried

4.2.3 Comox Valley Regional District Referral CP 1C 20/RZ 1C 20 - 3L
Developments Inc. (0470-20/3900-00 REF00009)

Moved By Hillian
Seconded By Frisch

That based on the September 21%, 2020 staff report "Comox Valley
Regional District Referral CP 1C 20/RZ 1C 20 - 3L Developments Inc."
that Council direct staff to respond to the attached referral recommending
that the bylaws be rejected as they are inconsistent with the Regional
Growth Strategy.

Carried

S. EXTERNAL REPORTS AND CORRESPONDENCE FOR INFORMATION

6. INTERNAL REPORTS AND CORRESPONDENCE FOR INFORMATION

6.1

6.2

Briefing Note - 2020 UBCM Virtual Conference - Ministry of Finance -
Property Transfer Tax (PTT), Provincial Sales Tax (PST) and Liquor Tax
(LT) Revenues Redistribution (0410-20)

Moved By McCollum
Seconded By Frisch

That the September 16™, 2020 Briefing Note, "Property Transfer Tax (PTT),
Provincial Sales Tax (PST) and Liquor Tax (LT) Revenues Redistribution”, be
received for information.

Carried

Briefing Note - 2020 UBCM Virtual Conference - Minister of Finance -
Property Transfer Tax (PTT), Provincial Sales Tax (PST) and Liquor Tax
(LT) Revenues Redistribution (0410-20)

5
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R23/2020 - September 21, 2020

6.3

6.4

6.5

Moved By McCollum
Seconded By Frisch

That the September 17™, 2020 Briefing Note, "Property Transfer Tax (PTT),
Provincial Sales Tax (PST) and Liquor Tax (LT) Revenues Redistribution”, be
received for information.

Carried

Briefing Note - 2020 UBCM Virtual Conference - Ministry of Municipal
Affairs & Housing - Affordable and Co-Op Housing Initiatives, and Supports
for People Experiencing Homelessness (0410-20)

Moved By McCollum
Seconded By Frisch

That the September 14", 2020 Briefing Note, "Affordable and Co-Op Housing
Initiatives, and Supports for People Experiencing Homelessness", be received for
information.

Carried

Briefing Note - 2020 UBCM Virtual Conference - Ministry of Transportation
& Infrastructure - Capital Projects in Courtenay’s Transportation Master
Plan (0410-20)

Moved By McCollum
Seconded By Frisch

That the September 15™, 2020 Briefing Note, "Capital Projects in Courtenay's
Transportation Master Plan™, be received for information.
Carried

Briefing Note - 2020 UBCM Virtual Conference - Ministry of Environment
& Climate Change Strategy - Adapting Planning, Land Use and
Development Practices for Climate Change (0410-20)

Moved By McCollum
Seconded By Frisch

That the September 16", 2020 Briefing Note, "Adapting Planning, Land Use and
Development Practices for Climate Change", be received for information.
Carried

6
Page 12 of 212



R23/2020 - September 21, 2020

7. REPORTS/UPDATES FROM COUNCIL MEMBERS INCLUDING REPORTS
FROM COMMITTEES

7.1 Councillor Morin

Councillor Morin participated in the following events for the period of August
17" to September 21°t:

Comox Valley Elected Officials weekly teleconference briefing with Dr.
Charmaine Enns, Medical Health Officer (2 Total)

Comox Valley Food Policy Council Food Supply Disruption sub-
committee meeting

Lunch and Learn session with staff and Council

Comox Valley Food Policy Council meeting

CVRD Board meeting (2 Total) and Two-day Strategic Planning Session
Comox Valley Overdose Awareness Day at Comox Valley Art Gallery
'Creative Differences: Art, Adaptation & the Reinvention of the World'
reading with Marcus Youssef; hosted by The McLoughlin Gardens and the
Cumberland Community Forest Society

Comox Valley Drug Strategy Committee meeting

Comox Strathcona Solid Waste Management Board meeting

Zoom Townhall “She Rises: A Women’s Equity Townhall” with Jagmeet
Singh, Federal NDP Leader

Virtual 2020 Union of British Columbia Municipalities (UBCM) Minister
meetings:

» Minister of Municipal Affairs and Housing; Ministry of
Transportation and Infrastructure staff, Ministry of Finance staff
and Minister of Finance

Comox Valley Sewage Commission meeting

Comox Valley Water Committee meeting

Comox Valley Sports Centre Commission meeting

Comox Valley Coalition to End Homelessness 'VVulnerable Populations'
meeting

Comox Strathcona Regional Hospital District Board meeting

Comox Valley Land Trust Annual General Meeting (AGM)

Cumberland Community Forest Society Annual General Meeting (AGM)

7
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R23/2020 - September 21, 2020

8.

10.

11.

1.2

Mayor Wells

Mayor Wells mentioned receiving a report from a concerned constituent regarding
non-compliant flight patterns stemming from the Courtenay Airpark and
expressed his appreciation of the Courtenay Airpark Association’s response to the
report to ensure future compliance.

RESOLUTIONS OF COUNCIL

8.1

In Camera Meeting

Moved By Hillian
Seconded By McCollum

That a Special In-Camera meeting closed to the public will be held September
21%, 2020 at the conclusion of the Regular Council meeting pursuant to the
following sub-sections of the Community Charter:

e 90 (1) (c) labour relations or other employee relations;

e 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.

Carried

UNFINISHED BUSINESS

NOTICE OF MOTION

NEW BUSINESS

111

Comox Valley Farmers' Market - Request for Support for a Fall/Winter
Market Venue (0250-20)

Moved By Frisch
Seconded By McCollum

That the correspondence dated September 16, 2020 from Twila Skinner, General
Manager, Comox Valley Farmers' Market, requesting support from City Council
to help find a semi-permanent space to hold their Fall and Winter farmers'
markets in Courtenay, be received for information.

Carried

8
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R23/2020 - September 21, 2020

New motion:

Moved By Frisch

Seconded By Hillian

That in response to the correspondence dated September 16", 2020 from the
Comox Valley Farmers' Market requesting support to help find a Fall/Winter
market venue;

That Council direct staff to provide a report exploring options and implications to
find a semi-permanent space to host weekly Saturday Fall and Winter farmers'
markets between October 17", 2020 and April 3", 2021.

Carried

12. BYLAWS
12.1  For First and Second Reading

12.1.1 Official Community Plan Amendment Bylaw No. 2996, 2020 (2700
Mission Road)

Moved By Frisch
Seconded By Cole-Hamilton

That "Official Community Plan Amendment Bylaw No. 2996, 2020 (2700
Mission Road)" pass first and second reading.
Carried

12.1.2 Zoning Amendment Bylaw No. 2997, 2020 (2700 Mission Road)

Moved By Cole-Hamilton
Seconded By Morin

That "Zoning Amendment Bylaw No. 2997, 2020 (2700 Mission Road)"
pass first and second reading.
Carried

9
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R23/2020 - September 21, 2020

13. ADJOURNMENT

Moved By Cole-Hamilton
Seconded By Frisch

That the meeting now adjourn at 6:46 p.m.
Carried

CERTIFIED CORRECT

Corporate Officer

Adopted this 5" day of October, 2020

Mayor

10
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Committee of the Whole - September 28, 2020

Minutes of a Committee of the Whole Meeting

Date: September 28, 2020

Time: 4:00 pm

Location: City Hall, Courtenay, BC, via video/audio conference
Attending:

Mayor: B. Wells, via video/audio conference

Councillors: W. Cole-Hamilton, via video/audio conference
D. Frisch, via video/audio conference
D. Hillian, via video/audio conference
M. McCollum, via video/audio conference
W. Morin, via video/audio conference
M. Theos, via video/audio conference

Staff: T. Kushner, Interim CAO, via video/audio conference
W. Sorichta, Corporate Officer, via video/audio conference
I. Buck, Director of Development Services, via video/audio conference
J. Nelson, Director of Financial Services, via video/audio conference
K. O’Connell, Director of Corporate Support Services, via video/audio conference
E. Gavelin, Network Technician, via video/audio conference
R. Matthews, Executive Assistant/ Deputy Corporate Officer, via video/audio conference

Due to the Coronavirus COVID-19 emergency, the City of Courtenay with the authority of
Ministerial Order No. M192 Local Government Meetings & Bylaw Process (COVID-19)
Order No. 3 implemented changes to its open Council meetings.

In the interest of public health and safety, and in accordance with section 3(1) of
Ministerial Order No. 3 M192, in-person attendance by members of the public at Council
meetings will not be permitted until further notice. Council meetings are presided over by
the Mayor or Acting Mayor with electronic participation by Council and staff via live web
streaming.

1
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Committee of the Whole - September 28, 2020

1. RESOLUTIONS OF COUNCIL
1.1 In Camera Meeting

Moved By Hillian
Seconded By Morin

That a Special In-Camera meeting closed to the public be held September 28",
2020 at the conclusion of the Committee of the Whole meeting pursuant to the
following sub-section(s) of the Community Charter:

e 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.

Carried

2. NEW BUSINESS

2.1  Boys & Girls Clubs of Central Vancouver Island - Request for Temporary
Rent Forgiveness - City Owned Building - 243 - 41" Street (0250-20)

Moved By Frisch
Seconded By Cole-Hamilton

That the correspondence dated September 16", 2020 from the Boys & Girls Club
of Central VVancouver Island requesting temporary waiving of rent for their
tenancy at the City owned building located at 243 - 4™ Street, be received for
information.

Carried

New motion:

Moved By Frisch

Seconded By Cole-Hamilton

That in response to the correspondence dated September 16", 2020 from the Boys
& Girls Club of Central VVancouver Island, requesting temporary waiving of rental
fees for their tenancy at the City owned building located at 243 - 4™ Street;

That Council direct staff to provide a report exploring options and implications of
waiving the 2020 rental fees payable to the City of Courtenay for the period when
the club’s programming ceased as a result of the COVID-19 pandemic (April,
May, June and July 2020) with, consideration to include August and September
2020.

Carried

2
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Committee of the Whole - September 28, 2020

2.2

2.3

Courtenay Recreational Association - Request to Resume Services - The
Evergreen Club Recreational and Social Programs - Florence Filberg Centre
(0250-20)

Moved By McCollum
Seconded By Cole-Hamilton

That the correspondence dated September 14", 2020 from the Courtenay
Recreational Association (CRA), requesting Council’s support to resume partial
services of The Evergreen Club programs under Phase 1 of their COVID-19
reopening plan, be received for information.

Carried

New motion:

Moved By Frisch

Seconded By Cole-Hamilton

That in response to the correspondence dated September 14", 2020 from the
Courtenay Recreational Association (CRA) requesting Council’s support to
resume partial services of The Evergreen Club programs;

That Council direct staff to explore options and implications of permitting The
Evergreen Club to resume partial services of their senior club programs in the
Filberg Centre facility under Phase 1 of their COVID-19 reopening plan.
Carried

LUSH Valley Food Action Society - Request to Use Lawn Bowling Facility
for ""Hot Meal" and ""Good Food Boxes™ Emergency Programs in Response
to COVID-19 Pandemic (0250-20)

Moved By McCollum
Seconded By Morin

That the correspondence dated September 21%, 2020 from LUSH Valley Food
Action Society requesting use of the Lawn Bowling facility located at Bill Moore
Park to continue providing their "Hot Meal" and Good Food Boxes" emergency
food programs in response to COVID-19 pandemic, be received for information;
and,

That in response to LUSH Valley’s request to use the Lawn Bowling facility
starting mid-October 2020 for their programs;

That Council direct staff to provide a report exploring options and implications of
permitting LUSH Valley Food Action Society to use the Lawn Bowling facility
for their "Hot Meal" and ""Good Food Boxes" emergency food programs.
Carried

3
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Committee of the Whole - September 28, 2020

2.4

BC Restaurant and Foodservices Association, Alliance of Beverage Licensees,
and BC Craft Brewers Guild - Request for Expanded Patio Permissions for
Outdoor Dining (0400-01)

Moved By Cole-Hamilton
Seconded By Frisch

That the correspondence dated August 26™, 2020 from the BC Restaurant and
Foodservices Association, the Alliance of Beverage Licensees, and the BC Craft
Brewers Guild requesting the City's support to expand permissive licensing and
patio permissions for restaurant, pub, bar, and brewery businesses for winter 2020
and summer 2021 in response to the COVID-19 pandemic, be received for
information; and,

That in response to the request for expanded permissions that Council direct staff
to provide a report exploring options and implications of extending permissive
licensing and patio permissions for Courtenay restaurants, pubs, bars, and
brewery businesses for the winter of 2020; and, approve temporary patios for
summer 2021.

Carried

ADJOURNMENT

Moved By Hillian
Seconded By McCollum

That the meeting now adjourn at 4:24 p.m.
Carried

CERTIFIED CORRECT

Corporate Officer

Adopted this 5" day of October, 2020

Mayor

4
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The Diagram:
e | e
The main feature of the plan is a central park lined
with front porches and trees. Care has been taken
in crafting this plan to respect and save the signifi-
cant trees located on the site. / /
| |
Unit types include: 33" wide single family lane
access lots with carriage units at the lane;
- duplex(s); town homes (lane access) — both de-
signed to read as larger single family homes, or
character townhomes with unique street appear-
ances for each unit. This plan is envisioned as a
bare land strata.

Duplex:

/

Develdsment Siuii#tics: _
Developable Area: 6.2 Ac
' Townhome: 15 Units

2 Units

SF: 22 Units
Total Units: 39
Net Density: 6.3 Units/ Acre

/

Guest 'Pcrking Stalls: 33

llustrative Concept Plan

May 5 2020
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Plan Diagram:

This area plan gives a plan view
detadiled graphic portrayal of the
plan’s central park area. lllustrated
here are conceptual rooftops, trails,
sidewalks, guest parking, vehicular
pavement areas, lawn areas and
existing and proposed tfrees.

Detaill Plan

May 5 2020
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Rain gardens are desighed to capture and cleanse storm
water as it comes off the areas of vehicular traffic within a
neighbourhood street network. They are located close to
but lower than the roadway’s curb and gutter. Rain gardens
are populated with river washed stone, native and ornamen-
tal grasses, groundcovers and perennials. Drain inlets are
often located in rain gardens and can direct cleansed water
into detention areas downhill of the garden. Our design lo-
cates two rain gardens uphill of the proposed storm water
detention area.
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Smaller home-sites make for affordable
design solutions. They foster smaller yet
more creatively developed floorplans and
gardens. Smaller homes are by nature more
affordable. Our plan proposes a variety of
single family home-sites, including homes
serviced by alleys, homes facing into green
spaces and smaller irregular lots which beg
for creative design solutions.

Cofttage Lots/ Small Lot Single Family
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Demonstration Plan

A Unit

B Unit
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Our plan affords opportunities for duplexes. Duplexes are a
multi-family housing typology which most closely resembles
single family. By sharing a common wall building lots can be
smaller and more affordable. It is important that the design of
duplexes resembles single family homes and does not simply
provide for mirror image floorplans and elevations.
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Description:
Vehiculoi,—___‘_—-,_g._f—""-’
One duplex parcel is planned for o = ACCE'SS
Lot A. It is located adjacent to the ' ;
park. Its design is intended to be
in the character of a single family
home. Each duplex will sit on its
own strata lot with shared walls
being the common element.

Typical Unifs - Duplex — ® raug

May 5 2020 Page 30 of 212 Parcel Diagram



Demonstration Plan

Townhomes
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Townhomes are a form of mulit-family housing. Each unit
can belong to an overall strata or in our situation just share
common walls and have privately controlled front and rear
yards. Townhomes offer an affordable and safe housing ty-
pology for families with single parents, retirees, singles with
satellite families as well as the traditional nuclear family.
Sharing common walls lowers the cost of construction as
well as the cost of upkeep and heating and cooling. Garag-
es can be attached (desirable on lots without a lot of depth,
or in our case they can be detached, they can be car ports
or they can be surface parking (even with allocations for an
RV parking pad).



Description:

Two townhome (TH) parcels are
planned for Lot A. Their design is in-
tended to be sympathetic to the
scale and character of asingle
family home, while being in the
form of three distinct fownhome
units. Each TH unit will sit on its own
strata lot with shared walls being
the common element.

Typical Units - Townhomes

May 5 2020 Page 32 of 212

Parcel Diagram
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Description:

Three triplex parcels are planned
for Lot A. Their design is intended
to be in the character of a single
family home. Each triplex unit will
sit on its own strata lot with shared
walls being the common element.

Typical Units - Triplex

May 5 2020 Page 33 of 212

Parcel Diagram



Demonstration Diagram

Carriage Homes
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~ Sideyard

Garden

Carriage homes are typically resi-
dential suites located above de-
tached garages and in some
cases can be located above
and/or beside a single car garage
as in this demonstration plan. By
making provisions for carriage
homes through flexible and cre-
ative zoning builders and home
owners can develop them when
economic conditions are favour-
able. They can be rented out as
revenue suites AKA mortgage
helpers or become “granny flats’
facilitating multi-generational co-
habitation within one single family
lot. These units would not carry

a separate title and would be per-
mitted as secondary detached
suites.
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Manor Homes
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—— Side facing porch

Use of dormers
and gables

: to create interest
{ and variation

___ | Dominat front
}' facing porch

,@_“ il / / Side facing porch

Manor Homes are a type of multi-family housing that are
similar to townhomes, The primary difference is they are de-
signed to appear like a larger single family home that has
several apartments located within it. They are an appropri-
ate housing type for infill development where sensitivity to
neighbourhood context is an important factor to consider
during the design process. They add character and afford-
ability to a neighbourhood. Each unit can belong to an over-
all strata or in our situation just share common walls and
have privately controlled front and rear yards. They offer

an affordable and safe housing typology for families with
single parents, retirees, singles with satellite families as well
as the traditional nuclear family. Garages can be attached
(desirable on lots without a lot of depth, or in our case they
can be detached, they can be car ports or they can be sur-
face parking (even with allocations for an RV parking pad).
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THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT

To: Council File No.: 6480-20-1003 and 3360-20-1715
From: Chief Administrative Officer Date: October 5, 2020

Subject: Official Community Plan (OCP) Amendment Bylaw No. 3018 and Zoning Amendment Bylaw No.
2912 - Lot A, Copperfield Road

PURPOSE:

The purpose of this report is for Council to consider an Official Community Plan and Zoning Bylaw
amendment application to redesignate the subject property from “Suburban Residential” to “Urban
Residential”, create a new CD-30 Zone, and rezone the property legally described as Lot A, District Lot 138,
Comox District, Plan 2607 Except Parts in Plans 312R, 14210 and 29833 as CD-30 and PA-2 to facilitate the
subdivision of a 39 unit strata subdivision.

CAO RECOMMENDATIONS:

That based on the October 5%, 2020 staff report “Official Community Plan (OCP) Amendment Bylaw No. 3018
and Zoning Amendment Bylaw No. 2912 - Lot A Copperfield Road” Council approve OPTION 1 and complete
the following steps:

1. THAT Council gives First Reading to Official Community Plan Amendment Bylaw No. 3018 to
redesignate the subject property from “Suburban Residential” to “Urban Residential”;

2. THAT Council gives First Reading of “Zoning Amendment Bylaw No. 2912” to create a new CD-30
Zone and rezone the property legally described as Lot A, District Lot 138, Comox District, Plan 2607
Except Parts in Plans 312R, 14210 and 29833 from R1-A to CD-30 and PA-2; and,

3. THAT Second Reading of both bylaws is withheld pending Council’s consideration of a Development
Cost Charge Frontender Agreement and a Municipal Share Agreement to finance the cost of
extending a waterline to the subject property to provide adequate water services.

Respectfully submitted,

|
/ w\u%m

Trevor Kushner, BA, DLGM, CLGA, PCAMP
Interim Chief Administrative Officer

BACKGROUND:

The subject property is 2.59ha (6.4 ac.) in area and located on the edge of the City’s western boundary with
the Regional District. The property is heavily treed with clusters of second and third growth forest and
wetlands throughout and Piercy Creek running along the southeast boundary.
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The proposal is for a 39 unit strata development including a mix of triplex, duplex and single family style units
in addition to carriage homes on select lots. Units are accessed from a private strata road connecting to
Copperfield Road. There is a central green space and trail network extending through the development and
a protected buffer of Piercy Creek and associated wetlands established over a large proportion of the overall
property (see Schedule A for a detailed overview of the proposal).

City/CVRD Boundary

Figure 1: Subject Property and Context

To realize this development an amendment to the City’s Official Community Plan (OCP) and zoning bylaw are
required.

In terms of the OCP amendment, currently, the property is designated “Suburban Residential”. This is a
designation intended for large lot, semi-rural style development on lots with an average size of 2500m?
(0.62ac.). Attached, and forming part of the OCP, is the Arden Corridor Local Area Plan (LAP). In contrast
with the OCP land use designation, the LAP encourages clustered forms of development whereby the overall
number of potential units or lots is condensed to preserve environmental features. For this to occur, lot
sizes much smaller than 2500m?2 (0.62ac.) envisioned by the “Suburban Residential” land use designation are
necessary.

The second component of the proposal is a zoning bylaw amendment to create a new Comprehensive
Development Zone (CD-30). A comprehensive development zone is being utilized because the existing zone
does not permit the density and unit types proposed and there is no other current zone that would allow the
unique style of development proposed without a long series of subsequent variances. The CD zone is also
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an appropriate tool as it ensures the layout and unit composition detailed in the proposal are the only forms
of development permitted.

Vehicular access to the property is proposed from an extension of Copperfield Road. Currently, Copperfield
Road terminates at the City/Regional District Boundary (as illustrated in Figure 1 above). As a result, a section
of road is required to be constructed within the Regional District which will then connect with the
development’s strata road. The section of road constructed within the Regional District will require a
subsequent maintenance agreement between the City and Ministry of Transportation should the proposed
bylaw amendments be successful. A private bridge is then required to cross over Piercy Creek and access
the development.

In terms of environmental protection, as specified by the Arden Corridor Local Area Plan, Piercy Creek
requires a 30m protective buffer of sensitive environmental features regardless of the protective buffer
identified through the Riparian Areas Protection Regulation process (which are predominantly less than
30m). This results in a large area of the subject parcel being undevelopable (55% of the total land area) and
protected from any development. This has shaped the development’s layout as reflected in the site plan
provided in support in the bylaw amendments. The access road and portions of the development on the
eastern edge of the property do encroach into the 30m buffer. This is justified by the project’s biologist as
necessary given there is no other options for accessing the property and requires the subsequent approval
of the City, Department of Fisheries and Oceans and the Province.

Finally, deficient water pressure was identified during the application’s review once the water models were
formally completed. To fix the existing water system deficiency and provide the required pressure needed
for adequate fire flow (90 litres/second) to the development, approximately 1,052m of water main and
associated infrastructure is required to be extended along Arden Road to the intersection with Lake Trail
Road. This presents a serious challenge to the development as the cost of this extension is estimated to be
at a million dollars. While there is a Development Cost Charge project for a watermain extension on Arden
Road from Lake Trail Road to the southern end of Arden Road, the project is not an immediate priority for
the City and the City does not have funds to contribute at this time. The developer intends to submit a
concurrent Municipal Share and Development Cost Charge Frontender Agreement application should
Council proceed with First Readings of the bylaws. Council is not obligated to enter into these agreements
simply because a developer intends to construct a DCC project and staff again highlight that the City does
not have immediate plans to construct this project nor the funds available to contribute to it. Municipal
Share Agreement process requires that the applicant provides a detailed design and cost estimate of the
infrastructure as well as a request for the City to contribute funds.

DISCUSSION:

As introduced above, the OCP and LAP policy direction relative to this proposal are divergent. The 2005 OCP
policy envisions large suburban style lots. As the proposed lots are smaller than 2500m? (0.62ac.) an OCP
amendment is necessary. Of note this policy was made prior to the adoption of the Regional Growth Strategy
which aims to direct growth to municipal areas. In contrast, the LAP, which was adopted in 2013 after the
adoption of the RGS, outlines a development strategy whereby new development is clustered in dense
pockets of land to preserve sensitive environmental features.

The intent of the LAP’s strategy is to maximize the protection of sensitive environmental features while still
allowing selective development to occur. The proposed development mirrors the LAP’s policy direction
where much of the gross parcel area is an environmental buffer further supplemented by parkland
dedication intended as recreational green space. The plan continues by outlining four general policy areas
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shaping future development: Environment, Mobility, Land Use, and Servicing. These key themes frame the
assessment of this development proposal.

Environment

An environmental assessment has been completed in support of this proposal. The report identifies Piercy
Creek mainstream, tributary and the associated wetlands on the property as sensitive habitat draining
directly into salmon bearing habitat 300m downstream. Importantly, the 30m buffers proposed exceed the
buffers that would otherwise be required though the Riparian Areas Protection Regulation (RAPR) as well as
the buffers established in other areas of the City outside of the Arden Corridor Area. In all other cases in the
City the buffers would correspond to the RAPR assessment methodology and associated buffer distances.
The report also discusses the limited development activities that will occur within the 30m buffer of the
stream which includes the access road and bridge crossing of the creek to access the developable area. The
report concludes with a series of recommendations for the development. These recommendation will
inform the environmental development permit process to occur subsequent to the bylaw amendment
process and prior to any development activity occurring on the site. The applicant has also engaged the
Millard/Piercy Watershed Stewards who have provided a letter concerning the development proposal (See
Schedule No. 2).

Mobility/Parks and Greenways

In terms of access and connectivity, the subject parcel is challenged with limited vehicular access options as
detailed above. Accessing from Copperfield Road remains the only viable option. The LAP contains limited
policy around how the future road network will develop and instead focusses policy direction on maintaining
the rural character of the existing roadways.

Cycling connections including nearby access to the Cumberland Road bike lanes which link directly with the
Downtown area and connect to other routes in the overall network. The Parks and Recreation Master Plan
identified the existing nature trail parallel to Piercy Creek and connection with Arden Road as part of the
City’s pedestrian network. The proposed development maintains this connection and adds a further arm of
the trial on the north side of Piercy Creek. This link provides for access to the nearest transit route which is
on Cumberland/Willmar about 1km away.

Land Use

The proposed form and character of the development reflects housing policy in both the OCP as well as the
LAP. A detailed overview is provided in Schedule No. 3 of the proposal as well as very specific details around
aspects such as stormwater management. There will be a diversity of housing types and sizes which should
appeal to a wide variety of different demographics. The inclusion of carriage homes on some of the lots also
provides for a mix of rental tenure housing.

Concerning the compliance with neighbourhood character, the density is comparable to the surrounding
newer and older forms of development. This is achieved through clustering the units which results in smaller
lot sizes but does preserve large quantities of green space. The neighbours, and specifically the neighbours
along Copperfield Road have detailed a series of concerns with the development focussed mainly on the
character, scale, impact on the environment and the use of Copperfield Road as the vehicular access into the
development.

The development specifically aligns with the LAP Land Use policies:
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4 Promote a “clustering” form of development, including of single family housing developments,
adjacent to roads to facilitate conservation of sensitive ecosystems, provision of open space and
economical infrastructure costs. Support for this clustering form includes support for panhandle lots
upon review, notwithstanding the policy regarding panhandle lots within the OCP

5 Allow infill development on all lots. Infill development includes: detached, one-story units (e.g.
‘granny flats’) or ‘carriage house’ units above detached garages.

6 Support rental and other special needs housing.

7 Appropriate lot sizes will be designated upon re-zoning application. The following general guidance
is provided to inform the range of acceptable lot sizes within the Arden Corridor: Within the areas
designated as Single Family Residential: 300-850 square metres

Servicing

Finally, servicing and specifically water services are a significant challenges for this development. One stated
objective of the LAP is to: “ensure safe drinking water to all residents within the City’s jurisdiction in the form
of private wells and/or municipal servicing”. Confirmation that all municipal services are available and meet
the development’s requirements is a key aspect of any rezoning proposal. As detailed above there is
insufficient water pressure for the development which warrants an upgrade to the waterline along Arden
Road. While this waterline upgrade is identified as a development cost charge (DCC) project, the City does
not have immediate plans to construct this waterline nor are there sufficient accumulated funds in the water
DCC reserve or budgeted to pay for the upgrade. Should Council give the amendments First Reading the
developer has indicated they will be submitting a DCC Frontender and Municipal Share Agreement request
whereby the detailed design and costing will be presented to Council along with a request to fund a portion
of the project.

This development reflects (almost verbatim) the concepts and policy direction of the LAP. But, it is
challenged by a key servicing issue with no current City plans or funds allocated to contribute to the required
upgrade. Should the Municipal Share Agreement application not be approved then the feasibly of the
development is questionable given the high capital investment needed to facilitate a relatively low yield of
39 lots.

Other Related Regulations

Amenity Contributions

Amenity contributions to the City’s Parks, Recreation Culture and Senior’s Facilities Amenity Reserve Fund
and the Affordable Housing Amenity Reserve Fund will be required as part of this proposal in accordance
with section 7.7(6)(c) of the OCP.

Local Government Act —s.477 (3)
The proposed OCP amendment has been reviewed in relation to the City’s Financial Plan and the Regional
Waste Management Plan. Staff have found the bylaw to be complementary to these plans.

Environmental Development Permit
An Environmental Development Permit will be required prior to any development assessed based on the
General Environmental Development Permit guidelines as well as the supplemental guidelines in the Arden

Corridor Local Area Plan.

Tree Cutting Permit
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The applicant will require a tree cutting permit in advance of any tree removal on the property. A tree
assessment was provided in support of the proposal documenting the tree species on the property. No
protected species were identified in the assessment.

FINANCIAL IMPLICATIONS:

The development is subject to City and the Regional District Development Cost Charges. As discussed, should
Council proceed with the bylaws amendments the developer has indicated they will be requesting that the
City contributes to the infrastructure upgrade needed to facilitate the development.

ADMINISTRATIVE IMPLICATIONS:

Processing zoning bylaw amendments is a statutory component of the corporate work plan. Staff has spent
80 hours processing and reviewing this application. Should the proposed bylaws receive First Reading, the
applicant will request a DCC frontender agreement and a municipal share agreement. Staff estimate an
addition ten hours will be spent reviewing the request and preparing a report and the required bylaws for
Council consideration.

ASSET MANAGEMENT IMPLICATIONS:

As detailed, the development requires the extension of waterline which is not currently planned nor are
funds allocated by the City. The development will also require a subsequent maintenance agreement with
the Ministry of Transportation concerning the extension of Copperfield Road through land within the CVRD
to access the development.

2019 — 2022 STRATEGIC PRIORITIES REFERENCE:

@ Focus on asset management for sustainable service delivery
® Communicate appropriately with our community in all decisions we make

M Identify and support opportunities for lower cost housing and advocate for senior government
support

® A Encourage and support housing diversity

The November 2019 Strategic Priorities Check-in also identified the following references under the “Next
Council Priorities” subsection:

® Housing Need Assessment

OFFICIAL COMMUNITY PLAN REFERENCE:
Official Community Plan
3.1 Growth Management:
3.1.2 Goals
1. provide for managed growth
2. ensure equitable taxation for services provided and received
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3. support efficient infrastructure development
4. protect environmentally sensitive areas
5. support sustainable development practices

4.4 Residential

4.4.2 Goals
1. Optimize the use of existing lands in the City with a long term consideration to expand
boundaries and protect adjoining lands from further development to meet the future needs of the
City.
2. To encourage multi residential development in the Downtown area of the City, and in areas
identified through the Local Area Planning process.
3. Support the development of housing options for seniors.
4. Ensure the provision and integration of special needs and affordable housing.

5. Encourage housing opportunities and convenient community services for individuals having
special housing requirements.

6. Ensure new housing projects introduce innovative and creative design and streetscapes.

7. Preserve the integrity and character of existing residential areas with any redevelopment
proposal.

8. Ensure all new development includes the provision of amenities including buffer areas along
major roads, neighbourhood parks, sidewalks and trials, and public facilities.

REGIONAL GROWTH STRATEGY REFERENCE:

The development proposal is consistent with the RGS Housing Goal to “ensure a diversity of affordable
housing options to meet evolving regional demographics and needs” including:

Objective 1-A: Locate housing close to existing services;

1A-1 Based on RGS growth management strategy locate housing close to existing services and
direct 90 percent of new, residential development to Core Settlement Areas.

1A-2 The focus of higher density and intensive developments shall be within the existing Municipal
Areas. Within the Municipal Areas densification and intensification of development is required
including infill and redevelopment.

1A-3 Identify specific Town Centres in Municipal Areas through the OCP review process. These
Town Centres are to be developed as walkable and complete communities, providing for a range of
housing types focusing on medium and high density housing, employment and commercial uses.
There will be a minimum of one Town Centre in the City of Courtenay, one Town Centre in the
Town of Comox and one Town Centre in the Village of Cumberland.

1A-6 Increase housing opportunities in existing residential areas in Core Settlement Areas by
encouraging multi-family conversions, secondary suites, and small lot infill.

Objective 1-B: Increase affordable housing options

1B-2 Encourage residential multi-unit or multi-lot developments to contribute to affordable
housing options including, but not limited to a range of unit sizes and types, lot sizes, multifamily or
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attached-unit buildings, rental units, and secondary suites. These contributions could take the form
of land, cash, buildings or other such items as supported by the local governments.

Objective 1-C: Develop and maintain a diverse, flexible housing stock.

1C-1 Provide a diversity of housing types in the Municipal Areas using the following housing type
targets for new development by 2030: These targets are for all Municipal Areas in aggregate.

e 40% Low Density Single unit residential, town homes, semi-detached, secondary suites,
4-24 units per hectare

e 30% Medium Density Low-rise multi-unit up to four storeys, 24-74 units per hectare
e 30% High Density Over four storey multi-units minimum, 74 units per hectare

1C-4 Encourage infill units and secondary suites in residential zones in the Core Settlement Areas.

Objective 1-D: Minimize the public costs of housing

1D- 1 Direct the majority of new housing to areas that are or will be serviced through publicly
owned water and sewer systems.

1D-4 Encourage green building design through green building standards for new residential

development that include water and energy efficiency practices.

CITIZEN/PUBLIC ENGAGEMENT:

Staff will “Consult” the public based on the IAP2 Spectrum of Public Participation:

Increasing Level of Public Impact

Inform Consult Involve Collaborate Empower
Publi To provide the To obtain public To work directly To partner with To place final
ublic public with feedback on with the public the public in each  decision-making
pclr'iicipcﬂion balanced and analysis, throughout aspect of the in the hands of

goal _obj_ccm'c_ al(c‘rnntwcg _ the process to _ decision including  the public.

information and/or decisions. ensure that public  the development

Lo assist them in concerns and of alternatives and

understanding the aspirations are the identification

problem, consistently of the preferred

alternatives, understood and solution

opportunities considered.

and/or solutions.

Staff are recommending that Council gives First Reading to the bylaws with the next step being the
commencement of the DCC Frontender and Municipal Share Agreement process after which Council may
give the bylaws Second Reading. As a result, a Public Hearing concerning both bylaws will not be scheduled
until after Second Reading.
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Prior to this application proceeding to Council, the applicant notified neighbours within 100m of the property
of the proposal and completed the Alternative Public Information Meeting process. A series of comments
were received which are overwhelmingly opposed to the development citing concerns including the scale,
access and environmental protection. The comments received and the Public Meeting mail out are provided
in meeting summary in Schedule No. 4.

OPTIONS:

OPTION 1: (Recommended)

That based on the October 5™, 2020 staff report “OCP Amendment Bylaw No. 3018 and Zoning Amendment
Bylaw No. 2912 - Lot A Copperfield Road” Council approve OPTION 1 and complete the following steps:

1.

THAT Council gives First Reading to Official Community Plan Amendment Bylaw No. 3018 to
redesignate the subject property from “Suburban Residential” to “Urban Residential”;

THAT Council gives First Reading of “Zoning Amendment Bylaw No. 2912” to create a new CD-30
Zone and rezone the property legally described as Lot A, District Lot 138, Comox District, Plan 2607
Except Parts in Plans 312R, 14210 and 29833 from R1-A to CD-30; and,

THAT Second Reading of both bylaws is withheld pending Council’s consideration of a Development
Cost Charge Frontender Agreement and a Municipal Share Agreement to finance the cost of
extending a waterline to the subject property to provide adequate water services.

OPTION 2: That Council postpone consideration of Bylaw 3018 and Bylaw 2990 with a request for

more information.

OPTION 3: That Council not proceed with Bylaw 3018 and Bylaw 2990.

Prepared by:

/Vl/}'{\/\' p
Matthew Fitzgerald, RPP, MCIP
Manager of Development Planning

Concurrence by: Reviewed by:
N/\\kéM/\"/ s //{ . //4
Trevor Kushner, BA, DLGM, CLGA, PCAMP lan Buck, RPP, MCIP
Interim Chief Administrative Officer Director of Development Services
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Attachments:

LuhWhN R

Schedule No
Schedule No
Schedule No
Schedule No
Schedule No

. 1—Applicant’s Overview of the Proposal

. 2 — Letter from Millard/Piercy Watershed Steward

. 3 - Detailed Proposal Overview

. 4 — Alternative Public Information Meeting Materials and Responses
. 5 - Sustainability Evaluation Checklist
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Schedule No 1: Applicant’s Overview of the Proposal

- Lot “A” -

Revised Application for Rezoning
City of Courtenay

Executive Summary

The owners of Lot “A”, are submitting this application for a rezoning of the property
from the current R-1A zone to a Comprehensive Development (CD) zone in order that

the property can be developed as outlined herein.

LOt EEADS

Lot “A” is an undeveloped 5.82 ha (14.53
ac.) parcel of land located in the City of
Courtenay at its western boundary. The
subject property i1s currently zoned
Residential 1A (R-1A) and Suburban
Residential OCP designation. This
zoning bylaw amendment application
seeks conversion from R-1A to a

comprehensive development zone

suitable for creation of lots as shown

below.

Proposed Development

Working with JW'T Architecture and Planning and Current Environmental and using

their Environmental Constraints Map as a base, the plan shown below was developed .

The proposed rezoning and development plan includes the creation of 35 lots (15
townhomes; 2 duplexes; 18 single family) within the 5.82 ha property while

maintaining and preserving key environmentally sensitive habitats.

ES-1
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I_O.t “A”

Revised Application for Rezoning
City of Courtenay
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Proposed Rezoning and Development Plan

Environmental Assessment

Due to the existence of several environmentally sensitive areas on the property,
Current Environmental Ltd. was retained to provide an environmental inventory,
impact assessment, and impact mitigation plan to facilitate project planning and to
assist with securing approval from regulatory agencies. The Environmental Assessment
and Protection Plan is attached as Appendix B. Preserved areas included within the
site plan include four seasonal wetlands, Piercy Creek mainstem and Tributary 11, all
with associated setbacks prescribed according to the City's Arden Local Area Plan

(LAP) and the Riparian Areas Regulation (RAR) of the BC Fisheries Protection Act.

ES-2
Rosebery Investments Ltd.
West Vancouver, BC
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Schedule No 2: Letter from Millard/Piercy Watershed Steward

Millard/Piercy Watershed Steward

P.O. Box 3761 Courtenay, B.C. VON 7P1

/l,df/
/s ({

P
LARD ~ PR
RSHED STEY

Letter regarding the housing development proposal by Rosebery Investments Ltd for
LOTA with access from Copperfield Road, RZ 000004

Attention of McElhanney
To whom it may concern

MPWS, in conjunction with CVCP, has completed the referral process for the proposed
development including several review meetings and site visits with McElhanney and
Current Environmental.

MPWS does not “support” any specific developments and can only comment on the
environmental and ecological impacts as they relate to the Piercy creek watershed.
The development is proposed for one of the few remaining undeveloped creek-side
properties along Piercy creek and as such should use the best practices for low impact
development design.

The proposal includes a 30m riparian set back which, in our experience, is a first in the
Piercy watershed. Developments along Piercy Creek previously only had 10 or 15m
riparian setbacks. Going back 20 years it had been almost zero, as with the Cousins
Road industrial properties backing onto the creek. The increased amount of riparian
setback will protect more tree cover and vegetation, plus reduce negative hydrology
impact and reduce localized flooding.

The next important design phase is the rainwater management (IRMP) that determines
how the rainwater from the development’s impervious surfaces are collected, filtered,

and returned to the creek. As this area includes the confluence of Trib 11, which
includes a large wetland, these designs are critical.

We all live in a watershed!
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MPWS has monitored coho salmon returning to spawn and fry presence in these areas
and hopes to enhance access for salmon by improving/replacing culverts at Arden and
Cumberiand roads in the future. The Piercy Creek assessment project supported by
PSF the City and McElhanney started last week. Coho fry were found in Piercy creek at
the intersection of Comox logging road confirming that salmon are active in this
development.

MPWS is pleased to have the opportunity to contribute to minimizing development
impacts on the watershed.
Thank you for including us in the process.

Robin Harrison
MPWS President

We all live in a watershed!
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Schedule No 3: Detailed Proposal Overview

- Lok A~ -

Revised Application for Rezoning
City of Courtenay

Application Support

Documentation

1. Lot ‘47

Development within this neighbourhood includes a mixture of single family homes
and small acreage parcels. To the west of the property are a mixture of small and
larger acreage properties, typically improved with older single family homes while to
the immediate cast along Arden Road are single family dwellings on a mixture of large
and small holdings. To the southeast across Cumberland Road are small acreage
properties, some of which that have recently been re-developed as a strata-titled

townhouse project.

Site Description

Lot “A” is an undeveloped 5.82 ha
(14.53 ac.) parcel of land located in
the City of Courtenay. As can be
seen on the plan below, the property
is located at the western boundary of
the City. It is bounded by the
Copperfield Road right-of-way to the
north, the Comox Lake Road to the
west and the Copperfield Ridge

Development to the south.

Rosebery Investments Ltd.
West Vancouver, BC
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- Lot “A” -

Revised Application for Rezoning
City of Courtenay

Vehicular Access

The development site is
accessed by Copperfield Road

via Arden Road.

There is currently no actual
vehicular access to the property

as the paved portion of

Copperfield Road terminates at
. Copperfield Rd. from Arden Rd.
the north-east corner. The
existing full-width Copperfield ROW runs along the top of the property and connects

the existing Copperfield Road to the Comox Logging Road to the west.

Pedestrian Access

The existing trail is proposed to be
relocated outside the riparian buffer
areas. This new neighbourhood is
connected to the existing trail
network to the south by way of an

existing stream crossing..

2.
Rosebery Investments Ltd.

West Vancouver, BC
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- Lot “A” -

Revised Application for Rezoning
City of Courtenay

Utilities and Street Improvements

Potable Water

There 1s an existing 150mm diameter water main stubbed at the end of Copperfield

Road which is proposed to service the site.

Sanitary Sewer

The project site is currently serviced via a 200 mm diameter PVC main which travels
east down Copperfield Road, south along Arden Road and then east down 20th Street
to manhole P-28 where it connects to the recently upgraded Central Arden Trunk

Sewer.

Topography
The site grades are relatively flat with a gentle slope of less than 3% gradient. In

general, the site slopes down towards the northeast corner of the subject property.

Storm Drainage

Drainage catchments impacting the study arca are defined by the surrounding roads
and crecks. Comox Logging Road defines the western limits, 20th Street defines the

south limit, and Piercy Creck and Tributary 10 define the east limit.

Hydrology

There are identified wetland areas in each corner of the property except for the
southwest corner. Piercy Creek flows from the south west corner towards the north

cast corner of the property.
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- Lot B -

~ Revised Application for Rezoning
City of Courtenay

Geotechnical Assessment

Terran Geotechnical Consultants Ltd. were retained to conduct a geotechnical

investigation of the property.

The soils represent the regional till that consist of glacial deposited clay, silt, sand,
gravel and cobbles. A till-like layer is nearly hydraulically impervious, and it is

expected that the groundwater is perched and the water table is deeper in depth.
In their Geotechnical Investigation Report Terran stated

“Based on our experience and site investigation, it is our opinton that subject property
are (sic) suitable for subdivision site development for typical lightly loaded residential
dwellings. The proposed development is geotechnically feasible and the land can be used
safely for thewr intended purposes with provided that the recommendations ... are

Jollowed.”

The Geotechnical Investigation Report is attached as Appendix D.

Tree Inventory and Assessment
Ryan Murphy, an ISA Certified Arborist, was retained to catalogue and assess the trees

on Lot A for overall health and stability.

He noted that the forest appears to have been cleared 60-70 years prior as indicated by
the size of the largest trees. The property is now treed with a mixture of second
growth coastal species. The understory varies from areas of typically thick brush to
areas of thinner salal and fern. Overall, no wide spread tree-related hazards were
observed on Lot A. No evidence of widespread root-rot was observed nor was any
prior incidence of wind-throw.

4.

Rosebery Investments Ltd.
West Vancouver, BC

Page 54 of 212



Staff Report — October 5, 2020 Page 19 of 113

OCP Amendment Bylaw No. 3018 and Zoning Amendment Bylaw No. 2990 — Lot A, Copperfield Road

- Lot “A” -

Revised Application for Rezoning
City of Courtenay
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Map of Mature Trees

The Tree Inventory and Assessment is attached as Appendix E.

Environmental Assessment

Current Environmental was retained to provide environmental consulting services in
support of the planning for the development of Lot “A”. The first objective was to
complete an environmental constraints map based primarily on the BC Riparian Areas

Regulation (RAR) and the City of Courtenay Official Community Plan (OCP) bylaw.

5.
Rosebery Investments Ltd.
West Vancouver, BC
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- Lot "A” -

~ Revised Application for Rezoning
City of Courtenay

The map of Protected and Developable Areas delineates the existing water courses
and wetlands on the property . It also shows the 30 m. setbacks as required by the City

of Courtenay OCP.

Lot A Copperfield Road, Courtenay, B€
Environmental ImpactAssessment

Protected'and Developablé Areas

Legend
Property
2 wetans
[ Steam on Propeny
—— Proposed Trail

—— Proposed ot Layest
Protected Developable Area

) Mosred Rearanarea
Prtected LAP Rparian Avea
row

Protected and Developable Areas

Wetland and Riparian Area Conservation

The site development plan includes 100% retention of Wetlands 1-3 & 5 and their
associated riparian habitat through the implementation of a 30 m LAP setback. The
proposed setbacks will help ensure adequate shade, water quality maintenance, LWD
recruitment, and water retention/infiltration to sustain fish habitat values remain
intact over the longterm. These values will improve as the riparian communities
mature. This wide buffer also provides important habitats and a continuous migration
corridor for terrestrial and semi-aquatic species.

6.
Rosebery Investments Ltd.
West Vancouver, BC
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- Lot “A” -

Revised Application for Rezoning
City of Courtenay

Wetland 4 and its riparian area will be impacted by development of the City ROW off
the end of Coppertield Road and the access road into the site. The loss of wetland and
riparian areas will require approval from the City of Courtenay, DFFO via request for

review, and by MFLNRO under Section 11 of the Water Sustainability Act.

Protected vs. Encroachment Areas

LAP setbacks the proposed development layout will include 3.2 ha (55 % of the total

arca) of the site set aside for environmental protection. The total LAP protected area

will exceed RAR-mandated setback areas (2.1 ha) by 1.1 ha (or an increase of 19 %

more than RAR protected areas). In addition to prescribed LAP sethack areas the

proposed development will include the dedication of 0.26 ha of protected area to

partially offset 0.34 ha of encroachment into wetland and riparian setbacks.

2. Plannine Context

City of Courtenay Official Community Plan

Within the City of Courtenay Ofticial Community Plan, the property is designated as

“Suburban Residential’ as shown on the following map.

Local Area Plan

In December of 2013 the City of Courtenay adopted the Arden Road Local Area
Plan. As stated in the OCP Amendment Bylaw “The objective of the LAP is to project
and respond to anticipated growth in the Arden Corridor through regulation of land
use and servicing that is in keeping with the values of the community, the identity of
the City and the City’s commitment to environmental protection.”

7.
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- Lk “A" -

Revised Application for Rezoning

City of Courtenay
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Demonstration Plan and HighLevel Design Principles

Current Zoning

The subject property is currently zoned

Residential 1A (R-1A). This is a single

Lot “A”  R-1A

family zone mandating a minimum lot

size of 1 ha.

The current zoning is becoming

increasingly out of context with the

Copperfield Ridge CD Zoning

surrounding properties as they are
rezoned to permit greater density. This
1s particularly so with CD-23A and CD-23B zoning of the Coppertield Ridge

development immediately below Lot “A”.

8.
Rosebery Investments Ltd.
West Vancouver, BC
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- Lot “A” -

Revised Application for Rezoning
City of Courtenay

3. Proposed Development Of Lot “4”

Development Objectives

1. Conformity with the Arden Corridor Local Area Plan

The development of Lot “A” in a manner that responds to the strategy, principles,

housing policy and Conceptual Land Use Plan of the Local Area Plan.

2. Housing Affordability

Provision ot atfordable housing by developing small lots thereby reducing the land and

servicing costs per dwelling unit.

3. Minimal Environmental Impact
Development of the property in a manner that limits the extent of site disturbances
on:

« critical habitats of rare and endangered species;

e fish, the waters they inhabit and the riparian areas that support them;
* nesting birds and the nests of all raptors;

* hydrological features and function.

4. Marketability
Provision of a diversity of housing types that are attractive to young couples, families,

and seniors.
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Lo.t “A”

_Revised Application for Rezoning

City of Courtenay

5. Respond to Local Neighbourhood Context

Maintain the character of a single family neighbourhood while providing the option of

more affordable multi-family dwellings.

Development Planning

The results of the environmental assessment were used to support planning efforts
specific to the development of the property and to inform land use decisions with
regard to buildable areas, stormwater management, and the retention of ecologically

significant features.

Proposed Development Plan

Site Access

Proposed|irees (typ)
1 (schematf: only)
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Proposed Rezoning and Development Plan

Using the RAR Setbacks Map as a base, numerous conceptual development plans were
prepared, resulting in the proposed development plan as shown above. This plan is

envisioned as a bare land strata.
Care has been taken in crafting the layout of building parcels. Parcels are strategically
located based on building typology to create both interest and coherence to the

10.
Rosebery Investments Ltd.
West Vancouver, BC
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- Lot A" -

Revised Application for Rezoning
City of Courtenay

neighbourhood’s design. irregular shaped parcels are designated as cottage lots to
encourage creative house plans. Interior lots are narrower in width and include
townhouse parcels (with interior lot lines) and 33" wide and alley loaded single family

lots.

Major Components of the Plan

Dwelling Types

Unit types include:
* 33" wide single family lane access lots with carriage units at the lane;
*  duplex(s);

* town homes (lane access) - designed to read as larger single family homes, or
character townhomes with unique street appearances for each unit;

* manor homes or triplexes - also designed to read as larger single family homes.

Cottage Lots/ Small Lot Single Family

Smaller home-sites make for atfordable design solutions.
They foster smaller yet more creatively developed floor
plans and gardens. Smaller homes are by nature more
affordable. The plan proposes a variety of single family

home-sites, including homes serviced by alleys, homes

facing into green spaces and smaller irregular lots which

beg for creative design solutions.

11.

Page 61 of 212



Staff Report — October 5, 2020 Page 26 of 113
OCP Amendment Bylaw No. 3018 and Zoning Amendment Bylaw No. 2990 — Lot A, Copperfield Road

- Lot "A" -

Revised Application for Rezoning
City of Courtenay

Carriage Homes

Carriage homes are typically residential suites located above
detached garages. By making provisions for carriage homes
through flexible and creative zoning, builders and home owners

can develop them when economic conditions are favourable. They

can be rented out as revenue suites (aka mortgage helpers) or
become "granny flats' facilitating multi-generational living within
one single family lot. These units would not carry separate title and would be

permitted as secondary detached suites.

Rosebery

West
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- Lot “A” -

Revised Application for Rezoning

City of Courtenay

Duplex

One duplex parcel is planned for Lot A. Its design is

intended to be in the character of a single family home.

The idea behind character of typical duplex building
design is to maintain the character of a single duplex

family building home design while providing for two a

units sharing a common and party wall. When from the

street it would be difficult to discern that this unit is occupied by two units.

Each duplex will sit on its own strata lot with shared walls being the common element.

By sharing a common wall building lots can be smaller and more affordable.

13.
Rosebery Investments Ltd.
West Vancouver, BC
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- Lot "A” -

Revisedé‘pplication for Rezoning

City of Courtenay

Townhomes

Two townhome (TH) parcels are planned for Lot A. Their

design is intended to be sympathetic to the scale and

character of a single family home, while being in the

e Right sise "t/'
Middle'J<Unit_/~

o Unit "
sit on its own strata lot with shared walls being the %"ﬁ\\@

common clement. Townhomes are a form of multi-family

form of three distinct townhome units. Each TH unit will

housing. Each unit would share common walls and have privately controlled front and
rear yards. Townhomes offer an affordable and safe housing typology. Sharing
common walls lowers the cost of construction as well as the cost the cost of upkeep

and heating and cooling. Garages would be detached, and they can be car ports or

surface parking.

14.
Rosebery Investments Ltd.
West Vancouver, BC
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- Lt "B -

Revised Application for Rezoning

City of Courtenay

Manor Homes/Triplexes

Three triplex parcels are planned for Lot A. Their design is
intended to be in the character of a single family home. Each
triplex unit will sit on its own strata lot with shared walls being

the common element.

Manor Homes are a type of multi-family housing that are
similar to townhomes, The primary difference is they are designed to appear like a
larger single family home that has several apartments located within it. They are an
appropriate housing type for infill development where sensitivity to neighbourhood
context is an important factor to consider during the design process. They add
character and affordability to a neighbourhood. Each unit would share common walls

and have privately controlled front and rear yards. They offer an affordable and safe

Character Sketch - Concept only fo illustrate character and scale

15.
Rosebery Investments Ltd.
West Vancouver, BC
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- Lot “A” -

Revised Application for Rezoning

City of Courtenay

housing typology for families with single parents, retirees, singles with satellite families

as well as the traditional nuclear family. Garages would be detached.

Park

At the centre of the plan is a 15,600st park. It is flanked by townhomes and single

family homes with front porches. Strategically located adjacent to the larger greenway

park of Percy Creck, this community amenity space will serve as a gathering place for

the neighbourhood. Parks need not be large to be functional and it is often said the

best designed neighbourhood parks are large enough to provide for playground

equipment, park benches and passive green space, yet small enough to feel safe and
16.

Rosebery Investments Lid.
West Vancouver, BC
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- Lot “A” -

maisUle Wlelel o WleliMie Maicraelallile

City of Courtenay

connected to the adjacent homes.

Rain Gardens

Rain gardens are designed to
capture and cleanse storm
water as it comes off the arecas
of vehicular traffic within a
neighbourhood street network.
They are located close to but

lower than the roadway's curb

and gutter. Rain gardens are

Rain Garden

populated with river washed

stone, native and ornamental

grasses, ground covers and perennials. Drain inlets are often located in rain gardens
and can direct cleansed water into detention areas downhill of the garden. Our design

locates two rain gardens uphill of the proposed storm water detention area.

Street Trees

While lots may be small, the opportunities to create a leafy new enclave of affordable
homes remain large. Trees are located in concept within areas of the strata road right-
of ways. In a few select areas trees are shown within the lots. While this is a concept
plan only, and not a prescriptive tree planting plan, it is intended to be a framework

for the detailed design that will follow rezoning.

17.
Rosebery Investments Ltd.

West Vancouver, BC
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- Lot “A” -

Revised Application for F%e;oning

City of Courtenay

Page 32 of 113

Tha N 4 < =

Conceptual Street Tree Planting Plan

Vehicular Access

Copperfield Road is proposed as the main and only entrance to the site. Access will be
provided by extending Copperfield Road along the existing road right-of-way to

Ministry of Transport and Infrastructure standards. The access drive is terminated by
a hammerhead turn-around. The access road will upgrade an existing culvert crossing
of Tributary 11 by replacing the closed-bottom culvert with an arched design that will
include re-instating natural stream bed substrates and profile. The access drive will be

owned and maintained by the bare-land strata corporation.

Within the project site one main road and one spur road are terminated with a round-
about and cul-de-sac. A series of laneways provides access to rear loaded garages as
well as, in select places, RV parking pads. Guest parking is proposed in both parallel

and head-in configurations.

18.
Rosebery Investments Ltd.
West Vancouver, BC
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Vehicular and Pedestrian Movement Plan

Pedestrian Access

Parts of the existing trail currently traverse sections of RAR mandated SPEAs, and as
noted in the Arden LAP: encroachment into SPEAs is prohibited. Those portions of
the trail will be realigned outside the SPEA but within the LAP setback.

As shown on the plan above, the existing trail is proposed to be relocated outside the
riparian buffer areas. This new neighbourhood is connected to the existing trail

network to the south by way of an existing stream crossing.

Dedication of Park and Environmental Reserve

Of the 5.82 ha. of total site area, 3.11 ha. (53%) will be dedicated to the City as
environmental reserve as shown in pale green on the plan below; and 0.21 ha. (3.6%)

will be dedicated as park as shown in bright green on the plan below.
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Portions of Site to be Dedicated as Park and Environmental Reserve
Development Statistics
Site Area 5.82 ha 14.38 ac.
less wetland & environmental reserve -3.11 ha -7.68 ac  53%
developable area 2.71 ha 6.70 ac  47%
less park dedication (8.4% of net developable area) -0.21 ha -0.52 ac
net developable arca 2.0 1a 6.18 ac 43%
Number of Lots 39
Parking
residents 2 pe lot
visitors 33
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Conformity With Local Area Plan

The Proposed Rezoning and Development Concept reflects that portion of the
Conceptual LUP covering Lot “A”, as shown in the Map 8 excerpt below. With its

proposal of a discrete development cluster and dedication of 57% of the land as

. "W
Local Area Plan - Map 8 (excerpt) Proposed Rezonina and Development Plan

environmental reserve and park, it conforms with the strategy, principles, housing

policy and Conceptual Land Use Plan of the Local Arca Plan.

Local Area Plan Design Principles

The Local Area Plan promotes a number of community design principles, which
together enable a development pattern that supports the vision described in the Plan.

These principles, and how they are applied, are as follow:

Where infill development is permitted, it The design takes into account the context of single family
is in keeping with existing neighbourhood = homes on Copperfield Road and the adjacent Copperfield
character. Ridge development.

Public trail networks should be secured This new neighbourhood is connected to the existing trail

especially along Piercy and Morrison network to the south by way of an existing stream crossing.
Crecks and connect to key destinations This trail network connects to an internal sidewalk and
within and beyond the study arca. trail system giving trail users access to the MOT ROW and
lands beyond.
21.
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Multiple mobility modes are provided
along major roads including Arden Road,

Cumberland Road and Lake Trail Road.

Preserve contiguous parcels of green
space to protect against forest and habitat
fragmentation.

Provide trail access, but not vehicle
access, from new development to existing
local streets.

Require rehabilitation of crecks and
wetlands as part of new developments.

Preserve the hydrological function of the
landscape by using Low Impact Design
principles.

In general, support clustered forms of
development, not typical tract housing

Limit crossings to streams. Where
crossings are required, clear span bridge
crossings arc encouraged.

Expand the network of greenways as part
of the municipal and regional greenways

system that is connected and accessible to
multiple users.

Develop the trail network in accordance
with the general connections shown on

Map 8.

Not applicable.

Ciurrent Environmental have provided mapping of
environmentally sensitive features and recommendations on
how to maintain connectivity of those features.

Trail access will be extended from the existing Copperficld
Ridge development to the south to connect with a street in
the Lot “A” development and will also connect to the
existing trail leading to the Comox Logging Road.

Clurrent Environmental will advise on restoration
opportunities, particularly in the arca impacted by the site
access road.

Roscbery Investments & JWT" Architecture have worked
with Current Environmental to ensure protection of the
hydrological functions and features of the site.

Using the Environmental Constraints Map to provide
direction on the site layout, cluster development is proposed
in order to facilitate the conservation ol sensitive
ecosystems, provision of open space and economical
infrastructure costs.

Replacement of the existing culvert within the City's
Copperficld Road ROW with a suitably sized, fish friendly
clear-span or arched culvert with native bed material is
recommended.

The proposed development coneept envisions that 55% of
the site will be set aside and dedicated as environmental
reserve.

Map 8 generally shows the existing trail and it will be used
and enhanced wherever possible.
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Retain eftective open channel stormwater | Introduction of source controls, along with a decentralized
management in order to promote natural = stormwater pond system designed to be ‘natural® with a
hydrological functioning of the arca, variety of native aquatic and riparian species.

specifically stream health.

Site Servicing

MecElhanney Consulting Services Ltd. (MCSL) were retained to provide Engineering
Consulting Services. Their servicing report was been prepared in support of this
rezoning application and covers municipal sanitary sewer, storm drainage, and potable
water. Commentary is also provided relative to site access, third party utilities (BC
Hydro, Telus and Shaw Cable) servicing, refuse collection, sustainability checklist

conformity, and affordable housing policy conformity.

The report presents both the estimated development loads as well as the general
servicing methodology, confirming the suitability of the subject parcel for the
proposed rezoning and increased density. The results presented will inform detailed

engineering design. The report is summarized as follows.

Potable Water Demand

The sum of the total probable domestic water demand and fire flow rate is 92.99 1/s.
There is an existing 150mm diameter water main stubbed at the end of Copperfield

Road which is proposed to service the site. We request the City undertake a water

model analysis and advise if there is sufficient capacity and pressure within the Gity’s

existing water distribution network to accommodate the additional demand. If

sufficient capacity is not available, we expect that the City will outline the offsite
23.
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upgrades required to meet the required potable water demands of the proposed

development.

Sanitary Sewers

The project site is currently serviced via a 200 mm diameter PVC main which travels
east down Copperfield Road, south along Arden Road and then east down 20th Street
to manhole P-28 where it connects to the recently upgraded Central Arden Trunk

Sewer. We request the Citv undertake a sanitary sewer model analvsis of the specific

scctions of downstream infrastructure, to cither confirm that sufficient capacity is

available to accept additional development tflow or provide an outline of required

offsite upgrades.

Storm Drainage

This Stormwater Management Plan has been prepared in accordance with the City of
Courtenay Subdivision and Development Servicing Bylaw 2919 Section 4.1.1
Drainage Planning. We understand that the City does not have a Master Drainage
Plan, Watershed Plan, or Integrated Stormwater Management Plan for the study area.
The catchment area for this study uses only the developable land area, totalling 2.6

hectares, for pre- and post-development analysis.

Guidelines and Targets

A new updated bylaw entitled City ot Courtenay Bylaw 2919 provides guidelines or
targets that were referenced in preparing this study. It outlines the requirement for
stormwater management for subdivisions and development within the City. Bylaw

requirements are outlined below:
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o Limit post-development peak flows to equal the corresponding pre-development peak flows
Jorthe 1 in 2, 1 in 5, 1 in 10 and 1 in 25 year veturn period 24-hour storm events;

*  Provide escape routes lo account for greater storms up to the I in 100 year return period

storm events in a manner which does not resull in flooding of any properties;

o Minemize the total runoff generated from storms through the application of sile adaptive

planning;

o Control discharge such that the downstream watercourses receiving outflow from detention

Jactlities are protected from surcharge and erosion;
»  Convey flows up to the I in 10 year return period storm event in the minor system;

o Convey flows in excess of the I i 10 year return period storm evenl overland in the
major system;

*  Provide o1l and grit separators for sites with parking for 11 or more vehicles.

Clhimate Data

City of Courtenay Bylaw 2919 Intensity Duration Irequency (IDI) curves have been
used for the 1'in 2, 1 in 5, 1 in 10, I in 25 and [ in 100 year return storm events,
developed using the Modified Chicago Distribution, in the computer simulated

hydraulic modelling.
Basin Characteristics

The property is situated in an approximately 10 hectare catchment area which slopes
to the south cast draining to Piercy Creek. Upstream runott is conveyed around the
catchment by Tributary 11 to the north and ditching along the Comox Logging Road
to the west. The subject property makes up the lower hall of the catchment area. The

upper half of the catchment area is located to the north in DL 93.
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Post-development runoft from DL 95, which is conveyed across the subject property is
expected to be cut-off by the extension of Copperfield road, and directed cast to
Tributary 11. Approximately 3.42 hectares of the 5.82 hectare site consist of riparian
arcas and wetlands which will be undisturbed by the development and continue to

drain to Piercy Creek.

Stormwater Management

The following Stormwater Management Plan analyzes the site using computer
simulated hydraulic modelling to set a baseline for existing runoff, size proposed
stormwater management mitigation infrastructure (source controls which reduce peak
runoft rates and total volume by retaining and/or promoting infiltration and
evapotranspiration), and provide simulated post-development runoff peak rates and

total volumes.

Design Elements

The proposed Source Controls to be implemented for this project have been developed
to promote onsite capture of runoff and groundwater recharge. Properly employed,
this approach will mitigate peak runoff rates, and provide qualitative treatment of

runoft, prior to discharge. The following source controls are proposed for the site:

* Amended Topsoil: Place 300mm of amended topsoil in all
landscaped (pervious). Direct surface runoft from impervious surtaces
to landscaped arcas wherever possible;

* Disconnected Roof Leaders: Where grades allow, properties
backing onto the existing riparian areas should have disconnected

roof leaders allowing roof” runoft’ to sheet tlow to the riparian areas

26.

Page 76 of 212



Staff Report — October 5, 2020 Page 41 of 113
OCP Amendment Bylaw No. 3018 and Zoning Amendment Bylaw No. 2990 — Lot A, Copperfield Road

- Lot “A” -

Revised Application for Rezoning
City of Courtenay

which will provide detention, infiltration, evaporation and

transpiration;

* Rain Garden: Install a rain garden with outlet controls to reduce

peak runoff rates and volume by promoting groundwater recharge;

* Detention Pond: Construct a detention pond to limit peak runoff

rates up to the 1 in 25 year design storm event;

*  Grit Sumps: Install grit sumps in catch basins and pond/ rain
garden inlet and outlet manholes to provide pre-filtering and removal

of larger particulate.

*  Bio-swales: Constructed bioswales with aquatic planting both before
and after the detention pond and aquatic plantings within the pond
are proposed to remove Total Suspended Solids (T'SS) and pollutant
loading from stormwater runoff. Bio-swales should be designed to
maximize detention time. Plantings should be selected by a qualified
professional experienced in aquatic plantings to reduce T'SS loading.
Details of the bioswales and plantings will be determined at the

design stage.

Runoff Quality

Runott quality will be controlled be three systems, grit sumps, bio-swales and the
detention pond. Grit sumps in the catch basins and pond inlet and outlet manholes
will be the first line of defence to remove larger particulate. Bio-swales both up and
downstream of the pond, and downstream of the rain garden are proposed to provide

qualitative treatment of runoff by reducing hydrocarbon loading and Total Suspended
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Solids ('T'SS) prior to discharge to Piercy Creek. Infiltration to ground, through the
rain garden will serve to further improve/ polish the quality of runoff. The detention
pond complete with aquatic plantings will also improve water quality by aiding in the

further removal of hydrocarbons and T'SS.

Post-Development Runoft

The analyses show that with the use of the proposed Source Controls, which promote
infiltration, evapotranspiration, and detention, Bylaw 2919 requirement to limit post-
development runott peak rates below existing rates up to the 1 in 25 year design storm

cvent are attained.
Convevance

The stormwater collection/conveyance system will consist of a traditional minor piped
system and a major overland system. Both the minor and major system will be
designed to current City of Courtenay design standards. Peak 10-year return period
(short duration) flows will be conveyed within the minor piped drainage system. Flows
in excess of the 10-year return period design rainfall events will be conveved via the

major overland drainage system.

Low flow discharge from the rain garden and detention pond should be designed in
conjunction with the project biologist to provide distributed, unconcentrated flows to
the adjacent riparian wetland arcas. Distributed flows will serve to further mimic
predevelopment runoff. A defined vegetated pond outflow swale 1s proposed to convey
pond discharge in excess of the 1 1n 5 year design rainfall event to Piercy Creek. The
outtlow swale will be designed to safely convey flows up to the 1 in 100 year design

storm cvent.
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Sizes and grades for the minor and major storm system, as well as details ot the
distributed low flow pond discharge, will be determined at time of detailed design.
The pond will also be designed to safely convey peak flows and volumes up to the 1 in

100 year design rainfall event.

Construction Sediment and Erosion Control

Prior to, or in conjunction with land clearing, grading or construction, sediment and
erosion control measures must be implemented to preclude conveyance and discharge
of fine silts and clay particles into the receiving environment. Construction activities
should be carried out during dry weather periods that will reduce the chance of
erosion. As rainfall is always a possibility, a sediment and erosion control plan must he

in place prior to construction.
Maintenance

The operation and maintenance of the stormwater system will include the upkeep of
catch basins, pipes, biofiltration swales, the rain garden and the detention pond, and
other related components that are part of conveying stormwater within the drainage
basin. Effective and timely maintenance will enable stormwater components to

function as intended, mitigating risk to property and infrastructure.

Site Access

The development site 1s accessed by Copperfield Road (minor collector) via Arden
Road (major collector). Arden Road is serviced by Lake Trail Road and Cumberland
Road both of which are classified as Arterials. The conceptual site plan, Iigure 1,
prepared by JW'T Architecture and Planning/ JW'T Design Ltd., proposes an

approximately 60m extension of Coppertield Road to access the site. As the extension
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of the Copperfield Road right-of-way is outside the City boundaries, the extended

road will be built to Ministry of Transportation and Infrastructure requirements.

The trail network is proposed to be connected through the site joining Copperfield

Road to the Piercy Creek trail network.

Third Party Utilities

McElhanney confirms that BC Hydro, and third party utility services arc available
along Copperfield Road. All development servicing will be underground per City

bylaws.

Environmental Impact Mitigation

On-site Restoration of Riparian and Aquatic Habitats

Property access is only possible from the northern property corner off the end of
Coppertield Road that will require modifying 0.34 ha of wetland and riparian forest
habitats. The proposed access road will minimize impacts to the riparian habitat of

Wetland 5, while impacts to Wetland 4 are unavoidable.
On-site restoration opportunities exist that are intended to attempt to balance those

arcas of lost habitat. In order to compensate for the impacted riparian and wetland

habitat resulting from establishing site access requirements, it is proposed that:

e 0.26 ha of otherwise developable land (beyond but adjacent to 30 m LAP setbacks),
much of which is situated in areas of more mature vegetation are suggested to
artially oftse ¢ moditication of 0.32 ha of riparian torest habitats in and
partially offset th liticat t0.32 ha of rip t t habitat 1

around Wetland 4.
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* approximately 0.03 ha (108 m length x 3 m width) of existing pedestrian walking
trail within the LAP setback area north ot Wetland 2 will be decommissioned and

restored using an assemblage of native vegetation species.

* aseries of Newbury styvle riffles be installed at suitable locations within the Piercy
Creck mainstem to create spawning and pool habitats that appear to be lacking
within the mainstem reach on the property. property. Each riffle/pool complex will
have a ballasted large woody debris feature installed within the pool to enhance

rearing and shelter from predation.

Avoiding and Minimizing Residential Encroachment

Long-term residential encroachment into environmentally sensitive arcas can be
avoided and/or minimized by installing fencing and placing coarse woody debris that
accommodates wildlife passage along the perimeter ot Park Dedication areas adjacent
to proposed development lots. Application of the City's prescribed tree retention
requirements along the southern perimeters of lots adjacent to LAP setback areas will
assist in the reduction of LAP encroachment impacts while permitting these lots to

proceed with subdivision/development according to the proposed lot orientation.

Minimizing Loss of Wildlife Habitat and Species at Risk

Development will be focused in the largely disturbed (i.e. recovering 3rd growth forest)
central portion of the site to minimize the loss of wildlite habitat (I'igures 1-3). As
mentioned, the majority of meaningtul wildlife habitat lies along the southwest and
northeast corners of the site, including within wetlands, watercourses, and their

riparian areas.
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Minimizing Impacts to Hydrological Regime

The Arden LAP policy for surface run-off is to minimize the volume/velocity of flows
"into watercourses and encourage rain-water infiltration by limiting the amount of

impervious cover and maintaining trees and other vegetation.”

The stormwater management BMP’s described in the following sub-sections will be

incorporated in all levels of the project engineering design.

Rainwater Volume Management

The proposed development layout
includes a decentralized system that will
include two rain gardens and a
rainwater detention pond (Figure 1), the
latter of which will discharge to the

sensitive riparian/LAP setback arca

adjacent to the confluence of Tributary

Rain Garden

11 and mainstem Piercy Creek (Figure

1). These rainwater management features are intended to be unobtrusive, constructed
wetland-type features outside of the LAP setback that will help support rainwater
infiltration and reduce impacts from peak flow discharges to the natural environment.
There is to be no increase in peak discharges within watercourses as a result of this

development.

Treat Road and Parking Runoff

All road surface runoff will be treated using a combination of vegetated, ephemeral
bioswales and rain gardens placed strategically in green space arcas located outside the
setback area.
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Tree Protection

All trees deemed to be safe within ESA’s and designated setback arcas will be protected
in perpetuity. These will continue to increase in functional value as protected arcas
mature over the longterm. During the sub-division phase additional trec management
criteria will be identified through implementation of City of Courtenay Iree

Protection and Management Bylaw No. 2850 (2016).

Other Mitigation and Compensation Strategies

Lighting

The placement of lighting structures will be avoided adjacent to riparian and sensitive
habitat arcas. Where human safety 1s a concern, lighting will be installed that 1s of low
power and located close to the ground surface and directed away from sensitive

habitats.

Human Fxclusion Fencing

Exclusion fencing (height to be determined in consultation with City) will be
constructed along all setback areas to minimize human intrusion into sensitive areas.
Riparian Habitat Enhancement

Any coarse woody debris, salvaged from cleared areas, will be opportunistically placed,
as directed by a QEP, into setback and wetland areas to provide habitat, moisture
regulation, and autochthonous nutrient and energy sources for wildlife - particularly
amphibians. Downed logs and bark, especially large diameter pieces will not be

removed from protected arcas.

Terrestrial Habitat Enhancement and Off-set Strategies

33.
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Younger 3rd growth stands, specifically the "Developable Area Added to Protected”
shown in Tigure 2, are recommended as partial offsets for encroachment into the
riparian area of Wetland 4 required for site access and can be enhanced through a
combination of planting a suitable assemblage of native coniferous trees, installing
recumbent woody debris, planting “snag” habitat trees, and decommissioning/
replanting sections of the existing pedestrian trail that traverses the LAP north of
Wetland 2. Planting young 3rd growth stands with coniferous species will assist in the
succession process towards a mixed stand with higher wildlife values, similar to the

older 2nd growth forest visible elsewhere on the property.

In-stream Habitat Enhancement

In-stream enhancement opportunities exist in mainstem Piercy Creck and near the
proposed City ROW road crossing of Tributary 11 where a series of riffle/pools and
large woody debris installations could be installed to offset proposed impacts to
Wetland 4 in the northwestern corner of the lot. The installation of riffles
dramatically increases the stream’s resilience to drying by impounding flows and
releasing them slowly over time. This has worked very well on lower reaches of Piercy

Creek.

Replacement of the 1.5 m x 1.0 m ovoid CSP culvert within the City's Coppertield
Road ROW with a suitably sized, fish friendly clear-span or arched culvert with native

bed material 1s recommended.
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3. Proposed Rezoning

Comprehensive Development

The proposed zoning bylaw amendment application secks conversion from R-1A to a

Comprehensive Development zone suitable for the creation of:

* 33" wide single family lane access lots with the option of carriage units at the
lane;

* duplex(s);
* town homes (lane access);

* triplexes.

Land Use

It 1s proposed that the requested Comprehensive Development zoning allow the land

uses as designated in the Land Use Plan below.

Page 49 of 113
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Setback Diagram

Lot Setbacks

Iront Setbacks:

15" except 7.5" to any front porch with our without habitable space above. A front
porch shall be defined as open covered deck area facing a private or public roadway
but not a laneway not exceeding 8' in total width as measured from the exterior plane
of structure to the sheathing of the dwelling unit it serves. A front porch may have
second story habitable space above. A front porch must be at least 12" above adjacent

finished grade and not more than 3' above adjacent grade.
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Side setbacks:

5" from the lot line to face of sheathing except 7.5'if the dwelling unit is attached to
another dwelling unit or the side lot line 1s facing a flanking street. Relaxations of the
side setback to 3' (5.3" for flanking side vards) are allowable for bay windows, chimneys

and other building elements as long as their total area in plan or projected view does

not exceed six square feet.
Rear setbacks:

For lots serviced by a laneway: 45" from the rear lot line to the face of sheathing of the
) ) g

primary dwelling unit. Garages and carriage homes may have a relaxation to 4'

provided the rooflines above to do not overhang the lot line. Decks not more than 24"

above grade may be built outside of the rear setback line.

For lots not serviced by a laneway: 45" from the rear lot line to the face of sheathing of
the primary dwelling unit. Decks not more than 24" above grade may be built outside

of the rear setback line.

4. Conclusion

The proposed plan was developed working in concert with JW'T Architecture and
Planning, Current Environmental and McElhanney Consulting Services over a period

in excess of two years.,

The proposed development of the property meets the objectives of:
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1. Conformitv with the Arden Corridor Local Area Plan

The proposed development of Lot “A” does respond to the strategy, principles,

housing policy and Conceptual Land Use Plan of the Local Area Plan.

2. Housing Affordability
The development plan would provide atfordable housing by developing small lots

thereby reducing the land and servicing costs per dwelling unit.

3. Minimal Environmental Impact
The proposed development of the property limits the extent of site disturbances on
critical habitat, riparian arcas and hydrological features and function.

4. Marketability
The proposed development provides a diversity of housing types that are attractive

to young couples, families, and seniors.

5. Responds to Local Neighbourhood Context

The proposed development maintains the character of a single family
neighbourhood while providing the option of more atfordable multi-tamily

dwellings.

Given the lack of affordable, family-oriented housing in the City due to the limited
supply of housing lots, this rezoning application will permit an increased supply of
zoned and serviced housing lots which should serve to stabilize or reduce housing

prices.

38.
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- Lot “A” -

Revised Application for Rezoning

City of Courtenay

Appendix A

Development Plan & Architectural Illustratives

- JWT Architecture and Planning -

Rosebery Investments Lid.
West Vancouver, BC
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Schedule No 4: Alternative Public Information Meeting Materials and Responses

- Lot “A” -
2650 Copperfield Rd.

Revised Application for Rezoning

This information is being distributed to all residents within a 100 meter radius of the subject

property as prescribed by the City of Courtenay’s Development Procedures Bylaw.

The owners of Lot “A”, 2650 Copperfield Road, have submitted a revised application to

rezone the property from the current R-1A zone to a Comprehensive Development (CD) zone
so that the property can be developed as outlined below. The application has been revised to

more closely reflect the intent of the Local Area Plan.

Lot “A!!

Lot “A” is an undeveloped 5.82 ha. (14.38 ac.) parcel of land
located in the City of Courtenay at 2650 Copperfield Rd. The
subject property is currently zoned Residential 1A (R-1A) and has
a Suburban Residential OCP designation.

Proposed Development

Working with JWT Architecture and Planning and Current
Environmental, the plan shown below was developed.
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Rain Character " Character Manor Hoysa Site Access
2 Carclenme - Ay - -

\ N Y Cottage Lot s or a1 1Oy 'S, W,

\ = (K- P : Proposed Tree:
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\ y/ & Duplex = Village il Vilage

\ Cottage /- /4% Vo P £ 1 4| M| £Homes 11| BT Homes ~ -

\ \ e Y J | o

\ village, / 5@4 /8y, S { | i Li ¥
oy e /0 o 1L = / i
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Proposed Rezoning and Development Plan
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- Lot “A” -
2650 Copperfield Rd.

Revised Application for Rezoning

Cottage Lots/ Small Lot Single Family

Smaller home-sites make for affordable design solutions. Smaller homes

are by nature more affordable. Our plan proposes a variety of single __,-;;, _g, 7,
family home-sites, including homes serviced by alleys, homes facing into i e VY -
green spaces and smaller irregular lots which beg for creative design e k?i
solutions.

Carriage Homes

Carriage homes are typically residential suites located above detached
garages. They can be rented out as revenue suites AKA mortgage
helpers, or become "granny flats” facilitating multi-generational co-
habitation within one single family lot. These units would not carry a
separate title and would be permitted as secondary detached suites.

Duplex

One duplex parcel is planned for Lot A adjacent to the park. Its design is
intended to be in the character of a single family home and does not
have mirror image floor plans and elevations. Each duplex will sit on its
own strata lot with shared walls being the common element. By sharing a
common wall, building lots can be smaller and more affordable.

Town Homes

Two townhome (TH) parcels are planned for Lot A. Their design is in-
tended to be sympathetic to the scale and character of a single family
home, while being in the form of three distinct townhome units. Each TH
unit will sit on its own strata lot with shared walls and have privately
controlled front and rear yards. Garages will be detached, they can be
car ports or they can be surface parking (even with allocations for an RV
parking pad).

Townhomes offer affordable and safe housing for families with single parents, retirees, singles

with satellite families as well as the traditional nuclear family.
2
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- Lot “A” -
2650 Copperfield Rd.

Revised Application for Rezoning

Manor Homes / Triplexes

Three triplex parcels are planned for Lot A. They are designed to
appear like a larger single family home that has several apartments
located within it. Each triplex unit will sit on its own strata lot and
have privately controlled front and rear yards.

They add character and affordability to a neighbourhood and offer
affordable and safe housing for families with single parents, retirees,
singles with satellite families as well as the traditional nuclear family.
Garages will be detached and can be car ports or they can be surface parking (even with
allocations for an RV parking pad).

Dedication of Park and Environmental Reserve

Of the 5.82 ha. of total site area, 3.11 ha. (53%) will be dedicated to the City as environmental
reserve as shown in pale green on the plan below; and 0.21 ha. (3.6%) will be dedicated as
park as shown in bright green on the plan below.
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- Lot “A” -
2650 Copperfield Rd.

Revised Application for Rezoning

Vehicular Access

Copperfield Road will be extended along the existing road right-of-way and will be
constructed to MOTI. The existing culvert crossing of Tributary 11 will be replaced with a
design that will include re-instating the natural stream bed.

Pedestrian Access

As shown on the plan above, the existing trail is proposed to be relocated outside the riparian

buffer areas and is connected to the trail network to the south by way of the existing bridge.

Development Statistics

Site Area 5.82 ha. 14.38 ac.
less wetland & environmental reserve -3.11 ha. -7.68 ac. 53%
developable area 2.71 ha. 6.70 ac. 47%
less park dedication (8.4% of net developable area) -0.21 ha. -0.52 ac.
net developable area 2.5 ha. 6.18 ac. 43%
Number of Lots 39
Parking

residents 2 per lot

visitors 33

Additional Information

The application submission and relevant documents can be viewed on the City of Courtenay
website www.courtenay.ca/devapptracker (search by file number or address).

The development plan, design elements, character sketches and renderings of building types
may be viewed by following the link below:

http:/bit.ly/Lot-A

For further information please contact Tim Nye at 604-920-3685.
4
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PUBLIC INFORMATION MEETING
(Revised) Planning Referral RZ00004 - 2650 Copperfield Rd.

COMMENT SHEET
Name: Email:
Address: Phone:

Rosebery Investments Ltd. has applied to the City of Courtenay for a Zoning Amendment to rezone the

property from the current R-1A zone to a Comprehensive Development (CD) zone. This project is under

review by staff in the Planning Department of the City. Given the information you have received regarding
this project do you have any comments or questions?

Please return your comments by May 29, 2020
Comment can be submitted to the City of Courtenay by one of the following methods:

¢ Drop your comment sheet off in the drop box located at the front entrance of the City of
Courtenay or mail: City of Courtenay, Planning Services Department, 830 Cliffe Avenue,
Courtenay BC VON 2J7

* Email your comments to planning@courtenay.ca

¢ Fax your comments to 250-334-4241
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Fri 5/29/2020 6:14 PM
#rz000004

To PlanningAlias

I

ﬁ You forwarded this message on 6/1/2020 8:57 AM.

Hello my name i I live on Swanson st in Courtenay. | was talking to a meighbour of mine and he was mentioning a new housing
development project (#rz000004) that is proposed to be built behind our subdivision. In order for these houses to be built a forest containing a
rare species of salamander would be destroyed. Is there anything that can be done to protect this forest and the wildlife that calls it home.

Thanks for any help you can provide.

Sent from Mail for Windows 10
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Fri 5/2

Lot A-2650 Copperfield Road

To  PlanningAlias

I'm writing in opposition of the proposed new development on Copperfield road.

Living on Swanson Street we already have an issue with no sidewalk or light system at the intersection of Cumberland road and Arden road and
bringing in a new development without addressing these issues will congest this area even further making it even more difficult to safely cross
the street to let our children cycle or walk Arden road to get to school. I'm also concerned as my property at 2757 Swanson street looks out
onto the creek and forest and I'm concerned about how many trees will be taken down with this proposed build and this affecting my property

value and view | currently have.
Thank you reading up on my concerns.
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Council of the City of Courtenay
Attention: Mr. Fitzgerald
Dear Sir.

As along time resident of Copperfield Road. 235 plus vears. I strongly oppose the proposed rezoning
application regarding “Lot A Copperfield Road”. In my opinion as a DeveloperBuilding Contractor
and Resident this application is frankly absurd for many reasons. I am not opposed to responsible

velopment in “my backyard”. on the contrary. In 2005 I developed my property at the corner of
Arden and Copperfield Roads. Specifically Lots 1-5 rezoned from Country Residential 2RDCS to
EF.1 Rural Residential 1. 5 Lots @ 24.328m x 55m conforming with the OCP and the existing
properties in the area, roadway and infrastructure. This area's non conforming roadway and existing
infrastructure simply does not support a change to a CD Zoning period. That much density at the
wrong end of the lane cannot be supported in it's current condition. Also the wetlands and riparian
habitat 1s a critical wildlife corridor which also cannot and should not support this level of density.
Fesponsible development 15 one thing, this proposal in my opinion 15 clearly irresponsible. If the
current crisis we are dealing with should teach us anvthing it's that the status quo — business as usual-
head in the sand way of thinking does not and should not apply here. This is not the lower mainland.

Thank You for vour attention to this matter.
Fespectfully Yours

2490 Copperfield Road
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May 29, 2020
Planning Referral RZ00004 — 2650 Copperfield Rd.
Dear Planning Department, City of Courtenay

To begin, | wish there was a public hearing on this as not many people will be voicing their opinions via
written letters etc during these times of physical distancing.

My wife and | live in the Copperfield area with our two children. We are within 100m of the proposed
development.

We have three main concerns (| will be brief):

There are no playgrounds on the proposal. The nearest public playground is at Woodcote Park. Our kids
would love access to something within walking distance.

The area is currently a mixed wetland/forest. Piercy Creek is a salmon spawning stream and the area is
home to many birds and animals that support the salmon spawning ecosystemn. | don’t believe adequate
studies have been done on this habitat. Considering the development is between Piercy and Tributary
11 on a wetland, it seems the area will be destroyed with ground fill to make the area suitable for
building. This changes the ground water levels and will kill the nearby habitat and trees as it has done in
other nearby areas.

The proposed development is a8 medium density community with allocations for lower-income families.
The area is very poorly serviced by sidewalks, bike routes and public transit. It does not make any sense
to create a community like this so far from the city center and its amenities, considering the lack of
nearby services. There are 35 lots all being serviced by one small road [Copperfield Rd). This will onky
add vehicle traffic which is not in line with the Green Initiatives of the Comox Valley.

To summarise, the development will add excessive vehicle traffic to a remote section of Courtenay. It
will destroy part of a salmon spawning creek and wetland. And finally, it will not benefit or add value to
the local area in any way.

Ideally, the area should be preserved as an ecological presernve.

Sincerely,

2858 Swanson Street,

Courtenay BC VON 0C9
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Thu 5/2 2

Lot A Development and Zoning Plan

To PlanningAlias

I have received information concerning the proposed plan for the development and rezoning of Lot A at Copperfield Rd. In Courtenay. My
interest is based on ownership of a home in the adjoining Copperfield Ridge development. It seems that | was not included in the notice as |
fall outside the “notice zone”. Nevertheless | am impacted and would like to register some observations and concerns.

1. Environmental: Much has been made in the proposal of the environmental assessments conducted and the provision in the plans for
environmental mitigation. | would like to point out that the change in zoning itself imposes the additional environmental hazards
including reduction in wetland areas, impingement on an important riparian area and the reduction in set back areas. Existing
stakeholders made investment decisions on the basis of the development of the adjacent parcel which would not entail the degree of
adverse environmental impacts brought about by the rezoning. My observation would be that the impacts of the Copperfield Ridge
Development have to be explored and assessed before a decision to rezone the adjacent property is made. | point to the developers
own tree assessment as evidence that there should be concern over the existing impacts on trees in the protected areas before more
impacts are created.

2. The developer points to the increased density being proposed as being in sympathy with development trends and local area plans.
That might well be true, but it is also true that this density comes at a cost from an environmental and quality of life perspective and |
would observe that these concerns are not being properly heard in this process.

3. The plan itself contains, in my opinion, too little provision for trails and bicycle access and too much provision for RV storage/parking.

Finally, | would like to observe that this process is proceeding without adequate review, assessment of impacts and most importantly without
neighbourhood input. Using Covid as an excuse is not acceptable. The development process should be halted until conditions are right for a
proper review.

Sincerely

2568 Steele Crescent

Courtenay

Sent from Mail for Windows 10
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PUBLIC INFORMATION MEETING
(REVISED) Planning Referral RZ00004 — 2650 Copperfield Rd.

COMMENT SHEET

Name: [ NG
Address: 2837 Swanson Street Phone:_

- The proposal for this area is wrong. It does not fit for so many reasons i.e.: lack of transit,
traffic, salmon streams, etc.

- The environmental and tree studies are totally out of date. They do not recognize the extreme
cedar die off in the riparian buffer zone or the recent discovery of a live water shrew. To be
expected re-using studies from previous older applications.

- The Geotec investigation report is for a proposal at 2602 Copperfield and notes the
construction of 52 dwellings. This is very sloppy and shows that this proposalis just a
rehash pushed through in a hurry during the Pandemic.

- | believe that a proper study of the extensive trail system that is used currently by the local

people would show that the whole site should be dedicated Passive Ecological Reserve or
passive parkland. Perhaps the owners should gift the property to the City.

- There is a lot of land closer to the center of Courtenay in need of redevelopment that would
suit this type of density.

- | do not appreciate the bully tactics by Planning to use the minimum legal notice requirement
of 10 days to elicit comments during a pandemic.

- A piece of raw land set between two salmon streams with large amounts of wetland should
never be considered for development.
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Rezoning at 2650 Copperfield Road

To PlanningAlias; Fitzgerald, Matthew; CoundcilAlias

- _

Dear Council of the City of Courtenay
My partner and | live at 2450 Copperfield Road in Courtenay. We strongly oppose the rezoning application for the development at 2650
Copperfield Road. This area is NOT suitable for what the developer has in mind.

Thank you,
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Thu 5/28/2020 5:18 PM

Rezoning for RZ00004 - 2650 Copperfield Rd.
To PlanningAlias; Fitzgerald, Matthew; Coundlalias

0 You replied to this message on 5/29/2020 9:19 AM,

Dear Mr. Fitzgerald,

I'm writing in opposition to the proposed zoning change for 2630 Copperfield Road. My primary concemn with this development is the
potential for increased waterflow moving through Piercy Creek. In the past zoning amendment attempt I had contacted the previous
city planner (Tats), and submutted pictures of the creek dunng high flow. My purpose in submitting these pictures was to show that any
mcrease of runoff water would have the result of flooding mv propertv. The proposed entrv road to the new development places road
access over parcels of two separate wetlands. This extension of the roadway has me concemed about the confluence of Trbutory 11
and Percy creek which, meet at the comer of mv property.

Further, I understand that in order for homes to be built on the site considerable shoring of landscape will be required. Many truck
loads of fill will be used, compacted and graded to discharge water into the creek which, will exacerbate the potential for future
flooding.

I also oppose the rezoning of this property for another reason. To a layman looking at a map the site looks to me like 1t could only

support the construction of six homes, mavbe seven if property sizes remain consistent with what already exist on Copperfield
Road. The proposed development 1s too dense.

Thanks for Iistenini t0 OUr concemns,

2602 Coﬁerfield Road
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2650 Copperfield Road

To  FlanningAlias; Fitzgerald, Matthew; Coundilalias

To Whom It May Concemn:

I am writing this letter in response to the application for rezoning for 2650 Copperfield Road and the proposed development. First and foremost I am not opposed to development. I
see it a3 a necessary means of prowth and if done properly with integrity, consideration and honour, reflects the healthy state of a community as a whole.

Currently, Copperfied Road is a very quiet street lined with mature properties that offer space and privacy for ezch house. Itis one of the things that attracted my wife and I to the area
to raize our 3 year old daughter. W have only been living on the street for just over 2 vear and in that time we have mvestzd 2 considerable amount of time and money to make our
home something that we are proud of.  We have loved our daily famuly walks through the forest at the end of the street. There are paths evervwhere that link the different
neighbourhoods together and holds within it all sorts of life. From bikers and dog walkers, to deer and other wildhfe, the area at the end of Copperfield 15 one of a few green, park-like
areas that are accessible from surrounding neighbourhoods for all to enjoy.  We were deeply szddened to hear that to city council 1 considermg changing the zoning in order to allow
such a development that is not in congruence with the existing street appeal.

We a2 a neighbourhood, have enjoved the quist and safety of this street and my wife and [ zre most concerned with the smount of traffic that such 2 development will creste.  Going
through with this development will merease the car traffic exponentially and put our children at risk of mjury not to mention will merease traffic noise. Our daughter along with many
of the other Copperfield children can ke found playing freely on the strest 2s they run deor to deor. This type of atmosphere has always been our dream to have after moving from a
busy main street which did not provide the same secunity.

Plezse do not accept the application for rezoning our street. We feel that developing the proposed area would be better suited for single family homes like the ones already existing on
the street, thus maintaining and adding to the beauty and charm Copperfield Road has to offer.

Thank you very much for taking the time to consider our feedback.

Sincerely.,

2577 Copperfield Road

Page 120 of 212



Staff Report — October 5, 2020 Page 85 of 113
OCP Amendment Bylaw No. 3018 and Zoning Amendment Bylaw No. 2990 — Lot A, Copperfield Road

Fri 5/2

RZ00004 / 2650 Copperfield Lot A

To  PlanningAlias

2020 3:09 PM

) vou replied to this message on 5/29/2020 3:11 PM.

Hi

We received a letter regarding the proposed development of RZ00004 [ 2650 Copperfield Lot A and wanted to write to say we are in favour of
the development because it helps densify the area and create more affordable housing options (i.e. townhouses and laneway housing).

It would be great if the trails around our subdivision could link up with the trails in the new development to make a bigger loop.

2603 Steele Cres
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PUBLIC INFORMATION MEETING
(REVISED) Planning Referral RZ00004 — 2650 Copperfield Rd.

COMMENT SHEET
Name: _ Email:_
Address: 2837 Swanson Street Phone_

| believe the proposal for this area is wrong due to many reasons i.e. lack of transit, traffic, bike
paths, sidewalks, salmon streams, etc.

Passive parkland area is very minimal in the City of Courtenay and | believe in this case this area
could be a worthwhile area to keep as passive parkland. We have lived on this street for over three
years now and have watched the foot traffic on the trail behind our house increase substantially
over this time.

There is so much wetland in and around the proposed development along with two salmon
streams it would most likely dewater the area even more if any development happened within this
area.

| also do not think this is the time to be handling issues like this during a major pandemic. Itis very
hard for people to communicate with each other in the neighborhood and outlying areas at this
time.

Overall | am vehemently opposed to this or any development on this site.
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Fri 5/29/2020 1:05 PM

Proposed Comprehensive Development of Lot A - 2650 Copperfield Rd

To  PlanningAlias; CoundilAlias
Attention: Matthew Fitzgerald,
City of Courtenay Planning Dept.

We are responding to the proposed rezoning of Lot A - 2650 Copperfield Ed from the current R-1A to a Comprehensive
Development zone. We are vehemently opposed to this proposal for a number of reasons.

The idea of mncorporating such a densely populated development at the end of a one way street 1s just unacceptable. The mcrease in
traffic will have a huge impact, especially at the intersection of Arden and Cumberland Rd. During peak times there will

be major safetv concerns as we line up and trv to access the swiftly moving Cumberland Rd traffic.

Such a comprehensive development will no doubt have an impact on the natural environment and further squeeze the wildlife that
currently uses this creek side cormdor and also potentially impact the streams.

We have resided on Copperfield Rd for over 20 vears and have really appreciated the almost rural feel of 1t while still being close to
town. The emptvy lots have been gradually developed over the vears but the neighborhood still has a peaceful and calm nature. We are
not opposed to a reasonable development of Lot A and we recognize that things will not stay the same forever, however we would like
to see a more scaled back proposal that would be less dense and more m keeping with the current neighborhood of Copperfield Rd.

Thank vou for vour consideration of our concerns.

Fespectfullv submitted bv

2580 Copperfield Rd.
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PUBLIC INFORMATION MEETING
(Revised) Planning Referral RZ00004 - 2650 Copperfield Rd.

COMMENT SHEET

Name:_ Email—
Address;_ 2.5 % Copocrbicd L Condesny R Phon_

Rosebery Invastments Ltd, has applied to the City of Courtenay for a Zoning Amendment to rezone the
property from the current R-1A zone to a Comprehensive Development (CO) zone. This project is under
review by staff in the Pianning Department of the City, Given the information you have received regarding
this project do you have any comments or questions?

o

L]
| . i .
L Opreent S At aCUned,

Please return your comments by May 28, 2020
Comment can be submitted to the Gity of Courtenay by one of the following methods:

¢ Drop your comment sheet off in the drop box located at the front entrance of the City of
Courtanay or mall: City of Courtenay, Planning Services Department, 830 Cliffe Avenue,
Courtenay BC VAN 2J7

*  Email your comments to planning@courtenay.ca

*  Fax your comments to 260-334-4241
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Qur Thoughts on Lot "A™

When we bought and built our home here back in 2006, we were open minded to possible
changes to the area. Despite this, we have some concerns that are influencing our perspective
towards these developments. We will argue that the zoning should stay the same because of
increased iraffic rates, and public safety concerns.

Due to these changes, Copperfield Rd will become a busier road as there is only one way
in or out of this development. There is no secondary (escape) route in case of natural or
man-made disasters. As well as getting onto Cumberland road from Arden Road during certain
times of the day is becoming increasingly difficult and adding more traffic will increase car
accident rates, cause frustration within drivers, and become a safety concern towards the puhblic,
Secondly, there are no sidewalks on Copperfield Road and with the amount of traffic on the road
now this is not a problem for pedestiians and cyclists, Although if more traffic was added, due to
the narrowness of the road it will become a high safety concern. In conclusion, we believe that
the zoning should stay the same to keep traffic levels low, thus keeping our community sale and
fitting into the atmosphere of an already existing neighborhood.
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Revised Application for Rezoning Lot A 2650 Copperfield Rd

To  PlanningAlias

Cc _

Dear Sir or Madam,

| oppose the Revised Application For Rezoning for Lot A 2650 Copperfield Rd.
The following are just a few of the reasons | would like the current, R-1A zoning to remain In place.

The city's Emerging Themes document, showing community values, brings forward a number of great points. It suggests that ‘Natural Assets
Are Cherished And Must Be Protected’, and states that ‘green and blue spaces are loved and residents want to see them protected, reclaimed
and expanded’. It is suggested that forested areas are seen to help mitigate climate change and we should be aiming to plant more trees, not
cut down the existing ones. Piercy Creek is one such forested area and the environmental impact of the proposed number of units on this area
would cause considerable damage to the flora and fauna in this ecologically sensitive area.

This area is very poorly serviced for amenities within walking distance and a vehicle is required for nearly all errands. A subdivision of this
proposed density would cause a large increase in vehicular traffic and would require more public transportation to and from the area which is
detrimental to the city’s carbon footprint and counter to the city of Courtenay’s GHG guidelines. The intersection at Arden Rd and Cumberland
Rd is already treacherous and the infrastructure upgrading that would be required to accommodate high density housing in the area may have
a further negative impact on the environment.

While there is a need for more housing in the city it is crucial that future development meet the needs of all residents. The idea that growth
should be compact and follow the theory of ‘build up instead of out’ is a sensible approach. High density housing outside the downtown area
requires additional Services including transit, garbage collection and others which unnecessary increases the carbon footprint. In this case,
exponentially increasing the density at Lot A would compound the negative impacts as the parcel is on the city limits and directly attached to
the Piercy Creek green space.

The City of Courtenay had the foresight, rationality and prudence to zone this lot R-1A and this zoning should remain in place. Developer
profits should not override science, and community quality of life, namely that high density housing belongs downtown where existing
infrastructure is already in place.

Sincerely

2821 Swanson 5t
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Wed 5/27/2020 1:15 PM

Zoning Change Application Lot A, 2650 Copperfield Rd

To  Planningalias

L1 VIdY, LWL

Response Comments Opposition To Rezoning Proposal Lot A, 2650 Copperfield Rd, Courtenay, BC
Dear Sir or Madame,

I am opposed to proposed rezoning of the property known as Lot A, 2650 Copperfield Rd, Courtenay, BC, from the current designation of R 1A.
I believe the property is correctly zoned for the factors listed below and any rezoning to allow a higher density would not benefit the
community or the City of Courtenay, and in fact it would only be a financial benefit for the Vancouver based developers.

This parcel is located directly in contact with Piercy Creek. The developers recognize that development along this stretch would not be
approved due to existing environmental protection legislations which are enforced by the regulatory agencies. On page 16 of their 54-page
revised application for rezoning, under the heading Environmental Assessment, they state that, “Current Environmental Ltd was retained to
provide an environmental inventory, impact assessment, and impact mitigation plan to facilitate project planning and to assist with securing
approval from regulatory agencies.” Based on the developer's statements, any report from Current Environmental Ltd or other company
engaged by the developers exists only to assist in gaining approval of the regulatory agencies and is not intended to address any
environmental concerns which cannot be mitigated, including those relating to the multiple wetland and riparian areas. High density housing
development along Piercy Creek and the tributaries conflicts directly with the Official Community Plan {OCP). | believe it is the Courtenay
Planning Department's duty to obtain unbiased information on all the impacts this requested change could have.

Increasing the density of housing along this waterway and the associated wetlands can only cause unnecessary negative effects to the flora
and fauna located there. Increased vehicle traffic would cause noise, vibration and emissions and pedestrian traffic around and through these
protected areas by the hundreds of new residents occupying the proposed triplexes, duplexes, townhomes, homes with attached carriage
homes and other residences would cause exponential damage and can be reduced by maintaining the current zoning.

Creating high density housing areas on the outskirts of the city limits would also increase the requirement for public transit and other
infrastructure. This higher density housing could be placed much nearer the downtown core where existing public transit routes are sufficient
for the proposed increase in demand. Again, the only beneficiary of the r zoning of the Lot A, 2650 Copperfield Rd parcel would be the
developer.

While I have additional comments the time allotted for submission of comments is abbreviated, again likely to benefit the developer vice the
community, and | can send under a separate cover.

I am at your service should you wish to contact me regarding this issue.

Regards
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May 27, 2020

To: Matthew Fitzgerald, City of Courtenay Planning Supervisor
RE: Proposed Zoning Development, 2650 Copperfield Road

Dear Mr. Fitzgerald,

Firstly, thank you for your time in considering my following comments concerning the proposed develop
ment. | will keep this as brief as possible.

| am a property owner and resident of Copperfield Road. Let me first state that | am not generally oppos
ed to new development if it is performed in a safe manner for the community at large. | am a mechanic
al engineer and am constantly working towards creating a cleaner and safer working environment for m
y coworkers. | am opposed to the development, as it is currently proposed, for the following reasons, m
ost of which are effectively safety issues for current and future residents and visitors to the community
of Copperfield Road.

1) Vehicle Access:

The proposed development would only have one access into and out of the development, namely Coppe
rfield Road. This would increase the number of vehicles on the road by a factor of at least 3 times. | fe=l
this is unsafe for a few reasons.

In winter, the orientation and slope of Copperfield Road is conducive to sheet ice build-up. This conditio
n only gets worse as more vehicles attempt to go up and down the road slope from Arden Road. Increas
ing the traffic by three times will only exacerbate this issue. | have personally sanded the bottom of Cop
perfield Road where it meets Arden Road because | felt it was unsafe.

The proposed development borders a fish-bearing stream on one side and a heavily wooden area on its

other side_ If a fire were to occur in the wooded area during our increasingly drier and hotter summer s
easons, | fear that the large egress of resident vehicles would interfere with the operations of first respo
nders trying to gain access.

Additional road access will alleviate these issues.
2) Resident Factors

| have young grandchildren who recently moved to Copperfield Road. | am delighted to see them playin

g with other neighbourhood children on the road. | would also welcome more young families into the n

eighbourhood. My concern, however, is the lack of sidewalks between the existing residential areas and
the local schools. The access to both Arden and Lake Trail schools from any of the local neighbourhoods
is completely devoid of sidewalks or pedestrian-safe zones except for in the immediate vicinity of the sc
hools themselves.
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| have always found this unacceptable and am increasingly worried for children safety from the clder nei
ghbourhoods, Copperfield Ridge and the proposed Copperfield Road development.

Sidewalks should be installed along Cumberland Road, Arden Road and Lake Trail Road to solve this issu
£.

3) Traffic Factors

The current intersection at Arden and Cumberland Roads is unsafe and unacceptable in its current confi
guration, even after the recent road realignment. The proposal to add the Copperfield Road traffic to thi
5 already overburdened interchange will only increase the safety risk to all vehicles using this busy area.
As stated before, also increasing the pedestrian load at this point without the development and improve
ment of this area is dangerous to the public. It is my opinion the further residential development in this
area should follow, not precede, corrective development of this busy intersection.

Too many vehicles currently treat Cumberland Road like a highway, rather than a surface street. Proper
development of this intersection will slow this traffic down as well as make access from Arden Road safe
r and more efficient.

4) Neighbourhood Character

My family enjoys the Copperfield Road community because it comprises an excellent collection of peopl
e from a wide range of demographics and backgrounds. It comprises of retirees, young families with chil
dren and working people of all ages.

This fantastic neighbourhood is the result of slow, careful and positive growth over many decades. This
measured development continues to the present day, with two new homes adding to the neighbourhoo
d within the last few years. People have specifically selected Copperfield Road to invest, build a home a
nd create a pleasant place to call home for their families. Every property located on this road was built b
y people who understood and followed the rules as laid down by the current City of Courtenay zoning pr
ovisions and agreed that this was the type of cul-de-sac neighbourhood into which they wanted to inves
t their time and money.

Mobody who invested in the Copperfield Road neighbourhood ever foresaw that the few properties that
remained at the far end of the cul-de-sac could one day possibly become a high-density urban developm
ent. It would be a great disservice to the current residents of Copperfield Road to suddenly change the z
oning rules which have provided the environment to create the pleasant, safe, calm, close and friendly n
eighbourhood we enjoy today. This change will fundamentally change the nature of this well establishe

d neighbourhood within the City of Courtenay.
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Summary

These are a few of my concerns about the proposed Copperfield Road development. The City of Courte
nay and the Comox Valley is a wonderful place to live and | feel privileged to live here. | am in favour of
sharing this beautiful place with other new residents but ask the city to carefully balance the safety and
security of the residents, the preservation of natural environments and the neighbourhood character of

Copperfield Road with the plan to greatly increase of the urban density of Copperfield Road as proposed
in the current development proposal.

Again, thank you again for your time and attention. Please feel free to contact me if you have questions
and comments.

2510 Copperfield Road
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Rezoning application - Lot A — 2650 Copperfield Road

To  PlanningAlias

Regarding the proposed zoning amendment from R-1A to a New Comprehensive Development Zone for a proposed 33 single family lot subdivision at 2650 Copperfield Road, my
comments are:

- the applicant has taken great care to consider the Arden Corridor Local Area Plan. but I am not in favour more intensification of the land OUTSIDE of serviced and central areas.
The current zone allows for five parcels, and the proposed rezoning and development plan creating 35 lots is not in the community's best interest.

- the City 1s currently undertaking an OCP update that aims to achieve net zero GHGs by 2050. Residential growth in any greenfield does NOT support the major GHG levers of
transportation. The parcel is outside of the central areas already established within the City of Courtenay. The development has no provisions for alternative transportation, and is
not located near a commercial node. There are no alternatives to vehicular traffic in this dispersed area.

- creating affordable housing options in a dispersed area is counter productive, as this type of development is suited to a transit supportive density in a central area.

- a greenfield development does not conform to future OCP planning, nor the intent of the Regional Growth Strategy.

- Copperfield Road is proposed as the main and only entrance to the site, and the access road will upgrade an existing culvert crossing of Tributary 11 as the lot is otherwise
inaccessible. The creation of this greenfield development causes significant environmental impact.

- increasing density in a community that is already poorly serviced by bike lanes, sidewalks, transit, and commercial nodes does not conform with OCP objectives.
- there are critical gaps in the connections of sidewalks and cycling infrastructure, and the realigned Arden/ Cumberland intersection is a major concerm to residents.

- the strata design is well thought out. and the altered road standard that incorporates rain gardens is commendable, as is the diversity and character of the housing, and the
configuration of lots. This type of intensification of the land SHOULD BE within the central areas of the City, and not an outer boundary.

- if council proceeds with the application, the developer should be required to obtain an appraisal that provides the increase to the value of the land as a result of the rezoning and
use that to inform amenity negotiations. The current amenity proposal does not benefit the community.

- the culvert under Arden should be replaced to make all upstream habitat accessible for fish. If the development is going to cause significant environmental impact at Tributary 11,
they should be required to address the Arden culvert replacement in conjunction.

Signed.

1130 Webdon Road
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PUBLIC INFORMATION MEETING
(Revised) Planning Referral RZ00004 - 2650 Copperfield Rd.

COMMENT SHEET

Address:_70/3  SWew s st erd  ivw ¢ C % Phone:_

Rosebery Investments Ltd. has applied to the City of Courtenay for a Zoning Amendment to rezone the
property from the current R-1A zone to a Comprehensive Development (CD) zone. This project is under
review by staff in the Planning Department of the City. Given the information you have received regarding

this project do you have any comments or questions?
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Fri 5/29/2020 4:04 PM

To Fitzgerald, Matthew

We strongly oppose the re zoning of this area for many reasons. Starting with building
over wetlands, adding watershed to the Piercy Creek which flows rapid through rainy
season as is. Our quiet road way which is suitable for the light traffic it receives will not
hold up to quadruple the traffic let alone the construction traffic of heawy trucks and
equipment while being built. It is also too narrow to accommodate this heavy traffic
which will pose a danger to children in the neighborhood. Then there is the problem of
Arden Rd and Lake Trail Rd which are the only access to school for our children now and
are dangerously narrow, Arden without a shoulder and neither with a safe walkway.
Before further development happens in this area | think the city should update the
infrastructure of these heavily trafficked roads as they are not suitable for the current
population.

Thank you for your time,

Page 133 of 212



Staff Report — October 5, 2020 Page 98 of 113
OCP Amendment Bylaw No. 3018 and Zoning Amendment Bylaw No. 2990 — Lot A, Copperfield Road

Sent
To: Fitzgerald, Matthew
Subject: Rosebery proposal on Copperfield Road

Dear Mr. Fitzgerald,
| am writing to oppose the proposed Rezoning application by Rosebery on Copperfield Road.

First, | find it unconscionable that there will be no public hearings or information on this. While |
understand that there is a pandemic on, public consultation is extremely important and to reduce it is a
terrible idea. There has been almost no information dissemination about this application and restricted
opportunities to learn about it. | only learned of it at the last minute by chance.

Second, this does not fit with the existing neighbourhood character. The changes in zoning which Rosebery
cites in Copperfield Ridge should not have been approved either. This neighbourhood has large lots and
single family dwellings, this developer should not be allowed to change this simply so they can make
money. We have to live in this neighbourhood. This is squishing density into a neighbourhood which does
not have the capability to handle it.

Third, the traffic from 48+ new units would put huge strain on Copperfield Road, Arden Road and the crazy
traffic intersection at Arden and Cumberland. Arden Road has no sidewalks and has many walkers and
bikers, to add this level of traffic would be to endanger them. Already speeders are a problem on this road.
The intersection at Lake Trail and Arden is also severly congested at times and this will make it impossible.

Local Area Plans and Official Community Plans are made so that any developments will be in keeping with
the existing neighbourhood character, this one does not fit either. These plans are developed with a lot of
community input, please don't ignore it.

Please refuse the request to rezone,

Sincerely,

Page 134 of 212


mailto:sundown250@gmail.com

Staff Report — October 5, 2020 Page 99 of 113
OCP Amendment Bylaw No. 3018 and Zoning Amendment Bylaw No. 2990 — Lot A, Copperfield Road

:(‘_ Reply I'Ef‘\_ Reply All L:_‘, Forward

To Coundlalias; Fitzgerald, Matthew

Good moming,
I just wanted to send a quick email in regards to the proposed multi unit development on my street.

We moved to 2333 Copperfield rd in December of 2016. We loved this property for the character of the street and the small community. The dead end was appealing as there
wouldn't be much in an out traffic aside from local residents. This was peace of mind for our kids to be running around outdoors even playing a street hockey game or two.

The pathway behind at the end of cur street i3 a family favorte. The kids and dog enjoy the convenience and environment of that little piece of heaven. We hike there daily.
With this proposed development not only will we lose this small community feel but we would be almost tripling the i and out local resident traffic. It would only have one m
and out access pomt. This would not only be ndiculously busy with vehicles it would take away our little bit of country feelin the "big city Courtenay". I can't inagine the
effect on vehicle traffic at arden/cumberiand rd. It's an accident waiting to happen.

The watershed at the end of the street is protected isn't t7 Why would we let a developer ruin that fora development that nobody here wants. Surely there are other areas in the
city this would make much more sense to build m.

We bought this house as a dream. I truly feel that this development would ruin that dream. Not only formy family but for all of us on this street.

2333 Copperfield rd
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Dear Courncil of the City of Courtenay

| must be clear that “Lot & Copperfield Rd™ s unfit to change the Zoning from &-1 to
higheer density zoning

It has come to the attention of the Copperfield Bd residents that an Investment firm from
Wancouver BC has the intentions to apply for a change in the ourrent zoning of “Lot A Copperfield
Bd™ to & much higher density. #s 3 ourrent municipal taspayer and property owner on

Copperfield Rd, | am strongly opposed to this idez. In this document, | have provided sewersl
rezsons why an Imvestment firm from Vanooweer is dearly out of towdh with the local area

residences of Copperfield Rd.

fAfter reading the Application for Re-Zoning of Lot & in its entirety | hawe fourd biased
information that paints a misrepresented image of our local community.

The image below is Page B of the Zoning application. The application states “The current
zoning is becoming increzsingty out of context with the surrounding properties as they are
rezoned to permit grester density”™. The applicant is specifically trying o relate Lot & with
Copperfield Ridge.

Cuarrent Loning
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Thiz map and comment iz missing a few key elements such as the fact 3 Salmon bearing creek
separates Copperfield Ridge and Copperfield Rd. The Ridge and The Roacd alzo have zeparate
entrances from separste roads. Copperfield Ridge iz designed with higher density housing near
the entrance and lower denzity away from entrance aided by conforming city roadways.

The below map shows the same area but 2 very different picture. Thiz map now has key features
like Piercy Creek, The different access points and 3 S-way intersection.
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The following points are numbered to correspond with the previous map

1) Copperfield Rd access- Copperfield Rd is accessed from Arden Rd. While some traffic from

2

Copperfield moves to and from Lake Trail Via Arden, B0-90% of the traffic leaving
Copperfield Rd flows toward Cumberiand Rd Via Arden and utilizes the 5-way intersection
at Cumberiand and Arden. Cumberiand Rd has the right of way at this interzection where
a5 Arden and 20™ St have stop signs. Copperfield Rd was annexed into the City and has
NOadewalkontheroad ltselforabngArden Rd makmgth:sroadanon—mnformng&ty

(f/‘."

Copperfield Ridze access - Copperfield Ridge iz accesses directly to Cumberiand Rd.
Copperfield Ridge is a recently developed area and conforms to the City on roads and
sicewzlks. The residents in this area enjoy wider roads with curbs and sidewalks that
even extend slong Cumberiand Rd. The traffic from Swanzon 5t is not required to turn on
to the Cumberiand Rd right of way via a2 5-way intersection. Instead residents in that area
enjoy = less complicated "I"’mtersecnon makmglteweffors:fewmmgonto
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3

4)

3|

flong with the better road systems and sidewalks, Copperfield Ridge was designed with
the highest density housing near the entrance of the subdivision and lower density
housing further zway. This also helps keep the overall number of cars travelling to the
entrance minimal as possible. The proposed 35 lot/dY dwelling sub division on “lot A~
would in fact become aggressively the opposite where the highest flow of traffic will come
from the farthest end of the street.  This treffic would be forced through the non-
conforming dty road Copperfield. This would zlso increzse the possible daily trips on this
road by more than triple the current traffic or an additional 188 wehicles along Copperfield
road [based on 2 vehicles per dwelling leaving and retuming once @ day].

Salmon Bearing Creek Separstes Copperfield Rd from Copperfield Ridge- The map on Page
& does not indicate 3 key natural s=paration [Piercy Creek) between the Ridge and the Rd.
fside from the name, the Ridge and the road are completely different context from each
ather znd the intended developer seems to be out of touch with this fact or deliberately
mislezding in the application to “sell” the idea. Local residences [including mgself] have
witnessed adult and jjuvenile salmon in this creek. This oreek is fed from wetlands that
hold back water and kbeep Piercy Creek fed as bong as possible through the spring. This
slow relezse of the wetland water ensures the salimon have time to move to the oc=an
before the creek dries up in ezrty summer. | zm extremely oonosrmed that disturbing this
wetland will Guse imeversible damage to the delicate ogpcle of our local wild salmon. In
the past. we a5 humans have done 3 good job dedmating these sensitive wild salmon
habitats and fish stocks. Let’s not put another one in our crosshairs. If this development
proceeds and the wildlife along the Fiercy Creek Cormidor sne sffectsd permanently who
will take responsibility®

The 5 Way intersection- The S-way intersection at Cumberland/&rden/20/ 5t is a major
cause of concern for the safety of loml ares residents including myself. From Dates
awvailable information B betaeen 2011 and 2015 there has been 17 motor Vehicde
incidents (MY¥1] with a total of B Causing casuzlties.  After 2015 Copperfield Ridpe was
introduced along with the construction of 2 other sub divisions in the arez (South end of
firden Bd and Piercy Creek estztes Ph ). The most recsnt data from ICBC s website from
H014-2018 shows 2 total of 23 BMWVI's with & total of 9 casualties. This is a 26% inoease by
comparison! OF the 23 MW s there is 3 noticeable spike in 2008 of 9 MVT's making up of
admost half of the MV s from 2014-2018. This is congruent with the timing of completion
for the additional sub divisions in the area. The lack of sidewalks, intersection safety and
overall road infrastructure in the ares @nnot support this application and rezoning of
amother sub division especially when a majornity of the traffic from Copperfield Rd utilizes
this alrezdy un safe srea. See Below Photos. 5-'Way intersection where maost traffic from
Copperfield Rd flows. Crash statistics from ICBC 2001-2015 and 20014-2018.
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Conformity with The Local Area Plan (LAP)- This propozed development does not conform
with the LAP which states in the OCP Amendment Bylaw “The objective of the LAP is to
project and respond to anticipated growth in the Arden Corridor through regulation of
land use and servicing that is in keeping with the values of the community, the identity of
the Gity and the (ity’s commitment to environmental protection.” | firmly believe that this
application does not meet the minimum critena of the LAP.

Thus far The City has not “{EponGea B0 SNESEStER EOWR in this area. They in
fact are behind in upgrading the roads, intersections and sidewalks that have on the roads
that have increased traffic. I 3 35 Jot/47 dwelling subdivision is added to the end of
Copperfieid Rd The “aliies of the COmMURIY" are alzo not being met. The residents of
Copperfield Rd purchazed their homes on this road knowing full well the zoning only
permitted A-1. The Copperfield Rd community values 3 tight knit family setting where
kids can roam the ares free of excessive traffic. Some of the families have waited years
to purchase specifically on this road for that reason. Other families have multiple houses
on thiz road so grandkids can run only 3 few doors down to see their grandparents.

Another aspect of this little paradize is the natural boundaries of 2 watershed full
of life from deer, bears, salmon, raccoons, rabbits and little critters we enjoy experiencing

the natural the area has to offer. I'm confident that the propozed subdivision does
not meet 3 as these wetlands above

Copperfield Rd would be disturbed forever beyond repair.
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In condlusion Copperfield Rid and Copperfield Ridge are very different. The current zoning
of &-1 on “Lot A7 is more than approprizte for the area. | find it concerning how the developer
is out of touch with the locl community. | find the evidenoe quite dear in this spplication that
the developer istrying to densify as much as possible for best possible return of investment. The
refurn of inwesment for the families whio live on this rosd is not measured by money but by
memaries, tnust in the neishbours and valee of 3 small community. 'We also chose to live in the
City of Courtenay because we trust ouwr Local Electorate and City Employess to defend the
citizens” conoerns that affect these intepral neighbourhoods.

Thank you for taking the time to read and consider this clear objection to the Re-zoning
application of “lot & Copperfield Rd”™.

— |

Concerned residents from 2584 Copperfield Rd
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Mon 5/25/2020 9:21 Pp
2650 Copperfield, Rosebery proposal
To Fitzgerald, Matthew

0 You replied to this message on 3/26/2020 %:37 AM.

5 + Get more apg
S

I wrish to enter my objection to this latest development proposal. This totallv goes contrary to the
local area development plan and the nature of our community.

Quite frankly I am getting fed up with the planning department bringing these high densaty
developments to our area. I do not want to see the neighbourhood I invested my life savings 1n
become tract housing. What was the point of a LAP if yvou as "the powers that be" continue to

ignore 1t7 We are still waiting to see the promised traffic calming promised at the junction of Arden
and Cumberland road.
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To  Fitzgerald, Matthew

Good afternoon
Rather than go through McElhanney, | am sending this memo directly to you.

I oppose the proposed Refoning application by Rosebery. | will detailing my
objections in a later communication (complete with detailed references and items).

For now, | wish to say that my opposition is based primarily on the Rosebery
application not being in keeping with either the letter or the spirit of the current OCP and
the Arden Corridor LAP. One of the main issues is that the proposed development is in
no way "in keeping with existing neighborhood character”, one of the main features
called out time and time again in both the OCP and the LAP.

Another concern (as a resident of Copperfield Rd), is that their plan is to
accommuodate 35 Units. Actually, with the number of proposed duplexes triplexes,
townhomes, and carriage homes, the number of residences (and probably the number of
families) on Lot A would be 48+, almost guadrupling the traffic on the Copperfield cul-de-
sac.

Thank you for your time
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=7 Feply =g Reply AT =] Forward

To  Fitzgerald, Matthew

o You replied to this message on 3/25/2020 2:29 AM,

Hello Matthew,
Rather than go through McElhanney, I am sending this memo directly to you.

I oppose the proposed ReZoning application by Rosebery. I will detailing my objections in a later communication
{complete with detailed references and items).

For now, I wish to say that my opposition is based primarily on the Rosebery application not being in keeping with
either the letter or the spirit of the current OCP and the Arden Corridor LAP. One of the main issues is that the proposed
development 15 in no way "in keeping with existing neighborhood character”, one of the main features called out tume and
time again in both the OCP and the LAP.

Another concern (as a resident of Copperfield Rd), is that their plan is to accommodate 35 Units. Actually, with the
number of proposed duplexes triplexes, townhomes, and carriage homes, the number of residences (and probably the
number of families) on Lot A would be 48+, almost quadrupling the traffic on the Copperfield cul-de-sac.

I understand that a new OCP is in the works. Will this application for rezoning come under the current (2016) OCP?

Thank you
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—Ori gy
From:
Sent:

Ta: Fitzgersld, Matthew <mfitzze courtenay.cs>
Subject: Propose Zoning Amendment — 2650 Copperfield Road, Folder No. RZ000004

Hellz Development Planning Manager Fitzgerald, Following =re our comments regarding proposed develapment of Lot A Capperfield Rosd for the record:

‘We =re neighbours of the proposed develapment of Lot A, 2650 Copperfield Rosd, Folder No. RZ000004 and strongly oppose the rezoning from R-1A to New
Camprehensive Developmant Zone [CD). Our concerns include the following:

- Access through Copperfield Road is entirely inappropriste. This is 2 small cul-de-sac with lzrger lot residences. This proposed development does not
respond to locsl neighbourhood context.

. The traffic intenszification resulting from the large number of vehicles traveling from the development through Copperfield Rozd to Arden and
Cumberland Roads would increase the danger of an 2lready unacceptably dangerous intersection for cars, pedestrians, and children walking to school.

- The proposed density of 35 lots in a net developable area of 2.45 hais too high for the area. There are 2 number of new developments already being
canstructed in the immediate neighbourhood and the neighbourhood infrastructure cannot sccommadste yet another. The existing R-1A zone is appropriste.
We opposa the rezoning to Comprahansive Davelopment Zana [CO).

= Riparian Arezs Regulstions are not being respectad for this highly sensitive area. The Environmental Assessment and Protection Plan report states that
“the listed or ranked ecalogical community within Wetlands 1-4 is considered to mest criteriz 25 rare or endangered”. These wetlands and riparizn habitat
contain meaningful wildlife habitat. The propaszal includes offsets to compensste for the unavoidsble impacts on Wetland 4. There should be no waiver of the
City of Courtanay LAP 30 m setbscks and the 15-30 m setback (SPEA)in any part of any potentizl project in this locstion.

We oppose this rezoning spplication =nd urge the city of Courtenay to proceed no further with this application.

2433 Copperfield Road
Courtenay, B C WIN 315
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Schedule No 5: Sustainability Evaluation Checklist

PN T CITY OF COURTENAY
RSN .
Development Services
55 830 Cliffe Avenue
b Courtenay, BC, VN 2J7
\[17 Tel: 250-703-4839 Fax: 250-334-4241

Email: planning@courtenay.ca

Project Address: 2650 Copperfleld Road

SUSTAINABILITY
EVALUATION

COMPLIANCE CHECKLIST

Date: Septerrj)er 17, 2020

Land Use. The application:

applicant: \|CEIhanney Consulting Services
To be filled out by applicant

Signature: /

i

Description of how the criteria are met

a) Provides a mix of housing types and sizes;

Provides single family, duplex, triplex, townhomes
and coach houses;

b) Balances the scale and massing of buildings in
relation to adjoining properties;

Adjoining properties are single family and duplexes; proposed
duplexes, triplexes & townhomes will resemble single family
houses in size, scale and articulation of facades;

c) Complements neighboring uses and site
topography;

Proposed use is housing as on neighbouring properties; site
topography will not be altered by areas of cut and/or fill and there
will be no need for retaining walls;

d) Provides or supports mixed used developments
or neighborhoods;

Land use is limited to housing in accordance with
LAP and OCP

e) Promotes walking to daily activities and
recreational opportunities;

Development connects to existing trail network and ultimately
to Arden Elementary School and Comox Logging Road;

f) Supports a range of incomes;

Variety of housing types and sizes will support a
range of incomes;

Q) Is a positive impact on views and scenery;

Proposed development will be almost entirely screened from
neighbouring housing by a riparian buffer of 60 m. in width along
Piercy Creek and its tributary;

h) Preserves and provides greenspace, trails and
landscaping;

Of the 5.82 ha. of total site area, 3.11 ha. (53%) will be dedicated
to the City as environmental reserve and 0.21 ha. (3.6%) will be
dedicated as municipal park;

www.courtenay.ca
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OCP Amendment Bylaw No. 3018 and Zoning Amendment Bylaw No. 2990 — Lot A, Copperfield Road

Building Design. The application:

Description of how the criteria are met

a) Exhibits high standard of design, landscaping
and environmental sensitivity;

Not applicable since this application is for an OCP amendment and
rezoning; no buildings have been designed at this stage; the plan is
intended to be a framework for the detailed design that will follow rezoning;

Environmental Design) principles;

b) Maintains a high standard of quality and As above;
appearance;
¢) Includes articulation of building faces and roof As above;
lines with features such as balconies, entrances,
bay windows, dormers and vertical and horizontal
setbacks with enhanced colors;
d) Avoids creating a strip development appearance; | Ag above;
e) Satisfies Leadership in Energy and As above;
Environmental Design (LEED) certification (or
accepted green building best practices);
f)  Uses environmentally sensitive materials which | As above;
are energy sensitive or have accepted low
pollution standards;
g) Builds and improves pedestrian amenities; As above;
h) Provides underground parking; As above;
i) Applies CPTED (Crime Prevention Through As above;

Transportation. The application:

Description of how the criteria are met

a) Integrates into public transit and closeness to
major destinations;

Copperfield Road connects to Arden Road and the #7 Arden bus
route; existing trail system connects proposed development to
Arden Elementary school;

b) Provides multi-functional street(s);

Proposed strata road is not a through street and its configuration
will lend itself to vehicular, pedestrian and bicycle use;

¢) Prioritizes pedestrian and cycling opportunities
on the public street system and through the site
location that can provide an alternative to public
road,

As above; street is a strata street and not part of the
public street system; proposed development will
connect to the existing trail network;

d) Provides or contributes towards trail system,
sidewalks, transit facilities, recreation area or
environmentally sensitive area;

Of the 5.82 ha. of total site area, 3.11 ha. (53%) will be dedicated to the City as
environmental reserve and 0.21 ha. (3.6%) will be dedicated as park, which will
allow the existing trail to be relocated outside the riparian buffer areas

Infrastructure. The application:

Description of how the criteria are met

a) Includes stormwater techniques that are
designed to reduce run-off, improve groundwater
exchange and increase on-site retention;

The proposed development locates two rain gardens (bio-swales) uphill of a proposed
storm water detention pond. Rain gardens are designed to capture and cleanse storm
water as it comes off the areas of vehicular traffic within a neighbourhood street
network.

b) Utilizes renewable energy sources (i.e. solar,
geothermal) within servable area to City
standards;

This application is for an OCP amendment and rezoning; neither buildings
nor detailed infrastructure have been designed at this stage; the plan is
intended to be a framework for the detailed design that will follow rezoning;

www.courtenay.ca

Page 2 of 3

Page 148 of 212




Staff Report — October 5, 2020 Page 113 of 113
OCP Amendment Bylaw No. 3018 and Zoning Amendment Bylaw No. 2990 — Lot A, Copperfield Road

Character & Identity. The application: Description of how the criteria are met

a) Provides a positive image along waterfront areas | Not applicable since there are neither waterfront
and fronting road; : .
areas nor a fronting road;

b) Is designed with quality and variety of features Not applicable;
within the project (i.e. street furniture, street
lights, signs, curb treatments);

c) Provides public and private amenity space; At the centre of the plan is a 15,600 sf park adjacent & connected
to the larger greenway park and trail system of Percy Creek;

d) Preserves heritage fixtures; Not applicable;

e) Orients to views, open space and street; Not applicable;

Environmental Protection & Enhancement. Description of how the criteria are met

The application:
a) Protects riparian areas and other designated 30 m. environmental setbacks from Piercy Creek and wetlands
environmentally sensitive areas; have been incorporated into the plan and consequently 53% of
the site will be dedicated to the City as environmental reserve;
b) Provides for native species, habitat Opportunities for on-site restoration of riparian and aquatic
restoration/improvement; habitats exist. Please see page 30 of (Revised) Planning Referral
RZ00004-2650 Copperfield Rd. for details;
¢) Includes tree lined streetscapes. Street trees are located within areas of the strata road right-of-way; While
this is a concept plan only, and not a prescriptive tree planting plan, it is
intended to be a framework for the detailed design that will follow rezoning;
www.courtenay.ca Page 3 of 3
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THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT

To: Council File No. 3360-20-2013
From: Chief Administrative Officer Date: October 5%, 2020
Subject: Zoning Bylaw Amendment 3024 - Update to the Home Occupation Regulations

PURPOSE:

The purpose of this report is for Council to consider an amendment to the Home Occupation regulations of
Zoning Bylaw No. 2500, 2007.

CAO RECOMMENDATIONS:

That based on the October 5", 2020 staff report “Update to the Home Occupation Regulations” Council
approve OPTION 1 and complete the following steps:

1. That Council give First and Second Reading of Zoning Amendment Bylaw No. 3024 to amend the
Home Occupation regulations of Zoning Bylaw No. 2500, 2007; and,

2. That Council direct staff to schedule and advertise a statutory Public Hearing with respect to the
above referenced bylaw.

Respectfully submitted,

|
/ M/\\%M/\/

Trevor Kushner, BA, DLGM, CLGA, PCAMP
Interim Chief Administrative Officer

BACKGROUND:

Through the zoning bylaw the City permits certain uses to be conducted as home occupations (home based
businesses). Currently, the uses permitted are relatively limited and are accompanied by a series of
regulations designed to limit the scale of the home occupation as well as any impact on the surrounding
neighbours and neighbourhood. Staff understand that in addition to limiting impact on residential
neighbourhoods the intent of the City in drafting the regulations in 2007 was to support existing commercial
areas and, in particular, the downtown by restricting the types of businesses that could work from home.

On September 8™, 2020 Council passed the following resolution relative to home occupations:

“Whereas the onset of COVID-19 has created significant challenges for local businesses, and in some cases,
has contributed to their permanent closures;
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Whereas businesses are adapting to these challenges by reducing costs such as rent by working from home,
and the City’s zoning bylaw is considered restrictive in the types of allowable home occupations, particularly
in relation to other local jurisdictions; and

Whereas the City of Courtenay has joined with other local governments to implement a COVID economic
recovery task force, and has identified economic growth as a strategic priority;

Therefore be it be resolved that Council expand support of small business by directing staff to look at options
for an amendment to the zoning bylaw to expand permitted home occupations to include (but is not limited
to) hairdressing, dog grooming, counselling, massage, and acupuncture; and other such businesses that do
not create additional noise and parking challenges.”

The intent of home occupation regulations is to allow for limited business activity in zones which are
otherwise restricted to residential land uses. This is done by stipulating uses which are allowed as home
occupations and then attaching a series of conditions aimed at ensuring the business remains secondary to
the residential use and does not impact the overall character of a neighbourhood.

The City currently allows the following home occupations:

=

Home crafts (hobby and related crafts)

Music, dancing and related lessons providing that the number of pupils on the premises at
any one time are five (5) or less

Office only for agents or trades, excluding financial and medical services

Small appliance repairs where appliances serviced have a maximum volume of 23 cubic m
Schools or kindergartens for five (5) children or less

Day care pursuant to the Care Facility Act

Photography

g

Nouvsw

When compared with Comox and Cumberland, the businesses allowed in Courtenay are the most restrictive.
Table 1 compiles and compares the different uses listed in each municipality’s zoning bylaw and groups them
according to the general land use type. “Personal services” shows the greatest discrepancy between the
three municipalities with all services allowed in Cumberland, selects services allowed in Comox and none
allowed in Courtenay.

The other categories are all generally comparable across the three municipalities with the exception of office
uses which are restricted to certain types of offices in Courtenay and Cumberland with all types allowed in
Comox.
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Table 1: Home Occupation Use Comparison
(Green = Permitted, Yellow = Unclear if Permitted, Red = Not permitted)

Home crafts (hobby and related crafts)

Manufacture of novelties, souvenirs, handicrafts or
furniture

Artist studio;

Music, dancing and related lessons providing that the
number of pupils on the premises at any one time are
five (5) or less

private music, dancing, art and art lessons and
academic tutoring providing that the number of pupils
receiving instruction on the premises at any one time
is four or less

Individual instruction in academics, art, crafts or
music

Stamp or coin collecting or other uses similar in
character

Photography

Office (general)

Office only for agents or trades, excluding financial
and medical services

Art and Music

Office

Office use, catering businesses and dog grooming

Stenographer, typist, or other uses similar in
character

Small appliance repairs where appliances serviced
have a maximum volume of 23 cubic m

Repair

Seamstress, tailoring, hat making, or other uses
similar in character
Acupuncture by a registered acupuncturist;

Massage therapy by a registered massage therapist
Physiotherapy by a registered physiotherapist
Personal Services (general)

Denturist labs

Hellerwork by a certified hellerwork practitioner
Either the keeping of not more than four foster
children or not more than two boarders

Schools or kindergartens for five (5) children or less
Day care pursuant to the Care Facility Act

Operation of an in-home-multi-age child care facility
for not more than eight children, as allowed under the
Community Care and Assisted Living Act of British
Columbia

Personal Services

Care for People
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Council’s direction is to add uses including but not limited to hairdressing, dog grooming, counselling,
massage, and acupuncture to the lists of permitted businesses. With the exception of “dog grooming” these
uses are classified as “personal service” uses by the zoning bylaw which contains the current definition:
defined as: “Personal service means an establishment primarily engaged in providing services involving the
care of a person or his or her personal goods or apparel.” This definition encompasses a wide variety of
businesses including message therapy, nail salon, tailors as well as hair dressing, counselling, massage and
acupuncture listed in Council’s resolution. Adding “personal services” to the list of permitted home
occupations will align Courtenay with Cumberland and be more permissive than Comox.

To permit dog grooming Cumberland provides an example where this is treated as an office use, allowing
home office specifically for dog grooming services. Rather than citing very specific home office uses (such as
dog grooming), Council may want to be more permissive and allow “office” generally as a permitted home
occupation. This would align the City with Comox and allow for the many different manifestations of an
office use ranging from accounting and other professional services, to dog grooming office and sales agents.

The second component of any change to the regulations is assessing whether additional regulations are
necessary to limit the scale and impact of a home business. The zoning bylaw already contain general
regulations which place limits on the scale of businesses and deal with other aspects such as parking. No
changes are needed as a result of inclusion or “personal services” use and the generalization of “office” uses.
The changes proposed are the deletion of a redundant clause and the removal of the limit of one home
business per dwelling as summarize in Table 2.

Home Occupation Regulations Proposed Action

Notwithstanding the above, the use of a dwelling unit as the mailing address | No change
or registered office of a business, no part of which is actually carried out in
or about the dwelling, shall be permitted.

6.3.2 A home occupation office and a home occupation consisting of home | Delete due to redundancy
crafts shall be permitted in any zone that includes residential use as a
permitted use.

6.3.3 The home occupation must be carried on only by a person residing in | No change
the dwelling unit in question, with no outside assistance.

6.3.4 The premises must not be used for manufacturing, welding or any | No change
other light industrial use, and the home occupation carried on therein shall
not produce noise, vibration, smoke, dust, odour, litter, or heat, other than
normally associated with a dwelling, nor shall it create or cause a fire hazard,
glare, electrical interference or traffic congestion on the street.

6.3.5 Such home occupation shall not involve the use of mechanical | No change
equipment save as is similar to that ordinarily employed in purely private
domestic and household use or for recreational hobbies.

6.3.6 No part of the premises shall be used as a warehouse or retail outlet. | No change
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6.3.7 Not more than one home occupation shall be permitted per dwelling | Delete the limit of one
unit, and no home occupation shall occupy more than 50 m2or 50% of the | home occupation but
dwelling unit whichever is the lesser. leave the size restrictions
as stated.

6.3.8 The home occupation must be carried on wholly within the dwelling | No change
unit, except:

(i) that in the case of day nurseries, schools and kindergartens, the rear yard
of the property can be used as a play area;

6.3.9 The premises must give no exterior indication of the home occupation | No Change
either by stored materials, displays, floodlighting, or otherwise, or by any
variation from the residential character of the dwelling unit. However, a
home occupation may have one un-illuminated fascia sign not exceeding 0.5
m2which includes the name of the home occupation as well as that of the
license holder.

6.3.10 Provides for the off-street parking of all vehicles associated with the | No Change
residence and business under the requirements of Division 7. The front yard
shall not be considered as constituting the required parking spaces to be
provided.

6.3.11 Materials and commodities shall not be delivered to or from the | No Change
residence in such bulk or quantity as to require regular or frequent delivery
by commercial vehicle or trailer.

6.3.12 Any person intending to carry on a home occupation shall apply for | No Change
an application for a business license pursuant to the regulations of the City
of Courtenay Business License Bylaw.

6.3.14 Medical Marihuana Production Facility is prohibited as a home | No Change
occupation.

Table 2: Home Occupation Regulations Proposed Change Summary

FINANCIAL IMPLICATIONS:

Due to the difference between Residential and the Commercial property tax rates, home based businesses
pay less property tax than a business located in commercially assessed property. However, home based
businesses have size and other restrictions limiting their scale. In comparison, businesses operating in
commercial zones have no size restrictions and are generally much larger scale operations.

BC Assessment has a home-based business policy outlining the general parameters of how they assess home
based businesses. In general the policy states that properties are placed in “Class 1 —residential” unless they
are highly visible or of significant size. For the most part, the restrictions in the zoning regulations would
keep most home businesses in Class 1, however this is a decision of the BC Assessment Authority.

Page 155 of 212



Staff Report - October 5th, 2020 Page 6 of 7
Update to the Home Occupations Regulations

The following is taken from the policy found at https://info.bcassessment.ca/services-and-

products/APPs/Home-Based-Business-Live-Work-Policy.pdf

A live/work property is a property where a business or commercial function is carried out in conjunction with
the residential use. The property is primarily residential in nature, but a portion of the property is devoted to
a business or commercial purpose.

As a rule, we will only consider a split classification for a residential property with a secondary commercial
use where (1) the secondary commercial use is a significant and obvious use of the property, or (2) where a
section 219 covenant or zoning requires a portion or percentage of the property to be used for a commercial
purpose in conjunction with the residential purpose.

ADMINISTRATIVE IMPLICATIONS:

The drafting of the bylaw and associated public hearing preparations require approximately three days of
cumulative staff time.

ASSET MANAGEMENT IMPLICATIONS:
There are no immediate asset management implications related to the proposed bylaw.
2019 - 2022 STRATEGIC PRIORITIES REFERENCE:

@® Communicate appropriately with our community in all decisions we make.

OPTIONS:

OPTION 1: (Recommended)

That based on the October 5, 2020 staff report entitled “Update to the Home Occupation Regulations”
Council approve Option No. 1 and complete the following steps:

1. That Council give First and Second Reading of Zoning Amendment Bylaw No. 3024 to amend
the Home Occupation regulations of Zoning Bylaw No. 2500, 2007; and,
2. That Council direct staff to schedule and advertise a statutory Public Hearing with respect to

the above referenced bylaw.

OPTION 2: Defer consideration pending receipt of further information.

OPTION 3: Not proceed with the zoning bylaw amendment.
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Prepared by:

M/}/Nv
Matthew Fitzgerald, RPP, MCIP

Manager of Development Planning

Concurrence by:

1 N/\\%M/v

Trevor Kushner, BA, DLGM, CLGA, PCAMP
Interim Chief Administrative Officer
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THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT

To: Council File No.: 1680-01
From: Chief Administrative Officer Date: October 5, 2020
Subject: Audit Service Plan for Year Ending December 31, 2020

PURPOSE:

The purpose of this report is to obtain Council approval of the Audit Service Plan for the year ending
December 31, 2020 as prepared by the firm of MNP LLP.

POLICY ANALYSIS:

Section 169 of the Community Charter, requires Council to appoint an auditor to conduct the annual
municipal audit. To-date, MNP LLP is providing this service for the City. Canadian Auditing Standards 260
(CAS 260) ‘communication with those charged with governance’ is the current standard for auditing in
Canada and requires the Auditors to communicate the following with Council:

a) The audit and non-audit services the auditor is providing to the City and its related entities;
b) The level of responsibility assumed by the auditor under generally accepted auditing standards; and,
c¢) A summary of the audit approach.

EXECUTIVE SUMMARY:

The City’s appointed auditors, MNP LLP have now prepared and submitted the Audit Service plan for the
year ending December 31, 2020. Communicating this plan to Council is a requirement under Canadian
Auditing Standards 260.

CAO RECOMMENDATIONS:

That based on the, October 5, 2020 staff report “Audit Service Plan for Year Ending December 31, 2020”,
Council approve OPTION 1 to receive the Audit Service Plan for the year ending December 31, 2020.

Respectfully submitted,

1 M\u%M/\—

Trevor Kushner, BA, DLGM, CLGA, PCAMP
Chief Administrative Officer - Interim
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BACKGROUND:

The Canadian Auditing Standards 260 (CAS260) ‘communication with those charged with governance’ as set
by CPA Canada requires the appointment of auditors and the preparation and communication of the annual
Audit Service Plan to Council.

DISCUSSION:

The City’s appointed auditors, MNP LLP, have prepared and submitted this year’s Audit Service plan following
auditing standards as set in CAS Standard 260.

The plan documents the overall approach and the general arrangements for the conduct of the 2020 audit.
Its intent is to assist Council in understanding both the scope of, and the approach to, the audit work, and to
have MNP LLP report to Council on the results of their 2020 audit sometime in April 2021.

FINANCIAL IMPLICATIONS:
For 2020, the estimated audit fees are $35,175; the 2020 fees are $945 higher than those of 2019 due to
inflation. Details of the audit fees are on page 4 of the attached Audit Service Plan.

ADMINISTRATIVE IMPLICATIONS:

Preparation of the City’s year-end documents, drafting of the 2020 financial statements and coordinating
the annual municipal audit are significant statutory tasks for the Finance Department. The auditors will be
commencing preliminary on-site audit work in late October 2020 with the goal of finalizing audit work in mid-
April 2021.

STRATEGIC PRIORITIES REFERENCE:

The following 2019-2022 Council strategic priorities relate to the Audit Service Plan for the year ending
December 31, 2020:

We focus on organizational and governance excellence
® Communicate appropriately with our community in all decisions we make

® Responsibly provide services at levels which the people we serve are willing to pay

@ AREA OF CONTROL: The policy, works and programming matters that fall within Council's jurisdictional authority to act
AREA OF INFLUENCE: Matters that fall within shared or agreed jurisdiction between Council and another government or party

I AREA OF CONCERN: Matters of interest that are outside Council's jurisdictional authority to act

OFFICIAL COMMUNITY PLAN REFERENCE:
2.1 Vision Statements:
“Committed to continued Excellence”
“Balance and ability to lead growth and provision of services”

REGIONAL GROWTH STRATEGY REFERENCE:
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N/A

CITIZEN/PUBLIC ENGAGEMENT:
Staff will inform through adoption of policy based on the IAP2 Spectrum of Public Participation:
http://c.ymcdn.com/sites/www.iap2.org/resource/resmgr/imported/IAP2%20Spectrum vertical.pdf

Increasing Level of Public Impact

Inform Consult Involve Collaborate Empower
Ii To provide the To obtain public To work directly To partner with To place final
Public public with feedback on with the public the public in each decision-making
parﬁcipcﬂion balanced and analysis, throughout aspect of the in the hands of
goul objective alternatives the process to decision including  the public.

information and/or decisions. ensure that public  the development

to assist them in concerns and of alternatives and

understanding the aspirations are the identification

problem, consistently of the preferred

alternatives, understood and solution.

opportunities considered.

and/or solutions

OPTIONS:

Option 1: That Council approve proceeding with the 2020 Audit Service Plan for the year ending
December 31, 2020 as prepared by MNP LLP. (RECOMMENDED)

Option 2: That Council not approve the 2020 Audit Service Plan, and request additional information.

Prepared by: Reviewed by:

(ool L%W 9%—

Renata Wyka, CPA, CGA Jennifer Nelson, CPA, CGA

Manager of Finance Director of Financial Services

Concurrence by:

4 ;w\u%m\i

Trevor Kushner, BA, DLGM, CLGA, PCAMP
Chief Administrative Officer - Interim
Attachment:

1. MNP LLP — the Corporation of the City of Courtenay, Audit Service Plan, for the year ending
December 31, 2020
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September 16, 2020
To the Mayor and Council of the City of Courtenay

Dear Mayor and Council:

We are pleased to present our Audit Service Plan for City of Courtenay (the “City”). In this plan we describe MNP’s audit
approach, our engagement team, the scope of our audit and a timeline of anticipated deliverables. We are providing this
Audit Service Plan to Mayor and Council on a confidential basis. It is intended solely for the use of Mayor and Council and is
not intended for any other purpose. Accordingly, we disclaim any responsibility to any other party who may rely on this
report.

Our audit will include an audit of the City’s consolidated financial statements for the year ended December 31, 2020,
prepared in accordance with Canadian public sector accounting standards. Our audit will be conducted in accordance with
Canadian generally accepted auditing standards.

At MNP, our objective is to perform an efficient, high quality audit which focuses on those areas that are considered higher
risk. We adhere to the highest level of integrity and professionalism. We are dedicated to maintaining open channels of
communication throughout this engagement and will work with management to coordinate the effective performance of the
engagement. Our goal is to exceed Mayor and Council’s expectations and ensure you receive outstanding service.

Additional materials provided along with this report include our Engagement Letter. Our Engagement Letter is the formal
written agreement of the terms of our audit engagement as negotiated with management and outlines our responsibilities
under Canadian generally accepted auditing standards.

We look forward to discussing our Audit Service Plan with you and look forward to responding to any questions you may
have.

Sincerely,

MNP cer

MNP LLP
Chartered Professional Accountants

KINCENTRIC) ACCOUNTING > CONSULTING > TAX
PRAXITY"  Best Employer 467 CUMBERLAND ROAD, COURTENAY BC, V9N 2C5
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AUDIT SERVICE PLAN OVERVIEW

To make strategic business decisions with confidence, your stakeholders and Mayor and Council of the City need relevant,
reliable and independently audited financial information. But that's not all. You need an audit team that can deliver insight
beyond the numbers and enhance the City’s strategic planning and implementation processes so you can embrace new
opportunities while effectively managing risk. Our senior team members have extensive knowledge of municipalities from
many years of experience. Our audit strategy is risk based, and considers the limitations and opportunities you encounter
each day, allowing our recommendations to be implemented with greater ease. Committed to your success, MNP delivers
meaningful, reliable financial information to not only help you fulfill your compliance obligations, but also to achieve your key
strategic goals.

Our Audit Service Plan outlines the strategy we will follow to provide the City’s Mayor and Council with our Independent
Auditor’s Report on the December 31, 2020 financial statements.

TOPICS FOR DISCUSSION

We are committed to providing superior client service by maintaining effective two-way communication. Topics for
discussion include, but are not limited to:

e Changes to your business operations and e Fraud, including how fraud could occur, the risk of fraud
developments in the financial reporting and regulatory and misstatement, and any actual, suspected or
environment alleged fraud

e Business plans and strategies e The management oversight process

e Any other issues and/or concerns e Your specific needs and expectations

e Documents comprising the annual report, and their
timing of issuance

KEY CHANGES AND DEVELOPMENTS

Based on our knowledge of the City and our discussions with management, we have noted the recent developments set out
below. Our audit strategy has been developed considering these factors.

ISSUES AND DEVELOPMENTS SUMMARY

E—| NEW REPORTING DEVELOPMENTS e PS 3280 Asset Retirement Obligations (New)
+

e PS 3400 Revenue (New)

“@ NEW ASSURANCE DEVELOPMENTS e CAS 540 Auditing Accounting Estimates and
. —4 Related Disclosures (New)
IMPACT OF COVID-19 ON OUR AUDIT «  COVID protocols

Detailed information on Key Changes and Developments are included as Appendix A.

© MNP LLP 2020. All rights reserved. City of Courtenay - December 31, 2020 Audit Service Plan 1 | Page
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THE MNP AUDIT APPROACH

MNP’s audit methodology, “The MAP”, is a risk based audit approach that is divided into four separate stages: Pre-planning,
Planning and Risk Assessment, Risk Response and Completion and Reporting. Our audit process focuses on significant
risks identified during the pre-planning and planning and risk assessment stage, ensuring that audit procedures are tailored
to your specific circumstances and appropriately address those risks.

Mayor and Council is responsible for approval of the consolidated financial statements and City policies, and for monitoring
management’s performance. Mayor and Council should consider the potential for management override of controls or other
inappropriate influences, such as earnings management, over the financial reporting process. Mayor and Council, together
with management, is also responsible for the integrity of the accounting and financial reporting systems, including controls
to prevent and detect fraud and misstatement, and to monitor compliance with relevant laws and regulations.

Effective discharge of these respective responsibilities is directed toward a common duty to provide appropriate and
adequate financial accountability, and quality financial disclosure.

Key responsibilities of MNP and management are outlined in the Engagement Letter (see attached). More detailed
discussion about MNP’s audit process is provided in Appendix B.

AUDIT MATERIALITY

Materiality is an important audit concept. It is used to assess the significance of misstatements or omissions that are
identified during the audit and is used to determine the level of audit testing that is carried out. Specifically, a misstatement
or the aggregate of all misstatements in consolidated financial statements as a whole (and, if applicable, for particular
classes of transactions, account balances or disclosures) is considered to be material if it is probable that the decision of
the party relying on the consolidated financial statements, who has reasonable understanding of business and economic
activities, will be changed or influenced by such a misstatement or the aggregate of all misstatements.

The scope of our audit work is tailored to reflect the relative
size of operations of the City and our assessment of the
potential for material misstatements in the City’s
consolidated financial statements as a whole (and, if
applicable, for particular classes of transactions, account
balances or disclosures). In determining the scope, we
emphasize relative audit risk and materiality, and consider a
number of factors, including:

e The size, complexity, and growth of the City;

e Changes within the organization, management or
accounting systems; and

e Concerns expressed by management.

Judgment is applied separately to the determination of materiality in the audit of each set of consolidated financial
statements (and, if applicable, for particular classes of transactions, account balances or disclosures) and is affected by our
perception of the financial information needs of users of the financial statements. In this context, it is reasonable to assume
that users understand that financial statements are prepared, presented and audited to levels of materiality; recognize
uncertainties inherent in the measurement of amounts based on the use of estimates, judgment and consideration of future
events; and make reasonable economic decisions based on the financial statements. The foregoing factors are taken into
account in establishing the materiality level.

We propose to use $2,000,000 as overall materiality for audit planning purposes.
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TIMING OF THE AUDIT

Based on the audit planning performed and areas of audit risks identified, the following timelines for key deliverables have

been discussed and agreed upon with management:

KEY DELIVERABLE

EXPECTED DATE

Delivery of December 31, 2020 Audit Service Plan to
Mayor and Council

Early October 2020

Interim procedures

October 27, 2020 to October 28, 2020

Year-end fieldwork procedures

March 22, 2021 to March 26, 2021

Draft year-end financial statements to be discussed with March 2021

management

Presentation of December 31, 2020 Audit Findings April 2021

Report to Mayor and Council

Presentation of Management Letter to Mayor and Council April 2021

Issuance of Independent Auditor’'s Report April 2021
AUDIT TEAM

In order to ensure effective communication between Mayor and Council and MNP, we outline below the key members of our
audit team that will be responsible for the audit of the City and the role they will play:

TEAM MEMBERS

CONTACT INFORMATION

Cory Vanderhorst, CPA, CA, Engagement Partner

E: Cory.Vanderhorst@mnp.ca

Louise Blomer, CPA, Manager

E: Louise.Blomer@mnp.ca

In order to serve you better and meet our professional responsibilities, we may find it
necessary to expand our audit team to include other MNP professionals whose
consultation will assist us to evaluate and resolve complex, difficult and/or contentious ,

matters identified during the course of our audit.

Any changes to the audit team will be discussed with you to ensure a seamless process

and that all concerned parties’ needs are met.

PO
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FEES AND ASSUMPTIONS

DESCRIPTION 2020 ESTIMATE 2019 ACTUAL
Base audit fee $ 33,500 32,600
Administrative - 5% $ 1,675 1,630
Total $ 35,175 34,230

If any significant issues arise during the course of our audit work which indicate a possibility of increased procedures or a
change in the audit timetable, these will be discussed with management by the engagement partner, so a mutually
agreeable solution can be reached. Our audit fee quote above is based on an estimate of 100 hours of audit and
bookkeeping work. Significant delays in responding to requests for information may result in additional fees.

Invoices will be rendered as work progresses in accordance with the following schedule:

DESCRIPTION AMOUNT
On delivery of the audit service plan 50% of the estimated fee 16,750
At the start of year-end field work, 25% of the estimated fee 8,375
Upon the delivery of the final financial statements and independent auditors' report, 25% of the 8,375
estimated fee
Total 33,500
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APPENDIX A — KEY CHANGES AND DEVELOPMENTS

We would like to bring to your attention the following accounting and auditing developments, which may have some impact
on your financial reporting.

ISSUES AND DEVELOPMENTS SUMMARY

NEW REPORTING DEVELOPMENTS

PS 3280 Asset Retirement Obligations (New)

In August 2018, new PS 3280 Assets Retirement Obligations was included in the CPA Canada Public Sector Accounting
Handbook (PSA HB). The new PS 3280 establishes standards on how to account for and report a liability for asset
retirement obligations (ARO). As asset retirement obligations associated with landfills are included in the scope of new PS
3280, PS 3270 Solid Waste Landfill Closure and Post-Closure Liability will be withdrawn.

The main features of this standard are as follows:

¢ An ARO represents a legal obligation associated with the retirement of a tangible capital asset.

e Asset retirement costs increase the carrying amount of the related tangible capital asset and are expensed in a
rational and systematic matter.

e When an asset is no longer in productive use, the associated asset retirement costs are expensed.

e Measurement of the ARO liability should result in the best estimate of the amount required to retire a tangible
capital asset at the financial statement date.

e Subsequent measurement of the ARO liability results in either a change in the carrying amount of the related
tangible capital asset or an expense. The accounting treatment depends on the nature of the remeasurement and
whether the asset remains in productive use.

e The best method to estimate the liability is often a present value technique.

This standard is effective for fiscal years beginning on or after April 1, 2021. Early adoption is permitted.

PS 3400 Revenue (New)

In November 2018, new PS 3400 Revenue was included in the CPA Canada Public Sector Accounting Handbook (PSA
HB). The new PS 3400 establishes standards on how to account for and report on revenue by distinguishing between
revenue arising from transactions that include performance obligations and transactions that do not have performance
obligations. The main features of this Section are as follows:

e Performance obligations are enforceable promises to provide specific goods or services to a specific payor.

e Performance obligations can be satisfied at a point in time or over a period of time.

e The new standard outlines five indicators to determine if the revenue would be recognized over a period of time.

¢ Revenue from a transaction with a performance obligation(s) is recognized when, or as, the entity has satisfied the
performance obligation(s).

¢ Revenue from transactions with no performance obligation is recognized when a public sector entity has the
authority to claim or retain an inflow of economic resources and a past event that gives rise to a claim of economic
resources has occurred.

Further editorial changes have also been made to other standards as a result of the issuance of PS 3400.

This Section is effective for fiscal years beginning on or after April 1, 2022. Early adoption is permitted.

NEW ASSURANCE DEVELOPMENTS

CAS 540 Auditing Accounting Estimates and Related Disclosures (New)

In March 2019, the Auditing and Assurance Standards Board (AASB) revised and replaced CAS 540 Auditing Accounting
Estimates, Including Fair Value Accounting Estimates, and Related Disclosures. The revised CAS 540 incorporates
changes to establish more robust requirements and appropriately detailed guidance to foster audit quality by driving
auditors to perform appropriate procedures in relation to accounting estimates and related disclosures.

This revised CAS:

¢ Introduces the concept of inherent risk factors, including estimation uncertainty, complexity, subjectivity and others;
¢ Introduces a separate assessment of inherent risk and control risk for accounting estimates;
o Explicitly recognizes the spectrum of inherent risk;
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APPENDIX A — KEY CHANGES AND DEVELOPMENTS (continued from previous page)

e Enhances requirements for risk assessment procedures related to obtaining an understanding of the entity and its
environment, including internal control;

¢ Introduces objectives-based work effort requirements to design and perform further audit procedures to respond to
assessed risks of material misstatement;

¢ Enhances the “stand-back” requirements by adding an evaluation of corroborative and contradictory audit evidence
obtained regarding the accounting estimates;

e Enhances requirements to obtain audit evidence about whether the disclosures are reasonable; and

¢ Includes a requirement to consider matters regarding accounting estimates when communicating with those
charged with governance.

As a result of issuing revised CAS 540, the following standards have been amended to clarify the auditor’s responsibilities
regarding auditing accounting estimates and related disclosures:

e CAS 500 Audit Evidence;
e CAS 700 Forming an Opinion and Reporting on Financial Statements; and
e CAS 701 Communicating Key Audit Matters in the Independent Auditor’s Report.

Further editorial changes have also been made to other standards as a consequence of revising CAS 540.

The revised CAS 540 is effective for audits of financial statements for periods beginning on or after December 15, 2019.
Earlier application is permitted.

IMPACT OF COVID-19 ON OUR AUDIT

MNP's COVID protocols are based on recommendations by the Province of British Columbia. At the date of this Audit
Service Plan we are adhering to the following:

Social Distancing;

No Non-Essential Attendance at External Business Development, Conferences or Training;
No Non-Essential Business Travel and;

International Travel - Self-Isolation for 14 days.

Wherever possible, we use our Client Portal website to facilitate transfer of documents and requests for information. This
allows for ease of sharing documents without a file size restriction, while maintaining security and confidentiality over your
documents and information. During the height of COVID, we performed our audits remotely, using email, phone, and the
Client Portal to share information. Meetings were held virtually on a variety of platforms, including Teams and Zoom, and
we were able to complete and deliver our usual high-quality audits.

In the current "reopening" scenario, we have started doing fieldwork visits again. Before our team members attend field
work, we will be sending out a questionnaire to ascertain if it is safe for our team to be onsite as well as to learn your
current COVID protocols. The safety of your team and ours is paramount at all times. All team members will be apprised of
the City's protocols before we arrive onsite. If the Province increases restrictions related to COVID we are prepared to
perform field work remotely.
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APPENDIX B — THE AUDIT PROCESS
OUR PLAN

Our overall audit strategy is risk-based and controls-oriented. Assessment and identification of risk is performed
continuously throughout the audit process. We focus on the risks that have a potential impact on the financial accounting
systems and subsequent financial reporting.

Our overall audit strategy does not, and is not intended to involve the authentication of documents, nor are our team
members trained or expected to be experts in such authentication. Unless we have reason to believe otherwise, we accept
records and documents as genuine. The subsequent discovery of a material misstatement resulting from fraud does not, in
and of itself, indicate a failure to comply with Canadian generally accepted auditing standards.

AUDIT PROCEDURES
To meet our responsibilities in accordance with Canadian generally accepted auditing standards, our audit examination

includes:

e Obtaining an understanding of the entity and its environment, including its controls, in order to identify and assess the
risk that the consolidated financial statements contain material misstatements due to fraud or misstatement;

e Assessing the adequacy of and examining, on a test basis, the key controls over significant transaction streams and
over the general organizational and computer environments;

e Assessing the systems used to ensure compliance with applicable legislative and related authorities pertaining to
financial reporting, revenue raising, borrowing, and investing activities;

¢ Examining, on a test basis, evidence supporting the amounts and disclosures in the consolidated financial statements;
e Assessing the appropriateness and consistency of accounting principles used and their application;
e Assessing the significant estimates used by management; and,

e Assessing the entity’s use of the going concern basis of accounting in the preparation of the consolidated financial
statements.

As part of our planning process, we will also undertake to inform Mayor and Council of concerns relating to management’s
implementation and maintenance of controls, and the effects of any such concerns on the overall strategy and scope of the
audit. These concerns might arise from the nature, extent and frequency of management’s assessments of controls in place
to detect fraud and misstatement, and of the risk that the consolidated financial statements may be misstated; from a failure
by management to appropriately address significant deficiencies in controls identified in prior audits; and, from our
evaluation of the City’s control environment, and management’s competence and integrity.

As auditors of group financial statements, our involvement in the work to be performed by the component auditors on
significant components will include:

e Discussing with the component auditors or component management the component’s business activities that are
significant to the group;

e Discussing with the component auditor the susceptibility of the component to material misstatement of the financial
information due to fraud or misstatement;

e Reviewing the component auditors' documentation of identified significant risks of material misstatement of the group
financial statements; and

e Discussing significant matters arising with the component auditor, component management or group management, as
appropriate.
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APPENDIX B — THE AUDIT PROCESS (continued from previous page)

OVERALL RELIANCE

CONTROL RELIANCE
LEVEL

LOW/NONE

MODERATE

HIGH

DESCRIPTION

Where we cannot rely on
controls because they
are weak or absent, or
where it is deemed to be
more efficient to carry out
a high level of direct
substantive tests of
details. Audit evidence is
primarily obtained
through detailed
verification procedures
and sufficient substantive
tests of details.

Where there are some
deficiencies in systems
application or procedural
controls, or where it is
deemed to be inefficient
to test systems
application controls, but
where we can test and
rely on the management
monitoring systems in
place to detect and
correct material
misstatements in the
financial reporting
systems. Testing of
controls is supplemented
with a moderate level of
substantive tests of
details.

Where a high degree of
control is in place in the
areas of management
monitoring controls AND
systems application and
procedural controls. Our
audit work focuses on
testing both
management monitoring
and systems application
and procedural controls,
and is supplemented with
a low level of substantive
tests of details.

PLANNED RELIANCE

\/

For the December 31, 2020 audit, we are planning to place low reliance on the City’s accounting systems. This level of
reliance is consistent with the prior year, and will involve mainly substantive tests of transactions and balances.

The amount of substantive work will be reduced for cycles where there are controls in place that MNP

can test and rely on.

As part of our audit work we will update our understanding of the entity and its environment, including

the controls relevant to our audit of the principal transaction cycles, sufficient to identify and assess the
risks of material misstatement of the consolidated financial statements resulting from fraud or
misstatement. This will be accomplished through inquiries with management and others within the
entity, analytical procedures and observation and inspection. Furthermore, we will consider whether

Il

effective controls have been established to adequately respond to the risks arising from the use of IT or
manual systems and test the operation of those controls to an extent sufficient to enable us to reduce
our substantive work. Our review of the City’s controls will not be sufficient to express an opinion as to

their effectiveness or efficiency.

Although we will provide Mayor and Council with any information about significant deficiencies in internal
control that have come to our attention, we may not be aware of all the significant deficiencies in internal

control that do, in fact, exist.

USE OF SPECIALISTS

To obtain sufficient appropriate audit evidence to support our opinion, we intend to solicit the assistance of the City's
Actuary. By communicating with the actuary and confirming the level of work performed by the actuary, the specialist will
form part of our audit strategy in relation to employee future benefits.

We have sole responsibility for the audit opinion being expressed, and that responsibility is not reduced by our use of a
specialist. We will, in accordance with Canadian generally accepted auditing standards, evaluate the competence,
capabilities and objectivity of any specialists we employ to ensure their work is adequate for our purposes.
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APPENDIX B — THE AUDIT PROCESS (continued from previous page)
INHERENT LIMITATIONS IN THE AUDITING PROCESS

An auditor cannot obtain absolute assurance that material misstatements in the consolidated financial statements will be
detected due to factors such as the use of significant judgment regarding the gathering of evidence and the drawing of
conclusions based on the audit evidence acquired; the use of testing of the data underlying the consolidated financial
statements; inherent limitations of controls; and, the fact that much of the audit evidence available to the auditor is
persuasive, rather than conclusive in nature.

Because of the nature of fraud, including attempts at concealment through collusion and forgery, an audit designed and
executed in accordance with Canadian generally accepted auditing standards may not detect a material fraud. While
effective controls reduce the likelihood that misstatements will occur and remain undetected, they do not eliminate that
possibility. Therefore, the auditor cannot guarantee that fraud, misstatements and non-compliance with laws and
regulations, if present, will be detected when conducting an audit in accordance with Canadian generally accepted auditing
standards.

The likelihood of not detecting material misstatements resulting from management fraud is greater than for employee fraud,
because management is in a position to manipulate records, present fraudulent information or override controls.

We will inform the appropriate level of management or Mayor and Council with respect to identified:
e Misstatements resulting from errors, other than clearly trivial misstatements;
e Fraud, or any information obtained that indicates that fraud may exist;

e Evidence obtained that indicates non-compliance or possible non-compliance with laws and regulations, other than
that considered inconsequential;

e Significant deficiencies in the design or implementation of controls to prevent and detect fraud or misstatement; and

¢ Related party transactions that are not in the normal course of operations and that involve significant judgments made
by management concerning measurement or disclosure.

Our concern as auditors is with material misstatements, and thus, we are not responsible for the detection of misstatements
that are not material to the consolidated financial statements taken as a whole.
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MNP LLP — Wherever Business Takes You

Assurance > Consulting > Tax
About MNP LLP

MNP is a leading national accounting, tax and business consulting firm in Canada. We proudly serve and respond to the
needs of our clients in the public, private and not-for-profit sectors. Through partner-led engagements, we provide a
collaborative, cost-effective approach to doing business and personalized strategies to help organizations succeed across
the country and around the world.
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THE CORPORATION OF THE CITY OF COURTENAY

BRIEFING NOTE

To: Council File No.: 6480-01
From: Interim Chief Administrative Officer Date: October 5, 2020
Subject: Official Community Plan (OCP) - Stakeholder Sessions and Online Public Survey Results

PURPOSE:

The purpose of this briefing note is to provide Council with a summary of the full reports of the virtual
stakeholder brainstorming sessions held in July and the online public survey that closed September 10™.

ISSUE:

The stakeholder brainstorming session and the online public survey were major milestones of the OCP
update project. All feedback and information collected are valuable resources for the project team to
develop policies in the next phase.

Stakeholders virtual brainstorming sessions

The themes selected were: community wide land use concept; transportation spectrum; housing choices for
all; local economic development; love for local places; supporting basic needs, enhancing quality of life, and
a city for everyone. Across the eight thematic sessions, a number of key inputs were provided. In each
session, staff asked participants about their general view toward climate change. Climate change is a
widespread common concern among community stakeholders, while some interests include climate
considerations are more core to their work than others. Participants continued to share their own unique
experience and specific issues relate to climate change with other participants. Not surprisingly, the
pandemic was mentioned quite frequently. Many commented that the pandemic changes the way we view
the future individually and collectively. While some feel it has been negatively impacting our community and
individual lives, it provided an opportunity to talk about things more openly and consider ways to do things
differently, value what is critically important, and build back better. Many mentioned that integrated
approaches are needed to be effective in community actions on a variety of topics. The approaches should
include forging new partnership models across jurisdictions, community stakeholders, and individuals. Staff
heard frequently that social equity considerations and concerns are becoming more important, and also that
planning for climate action has many public health co-benefits, particularly in the domains of access to
nature, active travel and sense of belonging. There seems a strong consensus that the natural environment
is one of the greatest assets the community offers.
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Official Community Plan (OCP) - Stakeholder Sessions and Online Public Survey Results

Online Public Survey
The objective of the survey was to seek input from the public on a draft vision, goal statement, and emerging
future growth concept for the OCP update. The result indicates that there is very strong support for the draft
vision:

The world is changing, and with it so will Courtenay.

We will reach net zero emissions by 2050, doing our part to address the climate crisis head-
on, while also preparing for its impacts. Our commitment to a safe climate is not just an
environmental one; by taking action on and preparing for climate change we achieve many co-
benefits that make Courtenay a great community to call home.

Courtenay will be responsible for the future by being more thoughtful, strategic, and efficient
in all resources that we use whether it be land, energy or public infrastructure, to ensure that
actions deliver on multiple goals of economic resilience, social equity and ecological health.

We protect the natural spaces and life sources we love and upon which our lives depend. We
are a city for all people, created for and by residents with diverse identities, experiences, and
aspirations. We are a city for being together in community.

We are also a city of choice, in which residents have options across the city for homes,
amenities, destinations, jobs and business, transportation, and spaces for gathering with
friends, families, neighbours, and people not yet known to us.

Being responsible means recognizing that uncertainties are part of our future, and that our
best strategy is to invest in individual, neighbourhood and community wide resilience. For
Courtenay, this means we safeguard the unique qualities of our city that we cherish, we work
in partnership across silos, and we remain open to new ways of being and doing in order to
respond creatively to our changing world.

The strongest average rating of 4.5/5.0 was for “protection of nature” followed by the other four
components of the vision statement (i.e. “responsible for the future” (4.4), “city of choice” (4.3) “city for all
people” (4.2), and “net zero GHG emission” (3.8)).

There is also very strong support for the goal statements, with the strongest average rating of 4.5/5.0 for the
“More space for and Time in Nature” goal statement followed by other six goals (i.e., “Housing Choices for
All” (4.1), “Strong Neighbourhoods” (4.2”, “Functional Transportation Choices” (4.2), “Love for Local Places”
(4.2), “ A City of Everyone” (4.1), “ Economic Success Emerges from Community Values and Place” (4.3),
“Investing in Relationship” (4.2), and “Land is a Valued as Precious Resource” (3.9)).

There is good support (3.6/5) for the proposed “growth focus areas” in the future growth concept (see
attached map). While most participant comments expressed overall support for intensification or infill in
established neighbourhoods, some comments expressed desires such as that potential transportation
impacts be well managed, existing neighbourhood character is maintained, and networks and spaces for
biodiversity be expanded. In terms of development types/approaches that could potentially accommodate
the anticipated growth in the proposed growth focus areas, the result suggests that participants rated and
spoke favourably of images that included ample greenery, cycling facilities, pedestrian-oriented public
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spaces, and infill with a ‘human-scaled’ character. Comments provided through the public online survey were
considerably in alignment with what staff have heard in the past public consultations.

BACKGROUND:

Staff conducted a series virtual meetings with community stakeholders to discuss challenges related to
climate change and identify key policy issues and opportunities for the next phase of the project.
Representatives from 25 community stakeholder groups were identified and invited to 8 different themed
sessions. Some individuals participated in multiple sessions, while some participated in a single session. The
participants discussed concerns around climate change as well as direct and indirect impacts they experience
within their specialized fields. A follow-up survey indicates that the sessions were well received and
considered good opportunities to mutually learn what challenges other community stakeholders are facing.
A full transcript of the sessions is available on the project website (www.courtenay.ca/ocpupdate).

The project team launched an online public survey from August 4™ to September 10 on the City’s website.
The objective of the survey was to collect public feedback on draft planning visions and goals, a future growth
scenario containing 7 potential growth nodes, visual images design options for the potential growth nodes.
In addition to two newspaper advertisements, staff notified members of the public through the project
website, social media, and local radio. An e-mail notice was sent to those who registered for the OCP update
e-newsletter. As a result, a total of 782 participants offered input. Over 1830 comments were provided. A
summary of the survey is also available on the project website (www.courtenay.ca/ocpupdate).

Information collected from these two events will be further reviewed and analyzed for the purpose of
developing policies in the next phase of the project. Staff thank all those who provided valuable contributions
to the sessions and the online public survey.

KEY CONSIDERATIONS/NEXT STEPS:

Staff will conduct a full review of all the feedback and information collected for developing policies in the
next phase. Survey results and inputs will also be shared during neighbourhood consultations to discuss site
specific issues and opportunities.

Prepared by: Reviewed by:
/

i -

Tatsuyuki Setta, RPP, MCIP, lan Buck, RPP, MCIP
Manager of Community and Sustainability Planning Director of Development Services

Concurrence by:

|
/ N/\\%M/\/

Trevor Kushner, BA, DLGM, CLGA, PCAMP
Interim Chief Administrative Officer
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Minutes of a Parks & Recreation Advisory Commission Meeting
Held via Zoom, April 2, 2020 at 4:00 p.m.

Attending: Michael Lynch
Mary Crowley
Allan Douglas
Tom Demeo
Sébastien Braconnier
Erik Eriksson
Iris Churchill
Dave Snider (Ex Officio)

Regrets: Bill Green

Carolyn Janes
Manno Theos (Council Representative)

Call to Order
The meeting was called to order at 4:00 p.m.

Adoption of Previous Meeting Minutes
MINUTES Moved by Tom and seconded by Allan that the minutes of the Parks &
Recreation Advisory Commission meeting on Thursday, February 6, 2020, to be
adopted as read. Carried via digital vote

New Business

CITY OF COURTENAY Dave gave an update on the City’s response to COVID-19 in the parks and
RESPONSE TO COVID-19 recreation area. The Commission responded with comments on the following:

e Questions about the potential use of Cozy Corner Preschool as a
daycare space during this time. Dave will look into licensing
restrictions.

e Comments about this being a marathon, the importance of isolation,
potential scenarios, and the need to respond to instructions from CDC
doctors

e Identification of the potential of limited personal disposable income as
this crisis passes

e Commission praised the online videos staff have posted

e Questions about Canada Day Celebrations, and Simms Concert Series

e Interestin the creation of Zoom based instruction

Next Meeting

Thursday, May 7 via Zoom.

Adjournment

The meeting was adjourned at 5:00 p.m.
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LUSH VALLEY

September 21, 2020

RE: McPhee Meadows

Dear Mayor and Council,

Recently, members of my team and | have met with Dave Snider, Director of
Recreation and Cultural Services, to discuss the possibility of further partnership
between the City of Courtenay and LUSH Valley to manage McPhee Meadows as an
educational and demonstration Community Orchard.

In my previous work as the Executive Director of Lifecycles Project Society in
Victoria (similar mission to LUSH Valley) we entered into an agreement with the
municipality of View Royal, to steward an orchard that had been bequeathed to
them. The Welland Community Orchard flourished under this arrangement-
leveraging the specific skills and knowledge from LifeCycles staff as well as
providing volunteer labour, public programming, and matched funding.

[ think there is a great opportunity for a similar arrangement at McPhee Meadows
through a partnership between LUSH Valley and the City of Courtenay.

Proper restoration and use of the orchard would align with the goals of City and
OCP- including a climate and reconciliation lens, as well as ‘place making’.

From LUSH Valley’s perspective we envision an outdoor classroom and experiential
learning space for members of the community, including schools, to learn to restore,
and take care of the orchard. We would also plan to increase biodiversity, soil
health, increase water retention, and include native plants, and other edible
perennials. The harvest would be distributed and support food security in our City.

With the City’s help, we envision the development of an orchard management plan
that will direct the installation of new fencing, planting, maintenance and
programming. Ideally we would have the plan ready for action in early 2021 for
pruning and planting to occur. As a partner we will also value input into the
planning process for the rest of this park.

LUSH Valley Food Action Society
T:250-331-0152
E: admin@lushvalley.org
PO Box 20008, Courtenay, BC VON 0A7
CRA # 866653637RR0001
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LUSH VALLEY
We ask Council for your support in the expansion of our partnership to include this
site. Many thanks for your continued support, partnership and consideration,

Mol IR

Maurita Prato, Executive Director LUSH Valley Food Action Society

LUSH Valley Food Action Society
T:250-331-0152
E: admin@lushvalley.org
PO Box 20008, Courtenay, BC VON 0A7
CRA # 866653637RR0001
Page 182 of 212



THE CORPORATION OF THE CITY OF COURTENAY

BYLAW NO. 3018

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. 3018, 2020”.
2. That Official Community Plan Bylaw No. 2387, 2005 be amended as follows:

a) By changing the land use designation of Lot A, District Lot 138, Comox District,
Plan 2607 Except Parts in Plans 312R, 14210 and 29833 (Copperfield Road) from
Suburban Residential to Urban Residential as shown in Attachment A.

b) That Map #2, Land Use Plan be amended accordingly;

3. This bylaw shall come into effect upon final adoption hereof.

Read a first time this day of , 2020
Read a second time this day of , 2020
Considered at a Public Hearing this day of , 2020
Read a third time this day of , 2020
Finally passed and adopted this day of , 2020
Mayor Corporate Officer
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THE CORPORATION OF THE CITY OF COURTENAY
BYLAW NO. 2912

A bylaw to amend Zoning Bylaw No. 2500, 2007

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. 2912, 2020”.

2. That “Zoning Bylaw No. 2500, 2007 be hereby amended as follows:
(a) Amending Division 8 — Classification of Zones through the addition of:

Part 54 — Comprehensive Development Thirty Zone (CD-30) Lot A - Copperfield Road as
attached in Attachment A.

(b) by rezoning Lot A, District Lot 138, Comox District, Plan 2607 Except Parts in Plans
312R, 14210 and 29833 (Lot A, Copperfield Road) as shown in bold outline on
Attachment B which is attached hereto and forms part of this bylaw, from Residential One
A (R1-A) to Comprehensive Development Zone Thirty (CD-30) and Public Assembly Two
(PA-2).

(c) That Schedule No. 8, Zoning Map be amended accordingly.

3. This bylaw shall come into effect upon final adoption hereof.

Read a first time this day of , 2020
Read a second time this day of , 2020
Considered at a Public Hearing this day of , 2020
Read a third time this day of , 2020
Finally passed and adopted this day of , 2020
Mayor Corporate Officer
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Attachment A

Part 57 — Comprehensive Development Thirty (CD-30)
(Lot A, Copperfield Road)

8.57.1 Intent

The CD-30 Zone is intended to accommodate a strata community on Lot A, District Lot 138,
Comox District, Plan 2607 Except Parts in Plans 312R, 14210 and 29833. The property shall be
developed in accordance with Schedule A which form part of this zone.

8.57.2 CD-30A
(1) Permitted Uses

The following uses are permitted and all other uses are prohibited except as otherwise noted in this
bylaw:

a) Dwelling, Single Residential with or without Carriage House
b) Accessory Buildings and Structures

(2) Minimum Lot Size
a) Dwelling, Single Family with or without Carriage House: 300m2

(3) Minimum Lot Frontage
a) Dwelling, Single Family with or without Carriage House: 10m

(4) Maximum Lot Coverage
a) A lotshall not be covered by building to a greater extent that 70% of the total lot area

(5) Setbacks
a) Front Yard: 4.5m except 2.25m for porch projections and second storey building area
b) Rear Yard (with laneway access): 13.5m except 1.2m for Carriage Houses and Accessory
Buildings
¢) Rear Yard (without laneway access): 13.5m
d) Side Yard: 1.5m except 2.25m for side yards abutting the strata road

(6) Height

a) Dwelling, Single Residential: 9.0m
b) Carriage House: 7.5m
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8.57.3 CD-30B
(1) Permitted Uses

The following uses are permitted and all other uses are prohibited except as otherwise noted in this
bylaw:

a) Dwelling, Duplex
b) Accessory Buildings and Structures

(2) Minimum Lot Size
a) Dwelling, Duplex: 200m2

(3) Minimum Lot Frontage
a) Dwelling, Duplex (per unit): 8% of lot perimeter

(4) Maximum Lot Coverage
a) A lotshall not be covered by building to a greater extent that 70% of the total lot area

(5) Setbacks
a) Front Yard: 4.5m except 2.25m for porch projections and second storey building area
b) Rear Yard: 13.5m
c) Side Yard: 1.5m except 2.25m for side yards abutting the strata road

(6) Height
a) Dwelling, Duplex: 9.0m
8.57.4 CD-30C
(1) Permitted Uses

The following uses are permitted and all other uses are prohibited except as otherwise noted in this
bylaw:

a) Dwelling, Townhouse with or without Carriage House
b) Accessory Buildings and Structures

(2) Minimum Lot Size
a) Dwelling, Townhouse: 200m?

(3) Minimum Lot Frontage
a) Dwelling, Duplex (per unit): 8% of lot perimeter

(4) Maximum Lot Coverage
a) A lotshall not be covered by building to a greater extent that 70% of the total lot area
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(5) Setbacks
a) Front Yard: 4.5m except 2.25m for porch projections and second storey building area
b) Rear Yard (with laneway access): 13.5m except 1.2m for Carriage Houses and Accessory
Buildings
c) Rear Yard (without laneway access): 13.5m
d) Side Yard: Om except 2.25m for side yards adjacent to the strata road or CD-30 A or B
areas.
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Subject Property Map

1730

1754

1764
(1772)

ARDEN RD

\
Foss 3051 3047
i
|

SLADERD ___

1\ &7 A

THE CITY OF COURTENAY
ATTACHMENT “B”
Part of Bylaw No. 2912, 2020
Amendment to the
Zoning Bylaw No. 2500, 2007

Page 190 of 212




THE CORPORATION OF THE CITY OF COURTENAY
BYLAW NO. 3024
A bylaw to amend Zoning Bylaw No. 2500, 2007
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. 3024, 2020”.

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

(a) Amending Division 6 — General Regulations, Part 3 — Home Occupation, Section 6.3.1
by deleting the Section and replacing it with the following:

“6.3.1 The following home occupations are permitted subject to all conditions of this

Bylaw:
I. office (general)
ii. personal service
iii. home crafts (hobby and related crafts)
Iv. music, dancing and related lessons providing that the number of pupils on
the premises at any one time are five (5) or less
V. small appliance repairs where appliances serviced have a maximum
volume of 23m3
Vi. schools or kindergartens for five (5) children or less
Vii. day care pursuant to the Community Care and Assisted Living Act
viii. photography”;

(b) Amending Division 6 — General Regulations, Part 3 — Home Occupation by deleting
Section 6.3.2; and,

(c) Amending Division 6 — General Regulations, Part 3 — Home Occupation by replacing
Section 6.3.7 with the following:

“6.3.7 No home occupation shall occupy more than 50m2 or 50% of the dwelling unit
whichever is the lesser.”
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3. This bylaw shall come into effect upon final adoption hereof.

Read a first time this day of , 2020
Read a second time this day of , 2020
Considered at a Public Hearing this day of , 2020
Read a third time this day of , 2020
Finally passed and adopted this day of , 2020
Mayor Corporate Officer
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THE CORPORATION OF THE CITY OF COURTENAY
BYLAW NO. 3012

A bylaw to amend Zoning Bylaw No. 2500, 2007

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. 3012, 2020”.
2. That “Zoning Bylaw No. 2500, 2007 be hereby amended as follows:

(a) by rezoning Lot 15, District Lot 157, Comox District, Plan 46644 (1520 Thorpe Avenue),
as shown in bold outline on Attachment A which is attached hereto and forms part of
this bylaw, from Residential One Zone (R-1) to Residential One S Zone (R-1S); and

(b) That Schedule No. 8, Zoning Map be amended accordingly.

3. This bylaw shall come into effect upon final adoption hereof.
Read a first time this 8" day of September, 2020
Read a second time this 8" day of September, 2020

Public Hearing waived this 8" day of September, 2020 (pursuant to Section 464 (2) of the Local
Government Act)

Public Hearing notice of waiver published in two editions of the Comox Valley Record on the
23" day of September, 2020 and the 30" day of September, 2020 (pursuant to Section 467 of the
Local Government Act)

Read a third time this day of , 2020
Finally passed and adopted this day of , 2020
Mayor Corporate Officer
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THE CITY OF COURTENAY
ATTACHMENT “A”
Part of Bylaw No. 3012, 2020
Amendment to the
Zoning Bylaw No. 2500, 2007
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THE CORPORATION OF THE CITY OF COURTENAY
BYLAW NO. 2990

A bylaw to amend Zoning Bylaw No. 2500, 2007

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. 2990, 2020”.
2. That “Zoning Bylaw No. 2500, 2007 be hereby amended as follows:
(a) Amending Division 3 — Interpretation, Part 1 — Definitions through the addition of:
“Rental Apartment means, in relation to a dwelling unit in a multi-residential building, a
tenancy governed by a landlord tenancy agreement that complies with the Residential
Tenancy Act.

(b) Amending Division 8 — Classification of Zones through the addition of:

Part 54 — Comprehensive Development Twenty Seven Zone (CD-27) 1025 Ryan Road as
attached in Attachment A.

(c) by rezoning Lot B, Section 14, Comox District, Plan VIP74579 (1025 Ryan Road) as
shown in bold outline on Attachment B which is attached hereto and forms part of this
bylaw, from Commercial Two A (C2-A) to Comprehensive Development Zone Twenty
Seven (CD-27)
(d) That Schedule No. 8, Zoning Map be amended accordingly.

3. This bylaw shall come into effect upon final adoption hereof.

Read a first time this 27" day of April, 2020

Read a second time this 27" day of April, 2020

Public Hearing waived this 15" day of June, 2020 (pursuant to Section 464 (2) of the Local
Government Act)

Public Hearing notice of waiver published in two editions of the Comox Valley Record on the 24"

day of June, 2020 and the 1%t day of July, 2020 (pursuant to Section 467 of the Local Government
Act)
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Read a third time this 6! day of July, 2020

Finally passed and adopted this day of , 2020

Mayor Corporate Officer

Approved under S.52(3)(a) of the Transportation Act

Tallina McRae, Development Services Officer
Ministry of Transportation and Infrastructure
Vancouver Island District
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Attachment A

Part 54 — Comprehensive Development Twenty Seven Zone (CD-27)
(1025 Ryan Road)

8.54.1 Intent
The CD-27 Zone is intended to accommodate a rental apartment development on the property
legally described as Lot B, Section 14, Comox District, Plan VIP74579. The property shall be
developed substantially in accordance with Schedules A and B which form part of this zone.
8.54.2 Permitted Uses

The following uses are permitted and all other uses are prohibited except as otherwise noted in this
bylaw:

1. Rental Apartment

8.54.3 Lot Coverage
A lot shall not be covered by buildings to a greater extent than 35% of the total area of the lot.
8.54.4 Floor Area Ratio
The maximum floor area ratio shall not exceed 1.6.
8.54.5 Minimum Lot Size
A lot shall have an area of not less than 0.55 hectares.
8.54.6 Setbacks
Except where otherwise specified in this bylaw the following minimum building setbacks shall apply:
(1) Front Yard (interpreted as the yard adjacent to the northwest property line): 12.0m

(2) Rear Yard (interpreted as the yard adjacent to the southeast property line): 17.0m

(3) Side Yard (interpreted as all other yards): 4.5m

Notwithstanding the required front, rear, and side yard setbacks specified above, roof overhangs may extend
up to 0.76m into the required setback.

8.54.7 Height of Buildings

Maximum building height shall be 17.7m and in accordance with Schedule B and includes the elevator and
roof top mechanical systems.
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8.54.9 Usable Open Space

A minimum of 2,966m2 of useable open space must be provided as shown in Schedule B. For clarity this
includes common outdoor areas and private balconies or patios.

A minimum of 2.6m2 of interior amenity space must be provided. For clarity this includes fitness facilities,
common rooms and co-work areas.
8.54.10 Accessory Structures

Shall not be permitted except for bike storage structures.

8.53.11 Off-Street Parking and Loading

Off-street parking shall be provided and maintained in accordance with the requirements of Division 7 of
this bylaw except:

(1) For Rental Apartment uses parking shall be provided at a rate of 1.20 parking spaces per dwelling
unit inclusive of visitor parking;
(2) Bicycle parking facilities must be provided at a rate of two covered, secure stall per unit.
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Note: Please refer to full size drawings in file 3360-20-1916
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THE CORPORATION OF THE CITY OF COURTENAY
BYLAW NO. 3019

A bylaw to exempt certain lands and
improvements from taxation for the year 2021

WHEREAS the Council of the Corporation of the City of Courtenay deems that land and
improvements described herein meet the qualifications of Section 224 of the Community Charter;

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 "Tax Exemption 2021 Bylaw No. 3019,

2020™.
2. The following properties are hereby exempt from taxation for land and improvements to
the extent indicated for the year 2021
REGISTERED PERCENTAGE
FOLIO LEGAL CIVIC ADDRESS OWNER/LESSEE EXEMPTION
DESCRIPTION
49.000 LOT 41, SECTION | 280 —4™ STREET EUREKA SUPPORT 100%
61, CD, PLAN 311 SOCIETY
112.002 PARCEL AOF LOT | 243-4™ STREET BOYS AND GIRLS 100% OF THE
124&125 DD, CLUBS OF ASSESSMENT
PLAN 80170N, CENTRAL ALLOCATED TO
SECTION 61, CD, VANCOUVER THE SPACE
EXCEPT PLAN ISLAND (LEASED LEASED BY THE
472BL OF L FROM CITY OF LEASEE
PID 004-863-682 COURTENAY)
122.000 LOT 1, PLAN 40587 | 367 CLIFFE AVENUE | ROYAL CANADIAN 100%
LEGION
PARCEL A,
1650.000 DD59610N OF LOT | 101 ISLAND
B, SECTION 16, HIGHWAY
PL 5618
169.000 PARCEL B (BEING | 237 — 3%° STREET COMOX VALLEY 100%
A CONSOLIDATION CHILD
OFLOTS 14,17, 18, DEVELOPMENT
21, 22 SEE ASSOCIATION
CA6169477)
SECTION 61, CD,
PLAN VIP1517
170.002 LOT A, SECTION 280 2\P STREET COMOX VALLEY 100%
61, PLAN 54105 TRANSITION
PID 017-752-141 SOCIETY (LEASED
FROM FOUR PAWS
INVESTMENTS
LTD.)
1
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REGISTERED PERCENTAGE
FOLIO LEGAL DESCRIPTION CIVIC ADDRESS OWNER/LESSEE EXEMPTION
348.000 LOT 15, SECTION 61, | 543 — 6™ STREET ALANO CLUB OF 100%
CD, PLAN 4906 COURTENAY
400.000 LoT A, SECTION 61, | A1-3108™ STREET | CITY OF 100% OF THE
CD, PLAN 18979 COURTENAY ASSESSMENT
(LEASED FROM ALLOCATED TO
WEST ISLAND THE SPACE
CAPITAL CORP) LEASED BY THE
LEASEE
513.000 LOT A, DL 127, cD, | 755 HARMSTON OLD CHURCH 100%
PLAN 7719 AVENUE THEATRE SOCIETY
750.020 LOT 1, bL 127, cCD, | 641 MENZIES COMOX VALLEY 100%
PLAN VIP62285 AVENUE RECOVERY CENTRE
SOCIETY (LEASED
FROM CITY OF
COURTENAY)
1037.000 LOTS 1 AND 2, | 1415CLIFFE COMOX VALLEY 100%
SECTION 41, CD, PLAN | AVENUE FAMILY SERVICES
3930 ASSOCIATION
1494.000 LOT 1 AND 2, SECTION | 2470 BACK ROAD GLACIER VIEW 100%
1494.010 6 AND 8, CD, PLAN LODGE SOCIETY
2849, EXCEPT PLAN
35008
1494.050 LoT A, SECTION 6 | 2450 BACK ROAD
AND 8, CD, PLAN
35008
1566.000 LOT 1, PLAN 27169 | 810 BRAIDWOOD M’AKOLA HOUSING 100%
SECTION 16, LD 15 ROAD SOCIETY
PID 002-568-098
1577.018 LOT 4, SECTION 16, #4 - 204 ISLAND COMOX VALLEY 100%
PLAN VI1S2269, Hwy N PREGNANCY CARE
PID 017-693-071 CENTRE
1960.300 LOT A SANDPIPER DRIVE THE NATURE 100%
PLAN 15464 TRUST OF BRITISH
COLUMBIA
2016.007 LoT 7, PLAN 27200 1571 BURGESS STEPPING STONES 100%
PID 002-577-321 ROAD RECOVERY HOUSE
FOR WOMEN
(LEASE)
2023.014 LOT 1, SECTION 79, 656 ARDEN ROAD THE NATURE 100%
CD PLAN 8249, TRUST OF BRITISH
EXCEPT PLAN 8464, COLUMBIA

& EXCPCLADD
666650 & EXC

2
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REGISTERED PERCENTAGE
FOLIO LEGAL DESCRIPTION CIVIC ADDRESS OWNER/LESSEE EXEMPTION
2200.044 LOT 3, DL 138, CD, | 2564 CUMBERLAND | COURTENAY & 100%
PLAN 20288 ROAD DISTRICT
HISTORICAL
SOCIETY IN TRUST
3200.072 LOT A, SECTION 18, | 4835 COMOX VALLEY 100%
CD, PLAN 12735 HEADQUARTERS RD | CURLING CLUB
757.000 LOT A, BLOCK 2, 1061 — 8™ STREET COMOX VALLEY 75%
PLAN 1951 KIWANIS VILLAGE
SOCIETY
757.001 LOT A, BLOCK 2, 1051 — 8™ STREET
PLAN 1951 EXCEPT
PLAN 4288 & 4941
758.000 LOoT A&B, PLAN 635 PIDCOCK AVE
16907
1286.045 LOT 8, BLOCK 3, PLAN | 534 — 19™ STREET L’ ARCHE COMOX 75%
16252 VALLEY
34.000 LOT 2, SECTION 61, 231 6™ STREET COURTENAY ELKS’ 40%
CD, PLAN 20159 LODGE #60 OF THE
PID 003-698-254 BENEVOLENT AND
PROTECTIVE
ORDER OF THE
ELKS’ OF CANADA
131.002 LOT A, SECTION 61, 356 3"RPSTREET COMOX VALLEY 40%
PLAN EPP61970, TRANSITION
PID 029-906-431 SOCIETY
166.000 LOT 8 PLAN 2834 267 3R° STREET COMOX VALLEY 40%
PID 003-451-941 CHILD
DEVELOPMENT
ASSOCIATION
409.000 LoT A, SECTION 61, 625 ENGLAND COMOX VALLEY 40%
PLAN 1674, AVENUE TRANSITION
PID 001-159-526 SOCIETY (LEASED
FROM SECRET
VENTURE
HOLDINGS LTD)
432.000 LoT 14, SECTION 61, | A& C450—-8™ 1124430 BCLTD 40%
LD 15, PLAN STREET (LEASED TO
VIP3939 COMMUNITY
PID 004-154-894 JUSTICE CENTRE
OF THE COMOX
VALLEY)
459.000 LOT B, PLAN 20211 956 GRIEVE AVENUE | UPPER ISLAND 40%

PID 003-519-376

WOMEN OF NATIVE
ANCESTRY

3
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REGISTERED PERCENTAGE
FOLIO LEGAL DESCRIPTION CIVIC ADDRESS OWNER/LESSEE EXEMPTION
750.100 LOT 1, PLAN VIP | 994 -8™sT JOHN HOWARD 40%
62247 SOCIETY OF
NORTH ISLAND
1038.000 LOT A, SECTION 41, | 1455 CLIFFE JOHN HOWARD 40% OF THE
PLAN VIP 60527, AVENUE SOCIETY OF ASSESSMENT
PID 023-021-128 NORTH ISLAND ALLOCATED TO
(LEASED FROM THE SPACE
LUCK’S DENTAL LEASED BY THE
LABORATORY LEASEE
LTD)
1113.000 LoT 19, SECTION 41, | 1465 GRIEVE L’ ARCHE COMOX 40%
DL 15, PLAN 9230, AVENUE VALLEY
PID 005-583-314
1171.005 LOT C, PLAN 13660, 1625 MCPHEE WACHIAY 40% OF THE
SECTION 41, LD 15 AVENUE FRIENDSHIP ASSESSMENT —
PID 004-619-048 CENTRE SOCIETY EXCLUDING 26%
OF FACILITY
1171.006 LOT 5, PLAN 13075, 1679 MCPHEE USED FOR
SECTION 41, LD 15 AVENUE REVENUE
EXCEPT PLAN GENERATING
VIP68431 BUSINESS
PID 004-711-823 (WACHIAY
STUDIO AND
MULTIMEDIA
AND DAYCARE)
1175.034 STRATA LOT 13, #13, 1520 PIERCY DAWN TO DAWN
PLAN VIS2667, RoAD ACTION ON 40%
SECTION 41, LD 15 HOMELESSNESS
P1D 018-180-876 SOCIETY
1224.080 STRATA LOT 26, PLAN | #17,375-21°T
VIS2232, SECTION 68, | STREET
LD 15
PID 017-586-801
1288.060 STRATA LOT 30, PLAN | #311, 1015
VI1S932, DL 104, LD 15 | CUMBERLAND ROAD
PID 000-806-471
1700.332 STRATA LOT 2, #10-12, 2683 THE CANADIAN 40% OF THE
SECTION 67, LD 15, MORAY AVENUE RED CROSS ASSESSMENT
PLAN VIS3934 SOCIETY (LEASED ALLOCATED TO
PID 023-378-158 FROM 670431 BC THE SPACE
LTD) LEASED BY THE
LEASEE

4
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REGISTERED PERCENTAGE
FOLIO LEGAL DESCRIPTION CIVIC ADDRESS OWNER/LESSEE EXEMPTION
1960.004 LOT B, SECTION 67, #8, 468 - 29™ THE GOVERNING 40% OF THE
CD, PLAN 33851 STREET COUNCIL OF THE ASSESSMENT
PID 000-262-170 SALVATION ARMY ALLOCATED TO
IN CANADA THE SPACE
(LEASED FROM LEASED BY THE
LENCO/NORCO LEASEE
AND FERNCO
DEVELOPMENT
LTD)
1960.006 LOT C, SECTION 67, 2966 KILPATRICK AARON HOUSE 40% OF THE
CD, PLAN 33851 AVE MINISTRIES ASSESSMENT
PID 000-217-158 (LEASED FROM ALLOCATED TO
LENCO/NORCO THE SPACE
AND FERNCO LEASED BY THE
DEVELOPMENT LEASEE
LTD)
2016.006 LoT 6, PLAN 27200 1535 BURGESS STEPPING STONES 40%
PID 002-344-408 ROAD RECOVERY HOUSE
FOR WOMEN
(LEASE)
2024.009 LOT 2 PLAN VIP53672 | 1755 13™ STREET HABITAT FOR 40% OF THE
PID 017-650-097 HUMANITY ASSESSMENT
VANCOUVER ALLOCATED TO
ISLAND NORTH THE SPACE USED
SOCIETY FOR
ADMINISTRATION
OFFICES
3200.032 LOT A, SECTION 18, 4729 YOUTH FOR CHRIST 40% OF THE
CD, PLAN VIP 75369 HEADQUARTERSRD | COMOX VALLEY ASSESSMENT —
PID 025-673-017 EXCLUDING
CARETAKER
RESIDENTIAL
SPACE

Read a first time this 8" day of September, 2020

Read a second time this 8" day of September, 2020

Read a third time this 8" day of September, 2020

Public notice published in two editions of the Comox Valley Record on the 16" day of September,
2020 and the 23" day of September, 2020 (pursuant to Section 224 of the Community Charter)

Finally passed and adopted this

Mayor

day of October, 2020

Corporate Officer

5
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THE CORPORATION OF THE CITY OF COURTENAY
BYLAW NO. 3020

A bylaw to exempt certain lands and
improvements, set apart for public worship, from taxation for the year 2021

WHEREAS the Council of the Corporation of the City of Courtenay deems that land and
improvements described herein meet the qualifications of Section 220 of the Community Charter;

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 ""Tax Exemption Churches 2021 Bylaw No.
3020, 2020™".

2. Pursuant to Section 224(2)(a)(f)(g) of the Community Charter, the following properties on
which a church hall or facility is situated, the land on which such a hall stands, the
remaining area of land surrounding the building set apart for public worship, and the
remaining area of land surrounding the exempted building, exempted hall, or both, are
hereby exempted from taxation for land and improvements to the extent indicated for the
year 2021 except for that portion of the property used for residential or commercial

purposes:
PERCENTAGE
FOLIO LEGAL DESCRIPTION CIVIC ADDRESS REGISTERED OWNER EXEMPTION
1. 1143.000 LOT AM 11, SECTION 61, | 467 —4™ STREET GRACE BAPTIST 100%
CD, PLAN 33854N CHURCH OF THE
COMOX VALLEY
2. |313.100 LOT 1, SECTION 62, CD, 579 — 5™ STREET ANGLICAN SYNOD 100%
PLAN VIP 74608 DIOCESE OF B.C.
3. | 341.000 | AMENDED LOT 1, PLAN 566 — 5™ STREET ELIM GOSPEL CHAPEL 100%
55886N, SECTION 61 CD, TRUSTEES
PLAN 4906
4. | 342.000 LOTS 3 & 4, BLOCK 6, 576 — 5™ STREET ELIM GOSPEL CHAPEL 100%
CD, PLAN 472B TRUSTEES
5. | 346.000 LoTs 10,11,12, AND 13, | 505—6™ STREET ST. GEORGES CHURCH 100%
SECTION 61, CD, PLAN
4906
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6. | 568.000 |LOTA(DDEL132291), | 765MCPHEE CENTRAL 100%
DL 127, PLAN 1464 AVENUE EVANGELICAL FREE
EXCEPT PLAN VIP67475 CHURCH
7. |618.220 LOT 1,DL 118, CD, PLAN | 2201 ROBERT LANG | RIVER HEIGHTS 100%
VIP 73074 DRIVE CHURCH SOCIETY
PERCENTAGE
FOLIO LEGAL DESCRIPTION CIVIC ADDRESS REGISTERED OWNER EXEMPTION
1580 FITZGERALD
8. | 1074.050 | LOT A, PLAN 54316pP, AVENUE GOVERNING COUNCIL 100%
SECTION 41, CD, PLAN 1590 FITZGERALD SALVATION ARMY
7449 AVENUE CANADA WEST
9. | 1166.000 | LOT A, PLAN 121193EF, 771 —-17™STREET | TRUSTEES LUTHERAN 100%
SECTION 41, CD, CHURCH
FORMERLY LOTS 32 &
33, CD, PLAN 10725
10. | 1211.004 | LOT 4, SECTION 68, CD, 1814 FITZGERALD VALLEY UNITED 100%
PLAN 14176 AVE PENTACOSTAL
CHURCH OF BC
11. 1 1524.102 | LOT B, SECTION 15, CD, 1599 TUNNER BISHOP OF VICTORIA, 100%
PLAN 54793 EXCEPT DRIVE CHRIST THE KING
PLANS 14713, 36414, CATHOLIC CHURCH
51121
12. | 1594.000 | LOT 16, SECTION 16, CD, | 1581 DINGWALL RD | TRUSTEES OF THE 100%
PLAN 7037 EXCEPT PLAN KINGDOM HALL OF
44368 JEHOVAH WITNESS
13. | 1691.030 | LOT 1, SECTION 17, CD, 4660 SEVENTH DAY 100%
PLAN VIP 79479 HEADQUARTERS ADVENTIST CHURCH
ROAD
14. 1 1691.044 | LOT 2, SECTION 17, CD, 4634 ISLAND HWY | ANGLICAN SYNOD 100%
PLAN VIP 61425 DIOCESE OF BC
15. | 1691.046 | LOT 3, SECTION 17, CD, 1514 DINGWALL ANGLICAN SYNOD 100%
PLAN VIP 61425 ROAD DIOCESE OF BC
16. | 2005.000 | LOT 12, DL 96 & 230, 1901 —20™ STREET | LDS CHURCH 100% EXCEPT
CD, PLAN 1406 THE PART
ASSESSED FOR
SCHOOL USE
17.1 2017.034 | LOT 1, DL 96, CD, PLAN 1640 BURGESSRD | FOURSQUARE GOSPEL 100%
VIP 59504 CHURCH OF CANADA
18. | 2200.088 | LOT A, PLAN 27596 2963 LAKE TRAIL COURTENAY BAPTIST 100%

ROAD

CHURCH
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Read a first time this 8" day of September, 2020
Read a second time this 8" day of September, 2020
Read a third time this 8" day of September, 2020

Public notice published in two editions of the Comox Valley Record on the 16" day of September,
2020 and the 23" day of September, 2020 (pursuant to Section 224 of the Community Charter)

Finally passed and adopted this  day of October, 2020

Mayor Corporate Officer
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