
 

THE CORPORATION OF THE CITY OF COURTENAY 

MEMORANDUM 
 

       

To:  Geoff Garbutt, Chief Administrative Officer File No.:  3360-20-2116 
From: Dana Beatson, Planner II-Development Planning  Date: December 17, 2021  
Subject:  Application for a Development Permit at 2700 Mission Road (Lot 2, Phase 2) 

PURPOSE: 

To consider the issuance of a form and character development permit for a 28 unit multi-family development 
(Phase 2).     

BACKGROUND: 

Bylaw amendments to redesignate and rezone the subject property were completed in May 2021.  
Subsequently, the owner applied to subdivide the property into three lots (Figure 2.).   A form and character 
development permit for a 40 unit multi-family rental building on proposed Lot 1 (Phase 1) was approved by 
the City in late October 2021.  

The owner is now applying for a form and character development permit for a 28 unit townhome 
development on proposed Lot 2 (Figure No. 1).  As a condition of rezoning, a covenant was registered which 
specifies several design and layout requirements for future development as detailed below. 

Proposed Lot 2 is 8,204m² in size, is designated Multi Residential and is zoned Residential Four (R-4).  Lot 2 
is accessed through a cross access agreement that will be registered as part of the subdivision which allows 
the three proposed lots to utilize the two access points on Veterans Memorial Parkway (VMP) and Mission 
Road.   

 
Figure 1: 2700 Mission Road Subject Property (shown outlined in red) with Proposed Lot 2 (shown outlined in green) 
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Figure 2: 2700 Mission Road Proposed Subdivision Plan (Lots 1, 2, 3) 
 

DISCUSSION:  
 
Covenant Compliance  
A covenant was registered as a condition of rezoning which specified several requirements for the 
development.  Only one of the conditions impacts the development permit for Lot 2, which pertains to the 
height of the buildings.  As specified, buildings on this lot cannot exceed a height of two storeys. The proposal 
meets this requirement. 
 
The covenant also details the construction of a playground and park facility.  While this is adjacent to the 
proposed development it is not part of this development permit; rather, security was required through the 
zoning process which requires the park be developed in conjunction with the overall site servicing, access 
and road construction.    
 
Zoning Compliance 
The development permit submission is nearly identical to the plans submitted during the rezoning process 
and comply with the R-4 zone regulations, as summarized below.  Setbacks are listed based on the proposed 
subdivision lot lines with the parent parcel setbacks referenced in brackets:  
 
Table No. 1: Zoning Comparison  

 R-4 Zone   Proposal 
 

Density  0.70 FSR 0.47 FSR  

Front Yard Setback (Mission Road) 7.5m 7.5m  
(7.5m) *setback to parent parcel 

Rear Yard Setback  9.0m 9.0m  
(85.4m) *setback to parent parcel 

Side Yard Setback (Cascara Crescent) 4.5m 4.5m  

Side Yard Setback (VMP)  4.5m  4.5m  
(38.1m) *setback to parent parcel 

Height of Building 9.0m 7.8m 

Parking stalls 1.5 stalls/unit (42 stalls)  56 stalls 
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The development complies with the regulations in the R-4 zone.  The proposal shows 56 parking stalls when 
only 42 stalls are required, this represents a surplus of 14 parking stalls for this phase of the development.  
The additional parking stalls are being made available along the western property line of Lot 2 intended to 
be utilized by future Lot 3.  
 
Staff note that the parking stall allocation on proposed Lots 1 and 3 will be secured through the registration 
of a covenant prior to issuance of a building permit by the City (a condition of the development permit for 
phase 1 and 3). This is allowed under section 7.1.7(1) of the Zoning Bylaw which allows parking for 
developments to be sited on adjacent lots.  
 
The applicant submitted an overall site parking plan which meets the parking requirements for all three 
phases of the development with an overall surplus of 23 parking stalls (as seen in Figure No. 3). 
 
 
 
 
 
 
 
 
 
 
 
 
 
       
 
 
 
 
 
 
 
 
 
Figure 3: 2700 Mission Road Overall Site Parking Plan   

 
Tree Cutting Permit 
The applicant is required to obtain a tree cutting permit prior to development of the property. The applicant 
submitted a tree removal and retention plan as part of the development permit submission.  The plan shows 
a cluster of trees (red alder, sweet cherry) along the southeast property boundary and a cluster of trees in 
the southeast corner of the lot (fir, cypress, maple).  
 
Staff note the tree density target for this property is 118 trees. Tree removal and replacement will be 
formalized through a subsequent tree cutting permit. According to the tree inventory report provided by the 
applicant there are sixty-seven (67) trees onsite including one protected species, a Pacific Dogwood. The 
inventory notes that thirty-five (35) trees are to be retained and fifty-three (53) are to be removed including 
three (3) hazardous trees. After applying the City Tree Bylaw requirements, the total number of replacement 
trees required is 109 trees. This is being achieved through a combination of tree retention and replacement, 
including replacement trees planted as part of the landscaping for the phases of the development. 

Usable Open Space (includes private patios & 
common open space) 

50.0m²/unit 56.0m²/unit  
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Development Permit Guidelines  
The role of development permit guidelines is to guide elements of a development proposal such as 
architectural character, site and landscape design.  The Multi Residential Development Permit Checklist was 
submitted in support of the development permit application (as seen in Attachment No. 2).  The applicant 
notes that the proposal complies with all relevant guidelines with several guidelines not directly applicable. 
Staff agree with this assessment and compliance with these guidelines is detailed below.   
 
Form and Character  
The development is conceived as a comprehensive design concept and utilizes materials and an architectural 
style that is both consistent and complimentary to the surrounding neighborhood. Although the 
development is not reflective of the heritage of the City, both the building materials and architectural style 
add diversity to the existing neighbourhood which contains a mix of different styles and building types.   
 
The development consists of six, two storey rectangular buildings containing 28 three bedroom 
townhomes (as seen in Figure No. 4). The units are organized into three clusters consisting of two buildings 
whose front yards face each other along private interior access roads. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
   Figure 4: Site Context Plan  
 

Buildings have sufficient articulation and rooflines are asymmetrical with varying peaks. To break up the 
mass of the buildings, the design utilizes a diversity of siding materials, a varied colour scheme, a roofline 
with multiple peaks and numerous glazed openings of differing sizes. To provide an attractive appearance, 
all building facades visible from Mission Road and the interior access roads contain a similar level of 
architectural detailing. 
 
The proposed units include attached garages with attractive front entrances articulated by recessed 
entryways and materials of various textures and colors. Along longer building walls, individual units are 
broken up with clusters of landscaping.  
 
Four of the six buildings are oriented towards the private interior roads and two of them are orientated 
towards Mission Road.   While the guidelines state that buildings should front onto, or appear to front onto 
abutting streets, for this particular development interior private roads function as streets.   
 
The groups of townhome units have been designed with special treatments, including an asymmetrical roof 
line, grouped windows and other design strategies that blend the individual units. Employing these design 



Memorandum - Application for a Development Permit at 2700 Mission Road Page 5 of 34                                    
   

strategies allow the five-plex unit to appear visually as group of three units and the four-plex unit appear 
visually as a group of two units.  
 
Privacy is achieved between residential units through fencing and landscaping. Residents will enjoy private 
amenity space in the form of patios in rear yards which have been screened from direct view of one another 
through privacy fencing. Adjacent to Mission Road, patios have been screened by large clusters of boulevard 
trees and fencing.   
 
To enhance privacy for the single family residences along Cascara Crescent, the height of the townhomes is 
kept lower (7.8m) than the maximum allowable height (9.0m) in R-4 zone). Staff notes that the developer is 
also installing new cedar board fencing for owners who share the eastern property line with the development 
site. This has been added as a condition of the development permit.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 5: Site and Building Perspectives  

 
Siting, Landscaping and Screening 
A landscape plan has been provided by a Landscape Architect detailing a planting plan and plant and tree 
species.  The landscape design for this phase of the development is uniform and focusses on clusters of 
plantings around building entrances, interior access roads and the perimeter of the lot.  
 
The development is well connected to a future playground/park area which will be built adjacent to Lot 2 
but is on a separate proposed lot. A walking path connection has been integrated into the design between 
the groups of town homes providing occupants with direct access to Veterans Memorial Parkway and a 
sidewalk adjacent to the interior access road provides pedestrians with a connection to Mission Road.  
 
The development minimizes the impact of overlook onto the adjacent residences through landscaping 
buffering and privacy fencing installed along the length of the eastern property boundary. The subject 
property has a natural slope and the applicant indicates that the site will be stepped and utilize a series of 
retaining walls to provide relatively level areas for the building sites.  This is key to the proposed stormwater 
management plan designed to comply with detention requirements and includes rain gardens to help detain 
rain water on site.  
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The guidelines also speak to tree preservation. tree inventory report was submitted by the applicant in 
support of this application which relies on existing tree retention and replanting. This will be formalized 
through a subsequent tree cutting permit for the property. 
 
Several guidelines in this section are not applicable.  Most of these pertain to requirements when the site 
contains a hazardous condition such as flood plain or environmentally sensitive areas.  Neither is present on 
or adjacent to the development site.    
 
Signage  
At this time no signage is being proposed with this development nor was a sign detail provided as part of the 
submissions. The applicant has indicated that any future signage will conform to the guidelines, be 
architecturally integrated with the overall site and building design as well as meet the regulations in the 
City’s Sign Bylaw No. 2760.  
 
Lighting 
The applicant indicates that wall mounted lighting fixtures will be used to illuminate common areas of the 
development and acknowledges the requirement that all exterior lighting used to light roads, common areas 
and pedestrian walkways must be full-cut off, downward facing/facing into the interior of the development.  
This has been added as a condition of the development permit.   
 
Parking  
Parking has been integrated into the site design and is being through a combination of attached garages and 
surface parking dispersed between the clusters of townhomes and along the western property boundary 
adjacent to the interior access road.  
 
Surface parking areas include concrete curbs with clusters of landscaping to provide visual breaks between 
stalls. Also surface parking areas contain clusters of landscaping at the termination of parking aisles.  
 
Bicycle parking is also being provided and has been broken up into pockets throughout the site for use by 
both visitors and occupants.  
 
STAFF RECOMMENDATION  
Staff have assessed this proposal relative to the regulations within the R-4 zone and confirmed that the 
proposal meets all regulations. Staff have further assessed this proposal relative to applicable multi family 
DP guidelines and conclude that it is generally consistent with the direction established within these 
guidelines.     
 
Recommended Action:  Approve Development Permit No. 2116. 

Prepared by:      Approved by: 
 

      
            
Dana Beatson, RPP, MCIP    Geoff Garbutt, RPP, MCIP 
Planner II -Development Planning    Chief Administrative Officer  
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Attachments: 

1. Attachment No. 1: Draft Development Permit No. 2116 and Associated Schedules  
2. Attachment No. 2: Multi Residential Development Permit Area Compliance Checklist 
3. Attachment No. 3: Applicant’s Design Brief 
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Attachment No. 1: Draft Development Permit No. 2116 and Associated Schedules 
 

Permit No. 2116 

 

    DEVELOPMENT PERMIT 

 

To issue a Development Permit 

 

To: Name:   2700 Mission Road Properties Ltd. Inc. BC1230881 (Rick Browning) 

Address:  PO Box 255  

  Whistler BC  

V0N 1B9 

 

Property to which permit refers: 

Legal: Lot A, District Lot 236, Comox District Plan 43411 

 Civic:  2700 Mission Road  

 

Conditions of Permit:  

Permit issued to permit the construction of a 28 unit multi-residential development on the above referenced 

property 

Development Permit 2116 is subject to the following conditions: 

 

1. The development shall be substantially consistent with the plans shown in Schedule No. 1, as 

designed by Macdonald Hagarty Architects Ltd dated August 13, 2021; 

 

2. The landscaping shall be in substantial conformance with the plans and specifications contained in 

Schedule No. 2, as designed by Cameron Murray (MBCSLA), dated November 18, 2021; 

 

3. Submission of landscape security in the amount of $173,987.50 ($139,190.00 x125%) is required, as 

contained in Schedule No. 3, as estimated by Topographics Landscape Architecture (Cameron 

Murray, MBCLSA), dated November 20, 2021.  

 

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

by the City;  

 

5. The minimum depth of topsoil or amended organic soil on all landscaped areas is to be as follows: 

shrubs – 450mm; groundcover and grass – 300 mm; and trees -300 mm.; 

 

6. All new street lighting in the proposed development must use Full Cut Off/Flat Lens (FCO/FL) 

luminaries to light roads, parking, loading and pedestrian areas. Exterior building lighting must have 

FCO lighting fixtures;  

 

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

freestanding signage must be architecturally integrated with the building design and landscaping and 

shall not exceed a height of 2.0metres.  

 

8. A tree cutting permit is required prior to the removal of any tree on the property; 
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9. Prior to the issuance of an occupancy permit from the City, the owner is required to install six (6) 

foot privacy fencing along the entire length of the eastern property boundary of proposed Lot 2;  

 

10. The development must be all applicable requirements, standards and guidelines; and  

 

11. 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 construction authorized by this permit within 

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

 

 

 

             

Date       Corporate Officer  
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Schedule No. 1: Plans and Elevations  
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Schedule No. 2: Landscape Plans  
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Schedule No. 3: Landscape Cost Estimate   
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Attachment No. 2: Multi Residential Development Permit Area Compliance Checklist 
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Attachment No. 3: Applicant’s Design Brief 
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