
 
 
THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

To:  Council       File No.: 6480-20-1003 and 3360-20-1715 

From: Chief Administrative Officer                                                 Date:  October 5, 2020 

Subject: Official Community Plan (OCP) Amendment Bylaw No. 3018 and Zoning Amendment Bylaw No. 
2912 - Lot A, Copperfield Road 

 

PURPOSE: 

The purpose of this report is for Council to consider an Official Community Plan and Zoning Bylaw 
amendment application to redesignate the subject property from “Suburban Residential” to “Urban 
Residential”, create a new CD-30 Zone, and rezone the property legally described as Lot A, District Lot 138, 
Comox District, Plan 2607 Except Parts in Plans 312R, 14210 and 29833 as CD-30 and PA-2 to facilitate the 
subdivision of a 39 unit strata subdivision.     

 

CAO RECOMMENDATIONS: 

That based on the October 5th, 2020 staff report “Official Community Plan (OCP) Amendment Bylaw No. 3018 
and Zoning Amendment Bylaw No. 2912 - Lot A Copperfield Road” Council approve OPTION 1 and complete 
the following steps:  

1. THAT Council gives First Reading to Official Community Plan Amendment Bylaw No. 3018 to 
redesignate the subject property from “Suburban Residential” to “Urban Residential”; 

2. THAT Council gives First Reading of “Zoning Amendment Bylaw No. 2912” to create a new CD-30 
Zone and rezone the property legally described as Lot A, District Lot 138, Comox District, Plan 2607 
Except Parts in Plans 312R, 14210 and 29833 from R1-A to CD-30 and PA-2; and,  

3. THAT Second Reading of both bylaws is withheld 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 subject property to provide adequate water services.      

 
Respectfully submitted, 
 

 
     

Trevor Kushner, BA, DLGM, CLGA, PCAMP 
Interim Chief Administrative Officer 

 

BACKGROUND: 

The subject property is 2.59ha (6.4 ac.) in area 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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The proposal is for a 39 unit strata development including a mix of triplex, duplex and single family style units 
in addition to carriage homes on select lots.  Units are accessed from a private strata road connecting to 
Copperfield Road.  There is a central green space and trail network extending through the development and 
a protected buffer of Piercy Creek and associated wetlands established over a large proportion of the overall 
property (see Schedule A for a detailed overview of the proposal).     

 

Figure 1: Subject Property and Context 

To realize this development an amendment to the City’s Official Community Plan (OCP) and zoning bylaw are 
required.   

In terms of the OCP amendment, currently, the property is designated “Suburban Residential”.  This is a 
designation intended for large lot, semi-rural style development on lots with an average size of 2500m² 
(0.62ac.).  Attached, and forming part of the OCP, is the Arden Corridor Local Area Plan (LAP).  In contrast 
with the OCP land use designation, the LAP encourages clustered forms of development whereby the overall 
number of potential units or lots is condensed to preserve environmental features.  For this to occur, lot 
sizes much smaller than 2500m² (0.62ac.) envisioned by the “Suburban Residential” land use designation are 
necessary.         

The second component of the proposal is a zoning bylaw amendment to create a new Comprehensive 
Development Zone (CD-30).  A comprehensive development zone is being utilized because the existing zone 
does not permit the density and unit types proposed and there is no other current zone that would allow the 
unique style of development proposed without a long series of subsequent variances.  The CD zone is also 
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an appropriate tool as it ensures the layout and unit composition detailed in the proposal are the only forms 
of development permitted. 
 
Vehicular access to the property is proposed from an extension of Copperfield Road.  Currently, Copperfield 
Road terminates at the City/Regional District Boundary (as illustrated in Figure 1 above).  As a result, a section 
of road is required to be constructed within the Regional District which will then connect with the 
development’s strata road.  The section of road constructed within the Regional District will require a 
subsequent maintenance agreement between the City and Ministry of Transportation should the proposed 
bylaw amendments be successful.  A private bridge is then required to cross over Piercy Creek and access 
the development. 
 
In terms of environmental protection, as specified by the Arden Corridor Local Area Plan, Piercy Creek 
requires a 30m protective buffer of sensitive environmental features regardless of the protective buffer 
identified through the Riparian Areas Protection Regulation process (which are predominantly less than 
30m).  This results in a large area of the subject parcel being undevelopable (55% of the total land area) and 
protected from any development.  This has shaped the development’s layout as reflected in the site plan 
provided in support in the bylaw amendments.   The access road and portions of the development on the 
eastern edge of the property do encroach into the 30m buffer.    This is justified by the project’s biologist as 
necessary given there is no other options for accessing the property and requires the subsequent approval 
of the City, Department of Fisheries and Oceans and the Province.   
 

Finally, deficient water pressure was identified during the application’s review once the water models were 
formally completed.  To fix the existing water system deficiency and provide the required pressure needed 
for adequate fire flow (90 litres/second) to the development, approximately 1,052m of water main and 
associated infrastructure is required to be extended along Arden Road to the intersection with Lake Trail 
Road.  This presents a serious challenge to the development as the cost of this extension is estimated to be 
at a million dollars.  While there is a Development Cost Charge project for a watermain extension on Arden 
Road from Lake Trail Road to the southern end of Arden Road, the project is not an immediate priority for 
the City and the City does not have funds to contribute at this time. The developer intends to submit a 
concurrent Municipal Share and Development Cost Charge Frontender Agreement application should 
Council proceed with First Readings of the bylaws.  Council is not obligated to enter into these agreements 
simply because a developer intends to construct a DCC project and staff again highlight that the City does 
not have immediate plans to construct this project nor the funds available to contribute to it.  Municipal 
Share Agreement process requires that the applicant provides a detailed design and cost estimate of the 
infrastructure as well as a request for the City to contribute funds.    

DISCUSSION:  

As introduced above, the OCP and LAP policy direction relative to this proposal are divergent.  The 2005 OCP 
policy envisions large suburban style lots.  As the proposed lots are smaller than 2500m² (0.62ac.) an OCP 
amendment is necessary. Of note this policy was made prior to the adoption of the Regional Growth Strategy 
which aims to direct growth to municipal areas.  In contrast, the LAP, which was adopted in 2013 after the 
adoption of the RGS, outlines a development strategy whereby new development is clustered in dense 
pockets of land to preserve sensitive environmental features.   
 
The intent of the LAP’s strategy is to maximize the protection of sensitive environmental features while still 
allowing selective development to occur.  The proposed development mirrors the LAP’s policy direction 
where much of the gross parcel area is an environmental buffer further supplemented by parkland 
dedication intended as recreational green space.  The plan continues by outlining four general policy areas 
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shaping future development: Environment, Mobility, Land Use, and Servicing.  These key themes frame the 
assessment of this development proposal.   
 
Environment 
An environmental assessment has been completed in support of this proposal.  The report identifies Piercy 
Creek mainstream, tributary and the associated wetlands on the property as sensitive habitat draining 
directly into salmon bearing habitat 300m downstream.  Importantly, the 30m buffers proposed exceed the 
buffers that would otherwise be required though the Riparian Areas Protection Regulation (RAPR) as well as 
the buffers established in other areas of the City outside of the Arden Corridor Area.  In all other cases in the 
City the buffers would correspond to the RAPR assessment methodology and associated buffer distances.  
The report also discusses the limited development activities that will occur within the 30m buffer of the 
stream which includes the access road and bridge crossing of the creek to access the developable area.  The 
report concludes with a series of recommendations for the development.  These recommendation will 
inform the environmental development permit process to occur subsequent to the bylaw amendment 
process and prior to any development activity occurring on the site.   The applicant has also engaged the 
Millard/Piercy Watershed Stewards who have provided a letter concerning the development proposal (See 
Schedule No. 2).   
 
Mobility/Parks and Greenways 
In terms of access and connectivity, the subject parcel is challenged with limited vehicular access options as 
detailed above.  Accessing from Copperfield Road remains the only viable option.  The LAP contains limited 
policy around how the future road network will develop and instead focusses policy direction on maintaining 
the rural character of the existing roadways.   
 
Cycling connections including nearby access to the Cumberland Road bike lanes which link directly with the 
Downtown area and connect to other routes in the overall network.  The Parks and Recreation Master Plan 
identified the existing nature trail parallel to Piercy Creek and connection with Arden Road as part of the 
City’s pedestrian network.  The proposed development maintains this connection and adds a further arm of 
the trial on the north side of Piercy Creek.  This link provides for access to the nearest transit route which is 
on Cumberland/Willmar about 1km away.   
 
Land Use 
The proposed form and character of the development reflects housing policy in both the OCP as well as the 
LAP.  A detailed overview is provided in Schedule No. 3 of the proposal as well as very specific details around 
aspects such as stormwater management.  There will be a diversity of housing types and sizes which should 
appeal to a wide variety of different demographics.  The inclusion of carriage homes on some of the lots also 
provides for a mix of rental tenure housing.   
 
Concerning the compliance with neighbourhood character, the density is comparable to the surrounding 
newer and older forms of development.  This is achieved through clustering the units which results in smaller 
lot sizes but does preserve large quantities of green space.  The neighbours, and specifically the neighbours 
along Copperfield Road have detailed a series of concerns with the development focussed mainly on the 
character, scale, impact on the environment and the use of Copperfield Road as the vehicular access into the 
development.  
 
The development specifically aligns with the LAP Land Use policies:  
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4 Promote a “clustering” form of development, including of single family housing developments, 
adjacent to roads to facilitate conservation of sensitive ecosystems, provision of open space and 
economical infrastructure costs. Support for this clustering form includes support for panhandle lots 
upon review, notwithstanding the policy regarding panhandle lots within the OCP 

5 Allow infill development on all lots. Infill development includes:  detached, one-story units (e.g. 
‘granny flats’) or ‘carriage house’ units above detached garages. 

6 Support rental and other special needs housing. 
7 Appropriate lot sizes will be designated upon re-zoning application. The following general guidance 

is provided to inform the range of acceptable lot sizes within the Arden Corridor:  Within the areas 
designated as Single Family Residential: 300-850 square metres 

 
Servicing  
Finally, servicing and specifically water services are a significant challenges for this development.  One stated 
objective of the LAP is to: “ensure safe drinking water to all residents within the City’s jurisdiction in the form 
of private wells and/or municipal servicing”.  Confirmation that all municipal services are available and meet 
the development’s requirements is a key aspect of any rezoning proposal.   As detailed above there is 
insufficient water pressure for the development which warrants an upgrade to the waterline along Arden 
Road.  While this waterline upgrade is identified as a development cost charge (DCC) project, the City does 
not have immediate plans to construct this waterline nor are there sufficient accumulated funds in the water 
DCC reserve or budgeted to pay for the upgrade.  Should Council give the amendments First Reading the 
developer has indicated they will be submitting a DCC Frontender and Municipal Share Agreement request 
whereby the detailed design and costing will be presented to Council along with a request to fund a portion 
of the project.   
 
This development reflects (almost verbatim) the concepts and policy direction of the LAP.  But, it is 
challenged by a key servicing issue with no current City plans or funds allocated to contribute to the required 
upgrade.  Should the Municipal Share Agreement application not be approved then the feasibly of the 
development is questionable given the high capital investment needed to facilitate a relatively low yield of 
39 lots.   
 
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 section 7.7(6)(c) of the OCP.   
 
Local Government Act – s.477 (3)  
The proposed OCP amendment has been reviewed in relation to the City’s Financial Plan and the Regional 
Waste Management Plan. Staff have found the bylaw to be complementary to these plans. 
 
Environmental Development Permit 
An Environmental Development Permit will be required prior to any development assessed based on the 
General Environmental Development Permit guidelines as well as the supplemental guidelines in the Arden 
Corridor Local Area Plan.   
 
Tree Cutting Permit   
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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.     
 
FINANCIAL IMPLICATIONS: 
The development is subject to City and the Regional District Development Cost Charges.  As discussed, should 
Council proceed with the bylaws amendments the developer has indicated they will be requesting that the 
City contributes to the infrastructure upgrade needed to facilitate the development.   
 
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 Reading, the 
applicant will request a DCC frontender agreement and a municipal share agreement. Staff estimate an 
addition ten hours will be spent reviewing the request and preparing a report and the required bylaws for 
Council consideration.   
 
ASSET MANAGEMENT IMPLICATIONS: 
As detailed, the development requires the extension of waterline which is not currently planned nor are 
funds allocated by the City.  The development will also require a subsequent maintenance agreement with 
the Ministry of Transportation concerning the extension of Copperfield Road through land within the CVRD 
to access the development.   
 
 
2019 – 2022 STRATEGIC PRIORITIES REFERENCE: 
 
 Focus on asset management for sustainable service delivery 

 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  

 
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 
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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. 

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 
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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. 

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:  

 

Staff are recommending that Council gives First Reading to the bylaws with the next step being the 
commencement of the DCC Frontender and Municipal Share Agreement process after which Council may 
give the bylaws Second Reading.  As a result, a Public Hearing concerning both bylaws will not be scheduled 
until after Second Reading.    
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Prior to this application proceeding to Council, the applicant notified neighbours within 100m of the property 
of the proposal and completed the Alternative Public Information Meeting process.  A series of comments 
were received which are overwhelmingly opposed to the development citing concerns including the scale, 
access and environmental protection.  The comments received and the Public Meeting mail out are provided 
in meeting summary in Schedule No. 4. 
 
OPTIONS: 

 

OPTION 1:  (Recommended) 

That based on the October 5th, 2020 staff report “OCP Amendment Bylaw No. 3018 and Zoning Amendment 
Bylaw No. 2912 - Lot A Copperfield Road” Council approve OPTION 1 and complete the following steps:  

1. THAT Council gives First Reading to Official Community Plan Amendment Bylaw No. 3018 to 
redesignate the subject property from “Suburban Residential” to “Urban Residential”; 

2. THAT Council gives First Reading of “Zoning Amendment Bylaw No. 2912” to create a new CD-30 
Zone and rezone the property legally described as Lot A, District Lot 138, Comox District, Plan 2607 
Except Parts in Plans 312R, 14210 and 29833 from R1-A to CD-30; and,  

3. THAT Second Reading of both bylaws is withheld 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 subject property to provide adequate water services.      

OPTION 2:   That Council postpone consideration of Bylaw 3018 and Bylaw 2990 with a request for 
more information. 

OPTION 3:   That Council not proceed with Bylaw 3018 and Bylaw 2990. 

 

 

Prepared by:  
 
 
 
 
 

Matthew Fitzgerald, RPP, MCIP    
Manager of Development Planning  
 

Concurrence by:      Reviewed by: 

  

 

Trevor Kushner, BA, DLGM, CLGA, PCAMP   Ian Buck, RPP, MCIP 

Interim Chief Administrative Officer    Director of Development Services 
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Attachments: 

1. Schedule No. 1 – Applicant’s Overview of the Proposal   
2. Schedule No. 2 – Letter from Millard/Piercy Watershed Steward 
3. Schedule No. 3 -  Detailed Proposal Overview 
4. Schedule No. 4 – Alternative Public Information Meeting Materials and Responses 
5. Schedule No. 5 - Sustainability Evaluation Checklist  

 



Staff Report – October 5, 2020 Page 11 of 113 
OCP Amendment Bylaw No. 3018 and Zoning Amendment Bylaw No. 2990 – Lot A, Copperfield Road  
 

Schedule No 1: Applicant’s Overview of the Proposal 

 

Floor Plan (Main) 

Floor Plan (2nd Floor) 

ATTACHMENT No. 6 10/11 
Public Information Meeting 
Support Letter (6) 
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Schedule No 2: Letter from Millard/Piercy Watershed Steward 
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Schedule No 3: Detailed Proposal Overview 
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From: B. Cameron [mailto:sundown250@gmail.com]  

Sent: Friday, May 29, 2020 1:59 PM 

To: Fitzgerald, Matthew 

Subject: Rosebery proposal on Copperfield Road 

  

Dear Mr. Fitzgerald, 

I am writing to oppose the proposed Rezoning application by Rosebery on Copperfield Road.  

First, I find it unconscionable that there will be no public hearings or information on this. While I 

understand that there is a pandemic on, public consultation is extremely important and to reduce it is a 

terrible idea. There has been almost no information dissemination about this application and restricted 

opportunities to learn about it. I only learned of it at the last minute by chance.  

Second, this does not fit with the existing neighbourhood character. The changes in zoning which Rosebery 

cites in Copperfield Ridge should not have been approved either. This neighbourhood has large lots and 

single family dwellings, this developer should not be allowed to change this simply so they can make 

money. We have to live in this neighbourhood. This is squishing density into a neighbourhood which does 

not have the capability to handle it.  

Third, the traffic from 48+ new units would put huge strain on Copperfield Road, Arden Road and the crazy 

traffic intersection at Arden and Cumberland. Arden Road has no sidewalks and has many walkers and 

bikers, to add this level of traffic would be to endanger them. Already speeders are a problem on this road. 

The intersection at Lake Trail and Arden is also severly congested at times and this will make it impossible. 

Local Area Plans and Official Community Plans are made so that any developments will be in keeping with 

the existing neighbourhood character, this one does not fit either. These plans are developed with a lot of 

community input, please don't ignore it. 

Please refuse the request to rezone, 

Sincerely, 

Barbara Cameron.  

  

 

mailto:sundown250@gmail.com
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