
 
 
THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

  

To:  Council       File No.: 3360-20-1715 

From: Chief Administrative Officer                                                 Date:  August 29th, 2022 

Subject: Zoning Amendment Bylaw No. 2912 – 2650 Copperfield Road 

 

PURPOSE: 

The purpose of this report is for Council to consider Third Reading and Final Adoption of Zoning Amendment 
Bylaw No. 2912 – 2650 Copperfield Road to rezone the property from Residential One A Zone (R1-A) to the 
Comprehensive Development 30 Zone (CD-30) and the Parks Public Use and Assembly 2 Zone (PA-2) to 
permit thirty-nine strata lots (39) and up to forty-six (46) dwelling units. 

 

CAO RECOMMENDATIONS: 

That based on the August 29th, 2022 staff report “Zoning Amendment Bylaw No. 2912, 2020 – 2650 
Copperfield Road” Council approve OPTION 1 and proceed to Third Reading and Final Adoption of Zoning 
Amendment Bylaw No. 2912, 2020. 

 
Respectfully submitted, 
 

 
 
 

     

Geoff Garbutt, M.PI., MCIP, RPP 

Chief Administrative Officer 
 

BACKGROUND: 

The subject property is 2.59ha (6.4 ac.) in size and located on the edge of the City’s western boundary with 
the Regional District.  The property is heavily treed with clusters of second and third growth forest and 
wetlands throughout and Piercy Creek running along the southeast boundary.  
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Figure 1: Subject Property and Context 

 
First and Second Reading of Bylaws 
On October 5th, 2020 Council granted First Reading of Official Community Plan (OCP) Amendment Bylaw No. 
3018 and Zoning Amendment Bylaw No. 2912. The bylaws proposed to re-designate the property from 
“Suburban Residential” to “Urban Residential” and rezone the property from the R-1A Zone to the CD-30 
Zone and the PA-2 Zone to facilitate the subdivision of a thirty-nine (39) unit strata subdivision.  
 
At the October meeting Council passed a motion to withhold second reading of the bylaws pending 
Council’s consideration of a Development Cost Charge Frontender Agreement and a Municipal Share 
Agreement to finance the cost of extending a waterline to the property to provide adequate water 
services.  
 

After the bylaws were granted first reading the developers’ intent was to submit a concurrent Municipal 
Share and Development Cost Charge Frontender Agreement application which would have required further 
Council consideration on financing the water main.  At this time staff made it clear that the project was not 
a priority and funds were not being allocated in the City budget.  

Through further discussion with staff, the applicant proposed an alternative solution to solve the water 
pressure issue that didn’t require a Municipal Share and Development Cost Charge Frontender Agreement.  
Rather, the solution involved tying together the two existing water mains on Cumberland Road and Arden 
Road in addition to adding a pressure sustaining valve along Cumberland Road and a new 250mm service 
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along Copperfield Road to the development. With this offsite upgrade, appropriate pressure and fire flows 
could service the development.  

The applicant’s solution to water pressure concerns were accepted by City staff and the proposal was 
brought back to the May 3, 2021 Council meeting.   

At the May 3rd, 2021 Council meeting second reading of OCP Amendment Bylaw No. 3018 and Zoning 
Amendment Bylaw No. 2912 was granted and City staff were directed to schedule a public hearing.  
 
Public Hearing June 23, 2021 
A public hearing was advertised in two consecutive issues of the newspaper on June 9, 2021 and June 16, 
2021 and was held on June 23, 2021 at 5.P.M. During the advertisement of the hearing thirteen (13) public 
comments were received from neighbors and residents (as seen in Attachment No. 3) who expressed 
concerns regarding: the proposed density; traffic congestion; intersection safety; encroachment into the 
environmentally sensitive areas onsite and the lack of trail connections on the property. 
 
Residential Density 
Members of the public noted that the proposed density of thirty-nine (39) lots with a potential of seventy-
six (76) units was too dense for this area in the City and was not in keeping with the form and character of 
the neighborhood. The proposal presented to the public included a request to develop the property with a 
mix of triplex, duplex and single family style units in addition to carriage homes on select lots. 

In response the applicant revised the proposal by reducing the residential density to thirty-nine (39) lots 
with a potential of forty-six (46) units. Staff notes that since the public hearing was held, the property has 
been re-designated to Urban Residential within the OCP.  

The Urban Residential designation includes neighborhoods with ground orientated single-detached 
residential buildings and promotes infill in the form of suites, duplexes, carriage homes and garden suites. 
Triplexes, townhomes and small apartments are also supported particularly in areas along Frequent Transit 
Networks. Also forming part of the OCP is the Arden Corridor Local Area Plan (LAP) which encourages 
clustered forms of development where lots are condensed to preserve environmentally sensitive areas and 
features. 
 
Traffic Congestion and Intersection Safety 
Residents expressed concerns about increases in traffic along Arden and Copperfield Roads and noted the 
lack of transit service and bike lanes in the immediate vicinity as well as the lack of sidewalks and pedestrian 
crosswalks along Arden Road.  
 
Residents commented on the safety of the Arden and Cumberland Road intersection. Residents in the 
neighborhood feel that the intersection is currently unsafe and argue with the increase in vehicles utilizing 
the intersection from the development it would make the intersection even more dangerous.  
 
In response to these concerns the applicant prepared a Traffic Impact Study (TIS) that included a vehicle trip 
analysis to estimate the amount of vehicular traffic this development would add to the roadway system 
based on the proposed land use and size. The TIS also contained a safety analysis of both the site access at 
Copperfield Road and the Arden and Cumberland Road intersections and examined Insurance Corporation 
of BC (ICBC) collision data for the Arden and Cumberland Road, Copperfield Road and Arden Road and Lake 
Trail Road and Arden Road intersections.  
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Results of TIS and Trip Generation Analysis  
The main site access is proposed at the west of end of Copperfield Road; a two-lane undivided local road 
with a 50 km/h speed limit. 
 
The TIS examined the following intersections:  

 Arden Road / Lake Trail Road (2-way stop controlled on Arden Road); 

 Arden Road / Copperfield Road (1-way stop controlled on Copperfield Road) and 

 Arden Road / Cumberland Road (2-way stop controlled on Arden Road). 
 
A traffic analysis was conducted on March 29, 2022 during the weekday AM (7:00am to 9:00am) and PM 
peak hour periods (3:00pm to 6:00pm) for three scenarios: existing conditions (2022), opening day (2025) 
and the future year (2035), the development opening year plus ten years.  
 
The TIS is referenced in Attachment No. 5 and concludes that for existing site conditions (2022) all 
intersection movements are expected to operate at a level of service (LOS) C (represents a stable flow but 
the operation of individual users becomes significantly affected by interactions with others in the traffic 
stream and delay is noticeable) or better.  
 
For opening day (2025) all intersection movements are expected to operate at LOS C or better. When 
examining the post development scenario only the southbound Arden Road approach at Cumberland Road 
is expected to deteriorate from a LOS C to a LOS D (represents a high-density but stable flow and delay is 
noticeable and irritating and increases the likelihood of risk taking) in the PM peak period. The Traffic 
Engineer indicates that the addition of development traffic will result in an additional eight (8) vehicles per 
hour at the intersection adding a two (2) seconds of delay. All other intersection movements are expected 
to operate at LOS C or better.  
 
During the 2035-year scenario, the southbound Arden Road approach of Cumberland Road / Arden Road is 
expected to deteriorate to a LOS C in the AM peak period and to the LOS E (operating conditions at or near 
the capacity level, delays are approaching tolerance levels and risk-taking behaviour is likely) in the PM 
peak period. All other movements are expected to operate at LOS C or better. 
 
With the addition of development traffic in 2035, the southbound Arden Road approach is expected to 
remain within LOS E. Despite the LOS E performance, traffic queues are expected to remain manageable. 
All other intersection movements are expected to operate at LOS C or better.   
 
Vehicle Trip Generation  
Traffic counts were examined for the development to estimate amount of vehicle traffic that would be 
added to the surrounding road system based on the land use. For this particular development, the amount 
of traffic entering and exiting the road system was calculated for weekday AM and PM peak hours (7:00am 
to 9:00am) and (4:00pm to 6:00pm). 
 
The development is expected to generate 24 and 32 new vehicle trips per hour in the weekday 
AM and PM peak periods respectively. A total of 336 trips are expected to be generated per weekday.  
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Trip generation figures indicate that a majority of the trips are expected to head to and from Downtown 
Courtenay to the northeast while a smaller portion of trips are expected to head south towards the 
highway. Additionally, a portion of trips are expected to head west along Lake Trail Road to go to Arden 
Road Elementary School. 
 
Safety Analysis: Site Access and Intersections  
Regarding site access, the TIS concluded that there are no existing operational or safety concerns identified 
at the site access on Copperfield Road. 
 
A safety analysis of the study intersections was examined through the use of ICBC collision data. A review 
of this data indicates that a total of twenty-one (21) collisions were recorded at Cumberland Road / Arden 
Road, one (1) collision at Copperfield Road /Arden Road and three (3) collisions at Lake Trail Road / Arden 
Road. 
 
For the Cumberland Road/Arden Road intersection, bike lane and pavement marking upgrades were 
installed sometime after August 2019 based on Google Earth historical imagery. Looking only at the 
collisions from 2019 – 2020, a total of six (6) collisions occurred, with four (4) causing property damage 
only and two (2) crashes resulting in injury or casualty.  
 
The project Traffic Engineer has concluded that with the addition of the proposed development 
improvements at the intersections are not required.  
 
City Plan Policies: Road, Cycling and Pedestrian Networks 
Staff note OCP Bylaw No. 3070, the City Transportation Master Plan and the City Cycling Network Plan 
policies identify future road, cycling and pedestrian networks in this neighborhood which are directly 
relevant to the public comments made at the public hearing. 
 
Regarding the road network an additional local road connection between Copperfield Road and 
Cumberland Road was considered in Bylaw No. 2387 but the road addition was not included in Bylaw No. 
3070 or the City’s Transportation Master Plan. As a result, no new local road connection to Copperfield 
Road was considered. 
 
Staff note that the Arden Road/Cumberland Road intersection is identified as a location for safety and 
operational improvements including traffic control upgrade (i.e. new signals and/or roundabouts). 
 
For cyclists, infrastructure is planned along Arden Road and Lake Trail Road. Also, improvements in the 
vicinity of the development have been recommended in a list of medium term (10 year) improvements 
which include a paved multi-use pathway along Arden Road from Morrison Creek to Comox Valley and a 
along Lake Trail Road from Willemar Avenue to Webdon Road. 
 
For pedestrians there is limited sidewalk infrastructure in the vicinity of the development. No sidewalks are 
provided along Arden Road or along Lake Trail Road, however, sidewalks are available along Cumberland 
Road on one side of the road. Plans have identified the Arden Road and Cumberland Road intersection as a 
desirable location for an improved pedestrian crossing and call for a paved multi-use pathway along Arden 
Road and along Lake Trail Road. 
 
The Arden Corridor is not currently served by transit, this could change in the future when densities are 
high enough to support service in the area.  
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The project Traffic Engineer suggests that safety issues may be mitigated at the Arden Road and 
Cumberland Road intersection with the installation of a roundabout. It is also recommended that the City 
monitor traffic growth and operations at unsignalized intersections to determine where and when new 
signals or roundabouts are needed. 
 
Encroachment into Environmentally Sensitive Areas  
The public raised concerns about encroachment of the development into sensitive areas on the property. 
The site contains five wetlands that are connected by seasonal surface flows to the downstream fish 
bearing waters of Piercy Creek and tributary 11.  
 
These features require a 30m protective buffer of regardless of the protective buffer identified through the 
Riparian Areas Protection Regulation process (which can sometimes be less than 30m).  This has resulted in 
large portion of the site being undevelopable, in this case fifty-seven percent (57%) of the total site area is 
being protected from development (as seen in Figure No.2). 
 
Staff note that the access road and portions of the development on the eastern edge of the property do 
encroach into the 30m buffer, however, this has been justified by the project’s biologist and through the 
dedication of undeveloped areas to offset this encroachment. This encroachment is necessary given there 
are no other options for accessing the site. This requires the subsequent approval of the City, Department of 
Fisheries and Oceans and the Province.   
 
Lack of Trails on the Property  
The lack of public trails in the immediate area and on the property was another concern resident mentioned 
at the hearing. The applicant has responded to this concern by updating the park dedication plan for the 
property and extending the existing trail network through the property. 
 
The applicant has agreed to extend the Arden Road Nature Trail (i.e. Copperfield Trail) through the property 
so that the trail can continue towards the strata boundary for future connectivity. A new public pedestrian 
trail connection is also being provided on the southern lot line traversing to the west property line to connect 
with Comox Logging Road. These lands are being dedicated to the City and are being zoned PA-2 as well as 
being located outside of the strata boundary so that they can remain publicly accessible. 
 

 
Figure 2: Updated Park Dedication Plan  
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DISCUSSION: 

Land Use 
The applicant’s 2021 site plan proposed a 39 unit strata development with a mix of triplex, duplex and single 
family style units in addition to carriage homes on select parcels and permitted density of up to seventy-six 
(76) dwelling units.  
 
In November 2021 the applicant revised the proposal by reducing the ‘carriage home’ component of the 
development so that the maximum build-out of the development is 46 units representing a reduction in 30 
units.  The current proposal includes a mix of single family lots, single family lots with optional carriage 
homes, duplexes and town homes (as seen in Table No. 1). 
 

Proposed Zone Lots  Maximum Dwelling Units  

CD-30A 15 15 

CD-30B 7 14 

CD-30C 2 2 

CD-30D 15 15 

Total  39 46 
Table No. 1: Proposed lot and Unit Count  

 
Zoning Amendment Bylaw No. 2912 has been updated to reflect the applicant’s revised proposal and is 
referenced in Attachment No. 6. 
 
On July 25, 2022 City Council adopted OCP Bylaw No. 3070 at this time the property was redesignated from 
Suburban Residential to Urban Residential making the previous OCP Amendment, Bylaw No. 3018 
redundant.  
 
OCP and Arden Road Local Area Plan (LAP) 
The proposal is consistent with the key principles and policies in the OCP and Arden LAP: 
 
-Clustering development to facilitate the conservation of sensitive ecosystems;  
-Supporting infill residential development;   
-Providing a diversity of housing options; 
-Focusing higher density developments within the existing municipal areas;  
-Keeping development located outside of environmentally sensitive areas; 
-The provision of new parks and trails; and  
-Enhancing natural Areas and green space 
 
Other Related Regulations 
 
Amenity Contributions 
Amenity contributions to the City’s Parks, Recreation Culture and Senior’s Facilities Amenity Reserve Fund 
and the Affordable Housing Amenity Reserve Fund will be required as part of this proposal in accordance 
with Bylaw No. 3070, Part D, Section B (3), Policy 4b) i) ii) in the amounts stated in tables D-4 and D-5.  
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Based on the proposal the applicant will be providing $236,000.00 as per the amount specified in the OCP. 
The applicant has agreed to provide these funds prior to the August 29, 2022 Council meeting negating the 
need for the registration of a covenant to secure amenities prior to final adoption of the zoning amendment 
bylaw.  
 
Public Hearing  
Local Government Act – s.470 (1)(B) 
This section of the Local Government Act is directly applicable to this application. This regulation permits 
City Council to alter and adopt a bylaw without a further public hearing provided that the alteration does 
not: (i)(a) alter the use; (b) increase the density; (c) without the owner's consent, decrease the density of 
any area from that originally specified in the bylaw or (ii) alter the bylaw in relation to residential rental 
tenure in any area. 
 
Development Permitting 
A Form and Character Development Permit and an Environmental Development Permit (EDP) will be 
required prior to any development and subdivision of this property and will be assessed based on the 
Development Permit Area Guidelines in Zoning Bylaw No. 2500. 
 
Staff note an Environmental Assessment (EA) was conducted for the property in 2017. As part of the EDP 
process staff will be requesting the applicant provide an updated report reflecting the revised lot layout and 
lot configuration in the revised proposal.  
 
Tree Cutting Permit   
The applicant will require a tree cutting permit in advance of any tree removal on the property.  A tree 
assessment was provided in support of the proposal documenting the tree species on the property.  No 
protected species were identified in the assessment.     
 
Coordination of Civil Drawings  

The applicant has to go through a development permit process and subsequent subdivision application 
process after this rezoning process. The City has granted permission to the applicant to provide detailed civil 
submissions at the time of development permit after the rezoning process concludes.   

OPTIONS: 

OPTION 1:  (Recommended) 

That based on the August 29th, 2022 staff report “Zoning Amendment Bylaw No. 2912, 2020 – 2650 
Copperfield Road” Council approve OPTION 1 and proceed to Third Reading and Final Adoption of Zoning 
Amendment Bylaw No. 2912, 2020. 

 

OPTION 2:   Defer consideration of Bylaw No. 2912 with a request for more information. 

 

OPTION 3:   Defeat Bylaw No. 2912. 
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Prepared by:         

 

 

 

   _         

Dana Beatson, RPP, MCIP 
Planner II- Development Planning 
       
 
 
Reviewed by:       Concurrence by:   
      

 

  

__________________  _     ___________________    

Chris Marshall      Geoff Garbutt M. Pl., MCIP, RPP  
Director of Development Services   Chief Administrative Officer 
  

 

Attachments: 

Attachment No. 1: Property Location and Context Map 

Attachment No 2: October 5th, 2020 Council Resolution  

Attachment No 3: May 3rd, 2021 Council Resolution 

Attachment No. 4: Public Hearing Comments from City Files, June, 2021 

Attachment No. 5: Traffic Impact Study 

Attachment No. 6: Zoning Amendment Bylaw No. 2912 

Attachment No. 7: Applicant’s Letter for Revised Proposal 
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Attachment No. 2: October 5th, 2020 Council Resolution 
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Attachment No 3: May 3rd, 2021 Council Resolution 
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Attachment No. 4: Public Hearing Comments from City Files, June, 2021 
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Attachment No. 5: Traffic Impact Study 
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The remaining Attachments of the Traffic Impact Study are located at the following link: 

https://prospero.courtenay.ca/TempestLive/ourcity/Prospero/FileDownload.aspx?fileId=B3F32B07-F861-

4E64-884A-88FE99053492&folderId=6983C171107114444425743 
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https://prospero.courtenay.ca/TempestLive/ourcity/Prospero/FileDownload.aspx?fileId=B3F32B07-F861-4E64-884A-88FE99053492&folderId=6983C171107114444425743
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      Attachment No. 6: Zoning Amendment Bylaw No. 2912 

 

BYLAW NO. 2912 

 

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. 2912, 2020”. 

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

 

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

 

Part 54 – Comprehensive Development Thirty Zone (CD-30) Lot A - Copperfield Road as 

attached in Attachment A. 

(b) by rezoning Lot A, District Lot 138, Comox District, Plan 2607 Except Parts in Plans 

312R, 14210 and 29833 (Lot A, Copperfield Road) as shown in bold outline on Attachment 

B which is attached hereto and forms part of this bylaw, from Residential One A (R1-A) to 

Comprehensive Development Zone Thirty (CD-30) and Public Assembly Two (PA-2). 

  

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

 

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

 

Read a first time this   5th day of  October, 2020 

 

Read a second time this  3rd day of  May, 2021 

 

Considered at a Public Hearing this  23rd day of  June, 2021 

 

Read a third time this   XX day of  XX, 2022 

 

Finally passed and adopted this XX day of  XX, 2022 

 

             

Mayor       Corporate Officer 
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Attachment A 
 

Part 57 – Comprehensive Development Thirty (CD-30)  

(Lot A, Copperfield Road) 
 
8.57.1 Intent  

 

The CD-30 Zone is intended to accommodate a strata community on Lot A, District Lot 138, Comox 

District, Plan 2607 Except Parts in Plans 312R, 14210 and 29833. The property shall be developed in 

accordance with Schedule A which form part of this zone, to a maximum density of 46 units. 

 

8.57.2 CD-30A  

 

(1) Permitted Uses  

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

bylaw:  

 

a) Dwelling, Single Residential  

b) Accessory Buildings and Structures 

 

(2) Minimum Lot Size  

a) Dwelling, Single Family: 300m² 
 

(3) Minimum Lot Frontage   

a) Dwelling, Single Family: 10m 

 

(4) Maximum Lot Coverage  

a) A lot shall not be covered by building to a greater extent that 70% of the total lot area  

 

(5) Setbacks  

a) Front Yard: 4.5m except 2.25m for porch projections and second storey building area   

b) Rear Yard: 7.5m except 1.2m for Accessory Buildings and Structures 

c) Side Yard: 1.5m except 2.25m for side yards abutting the strata road 

 

(6) Height  

a)  Dwelling, Single Residential: 9.0m 

 

8.57.3 CD-30B 

 
(1) Permitted Uses  

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

in this bylaw: 

 
a) Dwelling, Single Family with or without a Carriage House 

b) Accessory Buildings and Structures 
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(2) Minimum Lot Size 

a) Dwelling, Single Family with or without a Carriage House: 300m² 

 

(3) Minimum Lot Frontage 

a) Dwelling, Single Family with or without a Carriage House: 10m 

 

(4) Maximum Lot Coverage 

a) A lot shall not be covered by building to a greater extent that 70% of the total lot area 

 

(5) Setbacks  

a) Front Yard: 4.5m except 2.25m for porch projections and second storey building area   

b) Rear Yard: 7.5m except 1.2m for Carriages Houses and Accessory Building and Structures  

c) Side Yard: 1.5m except 2.25m for side yards abutting the strata road 

 

(6) Height  

a)  Dwelling, Single Residential: 9.0m 

b) Carriage House: 7.5m 

 
8.57.3 CD-30C  

 

(1) Permitted Uses  

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

bylaw:  

 

a) Dwelling, Duplex  

b) Accessory Buildings and Structures 

 

(2) Minimum Lot Size  

a) Dwelling, Duplex: 200m²   
 

(3) Minimum Lot Frontage   

a)   Dwelling, Duplex (per unit): 8% of lot perimeter  

 
(4) Maximum Lot Coverage  

a) A lot shall not be covered by building to a greater extent that 70% of the total lot area  

 

(5) Setbacks  

a) Front Yard: 4.5m except 2.25m for porch projections and second storey building area   

b) Rear Yard: 7.5m except 1.2m for Accessory Buildings or Structures 

c) Side Yard: 1.5m except 2.25m for side yards abutting the strata road 

 

 

(6) Height  

a)  Dwelling, Duplex: 9.0m 

8.57.4 CD-30D  

 

(1) Permitted Uses  

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

bylaw:  
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a) Dwelling, Townhouse  

b) Accessory Buildings and Structures 

 

(2) Minimum Lot Size  

a) Dwelling, Townhouse: 200m²   
 

(3) Minimum Lot Frontage   

a) Dwelling, Townhouse (per unit): 8% of lot perimeter 

 

(4) Maximum Lot Coverage  

a) A lot shall not be covered by building to a greater extent that 70% of the total lot area  

 

(5) Setbacks  

a) Front Yard: 4.5m except 2.25m for porch projections and second storey building area   

b) Rear Yard: 7.5m except 1.2m for Accessory Buildings and Structures 

c) Side Yard: 0m except 2.25m for side yards adjacent to the strata road or adjacent lands zoned 

CD-30 A , B and C areas.   
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SCHEDULE A 
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Subject Property Map 
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Attachment No. 7: Applicant’s Letter for Revised Proposal 
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