
 
 
THE CORPORATION OF THE CITY OF COURTENAY 

MEMORANDUM 
 

To:  Rob Roycroft, Interim Director of Development Services File No.:  3060-20-2208 
From: Mike Grimsrud, Planner II  Date: March 2, 2023  
Subject:  Application for Development Permit at 4625 Madrona Place 

PURPOSE: 

To consider the issuance of an Industrial development permit for a warehouse/wholesale building supply 
store.     

BACKGROUND: 

The subject property is 6,037 m² (1.5 ac.) in area and zoned Industrial Two Zone (I-2), legally described as 
Lot B, District Lot 236, Comox District, Plan VIP85381. It is currently used as an equipment storage yard and 
has no buildings and minimal landscaping including one tree in the eastern corner which is to be retained. 
It has street access on both Madrona Place and Waters Place. It borders light industrial uses to the 
northwest; single detached residential to the northeast; utility facilities to the southeast, mostly across 
Waters Place; and an undeveloped property to the southwest zoned Multi Use Five Zone that permits 
residential, commercial and industrial uses.  

City statutory rights of way on the southeast and southwest property lines for water, sewer, and drainage 
are pictured below along with a BC Hydro SRW the southwest related to overhead power lines. On the 
southwest the City has signed to discharge the SRW and BC Hydro has approved the plan, and the 1 m City 
SRW strip on the southeast does not conflict with plans, including civil plans which are acceptable to 
Subdivision and Development Servicing. 

Figure 1: Subject Property Location and Context  

The proposal is to construct a 1,581 m2 (17,012 ft2) single-storey building that complies with all zoning 
requirements and is subject to Industrial Development Permit Area guidelines from OCP Bylaw No. 2387, 
2005. These guidelines can be found in Schedule 3 of the attached permit. The application was made in April 
2022, before the July 25th adoption of new Industrial Development Permit Area guidelines.  
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DISCUSSION: 
 

Official Community Plan and Industrial Development Permit Area Guidelines  
 

The subject property was designated as Industrial in the OCP at time of application. The Industrial land use 
designation supports the continuation of existing industrial areas within the City and encourages industrial 
development as a means of diversifying the economy (OCP Bylaw 2387, 2005, Policy 4.3.2). The intent of the 
Industrial Development Permit Area guidelines is to ensure that buildings are compatible with surrounding 
land uses and to ensure developments have attractive appearances and streetscapes. The development 
permit guidelines also address the siting of buildings, landscaping, lighting and parking.  

The new OCP, Bylaw 3070, 2022, General Land Use Policy 7 further underscores the need to promote 
compatibility between land adjacent industrial and residential land uses and minimize negative impacts. The 
current land use designation, Town Centre, does not list industrial as a permitted class of use, though it does 
permit commercial, a class that could fit the proposed development. The application was made and was 
nearly completed under the previous OCP – delayed by new civil design requirements that came about while 
the application was in-stream – so it is considered primarily as such, but it is noted that it also fits within new 
OCP land use better than does the existing equipment storage yard.   

 
Figure 2: Site Plan 
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Form and Character and Compatibility with Surrounding Uses 
The building form is boxy, though less so than other nearby industrial buildings through some front and 
rear horizontal articulation, for efficient use of space. It adds visual interest through graphics, most notably 
on the northeast side facing residences, and southwest side glazing. The roof is flat to minimize total height 
and massing and match other industrial buildings on Madrona Place. The building provides noise screening 
for residential neighbours from parking and loading, supplemented by a 2.0 m high concrete noise barrier 
wall near the property’s western corner. The building is not stepped down toward neighbours but is only 
2/3 the zone’s permitted height. Fencing exists along all property lines and is not screened; the application 
would leave most fencing in place – aside from moving the southwest fence closer to the property line – 
but add landscaping on the subject property side, where it can be accessed more easily for maintenance, 
improving the overall look. Plans and elevations are included in Attachment No. 1, Schedule No. 1. 

 
Figure 2: Elevations 
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Siting, Landscaping and Screening 
A detailed landscape plan has been provided by Mystic Woods Landscape Design and approved by Alison 
Mewett, BCSLA March 31, 2022, detailing tree, shrub and groundcover planting species, size and location 
(Attachment No. 1, Schedule No. 2). Also in the same schedule is a January 24, 2023 email from Alison 
Mewett specifying additional groundcover to accommodate grade changes brought about through civil plan 
review. The building is sited to the northeast, with parking and loading to the southwest, shielding noise 
from residential neighbours. Perimeter landscaping provides screening and although no tree cutting is 
needed replanting exceeds the Tree Density Target. The southwest property line sees shrubs that can grow 
to over 2 m to balance screening and power line avoidance priorities. All required landscape buffers are met; 
a 7.5 m width requirement along a small portion of the rear property line will be supplemented with hard 
landscaping such as stamped concrete or pavers outside a warehouse door, parallel the institutional utility 
property at 110 Water Place. Underground irrigation will be provided.  
 

 
Figure 3: Landscape Plan 
 
Signage, Lighting and Parking 
Any signage will be considered under a separate sign permit application. As a condition of the permit, and in 
alignment with the guideline and the City’s Dark Skies Policy, all outdoor lighting must be Full-Cut Off/Flat 
Lens. Parking provision is summarized on the zoning compliance table below. Parking areas are broken up in 
sections of 2-9 spaces with landscape screening. Vehicle movement is pictured in Schedule No. 1 plans, with 
the main access off Madrona Pl and a secondary access for loading off Waters Pl; minimal foot or bicycle 
traffic is expected given the wholesale/warehousing use but 4 class I bicycle parking spaces are provided 
between the front door and the Madrona Pl site entrance. 
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Zoning Compliance 

The development permit submission complies with all I-2 requirements as well as parking specifications as 
summarized below:  

Table 1: Zoning Compliance 
 Industrial Two Zone (I-2) Proposal 
Use  Includes Building supply store Building supply store 
Lot Coverage  60% 26% 
Front Yard Setback 7.5 m  8.3 m 
Rear Yard Setback 4.5 m 8.8 m  
Side Yard Setback 0 m except where adjoining residential 

zone: 6.0 m for 1-storey bldg.; 7.5 m 
for 2-storey bldg. 

53.5 m SW side; 7.6 m NE side 
 

Building Height  15.0 m 9.8 m  
Parking Stalls 1 per 90 m2 warehouse area + 

1 per 2 employees + 
1 per 35 m2 retail area + 
1 per company vehicle 

14 for 1179.5 m2 warehouse area + 
5 for 10 staff + 
6 for 211.4 m2 retail area + 
0 for 0 company vehicles = 25 

Parking Min. W, L 2.75 m,  5.5 m 2.75 m,  5.5 m 
Parking Aisle Min 
Width 

7.2 m 8.9 m 

Small Space Max. 10% 4% 
Loading Stalls 1 per 1,850 m2 floor space  3 for 1,581 m2 floor space 
H/C Parking 1 for 21-86 required or provided stalls 1 for 25 stalls 
Bike Parking No requirement for use type 4 class I  
Landscape Buffer  3.0 m; 

7.5 m adjoining residential / 
institutional use; 
6.0 m adjoining street 

3.0 m SW along undeveloped MU-5 
property;  7.5 m NE adjoining 
residential, SE adjoining institutional; 
7.5 m front, 6.1 m rear 

Loading and Refuse 
Screening 

2.0 m height fence and/or landscaping 2.0 m + screening for loading and 
refuse through landscape buffer trees 
(when grown); fenced gated refuse 
area within landscape buffer 

Recommended Action: 

That DP 2208 be approved. 
 

Prepared by:         Reviewed by:       Approved by:   

     
   
                     _____________________    _____________________  

Mike Grimsrud                              for Nancy Gothard, RPP, MCIP                  Rob Roycroft, RPP, MCIP 
Planner 2                              Acting Manager of Development            Interim Director of Development                         
                        Planning                                                       Services 
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Attachments: 

1. Attachment No. 1: Draft Development Permit No. 2208 
2. Attachment No. 2: Applicant’s Written Summary  
3. Attachment No. 3: Additional Materials  
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 THE CORPORATION OF THE CITY OF COURTENAY 
   
 
Permit No. DP 2208 

 
DEVELOPMENT PERMIT 

March 2, 2023 
 
To issue a Development Permit  
 
To: 

Name:   Top of the Hill Holdings Ltd, Inc. No. BC0841027   

Address:  4635A Madrona Place  
Courtenay, BC  

     V9N 9E7 
   

Property to which permit refers: 

Legal:  Lot B, Section 67, District Lot 236, Comox District, Plan VIP85381 

Civic:   4625 Madrona Place  
 
Conditions of Permit:  

Permit issued to permit the development of a single-storey warehouse/wholesale building supply store 
subject to the following conditions: 

1. The development shall be substantially consistent with plans and elevations as shown in 
Schedule No. 1, by Sash Developments, dated April 4, 2022, and parking revision dated July 
6, 2022, including graphics pictured to break up large wall expanses and a 2.0 m high concrete 
noise barrier wall to dampen truck loading sound for neighbouring residential property;   

2. The development shall be substantially consistent with the landscape architectural plans as 
shown in Schedule No. 2, by Mystic Woods Landscape Design and sealed by Alison Mewett, 
BCLSA March 31, 2022, as supplemented by the included January 24, 2023 Alison Mewett 
email and as annotated by City staff; 

3. Submission of landscape security in the amount of $103,231.25 ($82,585 x 125%) is required 
to be paid at the time of building permit application, as contained in Schedule No. 3, by 
Mystic Woods Landscape Design and sealed by Alison Mewett, BCLSA, dated March 31, 
2022; 

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

5. The minimum depth of topsoil or amended organic soil on all landscaped areas is to be 450 
mm for shrubs, 300 mm for groundcover and grass, and 300 mm around and below the root 
ball for trees; 

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

7. A sign permit shall be obtained prior to any signage being installed on the property;  

8. The development shall meet all other applicable requirements, standards and guidelines; and 



 

9. No alterations or amendments shall be made without the City’s permission. If any 
amendments are required, the applicant shall apply for either an amendment to the 
development permit or obtain a new development permit.  

Time Schedule of Development and Lapse of Permit 

That if the permit holder has not substantially commenced the construction authorized by this permit within 
(12) months after the date it was issued, the permit lapses. 
 
 
 
 3/2/2023            
Date       Interim Director of Development Services 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 

Schedule No. 1 – Plans & Elevations 
 
 
 
 
 
  
 
 
 
 
 
     
 

    
 
 
 
 
 
 
  



 

 



 

 



 

 



 

 



 

 



 

 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Schedule No. 2 – Landscape Plans 
 
 
 
 
 
 
 
 
 
 
 
 
 

     
 
 
 
 
 
 
 



 

 

Staff Note: Hard 
landscaping such as 
stamped concrete or 
pavers in dashed area 



 



 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Schedule No. 3 – Landscape Cost Estimate 
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Attachment No. 2: Applicant’s Written Summary 
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Attachment No. 3: Additional Materials 
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Staff Note: Referenced guidelines listed below 
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