THE CORPORATION OF THE CITY OF COURTENAY

PUBLIC HEARING AGENDA

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

DATE: Monday, December 14, 2020
PLACE: Electronic Meeting
TIME: 5:00 p.m.
AGENDA

K°’OMOKS FIRST NATION ACKNOWLEDGEMENT

PG #

1.00 PUBLIC HEARING NOTICE

The City of Courtenay Council hereby gives notice that it will hold a Public Hearing to receive
representations in connection with proposed amendments to Covenant CA2638428; and,
Zoning Bylaw 2500, 2007".

Due to the COVID-19 pandemic, and in accordance with Ministerial Order No.
M192/2020 and the Class Order (mass gatherings), the following Public Hearings will be
conducted virtually and live-streamed on the City’s website. The public may participate
in the meeting via Zoom Webinar and telephone, or provide comments to Council in
writing. All persons who believe they are affected by a proposed bylaw shall be afforded
a reasonable opportunity to be heard:

1. Submit written comments to Council:
Email to planning@-courtenay.ca
Mail to: City of Courtenay, Development Services, 830 Cliffe Avenue, Courtenay, BC,
VIN 2J7

PLEASE NOTE ALL WRITTEN SUBMISSIONS MUST BE RECEIVED BY 2:00
P.M. ON MONDAY, DECEMBER 14, 2020 AND CONTAIN WRITER'S NAME AND
ADDRESS WHICH WILL BECOME A PART OF THE PUBLIC RECORD.

2. Participate LIVE through a Zoom Webinar
See details and instructions on the City’s website www.courtenay.ca/publichearings
Participate LIVE through Zoom Phone Conferencing
Dial toll free 1-855-703-8985
Passcode 843 1781 0195# and follow participation instructions provided

3. Watch the Public Hearing LIVE
Via LIVE webcast City of Courtenay YouTube Channel:
City of Courtenay's YouTube Channel



mailto:planning@courtenay.ca
http://www.courtenay.ca/publichearings
https://www.youtube.com/channel/UC2WFh7SY4-fkuzHQ9TjG3ZQ
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Reports, bylaws, and related information respecting the development permit with variances
(amendment to covenant) and zoning bylaw amendments are available on the City’s website:
www.courtenay.ca/devapptracker (search by file number) and

http://www.courtenay.ca/councilmeetings .

NO PRESENTATIONS WILL BE RECEIVED BY COUNCIL AFTER THE
CONCLUSION OF THE PUBLIC HEARING

2.0

CALL TO ORDER

3.0

DEVELOPMENT PERMIT WITH VARIANCES

3.1.

4.0

DEVELOPMENT WITH VARIANCES - COVENANT CA2638428 -
2800 ARDEN ROAD

In general terms, the development permit with variances proposes an amendment to
a covenant registered on the property to allow the construction of an eight-unit
multi-residential development with variances to the rear yard setback, maximum
number of driveways per road frontage, front yard fence height, and landscape
screening width. Amendments to the covenant are to increase the maximum number
of units from seven to eight, allow two, four-unit buildings, and decrease fencing
requirements on the property legally described as Lot A, District Lot 231,Comox
District, Plan EPP710858 (2800 Arden Road).

" Staff Report - Development Permit with Variances No. 1908 -
2800 Arden Road

ZONING BYLAW AMENDMENTS

4.1

BYLAW NO. 2977 - 2355 MANSFIELD DRIVE

In general terms, Bylaw No. 2977 proposes an amendment to Zoning Bylaw No.
2500, 2007 to rezone from Commercial Two Zone (C-2) to Comprehensive
Development Zone 28 (CD-28) to allow for a combined commercial/residential
development consisting of 30 residential units located above a pub and liquor store
on the property legally described as Lot B, Section 66, Comox District, Plan 28292
(2355 Mansfield Drive)

. Staff Report - Zoning Amendment Bylaw No. 2977 - 2355
Mansfield Drive

" Zoning Amendment Bylaw No. 2977, 2020


http://www.courtenay.ca/devapptracker
http://www.courtenay.ca/councilmeetings
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4.2 BYLAW NO. 2989 - 4070 FRASER ROAD
In general terms, Bylaw No. 2989 proposes an amendment to Zoning Bylaw No.
2500, 2007 to rezone the property from Rural Eight (RU-8) to Comprehensive
Development Zone Twenty-One (CD-21) and Public Use and Assembly Two Zone
(PA-2) to allow a 12 Lot subdivision and City parkland as a permitted use on the
property legally described as Lot 8, District Lot 153, Comox District, Plan 1887,
Except Part in Plan 43279 (4070 Fraser Road)

" Staff Report - Zoning Amendment Bylaw No. 2989 to allow for a
Subdivision at 4070 Fraser Road

. Zoning Amendment Bylaw No. 2989, 2020
4.3 BYLAW NO. 3024 - HOME OCCUPATION REGULATIONS
In general terms, Bylaw No. 3024 proposes an amendment to Zoning Bylaw No.
2500, 2007 under Division 6 - General Regulations, Part 3 to update the regulations
pertaining to Home Occupations.

. Staff Report - Zoning Amendment Bylaw No. 3024 - Update to the
Home Occupation Regulations

. Zoning Amendment Bylaw No. 3024, 2020

4.00 ADJOURNMENT







THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT

To: Council File No.: 3060-20-1908
From: Chief Administrative Officer Date: May 4, 2020
Subject: Development Permit with Variances No. 1908 — 2800 Arden Road

PURPOSE:

The purpose of this report is for Council to consider a Development Permit with Variances to allow the
construction of two, four-unit multifamily buildings at 2800 Arden Road with variances to the rear yard
setback, maximum number of driveways per road frontage, front yard fence height, and landscape
screening width. A covenant will also have to be amended to allow the eight unit, building form and fence
requirements.

CAO RECOMMENDATIONS:

That based on the May 4, 2020 staff report entitled “Development Permit with Variances No. 1908

— 2800 Arden Road” Council approve OPTION 1 and complete the following steps:

1. That Council direct staff to schedule a Public Hearing for the requested modifications to Covenant
CA6752450 when regular Council meetings resume or an alternative Public Hearing format is
authorized by the Province and approved by Council; and

2. That a final decision on “Development Permit with Variances No. 1908 — 2800 Arden Road” be
withheld until Covenant CA6752450 is modified to permit the proposed development.

Respectfully submitted,

N7 A

David Allen, BES, CLGEM, SCLGM
Chief Administrative Officer
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BACKGROUND:

Parcel Context and History

The subject property is located at 2800 Arden Road
and is 2,505m? (0.62 acres) in size. It was created in
May 2018, subdivided from 2880 Arden Road after
receiving OCP and zoning amendments (Bylaws 2682
and 2683) to Multi Residential and Residential Three
(R-3) in 2012. These allow townhouses and
apartments as well as other residential uses. It has
since remained vacant, but was partially cleared
since the City’s 2018 aerial photo was taken (Figure
1), including conifers near the front lot line and
interior fruit trees, but leaving natural vegetation at = 2B
the rear of the lot. Figure 1. Location Map

&

During the 2012 OCP/Zoning amendment,
Covenant CA2638428 was registered on title.
This covenant was meant to facilitate a
seven-unit development; the concept plan
the covenant was based on is shown in
Figure 2. In addition to requiring a number of
impact mitigation measures, the covenant
noted that the multi residential land was
intended to be sold to a not-for-profit
housing provider — a point recently
emphasized by some neighbours — but also
allowed for alternatives if a deal is not
reached. Specifically, Section 3. (e) thereof
detailed providing a simple interest in the
land to Habitat for Humanity or a similar not-
for-profit for nominal consideration to induce
City Council to rezone. Section 3. (f),
however, allowed that if the Grantor, despite
commercially reasonable efforts, is unable to l
transfer the subject property as in 3(e), the
Grantor will pay into amenity funds prior to f ‘
building on the lot. At the request of the X |
applicant, in the summer of 2017 staff N
reviewed all correspondence (including N
council reports) related to this condition and )3
it was clear the intent was to sell the land to
Habitat for Humanity at a rate slightly less Figure 2. Covenant Concept Plan
than market.

==y, vl pw‘aj

éﬁw'éi/

In the fall of 2017 City staff met with the then land owner and a representative of Habitat for Humanity to
discuss Habitat for Humanity’s interest in purchasing the land. The City was advised in the meeting that the
location was too far from services (schools, shopping, etc.) to be viable for Habitat for Humanity’s model of
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housing low income families with children; as such they opted not to acquire this property. Accordingly,
when the subject property was subdivided from the parent lot in 2018 a new covenant was registered on
the subject property with modified conditions pertaining to affordable housing amenity contributions.
Congruent with section 3(f) of the 2012 covenant the new covenant requires that prior to any building
permits being issued on the subject property the applicant must make a monetary contribution to the
affordable housing reserve fund. The original developer of the parent property also provided an amenity
contribution to the affordable housing reserve fund at the time of subdivision approval for each of the 25
bare land strata lots created on the parent parcel just south of the current subject property. All other
conditions of the 2012 covenant remain intact. The current applicant purchased the lot in 2019.

Neighbourhood Context

Figure 1 above shows the subject property location,
between a single family home and a park with a
stream and a public path intended to link in the
future to Piercy Creek Greenway. Single family
homes dominate the neighbourhood, typically set
low on the sloping natural grade. The Transportation
Master Plan classifies Arden Road as a collector
though it is rural in character with the nearest public
transit stop at Cumberland Rd about 800m away.
Figure 3 shows a view across the front of the
property from the public path at Arden Road.

Development Proposal

The applicant intends to construct two, four-unit
multifamily buildings, each comprising two two-
storey units and two basement units. The upper units are about 145m? (1545ft?) plus garage and the lower
units are 71m? (767 ft?). Figure 4 shows the proposed site plan with variances highlighted as well as
covenant conflicts. Figures 4-7 show elevations, with additional drawings attached to Attachment No. 2 —
Draft Permit.

Figure 3. Subject Property and Neighbours along Arden Rd

The applicant maintains that the concept plan the covenant was based on is unworkable for a number of
technical reasons (Attachment No. 1), and has proposed an alternative plan. Consequentially, CA6752450
would need to be amended or released for the application to be approved, to allow the eighth unit, the 4-
unit building form and the shortened fence length as discussed below. While public hearings are not
required as part of development permit applications, in this instance the covenant was registered as part
of a public zoning process. While some covenant conditions, such as the not-for-profit housing requirement
provide for alternatives, other conditions such as the unit count and housing form are fixed. Accordingly,
best practice is to follow the same process to amend the covenant that was used to formulate the
conditions of the covenant — a Public Hearing.
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Figure 4. Site Plan with Variances (yellow) and Covenant amendments (purple)

Figure 6: Prop

d Rear Ele:

Figure 7: Proposed Side Elevation (south)

Note: Applicant wishes to increase basement ceiling height by 0.3m (1’) above that pictured to keep back grade low, addressing
neighbour preference in Attachment No. 3, p. 21. No impact on building height and no concern from Development Services.

DISCUSSION:

Zoning and Subdivision and Development Servicing Bylaw Review

The proposed development will meet the provisions of the Residential Three (R-3) zone with the exception
of Sections 6.8.1, 8.3.5 (2) and 8.3.10 summarized below. It meets or exceeds zoning parking requirements,
but it does not meet Subdivision and Development Servicing (SDS) Bylaw No. 2919, 2018, Section 17 C,
which refers to Master Municipal Construction Documents (MMCD) Design Guideline Section 5.14.2 also
summarized below. Table 1 below shows zoning requirements, along with the abovementioned SDS-
required MMCD guideline, and proposed development specifications.
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Table 1. Bylaw Requirements and Proposed Specifications

Bylaw 2500, 2007 Attribute Requirement Proposed

Section

6.8.1 Front Yard Fence Height Max | 1.25m 2.0m (note this is
required by covenant)

8.3.1 Permitted Uses Includes Multi residential Multi residential

8.3.4 Max. Floor Area Ratio 40%; 60% (apartment) 34.2%

8.3.5(1) Front Setback 7.5m 7.5m

8.3.5(2) Rear Setback 7.5m; apartment 9.0m 2" | 3.5m (4.2m to

storey, 10.0m 3" storey building minus 0.6m
roof overhang and
0.1m error margin)

8.3.5(3) Side Setback 4.5m total; 1.5m min. 9m total; 4.5m min.
8.3.6 Max. Height 10m 6.3m
8.3.7 Useable Open Space 50m?/2+ bed unit (400 652m?
m?)
8.3.10 Min. Landscape 3m; 3m 3m; 1.75m
Screen/Fence Height; Width
Schedule 7A Parking Spaces 12 13
Schedule 7B Parking Min. Dimensions 5.5m X 2.75m 5.5m X 2.75m
Bylaw 2919, 2018 Attribute Requirement Proposed
Section
17 C --> MMCD Design Number of Driveways (Max.) | 2 per road frontage 3 on one frontage

Guideline 5.14.2 and
TAC Table 8.9.2

*Bylaw 2919, 2018 Section 17 C requires following Master Municipal Construction Documents (MMCD)
Design Guidelines unless specifically modified in Bylaw 2919.

Variances
Number of Driveways

The development, as proposed, has three driveways in total on Arden Road, one more than is permitted
under Subdivision and Development Servicing Bylaw No. 2919, 2018, Section 17 C. In this regard, Bylaw
2919 follows the Master Municipal Construction Documents (MMCD) Design Guidelines, which also
incorporate the use of many other guiding technical manuals including the Transportation Association of
Canada’s (TAC) Geometric Design Guide for Canadian Roads. Chapter 8 of the TAC Guide deals with access
and Table 8.9.2 outlines the suggested number of driveways based on the width of road frontage. These
are two driveways for frontages between 16m and 50m and three driveways for frontages between 51m
and 150m. The subject property has 49.4m of frontage which permits two driveways. It is just one metre
shy of the required frontage to have three.

The proposed development, which had Planning staff input early on for balancing unit density with
neighbourhood fit, has a driveway for the front/top units of each building and one for the rear/bottom
units of both buildings. Additional driveways in an urban road cross section can add maintenance costs for
taxpayers and can reduce road safety with additional collision points, though these factors are mitigated
considerably by the location’s low traffic and the road’s rural design standard. The Arden Road Local Area
Plan calls for maintaining this rural standard into the future.
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Setbacks

The proposed development requires a rear yard setback reduction to 3.5m in one location on the lot’s
shallow south side due to the irregular lot shape. This allows 4.2m to the building wall plus 0.6m for roof
overhang and a 0.1m margin of error. The Zoning Bylaw No. 2500 Section 8.3.5 (2) requirement for a rear
yard setback is 7.5m except for apartments which shall be 9.0m for the second storey and 10.0m for the 3™
storey. In this regard, apartment is defined (in part) as a building of not less than three units and not being
a townhouse, and townhouse is defined (in part) as having no dwelling unit located above another.
Accordingly, the proposed fourplex buildings are considered apartments and the 10m requirement would
apply in this case. Maintaining a 10.0m rear yard setback would decrease the buildable area on the
southeast side of the property, disallowing two residential units from the proposed plan and likely
requiring development to be concentrated on the northwest side which borders a residential property (if
an alternative plan was to build the proposed number of units). The extent of non-compliance is limited to
a corner of one building, a landscape buffer will be in place at the location of proposed setback variance
and reach 3m+ in height near the property line, total usable open space far exceeds the zoning
requirement, and the neighbouring property on this side is a park.

In order to fit the rear parking lot, the Zoning Bylaw Section 8.3.10 (1) landscape screen/fence requirement
would need to be reduced from 3m to 1.83m in width where the eastern corner of the rear parking lot
meets the rear lot line. 1.75m allows a small margin of error. Moving rear parking to fully comply with
Section 8.3.10 (1) would cut significantly into usable open space and also create grading and stormwater
retention problems, as the relatively flat lot area would need to extend farther back, steepening the hill
behind it to the stormwater pond (See Grading Plan in Attachment No. 4). The parking lot design
previously had one more space and a landscape screen as narrow as Om in one corner. One space was
removed to improve the screening. The proposal still has one more than zoning requires which is likely
warranted considering the units’ number of bedrooms and distance to public transit. As with the rear yard
setback variance request, this is mitigated by its limited extent, only at one point along the rear lot line,
and by the adjacent park use.

A variance is also requested to Zoning Bylaw Section 6.8.1, to allow a covenanted 2.0m concrete fence in
the front yard along the northern property line (offset 1m into the subject property), rather than reducing
it to 1.25m. The covenant requires in part that the Grantor or subsequent owner, will install a two-metre
high concrete fence offset one metre along the northern property line of the lot. This is interpreted as
requiring the full height along the entire property line. Here, compliance with Zoning would require
noncompliance with a covenant condition that is important to the next door neighbour. The 1.25m front
yard fence height maximum is intended to facilitate open, welcoming streets and crime prevention through
design ‘eyes on the street’, but a taller fence provides better sound-proofing and is already covenanted
with the City on the property.

Development Services staff assesses the requested variances as supportable.

Covenant CA675240

The applicant wishes not to construct the rear portion of the aforementioned concrete fence interpreted
as being required along the entire property line, instead building only to the northwest neighbour’s rear lot
line, so as to leave the rear 25m open for wildlife to pass into the property’s largely undisturbed vegetation
area. Building the additional length would fully enclose the rear of the property. It would add expense,
potentially require additional tree removal, reduce opportunity for wildlife access and provide limited clear
benefit to neighbours. The applicant’s proposal is consistent with the fence location in the original concept
drawing (figure X above).
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Covenant CA675240 also requires no more than seven (7) dwelling units on the Land in the form of two
duplexes and one triplex. As noted above the applicant is proposing eight units total in the form of two
fourplexes adding one more unit than the covenant allows. The applicant contends that the seven-unit
clause was based on a concept plan that cannot be built due to numerous spatial inadequacies such as for
building separation, drive aisle geometry, driveway depth, and parking stall conflicts, detailed in
Attachment No. 1. Staff confirm that the lot doesn’t have sufficient width to accommodate the design the
covenant was based on.

Multi Residential Development Permit Guidelines

Form and Character

The applicant addresses Multi Residential development permit area form and character requirements in a
checklist and adds further detail in a response to a review letter in Attachment No. 4 at the end of this
report.

These are a new building type for the neighbourhood though they appear as duplexes which are permitted
on many nearby R-2-zoned properties. While they are set significantly higher and farther forward than
some of the closest neighbours on the same side of the street, neighbours across the street or further
down the same side have similarly short front yards and/or tall height. The angled rear lot line and high
sanitary sewer main elevation are problematic for setting buildings lower and farther back. The building
locations meet minimum front yard setback requirements.

Both buildings front onto Arden Road and have high-quality fibre cement siding with wood trim. Siding on
both buildings is mostly horizontal; one building is punctuated by Boothbay Blue board and batten, the
other Gray Slate shingle to colour-match each building and bring visual interest and differentiation. Roofs
are sloped with a 3.5:12 pitch, flatter than typically recommended for duplexes but reducing total height
for neighbourhood fit. Minimal side windows on the bottom two floors facilitate privacy. Massing is broken
up through setting the sides and top floor of each building back and by separating the two buildings with a
driveway and landscaping.

Landscaping and Parking

A detailed landscape plan was submitted for this application and forms part of the attached draft
development permit (Attachment No. 2 Schedule No. 2). It includes new coniferous and deciduous trees for
screening and beautification, including six Pacific Dogwoods, a protected species in the City of Courtenay.
The plan exceeds the Tree Density Target of twelve trees. The back of the property is to feature a new
stormwater detention pond and have invasive species removed but otherwise be largely left in its natural
state and accessible to bordering forested lands at 2201 Ronson Road. Tree removal is not required, some
clearing already having been previously done. Any future tree removal, such as if required for the pond or as
requested by a neighbour (discussed under citizen/public engagement below) would be subject to separate
permitting under Tree Protection and Management Bylaw No. 2850, 2016.

The proposal does not have a play structure but does have clearly defined yards for each unit, including some
fencing, which may be more desirable and adaptable at this scale of development. There is also shared
backyard open space and there are six parking spaces in the back, accessed by a central driveway fenced off
from unit yards. Two additional driveways each serve two upstairs units; including garages, upstairs units
each have two legal spaces plus a third de facto space in the driveway in front of the property on Arden Road,
the lot line about six metres back from the curb. All outdoor parking will be paved and dust-free.



Page 8 of 59
Staff Report - May 4, 2020
Development Permit with Variances No. 1908 — 2800 Arden Road 2800 Arden Rd

FINANCIAL IMPLICATIONS:

There are no direct financial implications related to the processing of development applications as the fees
are designed to offset the administrative costs.

ADMINISTRATIVE IMPLICATIONS:

The processing of development applications is included in the current work plan as a statutory component.
Staff have spent 70 hours reviewing the application, conducting review of the plans and coordinating with
the applicant to request additional information.

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 49.1m of upgraded frontage to a rural standard per Subdivision and Development
Servicing Bylaw No. 2919, 2018 and the Arden Corridor Local Area Plan.

2019 — 2022 STRATEGIC PRIORITIES REFERENCE:

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

M Identify and support opportunities for lower cost housing and advocate for senior government
support
® A Encourage and support housing diversity

OFFICIAL COMMUNITY PLAN REFERENCE:
The proposed development is consistent with the Multi Residential land use designation of the OCP.

Residential Policy:

4.4.5 City supports the designation of multi residential housing in a variety of locations to avoid large
concentrations of the same type of housing in one area and to help provide more diversity within
neighbourhoods. In this regard,

(a) multi residential development shall be limited in scale and size outside the downtown area

(b) the multi residential description is subject to the following criteria:

e sufficient amenity space for the recreational needs of the development

e access to schools, parks, walkways, transit and complementary commercial/ service uses

e adequate buffer areas from major roads and adjacent land uses

Climate Change Policy:

Objective 1 (4): The City will reduce the ratio of parking for new developments within its jurisdiction.
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.

Arden Local Area Plan
9.6.4.4. Housing Objectives:
e Strive for housing form that maintains a ‘rural aesthetic’
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e Maintain housing opportunities for a diversity of resident demographic profiles including young
families, family members and seniors

Policies:

3. Concentrate higher density housing along Arden Road, near the intersection of Arden and Cumberland
and near the Arden Elementary school. Aim for 10 units/acre as desired density in these locations to
support transit services [the proposal works out to 12.9 units/acre].

REGIONAL GROWTH STRATEGY REFERENCE:

The proposed development is consistent with the RGS goal to ensure a diversity of housing options to meet
evolving demographics and needs. It is consistent with Objectives 1-C: Develop and maintain a diverse,
flexible housing stock [through introducing under-represented medium-density housing]. It is also generally
consistent with Objective 1-A: Locate housing close to existing services [near Tin Town via developing trails
though not highly central]; Objective 1-B: Increase affordable housing options [2-bedroom downstairs units
may be relatively affordable though market]; and Objective 1-D: Minimize the public costs of housing
[through multifamily building efficiencies and low-hazard location, though driveways can add some
maintenance costs].

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
o To provide the To obtain public To work directly To partner with To place final
Public public with feedback on with the public the public in each  decision-making
parﬁcipcﬂion balanced and analysis, throughout aspect of the in the hands of
goal 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

In accordance with the Local Government Act and City regulation, the City has notified property owners
and occupants within 100m of the subject property with regard to the proposed amendment.

Prior to this application proceeding to Council, the applicant held a public information meeting on
Tuesday, August 13, 2019 at 5:00-6:30pm at the Florence Filberg Centre. The applicant misplaced the
sing-in sheet but in the detailed summary (Attachment No. 3) noted that ten residents signed in, and an
estimated 20 attended. Reported topics of discussion included covenant requirements and proposed
amendments thereto, parking provision, building height, and neighbourhood consistency.

The applicant also reported three subsequent meetings with the property owner of 2770 Arden Road. One
of the topics discussed was a not-for-profit development intent of the multi-family rezoning and whether
the zoning should remain in the absence of not-for-profit development.
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The aforementioned property owner also requested lowering the buildings, altering the planned fence to
follow covenant specifications, lowering the rear parking lot, and removing some cottonwood trees at the
rear of the property. The applicant maintains that lowing the buildings and parking lot are not feasible.
Building height is also well within zoning allowance if significantly higher than the neighbour. The applicant
did change plans for the fence in response to the neighbour comment, however, originally asking for it to
be wooden, along the property line, and only 1.8m. As reflected in the Public Information Meeting
summary, the applicant’s intention is not to remove rear yard cottonwood trees; however, the applicant
has subsequently indicated openness to allowing at a future time removal of a small number of the
cottonwoods which may affect the neighbour’s septic system and neighbourhood drainage, if the City
supports it and approves it under a separate tree cutting permit. Meeting topics are summarized in Table 2.

Table 2. Public Information Meeting and Subsequent Meetings

Topic Original Proposal Changes

Covenant requirements Requires amendment to unit count & Changes to fence height, material
configuration; fence height, length, material | and location, plus some increase in
& location. Other requirements met. length to better-align with covenant.

Onsite parking (add more) 14 spaces (2 more than required) No change

Building height (lower) 6.3m tall (10m allowed); No change

Building location (back up) 7.5m front setback (7.5m allowed) No change

Neighbourhood (single Two four-unit buildings that look like No change

family home) consistency duplexes from road (allowed in R-3 zone)

Not-for-profit housing Market housing with some amenity No change

(should be) contribution (allowed by zoning and
covenant — though unit count and
configuration require covenant amendment)

Parking lot height (lower) Finished grade ranges 38.2m-38.6m No change

Cottonwood trees (remove | To be retained (encouraged under tree No change at this time but amenable

some) protection bylaw unless in future if City supports

Development Services received written comments from twelve people representing six addresses
(Attachment No. 3). All were against the development and all mentioned insufficient off-street parking,
though the proposal provides two more than bylaw requires. Most comments also mentioned pedestrian
infrastructure and safety (children walking in the area and there being no sidewalks), the neighbourhood’s
rural/single family dwelling character, eight units being too many, and potential problems with rentals.
Many discussed the property being intended for low-cost/not-for-profit housing, honouring covenants, and
traffic control — especially for the Cumberland Road-Arden Road intersection. More than one also brought
up speed reduction, a need for a playground in the area, and concerns about building height and the
northern property line fence. Also mentioned were mailbox move location, lack of nearby transit, water
run-off, erosion, stream security, geotechnical safety, soil contamination testing, northern landscape
buffer, cottonwood trees, general landscaping, beautification, bonding, development cost charges, building
type/classification, property value and crime. For the more technical topics, the applicant provided the
studies and documentation required at this stage in the development process to City staff’s satisfaction —
should this application be approved, additional items may be required for building permit.
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OPTIONS:

OPTION 1: (Recommended):

That based on the May 4, 2020 staff report entitled “Development Permit with Variances No. 1908

— 2800 Arden Road” Council approve OPTION 1 and complete the following steps:

1. That Council direct staff to schedule a Public Hearing for the requested modifications to Covenant
CA6752450 when regular Council meetings resume or an alternative Public Hearing format is
authorized by the Province and approved by Council; and,

2. That a final decision on “Development Permit with Variances No. 1908 — 2800 Arden Road” be
withheld until Covenant CA6752450 is modified to permit the proposed development.

OPTION 2: Defer issuance of Development Permit with Variances No. 1908 pending receipt of further

information.

OPTION 3: Not approve Development Permit with Variances No. 1908.

Prepared by:

Mike Grimsrud
Planner 2

Attachments:

ALWNR

Reviewed by:
,'/

Ve =

Attachment No. 1: Application Rationale

Attachment No. 2: Draft Development Permit No. 1908
Attachment No. 3: Public Engagement

Attachment No. 4: Additional Materials

lan Buck, MCIP, RPP
Director of Development Services

11
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Attachment No. 1: Application Rationale

A McElhanney

June 11, 2019
Our File: 2211-47530-00

Mr. Matthew Fitzgerald, MCIP, RPP
Planning Supervisor

City of Courtenay

830 Cliffe Avenue

Courtenay, BC VIN 2J7

Dear Mr. Fitzgerald,

LOT A, DISTRICT LOT 231, COMOX DISTRICT, PLAN EPP710858-
PROPOSED MULTI-FAMILY DEVELOPMENT OF 2800 ARDEN ROAD- DEVELOPMENT SYNOPSIS

The following development synopsis has been prepared on behalf of Supreme Convenience
Stores Ltd. (BC0384657) in support of the following applications:

1. Text amendment to covenant CA6752450;
2. Development Permit;
3. Development Variance Permit.

1.0 GENERAL

The subject property is legally described as Lot 1, District Lot 231, Comox District, Plan EPP71085
(PID #030-431-450), and is located at 2800 Arden Road, Courtenay. The 2,505 square meter
property lies within an area bounded by single family residential (north), Piercy Creek Greenway
(east and south), and Arden Road (west). Refer to McElhanney drawing SK-03 entitled “Existing
Site Plan”, overleaf.

The property generally slopes from west to east and is covered in a mixture of grasses and
cottonwood trees. The property does net contain any environmentally sensitive areas or existing
structures.

The development proposes two (2) three storey buildings. Each building half contains a
basement suite and a first/second floor suite; for a total of four (4) dwelling units per building
and eight (8) units total. Suites are configured in either two bedroom (basement) or three
bedrooms (first/second floors).

This is a purpose-built rental unit project, with property ownership being retained by the
developer.

2.0 TEXT AMENDMENT TO COVENANT CA6752450

This request for a text amendment pertains to Item #2 of covenant CA6752450. Specifically, the
following:

Staff Note: Applicant now intends to sell

units; they still might be rented out by 1211 Ryan Road Tel 250333 5495
i i Courtenay BC Fax 855 407 3895
new owners, or might be owner-occupied Canada VIN 3R6 mcelhanney.com

12
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A June 11, 2019

Matthew Fitzgerald, City of Courtenay
2800 Arden Road Development Synopsis

* (a) no more than seven (7) dwelling units to be built on the land in the form of two
duplexes and one triplex.

¢ (b) the entrance driveway shall be located at least 4.5 meters from the north property
line.

* (cii) atwo meter high concrete fence offset one meter along the northern property line
of the land.

Generally, the conceptual development plan that formed the basis of the above noted
requirements (attachment 2 of covenant CA2638428) contains several fundamental design flaws
that preclude this plan from being implemented. These being:

* The overall parcel width is not sufficient to support the two (2) buildings, associated
building separation, driveway, and required building side yard setbacks.

* The proposed drive aisle and building access geometry shown does not meet applicable
road design specifications.

* There is not sufficient space provided in front of the proposed buildings to achieve the
required 6 meter vehicle parking requirement.

¢ The vehicle parking stall sizes shown do not meet applicable design specifications.
The location of the auxiliary vehicle parking spaces does not allow access/egress without
conflicting with vehicles parked in front of the garages.

In recognition of the above limitations, we have collaborated with City Planning staff to derive a
proposed development plan that meets the overall objectives of the covenant. Highlights of this
plan include the following:

*  Two (2) duplex style buildings are orientated to Arden Road.

* A 4.5 meter wide building setback is provided along the north property line.

* A 1.8 meter high concrete fence is proposed along a section of the north property line.
This is a modest reduction from the covenant requirement (2.0 meters) in an effort to
reduce the overall visual impacts of the fence while maintaining a comparable level of
screening.

* All vehicle parking stalls are provided off-street (14).

Required front and side yard setback requirements are respected.

* A modest variance to the rear yard setback is required to accommodate the Arden Road
building orientation given the shallow length of the south property line.

* No building decks back onto the existing adjacent properties.

» An expansive greenspace is provided within the eastern quadrant of the site.

* Atotal of eight (8) dwelling units are proposed, four (4) first/second floor and four (4)
basement suites. In spite of the additional one (1) dwelling unit, the proposed building
scale and massing is consistent with the duplex buildings shown on the covenant plan.

* The overall building/development hardscape footprint is reduced.

Page 2 of 4
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June 11, 2019
Matthew Fitzgerald, City of Courtenay
2800 Arden Road Development Synopsis

Building designs consider the existing site topography and incorporate walkout
basements. Thus, the requirement for changes in site grading that would have otherwise
been required have been marginalized.

Based on the above rational, we request that the City support this covenant text amendment
request.

3.0 DEVELOPMENT PERMIT

The development proposal complies with the City’s land use and multi-family development
permit policies as follows:

Provides higher residential unit density utilizing existing municipal infrastructure.

The subject property is immediately adjacent to greenway walkway networks promoting
alternative modes of transportation and opportunities for leisure activities.

Expands on existing housing diversity within the local area, providing options for various
social and economic needs.

Adds eight (8) dwelling units to the local housing rental market.

Building massing and orientation is consistent with the character of the existing
neighborhood.

The proposed development does not impact any environmentally sensitive areas.
Stormwater management designs will be in accordance with the Water Balance Model
of BC strategies.

Building surface treatments include hardi-plank siding, board & baton, and hip roofs;
consistent with existing homes within the immediate area.

All buildings maintain an Arden Road streetscape orientation.

A network of walkways link unit entrances to vehicle parking areas.

An extensive landscape treatment is proposed; utilizing native and drought resistant
materials.

All vehicle parking requirements are met on-site.

4.0 DEVELOPMENT VARIANCE PERMIT

The following development variance to Zoning Bylaw 2500 are requested:

Section 8.3.5 (2): reduce the building rear yard setback from 7.5 meters to 4.2 meters.
»  This variance request is a result of maintaining the two (2) buildings orientated

towards Arden Road. Unfortunately, the south property line is quite short and
results in the rear corner of one of the buildings projecting to within 4.2 meters
of this property line. The subject building corner is adjacent to the park/walking
trail and additional landscape screening has been proposed within the
immediate area to marginalize the visual & acoustical impacts of this setback
reduction.

Page 3 of 4
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A June 11, 2019

Matthew Fitzgerald, City of Courtenay
2800 Arden Road Development Synopsis

¢ Section 8.3.10: reduce the required fence height from 3.0 meters to 1.8 & 1.2 meters.

» A 1.8 meter high concrete fence is proposed along a portion of the north
property line. This reduction request is a reduction from both the Bylaw and
covenant requirement. This request is intended to reduce the overall visual
impacts of the fence while maintaining a comparable level of screening.

» A 1.2 meter high black chain link fence was installed along the south property
line (adjacent to the park/greenway) during the development of the parent
parcel. The developer sees no need to replicate another fence immediately
adjacent to the existing.

5.0 SUSTAINABILITY

Confirmation of the development’s compliance with the City's sustainability strategies is detailed
within the Sustainability Evaluation Checklist included with this Application.

6.0 AFFORDABLE HOUSING AMENITY & PARKS, RECREATIONAL, CULTURAL, AND SENIORS
FACILITIES AMENITY RESERVE FUND

The developer supports the City’s affordable housing & community initiatives and will provide a
cash contribution to these efforts in accordance with Covenant 6752450.

Yours truly,
MCELHANNEY LTD.

Reviewed by:

I

Derek Jensen, AScT Bob Hudsen, P.Eng.
Branch Manager

Cc: BC0982542 Lid., Don Cameron

Page 4 of 4
G:\2211 Engineering | 47500 - 47539147530 Cameron 2800 Arden) 2. 0 Documents|Development Application| 2019061147530 Development Synopsis.docx
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Attachment No. 2: Draft Development Permit No. 1908

THE CORPORATION OF THE CITY OF COURTENAY

Permit No. DPV 1908

DEVELOPMENT PERMIT WITH VARIANCES
May 4, 2020

To issue a Development Permit with Variances
To:
Name: Supreme Convenience Stores Ltd. (BC0384657)
Address: PO Box 3730
Courtenay, B.C. VON 7P1
Property to which permit refers:
Legal: Lot A, District Lot 231, Comox District, Plan EPP71085
Civic: 2800 Arden Road

Conditions of Permit:

Permit issued to permit construction of two four-unit multifamily buildings on the above referenced
property with variances granted as described below:

Variances to Zoning Bylaw No. 2500, 2007:

Section 6.8.1 — Front Yard Fence Height from a maximum of 1.25m to 2.0m.

Section 8.3.5 (2) — Rear Setback from a minimum of 7.5m for the first storey, 9.0m for the
second storey, and 10.0m for the third storey, to 3.5m.

Section 8.3.10 — Landscaped Screen, Fence or Combination Thereof Height and Width
from a minimum of 3.0m in width to 1.75m in width

Variances to Subdivision and Development Servicing Bylaw 2919, 2018:

Section 17 C, referencing MMCD Design Guidelines 5.14.2 and TAC Table 8.9.2 —
Maximum number of driveways per road frontage, from 2 to 3.

Development Permit with Variance No. 1908 is also subject to the following conditions:

1. The development shall be substantially consistent with the plans as shown in Schedule No. 1,
as designed by D Bell Designs, issued to the City June 20, 2019;

2. That landscaping shall be in substantial conformance with the plans and specifications
contained in Schedule No. 2, as signed by Mystic Woods Landscape Design, dated April 23,
2020;

3. Submission of landscape security in the amount of $76,551.25 ($61.241 x 125%) is required.

16
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as estimated by Corrine Matheson and Alison Mewett, dated April 23, 2020;

4. Landscaping must be completed within one year of the date of issuance of the occupancy
permit by the City;

5. The minimum depth of topsoil or amended organic soil on all landscaped areas is to be as
follows:
shrubs — 450mm; groundcover and grass — 300 mm; and trees -300 mm.

6. All new street lighting in the proposed development must use Full Cut Off/Flat Lens
(FCO/FL) luminaries to light roads, parking, loading and pedestrian areas. Exterior building
lighting must have FCO lighting fixtures;

7. Any removal of trees on the property requires a Tree Cutting Permit;
8. A sign permit shall be obtained prior to any signage being installed on the property;
9. The development shall meet all other applicable requirements, standards and guidelines; and

10. No alterations or amendments shall be made without the City’s permission. A formal
amendment application 1s required if the plans change or additional variances are identified
after the permit is issued.

Time Schedule of Development and Lapse of Permit

That if the permit holder has not substantially commenced the construction authorized by this permit within
(12) months after the date it was issued, the permit lapses.

Date Director of Legislative Services
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DPVI908 Schedule No.I: Plans & Elevations
Page 1 of2
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DPVI908

Schedule No.I: Plans & Elevations

Page 2 of 2
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Schedule No.2: Landscape Plan
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Schedule No.2: Landscape Plan
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Schedule No.2: Landscape Plan
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LANDSCAPE INSTALLATION ESTIMATE

April 23, 2020

LANDSCAPE ARCHITECT
Alison Mewett, BCSLA

766 Lazo Road

Comox, BC VM 3Vé6

(236) 255-1055
amewett@gmail.com

PROJECT

Cameron Contracting
Multi-family Residential
2800 Arden Road
Courtenay, BC

Planting beds: 537m? (5,780 ft?)
Detention pond: 270m? (2,906 ft?)
Xeric Lawn: 677m? (7,287 fi%)

Plant material

Topsoil @ 450mm (18”) for shrubs — 320 cuyd @ $35
Topsoil @ 300mm (12”) for groundcover/lawn —430 cuyd @ $30
Fine mulch, delivered @ 100mm (4”) — 71 cuyds @ $55
Flex MXE Bag Wall system materials

Hydroseed lawn — 7,287 sqft @ $0.16

Fertilizers and miscellaneous

Machine work to grade and move materials

Labour to install plant materials and other work to complete
Irrigation system installed

Total (not including taxes)

Concrete fence construction (by others)

Materials estimated at cost.
This estimate is approximate and may not reflect actual cost to install.

Alison Mewett, BCSLA
Landscape Architect

Corinne Matheson, CLD, QP
Mystic Woods Landscape Design

DPVI908 Schedule No.3: Landscape Cost Estimate

Page 1 of'1

$ 12,390
11,200
12,900

3,905
1,200
1,166
400
5,070
8,500
__5.000
$ 61,241
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n

SBEST
McElhanney S EOMPANIES

Our File: 2211-47530-00
City File: 3060-20-1908
January 22, 2020

Mike Grimsrud

Planner Il

City of Courtenay

830 Cliffe Avenue
Courtenay, BC VIN 2J7

Dear Mr. Grimsrud,

2800 ARDEN ROAD DP & DVP- NEIGHEOURHOOD PUBLIG INFORMATION MEETING SUMMARY

This summarizes the outcomes of both the neighborhood public information meeting as well as
subsequent meetings with the property owner of 2770 Arden Road.

1. Public Information Meeting

A neighbourhood public information meeting regarding the above application was hosted by
Cameron Contracting and McElhanney Ltd. (McElhanney) on Tuesday, August 13, 2019. Detailed
meeting summary as follows:

+ Meeting notifications were mailed on August 1, 2019, per the contact list provided by the
City of Courtenay (City).

* The meeting was conducted at the Florence Filberg Centre, beginning at 5:00pm and
completing at 6:30pm.

» Staff from McElhanney and Cameron Contracting Ltd. were available to present the
development proposal and answer any questions from the public.

* The following development documents were presented for public viewing:

» McElhanney Site Plan and Lot Grading Plans.

» Mystic Woods Landscape Plans.

¥ Bell Design Architectural Plans.

¥ Cameron Contracting Building Fagade Rendering Plans.

« We have record of ten residents attending the meeting. However, we estimate that
approximately 20 members of the public likely attended (we noticed that several
members of the public did not sign the sign-in sheet).

*  One (1) written comment was received.

« A summary of the discussion topics brought forward by the public and McElhanney's
response to the same are summarized as follows:

McElhanney
1211 Ryan Road, Courtenay BC Canada V3N 3R6
Tel. 250-338-5495 | Fax. 1-855-407-3895 | www_mcelhanney.com Page 1
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Why is the development application inconsistent with the covenant (CA6752450)
on title and the concept land use plan that formed the basis of same.

Covenant requirement - No more than seven (7) dwelling units to be built
on the land in the form of two duplexes and one triplex.

The conceptual development plan that forms the basis of the maximum dwelling
unit yield noted above contains several fundamental design flaws that precludes
the ability to implement the same. Specifically, the following:

o The overall parcel width is not sufficient to support the building
orientation, required building separation, and driveway accesses, while
maintaining the required building side yard setbacks.

o The proposed drive aisle and building access geometry does not meet
applicable road design specifications.

o Building locations do not meet the 6m driveway depth requirement.
Augxiliary vehicle parking stalls conflict with other vehicle parking
provisions.

The development proposal includes a total of eight (8) dwelling units in the form
of two (2) duplex buildings. The addition of one (1) dwelling unit (beyond the
covenant requirement) is a modest density increase and occupies the same
building footprint as the two (2) duplex building configuration required by the
covenant.

Covenant requirement - The entrance of the driveway shall be located at
least 4.5 meters from the north property line.

The development proposal locates all driveway accesses in excess of 4.5 meters
from the north property line.

Covenant requirement - Install a landscape buffer of at least 4.5 meters in
width along the north property line and install a two meter high concrete
fence (at an offset of one meter) along the northern property line.

The development application provides a 5.0 meter building setback along the
north property line for landscape treatment.

The initial development application included a wooden fence along a portion of
the north property line. Subsequent to this public information meeting, a two
meter high concrete fence (at an offset of one meter) will now be provided along
the north property line and adjacent to 2770 Arden Road.

Covenant requirement - All dwelling units on the land shall be oriented
towards Arden Road and the back of the land.

Meighbourhood Meeting Summary | Prepared for City of Courtenay

2800 Arden Road DP and DVP | January 22, 2020 Page 2
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The development proposal orientates all dwelling units towards Arden Road and
the back of the land.

Covenant requirement - Amenity contributions towards the City’'s
Affordable Housing Reserve Fund and Parks, Recreation, Cultural, and
Seniors Facilities Amenity Reserve Fund shall be provided when applying
for a building permit.

The developer supports these important City initiatives and has agreed to provide
the requisite contributions in accordance with City policy.

Covenant requirement - Construction of the land is subject to the Multiple
Residential Development Permit Guidelines.

The development application conforms to the applicable Multiple Residential
Development Permit Guidelines as presented within the development permit
application submission, and is summarized as follows:

o Provides higher residential unit density utilizing existing municipal
infrastructure.

o The subject property is immediately adjacent to greenway walkway
networks promoting alternative modes of transportation and opportunities
for leisure activities.

o Expands on existing housing diversity within the local area, providing
options for various social and economic needs.

o Building massing and orientation is consistent with the character of the
existing neighborhood.

o The proposed development does not impact any environmentally
sensitive areas.

o Stormwater management designs will be in accordance with the Water
Balance Model of BC strategies.

o Building surface treatments include hardi-plank siding, board & baton,
and hip roofs, consistent with existing homes within the immediate area.

o All buildings maintain an Arden Road streetscape orientation.

o A network of walkways link unit entrances to vehicle parking areas.

o An extensive landscape treatment is proposed, utilizing native and
drought resistant materials.

o All vehicle parking requirements are met on-site.

There is not enough on-site parking and people will start parking along Arden
Road. While there is garage parking provided, people use these areas for
storage, and they shouldn’t be counted as parking stalls.

The development proposes a total of 14 off-street vehicle parking stalls; two (2)
additional parking stalls beyond the minimum required by Bylaw (12 stalls). To
this end, we confirm that the development proposal has exhausted all available
on-site opportunities for off-street vehicle parking.

Neighbourhood Meeting Summary | Prepared for City of Courtenay
2800 Arden Road DP and DVP | January 22, 2020 Page 3
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We do note that until such time as Arden Road is widened beyond its current
configuration (if ever), there is sufficient building setback from Arden Road to
allow two (2) vehicles to park in front of each garage. While not included within
the development parking stall calculation, there is an opportunity for an additional
four (4) vehicles to park on-site without impacting vehicle/pedestrian traffic on
Arden Road (18 total off-street parking stalls).

The proposed buildings are much higher than some of the existing homes on the
east side of Arden Road. Is there an opportunity to lower the buildings? Also, is
there an opportunity to set the buildings back further from Arden Road?

The site grading plan has been derived on the understanding that re-grading of
the existing land is to be minimized (DP Guideline). To this end, the proposed
floor elevations of the 3 storey structures have been established to be below
Arden Road, reduce the requirement for retaining walls, and match existing site
grades at the rear of the buildings to the extent possible. Further, the building
elevations also recognize the existing gravity sanitary sewer elevation within the
Arden Road corridor and maintain the minimum elevation required to facilitate
gravity sanitary service to the main & upper building floors.

In summary, the proposed building elevations are as low as possible without
significant site regrading, and allowing gravity sanitary service to the main and
upper floors.

Due to the irregular shape of the subject property, the proposed buildings cannot
be set back from Arden Road any further than proposed.

The proposed buildings are inconsistent with the existing single family homes
fronting Arden Road.

The subject property is zoned R-3 Multi-family Residential. The development
proposal is consistent with this land use, the multifamily development permit
guidelines, and covenant CAG6752450. Further, building massing, facade finishes,
and orientation is consistent with existing neighborhood homes.

2. Meetings with the Property Owner of 2770 Arden Road.

Further to the neighborhood public information meeting, McElhanney and/or Cameron
Contracting Ltd. have participated in three (3) additional and separate meetings with the property
owner of 2770 Arden Road. Topics of discussion and related outcomes are as follows:

# The intent of the prior rezoning of this property to multi-family was to facilitate a

not-for-profit development. Recognizing that this is no longer occurring, the
property should be zoned back to single family.

Meighbourhood Meeting Summary | Prepared for City of Courtenay

2800 Arden Road DPF and DVP | January 22, 2020 Page 4
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The subject property was rezoned to multi-family prior to the developer (and
current property owner) purchasing same. As such, the reason(s) why a not-
for-profit group did not proceed at this location are unclear to us. The developer
has made a development application consistent with the current zoning
regulations.

The proposed buildings are much higher than my home. Is there an opportunity
to lower the buildings?

The site grading plan has been derived on the understanding that re-grading of
the existing land is to be minimized (DP Guideline). To this end, the proposed
floor elevations of the 3 storey structures have been established to be below
Arden Road, reduce the requirement for retaining walls, and match existing site
grades at the rear of the buildings to the extent possible. Further, the building
elevations also recognize the existing gravity sanitary sewer elevation within the
Arden Road corridor and maintain the minimum elevation required to facilitate
gravity sanitary service to the main & upper building floors.

The covenant requires a two (2) meter high concrete fence along the north
property fine. Can the development plan be altered to accommodate this?

Since this discussion, the development plan and application has been amended
to include a two (2) meter high concrete fence at a one (1) meter offset from the
north property line (and adjacent to 2770 Arden Road) as requested.

Is there an opportunity to lower the on-site parking lot area and reduce the
potential visual impacts resulting from parking cars at this location?

The elevation of the on-site parking area has been designed to the maximum
applicable design criteria to ensure this area is as low as possible. Proposed
finished parking lot grades range from 38.2 meter to 38.6 meters. The top of the
proposed concrete fence adjacent to this area will range from 39.0 meters to 39.8
meters (0.4 to 1.2 meters above the parking lot surface).

There are a number of cottonwood trees at the rear of the property. Can they be
removed?

The development proposal limits tree removal to only that necessary to facilitate
the buildings, supporting infrastructure, and landscape treatments. The balance
of the property will remain in a natural state in accordance with the City's Tree
Protection Bylaw.

51 Meighhourhood Meeting Summary | Prepared for City of Courtenay
2800 Arden Road DP and DVP | January 22, 2020 Page 5
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We trust you find the above information in order. Please don't hesitate to contact the undersigned should
any additional information or clarification be required.

Sincerely,
McElhanney Ltd.
%ﬂ W_\J Reviewed by:

Derek Jensen, AScT Chantal Richard, P.Eng.
diensen@mcelhanney.com crichard@mcelhanney.com
DJ/njg
Cc: City of Courtenay, Matthew Fitzgerald

Cameron Contracting, Don Cameron
Mn Neighbourhood Meeting Summary | Prepared for City of Courtenay

2800 Arden Road DP and DVP | January 22, 2020 Page 6
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PUBLIC INFORMATION MEETING
August 13, 2019

2800 Arden Road - Development Permit & DVP

COMMENT SHEET
Email

Address: A= 15 Hmdl e Phone

Cameron Contracting has applied to the City of Courtenay for a DP and a DVP for a
proposed multi-family residential development - comprised of 2 buildings - each
containing 2 basement suites and 2 - 2 storey suites for a total of 8 units.This project is
under review by staff in the Planning Department of the City.
" Given the information you have received regarding this project do you have any
comments or questlons? :
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Please return your comments by Monday, Aug 26, 2019

Comment sheets can be submitted by one of the following methods:

1. Drop off or mail your comments to: Development Services Dept. City of Courtenay, 830 Cliffe Ave,
Courtenay, BC VON 2J7

2. Email your comments to

3. Fax your comments to: 250-334-4241

LOhere IS T/ /az@ cost housing as (e were fed o fllew
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Grimsrud, Michael

From:

Sent: Thursday, August 22, 2019 9:55 PM

To: PlanningAlias

Subject: | Regarding the proposed 3 storey 4-plexes on 2800 Arden Road:
From:

To: "planning” <planning@courtenay.ca=, "mgrimsrud” <mgrimsrud@courtenay.ca=
Sent: Thursday, August 22, 2019 9:51:40 PM
Subject: Regarding the proposed 3 storey 4-plexes on 2800 Arden Road:

To Courtenay Planning Dept.:
Regarding the proposed 3 storey 4-plexes on 2800 Arden Road:

We live @ 2770 Arden Rd. right beside this proposed project and possibly the cne resident who it affects the most.
Starting from the beginning:

This lot should never have been rezoned to R-3 Multi -family in the first place. It was rezoned to this after City Council
was told it was to be for Habitat for Humanity (Non-Profit Society) and therefore the rezoning was passed but with many
covenants attached fo the property to protect our residence and the surmounding neighbourhood. This took place in
2012. Now T years later a private developer (Cameron Contracting) purchased this temribly rezoned property which in an
area is totally rural with acreage & half acre properties abound.and decides to negate a bunch of covenants put in place
by the City of Courtenay which is to protect us and our neighbours in this rural area.

These are the covenants they are trying to change with variances that we are opposed to.
1) Going from T units to &:

* 8 units instead of 7 creates more people living on an already congested lot (.61 of an acre) with on-street parking
everywhere

* Arden Rd. as it stands now is a narmow road and with on-street parking it will become dangerous

* Remember there is not a single duplex on the whole South Arden road so parking on the street is almost unheard
of or seen.

* transit is not an option this far out of the city.

2) No altering of land:

* In drawings that have been viewed it shows Cameron Confracting building up the front & side yards anywhere
from 3 to 7 feet in order to make this project work.

*  The problem is it creates 2 major issues

¢+ 1) an extremely high building (3 storeys, which will dwarf our property and not fit in with the character of the
neighbourhood)

* 2] creates water run off onto our property

3) A full North property fence line:.

* Cameron Contracting wants to reduce the length of the fence line to half way down.

*  Shortening the fence line makes no sense because it is needed for privacy but also for safety and liability as
there is a proposed retention pond on the property.

*  Whoever heard of a proposed project especially R-3 in a single family neighbourhood that does not have full
fencing.

4) North property fence to be concrete & 2 metres high:
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*  Cameron Contracting wants to lower the heightto 1.8 metres.
*  Lowering the fence height makes no sense either because privacy is huge in this instance because of the height
of these units.(3 storey)

5) 4.5 metre full length Landscape buffer on North property line:

* Cameron Confracting wants to shorten length of buffer.
* Landscape buffer covenant should be enforced for privacy.

On a side note: by shortening the fence length Cameron Contracting is bypassing another issue which is the
hugeimenacing Cottonwood trees on the bottom Morth property line. They lean heavily onto cur property as well as
Cameron's lot with roots growing into our whole backyard. | had asked the previous owner to remove them (8 or 9 trees)
but to no avail.

In closing this very controversial rezoning in the first place with a new ownerfdeveloper that wants to take even more
advantage of the situation by getting rid of covenants that protect our property and neighbours from this previous terrible
rezoning. This proposed project with its footprint isn't so bad but it's the height that does not fit in with the

neighbourhood. With it's extreme 3 storey height and invasive nature and dismissal of covenants it will immediately
reduce cur property value drastically. Someone has to rethink or readjust this proposal or what is the point in having
covenants. The current owner knew what he was purchasing with these covenants in place so why doesn't he stick to the
rules instead of trying to bully them away, so it's time to enforce them rather then let him take financial advantage of them.

Thank ﬁu for ﬁur fime

i
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PUBLIC INFORMATION MEETING
August 13, 2019

2800 Arden Road - Development Permit & DVP
COMMENT SHEET

MNarme: Email:

Address: 2630 AFben Bus, CCueTomy Phnna_:

Cameron Confracting has applied to the City of Courtenay for a DP and a DVP for a
proposed multi-family residential development - comprised of 2 buildings - each
containing 2 basement suites and 2 - 2 storey suites for a total of 8 units. This project is
under review by staff in the Planning Department of the City.

Given the information you have received regarding this project do you have any
comments or questions?
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Please return your comments by Monday, Aug 26, 2019

Comment sheets can be submitted by one of the following methods:

1. Drop off or mail your comments to: Development Services Dept. City of Courtenay, 830 Cliffe Ave,
Courtenay, BC VAN 2J7

2. Email your comments to planning@courtenay.ca

3. Fax your comments to: 250-334-4241
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PUBLIC INFORMATION MEETING
August 13, 2019

2800 Arden Road - Development Permit & DVP

COMMENT SHEET
Mame: Email:
Address: 21 e Eoan, ( O gTENY Phone

Cameron Contracting has applied to the City of Courtenay for a DP and a DVP for a
proposed multi-family residential development - comprised of 2 buildings - each
containing 2 basement suites and 2 - 2 storey suites for a total of 8 units. This project is
under review by staff in the Planning Department of the City.

Given the information you have received regarding this project do you have any
comments or questions?
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Please return your comments by Monday, Aug 26, 2019

Comment sheets can be submitted by one of the following methods:

1. Drop off or mail your comments to: Development Services Dept. City of Courtenay, 830 Cliffe Ave,
Courtenay, BC VAN 2J7

2. Email your comments to planningi@courtenay.ca

3. Fax your comments to: 250-334-4241

34



Page 35 of 59
Attachment No. 3

Staff Report - May 4, 2020
Development Permit with Variances No. 1908 — 2800 Arden Road 2800 Arden Rd

12/21 |

| have several comments regarding the Cameron Contracting at 2800 Arden Road.

Firstly, | feel that the new zoning was handled very underhandedly. We were told that the land was to be
given to Habitat for Humanity but when they turned the proposal down Cameren Contracting came from
no where and suddanly there are going to be & units built on the property??7?!! Eight units on that ane
piece of land is far too much, if you look at the Arden and surrounding streets all the homes are single
family dwellings. | feel that this new development will look VERY out of place and not fit in with the current
houses in the area not to mention we will lose the rural feel that we currently have, especially after now
learning that the 8 units are to be rentals.

Cameron Contracting has already built several large homes at the top of Arden Road so why can’t they
build the same kind of thing an this property?? It will be less units but at least the feel & lock of area will
be unchanged.

Secondly, if there are 8 units being build on this one property where are all the residents that rent these
units going to park?? Thase day's It is cammon far families to have at least two cars, if not more, so where
will they park?? On the road?? We do not have any sidewalks on Arden Road as it is 5o will we be expected
to maneuver around parked cars while dodging vehicles driving past?!! | brought this up with Cameron
Construction at the meeting we had last Tuesday and he was unable to answer my guestion. He said that
there will be a parking space for each of the units, so if there is more than one vehicle per unit they will
be fighting over parking spaces?? And if they are unable to get a parking space where are they going 1o
park?? If you look at the development Cameron on 20" Street, which is the same proposed development,
the street is full of parked cars on bath 20 Street and the other side on Cumberland Road. Yes the units
may have driveway's that technically fits two cars, one behind the ather, but they are so small and narrow
the majority of people park on the street and if there is room pecple don't want to park behind one
another as they canstantly have to move cars when leaving. And what happens when the residents have
visitors, where do they park?? If there were less units built there would be no issues with parking.

| understand that Courtenay is growing and there is a lack of housing for people, but we purposely chose
Arden Road to make our home and raise our family because of the guiet, rural & friendly neighbourhood
feel to the area. If these eight units get the go ahead there will be far more traffic, more people and the
friendly neighbourhood feel will be lost.

Cameron Contracting are only looking out for themselves, which | understand, they are there to make
money for themselves, but at what expense does that come at?? They want to build as many units as they
can as more units means more maney. But after the units are built and Cameron Contracting are long
gone, we are the ones that will be left with all the issues afterwards not them.

Since the trail at the bottom of Ronson Road has been built we have watched the number of people using
it increase consistently, the majority of which continue their walk up Arden Road, so what is the purpose
of putting in a trail to promote walking and then build & units, where there are no side walks, where are
people supposed to walk??

| urge you to please think everything through befare approving the plans for 8 units, It is far too many for
the size of the land and | also feel that having them all be rental’s will have a huge negative impact on the
neighbourhood.

Thank you Tor taking the time to read my comments.
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PUBLIC INFORMATION MEETING
August 13, 2019

2800 Arden Road - Development Permit & DVP
COMMENT SHEET

Name: IR Email
Address: 26HL  APTeEn BoRY (o ETERA Phone:

Cameron Contracting has applied to the City of Courtenay for a DP and a DVP for a
proposed multi-family residential development - comprised of 2 buildings - each
containing 2 basement suites and 2 - 2 storey suites for a total of 8 units. This project is
under review by staff in the Planning Department of the City.

Given the information you have received regarding this project do you have any
comments or questions?
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Please return your comments by Monday, Aug 26, 2019

Comment sheets can be submitted by one of the following methods:

1. Drop off or mail your comments to: Development Services Dept. City of Courtenay, 830 Cliffe Ave,
Courtenay, BC VSN 2J7

2. Email your comments to planning@courtenay.ca

3. Fax your comments to; 250-334-4241
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Grimsrud, Michael

From: I

Sent: Sunday, August 25, 2019 2:34 PM

To: PlanningAlias

Cc

Subject: 2800 Arden Road- Development Permit and DVP Comments and Questions

City of Courtenay Planming Department.

2825 Arden Road

Eeturn email addresses:

Questions:

1.) How did this property sell to Cameron Confracting when 1t was set out in the covenant that this property, lot
24, 2800 Arden Rd, was to be given to Habitat for Humanity or to a not for profit societv? I would like to add as
well that the price in which it was purchased was very low and below asking price. Were there other non-profit
orgamzations approached before it was listed? What other societys were approached? We would like to see
proof that Habitat for Humanity was approached or that other organizations. L'Arche, Transition Society, John
Howard Society?

Where does it state in the R-3 Zoning that duplex dwellings are permitted to have a secondary suite? To add at
vour meeting Me Elhanney writes in his statement calls these units 'duplex style'- where in the R-3 zoning is
this type of building? To me this is not a duplex as it has suites, which I do not see in the R-3 zoning so I can
only make the assumption that this is a 4 plex?

2.) Is the twilding being built on current grade? My understanding is that the land is not to be altered and the
plans indicate that the driveways will be the same grade as Arden Rd. How is this possible?

3.) Are there going to be street lights? How many? And where will they be located?

4.) The covenant states that there will only be 7 units and now thev are asking for 8 vnits. We are not in favor of
more. The engineer states that it is impossible to build 7 strategically. Please explain to us why? Could they not
just be smaller units or simply less units?

5.) New developments mmst 'suit' the neighborhood. Can vou explain to me how 2, 3000 square foot facades
will suit the current residential area? Not to menfion that these were also to be awarded to people in need. a
comnmmnity that helps those in need so they can also live affordably -instead you are putting in higher end
homes with suites that are going to be solely FOR PROFIT to a company that already makes money most likely
above the average person

Comments and Concerns:
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1.) Street Parking and Mailbox being moved only slightly. south down the road.

People turn around all the time at the mailboxes. Now you are asking people to tum around in basically an
intersection with Falcon Crest and then people battling with street parking along the same side. Would it not
malke sense to put the mailbox at the first street of the recipients addresses to avoid half of the residents
doing u-turns every day in unsafe areas?

Mot to mention that the children's bus stop 1s at the pathway system to the right of this property, this is a safety
concern- children won't be seen in between the cars parked on one side or both sides of the road.

The city has just declared the stream and culverted area a sensitive fish habitat, now you are gefting cars to park
on roads, whom some leak oil/gas into the ditches that drain into this culverted fish habitat.

It doesn't make sense to award 1.5 parking spots fo 8 umts where there 1s no practical public transportation
where people will have to use cars to comnmite.

Petty theft happens often around here, all of our cars have been broken info more than once and it is a fact that
street parking increases petty thefi- that concems us as a community that has struggled with this for vears.

The variances do not reflect the stated covenant that is put in place to protect a neighborhood and the
neighboring properties. The variances are asking to push the green space buffers and the heights of fences for

the neighboring property. we do not agree.
We are stating in this email that we are NOT in favor of the variances that Cameron Contracting is asking for.

We would really appreciate answers to our questions and concerns as well as next steps in which vou will take
with our questions, comments and concerns.

Sincerely.
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PUBLIC INFORMATION MEETING
August 13, 2019

2800 Arden Road - Development Permit & DVP
COMMENT SHEET

Cameron Contracting has applied to the City of Courtenay for a DP and a DVP for a
proposed multi-family residential development - comprised of 2 buildings - each
containing 2 basement suites and 2 - 2 storey suites for a total of 8 units.This project is
under review by staff in the Planning Department of the City.
Given the information you have received regarding this project do you have any
comments or questlons?
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Please return your comments by Monday, Aug 26, 2019

Comment sheets can be submitted by one of the following methods:
1. Drop off or mail your comments to: Development Services Dept. City of Courtenay, 830 Cliffe Ave,
Courtenay, BC VON 2J7

2. Email your comments to planning@courtenay.ca
3. Fax your comments to: 250-334-4241
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PUBLIC INFORMATION MEETING
August 13, 2019

2800 Arden Road - Development Permit & DVP

Email;
cone 58 dr e, ("'m,m.i-enayphune

Cameron Contracting has applied to the City of Courtenay for a DP and a DVP for a
proposed multi-family residential development - comprised of 2 buildings - each
containing 2 basement suites and 2 - 2 slorey suites for a total of & units. This project is
under review by staff in the Planning Department of the City.

Given the information you have received regarding this project do you have any
comments or questions?
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Please return your comments by Monday, Aug 26, 2019

Comment sheets can be submitted by one of the following methods:

1. Drop off or mail your comments to: Development Services Dept. City of Courtenay, 830 Cliffe Ave,
Courtenay, BC W8N 2J7 .

2. Email your comments to plannina@courtenay ca

3. Fax your comments to: 250-334-4241

4



Page 42 of 59

Staff Report - May 4, 2020

Development Permit with Variances No. 1908 — 2800 Arden Road 2800 Arden Rd Attachment No. 3

19/21 |

Grimsrud, Michael

From:

Sent: Tuesday, September 3, 2019 10058 AM

To: Grimsrud, Michael

Subject: Owerheight building and cottonwoods on lot 2800 Arden Rd.
Attachments: pic3.jpg; picdjpg; piclipg

Follow Up Flag: Follow up

Flag Status: Flagged

To Michael Grimsrud- Planner |I- Development Planning:

Hi my name is-My family and | reside at 2770 Arden Road, right beside lot 2500, the potential fourplex building
site. After earlier consultation with you at city hall | am submitting some photos of the foreseen overwhelming height
issues presented by this three-storey project. The tall grade stake in one photo is actually an indicator of the garage
entrance or bottom of the second-floor height. This gives you an idea just how high these massive units will be. In the
back of the lot 2800 the units will look exceedingly higher of course. Also, if you research the existing grade heights
(submitted on the grade site drawings) you will s2e just how much Cameron Contracting is wanting to raise this
development from its natural grade. This includes the units, driveways, sidewalks, and parking lot-almost to an alarming
degree. Always cheaper and easier than excavating down but at our expense. Someone has to take steps to lower this
development.

| have also included a photo as you suggested of the 100f cottonwood trees (eight in total), but they do not do justice to
the problem. COnly a visual can appreciate the leaning of them towards my property as well as root issues all over my
backyard and ditch. Once again, | would encourage a site meeting with anyone from the planning department to further
discuss this complicated development.

Thanh—iuu fior iur time and consideration

42



Page 43 of 59

Attachment No. 3
20/21 |

Staff Report - May 4, 2020
Development Permit with Variances No. 1908 — 2800 Arden Road 2800 Arden Rd

Zilkie, Rhonda

From:
:::‘: Secember bl JBloent Sl Staff note sender brought in printed
Subject: Ardlen Road Propasal copy of email; sender mostly obscured

recipient name; and recipient is not a
City of Courtenay Councillor.

Dear Cuuncilln_

Re: The proposed 2-3 storey four-plexes on 2800 Arden Road on a 0.61 acre praperty.

We live at 2770 Arden Road right beside this proposed project and probably the one residence that is affected by this
project the most. Some history- staiting back in 2012, this lot was and should never have been re-zoned to R-3 "mulfi-
family™ in the first place. It was re-zoned fo this designation after city council was told it was to be given to Habitat for
Humanity or & non-profit soclety for a nominal fee, thus inducing the councl to grant the re-zening. This is an area of
single family homes and large properties. In the re-zoning process Peter Crawford (the head city planner at the time) then
put covenanis in place on this property 1o protect our residence, knowing full well it was a guestionable re-zoning to bagin
with. These covenants are supposed to continue with whoever owns the lot as reconfirmed to us back in January 2019 by
Tatsuyukl Setta (manager of planning at that time).

Fast-forward to March 2019, a private developer purchased this complicated re-zoned property and wants to build twe
3-storey four-plexes an the lot, but also wants in turn, to disregard or alter these important covenants that the City of
Courtenay put in place to protect us.

These protective covenants ane.

1) No more than 7 residences on the lot, this is for privacy and traffic.

2) A 2 metre high concrete lap fence to run the full length of the North property line, for privacy and noise buffer.
3) A 1 metre offset of the fance onto lot 2800 for further buffer,

4) A 4.5 metre full landscape buffer on North property line with high trees promised by Peter Crawford,

The developer is trying to shorten the length of the fence, lower the height of the fence, and not recess it 1 meafre onfo
lot 2800, They are not wanting ta do the full 4.5 metre landscape buffer the full length of the North property line with tall
trees, Additionally, they are planning to build 8 units instead of 7, increasing on-street parking. On a side note, on the
Morth property line there are extremaly dangercus 100-foot tall cottonwood trees. Their root systems are encroaching
afto and throughout our backyard, with the possibility and potential of damaging our septic field. | had asked the previous
owner about removing some, but to no avail,

Also of significant disappointment is the height of these two four-plexes. The developer wants to build up the front of
the property as high as 7 feet to the front entrance, making it disturbingly high. All surrounding dwellings have built with
the lay of tha land on this heavily slapad section of Arden Road. With the extreme height of the proposed 3 storey high
units and invasive nature it is out of character with the neighbarhood. In saying all this, we are not against developmant
and do not mind the foatprint of this project. We Just wauld like to see the project lowered on the lotif at all possible and of
course the covenants enforcad so that our privacy and property value will not take such a hit. Wa have reached oul to lan
Buck and Michael Grimsrud many times about our cencerns with this project with good dialogue and will continue to do
5o, We have even had a meeting with the developer also expressing our Issues and hopafully will continue to
communicate with him as in our eyes it is the best policy. We understand the O.C.P. and we get the need for rental units
in the city, but plaasa think about the existing residents in such a rural area right beside such a tall and densified project,
This email is just to give you some history and awaraness of the project going forward.

Thank you for your time,
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Grimsrud, Michael

From: _

Sent: April 23, 2020 817 AM
To: Grimsrud, Michael
Subject: lot 2800 height issue
Follow Up Flag: Follow up

Flag Status: Flagged

To Mr. Mike Grimsrud - City of Courtenay ;Planning Dept.
As to earlier discussions on the 1 foot clerical error on buildings for lot 2800 Arden Rd, these are our
preferred solutions in order from best to worst.
#1 best - lower front main elevation by 1 foot  this helps to reduce overall height of 3 storey project.)

#2 2nd best - leave main and basement floor elevations alone and increase basement wall height by 1 foot [ a
compromise solution.)

#3 worst solution - raise basement elevation 1 foot ( this also raises backyard elevation thus creating further rear
property privacy loss.)

Thanks for allowing our input into this izsue as our residence is right along side this proposed development and

iz adversely effected by
2770 Arden Rd.
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Attachment No. 4: Additional Materials
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CITY OF COURTENAY
Planning Services COM PLIANCE
Courtenay, BG, VON 207 CHECKLIST

Tel: 250-334-4441 Fax: 250-334-4241
Emn: Damina@contonaree ' MULTI RESIDENTIAL DEVELOPMENT PERMIT AREA

Staff Report - May 4, 2020
Development Permit with Variances No. 1908 — 2800 Arden Road 2800 Arden Rd

The following checkllst provides a quick reference for compliance with the guidelines contalned within Section 8.5 Muilti
Residential Development Permit Area of the City. of Courtenay. Official Community Plan No, 2387, 2005. Applicants are-
required to complete this checklist and indicate in the:.comment box how their proposal compllas with each development
permit 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 ln
applicatlon dolays

Project Address: 2_800 ,4,2/)._),/ % A0, Lov fﬁ/A .7 Date: %T’ 30// ‘9

Applicant: [~ o ¢ /C \/E)J 550 Signature:  —
'A. FORM AND CHARACTER | Yes | No :

1. The design of buildings shall reflect the heritage of the City
of Courtenay and the use of materials such as stone, brick,
ornamental work and wood with varied details and columns
Is required. All designs will be assessed to compare the
submitted design with these guidelines.

2. All multi residential projects shall front or appear to front
onto abutting roadways. This may be achieved through
appropriate treatment of the building exteriors and through
the provision of pedestrian entranceways and walkways
directly to the street.

3. Buildings located on corner lots, lots adjacent to a single
residential building, and lots next to public open spaces shall
be stepped down toward the flanking street, adjacent
building, or public open spaces.

4. The design and introduction of a new building type to a
residential neighbourhood shall provide harmony and lend
continuity to the neighbourhood and should not create
excessive disruption of the visual character of the
neighbourhood.

O | s 4 rIAcHED |
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5. The design of a new project or an addition to an existing
project shall be based on a comprehensive design concept
and shall give adequate attention to the general architectural
style, detailing, scale, materials, character of fenestration,
character and materials of roofs, treatment of entrances,
gradation of heights, relationship of indoor and outdoor
spaces, design and placement of play areas, access parking
arrangement and circulation, and landscape character and
design. Plans submitted with Development Permit
applications shall illustrate the aforementioned points.

6. No more than four townhouse units shall be linked in a row
unless warranted by special design treatment. g O "/ /q

7. Where townhouse units have attached garages or carports,
the units shall be wide enough to allow the creation of
attractive entrances to the individual units between garages. | [1 | [J A /A)
Where lane access is available, parking entrances shall be
limited to lane access.

=y
O

S ArncdZD

8. Where individual townhouse or multi-family units have
vehicular access via public street, combined driveway | Ij
access points are required.

Ze AroeHED
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9.

The design and siting of buildings and individual units shall
take advantage of views, natural amenities and adjacent
open spaces and shall provide the maximum of units with
good sun exposure to enhance the liveability of units.

o

|

Sz Arractso.

10.

Stepped or alternating massing shall be used in the design
of buildings in order to break up the volume of the building(s)
and to avoid a box like appearance.

Sex fracuip

11.

Sloped roofs shall be encouraged to harmonize with
surrounding residential areas.

Soprp Bovys Lot

12.

Building shall ensure visual privacy between units and also
between private amenity spaces such as balconies or
patios.

Q8] o

.
O
O

13.

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.

a

O

~ A

B. SIGNAGE

Yes

Explanation of Non-Conformity

1

All signs shall conform to the City of Courtenay Sign Bylaw
No. 2760, 2013 and all amendments thereto.

~ /A

C. SITING, LANDSCAPING AND SCREENING

Yes

Explanation of Non-Conformity

1.

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.

. Recreation and play areas shall be provided within each

project and shall be sensitive to the needs of the all age
groups likely to reside in the development.

w A

. Care will be taken in developments intended for family living

to ensure that the fundamental needs of family living are not
compromised. This includes adequate storage, places for
outdoor play, attention to sound and sight separation, and
safe convenient parking.

. A continuous landscaped buffer area of at least 7.5 metres

in width shall be provided along the inside of all prolEerty
lines adjacent to Cumberland Road, 17" Street, 29" Street,
Island Highway, Cliffe Avenue, Ryan Road and Lerwick
Road. A 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 and at approved
access points.

B Lowie Soevian o F
bkl 12D o iz
A \/'.mzlﬁﬂééﬁﬂ:fm 6411\1

p ~—

. If a property is adjacent to the Agricultural Land Reserve

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

%

. Buildings shall be sited to ensure the privacy of residences

and adjoining properties, retain view amenities, and
minimize the impact of noise or other off-site effects. Noise
attenuation fencing will be required adjacent to arterial and
collector roads.

Szt AyracteED.
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8.

Buildings shall be sited to retain existing tree stands and
terrain as much as possible. Protective barriers, such as
snow fencing, shall be installed around all existing plantings
which will be retained at the drip line for the duration of
construction. No material or temporary soil deposits may be
stored within these areas.

d
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. Buildings shall be sited to ensure the privacy of residences

and adjoining properties, retain view amenities, and
minimize the impact of noise or other off-site effects, noise
attenuation fencing or buffering will be required adjacent to
arterial and collector roads.

§€ A cracthp .

10.

Grading requirements of a development shall be resolved
within the property boundary. Cut and fills shall be
minimized and blended into the existing terrain. Stepped
retaining walls shall be used where possible. Stepped
foundation walls and floor levels for buildings shall be used
on sloped sites. Slopes shall be determined to promote
opportunity for re-planting.

g;ﬁ /f TTACHED «

11.

Buildings shall locate refuse containers, utility services, etc.
to minimize visibility and they shall be screened by
landscaping and fencing to a minimum height of 2 metres.

In general, chain link fencing shall be used only when
screened by landscaping. Similarly, utilities, meters,
exhaust elements, satellite dishes, etc., shall be screened by
landscaping, fencing or roof elements.

%

12.

To separate internal roads, parking, service or storage areas
from adjacent properties, a landscaped buffer area of at
least 30 metres in width.

O

.

13.

Development 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.

14.

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.

15.

Any development adjacent to or near stream or wetland
areas shall adhere to the requirements of the Streamside
Stewardship, 1993 guidelines and the “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.

16.

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.

17.

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.

18.

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
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19.

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.

i

20.

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

NI

21.

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

22.

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

. LIGHTING

Yes

‘No

Explanation of Non-Conformity

. Lighting should be designated for security and safety.

However, there should not be glare on neighbouring
properties, adjacent roads or the sky.

e /A

. 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/

. PARKING

No

Explanation of Non-Conformity

. Large surface parking areas should be broken down into

smaller parking lots evenly dispersed throughout the
development and integrated with planted landscaped areas.
Visitor parking spaces shall be clearly identified within each
development. Tree Planting is required in parking areas.

a

w

. Parking areas shall be screened from adjacent properties

and from direct views of parking vehicles from the street.
The screening should consist of landscaping and fencing.

256 A7vheHsD

. Outdoor parking and loading areas should be located to the

sides and rear of buildings. Parking areas shall include
landscaped areas, defined by concrete curbs, to provide
visual breaks between clusters of approximately ten stalls.

S /frmrouqy

. Direct and functional pedestrian pathways to connect

building entrances to parking areas and sidewalks of the
abutting streets shall be provided. Installation of features
such as distinct paving, special landscaping with trees and
benches, and overhead weather protection on exterior
building walls where appropriate is required.

UENEY

g;f ,4{1’7’,45;1_ .
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McElhanney
N

October 30, 2019

Qur File: 2211-47530-00
City File: DVP 3060-20-1908

Mr. Michael Grimsrud
Planner 1

City of Courtenay

830 Cliffe Avenue
Courtenay, BCVSN 2J7

Dear Mr. Grimsrud,

LOT A DISTRICT LOT 231, COMOX DISTRICT, PLAN EPP71085 - PROPOSED MULTIFAMILY
DEVELOPMENT OF 2800 ARDEN ROAD

This is in response to the City of Courtenay’s (City) September 19, 2019 email correspondence
and provides the clarification and/or additional project information requested by the City (italics
below).

1) Per Subdivision and Development Servicing Bylaw No. 29189, the MMCD Design
Guidelines Section 5.14.2 allows for only one driveway per road frontage. The proposal
shows 3 driveway entrances. This would require a variance for Council consideration.
Please add this variance request and initial your application form or authorize me to do
50.

Please proceed with adding this additional variance request on our behalf,

2) Per Zoning Bylaw No. 2500 Section 8.3.10 (1), a landscape screen, fence or a combination
thereof of not less than 3.0m in height and width shall be provided and maintained to
the satisfaction of the City on all property lines adjoining all other adjoining properties.
The landscaping proposed may provide sufficient screening to meet the height
requirement in places, but is as narrow as about 0.5m between the rear lot line and
parking lot. Please provide me the actual buffer width at this narrowest point and please
re-write this request on your application form to specify both height and width
accordingly or authorize me to do so.

The separation distance between the property line and the parking lot at this location is
0.3m. Please proceed with adding this additional variance request on our behalf.

3) Please confirm that the two front elevations given are one for each building and clarify
which is which.

We confirm that the blue colored building rendering represents Building A (northern
building) and that the grey colored building rendering represents Building B (southern

building).
Page 10f 8
1211 Ryan Road Tel 250338 5495
Courtenay BC Fax 855 407 3895
Canada V9N 3R6 meelhanney.com
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City of Courtenay
File 47530 — 2800 Arden Road

4) Please provide an ISA arborist assessment of existing trees to be retained.

5)

6)

The existing on-site mature trees are limited to the northeast quadrant of the site. The
development proposal seeks to retain these trees to the extent possible (see landscape
plan and site servicing plans). The Owner advises that an ISA arborist assessment will not
be provided to support this application.

The big leaf maple trees planned for the front of the lot are native, in keeping with the
Arden Corridor Local Area Plan (LAP), but are problematic in that they appear to be in the
boulevard, and that they would conflict with the power lines overhead. Please update the
plans to show trees of a more appropriate native species that will not conflict with power
lines and are planted inside the property line. BC Hydro has a guide available online.

Having coordinated this request with Mystic Woods, Pacific Crabapple will be
substituted for the four (4) big leaf maple trees noted on the landscape drawings. We
further confirm that these same trees will be located on the subject property. We
request the City note these design changes on the submitted drawings.

Please review the plans submitted for consistency with Multi Residential development
permit areas guidelines available at
https://www.courtenay.ca/assets/Departments/Development™~Services/MultiResDPChec

klist.pdf and fill out a checklist with comments; improvements or commentary on the
following items may be of particular interest:

A. Form and Character

The design of the buildings shall reflect the heritage of the City of
Courtenay and the use of materials such as stone, brick, ornamental
work and wood with varied details and columns is required. All designs
will be assessed to compare the submitted design with these guidelines.

Building facades are consistent with both local residential construction
and houses. Hardi-plank siding and wood trim will be utilized.

Buildings located on corner lots, lots adjacent to a single residential
building, and lots next to public open spaces shall be stepped down
toward the flanking street, adjacent building, or public open spaces.

Reduced building massing on the 2™ storey is not possible with this
development proposal, as the building width is constrained by the parcel
width.

The design and introduction of a new building type to a residential
neighbourhood shall provide karmony and lend continuity to the

Page 2 of &
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neighbourhood and should not create excessive disruption of the visual
character of the neighbourhood.

Building facades are consistent with both historical and new building
construction within the Arden Road corridor.

o Where individual townhouse or multi-family units have vehiculor access
via public street, combined driveway access points are required.

A combined driveway access for this development is not possible given
the size and configuration of the subject property.

C. Siting, Landscaping and Screening

A continuous 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,
17th Street, 29th Street, island Highway, Cliffe Avenue, Ryan Road and
Lerwick Road. A 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 and at approved access points.

A robust development landscape plan has been prepared. Further to our
application submission, we note that a 2m high concrete fence located 1m
into the subject property and extending the full length of Lot 3 Plan
VIP37435 will be provided in accordance with the covenant document.

Buildings shall be sited to ensure the privacy of residences and adjoining
properties, retain view amenities, and minimize the impact of noise or other
off-site effects. Noise attenuation fencing will be required adjacent to
arterial and collector roads.

Building have been setback from Arden Road in accordance with the zoning
requirements and in consideration of the shape of the subject property. The
building locations are not expected to impact adjacent property view
corridors.

Grading requirements of a development shall be resolved within the property
boundary. Cut and fills shall be minimized and blended into the existing
terrain. Stepped retaining walls shall be used where possible. Stepped
foundation walls and floor levels for buildings shall be used on sloped sites.
Slopes shall be determined to promote opportunity for re-planting.

Great care has been taken with the development site grading to match the
existing site topography where feasible. To this end, significant on-site
earthworks have been avoided.

Page 3 0f 8
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E. Parking

Parking areas shall be screened from adjacent properties and from direct
views of parking vehicles from the street. The screening should consist of
landscaping and fencing.

Vehicle parking for the main level units is located in front of the building as
expected. Vehicle parking for the basement units is provided at the rear of

the property, screened from the adjacent neighbor by landscape material
and 2m high concrete fence.

Outdoor parking and loading areas should be located to the sides and rear of
buildings. Parking areas shail Include landscaped areas, defined be concrete
curbs, to provide visual breaks between clusters of approximately ten stalls.

The proposed vehicle parking for the basement units is located at the rear of
the property. This parking is not large enough to incorporate landscape
islands as it contains six (6) stalls.

7] For Building Permit:

A. General

All servicing and/or offsite improvements are required to comply with
standards contained with the Subdivision and Development Servicing Bylaw
No. 2919.

Understood.

Per Covenant CA6752450 the developer is required to provide a landscaping
buffer along the north property line, a 2 meter high concrete fence one
meter off the northern property line of the land as well as amenities for the
Parks, Recreation, Cultural and Seniors Facilities Amenity Reserve Fund as
well as The Affordable Housing Reserve Fund.

Per above, the developer has agreed to install a 2m high concrete fence
located 1m off the northern property line. The developers amenity
contribution obligations are understood,

A Covenant will be required on the property for stormwater infrastructure
maintenance. For this purpose provide a stormwater infrastructure
maintenance manual to be included on the Covenant,

Understood.

Page 4 of &
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B. Roads

L]

The development shows an intention to relocate the existing mailbox. For
purposes of Public Safety the City requires setbacks from the lane adequate
for @ vehicle to park and a Canada Post employee or passenger to safely exit
the vehicle to access the mail box. Further inquiry with Canada Post has
informed the City that a 6 meter setback with a 12 to 18 meter minimum
pullout length is preferred. Increase the paved road width and structure base
to provide these dimensions in front of the relocated infrastructure. The
pullout for the relocated Canada Post box must additionally avoid the Park
trailhead so as to reduce incidence of the general Public using this space as a
pullout or parking.

The requirement to relocate the existing Canada Post mailbox station is
understood and based on our coordination effort with the same, the
preferred mailbox location is in front of the City’s park. On behalf of the
owner, we can confirm that this development will not be contributing to the
Arden Road improvements noted above, in support of this alternate mailbox
location.

C. Water and Sanitary Servicing

The relocated hydrant is required to have a direct connection to the water
main on Arden Road per MMCD Drawing W4. Any existing services of
insufficient size/location to be abandoned with applicable disconnection
fees.

Understood.

D. Stormwater

On-site source control facilities must demonstrate that they will not result in
downstream breakout and include a geotechnical report supporting their
implementation.

On-site stormwater attenuation requirements will be achieved via the
proposed stormwater pond. As no stormwater infiltration systems are
proposed, please clarify why a geotechnical report commenting on
downstream breakout is warranted.

The June 12", 2019 McElhanney Consulting Services Ltd. Site Servicing
Report notes that the Pond will flood at the 100 year storm and water will
flow overland to the creek. Provide upgrades to the gravel pathway as

necessary to ensure it will not be negatively impacted if the overland flows
Cross it.

Understood.

Page 50f 8
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The outfall must be extended to the creek and designed in @ manner to
prevent erosion of the creek bank. A “Storm Outfall” sign is required.

Understood.

E. Building

BC Building Code does not permit suites within a multi-unit building (more
than one dwelling) so the suites according the Building Code will be required
to comply with all fire separation and fire ratings as if it were a unitin a
multi-unit building. This will mean that the Building code would consider
each building as a 4 plex unit requiring 1 Hr fire ratings between units, along
with BC Housing Documents (HPO) reflecting 4 units per building. The
Covenant on the property limits the maximum unit count to 7 with 2
duplexes and on Triplex, so according to the Building Code requirements this
property would have 8 units on the property in the form of 2 four plexes.

Understood.

The noted “Sanitary Pump Package” on the services drawing will require a
Professional Engineer to design, install, and inspect to ensure compliance
with all required Acts, Standards, and Bylaws. This could be included in the
overall Civil Engineers Designs with supporting documentation about the
equipment (tank, pumps, alarms, backup power, etc.) and Schedule B, along
with approvals from Development Engineering.

Understood.

Limiting distance requirements between the two units may limit the amount
of unprotected openings to 8-10% of the wall area.

Understood.

8) For Your Information:

Public Works Staff does not support the proposal of several multi-family
driveways to the development due to the increase of maintenance costs to
the taxpayer.

Please see rational for variance request above.

The Draft Transportation Master Plan, viewable at

https://www.courtenay. ca/assets/City~Hall/Council/Agendas/2019/2019-

07-02%20DRAFT%20Transportation%20Master%20Plan.pdf, shows future
Arden Rd collector connection to the Comox Valley Parkway (P. 34).

Undersood.

Page 6 of 8
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BC Hydro has no objections to the development; however:

Madifications to the BC Hydro system will be necessary in order to
extend the electrical system to this development. BC Hydro will need to
complete a thorough system study and design to provide o cost estimate
for this work. Clearance must be maintained for any new development
from our primary lines. We require 3m clearance from the lines and 6m
clearance from and transformers. The developer must submit an
application for service with our BC Hydro Express Connect Department
by phone @ 1-877-520-1355 or online.

Understood.

Emterra Environmental curb-side collection can be provided.

Understood.

The proposal maintains a large percentage of pervious surfaces, consistent
with Arden Corridor LAP policy, however pervious hard scape surfaces (e.q.
parking lot) are also encouraged.

As noted, the development proposal includes a large percentage of
permeable surfacing. Additional permeable surfacing is not being
considered.

Arden Corridor LAP states that housing shall be inspired by illustrative
examples provided in plan, objectives of which are to maintain a ‘rural
aesthetic’ which includes elements such as: front porches, having the
building appear more as a single family home (rather than mirror), dormers,
mare roof variety, stepped massing, rear garages.

See response above.

Beyond the above, we note the following development proposal consistencies with the City’s
multifamily development permit guidelines:

» Provides higher residential unit density utilizing existing municipal infrastructure.

s The subject property is immediately adjacent to greenway walkway networks,
promoting alternative modes of transportation and opportunities for leisure activities.

¢ Expands on existing housing diversity within the local area, providing options for various
social and economic needs.

* Adds eight {B) dwelling units to the local housing rental market.

s Building massing and orientation is consistent with the character of the existing
neighborhood.

* The proposed development does not impact any environmentally sensitive areas.

Page 7 of 8
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* Stormwater management designs will be in accordance with the Water Balance Model
of BC strategies.

* Building surface treatments include hardi-plank siding, board & baton, and hip roofs,
consistent with existing homes within the immediate area.
All buildings maintain an Arden Road streetscape arientation.
A network of walkways links unit entrances to vehicle parking areas.
An extensive landscape treatment is proposed, utilizing native and drought resistant
materials.

e All vehicle parking requirements are met on-site.

Please contact the undersigned if any further information is required
Yours truly,

MCELHANNEY LTD.

= - Reviewed by:
.f/ M

Derek Jensen, AScT Bob Hudson, P.Eng.
Project Manager Branch Manager

Cc: 0384657 BC Ltd, Don Cameron
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THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT

To: Council File No.: 3360-20-1912
From: Chief Administrative Officer Date: July 6, 2020
Subject: Zoning Amendment Bylaw No. 2977 - 2355 Mansfield Drive

PURPOSE:

The purpose of this report is for Council to consider a Zoning Bylaw amendment application to create a
new Comprehensive Development Twenty Eight Zone (CD-28), and rezone the property legally described as
Lot B, Section 66, Comox District, Plan 28292 from C-2 to CD-28.

CAO RECOMMENDATIONS:

That based on the July 6, 2020 staff report “Zoning Amendment Bylaw No. 2977 - 2355 Mansfield Drive”
Council approve OPTION 1 and complete the following steps:

1. That Council give First and Second Reading of “Zoning Amendment Bylaw No. 2977” to create a
new CD-28 Zone and rezone the property legally described as Lot B, Section 66, Comox District,
Plan 28292 from C-2 to CD-28;

2. That Council direct staff to schedule and advertise a statutory Public Hearing with respect to the
above referenced bylaw following the resumption of regular council meetings or upon approval of
an alternate process; and

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

Respectfully submitted,

/N7 A

David Allen, BES, CLGEM, SCLGM
Chief Administrative Officer

BACKGROUND:

The subject property is 2,792 m?2 (0.69ac.) in area and located within a mixed use neighbourhood defined
by a mix of commercial and residential uses along Mansfield Drive, the Courtenay Airpark and automobile
oriented retail and services along Cliffe Avenue.

The property is relatively flat and is occupied by the existing Whistle Stop Neighbourhood Pub and liquor
store which is located in the southeast corner of the property. The remainder of the site consists of an
asphalt-surfaced parking lot, grass boulevards and two driveways accesses. An undeveloped City laneway
and a deck are situated along the southern property boundary and the Courtenay River Walkway is located
on the opposite side of Mansfield Drive.
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Vehicular access to the property is from Mansfield Drive, a City road abutting the north and east property
boundaries. The City’s Transportation Master Plan classifies Mansfield Drive as a local road whereas Cliffe
Avenue is classified as a highway and is under the jurisdiction of the Ministry of Transportation. Mansfield
Drive intersects with Cliffe Avenue to the north and south of the development site.

J '.'r' 510 %
Figure 1: Subject Property and Context
The City’s Official Community Plan (OCP) designates the subject property as “Mixed Use”. When
referencing the surrounding land use designations the intent is that this property marks a transition
between the multi-family development envisioned along Mansfield Drive and commercial development
along Cliffe Avenue.
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Figure 2: Land Use Designations
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The Multi-Residential designation envisions a mix of residential uses. Implementation along Mansfield
Drive has been relatively slow with the condominiums at 2300 Mansfield Drive representing the most
significant example of additional density being added to the neighbourhood. Properties along Cliffe
Avenue are designated “Commercial”, a broad designation which includes all forms of retail, office and
commercial services. Balancing, and providing a transition between these two land uses is a key element
of the “Mixed Use” designation in this context.

Proposed is an amendment to the zoning bylaw to facilitate the construction a new five-storey building. At
ground level the building includes a new 250 seat pub, an expanded outdoor patio and a new 266m? (2,863
ft?) liquor store. Storeys two to five of the building contains 30 condominium units.

Based on neighbourhood comments related to this proposal and other recent applications in the area staff
have some concern with increasing the pub capacity beyond what exists today. However, at this point the
application is dealing only with the proposed land use — which staff support at this location. if this zoning
amendment is approved the applicant will be required to make an application to the Liquor and Cannabis
Regulation Branch (LCRB) for structural changes to the existing pub for increases in seating capacity,
changes to the pub’s floor plan and expansion of the pub’s patio. At that time staff will review the licensing
proposal in detail and neighbourhood feedback specific to the increased capacity in order to provide an
opinion for Council’s consideration.

Parking for the proposed development is provided through a combination of surface parking and in a two
storey underground parking facility accessed at the southwest corner of the building. The underground
parking facility provides a majority of the off-street parking with 32 stalls on the first level of the parkade
and 26 stalls on the second level for a total of 58 underground parking stalls.

Within the underground parkade parking stalls will labelled using signage. Signage will be posted on each
stall delineating whether the stalls are for residential, visitor parking or pub parking. Residents, visitors and
pub patrons will access the pub through the use of the stairway and elevator located within the parkade.
The parkade door will be controlled to allow free access during the pub and liquor store opening hours.
After-hours access for residents will be through sensor or key fob system. Pub patrons will be able to
access their vehicles parked underground after hours through the use of a door access system. A further 28
surface parking stalls are provided to service both the pub and liquor store uses.

The applicant has designed the site to enable the existing pub and liquor store to remain in operation
during construction of the new building. Once the new building is constructed the existing Whistle Stop
building will be demolished and surface parking will be provided. During construction, should the
applicant wish to continue operating the pub and liquor store, off street parking on an adjacent parcel
must be secured. This will be a condition of the section 219 covenant to be registered prior to adoption of
this bylaw and proof of the agreement must be provided to the City prior to issuance of a building permit.
Failure to secure off street parking on an adjacent property will result in the pub and liquor store being
closed during construction.

Mansfield Drive is a local City road with a posted speed limit of 50km/hr. There are sight line issues as a
result of the curve in Mansfield Drive. As a result, the speed will be posted as 30km/hr around this curve in
the street. The addition of the new signs as well as enhancements to the existing crosswalk at the curve in
Mansfield will be conditions of the rezoning and secured through a covenant. The applicant’s Civil
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Engineer has confirmed the proposed access is safe for the proposed use, subject to the reduction in
speed.

To accommodate the proposed density and other site-specific aspects of the development, the applicant is
proposing a new comprehensive development zone (CD zone). None of the existing zones within the
Zoning Bylaw permit the density, height and parking ratio the applicant is proposing. Also, because of
where the new building is being located on the property none of the existing zones would permit the siting
of the development in its proposed location without a series of setback variances.

The applicant’s plans for the property are summarized in Schedule No. 1. Given that this is a CD zone, the
applicant has provided detailed architectural plans that describes the CD zone (Schedule No. 2). The City
has also been supplied with a parking study (Schedule No. 3), a TIA and a proposal for Advisory Signage
(Schedule No. 4).

Figure 4: Perspective Elevation (Mansfield Drive Frontage Looking Southwest)
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Figure 5: Perspective Elevation (Mansfield Drive Looking North-East)

Zoning Review

The proposal requires rezoning as the current Commercial Two Zone (C-2) zone does not permit the
desired density, building height or building setbacks to accommodate the development. In addition, the
applicant proposes reduced parking requirements. The table below summarizes the proposal relative to
the existing C-2 zone as well as the Residential Four A (R4-A) zone, a zone typically used for medium and
higher density multi-family proposals.

Existing Zone (C-2) Comparable Zone | Proposal (CD Zone)
(R4-A)

FAR 0.60 1.33 1.54
Lot Coverage Max of 4,500m? per | No requirement 43.8%

floor
Front yard setback 7.5m 6.0m North Om
Rear yard setback 4.5m 6.0m East 2.7m

South: 19.5m

Side yard setback No side yard required 3.0m West: 0.5m

4.5m - for fourth
storey flanking street

Building Height 13.5m 14.0m 18.0m

Usable Open Space 20m?/dwelling unit | 20m?/ dwelling unit [27.5m?/dwelling unit (826.1m?)
(600m?) (600m?)

Parking Residential - 1.5 stalls  |Residential - 1.5 stalls |Residential - 1.1 stalls per unit

Base Requirements per unit (45 stalls) per unit (45 stalls) (33 stalls)
Restaurant - 1.0 stall Restaurant (250 seats) - 1.0 stall
per 6 seats (42 stalls) per 6 seats (42 stalls)
Liquor Store Use — 1.0 Liquor Store — combined retail
stall per 12 m? of retail and warehouse floor area
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floor area (16 stalls) (11 stalls)
plus 1.0 stall per 20 m?
of warehouse area (2
stalls)

Total: 105 stalls Total: 86 stalls

Table 1: Zoning Analysis

Compared to the existing C-2 and the R-4A zone, the proposal seeks increases in density (FAR), building
height and a decrease in off-street parking. However, staff note the proposal exceeds the residential
useable open space requirements established in the R4-A zone.

DISCUSSION:

The OCP’s “Mixed Use” land use designation is limited to two properties along Mansfield Drive. They
include the subject property and the adjacent parcel to the west located at 2299 Mansfield Drive designed
as a transition between the Commercial and Multi Residential land use designations as discussed above.

In assessing this proposal five key themes emerged to guide the evaluation of the application:
1. Land Use Compatibility;

2. Intensification;
3. Location and Connectivity;
4. Use of existing services; and
5. Form and character.

Land Use Compatibility

The subject property is located within an existing mixed use neighbourhood surrounded by commercial and
residential uses. Commercial uses are located to the north, east and south of the property and include:
restaurants, auto body repair shops, convenient stores, and grocery stores and office space for private
corporations, local businesses and government agencies. The subject property is currently used for
commercial purposes.

Integrating residential uses with commercial uses and locating higher density residential uses close to
commercial corridors supports the local economy and local businesses by bringing more people and
customers to the area. Also, mixed-use developments including new and expanded commercial services
creates local employment opportunities and strengthens the local economy.

Lands east of the property are occupied by City parkland including: the Courtenay Riverway a linear
greenway with a multi-use path and multiple accesses from 5™ Street, the Courtenay Airpark and the
Courtenay Rotary Skypark. The City leases land adjacent to the river to the Courtenay Airpark Association
(CAA) who operates a runway and leases a marina adjacent to the airport for pleasure craft.

The Courtenay Skypark located southeast of the property includes a children’s playground and has direct
access to the greenway system. The development’s close proximity to the City’s greenway system is
beneficial in that it promotes active forms of transportation including walking and cycling along the
Riverway path which reduces vehicle dependency and road congestion.

A parking study was supplied in support of the proposal. The project site currently consists of the Whistle
Stop Neighbourhood Pub and the Whistle Stop Cold Beer and Wine Store and provides 45 off-street
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parking stalls. The development proposes 86-stalls within two underground levels of parking and a surface
parking lot. Based on the City’s parking regulations, the proposed development requires 107 off-street

parking stalls, representing an overall deficit of 21 stalls.

Use Parking required Parking Provided
Multi- Residential Dwellings 45 stalls 33 stalls
Pub (250 seat capacity) 42 stalls 42 stalls

Liquor Store (Retail)

Liquor Store (Warehouse)

20 stalls (combined retail and
warehouse pace)

11 stalls (combined retail and
warehouse space)

Total Stalls Required

107 stalls

86 stalls

The parking study examined stall availability and demand rates in surrounding locations including a nearby
restaurant/ pub. Parking counts were conducted and average lengths of stays were examined at the select
survey locations. The parking study concludes that the mixed-use development is expected to provide
sufficient off-street parking to accommodate parking demands and that additional parking stalls are not
required. This is consistent with many recent mixed used proposals which have reductions in parking
requirements based on actual usage levels.

Intensification

This development proposes to intensify a property within an existing neighborhood through
redevelopment and infill. Because this neighbourhood is located within a mixed use area, is serviced by City
and Transit services and is located in close proximity to one of the City’s larger commercial corridor, this
neighbourhood is an appropriate location for considering higher density development including residential
intensification.

Locating higher density developments within existing neighbourhoods maximizes the use of land, increases
housing opportunities, creates diverse and inclusive neighbourhoods supports the existing transportation
system, and leads to healthier transportation choices and results in a more efficient investment in and use
of City services and infrastructure as discussed below.

Housing

The development, if approved, will increase opportunities for housing within this neighborhood. The
proposal offers units sizes and floor plans that will appeal to a wide range of income levels, demographics
and families structures (single households, two person households, seniors and young families).

Regarding unit composition, the development offers three different unit types including one bedroom units
with a den ranging in size from 785ft? to 850ft?; two bedroom units ranging in size from 850ft? to 1,055 ft?
and a two-bedroom plus a den that is 1,819ft2,

Location and Connectivity
The development site is centrally located within the City and well connected to Cliffe Avenue, one of the

City’s larger commercial corridors.

A traffic impact assessment (TIA) was prepared in support of this proposal and discusses opportunities for
alternative and active forms of transportation including transit, cycling and walking.
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Within 200m of the property there are a number of well-connected bus routes along Cliffe Avenue. Transit
stops for routes 4, 5, and 10 are located on the east side of Cliffe Avenue within a 5 minute walk from the
property. These three routes take passengers in a northbound direction along Cliffe Avenue with multiple
stops with service terminating a Courtenay’s Downtown Exchange on 4™ Street, Comox Mall and the
Comox Valley Sports centre on Vanier Drive.

The Driftwood Mall Exchange is 500 metres southwest of the development site. This exchange is serviced
by multiple bus routes and provides access to other bus routes and exchanges including the North Island
College Aquatic Exchange. In addition to the routes listed above, other bus routes from this exchange
includes: Anfield Centre/Comox Mall, Arden Road, Anfield Centre/Downtown, Union Bay and Cumberland.

Cycling facilities on the road network exists as paved lanes shared by cyclists and motorists. The Courtenay
Riverway, located east of Mansfield Drive, provides a well-connected cycling connection through most of
the commercial areas in West Courtenay. Based on the Connecting Courtenay Cycling Network Plan (2019)
the Courtenay Riverway is positioned as a key corridor in the bicycle network, increasing in importance
with the development of the complete cycling network, in the long-term.

The proposed development supports transportation options of all types (cycling, walking, transit,
automobile use). An interior bicycle parking storage area has been integrated into the underground parking
facility on parking level two and outdoor bicycle racks for use by the public have been placed next to the
loading area along the north face of the building, the residential entrance way and within the landscape
areas along the eastern property boundary.

The development will provide off-street parking for commercial customers, residential occupants and
liguor store patrons. To promote the utilization of electric vehicles within the City the applicant has
provided electric vehicle (EV) charging stations and EV-ready parking spaces within the proposed surface
parking lot for a capacity of up to six vehicles.

Locating higher density mixed use developments and intensifying residential development close to major
commercial corridors such as Cliffe Avenue creates efficiencies in the transit system by making better use
of existing transit network service levels and capacity.

The TIA prepared for this development details little change to the current base level The TIA concludes that
the development will have minimal impact on the overall traffic operations at the study intersections but
notes that due to high traffic volumes travelling northbound and southbound along Cliffe Avenue, traffic
operations are expected to slightly degrade during PM peak hours (3:00pm to 6:00pm) at the westbound
left-turning movement at Cliffe Avenue/Mansfield Drive North.

The development will add some minor delays for vehicles waiting to turn left onto Cliffe Avenue off
Mansfield Drive North. However, some mitigation will be provided by active transportation options as
residents occupying the development are much more likely to walk, cycle or take transit to key
destinations.

Use of Existing Infrastructure

The development will utilize existing City services. A recent assessment concluded that the existing water
and sanitary capacity is adequate to service the development. Approving developments that intensify
existing neighbourhoods and promote infill results in a more efficient investment in and use of City
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infrastructure as the City’s costs are lowered in the provision of new services and maintenance of existing
services.

Building Design and Massing

The proposed building has an attractive modern design. To provide visual interest, the exterior facades
incorporate a combination of natural stained wood, gray brick, glass and concrete. The ground floor
commercial area is further articulated with stained burgundy wood panels, large expenses of glass and
exterior doors with a natural wood finishes.

To break up the mass of the building, the residential tower steps back from the ground floor level
commercial podium along the east and north building elevations. Building mass is further reduced through
articulation of the building’s roofline, staggering of the building facades and the use of varying siding
materials and color schemes that have been customized to compliment the site’s context. The building
design, orientation and material selection are of high quality and complementary to other adjacent
buildings in the neighborhood.

The proposed building is five-storeys and has a building of height 18m. To mitigate height impacts, the
building has been designed so that the residential component of the building steps away from the
commercial ground floor component. A shadow study was submitted in support of the development
application. A review of the study suggests that the location of the proposed building creates minimal
shadow cast for the adjacent residential property to the north. The shadow study demonstrates that
sunlight on the sidewalk north across the street and the multi-residential towers located at 2300 Mansfield
Drive will be maintained for more than four consecutive hours during spring and fall equinoxes (March 21
and September 21). The shadow study also demonstrates that the development maintains appropriate
levels of sunlight and sky view for adjacent properties.

Concerning building height, in October 2019 City staff consulted with the Courtenay Airpark Association
(CAA) to determine if they had concerns regarding the development and building height. The CAA leases
land from the City and operates an asphalt surfaced runway for private plane operators and a marina
adjacent to the airport for pleasure craft. It was noted by the CAA Board of Directors in an email to
Planning Staff that the proposed development will not impact their operations from a safety standpoint
and that they have no objections to the proposal.

The development enhances the pedestrian streetscape through the provision of outdoor amenity space
including a pedestrian sidewalk separated from the street by a landscaped boulevard, landscape buffers
and the provision of outdoor bicycle racks and seating areas for public use.

For residents occupying the units, private amenity space has been integrated into the building design
through private outdoor patios and balconies that are situated to take advantage of views of the estuary
and mountains.

According to the applicant’s landscape plans, the eastern perimeter of the property and portions of the
south perimeter are landscaped with lawn areas interspersed with clusters of plantings containing a mix of
trees, shrubs and groundcovers. Landscaping has also been incorporated into private amenity space
through landscape planters located on rooftop patios.
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Other Related Regulations

Amenity Contributions

Staff did discuss amenity contributions with the applicant and were notified that the applicant was opting
to make contributions towards the City’s Parks, Recreation Culture and Senior’s Facilities Amenity Reserve
Fund and the City’s Affordable Housing Amenity Reserve Fund outlined in section 7.7 of the OCP.

The applicant’ contribution to the City’s Parks, Recreation Culture and Senior’s Facilities Amenity Reserve
Fund will in part be used by the City to implement safety improvements (the installation of activated safety
flashers) to the existing crosswalk located on Mansfield Drive north of the property.

Form and Character Development Permit

Subsequent to the rezoning application the applicant will require a development permit. Based on the
plans submitted in support of the rezoning application, the building design and site design are generally
consistent with the policies contained within the Commercial and Multi-family Development Permit
Guidelines.

Tree Cutting Permit

A tree assessment was not provided with this application. If any of the trees being removed on the
property are larger than 20cm diameter at breast height (dbh) a tree cutting permit application will be
required in advance of any tree removal on the property.

Archaeological Monitoring

During the referral process the K'émoks First Nation (KFN) were consulted about the proposed
development. The subject property is located within the KFN statement of intent area and is in close
proximity to the Courtenay River. KFN has requested that a Guardian Watchman be in attendance, at the
developer’s cost, during periods of soil disturbance on the property in order to protect and monitor any
archaeological resources onsite. The applicant has agreed to retain a KFN Guardian Watchman to be in
attendance during any soil disturbance.

Floodplain Considerations

The southeast corner of the site is located lies within the 200 year floodplain boundary Courtenay River.
The applicant has agreed to provide the City with a flood hazard assessment at the time of building permit
submission in order to satisfy Section 56 of the Community Charter certifying that the site is safe for the
use intended.

Provincial Liquor Licence and Cannabis Regulation Branch

If this development is granted approval by the City the applicant will be required to make an application to
LCRB for approved structural changes to the pub’s seating capacity, physical changes to the pub’s floor plan
and the expansion of the outdoor patio.

FINANCIAL IMPLICATIONS:

The development is subject to City and Comox Valley Regional District Development Cost Charges.
Amenity contributions as outlined in Section 7.7 of the OCP will be required.
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ADMINISTRATIVE IMPLICATIONS:

Processing zoning bylaw amendments is a statutory component of the corporate work plan. Staff has spent
40 hours processing and reviewing this application, conducting a site visit and communicating with the
applicant to request additional information.

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 and sidewalk) and upgraded service
infrastructure built to current City standards. The crosswalk running from the north property boundary will
also be upgraded to include activated flashers. These will be incorporated to the City’s asset registers for
ongoing maintenance.

2019 — 2022 STRATEGIC PRIORITIES REFERENCE:
The November 2019 Strategic Priorities Check-in identified the following priorities under the “Next Council
Priorities” subsection:

® 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

® A Encourage and support housing diversity

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
4. protect environmentally sensitive areas
5. support sustainable development practices

3.2 Regional Context Statement
3.2.2 Goals
Goal 1: Housing: Ensure a diversity of housing options to meet evolving demographics and needs.
Principles:
(1) balance land uses to create a vibrant and diverse neighbourhood and community.

(5) lead in creating inclusive neighbourhoods for housing.
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4.4 Residential

4.4.2 Goals
1. Optimize the use of existing lands in the City with a long term consideration to expand
boundaries and protect adjoining lands from further development to meet the future needs of the
City.
2. To encourage multi residential development in the Downtown area of the City, and in areas
identified through the Local Area Planning process.
3. Support the development of housing options for seniors.
4. Ensure the provision and integration of special needs and affordable housing.
5. Encourage housing opportunities and convenient community services for individuals having
special housing requirements.
6. Ensure new housing projects introduce innovative and creative design and streetscapes.
7. Preserve the integrity and character of existing residential areas with any redevelopment
proposal.

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

REGIONAL GROWTH STRATEGY REFERENCE:

The development proposal is consistent with the RGS goal (3.2.1) “to ensure a diversity of housing options
to meet evolving demographic needs” as well as the objectives 1A, 1C and 1D listed below:

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

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

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

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

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

Objective 1-B: Increase affordable housing options

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

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

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

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

e 30% High Density Over four storey multi-units minimum, 74 units per hectare

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

Objective 1-D: Minimize the public costs of housing

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

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
P . 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
participation JEEEERENERE analysis, throughout aspect of the in the hands of

goa| 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. 2977 receive First and Second Readings, a statutory public hearing
will be held to obtain public feedback in accordance with the Local Government Act.

Prior to this application proceeding to Council, the applicant held a public information meeting on August
27, 2019 from 5:00 to 7:00pm at the project site. According to the information provided by the applicant
there were approximately 30 attendees at the meeting with a majority of the attendee’s residing in the
existing condo development across the street at 2300 Mansfield Drive. The applicant’'s meeting summary
and sign-in sheet are included as Schedule No. 5 along with the public comments that were submitted for
this application.
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The key concerns expressed by adjacent residents include: increases in local traffic; building height;
pedestrian safety on Mansfield Drive, the provision of parking for construction crews and contractors and
increases in noise levels stemming from the newly expanded pub and outdoor patio.

Regarding increased traffic on Mansfield Drive, the development is expected to bring more residents and
vehicles to the neighborhood, however increases in traffic congestion will be partially mitigated through
active transportation opportunities available for residents occupying the new building including the
Courtenay Riverway, a multi-use greenway for both pedestrians and cyclists and the site’s close proximity
to a number of transit routes within a 5 to 10 min walk of the project site.

Some residents expressed concerns regarding decreases in road safety for pedestrians resulting from
increased traffic along Mansfield Drive. To address this concern the applicant has agreed to improve the
safety of the existing crosswalk north of the site by adding activated flashers. The City is also requiring the
developer to move the 30km/hr playground sign west of its current location so that travel speeds can be
reduced sooner along the road. These improvements will be formalized in a covenant registered on the
property as a condition of rezoning.

Residents have expressed concerns regarding off-street parking for contractors during construction. To
address this concern the applicant is proposing to provide off-street parking for construction crew vehicles
through a private parking agreement with owners on adjacent sites. This agreement is required to be in
place prior to any development occurring on the project site.

Regarding noise, some residents expressed concerns about increases in noise levels stemming from
patrons leaving the patio and pub after hours. From a land compatibility perceptive, staff have concerns
over the expected noise levels from the expanded pub and patio addition. Staff anticipate that increases in
noise levels will continue to remain a concern among adjacent residential users. This will be a key
consideration when reviewing and assessing the future liquor licence application the City will be referred
from the LCRB for structural changes to the pub and the proposed increase in seating capacity.

OPTIONS:
OPTION 1: (Recommended)

That based on the July 6™, 2020 staff report entitled “Zoning Amendment Bylaw No. 2977 — 2355 Mansfield
Road” Council approve Option No. 1 and complete the following steps:

1. That Council give First and Second Reading of “Zoning Amendment Bylaw No. 2977” to create a
new CD-28 Zone and rezone the property legally described as Lot B, Section 66, Comox District,
Plan 28292 from C-2 to CD-28;

2. That Council directs staff to schedule and advertise a statutory Public Hearing with respect to the
above referenced bylaw following the resumption of regular council meetings or upon approval of
an alternate process; and

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

OPTION 2: That Council postpone consideration of Bylaw No. 2977 with a request for more
information.
OPTION 3: That Council not proceed with Bylaw No. 2977.

74



Staff Report - July 6, 2020 Page 15 of 133
Zoning Amendment Bylaw No. 2977 — 2355-Mansfield Road

Prepared by: Reviewed by:
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Dana Beatson, RPP, MCIP lan Buck, RPP, MCIP
Planner Il Director of Development Services

Concurrence by:

David Allen, BES, CLGEM, SCLG
Chief Administrative Officer

Attachments:

Schedule No. 1 — Applicant’s Project Description

Schedule No. 2 — Architectural Submissions

Schedule No. 3 — Parking Study

Schedule No. 4 — Traffic Impact Assessment and Confirmation of Safe Site Distance
Schedule No. 5 — Public Information Meeting Summary and Public Comments
Schedule No. 6 — Draft Zoning Amendment Bylaw No. 2977

Schedule No. 7— Sustainability Evaluation Compliance Checklist
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Schedule No 1: Applicant’s Project Description

The Whistle Stop Developmeant consists of a new Mix-Usa Multi-Residential developmeant on the site of
the currant Whistle Stop Neighbourhood Pub. The developmant will include a new 250 saal Whislle Stop
Pub with expanded outdaor patio area and a naw Whistle Stop Liquor Store on the ground laval
commarcial podium. Four fleors of condos will ke provided above the commercial padium with 7-8 unils
pir flonr for & total count of 30 units, Undar-ground parking will be provided for residents as wall as pub
palrans,

The existing Whistle Stop Pub & Liguor Store is in nead of renavatlions and improvemants. Upoen a raview
of the existing building it was detarminad that the best strategy was to bulld a new pub on the axisting sile
as lhe work needad o upgrada the existing building would be axtensive. The addilion of the residantal
condo units above the ground leval commarcial will provide increased density in the desirable area
adjacant to the harbour and Courtenay Riverwalk and promotle more padastnian activity in the area.

The proposed design allews for the existing pub and liquer slore 1o remain operational through the
construction of the new building, Onoe the new building is complate the existing YWhistle Stop building will
be demolished and surface parking will be provided. This will reduce the down time for the Whistlle Stop
Fub to the time il takes to demaolish the existing buikding and complete the parking lof. The infent is not o
opan tha new pub and liguor store until the full developmaent s complata, During construction of tha naw
building a coverad walkway will provide access to the existing building and an off-site parking solution will
naad o be found.

The existing streal intlerfaca and sidewalk will be improved through the construction of a continuous
sidewalk, landscaped boulevard, and curb i street, The intent is o bury the existing overhead lines alang
the east of the sila. Bicycle parking and banches will be providad for the public within the landscapad
boulevard, The surface parking lot, as wall as the underground parking levels will provide both accessibla
parking slalls and eleciic vehicle charging slations. The underground parking level will also provide
siorage lockers for all resicential units,

Underground parking access, residential loading and garbage pick-up area are located to the south of the
sita off the mivw parking lot, Commarcial loading 1% proposed (o be along the north face of the bullding with
a signed on-street “lnading only” stall betwean the hours af 7:30 am and 8:30am. It is anticipated loading

will ecour once a day five timas a day for a tolal of five deliveries par week. Garbage pick-up is dasignad
such that bins would need to ba rolled out of the enclosure 1o allow for pick-up

STATEMENT ON CONFORMARCE TO THE AFFORDABLE HOUSING POLICY

The proposed Whistle Stop Devaelopmeant doas not confirm with the Affordable Housing Policy in that it
doas nol provide housing below markel value., Howevar, the development has been designed wilh a
range of unit sizes including smaller TES sq,it, units that will be within reach of a wider rangs of buyars

In conformance with the Affordable Housing Policy the developmeant will allow for a denser housing
solution provides a range of residential unit sizes and more compact community. As a mixed-usa
devalopment adjacant to Mansfiald Drive and the Courlenay Riverwalk the sita is ideally located for
padestrian traval and within 200 maters of 2 bus sites,
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Schedule No. 2: Architectural Submissions

Existing Site Plan- Phase 1 Demolition
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Site Plan- Phase 1
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Site Plan- Phase 1
Parking Access During Construction
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Site Plan — Phase 2 Demolition
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Site Plan- Phase 2 (including Sight Triangles)
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Underground Parking Plan
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Underground Parking Plan
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Floor Plan — Ground Floor
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Floor Plan — Second Floor
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Floor Plan — Third Floor
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Floor Plan — Fourth Floor
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Floor Plan - Fifth Floor
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Building Elevation — North Elevation
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Building Elevation — East Elevation
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Building Elevation — South Elevation
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Building Elevation — West Elevation
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Landscape Plan — Ground Level
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Landscape Plan — Rooftop Level
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SHADOW STUDY
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Schedule No. 3: Parking Study

Mc Elhanneay

Sur Fie: 2211-47564-00

TECHNICAL MEMO

Te Prepared by

Erica Lowe. Principal Architect, 488 AIBC Emily Shibata, Traffic Enginesenng Tech.

LOLA Architectura Branch 2111 / Traffic and Road Safety
Reviewed by

Parm Mahal, F.Eng
Branch 2111/ Traffic and Road Safety

HRHe Date
Whistle Stop Mixed-Use Development — Parking  February 14, 2020
Study

The purpase of this technical memorandum is to review existing and proposed parking conditions for the
Whistle Stop mixed-use development in Courtenay,. British Caolumbia

1. Introduction

The City of Courtenay (the City) has requested that Lola Architecture (the Client) conduct a parking study
to better understand parking availability and uliizaton at the Whistle Stop Meighbourhood Pub and is
sumrounding area. A mized-use. multi-family development is proposed at this site. Lola Architectura
engaged McEhannay Ltd. (McElhanney) to undartake this task.

1.1. PROJECT LOCATION

The Whistle Stop development site is located in Courtenay, Brtish Columibia on an approxamatedy 3000
m* kot bounded by Mansfield Drive to the north and east and Cliffe Avenue to the west. The development
location is presented in Figure 1.

McElhannsy
Sulte 2300 Central Cly Tower, 13450 - 102nd Averue. Surey BC Canada VIT X3

Tal. 04-506-0351 | Fax. 1-855-407-3505 | waw. mesihanney. com Page 1
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1.2, EXISTING PARKING LOT CONDITIONS

The Whistle Stop project site currently consists of the Whistle Stop Neighbourhood Pub, the Whistle Stop
Beer & Yine Store, and 45 on-site parking spaces.

1.4. PROFPOSED DEVELOPMENT AND PARKING LOT CONDITIONS

The proposed Whistle Stop mixed-use development is expected to relocate the existing Whistle Stop
Meighbourhood Pub and the Whistle Stop Beer & Wine Store, and construct four residential storeys
above the relocated pub and store. A fotal of 30 dwelling units is expected. Developrment deteils are
based on the technical memorandum Traffic Impact Assezement for Whistie Stop Mixed-Uise Froject in
Courtenay, EC prepared by McElhanney for Lola Architecture on July 18, 2018,

Parking for the development will be accassible from Mansfield Drive and will consist of a parking garage
with fwo underground levels and a surface lot. The proposed development is expected to provide a total
of 86 spapes:

« 28 regular and 4 accessible spaces on parkade lavel F1
» 23 regular and 3 accessible spaces on parkade level P2

« 22 regular, 3 small car, and 3 accessible spaces on the surface lot

An overview of the parking layout is found in Appendix A

2. Parking Survey

To better understand parking availability and ublization, McElhanney conducted parking counts at the
Whistle Stop Meighbourhcod Pub and its surrounding area.

2.1, BURVEY LOCATIONS

Swurvey locations in the surrounding area were determined based on availability of public parking. A
nearby restaurant ! pub was alse surveyed based on its similar use fo the Whistle Stop Meighbourhood
Pub. Five areas were surveyed as a part of this study:

* Area 1 = Whistle Stop Meighbourhood Fub / Whistle Stop Beer & Wine Store
* Area 2 — Mansheld Drve, narth of Whistle Stop Fulb

# Area 3 - Mansfield Drive, east of Whistle Stop Pub

* Area 4 — Courtenay Riverway

* Area 5 = Kelly & Carlos O'Bryan’s Meighbouwrhood Restawrant and Pub

An overview of the survey locations can be seen in Figure 2

Technical Memo | Frepared for Enca Lowe, LOLA Archlieciure

" wmistie Stop Melghbaurhond Pub — Pandng Sudy Page 3
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Mansfield Drive
North of Pub

Area 3 - 70 Spaces
Mansfield Drive

East of Pub
Area 1 - 45 Spaces
Whistle Stop

Neighbourhood Pub

Courtenay Riverway

Area5-61
Kelly & Carlos
O'Bryan’s
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2.2 STUDY TIMING AND CONDITIONS

Parking counts were conducted on Friday, February 7, 2020 and Saturday, February 87, 2020 between
3:30 PM and 8:00 PM. As the current establishment is a neighbowrhood pub, it was assumed this pericd
would best encompass peak parking demands. There were no unusual public events scheduled within
the Comaox Walley on either count day. A summary of past and future kocal events in the area can be
found on the What's On Digest at hitps:'whatsondigest. comicomaoxvalley!.

3. Summary of Gollected Data

The number of available spaces and parked vehicles were determined at the five study areas during the
study period. License plates of vehicles parked at the Whistle Stop Neighbourhood Pub were reconded.
Detailed count sheets are included in Appendix B.

4.1, PARKING AVAILABILITY

The number of available parking spaces at each location are summarized in Table T balow.

Table 1: Avaiahie Parkmg Spaces

Area # Location A\'a’::::egufuzs Parking Type
1 Whistle Stop Neighbaurhaod Pub 45 Off-Street
2 Mansfiald Orive, Morth of Whistle Stop Fub 15 On-Street
3 Mansfield Drive, sast of Vhistle Stop Pub T0 On-Street
4 Courtenay Rivenway 33 Off-Strest
| 5 Kelly & Carlos O'Bryan's Meighbourhood Restaurant and Pub a1 Off-Street

3.2. PARKING DEMAND
The hourly parking demand betwean 3:30 PM and 8:00 PM at each study ares is summarnzed babow.

Area 1 - Whistle Stop Neighbourhood Pub

As shown in Figure 3, the hourly parking demand ranged betwean 20 and 27 parked vehicles on Friday,
February ¥ and between 132 and 23 on Seturday, February 8. The demand did not exeesed capacity during
the study penod.
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Figure 3 Whistle Stap Neighbourhood Pub Parking Lot Demand

Area 1 - Whistle Stop Neighbourhood Pub

130 P Lo 500 PIA

]
s
"‘
J»
¥ u‘a
fr e
TR maa .h"'-\.- __i-"
1% *‘q,q -
-*'
1
4
1]
3311113111111 11111111131111111 1
B335 82383853 98382R080§8360888
—— iy iy — gl

Area 2 — Mansfield Drive, North of Whistle Stop Pub

As shown in Figure 4, the hourly parking demand ranged between 1 and B parked vehicles on Friday.
February T and between 0 and 2 on Saturday, February 3. The demand did not exceed capacity during
tihe study perod.

Figure 4: Mansifietd Drive (Norih of Whistle Sfop Pub) Pariing Demand

Area 2 - Mansfield Drive, North of Whistle Stop Pub
330 PM 10 9:00 P
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Area 3 — Mansfield Drive, East of Whistle Stop Pub

As shown in Figure 5, the hourly parking demand ranged between 14 and 10 parked vehicles on Friday,
February 7 and between 7 and 38 on Saturday, February 8. The demand did not exceed capacity during
the study period.

Figure 5: Mansfield Drive (East of Whistle Stop Pub) Farking Demand

Aroa 3 - Mansfield Drive, East of Whistle Stop Pub
130 PM 10 900 P
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Area 4 - Courtenay Riverway

As shown in Figure 6, the hourly parking demand ranged between 2 and 14 parked vehicles on Friday,
February 7 and between 0 and 19 on Saturday, February 8. The demand did not exceed capacity during
the study penod.
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Figure &: Courtenay Riverway Parking Demand

Area 4 - Courtenay Riverway
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Area 5 — Kelly & Carlos O'Bryan’s Neighbourhood Restaurant and Pub

As shown in Figure 7, the hourly parking demand ranged between 19 and 36 parked vehicles on Friday,
February 7 and between & and 34 on Saturday, February §. The demand did not exceed capacity during
the study period.

Figure 7- Kelly & Carlos O'Bryan’s Neighbourhood Restaurant and Fub Parking Lot Demand

Area 5 - Kelly & Carlos O'Bryan's
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3.3. PARKING UTILIZATION

The hourly parking demand was compared to the available number of spaces at each location to
determine the hourly utilization rate. Parking utilization rates between 3:30 PM and 9:00 PM for Friday,
February 7 and Saturday, February & are summarized in Figure & and Figure 9, respectively.

Figure 8 Hourly Parking Utilization — Friday, February 7, 2020

Parking Utilization
Friday, February 7th, 2020 - 3:30 PM to 9:00 PM
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Figure 8: Hourly Parking Utilization — Saturday, February . 2020

Parking Utilization
Saturday, February 8th, 2020 - 3:30 PM to 9:00 PM
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As shown in Figure § and Figure 9, parking demand at all study areas remained within capacity during the
3:30 PM to 9:00 PM study period. On Friday, February 7, the maximum utilization rate of 60% occurred at
5:40 PM on Mansfield Drive, north of the Whistle Stop Pub, and again at 7:30 PM at the Whistle Stop
Pub. On Saturday, February 8, the maximum utilization rate of 73% occurred at 3:30 PM at the Whistle
Stop Pub. The number of available spaces and maximum utilization rates are summarized in Figure 10.
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Area 2 - 15 Spaces
Friday: 60%
Saturday: 13%
Area 3 - 70 Spaces
Friday: 27%
Saturday: 54%
Friday: 60%
Saturday: 73%

Friday: 37%
Saturday: 50%

Friday: 5%
Saturday: 56%
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3.4. LENGTH OF STAY
License plates were recorded at the Whistle Stop Meighbourhood Pub parking lot to determine the

average length of stay of parked vehicles. The average length of stay between 3:30 PM and 2:00 PM was
approximately 43 minutes on Friday, February 7, and approximately 47 minutes on Saturday, February 8.

4. Parking Requirements

Parking reqguirements for the mized-use development were evaluated based on the proposed supply
compared to the esfimated parking demand per the ITE Parking Generation Manual, 5" Edition (2013)
and required parking supply per the City's zoning bylaw.

4.1. CITY OF COURTENAY PARKING BYLAW

The proposed mixed-use, multifamily developrnent site in zoned C-2, as shown in Appendix C, and
subject to the City's parking bylaw requirements as described in Divizion 7, Schedule 7A — Reguired
Number of Off-Sfreef Pardng Spaces of the City of Courfenay Zoning Bylaw 2500, Table 2 shows the
number of parking spaces the development is required to provide according to the zoning bylaw.

Tabfe 2 OfF-Sireet Parking Requirements Eased on City of Courfenay Zoning Byfaw 2500

Dt::?i:u';:n Quantity m:::;:f nit Hem:;:;iﬂﬂm
Mid-Rise Residential a0 Cwielling Units 1.50 45
Neighbourhood Pub 250 Seats iR 42

Liguor Stare 190 i {retai) 0.08 18

Liguor Stare Ta m? {starage) 0.05 4

| Total 107

Per City bylaw, the development is required to have a total of 107 off-street parking spaces, Therefare,
the proposed parking supply of 88 spaces is 21 spaces short of the requirement stated in the City's

parkimg bylaw,

42 ESTIMATED PARKING DEMAND

As a comparison tool, the expected peak parking demand was calculated based on the proposed land
uses, Parking demand was determined using rates from the ITE Parking Generation Manual, 5 Edition
(2043}, The ITE parking generation rates and resulting estimated parking demand is summarized in Table
3

A | Techmical Memo | Frepared for Enca Lowe. LOLA Architecture
Whistle Stop Nelghtourhaod Pub — Paridng Study Page 12
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Tabfe 3: ITE Farking Generation Rafes and Estimated Feak Farking Demand

Parking Generation Rates Estimated Parking Demand
33 %ile  Average | B5™ %ile 33™%ile Average B5™ %ile
Mid-Rise Dwelling
Residantial a0 Uinits 0.83 0.e0 127 18 27 3
Mengﬁhmhwd 5.78 1ﬂﬂg.5q. 457 a.47 1237 o 38 72
LquorStore | 288 | "000SA | g4 172 270 5 5 8
| Total E | m 119

Based on the ITE parking generation rates, the development is expected to hawve 8 macimum weekday

peak demand of 51 to 118 parking spaces.

4.3, SUMMARY OF PARKING REQUIREMENTS

Table 4 shows a summary of the parking needs for the proposed development.

Table 4: Summary of Parking Needs

Source On-5ite Parking Spaces Parking Surplus (#) ! Deficit |-)
Proposed Parking Supply 88 -
City Parking Bylaw 107 =21
ITE Estimated Parking Demand (23 Y} 51 435
ITE Estmatad Parking Demand (Average) o +18
| ITE Estimated Parking Demand (B5* %ilz) 149 -a3

Based on the City's parking bylaw, the proposed development would require 107 on-site parking spaces.
Oweerall, the proposed supply compared to the City's requirements would result in a parking deficit of 21

Spaces.

Based on the City's parking bylaw, the proposed development would require 107 on-site parking spaces.
Owerall, the proposed supply compared to the City's requiremeants would result in a parking deficit of 21

spaces.

Baszed on the ITE parking generation rates, the proposed parking supply of 88 spaces would result in a

18-space surplus compared to estimated average weekday peak parking demand.

In addition, there is an sbundance of nearby on-street parking available, as summarized in Section 3. 1.
Combimed with the ulilization rates from Section 3.3, it is expected that the proposed parking supply will

meet the sverage parking demand of developments of this type.

M

Technical Memo | Prepared far Eriea Lowe. LOLA Archiecture
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5. Gonclusions and Recommendations

The purpose of this technical memaorandum is to review existing and proposed parking conditions for the
Whistle Stop mixed-use development in Courtenay, British Columbia.

5.1. CONCLUSIONS

The \Whistle Stop project site currently consists of the Whistle Stop Neighbourhood Pub, the Whistle Stop
Beer & Wine Store, and 45 on-site parking spaces. The proposed mixed-use development is expected to
feature an E8-space parkade with two underground levels and a surface lot.

To better understand existing parking condifions at the Whistle Stop Fub and its surrcunding area, the
number of available spaces and parked vehicles during the Friday and Saturday 3:30 PM to B:00 PM
peak pernod was determined at five study areas. The parking demand at all study locations did not exceed
capacity. with an averege utilization rate of 28% and a maximum utilization rate of 73%. Based on
collecied license plate data, the average length of stay at the Whistle Stop Meighbourhood Pub and the
\Whistle Stop Beer & Wine Store was spproximately 45 minutes,

Per the City of Courtenay bylaw, the proposed Yhistle Stop mixed-use development is required to have a
total of 107 off-street parking spaces. The proposed parking supply of 85 spaces is 21 spaces short of
this requiremeant.

However, based on the ITE parking generation rates, the proposed parking supply is 18 spaces greater
than the estimated average weekday peak parking demand. In addition, survey results showed there is
an ample amount of on-street parking available on Mansfield Drive during the Whistle Stop Pub’s peak
period. Pub patrons may also utilize other modes of transportation such as public fransit or rnde hailing
services, further decreasing the demand for on-site parking.

5.2, RECOMMENDATIONS

Based on the parking occupancy survey and ITE parking generation rates analysis conducted as fior this
report, the proposed Whistle Stop mixed-use development is expected to provide sufficient on-site
parking fo accommodate peak parking dermands. Additional parking spaces are not required at this time.

Technlcal Memo | Prepared far Erica Lowe, LOLA Archiieciure
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6. Clesing

The information within this memo is true and accurate to the best of our knowledge. If you have any
questions or concerns regarding this analysis, please contact the undersigned

McELHANNEY LTD.
Prepared by Reviewed by:
“ﬁ— L‘:- ) -._ r A
Emily Shibata Parm Nahal. P.Eng.
Traffic Engineering Tech. Senior Traffic Engineer
Traffic & Road Safety Division Traffic & Road Safety Division
eshibsta@mcelhanney com nahs celhanney com
804-508-0301 804-424-4831
M Technical Memo | Prepared for Erica Lowe. LOLA Architeciure

WWhnistie Stop Neighbourhocd Pub — Paring Shudy Page 15
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APPENDIX A - PARKING LOT SITE PLAN
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\— EXISTING BUILDING ABOVE \
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APPENDIX B - PARKING SURVEY COUNT
PARKING COUNTS - Friday, February 7, 2020
) Mansfield Mansfield
T m"::s‘"" Drive North of | Drive East of Em“:::“':: HE;:T:”:::"'
Pub Pub
Area l Area 2 Area 3 Aread Area 5

3:30 PM 22 1 - - -
3:40 PM - - 19 4 -
4:00 PM - - - - 19
4:30 PM 21 - - - -
4:40 PM - 3 18 i3 -
5:00 PM - - - - 13
5:30 PM 20 - - - -
5:45 PM - ) 15 4 -
500 PM - - - - 30
5:30 PM 24 - - - -
5:40 PM - & 17 - -
5:45 PM - - - ] -
700 PM - - - - 36
7:30 PM 7 - - - -
740 PM - 1 14 - -
745 PM - - - 1 -
8:00 PM - - - - 9
8:30 PM 20 - - - -
8:40 PM - i 19 1 -
9:00 PM - - - - 20
Available

Spaces 45 15 70 38 61
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PARKIMNG COUNTS - Saturday, February 8, 2020
Whistle Stop | iansfield | Mansfield | tenay | Kelly & Carlos
Time Pub Drive Morth of | Drive East of Riverway O'Bryan's
Pub Pub
Area l Area 2 Area 3 Area 4 Area s

3:30 PM 33 1 - - -
340 PM - - 33 19 -
4:00 PM - - . - 23
4:30 PM 22 - - - -
4:40 PM - 1] 25 11 -
5:00 PM - - - - 4
5:30 PM 15 - - - -
5:45 PM - i) 13 7 -
6:00 PM - - - - 34
6:30 PM 19 - - - -
640 PM - 2 10 - -
645 PM - - - 3 -
700 PM - - - - 25
7:30 PM 13 - - - -
740 PM - 1] 7 - -
745 PM - - - 1] -
8:00 PM - - - - 15
8:30 PM 22 - - - -
8:40 PM - 1] 8 3 -
5:00 PM - - - - 8
Available

Spaces 45 15 70 38 61
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PARKING PLATES ID - Friday, February 7, 2020
Stall # 3:30 PM 4:30 PM 530 FM 6:30 PFM 730 FM B30 PM
1 gta ka7 uidg
Fi saab saak el Er7 g7
3 jt2 jt2 jt2 jtz jta jt2
L jb7 dr? 083
5 cws w5 003
& AET7S NE7 75 231 381
T Eng 358 358 ffa ffa
B ais hn? kts 026
9 mj kts 80
10
11 gnl hha hhz
12 sl mj kha kc2 kcl
13 gco Eco 397 387 kn (taxi)
14 199 163w 163w 1gma B754 a754
15 632 111 111 j&s
16 pai 42
17 G565 nE771 TATT ahs odl
18 111 w jha ahs
19 hbs mazda B40 jh8
20 w5 (1]
21 el bea
2 ha
23
4 ads ad3 ade add
25
26 gc3
27 pas g6 g5
i8 eed dad dx3
9
30 pxi jt3 jt3 dhs
31 ka3 ka3 ka3
3z
33 nhi jt1
34
35
36 &05
37 869 ff1 ffi
3a 605 605
39 (1] eev
a0 cgj
a1 jto hni
a2 ea? aay
a3 aba akbs
ad 981 981
a5 PkE pks
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PARKING PLATES ID - Saturday, February B, 2020

stall & 3:30 PM 4:30 PM 5:30 PM 6:30 PM 730 PM B-30 PM
1 jpo 1173 73
2 27 gr7 2r7 Er7 gr7
3 ka7 ka7 de3
4 184F TWe kcs
5 850e z962h 9362h 3962h hrg
[ wp 2207 2207
7 234f nc78 bea bea hja3
B 163w TJ02h
9 ImB4 Ima4 gng 781d
10
11 o7ir orir
12 em3z2 gwh EWE
13 8933
14 o54 221v emaos emds hni hni
15 hs& 354r
16 208x 730m as8 nh21 nh2l
17 mn2& drs 5405 S40s
18 GE5% BE3x hb3 dx6 dx3
19 55on 550n amé amé chs cbs
20 gf1E gfi8 §421b hbs
21 EWS f=6
22
23
24 k7 mys5 mys5
25
26 ge3 ge3 ge3
27 fcg fco fcs
28
29 [§4=] It [ls=] It3
30 309 gds ads gds
31 7908j 220 eeld 220 ged
32 as2g B62g 7846l
33 bes nks7 254c
34 555 555
35
36 EnS ENS gnS ENS
37 BE27k
38 bgs gz9
33 ies hEis
40 g705
a1 hipa hlpd pad
a2 ja2 ja2 (] [4]
a3 3a0f Tanha
44 217n
45 mn25
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APPENDIX C— CITY OF COURTENAY ZONING
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Schedule No. 4: Traffic Impact Assessment

TECHNICAL MEMO A\ VicElhanney | e

Prepared By
To Winnie Zhuang
Erica Lowee, Principal Architect, Af4, AIBC Reviewed By

Farm Mahal, P.Eng.

Company Branch

LOLA Archifectura 2111 - Surrey
Date

Re July 18, 2018

Traffic Impact Asseszsment for Whistle Sfop Mixed-Use

Project in Courtenay, BC File Mumber

2211-47584-00

1. INTRODUCTION

The purpase of this technical memo is to review traffic operations for tha proposed mized-use, multi-family project
located at the Whistle Stop site located in Courtenay, British Columbia. This traffic impact assessment (T14) evaluatas
the AM and PM peak hour conditions in Exasting Conditions (2018), Opening Year (2022), and a future harizon year,
Oipaning Year plus ten yaars {2032). To quantify traffic impacts with the added site-generated inps, the 2022 and 2032
traffic scenarios ware analyzad using base volumes (without the proposed development) and developed volumes (base
volumes plus site-gensarated trips) throughout the study area.

The folowing presents our assumphons, analysis results, and racommendations.

1.1. Project Description

The proposed development site is located in Courtenay, British Columbia and will consist of a wood-frame construction
with a commercial pedium on the ground lavel. This mixed-use praject will include the relocated Whistle Stop
Neighbourhood Pub as well as the Whistle Stop Beer & Wine Store on tha ground level, Abave, thera will ba four
residential storeys with 3 total of 30 dwelling wnits, as per the development overview shown in Altschmeant 4 and
correspondenca with the chent. This proposed project is assumead fo be completed by 2022,

1.2.  Project Location

The project site is approximately 3000 square metres bounded by Mansfield Drive (north and east) and Cliffe Avenue
(west). An overview of the project location is shown in Figure 1.

Sulte 2300 Central CRy Tower Tel 604 596 0381
13450-102 Avenue Fax 855 407 3555
Surrey BC Canada VaT 6X3 wiww McEIhannay. com
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TECHMICAL MEMO “

1.3. Study Intersections

The fallowing is a list of study intersections that were analyzed to guantify impacts associated with the propased
development:

= Chffe Avenue / Mansfield Drve Morth (side-street stop-conirolled)

= Chffe Avenue / Mansfield Drve South (side-street stop-controllad)

1.4. Existing Roadway Conditions

All roads in the study area have a posted spaed limit of 50 ke/h. Lafi-turn bays are provided at the westbound approach
of the Cliffe Avenua/Mansfiald Drive North and Cliffe Avenue/Mansfield Drive South intersections. Moreover, there are
two-way left-turn lanes provided for the northbound and southbound approaches at these infersections.

2. TRAFFIC VOLUMES

2.1. Existing Traffic Volumes

Traffic counts for the Cliffe AvenueMansheld Drive North intersechon were conductad on Agnl 11, 2018 by McEhanney.
The fraffic volumes for the Chiffe Avenue/Mansfield Drive South intersection were established based on traffic volumas
at the Gliffie Avenua/Mansfield Drve Morth intarsection. Peak hours were determined using the counts which wera
recorded on a weekday from 700 AM - B:00 AM and 3:00 FM - 3:00 FM. The peak volumas were astablished by
finding the hour with the highest volume far each study intersection.

Existing Conditions (2010) weekday AM and PM peak hour traffic volumes at the study intersections are shown in
Figure 2. Detailed traffic count sheeis are included in Atfschment E.

Re: TIA for Proposed Whistle Stop Mimed-Use Project in Courtenay, BC | 2211-4T584-00 Paga 3
From: Parmm Mahal | To: Erica Love, &84 AIBC | July 18, 2018
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Z.2. Background Volume Development

Background volumes were developad by applying an annually compounded growth rate of 2.2% (obtained from the City
of Courfenay 25 Year Vision for Wulti-AModsl Transportation, 2014) fo existing traffic volumes and grown to the opening
yaar honzon (2022) and future horizen (203.2).

The Year 2022 (Opening Year) and Year 2032 (Jpaning Year + 10 Years) weekday AM and PM peak hour background
volumes are presented in Figure 2 and Figure 4, respectivaly.

Re: TIA for Proposed VWhistle Stop Mixed-Use Project in Courtenay, BC | 2211-47504-00 Paga 5
From: Parm Nahal | To: Erica Lowe, A408 AIBC | July 18, 2018

123



Staff Report - July 6, 2020 Page 64 of 133
Zoning Amendment Bylaw No. 2977 — 2355-Mansfield Road

Qoaning Your [2022) Becegrourd TriMie Voumes
M E hmnney
A LA FCUAE 3 - b

124



Staff Report - July 6, 2020 Page 65 of 133
Zoning Amendment Bylaw No. 2977 — 2355-Mansfield Road

Forure 12032) Bachgronnd Trala Volumes

Mo E hanney
“ VAT CUAL 4 b

125



Staff Report - July 6, 2020 Page 66 of 133
Zoning Amendment Bylaw No. 2977 — 2355-Mansfield Road

n

2.3. Trip Generation

Trip generation refers to the process to estimate the vehicular traffic a development adds to the surrounding roadway
system. For the proposed develspment, the fotal number of generated trips entering and exiting the road system was
calbculated for the weekday AM and PM peak hours

Trip generation estimates for the development were calculated using trip rates from the Trip Generstion Manwal 107
Edition by the Institute of Transportation Engineers (ITE). The proposed mulifamily residential development is expected
o consist of four storeys only, while the commercial podium is expected to consist of the existing pulk and liquor store,
Since rraffic counts capiured the existing pub and liguwor store mips, only ITE land use code 221 Multifamily
Housing (Mid-Rise) was used to determine new irips generated from the development. & summary of the estimated site-
generated trips for the proposed development i provided in Table 1 below.

Tabie 1: Tnp Genersfion Summary

In | Dut Ratio Trips
Period ;'Fltp- P
L) ouT IN CuUT Total
3 B 11

0.36
Multifamily Housing, Mid-Rise 30 DU

(221} =11 0.44 81% 30% a g 13
Nores:

1. DU = dweilmg wnits
The propased sie is expected to add 11 vehicles (3 in { B out) during the AM peak hour and 13 vehicles (B in/ 5 out)
during the FM peak hour fo the surrounding read network

2.4, Trip Distribution

The trip distribution of traffic generated by the project development was estimated based on traffic volumes at the Cliffe
Awvenue/Mansfield Drive Morth intersection. For this TIA, the new site-generated irips for the 30 dweling uniis will be
digtributed to the surrounding road network in the opening year (2022) as follows:

= 85% toffrom the nerth along Cliffe Avenue

= 15% toffrom the south aleng Cliffe Avenue

The trip distribution assumptions are shawn in Figure 5

Re: TIA for Proposed Whistle Stop Mbed-Use Praject in Courtenay, BC | 2211-47534-00 Page 8
Froem: Parm Nahal | To; Erica Lowe, AA& AIBC | July 18, 2018
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2.5.  With Project Traffic Volumes

Ta determine traffic welurmes for the scenarios with the development (i.e. combined volumes), the development trips
estimated for the project development (Table 1) were added to the background traffic volumes for the 2022 and 2032
study scenarios. The site-genarated traffic volumes used in “with development” traffic analyses for years 2022 and 2032
are shown in Figure 8 The combined weekday AM and PM peak hour traffic volumes are presented in Figure 7 and
Figure 8 for the 2022 and 2032 study scenarios, respaciively.

Re: TIA for Proposed Whistle Stop Mied-Use Project in Courtenay, BC | 2211-47584-00 Pape 10
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3. TRAFFIC OPERATIONS ANALY SIS

Traffic operations analysis was conducted for the following scenarios:
= 2019 (Existing Conditions)
« 2022 (Opening Year)
= 2032 (Opening Year + 10 Years)

All seenarios were analyzed during weekday AM and PM peak hours, and the 2022 and 2032 scenarios were analyzed
without and with the addition of trips generated by the proposed development,

3. Synchro Analysis Software

Synchro software, version 10.0, was used to report the level of service (LOS) and average delay at each of the study
intersections, Synchro is a traffic software used to determing traffic condifions based on velumes, laning, and type of
traffic control. Synchre calculates average delays and queuwe lengths for each movement at an intersection, Average
delays are then translated into LOS. It should be noted Synchro results are calculated, and therefore are typically
conservative compared to observed traffic flow, which is affected by driver behawviour, Detailed Synchro analysis reporis
can be faund in Aflachmend C.

3.2. Intersection Level of Service Criteria

Operations of roadway facilities are described in terms of Level of Service (LOS), which is 3 qualitative description of
traffic flow based on factors such as speed, travel time, delay, and freedom 1o manseuvre. Six service levels are
defined, ranging from LOS A, the best operating conditions, to LOS F, the worst operating conditians, LOS E
corresponds fo "at or near capacity” operafions. When volumes exceed capacity, it results in stop-and-go conditions,
which is designated as LOS F. The delay thresholds and correspanding LOS are presented in Table 2. The typical
criterion for acceptable operation is LOS D. Therefore, any movement or infersection aperating at LOS E or worse may
require improvement.

For unsignalized (side-street stop-controlled) intersections, the LOS calculations were conducted based on the
methedology in the Highway Capacity Manual 6 Edifien (HCME), Transporiation Research Board, 2018, The LOS
rating is based on the averape delay expressed in seconds per vehicle, For controled approaches composed of a
single lane, the control delay is computed as the average of all movements in that lane.

Re- TIA for Proposed Whistle Stop Mied-Use Project in Courtenay, BC | 2211-47584-00 Pape 14
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Rapresents free flow. Individual usars are wiually unaffectad by others in
the traffic stream. Usually no conficting traffic
Stalle flow, but the presence of other users in the fraffic stream bepins to be

Tahte 2: Intersection Leve! of Service Defmiions

Level of Delay Criteria {s/veh)

Service gnalized Int ]
A
g noticeabla. Occasionally some delay due to conflicting traffic

Stabla flow, but the operation of individual users becomeas significanthy
G
o
E
F
NOmE

= 10ta 15

® 1510 25 affecied by interactions with others in the fraffic stream. Delay is noticeable,
but not inconveniencing.

Rapresents high-density, but stable flow. Delay is noticeable and irritating;
incraased lkelihood of isk-4aking.

Represents operating conditions at or near the capacity level. Delay
approaching tolerance levels; risk-taking behaviour is likely.
Represents forced or breakdown flow. Delay exceeds tolerance level;
high likelihood of risk-taking.

= 25 to 36
= 335 to 50
=50

WaltAes shown are in secandslenice. BOLD indizafes imacceptabie LOS

It should ba noted that although Synchro reports overall intersection LOS at side-sireet stop-confrolled unsignalized
intersections, the averall LOS is nof a good indicator of the side streat performance, as it is calculated from the average
delay for all vehicles. As a result, the overall LOS is typically heawvily skewed toward the LOS for the free flow major
mowvement, particularly where the proportion of frea flow valume on the major street is very high. Te betler acknowledge
side straat parformance. only the individual movement LOS is presented for unsignalized side-streat stop-controlizd
intersections.

3.3. Level of Service Results

Existing Conditions (2019)

Traffic analysis was conducted at the study intersections far the 2018 (Existing Conditions) scenarnio. A summary of the
AM and PM peak haur intersection LOS results (we ratio, delay, LOS, and B5"-percentile queus kength) can be found in
Tabie 3. The detailad results can be found in Aifschment C.
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Tahie 3- Exisfing Comdions [2013) Peak Hour Intersechion Level of Senvice Resuits

Intersection Attribute EEL | EET | EBR | WBL | WEBT | WBR | MBL
AM Feak Hour

Dwerall

Wit Ratio’

CHliffe Avenus | Delay (B . 27 = 13 . ] a " 1 = 1
Manafsid Level af
Drtve Morih Zaryioe? = o - B - A A B A = A

95% Q (m)? - <5 - 5 - i ] a -] <5 -
WiC Ramo - 0,02 - po2 - 037 D20 a0 0.3 =
CillfTe Avenus | Delay (8] - bl - 12 - 0 a 10 0 -
Manafadd Level af
- C - -
Dwive Sowlh Senice C B A A B A A

85% & (m)
PM Peak Hour
vits Ratig!
CHlffe Avenus / Delay (g) - 32 - 15 - ] 1] 1 1 - 1
MiEnaN a0 Level af
Ditve North Santos? - D - B - A A ] s - A

25% & (m)* : B . 5 - 0 ] =5 B -

wio Ramo - 0.02 - 004 . 0.44 b24 002 0.45 -
CHlfe Avenus | Delay (8) - 24 - 13 . o Q " o - o
Manansid Level af
Dwive Sowth P— - o - B A A B A - A

BE% @ (m) . = b - =5 . 0 a = 8§ =5 L
Noms:

1. BOLD inaizatas wi ralio 5 greater than 0,58
2, BOLD nakcatas LOS4efy [s unaccepfabie [LOS E or wovse)

3. 0P -pencentile queue jengih given in metres; convered fram number of vehicies assuming har vehicie lengih and spacing = 7.5m
per vamcie

As shown in Table 3, all study intersections are operating at an acceptable LOS,
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Opening Year (2022)

Traffic analysis was conducted at the study intersections for the 2022 (Opening Year) scenario. & summary of the AM
and PM peak hour intersection LOS results (wc ratio, delay, LOS, and 85"-percentile queue length) can be found in
Table 4 and Table 5. Results are presented without and with the tnips generated by the proposed development. The
detailad Synchro results can be found in ARechment C.

Tabie 4: Opening Year [2022) Background Peak Howr intersection Level of Sernvice Resulls

Intersection | Attribute EET | EBR | WBL | WET | WEBR | NBL Owerall

AM Peak Hour

vic Ratio?

CHENe Avenus / Delay () - kX - 14 - ] ] 12 2 = 1
Manafledd Leved af

Drtve North et . o . B . B A 8 A A
95% @ (m? . <5 . 5 . h 0 5 5
vic Ratio . 002 | - | 003 | - | o4 | 022 | ooz | oas
came Avenue ! I TC] . 22 . 13 . 0 0 1 0
g ;1";;: . c . B - & A B A A

95% o {m)

PM Peak Hour
wic Ratio?

CHBNe Avenue / Dalay (g - 48 - 16 - ] ] 12 1 = |
Manafledd Leved af

Drive Horih Sanios’ - E - c - A A B A A
95% @ (m)* - <5 = 5 = o Q -] 5
Wit Ratio - 0.03 - 0as - 0.49 026 .02 0.54
CHlTe Avenue | Delay (8] - 3 - 14 - 0 a 12 o
Orive South o . D . B . A | A 8 A - A
95% Q (m) - <5 = =5 - 0 Q 5§ +5

Noms:

1. BOLD ndicates wi ralia 15 greater than .85
2. BOLD indicates LOStet) 15 unacceptabie (LOS E of worse)

3. pE-parcenilie queue Jangih given in medres: convatad fam fumaer of vahicies assuming Mal wehicie anglh and spacing = 7.5m
per vahicie
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Tahie 5 Opening Year (2022) Combined Peak Hour infersection Lewvel of Service Results

Owverall

Intersection EET | EBR | WBL
AM Peak Hour

WET | WER | NBL

wic Ratio?

CHffe Avenus | Delay (6)* - 4 - 14 - ] Q 12 2 - 1
Manafald Level of

Drive North Seryined - i B A A B A A
95% Q (m)° - <5 - 5 - o a -1 B - -
wit Ratio - 0.3 - 0.03 - 0.41 023 0,02 0.35 - -
CHllfe Avenues | Dielay {8) . 22 . 13 = 0 a 11 o o
Mamaflaid
Leved af -
Dwive Sowth Sanics - c B A A B A A

85 3 (m)
PM Peak Hour
wi Ratio®

CHliffe Avenus | Delay (B - 75 - 17 = o L] 13 2 = 1
Manafaid
Leved af
Drive MNorth Zarvice! - F - c - A A B A = A

95% & (m)? - -] - 10 - ] i} E B - -
W Ramo = 0.03 ] 0uos - 0.49 026 0.02 0.54 = =
CHlffe Avenus / Dielay (8] - ] - 14 - o a 12 o o
Manafadd
Leved af
Ovlve Sowkh Senice - ] B A A B8 A A

85% Q (m) - <5 - =B - o a =5 =5 = -
Nows:

1. BOLD inaicates wi rafio 5 greater than 0,65
2, BOLD inoicates LOSDelay s unaccepfabie (LOS E or worse)

3. 0 -parcentla QUeUE Jangin given in metas: convared fam number of vehicles assuming mar vehicie Jangih and spacing = 7.5m
e vahicie

Compared to the 2018 conditions, the background trafiic operations in 2022 are expected to degrade at the study
intersections. Specifically, the westbound left-turning movement at Clife Avenue/Mansfield Drive Morth is expected 1o
deprade to LOS E with approximately 48 seconds of delay in the PM peak hour scenario. Althaugh this mowvement has a
low wolume during the AM (4 vehicleshouwr) and PM (4 vehicles'hour) peak hours, the high norhbound and southbaund
Chiffe Avenue volurnes result in minimal gaps, thus increasing delays far the side street.

With the addition of development traffic, operations are expecied to degrade slightly when compared fo the background
traffic aperations in 2022, however the impact is not significant overall, The Cliffe Avenue/Mansfield Drive Marth
westhaund lefi-turn approach is expected to operate at LOS F with the development in the PM paak hour scenario,

Opening Year + 10 Years (2032)

Traffic analysis was conducted at the study intersections far the 2032 (opening year + 10 years) scenario. A summary of
the AM and PM peak hour intersestion LOS results (vic ratio, delay, LOS, and 85.-percentile gueve length) can be
found in Table € and Table 7. Results are presented without and with the frips generated by the proposed development
The detailed results can be found in Atfschment C.
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Tahle & Future (2032] Eschground AM Feak Hour Infersection Level of Senice Resulfs

Intersection Attribute Owerall
AM Peak Hour

vic Ratio?!

CHe Avenue | Dalay () - 35 - 18 - ] a 15 4 - 1

Mansfesid Leyed af
Drive Morth Senioe! 3 E - c - A A c A - A

5% @ (mj’ - < § - 10 . ] a 10 10 - .
Wi Ralio s 0.08 o 008 - 0.58 031 .05 0.4a - -

CHlife Avenus / Dielay (5] - 40 - 16 - 0 Q id 1 -
Orive Soul o . F . c . A A 8 A - A

0E% Q (m)
PM Peak Hour

it Ratia?

CRe Avenus | Delay (Bf* - 58 - 28 - ] ] 19 3 -

Manafedd
Leved af
Drive North [ - F - o - AR €| A - A

85% @ [m)! - 5 - 20 - 0 a w1 - -

Wiz Ratio . 008 [ - | o1 | - | oes | 037 | oos | ome | - .

came avenue | L] . 51 . 18 . 0 a 16 1 - 0
reivs South ';"5;: . F . c . # A c A . A

85% @ (m) - <8 - 5 - o Q <3 <5 - -

Noms:

1. BOLD inaicates wi /alia is grester than 0.65
2. BOLD indicates LOS4ielsy 15 unaccepfabie (LOS E of worse)

3. P -parcentie queue Jangih given in metres; convarted fram number of vahicies assuming Mmal wahicle Aangih and spacing = 7.5m
per vahicie
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Tabie 7: Future (2032) Combined AL Peak Howr infersection Level of Service Resulfs

Intersection Attribute EBT | EER | WBL
AM Peak Hour

WET | WER | NEL | NET

wic Ratip’

CHife Avenus | Celay (g} - 3& - 20 - ] i i 4 - i
Mananaid Level af

Drive Norih Seniop! E = [+ = A A C A - A
Q5% O (mj* - < § - 10 - ] a 10 10 - -
Wi Faio - 0.08 - 005 - 0.69 D31 Q.05 0.49 - -
Clffe Avenus | Dielay (8] . 40 - 16 . 0 a id i - 1]
Manafaid Level af
Dotve South cenie E . c . A A B A - A
95% Q (m)

PM Peak Hour
vic Ratie’

Clffe Avenus | Delay (6 . T2 - 33 = ] a 21 4 L 2
Manofsid Level af

Drive Morih Zaryice? F - [ - A A C A - A

95% O (mj* - -] - 26 - i a 10 10 - -

Wi Rato - 0.08 - b1 - 069 03T 0,08 078 = -

CHffe Avenus | Delay (5] . 52 - 20 - 0 a 16 1 - 1}
KManafadd Level af

Dwive Sowkh F— F - c . A A [ A - A

85% 0 (m) . <5 . 5 - 0 a <5 <5 . .

NOTBE:
1, BOLD Inclicates wi raia I5 grester than 0,85
2, BOLD incicates LOSeisy 15 unacceptanie [LOS E or worse)

3. pF-percentle queue engih given I mekres, convered fram number of vehicies assuming Mar vahicie lengih and spacing = 7.5m
[DEr vamciE

Compared to the 2022 conditions, the background traffic operations in 2032 are expected to degrade at the study
intersections. Mamely, the westbound kefi-tuming movements at both study intersections are expected to operate at
LOS E in the AM peak hour. Additionally, these movemenis are anticipated to degrade to LOS F in the PM peak hour.

With the addition of development traffic, operations are expecied to degrade slightly when compared to the background
traffic operations in 2032; there are no changes in level of service between the background and combined scenarios for
both study intersections and their respective movements.
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4. PARKING

Parking requirements for the mixed-use, mid-rise development were evaluated based on proposed supply compared to
estimated parking demand per the ITE Parking Generation Manual, 5* Edilion (2018) and required parking supply per
the City’s zoning bylaw. Similar to frip generation, parking demand and supply are direcily linked to the land use type(s)
and size.

4.1. Proposed Parking Supply

Parking for the devalopment will be accessed from Mansfield Drive and consist of an underground parking garage (bwo
lewels) and a surface lot. The proposed development will provide a total of approximately B5 spaces.

The site parking would consist of:

« 2B regular and 4 barrier frae stalls (parkade level P1)

« 22 regular and 2 barrier free stalls (parkade level P2Z)

« 23 regular, 2 small car, and 4 barrier free stalls (surface bot)
+ Tofals B5 stalls

4.2. City of Courtenay Parking Bylaw

The proposed mized-use, multifamily development site is zoned C-2 (see Altschment D for the City's zoning map) and
subjact fo the City's parking bylaw reguirements, as describad in Division 7, Schedule 7A - Regquired Number of Off-
Streat Parking Spaces of the Ciy of Courtenay Zoning Bylaw 25300, Table 8 shows the number of parking spacas the
development is required to prowide according to the zoning bylaw.

Tabie 8 Parang Requirerments Based on Gy of Courlensy Zoning Eplaw 2500

Land Use Description Parking Spaces/Unit | Required Parking Spaces

Mid-Rise Residential 30 ouw' 1.50 45°
Meighbourhood Fub 250 Seats o7 42
Liguor Stora 180 m? (retail} 0.08 18
Liquor Store T8 m’ (storage) 005 4
Total: 107
Noms:

1. DU = dwaling unlts

2. 1.5 spaces per dweling unit with 10% of the required speces being provided Bnd refainad for waior parking; 40 dwaling panking
spacas, 5 wislor parking S08ces

Per City bylaw, the development is required to have a total of 107 parking spaces. Therefore, the proposed
parking supply is 22 stalls short of the requirement stated in tha City’s parking bylaw.

4.3. Estimated Parking Demand

A5 a comparison tool, the axpectad peak parking demand was calculated based on proposed land uses. Parking
demand was determined using rates from the ITE Farking Genarstion Manwsl, 5 Edition (2018). The ITE parking
genaration rates are shown in Table J and the estimated parking demand is surmmanzed in Table 10
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Tabie 9: ITE Parking Generation Rafes

Mid-Rise Residential 0.80 1.27 0,63

Meighbourhood Fub 578 KSR 8.47 12.37 457
Liguor Store 2.88 KSF 1.72 278 1.49
Nowes:

1. DU = gwelng units

2, K5F = 1000 squane feaf

Tabie 10- Estimated Peak Parking Demand

Mid-Rise Residential

Meighbourhood Pub 578 K5F et 72 27
Liquor Store 288 KSF 5 ] 5
Total: 0 118 51

NowBs:

1. DU = gwelng units
2, K5F = 1000 squane fear

Based on ITE parking generation rates, it is assumed that the proposed development would demand approximately 51
to 118 parking spaces.

Because the proposed development is close to the goods and services at Driftwood Mall and access ta public transit, it
is estimated that the parking demand would remain between the 33" percentile and average demand rates, with a
maximum weekday peak dermand of 70 parking spaces

4.4. Parking Summary

Table 11 shows a summary of the parking needs for the proposed development.

Table 11: Parking Summsary

Parking Surplus (+)| Parking Spaces Parking Surplus (+) [
“ Parking Spaces I Deficit () with Reduetion | Deficit {-) with Reduction

Parking Supply -
City Parking Bylaw 107 -22 -
ITE Farking Demand 7o +15 &1* +34
Nowws:

=-“

. Calcuiateg from fhe verage |TE paring demand rate
. Calcuigted from the ITE 33 percenfie pandng demand rafe

=]
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As per the City's parking bylaw, the proposed development would require 107 parking spaces. Owerall, the proposed
supply compared to the City's requirements would result in a parking space deficit of 22 spaces.

Based on the information above, the proposed parking supply of 85 total spaces is greater than the estimated average
parking demand predicted by ITE, for a development of this type, by approximately 15 spaces. This increases fo a 14-
space surplus if compared to the 33™ percentile parking demand rates for similar land uses.

In summary. it is expected that the proposed development parking supply will meat the average parking demand of
developments of this type.

5. ACTIVE MODES ASSESSMENT

5.1. Pedestrians

Thera ara pedestrian facilities, such as sidewalks, built out naar the propesed development: the roadways in the study
area feature a sidewalk on both sides of the road. Adjacent to Mansfield Drive is the Courtenay Riverway, a muli-use
greenway for both padestrians and cyclisis.

5.2. Cyclists

Maost of the bicycle facilites on the road network adjacent the proposed development currently exist as paved lanes
shared by both cyclists and motarists. The Courtenay Riverway, which is located east of Mansfield Drive, is a paved.
multi-use path.

Based on the Connecling Courdenay Cycling Network Plan (2018) there is a proposed cycling network for the
community. Adjacent to Mansfield Orive, the Courtenay Riverway is expacied fo be connected to a complete bicycla

network in the leng-term.

The proposed long-term cycling network. as well as the shori-, medium-, and leng-term cycling facilibes are provided in
Atfachment E. & complete map of the existing cycling network for Courtenay is also provided in Atfschment E.

5.4,  Transit

The project development has access to BC Transit bus routes within the immediate vicinity. Thera are two bus stops,
serving three bus routes, within 200 metres of the proposed development:

= Route 4: Driftwoed Mall / Comox Mall
= Route 5: Vanier

+« Route 10: Fanny Bay

Also, the Driftwood Mall Exchange is located at Fitzgerald Avenue, approximately 400 metres southeast of the proposed
development. The Driftwood Mall Exchange is serviced by the bus routes accessad near the project site, which provides
accass to other bus routes and exchanges. In addition to the routes listed above, other bus routes from the Drifbwood
Mall Exchange are:

= Route 1: Anfield Centre ! Comox Mall

= Route T: Arden
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= Route 8 Anfield Centre ! Dovwentown

+ Route 14: Union Bay
» Route 20; Cumberland (via Roysion)

A complete map of the transit system for Courtenay can be seen in Atfachment F,

6. SIGHT DISTANCE EVALUATION

To accommodate drivers of all levels of ability and experience, it is crucial that there is adequate sight distance provided
[prior to any potential obstacles on the roadway. Stopping, decisien, and infersection sight distances were assessed for
the site access on the east side of the proposed development, as detailed in the development plan (Affachment A}, per
the Transportation Association of Canada's (TAC) Geomelric Design Guide for Canadian Roads (2017). To note, there
is @ potential sight distance issue along Mansfield Drive by the north east corner of the sile due fo horizontal geometry,
This location also lacks curvature and restricied sight line warnings.

6.1. Stopping Sight Distance

Stopping sight distance (S50) is the distance it takes to bring a vehicle to a complete stop upan brake application. This
distance is calculated based on design speed, deceleration rate, and driver reaction time, as shown in the following
equation {TACG Geometne Design Guide for Canadian Roads, Egn, 2.5.2);

l'?ll
EED = 0278V + 0,039 -

550 = Stopping sipht distamce (m)
f= Brake reaction time, 2.5 5
V= Design spead (kmih)

& = Deceleration rate (m/s%)

O level roadways with a design speed of 50 km/h, the S50 is calculated to be 85 m. Howewver, given the proposed site
access proximity to the sharp curve on Mansfield Drive, it can be assumed that vehicles will be driving at a lower speed
(i.e. 30 krvh). The S50 for & 30 km/h and 50 km/h design speed is illustrated in Figure 3 and Figure 10, respectively,
along with screenshots of Google Street View perspectives of each sight distance.
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As shown, the proposed site access meets the stopping sight distance reguirements for both 30 kmfh and 50 km'h
design speads.

6.2. Decision Sight Distance

In cases whera drivers are required to make wnusual maneuvers or difficult decisions, the decision sight distance (D5D)
allows drivers to intarpret potentially dangerous sduations and decide on & contral acton. This distance is determinad
based on the complaxty of tha action carmad out by the diver as well as the difficulty of the driving environment (2.3.
interchanges, changes to the roadway geometry, traffic control devices, ete.). Maneuver difficulty is denoted by lettars A
through E, with fhe least complex maneuver denoted by A. The table balow, TAC Geomefns Design Gwde for Canadian
Fosds, Table 2.5.6: Decision Sight Distance, was usad fo datarmine the D50 for the proposad site access

Table 12 Dacision Sighf Dvsfance

Design Speed Decision Sight Distance for Avoidance Maneuver (mj)

{km/h)

G0 1] 205 175 205 235
T0 125 250 200 240 275
a0 165 400 230 275 A15
a0 185 3E0 275 320 360
100 225 415 N5 a5 405
110 285 455 335 3e0 435
120+ 305 205 A7 415 470

in lewel rmadways with Avodance Maneuver & and a design speed of 50 kmuh, the DSD is suggested to be 75 m.
Haweawer, given the proposed site acoess’ proximity to the sharp curve on Mansfield Dnve, it can ba assumed that
vehicles will be driving at a lower speed (i.e. 30 kvh). Therefore, a D50 of 55 m was extrapolated from Tabie 12 for
this lower design spead. The OS50 for a 30 km'h and 50 km'h design spaed is illustrated n Figure 11 and Frgure 12,
respectively, along with sereenshots of Goople Street View perspectives of each sight distance

Re: TIA for Proposed Whistle Stop Mixed-Use Project in Courtenay, BG | 2211-47504-00 Pape 27
Fromm: Parm Nahal | To: Erica Lowe, A58 AIBC | July 18, 2018
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As shown, the proposed site access meets the decision sight distance requirements for the 30 km/h design speed,
However, in the 50 km/h design speed case, the curve along Mansfield Drive by the north side of the proposed site
creates a sight distance issue for vehicles approaching the site access from the north, The DED to the north of the site
access is blocked by vegetation and could potentially be blocked by the proposed development structure.

6.3. Intersection Sight Distance

The methodology for calcutating intersection sight distance (ISD) stated in the TAC Geometric Design Guide for
Canadian Roads (2017} is according to the American Association of State Highway and Transportation Officials’
(AASHTO) Policy on Geometnc Design of Highways and Streets, 8" Ed. (2011). In intersection design, departure sight
triangles are used to detarmine adequate sight distance for a stopped driver on a minor-road approach controlled by
stop or yield signs, as shown in the figure below from the TAC Geometnc Design Guide for Canadian Roads (2017).

Figure 13: Departure Sight Tnangles

T— | ! —
| | : |
: : MaoRosd J N | '
\ 1 PR T—- . RS |
e a e a——— Se—smmmmeesesermereao
'/ . ‘ Ly .. W N cane Sight Trangle
Cloar Sight Trang e Docision Point
Decson Pomnt 1
Depanture Sigv Tnangle for Viewng Trafha Depanure Sight Tnangle for Viewing Trafic
Approaching the Minor Road from the Left Approaching the Minor Road from the Right
Figure 9.9.2: Departure Sight Trlangles (Stop-Controlled)
Re: TIA for Proposed Whistle Stop Mied-Use Praject in Courtenay, BC | 2211-47584-00 Page 30

Froerc Parrn Mahal | To: Erica Lowe, A8A, AIBC | July 18, 2018
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Intersaction sight distance for intersections with stop control on the minor read is calculated based an the design spead
of the major read and the time gap for the minor read vehicle to enter the major road, as shown in the follovwng equabtion
adopted from AASHTO's Policy on Geomelnic Design of Highweays and Streets, 6 Ed. (TAC Geomelnic Design Guide
for Canadian Roeds, Eqn. 9.9.1):

ISD = 0278V .. 1,

IS0 = Intersection sight distance (length of the leg of sight friangle along the major read) (m)
Vome = Design spead of the major road [kmh)
fz = Time gap for minor read vehicle to enter the major road (5)

Left Turn from Stop

A passenger car turning keft onto a two-lane readway should be provided sight distance equivalent to a time gap of 7.5
seconds in major-read traffic, as stated in the AASHTO methodology. Therefore, with a design speed of 50 km'h, the
ISD is calculated to be 105 m for wehicles turning left from a stop. Howewer, given the proposed site access’ proximity to
the sharp curve on Mansfield Drive. it ¢an be assumead that wehicles will be dnving at a lower speed (i.e. 30 kmih).
Therefore, an IS0 of 85 m was calculated for this lower design speed.

The departure sight triangles for a vehicle turning left from site with the context of a 30 kmih and 50 km'h major road
design spead ara illustrated in Figure 14 and Figure 15, respectively, along vwith screenshots of Goagle Strast View
perspectives for each sight distanca figure.

Re: TA for Proposed Whistle Stop Mixed-Use Praject in Courtenay, BC | 2211-47534-00 Fapa 11
From: Parm Mahal | To: Erica Lowe, A88_ AIBC | July 18, 2018
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Looking South
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A5 showm, the proposed site access |S0 is approximately 30 m north of the access, which does not meet the
intersection sight distance requirernenis for the 30 krn'h (85 m) and 50 krndh {105 m) design speeds. The curve along
Mansfield Orive by the north side of the proposed site creates 3 sight distance issue for vehicles approaching the site
access from the north, The sight triangle looking to the north of the site access is blocked by vegetation and could
potentially be blocked by the proposed development structure.

Right Tum from Stop

A passenger car turning right should be provided sight distance equivalent to a time gap of 8.5 seconds, as stated in the
AASHTO methodology. For right-tuming wehicles, the IS0 is calculated to be B5 m for 3 design speed of 50 km/h, and
55 m for @ lower design speed of 30 kmvh, In this case, only a departure sight triangle for traffic approaching fram the
left is required. The departure sight friangles for a vehicle turning right from the site with the context of 3 30 km'h and 50
kmi'h major road design speed are ilusirated in Figure 16 and Figure 17, respectively, along with screenshots of Google
Street View perspectives for each sight distance figure,

Re: TIA for Proposed Whistle Stop Mixed-Use Project in Courtenay, BC | 2211-47534-00 Pape 34
Froer: Parm Mahal | To: Erica Lowe, A8A, AIBC | July 18, 2018
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As showmn, the proposed site access meets the intersection sight distance reguirements for the 30 kmih design spead.
Hawever, in the 50 km/h dasign speed case. the curve aleng Mansfield Drive by the north side of the proposad site
creates a sight distance issue for vehicles approaching the site access from the north. The sight tnangle leoking to the
north of tha site accass is blocked by vegetation and could potentially ba blocked by the proposad development
structura.

7. CONCLUSIONS AND RECOMMENDATIONS

The purpose of this technical memorandum is to review traffic oparations for the proposad mixed-usa, multi-Famiby
projact located at tha Whisila Stop site located in Courtenay, British Columbia. This study evaluates the 2019 (Existing
Conditions), 2022 (Opening Year), and 2032 (Opening Year + 10 Years) AM and PM paak hour weakday traffic
conditions without and with sie-genarated trips.

The propesed development is bounded by Manshald Orive (north and east) and Cliffe Avenue (west). i is expected to
consist of a commercial podium on the ground bevel and four residential storeys (30 dwelling units in tofal), as per
development plans and correspondenca with the clant.

7.1, Conclusions

Traffic analysis was conducted for the study during the weekday AN and PM peak hour periods for threa scenarios:
Existing Conditions (2018), Opaning Year (2022). and Opening Year + 10 Years (2032).

Based on 2022 opening yaar fraffic volumes, the background traffic oparations are axpecied to dagrade at the study
intersections. Specifically, the westbound left-turning movement at Cliffe Avenue/Mansfield Drive Morth is expected to
degrade to LOS E in the PM peak hour scenant. Although this movement has a low valumea during the AM (4
wvehicles/hour) and PM {4 wehiclasihour) peak hours, the high northbound and southbound Chiffe Avenue volumeas rasult
in mimimal gaps, thus increasing delays for the side street. The addition of tha development related traffic has only a
minimal impact on the gverall operations of the siudy infersactions.

Under the 2032 background conditions, westbound lefi-tuming movements at the study intersections operate at LOS E
or F. Al other intersections operate at acceptable levels. YWith the addition of development traffic, these movements ara
expected to continue to operate at the same LOS they were operating at in the background scenanoe during both peak
hours.

With regards to parking demand, the proposed parking supply of 85 spaces does not meet the City's current parking
bylaw requirements. Howevaer, it is axpected that the proposed parking supply will meet the average parking demand of
developments of this type, as per ITE's Parking Generation Manual, 5* Edition (2018).

Given the proposed site access’ proximity to the sharp curve on Mansfield Drive, there are some potential sight distance
issues; the sight lnes fo the north of the site access is blocked by vegetation and could potentially be blocked by the
propased development siructura. ¥While the reguirements for stopping sight distance are fulfilled for both the 30 km'h
and 50 km/h design speeds, the decision and intersection sight distances for the proposed access are not sufficient in
tha 50 km/h design speed case.

Re: TIA for Proposed Whistle Stop Mied-Use Project in Courtenay, BC | 2211-47504-00 Page 37
From: Parm Nahal | To: Erica Lowe, A88, AIBC | July 18, 2018
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7.2. Recommendations

Mansfield Drive Curve VWarnings

The exisiing curve aleng Mansfield Drive by the norih east corner of the site poses pofential sight
distance and safety issues for road users. It is recommended that the combination of single curve
wiarning (Wa-2R/L, Canada MUTCD) and advisory speed tab signs (WA-TS, Canada MUTCD) should be
installed prier to the Mansfield Drive curve on the north and south ends of the curve, as pictured the right.

Reducing the speed adjacent to the site access allows sufficient sight distances for drivers approaching
and leaving the site. The propoesed site access fulfills the S50 and DSD requirements for a 30 km/h K T
design spesd, and the 150 reguirements are marginally meat.

Existing signage and pavement markings should be monitored to ensure that drivers have appropriate warnings and
signage, which increase driver awareness and roadway safety.

Site Access Signage
Signape should be provided prior to the site access for vehicles driving along the Mansfield Drive curve to ensure that
drivers are prepared foar vehicles entering and exiting the hidden driveway immediately afier the curve.

Re: TIA for Proposed Whistle Stop Mied-Use Project in Courtenay, BC | 2211-47534-00 Papge 38
Frorr: Parm WNahal | To; Erica Lowe, A84, AIBGC | July 18, 2018
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8. CLOSING

The information within this memorandum is true and accurate to the best of our knowledge.

concems regarding this analysis, please contact tha undaersigned.

Sinceraly,

McELHAMNMNEY LTD.

Preparad by:

If you hawe any questions or

Winnie Zhuang Parm Mahal. F.Eng.
Traffic Technician Traffic Engineer
Traffic & Road Safety Division Traffic & Road Safety Division
wzh annay.com pnahal@mcelhanney.com
G04-589-0301 G04-424-4381
Attachments:  Developmant Sita Plan
Traffic Data
Synchro Reports
City of Courtenay Zoning Map
Cyeling Network
Transit System Map
0. Bob Hudson, McElhannay
Chantal Richard, McElhanney
Re: TIA for Proposed Whistle Stop Moed-Use Project in Courtenay, BC | 2211-47584-00 Paga 39

Project
From: Parm Mahal | To: Erica Lowe, AA8, AIBC | July 18, 2018
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*All Attachments for the Traffic Impact Assessment have been made available on the City’s Development
Tracker at the following website: https://www.courtenay.ca/EN/main/departments/development-
services/planning-division/current-development-applications.html
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Mn

McElhanney

Crur File: 2211-47584-00
June 5, 2020

Ms. Erica Lowe, Architect, A48, AIBC
LOLA Architecture Inc

3823 81 Avenue SW

Calgary, AB T3E 51

Dear Ms. Lowe,

WHISTLE STOF PUE MIRED USE PROJEET, 225 MANSEIFLD, COURTENAY

In response to the clarfication requested by the City of Couwrtenay regarding sight triangles for the site
driveway in relation to the corner of Mansfield Drive, we have completed a review of the Intersection Sight
Distance based on the proposed building location and revised driveway location.

Based on TAC Geometric Design Guide for Canadian Roads, 8.9.2 2, Case B1 - left turn from stop, using
& design speed of 30km/h, the attached figure SKO3 illustrates that adequate sight distance is achieved
with the proposed configuration. Therefore, based on the current guidelines and available information, the
proposed access is considered safe for its intended use.

We trust this provides you with the information you require to move forward. If you have any further
questions, please do not hesitete to contact the undersigned.

Sincaraly,
McElhanney Ltd.

ARTHKS o,

Chantal Richard. P.Eng. Parm Mahal. F.Eng.

crichard celhanney. com pnahali@mcelhanney.com

CR/njg

McEhannay

1211 Ryan Road, Courtenay BC Canada \VoiN 3RE

Tel, 250-335-545%5 | Fax. 1-855-407-3825 | www. mcelhanney.com Page 1
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Schedule No. 5: Public Information Meeting Summary and Public Comments

August 29, 2019

City of Courtenay, Development Services Department
330 Cliffe Avenue

Courtenay, BC

VPN 247

Dear Dana Beatson,

Re: Whistle Stop Pub & Liquor Store Public Information Meeting Summary
File No.: 3340-20-1912

Lola Architecture held a Public Information Meeting for the proposed Whistle
Stop Development (Zoning Amendment Application RZ00035) on August
28m from 5-7 pm at the Whistle Stop Meighbourhood Pub (2355 Mansfield
Drive]. The meeting was advertized by a mail-out notice [attached) to all
surrounding property owners as well as a verbal nofification fo pub patrons
priar o the meeting. The attached labels were used for the mail-out.

During the mesting the following infermation was provided:

s &information boards that included the site plan. floor plans, landscape
plan, elevations and renderings (see attached)

Printed copy of the Zoning Amendments Application

Printed copy of the Site Servicing Report

Printed copy of the Geotechnical Assessment

Printed copy of the Traffic Impact Assessment

Two 11x17 colour sets of the drawings thaot were submitted for the
application

There were +/- 30 peopls in attendance, many of them being residents from
the existing condo across the street and the fownhouse development on
Mansfield Drive. The feedback was mainly positive with around 10% voicing
concems with the development. The majerity of the questions were related
to traffic, and the existing intersection at Cliff Avenue. Two people
guestioned the building height. A gentleman whe lives in the neighbournng
condo development expressed that his view would be blocked, but that
over the past three years it has been blocked by the frees, so he was not
concermned.

Below is a summary of the questions and comments raised during the
meefing. Attached iz a copy of the sign-in shest, comment sheeats receivad,
and an email received frem an area resident that was unakle to attend the
meefing.

Comments [ Questions

s |t's a very nice-looking building.

+ |5 there o way to dampen the noize froem pub when door cpens? (we
spoke about adding a vestibule)

o Whatis the anficipated construction schedule?
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Whistle 5top Meighbourhood Pub
Fublic Information Mesting Summary
File Mo, 3380-20-1912

+  Why five stones?

+ Locks too nice to be the Whisfle Stop.

+ Thera's g curent fraffic issue — happy with the driveway being moved fo

the other sids.

* Canwe change parking on Mansfield to Zhr or 4 hr to sfop multiday
parking$

»  We need traffic lights at Mansfield and CIiff.

If you require any further information on the Public Infarmation Meeting
pleass do not hesitate to contact vs.

Thank you,

o Lf
L?jfsz‘*%lft,

ERICA LOWE
FRINCIPAL
Architect AAA
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Public Information Meeting

Whistie Stop Neighbourhood Pub Proposed Development

Date: August 27, 2019
Time: 5:00 pm = 7:00 pm
Location: 2355 Mansfield Drive, Courtenay, 8C

Tne Whisha Stop Pub development wil consist of a new Mx-Use, Multi-Residential structure on the site of the
curent Whistie Stop Neighbourhood Pub. The gevelopment wil include a new 250 seat Whiste Stop PuD,
with expanded outdoor patio orea, and a new Whistle Stop Liquer Store on the ground level, Aaditionally,
four fioors of conacs wil be built with 7-8 units per fioor for @ total count of 30 units, which wil provide
increased density and promote more pedestrion activity in the area. It will also incluoe under-ground
parking for residents and pub patrons.

The proposad design allows for the existing pub and liquor store to remain operational through the
construction of the new owilding. Once the new building is complete, the existing Whistie Stop ouilding will
pe demolisned and surface porking will be proviged.

To ensure the citzens of Courtenay and patrons of The Whistle stop Neighbournood #ub are informed
about the proposed gevelopment, LOLA Architecture is holding a public information meeting on August
27+, 2019. We encourage you to attend, ask any questions and have all concerns agdressed. If you are
unabie to aftend, please contact LOLA Architacture at the coordinates below.

We ook forward to hearing from you!
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August 27th, 2019
SIGN IN SHEET
FOR

Whistle Stop Neighbourhood Pub - 2355 Mansfield Drive
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PUBLIC INFORMATION MEETING
August 27th, 2019
SIGN IN SHEET

FOR

Whistle Stop Neighbourhood Pub - 2355 Mansfield Drive

ADDRESS
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PUBLIC INFORMATION MEETING
August 27th, 2019 5:00 - 7.00 pm

Whistle Stop Neighbourhood Pub - 2355 Mansfield Drive, Courtenay

Mame

Address: Loct MASOFw L DIl 157

LOLA Architecture has applied to the City of Courtenay for an OCP and Zoning
Amendment for the Whistle Stop Neighbourhood Pub. The development will include a
new Whistle Stop Pub, new liquor store, four floors of condos and underground
parking. This project is under review by staff in the Planning Department of the City.

Given the information you have received regarding this project do you have any
comments or questions?

- WNELDL  BE B |__;-':._,- > THAT ZokRirndeg AIENDMENTS
To THe  NISTLE: <Sed  INEL UOE CLANGES TO PARRARG

B U L ATIO M S onN MARSTIELD DR GO G Duc E&S T

B r'_:.'.-'l“" e ELIFFE AVE ] THE WETLE Tk}

SiMee THE B DRBBESAUS wWiTHiN A Few FeeT |
AQJASCEMT 10 THE WISTLE STOF AEE PERMAN B TLL
ABUSED Bw RN® aldD OLD T20CWKS [EMeesEraTL
CPadiE D, 0HBSTROCTING SUBILTY]

Please return your comments by August 29th, 2019

Comment shaets can ba submitted by one of the following methods
1. Drop off or mail your comments to: Developmeant Services Dapt. City of Courtenay, 830 Cliffe Ave,
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August 27th, 2019 5:00 - 7:00 pm

Whistle Stop Neighbourhood Pub - 2355 Mansfield Drive, Courtenay

Address:(-)v'ﬁ STAFE28D  pv & CRUASTNAY

LOLA Architecture has applied to the City of Courtenay for an OCP and Zoning
Amendment for the Whistle Stop Neighbourhood Pub. The development will include a
new Whistle Stop Pub, new liquor store, four floors of condos and underground
parking. This project is under review by staff in the Planning Department of the City.
Given the information you have received regarding this project do you have any
comments or questions? .

Clo Lol (T ] \Teowed PE A WAEQAT ADD\T on

2 £ Commin) \TH

TV

Please return your comments by August 29th, 2019
Comment sheets can be submitted by one of the following methods:

1. Drop off or mail your comments to: Development Services Dept. City of Courtenay, 830 Cliffe Ave,
Courtenay, BC VON 2J7
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PUBLIC INFORMATION MEETING
August 27th, 2019 5:00 - 7:00 pm

Whistle Stop Neighbourhood Pub - 2355 Mansfield Drive, Courtenay
COMMENT SHEET

Name.
Address: 43 - 2300 W s bl T,

LOLA Architecture has applied to the City of Courtenay for an OCP and Zoning
Amendment for the Whistle Stop Neighbourhood Pub. The development will include a
new Whistle Stop Pub, new liquor store, four floors of condos and underground
parking. This project is under review by staff in the Planning Department of the City.
Given the information you have received regarding this project do you have any
comments or questions?
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Please return your comments by August 29th, 2019
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PUBLIC INFORMATION MEETING
August 27th, 2019 5:00 - 7:00 pm

Whistle Stop Neighbourhood Pub - 2355 Mansfield Drive, Courtenay
COMMENT SHEET

name:_ [ .
Address: 2 // = £/ 2 A f) e Tewasy  Prove S

LOLA Architecture has applied to the City of Courtenay for an OCP and Zoning
Amendment for the Whistle Stop Neighbourhood Pub. The development will include a
new Whistle Stop Pub, new liquor stare, four floors of condos and underground
parking. This project is under review by staff in the Planning Department of the City.
Given the information you have received regarding this project do you have any

comments or questions?
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Please return your comments by August 29th, 2019

Comment sheets can be submitted by cne of the follawing methods
1. Drop off or mail your comments to: Development Services Dept. City of Courtenay, 830 Cliffe Ava
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018 1:24 PM
Comments/questions re Whistle Stop Neighbourhood Pub at 2355 Mansfield Drive

To  Planningalias

Dear Courtenay Planning Department
We received information re the LOLA Architecture Zoning amendment and have the following questions/ concerns.

What is the current capacity of the Whistle Stop Pub? 250 seat appears to be considerably larger and will result in increased traffic on Mansfield.

How much parking will there be underground for patrons of the pub? It seems like there will need to be considerably maore parking for a larger pub? How
much parking will be for the condos? Will it include visitor parking? There is limited street parking now and we anticipate the new brewpub will create more
traffic and parking needs too.

How will the size of the new liguor store compare to the existing liqguor store. Our concern here is again parking (surface lot?)

Will the condos be rentals or for sale? We have a need in this community for affordable housing ( rental and for sale) and wonder if these units will fit that
criteria?

We note that the pub and liquor store will remain open during the new construction. That sounds like a parking nightmare. How long will the construction
take?

Access to Cliffe from either end of Mansfield is already difficult as there is no light or crosswalks. This development will increase pedestrian and car traffic
significantly. Will traffic needs be addressed by the city?

These are our main concerns at this time. We are not against development but feel there are many considerations in the proposed development. It will greathy
increase the density which will impact parking and traffic. Is it the type of housing we need in Courtenay? It does not sound like appropriate housing for families
or seniors { over a pub) which is what we need in our community. Allowing the pub and liquor store to stay open during construction will be problematic.
However, if they close there will be job losses which will be unfortunate for the employees.

Thank you for the opportunity to express our comments and we hope you will carefully plan for this proposed development and scale it the neighbourhood.

323 2300 Mansfield Drive

Courtenay BC
VBN 353
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PUBLIC INFORMATION MEETING
August 27th, 2019 5:00 - 7:00 pm

\
\LA

Whistle Stop Neighbourhood Pub - 2355 Mansfield Drive, Courtenay
COMMENT SHEET

Address: 47« - 2300 A Fiean J32.

LOLA Architecture has applied to the City of Courtenay for an OCP and Zoning
Amendment for the Whistle Stop Neighbourhood Pub. This project is under review by
staff in the Planning Department of the City.

Given the information you have received regarding this project do you have any
comments or questions?
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Thu 8/28/2019 7:57 AM

To PlanningAlias; helo@olaarchitecture.ca

Good morning,
I was unable to attend the meeting on August 27 regarding the proposed development of the Whistle Stop Pub. I am a resident of Trumpeter's

Landing on Mansfield Drive.

With the new Whistle Stop Pub development 1n the planning, and the recent mailer from Lola Architecture, it was noted that the development will
“promote more pedestrian activity”. However, it will also promote more vehicle traffic for the additional 30 condo units being built across the street
and the new 250 seat Whistle Stop Pub. There already 15 a lot of traffic along Mansfield for people who want to walk the Awrpark pathway and come
to the current Pub. It can be very difficult to make a left turn at the mtersection of Mansfield and Cliffe Avenue near the Husky Station during busy
traffic times. I feel Mansfield Drive needs lights or a crosswalk at the Husky/Mansfield intersection.

Right now there 1s a lack of crosswalks for pedestrians along Cliffe Avenue in this area. If the development will promote more pedestrian activity in
the area then I think it follows that having an additional crosswalk for pedestrians to safely cross Cliffe Avenue should be considered by the City of

Courtenay.

Thank vou for taking the time to consider my comments.

#234-2300 Mansfield Drive
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August 27th, 2019 5:00 - 7:00 pm
Whistle Stop Neighbourhood Pub - 2355 Mansfield Drive, Courtenay
COMMENT SHEET

Address; 44l - 23050 Mansheld Deve Phone 3

LOLA Architecture has applied to the City of Courtenay for an OCP and Zoning
Amendment for the Whistle Stop Neighbourhood Pub. This project is under review by
staff in the Planning Department of the City.

Given the information you have received regarding this project do you have any
comments or questions?
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/ Please return your comme’rzts by August 29th, 2019

| Comment sheets can be submitted by one of the following methods
1. Drop off or mail your comments to: Development Services Dept. City of Courtenay, 830 Cliffe Ave,
Courtenay, BC V9N 2J7
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Tue 8/27/2019 %:56 AM

To  Flanr

0 Your

Hello,
[ recently recerved a mailer from Lola Architecture regarding a new mixed use building on the current site of Whistle Stop Pub.

[ welcome a new building on that site, and additional residences. I also like the idea of mixed use, with the existing pub, and perhaps additional
business on the ground floor.

I am opposed to the expansion of the pub to 230 seats, although not opposed to the pub remaming m the new building.
I support the recommendation of traffic lights installed at the mtersection of Mansfield Dr and Clff near the Husky.

Thank vou,
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PUBLIC INFORMATION MEETING
August 27th, 2019 5:00 - 7:00 pm

Whistle Stop Neighbourhood Pub - 2355 Mansfield Drive, Courtenay
T

Address;_=I3F -~ A6t iy Er& .

W=ileF Reterosn S ) RN
LOLA Architecture has applled to the City of Courtenay for an QCP and Zoning
Amendment for the Whistle Stop Nelghbourhood Pub. This project Is under review by
staff In the Planning Department of the City,

Given the Information you have recelved regarding this project do you have any
cormments or quastions?
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Please return your comments by August 26th, 2019

Comment sheets can be submitted by one of the following methods:

1. Drop off or mail your comments to: Development Services Dept. Cily of Courtenay, 830 Cliffe Ave,
Courtenay, BC VON 2J7

a - . -
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PUBLIC INFORMATION MEETING
August 27th, 2019 5:00 - 7:00 pm

Whistle Stop Neighbourhood Pub - 2355 Mansfield Drive, Courtenay
HEE

Address: % 24 220 QANTEELD DY,

LOLA Architecture has applied to the City of Courtenay for an OCP and Zoning
Amendment for the Whistle Stop Nelghbourhood Pub. This project Is under review by
staff in the Planning Department of the City.

Given the Information you have received regarding this project do you have any
comments or questions?
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Wed 8/21/2019 4:40 PM

Whistle Stop Pub - Lola Architecture

To  PlanningAlias

Attn Planning Dept, City of Courtenay
Having reviewed the full application and details of the proposed redevelopment, we have the following concerns:

1 - the current seating capacity of the pub is 150. The proposal is for a new pub with seating capacity for 250. This is an enormous increase with the
resultant extra noise and traffic.

- the application does not conform with the City's own requirement for parking spaces.

- will the new pub follow BC regulations regarding no smoking? Currently the patio is a smoking den, contravening all regulations.

- what type of condos are planned - rentals or sales?

- the new pub will face the most dangerous part of Mansfield Drive - right on the curve, opposite the parking ramp for 2300 Mansfield Drive.

- the proposed height of 5 levels means the building will be higher than any others allowed in the neighbourhood (Trumpeter's Landing,
Riverstone, etc).

o Lo Ra

While we definitely would welcome a sleeker pub and a revitalization of that area, this development is simply too big.

Please present these concerns on our behalf,

Thank you.

2300 Mansfield Drive
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Wed 8/21/201% 11:34 AM

Whistle Stop Pub Zoning AAmendment

To  PlanningAlias

Hello Development Services of Courtenay,
We are unable attend the August 27th, 2019 meeting regarding this project and zoning amendment.
We do have guestions and concerns regarding this application and have included them below.

-We are concerned about the current amount of traffic at the Mansfield/Husky station corner which is making this dangerous to pedestrians and motor vehicle
traffic. This project would only increase the volume. There is a need for a traffic light at this intersection.

- We are concerned about the limited parking in the area for patrons of the pub, a new condo development, visitors to the condo and also limited community
parking for access to the Air park. There is a currently insufficient parking without this new development.

Our guestions are:

-Has the traffic and pedestrian volume been reviewed and is there a light being installed at the Mansfield/Cliffe Husky intersection?

- Has the parking issue been addressed? In addition to the parking for 30 condo units how many spaces will be added for the pub, for visitors to the condo? Is
there a city plan for additional parking for community use?

We appreciate having input regarding this project.
Sincerely,
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August 27th, 2019 5:00 - 7:00 pm
Whistle Stop Neighbourhood Pub - 2355 Mansfield Drive, Courtenay
COMMENT SHEET

Name:.
Address;,__ 24/ « Q4285 IS ELECE DE.
/

LOLA Architecture has applied to the City of Courtenay for an OCP and Zoning
Amendment for the Whistle Stop Neighbourhood Pub. This project is under review by
staff in the Planning Department of the City.

Given the information you have received regarding this project do you have any
comments or questions?
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Please return your comments by August 29th, 2019

Comment sheets can be submitted by cne of the following methods:
1. Drop off or mall your comments to: Development Services Dept. City of Courtenay, 830 Cliffe Ave,
Courtenay, BC VIN 2J7

7 Email unir samimants ta nlannina@esnntanau ra
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Mon &/19/2

Whistle Stop Pub Proposed Development
To  PlanningAlias

a0

ﬁ You forwarded this message on 8/19/2019 2:33 PM,
I am a resident of Trumpeter's Landing and | want to share a concern | have with hopes that you “hear” me and make the necessary change to our Mansfield
Drive by installing street lights at the Husky intersection.
With the new Whistle stop development in the planning, and the recent mailer from Lola Architecture, it was noted that the develpment will “promote more
pedestrian activity”. Of course it will also promote more vehicle traffic for 30 more units being built across the street. There already is a large amount of traffic
coming to Mansfield for folks wanting to walk the Airpark pathway. It is near impossible to make a left turn at that intersection during busy traffic times.
I have previously asked the City of Courtenay to address the lack of crosswalks along Cliff (up to 1km between lights, which is a long way to walk for some
folks). Your answer was the City doesn’t “own” Cliff Avenue. Itis run by the Department of Transport, “talk to them”. | have tried to reach out to them with no

respomnse.

This new development will increase the volume of traffic on Mansfield. For the safety of the public can we please have lights at Mansfield at the Husky?

Thank you,
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Schedule No. 6 — Draft Zoning Amendment Bylaw No. 2977

THE CORPORATION OF THE CITY OF COURTENAY
BYLAW NO. 2977

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 az “Zoning Amendment Bylaw No. 2077, 20207,

2. That “Zoning Bylaw No. 2500, 20077 be hereby amended as follows:
(2) Amending Division 8§ — Classification of Zones through the addition of:

Part 55 — Comprehensive Development Twenty Eight Zone (CD-28) 2355 Mansfield Drive
as aftached in Attachment A

{b) by rezoning Lot B, Section 66, Comox District, Plan 28202 (2355 Mansfield Drive) as
shown in bold cutline on Attachment B which iz attached hereto and forms part of this

bylaw, from Commercial Two Zone (C-2) to Comprehensive Development Zone Twenty
Eight (CD-28)

{c) That Schedule Wo. 8, Zoning Map be amended accordingly.

3. This bylaw shall come into effect upon final adoption hereof.

Eead a first time this day of , 2020
Eead a second time this day of , 2020
Considered at a Public Hearing this day of . 2020
Read a third time this day of , 2020
Finally passed and adopted this day of , 2020
Mavor Director of Legislative Services
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Attachment A

Part 55 — Comprehensive Development Twenty Eight Zone (CD-28)
(2355 Mansfield Drive)

§.55.1 Imtent

The CD-28 Zone 1z intended to accommodate a combination of commercial and multi-residential

uses on the property legally described as Lot B, Section 66, Plan 28292 The property shall be
developed substantially in accordance with Schedules A and B which form part of this zone.

8.55.2 Permitted Uses

The following uszes are permitted and all other uzes are prohibited except az otherwise noted in this
bylaw:

Mwiti residential
Liquor Store
Licensed premises
Retail

Restaurant

b e b e

8.55.3 Lot Coverage

A [ot shall not be covered by buildings to a greater extent than 50% of the total area of the lot.

8.55.4 Floor Area Ratio
The maximum floor area rafio shall not exceed 1.6.
§.55.5 Minimum Lot Size

A lot shall have an area of not less than 2,702 m®.

8.55.6 Setbacks

Except where otherwise specified in this bylaw the following minimum building setbacks shall apply:
(1) Fromt Yard (interpreted as the vard adjacent to the north property line):  Om
(2) Rear Yard (interpreted as the vard adjacent to the south property line):  19.5m
(3) Side Yard (interpreted as the yard adjacent to the west property line): 0.3m

(4) Side Yard (interpreted as the vard adjacent to the east property line): 2. 7Tm
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§.55.7 Height of Buildings

Maximum building height shall be 18.0m and in accordance with Schedule B and includes rooftop parapets,
elevator and roof top mechanical systems.

§.55.8 Usable Open Space

A minimum of 826m? of useable open space must be provided as shown in Schedule B. For clarity this
includes private amenity space in the form of private balconies or patios.

8.55.9 Accessory Structures
Shall not be permitted except for waste and recycling facilities.
§.55.10 Off-Street Parking and Loading

Off-street parking shall be provided and maintained in accordance with the requirements of Division 7 of
thiz bylaw except:

(1) For Multi Residential uses parking shall be provided at a rate of 1.1 parking spaces per dwelling
unit melusive of visitor parking;

(2) For Liguor Sfore use parking shall be provided at a rate of 1 space per 20m® of floor area; and

(3) For Neighborhood Pub use parking shall be provided at a rate of 1 space per 6 seats.
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SCHEDULE A
Note: Please refer to full size drawings in file 3360-20-1912
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SCHEDULE B
Note: Please refer to full size drawings in file 3360-20-1912
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SCHEDULE B
Note: Please refer to full size drawings in file 3360-20-1912
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Note: Please refer to full size drawings in file 3360-20-1912
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Note: Please refer to full size drawings in file 3360-20-
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Schedule No. 7 — Sustainability Evaluation Compliance Checklist

CITY OF COURTENAY
Development Services

Tol: 260-703-4839 Fax: 250-334-4241
planning@counanay.ca

Email:

Project Address: 2355 Mansfield Drive, Courtenay BC

SUSTAINABILITY
EVALUATION

COMPLIANCE CHECKLIST

Date: 2019-07-19

Applicant: LOLA Architecture

To be filled out by applicant

Land Use, The application:

Dascription of how the criteria are met

a)

Provides a mix of housing types and sizes;

The devalopment provides 30 condo units, Unis Include smaller 785
sq.Mt. units with cne bedroom plus den, 900 sq.ft. units with two
bedrooms and 1,810 aqft. 2 bed + den unils.

b)

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

mmmuuwmhnmmnmm
dovolopment with ralsed seeni-underground . The devalapment containg
commercial podium and steps back four upper levels of resdential

c)

Complements neighboring uses and site
topography;

Tha commencial pOGuM wsas @6 1placing neiving weet on the she. The aadiion of the
residental above compbimans the mesting rosidential in the awea. As the stivel soges Sown
1o the sust the development adds & Ith slorey 10 maleh U bt of e adjeoert uses.

d)

Provides or supports mixed used developments
or neighborhoods;

The proposed development is a mixed-use development
with a commercial podium and residential above.

e)

Promotes walking to dally activities and
recreational opportunities;

Pravides a neighbourhood pub and iquor store which area residents can
walk 10. Increases reskients i the area who will be within walking
distance 10 the adjacent commercial uses and air park.

Supports a range of incomes;

rm%mmuuwmmumhmn
m‘MUMummm destination with affordable dining

q)

Is a pesitive impact on views and scenery,;

Durable, natural matecials and padestrian orented design will provids a
proposed

positive Impact. The existing street scape is non-existent. The
development will greatly improve the appearance of this peominent comar kot
h) Preserves and provides greenspace, trails and greenspace, public sidewalk access and . Tha new
landscaping; mmlmhuu-mm paved sidawalk
along the entire carer lot.
yoww.courenay.ca Page 10f3
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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;

Ourabie, natura & design will provide a
posiive mpact mommmmt-mm The proposed
wil greatly Improve the ap of this comer lot.

b) Maintains a high standard of quality and

appearance,

Ourable, natural v riled design wit provide &
positee impact. The axsting s¥eet scape (s non-existent. The proposed
devalopment wil greatly improve ! appearance of INs prominent comer lot.

¢) Includes articulation of bullding faces and roof
lines with features such as balconies, entrances,
bay windows, dormers and vertical and horizontal

setbacks with enhanced colors;

The residential tower steps back from the commerclal podum on the east
and west, To te south the fower provides a covered entry for the

residents. The roof level s stepped and bakconias mrnmdlovum
unit. The commercial podium provides a roaftop patio for residents

d) Avoids creating a strip development appearance;

mmmmmuummmuuwnmnuu
of 1 59 % avoud & s appeamace. The pub and Pt wes drectly
sovw hass bean moved 10 iferact with the parking

e) Satisfies Leadership in Energy and
Environmental Design (LEED) certification (or

accepted green building best practices),

a8 such the

Amwmmbmumrwum
bullding hass with i

wnwmmmmmm

2

f) Uses environmentally sensitive materiais which
are energy sensitive or have accepted low
poliution standards;

Natural and durable materials have been selected throughout
with an aim to avoid 'red list' products in the product selections.

g) Builds and improves pedestrian amenities;

The existing street Is being impeoved with the addition of a contnuous
m.mmwwd:'mummmmmm-
green boul 8 be incorp

h) Provides underground parking;

Provides 56 underground parking spaces.

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

Designed with CPTED principals in mind with eyes on
the street and bulld environment and no hidden pockets.

Transportation. The appfication;

Description of how the criteria are met

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

The location of the development is adjacent to existing commercial
mgwuammmc«mwummwm
siie is also located close 1o exdsting transit. Reler Lo the altached

b) Provides multi-functional street(s),

Not Applicable. The existing street is being Improved with
the addition of a continuous sidewalk and bike racks.

c) Prioritizes pedestrian and cycling cpportunities
on the public street system and through the site
location that can provide an aiternative to public

road;

The existing street Is being improved with the
addition of a continuous sidewalk and bike racks.

d) Provides or contributes towards trall system,
sidewalks, transit facllities, recreation area or

environmentally sensitive area;

The existing street s being Improved with the addition of a confinucus
sidewalk and bike racks. The new sidewalk will be separated from the street
with a green boulevard,

Infrastructure. The application:

Description of how the criteria are met

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

The existing site is fully developed and stormwater management
will remain as per the existing site, Refer to the attached report.

b) Utikzes rer ble energy (l.e, solar,
goom.mrM)wm:mvabhmtocny
standards,

Not appicadle, Mnmuulbohkmbnduw theough
Improved bulding envelcpe and %
usa has proven o be a more efk “‘

Page 20f 3
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Character & Identity. The application:

Description of how the criteria are met

a)

Provides a positive image along waterfront areas
and fronting road;

oftected

Durable, natural and design will provide &
postive impact. The existing street scape is non-existent. The proposed
development wil groatly improve the appearance of this prominent coener kot

b)

Is designed with quality and variety of features
within the project (. e. street furniture, street
hights, signs, curb treatments),

mmmnmmm-nmmmmmm
that actunlly has a curb 10 the street,
muumwwmmuummm

c)

Provides public and private amenity space,

The greatly the | sireet providing
Mwmmwmuupmmmmmm
are provided for all residences.

d)

Preserves heritage fixtures:

Not applicable. However, the design, siding and colour of the
podium level will pay homage to the existing Whistie Stop Pub,

e)

Orients to views, open space and street;

Units are located to take advaniage of the views 1o the harbour as well as
Ihe Comox Glacier. The pub is stuated fo maximize viaws and provide a
patio along the air park / harbour,

Environmental Protection & Enhancement,
The application;

Description of how the criteria are met

a)

Protects riparian areas and other designated
environmentally sensitive areas;

Not applicable

b

-

Provides for native species, habitat
restorationimprovement;

Native species have been specified within the landscaped
planting areas. Refer to the landscape drawings.

c)

Includes tree lined streetscapes.

Yes, trees are provided along the boulevard
between the sidewalk and street where possible.

Page 3of 3
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THE CORPORATION OF THE CITY OF COURTENAY
BYLAW NO. 2977
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
];(.J”?I'Vr\:?s. bylaw may be cited for all purposes as “Zoning Amendment Bylaw No. 2977, 2020”.
2. That “Zoning Bylaw No. 2500, 2007 be hereby amended as follows:

(a) Amending Division 8 — Classification of Zones through the addition of:

Part 55 - Comprehensive Development Twenty Eight Zone (CD-28) 2355 Mansfield
Drive as attached in Attachment A.

(b) by rezoning Lot B, Section 66, Comox District, Plan 28292 (2355 Mansfield Drive)
as shown in bold outline on Attachment B which is attached hereto and forms part of
this bylaw, from Commercial Two Zone (C-2) to Comprehensive Development Zone
Twenty Eight (CD-28)
(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 6" day of July, 2020

Read a second time this 61 day of July, 2020

Published in two editions of the Comox Valley Record on the 2" day of December, 2020 and the
9" day of December, 2020

Considered at a Public Hearing this day of December, 2020
Read a third time this day of , 2020
Finally passed and adopted this day of , 2020
Mayor Corporate Officer
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Attachment A

Part 55 - Comprehensive Development Twenty Eight Zone (CD-28)
(2355 Mansfield Drive)

8.55.1 Intent

The CD-28 Zone is intended to accommodate a combination of commercial and multi-residential
uses on the property legally described as Lot B, Section 66, Plan 28292. The property shall be
developed substantially in accordance with Schedules A and B which form part of this zone.

8.55.2 Permitted Uses

The following uses are permitted and all other uses are prohibited except as otherwise noted in
this bylaw:

Multi residential
Liquor Store
Licensed premises
Retail

Restaurant

akrowbdE

8.55.3 Lot Coverage

A lot shall not be covered by buildings to a greater extent than 50% of the total area of the lot.
8.55.4 Floor Area Ratio

The maximum floor area ratio shall not exceed 1.6.
8.55.5 Minimum Lot Size

A lot shall have an area of not less than 2,792 m2.

8.55.6 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 north property line): Om
(2) Rear Yard (interpreted as the yard adjacent to the south property line): 19.5m
(3) Side Yard (interpreted as the yard adjacent to the west property line): 0.5m

(4) Side Yard (interpreted as the yard adjacent to the east property line): 2.7m
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8.55.7 Height of Buildings

Maximum building height shall be 18.0m and in accordance with Schedule B and includes rooftop
parapets, elevator and roof top mechanical systems.

8.55.8 Usable Open Space

A minimum of 826m?2 of useable open space must be provided as shown in Schedule B. For clarity this
includes private amenity space in the form of private balconies or patios.

8.55.9 Accessory Structures

Shall not be permitted except for waste and recycling facilities.
8.55.10 Off-Street Parking and Loading

Off-street parking shall be provided and maintained in accordance with the requirements of Division 7 of
this bylaw except:

(1) For Multi Residential uses parking shall be provided at a rate of 1.1 parking spaces per dwelling
unit inclusive of visitor parking;

(2) For Liquor Store use parking shall be provided at a rate of 1 space per 20m? of floor area; and

(3) For Neighborhood Pub use parking shall be provided at a rate of 1 space per 6 seats.
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SCHEDULE A
Note: Please refer to full size drawings in file 3360-20-1912
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Note: Please refer to full size drawings in file 3360-20-1912
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Subject Property Map
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THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT

To: Council File No.: 3360-20-1915
From: Chief Administrative Officer Date: September 8™, 2020
Subject: Zoning Amendment Bylaw No. 2989 to allow for a Subdivision at 4070 Fraser Road

PURPOSE:

The purpose of this report is for Council to consider a Zoning Bylaw amendment application to rezone the
property at 4070 Fraser Road from RU-8 to CD-21 and PA-2 to facilitate a 12 lot subdivision and City parkland.

CAO RECOMMENDATIONS:

THAT based on the September 8™, 2020 Staff report, “Zoning Amendment Bylaw No. 2989 to allow for a
subdivision of 4070 Fraser Road ” Council approve OPTION 1 and complete the following steps:

1. That Council give First and Second Reading of Zoning Amendment Bylaw No. 2989, 2020 to rezone
the subject property to CD-21 and PA-2;

2. THAT Council considers Zoning Amendment Bylaw No. 2989, 2020 consistent with the City’s Official
Community Plan;

3. THAT Council waives the requirement to hold a public hearing with respect to Zoning Amendment
Bylaw No. 2989, 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 3™ Reading of the bylaw;

4. THAT Final reading of the bylaw be withheld pending the completion of the park land disposal
process; and

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

Respectfully submitted,

: |
/| & ;

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

BACKGROUND:

The subject property is located in South Courtenay and was annexed into the City during a 2007 municipal
boundary extension. The property is bound by Fraser Road and Millard Creek to the west, parkland to the
north and east and agricultural land to the west and south which also correspond with the City’s boundary
with the CVRD.
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Staff Report — September 8, 2020 Page 2 of 32
Zoning Amendment Bylaw No. 2989 to allow a subdivision at 4070 Fraser Road

The subject property is a 2.21 ha (5.46 acres) rural residential lot located at 4070 Fraser Road in South
Courtenay (Figure 1). The property is relatively flat with a sloped area near Millard Creek which transects the
property. The site is mainly cleared with remaining trees along the edges and clustered along Millard Creek.

The property is zoned Rural Eight (RU-8) and is occupied by a 163m? (1,800 ft2) single family dwelling and
two barns (Figure 2). The development proposal includes the retention of the existing single family
dwelling on one of the proposed lots, the demolition of the two barns and the development of 12 bare
land strata lots.

The property’s existing access is from Fraser Road with a driveway bridge crossing Millard Creek to the
house. Fraser Road is classified as a Rural-Collector Road under the jurisdiction of the Ministry of
Transportation. New vehicular access will be established from a private road connected from Harbourview
Boulevard ensuring that all servicing infrastructure for the development is located within municipal
boundaries. The City’s Transportation Master Plan classifies Harbourview Boulevard as a collector road.

Electoral Area A
R o Y | - --4 . e
Figure 1: Subject Property and Context

Figure 2: Existing Single Family Dwelling (to be retained on proposed Strata Lot 1)
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Staff Report — September 8, 2020 Page 3 of 32
Zoning Amendment Bylaw No. 2989 to allow a subdivision at 4070 Fraser Road

Consistent with the properties to the north and east of the site, the subject property was designated
Master Planned Residential with the adoption of the South Courtenay Local Area Plan. The proposed
development is consistent with that designation.

Figure 3: Zoning Context

The subdivision will create 12 strata lots with sizes between 603m? and 1328m? with the exception of
proposed lot 1 at approximately 6,830m?, where the owner plans to reside in the existing single family
dwelling. Strata lot 1 is a substantially larger than the remaining lots as it contains some land that is located
within the 30m setback from Millard Creek.

As part of the zoning amendment application the applicant submitted a preliminary subdivision plan (as
seen in Attachment No. 1). Staff note that this plan has not yet been finalized, this will be completed
through the City’s subdivision process should the parcel be rezoned.

Millard Creek is situated on the western portion of the site. Zoning Bylaw No. 2500 requires all
development to be located 15m from the natural boundary of the creek. The applicant has provided a
larger buffer of 30m as a no disturbance zone to minimize disturbance to this watercourse and its
associated riparian vegetation and habitat. Millard Creek has confirmed fish presence and the
development site overlaps with potential critical habitat for the western painted turtle. Providing buffering
between the creek and the proposed subdivision is important for the maintenance of a healthy aquatic
resources (as it limits the probability of erosion, flooding and bank instability) and provides both movement
corridors and nesting areas for wildlife, birds and waterfowl. An environmental development permit will
be required prior to subdivision approval should the development proceed.

For the strata road to be constructed a 233m? portion of City Park (i.e. the Millard Greenway) is proposed
to be closed. Also, a 151.7m? strip of land will be dedicated as parkland east of Lot 44 on Harbourview
Boulevard which will provide a pedestrian connection to the adjacent “Ridge subdivision”. Lot 44 was
created in 2019 during the third phase of “The Ridge” subdivision.
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Staff Report — September 8, 2020 Page 4 of 32

Zoning Amendment Bylaw No. 2989 to allow a subdivision at 4070 Fraser Road
PROPOSED BARELAND STRATA PLAN OF SCALE 11600
PROPOSED LOT A, DISTRICT LOT 153, S
COMOX DISTRICT, PLAN EPP______ I arics Aot o o7 e man 0 c3hes
PARCEL_QENTIERR, xin-xxxxax L e
CIVIC ADDRESS, 3327 MARBOURVEW BOW EVARD, COURTENAY, B C.
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Figure 4: Proposed Site Ac?ess,i Park Closure and Dedication

The park disposal process will be initiated if Zoning Amendment Bylaw No. 2989 is granted first and second
reading and will run concurrently with the rezoning application.

Disposing of Parkland is a separate City process from the zoning amendment application. Under the powers
of the Community Charter, Council may dispose of municipal parkland though the adoption of a bylaw that
has received the approval of the electors (for example through an Alternative Approval Process). Council
can choose to take proceeds (funds) from the disposal of parkland or choose to take land. Council may also
choose to take a combination of both proceeds (funds) and lands. Any proceeds from the disposal are

required to be placed into a parkland acquisition reserve fund.

Regarding parkland dedication, the applicant is proposing to dedicate and approximately 0.298ha
(2,980m?) of City parkland on the northwest portion of the site. Within this dedicated park approximately
2,087m? of land is within the Millard Creek riparian area with the remaining park dedication located
outside the riparian area. Additionally, the a 151.8m? portion of land dedicated to the east of Lot 44 on
Harbourview Boulevard is proposed as a strip park and will provide connectivity to the lands to the “Ridge”

subdivision to the north.

Staff note that there is strong policy support in the City’s OCP and LAP for residential developments in this
neighborhood to promote walking and biking through a system of parks and greenway systems. There is
also policy support for the expansion of parkland, natural areas and greenway systems. During the
application process staff discussed park dedication options with the applicant and presented a proposal for
the applicant’s consideration. To enhance the existing greenway system City staff recommended the
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Staff Report — September 8, 2020
Zoning Amendment Bylaw No. 2989 to allow a subdivision at 4070 Fraser Road

Page 5 of 32

dedication of the 30m setback and associated riparian area of Millard Creek on the northwest portion of
the site (currently located on proposed lot 1); a 15m strip of parkland dedicated at the rear of proposed
strata lots 2, 3 and 4 which would extend the existing greenway connection in a western direction; a 6m
wide trail at the rear of proposed strata lot 1 that would provide a connection through the park on the
northwest portion of the site and a new trail corridor constructed around the perimeter of the subdivision
in the greenway. The dedication of the riparian area would also be consistent with OCP policy to support

protection of the Millard Creek.

Strip Park for connection
to “the Ridge” subdivision
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Figure 5: City Staff Recommended Park Dedication Areas
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Zoning Amendment Bylaw No. 2989 to allow a subdivision at 4070 Fraser Road
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Figufe 6: Applicant’s Proposed Park Dedication Areas

The applicant did consider the City’s parkland dedication proposal and ultimately decided not to amend the
parkland dedication based on City staff’'s recommendation (as seen in Schedule No. 4).

DISCUSSION

Official Community Plan

Over 20ha of land located in South Courtenay is designated “Master Plan Residential” including the subject
parcel. Lands in this designation are intended to facilitate intensive residential development that provides a
mix of housing types, live-work uses and active transportation opportunities.

In assessing this proposal two themes emerged to guide the evaluation of the application:
1. Land Use Compatibility; and
2. Implementing the South Courtenay Local Area Plan.

Land Use Compatibility

Properties to the west and south are zoned and designated for agricultural use and are within the
Agricultural Land Reserve (ALR).

The City supports the protection of farmland and the OCP contains policies that aim to preserve
agricultural lands and minimize conflicts between farm and non-farm uses. Land use conflicts that can arise
from siting residential uses adjacent to farmland include trespass and complaints from residents about
noise and odor and dust from farming operations. Also, domestic pets from new subdivisions can harass
livestock on adjacent farmland pastures.

The proposed subdivision has been designed to minimize conflicts between residential dwellings and
adjacent farmland by providing a transition zone (buffer) along the south property boundary. The proposal
provides a 22.5m wide buffer (transition zone) between residential uses on proposed strata lots 2, 3, and 4
and the agricultural land to the south with the exception of the existing dwelling on proposed strata lot 1.
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Staff Report — September 8, 2020 Page 7 of 32
Zoning Amendment Bylaw No. 2989 to allow a subdivision at 4070 Fraser Road

This buffering is achieved through a 15m land buffer and the rear yard setbacks on the proposed lots. As
recommended by the Ministry of Agriculture, 15m of the buffer will be vegetated with the exception of the
buffer separating lot 1 which is 14 .1m. Also, the Ministry of Agriculture recommended that fencing be
installed along the ALR boundary.

The development is adjacent to two residential subdivisions approved to the north and northeast of the
site; the “Ridge “and the development approved at 4100 Fraser Road. A review of the applicant’s
subdivision plan indicates that the proposal is similar to adjacent subdivisions in terms of lot layout
(dwellings orientated towards the street), building setbacks, lot depth and lot size.

The architecture of the proposed dwellings is consistent with the style and building materials used in
neighboring developments. The proposed dwellings will include a mix of ranchers with walk out basements
and two-storey split level homes with asymmetrical front facades, varied rooflines (hip and gable
rooflines), and trim and detailing on facades and around windows and doorways. Building materials utilized
will include cement fiber board, acrylic stucco and stone.

Also, parking arrangements, garages and driveways are consistent with the prevailing pattern in the
neighborhood with respect to location of the garage relative to the house, the size and configuration of the
garage and the manner of access.

The applicant has provided housing typologies with the rezoning application (as seen in Attachment No. 1)
which demonstrate compatibility with the surrounding neighborhood as well as consistency with the form
and character development permit guidelines in the South Courtenay Local Area Plan.

Residents living in the development will have access to the walkways within the Buckstone Trail system in
the adjacent Ridge subdivision. This trail system provides connections through the subdivision and extends
from Lockwell Road south to Eagleview Crescent. This system of trails will connect overtime to the
waterfront and the Riverway trail via Beachwood Road.
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Zoning Amendment Bylaw No. 2989 to allow a subdivision at 4070 Fraser Road

Millard
creek

S Millard CTeeRA

Figure 7: Millard Greenway and Adjacent Park and Trails

Locating residential uses in close proximity to the greenway and trail system is beneficial because it
provides opportunities for active living and transportation (walking and cycling).

Implementation of the South Courtenay Local Area Plan (SCLAP)

The South Courtenay area is comprised of approximately 217 hectares (536 acres). This area was
incorporated into the City in 2007 and in 2009 the Local Area Plan was adopted by Council after extensive
community consultation.

The Local Area Plan forms part of the OCP and provides a policy framework for addressing issues such as

land use, infrastructure, transportation, environment, housing and parks. The Plan also contains policies
that guide where and how future growth and redevelopment should happen.
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Staff Report — September 8, 2020 Page 9 of 32
Zoning Amendment Bylaw No. 2989 to allow a subdivision at 4070 Fraser Road

In the Plan the property is designated master planned residential and envisions residential neighborhoods
that:

o provide a mix of housing types and units for residents of various ages and income levels as well as
opportunities for live-work uses;

contribute affordable housing units, land or funds;

dedicate park land through the subdivision process;

provide urban services that are developer financed;

promote walking and biking through a fine-grained system of parks and greenways;

maintain a clear separation between rural and urban lands;

keeps environmentally sensitive areas free of development;

require development permits for all subdivisions; and

improve energy and water conservation.

0O 0O O O O O O O

The proposal encourages a mix of housing types for residents of various ages and income levels by
providing opportunities for single family dwellings with secondary suites. Secondary suites assist in
increasing the supply of rental housing within the City for single occupants, couples and small families. The
proposed zoning also contributes to complete communities by supporting live work uses (home
occupations). Staff note that with this development the applicant will be allocating funds towards the City’s
affordable housing reserve fund through their amenity contribution offer.

The proposal dedicates 0.298ha (2,980m?) of parkland to the City at the time of subdivision and assists in
promoting walkability through the dedication of a pedestrian trail to the east of the proposed cul-de-sac.
Also, the developer will be financing all services for the development. Furthermore, as a bare land strata
ongoing operating and maintenance costs of the infrastructure within the development will be the
responsibility of the strata, not the City.

As discussed previously, the subdivision layout provides a clear separation between residential uses and
rural farmlands to the west and south of the development.

In order to preserve and protect environmentally sensitive and natural areas onsite, particularly those
areas along watercourses Policy 4.10.3 of the OCP requires all development be located a minimum 30m
from Millard Creek. The applicant has designed the subdivision to meet this requirement and the proposal
provides a 30m no disturbance buffer on both sides of the creek. Because the no disturbance zone is
partially located on private property (i.e. proposed strata lot 1) a covenant protecting the land from any
disturbance or development will be registered on the land title prior to final adoption of the zoning
amendment bylaw. Additionally, the lands within 30m of the creek will be zoned Public Areas Two Zone
(PA-2) and the applicant will be required to install permanent fencing along the 30m creek setback to
ensure encroachment does not occur.

To ensure the development exhibits a high standard of design and that appropriate protection measures
are put in place for Millard Creek and its associated habitat, the applicant is required to obtain an approved
form and character and an environmental development permit from the City prior to development
occurring.

Energy and water conservation measures are also being incorporated into the development. In this regard

builders will be required to construct at minimum to Step 3 of the BC Energy Step Code for permits applied
for after January 1, 2021. Also, builders and homeowners will be encouraged to utilize pervious surfaces for
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Zoning Amendment Bylaw No. 2989 to allow a subdivision at 4070 Fraser Road

driveways, rainwater collection schemes and drip irrigation systems with moisture sensors for landscaped
areas.

In assessing this development proposal, staff have deemed it consistent with the intent of the Master
Planned Residential designation and policies contained in the SCLAP. Also, the proposed density and zoning
of this subdivision is similar to the CD-21 zone, which is prominent zoning in the surrounding
neighbourhood.

Zoning Review

The proposal requires rezoning as the current zoning (RU-8 Zone) does not permit the density the applicant
is seeking. The proposed zoning for the residential subdivision is the CD-21 zone and PA-2 for the lands that
are dedicated as City Parkland.

Table No. 1 below summarizes the proposal relative to the current RU-8 zone and the CD-21 zone, the zone
in the adjacent “Ridge” subdivision. The applicant is proposing minor modifications to the CD-21 zone to
accommodate smaller front yard setbacks (6.0m rather than 7.5m), lot frontages (11m rather than 16m)
and rear yard setbacks of 7.5m for all lots. Within the CD-21 zones structured so that lots that have depths
that are 36m or larger require rear yard setbacks of 9.0.

The proposal will reflect the CD-21 standards with the exception of the modified lot frontages and front
and rear yard setbacks. The proposal meets the remaining CD-21 zoning regulations for use, lot size, lot
depth and coverage and building height.

Existing Zone (RU-8) CD-21 Zone Proposal
Permitted Single Family Dwelling Single Family Dwelling Single Family Dwelling
Uses: Home Occupation Home Occupation Home Occupation
Secondary Suite Secondary Suite Secondary Suite
Carriage Home Duplex Duplex
Accessory Buildings Carriage Home Carriage Home
Home Based Business Accessory Buildings Accessory Buildings
Other:
Agriculture

Aminal Hospital
Fish Hatchery

Silviculture
Aquaculture
Minimum Lot 8.0 hectares Single Family Dwelling (600m?) Single Family Dwelling (600m?)
Size
Duplex (900m? must be corner or |Duplex (900m? must be corner or|
double frontage lot) double frontage lot)
Carriage House (750m? must have [Carriage House (750m? must have
lane access, have frontage onto [lane access, have frontage onto
Buckstone Road or a corner lot)  [Buckstone Road or a corner lot)
Lot Coverage 15% 60% 60%
Minimum Lot 10% of the perimeter of the | 16m 11lm*
Frontage lot 20m (for corner lots) 20m (for corner lots)
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Page 11 of 32

4.5m —for flanking street

Lot Depth N/A Not less than 26 m Not less than 26m
Setbacks
Single Family
Residence
Front yard 7.5m 7.5m 6.0m*
setback
Rear yard 7.5m 9.0m for lots with depths over [7.5m (for all lots)*
setback 36m)
7.5m (for lots with depths less
than 36 m)
Side yard 1.75m 4.5m with a minimum of 1.5m on |4.5m with a minimum of 1.5m on
setback 7.5m - for flanking street one side one side

4.5m —for flanking street

Building Height

Principal Building - 10m
Accessory Building
4.5m -6m

Principal Building - 9m
Carriage House —7.5m
Accessory Building - 4.5m

Principal Building - 9m
Carriage House —7.5m
Accessory Building - 4.5m

Parking
Base
Requirements

Single Family Residence -2
stalls
Secondary Suite - 1 stall

Single Family Residence or Duplex -
2 stalls
Secondary Suite - 1 stall

Single Family Residence or Duplex -
2 stalls
Secondary Suite - 1 stall

Carriage Home - 1 stall Carriage Home - 1 stall Carriage Home - 1 stall

Table 1: Zoning Analysis (* denotes minor modifications made to CD-21 zoning for this application)

Other Related Regulations

Amenity Contributions

The applicant is making contributions towards the City’s Parks, Recreation Culture and Senior’s Facilities
Amenity Reserve Fund and the City’s Affordable Housing Amenity Reserve Fund as outlined in Section 7.7 of
the OCP.

Form and Character Development Permit

Subsequent to the rezoning application the applicant will require a development permit. Based on the plans
submitted in support of the rezoning application, the building design is consistent with the policies contained
in the South Courtenay Development Permit Area (DPA).

Environmental Development Permit

Due to the presence of environmentally sensitive features (Millard Creek) and the fact the property overlaps
with the potential habitat area for the Western Painted Turtle, a species at risk, the applicant will be required
to obtain an approved Environmental Development Permit (EDP).

Tree Cutting Permit

A tree cutting permit was applied for and approved for this property in 2018 for the removal of hazard trees
outside the Millard Creek Area. There are approximately 75 trees remaining on the property. The tree
retention plan submitted with this application notes that further tree removal is required to accommodate
the proposed lots, therefore, a tree cutting permit is required.
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Covenant

As set out in a formula in the OCP, the applicant will make monetary contributions towards the City’s
Affordable Housing Fund and the City’s Parks, Recreation, Cultural, and Senior’s amenity reserve fund for
the additional density created through rezoning. The amenity contributions will be secured through a
covenant registered on the land title and will be payable at time of subdivision.

Additionally, the covenant will address park land dedication, protection of the non-disturbance zone for
the Millard Creek riparian area including the installation of permanent fencing and the maintenance of the
buffer, fencing and signage between the development site and the agricultural lands to the south. All legal
fees will be paid by the developer.

FINANCIAL IMPLICATIONS:

The development is subject to City and Comox Valley Regional District Development Cost Charges. Amenity
contributions as outlined in Section 7.7 of the OCP are required. Should the proposed zoning amendment
bylaw be adopted, development permit, subdivision and building permit application fees will also apply.

Properties with a secondary residence are charged a second utility fee (sewer, water, garbage) for the
additional dwelling unit. Should the rezoning and subsequent applications be approved, the additional
utility fees will be charged to the property at the time of occupancy.

ADMINISTRATIVE IMPLICATIONS:

Processing zoning bylaw amendments is a statutory component of the corporate work plan. Staff has spent
28 hours processing and reviewing this application, conducting a site visit and communicating with the
applicant to request additional information.

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 rezoning application has no asset management implications, but it would facilitate subdivision of new
lots that require water, sanitary sewer and storm service connections at Harborview Boulevard. The City will
inherit this infrastructure (storm, water, sewer) built to City standards and they will be incorporated to the
City’s asset registers for ongoing maintenance. As noted above, the assets internal to the bare land strata
will be the responsibility of the strata.

2019 - 2022 STRATEGIC PRIORITIES REFERENCE:
The November 2019 Strategic Priorities Check-in does not include any additional relevant references.

M Identify and support opportunities for lower cost housing and advocate for senior government
® Communicate appropriately with our community in all decisions we make
® A Encourage and support housing diversity
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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
4. protect environmentally sensitive areas
5. support sustainable development practices

3.2 Regional Context Statement
3.2.2 Goals
Goal 1: Housing: Ensure a diversity of housing options to meet evolving demographics and needs.
Principles:
(1) balance land uses to create a vibrant and diverse neighbourhood and community.
(3) preserve and enhance open spaces, greenways and environmentally sensitive areas.
(5) lead in creating inclusive neighbourhoods for housing.

4.4 Residential

4.4.2 Goals
1. Optimize the use of existing lands in the City with a long term consideration to expand
boundaries and protect adjoining lands from further development to meet the future needs of the
City.
2. Encourage housing opportunities and convenient community services for individuals having
special housing requirements.
3. Ensure new housing projects introduce innovative and creative design and streetscapes.
4. Preserve the integrity and character of existing residential areas with any redevelopment
proposal.
5. Ensure all new development includes the provision of amenities including buffer areas along
roads, parks and sidewalks and trials.

Agricultural

4.5.3 Policies
4. The City will work towards reducing conflicts between agricultural uses by ensuring buffering
requirements for non-agricultural uses adjacent to agricultural lands.

Parks

4.6.3 Goals
5. To ensure that parks, both active and passive, are distributed throughout the community.
7. To acquire and protect environmentally sensitive areas.

REGIONAL GROWTH STRATEGY REFERENCE:

The development proposal is consistent with the RGS goal (3.2.1) “to ensure a diversity of housing options
to meet evolving demographic needs” as well as the objectives 1A, 1B, 1C and 1D, 2D, 2C, 5A, 5D, and 6A
listed below:
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Objective 1-A: Locate housing close to existing services;
1A-1 Based on RGS growth management strategy locate housing close to existing services and
direct 90 percent of new, residential development to Core Settlement Areas.
1A-2 The focus of higher density and intensive developments shall be within the existing Municipal
Areas. Within the Municipal Areas densification and intensification of development is required
including infill and redevelopment.
1A-6 Increase housing opportunities in existing residential areas in Core Settlement Areas by
encouraging multi-family conversions, secondary suites, and small lot infill.

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

Objective 1-C: Develop and maintain a diverse, flexible housing stock.
1C-1 Provide a diversity of housing types in the Municipal Areas using the following housing type
targets for new development by 2030: These targets are for all Municipal Areas in aggregate.
e 40% Low Density Single unit residential, town homes, semi-detached, secondary suites,
4-24 units per hectare
e 30% Medium Density Low-rise multi-unit up to four storeys, 24-74 units per hectare
e 30% High Density Over four storey multi-units minimum, 74 units per hectare

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

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

Objective 2-C: Promote environmental best practices in Agricultural and Resource Areas.
2C-5 All local governments will ensure appropriate buffers and transition zones between working
landscapes and residential areas to minimize negative impacts from residential development on
farm and resource land. Buffer and transition zones will be promoted to support ecological
connectivity and ecological system functions.

Objective 2-D: Ensure access to parks, recreation areas.
2D-2 Require new developments to link to, improve or expand the existing greenway network.

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.

218



Staff Report — September 8, 2020 Page 15 of 32
Zoning Amendment Bylaw No. 2989 to allow a subdivision at 4070 Fraser Road

Objective 6-A: Protect land for existing and future agriculture and associated activities.
6A-3 All local governments will ensure appropriate buffers and transition zones between working
landscapes and residential areas to minimize negative impacts from residential development on
farm and resource land. The need for and extent of buffers and transition zones will be site
specific.

CITIZEN/PUBLIC ENGAGEMENT:
Staff will “Consult” the public based on the IAP2 Spectrum of Public Participation:

Increasing Level of Public Impact

Inform Consult Involve Collaborate Empower
Publi To provide the To obtain public To work directly To partner with To place final
ublic public with feedback on with the public the public in each  decision-making
par'ticipcﬂion balanced and ;111,1|}_'~_:i_»‘.= throughout aspect of the in the hands of

gonl 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

Prior to this application proceeding to Council, the applicant held a public information meeting on
Wednesday January 29, 2020 at 5:00 pm at the McElhanney Consulting offices located at 1211 Ryan Road
and four persons attended. During the meeting the land use, site servicing and tree retention plans for the
proposal were provided to the meeting attendees. A review of the meeting minutes note that the public
had questions on the timeline for City approval of the project, servicing, protection of the creek area and
the character of the dwellings. Overall attendees were supportive of the proposal. No public comments
were received by the applicant or by City staff. A copy of the sign in sheet provided at the meeting for the
summary is included in Attachment No. 2.

Should Zoning Amendment Bylaw No. 2989, 2020 receive First and Second Readings, staff are
recommending the public hearing be waived in accordance with Section 464 of the Local Government Act.
In this regard, where Council considers a zoning bylaw is consistent with the Official Community Plan (OCP)
for the area that is subject to the bylaw it may waive the holding of a public hearing.

In respect of this bylaw there was no opposition at the public information meeting and in the opinion of

staff, as outlined above, the bylaw is consistent with the OCP. Notice of waiver of the public hearing will be
provided and the public will have an opportunity to provide written comments for Council’s consideration.
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OPTIONS:
OPTION 1: (Recommended)

1. That Council give First and Second Reading of Zoning Amendment Bylaw No. 2989, 2020 to rezone
the subject property to CD-21 and PA-2;

2. THAT Council considers Zoning Amendment Bylaw No. 2989, 2020 consistent with the City’s Official
Community Plan;

3. THAT Council waives the requirement to hold a public hearing with respect to Zoning Amendment
Bylaw No. 2989, 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 3™ Reading of the bylaw;

4. THAT Final reading of the bylaw be withheld pending the completion of the park land disposal
process; and

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

OPTION 2:

1. THAT based on the September 8%, 2020 Staff report, “Zoning Amendment Bylaw No. 2989
to allow for a subdivision of 4070 Fraser Road "”Council approve OPTION 2 and proceed to
First and Second Readings of Zoning Amendment Bylaw No. 2989, 2020;

2. THAT Council direct staff to schedule and advertise a statutory public hearing with respect
to Zoning Amendment Bylaw No. 2989, 2020 when regular Council meetings resume or an
alternative public hearing format is approved by Council;

3. THAT Final reading of the bylaw be withheld pending the completion of the park land
disposal process; and

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

OPTION 3: THAT Council postpone consideration of Bylaw No. 2989 with a request for more

information.
OPTION 4: Defeat Bylaw No. 2989.

Prepared by:

pr7 24

Dana Beatson
Planner Il — Planning Services

Reviewed by:

M /}{vv
Matthew Fitzgerald, RPP, MCIP
Manager of Development Planning

Concurrence by: y/

|
/ N/\\%M/\/

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

lan Buck, RPP, MCIP
Director of Development Services
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Attachments:

1. Attachment No. 1: Conceptual Subdivision Plan and Housing Typologies

2. Attachment No. 2: Public Information Meeting Sign in Sheet, Public Comment and Meeting
Summary

3. Attachment No. 3: Applicant’s Development Synopsis and Sustainability Evaluation Checklist

4. Attachment No. 4: Applicant’s Response Letter to City Staff’s Park Recommendation
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Attachment No. 1: Conceptual Subdivision Plan (s) and Housing Typologies
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Attachment No. 2: Public Information Meeting Summary, Sign in Sheet and Comments

PUBLIC INFORMATION MEETING
January 29, 2020

SIGN IN SHEET
FOR

Rezoning of 4070 Fraser Road

~ NAME —— :
_(Please Print) ADDRESS
ven B D
W0 FRASER. (<D
‘,1.‘7‘.‘;'(\ ( (\nf\lyk(v/\/ \, '~[‘*(7u. \'lv‘\»t) '

U’"‘(" ‘Vl‘vz sy

e . 22000 ﬂ Y At N

/< rf ((
L_ -
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PUBLIC INFORMATION MEETING
January 29, 2020
Mohler Rezoning Application - 4070 Fraser Road

COMMENT SHEET

Name

Address;_ 420 <l ane\\n (ies |

John and Linda Mohler have applied to the City of Courtenay for a Zoning Bylaw Amendment.
This application Is to being made to allow for the development of 10 strata lots and parkland
in addition to existing home. This project is under review by staff in the Planning Department

of the City,
Given the information you have received regarding this project do you have any comments or

questions?

T T = & onin bl e ol vl b
a_ l(gt'a.Q adoas imn é)ﬂo.?o&.’é.

Please return your comments by: February 7. 2020
Comment sheets can be submitted by one of the following methods:

1. Drop your comment sheet off at the Development Services Department, City of Courtenay
830 Cliffe Avenue

2. Emall your comment sheet to planning@courtenay. ca

3. Fax your comment sheet to 250-334-4241
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Public Information Meeting Summary

From: Chris Ewing [mailto:cewing@mcelhanney.com

Sent: July-02-20 11:05 AM

To: Beatson, Dana <dbeatson@courtenay.ca=

Subject: RE: public information meeting comments and meeting summary

Dana,

- Buckstone Investments asked questions regarding timing. This is a big one to Bruce as his
Lot 44 is on hold waiting for the Mohler development. Additionally, he was interested in the
contents of the City review letter; specifically, the portions which pertained to the access
from Harbourview Blvd and potential works within Harbourview Blvd.

- Bruce indicated that he was in support of the project noting that the zoning and building
scheme was to be as per The Ridge. Additionally, he noted he would be happy to see the
bam and accessory buildings be removed.

- Bruce did convey some concern over the City's requested park strip in Lot 44 and
indicated that he would want to see the final grading and landscape plans; this to convince
himself that his lots 43 and 45 were not getting the short end of the stick.

- John's parents asked process questions: timing, applications, etc. Understandably, they
were in support of the development.

- Steve asked questions regarding the SPEA and Riparian Area setbacks. He was more
interested in how City bylaws, policy, etc, which was being applied to John's property,
could be applied to his property.

- Steve also wanted to know how his property could be serviced noting that the Mohler's
development was going to be a strata. We discussed the sanitary servicing issue at length
and provided some thoughts on how his property could be serviced for both sanitary and

water either through the strata or along Fraser Road; both options would have to cross
Millard Creek.

- Steve indicated his support for John and the development. He noted that this process
would give him an opportunity to discuss his property with the City (I told him that you
were the person to start his chat with).

With regards to the information provided in hard copy at the meeting, we had copies of the
following.

- City Application Review letter dated January 23, 2020
- McElhanney Land Use Plan, C-200, Rev. PA

- McElhanney Site Servicing Plan, C-102, Rev. PA

- McElhanney Tree Retention Plan, C-300, Rev. PA

Chris Ewing, AScT | Engineering Technologist
McElhanney
D778 2250208 | T 250 338 5495
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Attachment No. 3: Applicant’s Development Synopsis and Sustainability Evaluation Checklist
) i e

November 15, 2019,
Our Flle: 2211-46958-03 TASK 2005

Matthew Fitzgerald, MCIP, RPP

Planning Supervisor - Development Services
City of Courtenay

830 Cliffe Avenue

Courtenay, BC VON 2)7

Dear Matthew,

Rem LOT 8, DISTRICT LOT 153, COMOX DISTRICT, PLAN 1887
PROPOSED SINGLE FAMILY DEVELOPMENT AT 4070 FRASER ROAD- DEVELOPMENT SYNOPSIS

The following development synopsis has been prepared on behalf of John and Linda Mohler in
support of the rezoning application for the subject project.

1.0 GENERAL

The subject property is legally described as Rem lot 8, District Lot 153, Comox District, Plan 1887
and is located at 4070 Fraser Road. The 2.12 ha property lies within the area bound by Fraser
Road, and Millard Creek to the west, a linear park along the north and east side of the property,
and ALR land to the south. The proposed development will be accessed off Harbourview
Boulevard which was recently constructed as part of the Ridge Phase 3. Refer to drawing titled
“Land Use Plan” for reference.

The property generally slopes from east to west to Millard Creek and Is covered in 3 mixture of
grasses, natural vegetation along the creek corridor, and mature trees. Please refer to drawing
titled “Tree Retention Plan”.

The development proposes (11) single family bare land strata lots, contribution of park and a
trail network.

2.0 LAND USE

The subject property currently carries the RU-8 Zoning and is proposed to be rezoned to CD-21
designation and represents a continuation of the prior and similar development In the area.
This development proposal reflects the City’s land use policy values and priorities as follows:

¢ Provides higher density development and housing proximal to downtown which will
expand business markets.
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4%

3.0

Existing Infrastructure promotes alternate modes of transportation to local businesses;
while also providing opportunities for leisure activities.

» New trall network Immediately adjacent to the development site.

» BC Transit bus stops are available in the area (Comox Valley Parkway)

» Sidewalks are available from the development along Harbourview Boulevard.

Expands the existing housing diversity within the local area; providing options for various
social and economic needs.

Represents an infill development; utilizing existing municipal infrastructure capacity.

The location is proximal to public facilities, shopping, and employment; while
maintaining the character and scale of the existing neighborhood.

Stormwater management designs will be in accordance with the City current servicing
bylaw.

SINGLE FAMILY DEVELOPMENT PERMIT

This application reflects the owner's desire to create a development that is architecturally
compatible with the adjacent single detached homes, consistent with the neighborhood's
existing diversity of housing types; while also maintaining continuity with previous development

phases,

The proposed development is compliant with the Single Family Residential Development Permit
guldelines as follows:

Meets the objectives of the OCP as demonstrated within Section 2.0.

Bullding assimilation with the local neighborhood will be achleved by utilizing the
following architectural detalls and bullding materials:
» Diverse external building treatment orlentation.
¥ Private entrance/garage.
¥ Private rear patio.
¥ Natural bullding exterlor finishing products; Including rock and “Hardi Plank”,
¥ Bullding wall and roof articulation.
All bulldings are accessed from an external road network.

Stormwater management designs will be in accordance with the City’s current servicing
bylaw,

Extensive landscaping will cover all permeable areas, supported by an automatic
Irrigation system,

On-site curbside refuse and recycling collection Is proposed.

4.0 SUSTAINABILITY

The development proposal is compliant with the City’s sustainability objectives as follows:

The application complies with the OCP policies and priorities.
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n

o Creation of an infill development within the current City boundaries; which utilizes
existing infrastructure capacity.

¢ Expands on the existing housing type diversity within the local neighbourhood.

¢ The subject property is located within walking distance to both daily activities as well as
recreational opportunities. All of which can be accessed by existing sidewalk and
greenway pedestrian networks.

¢ Overall density and building layout promotes Crime Prevention Through Environmental
Design principles.

¢ The site is positioned within proximity to 8C Transit pickup locations.
* Al plumbing fixtures will be of a low flow designation,
e Stormwater management designs will be in accordance with the City's current servicing

bylaw.
Yours truly,
MCELHANNEY LTD,
(/ zz, / , # /
Watson, P. Eng. Chris Ewlnc, AscT
Senior Project Manager Senior Designer
Enclosures
RW:idg

cc. John and Linda Mohler

231



Staff Report — September 8, 2020 Page 28 of 32
Zoning Amendment Bylaw No. 2989 to allow a subdivision at 4070 Fraser Road

Bebaipmict Barvibes SUSTAINABILITY
oty B EVALUATION

Courtanay, BC, VON 2J7
Tol: 250-703-4830 Fax: 250-334-4241
Email: planning@courtenay.ca COMPLIANCE CHECKLIST

Project Address: 4070 Fraser Road, Courtenay, BC Date: Novem 2019
Applicant: McElhanney Ltd.
Land Use. The appiication: Description of how the criteria are met

8) Provides a mix of housing types and sizes; Residential Development (single family homes). Rancher and

two storey design. Opportunity to have basement suites.

b) Balances the scale and massing of bulldings In | ouging is evenly spaced with mix of rancher and

relation to adjoining properties; D o
% °°"',,,,,,"""’".‘" Neighboring uses and she Walk-out basement provided on low side (north) of
ad road.

d) Provides or supports mixed used developments Neighbouring the “The Ridge" development with a mix

or neighborhoods; of residential and potential commercial opportunities.
©) Promotes walking to daily actvities and WIll be providing multi-use trails/sidewalks with connection to
recreational opportunities, neighbouring development and near-by commarcial areas.
f) Supports a range of incomes; Opportunity for basement suites, which would help
support income and affordability.
9) 18 8 positive impact on views and scenery; Continuation of neighbouring development -
Including park and tree preservation,
h) Proserves ;nd provides greenspace, trails and | pggignation of park area to protect Millard Creek.
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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;

House designers will be encouraged to utilize & promote the use of
quality design standards, landscaping to enhance 8 integrate to
match surrounding “green” area and design features to protect

b)

Maintains a high standard of quality and
SppEarance

Will be implemanted.

c)

Includes articulation of building faces and roof
lines with features such as baloconies, enfrances
bay windows, dormers and vertical and horizontal
setbacks with enhanced colors;

Will be implemanted.

dj

Awvoids creating & strip development appearance;

Accomplished with cul-de-sac configuration, varied housing layout,
heights and setbacks

)

Satisfies Leadership in Energy and
Environmental Design (LEED) cerification (or
sccepted green building best practices);

Will implemeanted.

Uses environmentally sensitive materials which
are energy sensitive or have accepted low
pollution standards;

Will be implemanted.

al

Builds and improves pedestrian amenities;

Sidewslks and multi-use pathway connections are planned.

h)

Provides underground parking

WA

Applies CPTED (Crime Prevention Through
Environmental Design) principles;

Provided a: part of cur design requirements and standards.

Transportation. The application:

Description of how the criteria are met

a)

Integrates into public transit and closeness to
major destinations;

Increasing the density in the area will help promote the need for local
transit service.

b)

Provides multi-functional street(s);

With sidewalks/pathways and low volume roadway. the opportunity
for walking and biking is greatly enhanced and ancouraged.

)

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

Sidewslls/pathways and greenways promote opportunity for walking
and biking.

d

Provides or contributes towards frail system,
sidewalks, transit faciliies, recreation area or
environmentally sensitive ares;

Will be providing pathways/greemways and a park within and around
the development

Infrastructure. The application;

Description of how the criteria are met

a)

Includes stormwater technigques that are
designed to reduce run-off, improve groundwater
exchange and increase on-site retention

Will be implemanting Storm Water Bast Management practice to
reduce run-off and improve water gualtty.

b)

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

Houses will be desigmed to provide a high level of energy efficiency
and utilize other enargy sources whare available.
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Character & ldentity. The application:

Description of how the criteria are met

a) Provides a positive image along waterfront areas
and fronting road;

Cul-de-sac configuration and design features function to integrate
thiz devaloprnent with surrounding areas.

b} Is designed with quality and variety of features
within the project (i.e. streat fumniture, street
lights, signs, curb treatments);

To miest or excead the standard requirements of the City's & local
guidelinas.

c) Provides public and private ameanity space;

Park and gresnway connection is plannad.

d} Preserves heritage fixtures;

Mot applicable

&) Orients to views, open space and streef;

Will ba encouraged and provided if applicable.

Envirenmental Protection & Enhancement.
The application:

Description of how the criteria are met

a) Protecis nparian areas and other designated
environmentally sensitrve areas;

All ervironmentally sensitive areas shall be protectad using best
management practices and setbacks.

b} Provides fior native species, habitat
restorabonfimprovemeant.

Coordination with Strategic Matural Resources to ensure presenvation
and restoration of habitat.

c) Includes tree lined streetscapes.

s
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Attachment No. 4: Applicant’s Response Letter to City Staff’s Park Recommendation

F AN

McElhannay

Cur File: 2211-40058-03 (T2005)
August 21, 2020

Dana Bestson, MCIF, RFF
City of Courtenay

830 Cliffe Avenuea
Courtenay, BC VAN 2J7

Dear Dana,

4070 FRASER ROAD - PARK DEDIGATION REQUEST

On Friday, August 14, 2020, City staff and McElhanney's Chris Durupt participated in a video
conferencing mesating to discuss a City proposal / preference for park dedication and frail creation (see
attached sketch provided by the City). As indicated during the meeting, McElhanney has put the option [
preferance to the Cwner for consideration. At this time, we note that the Owner wishes to decline the City
option,

With regards to Cwner rationale for declining the City option, four separate parts have been identified /
discussed for said option:

PARK DEDICATION OF HOMESTEAD LANDS WITHIN RIPARIAN AREA

As discussed at previous meetings with City staff, the Cwner wishes fo retain & portion of the property
within the riparien area; this to be part of Strata Lot 1. The Cwner is of the understanding that this will be
accomplished by covenant on the aforementioned land which limits use, building, landscaping, etc, as
previously discussed with City staff. This was originally understood to be 8 benefit by the City as it would
be maintained by the Cwner.

FARK DEDICATION ALONG 50UTH PROFPERTY LINE

a) With regard to the Bm wide park request behind the existing dwelling, the Owner does not wish to
intreduce & walking trail this close to the rear of his home.

b} With regard to the 15m wide park request behind proposed strata lots 2-4, McElhanney and the
City discussed/negaotiated the proposed buffer/covenant area earber this year, to the eventual
agreement of both parties. Assuming that those discussions / negotiations are still vahid, the
Owner would like to continue on with the ALR interface buffer as shown on McElhannay dwg.
2211-48858-03 (T2005), sketch SK-08. Rev. Z, dated June 17, 2020

McE Ihannay
1211 Ryan Road, Courtanay BC Canada Wi 3RE
Tal, 250-238-5408 | Fax, 1-858-407-3095 | www, moslhanney oom Paga 1
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FLY

TRAIL CONSTRUCTION

Moting the points above, we believe the trail construction should be discussed during the Development

Permit stage and once the park dedication, park swap, and/or park purchase have been finalized.

OVERALL PARK CONTRIBUTION

The assumed park contribution requirement of 5% of the total development (or 1.112 sq. m) plus the area
required for the park "swep” (232 sq. m.) is equal to 1,344 sg. m. This new proposal would increase the
park dedication to 7,455 sq.m. (27.7% of the total developrment area). This is not currently acceptable fo
the Cwmer and is a significant departure to what the Cwner had assumed was agreed upon with Gity

planning staff to date.

Flease contact the undersigned if the City requires any further information regarding this item,

Sincerely,
McElhanney Lid.

-f;r. P
! i
(o 0]

y,
Chris Ewing, AScT
Senior Designer
cewinpi@mcelhanney.com
CE/njg
Enclosure

e Johm and Linda Maohler

Liztter | Prepared for John and Lirda BMahler
F2V-AHRRA-03 (T2005) - 4070 Frasar Road Sugust 21, 2020

Rewviewad by

Chantal Richard. P.Eng.
Project Engineer
crichard@mcelhanney. com

FPaga 2
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THE CORPORATION OF THE CITY OF COURTENAY
BYLAW NO. 2989

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. 2989, 2020”.

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

a.

by rezoning Lot 8, District Lot 153, Comox District, Plan 1887, Except Part in Plan 43279
(4070 Fraser Road) as shown in bold outline on Attachment A which is attached hereto and
forms part of this bylaw, from Rural Eight (RU-8) to Comprehensive Development Zone
Twenty-One Zone (CD-21) and Public Use and Assembly Two Zone (PA-2);

by rezoning a portion of Lot 44, Plan EPP87922, District Lot 153, Comox Land District, as
shown in bold outline on Attachment A which is attached hereto and forms part of this
bylaw, from Comprehensive Development Zone Twenty-One Zone (CD-21) to Public Use
and Assembly Two Zone (PA-2);

by amending Section 8.48.4 by adding (a) notwithstanding the above, a minimum lot frontage
of 11.0m is permitted on Lot 8, District Lot 153, Comox District, Plan 1887, Except Part in
Plan 43279 (4070 Fraser Road) as shown in bold outline on Attachment A which is attached
hereto and forms part of this bylaw;

by amending Section 8.48.7 (1) by adding (a) notwithstanding the above, front yard setbacks
of 6.0m are permitted on Lot 8, District Lot 153, Comox District, Plan 1887, Except Part in
Plan 43279 (4070 Fraser Road) as shown in bold outline on Attachment A which is attached
hereto and forms part of this bylaw;

by amending Section 8.48.7(2) by adding (a) notwithstanding the above, rear yard setbacks of
7.5m are permitted on Lot 8, District Lot 153, Comox District, Plan 1887, Except Part in Plan
43279 (4070 Fraser Road) as shown in bold outline on Attachment A which is attached
hereto and forms part of this bylaw; and

That Schedule No. 8, Zoning Map be amended accordingly.
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3. This bylaw shall come into effect upon final adoption hereof.
Read a first time this 8" day of September, 2020
Read a second time this 8" day of September, 2020

Published in two editions of the Comox Valley Record on the 2" day of December, 2020 and the
9" day of December, 2020

Considered at a Public Hearing this day of December, 2020
Read a third time this day of , 2020
Finally passed and adopted this day of , 2020
Mayor Corporate Officer

Approved under S.52(3)(a) of the Transportation Act

Brendan Kelly, Senior Development Services Officer
Ministry of Transportation and Infrastructure
Vancouver Island District
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ATTACHMENT A

RU-8 (CVRD)
TO PA-2

RU-8 (CVRD)
TO CD-

)
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THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT

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

PURPOSE:

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

CAO RECOMMENDATIONS:

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

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

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

Respectfully submitted,

|
/ M/\\%M/\/

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

BACKGROUND:

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

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

“Whereas the onset of COVID-19 has created significant challenges for local businesses, and in some cases,
has contributed to their permanent closures;
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Staff Report - October 5th, 2020 Page 2 of 7
Update to the Home Occupations Regulations

Whereas businesses are adapting to these challenges by reducing costs such as rent by working from home,
and the City’s zoning bylaw is considered restrictive in the types of allowable home occupations, particularly
in relation to other local jurisdictions; and

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

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

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

The City currently allows the following home occupations:

=

Home crafts (hobby and related crafts)

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

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

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

Day care pursuant to the Care Facility Act

Photography

g

Nouvsw

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

The other categories are all generally comparable across the three municipalities with the exception of office
uses which are restricted to certain types of offices in Courtenay and Cumberland with all types allowed in
Comox.
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Staff Report - October 5th, 2020 Page 3 of 7
Update to the Home Occupations Regulations

Table 1: Home Occupation Use Comparison
(Green = Permitted, Yellow = Unclear if Permitted, Red = Not permitted)

Home crafts (hobby and related crafts)

Manufacture of novelties, souvenirs, handicrafts or
furniture

Artist studio;

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

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

Individual instruction in academics, art, crafts or
music

Stamp or coin collecting or other uses similar in
character

Photography

Office (general)

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

Art and Music

Office

Office use, catering businesses and dog grooming

Stenographer, typist, or other uses similar in
character

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

Repair

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

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

Denturist labs

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

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

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

Personal Services

Care for People
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Update to the Home Occupations Regulations

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

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

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

Home Occupation Regulations Proposed Action

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

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

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

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

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

6.3.6 No part of the premises shall be used as a warehouse or retail outlet. | No change
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Update to the Home Occupations Regulations

6.3.7 Not more than one home occupation shall be permitted per dwelling | Delete the limit of one
unit, and no home occupation shall occupy more than 50 m2or 50% of the | home occupation but
dwelling unit whichever is the lesser. leave the size restrictions
as stated.

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

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

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

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

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

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

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

Table 2: Home Occupation Regulations Proposed Change Summary

FINANCIAL IMPLICATIONS:

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

BC Assessment has a home-based business policy outlining the general parameters of how they assess home
based businesses. In general the policy states that properties are placed in “Class 1 —residential” unless they
are highly visible or of significant size. For the most part, the restrictions in the zoning regulations would
keep most home businesses in Class 1, however this is a decision of the BC Assessment Authority.
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The following is taken from the policy found at https://info.bcassessment.ca/services-and-

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

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

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

ADMINISTRATIVE IMPLICATIONS:

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

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

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

OPTIONS:

OPTION 1: (Recommended)

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

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

the above referenced bylaw.

OPTION 2: Defer consideration pending receipt of further information.

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

M/}A/Nv
Matthew Fitzgerald, RPP, MCIP

Manager of Development Planning

Concurrence by:

1 N/\\%\M/v

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

Reviewed by:

//

lan Buck, RPP, MCIP
Director of Development Services
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THE CORPORATION OF THE CITY OF COURTENAY
BYLAW NO. 3024
A bylaw to amend Zoning Bylaw No. 2500, 2007
The Council of the Corporation of the City of Courtenay in open meeting assembled enacts as
follows:

1. This bylaw may be cited for all purposes as “Zoning Amendment Bylaw No. 3024, 2020”.

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

(a) Amending Division 6 — General Regulations, Part 3 — Home Occupation, Section 6.3.1
by deleting the Section and replacing it with the following:

“6.3.1 The following home occupations are permitted subject to all conditions of this

Bylaw:
I. office (general)
ii. personal service
iii. home crafts (hobby and related crafts)
Iv. music, dancing and related lessons providing that the number of pupils on
the premises at any one time are five (5) or less
V. small appliance repairs where appliances serviced have a maximum
volume of 23m3
Vi. schools or kindergartens for five (5) children or less
Vii. day care pursuant to the Community Care and Assisted Living Act
viii. photography”;

(b) Amending Division 6 — General Regulations, Part 3 — Home Occupation by deleting
Section 6.3.2; and,

(c) Amending Division 6 — General Regulations, Part 3 — Home Occupation by replacing
Section 6.3.7 with the following:

“6.3.7 No home occupation shall occupy more than 50m2 or 50% of the dwelling unit
whichever is the lesser.”
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3. This bylaw shall come into effect upon final adoption hereof.

Read a first time this 5" day of October, 2020
Read a second time this 5" day of October, 2020

Published in two editions of the Comox Valley Record on the 2" day of December, 2020 and the
9" day of December, 2020

Considered at a Public Hearing this day of December, 2020
Read a third time this day of , 2020
Finally passed and adopted this day of , 2020
Mayor Corporate Officer
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