CORPORATION OF THE CITY OF COURTENAY

COUNCIL MEETING AGENDA
Date: February 1, 2021
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

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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R2/2021 - January 18, 2021

Meeting #:
Date:
Time:
Location:

Attending:

Mayor:
Council:

Staff:

Minutes of a Regular Council Meeting

R2/2021

January 18, 2021

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 at 4:10 p.m.
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

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

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.
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R2/2021 - January 18, 2021

1. ADOPTION OF MINUTES

1.1  Adopt January 11, 2021 Regular Council meeting minutes (0570-03)
Moved By Morin
Seconded By Cole-Hamilton
THAT the January 11", 2021 Regular Council meeting minutes be adopted.
Carried
Councillor Frisch was temporarily delayed joining the video conference
meeting due to technical complications and was not available to vote.
Councillor Frisch joined the meeting at 4:10 p.m.

2. INTRODUCTION OF LATE ITEMS

3. DELEGATIONS

3.1

LUSH Valley Food Action Society - Request for Funding to Support the
Restart of the ""Good Food Box™ Program for Vulnerable Citizens
(0400-01/1850-01)

Maurita Prato, Executive Director, LUSH Valley Food Action Society, and
Kimberley Toonders, Community Dietician, Vancouver Island Health Authority,
presented the results of the 2020 “Good Food Box” program and emphasized the
continued need to support local food security programs and food producers in the
Comox Valley. Ms. Prato thanked the City of Courtenay for the continued support
of the Society’s initiatives, in particular the Community Garden, and access to the
lower Florence Filberg Centre (as the space is essential to provide their services).

The Society is requesting up to $100,000 from the Federal and Provincial COVID-
19 Safe Restart Grant funding stream to support the purchase of food locally from
Comox Valley producers to continue their “Good Food Box” program into 2021,
and to introduce the “Farm Bucks” incentive program to the region.

3.1.1 Briefing Note - LUSH Valley - Program Funding Request

The January 11", 2021 Briefing Note "LUSH Valley Delegation to City of
Courtenay January 2021 was received for information.

2
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R2/2021 - January 18, 2021

3.2

Comox Valley Cycling Coalition Re: 6t Street Multi-Use Active
Transportation Bridge (0400-01/5335-20/5400-02)

Lawrence Vea, President, Comox Valley Cycling Coalition, and Mike Keohane,
Board Member, Comox Valley Cycling Coalition, presented information to
Council regarding their concerns on Council’s decision December 9", 2020 to
proceed with a 4-metre wide pedestrian bridge in the detailed design stage of the
6" Street Multi-Use Active Transportation Bridge project. The Coalition is
concerned that this width will cause safety issues for users as it does not allow for
separation between cyclists and pedestrians.

The Coalition proposed that Council revisit their decision; and, that a minimum of
4.8-metre width pedestrian bridge be considered for the detailed design of the 6%
Street Multi-Use Active Transportation Bridge project.

4. STAFF REPORTS/PRESENTATIONS

S. EXTERNAL REPORTS AND CORRESPONDENCE FOR INFORMATION

5.1 2021 Association of Vancouver Island and Coastal Communities (AVICC)

Virtual AGM & Convention - Call for Resolutions (0250-20)
Moved By Frisch
Seconded By Morin
That the correspondence from the Association of Vancouver Island and Coastal
Communities (AVICC) regarding the 2021 Virtual Annual General Meeting
(AGM) and Convention "Call for Resolutions” and "Call for Nominations for
Executive", be received for information.
Carried

6. INTERNAL REPORTS AND CORRESPONDENCE FOR INFORMATION

3
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R2/2021 - January 18, 2021

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

7.1

7.3

7.5

1.7

Councillor Cole-Hamilton
Councillor Cole-Hamilton reviewed his attendance at the following events:

e Inaugural Comox Youth Climate Council Annual General Meeting (AGM)

Councillor Hillian

Councillor Hillian mentioned the tremendous display of volunteer spirit by the
community during the Sharing the Christmas Spirit Hamper Program held in
December 2020.

The coordinators of the Hamper Program expressed their sincere appreciation to
the City for the temporary use of the Florence Filberg Centre facility as it allowed
them to brighten the Christmas for over 500 families who received hampers.

Councillor Morin
Councillor Morin participated in the following events:

e Comox Valley Recreation Commission meeting

e CVRD Board meeting

e Comox Valley Community Health Network’s Building Diversity, Equity, and
Inclusion in Organizations session

e Comox Strathcona Waste Management Board meeting

e City of Courtenay Finance Select Committee meeting #4 (observed virtually)

Mayor Wells

Mayor Wells mentioned that the VVancouver Island Regional Library (VIRL) is
continuing to provide service to the community during the COVID-19 pandemic.

Mayor Wells shared that he and Councillor Cole-Hamilton met with the Downtown
Courtenay Business Improvement Association (DCBIA) to discuss the recent
announcement that the City of Courtenay and Community Land Trust have
partnered on applications to BC Housing’s Community Housing Fund to secure
funding for Co-op Housing.

Mayor Wells thanked Councillors Hillian, Cole-Hamilton and McCollum for their
contributions to the Finance Select Committee meeting held January 15, 2021.

4
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R2/2021 - January 18, 2021

8. RESOLUTIONS OF COUNCIL
8.1 In Camera Meeting

Moved By Morin
Seconded By Frisch

THAT a Special In-Camera meeting closed to the public will be held January 18",
2021 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) (f) law enforcement, if the council considers that disclosure could
reasonably be expected to harm the conduct of an investigation under or
enforcement of an enactment;

e 90 (1) (i) the receipt of advice that is subject to solicitor-client privilege,
including communications necessary for that purpose.

Carried

9. UNFINISHED BUSINESS
10. NOTICE OF MOTION
11. NEW BUSINESS

12. BYLAWS
12.1 For Third Reading

12.1.1 Official Community Plan Amendment Bylaw No. 3014, 2020 (1375
Piercy Avenue)

Moved By Frisch
Seconded By McCollum

THAT "Official Community Plan Amendment Bylaw No. 3014, 2020"
pass third reading.
Carried

5
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R2/2021 - January 18, 2021

12.1.2 Zoning Amendment Bylaw No. 3005, 2020 (1375 Piercy Avenue)

Moved By Frisch
Seconded By McCollum

THAT " Zoning Amendment Bylaw No. 3005, 2020" pass third reading.
Carried

12.1.3 Zoning Amendment Bylaw No. 2998, 2020 (2466 Walbran Place)

Moved By McCollum
Seconded By Cole-Hamilton

THAT "Zoning Amendment Bylaw No. 2998, 2020" pass third reading.
Carried

12.1.4 Zoning Amendment Bylaw No. 3009, 2020 (1550 Willemar Avenue)

Moved By Frisch
Seconded By McCollum

THAT "Zoning Amendment Bylaw No. 3009, 2020" pass third reading.
Carried

12.2  For Final Adoption

12.2.1 Official Community Plan Amendment Bylaw No. 3014, 2020 (1375
Piercy Avenue)

Moved By Morin
Seconded By Frisch

THAT "Official Community Plan Amendment Bylaw No. 3014, 2020" be
finally adopted.
Carried

12.2.2 Zoning Amendment Bylaw No. 3005, 2020 (1375 Piercy Avenue)

Moved By Frisch
Seconded By Hillian

THAT "Zoning Amendment Bylaw No. 3005, 2020" be finally adopted.
Carried

6
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R2/2021 - January 18, 2021

13.

12.2.3 Zoning Amendment Bylaw No. 2998, 2020 (2466 Walbran Place)

Moved By Hillian
Seconded By Cole-Hamilton

THAT "Zoning Amendment Bylaw No. 2998, 2020" be finally adopted.
Carried

ADJOURNMENT

Moved By Hillian
Seconded By Cole-Hamilton

THAT the meeting now adjourn at 5:57 p.m.
Carried

CERTIFIED CORRECT

Corporate Officer

Adopted this 1%t day of February, 2021

Mayor

7
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CoW1/2021 -

Meeting #:
Date:
Time:
Location:

Attending:

Mayor:
Councillors:

Staff:

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)

January 25, 2021

Minutes of a Committee of the Whole Meeting

Cow1/2021

January 25, 2021

4:01 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

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

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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CoW1/2021 - January 25, 2021

1.

STAFF REPORTS/PRESENTATIONS

11

1.2

CAO and Legislative Services

111

Inspector Mike Kurvers, Comox Valley RCMP - 2020 Third Quarter
Report Presentation (7580-20)

Moved By Morin
Seconded By McCollum

THAT the presentation "Comox Valley RCMP - 2020 Year End Report to
Council™, be received for information.
Carried

Inspector Mike Kurvers, Comox Valley RCMP, presented a community
policing overview to Council providing a summary of statistics such as calls
for service, criminal code offences, crimes, public disturbances and
mischief; with an overall data comparative of calls received community-by-
community within the Comox Valley.

Inspector Kurvers introduced a new member of the Comox Valley RCMP,
Staff Sergeant Troy Beauregard, who recently transferred from the
Campbell River RCMP detachment.

1.1.1.1 Comox Valley RCMP 2020 Third Quarter Report (7580-20)

The "Comox Valley RCMP 2020 Third Quarter Report" was received for
information.

1.1.1.2 Comox Valley RCMP 2020 Second Quarter Report (7580-20)
The "Comox Valley RCMP 2020 Second Quarter Report™ was received
for information.

Financial Services

1.2.1 COVID-19 Safe Restart Grants for Local Governments (1970-02)

Moved By Hillian
Seconded By Cole-Hamilton

THAT based on the January 25", 2021 staff report "COVID-19 Safe Restart
Grants for Local Governments™ that Council direct staff to incorporate the
attached 2020-2022 proposed use of COVID-19 Safe Restart Grant for
Local Governments in the 2020 year end and 2021-2025 Financial Plan,
and,

2
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CoW1/2021 - January 25, 2021

THAT staff be directed to pay back the gaming fund $725,000 for the 2020
fiscal year to recognize the lost revenue in the fund and use the COVID-19
Safe Restart Grant to fund Policing and the Infrastructure Reserve
contribution in 2020.

Carried

2. EXTERNAL REPORTS AND CORRESPONDENCE FOR INFORMATION

2.1

2.2

Comox Valley Regional District (CVRD) - Regional Parks Service Proposal
(0470-20)

Moved By McCollum
Seconded By Hillian

THAT the correspondence date January 5%, 2021 from the Comox Valley Regional
District (CVRD) regarding a proposal to establish a regional parks service, be
received for information.

Carried

New motion:
Moved By Hillian
Seconded By Cole-Hamilton

THAT Council request staff to explore the implications of a regional parks service
as proposed by the Comox Valley Regional District (CVRD) in their January 5%,
2021 letter; and,

THAT staff provide a report on the implications of a regional parks function.
Carried

City of North Vancouver - Letter to Minister of Environment and Climate
Change Strategy - Province-wide Ban on Anticoagulant Rodenticides
(0410-20/0470-20)

Moved By McCollum
Seconded By Hillian

THAT the correspondence dated January 11", 2021 from Mayor Linda Buchanan,
City of North Vancouver, addressed to Honourable George Heyman, Minister of
Environment and Climate Change Strategy, regarding a request to implement a
province-wide ban on anticoagulant rodenticides, be received for information.
Carried

3
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CoW1/2021 - January 25, 2021

3. INTERNAL REPORTS AND CORRESPONDENCE FOR INFORMATION

3.1

Finance Select Committee (Council Select Committee on Alternative Asset
Management Funding Sources and Levels of Service Options) - Meeting
Minutes - February 10, 2020 (0550-20-03)

Moved By McCollum
Seconded By Morin

THAT the Finance Select Committee (Council Select Committee on Alternative
Asset Management Funding Sources and Levels of Service Options) meeting
minutes for February 10, 2020, be received for information.

Carried

4. RESOLUTIONS OF COUNCIL

4.1

4.2

Finance Select Committee (Council Select Committee on Alternative Asset
Management Funding Sources and Levels of Service Options) (0550-20)

Moved By Hillian
Seconded By McCollum

THAT Council support the recommendation made by the Finance Select
Committee (Council Select Committee on Alternative Asset Management Funding
Sources and Levels of Service Options) at its January 15™, 2021 meeting and amend
the timeline identified in Section 6 Reporting, of the committee’s Terms of
Reference to read:

“...the Committee will submit its findings and recommendations in a written report
to Council no later than January 31%, 2022.”
Carried

In Camera Meeting

Moved By Frisch
Seconded By McCollum

THAT a Special In-Camera meeting closed to the public will be held January 25™,
2021 at the conclusion of the Committee of the Whole Meeting pursuant to the
following sub-sections of the Community Charter:

4
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CoW1/2021 - January 25, 2021

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

e 90 (1) (f) law enforcement, if the council considers that disclosure could
reasonably be expected to harm the conduct of an investigation under or
enforcement of an enactment;

e 90 (1) (i) the receipt of advice that is subject to solicitor-client privilege,
including communications necessary for that purpose;

e 90 (1) (k) negotiations and related discussions respecting the proposed
provision of a municipal service that are at their preliminary stages and that, in
the view of the council, could reasonably be expected to harm the interests of
the municipality if they were held in public.

Carried

S. ADJOURNMENT

Moved By Frisch
Seconded By McCollum

That the meeting now adjourn at 5:12 p.m.
Carried

CERTIFIED CORRECT

Corporate Officer

Adopted this 1%t day of February, 2021

Mayor

5
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THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT

To: Council File No.:2380-30 Courtenay Marina
From: Interim Chief Administrative Officer Date: February 1%, 2021
Subject: Lease Agreement for the Courtenay Marina - 100 - 20" Street

PURPOSE:

The purpose of this report is for Council to consider entering into a lease agreement with the Courtenay
Marina Society.

CAO RECOMMENDATIONS:

THAT based on the February 1%, 2021 staff report “Lease Agreement for the Courtenay Marina - 100 — 20"
Street”, Council approve OPTION 1 and authorize the attached lease between the Courtenay Marina Society
and the City of Courtenay for the property having a legal description of:

e PID: 004-154-665, Lot 1, Section 68, Comox District, Plan 15512; and

THAT staff provide public notice to satisfy the statutory advertising requirements for the disposition of City
Lands as per Section 24, 26, and 94 of the Community Charter; and,

THAT the Mayor and Corporate Officer be authorized to execute all documentation relating to the lease.

Respectfully submitted by:

A 4 |
A N/\K%M/\/

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

BACKGROUND:

The City acknowledged in the early 1990’s the need for additional physical space for public access to the
water on the Courtenay waterfront. Public access included launching motor boats and non-motorized vessels
(e.g. canoes, kayaks, dinghies, sailboats etc.). The City worked with a group of boating enthusiasts to operate
a public marina on behalf of the City.

The City has leased the Courtenay Marina facilities located at 100 — 20% Street to the Courtenay Marina
Society for over 25 years. The Courtenay Marina Society is a not-for-profit cooperative society governed by
a set of rules and bylaws approved by a Board of Directors.

The Courtenay Marina Society has contributed over $100,000 in recent years to the upgrade and

modernization of the marina facilities including two docks and dock entry ramp. These upgrades have
provided safer access to the City’s waterways for a variety of smaller marine vessels using the facilities. The
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Staff Report - February 1st, 2021
Lease Agreement for the Courtenay Marina - 100 - 20t Street

Page 2 of 26

Courtenay Marina Society continues to improve, and maintain at its own expense, the marina dock
infrastructure to the benefit of the community.

DISCUSSION:

The Courtenay Marina Society have committed to leasing the Courtenay Marina facilities for a minimum of
five years with a renewal clause of three additional five year terms - subject to City Council approvals. The
initial lease term will be for a period of five years commencing on January 1, 2021 and terminating on
December 31, 2026.

Moorage Fees and Market Rate Difference Calculations

The fees to be paid to the City will be 10% of the rents levied and received by the Courtenay Marina Society
for annual boat moorage on the leased premises. The balance of the fees collected are used for maintenance
and future upgrade projects. Moorage fees are accessed at a minimum $35 per lineal foot multiplied by the
length of the boat. The historical total annual income received by the City based on the rental of 28 boat
moorage locations is as follows:

Annual City of Courtenay Marina Moorage
Income
Year 28 Berths
2017 $1,931
2018 $2,128
2019 $1,957

Published 2020 annual moorage rates per foot were sourced from municipal public marinas including Port
McNeill, Powell River, Comox, and Ladysmith to illustrate and inform costs as best as possible. However, it
should be noted that each marina offers a different set of amenities and unlike Comox Marina and Campbell
River Marina, the Courtenay Marina has usability and amenity differences that are reflected in a decreased
rate including: limited accessibility — tide dependent, shared public facilities (e.g. washrooms, parking), no
access to overnight parking, and does not offer on-premises security. The uniqueness of the Courtenay
Marina posed a challenge in regard to the benefit calculations as there is no straight comparator. To calculate
the market rate difference, the moorage fees for fourteen 20 foot and fourteen 30 foot boats was identified
and then averaged (see below).

Boat Port McNeil Powell River Comox Ladysmith
Courtenay . . . . . . .
Length Marina Societ Municipal Municipal Municipal Community
(Ft) y Marina North Harbour Marina Marina
Annual Rate Annual Rate Annual Rate Annual Rate Annual Rate
(Ft) (Ft) (Ft) (Ft) (Ft)
20 $35.00 $45.00 $64.80 $72.50 $94.80
30 $35.00 $45.00 $71.28 $86.75 $94.80
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Staff Report - February 1st, 2021

Lease Agreement for the Courtenay Marina - 100 - 20t Street

Page 3 of 26

Amendments

Moorage Courtenay 4 Regional 14 Moorage

Berths & Boat | Marina Society Marinas Avg Berths Subsidy
Length (Ft) Annual Fees Annual Fees by City

14 @ 20 ft. $700 $1,386 $9,597

14 @ 30 ft. $1,050 $2,234 $16,572

Less 10% to City $2,450

Annual Total $26,169

5 Year Total $130,846

Upon renewal of any Agreement general Agreement language updates are undertaken to reflect common
practices and current standards. In addition to some routine updates the following are proposed
amendments that create new Tenant requirements under the Agreement.

Insurance

There is currently no requirement for moored boats at the Courtenay Marina to have liability insurance. This
poses a risk to the City as the landowner as in the event of an incident, claims may focus on the Courtenay
Marina Society’s insurance and the City’s insurance. As such, staff are recommending the addition of the

following insurance requirements:

AGREEMENT SECTION

REFERENCE ADD

LEASE TERMS

Section 8, Insurance ADD

8(a)

The Tenant will ensure that vessel owners provided
moorage and/or renewing moorage will acquire and or
maintain adequate insurance, including third party
liability insurance. The insurance must protect against loss
caused by storm, fire, theft, vandalism or any other cause.
Proof of insurance must be forwarded to the City by March
31" of each year, and the insurance must be maintained
throughout the moorage year. Vessel owners who do not
provide this document by March 31" will be required to
remove their vessel from the Marina until such time the
insurance is provided.

Repairs and Maintenance

To clearly identify both City and Tenant responsibilities in regard to ongoing maintenance and repairs and to
ensure the ongoing protection and consideration of the sensitive natural environment the marina is located
in, staff recommend the following additions:

AGREEMENT SECTION

REFERENCE ADD LEASE TERMS
Repair and ADD (@)  Throughout the Term at its own expense, the Tenant shall repair
Maintenance, and maintain the Premises and keep the Premises in a state of
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Staff Report - February 1st, 2021

Page 4 of 26

Lease Agreement for the Courtenay Marina - 100 - 20t Street

proposed Section 26,
(a) to (g)

(b)

(©)

(d)

(€)

(f)

(9)

good repair as a prudent owner would do. The City will not be
obliged to repair, maintain, replace or alter the Premises, or any
other Building or structure or any part thereof on the Premises
during the Term or to supply any services or utilities thereto save
and except for such services and utilities as the City may be
required to provide strictly in its capacity as a municipality and
not in its capacity as a landlord. The Tenant hereby assumes the
full and sole responsibility for the condition, operation,
maintenance, repair, replacement and management of the
Premises during the Term.

The Tenant shall upon written notice from the City, make any
repairs that are, in the opinion of the City, necessary to the
Premises within SIXTY (60) DAYS of receipt of such notice.

The Tenant shall clear all ice and snow, repair and replace as
necessary all walkways, ramps, parking areas and other public
areas on the Premises in a well maintained, clean, tidy and safe
state as befits land used for a Marina and as a prudent owner
would do.

The Tenant shall not allow any ashes, refuse, garbage or other
loose or objectionable material to accumulate on the Premises
and shall maintain receptacles for garbage disposal and for the
disposal of oil and other waste products.

The Tenant shall not, without the prior written consent of the
City, make any alterations to the landscaping and topography of
the Premises.

The Tenant shall not, without the prior written consent of the
City, undertake any removal or cutting of foreshore trees and
shrubs, or any marine habitat excavations of any kind. The
Tenant shall work with a City designated Arborist, Marine
Biologist or other agency, for the planning and execution of any
foreshore tree and shrub cutting/removal or marine habitat
excavation.

The Tenant shall reimburse the City for expenses incurred by the
City in repairing any damage caused to the Premises, the
improvements thereon or any part thereof as a result of the
negligence or wilful act of the Tenant, its invitees, licensees,
agents or other persons from time to time in or about the
Premises.
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Staff Report - February 1st, 2021 Page 5 of 26
Lease Agreement for the Courtenay Marina - 100 - 20t Street

FINANCIAL IMPLICATIONS:

The operation of the Courtenay Marina is the sole responsibility of the Courtenay Marina Society. The Marina
Society is responsible any costs for utilities (site is metered for electricity use), property insurance,
environmental liability insurance, maintenance by the Courtenay Marina and the City of the premises.

Since the lease contemplates rent less than market value, Council must provide notice pursuant to section
24 and in accordance with section 94 of the Community Charter:

Publication of intention to provide certain kind of assistance

24 (1) A council must give notice in accordance with section 94 [public notice] of its intention to
provide any of the following forms of assistance to a person or organization:

(a) disposing of land or improvements, or any interest or right in or with respect to them, for less
than market value.

Based on the current market information, the difference between market value rent and the agreement is
considered to be approximately $26,000 annually; therefore this amount each year is considered assistance
to the Courtenay Marina Society.

ADMINISTRATIVE IMPLICATIONS:

Approximately 20 hours of staff time annually has been dedicated to the review of the lease,
meeting/speaking with the tenant to review the lease and inspect the premises to confirm compliance with
the lease.

ASSET MANAGEMENT IMPLICATIONS:
There are no asset management implications as the lease will not change any service levels within the
Courtenay Marina area. The use conforms to existing marina activities.

STRATEGIC PRIORITIES REFERENCE:

We focus on organizational and governance excellence

® Responsibly provide services at levels which the people we serve are willing to pay
® Communicate appropriately with our community in all decisions we make
Proactively plan and invest in our natural and built environment

@ Focus on asset management for sustainable service delivery

@ A Support social, economic, and environmental sustainability solutions

@ 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:

The Official Community Plan states Council acknowledges the marina lease and that it serves an important
role to the City. Council will support expanded recreational use of the marina and surrounding areas.

REGIONAL GROWTH STRATEGY REFERENCE:
No specific reference.

Page 23 of 204



Staff Report - February 1st, 2021 Page 6 of 26
Lease Agreement for the Courtenay Marina - 100 - 20t Street

CITIZEN/PUBLIC ENGAGEMENT:

Section 26 of the Community Charter for municipalities requires that notice be given prior to the disposition.
The notice must also be published in a newspaper that is published at least weekly in the area affected by
the subject matter of the notice.

Increasing Level of Public Impact
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OPTIONS:

OPTION 1: That based on the February 1%, 2021 staff report “Lease Agreement for the Courtenay
Marina - 100 - 20*" Street”, Council approve OPTION 1 and authorize the attached lease
between the Courtenay Marina Society and the City of Courtenay for the property having
a legal description of:

e PID: 004-154-665, Lot 1, Section 68, Comox District, Plan 15512; and
That staff provide public notice to satisfy the statutory advertising requirements for the
disposition of City Lands as per Section 24, 26, and 94 of the Community Charter; and,
That the Mayor and Corporate Officer be authorized to execute all documentation relating
to the lease.

OPTION 2: That Council refer this item back to staff for further consideration.

OPTION 3: That Council deny the lease request and direct staff to terminate the current Agreement.

Prepared by: Concurrence by:
p \
'\N/\\L%M/\/
Kate O’Connell, BA, MPP, PCAMP Trevor Kushner, BA, DLGM, CLGA, PCAMP
Director of Corporate Support Service Interim Chief Administrative Officer

Attachments: Attachment A — Lease Document
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ATTACHMENT A: LEASE DOCUMENT

TERMS OF INSTRUMENT - PART 2

THIS AGREEMENT, dated for reference January 1, 2021

BETWEEN:
THE CORPORATION OF THE CITY OF COURTENAY, a municipal
corporation incorporated pursuant to the Community Charter and having an address
of 830 Cliffe Avenue, Courtenay British Columbia VON 2J7
(the “City”)

AND:
COURTENAY MARINA SOCIETY (INC. NO. S31255) a society duly
incorporated under the laws of the Province of British Columbia, with a mailing
address of 110 —20™ Street, PO Box 3757, Courtenay, British Columbia, VON 7P1
(the “Tenant”)

WHEREAS.:

A. The City is the registered owner of lands and premises in the City of Courtenay more
particularly described as follows:

PID: 004-154-665, Lot 1, Section 68, Comox District, Plan 15512
(hereinafter called the “Property”);

B. The Tenant has been requested by the City to operate a public marina including moorage
docks and boat ramp (collectively the “Marina”) on a portion of the Property and the City
has agreed to lease such portions of the Property as herein described to the Tenant, and
the Tenant has agreed to accept that lease, all on the terms and conditions hereafter set
forth;

C. In accordance with Section 26 of the Community Charter, the City has published notice
in a newspaper of its intention to lease a portion of the Property to the Tenant.

D. The City is authorized by Section 24 of the Community Charter to lease land or
improvements at less than market value and, in accordance with that section the City has
published notice in a newspaper of its intention to provide assistance to the Tenant by
leasing the portion of the Property at less than market value.
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NOW THEREFORE THIS AGREEMENT WITNESSES in consideration of the premises and of the
mutual covenants and agreements herein set forth, the City and Tenant covenant and agree as follows:

1.

PREMISES

The City hereby demises and leases to the Tenant that part of the Property identified as;

(@)

(b)

(@)

(b)

(©)

(d)

(a)

(b)

4.

Lease Area A, Section 68, Comox District, Plan 15512 having an area of 0.359 ha” and
attached as Schedule “A” hereto.

Lot 1, Section 68, Comox District, Plan 15512, (“the designated portion of the Marina
Building”) and attached as Schedule “B” hereto (the “Premises”).

PURPOSE AND USE OF PREMISES

The Tenant shall use the Premises for the purposes of a public marina, public boat ramp and
office space in the Marina Building and for no other purposes whatsoever.

The rules and regulations with such reasonable variations, modifications, and additions as
shall from time to time be made by the City, shall be observed and performed by the Tenant,
its agents, employees, sub-tenants, licensees and invitees. All such rules and regulations shall
be deemed to form a part of this Agreement.

Except as specifically provided herein, the Tenant shall not use or permit any part of the
Premises to be used for or with respect to or in connection with the operation of any business,
commercial or revenue generating enterprise without the prior written consent of the City.

The Tenant shall comply with its constitution, bylaws and constating documents at all times
and shall notify the City whenever a change in the Tenant’s constitution or bylaws occurs.

TERM

The term of this Agreement shall be for a period of FIVE (5) YEARS commencing on January
1, 2021 and terminating on December 31, 2025 (““Term”).

The Tenant shall, at the expiry or sooner determination of this Agreement or any renewal
thereof peaceably surrender and yield unto the City the Premises together with all fixtures
or erections which at any time during the Term of this Agreement or renewal thereof may
be made thereon in good and substantial repair and condition and deliver to the City all keys
to the Premises that the Tenant has in its possession.

RENEWAL

The Tenant, if not in default hereunder, may renew this Agreement for three additional terms of FIVE
(5 YEARS each on the same terms and conditions contained herein, save and except for this
covenant for renewal and except that the Rent to be paid during such renewal period shall be fixed
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and determined by the City at the time of the renewal at any greater or other rate than herein reserved
(based on the applicable policies of the City in effect), subject to the following:

(@)

(b)

5.

The Tenant shall exercise this renewal by giving written notice to the City in the manner
provided herein not less than S1X (6) MONTHS prior to the expiry of the term; and

Any renewal granted under this section shall only be granted if approved by the municipal
council of the City.

HOLDING OVER

If at the expiration of the Term the Tenant shall hold over with the consent of the City, the tenancy
of the Tenant shall thereafter, in the absence of written agreement to the contrary, be from year to
year, at the same rental as set out in this Agreement and shall be subject to all other terms and
conditions of this Agreement.

6.

(a)

(b)

(©)

(d)

(e)

()

(9)

RENT

The Tenant shall pay to the City rent in the amount of 10% of the total moorage fees levied
by the Tenant for 28 boat moorage locations at the Marina in each year (“Moorage Fees”).

The Tenant shall pay Moorage Fees by delivering to the City, on or before July 1 of each year
of the Term, the amount due for Moorage Fees for the prior 12 months of that year collected
to that date, and shall pay the balance of the percentage of Moorage Fees forthwith upon
the Tenant collecting same from each boat occupant.

The Tenant shall set the Moorage Fees prior to January 1% of each year of the Term and shall
only charge such Moorage Fees after approval in writing of the amount by the City, provided
that the amount of the Moorage Fees shall be not less than $35.00 per foot and shall increase
each year of the Term and said increase shall not be less than $1.00 per foot per year.

In addition to the Moorage Fees payable the Tenant shall pay to the City, from time to time

on demand, all other sums payable to the City pursuant to this Agreement (the “Additional
Rent”).

Additional Rent shall include, but not be limited to, the pro rata share of the Marina (100%)
and Marina Building (9%) of costs used by the Tenant including utilities, a percentage of the
City’s property and environmental insurance premiums for the Premises, and other reasonable
costs as identified by the City.

Marina electrical usage, equipment, installation and maintenance costs shall be paid directly
to the third party provider by the Tenant.

The City, at any time during the Term of the lease, may install a water meter and the Tenant
shall pay to the City water consumption fees based on the Marina’s consumption for the fiscal
year and the City’s published water use fees.
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(h) The City shall invoice the Tenant Additional Rent and shall be due within thirty (30) days of
receipt of invoice.

1. PAYMENT OF TAXES

The Tenant shall promptly pay when due municipal, regional district, school, hospital district and
other property taxes and all other taxes, charges, levies, assessments, and other fees which may be
imposed or that may arise in respect of the Premises or the Tenant’s use of the Premises. The Tenant
shall pay to the City all taxes, charges, levies and other fees, including Goods and Services Tax or
any replacement tax, which may be payable in respect of this Agreement.

8. INSURANCE

(@) The Tenant shall obtain, at its own expense, and keep in force a policy of
comprehensive/commercial general liability insurance providing coverage for death, bodily
injury, property loss, property damage and other potential loss and damage arising out of the
Tenant’s use and occupation of the Premises in an amount of not less than FIVE MILLION
($5,000,000.00) DOLLARS inclusive per occurrence.

(b) On the first day of the Term and at other times upon demand by the City, the Tenant shall
deliver to the City certified copies of the policies of insurance required to be maintained by
the Tenant under this Agreement.

(© The City may, from time to time, notify the Tenant to change the amount of insurance required
by this Agreement and the Tenant will, within FORTY-FIVE (45) DAYS of receiving such a
notice, cause the amounts to be changed and deliver to the City a letter from its insurer
certifying the change in the amount of insurance.

(d) The Tenant shall ensure that all policies of insurance pursuant to this Agreement:

Q) are underwritten by a responsible insurance company or companies licensed to do
business in the Province of British Columbia and that meet with the reasonable
approval of the City;

(i) are written in the name of the Tenant and the City with loss payable to them as their
respective interests may appear;

(iii)  list the City as an additional insured,

(iv)  contain a cross liability clause and a waiver of subrogation clause in favour of the
City;

(V) are primary and do not require the sharing of any loss by any insurer that insures the
City;

(vi)  contain a clause to the effect that any release from liability entered into by the City
prior to any loss shall not affect the right of the Tenant or the City to recover; and
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(vii)  endorsed to provide the City with THIRTY (30) DAYS advance notice in writing of
cancellation or material change.

(e) The Tenant agrees that if it does not provide or maintain in force such insurance, the City may
take out the necessary insurance and pay the premium therefore for periods of one year at a
time, and the Tenant shall pay to the City as Additional Rent the amount of such premium
immediately upon demand.

()] In the event that both the City and the Tenant have claims to be indemnified under any
insurance, the indemnity shall be applied first to the settlement of claims of the City and the
balance, if any, to the settlement of the claim of the Tenant.

(9) The Tenant shall not do or permit to be done any act or things which may render void or
voidable or conflict with the requirements of any policy or policies of insurance, including
any regulations of fire insurance underwriter applicable to such policy or policies, whereby
the Marina or the Marina Building or the contents of the premises of any tenant are insured
or which may cause any increase in premium to be paid in respect of any such policy.

(h) The Tenant will ensure that vessel owners provided moorage and/or renewing moorage will
acquire and or maintain adequate insurance, including third party liability insurance. The
insurance must protect against loss caused by storm, fire, theft, vandalism or any other cause.
Proof of insurance must be forwarded to the City by March 31st of each year, and the
insurance must be maintained throughout the moorage year. Vessel owners who do
not provide this document by March 31st will be required to remove their vessel from the
Marina until such time the insurance is provided.

9. FINANCIAL REPORTS

The Tenant will provide its yearly financial reports to the City within 4 weeks of the Tenant’s
financial year-end.

10.  QUIET POSSESSION

The City hereby covenants with the Tenant that the Tenant, upon paying the Rent hereby reserved
and performing the covenants hereinbefore contained, may peaceably possess and enjoy the Premises
for the term hereby granted without any interruption or disturbance from the City or any person
lawfully claiming by, from or under the City.

11. COMPLIANCE WITH REGULATIONS

The Tenant shall, in all respects, at all times during the Term abide by and comply with all applicable
statutes, laws, regulations and orders of any authority having jurisdiction and, without limiting the
generality of the foregoing, all federal, provincial, or municipal laws or statutes or bylaws relating to
environmental matters and relating to the Property and its operation, including all the rules,
regulations, policies, guidelines, criteria or the like made under or pursuant to any such laws.
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12. NUISANCE

The Tenant shall not at any time during the Term of this Agreement or any renewal thereof, use,
exercise or carry on or permit or suffer to be used, exercised or carried on, in or upon the Premises
or any part thereof any noxious, noisome or offensive act, trade, business, occupation or calling, and
no act, matter or thing whatsoever shall at any time during the said term be done in or upon the
Premises or any part thereof which shall or may be or grow to the annoyance, nuisance, damage or
disturbance of the occupiers or owners of the land or adjoining land and properties, provided that the
reasonable use of the Premises for the maintenance, storage, landing and taking off of aircraft shall
not be considered a nuisance.

13. ASSIGNMENT AND SUBLEASES

The Tenant shall not make any assignment of this Agreement, nor any transfer or sublease of the
whole or any part of the Premises demised or leased hereunder, without obtaining the prior consent
in writing of the City to such assignment, transfer or sublease. In requesting the City’s consent to an
assignment, sublease or licence, the Tenant must provide the City with all information requested by
the City. The Tenant must, if required by the City, enter into sub-leases, assignment agreements or
licences on terms required by the City, including requirements for insurance and indemnities.

14. RIGHTS OF ACCESS

(@) The City, its servants or agents shall have full and free access for inspection purposes during
normal business hours and in the presence of the Tenant or a representative of the Tenant to
any and every part of the Premises; it being expressly understood and agreed, however, that
in cases of emergency, the City, its officers, servants or agents, shall at all times and for all
purposes have full and free access to the Premises.

(b) The City shall have the right to enter upon the Premises to install, maintain and repair
buildings, pipes, wires, air ducts, utilities or any other installations required by the City for
the City’s use of the Premises and neighbouring lands.

(c) Subject only to the provisions of this Agreement, the Tenant shall have the right of ingress
and egress over the Premise roadways crossing City property subject to rules and regulations
as may be established by the City respecting such use.

(d) The Tenant shall not permit any vehicles belonging to the Tenant or to any sub-tenant,
licensee, invitee, agent or employee to cause obstruction to any roads, driveways or common
areas of the Premises, the Property or in the neighbourhood surrounding the Premises, or
prevent the ingress and egress to all other persons using the Premises.

15.  ADDITIONAL RIGHTS OF THE CITY

The City reserves the right to grant leases or licences, rights of way or privileges to others on, over,
under, through or across the Premises provided however that the granting of such rights of way or
privileges will not damage or disrupt permanently the physical facilities of the Tenant, will not
impose any cost upon the Tenant, and will not weaken, diminish or impair the rights and obligations
of the parties under this Agreement.
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16.

"AS IS" CONDITION

The Tenant accepts the Premises “as is” and acknowledges that it has had the opportunity to
undertake such inspections, tests and surveys of the Premises as it considers necessary and that the
City has made no representations or warranties respecting the Premises, and that by entering into this
Agreement, it is satisfied that the Premises is suitable for its purposes.

17.

ZONING

The Tenant acknowledges that the Tenant must not use the Premises or permit a use of the Premises
in breach of the City of Courtenay zoning bylaw.

18.

(a)

(b)

19.

(a)

OWNERSHIP OF DOCKS

The City and the Tenant agree that the title to and ownership of all structures or improvements
constructed, erected or installed to be constructed, erected or installed on the Premises by the
Tenant, together with all replacements, alterations, additions, changes, substitutions,
improvements and repairs thereto (the “Docks”), shall at all times during the Term be vested
in the Tenant, notwithstanding any rule of law to the contrary.

At the expiration or early termination of the Term, the Tenant shall have the opportunity to
remove the Docks and any part of the Docks not removed by the Tenant shall become the
absolute property of the City free of all encumbrances, without payment of any compensation
to the Tenant.

ENVIRONMENTAL RESPONSIBILITIES
For the purpose of this Part:

"Environmental Law" means all federal, provincial, municipal or local laws, statutes or
ordinances relating to environmental matters, including all rules, regulations, policies,
guidelines, criteria or the like promulgated under or pursuant to any such laws;

"Hazardous Substance™ means a contaminant, pollutant, dangerous goods, waste, toxic
substance, special waste or hazardous substance as defined in or pursuant to any
Environmental Law;

"Notice" means any citation, directive, order, claim, litigation, investigation, proceedings,
judgment, letter or other communication, written or oral, actual or threatened, from any
person, including any governmental agency;

"Permit" means any authorization, permit licence, approval or administrative consent issued
pursuant to Environmental Law.

(b) The Tenant will conduct its business and operation on the Premises in compliance with all

Environmental Laws and all Permits.
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(c) The Tenant will immediately notify the City of the occurrence of any of the following and

will provide the City with copies of all relevant documentation in connection therewith:

Q) a release of a Hazardous Substance on the Premises, except as is authorized under
Environmental Law;

(i) the receipt by the Tenant of a Notice from any governmental agency of non-
compliance pursuant to any Environmental Law, including a Notice of non-
compliance respecting a Permit;

(iii)  the receipt by the Tenant of a Notice of a claim by a third party relating to
environmental concerns; or

(iv)  the receipt by the Tenant of information which indicates that Hazardous Substances
are present in or on the Premises.

(d) The Tenant will not permit the storage, treatment or disposal of Hazardous Substances on the

Premises except in accordance with all Environmental Laws.

(e) The Tenant shall not cause or suffer or permit any oil or grease or any harmful, objectionable,

()

dangerous, poisonous, or explosive matter or substance to be discharged on to the Premises
or any building on the Premises and will take all reasonable measures for insuring that any
effluent discharge will not be corrosive, poisonous or otherwise harmful, or cause obstruction,
deposit or pollution on the Premises, or driveways, ditches, water courses, culverts, drains or
sewers.

The Tenant will conduct such investigations, searches, testing, and sampling
(“Investigations”) as may at any time be required by the City where any reasonable evidence
exists that the Tenant’s current or prior use or occupation of the Premises may be introducing
or increasing the existence of any Hazardous Substance on the Premises. If the Tenant does
not complete the Investigations to the satisfaction of the City, the City may enter on the
property of the Tenant and take any actions necessary to complete the Investigations, the cost
of which actions will be borne by the Tenant.

(g) If Hazardous Substances are present on or in the Premises as a result of the Tenant's use or

occupation of the Premises, the Tenant will take all necessary action, at the cost of the Tenant
to remediate the Premises to a level acceptable to the City and to governmental authorities.

(h) Prior to the termination of the lease, the Tenant will conduct all Investigations required by the

City where any reasonable evidence exists that the Tenant's use or occupation of the Premises
has introduced or increased the existence of any Hazardous Substance on or in the Land. The
Tenant will provide the result of the Investigations to the City. Where any Hazardous
Substance is found on or in the Premises as a result of the Tenant's use or occupation of the
Premises, the Tenant will take all necessary action, at the cost of the Tenant, to remediate the
Premises to a level acceptable to the City and to governmental authorities.
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(i) The Tenant will provide to the City satisfactory documentary evidence that all Permits are
valid and in good standing as requested by the City from time to time.

(1) The Tenant will, jointly and severally, indemnify and save harmless the City, its officers,
directors, employees, agents and shareholders from and against any and all losses, claims,
costs, expenses, damages and liabilities, including all costs of defending or denying the same,
and all costs of investigation, monitoring, remedial response, removal, restoration or permit
acquisition and including all solicitor's fees and disbursements in connection therewith which
at any time may be paid or incurred by or claimed against the City, its officers, directors,
employees, agents and shareholders arising, directly or indirectly, out of:

Q) a breach by the Tenant of any of the covenants contained in this Agreement;

(i) where the Tenant's use or occupancy of the Premises results in the presence, release
or increase of any Hazardous Substance on the Premises (or on any other land by way
of migration, seepage or otherwise);

(iii)  any reasonable action taken by the City with respect of the existence of or remediation
for any such Hazardous Substance on the Premises (or on any other land by way of
migration, seepage or otherwise); or

(iv)  any reasonable action taken by the City in compliance with any Notice of any
governmental authority with respect to the existence of any such Hazardous Substance
on the Premises (or on any other land by way of migration, seepage or otherwise).

(k) The indemnities contained in this Agreement will survive the expiration or earlier termination
of the Term.

20. WASTE

The Tenant will not commit, suffer, or permit any wilful or voluntary waste, spoil or destruction of
the Premises.

21.  SAFETY

The Tenant shall take all possible precautions to ensure the safety of persons using the Marina and
Marina Building.

22. SECURITY AND FIRE SYSTEMS PROTECTION

The City shall not be responsible for providing fire systems protection to nor security of the Premises,
the Marine Buildings and any improvements.
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22. FIRE PREVENTION

The Tenant shall, at the expense of the Tenant, take all precautions to prevent fire from occurring in
or about the Premises, and shall observe and comply with all laws and regulations in force respecting
fires at the said Marina, and with all instructions given from time to time by the City with respect to
fire risk mitigation and extinguishing of fires.

23.  SIGNS AND NOTICES

The Tenant shall not display any signs or notices on the Premises without the prior written approval
of the City with the exception of operationally required or safety related signs and notices. The Tenant
shall inform the City about the installation of operationally required or safety related signs and
notices.

24.  ADVERTISING

The Tenant shall not construct, erect, place or install on the outside or on the Premises any poster,
advertising sign or display, electrical or otherwise, without first obtaining the consent, in writing, of
the City.

25. CONSTRUCTION

(a) If the Tenant is not then in default under this Agreement and with the prior written consent of
the City, the Tenant may construct, renovate or replace the Docks. In giving its consent, the
City may impose any conditions, including, without limitation, location requirements, parking
and access requirements, construction requirements, design requirements, use restrictions,
financial restrictions, and security obligations.

(b) The Tenant acknowledges that prior to any construction on the Premises, including
construction, renovation or replacement of the Docks, the Tenant must obtain a building
permit and a development permit and comply with all other bylaw requirements imposed by
the City on construction within its boundaries.

(c) The Tenant shall promptly pay all charges incurred by the Tenant for any work, materials or
services that may be done, supplied or performed in respect of the Premises and shall
forthwith discharge any liens in respect of same at any time filed against the Premises.

(d) The Tenant will not permit any liens, judgments or other charges to be registered against the
Premises. If any lien, judgment or other charge is registered, the Tenant will obtain its
discharge within THIRTY (30) DAYS of the said registration.

(e) The Tenant shall reimburse the City for expenses incurred by the City in repairing any
damage caused to the Premises, the improvements thereon or any part thereof as result of
the negligence or wilful act of the Tenant, its invitees, licensees, agents or other persons
from time to time in or about the Premises.
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26.

(h)

(i)

)

(k)

0

(m)

(n)

27.

REPAIRS AND MAINTENANCE

Throughout the Term at its own expense, the Tenant shall repair and maintain the Premises
and keep the Premises in a state of good repair as a prudent owner would do. The City will
not be obliged to repair, maintain, replace or alter the Premises, or any other Building or
structure or any part thereof on the Premises during the Term or to supply any services or
utilities thereto save and except for such services and utilities as the City may be required to
provide strictly in its capacity as a municipality and not in its capacity as a landlord. The
Tenant hereby assumes the full and sole responsibility for the condition, operation,
maintenance, repair, replacement and management of the Premises during the Term.

The Tenant shall upon written notice from the City, make any repairs that are, in the opinion
of the City, necessary to the Premises within SIXTY (60) DAY'S of receipt of such notice.

The Tenant shall clear all ice and snow, repair and replace as necessary all walkways, ramps,
parking areas and other public areas on the Premises in a well maintained, clean, tidy and safe
state as befits land used for a Marina and as a prudent owner would do.

The Tenant shall not allow any ashes, refuse, garbage or other loose or objectionable material
to accumulate on the Premises and shall maintain receptacles for garbage disposal and for the
disposal of oil and other waste products.

The Tenant shall not, without the prior written consent of the City, make any alterations to
the landscaping and topography of the Premises.

The Tenant shall not, without the prior written consent of the City, undertake any removal or
cutting of foreshore trees and shrubs, or any marine habitat excavations of any kind. The
Tenant shall work with a City designated Arborist, Marine Biologist or other agency, for the
planning and execution of any foreshore tree and shrub cutting/removal or marine habitat
excavation.

The Tenant shall reimburse the City for expenses incurred by the City in repairing any damage
caused to the Premises, the improvements thereon or any part thereof as a result of the
negligence or wilful act of the Tenant, its invitees, licensees, agents or other persons from
time to time in or about the Premises.

LANDLORD’S RIGHT TO PERFORM

If the Tenant shall fail to perform or cause to be performed each and every one of the covenants and
obligations of the Tenant contained in this Agreement, on the part of the Tenant to be observed and
performed, the City shall have the right (but shall not be obliged) to perform or cause the same to be
performed and to do or cause to be done such things as may be necessary or incidental thereto
(including without limiting the foregoing, the right to make repairs, installations, erection and expend
monies) and all payments, expenses, charges, fees, (including all legal fees on solicitor and client
basis) and disbursements incurred or paid by or on behalf of the City in respect thereof shall be paid
by the Tenant to the City forthwith.
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28.

TENANT'S REPRESENTATIONS AND WARRANTIES

The Tenant represents and warrants that the Tenant:

(a)

(b)

()

29.

is a not-for-profit society validly incorporated and in good standing under the laws of British
Columbia and does not conduct its activities with a view to obtaining, and does not distribute,
profit or financial gain for its members;

has the power and capacity to enter into and carry out the obligations under this Agreement;
and

has completed all necessary resolutions and other preconditions to the validity of this
Agreement.

TEMPORARY SUSPENSION OF SERVICE

Without limiting or restricting the generality of this Agreement, the Tenant shall not have nor make
any claim or demand, nor bring any action or suit or petition against the City or any of its officers,
servants or agents for any damage which the Tenant may sustain by reason of any temporary
suspension, interruption or discontinuance, in whole or in part, from whatever cause arising in
services supplied by the City hereunder.

30.

(a)

(b)

()

RELEASE AND INDEMNITY

The City shall not be responsible in any way for any injury to any person or for any loss or
damage to any property belonging to the Tenant or to other occupants of the Premises or to
their respective sub-tenants, invitees, licensees, agents, employees, or other persons from time
to time attending at the Premises, including without limiting the foregoing, any loss of or
damage caused by theft or breakage or failure to maintain and keep the Premises, the
Buildings, or the land in good repair and free from refuse, obnoxious odours, vermin or other
foreign matter, defective wiring, plumbing, gas, sprinkler, steam, running or clogging of the
above pipes or fixtures, or otherwise, acts, or negligence of guests, invitees, or employees or
the Tenant or any other occupants of the premises, or the acts or negligence of any owners or
occupiers of adjacent or continuous property or their guests, invitees, or employees, act of
God, acts or negligence of any person not in the employment of the City, or for any other loss
whatsoever with respect to the Premises or any business carried thereon.

The Tenant hereby releases the City and its elected officials, officers, employees, contractors,
agents, successors and assigns from and against any and all liabilities, damages, costs, claims,
suits, or actions, which the Tenant may have, now or in the future, in relation to this
Agreement, the Premises or the Tenant’s use or occupancy of the Premises.

Save and except for the negligence of the City, and its elected officials, offices, employees,
contractors, agents, successors and assigns, the Tenant and the Indemnifier, jointly and
severally, will and hereby do indemnify and save harmless the City from any and all liabilities,
damages, costs, claims, suits, or actions, (including without limitation, the full amount of all
legal fees, costs, charges and expenses whatsoever) directly or indirectly arising from:
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31.

(a)

(b)

32.

Q) any breach, violation, or non-performance of any covenant, condition or agreement in
this Agreement set forth and contained on the part of the Tenant to be fulfilled, kept,
observed and performed,

(i) any act, omission, or negligence of the Tenant, its members, officers, directors,
employees, agents, contractors, subcontractors, subtenants, licensees, invitees or
others for whom it is responsible;

(iii)  any gas, oil or other such spill or leak caused from the use of the Premises which may
cause contamination to the environment or otherwise contravene the Waste
Management Act;

(iv)  anydamage to property occasioned by the Tenant's use and occupation of the Premises
and Building or any injury to person or persons, including death, resulting at any time
from the Tenant's use and occupation of the Premises and Building; or

(V) the granting of this Agreement, and this indemnity shall survive the expiry or sooner
determination of this Agreement.

DEFAULT

If the Tenant defaults in the payment of any money payable under this Agreement or fails to
observe, comply with or perform any of its covenants, agreements or obligations under this
Agreement, the City may deliver to the Tenant a notice of default (in the manner required
herein for giving notices) stipulating that the default must be rectified or cured within
FIFTEEN (15) DAYS of the notice if the default is non-payment of Rent or Additional Rent
and within THIRTY (30) DAYS of the notice for other defaults, but less or no notice is
required to be given by the City in emergency or urgent circumstances, as determined by the
City in its sole discretion, acting reasonably, or where the Tenant has failed to keep the
Premises insured.

If the default (other than payment of money payable by the Tenant under this Agreement and
other than failure to keep the Premises insured) reasonably requires more time to rectify or
cure than THIRTY (30) DAYS, the Tenant will be deemed to have complied with the
rectification or curing of it if the Tenant commences rectifying or curing the default within
THIRTY (30) DAYS after notice from the City and diligently completes the same.

CITY’S RIGHTS ON DEFAULT

Notwithstanding any other provisions of this Agreement, if the Rent or any part thereof shall be in
arrears or unpaid for THIRTY (30) DAYS after the specified date of payment, whether or not the
same shall have been in any manner demanded, or in the case default, breach or non-observance is
made or suffered by the Tenant at any time, in or in respect of any of the covenants, which on the
part of the Tenant ought to be observed or performed, then it shall be lawful for the City, its servants
or agents to do any, all, or a combination of the following:
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@) re-enter and thereafter to have, possess and enjoy the Premises and all improvements thereon;
nevertheless, the City may, at his option, except as hereinafter set forth, compel the Tenant to
remove from the Premises any improvements and any goods, chattels, materials, effects or
things from the Premises all at risk of cost and expense of the Tenant;

(b) terminate this Agreement; or
(c) exercise or obtain such other rights as may be permitted by this Agreement or at law.
33.  TERMINATION ON CHANGE OF USE OR DAMAGE TO PREMISES

@) If for any reason, other than regular maintenance or repair of the Premises, the Marina ceases
to be used for the moorage of boats, the City or Tenant may terminate this Agreement by
giving SIXTY (60) DAYS written notice of its intention to terminate this Agreement, and
after the expiration of such period of notification, this Agreement shall be determined and
ended without further notice or delay.

(b) The parties hereto agree that if the Premises are damaged in any manner so as to render them
unfit for the purposes of the Tenant, the City shall not be required to repair such damage or
to make the Premises reasonably fit for the purposes of the Tenant, and the Tenant may at its
option, exercised within SIXTY (60) DAY'S of the occurrence of such damage, elect to repair
the damage or to terminate this Agreement and the election shall be by notice in writing to
the City. If the Tenant elects to terminate this Agreement, then the Tenant shall immediately
deliver possession of the Premises to the City.

34. CREDITORS

If the Term of this Agreement or any renewal hereby granted shall at any time be seized or taken in
execution or in attachment by any creditor of the Tenant or if the Tenant shall make any assignment
for the benefit of creditors, or become bankrupt or insolvent, or if the Tenant takes the benefit of any
Act or regulation that may be in force for bankrupt or insolvent debtors, then in any such case the
Term of this Agreement or any renewal thereafter, shall at the option of the City, immediately become
forfeited and void, and all Rent then due shall immediately become due and payable, and in such case
it shall be lawful for the City for any time thereafter to enter into and upon the Premises, or any part
thereof, and repossess the Premises or any portion thereof for its sole use, and anything herein
contained to the contrary notwithstanding.

35. REMEDIES CUMULATIVE

No reference to or exercise of any specific right or remedy by the City prejudices or precludes the
City from any other remedy, whether allowed at law or in equity or expressly provided for in this
Agreement. No such remedy is exclusive or dependent upon any other such remedy, but the City
may from time to time exercise any one or more of such remedies independently or in combination.
Without limiting the generality of the foregoing, the City is entitled to commence and maintain an
action against the Tenant to collect any rent not paid when due, without exercising the option to
terminate this Agreement.
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36. NO ABATEMENT

The Tenant is not entitled to any abatement or reduction or deduction from the Rent or Additional
Rent.

37. DISTRESS

If and whenever the Tenant is in default of the payment of any money, including rent, whether
expressly reserved by this Agreement or deemed as Rent, the City may without notice or any form
of legal process whatsoever, enter the Premises and seize, remove and sell the Tenant’s goods,
chattels and equipment and seize, remove, and sell any goods, chattels and equipment at any place to
which the Tenant or any other person may have removed them in the same manner as if they had
remained and been distrained in the Premises, notwithstanding any rule of law or equity to the
contrary, and the Tenant hereby waives and renounces the benefit of any present or future statute or
law limiting or eliminating the City’s right of distress.

38. WAIVER OR NON-ACTION

Waiver by the City of any breach of any term, covenant or condition of this Agreement by the Tenant
must not be deemed to be a waiver of any subsequent default by the Tenant. Failure by the City to
take any action in respect of any breach of any term, covenant or condition of this Agreement by the
Tenant must not be deemed to be a waiver of such term, covenant or condition

39. NO JOINT VENTURE

Nothing contained in this Agreement creates the relationship of principal and agent or of partnership,
joint venture or business enterprise or entity between the parties or gives the Tenant any power or
authority to bind the City in any way.

40. ENTIRE AGREEMENT

The provisions herein contained constitute the entire agreement between the parties and supersede
all previous communications, representations, warranties, covenants and agreements whether verbal
or written between the parties with respect to the subject matter hereof. This Agreement may not be
modified or amended except by an instrument in writing signed by the parties.

41. INTERPRETATION

Any note appearing as a heading in this Agreement has been inserted for convenience and reference
only, and of itself cannot define, limit or expand the scope of meaning of the present Lease or any of
its provisions. Where there is a male, female or corporate party, the provisions hereof shall be read
with all grammatical changes to gender and number required by the context. All covenants and
obligations shall be deemed joint and several. The invalidity of any section for any reason whatsoever
shall not invalidate any other section of this Agreement. Every reference to each party is deemed to
include the heirs, executors, administrators, successors, directors, employees, members, servants,
agents, officers, and invitees of such party where the context so permits or requires.
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42. NOTICES

@) Whenever in this Agreement it is required or permitted that notice or demand be given or
served by either party of this Agreement to or on the other, such notice or demand will be in
writing and will be validly given or sufficiently communicated if forwarded by express mail
to the addresses set out at the beginning of this Agreement.

(b) Such addresses may be changed from time to time by either party giving notice as above
provided.

(c) Notice shall be deemed to have been effectively communicated or given on the day received
or on the FIFTH (5"") DAY after it was mailed or sent, whichever is the earlier.

43. AUTHORITY

The Tenant represents and warrants to the City that it has full authority to enter into this Agreement
and to carry out the actions contemplated herein, that all resolutions and other preconditions to
validity have been validly adopted, and that those signing this Agreement on its behalf are authorized
to bind the Lessee by their signatures.

44, TIME OF THE ESSENCE

Time shall be of the essence of this Agreement.

45, REGISTRATION

The Tenant shall be responsible for any costs of registering this Agreement in the Land Title Office,
including the costs or any plan necessary for the registration of the lease and any modification of this
Agreement.

46. COVENANTS AND CONDITIONS

All of the provisions of this Agreement shall be deemed and construed to be conditions as well as

covenants as though the words specifically expressing or importing covenants and conditions were
used in each separate section.

47. NO EFFECT ON LAWS OR POWERS

Nothing contained or implied herein prejudices or affects the City’s rights and powers in the exercise
of its functions pursuant to the Community Charter (British Columbia) or its rights and powers under
any enactment to the extent the same are applicable to the Premises, all of which may be fully and
effectively exercised in relation to the Premises as if this Agreement had not been fully executed and
delivered.

Page 40 of 204



Staff Report - February 1st, 2021 Page 23 of 26
Lease Agreement for the Courtenay Marina - 100 - 20t Street

48. ENUREMENT

This Agreement and everything herein contained shall enure to the benefit of and be binding upon
the successors, assigns and other legal representatives, as the case may be of each of the parties
hereto, and every reference herein to every party hereto shall include the successors, assigns and
other legal representatives of such party.

49. LAWS OF BRITISH COLUMBIA

This Agreement shall be construed by the laws of the Province of British Columbia.

50. SEVERANCE

If any portion of this Agreement is held invalid by a court of competent jurisdiction, the invalid

portion shall be severed and the decision that it is invalid will not affect the validity of the remainder
of the lease.

As evidence of their agreement to be bound by the above terms, the parties each have executed and
delivered this Agreement under seal by executing Part 1 of the Land Title Act Form C which is
attached hereto and forms part of this agreement.

THE CORPORATION OF THE CITY OF COURTENAY, by its authorized signatories:

Mayor

N N N N N N N

Corporate Officer

The COURTENAY MARINA SOCIETY, by its authorized signatories:

Name

Name

N N N N N N N
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SCHEDULE ‘A’
THE LEASED PREMISES

REFERENCE PLAN TO ACCOMPANY LEASE OF
PART OF LOT A, PLAN 14521 AND

PART OF LOT 1, PLAN 14842 AND

PART OF LOT 1, PLAN 15512, OF
SECTION 66, 67 AND 68, COMOX DISTRICT
FOR LEASEHOLD PURPOSES

PURSUANT TO SECTION 89 (1) (k) OF THE LAND TITLE ACT
B.C.6.S. 92F.086
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Page 42 of 204



Staff Report - February 1st, 2021 Page 25 of 26
Lease Agreement for the Courtenay Marina - 100 - 20t Street

SCHEDULE ‘B’
“STORAGE 10°11” x 8°4”
LEASED PORTION OF MARINA BUILDING

I
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SCHEDULE ‘C’

SCHEDULE OF “NON-RENT” FEES PAYMENT RESPONSIBILITY

MARINA
DESCRIPTION CITY TENANT
ELECTRICITY - metered 100%
PROPERTY TAX 100%
WATER 100%
GARBAGE REMOVAL 100%
SECURITY 100%
FIRE PREVENTION 100%
BOAT RAMP MAINTENANCE 100%
PARKING LOT MAINTENANCE 100%
REPAIR AND MAINTENANCE 100%
FORESHORE TREE AND SHRUB MAINTENANCE 100%
COMMERCIAL GENERAL LIABILITY INSURANCE 100%
Applit_:able Portion of
PROPERTY INSURANCE — docks, ramp Insurande Poliey
Ap_plicablg Portion of
ENVIRONMENTAL LIABILITY INSURANCE oy Potiay
MARINA BUILDING CITY TENANT
Applicable Portion of
City Property

PROPERTY INSURANCE - 9% of building

Insurance Policy
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THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT

To: Council File No.: 3060-20-2016

From: Chief Administrative Officer Date: February 01, 2021

Subject: Development Permit with Variances No. 2016 - 4883 Island Highway North & 4886 Topland
Road

PURPOSE:

The purpose of this report is for Council to consider a Development Permit with Variances to allow the
construction of a new mixed use building at 4886 Topland Road and an addition to, and renovation of, an
existing commercial building at 4883 Island Highway North.

CAO RECOMMENDATIONS:

THAT based on the February 1%, 2021 staff report “Development Permit with Variances No. 2016 - 4883
Island Highway North & Topland Road” Council approve OPTION 1 and proceed with issuing Development
Permit with Variances No. 2016.

Respectfully submitted,

s
/( N/\\L%\U\/\/
Trevor Kushner, BA, DLGM, CLGA, PCAMP
Interim Chief Administrative Officer

BACKGROUND:

The subject properties are located on Island
Highway North (frontage road) and Topland Road
near Vanier Drive and Veterans Memorial Parkway.
They are legally described as Lot 3, Section 20,
Comox District, Plan 7161; and That part of Lot 2, 2
Section 20, Comox District, Plan 7161 Lying to the | Subject )
West of a Boundary Parallel to and Perpendicular!y Properties
Distant 110 Feet from the Easterly Boundary of Said B -
Lot. Lot consolidation will be required as a condition :
of Development Permit with Variances No. 2016 : £ 7
(draft in Attachment No. 2). Figure 1. Location Map

4883 North Island Hwy. is 2,945m? (0.73 ac.) and currently features a 1,188m? (12,786ft?) two-storey
commercial building used for sales and accessory service of small motor vehicles such as motorcycles and
personal watercraft. 4886 Topland is 1,186m? (0.29 ac.) and has no buildings. It is currently used for parking,
much of the larger lot’s parking area currently being used for storage to be moved indoors after project
completion.
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Figure 2. Present Frontage North Island Hwy (left); Topland Rd (right)

The applicant proposes to renovate and expand the existing building to 1,398m? (15,051ft?), primarily
expanding the showroom, and build a new three-storey 568m? (6,112ft?) building on the Topland property
for service and storage of sales stock, mezzanine storage, and a two-bedroom 96m? (1,040ft?) top floor
residential unit. Requested variances are detailed below and comprise a reduction to the rear setback for
the Topland property and landscape buffer widths along adjacent properties and Topland Road.

Figure 3. Proposed Frontage Nbrth Island Hwy (left); Topland Rd (right)

4883 North Island Hwy has existing variances for sign height and area (Development Variance Permit No.
1004, 2016) which has conditions that have not been fully complied with, including installation of a 4’ high
rockwork sign base and development in accordance with the landscape plan attached to the permit, and has
since been altered without permission to contravene the remaining condition prohibiting internal
illumination and exceed the varied height and area. Bringing the sign into compliance with Development
Variance Permit No. 1004 is a condition listed on Development Permit with Variances No. 2016 (Attachment
No. 2), though City staff view an adjustment from stone to concrete as acceptable for the sign base
considering fit with the site aesthetic.

The properties border Island Highway North (frontage road) and a commercial property to the east, and
Topland Road to the west, a commercial-zoned residential property and a gasoline service station to the
north and a commercial property to the south (Figure 1). Figures 2 and 3 above show current and proposed
frontages. Figure 4 in the following section shows the proposed site plan with requested variances circled in
red and purple hatched lines. Additional elevations and perspectives are included as schedules on the
Attachment No. 2 draft permit.
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DISCUSSION:

Zoning Review

The proposed development will meet the provisions of the Commercial Two (C-2) zone with the exception
of Sections 8.19.11(1) and 8.19.11(2) summarized below. Table 1 below shows zoning requirements and
proposed development specifications. Setbacks account for the consolidation of the two lots.

Table 1. Bylaw Requirements and Proposed Specifications

Bylaw 2500, Attribute Requirement Proposed
2007 Section
8.19.1 Permitted Uses Includes retail and combined Retail, combined commercial-
commercial-residential residential
8.19.5(1) Max Coverage 50% commercial 39%
8.19.5(2) Max. Floor Area Ratio 0.6 combined 0.48
commercial/residential
8.19.6(1) Front Setback 7.5m 7.5m (Island Hwy N)
10.06m (Topland Rd)
8.19.6(2) Rear Setback 4.5m 17.73m (Topland Rd)
8.19.6(3) Side Setback N/A N/A
8.19.7 Max. Building Height 9.5m commercial <9.5m commercial
13.5m combined comm./res. <13.5m combined ¢/r
8.19.8 Min. Usable Open Space | 20.0m?/residential unit 68m?/residential unit
8.19.11(1) Min. Landscape Street 4.5m 1.73m, 3.72m (Topland Rd
Buffer points)*
8.19.11(2) Min. Landscape Buffer 2.0m width, 2.0m height Om width, Om height N side,
Width and Height Om width, Om height S side
Adjacent Lots (Island Hwy N)
8.19.11(3) Min. Landscape 2.0m width, 2.0m height Refuse screening 2.0m width,
Screening Width and 3+m height
Height Loading, Refuse Loading inside building
7.1.2(1) Parking Spaces 28 spaces: 28 spaces:
Schedule 7A 1 per 70m2 sales area + 14
1 per service bay + 4
1 per 2 employees + 8
2 per singe dwelling unit 2
7.2.1(3) Loading Spaces 1 per 1,850m? delivery space 1 space

*Existing configuration has minimal landscaping area on N. Island Hwy, almost entirely parking and access as discussed below.
Primarily parking/access configuration to be maintained, but with improvement to landscaped area around sign to bring into
compliance with DVP1004, 2010.

Although a lot consolidation will be required as a permit condition, currently there are two properties: one
fronting onto Island Highway North (frontage road) and one onto Topland Road. The Topland property’s
rear lot line extends along the neighbouring 4877 Island Highway North commercial property. After the
properties are consolidated (and Island Highway North becomes the only front), this rear lot line will
become a side lot line (shown in blue on Figure 4) and the Commercial Two zone does not require side yard
setbacks except where the lot adjoins a residential zone. The applicant proposes to build to within 0.3m of
the lot line, with no or negligible roof overhang, a difference of 4.2m from the 4.5m rear yard setback
required by Zoning Bylaw No. 2500, 2007, Section 8.19.6(2). This lot line is largely hidden from view by the
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aforementioned neighbour property, the owner of which expressed no objections, provided the variance
would not preclude him attaining a similar variance in the future (Attachment No. 3), to which City staff
replied that it would not. This building placement allows more space for the building, parking and
landscaping along Topland Road. A variance rationale submission is included in Attachment No. 1.

HH
Li
i

i
i

4883 Nadh isiand Highway
3

HNORTH

HIG H W &Y

Figure 4: Site Plan Showing Variance Locations: Landscape Buffer Circled in Red

Variances

Landscape Buffer to Street

Section 8.19.11(1) requires a 4.5m landscaped area along the entire frontage of any street including the
frontage road and Topland Road. In practice, street frontage landscaping usually needs to be punctuated
by access roads and driveways without variance; on the currently developed lot as with its immediate
neighbours, the access/driveway areas cover all or most of the frontage. The area that is not access road or
driveway is a concrete display area for motor vehicles with some sidewalk. The applicant would create two
new driveway parking spaces in the current concrete motor vehicle display area south of the sign,
maintaining the existing concrete sidewalk, and install the required landscaping around the sign.

A variance is requested for the other street frontage, on Topland Road, for two points where corners of
parking stalls pierce the 4.5m required landscape buffer, by 0.8m and 2.8m respectively. These extend over
a total of 7.3m (9.3%) of the properties’ Topland frontage and allow three additional parking spaces to
meet bylaw requirements, efficiently configured to allow for the introduction of significant landscaping
features including a rain garden and seven Garry oak trees. See Figure 5 below and additional landscape
plan details in Schedule No. 2.
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&

Figure 5. Landscape Plan

Landscape Buffer Width and Height Adjacent Lots

Section 8.19.11(2) requires a landscaped buffer area of at least 2.0m in width and 2.0m in height along the
inside of property lines to separate parking, internal roads, services or storage area from adjacent properties.
The proposal requests variances to this requirement in two locations: along the northern and southern
property lines of the developed lot.

4883 North Island Hwy’s northern boundary is currently lined with a retaining wall with chain-link fence, and
a concrete walkway along the portion with the building. The proposal would extend the building and the
walkway for building access and egress, and would continue the rear parking area asphalt to the fence line
for walkway access and improved parking maneuverability. Landscaping would begin with Saskatoon berry
plants at the refuse enclosure before expanding to introduce trees and a rain garden in the northwest corner.
This property’s southern quarter is entirely an asphalted access driveway lined on one side with parallel
parking. No change is proposed, but it would continue to feature zero buffer. A zoning-compliant landscape
buffer is, however, proposed along what is currently the unpaved northern lot line of the 4886 Topland Rd,
though this will cease to be required after lot consolidation.

Development Services assesses the requested variances as supportable.
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Commercial Development Permit Area Guidelines

Form and Character

The renovations, new building and site design are consistent with the direction established in the Commercial
Development Permit Area Guidelines.

At up to three storeys with a floor area ratio of 0.48, the proposal is somewhat taller and denser than other
nearby properties but is within zoning requirements and form and finish generally fit and enhance the
neighbourhood character. Although this is an auto-oriented commercial area per the OCP, some pedestrian
scale elements are included, such as prominent entrances with substantial glazing, awnings, wood detail and
varying cladding and massing, and sidewalks connect pedestrian areas within and between the properties.
Rooftop mechanical equipment is screened from view by walls on the new building and central inset location
and parapet on the existing building.

The larger existing building is and remains boxy, but its rear expansion toward Topland Road adds little
apparent mass from streets and the long side wall expanses are broken up with a height and texture-varied
central section (south side) or largely hidden from view by trees and neighbouring buildings (north). The new
western face of the existing building is blank as the old, though more attractively finished and largely
shrouded by a new stand of trees rather than outdoor storage. The front (east) face maintains much of its
existing character, with significant wood and glazing, and adds dark grey vertical metal cladding details to
match other updated building faces.

The new building features many of the same architectural and finish elements as the renovated existing
building, but adds a third storey for a residence which is stepped away and approximately 20m from the
nearest street across a landscaped parking lot. The residence has a separate internal access staircase and
entrance to a sidewalk on the building’s south side, and also opens to a 68m? (732ft?) private deck that
provides over three times the required usable open space and bright western views across agricultural land
toward mountains.

Roofs are flat, in keeping with area character and allowing building heights to stay low. Articulation is
provided through variation in materials and colours and glazing, as well as wooden post-supported awnings
or small variations in depth and height of walls at entrances. Cladding on both building indicates quality,
stability and permanence, comprising largely dark grey corrugated vertical metal, broken up by significant
wall sections in black aluminium panel or dark wood finish fibre-cement panel. The existing portion of the
largely hidden north wall of the existing building remains concrete block, painted dark grey to match other
cladding. Sunlight penetration to public and pedestrian areas is maximized by the existing building addition
and new building both being located tucked up against or close to existing buildings’ backs. A Commercial
development permit area checklist is included in Attachment No. 4 along with a written statement on
conformance to the Sustainability Evaluation Checklist and the Affordable Housing Policy.

Landscaping and Parking

A detailed landscape plan was submitted for this application and forms part of the attached draft
development permit (Attachment No. 2). It indicates that the site will be well landscaped with irrigated
native plants, material-distinguished internal pathways, runoff control, and other features and is generally
consistent with development permit guidelines apart from noted variances and pre-existing features. Only
slight improvement is planned for the already developed Island Highway North frontage road front yard —
bringing the sign into compliance — but significant landscaping upgrades cover the properties’ Topland Road
side. Most notable is the introduction of twelve trees, including seven Garry oaks, two giant western red
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cedars and three bigleaf maples. Compliance with landscape buffer requirements is discussed above.
Loading is internal and refuse is screened by a solid metal and timber structure and two of 25 new Saskatoon
berry plants.

The Topland lot’s southern boundary includes the required 2m-wide landscaping beside parking, and
achieves a height exceeding 2m with red-osier dogwoods and Nootka roses. Alongside the new building, a
concrete sidewalk lined with native snowberry and Oregon grape holly accesses the residential unit’s
stairway and two other building entrances. This property’s eastern boundary lies 0.3m away from the
proposed building and no landscaping is planned for this largely inaccessible and invisible strip.

Twenty-eight parking spaces are provided on the two properties, all outdoor, meeting bylaw requirements
as detailed in Table 1 above after lot consolidation. One space for people with disabilities is centrally located.
Four 6.4m long spaces, as well as two at 10.7m and one at 13m, are included to suit customers’ large vehicles
or trucks with trailers.

Lighting and Signage

Outdoor lighting will be Full-Cut Off/Flat Lens per the City’s Dark Skies Policy. The front freestanding sign
must be brought into compliance with Development Permit No. 1004, 2010 (Attachment No. 2). Signage
generally will be reviewed for approval under a separate sign permit.

FINANCIAL IMPLICATIONS:
City and Regional District Development Cost Charges are applicable to this project. The total amount of
these charges will be finalized at the time of building permit issuance.

ADMINISTRATIVE IMPLICATIONS:

The processing of development applications is included in the current work plan as a statutory component.
Staff has spent approximately 80 hours reviewing the application to date. If approved, there will be
approximately one additional hour of staff time required to prepare the notice of permit, have it registered
on title and close the file. Additional staff time will be required for processing and issuing a building permit
and related inspections.

ASSET MANAGEMENT IMPLICATIONS:
The City will inherit:

e Upgraded frontage along Topland Road including widening to City Lane Standards per Subdivision
and Development Servicing Bylaw No. 2919, 2018, including a 5.55m wide paved surface with
rollover curb and gutter. A modified alternative amenable to the City may be necessary should the
aforementioned be expected to unduly compromise the existing Garry oak tree.

2019 - 2022 STRATEGIC PRIORITIES REFERENCE:

The November 2019 Strategic Priorities Check-in does not include any additional relevant references.
® Communicate appropriately with our community in all decisions we make

® A Encourage and support housing diversity
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OFFICIAL COMMUNITY PLAN REFERENCE:
Commercial Policy:
4.2.3 (2) ...Council will:
e Limit the expansion of existing commercial areas and scale of areas along highways or collector
roads.
e Require particular attention to street appearance of buildings, parking areas and ground oriented
signage with significant landscape treatment of sidewalks and landscape buffers.
e Require that all development will have a clean physical separation of their parking areas from
traffic lanes through the development of sidewalks and landscape buffers.
e Designate the Mission Hill area along the west side of the Island Highway as an area which
predominantly caters to the automotive industry. It is expected that this will continue with limited
infill and redevelopment of the existing commercial area.

Climate Change Policy:

Objective 5 (4): The City will review and amend all landscaping policies for all land uses to promote
naturescaping principles to screen and protect sensitive ecosystems, control and direct surface run-off and
ensure that only plant species native or non-invasive to Courtenay are used.

REGIONAL GROWTH STRATEGY REFERENCE:

The proposed development is consistent with the following Regional Growth Strategy policies: 1C-3 —
Encourage both rural and urban housing forms that provide housing at lower costs and with lower
environmental impacts, and 3A-1 — Encourage responsible expansion of the economic base of the Comox
Valley with the intent of enhancing wealth and employment opportunities.

CITIZEN/PUBLIC ENGAGEMENT:
Staff consulted 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 teedback on with the public the public in each  decision-making

Pﬂﬂicipcﬂion balanced and ;m.ll}_‘ms, throughout aspect of the in the hands of

goal objective alternatives the process to decision including  the public.

information and/or decisions. ensure that public  the development

1o 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

The applicant distributed an alternative public information package to property owners and occupiers within
30m of the property and collected and summarized feedback, as per the new Alternative Development
Information Meeting process. The information provided to neighbours and the summary of the process can
be found in Attachment No. 3. According to the applicant three neighbours submitted written responses and
another responded by phone. Topics included drainage, impact on neighbour development applications,
parking, garbage and noise, each of which was addressed by the applicant. The feedback can be found in
Attachment No. 3. City Planning staff confirmed that the application would not preclude the possibility of a
future neighbour setback variance.
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In accordance with the Local Government Act, the City has notified property owners and occupants within
30m of the subject property of the requested variances and provided the opportunity to submit written
feedback. To date, staff has received no responses.

OPTIONS:

OPTION 1: (Recommended): Approve Development Permit with Variances No. 2016.

OPTION 2: Defer consideration of Development Permit with Variances No. 2016 pending receipt of further
information.

OPTION 3: Not approve Development Permit with Variances No. 2016.

Prepared by: Reviewed by:
M ?m»
Mike Grimsrud, Matthew Fitzgerald, RPP, MCIP
Planner Il Manager of Development Planning
Reviewed by: Concurrence by:
/ 7
/.
// > !
/ -~ / 7 M\LK\LA/\/
“ )
lan Buck, RPP, MCIP Trevor Kushner, BA, DLGM, CLGA, PCAMP
Director of Development Services Interim Chief Administrative Officer
Attachments:

1. Attachment No. 1: Application Rationale

2. Attachment No. 2: Draft Development Permit with Variances No. 2016
3. Attachment No. 3: Public Consultation

4. Attachment No. 4: Additional Materials
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Attachment No. 1: Application Rationale

Raymond
de Beeld
ARCHITECT Inc.

755 Terminal Avenue North, Nanaimo, BC V9S 4K
250.754.2108 = info@rdbarchitect.ca = rdbarchitect.ca

2020-08-27

Courtenay Motor Sports — Design & Sustainability Rationale

General Concept:

Renovate and provide an addition to the existing commercial building by adapting its internal layout
and external appearance to the needs of BRP's dealer. Set up a new building, complementary to the
existing, that will include a service shop with client servicing and a dwelling unit at the top storey. The
site design will allow vehicle access from both Cliffe Rd. and Topland Rd. and includes pedestrian and
landscaped areas.

Building Design:

The existing building will gain new durable facade materials in their entire envelope, and will share
similar cladding and architectural features with the new building - these include wooden canopies for
weather protection as well as main entrances volumetrically enhanced with standing out materials that
create visual interest and address pedestrian needs. The buildings’ scale and form is compatible with
neighbouring ones. The dwelling unit is stepped away from the street which is facing, and enjoys the
natural views towards the ALR. Rooftop equipment shall be located or screened so that it doesn’t have
a negative visual impact. The buildings’ distance allows plenty of sunlight for their internal use as well
as for external pedestrian areas.

Parking / Circulation:

Towards Cliffe Road, most of the existing concrete and asphalt surfaces are kept in a conservative
approach. A curb is built around the existing sign and parking stalls provided.

The majority of the parking stalls are laid out between the buildings and the landscape buffers facing
Topland Rd. Two vehicle entrances to the property facilitate the access to each independent building.
A curb-less sidewalk with removable bollards is provided along the overhead doors of the Shop
building. In case the service bays are not being used, cars will be able to park their cars in the
“optional parking” area designated in the Site Plan. These temporary stalls were not taken into
account for parking requirements. Longer parking spaces, for expected trailers / trucks are located
along the driveway between both buildings which is one-way.

Sustainable design:

The project provides “eyes on the street” in a rural / commercial area. Landscaped areas, integrating
existing protected trees provide a buffer to agricultural land across Topland Rd. Native, wild-life
attractive and drought tolerant species will be used. A rain garden and Storm Water Management
reduce run-off and enhance natural habitats. The site promotes pedestrian use by connecting both
buildings and increasing connectivity between streets.

Day light is harnessed for the Shop and the dwelling unit uses Heat Pump & HRV. Rough in for
renewable energy sources such as solar are considered
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2/4

In terms of land use we're providing a mix used development with a dwelling unit that may be used by
a tenant working on the same building. Materials include wood and other durable and low
maintenance cladding.

Signage:

All building signage to conform to City of Courtenay Sign Bylaw no. 2760, 2013. They will have a uniform
look and will be raised letters. The free-standing existing sign is to undergo modifications in order to comply
with previous variance permit.

Raymond de Beeld, Architect AIBC, MRAIC, LEED BD+C

Raymond de Beeld Architect Inc.

:—;_o _J__.«f"* -7 . -

- o ! A N N
(".‘2020-08-28 S
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Raymond

de Beeld
ARCHITECT Inc.

755 Terminal Avenue North, Nanaimo, BC Va5 4K1
250.754 2108 « info@rdbarchitect.ca » rdbarchitect ca

2020-08-26

Courtenay Motor Sports — Variances Rationale

Building Rear Setback (4886, Topland Rd.):
Requirement:

= min. 4.5m
Provided:

+  0.3m, a variance of 4 2m.
Rationale:

*  Vehicle circulation

+ Increased space for vehicle circulation and ease of vehicle movement from / to the Service

Shop bldg.

= Parking / Landscape

+ Increased parking and landscaped areas towards Topland Rd.

= Bidg. Design

« Service Shop bldg. has it's back to the propenrty line.
MNote: A Landscape Buffer variance of 1.7m to other properties (min. 2m) is contained within the Bldg.
Rear Setback variance herein).

Staff note that this 1.7m landscape
Landsca Buffer to Street (Topland Rd.): buffer variance is not required
Requirement:

* min.4.5m
Provided:

+ 1.73m, a variance of 2.77m.

+  3.71m, a variance of 0.78m.
MNote: variances only occur in a combined street frontage stretch of approx. 7.3m, (9.3% of the total)
Rationale:

= Parking
*+ Anincrease of 3 parking stalls.

Landscape Buffer to adjacent properties (4883 North Island Hwy - North pro line to 4900
Topland Rd., and South property line to 4877, Cliffe Rd.):
Requirement:
*  min. 2m
Provided:
+  0Om, a variance of 2m.
Rationale:

= Existing conditions.
+  Extension of existing sidewalk between Existing Showroom Bldg.

+ Parking
« An increase of 4 parking stalls in total.
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Landscape Buffer to adjacent property (4886 Topland Rd. South property line):

Requirement:

=  min. 2m
Provided:

« (0.8m, avanance of 1.2m.
Rationale:

*  Building Design

*  Provide pedestrian access to dwelling unit.

Off-street Parking:
Requirement:

*  min. 29
Provided:

+ 28, avanance of 1.
Rationale:

* landscape / Tree protection

Staff note that this 1.2m landscape
buffer variance is not required

Staff note that this parking space
variance is not required

*  Provide landscaped area surrounding protected frees, and rain garden along Topland Rd.

+ Parking related

+ Up to 7 parking stalls will be available when Service Shop Bays are not being used.
+« Motorbikes can use the open area in front of the Service Shop, near Vehicle Display.

Raymond de Beeld, Architect AIBC, MRAIC, LEED BD+C

Raymond de Beeld Architect Inc.

- i -— -
- - | ey -
R

T .2020-08-28.°
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Attachment No. 2: Draft Development Permit No. 2016

THE CORFORATION OF THE CITY OF COUBRTENAY

Permit No. DPV 2016

DEVELOPAENT PEREMIT WITH VARIANCES

Jamery 18, 2021
To e 3 Development Permit with Varisnces
Ta:
TMame: 5714 BC LID; 074882 BCLTD
Adde: 42E83 Lland Highoay Morth.
Courenay, BC ViN 59
Property to whick permit refers-
Lagal: Lot 3, Section 30, Comox District, Plan 7161 ; and
Thaat perrt of Lot 2, Section 20, Comox Distoict, Plan 7161 Lying to the Wist of 2
Boundary Pardlcl to axd Perpendiculardy Distmt 110 Feet from the Easterty
Boundary of Sxid Lot
Chaic: 4553 Lilamd Hlighmaary North 2nd $885 Topland Road
Conditens of Permit

Pormit wwmd fo parmit comstuction of a three storey mixed wse uilding and an addiben to and
mmevation of an existng commercial butlding oo the abowe reficmced properties with wariances
ented 2 devaribed belomr

Vartances to Zoming Bylaw Mo, 2500, 2007:

Section §.18.6 12} - Rear Fand Setback from a mimiomem of 4. 5m o 0.3m

Hection 81901 i) - Landecaped Area Wideh from o surtonss of 4.5m io o surtenme of
1.7m

Nection & 181 {20 - Londvoaped Bufer Area Height oud Width from o renimesm of 2.0m

fia & v af O Gy,

Donulopmant Permit with Variance Mo, 20146 is aleo subject to the following condifioms:

1. The dewelopmeant shall be substamdialhy conzistent with the plams shemm in Soledule M. 1 2
designed by Raymond de Beald Architect Inc., dated Chotobsar X3, 203) and sealed Drocumitar
T, M0
That landscapng thall bs in subszniil coxformemes with the plans and specifications
contained in Scheafule Mo 2, as desimod by Mystic Woods Landecaps Diexign and sealed by
Alizon Mowstt, dated Mxy 18, 2030
3. Submiszicn of 'mﬂnmuteﬂ"-?ﬁﬁ[r[l-’!frﬂﬂxl{l}:l"?

meqaimed, a5 eadimated mwmmmﬁmm Alison
Augmst 28, 2030 and cortained in Schedsl Mo, 3.

L
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=

That 5f the

14,

11
. Ho almrations o avemdments skall be moades withent the Ciy's pemindon A fomml

Pormait Mo, 1004 (2000, contxined in Sclieafule N o, prior to Building Parmir | althongh
concrets follraing sig-wide design aosthetic can be used isnead of rodk for e requimed 4 f
g s b

Langecapang mmst bo completed within e year of the date of iinanos of the poozpency
et by the City;

T mimimmm depth of topeod or amended organic soil om all landcaped mees i to be s
folloms:

Mm;#iﬂm;gmﬂ:wrﬂmn—ﬂﬂmudm;-ﬂlﬂm
Al mawr wmoet Hzhring in the proposed devel opment rmst e Foll Cor O Flar Lo

(FCOTFL) hpsivorigs 1o light roads, padong, loading and pedostrian areas, 5 well s the
dedicaied pubiic wallory. Exmoior buildizg Eghong pmst howg FOD lighiiee Shemmes;

Earoral of amy tross mui{mDEHapmcmﬂmﬂn]]mqmn 2 Trea Costing Parmit;

Denmlopment st comply with promced species s rknion and prfection
recomrendations in the arborist mport by %ﬂ'ﬂmdﬂtﬁmr'qtuﬂﬂmu
Comekants deied Sopimambeor 19, 2018 Reccommansdafices includs mnstallation of profecths
tenpomry fumcing aromd the tree profection zencs of sach of &e retained tees (thowa oz
Schedieler Ve, I siie plan), discession with constmcbon crews io anmme endmsinding that no
moramant of vehicle: and equipmant or siorags: of motorals is permited nride fose
barmiars, and comsutatiom of & cartified arboris if feso moommendadion: cammot ba met

T devoelopremt chall meet all other applicable Tequimmeat:. sendards and gridelings; mmd

arxmdmgnt applicaton is megamed B the plans chamgn or additena] vamamre: o bdantiSed
after the permeit is insmed.

Time Schednle of Development amd Lapee of Permit

parmit holdar bos mot substamdialhy commenred the comstraction athorsed try this pamet within
{12 monite after the dabe it was Bmed, fhe part bpess.

D

Corporate Officer
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vrvaoaio STOSTLIS NO.D° LADONCApe Losr miTmans

Page 1ofl

LANDSCAPE INSTALLATION ESTIMATE
Aungust 27, 2020

LANDSCAPE ARCHITECT
Alsson Mewett. HCSLA

766 Lazo Road

Comox, BC VIM 3V6
(250)339.3955
ameweth {1 gmail comn

PROJECT

Commomay Motorspots
4886 Topland Road.
Courreuay, BC

Stubsrees 72300 (778 M)
Wildflower grass 4577 m’ (4927 &)
Ram garden: 42,5 m” (457 fr)

Plant marenal $ 35,000 00
Topsotl delivered (shrubs raim garden) @ 187 - 69 cuvds & 38 241500
Topsoil delivered (wildflower grass) @ 127 - 182 cowds F $3¢ 637000
Fine mnkeh deliverad @ 3~ - 7 cuyds @ $45 31500
Hydroseed wildflower mix 4,927 sqft o 15sqR £950.00
Fertilizers, tree stakes and miscellaneoes S00 00
Maclume woek to grade and move matenals 273000
Labour to install plact muarerials and other work 1o complese 6,600 00
Imgatson systens installed 5,500 .00

Sub-total S SK.320.00
Large boulders Socuyds @ $30 LS00 00

Total (net Inclnding taves) S S9.520.00

Muretals estinnred a cost
Thas estimiate 15 appeosinan oo way wof reflect scml cost 1o mstall

Alison Mewger, BCSLA
Landscape Archisect

Corimpe Matheson, CLD QP
Mystic Woodds Landscape Design
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THE CORPORATION OF THE CITY OF COURTENAY
BYLAW NO, 2392
SCHEDULE "2E"

Permit No. DVP 1004

DEVELOPMENT VARIANCE PERMIT

August 16, 2010
To baue 3 Devdopment Permst
To: Name Countenay Matoesports (ST0714 B.C. L, Isc. N STUTI)

Addvess 4833 [slasd Highway Nosh
Cowrtenay, BC YON 5Y9
Property 05 which perosic refers:
Legal: Lo 3, Soctice 2, Cosson Distrscr, Pl TI6]
Civie: 48K3 Ishand Highway Nork

Condstbans of Permit:

Pormit isswed o Counengy Moskospons 1 vary he following secnoms of the Cly of Cowrnosay
Sin Mtow Noo J0M2, 1995 Secton 04,7, Section 6.6.2, O maniowm s per wede S »
freestanding sign $r a perced loss than 3000 m” in ses, from 5 m' 10 365 ', Secton 642 i
maxarem height for o Seesnmdng w@n 100 & parcel b than 3000 m” in srss from 1.5 m e

A5 mosshpoet w0 B o lhowing condmoss:

) Developmant in confommasce wiih the die plan and clevation antusad = Schednle N
4, i e Sendbaspe plan contamad in Sehodule N 2

by Sastallntion of & N high mckwork sign bose
O S i st b wiemally Suminesal, sl sl ool be demgaed o allow el
Bumanathon.
T Sehedule of Development and Lapse of Permit

Fhont 06l prerrren Daolebor bns tnot anbutnernlly commmmon] (e comemmtion satbusiond by e
ool wiihin (1 2) meoonthon atbor e dhmw 10 sons Dnssad, B pumsndl bapaas

_fibat 1 (B0 “

VL ANN IO wrnh pwadd A s ENT R AT 0 W1 ey B arwmry Wt 00 P i 18 e

Scheduls No.&- DVPIUUF |
P Lots
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Attachment No. 3: Public Consultation

Raymond
de Beeld
ARCHITECT Inc.

755 Terminal Avenue North, Nanaimo, BC V9S 4K1
250.754.2108 - info@rdbarchitect.ca - rdbarchitect.ca

Dec. 07, 2020
Attention:

Michael Grimsrud, City of Nanaimo

Subject: DPV00031 — Courtenay Motorsports Dev. Permit — Public Information Summary

A public information notice included at the end of this report was sent on Nov. 02 2020 to the
addresses of the neighbors provided by the City below:

4875 Island Hwy N
Courtenay BC V9N 5Y9

4883 Island Hwy N
Courtenay BC VON 5Y9

5410 Wildwood Rd
Courtenay BC V9J 1P5

oplan
Courtenay BC V9N 5Y2

i

1-2132 Keating Cross Rd
Saanichton BC V8M 2A6

4901 Topland Rd
Courtenay BC V9N 5Y2

4877 Island Hwy N
Courtenay BC V9N 5Y9
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We have received responses from neighbors of 4 of the 7 properties notified.

4875 Island Hwy North — Phone call received on 2020-11-12 and subsequent emails.
4877 Island Hwy North — Email conversation initiated on 2020-11-16

4899 Island Hwy North — Phone call received on 2020-11-09 and subsequent emails.
4901 Topland Rd — Phone call received on 2020-11-12

Below is a summary of the concerns / questions raised and respective responses:

- 4875 Island Hwy North

Concerns: How the installation of the retaining wall proposed at the South side of the Service Shop
Building may affect the drainage coming off the walkway and how the lower portion of the wall will
drain out to the road in this area. Concerns about water being trapped in the area between the
property line and their building.

Response: As addressed by the Civil Engineer of the project, this issue can be easily dealt by
including an exterior floor drain along the side walk at the Service Shop Building's south side, plus the
retaining wall will also have drainage. Both these elements would deal with any nuisance water.
These aspects will be coordinated between the Architect, Mechanical, Structural and Civil consultants
and included in the relevant drawings.

- 4877 Island Hwy North

Concerns: Whether if the variance requested for reducing the Building Set Back where the building
abuts their property would preclude them from being granted a similar variance in the future.

Response: While we cannot guarantee variances for any property over time, the granting of our
variance should not impact their ability to do the same. It may actually make it easier as a contextual
precedent. Given the zoning, size and orientation of both properties, personally having no setback
facilitates a more efficient use of the lot and developed land within communities, which has
environmental benefits of urban intensification and protection of natural lands. Explanations were
given about how the Building Code does not prevent zero or near zero set backs, but may require
increased fire resistance ratings or non combustible construction. We proposed a 0.4m setback to
allow underground perimeter drain pipe and concrete footing to extend to the property line.

- 4889 Island Hwy North

Concerns: If the development would eliminate non Co-op customer parking on our lot, both during
the course of construction and once re-development is complete.

Response: The parking stalls in their lot won't be used by Courtenay Motorsports during construction
or after the development is complete.

- 4901 Topland Rd

Concerns: As an ALR property the concerns were related to how the garbage would be managed, as
well as the eventual noise (vehicle revving) that could result from the proximity of the properties.

Response: With regards to the garbage, all the waste / recycling produced in the property that will be
collected by the city, will be contained and screened in a garbage enclosure within our property, as
shown on the DP drawings. As to the eventual noise, we believe these operational issues can be dealt
between neighbors. The Service Shop overhead doors can be closed during noisy tasks and
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automatic doors might be considered. The garbage solution was explained during the phone call. The
noise clarification wasn't conveyed to the neighbor as of this letter's date. With mutual respect
between neighbors, the reverse concern regarding noise / odor could exist from the ALR lands as
well, whether past, present, or future.

Raymond de Beeld, Architect AIBC, MRAIC, LEED BD+C
Raymond de Beeld Architect Inc.

Mail-out Package Example

4883 North Island Highway

— .\Vanler Drlve\_ ~ Veterans Memorial
L] Parkway

( ) Context Map
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Raymond
de Beeld
ARCHITECT Inc.

755 Terminal Avenue North, Nanaimo, BC V9S 4K1
250.754.2108 = info@rdbarchitect.ca = rdbarchitect.ca

November 2™, 2020

Attention of:

4875 Island Hwy N
Courtenay BC V9N 5Y9

Subject: Courtenay Motorsports Development Permit — Public Information

As the applicant for the Development Permit concerning the properties 4883 North Island Highway
and 4886 Topland Road, Courtenay, we were requested by the City of Courtenay to provide you a
description of the project and an opportunity to submit comments or questions.

Together with Courtenay Motorsports we're very excited to announce redevelopment plans to expand
offerings and services to their valued customers. The project includes expanding and renovating the
current building to focus on showcasing the latest outdoor recreational vehicles. New construction will
add a state-of-the-art service shop with a second storey living suite, more parking, and dedicated
loading stalls. Both buildings will share architectural cladding and features for a fresh new look.
Enclosed is a map of the proposed development.

We invite you to review the Development Application with the City of Courtenay, available on their
website at: www.courtenay.ca/devapptracker. Look or search for either:

Address: 4883 North Island Highway, 4886 Topland Road

File number: DPV00031

Please use the comment sheet herewith and mail or email your comments or questions to us, latest on
Nov. 16" 2020, 11:59 pm.

Address: Raymond de Beeld Architect. Inc.

755 Terminal Avenue North, Nanaimo, BC V9S 4K1

Email: ruben@rdbarchitect.ca, copy to raymond@drbarchitect.ca

Phone: 250-754-2108

Your comments and questions will be shared with the Planning Division of the City of Courtenay.
Thank you for your time and we appreciate your involvement.

Raymond de Beeld, Architect AIBC, MRAIC, LEED BD+C
Raymond de Beeld Architect Inc.
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Raymond
de Beeld
ARCHITECT Inc.
755 Terminal Avenue North, Nanaimo, BC VES 4K1
250.754.2108 - info@rdbarchitect.ca « rdbarchitect.ca COM MENT SH EET
Courtenay Motorsports - 4883 N Island Hwy & 4886 Topland Rd., Courtenay, BC ~ Public Information Letter (DPV00031) 2020-11-02

Name Email Phone Address

Comments / Questions:
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Raymond de Beeld Architect Inc.
755 Terminal Avenue North
Nanaimo BC

VIS 4K1

4877 Island Hwy North

Re: Courtenay Motorsports — 4883 N Island Hwy & 4886 Topland Rd Courtenay BC Public
Information Letter (DVP00031

Dear Mr. de Beeld,

Thank you for your letter describing the intended expansion and new building for your clients,
Courtenay Motorsports. We are the owners of the property directly east of the proposed new
building at 4886 Topland Road, specifically 4877 Island Highway North. We have reviewed the
development permit on the City of Courtenay website and have comments regarding the application
for variances, in particular the rear building set back requirement which abuts our property.

We have no immediate objection to the variance reducing the required setback by 4.2 metres to 0.3
metres. We do have concerns with respect to the variance having a potential impact on future
development of our property, specifically, whether the granting of such variance would preclude us
from receiving the granting of a similar variance in the future. Is there a minimum required distance
between buildings straddling a property line such as in this proposal? If so, then we request the
minimum distance be divided by two, therehy allowing an equal setback from the property on both
lots. If there is no minimum, we would be agreeable to reducing the setback to zero.

We look forward to the answer to our question regarding minimum distance between buildings and

to working with you toward an equitable setback allowance on both our property and that of your
client.

Best regards,

Page 80 of 204



Page 37 of 47

Attachment No. 3
7/9 |

Staff Report - February 1st, 2021
Development Permit with Variances No. 2016 - 4883 Island Highway North & Topland Road”

Thanks for your inguiry.

While we can not guarantee variances for any property over time, the granting of our variance
should not impact your ability to do the same. It may actually make it easier as a contextual
precendent. Given the zoning, size and orientation of both properties, personally having no
sethack makes for a more efficient use of the lot and developed land within communities, which
has environmental benefits of urban intensification and protection of naturally lands.

From a building code perspective, buildings are often built with a zero or near zero setbhack quite
often, particularly in dense urban areas. The building code does not prevent such setbacks, it
only requires that as exterior walls get closer to property lines, such walls may require increased
fire resistance ratings, and/ or non combustible cladding, and/ or non combustible construction.
We proposed a 0.3m setback to allow underground a perimeter drain pipe and concrete footing
to extend to the property line.

Raymond de Beeld, Architect AIBC, RAIC, Leed BD+C
Raymond de Beeld Architect Inc.

755 Terminal Awve N.

Nanaimo, B.C. V9S 4K1

Tel: 250-754-2188

Cell: 258-729-1349

Email: raymond@rdbarchitect.ca

Web: rdbarchitect.ca

Raymond,

Thank you for your response. | agree that having little or no setback makes a lot of sense. Although
| understand neither you nor the City of Courtenay can guarantee variances without a submission
in place and even though in your opinion "the granting of the variance should not impact (my)
ahility to do the same", | would like to have some assurance that the granting of the variance will
in fact not impact my ability to do the same.

I wonder who might be able to answer my guestion unequivocally? Would it be the planning
department and if so are you able to give me a contact name of someone who would be familiar
with the file?

Best regards,
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Subject: DPV0O0031

From [ <=5 isiand Hwy North
Date: 12-Nov-20, 3:31 PM

To: ruben@rdbarchitect.ca

Hi Ruben,
Re: DPV00031
Thank you for the development notification for Courtenay Motorsports.

In regards to the Nov. 16, 2020 11:59pm deadline for comments or questions, we request a
continuance to consult with our own engineer and go over the submitted plans before being able to

comment on the plans.

Regards,

Hi Ruben,

Please see comments below regarding the proposed development plan:

We have noticed that the building will be sitting up higher than the current grades at the
back of our building and there is a 0.5m high retaining wall proposed near the property
line. We would like to understand how the installation of the wall may affect the drainage
coming off the walkway and how the lower portion of the wall will drain out to the road in
this general area of the site. Qur concern would be trapping water in the area between the
property line and our building.

Regards

With regards to the concern you shared earlier, and after consulting with our Civil Engineer, Matt
Sanderson, the issue can easily be addressed by including an exterior floor drain along the
sidewalks on the Service Shop Building's south side, plus the retaining wall will also have drainage.
Both these elements would deal with any nuisance water. These elements will be coordinated
hetween the Architect, Mechanical, Structural and Civil consultants and included in the relevant
drawings.

Let us know if you have any other questions.

Thanks and regards.
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Good morning Ruben,

4889 Island Hwy North

Further to our phone conversation from yesterday morning; re: Our Co-op Cardlock location, located at 4889 North
Island Hwy.

Our only concern with respect to the development would have to do with eliminating non Co-op customer parking
on our lot, both during course of construction & once re-development is complete.

Other than that, we look forward to the re-development and the continued success of our neighbors.

Reia rds,

Subject: Re: Courtenay Motorsports DP - 4883 North Island Hwy & 4886 Topland Rd
From: Ruben Boas <ruben@rdbarchitect.ca>
Date: 30-Nov-20, 4:16 PM

- I

CC: Raymond de Beeld <raymond@rdbarchitect.ca>

-
| left you a voice message in order to clarify your concerns.

As far we understand and intend, the parking stalls in your lot wouldn't be used by Courtenay
Motorsports during construction or after the development is complete.

Thanks and regards.
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- CITY OF COURTENAY
Planning Services

830 Cliffe Avenue
Courtenay, BC, VON 2J7
Tel: 250-334-4441 Fax: 250-334-4241

Email: planning@courtenay.ca

COMPLIANCE
CHECKLIST

COMMERCIAL DEVELOPMENT PERMIT AREA

The following checklist provides a
Commercial Development Permit Ar
required to complete this checklist a

and the reason shall be made. A se|
application delays.

quick reference for compliance with the guidelines contained within Section 8.2
ea of the City of Courtenay Official Community Plan No. 2387, 2005. Applicants are
nd indicate in the comment box how their proposal complies with each development
permit guideline. Where an element of the design does not comply with a guideline, a justification stating the divergence
parate sheet may be used to provide comment. Incomplete forms will result in

4886 Topland Road, Courtenay BC VON 5Y2

Project Address: 4883 North Island Highway, Courtenay BC V9N 5Y9

Date: 2020-08-26

all

Applicant:

Raymond de Beeld, Raymond de Beeld Architect Inc. &
Don Cameron, Cameron Contracting LTD.

Signature: % Raymond de Beeld

A. FORM AND CHARACTER

Yes

No

Comment

1.

The scale, form, height, setback, materials and character of
new development shall be compatible with neighbouring
developments.

Both existing / addition and new building fagades
will be updated and share similar fagade elements /
materials. Relatable to neighboring buildings.

. The perimeter of buildings shall relate to a pedestrian scale.

This may be expressed by detailing of the fagade, window
size, awnings and roof canopies. Create visual interest by
providing variations in height and massing. Awnings, lighting
fixtures and other structures shall be architecturally
integrated with the design of the buildings. Large expanses
of any one material are not acceptable without architectural
detail to create visual interest and to avoid a monotonous
appearance.

Sidewalks are provided along relevant building
fagades for pedestrians. Both buildings have fea-
tures of interest, such as main entrances high-
lighted with different materials, and canopies with
wooden elements.

. All roof top, mechanical equipment shall be screened from

view or screened to blend in with the roof and elevator

Set back from roof perimeters.

exterior building walls.

penthousing and shall be incorporated into the overall O
architectural treatment of the building.

4. To support the pedestrian environment, continuous weather N/A, but weather protection is provided at main
protection should be provided over pedestrian areas at all O entrances and other entrances frequently used

by pedestrians.

. Buildings shall maintain and enhance existing views.

S

Dwelling unit has views to agricultural land.

. Buildings located on corner lots, lots adjacent to a residential

property or next to public open spaces shall be stepped
down toward the flanking street, adjacent building, or public
open space.

O

Q0 a |

N/A

provide an attractive appearance.

7. Stepped or varied building massing, articulated building Articulated building walls at ground level with dis-
walls and roof lines and sloped roofs shall be incorporated to [J |tinct materials, colours and glazing.
develop building form and character.

8. The architectural design and building materials shall be of a To also meet corporate supplier design require-
high standard that indicates quality, stability and [ [ments.
permanence.

9. Any wall of a building which is visible from the street shall be Al building fagades are finished to the same
finished to the same standard as the front of the building to [J |standards.

10.

Buildings should be designed so that their form does not
restrict sun penetrations to public and pedestrian areas.
Consider building orientation and stepped massing.

Adjacent buildings back to back. Existing and
new building are essentially front to front, with
limited heights and spacing between them which
allows generous sunlight.

11,

Where more than one building is to be constructed on a site,
the buildings shall share common architectural features.

SUIR SU N SO IR SE R <!

Materials, architectural features and signing are
shared by both buildings.
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12. Where a development is to be constructed in several

phases, the proposed phasing plan indicating the sequence
and timing of construction shall be included as part of the
development permit application.

vl

N/A

. SIGNAGE

Yes

No

Explanation of Non-Conformity

. All signs shall conform to the City of Courtenay Sign Bylaw

No. 2760, 2013 and all amendments thereto.

. SITING, LANDSCAPING AND SCREENING

Yes

No

Explanation of Non-Conformity

. A Landscape Architect or registered professional shall

prepare a plan which will incorporate plant species,
quantities and installation suitable for the project.

- A detailed landscaping and screening plan, drawn to scale

and showing the type, size and location of proposed
landscaping shall be submitted with the development permit
application.

. A continuous perimeter landscaped buffer area of at least

7.5 metres in width shall be provided along the inside of all
property lines adjacent to Cumberland Road, Cliffe Avenue,
17" Street, 29" Street, Island Highway, Mission Road, Ryan
Road and Lerwick Road. A continuous perimeter
landscaped buffer area of at least 4.5 metres in width shall
be provided along the inside of all property lines adjacent to
all other roads, except at approved access points. All
boulevard areas shall be landscaped and consistent with the
onsite landscaping plans. Foundation landscaping along the
face of buildings is encouraged. Landscaping shall be
incorporated within all setback areas. Where a building is
greater than 4500 m?, a continuous perimeter landscaped
area of at least 15 metres in width shall be provided along
the inside of the adjacent property line.

See Variances Rationale

. Parking and outdoor storage shall not be permitted in the

required landscape setback.

See Variances Rationale

. To separate parking, services or storage areas from

adjacent properties, a landscaped buffer area of at least 2.0
metres in width and 2.0 metres in height, shall be provided
along the inside of all property lines.

See Variances Rationale

- A minimum 7.5 metre continuous landscape buffer shall be

provided along all adjacent residential and institutional
property boundaries.

N/A

. If a property is adjacent to the Agricultural Land Reserve

boundary, a fence and landscaping buffer area of at least 10
metres in width shall be provided along the inside of the
property line.

|| Q4 Q

N/A

ALR property across from Topland Road. Land-
scape buffer doesn't apply. Building Setback noted
in drawings.

. Loading areas, garbage and recycling containers shall be

screened and gated to a minimum height of 2 metres by
buildings, a landscaping screen, solid decorative fence or a
combination thereof.

- Chain link fencing shall be used only when screened by

landscaping. Decorative fences are encouraged.

10.

Developments shall include installation of street trees and
sidewalks along all adjacent streets. Boulevards of adjacent
streets shall be landscaped, irrigated and maintained by
adjacent developments. Distinct paved surfaces, benches and
ornamental street lights are encouraged throughout the site.
Outdoor patios or amenity areas for employees are encouraged
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)8

Sidewalks of an appropriate width shall be provided along
the full length of the building along any fagade featuring a
customer entrance, and along any fagade abutting a parking
area. Planting beds for foundation landscaping, shall be
incorporated, where appropriate into the design of the
sidewalk along the facade of the buildings.

v

West fagade of Showroom building doesn't have
adjacent sidewalk.

No accesses to the building on this fagade. Space
used for more landscaped area adjacent to
Topland Road.

12.

All internal pedestrian walkways shall be distinguished from
driving surfaces through the use of durable, low
maintenance surface materials such as pavers, bricks, or
concrete to enhance pedestrian safety and comfort, as well
as the attractiveness of the walkways.

13.

Undeveloped areas of the site shall be left in its natural state
if there is substantial existing native vegetation. Otherwise,
the owner will undertake vegetation control within 6 months
of building occupancy satisfactory to the City.

N/A
Two existing protected trees remain, integrated in
landscaped areas.

14.

Any development adjacent to or near stream or wetland
areas shall adhere to the requirements of the Stream
Stewardship, 1993 guidelines and “Land Development
Guidelines for the Protection of Aquatic Habitat 1992
prepared by the Department of Fisheries and Oceans and
the Ministry of Water, Land and Air Protection along all
streams and their tributaries.

N/A

15.

The City may require an environmental analysis of site
conditions in areas subject to natural hazards such as slope
slippage, drainage, or high vegetation value, prior to
development.

N/A

16.

Itis City policy to limit the peak run off from areas of new
development to that which the same catchment areas would
have generated under the pre-development land use. A
storm water management plan will be required as part of any
development and shall be prepared by a Professional
Engineer to comply with the City’s stormwater management
policies and plans and the City's Water Balance Model

17.

Setbacks areas abutting stream areas shall be fenced prior
to development occurring to prevent encroachment of
equipment or material into the stream system.

N/A

18.

A biophysical assessment of the site prepared by a
professional biologist may be required outlining any
environmental values to be protected during and after
developments and the methods to achieve this to the
satisfaction of the City and federal and provincial agencies.

N/A

19.

Prior to the subdivision or development of land containing a
stream, the natural watercourse and surrounding area shall
be considered for dedication to the Crown, the Municipality
or other public agencies committed to the protection and
preservation of natural watercourses.

N/A

20.

The City will require the following minimum depth of topsoil
or amended organic soils on all landscaped areas of a
property:

e shrubs — 450 mm

e groundcover & grass — 300 mm

¢ trees — 300 mm around and below the root ball

21

All landscape areas shall be serviced by an underground
irrigation system.

Page 87 of 204



Staff Report - February 1st, 2021

Development Permit with Variances No. 2016 - 4883 Island Highway North & Topland Road” a/7 |

Page 44 of 47

Attachment No. 4

D.

LIGHTING

Yes

No

Explanation of Non-Conformity

1

Lighting should be designated for security and safety.
However, there should not be glare on neighbouring
properties, adjacent roads or the sky.

Vil

Detailed information will be provided further on.

. All new, replacement and upgraded street lighting in existing

and proposed developments will be Full-Cut Off/Flat Lens
(FCO/FL) luminaries to light roads, parking, loading and
pedestrian areas. Exterior building lighting will also be
required to have FCO lighting fixtures.

v 4

. PARKING

Yes

No

Explanation of Non-Conformity

. Parking areas shall be screened from adjacent properties

and from direct views of parked vehicles from the street.
The screening should consist of landscaping and fencing.
Parking areas shall include landscaped areas, defined by
concrete curbs, to provide visual breaks between clusters of
approximately ten stalls.

in

- Vehicular and truck movement patterns shall be illustrated

to ensure adequate circulation.

S§

- The exterior fagade of parking structures should be

architecturally integrated and provide continuity with
commercial uses at street level.

|

&

N/A

. Pedestrian sidewalks connecting building entrances to and

through parking areas and sidewalks of the adjacent streets
shall be provided.

. Bicycle parking facilities shall be provided at grade near the

primary building entrances.

O

o] &

N/A

Page 88 of 204



Staff Report - February 1st, 2021

Development Permit with Variances No. 2016 - 4883 Island Highway North & Topland Road”

Page 45 of 47

Attachment No. 4
5/7 1

CITY OF COURTENAY | A : i
Development Services ad Vs . Y™ i
830 Cliffe Avenue

Courtenay, BC, VON 2J7
Tel: 250-703-4839 Fax: 250-334-4241

Email: planning@courtenay.ca

The following checklist provides a quick reference list of required sustainability criteria that, where applicable, shall be
satisfied for all development applications including Official Community Plan (OCP) and Zoning Bylaw amendments,
Development Permits, Development Variance Permits, Tree Cutting and Soil Removal Permits, Agricultural Land Reserve
and Subdivision applications. These criteria are established to ensure that the goals and objectives of the OCP are
satisfied. Please briefly state in the “Description” column how the application achieves the stated criterion. Where
an element of the development proposal does not comply with a sustainability criterion, a justification stating the
divergence and the reason shall be made. A separate sheet may be used to provide comment. Incomplete forms will
result in application delays.

The Sustainability Evaluation Checklist Policy states: Proposed developments will be considered where a development:
a. provides substantial benefits to the City;
b. will not negatively impact on the City's infrastructure, neighborhood or environment:
c. new development that supports destination uses such as the downtown, Riverway Corridor or a
Comprehensive Planned Community;
d. Meets applicable criteria set out in the OCP.

The complete Sustainability Evaluation Checklist policy is contained within the City of Courtenay Official Community Plan No. 2387, 2005.

4883 North Island Highway, Courtenay BC VON 5Y9

Pt ISR et Tiplaiic Flod, Couctaney B Vi 52

Date: 2020-08-/)26

Raymond de Beeld, Raymond de Beeld Architect Inc, &

Applicant: Don Cameron, Cameron Contracting LTD.

Signaturez% .Raymond de Beeld

APPLICATION REQUIREMENTS

Land Use. The application: Description of how the criteria are met

a) Provides a mix of housing types and sizes: One dwelling unit over commercial on 4886 Topland Road.

b) Balances the scale and massjng of bui]dings in Compatible with buildings in adjacent properties and nearby dealership.

relation to adjoining properties;

¢) Complements neighboring uses and site
topography;

Same

d) Provides or supports mixed used developments One dwelling unit over commercial on 4886 Topland Road.

or neighborhoods;

e) Promotes walking to daily activities and
recreational opportunities;

Potential tenant may work on site or adjacent properties.

f) Supports a range of incomes; Rental or Strata.

g) Is a positive impact on views and scenery; Provides "eyes on the street" in a rural / commercial area.

h) Preserves and provides greenspace, trails and
landscaping;

Rain Garden / Storm Water Management. Uses roof deck for recreation
freeing up recreation at grade.

www.courtenay.ca Page 10of 3
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Building Design. The application:

Description of how the criteria are met

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

Landscaped rain gardens provide buffer to agricultural area across the
road. Storm Water Management.

b) Maintains a high standard of quality and
appearance;

Durable materials.

¢) Includes articulation of building faces and roof
lines with features such as balconies, entrances,
bay windows, dormers and vertical and horizontal
setbacks with enhanced colors;

Simple form / compact for energy efficiency and land use. Dwelling unit
intended to be a background element, but with private side yard entry.

d) Avoids creating a strip development appearance;

Yes. Improves streetscape of Topland Road with landscape buffer.

e) Satisfies Leadership in Energy and
Environmental Design (LEED) certification (or
accepted green building best practices);

N/A. Daylighting into shop. Heatpump & HRV in dwelling unit.

f) Uses environmentally sensitive materials which
are energy sensitive or have accepted low
pollution standards:

Wood. Durable / low maintenance cladding.

g) Builds and improves pedestrian amenities:

Improved pedestrian connection between both buildings.

h) Provides underground parking;

No. But automotive uses concealed with building.

i) Applies CPTED (Crime Prevention Through
Environmental Design) principles;

"Eyes on the street" roof top viewing.

Transportation. The application:

Description of how the criteria are met

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

N/A

b) Provides multi-functional street(s);

Adds residential / commercial mixed use.

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

Sidewalks in property facilitate pedestrian connection between roads.

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

N/A

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:

Yes - rain gardens / landscaping on commercial site.

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

Rough in for solar roof infrastructure.

www.courtenay.ca
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Development Permit with Variances No. 2016 - 4883 Island Highway North & Topland Road 7/7
Character & Identity. The application: Description of how the criteria are met
a) Provides a positive image along waterfront areas Landscaping along Topland road.
and fronting road:
b) Is designed with quality and variety of features Defined edges; soft + hard landscaping / exterior displays.
within the project (i.e. street furniture, street
lights, signs, curb treatments);
c) Provides public and private amenity space; Private roof deck. Public outdoor seating to be considered further on.
d) Preserves heritage fixtures; N/A
e) Orients to views, open space and street: Views to agricultural areas and internal landscaping.
Environmental Protection & Enhancement. L S
The application: Description of how the criteria are met
a) Protects riparian areas and other designated N/A
environmentally sensitive areas;
b) Provides for native species, habitat Rain gardens.
restoration/improvement;
¢) Includes tree lined streetscapes. Yes - along Topland Road.
www.courtenay.ca Page 3 of 3
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THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT

To: Council File No.: 3060-20-2020
From: Chief Administrative Officer Date: February 1, 2021
Subject: Development Permit with Variance No. 2020 - 880 Comox Road

PURPOSE:

The purpose of this report is for Council to consider issuing a Development Permit with Variance to reduce
the landscape requirements on Lot A, Section 14, Comox District, Plan EPP87770 in order to accommodate
a small building and reconfiguration of the lot for vehicle sales.

CAO RECOMMENDATIONS:

THAT based on the February 1%, 2021 staff report “Development Permit with Variances No. 2020 - 880
Comox Road”, Council approve OPTION 1 and proceed with issuing Development Permit with Variances
No. 2020.

Respectfully submitted,

|
TSI

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

BACKGROUND:

The subject property is located at 880 Comox Road north of the intersection of Comox Road and the
Highway 19A Bypass. The property is 2,242 m? (0.55 ac) in size, and is zoned Commercial Two (C-2).

The subject property is currently used for vehicle sales and includes two buildings and a mixed paved
and gravel display area. The two buildings will be removed and a new 37m? (400 sq. ft) office building is
proposed on the lot along with a change to the site layout that will maximize the space for vehicle
display. The property currently has no landscaping, however landscaping is planned around the
perimeter of the subject property and around the proposed building. The property is located within an
established commercial area and is located on a high-traffic corner. A map showing the location of the
subject property is included in Figure No. 1.

Proposal
The applicant is proposing to remove the existing buildings and construct a small office building (37m?)

400 ft? at the northeast side of the property. The applicant is requesting a reduction to the landscape
buffer width and height requirements around the subject property. The rationale for the variance is
that adhering to the landscape buffer requirements, particularly along Highway 19A where the
requirement is 7.5m, significantly reduces useable lot space, which is crucial to the nature of the
business.
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The height requirement for landscaping is 2.0m, and the applicant is requesting a reduction as the
vehicles on the lot would not be visible from the high-traffic corner with a 2.0m high landscape buffer,
and having the vehicles visible impacts sale potential. The applicant’s plans are referenced in Schedule
No. 1 of the Draft Development Permit with Variance shown in Attachment No. 1.

The subject property is located within the 200 year floodplain of the Courtenay River. The proposed
building complies with setback requirements (30m) stipulated within the Floodplain Bylaw. The
applicant has supplied a Site Servicing Report by McElhanney Consulting. The report provides
preliminary information for the building and advises it will need a flood construction level of 5.3m. This
will require the building to be raised approximately 2m (6.5ft) to meet flood elevations. Pursuant to
Section 56 of the Community Charter the applicant will require a report from a geotechnical engineer
certifying that the land may be used safely for the use intended. The owner will be required to enter
into a Section 219 geotechnical covenant at the time of building permit application certifying they will
only use the lands in the manner identified by the engineer as enabling the safe use of the land in
addition to indemnifying the City from any claims related to flooding. The applicant will be responsible
for all legal fees associated with the execution and registration of this covenant.

Figure 1. Subject property

DISCUSSION:

Zoning Review
The subject property is zoned Commercial Two (C-2). The proposed one-storey building complies with the

zoning regulations for the C-2 zone with the exception of the minimum landscape height and width
requirements. This variance requests are shown in Figure 2.
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Page 3 of 45

Table 1. Zoning Compliance (C-2 zone and proposal)

Permitted Use

Office and retail

Office and retail

Front yard 7.5m 26.6m
Rear yard 4.5m 4.64m
Side Yard 0.0m 2.0m
Building Height 9.5m 4.0m

Landscaping Width - Comox Road

4.5m along Comox Road

2.7m minimum

Landscaping Width - Highway 19A Bypass

=1 stall

7.5m 3.5m
Landscape Screening Height 2.0m 1.8m
Parking 1 stall/35m? of floor area 11 stalls

794

Proposed front and rear
yard reductions on Lot
6 (Variances 4 & 5)

Figure 2. Proposed site development with variances (shown in red)
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Development Permit Guidelines

Development Permit Guidelines guide the elements of a development proposal, including architectural
character, site design and landscaping. The Commercial Development Permit Checklist was submitted by
the applicant in support of the development permit application (see Attachment No. 3). The applicant
demonstrates the proposal aligns with the relevant guidelines for commercial developments. Staff agree
with the applicant’s assessment as detailed below.

Form and Character

The building and site design is consistent with the direction established in the Commercial Development
Permit Area. A review of the applicant’s plans indicates the scale, form, height, and character of the
development is compatible with the form and character of the area buildings on adjacent properties.
This rooftop design is consistent with other commercial buildings in the area.

A rendering of the proposed building is included in Figure No. 3.

J6PRALT SHNGLES

z Lt

GAELE SHN'GLE AND T 2
CEDAZ <TAIND

D. Bell |
Designs|

RIDEQUT CONSTRUCTION
AR

ELEVATIONS
€ FLOOR PLANS

L T |

Figure 3. Rendering of Building with Proposed Addition

Siting, Landscaping and Screening

The building addition is orientated towards Comox Road and the proposed landscaping runs around the
perimeter of the property and the small office building. The majority of the lot will be paved with new
asphalt for the display of vehicles on the site. The landscape design for this addition includes native shrubs
and grasses and features a concrete walkway between Comox Road and the proposed building. A bike
rack is also proposed on site.
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Evaluation

If the proposed variances are approved, the subject property will have sections of landscaping that are
narrower than the prescribed landscape setbacks. There will also be slightly less screening achieved by
landscaping height, in order to keep vehicles for sale visible to the Highway 19A Bypass and to Comox
Road.

There is no significant impact on the surrounding properties, as these landscape reductions apply to the
road frontages. As there is currently no landscaping on site, the proposal results in an increase to
landscaping.

Staff have assessed this proposal relative to the regulations within the C-2 zone and confirmed that the
proposal meets all regulations with the exception of the variance discussed above which is minor and
supportable and an overall improvements to the current site aesthetics. Staff have further assessed this
proposal relative to applicable development permit guidelines and conclude that it is consistent with
the direction established within these guidelines and recommend issuance of Development Permit with
Variance 2020.

FINANCIAL IMPLICATIONS:

There are no direct financial implications related to the processing of this Development Permit with
Variance application as the fees are designed to offset the administrative costs. The fee for the
Development Permit with Variance was $4,000.

The property owner would also be required to apply for a Building Permit and subsequent inspections.

ADMINISTRATIVE IMPLICATIONS:

Processing development variance permits is a statutory component of the work plan. Staff has spent
approximately 35 hours processing this application to date. Should the proposed development variance
permit be approved, an additional two hours of staff time will be required to register the permit and
close the file. Additional staff time will be required to process the building permit application including
inspections.

ASSET MANAGEMENT IMPLICATIONS:
There are no Asset Management Implications associated with this application.

STRATEGIC PRIORITIES REFERENCE:
The November 2019 Strategic Priorities Check-in does not include any additional relevant references.

2019-2022 Strategic Priorities
® Communicate appropriately with our community in all decisions we make

OFFICIAL COMMUNITY PLAN REFERENCE:

The OCP contains policies that encourage the infill of commercial properties prior to consideration of
new commercial areas (4.2.2(1)). The City also supports a strong, diversified commercial base within
municipal boundaries that provide employment and service opportunities (4.2.2(5)).
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REGIONAL GROWTH STRATEGY REFERENCE:
4.4 (14) - Promote and support the overall economic viability of the municipal areas so that they can
continue to provide primary base for residential, commercial and institutional activities.

CITIZEN/PUBLIC ENGAGEMENT:
Staff consulted 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
parlicipcﬂion halanced and :1]].1"\“_:1_\" throughout aspect of the in the hands of

goal objrrm'c_ nllmmm'csj 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.

The applicant distributed an alternative public information package to property owners and occupiers
within 30m of the property and collected and summarized feedback, as per the new Alternative
Development Information Meeting process. To date, the City has not received any public comments
resulting from the public information meeting.

In accordance with the Local Government Act, the City has notified property owners and occupants
within 30m of the subject property of the requested variances and provided the opportunity to submit
written feedback. To date, staff has received no responses.

OPTIONS:
OPTION 1: (Recommended)

THAT based on the February 1%, 2021 Staff report “Development Permit with Variance No.
2020 - 880 Comox Road” Council approve OPTION 1 and issue Development Permit with
Variance No. 2020.

OPTION 2: Defer issuance of Development Permit with Variance No. 2020 pending receipt of further
information.

OPTION 3: Not approve Development Permit with Variance No. 2020

Prepared by: Reviewed by:

7 W W

Cassandra Marsh, Matthew Fitzgerald, RPP, MCIP
Planner | Manager of Development Planning
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Development Permit with Variance No. 2020 - 880 Comox Road
Concurrence by: Concurrence by:

r

/ /{/

v/// (

lan Buck, RPP, MCIP Trevor Kushner, BA, DLGM, CLGA, PCAMP
Director of Development Services Interim Chief Administrative Officer
Attachments:

1. Attachment No. 1: Draft Development Variance Permit and Associated Schedules

2. Attachment No. 2: Applicant’s Letter of Rationale

3. Attachment No. 3: Commercial Development Permit Area Compliance Checklist
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Attachment No. 1: Draft Development Variance Permit and Associated Schedules

THE CORPORATION OF THE CITY OF COURTENAY

Permit No. 3060-20-2020
DEVELOPMENT FERMIT WITH VARIANCE
December 18, 2020

To izzswe 3 Development Permit with Variance

To: MName: 660478 BC Lid,
Address 10258 Comox Road
Courtenay, BC
VN IPT

Property to which permit refers:

Legal: Lot A, Section 14, Comox District Plan EPPETT70
Civic: 880 Comox Road

Conditions of Permit:

Permit issued to the propenty legally described as Lot A, Secton 14, Comox District Plan allowing for the
construction of a 37 m®, one storey office bulding with the following vanances to the City of Courtenay
Zomng Bylaw No. 2500, 2007:

B 1011 (1) Landscaping and Screening - Reduce the mimmum landscaped area width along Island
Highway from 7.5 meters to a mimmum of 3.5 meters

81911 (1) Landscaping and Screening - Reduce the minimum landscaped area width along Comox Road
from 4.5 meters to 3 minimum of 2.7 meters.

& 1011 i2) Landieaping and Screaning - Reduce the mimumum landseaped area heght from 2.0 meters 1o
a munmmum of 1.8 meters.

Development Permit with Vanance No. 2020 i1s subject to the following conditions:
a) That the development shall conform to the plans as shown in Scheduie Vo, I,

b} That landscaping shall conform to the plans and specifications contamed m Schedule No. 2, by
MacDonald Gray Consultants, dated on 23 July 2020;

* Landscaping must be completed within one year of the date of ssuance of the
occupancy permit by the City;

*  The mummum depth of topsoil or amended orgamic soal on all landscaped areas 15 to be
as follows:

s Shrubs - 450mm; groundcover and grass = 300mm; and trees — 300mm
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¢) Secunties for the following amounts must be provided:
» Landscape securities per quote by MacDonald Gray Consuliants, dated December 2020,
(Sehedule No. 3): $49,085.00 (125% X 61,356.25).

d) All parking must be developed in accordance with Zoning Bylaw No. 2500, 2007,

¢) Development must be in accordance wrth the Site Servicing Report signed by Diestry Glover,
dated 10 December 2020, contamed i Sehedule No. 4, unless changes are required by the City's
Development Engineer at the time of bualding peremat;

f} The development shall meet all other applicable requirements, standards and gwdelmes; and

g) Mo alterations or amendments shall be made without the City's permission. A formal amendment
application 15 required if the plans change or additional variances are identified after the permit is
1ssued,

Time Schedule of Development and Lapse of Permit

That if the permut holder has not substantially commenced the construction authorized by this permit within
{12) months afier the date it was 1ssued, the permit lapses.

Date Corporate Officer
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Schedule No 1: Site and Building Plans (1/2)
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Schedule No 1: Site and Building Plans (2/2)

e )
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Schedule No 2: Landscape Plan {1/1)
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ESchedule No 3: Landscape Cost Estimate [1/1)

rmacdanald gray

D WOl T R AMPIBG (ANDECAN ARCHTICTURD ARBDSHCU| TURE . ERAM D SIGH

B0, B20 & 950 Comox Road Redovelopment D v f-20
SCHEDULE OF QUANTITIES MacDonakd Oy Consulant
ITEM LNIT CUANTITY  UNIT-DO8T TOTALS
Liilitees

Imgatan sysiom sg.m a0 10.00 5900 00
SUBTOTAL, Usilities 580050
Hard Landscaps

Concrese pavang Bg.m Ta LAl ] BATOGD
SUB.-TOTAL, Hard Larsdscaps ESTO.00
Site Furniabhings

B rwch wach 1 1.500.00 1.500.00
SUBTOTAL, Site Furpishings. 1.500.80
Sl Lancs.csps

Grpwang mesdaam iy 4 S0mm depth (shnab aneas) am 127 000 10016000
Gerowing medasm i J00mm depth igrourdoser amas]  cu.m B &0.00 4000
Crprere Mt ) 200w Saplh lawh sasaas) (TR B4 0,00 E.TI0.00
Cerrwnsg M @ 1 S0mm Sepin ydenssd AnaE) o m a2 ED.00 2.560.00
Comgosi /' Mulch, in place, TSmm depi om 23 0.0 1, 84000
T, A caligead wch ] 5000 200000
Tress, 2 Om mach : 0000 B00G0
Shnub, 83 pots gach a3 30.00 248000
Shrubs, #2 pols gach &0 25,00 1. 700000
Shruks, #1 pois sach Z35 1000 2 95000
Sod sg.m £80 450 £.380 00
Hepde il gm 215 500 1.075.00
SUB-TOTAL, Sofl Landicaps 1511500
TOTAL §49 085 00
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Owr P L1060
Cay Pe -

To From

City of Courtenary, Development Services Destry Giover EIT.

Astn: Rich Feucht, P. Eng. 211 - Courtanay | Engreenng
Re Date

880 Comox Road ~ Ste Serviang Plan Rev 1 December 10. 2020

McEihanney has prepared the following revised ste seniang report on behalf of 800470 BC Lid. in
support of 2 development permit pertaning to site mprovernents at 830 Comox Road. This serviong
TEPOM COVErs MUNCIDAl SN dranage. SaNLiry sewer, potabie water and fre flow Revision 1
addresses the tddal nfluence on miremum bulding elevation in secton 2.2.3. Food Plan Maragement

Thes report presents both e estmated development 10303 35 wel as he sennong methodalogy.
confirming the sutabily of the subject parosl for ntended development. The results heren mepresent the
detaled engneerng desgn hat s reflected n McEihanney's engneerng cesign drawings. (Appendix A)

1 General

The sutyect property at 880 Comex Road, legally defined as Lot A, Secton 14, Comax Distct. Plan
EPPETTTO, bes at the ntersecton of Comox Road and Highway 19A. The subject propenty is zoned C-2
(Commercal Two) and has Deen Cpertng a5 3 car sales 1ot for severdl years.  The two exstng
structures on-sie, formally residential dwelings, and cumrertly uncocuped, will be removed in concent
with thys Sevelopment proposal

The proposed ste mprovements nciude the following
o Removal of two exsting struchures
+ Construction of a new 38n¥ sales ofSce

St meconfiguration 1 increase lancscaped aeas and define parking for merchandise

McEhanney Drawng CO-101 (Appendix A) Sustrates the proposed site layout, sales office. parking
configuraton, andscaping. and access.

L add
1211 Span Rcad. Courermay BC Canasa VIN 388
To 250308458 | Fan 230" 20N | ws SCeP@NtRy Com Page !

Schedule No 4: Site Servicing Report
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O i 220 94757%0 | Dscamger 18 2020

The s generally siopes Som north 10 south. The southemn Tird of he subiect proparty 'S paved, whis
the rerrainder of the yard consists of overgrown gravel Asphalt paving extends well into e mad
ceccatons on both Comox Road and Mghway 104 Figure 1 below shows the development locaton

Figuw 1« Devepment Shw Location

" S Servong Rapon Rev | Datec Decarger o0 XXX Pwgares tr Tw L3y of Lovwmay
Lt A Semon 14 Comar CuraL Mae EPPETTTE. Counenay, BC Fagel
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O Pig 2219475760 | Decemper 10, 2020

2. Storm Drainage and Storm Wiater Management

21, EXISTING STORM DRAINAGE SYSTEM

On site slormmeater s caghured and conveyed by Swee catch Dasrs, 2 lawn basin, vanous ppng and an
Of water separator It is Jssumed Tt Jfer passng Brough Se of water separator, Sranage fom the ste
is conveyed under Comax Road 1o City of Courtenay storm manhole 00-0002 and uitmately released into
the Courteray River at dscharge pont DESD-0000

Please refer 10 Draveng CO-100. entfied Tusing Ste Plan” in Appendix A for detads of the exising
20 system.

22 PRE- AND POST-DEVELOPMENT RUNOFF FOR DEVELOPABLE PORTION OF SUBJECT
PROPERTY

A hydraudc moce! was created for the subject propenty usng SWMM software, enablng analyss of
SSINg 200 POSt-Geveiopment S8 response 10 3 vanety of desgn raniall events.  Semulatons were
completed for the Cay of Courtenay 2018 bytsw 24-hour storm, 2. 5, 10, 25 and 100 Year ranfall svents
Desgn ranfall events were denved from the Cay of Courtenay's Subdwsion and Development Secviorg
Bytaw 2010. Model mput parameters based on exstng and proposed wite parameters are summarized in
the followng Table 1 The results of the modelad eustng and Proposed SH8 MSpONSE e SUMMaraed in
Table 2

Tadie 1 - SIWAAM Moow Parametery Estng and Propcsed Ste Congitions

PARAME TER EXISTING COMDITIONS = PROPOSED CONDITIONS

Areaha) 0227 oz
Wicth (m) “ 41
Siope (%) 20 20
% Impervious % TN
N rpery Qo oo
NPerv 02 02
Dstore impecy imm) 2 2
Dstore Perv (mem) 5 15
Zom % impery 3 b
Outiet Routng Parvious Pervious
Curve # - -l

N T 0% SRCRAIE I DR MpENIOUS #ed SUE D NCRAIES ST6 OF DUDOSET NGICA0E MRl

N S Jevong Repoet ey ! Dated T X3 = Me Oy of Covtensy
Lot A Secson 14 Comoe Duircy. Pan EFPETTTE Counenay. BC Fage}
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Ow g 221 %4770 | Decemper 10 200

Tatee 2 - Extimared Evstng Runcf? Tagets

EXISTING RUNOFF

24 HOUR TOTAL
DISTREIBUTION PRECPTIATION
PEAK RATE (LUS) TOTAL VOLUME (")
1indYear S%rmm 138 "w
1in5-Year 114mm 250 ™
1 0-Year 132w 20 m
1in25Year 154mm 415 340
1 in 100-Year 187mm (8] 415

23 ONSITE STORMWATER MANAGEMENT AND BMP'S
The followng Sest Management Practoes (M) wil 10 be smplemented for T project reduce post-
mnw“nmmwdw The folowng SMP's are proposed
o Re-estabish natve vegetaton wihin the developed wrea
o Place mevmum 300mm of amended psal 1 any IINSSCaped (Dervious) areas.
o Upgrade the ol water separator’ treatment facilty 1o mmorove runcf® water qualty

o Mnor onsite system rirastructure wil be desgned 10 convey the post development 1 0-year
siorm evert

See Drawng CO-102 n Appendix A for the General Serviong Plan showng the proposed storm works.
We note that the development will not Ltiioe the eusiing SI0MM senics INes on the propenty
23 1 100-Year Flow Par
Runcff in excess of the 25-yeor stoem will be drected towards the Cly's system on Comaox Road, with
flows exceedng he capacty of e system Backing up and dachargng 1o the surtace of Comox Road
and Utrmately 1o the Courtenay River. The 100-year overtand flood path & entrely withn Cay of
Courtenay nght of wary and shown on Drawng C-102 n Appendix A.
23.2 Quakty
Al runof® fom paved areas wil De routed through catch Dasns (complete with gnt sumps) n the onste
asphat area. Flows will be drected hvough an ol water separator! treatment facity that wil provics
water poiishing 1o meet Cty SBylaw 2010 requrements. Mamienancs of he onslie S0 system wil be

required. cetads of which wil be added 10 the 18e of the propeny by way of 2 Covenant 10 ensure thae
proper marenance & followed for the e of e storm system

Roof auncf Som the small office bulding wil be captured with 3 gutier systerm, then routed Srough onste
S0 poes Nt the treatment faclity

M L lerving Repor Sev ¢ Dmwe w xx oy e 2ty of Coutenay
LA, Secoon 14, Coman D, Fan EPPETTTE. Coumenay, 8C Page s
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Owr Fig 221 +<4TE7%0 | December °0, 208

233 Flood Plam Management

The ste resdes within the Courteray, Puntiedge. and Tsclurmn Rver's flood plan mapping area, and
withn the tdal rfluence 2one  As such and per e City's imegrated Floodplan Maragement Study
Decerrber 2013, Map 2 (Appendix B), the site Sood construction level is 4 50m plus 0.8m for Sdal
influence. for a fral flood construction elevation of £ 3m

24 POST-DEVELOPMENT RUNOFF

The post-developed ste was mocsied usng SWWVM software. Semulanons were completed for the 2. 5
10,25, and 100-Year SCS Type 1A ranfall events based on e City of Countenay's Bylaw 2019 randall
events. Post-development model mput parameters Sor the subject property are surmmarized n Table 1

and inchude mitgaton measures descrbed n Section 2.3 above

Table 3 below compares exsting nnoff 10 post-development runcf for the sutpect propenty The tabulated
resuits demonsirate that e proposed LINdscape aeas reduce the overall mpervousness of e ste,
resuitng n A gecrease n post-development o and volume for ol modeled storms. Figures 2-6 urther
Gemonsirate e efects of the proposed noredsed Landscape area

Tadde I - Estorgted Exoang 3na POZ-Deveiopment Ranaf® Compaason

TOTAL POST-
‘ DEVELOPMENT RUNOFF
24 HOUR TOTAL ! :

DISTRIBUTION | PRECIPTTATION | pEAK RATE TOTAL
1ndYex Sy 136 ] s 170
1n8Yexr 14 30 o) <8 ) a7
1010 Yer X2 e el x5 an
1025 Yeu 154erm 498 340 403 320
10 100-Yer 157w 01 414 s 400
" S Servieng Reson Asy ' Dsted Deceweer 10 2220 | Mrepares Y e T2y of Covnenay

Lot A Secton 4 Comon Dutrc Pan TPRTTTL Couteray. 9C Page §
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Figue 2 110 2 Yoar Evnt Myarograpn

Owr Mig: 221 1471700 | Deceseer 10, 2028
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Figum 4 - 1 in 10 Evant Hydrogranh
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n

100yr Runof (Us)
goa"é'a'faaa

Our Fiw 2219475760 | Owcamter 10 2000

Figure 8- 11 100 Yaar Event Hysrograpn

e L b
— e b
.00 1200 %00 00 &0
Time

25 OFFSITE PIPE NETWORK CONVEYANCE CAPACITY

R 5 assumed Tt eustng e nanc is comveyed uncer Comax Road to Manhale 00-0002 prer 1o
dscharpe into Counenay River. Subsurface network and dranage route must be confirmed pror ©
constnuction. Fost development conveyance wil mmic the exstng dranage route. As post-Gevelopment
NGO Sow rates and volumes are decreasing. we do Not NBCIPate any Adverse MPact 1O e
downsTream conveyance system. This assumpton wil be confirmed durng cetaled design (Building
Pormat)

Siw Serviing Repot Rev 1 Dates Decerter 10 2030 | Prepare S e Oty of Coumenay
LA Secoon 14 Comen Dt Mo EPPETT0 Coutenay 8C Paget
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OF Fip 221 4THD | Decerger 10 20X

3. Santtary Sewers

3.1. EXGGTING SANITARY SEWER SYSTEM

The ste s Yonted by an eustng 200mm dameter AC santary man slong Comox Road. 1t s assumed
it e o exsting buldings have services CoNNEcng 1o the exstng AC man. however the location of
Me sarvice nes and connectons are currently unknown . See Drawng CO-100 n Appendix A for the
ssumed locatons of exnstng Municpal servoes.

32 PROPOSED SANITARY SEWER FLOW ESTIMATES

Estmated santary sewer Sows for T proposed Sevelopment Rave been caloulated based on MMCD
Design Guideines 2014 and Cay Bytaw 2910 and are presented below n Table 5

T30W & - Z9nay Demang Cauaoon

Pest \arctacy Sewer Demand Umits

Average Ory Westher Fow (ol Bylzw] ! MO ety
Lre Area | 0227 ha
Office Oceupancy ] 4 Pecgie
I8 Rane (New Pipes) | 0.06 Y
Peaning facter (57 12

Inflow and Witratan f 0014 Us
Average Ory Weather Sewer Fiaw LADWF| ; ooy

i
Design Flow Q = ADWF » M + inflration | 0067 Wh

The propesed office bulding wil be serviced va new 100mm dameter santary senvics line and will
discharge into e existing 200mm dameter AC santary sewer man located on Comox Road. A exstng
onsite sanvtary mirastructure wil De removed and esing senvices at property lne will De capped and
abandoned at Te Seveloper's cost

As T overall 522 10ad. we 00 NOt INHCHAE ANy AAVErSE Mpacts 10 e scsing santay sysiem. We
eapact that the Cry wil confrm ths assumpton by Underakng 2 santary mocel analyss, X the
Oeveiopers cost

" % Serrong Remont Rey ¢ Omtet Decermer 10 X030 Pregeres tr e Sty of Covnenay
LA Secton %4 Covex Duinc Pgs DPPETTTC, Couwtenay, BC Page
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Owr Fig 2219475760 | Decevter 0 X220

4. Domestic Water Demand and Fire Flow

41 EXISTING WATER SYSTEM

The development 15 fonted by 2 150mm AC watermain along Comox Road. An exsting fre hydrant s
located 34m north of the norfwest property cormer. (50m from the proposed office buldng) tis
Assumed That there Jre two xSENg water CONMECTONS Sencing he exstng buldngs. however e sxact
focabon of the sennoes 5 not known Al exsting onsde water nirastructure will be resmoved and exsting
services ot propecty ine will be capped and abandoned at the developer's cost.

Refer 1 Draveang CO-100 in Appendix A, entSed "Exsting Ste Plan” for detals of the exsting water
system

. and Fire Underwrters Survey Water Supply for Pubiic Firs Protecton 200 methad (Fire Flow)

4.2 PROPOSED DEVELOPMENT DEMAND

421 Potable Water Demand

Estrrated potable water demands for the proposed deveiopment Rave been calaudated based on the
AWWA M22 Water Service Saing method. detals of whioh are shown in Table X below. The fature
courts are based on archdectural busildng plams prepared by D Bed Designs, whie imgation values are
based on landscaped areas shown on McDonald Grey landscape plan L-1. Refer 1o Appendix C for
Landscape and Architectural drawngs. Imgation values will be confirmed by the mgaton designer at
detadec desQn stage.

Office Budiing - AWWA M2 2 Domestic Water Service Siaing

- rvm Bl
Kaachen Sied uz 1 . l 22
Lawarory (1ma) ui sy . 15
Tolet = Flaah Tank 4‘: 1 . ll "
Mene B0 S/R ¥ el . 0
Total Fisture Vakse | wy |
u—-uu—nmu 11 =
or | 0es Vs
Pressure adjustment tactor for G0pw (Table & 1) | 1
Irrigation (25 sections @ 116 gpen) | 5 o~
Total Probable Dumestic Demand (Office « lvigation| ] “ pm
or | 252 "
A | 9 vervong Remon Rev 1 Cmes Cecevoer 16, 3020 | Presarea v e Gty of Counenay
LA Secton 14, Coman DRt Man EFRETTTT Coutenay, 8C Page 1©
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Our Fre: 127 +4TET62 | Oecemper 10, 2008

Offics Buliding - AWWA M2 2 Domertic Water Service Siring
Notes:

1 wrigation sextion = 200

Assumed mars 25 sections of any one tene. (65 section (oto)
Azzumed cne Aowr b

Frure count bened on [ Bed Desgns floor plom droweng

Sov Appendis D for figurer and tatie: suoosted with mioulatons

prmp el

The AWWA M22 Water Service Sang Method calculatons above ndicate fat the total domessc water
demand for the develcpment 525 1s.

422 Fre Flow
Fire flow requrements are calculated using Fire Undermetiers Survey (FUS) Water Supply for Public Fre

Office Gauddling - heoe Sprinkde red

Buiking Floor Aces 30 m  Per D Bell Devign Ovawing
Coefficient for Bulding Construction Type 150 Woad Frame Conatrocton [Part 1.1)
vt Fire Fow 200701 Ymin  Per Part 1.1 formls

or FL R

Occupancy §actor 100 (ombatibie Canteres

Resu g Fow Rate 2007.31 Y

Sorinkter Systam factor 100 o spreaien

Resting Fow Rate 200731 Yeunn

ASVYISBI Pustne - :::::33:::-0
Rewctog How Rate 2608 53 Ymin

o an

Mas 75% surcharge per FUS Part L4 w N

FUS FIRE FLOW RATE Qi |

According 1o the above FUS calculations for the proposed offce buidng, the required frefiow for the
proposed buldng 5 43 Us wih no spranider system installed. The proposed site office s within he
mnenum G0m dstance from the exsting hyarant on Comox Road. meetng MMCD specificaton

M S Servong Regon Rev . Dated Decermer W0 2030 | Fresered % the Coy of Coumenay
Lot A, Secton M, Coman Dutnct, Pae BPPITTTT, Courteray, 3C Page 11

Page 116 of 204




Staff Report - Page 25 of 45
Development Permit with Variance No. 2020 - 880 Comox Road

O Fig 2219475760 | Ducemter 12, 20X

423 Total Water Demand (Fire Flow 5 Domestic)

A sumn of the domestc and fire demands calcuiated above yWids 3 1t development dermand of 455 Us.
We request that te Coy wil confirm avadable capacty in the fronting mans by undentalung 2 water
mooe analysis. at e developers cost.

The development proposes & 75w water Service 10 Convey The estmatad witer demands. complets
with 7" Badger E-Seces Ultrasonic meter o property line.

5. Closure

We rust the information provided heren o sufScient 10 process the development permit apphcaton.
Yours tndy,

MCELHANNEY LTD.

Sovewec By
- gp— I‘.df‘-‘"'

‘S:jc.z/&__'__ \ --. -

Destry Glower, ELT. Chantal Richard, P_Eng
gy @roelanney Son siehacfreelanoey cxn
OGing

AEVDON Mg TON Y

Date Status Rewvisson Author
December 10, 2020 | Rev.? 1 Destry Glover, EIT
Aogust 28, 2020 FINAL 0 Destry Glover, EIT
LITATION

TS feport RS2 Deer Srepared Br e Satusive use of S80STS BC Lia  The maters i 2 reflects Me dest Lapement o e
Compuprt r 19T & T FUTEEoe 39E04 D e ComuDT 31 Te Be f Srarion AZ oon VcRitarmey 1S emocpees,
WA-COMMIIRITS DAC 3SR Wl AOM e E0R T 3Ny 080€1 U OMEY CONSEAUENCRS FESUANG YO I U3¢ I FBWACE 0F Me FRson
By any Bt gy

M S Jervong Reoon Reyv | Osted Deteveer S X33 Mecated W Pe T2y of Covtens)
Lot A, Secton 14, Comon Dairat. Pan EPPETTTE. Covntenay, 3C Page G
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APFENBIXA

McEthanney Design Drawings Sheet 001 = Sheet 102
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Development Permit with Variance

660476 BC LTD,

880 COMOX ROAD REDEVELOPMENT

VEHICLE SALES LOT
SITE REDEVELOPMENT AND CIVIL SERVICING
LOT A, SECTION 14, COMOX DISTRICT PLAN EPPETTT0

22114757600

ISSUED FOR DEVELOPMENT PERMIT

i
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APFPENDIX B

City of Courtenay Integrated Floodplain
Management Study — Map 2
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APPENBIX €

McDonald Grey Landscape Drawing L-1
D. Bell Designs Car Lot Sales Center Drawing
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Figures and Tables Associated with Calcilations
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Attachment No. 2: Applicant’s Letter of Rationale

DEVELOPMENT PERMIT RATIONALE 44 McElhanney

To From
Matthew Fitzgeraid. Manager of Development Planning Destry Glover, EILT.
Company Branch
City of Courtenay 2211 - Courtenay
Re Liate

T . . August 18, 2020
Drevelopment Permit with a Variance - Rationale for BB0 “TEfumber
Comaox Foad, Courtenay, BC, Rewv 1 2HA4TETE-00

The fioliowing development permit rationale has been prepared on behalf of GE047E BC Lid. in support of a

development permit application with 3 variance.,

1. GEHERAL

The subject property. legally defined as Lot A, Section 14, Comox District, Plan EPPETVTD, 15 a prominent fixihure at the
intersection of Comox Road and Highway 184, The subject property is zoned C-2 and is curmently operating as a car
sales bot. The two existing structures on-site, formally residential dwellings, have been decommissioned. The southem
third of the: subject property is paved, while the remainder of the yard consists of overgrown gravel. Asphalt paving

extends well into the road dedications on both Comox Road and Highway 184,

The owners ane aware of the promiment location of their business and understand the benefit of improved aesthetics;
both in terms of increased customer draws to their business and added value to their community. The development
proposes a recomfguration of the exsting site to ncease vegetated areas while maintaining sufficient usable lot space
for vehicle display. The proposed site layout is avalable in Appendix Az ML Development Permit Drawings, Sheet
D0M. A detsiled landscaping and screening plan (and associabed cost) is aftached as Appendix B: L1 - Landscape
Plan. A small offica building is proposed for the northwest comer of the site. Proposed building elevations are aftached

as Appendix C: Elevations and Floor Plans.

The exsting usage of the subject property conforms with the City of Courtenay's commercial land use policy. The
proposed site improsements. aim to further align the subject property with the OGP goals, and will directly address two

poficies fior Highway Commercial developments within the City's OCP section 4.2 32

= [Commencial Developments will] require particular sifenfion fo streef appearance of buildings, parking aress

and ground-orented signage with significant landscape trestment along pubilic roads.

¥* The existing buldings provsde minimal curb appeal. and no landscape treatment exists. The proposed
site: improwements include replacing the exisiing struchures with a significantty smaller office buiding at
the north west comer of the lot and increasing the landscape treatment along Highway 18a and Comox

Road from 0 m to 805 me.

1211 Ryan Road Tel 250 338 5495

Courtenay, BC

WaN 3RS wianw MCEFianney .com
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DEVELOPMENT PERMIT RATIONALE A

+  [Commercial Developments will] require that all development will have a cfean physical separafion of their
paring aress from fraffic lanes throwgh the development of sidewalls and [Endscape buffers.

# The extents of the existing asphalt paving provides no physical separation between Comox Rioad and
the subject property. The proposed site improvements will provide a landscape buffer at property line,
prowading physical separation from vehide raffic on Comaox Foad.

2. DEVELOPMENT VARIANCE PERMIT RATIOMALE

The cbjectiwe of the development propoesal is to improve the aesthetics of the subject property through landscaps
design while maintaining a reasonable usable kot area for business operations. While bylaw section B.18.11 prescribes
a vegetated buffer that would undoubtedly improve curb appeal, the implementation of a buffer with dimensions defined
in the: bylaw is prohibitive due to the significant reduction in usable lot space.
The proposed |landscape layout atached as Appendix B aims to preserve the intent and purpose of 3 landscape buffer
without sacrificing the functionality of the sales lot. To achieve this geal, the following devslopment vanances are
requested:
+  Bylaw 2500 Secton 8.18.11(1): Reduce the minimum landscape width adjcining Highway 184 from 7.5m o
3.5m. Reduce the minimurm landscape width adjoining Comox Road from 4.5m to 2.7m
o The unusual geometry of the site, coupled with the exdensive buffer requirement on the Hary 184
frontage, results in a disproporticnately lange reduction in usabée lot space.
o The existing landscape sethack is cumently paved and wsed by the dealership as an exdension of the

car lot. Though the prescribed buffer width = decreasing, the proposed medified buffer will ncrease
the actual landscape area on the site from 0 m® to 583 mé.

o Note thaf the buffer widths requesied are minimums, refer fo Landscape Plan L-1 in Appendix B for
the range of buffer widths proposed alomg each fronfage.

+  Bylaw 2500 Secton 8.18.11(2) reduce the mnirmum landscape buffer height from 2.0 m to 1.8 m

o Merchandise display is a wial aspect of vehicle sales. As cars are typically between 1.5 and 1.8 mial,
a 2.0 m tall bufer could reduce product visibility and have an adverse effect on business.

3. SUSTAINABILITY
The development proposal is compliant with the City's sustainability chjectives as follows:

+ The application complies with the City's land use poficies and prionties a5 demonstrated in Section 1 abowve.
+ The development is in line with nesghbonng uses.

Ree: DP wilh 3 Varance Rationale for 860 Comex: Road Paga 2
2211475760 | July 34, 2020
From: Destry Glover, ELT. | To: Matew Fizgerald
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DEVELOPMENT PERMIT RATIONSLE h

¢+ The propossd Improvemenis will provide a positive visual Impact on B sesthetic of a prominent indersechiom.

+  The propossd Improvements will Increase gresnspace and andscaping, thus reduding the overal Imperdous
area of e subject property.

+  Imreased surface permmeabllty on she wil decrease siormmwaier runofl, ingexse groundwaier recharge, and
improve runoiT gualty by capturing polutants in perdous. anss.

+  Ees the Ciy's Susiainabiity Cheoklst, ocaied within Appandlx D.

4 AFFORDABLE HOUSING

Miod appiicabes o Mis project

3. CLOSURE

We rust the inforrmalion provided Rerein s sufficlent 1o process the development varanoe pemit appdicaion. This sakd,
we would be plexsed o mest at the CE's comvenienoe, o dscuss the comemts and Aindings of this dooarment 2

NECESSAN.

Wours maly,

MCELHANNEY LT

ReEyizwed 3y

Desiry Glover, ELT. Cihraanisl Riceard, FERg
Chvil Emginesr
REWIZSION HIETORY

Dumbe Shahos RAswiclon Busthor

July F, 300 Final 1] Desiry Ghower, ELT.

August 18, 20210 Final 1 Destry Glover, ELT.
LIEITATION

Tl réspet P bt prapuaned fod thi echiaben Uid of Bland Honda. The mataral in ©refdecs D bl agement of e Conllan
it gl of theie irfo o dve latshs b B Cofdi Bant al the time of preparabion As suech, MeERanney, By eimplyosd, §UB-ooriil st
ared et will not b Eake for @iy kel of ol Cofbeguenos reiulling om e use of reliance of e repor by ary Third paty.

R DF with & Varanoe Raenale for 380 Comer Roaed Faga 3
241 ATERED || Juby 31, 30D
From: Dediny Chvar, ELT. | To: Matfiss Fizgeral
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Attachment No. 3: Commercial Development Permit Compliance Checklist

CITY OF COURTENAY

= e o
je—=<=%.  Planning Services COMPLIANCE
m &30 Cliffie Avenwe
™ 5“ $D|u;esgfmmr' vy U?im?zsﬂ-mzdi C H E C K LIST
el a
W Emall: planningfcostenay ca COMMERCIAL DEVELOPMENT PERMIT AREA
The following checklist provides a guick reference for compliance with the guidelines contained within Section 8.2
Commercial Development Permit Area of the City of Cowrtenay Cfficial Community Plan Mo, 2387, 2005. Applicants are
required to complete this checklist and indicate in the comment box how their proposal complies with each development
pemmit guideline. Where an element of the design does not comply with a guideline, a justification stating the divergence
and the reason shall be made. A separate sheet may be used to provide comment. Incomplete forms will result in
application del ays.
Project Address: &80 Comox Read, Courtenay BC Date: September 8, 2020
ﬁwhm‘t: 'I‘lﬂE"'lEf'lf'lF_‘jI Lid. 5|g[‘|al1|re é.:r:-{:_{--{_ I
A FORM AND CHARACTER Yes | Mo Comment
1. The scale, form, height, setback, materials and character of Building elevations provided - the design
new development shall be compatible with neighbouring Bl | O |refiectks an assthetic that is compatible
dewelopments. with near by developments.
2. The perimater of buldings shall relate to a pedestrian scale.
This may be expressad by detailing of the fagade, window The 1 storey office building has
size, awmnings and roof canopies. Create wisual imterest by a 3Bm2 foofprint, and is set
prowiding variations in height and massing. Awnings, lighting back from pedestrian areas
fixtures and other structures shall be architecturally Kl O )
imegrated with the design of the buildings. Large expanses
of any one matenal are not acceptable without architectural
defail to create visual interest and to avoid a monotonous
appearance.
3. All roof top, mechanical equipment shall be screened from
wiew or screened to blend in with the roof and elevator 0 0 MIA
penthousing and shall be incorporated into the owerall
architectural reatment of the building.
4. To support the pedestrian environment, continuows weather
pretection should be provided over pedestrian areas at all O | a A
exterior building walls.
5. Buildings shall maintain and enhance existing views. O | d A
G. Buildings located on comer lots, lots adjacent to a residential i .
: The small office bulding proposed is
property or next o public open spaces shall be stepped -
down toward the flanking street, adjacent bauilding. or public B | O | setfarback from both flanking
open space. sireets
7. Stepped or varied building massing, articulated buiding The ked roof on the off
walts and roof lines and sioped rocfs shall be ncorporated o | B | 01 | pyilding provides eharacter.
dewelop bulding form and character. '
&. The architectural design and building materials shall be of a Ses 8 )
. TUF - . accompanying bulding
high standard that indicates quality, stability and g Od 8
permanence. materials types and samples
8. Any wall of a bulding which is visible from the street shall be - . .
finished to the same standard as the front of the buildingte | E1 | O ﬂ';‘;"d'"g “E"I is will be finished
provide an afiractive appearance. ’

10. Bulldlﬂgﬁ should be dE'SmEd so that their form does not The =mial staturs of =i bulding and distance
resirict sun penetrations to public and pedestrian areas. | | from pedestrian aneas wil not restrict sun
Consider building orientation and stepped massing. pereralions io pedessrian aress.

11. Where more than one building is to be consiructed on 3 site, 0 0 NIA
the buildings shall share common architectural featwes.
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12. Where a development is to be consirucied in several
phases. the proposed phasing plan indicating the sequence 0 0 ey
and fiming of constuction shall be mcluded as part of the
dewvslopment permit application.

B. SIGMAGE Yes | Mo | Explanation of Non-Conformity

1. All signs shall conform to the City of Courtenay Sign Bylaw E] n
Ma. 2760, 2013 and all amendments thersto.

C. SITING, LANDSCAPING AND SCREENING Yes | Mo | Explanation of Non-Conformity

1. A Landscape Architect or registered professional shall The project Landscape Architectis a
prepare a plan which will mcorporate plant species, A | d BCSLA registered professional.
quantites and nstallation suitable for the project.

2. A detailed landscaping and screenng plan, drawn to scals )
and showing the type, size and location of proposed ® | O Area of site to be landscaped
landscaping shall b= submitted with the development pemit = B0Z sqm.
application.

3. A continuous perimeter landscaped buffer area of at least Reefer to the Landscape Buffer Surmmary
7.5 metres in width shall be provided along the inside of al and CVP Application for landscaped buffer
property lines adjacent to Cumberland Road, Ciiffe Avenue, areas and varances. A reduced
17" Sireet, 20% Street, Island Highway, Mission Road, Ryan continuous perimeter buffer area has been
Rozd and Lerwick Road. A continscus perimeter provided. Boulevard areas are indicated
landscaped buffer area of at least 4.5 meatres in width shall as lava‘aTﬁarEE:nnprmﬁhEd mio the
be provided along the inside of all property lines adjacent to owverall planting design.
all other roads, except at approved access points. All [ Feundation landscaping along the south
boulevard areas shall be landscaped and consistent with the face of the buikding is provided.
onsite landscaping plans. Foundation landscaping along the All of the sethack arsas are landscaped.
face of buildings is encouraged. Landscaping shall be
incorporated within all setback areas. Where a building is
greater than 4500 m®, a confinuous perimeter landscaped
area of at least 15 metres in width shall be provided along
the inside of the adjacent property line.

4. Parking and outdoor storage shall not be permitted i the Ol m Fefer to 3. above.
required landscape setback.

5. To separate parking. senices or storage areas from = o i

: - lardscape bufer dkang the Inside of
adjacent properties, a landscaped buffer area of atleast 2.0 = [ |aacem mﬂm.mbhﬂhuﬂw
metres. mowadth and 2.0 metres i height, shall be provided a mix of deciduous, evengreen and omamental
along the inside of all property lines. grass planting to create an Informal soresn.

. A minimum 7.5 melre contnuous landscape buffer shall b=
provided along all adjacent residential and institutional O O (W&
property boundaries.

T. If a property is adjacent to the Agriculiural Land Reserve
boundary, a fence and landscaping buffer area of at least 10 0 mRLG
metres in width shall be provided along the inside of the
property line.

8. Loading areas, garbage and recyciing containers shall b
screensd and gated to 3 minimwm height of 2 metres by 0 0 e
buildings, a landscaping screen, solid decorative fence or a )
combination thereof.

2. Chain link fencing shall be used only when screened by O 0 |we
landscaping. Decorative fences are encouraged.

0. Developments shall include instaliation of strest trees and Boulevard [awn planting and Imigation has
ol sorg 3 e s Bodeiris o een e g s e g vt
I |
adjacent developments. Distinct paved surfaces, benches and (3 O provided on-slte. Sie kghting Is provided.
omamental street lights are encouraged throughout the site. Amenlty epaca has not been provided to
Custdoor pabos or amenity areas for employess are encouraged avpid conficis with vehicular movement.
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11.

Sidewalks of an appropriate width shall b= provided along
tie full length of the bulding along any fagade featuring a
customer entrance, and along any fagade abutting a parking
area. Planting beds for foundation landscaping, shall be
incorporated, whers appropriate into the design of the
sidewalk along the fagade of the buildings.

A1.5m sidewalk = provided along the
west side of the building to the customer
entrance. Foundation planting is provided
along the south buikding facade.

8

All mtemal pedestnian walkways shall be distinguished from
driving surfaces through the use of durable, low
maintenance surface materials such as pavers, bncks, or
concrete to enhance pedestrian safety and comfort, as well
as the attractivensss of the walkways.

The main intemal pedestrian connection
to Comox Foad is distinguished with
concrete paving.

13

Undeveloped areas of the sie shall be left m its natural state
if there is substantial existing native vepetation. Otherwise,
the owner will undertake wegetation control within & months
of building cceupancy satisfactory to the City.

MIA

4

Any development adjacent to or near stream or wetland
areas shall adhere to the requirements of the Stream
Stewardship, 1883 guidelines and “Land Development
Guidelines for the Protection of Aquatic Habitat 1882°
prepared by the Department of Fisheries and Oceans and
the Ministry of Water, Land and Ar Protection along all
sireamis and ther tibutanes.

15.

The City may require an environmental analysis of site
conditions in areas subject to natural hazards such as shope
slippape, drainage, or high vegetation valwe, prior to
development.

MiA

16

It &5 City policy to limit the peak mmn off from areas of new
development to that which the same catchment areas would
hawe generated under the pre-development land use. A
storm water management plan will be required as part of any
dewvelopment and shall be prepared by a Professional
Engineer to comphy with the City's stormwater management
policies and plans and the City's Water Balance Model

Fedar o attsched s=rdcing plan.

1T

Setbacks areas abutting stream areas shall be fenced poor
to development occuming to prevent encroachment of
equipment or material into the stream system.

MA

18

A biophysical assessment of the site prepared by a
professional biclogist may be required cutlining any
environmental values to be protected dunng and after
developments and the methods to achieve this to the
satisfaction of the City and federal and provincial agencies,

MIA

ia

Prior to the subdivision or development of land containing a
siream, the natural watercourse and surrownding area shall
be considered for dedication to the Crowmn, the Municipality
or other public agencies committed to the protection and
presemnvation of natwral watercourses,

M

. The City will require the following minimwm depth of topsod

or amended onganic sols on all landscaped areas of a
property:

= shrubs — 450 mm

« groumdcover & grass — 300 mm

« ftrees — 300 mm arownd and below the root ball

Sod depth are per City requirements
as ndicated i the planting notes on
ShestL1.

21.

All landscape areas shall be senviced by an underground
imgation system.

85 =) g i e Bt gl =2
Inoted In the Imgason notes and legend on Shest

L1
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Yes | No

D. LIGHTING Explanation of Mon-Conformity

1. Lighting should be designated for security and safety. Parking lat lighting is indicated
However, there should nat be glare on neighbauring A | O ﬂ:?nce?md;rgnnlrﬁeﬁlmndgcapeplan
properties, adjacent roads or the sky. '

. All new, replacement and upgraded street hghting in existing
and proposed developments will be Full-Cut OfiFlat Lens Parking lot lighii : nits
(FCOIFL} luminaries to light roads, parking, loading and E | O | e D;ﬁ'&ﬁqﬂﬂfﬁan =
pedesirian areas. Exterior building lighting will alsoc be ’
required to hawe FCO lighting fixtures.

. PARKING Yes | Mo | Explanation of Hon-Conformity

. Parking areas shall be screened from adjacent propertes WA, the use is a commercial car
and from direct views of parked wehicles from the sireet. dealership.

The screening should consist of landscaping and fencing. n n
Parking areas shall inclede landscaped areas, defined by

concrete curbs, to provide visual breaks betwesn clusters of
approximately ten staflis

. Vehicuar and truck movement patterns shall be iBustrated £l 0
to ensure adequate circulation.

. The exterior fagade of parking structures should be )
architecturally ntegrated and provide continuity with OO wa
commercial uses at streef level.

. Pedestrian sidewalks connecting building enfrances to and There is an intemal pedestnan connecton
through parking areas and sidewalks of the adjacent streets # O the Comox Road sidewalk, and nearby
shall be prowided. rmmercial uses.

. Bicycle parking facilities shall be provided at grade near the 4 5-7 stall bicycle rack is provided on
primary building entrances. E u Ithe north side of the building.
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THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT

To: Council File No: 3360-20-2002
From: Chief Administrative Officer Date: February 1%, 2021
Subject: Zoning Amendment Bylaw No. 2994 — 310 Hunt Road

PURPOSE:

The purpose of this report is for Council to consider a Zoning Bylaw amendment application to create a new
Comprehensive Development Thirty One Zone (CD-31), and rezone the property legally described as Lot A,
Section 14, Comox District, Plan EPP101533 from Land Use Contract (LUC) to CD-31 to facilitate the
development of a 93 unit hotel and associated site development. .

CAO RECOMMENDATIONS:

THAT based on the February 1%, 2021 staff report “Zoning Amendment Bylaw No. 2994 - 310 Hunt Road”
Council approve OPTION 1 and complete the following steps:

1. That Council give First and Second Reading of “Zoning Amendment Bylaw No. 2994” to create a new
CD-31 Zone and rezone the property legally described as legally described as Lot A, Section 14,
Comox District, Plan EPP101533 VIP74579 from LUC to CD-31;

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

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

Respectfully submitted,
\
4 NN&%M/\/

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

BACKGROUND:

The subject property is 0.74ha (1.81ac.) in size and is located on the edge of an established commercial area
bounded by Ryan Road (north), Back Road (east), Tunner Drive (south) and Hunt Road (west).

The development site is a vacant property vegetated with plum and hawthorne trees. A cherry tree and
patches of red alders are established along the eastern property boundary and a cluster of western white
pine trees, a protected tree species, is located within the City’s boulevard on the southeast edge of the

property.
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The property is situated within a mixed use neighbourhood on the edge of one of the City’s dominant
commercial areas. This neighbourhood is predominately occupied by commercial and retail businesses
including day-cares, liquor stores, restaurants, veterinary and medical clinics, retail stores, financial
institutions, professional offices, grocery stores and convenience stores.

Lower density residential uses are established to the east and south of the property and Lawrence Burns
Park, a City neighbourhood park, is located south at 480 Hunt Road. More recently, a number of higher
density multi-family developments have been approved in the surrounding area, including: a 79 unit
apartment building at 911 Braidwood Road; a 160 unit retirement residence at 925 Braidwood Road; a 118
unit rental apartment building at 1025 Ryan Road and a three storey apartment building containing 35 units
of affordable rental housing at 811 Braidwood Road. BC Housing also operates the Washington Apartment
building, southwest of the subject property.

Lawrence Burns Park

Figure 1: Subject Property and Context

The City’s Official Community Plan (OCP) designates the property as “Commercial Shopping Centre”. The
Commercial Shopping Centre land use designation is described as an area which functions as the major
shopping centres for the region. This designation is intended primarily for larger format shopping centres
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and “big box” style developments. However, there is recognition in the OCP that larger format shopping
centres that are anchored by major retail stores (for example the Superstore at Washington Park Shopping
Centre located at 757 Ryan Road) are often mixed with smaller retail stores and commercial businesses
including financial institutions, offices, personal service uses and restaurants.

The OCP encourages commercial infill in existing commercial areas and supports the intensification of
commercial land rather than the designation of new commercial areas or extensions to commercial zoning
along major routes. Also, the OCP encourages the development of a strong diversified commercial base
that provides both employment and service opportunities. While the OCP supports commercial infill, other
elements of the proposal including density, building height and site design are assessed on a case by case
basis. The subject property is not subject to a Local Area Plan.

The subject site is currently zoned Land Use Contract (LUC) and is not regulated by Zoning Bylaw No. 2500.
Since 1976 the subject property has been subject to a LUC. Similar to zoning, LUCs regulate land use,
density, the siting of buildings and structures, building height and works and services. LUCs were a
relatively popular regulatory tool from the 1960’s to the 1980’s when the Municipal Act allowed local
governments to enter into LUCs as a regulatory tool similar to comprehensive development zones. In this
case the LUC was intended to regulate an office development, subdivision layout and a cul-de-sac road
extension. The Provincial Government has mandated that all LUCs be terminated by 2024.

Proposed is an amendment to the property’s zoning to facilitate the construction of a four storey, 93 unit
hotel (Holiday Inn Express) and associated parking and landscaping. The hotel contains indoor amenity
space including: an indoor swimming pool, fitness facility and a multi-purpose meeting room (containing
approx. 100 seats). The hotel will include a breakfast bar that will supply limited prepared and pre-
packaged food items (i.e. yogurt, cereal, bagels, muffins, tea and coffee) and it is expected to provide 47
local fulltime jobs.

The applicant is proposing a comprehensive development zone (CD Zone) as none of the commercial zones
in Zoning Bylaw No. 2500 permit the density or the specific development concept proposed by the applicant.

Vehicular access to the site is restricted to Hunt Road a local City road with two lanes and a speed limit of
50km/hr. Hunt Road/Tunner Drive form a side-street, stop controlled intersection with Ryan Road to the
northwest and a side-street, stop sign controlled intersection with Back Road to the southeast. The City’s
Transportation Master Plan identifies it as a collector road under the ‘Recommended Road Classification
Scheme”.

Ryan Road abuts the site’s northern property boundary and is a four-lane highway under the jurisdiction of
the Ministry of Transportation and Infrastructure (MOTI). Back Road is a City collector road with two lanes.

Based on the number of hotel units (93 units), the number of employees (47 employees) and the number
of seats proposed for the meeting room (100 seats) 88 parking stalls are required for the development.
The applicant is supplying 97 parking stalls, which exceeds the City’s bylaw requirement. The oversupply of
parking has been justified through the project traffic engineer’s examination of the peak parking demand
for the hotel based on trip generation data for a hotel. The Transportation Impact Study (TIS) indicates the
hotel demands 60 to 93 parking stalls to meet peak parking demand ratios for operational purposes. Also
parking is required for employees, hotel management and accessory uses including the meeting room
(open for public use) located within the hotel.
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To promote the utilization of electric vehicles (EV) within the City, the applicant has provided capacity for up
to 10 EV charging stations in the parking area at the rear of the hotel within the eastern side yard. Tunner
Drive is identified as a future street connection, which would include sidewalks and cycling facilities
connecting Back Road to the Highway 19A Bypass.

Should this link be possible and upon full build out of the cycling network, cyclists will have access to routes
and other cycling corridors established throughout the City. It is expected that a majority of the trips patrons
will make to and from the hotel will be by private vehicle or taxi, however, the applicant is accommodating
alternative forms of transportation including through the provision of bicycle parking for hotel employees.
Adjacent to the front entrance of the building a secure outdoor bicycle storage unit is being made available
that will hold up to 12 bicycles and provides an electrical outlet for e-bike charging. Transit service is also
available on Ryan Road and Back Road with stops approximately 175 metres from the site.

Along the northern building facade adjacent to Ryan Road two loading stalls are provided for the delivery
of goods and services.

Users of the site will have access to internal pedestrian walkways separated from driving surfaces. These
walkways are located around the perimeter of the hotel and along all building facades abutting parking areas.
The walkways provide a safe and direct pedestrian connection from the hotel site to public City sidewalks
along Ryan Road and in two locations along Hunt Road.

Perimeter landscaping is provided along both road frontages, is located adjacent to the vehicle access along
Hunt Road and is incorporated into and dispersed throughout the parking area. The landscaping includes a
mix of lawn areas and deciduous and coniferous trees and shrubs maintained through the use of a micro
water irrigation system.

Landscaping within parking areas has been designed to integrate rain gardens, break up large expanses of
asphalt and create a visual buffer between the street and parking areas, where feasible.

The applicant is proposing to rezone to a comprehensive development zone. The applicant’s plans for the
property are summarized in Schedule No. 1. In addition to the Traffic Impact Study, the City has also been
supplied with a Site Servicing Report, Tree Assessment and an Archeological Overview Assessment (AOA) for
the proposal.
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Figure 3: West Building Elevation (view from Hunt Road)
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Figure 6: North Building Elevation (as seen from Ryan Road)

Traffic Impact Study

A Traffic Impact Study (TIS) was prepared for the proposed development which examined the following
intersections.

Ryan Road / Back Road (signalized)

Ryan Road / Hunt Road (side-street stop-controlled)
Back Road / Tunner Drive (side-street stop-controlled)
Hunt Road / Site Access (side-street stop-controlled)

A traffic analysis was conducted for the study area during the weekday AM (7:30am to 8:30am) and PM
peak hour (3:30pm to 4:30pm), periods for three scenarios: existing conditions (2020), the opening year of
the hotel (2022) and the opening year of the hotel plus ten years (2032). The TIS factors in trip estimates
for newly approved developments located at 801 Ryan Road, 1025 Ryan Road and the retirement housing
project approved at 911 Braidwood.

The TIS is referenced in Attachment No. 4 and concludes that in 2022 the background traffic operations are
expected to slightly deteriorate at the study intersections when compared to existing conditions (2020).
However, movements at all study intersections are expected to continue operating at an acceptable LOS.
With the addition of the development traffic, the northbound left-turn movement at Back Road / Ryan
Road is expected to operate at LOS E in the PM peak hour scenario, however the development traffic does
not contribute a significant amount of delay to this movement, as the background (without development
traffic) conditions are expected to operate at the LOS D/E threshold. All other intersections are operating
at an acceptable LOS.

Under the 2032 background conditions, the eastbound left-turn, shared westbound through and right-turn,
and northbound left-turn movements at Back Road / Ryan Road are expected to operate at LOS F in the PM
peak hour. All other intersections operate at acceptable levels. With the addition of development traffic,
these movements are expected to continue to operate at a similar LOS they were operating at in the
background scenario during both peak hours.
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Overall, the unacceptable future traffic operations at Ryan Road / Back Road are a result of background
growth on the roadways and future developments in the area; the project site is expected to minimally
impact the adjacent roadways.

Further, the traffic engineer has confirmed that the Hunt Road sight access meets the stopping sight
distance requirements for level roadways for the 50km//hr. design speed as outlined in Transportation
Association of Canada’s (TAC's) Geometric Design Guide for Canadian Roads (2017).

Because several movements at Ryan Road / Back Road are anticipated to degrade to LOS F in the future
(with or without the proposed development). The project’s traffic engineer has recommended the City and
Ministry of Transportation consider the following mitigation options to help alleviate this expected
congestion:

e Optimizing the signal timing plans;

e Providing a southbound right-turn lane;

e Adding an additional northbound left-turn lane; and,

e Widening Ryan Road to accommodate three travel lanes (eastbound and westbound).

Regarding the Back Road / Tunner Drive intersection, the northbound approach at Back Road / Tunner
Drive is expected to degrade to LOS D in the 2032 PM peak hour scenario with the addition of development
traffic.

The traffic engineer is not recommending this intersection be upgraded but rather has recommended that
Back Road / Tunner Drive should be monitored in the future to determine if LOS has further deteriorated.
As the northbound approach LOS deteriorates, it is expected that drivers will adjust accordingly upon
observing the northbound queues and utilize the Hunt Road/Ryan Road intersection.

Zoning Review

The proposed development requires a zoning bylaw amendment to replace the current land use contract.
Table No. 1 below summarizes the proposal relative to the existing LUC zone, as well as the Commercial 2A
Zone (C-2A Zone) a commercial zone that permits hotels and is located within the immediate area.

Current Zone C-2A Zone (comparable zone) Proposed CD Zone
(LUC)
Permitted Limited to office use, | Hotel Hotel
Uses school use, medical and
dental clinic and studio
use (artist, display,
recording, radio and
television).

*Hotel use is not a
permitted use

Density Not Applicable Floor Area Ratio: Floor Area Ratio:
0.60 0.71
Lot Coverage 35% Not applicable 18.1%
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Useable Open
Space

Not applicable

Not applicable

Not applicable

Front Yard | Not less than 7.6m 7.5m 48.81m
Setback
(Tunner Drive ) | If adjoins a public road
(other than Ryan Road)
4.5m
Rear Yard | 6.0m 4.5m (for a one storey building) 16.41m (building exceeds
Setback 7.5m (for a two storey building) two stories and is four

(Ryan Road)

9m (if building adjoins a
residential development):

stories in height)

Side Yard
Setback

(adjacent to
the single

family homes
on Back Road)

6.0m

No side yard

If building adjoins a residential
zone without the intervention of a
street or lane:

4.5m (for a one storey building)
7.5m (for a two storey building)
4.5m if side yard flanks a street

14.98m
(building exceeds one storey
and is four storeys in height)

Side Yard | 7.6m (if flanks a street) No side yard 5.60m (measured to
(adjacent  to overhang of front entrance
Hunt Road) If building adjoins a residential | canopy)
zone without the intervention of a | (building exceeds one storey
street or lane: and is four storeys in height)
4.5m (for a one storey building)
7.5m (for a two storey building)
4.5m if side yard flanks a street
Building 6.1m 9.14m 14.21m
Height (proposed four storey

building)
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Parking Base
Requirements

Loading Stalls

Not Applicable
*Hotel is not a permitted
use

1 stall per 1858m?
of floor area
(2 stalls)

Hotel

1 space per 2 hotel units

1 stall per 2 employees -

1 stall per 6 seats for accessory
uses

Hotel Units — 47 stalls

Employee Use - 24 stalls
Meeting Room (100 seats) -17
stalls

Total Required: 88 stalls

1 stall per 1850m?
of floor area
(2 stalls)

Hotel

1 space per every 2 hotel
units

1 space per 2 employees

1 stall per 6 seats for
accessory uses

Hotel Units — 47 stalls
Employee Use - 24 stalls
Meeting Room (100 seats) —
17 stalls

Total Required: 88 stalls
1 stall per 1850m?

of floor area
(2 stalls)

Landscape
Buffering

Front Yard Only
4.5m (all other roads)

4.5m (all other roads)
7.5m (Ryan Road)

Ranges from 0 m to 3.83m
(Tunner Drive)

Ranges from Om to 6.25m
(Hunt Road)

7.01m (Ryan Road)

3.95m (East Side Yard
Adjacent to Residential Use)

9.0m (if front is Ryan
Road)

Table No 1: Zoning Comparison

Compared to the current LUC zone, the proposal seeks to add hotel as a permitted use on the property as
well as an increase in density and building height.

The C-2A zone is a commercial zone typically used for hotels and other commercial developments in the
immediate area. Compared to the C-2A zone the proposed CD zone seeks an increase in building height,
density as well as reductions in landscape buffering along Hunt Road, Ryan Road and Tunner Drive.

DISCUSSION:

Both the RGS and OCP support new developments that provide a diversity of housing and employment
opportunities. Both plans promote commercial infill and densification as opposed to considering new land
for commercial development.

Policy goals within the RGS and the OCP include business retention, attracting new business and
investment and supporting a strong, diversified commercial base which provides employment and service

opportunities.

Regarding site and building design, the OCP contains guidelines that encourage the character of new
commercial developments to be compatible with neighboring developments and land uses.
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In assessing this proposal four key themes emerged to guide the evaluation of the proposal:
1. Land Use Compatibility;
2. Local Economic Development and Employment;
3. Use of Existing Infrastructure; and,
4. Building and Site Design

Land Use Compatibility

The subject property is situated adjacent to a mix of land uses as shown in Figure 8 below. Lands to the
immediate west along Hunt Road and lands to the north across Ryan Road support a number of
commercial uses including a post office, casino, offices, a day-care, a taxi company, restaurant use and a
veterinary clinic.

The subject property represents the transition between the Lower Ryan Road commercial node and single
family residential uses fronting Back Road to the east and along Tunner Driver to the south. The single
family neighbourhood established south of Lawrence Burns Park (along Chaster Road and Williams Road) is
buffered from the commercial uses along Tunner Drive by City parkland.

The most sensitive surrounding land use is the single family homes immediately east of the proposal. The
single family residences that front Back Road have rear yard building setbacks that range from 9m to 16m
and the hotel is setback 14.98m from the east property boundary, this provides approximately 24m to 30m
of buffering between the hotel building and the rear facades of the single family homes.

1 s & i ” A 4 l »
=% Multi Residential ) e 8 5 - 2 ﬁq AN K ‘
A ) " : Z asl)

3 o

/ %

3/ .‘ / X

Commercial \
Shopping Centre  }

Figure No. 8: Subject Property and Surrounding Land Use

The eastern building fagade of the hotel adjacent to the residences has many windows and doorways. To
mitigate privacy impacts and overlook on adjacent residential properties, the applicant has proposed a
setback that is larger than what is required in similar commercial zones when commercial buildings are
sited adjacent to residential zones (this includes the MU-2, C-2, C-2A and CD-1C zones). In addition to the
larger building setback, the applicant is providing landscape buffering 3.95m in width along the east
property boundary including a hedge of fast growing trees (Leyland Cypress trees) and 6.0 ft. high cedar
fencing.

Page 148 of 204



Staff Report — February 1st, 2021 Page 11 of 56
Zoning Amendment — 310 Hunt Road

Economic Development and Employment

The RGS states the City shall develop and grow consistent with its function as the Comox Valley’s largest
urban area and that new developments should provide for a wide diversity of housing and employment
opportunities and highest densities in the Valley.

The OCP’s vision includes the City of Courtenay as the centre of commerce for the Comox Valley. This is
supported through the designation of five commercial areas in the City and through the densification of
commercial areas.

One of the goals of the OCP is to achieve a strong local economy. The hotel development will attract a
number of new visitors to the City who will spend locally and generate additional revenue for local
businesses such as the restaurants and local retail shops located in the immediate area.

The proposal is consistent with the policies in the RGS and OCP. Hotels boost local economies by bringing
jobs to the area. It is estimated this proposal will create over 100 new jobs during construction and when
the hotel is operational. The applicant expects that 117 direct and indirect jobs will be provided with the
development including 47 permanent local jobs. Direct jobs include employment related to the operations
of the hotel (i.e. hotel employees and staff) and indirect jobs include other employment opportunities
generated by local businesses that supply goods and services to the hotel, for example, local food and
beverage companies and restaurant suppliers, companies that supply hotel room related goods and
services (i.e. housekeeping supplies, room amenities), telecommunication vendors (internet, cable) and
utility companies.

Creating employment opportunities helps build complete communities and creates a self-supporting local
economy. The development site is located in a compact neighborhood surrounded by a mix of commercial
and low and high density residential developments. By providing jobs within the existing neighborhood
residents can live and work in their neighborhoods, reducing the distance residents have to travel to work.
Reducing distances residents have to travel to their workplace reduces overall automobile use and traffic
congestion, promotes opportunities for active forms of transportation (walking, cycling) produces better
air quality and reduces urban expansion into fringe areas of the City.

Planning Staff consulted Comox Valley Economic Development Society (CVEDS) to determine if they
collected hotel vacancy rates for the Valley or for the City. Staff were advised this data is not available.
According to the applicant’s economic impact overview the last hotel built in the City was the Bayview
Hotel (formerly a Holiday Inn Express constructed in 2007) and although 2020 has provided a significant
economic short term challenge to tourism, the hotel industry is forecasting a 5.1% increase in 2021, with a
full recovery by 2023 (as seen in Attachment No. 8).

Use of Existing Infrastructure

Infill development in serviced areas of the City is encouraged by the OCP and is a goal of the RGS.
Approving developments that intensify existing commercial neighbourhoods and promote infill on
underutilized sites, such as the subject property is beneficial in that it directs growth to areas where
infrastructure and utilities are already in place. This reduces both the City’s and ultimately the community’s
cost in providing and maintaining new services (road, service infrastructure, and facilities) associated with
sprawl development.
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A recent capacity assessment concluded that the existing water and sanitary sewer capacity is adequate to
service the proposed development.

Site and Building Design
The development includes one four storey commercial building providing 93 hotel rooms, a meeting room,
fitness facility, indoor pool and parking and landscaping.

The proposed building is orientated towards Hunt Road and has a contemporary modern design finished
with a combination of materials including vertical fibre cement siding, stone cladding and glass. To create
visual interest, large expanses of glazing (with panels) have been incorporated into building facades,
projections (awnings) have been placed over exterior doorways and a varied colour palette is being utilized
on exterior walls.

Both the building facades and roofline are articulated to break up the overall box-like appearance of the
building. Building facades have been stepped and articulated with variations in materials and colors and
the roofline has been articulated with parapets that sit at slightly different elevations. To provide an
attractive appearance, all building facades visible from street include the same level of architectural
detailing.

Weather protection for pedestrians is provided through a large canopy situated over the front entryway of
the hotel and awnings placed over exterior doorways.

The site has been designed to prioritize the pedestrian environment through the provision of a continuous
walkways around the perimeter of the building. Pedestrian walkways are separated from driving surfaces
and provide direct connectivity from the hotel to adjacent parking areas and public sidewalks along Ryan
Road and Hunt Road (in two separate locations).

The site has an established internal roadway for the safe movement of vehicles. The proposal includes new
parking areas situated in the west, east and front yards and all stalls are accessed from the internal
roadway. Where feasible, parking areas have been screened from roadways by landscaping and landscaped
planters have been incorporated at the ends of parking aisles

All outdoor lighting will be full-cut off/flat lens and exterior lighting along walkways, in the parking areas
and on the exterior of the building will be appropriately shielded to reduce glare on neighboring and
adjacent properties. Also, development signage will be required to meet the City’s sign bylaw requirements
and will be processed under a separate sign permit.

The hotel is adjacent to the rear yards of the single family homes that front Back Road. To reduce the
impact that the building has on the adjacent residences, the hotel has been setback 14.98m from the rear
property boundaries of the adjacent dwellings. This is nearly double the distance required in other
commercial zones that permit hotel as a use (with the average setback ranging between 6.0m and 7.5m).

The site has been designed to reduce the impact of the building on the residential properties to the north by
sliding the building towards Hunt Road. This has enabled the inclusion of a 3.95 m wide landscaped buffer.

The entire length of the east property line will be a 2.0m (6.0 ft.) decorative cedar panel fence and a hedge
of 44 10 foot tall Leyland Cypress trees will be planted to provide visual and noise buffering from the hotel
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building. The proposed tree species is fast and reported to grow at 1 meter/ year which has been confirmed
by a Landscape Architect (as seen in Attachment No. 3)

Based on the plans submitted in support of the rezoning proposal, this building and site design is generally
consistent with the direction established in the Commercial Development Permit Guidelines.

Form and Character Development Permit
Subsequent to rezoning, the development will require a development permit. As this development will
contain no variances due to the use of the CD zone, this will be considered administratively.

Tree Cutting Permit

A tree assessment by an Arborist was provided in support of the proposal. Trees that were measured to be
larger than 20cm diameter at breast height include three red alder trees and a cherry tree. The alder trees
are not deemed suitable for retention because they conflict with planned infrastructure for the site. One
cherry tree will be retained close to the east property line as the applicant has provided a sufficient width in
the landscape buffer (3.95m) to provide the recommended root protection zone for the tree, which is 3.12m.

Seven trees were identified on City land in the road right-of-way of Tunner Drive, four western white pine (a
protected tree species) and three red alder trees. The western white pine trees have been deemed to be
suitable for retention. To protect and preserve the trees, the eastern access to the site off Tunner Drive has
been eliminated as the proposed driveway location directly conflicted with the root protection zones of
these trees. The three red alder trees within the City right-of way are young and are also being retained.

The applicant will be required to apply for and obtain an approved tree cutting permit from the City prior to
any development or construction activities taking place on the property.

Partnership Opportunity with Project Watershed

Currently the subject property is vegetated with a variety of native trees and shrubs of various size and age,
particularly Black Hawthorn. During the application referral process, the Comox Valley Land Trust (CVLT)
identified a community partnership opportunity between Project Watershed and the property owner. With
support from the City of Courtenay the CVLT identified an opportunity for Project Watershed/Developer to
work in partnership in the pre-site clearing stage of planning to salvage specific trees/shrubs for habitat
restoration projects in close proximity to the development.

The property owner has invited Project Watershed to access to site to remove key native species off the
parcel prior to development .The owner has indicated that they have attended the site and this work has
been completed .

FINANCIAL IMPLICATIONS:
The development is subject to City and Comox Valley Regional District Development Cost Charges.

ADMINISTRATIVE IMPLICATIONS:

Processing zoning bylaw amendments is a statutory component of the corporate work plan. Staff has spent
55 hours processing and reviewing this application, conducting a site visit and communicating with the
applicant to request additional information.
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Should the proposed bylaws receive First and Second Readings, staff will spend an additional five hours in
preparation for the public hearing, preparation of the covenant, final reading of the bylaw, and updating the
bylaws and maps.

ASSET MANAGEMENT IMPLICATIONS:

The City will inherit new road infrastructure (curb, gutter, road pavement and sidewalk). With this proposal
road improvements will be made along Tunner Drive including pavement widening and the installation of
barrier curbs and catch basins and signage. Approximately 50m of pavement and sidewalk along Hunt Road
(close to Ryan Road) will be removed and replaced as it lacks a curb and is in poor condition, pavement
markings will be reinstated at this location. New curb and sidewalk will also be installed towards the
intersection of Tunner Dive where curb and sidewalk currently terminate. The existing driveway letdown on
Hunt Road will be replaced with new curb and gutter and a new driveway letdown will be installed. Damaged
sidewalk panels along the Ryan Road Frontage will also be replaced.

With this proposal new service infrastructure (water, sanitary and storm) will be installed and built to current
City standards.

These will be incorporated to the City’s asset registers for ongoing maintenance.

2019 — 2022 STRATEGIC PRIORITIES REFERENCE:

® Communicate appropriately with our community in all decisions we make
M Support actions to address Climate Change mitigation and adaptation

® A Explore opportunities for Electric Vehicle Charging Stations

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
3. support efficient infrastructure development

3.1.3 Policies
7. Position itself as the regional commerce centre of the Comox Valley promoting new and existing
industries to expand economic opportunities for growth and development within the municipal
boundaries.

3.2 Regional Context Statement
3.2.2 Goals

Goal 3: Local Economic Development

Achieve a sustainable, resilient and dynamic local economy that supports Comox Valley businesses
and the region’s entrepreneurial spirit.

4.2 Commercial
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4.2.2 Goals

1. utilize existing services and designated lands prior to consideration of new commercial areas.

3. encourage a high standard of development to enhance the design of the city and streetscape through
the issuance of Development Permits for all commercial developments.

4. support a strong, diversified commercial base within municipal boundaries which will provide
employment and service opportunities.

4.2.3 Policies

The designation of new or the extension of commercial zoning along major routes within the City is not
supported. The City supports more intensive utilization of existing serviced land and existing commercial
space prior to outward expansion.

1. Shopping Centres function as the major shopping centres for the region. They are or can be
expected to be anchored by major retailers, with a mix of smaller retailers.

Council will support the provision of a wide range of retail areas, limited office and personal
service areas including restaurants.

REGIONAL GROWTH STRATEGY REFERENCE:
The development proposal is consistent with the RGS goal (XXXX) “to encourage expansion of the

Part 3: Regional Policies
3.2 Policy Areas

Goal 3: Local Economic Development: Achieve a sustainable, resilient and dynamic local economy that
supports Comox Valley businesses and the region’s entrepreneurial spirit.

Objective 3-A: support local business retention, development and investment.

3-A Create a positive business-environment that helps to support and retain existing businesses and
attracts new businesses and investment

3A-1Encourage responsible expansion of the economic base of the Comox Valley the intent of enhancing
wealth and employment opportunities

Objective 3-B: Increase regional job base.

3B-8 Investigate opportunities to support the expansion of regional employment where proposals are
consistent with the policies of the RGS.

3B-9 Encourage tourism, including cultural and eco-tourism opportunities, within the Comox Valley.
3-D: Promote designated Town Centres as regional employment centres.

3D-1 Update OCPs and implement zoning that supports intensification of mixed-use office, retail and other
commercial employment activities in designated Town Centres located within Core Settlement Areas.
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3D-2 Retain and attract new businesses, investment and employment in designated Town Centres located
within Core Settlement Areas.

4.4 Growth Management Principles

14. Promote and support the overall economic viability of the municipal areas so that they can continue to
provide primary base for residential, commercial and institutional activities.

Objective 5-A: Promote water conservation and efficiency throughout the Comox Valley.
5A-1 The majority of growth should be focused in Core Settlement Areas where appropriate
publicly owned water servicing systems already exists.

Objective 5-D: Encourage sewage management approaches and technologies that respond to public
health needs and maximize existing infrastructure.
5D-1 The majority of growth should be focused in Core Settlement Areas where appropriate sewer
servicing already exists.

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
c To provide the To obtain public To work directly  To partner with To place final
Public public with feedback on with the public the publicin each  decision-making
parﬁcipaﬁon balanced and analysis, throughout aspect of the in the hands of
gOCll objective alternatives 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.

Should Zoning Amendment Bylaw No. 2994 and receive First and Second Readings, a statutory public hearing
will be held to obtain public feedback in accordance with the Local Government Act.

The applicant mailed out a public information meeting package on April 21, 2020 to adjacent property
owners and occupiers within 100m of the property, this included a combination of 105 households and
commercial businesses. The notice contained details about the Zoning Amendment, the proposed zoning
and density and contact information for the applicant.

Six comments were received for this proposal from the public mail out. The applicant prepared a written
response to all of the members of the public who provided comments on the application. The applicant’s
mail out letter, public comments received and the applicant’s letter of responses to the public are provided
in Attachment No. 6.
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OPTIONS:
OPTION 1: (R

OPTION 2:

OPTION 3:

OPTION 4:

Prepared by:

ecommended)

That based on the February 1, 2021 staff report entitled “Zoning Amendment Bylaw No.
2994 -310 Hunt Road” Council approve OPTION 1 and complete the following steps:

That Council give First and Second Reading to “Zoning Amendment Bylaw No. 2994” to
create a new CD-31 Zone and rezone the property legally described as legally described as
Lot A, Section 14, Comox District, Plan EPP101533 VIP74579 from LUC to CD-31;

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

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

That based on the February 1st, 2021 staff report entitled “Zoning Amendment Bylaw No.
2994 -310 Hunt Road” Council considers Zoning Amendment Bylaw No 2994, 2020
consistent with the City’s Official Community Plan; and,

That Council approved OPTION 2 and waives the Public Hearing with respect to Zoning
Amendment Bylaw No 2994, 2020 pursuant to Section 464 (2) of the Local Government Act
and directs staff to give notice of the waiver of the public hearing pursuant to Section 467
of the Local Government Act in advance of consideration of 3rd Reading of the bylaw.

That Council postpone consideration of Zoning Amendment Bylaw No. 2994 with a request
for more information.

That Council not proceed with Zoning Amendment No. 2994.

Reviewed by:

M

Dana Beatson Matthew Fitzgerald, RPP, MCIP

Planner Il

Manager of Development Planning

Concurrence by Concurrence by:
,//// \
/A Aindge-
e 3 '
lan Buck RPP, MCIP Trevor Kushner, BA, DLGM, CLGA, PCAMP
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Attachments:
1. Schedule No. 1 — Applicant’s Development Summary
2. Schedule No. 2 — Architectural Submissions
3. Schedule No. 3- Arborist Letter: Landscaping for Eastern Side Yard
4. Schedule No. 4 — Traffic Impact Study
5. Schedule No. 5 — Tree Assessment
6. Schedule No. 6 — Public Information Meeting Notice, Responses provided by the applicant and

Public Comments

Schedule No. 7- Sustainability Evaluation Checklist
Schedule No. 8 — Economic Impact Overview

Schedule No. 9 — Draft Zoning Amendment Bylaw No. 2994

© % N
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Schedule No. 1: Applicants Development Summary
L OVICE

SCC) ]
A ,
sy ARCHITECTS

Design Rationale
310, 320, 336 Hunt Road, Courtenay

Located at 310, 320, 336 Hunt Road Courtenay, we are proposing to build a 55,818 SqFt, (5,185.7 SqM) 4-storey
Hotel bullding on 78,824 SqFt. (7,323.0 SqM) of developable area. The site Is currently zoned LUC and we are
requesting rezoning to CD to allow the increase of density up to 93 hotel rooms with 98 parking stalls.

The rectangular building will be 4 storeys of wood frame on grade with surface parking surrounding it. The
exterior of the hotel will be rain screened with Hardi panel in a variety of colors, Olive & Cream with an accent
of Terracotta to add interest and a rock veneer ribbon to demarcate the entrance and the primary site corner.
The roof will be white membrane and not visible from the street,

The plant selection considers function, aesthetics, climate and native specles as a focal point. We Intended to
provide plant material that is native to the environment and that supports local birds and beneficial insects,
Disease resistant material that still provides year round interest to visitor's (foliage/fragrance/blooming times
in all seasons). The plant material also focuses on low water/maintenance management and stresses
biodiversity and sustainability. We wanted to create a garden for natural habitat and promote educational
opportunities.

We have excessive experience in residential projects. Attached is the list of previous developments that we have

worked on,

Yours truly,

Andrea Scott, Principal

Architect AIBC, AAA, LEED AP
c/o Lovick Scott Architects Ltd.
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Schedule No. 2 — Architectural Submissions
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Site and Parking Plan

T

HUNT ROAD

SITE: PLAN FULL

SCALE: 1:500
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/
Gty Botarica Name Common Name
Trees
5 Acer circinatum VINE MAPLE
q Acer palimatun Bloodgood Jaxaness NMaple
1 ArmelancHer canadersis SERVICEBERRT
E) Armelanchler x grendflora 'Avtumin Brilllence' AUTUMN BRLLUANCE APPLE SERVICEEBERRETYT
=3 Cercls canadensis EASTERN REDBLD
o] Corrws kouvsa Tiss Satormi MSS SATOM KOUSA DOGWOOD
| Corrus kousa X C, florida 'Eddes White WonderP' | EDDIES WHTE WONDERIE STELLAR SERIES DOGWOOD
5 Thula plicata HESTERN RED CEDAR
Shrubs
2 Acer palmatum (Palmatun Groue ) 'Bloodgood BLOODGOOD JAPANESE MAPLE
20 | Choisya ternata FMEXICAN ORANGE
2 Corrws sanguinea Winter Flarme' HWINTER._FLAIME BlLoODTkG DOoGINOCD
5 Daphine odora HWINTER _DAPHNE
14 Gaultheria shallon SALAL
3 Lavandula angustifolia ENGLISH LAVENDER
24 | Lavandula angustifolia 'Hidcote' HDCOTE ENGLISH LAVENDER
(2] Lavandula x Intermedia 'Proverce' PROVENCE LAVENDER
23 | Mahorla aquifolian OREGON HOLLY GRAPE
8 Nandina dornestlica 'Plum Passlon' Heavenly Barboo
23 | Rhododendron 'Boule de Neige' Rhodo
12 Rhododendron (subgerus Azalea) 'Grards Fuchsid | GIRARD'S FUCHSIA AZALEA
1l Ribes sangineurn Red flowering currant
22 Reosa rwtkana Neootka Rose
5 Sarcococca hodkeriana SWEET BOX
| Sarcococca ruscifolia FRAGRANT SINEET BOX
15 Skimimia _joponica JAPANESE SKIFMIA
54 Vacchnium ovatum CALFORNAN HUCKLEBERRY
Ornamentd Gresses
8 Calamagrostls x acutiflora 'Karl Foerster! KARL FOERSTER FEATHER REED GRASS
[2) Mscanthus sinensis MADEN GRASS
4 Miscanthus sinensis 'Gradillinus' GRACLLINUS MADEN GRASS
45 | Stipa terwissima PONTTAL GRASS
Perenrlals and Anrwals
20 | Helleborus orientdlis LENTEN ROSE
10 s _shirica 'Caesar's Brother' CAESAR'S BROTHER SIBERIAN RIS
40 | Polystichum runitum Sword Fern
18 Thyrrus serpyllunm ‘Coccineus' COCCNEUS IMLD THYME
Succulents
71| Sedun spathuifolirn 'Cape Blaxd | CAPE BLANCO STONECROP
Groundcovers
A9 Arctostogpohylos vva-ursi HANZANT A
q Mahorla repens CREEFPNG BARBERRY

Landscape Planting Plan
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North and South
Building Elevations
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Schedule No. 3 — Arborist Letter

kogme

oresiry : MEMORANDUM
Date: Movembar 24, 2020
Projact Mama: 310 Hurt Rd Hotel = Tree Planling Spacies Review
Sita Addrags: 310 Hunt R Courtenay, BC VAN SN2
Client: Lyall Sargent
Consulting Arborist: Shanae Borschneck
Adtantion: Lyall Sargent = Sargant Construction Lid.
City of Courtenay
Mumber of Pages 5
Subjact Arborist Confirmation of Statemeant
1.0 ASSIGHNMENT
Response o City comments in November 3, 2020 amall (RE: 'Hunt Rd HIEX - Landscape Plan
Updated).

.. tha current proposed tree spacies-thara s a statemant in the submission that this trea will
graw to 20 ftin 10 yrs. Stall require confirmaltion of this stalement from and arborist’
MNote: the tree species in question is * Cuprocypars leylandi,

2.0 SUMMARY OF FINDINGS { RECOMMENDATIONS

Basic characteriatics: » Cuprocyparis leylandi is a large, danse, fast-growing, evergresn conifer
with a columnar fo pyramidal form, Oflen planied as a hedae or screen as it is lolerant of severa
pruning and urban canditions, Undar ideal conditions it may grow upwards of 30 m,

Attributes:

-Fasl growlh rale resulls in quick screening. Even an poar soils, has bean known o grow
approximately 1 m par year when young, reaching 15 min 15 years

~Tolaranl of salls, atmospheric pallution and droughty, inferile soils.

~Tolarant of poor drainage for shor pericds,

~Tolaranl of savera pruning.

Considerations:

-Relatively shallow rooting.

~Medl particulary windfirm.

-Once desired size has bean reached must be pruned regularly

To halp ensure fast growth, the following is recommended:

-Treas should be sourced from a repulable nursaery.

-Treas should be planted in one continuous growing trench. Growing trench should be at least 900
mim daep.

-If sail compaction has accurred, recommend soll prafile rebuilding prioe 1o planting.

-Dnp irrigation instalked in the growing tranch with emillers spread over anlire root zona. irigaton
systam shauld ba manitored pariodically 1o ensure adequate maisturs levels,

-Prior lo planting, Irees should be inspected for damage, signs of girdling roots and structural dafacts.
~Treas should be installed with the root flare exposed,

= .75 mm thick layar of bark mulch installed (o the Irees’ anticipated mature drpline. Mulch should
ned touch the stem af the tree,

=i complede, slow ralease ferlilizer should be applied in early spring lo halp promate growth.
-Inspactions complated by an 1SA Cerlified Arborist o determine health and necassary adjusimants
I cullural practices. Thess inspections should occur quarterly for tha first year.

Page 164 of 204



Staff Report — February 1st, 2021 Page 27 of 56
Zoning Amendment — 310 Hunt Road

koome

orestry : MEMORANDUM

It is thid policy of Koome Urban Forestry Lid. (KUF) o attach the following clauses ragarding lmitations,
Wi do this to ensure thal developars, owners, and appraving officers are clearly aware of whal is
technically and professionally realistic in retaining trees

This Assassmend s based on the circumstancas and observalions as they axisted al the tmea of the site
ingpection of the Client's Proparty and tha trea(s) siluale thereon by Koomea Urban Foresiry Lid, and upon
infarmation provided by the Client 1o KUF. The opinions in this Assessment are given basad on
obsarvalions made and using generally acceplad professional judgment, however, bacause irees and
plaris are living organisms and subject to change, damage and disease, the resulls, observations,
recommeandations, and analysis as sel oul in this Assassment are valid only as al the dale any such
testing, obsarvations and analysis took place and mo guarantee, warranty, represeniation or opinion is
offared or made by KUF as to the langth of the validity of the resulls, observalions, recommendations and
analysis contained within this Assesament,

As a rasult, the Client shall nat rely upon this Assessment, save and except for representing the
circumstances and observations, analysis and recommendations thal were made as al the date of such
inspections. It s recommendsd that the trees discussed in this Assesamant should be re-assessad
pariadically, Only lhe subject trea(s) was inspecled and no olhars,

Restriction of Assessment

Motwithstanding the recommandations and conclusicns madea in this Assassmant, It must be realized that
lrees are livimg organisms, and their health and vigour constantly chamges ower lime. They are nol
immune o changes in site conditions, or seasonal varations in the weather. The tendency of trees or
parts of treas Lo fall due to envirenmantal conditions and internal problems are unprediclabla. Defecls are
often hidden within the tree or underground

Tha Assessment carried out was restricted to the Property. No Assessment of any other trees or plants
has been undaertaken by KUF, Koome Urban Forestry Lid, is not legally liable for any other trees or plants
on the Property excepl those expressly discussed harein, The conclusions of this Assessment do not
apply o any areas, lrees, plants or any other propary nol covered or referenced in this Reporl. The
conclusions of this Assassmant doas not imply or in any way infar that ciher trees on this site or near this
sile are sound and haalthy.

While reasonable efforts have bean made lo ensure thal the trea(s) recommendad for ratention are
healthy, no guaraniees are offered, or implied, that these frees, or all parls of them, will remain standing
Il is bolh professionally and praclically impossible lo pradict with absolule cedainly the behavior of any
single tred - or group of treas --, or all thelr component pans, in all given circumstances, Inevitably, a
slanding tree will always pose soma risk. Most treas hava tha potential for failure in the event of adverse
waathar conditions, and this risk can only be eliminated if the (ree S removed,

Athough every effiort has been made o ensure that this assesament 15 reasonably accurate, the trea(s)
should be re-assessed pariodically. In accordance wilh standard practice, the Assessment prasenied in
this Repor & valid at the time it was underiaken, It 18 not a guarantes of safety, It is the owner's
responsibility to maintain the tree{s) and inspect the Iree(s) to reasonable standards and o carry out
recommendations for mitigation suggested in this Report,

Professional Responsibility

In carrying out this Assesamaent, Koome Urban Forestry Lid, and any Assessor appainted for and on
beshall of KUF to parfarm and carry oul the Assessmant has axercised a reasonable slandard of cara, skill
and diligence as would ba customarily and normally provided in carmying out this Assessmant,

The Assessment of the tree(s) prasented in this Report has been made using accepted arbonculiural
lachniguas. These include a visual examination of sach tree for struclural defects, scars, exleamal
indications of decay such as fungal fruiting bodies, evidence of insact attack, discoloured foliage, the

2
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koqme
urban fores#ry : MEMORANDUM

condition of any visibde rool structures, the degree and direction of lean (if any), the genaeral condition of
the treais) and the surrounding site, and the current or planned proximily of propery and peopla. Excepl
whare spacifically natad in the Report, nona of the frees examined were dissacted, cored, probed, or
climbed, and delailed rool erown examinations invelving excavalion were not underiaken.

Without limiting the foregoing, no habilly is assumead by Koome Urbam Foresiry Lid. or its directors,
officars, amployers, confractors, agents of Assessors for:

aj any lagal description pravided with respact to the Proparty;

b} issuas of tithe and or ownership respect (o the Property,

c) the accuracy of the Property line locations or boundaries with respect to the Property; and

d) the accuracy of any olher iormation provided to KUF by the Cliant or third partaes;

a) any consaquantial lass, injury or damages suffered by the Client or any third parfies, including but
nal limited to replacemeant costs, loss of use, earnings and business intarruption; and

f) thie unauthorized distribution of the Report.

Tha total monetary amount of all claims or causes of action the Cliant may hava as against KUF,
including but nat limited to claims for negligence, negligent misrepresentation and breach of contract,
shall ba stricily limited sobaly to the tatal amount of faes paid by the Client io KUF,

Further, under no clrcumstance may any claims be initiated or commanced by the Client against Koome
Urbsan Forestry Lid. of any of s directors, officars, employess, conlractors, agemls of Assessors, in
contract or in fort, mara than 12 months after the date of this Assessmant,

Assumplions

Tha Cliard is hereby nolified and does hereby acknowladge and agree thal where any of the facls and
informaticn set out and referenced in this Assessment are based on assumplions, facts or information
pravided to KUF by the Client and/or third parties and unless olherwise sel outl within this Assessment,
KUF will in no way bae respansibla for the veracity or accuracy of any such infarmation,

Furthier, the Client acknowladgas and agreas that KUF has, for the purposes of praparing their Report,
assumed that the Proparly, which is tha subject of this Assessmanl is in full compliance with all applicable
fadaral, provincial, municipal and local statutes, regulations, by-laws, guidelines and othar relatad laws,
KUF explicitly denies any legal liabilily for any and all issues with respect o non-compliance with any of
the abova-referenced statutes, regulations, bylaws, guidalines and laws as it may partain to or affect the
Properly lo which this Assessmant applies.

Third Party Liability

This Report was prepared by Koome Urban Forestry Lid. exclusivaely for the Client. The contents reflact
EUF's best Assessmant of the tree(s) and plant(s) situate on the Propery in light of the information
available to it al the time of preparabion of this Assessmant. Any usa which a third party makes of this
Assessment, or any reliance on or decisions made based upon this Assessmant, are made at the sole
risk al any such third parties. KUF accepls no responsibility for any damages or loss sufferad by any third
party of by the Clent a8 a result of decisions mada or actions basad upon tha use or reliance of this
Assassmeant by any such party.

Further Services

Motwithstanding the racommandations made in this Assessmant, Koome Lirban Forastry Lid, accept no
responsibility for the implementation of all or any part of this plan, unless we have specifically bean
requasted to examine said implementation activities. Approval and implamantation of this plan in no way
implies any inspaclion of supefvisory role on Lhe parl of Koome Urban Forestry Lid. In the evanl Lhal
inspaction or suparvision of all ar part of the iImplementation af the plan 5 requasted, said request shall
be in wriling and (he delails agresd lo in weiling by bath parlies. Any on-sile inspection ar supanvisory
work undariaken by Koome Urban Forestry Lid, shall be recorded in written form and submitted fo the
client as a matter of record.
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Koome Urban Forestry Lid, nor any of its represematives ahall be required to give testimony, or 1o act as
an expart wilness or o allend courl by reason af this Report unless the Client has first made specific
arrangamants with respect 1o such further services, including, withoul limitation, providing the paymeant of
Koome Urban Forestry Lid,'s regular haurly billing feas.

Koome Urban Forestry Lid. nor any of its representatives shall be required to provide any further
consullation or sarvices 1o the Client, save and axcepl as already carmed oul in the preparation of this
Raporl unless the Client has first made specific arrangements with respect to such further services,
inzluding, without limitation, providing the payment of Keome Urban Forestry Lid.'s regular hourly billing
faes,

General
Any plans and'or ustrations in this Assessment are included only 1o halp the Cllent visualize the Bsues
in this Assessment and shall nol be ralied upon for any olhar purpose.

KUF shall not be held responsible for the manner of usa of the interpretations that other parties may
attach to the report. This repor is not 1o ba re-printed, copled, published or distributed without prios
approval by Koome Urban Foresiry Lid

The Raporl shall be considered a whola, no seclions are sevarable, and the Repor shall be considarad
incampleta if any pages are missing,

This Report is bast viewed in colour. Any coples printed in black and white may make some details
difficult to proparly understand. Koomea Urban Foresbry Lid, accepls no liability for misundarstandings due
to a black and white copy of the Report,

Sketches, drawings and phatographs in this Repert, being intended as visual aids, are not necessarily o
scala and should not be consirued as enginearing or architectural Report of surveys unless axpressad
otharwise, The reproduction of any information genarated by architacts, enginears, or other conaultants
on any skelchesa, drawings, or pholographa is for the express purpose of co-ordination and ease of
referance only. Inclusion of said information an any drawings or cther documents doas not constitute a
reprasentation by Koome Urban Forestry Lid, as to the sufficiancy or accuracy of said information.

Publication

The Clenm acknowledges and agrees that all intellectual property rights and title, including without
limitation, all copyright in this Raporl shall remain solaly with Kooma Urban Forastry Lid. Possassion of
this Repar, or a copy thereof, does not entitle the Client or any third parly to the right of publication or
repraduction of the Repart for any purpose save and axcepl whera KUF has givan its prior writlan
consent. This Report may not be used for any ofher project or any other purpose without the prior written
consant of Koome Urban Forestry Lid,

Unlass required by law otherwise, possession aof this Report or a copy thereol does not imply right of
publication or use for any purposs by any other than the perscn, pafies of agencies 1o whom it s
addrassed, withoul the prior expressed written consant of Koome Urban Forastry Lid.

Maither all nor any parl of tha conlents of this Reporl shall be disseminated to the public through

advartising, public relations, news, sales, the Internst or other media (including, without limitation,
lalevision, radia, prini or alectronic madia) withoul the prior written consent of Koome Urban Forestry Lid,
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If you have any furthar questions or concerms regarding this report, please contact the undersigned at
TTB-B85-6TTT.

Sincaraly,

Kally Kooma
Consulting Arbarist
154 Cartified Arborist PN 55624

154 Trea Risk Assessmanl Qualified
Certifiad Wildlife Dangerous Trea Assassor, P2546
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Schedule No. 4 — Traffic Impact Study

The Traffic Impact Study can be found at the following link:

https://prospero.courtenay.ca/TempestLive/ourcity/Prospero/Details.aspx?folderNumber=RZ000042
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Schedule No. 5 — Tree Assessment

The Tree Assessment can be found at the following link:

https://prospero.courtenay.ca/TempestLive/ourcity/Prospero/Details.aspx?folderNumber=RZ000042
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Schedule No. 6

Public Information Meeting Notice,
Public Comments and
Responses provided by the
Applicant

ZONING AMENDMENT
310/320 HUNT ROAD
COURTENAY BC

Dear Owner / Occupant,

This notice Is to advise you of the development proposal intended for the property(s)
located at 310/ 320 Hunt Foad, Courtenay, BC and provide you an opportunity to ask
guestions or provide your comments regarding the development proposal.

Project Type:
Zoning Amendment

Project Description:

Zoning Amendment to rezone from a Land Usze Contract (LUC) to a site specific
Comprehensive Development Zone (CD Zone) for the development of 2 93 unit
hotel.

Folder Number:
EZ000042

City of Courtenay Website:
Belevant documents can be viewed on the City of Courtenay website:
www.courtenay.ca'devappiracker (search by file number or address)

Deadline for Comments or Questions:
Please provide your comments of questions by Friday May 22, 2020

Comments can be submitted to the City of Courtenay by:
* Dropbox located at the front entrance of the City of Courtenay
» NMail - City of Courtenay, Planning Services Department, 830 Cliffe
Avenune, Courtenay BC, VO 17
* E-mail — planning@courtenay.ca
» Fax-—230-334-4241

Contact Information:
Metropolitan Capital Partners Ine.
Atm:  Mr. Phil Leedham, CPA CMA

phil@metrocp.ca
250-580-2636
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355 Back Road
Courtenay, BC
WON 3x1

Ta: Mayar and Council
/o City of Courtenay Planning Department sent by email: planning@courtenay.ca

Re: File # RZ000042 Application for Rezoning at Hunt Road

Dear Mayeor and Council,

As an owner of a single-family home located immediately adjacent to the proposed hotel, | am
requesting that Mayor and Council require a robust landscape buffer to be located between the
proposed commercial development and the adjacent residential properties as a condition of rezening.

It is widely recognized that best practices for land use planning require new development to respect
existing land uses in @ neighbourhood. The subject application as proposed fails to meet such a
minimum standard, given the lacking landscape design. Currently, only a single narrow strip of
wegetation is proposed between the commercial development and the single-family homes located
immediately adjacent.

Mayaor and Council can require & more sensitive design in order to better fit the proposed development
into our mixed-use neighbourhood. Sensitive design would include shifting the proposed development
closer to Hunt Road and readjusting traffic circulation on the site to allow for an effective landscape
buffer to be located between the proposed hotel and the adjacent single-family homes. Landscape
screening should mirrar the depth of the buffers proposed between the development and Ryan and
Humt Roads. 5Such a redesign would profoundly mitigate the negative impacts of the subject

development on adjacent residential properties.

Mixed-use neighbourhoods can be effectively developed when impacts on surrounding properties are
prigritized as & foundational element of good design. The guality of land use decisions that Council
makes during its term will impact the character of our neighbourhood for decades to come. As such, |
am respectfully requesting that the City of Courtenay require the subject commercial development to be
sansitively designed in @ manner that doesn't negatively impact the adjacent single-family homeas.

Respectfully,
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345 Back Koad
Courtenay, BC

VIN 3X1

2501 703-2066

Te: Mayer and Council
¢/a City of Courtenay Planning Department sent by email: planning@ courtenay.ca

Re: File # RZ000042 Application for Rezoning at Hunt Road

Dear Mayor and Council,

As an owner of a single-family home located immediately adjacent to the proposed hotel, | am
requesting that Mayor and Council require & robust landscape buffer to be located between the
proposed commercial development and the adjacent residential properties as a condition of rezoning.

It is widely recognized that best practices for land use planning require new development to respect
existing land wses in a neighbourhood. The subject application as proposed fails to meet such a
minimum standard, given the lacking landscape design. Currently, only a single narrow strip of
vegetation is proposed between the commercial development and the single-family homes located
immediately adjacent.

Mayor and Council can require a more sensitive design in order to better fit the proposed development
into our mixed-use neighbourhood. Sensitive design would include shifting the proposed development
closer to Humt Road and readjusting traffic circulation on the site to allow for an effective landscape
buffer to be located between the proposed hotel and the adjacent single-family homes. Landscape
screaning should mirror the depth of the buffers proposed between the development and Ryam and
Humt Roads. 5Such a redesign would profoundly mitigate the negative impacts of the subject
development on adjacent residential properties.

Mixed-use neighbourhoods can be effectively developed when impacts on surrounding properties are
prioritized as a foundational element of good design. The quality of land use decisions that Council
makes during its term will impact the character of our neighbourhood for decades to come. As such, |
am respectfully requesting that the City of Courtenay require the subject commercial development to be
sensitively designed in a manner that doesn’t negatively impact the adjacent single-family homes.

Respectfully,
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aprfl 27, 2020

Courtney City Council

230 Cliffe Ave

RE: rezoning application, Folder#RZ000042

Members of Courtenay City Council,

We are writing to you this day in response to 2 zoning amendment currently being considered
for the civic address of 310/320 Hunt Rd (and 33€ Hunt even though it is not mentioned in the zoning
amendment letter we received), Courtenay BC where an application has been put forward to amend the
zones of these parcels of land to 2 CD Zone for the purposes of building & 93 unit hotel.

The floor plans and layout of the hotel in this rezoning application states they wish to build 3 4
story, 16-meter-tall, structure. This explains why they are applying for 2 CD zone instead of working
within the zones already availzble for hotel use, of which there are several to choose from.

The neighborhood in which this structure is being proposed shoulders two distinct areas, a mix
of residential (R-1, B-2 and R-3 zones), and commercial businesses like Chances Casino and Superstare
[Zones C4 and C-1A respectively). In this mix of buildings that already exist, the residential maximum
building height iz 8 metersz, and the maximum commercial building height is 5.5 meters. [t seems pretty
obvious that a building of 1& meters in height iz not in keeping with the other buildingz in the
neighborhood. It would not only create a large amount of traffic on 2 Hunt Rd, which many of the locals
use for safety reazons (including uz), it would block off views of zome of the rasidents of the area and
put an eyesore in its place. i a hotel were to be built at this location, a C-2 Zone would be more in
keeping with the other buildings in the area and would restrict the height of the structure to 3.5 meters.
This would =still allow for a good-sized hotel to be built on the properties.

While we would love to see some development on this parcel of land, whatever gets built there
needs to be in keeping with the buildings already in the neighborhood. Please take this letter as our

formal epposition to thiz project as it stands.

With respect,
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335 Back Road
Courtenay, BC
18 May 2020

City of Courtenay
Planning services Department
830 Cliffe Ave

Ref: zoning amendement 310/320 Hunt road

I live at 335 Back road and the proposed hotel would be
directly behind my house. I have some concerns regarding this
development .

The height of 4 stories would dominate the neighbourhood and
destroy my view. It would also affect my privacy.

The curbside parking on Hunt road is generally full during
the day. The hotel would elliminate this parking and there is no
other parking nearby except for commercial business parking lots.

The traffic congestion would increase. Presently at certain
times of the day, it is difficult to turn left onto Back road from
Hunt road or any of the driveways from 335 to 365 Back road. The
addition of more traffic will only make the situation worse. Traffic
also routinely speeds up when turning right onto Back road from Ryan
road.
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Fronl:_

Sent: Monday, February 24, 202010:28 AM
To: PlanningAlias
Subject: Re: Hunt Road Hotel - Fantastic!

(Glad to see this development being proposed. Hope it goes forward quickly. We need more hotels, industry, etcin this area to broaden our tax base. In addition, this will remove
unsightly overgrown and unkept brush (which also needs to be removed on other side of Tunner road)
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To: PlanningAlias
Subject: Proposed Hotel at Hunt and Ryan Roads

[ am dismayed to see this rezoning applcation. Residents nearby do not need any more daylong cooking smells blown at us by the prevailing winds from the bay. It is bad enough with the Prime
Restaurant. [n the summer the smell of frying onions and steak forces us to shut windows just when we need fresh breezes. The casino kitchen also belches frying odours. Will this hotel perhaps be
serving breakfast only? The smell of bacon frying makes a vegetartan want to puke! How many storeys are proposed? This land 1 a swamp anyway so [ cannot magine how they mtend to build on 1t

without very deep and expensive pilings. It will be a very notsy place to try to sleep.

So, for what it's worth, I oppose this application!
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Applicant’s Letter of Response to Public Comments

Fron Metropolitan | .|I!|H‘||||v 3 T
132-328 Wale Road
Victoria, BC V9B 0J8
Re Public Response to Zoning Amendment — 310/ 320 Hunt Rd, Courtenay, B(

delivered via e~-mail

hank vou for taking the time to provide your comments with respect to our request for publi
input in the matter of our application for zoning amendment for the three properties located at 310

320 Hunt Rd. Courtenay B(

M tropolitan ¢ |||:',1‘ § committed o providing sustainable und quality de \-]-~|'z:(‘|I‘ which
implement the community, provid ;'"|:lv--\‘;n‘|-";»:'x' nities, and meet the I'§|l|'llh.' criteria

or the communities we operate in, We have recerved and read through the comments provided
by the public, both in full support and constructive feedback, and ure providing this letter to

wddress the concermns rmised
Qur application to amend the zoning on th properties from “Land Use” zoning to a
comprehensive design zoning that will allow for the proposed 93 unit limited service hotel, Wi
ot l'v‘x':l o | I!AI[ S 7( N2 1S an antiguates onimng -um'”‘ 1 10! clhimmates !., I
municipalitics province wide
I e W me it { he ¢co 1 X1 h n ur neel ) | h u
whions tnken to address those concems

o Landscape bulfer between proposed development and adjacent single Gumily

homes

ive restructured the parking area to include # wider bufter that includes coniferous hedges

arge deciduous trees, as well os other ground planting. The attachment provided shows a moc)
up of the new wider bulTer t will include fast growing coniferous hedees which w I g K1y
reach 20-30 feet. Other landscaping features will include fencing between the property and |
wliacent single family homes (o en ure the privacy ol r neighbors 1s respected

- Height of the building blocking views and not keeping with height of

surrounding properties
While the view from certain properties will be effected, the wide buttfer being provided will
tHeviate the Hiacem wle fa \ m om the view of the | ding 1 | L 2!
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lnndscape on the property, The height of the building will not change, as both the city and the
general public have expressed the need for infill development in the general area and on this site
specifically.  The proposed development and height is consistent with the commercial use in the
immediate area,

. Concerns regarding the higher volume of traffic,

The development will include upgrades to Tunner Road, sidewalks and right turn in and out of the
property, A traffic study has commenced to ensure we address trafTic fow in and out of the
property and address the impact of increased traffic to the surrounding community, We are
ensuring the parking provided on site will be adequate to service the needs of the Hotel without
any impact on the adjacent neighborhood.

. Concerns with regard to cooking smells

Our proposal is for a limited service Hotel.  There will not be a full service restaurant on the
property,  The Hotel will include o breakfust bar, which provides breakfust items that come pre-
packaged and prepared such as single serving yogurt, single serving cereal, bagels, muffins, tea
and coffee, ete. The breakfast bar does not produce the odors that might be associated with a full
service restaurant, and there is no external ventilation that would emit cooking odors.

The nbove items comprise the concerns raised by you and your neighbors.  We hope our effort o
address your concerns will result in your support for our proposed development, which will allow
us to create a high quality property, which will create long-term employment and support
economic growth in your community.

VP Real Estate
Metropolitan Capital Partners Inc,
250-580-2636
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CITY OF COURTENAY
Development Services

830 Chffe Avenua
Courtenay, BC, VON 2J7
Tel: 250-703-4839 Fax: 250-334-4241

Email: planningi@courienay.ca

Schedule No. 7- Sustainability Evaluation Checklist

SUSTAINABILITY
EVALUATION

COMPLIANCE CHECKLIST

Project Address: 310 320, 336 Hunt Road

Date: Dec

Applicant:|_ovick Scott Architects Ltd.

Signature:

To be filled out by applicant

Land Use. The application:

Description of how the criteria are met

a)

Provides a mix of housing lypes and sires;

NIA

b)

Balancoes the scalo and massing of buildings in
relation to adjoining proparies;

Balances buildings across the street

c)

Complaments neighbaring uses and sibe
topography;

Compliments buildings across the street

d)

Provides or supports mixed used developments
or netghborhoods,

The hotel adds additional hospitality & employment

to the area.

)

Promoles walking to daily activities and
recraalional oppoariunilies;

A poal is included

landscaping,

g) I= a positive impact on views and scenery; Yes
h} Proserves and provides greenspace, trails and MIA
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Building Design. The application; Description of how the criteria are mot
8) Exhibits high standard of design, landscaping Long lasting hardi-panel & native landscaping.

and arvironmenlal sensilivily,

b} Maintains a high standard of quality and Long lasting hardi-panel

Appearance,;

G} Incledes amiculation of building faces and roof ; ; ; ; ) ]
lines with features such as baleonies, ces, Articulation & colour blocking with exterior cladding

bay windows, dormars and verlical and horlzontal
selbacks with anhanced colors;

d) Avoids creating a siip developmant appaarance; Yag

a) Salisfies Leadarship in Energy and MIA
Environmenial Design (LEED) certification (or
accapled green building besl practices),

f} Uses envircnmentally sensilive matarials which Yag
ang energy sensilive or have acceplad low
pallution standards,

q) Builds and improves pedestrian amenilies, Ves

h) Provides underground parking; WA

i}y  Applies CPTED (Crime Prevenlion Through

Environmental Dasign) principles; Yes
Transportation. The application: Descripticn of how the criteria are met
a)  Integrates into public ransil and closenoess o MIA
major destinations;
b) Provides mulli-funclional stresl(s); MIA

c) Prioritizes pedestrian and cycling opporiunities M
on the public sireel system and through the sile
location that can provide an altemnalive to public

road,
d) Provides or coninbules towards Irail syslem, MIA
sidewalks, transit facilities, recreation amea or
anvironmentally sensilive area;
Infrastructure. The application; Description of how the criteria are met
a)  Incledaes stormwatar techniques that are Ves

dasigned to reduce run-off, improve groundwaler
axchange and ncrease on-sile relantion;

b) UWtilees renewable enargy sources (Le. solar, MIA
geotharmal) within serable area to City
slandards;

WWW. COURENAY.CA Page 2 of 3
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Character & ldentity. The applcation:

Description of how the criteria are met

a)

Provides a positive image along walerfront areas
and Tranting road;

Long lasting hardi-panel does not weather

b}

|a dasignad with quality and vanaty of faatures

within the project (i.e. streel furnilune, stresl NIA
lights, signs, curb treatmanis);
¢} Provides public and private amonily space; MIA
d) Proserves hertage ficdures; NIA
@) Cwienls to views, opan space and street;

Open fo front street face.

Environmental Protection & Enhancement.

Description of how the criteria are met

The application:
a) Prolects riparan areas and other designated MIA
amvironmentally sensilive areas;
by Provides for nalive spocies, habital MIA
restorationfimprovemeant;
) Includes tres lined streslscapes. Yes
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Schedule No. 8 — Economic Impact Overview

n Metropolitan

HOSPITALITY MANAGEMENT

August 7, 2020

City of Courtenay
£30 Chiffa Avenue
Courtenay, BC
VON 217

Re: Community Amenity = Economic Impact for Proposed 93 Room Holiday Inn
Express, Eyan & Hunt Road Courtenay, BC

Attention: hayor & Couneil

We feel it 12 important to offer information on the financial merits of our proposed Heliday Inn
Express hotel in vour community. Below 1z an cutline of the direct, indirect, and induced mmpact
of hotel development.

The hotel’s direct impact to the City of Courtenay 15 measurable by Development Cost Charge of
approcumately $246,000. The hotel will contnbute commercial property taxes on an amnual basis
of approximately $245,000 per year. Commercial mull rates are typically thres times those
genarated from residential development. Cher a 10 vear period this will equate to approximatealy
£2,700,000 1n additional tax revenue, or approsumately 1.8 nullion mere than would be ganerated
from residential development on the property.

We wizsh to highlight what the proposed hotel wall contribute to the esconcmic fabrie of
Courtenay. The hotel will provide approscimately 36 long term jobs, and $16 million in annual
direct and indirect sconomic impact stumulus from visitor spending. During construction the
hotal will provida 117 direct and mdiract jobs, and contribute $1% million in direct, indirect and
induced spending.

[HG, and the Holiday Inn Express franchise offer a strong and well recognized hotel brand for
Courtenayv. [HG provides intermational exposurs. They have over 5,000 hotels within thair
franchise system, and over 100 nmullion members in thewr lovalty program.  Their marketing
systems provide a venue to attract visitors and future residents to Courfenay and the Comox
Walley. We foel the combination of the Holiday Inn Express Brand, our Vancouver Izland
ownership with strong local management will benefit the commumty. We look forward to
beconung contributing member of the community.

Direct Impact

Diract impact includes all projected revenues that will be generated from consumers at the new
hiotel. Thiz will include all rocms’ revenues, food and beverage revenues as well as other potantial
revenue sources from hotel operations. Ddrect impact also includes total payroll paid out to
smplovess hured at the hotel as well as all payrolls paid out to temporary construction workers
who construct the hotel.

132 ~ 328 Wale Boad, Victoria BE VOB 08 L4
O 250187 | MetmCPca
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Fizcal Impact

Fizcal impact refers to all faderal, provineial and munieipal taxes that will be collected from the
development and operations of the new lotel Taxes melude all sales taxes collected
azsociation with the hotal generated revenuss, as well as all pavroll related taxss collactad from
full-fime hotel emplovess and temporary construction workers, Munieipal government’s property
taxes from the operation of the hotel and MDET taxes collected for local marketing imitiatives,

Indirect Impact

In additton to local governments and hotel owners'employvees, contractors and supplisrs to a
newly developed hotel will also benefit. Indirect mmpact ineludes all jobs and meome ganerated
by buzineszzes that supply goods and services to the hotel Examples of businesses that will
indiractly benafit from the development of a hotel include local food and beverage restaurants and
supplisrs, companies supplying room’'s related goods and services, (housekeeping supplies, room
amenities, efc.), telecommunication vendors (Internet, cable, ete.), and utility companies,

Induced Impact
Induced 1mpact refers to economic effects generated when emplovess (full-time and temporary)

and suppliers re-spend their wagas on local consumer purchases. For example, an employves may
purchase gas for thewr car on their way home from work,

The direct and fiscal impacts have bean calculated as part of our overall development plans. The
baziz of owr indirect and inducted impact was refarenced from an Economie Impact Study for a
propozed hotel in Kelowna, BC that was published m 2010,
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The Economic Impacts for the construction and annual operations of the proposed hotel are
illustrated im tha followang table

Construction

Total Employment Employment Wapges GCDP Oratput
Impacts Jobsz FTE'= ($Millions)  ($MGllions) ($AGllions)
Direct 77 53 2.6 35 12.5
Indiract 38 44 1.2 3.1 3.l
Inducad 21 15 0.7 1.0 1.9
Total 136 117 4.5 7.6 19.6

Total Employmient Employment Wapges GDP Oratpuat
Impacts Jobs FTE'= (3Millions)  ($MGllions) ($Afllions)
Diract 36 23 0.5 10.4 1.9
Indirect 9 G 0.2 4.7 0.k
Induced 3 3 0.1 1.7 0.4
Total 43 17 1.2 16.8 3.l

3
120 Walks Boad, Victona BL V9N (O8S 174

WSl | 1 1 Metrol Paoa
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N [] 1t

In elosing, we regard this site as the perfeet location for the proposzed hotel development: We
believe the development of the hotel will benafit and enhance the immediate community by
providing a well-dezigned and well mn hotel to the area, while serving the preater good of
providing a very significant economie stimulus to the City.

Please contact me if you have any questions at 230 893 1121 or wish any clarification.
Sincarely,
Len Wansbrough, CPA, CGA

Metropolitan Hospitality Management
Fyan Foad Hospitality Group
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Schedule No. 9 — Draft Zoning Amendment Bylaw No. 2994

CHE CORPORATION OF THE CITY OF COURTENAY

BYLAW NO. 2994
A bylaw to amend Zoning Bylaw No. 2500, 2007

The Council of the Corporation of the City of Couwrtenay in apsn meeting assemblad anacts as
follows:
1. This bylaw may be cited for all porposes 23 “Zoning Amendment Bylaw No. 2944, 20217,

2. That *Zoning Bvlaw Mo, 2300, 2007 be hereby amended asz follows:
{2) Amending Division § — Clazsification of Zones through the addition of

Part 38 — Comprehensive Development Thirty One Zone (CD-31) 510 Huont Foad as
attached in Attachment A

() by rezoning Lot A Secton 14, Comex District, Plan EPPLI01533 (310 Hunt Fooad) as
shown in bold outline on Attachment B which iz attached bereto and forms part of this
bvlaw, from Land Uszs Contract (LTTC) to Comprehenszive Development Zone Thirty One
(CD-31)

() That Schedule IMNo. B, Zonmg hzp be amended accordmsly.

3. This bylaw shall come into effect upon fnzl sdoption herepf

Feead a first time this day of , 2021
Fead a second time this day of , 2021
Conzidered at 2 Public Hearing thiz day of . 2021
Feead a third time thisz day of . 2021
Finally pazzad and adopted this day of . 2021
Mavor Corporate Officer
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Antachment A

Part 58 — Comprehensive Development Thirty One Zone (CD-31)
(310 Hunt Road)

§.58.1 Intent
The CD-31 Zone is intended to accommodzte 2 Hotel on the property legally described as
Lat A, Sectdon 14, Comox District, Plan EPP101533. The property shall be developed
substantizlly i accordance with Schedules A and B which form part of this zons,

§.58.2 Permitted Uses

The following nzes are permitted and all other uzas are prohibitad except as otherwise noted
in this bylaw:

I, Howel
5.58.3 Minimum Lot Size
A ot shall have an area of not less than 73 20me.

§.58.4 Floor Area Ratio
The maimum floor area ratio shall not exceed 0.73

§.58.5 Lot Coverage
A lot shall mot be covered by buildings to a greater extent than 20%: of the total area of the
lot.

8.58.6 Setbacks

Except where otherwise specified i this bylaw the following mimimum bulding setbacks shall
apply.

{1} Frone Fard (interpreted as the vard adjacent to the sguth property line): 45 0m
{2} Regr Yard (interpretad as the vard adjacent to the north proparty line): 15.0m
(3} Side Yord (intsrpreted as the vard adjacent to the west property line): 5.0m

4} Side Yord (intarpreted as the vard adjacent to the east property lime): 14 98m
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8.58.7 Height of Building:

Maxirourn burlding heighi shall e 15.0m and in accordance with Schedule B and includes rooftop
parapet:, alevator and roof top mechanical systarms.

8.58_8 Accessory Structures
Zhall not be permited except for waste and recycling facilities and exterior bicycle storage aress.
5.58.9 Off-Street Parking and Loading

Off-streer parking, small car parking and loading shall be provided and maintzined in accordance
with the requirements of Division 7 of Zonieg Bylow No, 2300,

§.58.10 Landscaping and Scresning

{1} A landscape ares of 2t lzast 7.0m in width extending slong Fyan Fozd shall be provided.

{2} A landscaps ares of af least 3 5m in width extending slong the eastern property line shall
he providad

{3} A landscape ares of at least Om to §.0m in width extending slong Hont Foad shall be
provided.

{4) A landscape ares of 2t lsast 0 to 3_3m in width extending slong Tunner Drive shall be
provided.

{5) Loadmg areas, garbage and recycling contzinars shall be screened and zzted to 2
rnimimum height of 2.0m by a landzcaping scresn of solid decorative foace or
combinarion therepd
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Attachment A

SCHEDULE A
Note: Please Refer to Full Sized Drawing: in File No. 3360-20-2002
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SCHEDULE A
Note: Please Refer to Full Sized Drawing: in File No. 3360-20-2002
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SCHEDULEB
Note: Pleaze Refer to Full Sized Drawing: in File No. 3360-20-2002
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SCHEDULEB

Note: Pleasz Refer to Full Sized Drawing: in File No. 3360-20-2002
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Attachment B
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From: John Wilson
Sent: Tuesday, January 26, 2021 11:57 AM
Subject: Meeting Request - Island Bus Service in Jeopardy

Mayor Wells,

It is with great urgency that | write to you today seeking your support for a short-term
emergency COVID recovery contract with the Province of BC and its Ministry of Transportation
to continue our essential service until ridership is restored.

Intercity bus service provides the same essential service as public transit. It takes people to
medical appointments, essential work, school, childcare and to get their prescriptions and
groceries. It is particularly critical for those with low income and in remote communities.

On Vancouver Island, twenty-nine communities and twenty-one First Nations and First Nations
organizations are served with intercity busing by Vancouver Island Connector and Tofino Bus.
In 2019 we provided 82,500 trips. Your community is among those we serve.

Due to COVID 19 work and travel restrictions, revenue on these routes has been down 95%
since March 2020. Tofino Bus has no more financial reserves, it has received all available
government subsidies and grants and will be forced to close this service within the next four
montbhs if it does not have a source of revenue to operate them. With that many riders who rely
on our services will have no other options to transport themselves.

The Solution:

To avoid the disruption, cost and public safety risk created by cancelling intercity busing on
Vancouver Island, we have requested from Transportation Minister Rob Fleming a short-term
emergency COVID recovery contract to continue this essential service until ridership is
restored.

This solution will prevent a gap in service for these communities, it will avoid government
having to take on the cost of intercity busing on the island and it will ensure Tofino Bus is still
around to serve these communities during economic recovery from COVID 19.

We would like to request some of your time to join myself and some members of our
management team on a brief phone call so we can explain our proposal and ask for your
support.

invitation

Yours Truly,

John M Wilson

President & Chief Executive Officer

The Wilson’s Group of Companies

Victoria, BC, Canada

Direct 250-940-0275 / Toll Free 1-800-567-3288

-
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THE CORPORATION OF THE CITY OF COURTENAY
BYLAW NO. 2994
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. 2944, 2021”.

2. That “Zoning Bylaw No. 2500, 2007 be hereby amended as follows:
(a) Amending Division 8 - Classification of Zones through the addition of:

Part 58 - Comprehensive Development Thirty One Zone (CD-31) 310 Hunt Road as
attached in Attachment A.

(b) by rezoning Lot A, Section 14, Comox District, Plan EPP101533 (310 Hunt Road) as
shown in bold outline on Attachment B which is attached hereto and forms part of this
bylaw, from Land Use Contract (LUC) to Comprehensive Development Zone Thirty One
(CD-31)

(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 , 2021
Read a second time this day of , 2021
Considered at a Public Hearing this day of , 2021
Read a third time this day of , 2021
Finally passed and adopted this day of , 2021
Mayor Corporate Officer
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Attachment A

Part 58 — Comprehensive Development Thirty One Zone (CD-31)
(310 Hunt Road)

8.58.1 Intent

The CD-31 Zone is intended to accommodate a Hotel on the property legally described as
Lot A, Section 14, Comox District, Plan EPP101533. The property shall be developed
substantially in accordance with Schedules A and B which form part of this zone.

8.58.2 Permitted Uses

The following uses are permitted and all other uses are prohibited except as otherwise noted
in this bylaw:

1. Hotel
8.58.3 Minimum Lot Size
A lot shall have an area of not less than 7320mz2.

8.58.4 Floor Area Ratio
The maximum floor area ratio shall not exceed 0.75

8.58.5 Lot Coverage
A lot shall not be covered by buildings to a greater extent than 20% of the total area of the
lot.

8.58.6 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 south property line): 45.0m
(2) Rear Yard (interpreted as the yard adjacent to the north property line): 15.0m
(3) Side Yard (interpreted as the yard adjacent to the west property line): 5.0m

(4) Side Yard (interpreted as the yard adjacent to the east property line): 14.98m
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8.58.7 Height of Buildings

Maximum building height shall be 15.0m and in accordance with Schedule B and includes rooftop
parapets, elevator and roof top mechanical systems.

8.58.8 Accessory Structures
Shall not be permitted except for waste and recycling facilities and exterior bicycle storage areas.
8.58.9 Off-Street Parking and Loading

Off-street parking, small car parking and loading shall be provided and maintained in accordance
with the requirements of Division 7 of Zoning Bylaw No. 2500.

8.58.10 Landscaping and Screening

(1) A landscape area of at least 7.0m in width extending along Ryan Road shall be provided.

(2) A landscape area of at least 3.5m in width extending along the eastern property line shall
be provided.

(3) A landscape area of at least Om to 6.0m in width extending along Hunt Road shall be
provided.

(4) A landscape area of at least 0 to 3.5m in width extending along Tunner Drive shall be
provided.

(5) Loading areas, garbage and recycling containers shall be screened and gated to a
minimum height of 2.0m by a landscaping screen or solid decorative fence or
combination thereof.
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Attachment A
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SCHEDULE A
Note: Please Refer to Full Sized Drawings in File No. 3360-20-2002
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SCHEDULE B
Note: Please Refer to Full Sized Drawings in File No. 3360-20-2002
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SCHEDULE B

Note: Please Refer to Full Sized Drawings in File No. 3360-20-2002
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Attachment B
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