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R15/2021 - July 26, 2021

 

 1 

Minutes of a Regular Council Meeting 

 

Meeting #: 

Date: 

Time: 

Location: 

R15/2021 

July 26, 2021 

4:02 pm 

City Hall Council Chambers and via video/audio conference 

 

Attending: 

Mayor: B. Wells 

Councillors: W. Cole-Hamilton 

 D. Frisch 

 M. McCollum 

 W. Morin 

 M. Theos 

  

Staff: G. Garbutt, CAO 

 D. Bardonnex, Fire Chief, via video/audio conference 

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

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

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

 S. Saunders, Director of Recreation, Culture, & Community Services, via 

video/audio conference 

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

conference 

 N. Borecky, Manager of Information Systems, via video/audio conference 

 

Due to the COVID-19 pandemic, and in accordance with Ministerial Order No. M192/2020 

and the Class Order (mass gatherings), Council meetings are conducted virtually and live-

streamed on the City of Courtenay's YouTube channel. 

 

The Mayor respectfully acknowledged the lands on which the meeting was conducted is the 

unceded traditional territory of the K’ómoks First Nation. 
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R15/2021 - July 26, 2021

 

 2 

1. ADOPTION OF MINUTES 

1.1 Adopt July 19th, 2021 Regular Council meeting minutes (0570-03) 

Moved By Morin 

Seconded By Cole-Hamilton 

THAT the July 19th, 2021 Regular Council meeting minutes be adopted. 

Carried 

 

2. INTRODUCTION OF LATE ITEMS 

 

3. DELEGATIONS 

3.1 Multicultural and Immigrant Services Association (MISA) of North 

Vancouver Island RE: Immigrant Welcome Centre's Needs Assessment 

Research 

The presentation by Toyin Karee and Jim Brennan, members of the Multicultural 

and Immigrant Services Association (MISA) of North Vancouver Island, regarding 

the Immigrant Welcome Centre's services and needs assessment research was 

received for information. 

3.2 Comox Valley Youth Climate Council RE: Green New Deal 

The presentation by Lister de Vitré and Ben Mason, members of the Comox Valley 

Youth Climate Council, regarding the Green New Deal and proposals for climate 

change mitigation and societal improvement, was received for information. 

 

4. STAFF REPORTS/PRESENTATIONS 

4.1 Development Services 

4.1.1 Development Variance Permit No. 2102 - 2840 Cliffe Avenue (3090-

20-2102) 

Moved By Frisch 

Seconded By Cole-Hamilton 

THAT based on the July 26th, 2021 staff report “Development Variance 

Permit No. 2102 - 2840 Cliffe Ave”, Council approve OPTION 1 and 

proceed with issuing Development Variance Permit No. 2102.  

Carried 
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R15/2021 - July 26, 2021

 

 3 

5. EXTERNAL REPORTS AND CORRESPONDENCE FOR INFORMATION 

5.1 Letter from LUSH Valley Food Action Society RE: Comox Valley Food 

Policy Council Requesting the City of Courtenay's Endorsement of a 

Universal School Food Program (0400-01/1850-01) 

The letter dated July 19th, 2021 from LUSH Valley Food Action Society regarding 

Comox Valley Food Policy Council’s request for the City of Courtenay to endorse 

a Universal School Food Program was received for information. 

Moved By Cole-Hamilton 

Seconded By Frisch 

THAT Council authorize staff to: 

1. Endorse the efforts of the BC Chapter of the Coalition for Healthy School 

Food (BC-CHSF) to advocate for a universal, cost-shared healthy school 

food program, by means of the endorsement form on the BC-CHSF website 

(https://www.healthyschoolfood.ca );  

2. Write to the Prime Minister requesting that the Government of Canada 

implement a universal, cost-shared, healthy school food program for all K-

12 students in the country;  

3. Write to the Premier and Minister of Education requesting that the Province 

of BC commit to increasing investment in a universal, cost-shared, healthy 

school food program for all K-12 students in the province; and  

4. Request a report from staff outlining options to support healthy school pilot 

projects within the City. 

Carried 

 

6. INTERNAL REPORTS AND CORRESPONDENCE FOR INFORMATION 

6.1 Briefing Note - 5th Street Bridge Rehabilitation Project Update (5335-20) 

Moved By Frisch 

Seconded By Morin 

THAT the July 26th, 2021 Briefing Note "5th Street Bridge Rehabilitation Project 

Update" be received for information. 

Carried 
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R15/2021 - July 26, 2021

 

 4 

7. REPORTS/UPDATES FROM COUNCIL MEMBERS INCLUDING REPORTS 

FROM COMMITTEES 

7.1 Councillor Cole-Hamilton 

Councillor Cole-Hamilton participated in the following events: 

 Climate Caucus Coordinating Team meeting 

 Climate Caucus Elected Officials call 

 Help Cities Lead Steering Committee meeting 

 Meeting with Chris Gilmore, Executive Director, Climate Action Secretariat 

 Meeting with the Honourable Josie Osborne, Minister of Municipal Affairs; 

Honourable George Heyman, Minister of Environment and Climate Change 

Strategy; and Honourable Bruce Ralston, Minister of Energy Mines and Low 

Carbon Innovation 

 CVRD Board meeting  

 Comox Valley Sewage Commission meeting 

 Comox Valley Water Committee meeting 

 Comox Valley Recreation Commission meeting 

 Pride Society of the Comox Valley flag raising event for Pride Week (July 19-

26, 2021) 

7.2 Councillor Morin 

Councillor Morin participated in the following events: 

 K’ómoks First Nation (KFN) Chief & Council meeting with CVRD 

 City of Courtenay Public Hearing 

 City of Courtenay Strategic Planning session 

 Comox Valley Substance Use Strategy Committee meeting 

 CVRD Coastal Flood Mapping Presentation 

 CVRD Board meeting (2 total) 

 Comox Valley Water Committee Agenda Review meeting 

 Comox Valley Sewage Commission meeting 

 Comox Valley Water Committee meeting 

 Comox Valley Recreation Commission meeting 

 Official Community Plan (OCP) Update - Lunch and Learn with staff  

 

Councillor Morin mentioned that she attended the Comox Valley Chamber of 

Commerce Golf Classic at the Crown Isle Resort & Golf Community in her role as 

Acting Mayor for the month of July. 
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R15/2021 - July 26, 2021

 

 5 

8. RESOLUTIONS OF COUNCIL  

8.1 Rise and Report - Settlement on a Four-Year (2021-2024) Collective 

Agreement - CUPE Local 556 (2710-20) 

Moved By Frisch 

Seconded By Morin 

THAT per the July 19th, 2021 Closed (In Camera) meeting, Council Rises and 

Reports as follows: 

THAT based on the July 19th, 2021 staff report “Settlement on a Four-Year 

Collective Agreement”, Council ratifies the attached Memorandum of Agreement 

resulting in a new 2021-2024 Collective Agreement between the City and CUPE 

Local 556. 

Carried 

 

8.2 In Camera Meeting 

Moved By Cole-Hamilton 

Seconded By McCollum 

That a Special In-Camera meeting closed to the public will be held July 26th, 2021 

at the conclusion of the Regular Council Meeting pursuant to the following sub-

sections of the Community Charter: 

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

Carried 

 

9. UNFINISHED BUSINESS 

9.1 AccessBC Campaign - Advocating for Universal No-Cost Prescription 

Contraception in BC 

Moved By Frisch 

Seconded By McCollum 

WHEREAS cost is a significant barrier to people accessing contraception, 

particularly to people with low incomes, youth, and people from marginalized 

communities; 

WHEREAS providing no-cost prescription contraception has been shown to 

improve health outcomes for parents and infants by reducing the risks associated 

with unintended pregnancy, and is likely to reduce direct medical costs on the 

provincial health system; 
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R15/2021 - July 26, 2021

 

 6 

WHEREAS contraceptive methods targeted at men (such as condoms or 

vasectomies) are available at low cost or are covered by BC’s Medical Services 

Plan, whereas contraceptive methods for people with uteruses (such as birth control 

pills, intra-uterine devices, or hormone injections) have high up-front costs, making 

access to contraception unequal and gendered; 

THEREFORE BE IT RESOLVED THAT Council directs the Mayor to write to the 

Provincial Government to urge them to make all prescription contraception in BC 

available at no cost under the Medical Services Plan. 

Carried 

 

10. NOTICE OF MOTION 

 

11. NEW BUSINESS 

 

12. BYLAWS 

 

13. ADJOURNMENT 

Moved By Morin 

Seconded By Cole-Hamilton 

That the meeting now adjourn at 5:49 p.m. 

Carried 

 

CERTIFIED CORRECT 

 

 

_________________________ 

Deputy Corporate Officer 

 

Adopted this 7th day of September, 2021 

 

 

_________________________ 

Mayor 
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THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

To:  Council  File No.: 0430-01/2380-20/ 

   /7900-02  

From: Chief Administrative Officer Date: Sept. 7, 2021 

Subject: Elections Canada Request to use Bill Moore Park Lawn Bowling building for Election Polling 

 

PURPOSE: 

The purpose of this report is for Council to consider the Elections Canada request for the City of Courtenay 
to enter into a Polling Place Standard Lease for the operation of a polling place for the upcoming Federal 
Election. 

POLICY ANALYSIS 

Council approval is required for the City to enter into a Polling Place Standard Lease with Elections Canada 
for the use of the Bill Moore Park Lawn Bowling building for both advanced polls and election day polls.  

CAO RECOMMENDATIONS: 

That based on the September 7, 2021 staff report, “Elections Canada Request to use Bill Moore Park Lawn 
Bowling building as a polling place”, Council approve OPTION 1 and approve the Polling Place Standard Lease 
between Elections Canada and the City of Courtenay for the use of the Bill Moore Park Lawn Bowling building 
for the purpose of operating a polling place for the upcoming Federal Election. 

That the Mayor and an Officer of the City be authorized to execute all documentation relating to the Polling 
Place Standard lease. 

 

 

Geoff Garbutt, M.PI., MCIP, RPP 
Chief Administrative Officer 
 
 
BACKGROUND: 

Elections Canada contacted City staff on August 16, 2021 to discuss booking the Bill Moore Park Lawn 
Bowling building for the upcoming Federal Election in September. Elections Canada has requested to use the 
Bill Moore Park Lawn Bowling building September 10-13 and September 20, 2021 to operate both advanced 
polls and election day polls.   

DISCUSSION: 

The polling place will operate under a Polling Place Standard Lease between the City of Courtenay and 
Elections Canada which will govern the use of the Bill Moore Park Lawn Bowling building (Attachment 1). 
Staff have reviewed the terms of the Standard Lease and recommend Council’s approval to enter into the 
agreement with Elections Canada in order to facilitate the implementation of a polling place for both 
advanced polls and election day polls for the upcoming Federal Election. 

Elections Canada will pay the City of Courtenay rent for use of space as per the Polling Place Standard Lease.  
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Staff Report - Sept. 7, 2021  Page 2 of 3 
Elections Canada Request to use Bill Moore Park Lawn Bowling building for Election Polling 

 

The City of Courtenay has a user agreement with the Courtenay Lawn Bowling Club whereby the Courtenay 
Lawn Bowling Club occupies the Lawn Bowling building from April to October annually. Through this 
agreement, the City reserves the right to notify the Bowlers of any changes to the availability of the facility, 
endeavouring to provide as much notice as possible. On August 16, 2021, notice was provided to the 
Courtenay Lawn Bowling Club Executive of the request for use of the Lawn Bowling building for the upcoming 
federal election.  The Courtenay Lawn Bowling Club graciously agreed to temporarily suspend their Club 
activities for the days requested, in order to support Elections Canada. 

FINANCIAL IMPLICATIONS: 

Operating expenses for the recreation facilities, including the Lawn Bowling Building have been approved by 
Council in the 2021 Operating Budget. 

ADMINISTRATIVE IMPLICATIONS:    

Approximately 10 hours of staff time have been dedicated to reviewing the lease, communicating with 
Elections Canada, conducting a site visit and drafting a staff report.  Additional custodial support will be 
required to conduct onsite cleaning tasks during the polling place operating hours. 

ASSET MANAGEMENT IMPLICATIONS: 

There are no asset management implications at this time.  

STRATEGIC PRIORITIES REFERENCE: 

We focus on organizational and governance excellence  

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

We continually invest in our key relationships  

 Consider effective ways to engage with and partner for the health and safety of the community  

OFFICIAL COMMUNITY PLAN REFERENCE:    

Not referenced.  

REGIONAL GROWTH STRATEGY REFERENCE: 

No specific reference.  

CITIZEN/PUBLIC ENGAGEMENT: 

Elections Canada will lead all public communications in regards to the schedule and location of the polling 
place. 

Section 26 [notice of proposed property disposition] of the Community Charter requires that notice be given 
prior to property disposition. Notice of property disposition must be given in accordance with section 24, 26 
and 94 of the Community Charter.  

Staff would inform the public based on the IAP2 Spectrum of Public Participation:  
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Staff Report - Sept. 7, 2021  Page 3 of 3 
Elections Canada Request to use Bill Moore Park Lawn Bowling building for Election Polling 

 

 
© International Association for Public Participation www.iap2.org 

CONCLUSION: 

It is staff’s recommendation that Council authorize staff to enter into a Polling Place Standard Lease with 
Elections Canada in order to support Elections Canada in its efforts to provide an adequate number of 
polling places within the City of Courtenay.  

OPTIONS:    

OPTION 1:  That based on the September 7, 2021 staff report “Election Canada’s Request to use Bill 
Moore Park Lawn Bowling building as a polling place Council authorize staff to enter 
into a Polling Place Standard Lease between Elections Canada and the City for the use 
of the Bill Moore Park Lawn Bowling Building for the purpose of operating a polling 
place for the upcoming federal election. 

That the Mayor and an Officer of the City be authorized to execute all documentation 
relating to the Polling Place Standard Lease. (Recommended) 

OPTION 2:  That Council refer the issue back to staff for further consideration.  

OPTION 3:  That Council deny Election Canada’s request to the Bill Moore Park Lawn Bowling 
Building as a polling place.  

 

 

Prepared by:        Concurrence by:    
  

 

Susie Saunders       Geoff Garbutt, M.PI., MCIP, RPP 
Director of Recreation, Culture and Community Services  Chief Administrative Officer 

       

Attachments:  

1. Polling Place Standard Lease 
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EC 11750
(07/2020)

POLLING PLACE STANDARD LEASE

X POLLING PLACE

ADVANCE POLLING PLACEX

5. GST/HST No. 6.  QST No. (for a Quebec Electoral District)

Payment Information

3.  Name of the Landlord or its representative (recipient of rent payment)   

4.  Address of the Landlord or its representative (to send rent payment)   

830 Cliffe Avenue

City of Courtenay, Attn Carol Millar

Courtenay, British Columbia

V9N 2J7

ELECTORAL DISTRICT

Courtenay--Alberni

BETWEEN

City of Courtenay, Attn Carol MillarReturning Officer
Alberni Mall
108-3550 Johnston Road
Port Alberni, British Columbia
V9Y 7W8

1.  The Chief Electoral Officer of Canada, acting through his or her 
     authorized representative the Returning Officer (Tenant)

2.  Landlord (or authorized representative)

Landlord
Initials

Tenant
Initials

106983992

Page    1 / 5 2021/08/24 Tenant InitialsLandlord Initials
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EC 11750
(07/2020)

Premises covered by this lease

 12. No. of tables
        provided

7. Poll No(s). 8.  Rent rate
     per poll

9. Address and voting room(s) identification as applicable  10.Telephone 11. No. of chairs
      provided

$200.00033 1530Courtenay Lawn Bowling Club

V9N 7L4

2361 Kilpatrick Avenue

Courtenay, BC

$125.00035

$125.00036

$125.00037

$125.00046

$800.00604

$500.00605

$500.00606

16. Contact information of the available individual as per Section 18 of this lease.

13. Date(s) of rental 14. Hours

ADV: 2021-09-10, 2021-09-11, 2021-09-12, 2021-09-13
ORD: 2021-09-20

ADV: 7:00 a.m. to 10:30 p.m.
ORD:  5:00 a.m. to 10:30 p.m.

$2,500.00

15.  Total Rent
(excluding taxes)

Tenant
Initials

Landlord
Initials

Carol Millar Tel. : (250) 338-5371

Page    2 / 5 2021/08/24 Tenant InitialsLandlord Initials
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EC 11750
(07/2020)

Additional Information

1. The Landlord hereby leases to the Tenant the premises described in box 9 (“Premises”) for the dates and hours
set out in boxes 13 and 14 (“Term”).

2. The Tenant must pay the rent described in box 15 (“Total Rent”), plus applicable taxes as indicated in boxes 5 and
6 to the Landlord or its representative as identified in box 3 in respect of this lease, in Canadian funds, without
abatement or set-off and be sent to the address of the Landlord or its representative indicated in Box 4 within 30
days of the date of rental set out in box 13.

3. The Landlord must not restrict access to the Premises to the Tenant, his or her employees, agent or contractors
during the Term and must provide quiet enjoyment of the Premises to the Tenant.

4. The Landlord acknowledges and agrees that the Premises will be used as a polling place during a federal electoral
event and, as such, the general public must be given free and unrestricted access to the Premises during the
Term.

5. The Landlord must provide the Premises in a neat, clean and broom-swept condition to the Tenant.

6. The Landlord must provide lighted and, as required, heated Premises to the Tenant's satisfaction during the Term.
The Landlord must assume the cost associated with providing such lighting and heating.

7. At the end of the lease, the Tenant must return the Premises to the Landlord in the condition in which they were on
the first day of the Term, ordinary wear and tear excepted.

8. The Landlord has the obligation to ensure that the entrance/exit to the Premises and access to and from the
building, within which the Premises are located in, to the nearest street, must be unrestricted, unhindered and
unobstructed at all times during the Term.

9. The Landlord acknowledges that access to the Premises may be required by persons with disabilities. As such, the
Landlord has the obligation to ensure that any entrances/exits designed for use by persons with disabilities to
access the building within which the Premises are located, and features that can be used by persons with
disabilities to access the Premises must always be, during the Term:
a. available for the general public; and
b. unrestricted, unhindered and unobstructed.

10. The Landlord must provide the number of tables and chairs indicated in boxes 11 and 12. The Landlord must
assume the cost associated with providing such tables and chairs.

11. The landlord acknowledges and agrees that the Tenant has the authority, at his or her own expense, to use its own
security services at the Premises at any time during the Term.

12. The Landlord must not rent to any person, corporation, association or any other type of organization other
premises owned, controlled or managed by the Landlord, that are within 500 metres of the Premises, if such other
premises are to be used for partisan political purposes.

Page    3 / 5 2021/08/24 Tenant InitialsLandlord Initials
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EC 11750
(07/2020)

13. The Landlord acknowledges and agrees that the Tenant, acting reasonably, may remove from the Premises or the
building in which the Premises are located any material of a partisan political nature. The Tenant will not be liable
for any damage, however caused, resulting from such removal.

14. In the event that the federal electoral event, scheduled for the Term is either cancelled or postponed, this lease is
hereby immediately terminated. The parties mutually agree to release each other from all claims and demands
arising out of the early termination of the lease as a result of such postponement or cancellation.

15. The Landlord must maintain during the Term, the necessary property and liability insurance in such reasonable
amounts and with such reasonable deductibles as would be carried by a prudent owner of reasonably similar
premises. The Landlord must provide the Tenant with a certificate of insurance detailing insurance coverage,
exclusions, deductibles and conditions within 10 days of a written request.

16. The Tenant must maintain during the Term, "All Risks" tenant's legal liability insurance with a limit of liability of
$5,000,000 for property damage of premises leased by the Tenant, as well as a comprehensive commercial
general liability insurance policy for bodily injury, death, medical payments or damage to property of others. The
Tenant must provide the Landlord with a certificate of insurance detailing insurance coverage, exclusions,
deductions, and conditions within 10 days of written request.

17. This Tenant and the Landlord may execute separate counterparts of this lease. Both counterparts taken together
constitute one valid and binding agreement. A counterpart may be delivered by facsimile or portable document
format (PDF). A copy of an executed counterpart will be as valid as an originally executed counterpart.

18. Upon signature of the lease, the Landlord must provide to the Tenant the contact information of an individual,
indicated in box 16, available at all times during the Term and able to assist the Tenant in person if there is any
problem with the Premises, its installations and its accessibility, including with any access provided for under this
lease.

19. This lease constitutes the entire and only agreement between the parties and supersedes all previous
negotiations, communications and other agreements, whether written or oral, unless they are incorporated by
reference in this lease. There are no terms, covenants, representations, statements or conditions binding on the
parties other than those contained in this lease.
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The Chief Electoral Officer of Canada, acting through his or her authorized 
representative the Returning Officer (Tenant)

Landlord (or authorized representative)

Date that the signed lease is received by the tenant

Date

Date

_________________________

Date

_______________________________________________________________________ _________________________

________________________________________________________________________________________________
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THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

To:  Council  File No.:  0570-00 & 0590-00 

From: Chief Administrative Officer Date: September 7, 2021  

Subject: Council Meetings, Committee Meetings, and Public Hearings – Meeting Models 

PURPOSE:  

To seek Council approval to permit in-person attendance at Council and Committee meetings and to 
maintain virtual Public Hearings.   

 

CAO RECOMMENDATIONS: 

That based on the September 7th, 2021 report entitled “Council Meetings, Committee Meetings, and Public 
Hearings – Meeting Models” Council approve Option 1 and support the following meeting models until such 
time as Council Procedure Bylaw No. 2730 is amended to address in more detail electronic participation in 
public meetings under the newly granted authorities of Bill 10-2021:  

 Council and Committee Meetings to be conducted using a “hybrid” model with spectators, delegates, 
and members of Council having the option of virtual or in-person participation/attendance. 

 Public Hearings to be conducted “electronically” with participants having the option to participate 
via telephone, web conferencing or written submission, and members of Council having the option 
to participate electronically or in-person. 

 

 

 

     

Geoff Garbutt, M.PI., MCIP, RPP 

Chief Administrative Officer 

 

BACKGROUND: 

At the March 30th, 2020 Council meeting members of the public were prohibited from attending City Council 
and Committee meetings under the authority of Ministerial Order No.M83/2020 and more recently under 
the authority of Ministerial Order No. M192/2020. With public attendance prohibited, Council and 
Committee meetings transitioned from in-person to electronic with meetings taking place via a video 
conferencing platform publically streamed on YouTube. At the November 16th, 2020 Council meeting, Council 
approved new procedures for electronic public hearings that facilitated public engagement via webinar, 
correspondence submissions, and teleconference participation options.   

 

The Provincial State of Emergency officially ended on July 1, 2021, and the Covid-19 Related Measures Act 
[SBC 2020] Chapter 8 provided a 90-day transition period from the lifting of the state of emergency before 
local governments need to return to the pre-pandemic legislative rules. At the end of the 90-day transition 
period (September 28th, 2021), Council, Committee and Public Hearing meeting models formerly permitted 
under Ministerial Order No. M192/2020 will be authorized under Bill 10-2021.  
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Staff Report - September 7, 2021  Page 2 of 4 
Council Meetings, Committee Meetings, and Public Hearings – Meeting Models 

 

Bill 10-2021 

On June 17th, 2021 Bill 10-2021 (Municipal Affairs Statues Amendment Act, 2021) received Royal Assent. Bill 
10-2021 amends the Community Charter and the Local Government Act to allow municipal Councils to:  

 Allow for electronic quorum at Regular and Special Council meetings;  

 Allow for electronic quorum at Committee meetings and the Board of Variance; and  

 Allow for fully electronic Public Hearings.  

 

Virtual Meeting and Public Participation  

Since March 2020 the City has successfully hosted electronic Council meetings, and Public Hearings were 
facilitated electronically as of November 2020. Aside from some learnings regarding the logistics of hosting, 
streaming, and accessing electronic Council meetings and Public Hearings, delegates and many Public 
Hearing participants provided positive feedback on their virtual participation experience (e.g. easy to access, 
decreased scheduling conflicts, eliminated need for child care). To ensure that Courtenay residents were 
able to participate in electronic meetings, advertising and communication processes were enhanced to 
include detailed participation instructions  and held in accordance with the best practice standards outlined 
in the “Guidance for Public Hearings under the Current PHO Orders and Ministerial Order 192” most recently 
updated by the province on June 29, 2021.  

 

DISCUSSION: 

Council holds three types of meetings: Open and Closed Council meetings, Committee meeting and Public 
Hearings. These meetings can be held in person, electronically or a combination of the two (called “hybrid”). 
There are pros and cons for each meeting format for example, electronic meetings decrease vehicle trips, 
and promote participation by decreasing barriers to access however they may not facilitate relationship 
building. In-person meetings foster relationship and collaboration and demonstrate a desire for transparency 
for some members of the public, but promote more trips to City Hall,  are less accessible to the public overall 
and may pose a risk to health and safety in terms of disease transmission (even with communicable disease 
protocols in place). The pros and cons of all three meeting types are still being discussed provincially and 
amongst local governments across the Country. It is likely that there will be meeting model inconsistencies 
between local governments as we navigate new meeting formats, seek to better understand political and 
public perspectives/experiences as we consider permanent changes to how meetings are conducted with 
the shared goal of increasing public access and engagement in democratic processes.   

 

Public Participation  

Public participation opportunities are distinctly different between Council/Committee meetings and Public 
Hearings.  Public participation at Council/Committee meetings are planned for in advance in the form of 
delegations, presentation and correspondence allowing staff to more accurately predict meeting turnout as 
only a few individuals have an expectation of active participation. Additionally, in the event that the Council 
Chamber has reached capacity, members of the public wishing to watch the Council/Committee meeting do 
not lose their ability to participate if they are unable to enter the Council Chamber as under a hybrid model 
spectators are able to watch the meeting via live stream or the archived video at another time.  

 

Unlike a Council/Committee meeting, anyone who is effected or has an opinion on a Public Hearing item has 
the right to be heard by Council and it is this general right of the public that result in unpredictable 
attendance. In the event that an individual’s right to be heard is eliminated or there is a significant barrier to 
participation, the bylaw amendment being considering may be challenged through provincial court 
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processes necessitating a new Public Hearing or other outcome. Lastly, public participation in Public Hearings 
has historically been substantially greater than attendance at Council meetings and therefore in-person or 
hybrid meetings may be more likely to result in disease transmission or present logistical barriers to 
participation (e.g. capacity limits, or unforeseeable changes to meeting protocols such as Covid-19 Orders).   

 

Recommendations 

Staff recommend Council and Committee meetings use a “hybrid” meeting format while Public Hearings 
continue to be provided “electronically” for the time being. Staff will continue to monitor the Covid-19 
pandemic and local government trends as we collectively investigate engagement and participation options 
now available under the authority of Bill 10-2021.  Additionally, staff are currently exploring meeting hosting 
options that would provide a larger space decreasing the aforementioned risks of in-person Public Hearings 
providing an opportunity to Council to revisit the meeting format of Public Hearings in the near future.  

 

Next Steps 

Although Council has the authority to pass a resolution to temporarily amend the Council Procedure Bylaw, 
a more fulsome review of the Council Procedure Bylaw is currently underway. Council can expect a report in 
the near future that will better define and describe electronic meeting participation along with other 
procedural changes and housekeeping amendments.   

 

FINANCIAL IMPLICATIONS: 
Financial implications will be outlined in greater detail in the anticipated Council Procedure Bylaw 
amendment report.  
 

ADMINISTRATIVE IMPLICATIONS:    
Staff have dedicated approximately 20 hours to review Bill 10-2021, liaise with other local governments, and 
draft this report. It is estimated that a further 70 hours will be required to review the Council Procedure 
Bylaw, research current procedure bylaw models and guidelines, host a Council information session, draft a 
report and resulting bylaw amendment, update communication materials, and create legislative ads.   
 

ASSET MANAGEMENT IMPLICATIONS: 

Not applicable.  

STRATEGIC PRIORITIES REFERENCE: 

We focus on organizational & governance excellence.  
 Recognize staff capacity is a finite resource and support staff training and development 
 Communicate appropriately with our community in all decisions we make 
 Responsibly provide services at levels which the people we serve are willing to pay 
 
We actively pursue vibrant economic development 
 Work with the business and development sectors to mutually improve efficiencies 
 

 AREA OF CONTROL: The policy, works and programming matters that fall within Council's jurisdictional authority to act 

 AREA OF INFLUENCE: Matters that fall within shared or agreed jurisdiction between Council and another government or party 

 AREA OF CONCERN: Matters of interest that are outside Council's jurisdictional authority to act 
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OFFICIAL COMMUNITY PLAN REFERENCE:    

Not applicable. 

REGIONAL GROWTH STRATEGY REFERENCE: 

Not applicable. 

CITIZEN/PUBLIC ENGAGEMENT: 

Staff would inform the public based on the IAP2 Spectrum of Public Participation:  

 
© International Association for Public Participation www.iap2.org 

OPTIONS:    

OPTION 1:  That based on the September 7th, 2021 report entitled “Council Meetings, Committee 
Meetings, and Public Hearings – Meeting Models” Council approve Option 1 and support 
the following meeting models until such time as Council Procedure Bylaw No. 2730 is 
amended to address in more detail electronic participation in public meetings under the 
newly granted authorities of Bill 10-2021:  

 Council and Committee Meetings to be conducted using a “hybrid” model with 
spectators, delegates, and members of Council having the option of virtual or in-
person participation/attendance. 

 Public Hearings to be conducted “electronically” with participants having the 
option to participate via telephone, web conferencing or written submission, and 
members of Council having the option to participate electronically or in-person. 

OPTION 2:  That Council approve Option1 and provide further direction to staff to explore other 
meeting model options. 

OPTION 3:  That Council direct staff to implement alternative meeting models. 

 

Prepared by,       Concurrence by,   
       

 

 

Kate O’Connell, BA, MPP, CLGA, PCAMP   Geoff Garbutt, M.PI., MCIP, RPP  
Director of Corporate Support Services   Chief Administrative Officer 
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THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

To:   Council   File No.:  2380‐30 Lot 3 

From:  Chief Administrative Officer  Date: September 7, 2021   

Subject:  Lease Assignment for Lot 3, 100‐20th Street – Courtenay Airpark 

 

PURPOSE:   

The purpose of this report is for Council to approve the assignment of existing lot 3 Courtenay Airpark lease 
from North Bend Ventures Ltd. to The Property Centre Inc.  (TPC).  

 

CAO RECOMMENDATIONS: 

That based on the September 7th, 2021 staff report “Lease Agreement for Lot 3, 100‐20th Street – Courtenay 

Airpark”,  subsequent  to  the  publication  of  notice,  Council  approve  OPTION  1  and  authorize  the  lease 

assignment from North Bend Ventures Ltd to The Property Centre Inc. (TPC) for the property having a legal 

description of PID:  000‐892‐149, Lot 1,  Section 66, Comox Land District Plan 14942 except any portion of 

the bed of the Courtenay River and further identified as Lot 3 on Plan VIP64872; and, 
 

That the Mayor and an Officer of the City be authorized to execute all documentation relating to the lease 

assignment. (Recommended) 

 

 

 

         

Geoff Garbutt, M.PI., MCIP, RPP 

Chief Administrative Officer 
 

BACKGROUND: 

North Bend Ventures Ltd. signed a lease with the City for a term of five years commencing on January 1, 2021 
and  terminating on December  31st,  2025. On  July  16,  2021,  the City  received  a  letter  from North Bend 
Ventures  Inc.  requesting  that  the  assignment  be  transferred  to  TPC  The  Property  Centre  Inc.  effective 
September 15, 2021. The purpose of  the  lease  is  the  same as  the use by North Bend Ventures  Ltd.,  the 
“storage of personal aircraft”. 
 

Section 10, of the January 1, 2021 Lease Agreement, permits assignment and subleases under the following 
conditions:  

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

An addendum to the existing agreement is required to transfer all existing contract terms, requirements and 
obligations from North Bend Ventures Ltd. TPC The Property Centre Inc. TPC The Property Centre Inc. has 
committed to leasing Lot 3 for the remainder of the five years in the existing lease with a renewal clause of 
three additional  five year terms subject to City approvals. The  lease term is  for a period commencing on 
September 15, 2021 and terminating on December 31, 2025.   

 

FINANCIAL IMPLICATIONS: 

Legal fees of approximately $500 are anticipated to prepare the Agreement transfer documents.  

 

ADMINISTRATIVE IMPLICATIONS:    

Approximately 20 hours of staff time (cumulative for the 2021 Agreements) has been dedicated to the review 
of  the  lease,  compliance  and  inspection  activities,  report  drafting  and  the  creation  of  the  Agreement 
documentation.   
 

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

STRATEGIC PRIORITIES REFERENCE: 

We focus on organizational and governance excellence 

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

We actively pursue vibrant economic development 

 Work with the business and development sectors to mutually improve efficiencies 

 Continue to explore innovative and effective economic development opportunities 

 AREA OF CONTROL: The policy, works and programming matters that fall within Council's jurisdictional authority to act 

 AREA OF INFLUENCE: Matters that fall within shared or agreed jurisdiction between Council and another government or party 

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

 

OFFICIAL COMMUNITY PLAN REFERENCE:   No specific reference as the use of Lot 3 is limited to the storage 
of personal aircraft and will not be used for commercial or emergency response purposes.  

REGIONAL GROWTH STRATEGY REFERENCE: 

No specific reference. 
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CITIZEN/PUBLIC ENGAGEMENT: 

Section 26 of the Community Charter for municipalities requires that notice be given prior to the disposition. 
The notice must also be published in a newspaper that is published at least weekly in the area affected by 
the subject matter of the notice. The public will be “informed” based on the IAP2 graphic below. 

 
OPTIONS:    

OPTION 1:   That based on the September 7th, 2021 staff report “Lease Agreement for Lot 3, 100‐20th 
Street  –  Courtenay Airpark”,  subsequent  to  the  publication  of  notice,  Council  approve 
OPTION  1  and  authorize  the  lease  assignment  from  North  Bend  Ventures  Ltd  to  The 
Property Centre Inc. (TPC) for the property having a legal description of PID:  000‐892‐149, 
Lot 1,   Section 66, Comox Land District Plan 14942 except any portion of the bed of the 
Courtenay River and further identified as Lot 3 on Plan VIP64872; and, 

 

That  the Mayor  and  an Officer  of  the City  be  authorized  to  execute  all  documentation 
relating to the lease assignment. (Recommended) 

OPTION 2:   That Council deny the lease assignment request.   

OPTION 3:   That Council refer this item back to staff for further consideration. 

 

Prepared by,              Reviewed by: 

       
         

 

Cammy Dallamore            Kate O’Connell, BA, MPP, CLGA, PCAMP  

Engineering & Corporate Support Services Clerk     Director of Corporate Support Services 

 

Concurrence by, 

   

         

Geoff Garbutt, M.PI., MCIP, RPP 

Chief Administrative Officer 
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Attachments: 

1. Schedule A ‐ Reference Plan VIP64872 
2. Schedule B ‐ Reference Plan Courtenay Airpark 
3. Schedule C ‐ Lot 3 Hangar Photo 
4. Letter from owner representative 
5. Lease Assignment Document 
6. Form C Assignment of Lease 
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SCHEDULE A 

REFERENCE PLAN VIP64872 
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SCHEDULE B  

REFERENCE PLAN COURTENAY AIRPARK 
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SCHEDULE C  

LOT 3 HANGAR 
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Dallamore, Cammy

From: Richard Swift <rswift@swiftdatoo.com>
Sent: Friday, July 16, 2021 3:50 PM
To: Dallamore, Cammy
Cc: O'Connell, Kate; Sarah McKenzie; Mike Hamilton; Rick Waldhaus
Subject: Assignment of Lease  at the Courtenay Airpark (Lot 3) currently leased by North Bend 

Ventures Ltd.
Attachments: 2021_07_16_15_42_57.pdf; Register of Directors (00442674xC481D).PDF; Certificate of 

Restoration, Certificate of Change of Name and Certificate of Incorporation 
(00442679xC481D).PDF

Dear Cammy, 
 
We act for North Bend Ventures Ltd. (North Bend), and for TPC The Property Centre Inc.  (TPC)  We are advised by North 
Bend that you are the person to whom we should direct a request for the assignment of the captioned interest from 
Norh Bend to TPC, effective September 1, 2021. 
 
We understand that you will instigate the preparation of the Assignment document with the City’s lawyers. 
 
TPC’s particulars are as follows: 
 
Legal name “TPC The Property Centre Inc.  Incorporation Number 366114.  Registered Office #201‐467 Cumberland 
Road, Courtenay, B.C. V9N 2C5.  The sole Director is Mr. Ron Coulson., and the purpose of the lease is the same as the 
use by North Bend, the “storage of personal aircraft”. 
 
The subject lease was recently renewed, and has a term that expires on December 31 2025, with rights of renewal as set 
out in the Lease.  While you will have a copy, we are also attaching one for your convenience. 
 
Please let me know what additional information and fees you require in order to get this process under way. 
 
Many thanks, 
 
Rjs. 
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ASSIGNMENT AND ASSUMPTION OF LEASE 

THIS AGREEMENT, dated for reference the 15th day of September, 2021 

BETWEEN: 

NORTH BEND VENTURES LTD. (INC. NO. 248164), a corporation 
incorporated under the laws of British Columbia and having its registered office at 
1085 Comox Road, Courtenay, BC, V9N 3P7 

(the “Assignor”) 

AND:  

TPC THE PROPERTY CENTRE INC. (INC. NO. 366114), a corporation 
incorporated under the laws of British Columbia and having its registered office at 
#201-467 Cumberland Road, Courtenay, BC, V9N 2C5 

(the “Assignee”) 

AND:  

THE CORPORATION OF THE CITY OF COURTENAY, a municipal 
corporation incorporated pursuant to the Community Charter and having its offices 
at 830 Cliffe Avenue, Courtenay, B.C., V9N 2J7 

(the “City”) 

(each a “party” and together the “parties”) 

BACKGROUND 

A. By lease dated for reference January 1, 2021, an excerpt of which is attached as Schedule 
A to this Agreement (the “Lease”), between the City as landlord and the Assignor as tenant, 
the City leased to the Assignor certain premises consisting of part of the lands legally 
described as PID: 000-892-149, LOT 1, SECTION 66, COMOX DISTRICT, PLAN 14942 
EXCEPT ANY PORTION OF THE BED OF THE COURTENAY RIVER, shown as LOT 
3, PLAN VIP 64872 as more particularly described in the Lease; 

B. The Lease does not allow the Assignor to assign their obligations as tenant under the Lease 
without the mutual agreement of the City;  

C. The Assignor wishes to assign, and the Assignee wish to assume, all rights of the tenant 
under the Lease, such assignment and assumption to be effective on September 15th, 2021 
(the “Effective Date”);  
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D. The City consents to the assignment described in Recital C and as more fully set out in this 
Agreement.  

NOW THEREFORE, in consideration of the mutual covenants below, the parties agree that:  

1. Defined Terms: Except as otherwise defined in this Agreement, capitalized terms used in 
this Agreement have the meanings ascribed to those terms in the Lease. 

2. Assignment & Assumption: The parties agree that: 

(a) Effective on the Effective Date, the Assignor assigns to the Assignee all the 
Assignor’s rights, obligations, and interest in and to the Lease and the Assignee 
assumes all obligations of the Assignor under the Lease; 

(b) In exchange for the Assignee’s agreement to assume all obligations of the Assignor 
under the Lease, the City consents to the assignment and assumption set out in 
subsection (a); and 

(c) For greater certainty, as of the Effective Date, the City will comply with all of the 
landlord’s obligations under the Lease and the Assignee will comply with all of the 
Tenant’s obligations under the Lease. 

3. Assignor’s Representations and Warranties: The Assignor represents and warrants to 
the Assignee that: 

(a) the Lease is good, valid, and subsisting; and 

(b) the Lease has not previously been amended or assigned other than set out in this 
Agreement. 

4. Assignor’s Indemnity: The Assignor indemnifies and will save harmless the Assignee 
from all actions, suits, costs, losses, damages, charges, and expenses for or in respect of any breach 
by the Assignor of the Lease arising for the period up to the Effective Date. 

5. Assignee’s Indemnity: The Assignee indemnifies and will save harmless the Assignor 
from all actions, suits, costs, losses, damages, charges, and expenses for or in respect of any breach 
by the Assignee of the Lease arising on and after the Effective Date. 

6. Notices: Any notice given in connection with this Agreement will be delivered to the 
respective addresses set out above or to such other address as any of the parties may designate in 
writing. 

7. Survival of Provisions: The provisions of the Lease will survive the execution and 
delivery of this Agreement and will not merge in this Agreement. 

8. Further Assurances: Each party will, at all times hereafter at the request and cost of any 
other party), execute such further and other documents as such other party may reasonably require 
in order to evidence or give effect to the terms of this Agreement. 
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9. Amendment of Lease: The Lease will be deemed to be amended with all necessary 
changes being made to incorporate and give effect to the provisions of this Agreement. The parties 
acknowledge that the Lease, as assigned and modified by this Agreement is in full force and effect. 

10. Enurement: This Agreement will enure to the benefit of and be binding upon the parties 
and their respective heirs, administrators, personal representatives, successors, and permitted 
assigns. 

11. Governing Law: This Agreement will be governed in accordance with laws applicable in 
the province of British Columbia, and the parties irrevocably submit to the non-exclusive 
jurisdiction of the courts of British Columbia. 

12. Independent Legal Advice: The parties acknowledge and agree that they have had 
reasonable opportunity to obtain independent legal advice regarding this Agreement. 

13. Counterparts and Electronic Delivery: This Agreement may be executed in one or more 
counterparts, each of which will be an original, and all of which together will constitute a single 
instrument. Further, the parties agree that this Agreement may be signed and/or transmitted by fax 
or by electronic mail of a .PDF document or electronic signature (e.g., DocuSign or similar 
electronic signature technology) and thereafter maintained in electronic form, and that such 
electronic record will be valid, and effective to bind the party so signing, as a paper copy bearing 
such party’s handwritten signature. The parties further consent and agree that the electronic 
signatures appearing on this Agreement will be treated, for the purposes of validity, enforceability, 
and admissibility, the same as handwritten signatures. 

END OF PAGE 

  

Page 33 of 350



Page 4 of 5 

IN WITNESS WHEREOF the parties executed this Agreement as of the date first above written. 

NORTH BEND VENTURES LTD. (INC. 

NO. 248164), by its authorized signatories: 

 

Name: 

 

Name: 

 

THE CORPORATION OF THE CITY OF 

COURTENAY, by its authorized signatories: 

 

Name: 

 

Name: 

 

TCP THE PROPERTY CENTRE, INC NO. 

366114, by its authorized signatories: 

 

Name: 

 

Name:  
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SCHEDULE A 

LEASE AGREEMENT EXCERPT 

 

TERMS OF INSTRUMENT-PART 2 

THIS AGREEMENT, dated for reference January 1, 2021 

BETWEEN: 

AND: 

TilE CORPORATION OF TilE CITY OF COURTENAY, a municipal corporation 
incorporated pursuant to the Community Charter and having its offices at 830 Cliffe Avenue, 
Cout1enay, B.C., V9N 217 · 

(the "City") 

NORTH BEND VENTURES LTD. (Inc. No. 248164), a corporation inco1porated under 
·the laws ofBritish Columbia and having iro registet·ed office nt I 085 Comox Road, Courtenay, 
BC V9N 3P7 

(the ''Tenant'~ 

WHEREAS: 

A. The City is the registered owner of lands and premises in the City of Courtenay more 
pnrtiet1larly described as follows: 

PTD: 000-892-149, Lot I of Section 66, Comox District, Plan 14942 except ~ny portion of the 
bed of the Courtenay River 

(het'einafter collectively called the "Lands"); 

B. The Lands comprise part of the Courtenay Airpark; 

C. Tite Tenant wishes to place, maintain and operate an aircraft hangar on the Lands for the 
pul'J>ose of storing personal aircraft; 

D. The City bas agreed to lease a portion of the Lands to the Tenant for the purposes of storing 
personal aircraft, and the Tenant has agreed to accept the lease, all on the terms and conditions 
herein set forth; and 

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

NOW THEREFORE THIS AGREEMENT WlTNESSES that in consideration of the premjses and 
of the mutual covenants and agreements herein set forth, the City and Tenant covenant and agree as 
follows: 
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1. Application

Lidstone & Company, Barristers & Solicitors
1300 - 128 Pender Street West
Vancouver BC V6B 1R8
604-899-2269

2. Description of Land

PID/Plan Number Legal Description
000-892-149 LOT 1, SECTION 66, COMOX DISTRICT, PLAN 14942 EXCEPT ANY PORTION OF THE BED OF THE

COURTENAY RIVER

3. Nature of Interest

Type Number Additional Information

ASSIGNMENT OF LEASE EX3013

4. Terms
Part 2 of this instrument consists of:
(b) Express Charge Terms Annexed as Part 2

5. Transferor(s)

NORTH BEND VENTURES LTD., NO.248164

6. Transferee(s)

TPC THE PROPERTY CENTRE INC. 366114
#201-467 CUMBERLAND ROAD
COURTENAY BC V9N 2C5

 

7. Additional or Modified Terms
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© Copyright 2021, Land Title and Survey Authority of BC. All rights reserved.

8. Execution(s)
This instrument creates, assigns, modifies, enlarges, discharges or governs the priority of the interest(s) described in Item 3 and the Transferor(s) and every other
signatory agree to be bound by this instrument, and acknowledge(s) receipt of a true copy of the filed standard charge terms, if any.

Witnessing Officer Signature Execution Date Transferor Signature(s)

__________________________________ 

 

YYYY-MM-DD
NORTH BEND VENTURES LTD.
By their Authorized Signatory

__________________________________

Officer Certification
Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act, R.S.B.C. 1996, c.124, to take
affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title Act as they pertain to the execution of this instrument.

Electronic Signature
Your electronic signature is a representation that you are a designate authorized to
certify this document under section 168.4 of the Land Title Act, RSBC 1996 c.250, that
you certify this document under section 168.41(4) of the act, and that an execution
copy, or a true copy of that execution copy, is in your possession.
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THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

To:   Council                                                                                                File No.:  2250‐20 660476 BC Ltd 

From:  Chief Administrative Officer  Date: September 7th, 2021 

Subject:  Encroachment Agreement for 660476 BC Ltd dba Island Honda 

PURPOSE:  

The purpose of this report is to seek Council approval of an Encroachment Agreement with Island Honda 
(660476 BC Lt) to provide temporary parking for staff.  

 

CAO RECOMMENDATIONS: 

THAT based on the September 7th, 2021 staff report “Encroachment Agreement for 660476 BC Ltd dba Island 
Honda”, Council approve OPTION 1 and authorize:  
 

a) An encroachment agreement with Ltd Island Honda (660476 BC ) for 486 square metres of City 
Property with the civic address 1109 Comox Road, Courtenay, BC V9N 3P7 legally described as 
PID: 000‐364‐291, Lot 1, Plan 35787, Section 13, Comox Land District; and,  

 
THAT staff provide public notice to satisfy the statutory advertising requirements for the disposition of City 
Lands as per Section 24, 26, and 94 of the Community Charter; and,  
 
THAT the Mayor and an Officer of the City be authorized to execute all documentation relating to the lease. 
 

 

 

         

Geoff Garbutt, M.PI., MCIP, RPP 

Chief Administrative Officer 
 
BACKGROUND: 
1109 Comox Road was purchased by the City in 2009 to be used as a storage facility for the City. Island Honda 

entered into an agreement with the City in 2012 for the use of the City property for the purpose of vehicle 

access and employee parking. The City continues to use the building for storage.  

In January, 2021 Island Honda provided written notice to terminate their agreement with the City per Section 

3 of the encroachment agreement.  

On February 1, 2021 Council approved a development permit with variance for 880 Comox Road for 660476 

BC Ltd to construct a new sales office and reconfigure parking for merchandise. 

  4.3.2 Development Permit with Variance No. 2020 ‐ 880 Comox Road (3060‐20‐2020)  
    THAT based  on  the  February  1st, 2021 staff report “Development  Permit with Variances 
    No. 2020 ‐ 880 Comox Road”, Council approve OPTION 1 and proceed with issuing  
    Development Permit with Variances No. 2020.  
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DISCUSSION: 
Following  the  approval  of  Development  Permit with  Variance  No.  2020‐880  Comox  Road,  Island  Honda 

requested a new short‐term lease for temporary employee parking during the construction of the 880 Comox 

Road development.  Island Honda, with approval from the Director of Corporate Support Services has been 

accessing 1109 Comox Road since  June 15th, 2021 having agreed  to meet all of  the  requirements of  the 

previous Agreement. The Encroachment Agreement will be backdated to June 15, 2021 and terminate on 

December 31st, 2021 – subject to City Council approval. The new Agreement will contain all of the original 

terms and conditions of the October 2012 Agreement with adjustments to the rate based on the term and 

the addition of a month to month hold over option.  

 

FINANCIAL IMPLICATIONS: 
There are no financial implications as the previous agreement will be adjusted to reflect the minor changes 
outlined in the report and legal review of the terms and conditions is not required.  
 
ADMINISTRATIVE IMPLICATIONS:    
Approximately six hours of staff time was dedicated to reviewing the terms and conditions of the Agreement 
and liaising with Island Honda on the term.  
 
ASSET MANAGEMENT IMPLICATIONS: 
There are no new asset management implications at this time. 
 

STRATEGIC PRIORITIES REFERENCE: 
We focus on organizational and governance excellence 
 Responsibly provide services at levels which the people we serve are willing to pay 
 Communicate appropriately with our community in all decisions we make 
Proactively plan and invest in our natural and built environment 

 Focus on asset management for sustainable service delivery  

 Support social, economic, and environmental sustainability solutions  

 

 AREA OF CONTROL: The policy, works and programming matters that fall within Council's jurisdictional authority to act 

 AREA OF INFLUENCE: Matters that fall within shared or agreed jurisdiction between Council and another government or party 

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

 

OFFICIAL COMMUNITY PLAN REFERENCE:    
No specific reference. 
 

REGIONAL GROWTH STRATEGY REFERENCE: 
No specific reference.  
 

CITIZEN/PUBLIC ENGAGEMENT: 
Section 26 [notice of proposed property disposition] of the Community Charter requires that notice be given 
prior to property disposition and in accordance with notification requirements outlined in Section 94.  
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OPTIONS:    

Option 1:   THAT  based  on  the  September  7th,  2021  staff  report  “Encroachment  Agreement  for 
660476  BC  Ltd  dba  Island  Honda”,  Council  approve  OPTION  1  and  authorize  an 
encroachment agreement with Ltd Island Honda (660476 BC ) for 486 square metres of 
City Property with  the civic address 1109 Comox Road, Courtenay, BC V9N 3P7  legally 
described as PID: 000‐364‐291, Lot 1, Plan 35787, Section 13, Comox Land District; and, 

 

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

 

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

Option 2:   That Council deny the encroachment agreement requested by Island Honda.   

 

Option 3:   That Council refer this item back to staff for further consideration.  

 

Prepared by,              Reviewed by: 

           

         

 

Cammy Dallamore            Kate O’Connell, BA, MPP, CLGA, PCAMP 
Engineering & Corporate Support Services Clerk     Director of Corporate Support Services 

 

Concurrence by, 

   

 

           

Geoff Garbutt, M.PI., MCIP, RPP 

Chief Administrative Officer 

Page 41 of 350



Staff Report ‐ September 7th, 2021   Page 4 of 9 
Encroachment Agreement for 660476 BC Ltd dba Island Honda 

 

 
Attachment:    

1. Encroachment Agreement – 660476 BC Ltd  
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ENCROACHMENT AGREEMENT 

 
Made this 15th day of June, 2021. 
 
BETWEEN: 

 
THE CORPORATION OF THE CITY OF COURTENAY, a municipal 
corporation incorporated under the Community Charter and having an address of 830 
Cliffe Avenue, Courtenay B.C. V9N 
 
(hereinafter called the "City") 
 

AND: 
 

660476 BC LTD. (Island Honda) 
 1025 Comox Road  
 Courtenay, B.C. V9N 3P7 
  

(hereinafter called the "Owner") 
 

WHEREAS the Owner is the owner in fee simple of land in the City legally described as PID: 028-
053-770, Lot 1, Plan VIP87105, Section 13 &14, Comox Land District, which land is in proximity 
to property in the possession and control of the City legally described as PID: 000-364-291, Lot 1, 
Plan 35787, Section 13, Comox Land District; 
 
AND WHEREAS the Owner has requested and the City has agreed to grant permission for 
temporary employee vehicle access and employee vehicle parking over a portion of the property (the 
“Encroachment Area”); 
 
NOW THEREFORE, in consideration of the premises and the covenants herein contained and for 
other good and valuable consideration, the receipt and sufficiency of which are hereby acknowledged 
by the parties, the parties covenant and agree each with the other as follows: 

1. ENCROACHMENT 

The City so far as it legally can, but not otherwise, and subject to this Agreement and to its bylaws, 
grants to the Owner a non-exclusive employee vehicle access and employee vehicle parking over and 
on the Encroachment Area.  The location and extent of the Encroachment Area are described in 
Schedule “A” attached hereto and forming part of this agreement. 

2. USE 
 
The Owner shall not use the Encroachment Area for any purpose other than for employee vehicle 
access and employee vehicle parking on or over the Encroachment Area as shown in Schedule “A”.  
The Owner shall not block and shall leave clear at all times the shared common laneway access of 
the Encroachment Area. 
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3. TERM 
 
The term of this agreement shall be for SIX AND ONE HALF (6.5) MONTHS commencing on June 
15, 2021 and terminating on December 31, 2021.  

4. HOLDING OVER 
 
If at the expiration of the Term the Owner may hold over tenancy under the current terms and 
conditions of this Agreement to a maximum of an additional FIVE AND ONE HALF (5.5) MONTHS 
for a total term of TWELVE (12) MONTHS subject to consent by the City.  
 
It is understood, covenanted and agreed by and between the parties that no provision of this 
Agreement, no act or omission of the City and no finding of negligence, whether joint or several, as 
against the City in favour of any third party, shall operate to relieve the Owner in any manner 
whatsoever from any liability to the City under these presents, or under the provisions of the 
Community Charter, Local Government Act or any other statute, or any bylaw of the City. 

5. The Owner covenants and agrees: 

FEE 

(a) to pay to the City the fee of Two Thousand Six Hundred Forty Three Dollars and Sixty Eight 
Cents $2,643.68 plus applicable taxes per year for the permission hereby granted, the first such 
payment to be payable upon the execution of this Agreement and the ensuing payment to be paid in 
advance each year before the anniversary date during the continuance of this Agreement. 

SAVE HARMLESS 

(b) to release, indemnify and save harmless the City from any and all liability whatsoever arising out 
of: 

(i) the vehicles or equipment encroaching upon or over the property of the City, or 

(ii) the Owner's construction of anything upon or over the property, or 

(iii)the Owner's maintenance of anything upon or over the property, or 

(iv) the Owner's occupation or use of the property. 

INSURANCE 

(c) to purchase, maintain in full and deposit with the City a copy of a policy of third party liability 
insurance in a form acceptable to the City of Courtenay Director of Financial Services, insuring both 
the Owner and the City against any loss arising from the circumstances mentioned in subsection (b) 
above, in the amount of at least five million dollars ($5,000.000.00).  The Owner shall give the City 
30 days notice prior to cancellation of the insurance.  Cancellation of such insurance will serve to 
immediately terminate this Agreement and any right the Owner derives hereunder, and the City may 
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then demand the immediate removal of the vehicles and equipment according to Section 7(b) of this 
Agreement. 

ENTRY 

(d) that the City reserves the right for itself, its designates, its servants or agents, at any and all 
reasonable times, to enter into and upon the Encroachment Area and the Land for the purpose of 
access, constructing, maintaining, inspecting or removing any public structure, service or utility 
running on, over or under the property of the City in the vicinity of the encroachment area. 

DEFAULT 

(e) at all times to observe and perform the provisions of the bylaws of the City, and this Agreement 
shall be at all times be subject thereto, including, without limiting the generality of the foregoing, the 
sign bylaw of the City, and in case the Owner shall fail to comply with the provisions of the said 
bylaws, or any of them or of this Agreement, all rights of the Owner hereunder shall thereupon 
terminate and be at an end. 

MAINTENANCE 

(f) the Owner shall be responsible for all costs related to preparing and maintaining the 
Encroachment Area for use which includes but is not limited to snow removal and parking surface 
preparation.  

6. ASSIGNMENT 

This Agreement and the right to encroach that it grants may not be assigned by the Owner without 
the prior written consent of the City. 

7. TERMINATION 

It is understood and agreed that: 

(a) this agreement may be terminated by either party upon giving 30 days written notice of 
termination to the other; 

MISCELLANEOUS 

8. Time shall be of the essence of this Agreement. 

9. This Agreement shall enure to the benefit of and be binding upon the successors of the City 
and the permitted assigns of the Owners. 

10. The Owner acknowledges that the Encroachment Area is City property and that this 
Agreement is a contractual licence only and grants no leasehold or other property right or 
interest in the area over which the Encroachment Area. 
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11. Where the context so requires, words importing the singular number shall include the plural 
and vice versa and words importing the masculine gender shall include the feminine and 
neuter genders and vice versa.   

12. Any notice required or permitted to be given hereunder shall be in writing and shall be given 
by personal service or prepaid registered mail addressed to the parties at the addresses set 
forth on page 1 of this Agreement.  Notice by mail shall be deemed to have been given and 
received five (5) business days (excluding Saturdays, Sundays and statutory holidays), 
following, but not including, the day on which it is mailed. 

13. This Agreement terminates and supersedes all other Agreements and arrangements between 
the City and the Owner regarding its subject. 

 

THE CORPORATION OF THE CITY OF COURTENAY, has executed this Agreement by its 
authorized signatories this            day of                                      , 2021: 
 
  
 
              
Mayor       Signature   
       
       
       
              
Signing Authority      Signature      
   
 
 
 
660476 BC LTD. (Island Honda) has executed this Agreement by its authorized signatories this           
_____  day of                  , 2021: 
     
       
       
             
Signing Authority      Signature  
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SCHEDULE A 
PLAN OF ENCROACHMENT OUTLINED IN RED (Area not to scale) 
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THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

To:  Council                            File No.:  3360-20-2011 

From: Chief Administrative Officer Date: September 7, 2021 

Subject: Zoning Amendment Bylaw No. 3017 - 801 Ryan Road  

 

PURPOSE: 

The purpose of this report is for Council to consider a Zoning Bylaw amendment application to create a new 
CD-32 Zone, and rezone the property legally described as Lot 1, Section 14, Comox District, Plan 27905 Except 
Parts in Plans 38112 and VIP53727 from C-1A to CD-32 to facilitate the development of a 247 unit rental 
apartment development.     

 

CAO RECOMMENDATIONS: 

That based on the September 7, 2021 staff report entitled “Zoning Amendment Bylaw No. 3017 - 801 Ryan 
Road” Council approve OPTION 1 and complete the following steps:  

1. That Council give First and Second Reading of “Zoning Amendment Bylaw No. 3017” to create a new 
CD-32 Zone and rezone the property legally described as Lot 1, Section 14, Comox District, Plan 
27905 Except Parts in Plans 38112 and VIP53727 from C-1A to CD-32; 

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

3. That Final Reading of the bylaw be withheld pending the registration of Section 219 covenant.   
  

Respectfully submitted, 
 
 
 
Geoff Garbutt M.Pl., RPP, MCIP 
Chief Administrative Officer 

 

BACKGROUND: 

The proposed development area involves two properties.  The first, 801 Ryan Road, is the planned site of the 
development and about 2ha. (4.9ac.) in area.  It is currently vacant with informal parking areas and two 
informal asphalt lanes traveling across the site.  There are no trees with isolated clusters of grass and 
blackberries across the site.  The second property is owned by the City of Courtenay and intended as a future 
extension of Tunner Drive.  It is approximately a  half a hectare, vacant with large patches of blackberries 
and some young trees present.   
 
The surrounding neighbourhood is a mix of retail, offices and multi-unit residential.  The Superstore mall is 
immediately west and provides a diversity of commercial and retail services.  To the east is a BC Housing 
apartment complex, a 118 unit apartment building (currently under construction), as well as bank and credit 
union offices.  To the south is a network of creeks/wetlands and agricultural land.  To the north is Ryan Road.   
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Figure 1: Subject Properties 

The CVRD Regional Growth Strategy (RGS) supports high density, infill development in Municipal Areas such 
as this.  It encourages increased housing, and more specifically, rental housing options with a range of sizes 
and types.  The strategy specifies a target of 30% of the new development in Municipal Areas being 
developed at minimum density of 74 units/ha and that new development should be directed to areas where 
municipal services and service capacity is available.   
 
The Courtenay Official Community Plan (OCP) designated the subject property as “Shopping Centre”.  This 
designation is primarily intended for commercial shopping centres and big-box format retail but also allows 
higher density housing.  The OCP encourages the intensification of infill sites such as this which benefit from 
a central location, has access to all municipal services as well as existing and planned multi-modal 
transportation connections to the rest of the City. Further, the plan supports the diversification of housing 
with policy support to encourage rental tenures as well as a mix of unit types designed to appeal to a wide 
set of demographics such as families with children and seniors.   
 
The Transportation Master Plan identifies Ryan Road as a “Highway” abutting the north edge of the subject 
property.  The plan identifies a new road to be constructed on the south edge of the property referred to as 
the Tunner Drive extension with the intent that the road is extended from the intersection with Hunt Road 
eventually connecting with the Highway 19A Bypass.  The plan identifies Ryan Road as a key transit corridor 
with connections throughout the City.   
  
Cycling connections near the subject property are currently only available on-street through the use of 
shared vehicle traffic lanes.  The plan identifies multi-use path facilities being implemented along an 
extension of Tunner Drive, detailed above, as well as from the Tunner Drive extension to Ryan Road.   The 
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same multi-use path facilities will also improve pedestrian connectivity.  Additional pedestrian options will 
be enhanced with the implementation of sidewalks along both sides of Ryan Road which the plan identifies 
as a key gap in the network.  The plan to construct sidewalks on the north side of Ryan Road from the RCMP 
detachment to Back Road is planned for 2022 subject to budget approval.        
 
The Parks and Recreation Master Plan also identifies the Tunner Road extension as a key improvement to 
the City’s trail network with no further recommendations pertaining to the subject property.   
 

PROPOSAL: 

The applicant proposes rezoning the subject property to facilitate a 247 unit apartment development.  The 
units will be divided into three, five storey buildings.  Each building will contain a parkade with the remainder 
of the parking accommodated as surface parking.   The site will be accessed by a new roadway extending 
from the intersection of Hunt Road and Tunner Drive to the site.  This facility will provide the primary 
vehicular access as well as extend the multi-use path to the site.  Additional connections will be from Ryan 
Road at the intersection of Sandwick Road and from a private road on the east side of the subject property.    
 
The development is comprised of 47 - 1 bedroom, 174 - 2 bedroom and 26 - 3 bedroom units.  There will be 
a roof top patio area on Buildings 2 and 3 as well as off leash dog park and community garden spaces (please 
see the applicant’s letter of intent in Schedule A and development plans in Schedule B).    

 

In support of the proposal, the applicant has provided a traffic impact assessment which examines vehicular 
transport as well as cycling, walking and transit modes (Schedule C).  The study also examines the proposed 
parking allocation.  In addition, an environmental impact assessment was prepared with much of the focus 
being on the Tunner Drive extension which runs parallel to a series of channelized streams and wetlands.   

 

An Archaeological Overview Assessment was completed and the applicant is working with K’ómoks First 
Nation (KFN) to obtain the necessary permissions under their Cultural Heritage Permit process. Finally, as 
the southeast corner of the site is within the floodplain a geotechnical engineer’s report was provided 
identifying the elevation of buildings located within this area of the site and other measures to minimize 
property damage in a flood event.  The applicant is required 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. 

 

The applicant is offering amenity contributions as part of their proposal. Concerning the Parks, Recreation, 
Cultural and Seniors Facilities Amenity Reserve Fund the applicant is offering to fund the extension of the 
Tunner Drive multi-use pathway alongside their access road. This will be an approximately 300m by 3.0m 
wide multi-use path. Final design has not been completed but initial environmental and property restrictions 
are a limiting factor with the width of the path. Where possible it will be 4.0m wide and there may be options 
to reduce the space required for travel lanes in the road to increase the multi-use path width. In addition the 
applicant will be making a land dedication at the back of their property necessary to connect with the future 
extension behind the Superstore building.   
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Figure 2: Tunner Road and Multi-Use Pathway Extension 

Concerning Affordable Housing Amenity Fund the applicant will be making a contribution as outlined in the 
OCP based on the size of the units.   

 
Zoning Review 
The proposed development requires rezoning as the current Commercial One A (C-1A) zone does not permit 
apartments or the desired density.  In addition, the applicant proposes reduced parking requirements and 
increasing building height.  The table below summarizes the proposal relative to the existing C1-A zone as 
well as the Residential Four A (R4-A) zone, a zone typically used for high density multi-family proposals.    
 

 Existing Zone (C1-A) Comparable Zone (R4-A)   Proposal (CD Zone) 

FAR  N/A 1.33 1.22 

Lot Coverage  40% No requirement  25% 

Front yard setback  15.0m 6.0m Northwest: 7.5m 
 

Rear yard setback 15.0m  6.0m Northeast 6.0m 
 

Side yard setback 15.0m 3.0m 
4.5m – for fourth storey 
flanking street  

Southeast: 3.0m 
Southwest: 3.0m 

Building Height  9.5m 14.0m 17.32m 

Usable Open Space  Not required  20m²/unit (2,360m²) 20m²/unit (4945m²) 
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Parking Base 
Requirement 

1.5 stalls per unit (371 stalls) 
 

1.22 stalls per unit (313 stalls) 

Table 1: Zoning Analysis 

The new zone also contains a provision to allow for 4.0m high sound attenuation fence on the south edge of 
the site adjacent to the Superstore loading bays. 

The proposal seeks to allow “Rental Apartments” as a permitted use, as well as an increase in the permitted 
density and building height and a decrease in the parking requirement.       

DISCUSSION:  

The OCP’s Shopping Centre land use designation is intended to accommodate large format, shopping centres 
and big box stores.  Since the last OCP was adopted in 2005, the Ryan Road/Island Highway commercial area 
has seen limited growth when compared with centres in East and South Courtenay.  While the growth of 
commercial buildings has stagnated, the area has attracted new housing developments such as 911 
Braidwood Road where a 79 unit apartment building was completed in 2020 and at 1025 Ryan Road where 
a 118 unit apartment development is currently under construction.  Two further proposals, a 160 unit 
senior’s housing complex on Braidwood Road and a 93 unit hotel on Hunt Road are also expected to 
commence construction in this area over the next year further diversifying the area’s land uses.  While the 
Shopping Centre land use policy enables the multi-unit development, in assessing this proposal five key 
themes emerged to guide the evaluation: 

1. Housing needs 
2. Land uses compatibility  
3. Use of existing services 
4. Connectivity, and 
5. Form and character.   

 
Housing Need  
The City’s apartment vacancy rate remains critically low at 1.1% for October 2020, which is the last report 
from CMHC.   Table 2 below shows the rate has shown little improvement even as significant numbers of 
units have been added to the market.  Improvement to the vacancy rate is expected as several large projects 
are completed and occupied as shown in Table 3.   Increased supply and an improved vacancy rate will result 
in more tenant options and reduces pressure to increase rental rates. 
 
The two tables further delineate the strain on specific unit types.  Bachelor style units for example have 
remained consistently, fully occupied which may change once 71 bachelor units currently under construction 
are occupied.  The vacancy rate for three bedroom units seems unlikely to change with just 35 additional 
units being added.   In contrast, one and two bedroom units will experience considerable growth with 605 
units being added to the market.  While the vacancy rate for these unit types is currently very low, it is 
expected to improve over the next year.        
 
Table 2: Vacancy Rates 2018-2020 (CMHC 2020 Rental Market Survey) 

 Total Vacancy 
Rate  

Bachelor  1 Bedroom 2 Bedroom 3 Bedroom  

October, 2018 0.7% 0% 0.3% 1.1% 0.0% 

October, 2019 1.4% 0% 1.3% 1.5% 1.8% 

October, 2020 1.1% No Data 1.6% 0.9% 0.8% 
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Table 3: Recent Apartment Construction Status and Composition  

Address  Total 
Units   

Bachelor/
Micro  

1 Bedroom 2 
Bedroom 

3 
Bedroom  

Status 

2700 Mission  36 4 10 16 6 Development 
Permit in-process 

1025 Ryan  118 48 40 30 0 Under Construction  

397 – 5th St. 39 0 30 9 0 Building permit 
Review   

2048 – 13th St.  12 4 0 8 0 Building permit 
Review  

1849 Riverside  94 0 46 44 4 Under Construction  

621 Crown Isle  56 0 32 24 0 Under Construction  

2600 Mission  94 0 32 46 16 Under Construction  

911 Braidwood  79 0 20 59 0 Occupied  

2525 Mission  65 15 35 15 0 Occupied  

3070 Kilpatrick  118 0 22 87 9 Occupied  

Total  711 71 267 338 35  

801 Ryan Road 247 0 47 174 26 Proposed 

 
The proposed development adds significantly to the two bedroom unit supply while also adding three 
bedroom units as shown at the end of Table 3.  This unit mix should appeal to multiple demographics 
including families with children.   
 
As with the development at 1025 Ryan Road, a key element of this proposal is that the units will be restricted 
to rental tenure only.  The “Rental Apartment” land use was recently added to the zoning bylaw and 
consequently strata conversion and owner occupation of any unit is not permitted without a subsequent 
rezoning application meaning the units will remain within the rental market.   
 
Land Use Compatibility  
The compatibility of a development proposal with the existing surrounding neighbourhood is a key aspect in 
the assessment of a rezoning proposal.  As introduced, the RGS and OCP support multi-family development 
in this locations.  Mixing land uses has many benefits including creating more walkable communities and 
reducing the reliance on private vehicles.  However, the scale of this particular proposal needs to be 
highlighted.   The buildings are large – Building B and C are five storeys in height and over 100m long which 
for comparison is the height, and roughly the same length of the apartment building currently under 
construction at 1025 Ryan Road.  Building A is also five storeys but 62m in length.   
 
The number of units reflects the overall scale at 247.  This is considerably larger than most other recent 
multi-family proposal which average about 70 units per development.  In addition, all units will be rental 
units, which while clearly needed, results in this immediate neighbourhood being entirely rental tenure 
forms of housing.   
 
The scale of the proposal also leads to questions as to whether the development will impact surrounding 
properties specifically in terms of traffic generation and off-site parking.   This area experiences periodic 
traffic congestion.  The proposal does a good job of mitigating traffic impacts particularly as a result of the 
extension of Tunner Drive which provides an alternative access point from Ryan Road where congestion is 
most pronounced.  As with other recent traffic studies for 1025 Ryan Road and the hotel at 310 Hunt Road, 
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the analysis concluded that the development will have a minor impact on traffic volumes in the immediate 
area with regional background growth (development throughout the City and region which travels through 
this corridor) eventually leading to additional congestion issues and delay along the Ryan Road corridor.      
 
A parking study was supplied as part of the Traffic Impact Assessment.  The study concludes that 1.25 stalls 
per unit satisfies the demand for the development and visitor parking.  This represents a reduction of 58 
stalls with the study arguing is justifiable given the central location of the development, opportunities for 
walking, cycling and transit and citing examples from other communities such as the Town of Comox which 
requires 1.25 stall/apartment unit.   
 
As introduced above, the development is adjacent to as series of streams and wetlands in the adjacent 
agricultural lands.  The impact assessment concludes recommending setbacks for development activities as 
well as the treatment of stormwater from the development prior to being released onto the adjacent stream.  
The conceptual design for Tunner Drive shows a series of swales designed to help treat and attenuate runoff 
prior to entering the stream and the overall site design plans for stormwater storage tanks to attenuate 
runoff from the parking and buildings before release into the creek.  As with any parking lot of this size, 
oil/grit separators will be required throughout.    
 
Use of Existing Services  
The proposal will utilize existing City services.  In addition to existing road facilities, a capacity assessment 
will be conducted should Council give the bylaw First and Second Reading to confirm that the existing water 
and sanitary sewer capacity is adequate to service the development proposal.  Infill development in serviced 
areas of the City is encouraged by the OCP and is a goal of the Regional Growth Strategy and results in a 
more efficient use of City services.  This also includes recreational services such as the Aquatic Centre and 
Lewis Centre which are within 1.7km and 700m of the subject property respectively.     
 
Connectivity  
The subject property has a central location and will benefit from excellent connectivity in terms of walking, 
cycling transit and by vehicle once gaps in the planned network are filled to key destination points such as 
downtown and the Upper Ryan Road node.   
 
In terms of pedestrian connections, Downtown is just over a kilometre away with existing sidewalks in place 
on at least one side of the roadways.  About two kilometres away is North Island College, the hospital and 
additional commercial and employment areas.  While not necessarily an enjoyable walking environment due 
to the high volumes of fast moving traffic, Ryan Road does provide a narrow sidewalk connection with the 
gaps between Back Road and Sandwick Road being identified as a future capital project.  Additionally, the 
Tunner Drive extension will provide a multi-use path and connection to neighbourhoods along Back Road.      
 
Concerning cycling, the existing network is fragmented forcing cyclists to compete with vehicle traffic along 
Ryan Road to access the downtown area.  Given the Tunner Drive extension is part of this proposal, cycling 
connectivity will immediately improve especially for destinations in East Courtenay.  Connections to the 
downtown area will also incrementally improve as pieces of the network are completed behind Superstore 
crossing the Highway 19 Bypass and eventually connecting with Comox Road and into Downtown.   
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Figure 3: Cycling Network Corridor Spine Development 

 
The proposal provides 254 secure bike parking stalls in the parkades of the buildings resulting in a ratio of 
just over 1 stall per unit.  A further 32 short term stalls are provided.   
 
There are well connected bus routes existing on Ryan Road with the nearest bus stop for east bound travel 
about 100m walk away and a bus stop about a 300m walk away headed west bound.   During the review 
process staff identified a potential for a right turn lane/bus stop along Ryan Road.  The applicant’s Traffic 
Engineer has concluded that the facility is not necessary based on Transportation Association of Canada 
(TAC) standards.  Council can still require this facility as a condition of rezoning as it will improve traffic flow 
along Ryan Road and allow buses to stop without obstructing traffic flow.  Staff recommend Council require 
the dedication of land for this purpose which has been listed as one of the covenant conditions below.   
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Figure 4: Conceptual location of bus stop/right turn lane 

 
This specific stretch of Ryan Road suffers from periodic traffic congestion.  As detailed above a traffic impact 
assessment was prepared in support of this proposal.  Besides the periodic congestion and delays which 
occur in this corridor, this site will have excellent vehicle access to all areas of the City enhanced by the 
primary access point through the Tunner Road extension.     
 
Building Design and Massing  
The building contains a mix of 247 apartment units and will be one of the highest density developments in 
the city at a density of 124 units per hectare (50 units per acre).  For context, a typical suburban style 
residential area of the city is around 25 units per hectare (10 units per acre).  As summarized above density 
is regulated through Floor Area Ratio (FAR) which is a ratio of building floor area to lot area.  In this case the 
proposal seeks an FAR of 1.22 which is less than the 1.33 permitted in a comparable R4-A zone.  In contrast, 
building height will increase substantially from the current 9.5m to about 17.3m.    
 
A contemporary, modern design has been utilized for the proposal.  The building contains a diversity of siding 
materials which are utilized to break the large building into smaller components.  Both the facades and 
roofline are articulated to avoid a box-like appearance.  Residents will enjoy private amenity space in the 
form of a balcony integrated into the building to take advantage of the variations in the façade to establish 
private outdoor areas.  The two roof top patios are situated to take advantage of views of the estuary, ocean, 
and mountains and provides additional open/amenity space for residents.  The buildings are dispersed across 
the site which helps break up the overall site massing.  Building siting also helps to screen surface parking 
which is located behind buildings in the centre of the site.  
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Subsequent to rezoning, the development will require a development permit.  As this development will 
contain no variances due to the use of the CD zone, this will be considered administratively.  Based on the 
plans submitted in support of the rezoning proposal, this building and site design are generally consistent 
with the direction established in the Multi-family Development Permit Guidelines.   
 
Covenant Condition  
As introduced a covenant will be required to secure various elements of the development proposal as 
summarized below: 
 

1. Construction of Tunner Drive: Tunner Drive must be constructed to City standards prior to building 
occupancy and include a two lane roadway and multi-use pathway.   

2. Dedication of Land: Land must be dedicated to City to enable the future extension of Tunner Drive 
behind the Superstore mall. 

3. City’s Parks, Recreation Culture and Senior’s Facilities Amenity Reserve Fund:  the multi-use path 
adjacent to the Tunner Drive extension from the intersection with Hunt Road to the subject property 
as detailed on the site plan must be constructed. 

4. Legal Access to the private road on the north east side of the subject property:  Legal access must be 
secured for use of the private access driveway.  The applicant provides that an agreement has been 
drafted but will not be finalized until the rezoning is complete. 

5. Restrictions on the Sandwick Road access:  The plan is that this access is an exit only.  As a result, the 
developer is required to implement facilities designed to prevent vehicles from entering from this 
intersection.   

6. Affordable Housing Amenity Reserve Fund:  As introduced above, the applicant will be making a 
contribution to the reserve fund as outlined in the OCP. 

7. Right Turn Lane/ Bus Stop:  As discussed, there is the potential for a right turn lane/bus stop as part 
of the development.  While the applicant’s traffic engineer contends it is not warranted based on 
TAC standards, this facility will have a positive impact on traffic flow.  Council can require this facility 
as a condition of rezoning. As noted above staff recommend this be required as a condition of 
approval.    
 

 
 
 
FINANCIAL IMPLICATIONS: 
The development is subject to City and the Regional District Development Cost Charges.   
 
ADMINISTRATIVE IMPLICATIONS:    
Processing zoning bylaw amendments is a statutory component of the corporate work plan. Staff has spent 
80 hours processing and reviewing this application. Should the proposed bylaws receive First and Second 
Readings, staff will spend an additional five hours in preparation for the public hearing, preparation of the 
housing agreement and covenant, final reading of the bylaw, and updating the bylaws and maps. 
 
ASSET MANAGEMENT IMPLICATIONS: 
The developer is responsible for the cost of extending Tunner Drive to the subject property as well as the 
parallel multi use path.  The facilities will be constructed to current City standards.  Once the detailed design 
is completed there may be the need for additional offsite improvement and service connections as assessed 
through the building permit process.   
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2019 – 2022 STRATEGIC PRIORITIES REFERENCE: 
 
 Communicate appropriately with our community in all decisions we make 

 Support actions to address Climate Change mitigation and adaptation 

 Explore opportunities for Electric Vehicle Charging Stations 

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

support 

 Encourage and support housing diversity  

 
The November 2019 Strategic Priorities Check-in also identified the following references under the “Next 
Council Priorities” subsection:  
 
 Housing Need Assessment  
 
 
OFFICIAL COMMUNITY PLAN REFERENCE:    

Official Community Plan  

3.1 Growth Management: 

3.1.2 Goals 

1. provide for managed growth 

2. ensure equitable taxation for services provided and received 

3. support efficient infrastructure development 

4. protect environmentally sensitive areas 

5. support sustainable development practices 

 

4.4 Residential  

4.4.2 Goals 

1. Optimize the use of existing lands in the City with a long term consideration to expand 
boundaries and protect adjoining lands from further development to meet the future needs of the 
City. 

2. To encourage multi residential development in the Downtown area of the City, and in areas 
identified through the Local Area Planning process. 

3. Support the development of housing options for seniors. 

4. Ensure the provision and integration of special needs and affordable housing. 

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

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

7. Preserve the integrity and character of existing residential areas with any redevelopment 
proposal. 
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8. Ensure all new development includes the provision of amenities including buffer areas along 
major roads, neighbourhood parks, sidewalks and trials, and public facilities. 

 

REGIONAL GROWTH STRATEGY REFERENCE: 

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

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

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

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

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

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

 

Objective 1-B: Increase affordable housing options 

1B-2 Encourage residential multi-unit or multi-lot developments to contribute to affordable 
housing options including, but not limited to a range of unit sizes and types, lot sizes, multifamily or 
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. 

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

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

 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. 
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1D-4 Encourage green building design through green building standards for new residential 
development that include water and energy efficiency practices. 

 
CITIZEN/PUBLIC ENGAGEMENT: 

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

 

Should Zoning Amendment Bylaw No. 3017 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 July 27th, 
2020.  According to the information provided by the applicant there were no attendees.  One written 
comment was received and provided within the meeting summary in Schedule No. 4. 
 
OPTIONS: 

OPTION 1:  (Recommended) 

That based on the September 7, 2021 staff report entitled “Zoning Amendment Bylaw No. 3017 - 801 Ryan 
Road” Council approve OPTION 1 and complete the following steps:  

1. That Council give First and Second Reading of “Zoning Amendment Bylaw No. 3017” to create a new 
CD-32 Zone and rezone the property legally described as Lot 1, Section 14, Comox District, Plan 
27905 Except Parts in Plans 38112 and VIP53727 from C-1A to CD-32; 

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

3. That Final Reading of the bylaw be withheld pending the registration of Section 219 covenant.   

OPTION 2:   That Council postpone consideration of Bylaw 3017 with a request for more information. 

OPTION 3:   That Council not proceed with Bylaw 3017. 
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Prepared by:      Reviewed by: 

     __________________________ 

Matthew Fitzgerald, RPP, MCIP    Ian Buck, RPP, MCIP 
Manager of Development Planning    Director of Development Services 

 

 

Concurrence by: 

 

 

___________________ 

Geoff Garbutt, M.Pl., MCIP, RPP 
Chief Administrative Officer 

 

 

 

 

Attachments: 

1. Schedule No. 1 – Applicant’s Letter of Intent   
2. Schedule No. 2 – Development Plans  
3. Schedule No. 3 –Traffic Impact and Parking Assessment  
4.  Schedule No. 4 – Public Information Meeting Summary    
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Schedule No 1: Applicant’s Letter of Intent 

Floor Plan (Main) 

ATTACHMENT No. 6 10/11 
Public Information Meeting 
Support Letter (6) 
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Schedule No. 2: Development Plans 

 

  

 

 

 

 

 

 

 

 

 

 

 

Page 68 of 350



Staff Report - September 7, 2021  Page 21 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

 

Page 69 of 350



Staff Report - September 7, 2021  Page 22 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

Page 70 of 350



Staff Report - September 7, 2021  Page 23 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

 

Page 71 of 350



Staff Report - September 7, 2021  Page 24 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

Page 72 of 350



Staff Report - September 7, 2021  Page 25 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

 

Page 73 of 350



Staff Report - September 7, 2021  Page 26 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

Page 74 of 350



Staff Report - September 7, 2021  Page 27 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

 

Page 75 of 350



Staff Report - September 7, 2021  Page 28 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

 

Page 76 of 350



Staff Report - September 7, 2021  Page 29 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

 

Page 77 of 350



Staff Report - September 7, 2021  Page 30 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

Page 78 of 350



Staff Report - September 7, 2021  Page 31 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

Page 79 of 350



Staff Report - September 7, 2021  Page 32 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

Page 80 of 350



Staff Report - September 7, 2021  Page 33 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

Page 81 of 350



Staff Report - September 7, 2021  Page 34 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

Page 82 of 350



Staff Report - September 7, 2021  Page 35 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

Page 83 of 350



Staff Report - September 7, 2021  Page 36 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

Page 84 of 350



Staff Report - September 7, 2021  Page 37 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

Page 85 of 350



Staff Report - September 7, 2021  Page 38 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

Page 86 of 350



Staff Report - September 7, 2021  Page 39 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

Page 87 of 350



Staff Report - September 7, 2021  Page 40 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

 

Page 88 of 350



Staff Report - September 7, 2021  Page 41 of 79 
Zoning Amendment Bylaw No. 3017 – 801 Ryan Road  
 

 

 

 

 

 

 

 

 

 

 

 

 

Schedule No. 3: Traffic and Parking Study 
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Schedule No. 4: Public Information Meeting Summary 
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THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

To:  Council  File No.:  3360-20-2102 

From: Chief Administrative Officer Date: September 7, 2021  

Subject: Zoning Amendment Bylaw No. 3030 - 3040 Kilpatrick Avenue 

 

PURPOSE: 
The purpose of this report is for Council to consider a Zoning Amendment to rezone the property legally 
described as Lot 1, Section 67, Comox District, Plan EPP79267 Except Air Space Plan EPP81977 (3040 
Kilpatrick Avenue) from Comprehensive Development Twenty-Six (CD-26) to Comprehensive Development 
Twenty-Six A (CD-26A) to facilitate a multi residential development. 
 
CAO RECOMMENDATIONS: 
That based on the September 7, 2021 staff report “Zoning Amendment Bylaw No. 3030 – 3040 Kilpatrick 
Avenue” Council approve OPTION 1 and proceed to First and Second Readings of Zoning Amendment 
Bylaw No. 3030, 2021;  
 
That Council direct staff to schedule and advertise a statutory Public Hearing with respect to the above 
referenced bylaw; and 
 
That Final Reading of the bylaw be withheld pending the registration of a Section 219 Covenant..  
 
Respectfully submitted, 
 
 
 
 
Geoff Garbutt, M.Pl., MCIP, RPP 
Chief Administrative Officer 
 
BACKGROUND:   
The applicant proposes to rezone the subject property to permit a 41-unit residential building at 3040 
Kilpatrick Avenue. This is the final phase of a mixed-use development; the other two phases comprise a 74-
unit residential building (strata-Phase One) and a mixed-use building with 58 rental residential units and 
914 sq. m. of commercial space (Phase Two).  
 
The 3,750 m2 (0.93-acres) subject property is distinct from 3070 and 3080 Kilpatrick Avenue, which site 
Phases One and Two, respectively, by way of an airspace subdivision. The current CD-26 zoning (Zoning 
Amendment Bylaw No. 2868, 2017) allows multi residential use but identifies a drive-through restaurant as 
the intended use for the subject site. Adjacent land uses include a live/work strata complex to the east that 
has street access though the subject property and a commercial building to the north. Within the 
surrounding neighbourhood there is a diverse mix of commercial, industrial and residential uses as well as 
a linear City park along Cliffe Avenue (Figure 1). 
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Figure 1: Subject Property and Context 
 

The subject property includes two access driveways for Phases 1 and 2, one of which is also the sole access 
for neighbouring 3030 Kilpatrick live/work units, as well as some covenanted residential and commercial 
parking spaces for the Phase 2 mixed-use building (Schedule No. 6). The majority of the property is 
currently undeveloped and has most recently been used as a construction staging area for the first two 
phases. Images of the site before and after the construction of the first two phases are shown in Figure 2. 
 

 
           Figure 2: Subject Property along Kilpatrick Avenue before and after phases 1 and 2 
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The proposed development comprises one five-storey building similar in form and character to the existing 
earlier phase buildings (Schedule No. 1-2, 4-5). The existing accesses and parking spaces will remain. Direct 
pedestrian access will be maintained from Kilpatrick Avenue to each of the buildings and a pedestrian 
connection through the development to the City’s greenway along Cliffe Avenue will be enriched with a 
play area on the subject site (Schedule No. 6).  
 
The applicant is proposing to rezone the property from Comprehensive Development Zone 26 (CD-26) to a 
new CD-26A zone to facilitate the proposed development. Comprehensive Development zones are drafted 
for a specific development concept which does not fit within one of the City’s standard zones. Should the 
rezoning application be approved, but the project not be constructed, future development of the subject 
properties would have to adhere to the current development concept or require an application for a zoning 
amendment. The proposed change from a drive thru commercial building to a multi-residential 
development is shown below.   
 

 
Figure 3: Subject Property Plan and Building Front as Permitted by CD-26 Zone (left) and as Proposed (right). 
 
 
DISCUSSION: 
Official Community Plan Review  
The subject property is designated Commercial Shopping Centre in the OCP. Policies related to the 
Shopping Centre designation concentrate on providing a strong retail base with complementary office, 
personal service and restaurant uses, and in improving the appearance of these highly visible areas. While 
the focus is on guiding commercial development, there is policy support for locating residential uses close 
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to major shopping malls and other commercial areas where there is an association with significant 
amenities and public services. The proposed development will add 41 residential units adjacent to Anfield 
Centre and in close proximity to Driftwood Mall, two major shopping destinations in the city. The 
development is also located at the southern end of the Region’s Frequent Transit Corridor in proximity to a 
proposed future Transit exchange, and the project would facilitate a significant offsite upgrade to sanitary 
infrastructure for the area as noted in the Asset Management Implication section below, enabling 
additional development to the south.  
 
The development is subject to the Multi Residential and Multi Residential Above 3 Storey Development 
Permit Guidelines. The applicant has submitted preliminary drawings and renderings as part of the 
rezoning application however details related to building character, materials and landscaping for the 
project will be finalized through the Development Permit process. The preliminary design is generally 
consistent with the development permit guidelines.  
 
 
Zoning Review 
This application is to rezone the subject property from Comprehensive Development Twenty-Six (CD-26) to 
Comprehensive Development Twenty-Six A (CD-26A) to accommodate the proposed multi residential 
building. The proposed CD-26A zone (Schedule No. 1) was drafted to reflect the development proposal as 
introduced in Schedule No. 2 and detailed in Schedules No. 4-6. Table 1 below provides a comparison of 
the existing CD-26 zoning, the proposed CD-26A zone and the R-4A zone, which is the most common multi-
residential zone in the immediate area and provides land use regulation context. Table 1 also notes the 
impact that the proposed building would have on the overall development concept.  
 
Table 1. 

Zoning Bylaw 2500, 
2007 Section 

CD-26 Proposed CD-26A Result Total Phased 
Development  

R-4A 

8.53.2 Permitted 
Uses 

General service, medical 
clinic, financial 
institution, office, 
restaurant, personal 
service, retail, fitness 
facility, studio, 
community service, 
liquor store, multi 
residential, and home 
occupation 

multi residential and 
home occupation 

General service, 
medical clinic, financial 
institution, office, 
restaurant, personal 
service, retail, fitness 
facility, studio, 
community service, 
liquor store, multi 
residential, and home 
occupation 

Single, duplex and multi 
residential, home 
occupation, daycare, 
care facility, accessory 
commercial services for 
personal care and 
convenience of onsite 
residents, and 
community service 
limited to adult daycare 

8.53.3 Max. Lot 
Coverage 

40% 20% ~34% Not Applicable 

8.53.4 Max. FAR 1.2 0.82 ~1.5 Apartments – 1.33 

8.53.5 Min. Lot Size 1.0 ha  0.4 ha 1.08 ha 0.125 ha 
 

8.53.6 Min. Lot 
Frontage 

30.0 m 60.0 m ~92.5 m 30.0 m 

8.53.7 (1) Front 
Setback 

7.5 m below 9.0 m high; 
11.5 m above 9.0 m high 

8.0 m below 11.5 m 
high; 20.5 m above 11.5 
m high 

varies 6.0 m 

8.53.7 (2) Rear 
Setback 

7.5 m 18.0 m  varies 6.0 m 

8.53.7 (3) Side 
Setback 

4.5 m; 6.5 m 5th storey 
abutting residential use 

9.5m north; 13.5m 
south 

varies 3.0 m; 4.5 m 4th storey 
or flanking street 
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8.53.8 Building 
Height 

Building 1 – 10.5 m roof 
parapet; 12.5 m elevator 
top 
Building 2 – 12.5 m roof 
parapet; 14.5 m elevator 
top 
Building 3 – 8.5 m  

15.0 m to roof parapet; 
17.0 m to elevator top 

varies 14.0 m for apartment 

8.53.9 Useable Open 
Space (UOS) 

None previously required 
for Building 3 as no 
residences 
contemplated. 1,930 m2 
total (about 16 m2 per 
dwelling unit) and a 
walkway between Cliffe 
and Kilpatrick 

Min. 70 m2 play area, 
250 m2 rooftop amenity 
area, decks and patios 
avg. 9 m2, min. 4.5 m2 

varies 20.0 m2 per unit for 
apartment 

8.53.11 (1) Min. 
Parking Spaces Per 
Residential Unit 

1.3 52 for 41 units (1.27) 1.29 1.5 stalls per residential 
unit 

8.53.11 (4) Min. 
Parking Space Width; 
Length 

2.6 m; 5.5 m 2.6 m; 5.5 m  2.75 m; 5.5 m 

7.1.6 (7) Min. Extra 
Space Against Wall 

0.6 m Per parking plan (~0.3 
m min.) 

varies 0.6 m 

8.53.11 (5) Min. 
Underground Aisle 
Width 

6.7 m in accordance 
with existing schedule 

6.7 m in accordance 
with new schedule 

6.7 m 7.2 m  

8.53.11 (6) Max. 
Small Car Proportion 

25% 25% 20% 10% 

8.53.12 (1) Min. 
Landscape Buffer 
Width Adjoining 
Residences or Park 

4.0 m except as in 
existing Schedule A 

4.0 m except as in new 
Schedule A (min. 3 m) 

varies 3.0 m 

8.53.12 (2) Min. 
Landscape Buffer 
Width Adjacent 
Commercial Use 

3.0 m 3.0 m varies 3.0 m 

8.53.12 (2) Min. 
Landscape Buffer 
Width Adjoining 
Street 

7.5 m 7.5m except as in new 
Schedule A (min. 6 m) 

varies 4.5 m  

* minor exceptions have been built into the CD-26 and CD-26A zones for specific building features 

 
Use and Density 
The proposed multi residential building will result in an increase in floor area ratio project-wide by about 
20% over the maximum currently permitted. In this regard, the subject site had been intended as a much 
lower-density two-storey drive-through restaurant. The applicant has noted difficulty securing a business 
to fill the approved drive-through restaurant building and also a high vacancy in the already built ground 
floor commercial units in Phase 2, contrasted with ready market absorption of residential units, as reason 
for the proposed changes. 
 
Staff viewed the preceding comprehensive development plan as broadly compatible with surrounding land 
use, site constraints, increased housing supply and transportation goals. The current plan increases the 
residential and overall built density, a direction consistent with the draft OCP for the area. There are 
neighbourhood concerns associated with the increased density, as reflected in increased and substantial 
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public feedback (as noted below and detailed in Schedule No. 3), though this partly reflects there being 
more neighbours now with the first two phases complete (including 3080 Kilpatrick residents whose 
comments all included parking concerns).  
 
Building Height and Setbacks 
At five storeys, the proposed building would be similar in height to the first two, as would the proposed 
elevation at the top of the elevator at 30.12 m (vs. 28.55 m for Building 1 per DP1729 and 29.8 m for 
Building 2 per DP1813). The proposed building’s calculated height is 16.42 m from the average height of 
the curb at the front lot line. The parapet is 14.3 m and the top floor steps back above 11 m. The existing 
zone allows 8.5 m for a building at this location. This increased height – in concert with the expanded 
building footprint as seen in Figure 3 above – brings massing that would reduce the street visibility of 3030 
Kilpatrick Avenue live/work units which is a primary concern for some neighbours as noted in the 
citizen/public engagement section below and Schedule No. 3. Staff note, as seen in Figure 2 above, the 
pre-development sightlines to the ground floor commercial uses in the adjacent live-work units were 
largely obscured from the west and south as a 
result of grade changes from the street and 
existing vegetation. Post development, the 
sightlines from the north will remain largely 
unchanged as the access road for this 
development and the existing commercial 
development to the north will remain 
unchanged, as seen in Figure 4. However, it is 
acknowledged that if approved the larger 
footprint of the residential building will reduce 
sightlines to the existing live-work units when 
compared to the approved commercial drive-
through. In an effort to assist the adjacent 
businesses the developer has proposed to 
include a location on the development site for 
signage. 
 
Proposed setbacks are wide, especially the rear setback at 18.0 m (14.0 m to the underground parking). 
The proposed building siting is 23.81 m from the nearest rear lot line; however, an 18.0 m setback is 
proposed to provide flexibility for the final design of an accessibility ramp. The front setback is proposed to 
be 8.0 m for the first four floors, aside from ground floor patio divider projections, and a wide 20.5 m for 
the top floor. North and south side setbacks are 9.5 m and 13.5 m, respectively, with more modest top 
floor stepping. Side yard setbacks include driveways on both sides of the building, so they may not bring 
the spacious feeling and through-site visibility that the raw numbers suggest, but they are more than 
double the existing requirement or that of the multi residential R-4A zone. 
 
Landscaping and Useable Open Space 
A detailed landscaping plan will be submitted as part of the development permit application requirements. 
As specified in the proposed CD zone, a 7.5 m wide landscaped frontage will be required along Kilpatrick 
Avenue, with allowance for a usable open space for first floor units to project to within 6.0 m. The rear 
landscape buffer narrows slightly from the previously approved plan, to a minimum of 3.0 m, in order to 
convert previously considered small car parking spaces to full size, but otherwise meets existing 
requirements. 
 

Figure 4: 3030 Kilpatrick Ave from north 
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Usable open space was not originally required for this portion of CD-26, as it was to be commercial. 
Elsewhere in the development, 1,980 m2 of useable open space is provided which equates to 
approximately 16 m2 per dwelling unit, whereas multi residential developments typically require 20 m2 per 
dwelling unit. The current application approaches the 20 m2 per dwelling unit target but the focus is on 
quality spaces over just quantity: A 266 m2 (2,863 ft2) rooftop amenity area and a 75 m2 rubber-tiled play 
area with benches (Schedule No. 6) along the trail connection complement the shared or private patios and 
decks which average 9.4 m2 (101.3 ft2) and are each a minimum of 4.7 m2 (50.3 ft2). The play area does not 
feature a play structure. As discussed with the previous rezoning, with the exception of walking trails, there 
is limited recreation space in the neighbourhood and onsite. While it is advantageous for developments 
targeting families with young children to provide onsite play areas, it may be less important for other 
groups likely to reside in a more urban style of development such as singles, couples without children, 
families with older children and senior residents. The developer will be contributing approximately $20,500 
toward the Parks, Recreation, Cultural and Seniors Facilities Amenity Reserve Fund in accordance with OCP 
policy. This contribution can then be used to improve park space and recreational facilities in the area. The 
amenity contributions will be secured through a covenant registered on title prior to final adoption of the 
zoning amendment, payable at building permit application.  
 
Parking  
The existing zone permits relaxations of parking ratios when compared to standard zoning requirements. 
The current proposal maintains parking allocated to Phase 2 and trail connectivity, but provides one fewer 
parking space (52) than would be required to meet the existing zone’s 1.30 spaces per residential unit 
minimum (53). The overall parking requirements are shared between phases and secured by easement. A 
parking study by Watt Consulting Group submitted for the previous rezoning recommends 1.2 spaces per 
unit plus 0.1 visitor spaces per unit. A 2021 Watt Consulting Group parking study examined use of parking 
spaces for Building 1, which is a 74-unit strata building, on a February Tuesday evening from 9:00-10:30pm. 
73 vehicles were found. Based on this and other inputs such as unit mix and visitor parking studies 
elsewhere, Watt calculates a demand of 40 spaces (Schedule No. 6). Public comments, however, suggest 
that existing parking is insufficient with residents of the existing buildings parking on neighbouring 
commercial properties whether due to not having paid for private stalls or having multiple vehicles possibly 
unreported to the property manager (Schedule No. 3). 
 
There is policy support in the OCP for reducing the required number of parking stalls in effort to encourage 
alternate modes of transportation, the site is within 100 m of the busy Anfield bus stop on the frequent 
transit corridor, and one secure weatherproof bicycle parking space is proposed per unit, as well as six 
short-term spaces. If parking allocation issues can be worked out to reduce spillover to neighbour 
properties, this can be a strong location for alternative transportation choices that support reduced parking 
requirements. Despite the recent Watt study findings, staff does not recommend further reductions 
beyond what is proposed. The current proposal’s parking plan, included in as Schedule C of the CD-26A 
zone in the attached Schedule No. 1 draft zoning amendment bylaw, additionally shows electric vehicle 
charging. 
 
Traffic and Access 
The applicant submitted a 2021 Traffic Impact Assessment report by Watt Consulting Group that examines 
the proposed multi residential development’s traffic impacts and site access (Schedule No. 6). The 
proposed development would negligibly increase traffic along Kilpatrick Avenue, not changing level of 
service (LOS) classification for any directional movements at the Kilpatrick Avenue / 29th Street, Kilpatrick / 
30th St, or Cliffe Avenue / Anfield Road intersections, all remaining at existing LOS A-C classifications on an 
A through F scale on which A is best, F is worst, and D is commonly considered to be on the threshold of 
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acceptability. The site access on Kilpatrick Avenue (westbound-exit), produces an LOS C with the new 
building. A two-way Kilpatrick left turn lane allows left-turn site access. The study expects 18 PM peak hour 
trips generated by the proposed 41 units, less than one-third the 57 PM peak hour trips modelled for a 
3,000 square foot drive-through coffee shop in the previous 2016 Watt Consulting Group Traffic Impact 
Assessment. As the proposed development is within 800 m of a Ministry of Transportation and 
Infrastructure highway, the development application and traffic impact assessment were circulated to the 
Ministry for review. The Ministry has stated that it has no objections to the proposal. 
 
The area lacks schools and civic amenities, but it has many commercial amenities and services accessible by 
foot (5 minutes to Anfield Centre, 7 to Driftwood mall) and bus service runs every 20 minutes during peak 
hours to Anfield Centre/Driftwood mall, downtown Courtenay, North Island College and downtown Comox, 
providing access to schools and many civic amenities and services. Kilpatrick Avenue has sidewalk on the 
same side as the proposed development and the site also links to the City trail along Cliffe Avenue.  
 
 
Affordable Housing Policy 
The City’s Affordable Housing Policy recognizes that finding affordable and adequate housing remains a 
challenge for many of our citizens. It encourages a range of housing opportunities and the provision of 
support services to improve the overall well-being of our community. While the proposed development 
does not include any subsidized or below market rental units, it does align with the affordable housing 
policy to increase housing densities near or adjacent to major destinations in the City as a means of 
expanding housing options.  
 
 
FINANCIAL IMPLICATIONS: 
There are no direct financial implications related to the processing of this rezoning application as the fees 
are designed to offset the administrative costs. The application fee for the proposed zoning amendment 
was $10,000. 
 
The development will also be subject to development cost charges which will be determined at time of 
Building Permit dependent on final building design. The proposed development will also contribute 
community amenity contributions to the Affordable Housing and the Parks, Recreation, Cultural and 
Seniors Facilities Amenity Reserve Funds in accordance with OCP policy at time of Building Permit. 
 
ADMINISTRATIVE IMPLICATIONS:    
Processing zoning bylaw amendments is a statutory component of the corporate work plan. Staff have 
spent more than 120 hours processing and reviewing this application. Should the proposed zoning 
amendment receive First and Second Readings, staff will spend an additional 5 hours in preparation for the 
public hearing, preparation of the covenants to be registered on title, final reading of the bylaw, and 
updating the bylaws and maps.  
 
ASSET MANAGEMENT IMPLICATIONS: 
The applicant has agreed to complete a required capacity upgrade to the Mansfield sanitary lift station as 
part of the development. This represents an estimated $550,000-$650,000 that will also enable additional 
development further south. Should the rezoning be denied, staff will include funds in a future budget to 
undertake these works.  
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2019 – 2022 STRATEGIC PRIORITIES REFERENCE: 
 
 Communicate appropriately with our community in all decisions we make 

 Focus on asset management for sustainable service delivery 

 Encourage and support housing diversity  

 

OFFICIAL COMMUNITY PLAN REFERENCE:    

Shopping Centres: 

4.2.3(1) support residential use close to major shopping malls and consider it appropriate in commercial 
areas along Cliffe Avenue, Ryan Road, Comox Road, or Island Highway where an association with 
major amenities and public services can be demonstrated. 

 

Residential: 

4.4.2(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. 

4.4.2(8) Ensure all new development includes the provision of amenities including buffer areas along major 
roads, neighbourhood parks, sidewalks, trails, and public facilities. 

4.4.3(1) balance land uses to create a vibrant and diverse neighbourhood and community 

4.4.3(2) create neighbourhoods that will offer a variety of transportation choices 

4.4.3(Density)(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 of the downtown area 

b) have sufficient amenity space for the recreational needs of the development, access to schools, 
parks, walkways, transit and complementary commercial/service uses, adequate buffers areas 
from major roads and adjacent land uses 

c) priorities for multi-residential development will be: 

o high – downtown area including along riverfront 

o medium – intensification of existing sites 

o low – peripheral expansion subject to Local Area Plan 

 

Climate Change: 

Objective 1: (1) The City will encourage and support initiatives that reduce the number of passenger vehicle 
trips throughout the community 

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

Objective 2: (3) To encourage incremental infill development in core and suburban settlement areas, the 
City will: 

a) Encourage compact developments within 400 m of service corridors 
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REGIONAL GROWTH STRATEGY REFERENCE: 
The proposed development is consistent with the following Regional Growth Strategy policies: locating 
housing close to existing services, directing new residential development to Core Settlement Areas; 
directing higher density developments to Municipal Areas; and increasing housing opportunities within 
existing residential areas in Core Settlement Areas by encouraging multi-family infill developments. 
  
 
CITIZEN/PUBLIC ENGAGEMENT: 
Staff will “consult” the public based on the IAP2 Spectrum of Public Participation:  

 
Should Zoning Amendment Bylaw No. 3030, 2021 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 hosted two public information Zoom meetings (March 30th 
and May 4th), posted a questionnaire on the company website, and sent Alternative Public Information 
Packages to owners and residents within 100m of the subject property.  
 
The first Zoom meeting had short notice time and neither Zoom meeting notified all owners and renters 
within 100m due to a City clerical error (missing addresses in the new 3070 and 3080 Kilpatrick buildings), 
but Zoom meetings are viewed by Planning as complementary to the required Alternative Public 
Information Mailouts. City staff learned June 28th that 3080 Kilpatrick residents had been notified by email 
rather than mail and that they were not given City contact information for feedback, but Planning did 
receive direct feedback from some 3080 Kilpatrick residents as noted below, and residents will be 
contacted directly by the City for Public Hearing should Council choose to schedule one. A summary of the 
public engagements is attached as Schedule No. 3, including meeting notes and correspondences to the 
applicant and to the City that were passed redacted to the applicant for comment. 
 
The applicant reported 35 responses to the questionnaire on the company website from ten email 
addresses, all but one supportive. One email address had 23 associated names and provided one comment, 
that the location is great. This was echoed by two individual responses, one specifically noting stores and 
walking trails. The opposing comment was from a respondent with numerous concerns that were more 
fully documented in other forms of consultation summarized below. 
 
The City received responses from 36 people representing 32 addresses, some of whom also had comments 
noted from the Zoom meetings. Of the 32 addresses, seven voiced support, 21 opposition and four had 

Page 138 of 350



Staff Report - September 7, 2021  Page 11 of 163 
Zoning Amendment Bylaw No. 3030 - 3040 Kilpatrick Avenue 

 

specific concerns but not clear support or opposition. Parking was the most frequent topic, mentioned by 
people at 18 addresses, followed by negative impact on nearby business (11 total). Both of these have 
been discussed in previous sections. Traffic was a concern in 13 responses, but with two distinct sets of 
concerns both discussed above – congestion (8) and safety (7). 
 
Other comments received in decreasing numbers included: Due process and notice; 3030 Kilpatrick 
visibility; neighbourhood feel; affordability; housing need; construction impacts; form/design; timing 
(relation to COVID-19 and/or market conditions); garbage/dog waste; noise; crime; views/visibility for 
3070/3080 Kilpatrick; interpersonal conflict; tenure; maintenance costs including parking enforcement; 
location/fit; 3030 Kilpatrick access; sign; shadow; snow; emergency water/waste flows; service 
interruptions; construction workforce sourcing; want of approved drive-through use; property values; 
water pressure; mental health; and bringing people and money into the community. No major changes to 
plans were noted based on the above. The applicant did however discuss most topics, revise plans and 
provide supplementary materials to clarify parking and access, indicate agreement on backup power 
systems for emergency pumps, and considerably expand the rooftop open space plus add some limited 
programming to the play area which may improve safety by attracting resident recreation farther from 
parking and vehicle access areas. 
 
A petition against the proposed development was emailed to the City July 23rd 2020 with 251 names 
collected from three neighbouring businesses, included in Schedule No. 3.  
 
 
OPTIONS:    
OPTION 1:  (Recommended) 
That based on the September 7th, 2021 staff report “Zoning Amendment Bylaw No. 3030 – 3040 Kilpatrick 
Avenue” Council approve OPTION 1 and proceed to First and Second Readings of Zoning Amendment 
Bylaw No. 3030, 2021;  
 
That Council direct staff to schedule and advertise a statutory Public Hearing with respect to the above 
referenced bylaw; and 
 
That Final Reading of the bylaw be withheld pending the registration of a Section 219 Covenant. 
 
OPTION 2:   Defer consideration of Bylaw No. 3030 with a request for more information. 
 
OPTION 3:   Defeat Bylaw No. 3030. 
 

Prepared by:       Reviewed by: 

___________________       ____  

  
Mike Grimsrud,        Matthew Fitzgerald, RPP, MCIP 
Planner II                                Manager of Development Planning 
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Concurrence by:      Concurrence by: 

 

 

___________________       ___________________ 

Ian Buck, RPP, MCIP      Geoff Garbutt, M.Pl., MCIP, RPP 
Director of Development Services     Chief Administrative Officer 
 
Attachments: 
 
Schedule No. 1: Draft Zoning Amendment Bylaw No. 3030 
Schedule No. 2: Applicant’s Written Project Description 
Schedule No. 3: Public Information Meetings, Mailouts & Feedback 
Schedule No. 4: Site and Building Plans 
Schedule No. 5: Sustainable Evaluation Checklist 
Schedule No. 6: Additional Materials – Total Development Parking, Parking Study, Traffic Study, Play Area  
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Schedule No. 1: Draft Bylaw 

THE CORPORATION OF THE CITY OF COURTENAY 

 

BYLAW NO. 3030 

 

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. 3030, 2021”. 
 

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

(a) Amending Division 8 – Classification of Zones through the addition of:  
 

Part 53 – Comprehensive Development Twenty-Six A Zone (CD-26A) 3040 Kilpatrick 

Avenue as attached in Attachment A. 
 

(c) by rezoning Lot 1, Section 67, Comox District, Plan EPP79267 Except Air Space Plan 

EPP81977 (3040 Kilpatrick Ave.) as shown in bold outline on Attachment B which is 

attached hereto and forms part of this bylaw, from Comprehensive Development Zone 

Twenty-Six (CD-26) to Comprehensive Development Zone Twenty-Six A (CD-26A). 
  

 (d) That Schedule No. 8, Zoning Map be amended accordingly. 
 

3.   This bylaw shall come into effect upon final adoption hereof.  
 

Read a first time this    day of  , 2021 
 

Read a second time this   day of  , 2021 
 

Considered at a Public Hearing this   day of  , 2021 
 

Read a third time this    day of  , 2021 
 

Finally passed and adopted this  day of  , 2021 

 

 

             

Mayor       Corporate Officer 
 

Approved under S.52(3)(a) of the Transportation Act 

 
       
Tallina McRae, Development Services Officer  

Ministry of Transportation and Infrastructure  
Vancouver Island District 
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Attachment A 
 

Part 53 - Comprehensive Development Twenty-Six A Zone (CD- 26A)  

(3040 Kilpatrick Ave.) 
 

8.53.13 Intent  
  

The CD-26A Zone is intended to accommodate a multi residential development on the property legally 

described as Lot 1, Section 67, Comox District, Plan EPP79267 Except Air Space Plan EPP81977. 

This property shall be developed substantially in accordance with Schedules A, B, and C, which form 

part of this zone 

 

8.53.14 Permitted Uses 
 

The following uses are permitted and all other uses are prohibited except as otherwise noted in this 

bylaw: 

 

(1) Multi Residential 

(2) Home Occupation 

 

8.53.15 Lot Coverage  
 

A lot shall not be covered by buildings to a greater extent than 20% of the total area of the lot 

 

8.53.16 Floor Area Ratio 
 

The maximum floor area ratio shall not exceed 0.82 

 

8.53.17 Minimum Lot Size  
 

A lot shall have an area of not less than 0.40 hectares 

 

8.53.18 Minimum Lot Frontage  
 

A lot shall have a frontage of not less than 60.0 m 

 

8.53.19 Setbacks 
 

Except where otherwise specified in this bylaw the following minimum building setbacks 

shall apply: 

 

(1) Front Yard: 8.0 m for that portion of a building with a height less than 11.5 m and for railings 

above and affixed to said portion 

20.5 m for that portion of a building with a height greater than 11.5 m 

Despite the required front yard setbacks above, architectural fence details may project 

into the front yard setback up to 2.0 m with a height up to 2.0 m  

 

(2) Rear Yard:  18.0 m except for underground parking structures which shall be at least 14.0 m  
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(3) Side Yard:  9.5 m north side 

13.5 m south side  

 

8.53.20 Height of Buildings 

 
Maximum building height shall be in accordance with Schedule B and includes the elevator and roof 

top mechanical systems. Maximum building height is 15.0 m to roof parapet and 17.0 m to top of 

elevator measured from curb height. For clarity, the curb height is determined as the average curb 

height along the lot frontage 

 

8.53.21 Useable Open Space  

 
Useable open space must be provided and include at minimum: 

 

(1) 70 m2 play area as shown is Schedule A                                  

(2) 250 m2 rooftop amenity area                                                       

(3) Patios or balconies for averaging 9 m2 per unit, with a minimum size of 4.5 m2 

 

8.53.22 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) 52 parking spaces shall be provided for 41 dwelling units on the property and corresponding 

visitor parking 

(2) 33 parking spaces shall be provided for 3080 Kilpatrick Avenue commercial and residential use 

(3) Minimum parking stall dimensions are 2.6 m in width and 5.5 m in length for standard stalls 

(4) Minimum aisle width in the underground parking structure can be reduced to 6.7 m in 

accordance with Schedule C  

(5) Minimum additional space for parking spaces and manoeuvring aisles where abutting a wall or 

building can be reduced in accordance with Schedule C 

(6) No more than 25% of parking spaces can be designated as small car parking spaces 

(7) Bicycle parking facilities must be provided at a rate of one secure stall per unit 

 

8.53.23 Landscaping and Screening  

 
In addition to the Landscape Requirements identified in Part 14 of this bylaw, the following landscape 

requirements shall be met: 

 

(1) A landscaped area of not less than 4.0 m in width shall be provided inside all property lines 

adjoining residential use and public parkland except reduced widths shown in Schedule A 

(2) Where a lot in this zone adjoins a street, a landscaped area of at least 7.5 m in width extending 

along the entire frontage of the property shall be provided inside the property line except 

reduced widths shown in Schedule A 

(3) Storage areas, garbage and recycling containers shall be screened and gated to a minimum 

height of 2 m by a landscaping screen or solid decorative fence or a combination thereof.   
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Schedule A 

Note: Please refer to full size drawings in file 3360-20-2102 
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Schedule B 

Note: Please refer to full size drawings in file 3360-20-2102 

 

 

28 m 

30.12 m 
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Schedule C 

Note: Please refer to full size drawings in file 3360-20-2102 
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Attachment B 
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Schedule No. 2: Applicant’s Written Project Description 
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Schedule No. 3: Public Information Meetings, Mailouts & Feedback 
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THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

To:  Council  File No.:  3090-20-2101 

From: Chief Administrative Officer Date: September 7, 2021 

Subject: Development Variance Permit No. 2101 – 356 14th St  

PURPOSE: 

The purpose of this report is for Council to consider a Development Variance Permit to permit the creation 
of a lot that does not meet the minimum lot frontage requirement of the lot legally described as Lot 1, 
Section 41, Comox District, Plan EPP87058.  

CAO RECOMMENDATIONS: 

That based on the September 7th, 2021 staff report “Development Variance Permit No. 2101 – 356 14th St”, 
Council approve OPTION 1 and proceed with issuing Development Variance Permit No. 2101.   

 
Respectfully submitted, 
 
 
 
 
Geoff Garbutt M. Pl., MCIP, RPP 
Chief Administrative Officer 
 

BACKGROUND:  
 

The subject property is an approximately 0.6 
hectare (1.5 acre) lot zoned Multiple Use Two 
(MU-2) located at the intersection of 14th Street 
and England Avenue behind Thifty Foods (Figure 
1). The applicant wishes to subdivide the lot. The 
MU-2 zone requires a minimum lot frontage of 
20.0 m, and the proposed Lot B does not have 
any road frontage.  
 
A 16-unit townhouse development is currently 
under construction with units along England and 
14th Street. The proposed subdivision would allow 
Lot B to be sepatated from the townhome 
development on Lot A.  The applicant is 
currently considering a three storey, 34 micro 
unit development on the propsed new Lot B.    

Figure 1: Location Map.  
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DISCUSSION: 
Zoning Bylaw No. 2500, 2007, Section 8.14.3, requires a minimum lot frontage of not less than 20.0 m. As 
seen in Figure 2 proposed Lot B will not have frontage on a public road but it is framed by the private 
access road for Lot A and the public lane. For the purpose of subdivision a private access does not qualify 
as frontage nor does a lane. Accordinly, a variance is required to permit a lot without frontage.  
 
In addition to the lane, proposed Lot B will have access via an easement over the entire private access road 
which will be required as a condition of the subdivision. Given adequate access will be secured through 
the reciprocal access agreement Staff support the variance.   
   
FINANCIAL IMPLICATIONS: 
There are no direct financial implications related to the processing of this Development Variance Permit as 
the fees are designed to offset administrative costs. The application fees for the DVP was $1,500.  
 
ADMINISTRATIVE IMPLICATIONS:   
Processing development variance permits is a statutory component of the work plan. Staff has spent 
approximately 20 hours processing this application to date. Should the proposed development variance 
permit be approved, an additional two hours of staff time will be required to register the permit and close 
the file. Additional staff time will be required to continue processing the subdivision application and to 
process subsequent development permit and building permit applications.  

Figure 2: Property from Topland Drive  

Figure 2: Survey Detail Showing Proposed Lot B and Context.  
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ASSET MANAGEMENT IMPLICATIONS: 
There are no direct asset management implications related to this application.  
 
2019 - 2022 STRATEGIC PRIORITIES REFERENCE: 
 

 Communicate appropriately with our community in all decisions we make 

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

support 

 Encourage and support housing diversity  

 

OFFICIAL COMMUNITY PLAN REFERENCE:  
The subject property is designated as “Multi Residential” in the OCP. The proposed variance would 
facilitate multi residential development. 
 
REGIONAL GROWTH STRATEGY REFERENCE: 
The proposed development is located within the core settlement area outlined in the Comox Valley 
Regional Growth Strategy. The Regional Growth Strategy states that at least 90 percent of growth in the 
Comox Valley should be directed to Core Settlement Areas.  
 
CITIZEN/PUBLIC ENGAGEMENT:  
Staff will consult the public based on the IAP2 Spectrum of Public Participation:  

 

Property owners and occupants within 30 meters of the subject property were informed of the variance 
request by way of Alternative Public Information Mailout July 28th, 2021.  A summary is provided by the 
applicant in Attachment No. 3 along with the single public response sent to the City which has concern 
about future development parking.  

In accordance with the Local Government Act, the City has also notified property owners and occupants 
within 30 metres of the subject property of the requested variance and provided opportunity to submit 
written feedback. To date, staff has not received any additional responses. 
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OPTIONS:   

OPTION 1: (Recommended): Approve Development Variance Permit No. 2101. 

OPTION 2: Defer issuance of Development Variance Permit No. 2101 pending receipt of further 
information. 

OPTION 3: Not approve Development Variances Permit No. 2101. 

 

Prepared by:       Reviewed by: 

      
____________________      _____________________ 

Mike Grimsrud       Matthew Fitzgerald, RPP, MCIP 
Planner II       Manager of Development Planning 
 
Concurrence by:      Concurrence by: 

 
 
 
____________________      _____________________ 

Ian Buck, MCIP, RPP      Geoff Garbutt M. Pl., MCIP, RPP 
Director of Development Services    Chief Administrative Officer 
 

Attachments: 
 
Attachment No. 1: Draft Development Variance Permit No. 2101 
Attachment No. 2: Applicant’s Rationale 
Attachment No. 3: Public Information Mailout Summar
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Attachment No. 1: Draft Permit 

THE CORPORATION OF THE CITY OF COURTENAY 
   

Permit No. 3090-20-2101 

 

DEVELOPMENT VARIANCE PERMIT  
September 7, 2021 

 

To issue a Development Variance Permit  

 

To: 
Name:   Lotusland Estates, Inc.  

Address:  5167 Raven Road   

     Courtenay, B.C.  V9J 1L9 

 

Property to which permit refers: 

Legal:  Lot 1, Section 41, Comox District, Plan EPP87058 

Civic:   356 14th Street  

 

Conditions of Permit: 

  

Permit issued for the property legally described as Lot 1, Section 41, Comox District, Plan 

EPP87058, allowing for future subdivision creating two multi residential lots with the following 

variance to the City of Courtenay Zoning Bylaw No. 2500, 2007: 

  

Section 8.14.3 – Minimum lot frontage reduced for proposed Lot B from 20.0 m to 0 m. 

 

Development Variance Permit No. 2101 is subject to the following conditions: 

 

a) The layout shall be consistent with the Plan of Subdivision by Bruce Lewis dated July 26, 

2021 shown in Schedule No. 1; 

 

b)   The development shall meet all other applicable requirements, standards and guidelines; 

and 

 

c)    No alterations or amendments shall be made without the City’s permission. A formal 

amendment application is 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 subdivision authorized by this 

permit within (12) months after the date it was issued, the permit lapses. 

 

 

             

Date       Corporate Officer 
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Subdivision Plan 
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Attachment No. 2: Rationale
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Attachment No. 3: Public Information Mailout Summary  
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THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

To:  Council  File No.:  1960-20 [2021] 

From: Chief Administrative Officer Date:  September 7, 2021 

Subject: Consideration of 2022 Permissive Property Tax Exemptions  

 

PURPOSE: 

To consider the 2022 permissive property tax exemptions. 

 

POLICY ANALYSIS:  

Section 224 of the Community Charter provides Council with the authority to exempt certain properties from 
property taxation. Policy 1960.01 (Rev #2) – Permissive Property Tax Exemption (Attachment #1) was 
prepared in accordance with Section 224 of the Community Charter and approved by Council in August 2017. 

 

EXECUTIVE SUMMARY:  

The permissive property tax exemption bylaws are considered by Council on an annual basis and must be 
adopted before October 31st each year in order to take effect for the following taxation year. Staff have 
compiled and reviewed all applications received for the 2022 taxation year and have prepared a summary 
report for Council’s consideration.    

 

CAO RECOMMENDATIONS: 

That based on the September 7, 2021 staff report “Consideration of 2022 Permissive Property Tax 
Exemptions”, Council approve OPTION 1 as follows: 

1. That Council consider the list of new applications for permissive tax exemption for 2022 as detailed 
on Schedule A attached;  

2. That Council approve exemptions for new applications as recommended in Schedule A;   
3. That Council direct staff to prepare the applicable bylaws for permissive tax exemption in 2022 based 

on the attached Schedules A, B, C, D and E; and 
4. That statutory notice of the proposed permissive exemption bylaws pursuant to Section 227 of the 

Community Charter be published for two consecutive weeks prior to final adoption of the bylaws. 

 

Respectfully submitted, 

 

 

 
Geoff Garbutt, M.Pl., MCIP, RPP 
Chief Administrative Officer 
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BACKGROUND: 

Section 224 of the Community Charter provides Council with the authority to grant permissive exemption to 
land and improvements owned, or held by, certain other organizations that meet legislatively prescribed 
conditions. 
 
Permissive Property Tax Exemption Policy 1960.01 (Rev #2) (Attachment #1) contains three provisions to 
note when considering new applications going forward: 
 

1. The total value of all permissive exemptions must not exceed 2% of the total municipal portion of 
the property tax levy. 

2. When the activities of an organization are not confined to the City of Courtenay, a maximum 
exemption of 40% applies. 

3. Prescribed grandfathered permissive exemption percentages will not change in the event an 
organization re-locates within the municipality. However, a reduction of the exemption shall apply 
if the nature of the services provided by the organization changes at its new location. 

 

DISCUSSION: 

A permissive property tax exemption is a means for Council to support not-for-profit organizations within 
the community which furthers Council’s objectives of enhancing quality of life for the citizens of the City 
while being responsible with municipal funding. Approval of an exemption or partial exemption is entirely 
within Council’s discretion. 

Each year there are requests from local organizations for funding assistance, either by way of requests for 
grants, or by way of requests for exemption from property taxation. While it is noted that the applicants all 
provide worthy services, provision of an exemption from taxation results in an increase of the tax burden for 
the remaining taxable property owners in the City and can become cost prohibitive.  

The following schedules and information are provided for Council consideration. 

Permissive Exemptions – Schedule Summary: 

In accordance with Policy 1960.01, the exemption value limit for 2022 has been calculated as 2% of the value 
of the 2021 municipal property tax levy. The cumulative exemption value limit for 2022 is $526,000. 

Schedule A:  New Applications 

The City received six new applications for exemption from taxation for 2022. These are as follows: 

Tax Roll #1376.000 – Comox Valley Children’s Day Care Society – 1000 Cumberland Road 

The Comox Valley Children’s Day Care Society has submitted an application for exemption again for 2022. 
This year, their application mentioned that during the pandemic, it has become clear that child care is an 
essential service, and had to face a very tight budget. Their application also refers to the City of Courtenay 
supporting another non-for-profit child care (Cozy Corner Preschool - run by the City of Courtenay out of the 
Lewis Centre) and also some private senior care facilities (Glacier View Lodge has been grandfathered a 100% 
exemption for over two decades). 

Prior to 1999, the Comox Valley Children’s Day Care Society, as well as J. Puddleduck Parent’s Preschool 
Society received permissive tax exemptions. After an extensive review of the permissive exemption 
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recipients, Council chose to phase out these exemptions since it was determined that day care service was 
also provided by for-profit organizations. 

Section 224 (2) (a) of the Community Charter states that: 

“permissive tax exemptions may be provided to charitable, philanthropic or other not-for-profit 

corporations.” 

It does not allow for an exemption to day cares operating for-profit. The City’s Permissive Property Tax 
Exemption Policy 1960.01 (Rev #2) requires confirmation that an organization’s activities does not compete 
with any other duly licensed business in the municipality. In order to avoid creating an unfair commercial 
advantage between for-profit and not-for-profit day cares, Council decided to eliminate any tax exemptions 
for the Children’s Day Care Society.  

Again this year, Staff recommend no exemption for this specific day care on the basis that authorizing this 
exemption would contradict the existing policy as it competes with licensed for-profit day care businesses in 
Courtenay. 

Tax Roll # 88.000 – AVI Health & Community Services (AIDS Vancouver Island) – 355 6th Street 

AVI Health and Community Services, previously operating as AIDS Vancouver Island, provides free services 
to those living with HIV and/or Hepatitis C, as well as education for populations with greater exposure to HIV 
and HVC. They also provide support and education to social service and other community organizations in 
the community. They estimate 85% of services are used by City of Courtenay residents, although they do 
also offer educational programming to surrounding communities. They are requesting an exemption on the 
office space leased at 355 6th Street. 

The organization has been approved a 40% exemption for this location for 2019 and did not apply for 2020 
and 2021.  

Staff recommend approval of a 40% exemption in keeping with the Permissive Property Tax Exemption 
policy.  

Tax roll #461.050 - John Howard Society of North Island - 575 10th Street 

The John Howard Society of North Island provides services to youth, children, and families with diverse needs 
and has been approved a 40% exemption in 2020 and 2021 for their office previously located at 1455 Cliffe 
Avenue. The Society no longer occupies this location and acquired a new property in 2020, set to become 
the Comox Valley Foundry. The new location is scheduled to open in the fall of 2021, once the existing 
tenants leave the property and renovations are completed. It will offer easy access to user services including 
primary care, mental health and substance abuse, youth and family navigation support, housing, supported 
employment, income assistance and education support aiming to improve health and social outcomes of 
young people. It is estimated that 66% of those utilizing the services at the new location will be City of 
Courtenay residents. 

Staff recommend approval of a 40% exemption in keeping with the Permissive Property Tax Exemption 
policy. 

Tax Roll # 580.000 - Boys and Girls Club of Central Vancouver Island - 877 5th Street 

The Boys and Girls Club offers a wide range of child care, teen, and family assistance programs. They have 
been grandfathered a 100% exemption in the past for the space they previously leased and occupied at 243 
4th Street. The Club relocated this year and is now leasing a portion of the property located at 877 5th Street. 
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Staff recommend maintaining the grandfathered 100% exemption for the space leased. 

Tax Roll #1200.000 - Comox Valley Canoe Racing Club - 2040 Cliffe Avenue 

On January 1, 2021, the City of Courtenay entered into a five year license to occupy agreement with the 
Comox Valley Canoe Racing Club for a portion of property located at 2040 Cliffe Avenue, adjacent to the 
Courtenay Marina. The space occupied is an outdoor fenced area used by the Club for the storage of various 
types of ocean racing canoes and equipment, accessible year-round. The Canoe Racing Club, a non-profit 
organization, counts about 60 members of various ages of which about 5-10% resides outside of the Comox 
Valley. 

This City owned property is currently 100% tax exempt, per the Tax Exemption 2020-2024 Bylaw No. 2976, 
2019. However, BC Assessment Authority confirmed the new agreement will result into a change in the 
assessable property value, unless the Club is approved for a 100% permissive tax exemption. 

As the Club has been using the space since 2004 without having to pay property taxes before entering into 
an agreement with the City in 2021, Staff recommends a 100% permissive tax exemption and to include this 
property with the other City owned properties managed by Societies when the current five year bylaw comes 
to term in 2024. 

Tax Roll #1288.004 – Dawn to Dawn Action on Homelessness Society – Affordable/Supportive Housing – #102-
1015 Cumberland Rd 

Dawn to Dawn Action on Homelessness Society is a local not-for-profit that houses Comox Valley residents 
who would otherwise be homeless. Their approach is to use a scattered housing model to house clients 
around the Comox Valley from Union Bay to Comox. Dawn to Dawn provides the accommodation, the clients 
contribute what they can and Dawn to Dawn covers the remaining costs for rent and utilities. The society 
was approved for the last few years for a 40% exemption for the three condos they own within the City of 
Courtenay. The society is now requesting an exemption for this new property purchased in 2020. 

Staff recommend approval of a 40% exemption in keeping with the Permissive Property Tax Exemption 
policy.  

 

Schedule B:  Annual Bylaw – Not for Profit Organizations 

Schedule B exemption recipients are those who have been previously approved in the annual permissive 
exemption bylaw. Updated applications, financial statements and other relevant documentation have been 
reviewed and verified by staff. 

Schedule B provides a detailed list of the 2021 exemption recipients along with the estimated 2022 value of 
the approved exemptions. 

 

Schedule C:  Annual Bylaw – Churches 

While church buildings and the footprint of the buildings receive a statutory exemption from taxation, all of 
the area surrounding the buildings would be taxable unless it is provided with a permissive exemption from 
taxation by Council. The portion of church property used in commercial activities or as a manse/residence is 
not eligible for exemption from taxes. 
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This year, Staff has contacted the various Churches to request confirmation of the property status. No 
changes impacting the tax exemption were communicated for the year 2022.  

Schedule C details the church properties within the City, and the estimated value of the permissive 
exemption for 2022 on the lands surrounding the building. 

 

Schedule D:  Five Year Bylaw – City owned properties managed by Societies 

This schedule details the value of taxation exemption for these properties and is authorized by a five-year 
exemption bylaw Tax Exemption 2020-2024 Bylaw No. 2976, 2019, which expires in 2024.  

A review performed by BC Assessment Authority in 2020 resulted in a significant decrease of the assessed 
value for the property managed by the Courtenay Airpark Society. They considered the zoning, use 
restrictions, OCP designation as park, and proximity to the adjacent wetlands that serve as a bird sanctuary. 
Based on this review, it resulted in a significant reduction in assessed value and amount of permissive tax 
exemption for this property. 

 

Schedule E:  Ten Year Bylaw 

Per Section 224 of the Community Charter, the term of an exemption may not be longer than ten years. The 
Tax Exemption 2012-2021 Bylaw No. 2802, 2014 expires in 2021. 

Properties owned by Island Corridor Foundation - Railway Corridor 

In 2011, the properties owned by the Island Corridor Foundation have been granted a ten year exemption 
from taxation which expires in 2021. The foundation wishes to reapply for a long term exemption for the 
same nine properties. 

Tax Roll #1493.003, 1493.005, 1493.007, 1493.009 Project Watershed Society (Kus-kus-sum properties) 

As the Kus-kus-sum lands were not eligible for a permissive tax exemption until the recent change in 
ownership, Council passed a resolution for the last four years to have the 2018-2021 property taxes funded 
by gaming revenue. With the title now held by Project Watershed pending K’ómoks First Nation and the City 
of Courtenay assuming co-ownership, the following resolution was passed by Council at the June 21, 2021 
Council Meeting regarding current and future year taxation: 
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Following this resolution, the Kus-kus-sum properties listed above are included in the ten year permissive 
property tax exemption bylaw. 

Tax Roll #1566.000 – M’akola Housing Society – Affordable/Supportive Housing – 810 Braidwood Road 

M’akola Housing Society has been approved for a 100% exemption annually since 2019 for their property 
located on Braidwood Road. They provide safe, subsidized housing, affordable rentals, and assisted living for 
those at risk of homelessness, including those who are Indigenous. This facility was completed in 2019 and 
was identified as a top strategic priority of Council during the previous term. The City worked with M’akola 
Housing Society and BC Housing to bring this project to fruition. The Society applied for 2022 and requested 
to be considered for a longer term exemption, which was recommended to Council in 2018 to proceed with 
once the existing 10 year bylaw was up for renewal in 2022. 

Tax Roll #1960.300 - Sandpiper Drive and #2023.014 - Morrison Nature Park - Nature Trust of British Columbia 
- Parkland 
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In the past, the Nature Trust of British Columbia has been granted a 100% exemption annually for those two 
properties which are both dedicated as parkland. They mentioned their interest to be considered for a multi-
year exemption in their application, which staff support. The property of McPhee Meadows, also dedicated 
as parkland, has been included in the five year bylaw as it is a joint ownership between the City of Courtenay 
and Nature Trust. 

Staff recommends approving the properties listed above for a ten year exemption. Schedule E provides a 
detailed list of the properties along with the estimated value of the exemptions for 2022. 

 

FINANCIAL IMPLICATIONS: 

The estimated cumulative value of the municipal portion of the new and grandfathered exemptions for the 
2022 taxation year totals $371,090. This is within the calculated 2022 limit of $526,000 as prescribed in Policy 
1960.01 – Permissive Exemption from Property Taxation. 
 

 
 
It is important to note that any organizations added to the list or any additional percentage provided to 
applicants results in a reduction of revenue available for City operations. 

ADMINISTRATIVE IMPLICATIONS:    

Preparation of the annual tax exemption bylaws for consideration by Council is an annual task undertaken 
by staff in the Financial Services Department.   

Subsequent to Council approval of the above recommended property tax exemptions, the next steps to 
complete include: 

a) Preparation of the required bylaws and providing them to Council for three readings 
b) Arranging for the statutory advertising of the proposed bylaws 
c) Returning the bylaws to Council for final adoption 
d) Preparation of letters of notification to the applicants 
e) Forwarding the bylaws to the BC Assessment Authority no later than October 29, 2021 

Schedule
Bylaw 

Expires
City only

Other 

Authorities
Total

(A) New applications - as per recommendation 8,003$              5,940$         13,942$       

(B) Annual bylaw - Not for profit organizations 2021 151,611$         129,439$     281,050$     

(C) Annual bylaw - Churches, land surrounding the building 2021 16,769$           19,457$       36,226$       

(D)
Five year bylaw - City owned properties managed by 

societies (expires in 2024)
2024 108,385$         80,836$       189,221$     

(E) Ten year bylaw (incl. Kus-kus-sum Lands) 2021 86,322$           74,662$       160,984$     

Total estimated value of exemptions in 2022 371,090$         310,334$     681,424$     

Estimated value of exemptions for consideration for 2022

Grandfathered and Recommended

Recommended
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In an effort to balance the annual workload, Staff wishes to advance the application review process for 2023 
and will be adjusting the application due date from June 15 to May 15 in 2022. Staff will ensure advertising 
and notifications are made well in advance to advice applicants and provide enough time for application 
preparation. Considering more organizations, such as the grandfathered permissive exemptions, for multi-
year exemption could also help reduce the administrative work required to review and compile applications 
annually.  

 

ASSET MANAGEMENT IMPLICATIONS:    

Any increase to the value of permissive property tax exemptions decreases the amount of funding available 
for asset management initiatives. 

STRATEGIC PLAN REFERENCE: 

In preparing the 2022 Permissive Tax Exemption, staff considered Council’s 2019-2022 Strategic Priorities: 

 We focus on organizational and governance excellence 

 Communicate appropriately with our community in all decisions we make 

We proactively plan and invest in our natural and built environment 

 Support social, economic & environmental sustainability solutions 

We actively pursue vibrant economic development  

 Continue to support Arts & Culture 

We support diversity in housing and reasoned land use planning 

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

support 

 Encourage and support housing diversity 

We continually invest in our key relationships 

 Build on our good relations with K’omoks First Nation and practice Reconciliation 

 Consider effective ways to engage with and partner for the health and safety of the community 

 Advocate and cooperate with local and senior governments on regional issues affecting our 

community 

 AREA OF CONTROL: The policy, works and programming matters that fall within Council's jurisdictional authority to act 

 AREA OF INFLUENCE: Matters that fall within shared or agreed jurisdiction between Council and another government or party 

 AREA OF CONCERN: Matters of interest that are outside Council's jurisdictional authority to act 
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OFFICIAL COMMUNITY PLAN REFERENCE:    

Not applicable 

REGIONAL GROWTH STRATEGY REFERENCE: 

Not applicable 

CITIZEN/PUBLIC ENGAGEMENT: 

Pursuant to Section 227 of the Community Charter, statutory notice of the proposed permissive exemption 
bylaws must be published for two consecutive weeks prior to final adoption. 

This is based on the “inform” level of the IAP2 Spectrum of Public Participation adopted as an element of 
Sound Project Design for the Corporate Workplan.  

http://c.ymcdn.com/sites/www.iap2.org/resource/resmgr/imported/IAP2%20Spectrum_vertical.pdf 

 

OPTIONS:    

OPTION 1: That Council approve exemptions for new applicants as recommended in Schedule A;  

That Council direct staff to prepare the applicable bylaws for permissive tax exemption in 
2022 based on the attached schedules A, B, C, D and E; and 
That statutory notice of the proposed permissive exemption bylaws pursuant to Section 227 
of the Community Charter be published for two consecutive weeks prior to final adoption of 
the bylaws (recommended). 
 

OPTION 2: That Council defer endorsing the proposed 2022 permissive tax exemptions for further 
discussion at a later Council meeting. 

  (While Option 2 provides time for further discussion, it also impacts the schedule required 
  for the 2022 permissive tax exemption process. There is a statutory requirement to have 
  the bylaws adopted by October 31st each year in order to take effect for the following  
  taxation year.) 
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Prepared by:      Reviewed by: 

     

Annie Bérard, CPA, CMA, MBA    Jennifer Nelson, CPA, CGA 
Manager of Financial Planning,    Director of Financial Services 
Payroll and Business Performance        
 

Concurrence: 

 

 

Geoff Garbutt, M.Pl., MCIP, RPP 
Chief Administrative Officer 
 

 

Attachments:  

1. Policy #1960.00.01 
2. Schedule A - New Applicants 
3. Schedule B -  Annual Bylaw – Not for Profit Organizations 
4. Schedule C - Churches Properties 
5. Schedule D - Five Year Bylaw – City owned properties managed by Societies 
6. Schedule E - Ten Year Bylaw 
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Section 5 - Finance Policy #  1960.00.01
 
Subject: Permissive Property Tax Exemption Revision # 2  

 

AUTHORIZATION:  Council R16.06/2017 

   

DATE:  August 21,2017 

 

SCOPE: 
 
A permissive tax exemption is a means for Council to support not-for-profit organizations 
within the community which further Council’s objectives of enhancing quality of life 
(economic, social, cultural) and delivering services economically.  A permissive tax exemption 
is strictly at the discretion of the City of Courtenay Council.  After careful consideration of all 
applications Council may approve a full, a partial, or no tax exemption.  The tax exemption may 
vary for the different applicants.  This policy guides identification of organizations meeting 
Council’s objectives. 
 
POLICY 
 
1. Overall Amount 
 

A projected amount of revenue to be foregone by Permissive Tax Exemptions will be set by 
Council annually during the development of the Financial Plan.  This amount will be used to 
calculate the following year’s tax exemption for approved organizations based on the current 
year’s assessment and tax rates.  The actual amount of the exemption may vary according to the 
following year’s assessment and tax rates. 
 
The cumulative estimated value of the exemptions may not exceed 2% of the total tax levy in 
the previous year.  The bylaw for exemptions for any given year must be adopted and submitted 
before any assessment or tax rate information is available for that year.  The 2% amount will 
therefore be calculated based on the previous year’s assessment and tax rate information.  
 
2. Process 
 

Council will consider applications for permissive tax exemptions annually.  Reminder letters to 
re-apply will be mailed annually or as the term of the exemption expires to current tax 
exemption recipients.  In addition, application packages will be available at any time from the 
Municipal Office or on our website at www.courtenay.ca. 
 
Applications must be submitted to the Director of Financial Services, using the prescribed 
application form.  The Director will review the applications for completeness, and arrange 
contact with applicants for additional information as necessary. 
 
Application submissions must include: 

 Copies of audited financial statements for last three (3) years for first time applicants, 
and for the last year for current tax exemption recipients. 
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City of Courtenay Policy Page 2 of 4 
 
Section 5 - Finance Policy #  1960.00.01
 
Subject: Permissive Property Tax Exemption Revision # 2  

 

AUTHORIZATION:  Council R16.06/2017 

   

DATE:  August 21,2017 

 

 Copy of state of title certificate or lease agreement, as applicable. 
 In the case of a lease agreement for premises rather than ownership, documents are 

required which indicate that the applicant will benefit by the exemption. Documents 
should demonstrate that the lease is currently, or will, on approval of the exemption, be 
reduced by the amount of the exemption, or that other considerations will be provided 
by the landlord equivalent to the value of the exemption.  

 Description of programs/services/benefits delivered from the subject 
lands/improvements including participant numbers, volunteer hours, benefiting 
groups/individuals/special needs populations, fees charged for participation 

 Description of any 3rd party use of the subject land/improvements including user group 
names, fees charged conditions of use. 

 Information as to the extent to which the activities of the applicant are regional or local 
(within the City of Courtenay) in nature. 

 Financial information on how the tax exemption amount is put back into the community 
through charitable means or reduced fees paid by the general population of the City of 
Courtenay. 

 Confirmation that the organization’s activities do not compete with any other duly 
licensed business in the Municipality. 

 
The Director of Financial Services will present a summary report of the applications, relative to 
the eligibility criteria, to Council and arrange for delegations to Council by applicants as 
necessary. 
 
3. Criteria 
 

a) Subject Property must be one of: 
 Land and/or improvements owned by the applicant 
 Land and/or improvements leased under an agreement 
 Land and/or improvements ancillary to a statutory exemption under section 

220 of the Community Charter (Statutory Exemptions) 
 

b) Nature of Organization must meet the requirements of Division 7 of the Community 
Charter (Permissive Exemptions) which includes: 

 Non-profit organization 
 Charitable/philanthropic organization 
 Athletic or Service Club/Association 
 Care facility/licensed private hospital 
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City of Courtenay Policy Page 3 of 4 
 
Section 5 - Finance Policy #  1960.00.01
 
Subject: Permissive Property Tax Exemption Revision # 2  

 

AUTHORIZATION:  Council R16.06/2017 

   

DATE:  August 21,2017 

 

 Partner of the municipality by agreement under s. 225 (Partnering, heritage, 
riparian and other special exemption authority) of the Community Charter 

 Other local authority 
 Organization eligible under Section 220 of the Community Charter statutory 

exemption (e.g. place of public worship, cemetery, library, Indian land, 
senior’s homes, hospital, etc.) 

 
c) The applicant organization’s use of the land/improvements must benefit the 
community in one or more of the following ways:  

 provides recreational facilities for public use 
 provides recreation programs to the public 
 provides programs to and/or facilities used by youth, seniors or other special 

needs groups 
 preserves heritage important to the community character 
 preserves an environmentally, ecologically significant area of the community 
 offers cultural or educational programs to the public which promote 

community spirit, cohesiveness and/or tolerance 
 offers services to the public in formal partnership with the municipality 
 [other] 
 

d) All accounts for fees and charges levied by the City of Courtenay to the applicant 
must be current. 

 
4. Duration of Exemption 
 
Eligible organizations may be considered for tax exemptions exceeding one year (to a 
maximum of 10 years) where it is demonstrated that the services/benefits they offer to the 
community are of a duration exceeding one year (i.e. for the period of the tax exemption). 
 
5. Extent, Conditions, and Penalties 
 

a) The following activities and circumstances will be not be considered as eligible for 
exemption by Council.  Exemptions will exclude the portion of land/improvements 
where the following circumstances exist: 
 land/improvements used by the private sector and/or organizations not 

meeting Council’s exemption criteria 
 land/improvements used for commercial or for-profit activities by the not-

for-profit organization 
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City of Courtenay Policy Page 4 of 4 
 
Section 5 - Finance Policy #  1960.00.01
 
Subject: Permissive Property Tax Exemption Revision # 2  

 

AUTHORIZATION:  Council R16.06/2017 

   

DATE:  August 21,2017 

 

 the activities of the organization are not confined to the City of Courtenay. 
Council has designated a maximum exemption of 40% for regional service 
organizations.  This policy will not be applied retroactively, and regional 
service organizations that have previously been approved by bylaw will be 
grandfathered into the exemption bylaw at those prescribed percentages. 

 prescribed grandfathered permissive exemption percentages will not 
change in the event an organization re-locates within the municipality.  
However, a reduction of the exemption shall apply if the nature of the 
services provided by the organization changes at its new location.  

 The applicant already receives grant-in-aid from the municipality and/or 
other sources 

 
b) Council may impose conditions on the exempted land/improvements with the 

applicant organization, including but not limited to: 
 registration of a covenant restricting use of the property 
 an agreement committing the organization to continue a specific 

service/program 
 an agreement committing the organization to have field/facilities open for 

public use for certain times or a total amount of time 
 an agreement committing the organization to offer use of the field/facility to 

certain groups free of charge or at reduced rates 
 an agreement committing the organization to immediately disclose any 

substantial increase in the organization’s revenue or anticipated revenue or 
any change in the status of the property  

 [other] 
 

c) Council may impose penalties on an exempted organization for knowing 
breach of conditions of exemption, including but not limited to: 
 revoking exemption with notice 
 disqualifying any future application for exemption for specific time period 
 requiring repayment of monies equal to the foregone tax revenue 
 [other] 
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SCHEDULE  A

City of Courtenay
New Applications for 2022 consideration City Other Auth. Total

Calculation based on 2021 Assessments and 2021 Rates 1 2.9890     2.9251     5.9141     

2 20.9228   19.6762   40.5990   
6 10.4614   7.6857     18.1471   
8 2.9890     3.6631     6.6521     

Roll # Registered Owner Leasee/Society 
Applying for Exemption Civic Address Use of Property Requested 

Exemption

% of services
to Courtenay 

residents

Community 
Charter Class

2021 
Assessed 

Value

% 
Occupied 

Space
City

 Other 
Authoritie

s 
 Total %  City  

 Other 
Authoritie

s  
 Total  

1376.000
Comox Valley 
Children's Day Care 
Society

Comox Valley Children's 
Day Care Society

1000 Cumberland 
Rd

Licensed group day care for 
children 2.5-5yrs
Has been denied exemption 
in prior years as this is one 
of several for-profit and not-
for-profit daycares within 
Courtenay

100% 95% 224(2)(a) 1 385,000 100% 1,151       1,126       2,277       0% -           -           -           

88.000
Ernst and Delia Von 
Schilling

AVI Health & Community 
Services (formerly AIDS 
Vancouver Island) 
(leasee)

355 6th Street

Office space for AIDS 
Vancouver Island, a non-
profit providing harm 
reduction services, services 
for people living with HIV 
and/or Hepatitis C, and 
education for populations 
with greater exposure to 
HIV and HVC, social 
service organizations and 
other community 
organizations

100% 85% 224(2)(a) 6 232,800 100% 2,435       1,789       4,225       40% 974          716          1,690       

461.050
John Howard Society 
of North Island

John Howard Society of 
North Island

575 10th Street
Services to youth, children, 
and families with diverse 
needs 

100% 66% 224(2)(a) 6 1,297,000 100% 13,568     9,968       23,537     40% 5,427       3,987       9,415       

580.000
Goldfinch Small 
Home Design Ltd

Boys and Girls Club of 
Central Vancouver Island 
(leasee)

877 5th Street

Services to youth, children, 
and families with diverse 
needs. Leasing 27% of 
property

100% 75% 224(2)(a) 6 491,000    27% 1,387       1,019       2,406       100% 1,387       1,019       2,406       

1200.000 City of Courtenay
Comox Valley Canoe 
Racing Club (licensee)

2040 Cliffe 
Avenue

Canoe Racing Club storage 
area

100% 90% 224(2)(a) 8 11,000      100% 33            40            73            100% 33            40            73            

1288.004 Dawn to Dawn Dawn to Dawn
102-1015 
Cumberland Rd

Affordable/Supportive 
Housing

100% 100% 224(2)(a) 1 151,700    100% 453          444          897          40% 181          177          359          

19,028$ 14,387$ 33,414$ 8,003$   5,940$   13,942$ 

2021 Tax Rates

 2022 Property Tax with 100 % 
Exemption (estimated) 

 Recommended 2022 Exemption 
(estimated) 
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SCHEDULE  B
City of Courtenay 2021 Tax Rates

2022 Annual Bylaw, based on 2021 exemptions approved   City Other Auth. Total

Calculation based on 2021 Assessments and 2021 Rates 1 2.9890      2.9251      5.9141      

Removed for 2022 (not reapplying or new location): 6 10.4614    7.6857      18.1471    

112.002 Boys and Girls Club (City of Courtenay) 100% 8 2.9890      3.6631      6.6521      

2016.007 Stepping Stones Recovery House for Women Society (Richard Pizzey) 100%

1038.000 John Howard Society of North Island (Luck's Dental Laboratory Ltd.) 40%

2022 PROPERTY TAXES (estimated)

Roll # Registered Owner / Leasee Civic Address Use of Property

% of services to 
Courtenay 
residents

Community 
Charter

Class

Net 
Assessment 

before 
Exemption

% 
exemption Grandfathered

Exemption 
Assessment City

 Other 
Authorities  Tax Levy 

100% Exemption

49.000 Eureka Support Society 280-4th St
Community facility for adults with mental 
illness

95% 224(2)(a) 6 314,000         100% Grandfathered 314,000 3,285        2,413 5,698        

122.000
Royal Canadian Legion, 
Courtenay Branch (Pacific) No. 17

367 Cliffe Ave
Facility to support veterans, promote 
remembrance, act in service of the 
community

90% 224(2)(a) 6 550,000         100% Grandfathered 550,000 5,754        4,227        9,981        

122.000
Royal Canadian Legion, 
Courtenay Branch (Pacific) No. 17

367 Cliffe Ave
Facility to support veterans, promote 
remembrance, act in service of the 
community

90% 224(2)(a) 8 666,000         100% Grandfathered 666,000 1,991        2,440        4,430        

1650.000
Royal Canadian Legion, 
Courtenay Branch (Pacific) No. 17

101 Island Highway Cenotaph 224(2)(a) 8 43,400          100% Grandfathered 43,400 130           159           289           

169.000
Comox Valley Child Development 
Association

237 - 3rd St Office to serve children with special needs 62% 224(2)(a) 6 1,357,000      100% Grandfathered 1,357,000 14,196      10,429      24,626      

170.002
Comox Valley Transition Society 
(Four Paws Investments LTD)

280 2nd Street
Residential stabilization and supportive 
recovery program for women

75% 224(2)(a) 1 617,000         100%
Council 

Resolution 
Jun26.17

617,000 1,844        1,805        3,649        

348.000 Alano Club of Courtenay 543 - 6th St
Community facility assisting those recovering 
from addictions

90% 224(2)(a) 6 349,000         100% Grandfathered 349,000 3,651        2,682        6,333        

400.000 West Island Capital Corp A1-310 8th Street
Leased to City of Courtenay for IT Office 
Space

100% 224(2)(b) 6 266,000         100% 266,000 2,783        2,044        4,827        

513.000 Old Church Theatre Society 755 Harmston Ave Community theatre majority 224(2)(a) 6 819,000         100% Grandfathered 819,000 8,568        6,295        14,862      

750.020
Comox Valley Recovery Centre 
Society (City of Courtenay)

641 Menzies Ave Residential addiction recovery facility 75% 224(2)(a) 1 1,337,000      100% Grandfathered 1,337,000 3,996        3,911        7,907        

1037.000
Comox Valley Family Services 
Association

1415 Cliffe Ave
Child, youth & family community and victim 
services

90% 224(2)(a) 6 672,000         100% Grandfathered 672,000 7,030        5,165        12,195      

1494.000 Glacier View Lodge Society 2470 Back Road Seniors long-term care 100% 224(2)(j) 1 1,575,000      100% Grandfathered 1,575,000 4,708        4,607        9,315        

1494.010 Glacier View Lodge Society 2470 Back Road Seniors long-term care 100% 224(2)(j) 1 1,571,000      100% Grandfathered 1,571,000 4,696        4,595        9,291        

1494.050 Glacier View Lodge Society 2450 Back Road Seniors long-term care 100% 224(2)(j) 1 9,556,000      100% Grandfathered 9,556,000 28,563      27,952      56,515      

1577.018
Comox Valley Pregnancy Care 
Centre

#4 - 204 Island Hwy N Community resource and peer support centre 97% 224(2)(a) 6 172,300         100% Grandfathered 172,300 1,802        1,324        3,127        

2200.044
Courtenay & District Historical 
Society In Trust

2564 Cumberland Rd Heritage Property 50% 224(2)(a) 1 750,000         100% Grandfathered 750,000 2,242        2,194        4,436        

3200.072
Comox Valley Curling Club 
(CVRD)

4835 Headquarters Rd Curling Club Recreation facility 60% 224(2)(i) 6 1,195,000      100% Grandfathered 1,195,000 12,501      9,184        21,686      

75% Exemption

757.000
Comox Valley Kiwanis Village 
Society

1061 8th Street Housing for low-income seniors 70% 224(2)(a) 1 1,232,000      75% Grandfathered 925,000 2,765        2,706        5,471        

757.001
Comox Valley Kiwanis Village 
Society

1051 8th Street Housing for low-income seniors 70% 224(2)(a) 1 3,365,000      75% Grandfathered 2,524,000 7,544        7,383        14,927      

758.000
Comox Valley Kiwanis Village 
Society

635 Pidcock Ave Housing for low-income seniors 70% 224(2)(a) 1 2,260,000      75% Grandfathered 1,690,000 5,051        4,943        9,995        

1286.045 L'Arche Comox Valley 534 - 19th Street
Supported group home for adults with 
developmental disabilities

100% 224(2)(a) 1 472,500         75% Grandfathered 354,000 1,058        1,035        2,094        
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SCHEDULE  B
City of Courtenay 2021 Tax Rates

2022 Annual Bylaw, based on 2021 exemptions approved   City Other Auth. Total

Calculation based on 2021 Assessments and 2021 Rates 1 2.9890      2.9251      5.9141      

Removed for 2022 (not reapplying or new location): 6 10.4614    7.6857      18.1471    

112.002 Boys and Girls Club (City of Courtenay) 100% 8 2.9890      3.6631      6.6521      

2016.007 Stepping Stones Recovery House for Women Society (Richard Pizzey) 100%

1038.000 John Howard Society of North Island (Luck's Dental Laboratory Ltd.) 40%

2022 PROPERTY TAXES (estimated)

Roll # Registered Owner / Leasee Civic Address Use of Property

% of services to 
Courtenay 
residents

Community 
Charter

Class

Net 
Assessment 

before 
Exemption

% 
exemption Grandfathered

Exemption 
Assessment City

 Other 
Authorities  Tax Levy 

40% Exemption

34.000
Courtenay Elks' Lodge No. 60 of 
the Benevolent and Protective 
Order of Elks Canada Inc.

231 6th Street 
Facility to promote and support community.  
Raises funds for several children and 
community charities

95% 224(2)(e) 6 446,800         40% 178,700 1,869        1,373        3,243        

34.000
Courtenay Elks' Lodge No. 60 of 
the Benevolent and Protective 
Order of Elks Canada Inc.

231 6th Street 
Facility to promote and support community.  
Raises funds for several children and 
community charities

95% 224(2)(e) 8 298,100         40% 119,400 357           437           794           

131.002 Comox Valley Transition Society 356 3rd Street

Fourplex - rental housing at rental rates 
geared to income (property bought with 
assistance of BC Housing, Town of Comox 
and mortgage). Target client group is single 
women and women with children.

75% 224(2)(a) 1 986,000         40% 397,000 1,187        1,161        2,348        

409.000 Comox Valley Transition Society 625 England Ave
Community Offices. Secret Venture Holdings 
Ltd owned by CVTS

75% 224(2)(a) 6 661,500         40% 264,500 2,767        2,033        4,800        

166.000
Comox Valley Child Development 
Association

267 - 3rd Street
1/3 child play area, 2/3 accessible parking 
space for families

60% 224(2)(a) 1 257,000         40% 103,000 308           301           609           

432.000
Community Justice Centre of the 
Comox Valley (leased from 
1124430 BC LTD)

A & C 450 - 8th St

Resolution services & restorative justice. 
Referrals from RCMP, CFB Comox, SD 71, 
VIHA, MCFD, businesses, etc.
Leasing 21.68% of the space

62% 224(2)(a) 6 286,610 40% 114,600 1,199        881           2,080        

459.000
Upper Island Women of Native 
Ancestry

956 Grieve Ave
Office; support worker; early childhood 
development and cultural awareness 
programs

85% 224(2)(a) 1 666,000         40% 266,000 795           778           1,573        

750.100
John Howard Society of North 
Island

994 - 8th Street

Property gifted to John Howard Society from 
St. John the Divine Abbeyfield House Society. 
Now supportive transitional youth housing. 
Property received 75% exemption up to 2018 
for seniors supported living.

66% 224(2)(a) 1 1,373,000      40% 549,000 1,641        1,606        3,247        

1113.000 L'Arche Comox Valley 1465 Grieve Avenue

'I Belong Centre' holding L'Arche Office, the 
Outreach Centre (day programs for adults 
with disabilities) and 6 semi-independent 
community living residential suites. Used 
100% by the L'Arche community, however 
day programs are offered to the public.

95% 224(2)(a) 1 702,000         40% 284,400 850           832           1,682        

1113.000 L'Arche Comox Valley 1465 Grieve Avenue

'I Belong Centre' holding L'Arche Office, the 
Outreach Centre (day programs for adults 
with disabilities) and 6 semi-independent 
community living residential suites. Used 
100% by the L'Arche community, however 
day programs are offered to the public.

95% 224(2)(a) 6 815,000         40% 326,200 3,413        2,507        5,920        
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SCHEDULE  B
City of Courtenay 2021 Tax Rates

2022 Annual Bylaw, based on 2021 exemptions approved   City Other Auth. Total

Calculation based on 2021 Assessments and 2021 Rates 1 2.9890      2.9251      5.9141      

Removed for 2022 (not reapplying or new location): 6 10.4614    7.6857      18.1471    

112.002 Boys and Girls Club (City of Courtenay) 100% 8 2.9890      3.6631      6.6521      

2016.007 Stepping Stones Recovery House for Women Society (Richard Pizzey) 100%

1038.000 John Howard Society of North Island (Luck's Dental Laboratory Ltd.) 40%

2022 PROPERTY TAXES (estimated)

Roll # Registered Owner / Leasee Civic Address Use of Property

% of services to 
Courtenay 
residents

Community 
Charter

Class

Net 
Assessment 

before 
Exemption

% 
exemption Grandfathered

Exemption 
Assessment City

 Other 
Authorities  Tax Levy 

1171.005
Wachiay Friendship Centre 
Society

1625 McPhee Avenue

Provides over 40 free social programs to 
those living in poverty.  Examples include 
legal aid, homeless outreach, literacy 
programs, food bank, senior and elder 
programs, children support.
10% of space is utilized for Wachiay Studio 
and MultiMedia program which run as a 
revenue generating business with the surplus 
funds invested into the Society.  This is 
excluded from exemption as it could compete 
with local business
Total space: 21,000 sf. Excluding Social 
enterprise: 2,000 sf. (9,5%) and  Daycare: 
3,450 sf. (16,4%). Total exempt 26%

70% 224(2)(a) 6 926,500         40% 370,600 3,877        2,848        6,725        

1171.006
Wachiay Friendship Centre 
Society

1679 McPhee Avenue
Parking lot used by Wachiay Friendship 
Centre Society members and staff

70% 224(2)(a) 6 204,980         40% 82,000 858           630           1,488        

1175.034
Dawn to Dawn Action on 
Homelessness Society

13-1520 Piercy Affordable/Supportive Housing 100% 224(2)(a) 1 205,800         40% 82,300 246           241           487           

1224.080
Dawn to Dawn Action on 
Homelessness Society

#17 375 21st Street Affordable/Supportive Housing 100% 224(2)(a) 1 151,400         40% 60,500 181           177           358           

1288.060
Dawn to Dawn Action on 
Homelessness Society

#311 1015 Cumberland 
Road

Affordable/Supportive Housing 100% 224(2)(a) 1 158,500         40% 63,400 190           185           375           

1700.332
The Canadian Red Cross Society 
(leased from 670431 BC LTD)

2683 Moray Avenue, 
Units 10-12

Health Equipment Loan Program (HELP): 
short term loans of basic and advanced 
medical equipment. Office of the Red Cross 
Comox Valley Emergency Management 
Team.
Leasing 25% of the space

75% 224(2)(a) 6 397,850         40% 157,400 1,647        1,210        2,856        

1960.004

Salvation Army Cornerstone 
Community and Family Services 
(leased from Lenco/Norco and 
Fernco Development LTD)

Unit 8, 468 29th Street
Emergency services to community members - 
about 9% of space
(excludes thrift store operations)

80% 224(2)(a) 6 479,750         40% 191,900 2,008        1,475        3,482        

1960.006
Aaron House Ministries (leased 
from Fernco Development Ltd)

2966 Kilpatrick Ave
Christian Worship / Teaching Centre - occupy 
12.7% of property

75% 224(2)(a) 6 600,000         40% 240,000 2,511        1,845        4,355        

2016.006
Stepping Stones Recovery House 
for Women Society (leased from 
Joshua Hope)

1535 Burgess Rd Women's residential recovery program 60% 224(2)(a) 1 410,800         40% 164,800 493           482           975           

2024.009
Habitat for Humanity Vancouver 
Island North Society

1755 - 13th Street

Restore (5,000 sf) and Administration (2,000 
sf) for both Restore (60%) and H4H (40%).
29% of space for Admin office used at 40% 
for H4H = 12% net exemption

100% 224(2)(a) 6 92,750          40% 37,100 388           285           673           

3200.032 Youth for Christ Comox Valley 4729 Headquarters Rd
Youth recreation programs, summer camps, 
retreats, local ministerial meetings…
Occupy 97.5% of property

95% 224(2)(a) 1 561,000         40% 224,400 671           656           1,327        

Total 39,820,540$  31,579,900$  151,611$  129,439$  281,050$  
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SCHEDULE C

City of Courtenay
Annual Bylaw - Church Properties City Other Auth. Total

Calculation based on 2021 Assessments and 2021 Rates 1 2.9890         2.9251         5.9141         
6 10.4614       7.6857         18.1471       
8 2.9890         3.6631         6.6521         

2021 Sec 220
Assessed Statutory Taxable Net Remain % Other

Roll # Registered Owner Civic Address Use of Property Class Value Exemption Residence Assess Exemption City Auth.

143.000 GRACE BAPTIST CHURCH 467 - 4th Street 8 281,200           (214,400)          66,800 100% 200              245              444              

313.100 ANGLICAN SYNOD DIOCESE OF B.C. 579 - 5th Street 8 1,102,000        (787,000)          315,000 100% 942              1,154           2,095           

341.000 ELIM GOSPEL HALL 566 - 5th Street 8 447,000           (255,000)          192,000 100% 574              703              1,277           

342.000 ELIM GOSPEL HALL 576 - 5th Street

used for parking (BCAA to 
change from class 6 to 
class 8 for 2021) 8 121,000           121,000 100% 362              443              805              

342.000 ELIM GOSPEL HALL 576 - 5th Street used for parking 8 126,000           126,000 100% 377              462              838              

346.000 ST. GEORGE'S CHURCH 505 - 6th Street 8 2,021,000        (1,792,000)       229,000 100% 684              839              1,523           

568.000 CENTRAL EVANGELICAL FREE CHURCH 765 McPhee Ave

Rezoned in 2018 from 
Industrial to church and 
assembly hall.  Moved 
from 505 Fitzgerald 6 647,000           (434,000)          213,000 100% 2,228           1,637           3,865           

618.220 RIVER HEIGHTS CHURCH SOCIETY 2201 Robert Lang Drive
residential/commercial 
portion not exempt 8 658,900           (252,600)          (113,300)       293,000 100% 876              1,073           1,949           

1074.050 SALVATION ARMY CANADA WEST 1580,1590 Fitzgerald Ave 8 821,100           (498,100)          323,000 100% 965              1,183           2,149           

1166.000 LUTHERAN CHURCH 771 - 17th Street 8 636,800           (406,800)          230,000 100% 687              843              1,530           

1211.004 VALLEY UNITED PENTACOSTAL CHURCH OF BC 1814 Fitzgerald Avenue 8
489,700           (318,700)          171,000 100% 511              626              1,138           

1524.102 BISHOP OF VICTORIA - CATHOLIC CHURCH 1599 Tunner Drive 8 3,931,200        (3,629,200)       302,000 100% 903              1,106           2,009           

1594.000 KINGDOM HALL OF JEHOVAH WITNESSES 1581 Dingwall Road
church only/residence not 
exempt 8 944,100           (659,300)          (101,800)       183,000 100% 547              670              1,217           

1691.030 SEVENTH DAY ADVENTIST CHURCH 4660 Headquarters 8 391,400           (207,400)          184,000 100% 550              674              1,224           

1691.044 ANGLICAN SYNOD DIOCESE OF B.C. 4634 Island Hwy 8 214,700           (98,700)            116,000 100% 347              425              772              

1691.046 ANGLICAN SYNOD DIOCESE OF B.C. 1514 Dingwall Road Cemetery 8 170,000           170,000 100% 508              623              1,131           

2005.000 LDS CHURCH 1901 - 20th Street 8 893,500           (379,500)          514,000 100% 1,536           1,883           3,419           

2005.000 LDS CHURCH-PRIVATE SCHOOL 1901 - 20th Street
private school (statutory 
exemption) 6 973,000           (973,000)          0 100% -               -               -               

2017.034 FOURSQUARE GOSPEL CHURCH OF CANADA 1640 Burgess Road 8 2,373,000        (1,323,000)       1,050,000 100% 3,138           3,846           6,985           

2200.088 COURTENAY FELLOWSHIP BAPTIST CHURCH 2963 Lake Trail Rd 8 1,510,800        (1,231,800)       279,000 100% 834              1,022           1,856           
18,753,400$    (13,460,500)$  (215,100)$     5,077,800$   16,769$       19,457$       36,226$       

2022 PROPERTY TAXES (estimated)
 

Tax Levy 

2021 Tax Rates

Attachment #4
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SCHEDULE D
City of Courtenay 2021 Tax Rates

5 Year Bylaw - City Owned Properties City Other Auth. Total

Calculation based on 2021 Assessments and 2021 Rates 1 2.9890        2.9251        5.9141        
Bylaw No. 2976, 2019 in effect 2020-2024 6 10.4614      7.6857        18.1471      

8 2.9890        3.6631        6.6521        

Net
Permissive 
Exemption

Community 2021 % Assessed Other
Roll # Registered Owner Civic Address Use of Property Charter Class Assessed Value Exemption Value City Authorities Tax Levy

29.002 City of Courtenay 580 Duncan Ave Arts Centre/Gallery 224(2((b) 6 2,571,000               100% 2,571,000 26,896        19,760        46,656        

63.000 City of Courtenay 442 Cliffe Avenue Sid Williams Theatre 224(2)(b) 6 1,798,000               100% 1,798,000 18,810        13,819        32,628        

113.000 City of Courtenay 207 - 4th St
Courtenay & District 
Museum 224(2)(b) 6 1,704,000               100% 1,704,000 17,826        13,096        30,923        

113.000 City of Courtenay 207 - 4th St
Courtenay & District 
Museum 224(2)(b) 8 420,000                  100% 420,000 1,255          1,539          2,794          

261.006
City of Courtenay/     
Nature Trust of BC

559 3rd Street McPhee Meadows

224(2)(b)

1

543,000                  100% 543,000 1,623          1,588          3,211          

1200.000 City of Courtenay 2040 Cliffe Ave
Courtenay Marina 
Society 224(2)(b) 6 1,026,000               100% 1,026,000 10,733        7,886          18,619        

1200.000 City of Courtenay 2040 Cliffe Ave
Courtenay Marina 
Society 224(2)(b) 8 134,000                  100% 134,000 401             491             891             

1941.000 City of Courtenay 100 - 20th St
Courtenay Airpark 
Society 224(2)(b) 6 2,948,000               100% 2,948,000 30,840        22,657        53,498        

11,144,000$           11,144,000$   108,385$    80,836$      189,221$    

 2022 PROPERTY TAXES (estimated) 

Attachment #5
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SCHEDULE E

City of Courtenay
10 Year Bylaw City Other Auth. Total

Calculation based on 2021 Assessments and 2021 Rates 1 2.9890        2.9251        5.9141        

Current Bylaw in effect 2012-2021.  Bylaw No. 2802, 2014 (Island Corridor Foundation only) 2 20.9228      19.6762      40.5990      
New Bylaw in effect 2022-2031 6 10.4614      7.6857        18.1471      

8 2.9890        3.6631        6.6521        

Net Assessed 
Community 2021 % Value of Other

Roll # Registered Owner Civic Address Use of Property Charter Class Assessment Exemption Exemption City Authorities Tax Levy

467.000 Island Corridor Foundation Railway corridor 224(2)(a) 2 47,900           100% 47,900 1,002          942             1,945          

467.100 Island Corridor Foundation Railway corridor 224(2)(a) 2 10,200           100% 10,200 213             201             414             

613.100 Island Corridor Foundation Railway corridor 224(2)(a) 2 8,400             100% 8,400 176             165             341             

1012.205 Island Corridor Foundation
South Courtenay 
Boundary Extension 2013

Railway corridor 224(2)(a) 2 339,300         100% 339,300 7,099          6,676          13,775        

2154.000 Island Corridor Foundation Cumberland Road Railway corridor 224(2)(a) 2 401,400         100% 401,400 8,398          7,898          16,296        

2154.001 Island Corridor Foundation Cumberland Road Railway corridor 224(2)(a) 6 8,400             100% 8,400 88               65               152             

2154.003 Island Corridor Foundation Menzies Avenue Railway corridor 224(2)(a) 6 261,000         100% 261,000 2,730          2,006          4,736          

2154.013 Island Corridor Foundation Cumberland Road Railway corridor / Train Station 224(2)(a) 2 3,900             100% 3,900 82               77               158             

2154.013 Island Corridor Foundation Cumberland Road Railway corridor / Train Station 224(2)(a) 6 378,900         100% 378,900 3,964          2,912          6,876          

1493.003 Project Watershed Society 1901 Comox Road Kus-kus-sum Property 224(2)(a) 6 1,178,000       100% 1,178,000 12,324        9,054          21,377        

1493.005 Project Watershed Society 1901 Comox Road Kus-kus-sum Property 224(2)(a) 6 196,000         100% 196,000 2,050          1,506          3,557          

1493.007 Project Watershed Society 1901 Comox Road Kus-kus-sum Property 224(2)(a) 6 738,000         100% 738,000 7,721          5,672          13,393        

1493.009 Project Watershed Society 1901 Comox Road Kus-kus-sum Property 224(2)(a) 6 1,569,000       100% 1,569,000 16,414        12,059        28,473        

1566.000 M'akola Housing Society 810 Braidwood Road Affordable / Supportive Housing 224(2)(a) 1 5,500,000       100% 5,500,000 16,440        16,088        32,528        

1960.300
The Nature Trust of  
British Columbia

Sandpiper Drive

Parkland - Was exempt in past 
years as ownership was incorrectly 
coded as Provincial lands by BCAA, 
corrected and re categorized by 
BCAA for 2013 and no longer 
receives "statutory exemption"

224(2)(a) 8 1,792,000       100% 1,792,000 5,356          6,564          11,921        

2023.014
The Nature Trust of  
British Columbia

656 Arden Road Morrison Nature Park 224(2)(a) 8 758,000         100% 758,000 2,266          2,777          5,042          

13,190,400$   13,190,400$   86,322$      74,662$      160,984$    

2021 Tax Rates

2022 PROPERTY TAXES (estimated)
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City of Courtenay  
830 Cliffe Ave   
Courtenay, BC V9N 2J7  

 
August 24, 2021 
 
Re: Connect Extension  

 
Dear City of Courtenay Mayor and Council,   

We are writing on behalf of the Comox Valley Coalition to End Homelessness (Coalition) and the Comox 
Valley Transition Society who operates Connect on behalf of the Coalition to End Homelessness. We are 
writing to request an extension of the License to Occupy 685 Cliffe Ave for the operation of the Connect 
program. The current license to occupy expires on Oct. 5th, 2021. We are asking for an extension to Oct 
31, 2022 with an opportunity for further extension beyond that date. In addition, we seek the support and 
approval for implementation and expansion of the overnight shelter bed/mat program. 

The Comox Valley recently received the exciting news that our community was successful with our 
Strengthening Communities grant application. The Strengthening Communities’ Services Program aims 
to support unsheltered homeless populations and to address related community impacts collaboratively 
between local government and non-profit organizations.  

We are grateful to have been awarded the Strengthening Communities grant and to have the opportunity 
to the expand the hours at Connect, staff the shower program and reinstate the additional shelter mats for 
the 12 month period.  

Connect provides support services and meets a variety of practical needs the unsheltered members of 
our community have. Connect has also been an important place for clients to access primary health care, 
addictions medicine, as well as the ACT and ICMT supports.  Please see the attached data collection 
report that demonstrates the numbers of interactions and the types of supports that are being provided. 
The grant provides for the expansion of hours at Connect.; 7 days a week from 7am to 5:30pm. To move 
forward with the implementation of the grant and its deliverables we need the support and approval for 
the extension of the License to Occupy 685 Cliffe Ave.   

The Strengthening Community grant also provides funding to operate and staff additional shelter 
beds/mats and we are seeking approval to resume operation of the shelter spaces at Connect. The need 
in our community for shelter as a step towards housing is great. Between April and June there were 1003 
bed nights. This does not account for the numerous turn aways each night.  The shelter beds at Connect 
will eliminate a number of encampments, reduces crime and will reduce the City’s clean up costs, while 
increasing safety and connection to supports and housing opportunities for those who are unsheltered in 
our community. 

In addition to the Strengthening Communities Grant, this week BC Housing reached out to CVTS with 
regards to our interest in initiating the EWR program for 2021-2022. Between Feb 12th and March 31st, 69 
distinct individuals sheltered overnight from wet and cold weather at Connect. We are also requesting that 
the Connect space expand to the entire building so that more individuals can be accommodated through 
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the winter, CVTS will work collaboratively with the City of ensure risks are mitigated and we build capacity 
to meet the demands for shelter both in the temperate months and the cold wet days of winter. 

Being able to provide day and night services has made a significant impact on the well-being of those 
using the services. Staff have been able to build positive relationships with clients, in a safe and 
secure place while providing food and other life necessities. At these programs’, day program, 
showers and mat program, clients receive medical care, access to housing and other supportive 
services either directly at Connect or through other partnering agencies.  Connect continues to have 
a positive impact in our community and we are excited to have the opportunity to expand these 
services while we work collaboratively with local and provincial governments and the community to 
develop more permanent solutions that will address the crisis we have in our community. 

The Coalition and CVTS extend our sincere gratitude to the City of Courtenay council and staff for all 
your support of these essential services that keep our community’s most vulnerable safe and connected.  

Please feel free to contact us with any questions.  

In gratitude, 

 
Angela Fletcher      Heather Ney 
Coordinator- CV Coalition to End Homelessness  Executive Director – CV Transition Society 
 
www.cvhousing.com     cvts.ca  
comoxvalleyhousing@gmail.com   director@cvts.ca 
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THE CORPORATION OF THE CITY OF COURTENAY 

 

BYLAW NO. 3017 

 

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. 3017, 2021”. 

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

 

(b) Amending Division 8 – Classification of Zones through the addition of:  

 

Part 58 – Comprehensive Development Thirty Two Zone (CD-32) 801 Ryan Road as 

attached in Attachment A. 

 

(c) by rezoning Lot 1, Section 14, Comox District, Plan 27905 Except Parts in Plans 38112 

and VIP 53727 (801 Ryan Road) as shown in bold outline on Attachment B which is 

attached hereto and forms part of this bylaw, from Commercial One A Zone (C1-A) to 

Comprehensive Development Zone Thirty Two Zone (CD-32). 

  

 (d) That Schedule No. 8, Zoning Map be amended accordingly. 

 

3.   This bylaw shall come into effect upon final adoption hereof.  

 

Read a first time this    day of  , 2021 

 

Read a second time this   day of  , 2021 

 

Considered at a Public Hearing this   day of  , 2021 

 

Read a third time this    day of  , 2021 

 

Finally passed and adopted this  day of  , 2021 

 

             

Mayor       Corporate Officer 

 
 

Approved under S.52 (3) (a) of the Transportation Act 

 

                                                             

Tallina McRae, Development Services Officer 

Ministry of Transportation and Infrastructure 

Vancouver Island District 
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Attachment A 
 

Part 58 – Comprehensive Development Thirty Two Zone (CD-32)  

(801 Ryan Road) 
 
8.54.1 Intent  

 

The CD-32 Zone is intended to accommodate a rental apartment development on the property 

legally described as Lot 1, Section 14, Comox District, Plan 27905 Except Parts in Plans 

38112 and VIP 53727. The property shall be developed substantially in accordance with 

Schedules A and B which form part of this zone. 

 

8.54.2 Permitted Uses 

 

The following uses are permitted and all other uses are prohibited except as otherwise noted in this 

bylaw: 

 

1. Rental Apartment  

8.54.3 Lot Coverage  
 

A lot shall not be covered by buildings to a greater extent than 30% of the total area of the lot. 

 

8.54.4 Floor Area Ratio 

 
The maximum floor area ratio shall not exceed 1.25. 

 

8.54.5 Minimum Lot Size  
 

A lot shall have an area of not less than 2.0 hectares. 

 

8.54.6 Setbacks 
 

Except where otherwise specified in this bylaw the following minimum building setbacks shall apply: 

 

(1) Front Yard (interpreted as the yard adjacent to the northwest property line):   7.5m  

 

(2) Rear Yard (interpreted as the yard adjacent to the southeast property line):   6.0m  

 

(3) Side Yard (interpreted as all other yards): 3.0m  

Notwithstanding the required front, rear, and side yard setbacks specified above, roof overhangs and decks 

may extend up to 0.6m into the required setback. 

 

8.54.7 Height of Buildings 

 
Maximum building height shall be 17.5m and in accordance with Schedule B.   
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Notwithstanding the maximum height specified above, roof projections, elevator shafts and mechanical 

equipment may project beyond 17.5m. 

 

 

8.54.9 Usable Open Space  

 
A minimum of 20m² of useable open space must be provided per unit as shown in Schedule B. For clarity 

this includes common outdoor areas and private balconies or patios. 

 

 

8.54.10 Accessory Structures 

 
Shall not be permitted except for bike storage structures and sheds 

 

 

8.54.11 Off-Street Parking and Loading  

 
Off-street parking shall be provided and maintained in accordance with the requirements of Division 7 of 

this bylaw except: 

 

(1) For Rental Apartment uses parking shall be provided at a rate of 1.25 parking spaces per dwelling 

unit inclusive of visitor parking; 

(2) Bicycle parking facilities must be provided at a rate of one covered, secure stall per unit. 

8.54.12 Fencing  

 

The maximum height of fencing along the side property line (southwest property line) is 4.0m.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Page 333 of 350



 

 4 

SCHEDULE A 
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SCHEDULE B 

 

 

Page 335 of 350



 

 6 

 

Page 336 of 350



 

 7 

 
 

Page 337 of 350



 

 8 

 

Page 338 of 350



 

 9 

 

Page 339 of 350



 

 10 

 

Attachment B 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 
Subject Property Map 
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THE CORPORATION OF THE CITY OF COURTENAY 

 

BYLAW NO. 3030 

 

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. 3030, 2021”. 
 

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

(a) Amending Division 8 – Classification of Zones through the addition of:  
 

Part 53 – Comprehensive Development Twenty-Six A Zone (CD-26A) 3040 Kilpatrick 

Avenue as attached in Attachment A. 
 

(c) by rezoning Lot 1, Section 67, Comox District, Plan EPP79267 Except Air Space Plan 

EPP81977 (3040 Kilpatrick Ave.) as shown in bold outline on Attachment B which is 

attached hereto and forms part of this bylaw, from Comprehensive Development Zone 

Twenty-Six (CD-26) to Comprehensive Development Zone Twenty-Six A (CD-26A). 
  

 (d) That Schedule No. 8, Zoning Map be amended accordingly. 
 

3.   This bylaw shall come into effect upon final adoption hereof.  
 

Read a first time this    day of  , 2021 
 

Read a second time this   day of  , 2021 
 

Considered at a Public Hearing this   day of  , 2021 
 

Read a third time this    day of  , 2021 
 

Finally passed and adopted this  day of  , 2021 

 

 

             

Mayor       Corporate Officer 
 

 
Approved under S.52(3)(a) of the Transportation Act 
 

 
       
Tallina McRae, Development Services Officer  

Ministry of Transportation and Infrastructure  
Vancouver Island District 
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Attachment A 
 

Part 53 - Comprehensive Development Twenty-Six A Zone (CD- 26A)  

(3040 Kilpatrick Ave.) 
 

8.53.13 Intent  
  

The CD-26A Zone is intended to accommodate a multi residential development on the property 

legally described as Lot 1, Section 67, Comox District, Plan EPP79267 Except Air Space Plan 

EPP81977. This property shall be developed substantially in accordance with Schedules A, B, and 

C, which form part of this zone 

 

8.53.14 Permitted Uses 
 

The following uses are permitted and all other uses are prohibited except as otherwise noted in this 

bylaw: 

 

(1) Multi Residential 

(2) Home Occupation 

 

8.53.15 Lot Coverage  
 

A lot shall not be covered by buildings to a greater extent than 20% of the total area of the lot 

 

8.53.16 Floor Area Ratio 
 

The maximum floor area ratio shall not exceed 0.82 

 

8.53.17 Minimum Lot Size  
 

A lot shall have an area of not less than 0.40 hectares 

 

8.53.18 Minimum Lot Frontage  
 

A lot shall have a frontage of not less than 60.0 m 

 

8.53.19 Setbacks 
 

Except where otherwise specified in this bylaw the following minimum building setbacks 

shall apply: 

 

(1) Front Yard: 8.0 m for that portion of a building with a height less than 11.5 m and for railings 

above and affixed to said portion 

20.5 m for that portion of a building with a height greater than 11.5 m 

Despite the required front yard setbacks above, architectural fence details may 

project into the front yard setback up to 2.0 m with a height up to 2.0 m  

 

(2) Rear Yard:  18.0 m except for underground parking structures which shall be at least 14.0 m  
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(3) Side Yard:  9.5 m north side 

13.5 m south side  

 

8.53.20 Height of Buildings 

 
Maximum building height shall be in accordance with Schedule B and includes the elevator and 

roof top mechanical systems. Maximum building height is 15.0 m to roof parapet and 17.0 m to top 

of elevator measured from curb height. For clarity, the curb height is determined as the average 

curb height along the lot frontage 

 

8.53.21 Useable Open Space  

 
Useable open space must be provided and include at minimum: 

 

(1) 70 m2 play area as shown is Schedule A                                  

(2) 250 m2 rooftop amenity area                                                       

(3) Patios or balconies for averaging 9 m2 per unit, with a minimum size of 4.5 m2 

 

8.53.22 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) 52 parking spaces shall be provided for 41 dwelling units on the property and corresponding 

visitor parking 

(2) 33 parking spaces shall be provided for 3080 Kilpatrick Avenue commercial and residential 

use 

(3) Minimum parking stall dimensions are 2.6 m in width and 5.5 m in length for standard stalls 

(4) Minimum aisle width in the underground parking structure can be reduced to 6.7 m in 

accordance with Schedule C  

(5) Minimum additional space for parking spaces and manoeuvring aisles where abutting a wall 

or building can be reduced in accordance with Schedule C 

(6) No more than 25% of parking spaces can be designated as small car parking spaces 

(7) Bicycle parking facilities must be provided at a rate of one secure stall per unit 

 

8.53.23 Landscaping and Screening  

 
In addition to the Landscape Requirements identified in Part 14 of this bylaw, the following landscape 

requirements shall be met: 

 

(1) A landscaped area of not less than 4.0 m in width shall be provided inside all property lines 

adjoining residential use and public parkland except reduced widths shown in Schedule A 

(2) Where a lot in this zone adjoins a street, a landscaped area of at least 7.5 m in width 

extending along the entire frontage of the property shall be provided inside the property line 

except reduced widths shown in Schedule A 

(3) Storage areas, garbage and recycling containers shall be screened and gated to a minimum 

height of 2 m by a landscaping screen or solid decorative fence or a combination thereof.   
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Schedule A 

Note: Please refer to full size drawings in file 3360-20-2102 
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Schedule B 

Note: Please refer to full size drawings in file 3360-20-2102 

 

 

28 m 

30.12 m 
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Schedule C 

Note: Please refer to full size drawings in file 3360-20-2102 

 

Page 346 of 350



Attachment B 
  

 
 
 
 
 
 
 

Page 347 of 350



Page 348 of 350



 1 

THE CORPORATION OF THE CITY OF COURTENAY 

 

BYLAW NO. 3031 

 

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. 3031, 2021”. 

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

(a)  by rezoning Lot 7, Section 14, Comox District, Plan 28412 (815 Williams Road), as shown 

in bold outline on Attachment A which is attached hereto and forms part of this bylaw, 

from Residential One Zone (R-1) to Residential One S Zone (R-1S); and 

 

(b) That Schedule No. 8, Zoning Map be amended accordingly. 

 

3.   This bylaw shall come into effect upon final adoption hereof.  

 

Read a first time this 19th day of July, 2021 

 

Read a second time this 19th day of July, 2021 

 

Public Hearing waived this 19th day of July, 2021 (pursuant to Section 464 (2) of the Local 

Government Act) 

 

Public Hearing notice of waiver published in two editions of the Comox Valley Record on the 25th 

day of August, 2021 and the 1st day of September, 2021 (pursuant to Section 467 of the Local 

Government Act) 

 

Read a third time this    day of  , 2021 

 

Finally passed and adopted this  day of  , 2021 

 

 

             

Mayor       Corporate Officer 

 

 

Approved under S.52(3)(a) of the Transportation Act 

 

 

        

Tallina McRae, Development Services Officer  

Ministry of Transportation and Infrastructure  

Vancouver Island District 
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THE CITY OF COURTENAY 
ATTACHMENT “A” 

Part of Bylaw No. 3031, 2021 

Amendment to the  

Zoning Bylaw No. 2500, 2007 
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