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,

ﬂ///@ A

Geoff Garbutt, M.PI., 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 m? (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



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

Page 4 of 163

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, CD-26 Proposed CD-26A Result Total Phased R-4A
2007 Section Development

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

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

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

occupation occupation limited to adult daycare
8.53.3 Max. Lot 40% 20% ~34% Not Applicable
Coverage
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 30.0m 60.0 m ~92.5m 30.0m
Frontage
8.53.7 (1) Front 7.5 m below 9.0 m high; | 8.0 m below 11.5 m varies 6.0 m
Setback 11.5 m above 9.0 m high | high; 20.5 m above 11.5

m high

8.53.7 (2) Rear 7.5m 18.0m varies 6.0m
Setback
8.53.7 (3) Side 4.5 m; 6.5 m 5t storey 9.5m north; 13.5m varies 3.0 m; 4.5 m 4th storey
Setback abutting residential use south or flanking street
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Landscape Buffer
Width Adjoining
Street

Schedule A (min. 6 m)

8.53.8 Building Building 1 — 10.5 m roof 15.0 m to roof parapet; | varies 14.0 m for apartment
Height parapet; 12.5 m elevator | 17.0 m to elevator top
top
Building 2 —12.5 m roof
parapet; 14.5 m elevator
top
Building3-8.5m
8.53.9 Useable Open | None previously required | Min. 70 m2 play area, varies 20.0 m2 per unit for
Space (UQS) for Building 3 as no 250 m? rooftop amenity apartment
residences area, decks and patios
contemplated. 1,930 m? avg. 9 m?, min. 4.5 m?
total (about 16 m2 per
dwelling unit) and a
walkway between Cliffe
and Kilpatrick
8.53.11 (1) Min. 1.3 52 for 41 units (1.27) 1.29 1.5 stalls per residential
Parking Spaces Per unit
Residential Unit
8.53.11 (4) Min. 26m;55m 2.6m;55m 2.75m;55m
Parking Space Width;
Length
7.1.6 (7) Min. Extra 0.6 m Per parking plan (~0.3 varies 0.6m
Space Against Wall m min.)
8.53.11 (5) Min. 6.7 m in accordance 6.7 m in accordance 6.7m 7.2m
Underground Aisle with existing schedule with new schedule
Width
8.53.11 (6) Max. 25% 25% 20% 10%
Small Car Proportion
8.53.12 (1) Min. 4.0 m except as in 4.0 m except as in new | varies 3.0m
Landscape Buffer existing Schedule A Schedule A (min. 3 m)
Width Adjoining
Residences or Park
8.53.12 (2) Min. 3.0m 3.0m varies 3.0m
Landscape Buffer
Width Adjacent
Commercial Use
8.53.12 (2) Min. 7.5m 7.5m except as in new varies 45m

* 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 Figure 4: 3030 Kilpatrick Ave from north

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.
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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 m? of useable open space is provided which equates to
approximately 16 m? per dwelling unit, whereas multi residential developments typically require 20 m? per
dwelling unit. The current application approaches the 20 m? per dwelling unit target but the focus is on
quality spaces over just quantity: A 266 m? (2,863 ft?) rooftop amenity area and a 75 m? 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 m? (101.3 ft?) and are each a minimum of 4.7 m?(50.3 ft?). 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 / 29'" Street, Kilpatrick /
30t 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.



Staff Report - September 7, 2021 Page 9 of 163
Zoning Amendment Bylaw No. 3030 - 3040 Kilpatrick Avenue

2019 — 2022 STRATEGIC PRIORITIES REFERENCE:

® Communicate appropriately with our community in all decisions we make

@ Focus on asset management for sustainable service delivery

® A 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:
0 high —downtown area including along riverfront
0 medium —intensification of existing sites

0 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 30
and May 4%"), 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 28™ 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
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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 23 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:
M /}%w-
Mike Grimsrud, Matthew Fitzgerald, RPP, MCIP

Planner Il Manager of Development Planning
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Concurrence by:

/

/)
Ve =

lan Buck, RPP, MCIP
Director of Development Services

Attachments:

Schedule No. 1: Draft Zoning Amendment Bylaw No. 3030
Schedule No. 2: Applicant’s Written Project Description

Concurrence by:

e

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

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) FrontYard: 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 m? play area as shown is Schedule A
(2) 250 m? rooftop amenity area
(3) Patios or balconies for averaging 9 m? per unit, with a minimum size of 4.5 m?

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

3012m
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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

251-255 Newport Drive
Port Moody, BC V3H 5H1
P :604.519.0003

NEWP o RT onuLF!'r‘E\?AEY F : 604.519.0005

www.newportcourtenay.com

Summary of Virtual Public Information Meetings #1 and #2 — Newport Village Phase 3

June 24" 2021

Attn: Planning Department
Development Planning
City of Courtenay

Dear Planning Department,

On March 30" 2021, Newport Village Courtenay Development Ltd.’s development team hosted the first
virtual open house to inform local residents about our proposed plan for Phase 3 at Newport Village
Courtenay. Invites were sent to surrounding neighbors as per the mail list provided by the city. In
addition to a mailout, we provided an option for those to express their support or concerns on a survey
through our website.

On May 4™ Newport Village Courtenay Development Ltd.’s development team hosted a second virtual
open house to inform local residents about our proposed plan for Phase 3 at Newport Village Courtenay
who did not receive the first mail out. Although Michael Grimsrud informed us that this meeting was not
mandatory (image #1 below), we, Newport Village, opted to hold it nonetheless. As such, the purpose of
this second meeting was to inform local residents who weren’t in attendance at the first meeting about
our proposed plans. Invites for this meeting were sent to surrounding neighbors as per the original mail
list provided by the city

After this mailout was sent, the City of Courtenay’s planning department notified us via email that they
had made an error in providing the first address list (Image #2 below). Since we would not have ample
time to notify the additional addresses of the meeting, we revised the mailout to create a third mailout
and sent to addresses. The purpose of this mailout was to inform of our plans and to direct the
additional persons at the corresponding properties to send in their comments and or concerns to
ourselves and/or The City of Courtenay directly. As Newport Village owns and rents the dwellings in
3080 Kilpatrick, we emailed all tenants the information as per our third mailout.

At the start of the second public information meeting, we made our purpose very clear in that the
meeting was being held in consideration of allowing new participants a chance to speak. To our surprise,
there was only one new attendee. To combat any frustrations among previous attendees, we advised
them to direct questions to our email. However, three attendants remained adamant to be heard and
were being very disruptive and interrupting our Development Manager on multiple occasions. Questions
raised were pertaining to items such as engineering, and our Dev. Manager repeatedly informed them
to direct questions to email so that we could provide a detailed answer. Nonetheless, we had been
continually bombarded with comments of disapproval, slander, and spreading of misinformation until
the meeting was finished.
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2. Number of comments received, and by which means.
a. We received (35) submissions on our website compiled feedback is attached. Feedback
was compiled thru our wehsite and at the public consultation session we held on Zoom.

3. Info provided in mail out.
a. Attached mailout letter along with addresses as provided by the City of Courtenay
See item 9

4. Summary of questions raised / response and major discussion points.
a. Concerns for businesses exposure at 3030 Kilpatrick Ave.

i. Accessto 3030 Kilpatrick; We have and will ensure that we will be diligent in not
blocking access to their business during construction.

ii. Signage for 3030 Kilpatrick; We have proposed to incorporate a location for a
sign for them on our site one that they will need to maintain.

iii. We support small businesses and will do what we can so that they are not
impacted during the construction of our project.

b. Concerns for parking supply/availability.

i. We have in the past and are currently enforcing property specific bylaws
through towing to mitigate people using stalls not assigned to them.

ii. Parking studies done by Watt traffic consulting indicates that our parking supply
meets demand. Currently, we have a surplus of parking stalls in building 2 as not
all tenants have a vehicle. Parking is not an issue at Newport Village.

c. “When will units be available for purchase?”

i. Estimated that presales will be in the fall of 2021. However, this is pending
project approval by the city.
d. “Will this be a rental building, or will you be selling units?”
i. Forsale.
. Majority of persons attending virtual open house were in support of the development.
f. Only 3 of the owners from 3030 Kilpatrick attended the meeting; Angela, Justin & Dan.
Angela lives and runs her dog spa business out of her unit. She would prefer the 2-lane
drive thru concept over the condo building. Justin rents his 2 units as Airbnb’s and Dan
did not declare whether he lives in the complex.
g. Over 40% of owners in building 1 sent in responses that they support this condo
development.

Public Information Meeting #2

Recording:
https://www.dropbox.com/s/800mp3fgsjwh5gi/Public%20Info%20Meeting%20%232%20zoom 0.mp47?dI=0

1. Date of Mailout.
a. April 20" 2021

2. Number of comments received, and by which means.
a. We received 76 comments both verbally and spoken at the public consultation session
we held on Zoom. See item 10
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3. Info provided in mail out.
a. Attached mailout letter along with addresses as provided by the City of Courtenay.

See ltem #7

4. Summary of questions raised / response and major discussion points.
See ltem #10

Regards,

Alex Rasovic
VP Sales & Marketing
Newport Village Courtenay Developments Ltd.
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designed the exit from Parkade same as original design from drive-thru concept, all vehicles would of turned
90 degrees from ramp onto access-driveway prior to enter it as well we have designed that there are no blind
spot for added safety. The traffic report suggest next to no congestion. The report suggest that if 41

residences used the driveway 2.5 times in a 24 hr daily timeframe its about 100 times where a 24 hr drive-thru
is estimated to have well over 400

6. What assurances would we have that we would not be flooded in a storm event due to power outage / pump
failure in the underground parking? The underground has only 2 pumps to pump perimeter drainage and water
flows we will have a backup on demand generator eliminating any drainage issues, the Parkade would have to
flood past 8’ in its entirety in order for the water to start flowing out of it and further the building will be graded
for any water flows to go South and down the overflow pathway (all built) to never come towards your complex
so no threat ever to you. All roof and asphalt water flow in heavy events go into our detention system than
downgrade

7. Where are you planning on putting the plowed snow in the winter as with several entrances / exits on the
north driveway it could prove challenging, and parking is in high demand? Our onsite plan (and as per our
snow removal annual budgets) is to plow like all others as needed in large snow fall events we would load into
trucks and dispose off site as we do on all of our other projects

8. Will there be any interruptions to services (internet, cable, phone, hydro, water, etc.) to any neighbors during
construction and re-routing and how would they be compensated? \We don't anticipate anu interruptions as we
will not be nor do we have a need to construct outside of our building envelope

9. What is teh expected price point of the units, if stratified, and if rented the prosepective rent range, and
would parking be an additional fee as it is currently in 30807 This Building is planned to be “For Sale”

Whatever the requirements are for meetings, and | will certainly be checking, this was an unfortunate waste of
time because of a complete lack of willingness to answer any questions. If you weren't willing to answer
questions and didn't need to have the meeting, you could have canceled it. i} a'though | did not attend
the second info session | did watch the recorded Zoom session, Bill, our Development Manger clearly stated
that the meeting was only for individuals that were not able to attend the 1= meeting he repeatedly kept asking
that anyone attending the 2™ session send to us written questions so that we can answer them correctly as Bill
is not part of the Construction team hes employed as a Development and Marketing Director. As you're aware
the 2" meeting was not mandatory. | can forward you a link to the zoom session if you'd want to rewatch.

From [

Sent: Tuesday, May 4, 2021 6:00:57 PM

To: Sasha Rasovic <sasha@dulex.ca>
Subject: Re: 3040 Kilpatrick PIM

Mine was from his boss.



Staff Report - September 7, 2021 Page 51 of 163
Zoning Amendment Bylaw No. 3030 - 3040 Kilpatrick Avenue




Staff Report - September 7, 2021 Page 52 of 163
Zoning Amendment Bylaw No. 3030 - 3040 Kilpatrick Avenue

Glen Smith

. ___________________________________________________________________________________________________________________________________|
From: rent@dulex.ca

Sent: June 25, 2021 9:04 AM

To: Glen Smith

Subject: [FWD: Newport Village Phase 3]

-------- Original Message --------

Subject: Newport Village Phase 3

From: <rent@dulex.ca>

Date: Tue, May 04, 2021 9:14 am
To:

Hi Everyone,

You are receiving an email about Newport Village Phase 3 by blind copy.
Please provide feedback as per below instructions.

We look forward to finishing Newport Village in your community.
NEWPORT VILLAGE PHASE 3

Raising Courtenay apartment-style living to new heights, Newport Village's modern urban design
allows you to live comfortably.

Enjoy extraordinary mountain or water views* from expansive windows, with warm interiors that
bring the surrounding elements of nature into your living space.

The Third and Final Phase of Newport Village will create 41 new one & two bedroom homes
tailored to modern, transit-oriented living to complete Comox Valley's tallest new community.
*available from select units

Project Address: 3040 Kilpatrick Ave. Courtenay B.C. VON 0G7

PROPOSED ZONING AMENDMENT

TO REZONE FROM CURRENT: CD26, STAND ALONE 8.5m STAND ALONE DRIVE THRU
BUILDING

TO: CD (TBD), 41 UNIT CONDO BUILDING

View relevant documents on The City of Courtenay
website www.courtenay.ca/devapptracker (search byfile number or address).

Please return your Comments by May 14, 2021
Please provide feedback through the form on our website.

You may also direct written questions or concerns to: info@newportcourtenay.com.

Thanks,

Abby
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Grimsrud, Michael

Sent: Thursday, March 4, 2021 10:49 AM

To: PlanningAlias
Subject: 3040 Kilpatrick Ave proposal
Hi there:

I will be writing a more detailed letter later but noted that a permit to allow 41 more residential units has been
applied for at 3040 Kilpatrick. As a business owne and resident at 3030 i and my business partner and spouse
strongly object to this unacceptable proposal. The pressure on traffic and parking is at a saturation point and
causing a lot of problems. We will be organizing others to oppose as well. This is too far from the original plan
and should be rejected.

——

There will be less traffic with a residential building than a 24 hour drive through.
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Enough is enough though. During the planning phase of the approved development we worked with the
planning department to have our most pressing concerns at the time addressed and make the best of it
by finding compromises. We were hopeful when the second phase was completed that the third one, a
smaller commercial space, would be done fairly quickly and that we could be done with construction, so
of course we're frustrated to have to begin this process again. To have the approved plan that we didn’t
object to changed in the final stretch to something that discards all of our previous efforts and that will
increase density significantly and hide the existing businesses at 3030 is frustrating.

Newport proposes to build a residential building rather than a 24 hour commercial, which will reduce
the above comments and help better serve the local community of Courtenay

Quite frankly, this proposal seems to prioritize profit for the developer by shoehorning in as many units
as possible over the welfare of existing local businesses and residents, including the residents who
purchased in building one of the development with mountain views. More residential won’t be a good
fit, will cause more parking problems, traffic, noise, mess, and conflict, and will negatively impact
existing homes and businesses nearby. A commercial space such as the one already approved better
compliments not only the original mixed use buildings at neighboring 2030, but would also provide
better visibility for the commercial portion of phase two of the Newport development.

We urge City staff and Council to reject this rezoning application.

It should also be noted that as of March 22 we have not received any formal notice as required of this
development application, though the application was received by the City almost a month ago.

Thank you for your time and consideration on this issue.

= Answer to these question have been provided in pre

221-3030 Kilpatrick Ave

Newport reason to change towards a residential building was to help families that need homes in Courtenay.
There is a huge housing shortage in Courtenay. Proving homes to men, women and children is more important
than building a commercial building that will remain vacant. All commercial units on building 2 are vacant as
there is an over supply of commercial units in Courtenay. Newport Building 2 has been up for lease from Oct
2018 to current with no offers to lease.
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Continued from above

taxes, separately billed water and sewer, but with the less professional feel of working out of a house in
a residential neighborhood.

We mentioned in our previous letter that parking was an unanticipated issue. We know from talking to
many of the councilors that walking, transit, and cycling are being encouraged and we fully support that,
having chosen a work / live for ourselves. However, we think it’s important to point out that
encouraging people to drive less doesn’t mean people will necessarily choose not to have a car at all.
We work where we live and still feel that we need a car to get groceries that we can’t carry home, to go
to the recycling depot, go to the doctor, pick up our granddaughter, take a dog to the vet, pick up
supplies for our business. Not everyone waorks in a nearby office that they can walk or cycle to. People
who work in remote locations often need a car. People working in essential jobs like home support,
mobile nursing, trades and repair occupations need vehicles to get from job to job. They need a space to
park in while they’re at those work sites and a space when they get home. We suspect that the vast
majority of people reading this letter have a car, even if other modes of transportation are chosen when
possible. As our populations ages, can we realistically expect seniors to walk or cycle in all-weather to
run their errands, such as medical appointments? Transit has improved here, but does it realistically
work for all situations? Encouraging people to drive less is great, we all want that. However, not
providing adequate parking for residential developments isn't stopping people from owning cars: it's
just causing conflict and making life more difficult for people who genuinely need a car. Problems arise
when developments with inadequate parking are adjacent to commercial properties in areas without
sufficient street parking. Businesses need to have parking available for customers, and shouldn’t have to
provide parking for neighboring residences where the number of units was maximized and the number
of parking spaces we kept to a minimum. The development in question appears to have well less than
the 1.5 parking spaces per unit required under the bylaws for the first two phases, and woefully
inadequate visitor and disabled parking. This final phase is also proposed with well less than the
standard 1.5 spaces per unit.

While this neighborhood is within walking distance to some types of shopping, the nearest elementary
school, Courtenay Elementary, is not within walking distance for parents with small children. The
nearest middle and secondary schools, Lake Trail and Vanier, are much farther. The nearest playground
is at the airpark for small children, and the nearest park with a field is Bill Moore, both a fair distance
away through high traffic areas. Children living in phase 1 and 2 of the development in question,
unfortunately have little choice but to play in the busy parking lot. The only green space in the
development, called a play area on the drawings, is a small wedge of turf with two benches, that is
unsuitable for play.

The developer purchased 3040 knowing that it was zoned for commercial use. He may try to make the
case that he needs a return on his investment by changing the zoning to residential and selling housing,
currently in high demand. However, is it fair to change the zoning for his benefit and put our small
businesses at 3030 at risk? Small businesses have already suffered due to the pandemic, and can’t afford
additional hardship. As the development team so coldly pointed out at that second meeting, council
may have to decide in the cost / benefit analysis, whether 41 units of new residential is worth the
potential loss of small businesses at 3030. Since those businesses were opened in good faith based on
the current zoning, it's both unfortunate and nerve-wracking to feel as though our long-established
livelihoods now hang in the balance.
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Continued from above

We have some had some unfortunate experiences with this developer up until this point. A few years
ago, the first day we met Sasha Rasovic, the developer, he told us, unprompted, not to worry, that he
wouldn’t be moving our driveway, and that he wouldn’t be connecting to our water system behind our
water meter. When we showed up at the first public meeting for the initial proposal approximately
three years ago, we noticed on the drawings that the driveway was in fact moved. There was only one
street access point where the south driveway currently is, and quite a maze to get to our homes and
businesses at 3030. We were surprised and told him that we had concerns about having the driveway
taken away that directly accessed 3030. We were also concerned about only having only one street
access for multiple units at 4 separate addresses, about the clunky, maze-like access for our customers
to find us, as well as concerns about emergency services being able to locate us if nheeded, and potential
logistical problems that might block a single access for all of the units, such a water main break or car
accident. The developer told us that it was his property and he could do whatever he wanted, and that
he only had to provide access. We told him that we would have to talk to the city planning department
about our concerns. The developer then told us that if we did that, he would build a wall in front of us
and plant trees, so that no one would know that our business was here. In the end the plan was altered
to keep the north driveway after we expressed our concerns to the city planning department.

At another point, without notice or permission, the developer’s site manager installed silt screens in
multiple drains on the property of the stratas at 3030, and then didn’t maintain them as required,
causing flooding in our parking lot for months afterwards. Our clients complained about having to walk
through 4-inch-deep water to get to our door. The developer wouldn’t send anyone to fix the problem
as their workers had returned to the lower mainland. During a storm, when our building itself was at risk
of flooding and we called in a panic, begging and then insisting that something be done, and were told
to get something long and sharp and poke a hole in the screens ourselves. With difficulty, we were able
to do that with one, not the other. A week or two later the developer sent someone from a local
contracting company to remove the screens. That person informed us that the screens should have
been removed and cleaned monthly to avoid becoming blocked and flooding the area.

On another occasion, Sasha Rasovic cited our easement and, seeming to read it in reverse, told us that
he was going to connect to our water supply behind the city water meter during construction. He told us
he planned to access our water, install his own meter, inform us of what he had used and reimburse us
after we paid the bill. When, during the meeting that he asked for with the stratas at 3030, one strata
owner asked him what he was asking us for, he said that he wasn’t asking, he was telling us what he was
going to do. We informed him that he did not have permission to do so in the form of a letter from a
lawyer, a copy of which was sent to the city. After receiving the letter, he did not pursue this course of
action and made other arrangements to supply his own water directly from the city.

Quite frankly, we were looking forward to this project being completed as previously approved and no
longer being burdened with construction and uncertainty in the neighborhood.

Almost every councillor we spoke with asked us what we would want in the remaining space as an
alternative to the latest proposal. What we want is for the developer to maintain the original plan for
this part of the development. This remaining construction phase was to be the final commercial portion
of what was supposed to be a commercial / residential mixed-use development. Keeping this phase
commercial would draw people into the area instead of walling them out, which would benefit the
businesses at 3030 instead of harming them. Keeping this lot commercial would continue to give the
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neighborhood the vibrant, mixed use feel that it currently maintains instead of tipping the balance of
the area from primarily industrial / commercial to primarily residential.

Zoning matters when people are choosing where to put homes and businesses, and in this case the
zoning should be protecting the small businesses at risk of real financial harm from this proposal. We
purchased our space here within the rules when we sought out an appropriately zoned property for our
business. Recently, the city amended the home occupation rules to allow people in our industry to work
from home. At the time we had concerns about the change affecting the value of our small commercial
space and whether it was fair for the rules to change allowing competitors to provide the same service
that we provide from homes when we had actively purchased a properly zoned work / live property for
this purpose. We pay commercial taxes and separately for water and sewer service for the residential
and commercial portions of our property while others have now given up their commercial leases and
operate similar businesses from their homes in residential neighborhoods with lower costs for services.
When the city passed the amendment, we were at least able to say that we were in a commercial area
with more exposure and a more business-like feel than those working from residential neighborhoods. If
this rezoning amendment passes, that will no longer be the case. We’ll be in a condo in a residential
area but with much higher bills than a home-based businesses and a commercial space that no longer
feels like a commercial space and doesn’t have any functional value. We put our eggs, home and work,
into this basket, based on the zoning here. In this market, moving our home and business would be
unreasonable.

We hope that, when we hear people say to support small business and to support local, that our city and
our council will lead by example and protect local small businesses by denying this zoning amendment.

Sincerely,

221-3030 Kilpatrick Ave. Courtenay, BC VAN 8P1

To date no cars have parked at 3030 Kilpatrick or been towed from 3030 Kilpatrick that we have been made
aware. No cars have been referenced from Newport for parking issues at 3030 Kilpatrick. Building 2 has 50%
vacant stalls. From what we understand there is a small

amount of cars at 2998 Kilpatrick that had notices place on their windows.

Newport proposes to build a residential building rather than a 24 hour
commercial, which will reduce the above comments and help better serve
the local community of Courtenay
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Grimsrud, Michael

N
Sent: Monday, May 3, 2021 4:37 PM

To: PlanningAlias
Cc: CouncilAlias
Subject: FW: Newport Village Phase 3

rrom: |

Sent: May 3, 2021 4:39 PM
To: 'info@newportcourtenay.com’ <info@newportcourtenay.com>
Subject: FW: Newport Village Phase 3

Sent:

To:

Cc:

Subject: Newport Village Phase 3

To Whom it may concern,

Phase 3 Location, 3040 Kilpatrick Ave. Courtenay BC

Rezoning request/information feedback — To rezone from Stand alone drive thru building to 41 Unit Condo.

As one of the neighbouring businesses | send this with great concern. My questions to all of you above is—What are you
doing about parking and traffic flow onto Kilpatrick? We have had an ongoing problem (extreme & volatile in a lot of
cases) of our business parking lot being full with (while under construction) construction workers over a few years to
condo owners and tenants using our lot because there is not enough parking allotted for multiple residents in each unit.
We have been unable to unload our products, gates are blocked and no parking available for customers and staff. The
huge increase in traffic flow onto Kilpatrick is very dangerous to vehicles and pedestrians alike. Thank you in advance for
a serious look at the issue’s at hand and the responsible/accountable decisions made on behalf of the residents &
businesses in all neighbouring directions.

Sincerely (Store Manager Calais Leisurescapes)

Consultant traffic report indicated less traffic with proposed residential building than 24 hour drive thru.
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Grimsrud, Michael

I
Sent: Tuesday, May 4, 2021 2:31 PM

To: PlanningAlias; CouncilAlias
Subject: Phase 3 - 3040 kilpatrick ave

To whom it may concern,

My name is_ | live at 3080 Kilpatrick Ave in Courtenay. | have recently been made aware that thereis a
phase 3 happening near our building. | just want to shed some light on our experience as a renter in this building.

I’ve been told that you need more information on the surrounding area near the phase 3 property. Not True
As renters of the building at 3080 Kilpatrick Ave, we do not have any visitor parking in our “home” - There are three
spots that are available for our visitors amongst the however many units that are in this apartment building. People are
constantly getting towed because there is not enough space for visitors to come and visit or help people in need in this
building. People now have to park in the Walmart parking lot to make sure that their car stays safe. And with that being
said that’s not a whole lot of comfort.

| have been here since day one of this apartment being up and running and it has been a struggle. There are constant
drug addicts and homeless people surrounding our apartment building and the cops are called weekly to the building.. |
genuinely think adding any form of fast food restaurant or another apartment building will just add more conflict and
frustration to both potential buildings.

I’'m not saying this because I'm frustrated or upset I've came to terms with the opportunity this apartment has given us.
But | do want to be able to set up the future people that are building in phase 3 up for success.

Not True
Amongst the at least 100 people that live here, there's only three visitor parking stalls that are available. If phase 3 turns
into an apartment building that will most likely take away some parking stalls that are available for the apartment that |
live in currently. I'm sure you can only make so much underground parking stalls.. the bigger the apartment or
restaurant, the more hassle it will be for everyone.

If you need to give me a call at any time, | am more than happy to talk about this on the phone! My phone number is
_II am writing this on behalf of myself and my boyfriend that | live with.

Much thanks, . )
Newport Building 2 has 50% vacant parking stalls.

Newport has 6 visitor stalls

We have asked the local business to lock their garbage bins to reduce the homeless people and drug addicts
going into them. Newport has garbage in a lock room out of site from intruders.
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Grimsrud, Michael

Sent: Monday, May 3, 2021 9:09 PM

To: PlanningAlias
Subject: Phase 3 "3040 Kilpatrick”

Good evening,

| have received news through a long long thread of gossip that there are plans for a 5 story building being built beside
my home in 3080 kilpatrick Ave. |, as well as every other tenant in this building would like to be informed of things like
this & also would like to know what will be done to compensate the constant construction noises we were not told

would be happening when we signed our contracts.

Thankyou,

There will be a construction plan inplace for site access.

There is no mention of construction noises and or compensation in any tenancy agreement or tenancy act of BC.
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Grimsrud, Michael

Sent: Tuesday, May 4, 2021 9:44 PM

To: PlanningAlias
Subject: Against proposal of new building at 3040 Kilpatrick ave

Good evening,

I am writing as the subject says I am strongly against the new development of 3040 Kilpatrick ave, Courtenay
be. The 2 buildings that are currently 1m this location are garbage already without adding mnsult to mjury by
adding another crap building there. T live m 3080 and frankly am about to break my lease due to al of the issues
here.

1) there are so many problems with parking, people park anywhere because there is not enough parking spaces
as it 1s. Management tows everyone's vehicles because they park in visitor parking as it is. There 1s not enough
parking for visitors let alone residents. People are parking in the walmart parking lot to compensate and once
the commercial suites are rented out this will cause even more issues.

Only visitors can parking visitor stalls, we have two vacate stalls to rent, please contact us if you need additional parking
2) the building has very low water pressure at high usage times in the day and adding more people to this will
make it worse.

Todate Newport Building 1 and Building 2 have received no water pressure complaints
3) there are already noise issues due to high traffic area of walmart and the strip mall behind the building which
1s very disturbing starting very early in the moming 4am and weekends and continues very late at
night. Adding this building will add more noise and construction mess. Going back to the parking issues then
construction workers and service people will also take parking spaces.....

No comment required.
A)There have been multiple issues with the homeless breaking into vehicles and living in the underground
parkade in the 3080 building, adding another building in the 3040 location will add more targets and the
location will no longer be open to viewing from the public and from people driving by which will cause more
incidents in this location.

The Police have ask tenants not leave valuables insight as all of Courtenay has these problems

5) Entering the parking lot 1, there have been several occasions with near misses for accidents because of the
location of the entrance to the parking lot and traffic coming around the corner from walmart or the strip
mall. Adding more traffic to this blind cormer will be asking for the near misses to tum into accidents.

Site lines are as Watt report for safety and no accidents have been reported.
Please take Into consideration the issues that exist already before allowing them to build another building in this
location.

Kind regards
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Grimsrud, Michael

I
Sent: Wednesday, May 5, 2021 2:19 PM

To: PlanningAlias; CouncilAlias
Subject: Re: Development at 3040 Kilpatrick Ave.
Dear Sirs,

My name is-_, and | live at 2249 Clark Road, Courtenay B.C., V9J 1T1.

I am writing to express my opposition to the zoning amendment and development proposal at 3040 Kilpatrick
Ave.

| feel that this will negatively affect the small businesses in the neighbourhood.

Yours truly,

Newport reason to change towards a residential building was to help families that
need homes in Courtenay and to increase local commercial business with more local
residential customers. There is a huge housing shortage in Courtenay. Proving
homes to men, women and children is more important than building a commercial
building that will remain vacant. All commercial units on building 2 are vacant as there
is an over supply of commercial units in Courtenay. Newport Building 2 has been up
for lease from Oct 2018 to current with no offers to lease.

Additional residential occupants help increase local business, not harm them.
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Grimsrud, Michael

Sent: ednesday, May 5, :

To: PlanningAlias; andcouncil@courtenay.ca
Subject: zoning

wty nae i (D

live at 2822 Wentworth Road
Courtenay,

I am writing to say that 1 oppose the
zoning amendment and development
proposal at 3040 Kilpatrick Avenue



Staff Report - September 7, 2021 Page 81 of 163
Zoning Amendment Bylaw No. 3030 - 3040 Kilpatrick Avenue

Grimsrud, Michael

I
Sent: Saturday, May 8, 2021 9:20 PM

To: PlanningAlias; CouncilAlias
Subject: planning amendment 3040 Kilpatrick
Hello,

| write to you with concerns about the amendment to plans for 3040 Kilpatrick.

Since moving to the Comox Valley eight years ago, | have taken my dog to be groomed at Thoughtful Paws — 3030
Kilpatrick. At first, the large lot in front of the strata complex was bare. When construction started on the huge complex
adjacent to the strata where Thoughtful Paws is located, we all patiently worked around the extra vehicles on site — even
though the added traffic often created both safety concerns and parking issues when arriving with my dog and then
leaving with her. Certainly we all hoped that it would settle down once the construction was complete. Now | am told
that the latest plan is for additional housing units where the new parking lot for 3040 Kilpatrick is located....directly in
front of the location of Thoughtful Paws and several other small businesses.

Obviously, | am concerned for the sustainability of a business that | value and for the owners, who | like. We have
already worked through a very hard year and were locking forward to better times. | am also very concerned about the
safety of anyone entering or leaving the home/business complex behind the property in question. Even before the
added traffic with construction and many new home owners, that driveway could be a little difficult during busy hours
or seasons with all of the traffic from the Walmart complex. During the Christmas season, that road is downright
dangerous. |truly do not see how adding yet more housing units, with at least one vehicle per unit a reasonable
expectation, could be a good plan.

| ask you to think hard and long before voting in favour of this amendment.

Thank you.

#37 — 3400 Coniston Crescent
Cumberland, BC VOR 1S0
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Grimsrud, Michael

From: Fitzgerald, Matthew

Sent: Thursday, May 13, 2021 8:22 AM

To: PlanningAlias

Cc: Grimsrud, Michael

Subject: FW: Proposed Rezoning on Kilpatrick Avenue
See below.

From: [

Sent: Wednesday, May 12, 2021 6:39 PM
To: Fitzgerald, Matthew
Subject: Proposed Rezoning on Kilpatrick Avenue

Dear City Council & Mayor Wells,
Please accept this note of support for the proposed development, Newport Village, on Kilpatrick Avenue.

| like the design of this development, and believe it will help refresh the neighbourhood, like the other developments in the
area.

This is a great form of housing in the municipality. New housing is much needed as everything else in Courtenay is not
available and single family homes are not affordable for many individuals.

Newport reason to change towards a residential building was to help families that
need homes in Courtenay and to increase local commercial business with more local
residential customers. There is a huge housing shortage in Courtenay. Proving
homes to men, women and children is more important than building a commercial
building that will remain vacant. All commercial units on building 2 are vacant as there
is an over supply of commercial units in Courtenay. Newport Building 2 has been up
for lease from Oct 2018 to current with no offers to lease.
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Schedule No. 4: Site and Building Plans
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Schedule No. 5: Sustainable Evaluation Checklist
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Building Design. The application:

Description of how the criteria are met

a) Exhibits high standard of design, landscaping
and environmental sensitivity;

Expensive Siding, Roofing, Windows, Glass Railings,
Lush Landscaping, energy star appliances, etc.

b) Maintains a high standard of quality and
appearance,

Cement Fibre Board Siding, Plank Siding, Culture
Stone, Patio pavers and concrete sidewalks.

¢) Includes articulation of building faces and roof
lines with features such as balconies, entrances,
bay windows, dormers and vertical and horizontal
setbacks with enhanced colors;

Building articulates in and out of building face with
balcony decks and jogs and roof line with balcony,
elevator, staircases and roof decks.

d) Avoids creating a strip development appearance;

Several color changes with |ap and flat siding with stone and
glass and entry canopy avoids creating a strip development
appearance.

e) Satisfies Leadership in Energy and
Environmental Design (LEED) certification (or
accepted green building best practices);

Domestic Hot Water Tanks, Low VOC paints, LED lights,
engineered floors, rigid insulation on roof, sloped roof to gutters,
etc

f) Uses environmentally sensitive materials which
are energy sensitive or have accepted low
pollution standards;

Gype-crete topping, luxury vinyl floors, cement
siding, plywood, douglas fir lumber, etc

g) Builds and improves pedestrian amenities;

Play area, walking path, exterior bike racks, roof top
amenities

h) Provides underground parking;

Underground parking and underground lockers.

i) Applies CPTED (Crime Prevention Through
Environmental Design) principles;

Clear line of sites around building, parkade entrance, long screw in entry
door, wood backing at entry door frame and studs, 45 degree door viewer,
camera system, fob system, optional security systems, shear walls, etc

Transportation. The application:

Description of how the criteria are met

a) Integrates into public transit and closeness to
major destinations;

Near public transit and close to major retail and
commercial destinations.

b) Provides multi-functional street(s);

Has two ways into and out of site

c) Prioritizes pedestrian and cycling opportunities
on the public street system and through the site
location that can provide an alternative to public
road;

Disable access, pedestrian and cycling
opportunities are on-site.

d) Provides or contributes towards trail system,
sidewalks, transit facilities, recreation area or
environmentally sensitive area;

Increase trail, sidewalks for transit and recreation
area.

Infrastructure. The application:

Description of how the criteria are met

a) Includes stormwater techniques that are
designed to reduce run-off, improve groundwater
exchange and increase on-site retention;

Change small number of roof drains to larger amount of gutter drains so that the roof
water |load is dispersed into storm water more slowly and evenly. Water flows off roof into
perimeter soffit that can hold water then flows down gutter pipes in storm system around
the parkade, Roof desk pavers are on pedistals so water can flow under pavers to soffit,

b) Utilizes renewable energy sources (i.e. solar,
geothermal) within servable area to City
standards;

Having hot water tanks in each unit reduce consumption of gas and increases renewable
electrical energy. Residents also do not waste hot water that they pay for so this reduces
the consumption of water that is heated. Not running hot water pipes from a central boiler
reduces industry energy to produce pipes, etc.

www,courtenay.ca
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Character & Identity. The application:

Description of how the criteria are met

a) Provides a positive image along waterfront areas
and fronting road;

Fronting roads will have a positive image opposed
to commercial or dirt.

b) Is designed with quality and variety of features
within the project (i.e. street furniture, street
lights, signs, curb treatments);

Will have great street lights, signs and curbs.

c) Provides public and private amenity space;

Public park and private roof deck amenity provided.

d) Preserves heritage fixtures;

Preserves original entrance to 3030 Kilptrick Ave

e) Orients to views, open space and street;

Views are oriented to open space and street.

Environmental Protection & Enhancement.
The application:

Description of how the criteria are met

a) Protects riparian areas and other designated
environmentally sensitive areas;

None on original exiting site bought land

b) Provides for native species, habitat Good idea
restoration/improvement;
c) Includes tree lined streetscapes. As required

wWww,courtenay,ca
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Schedule No. 6: Additional Materials — Total Development Parking, Parking Study, Traffic Study, Play Area
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1.2 SITE

CHARACTERISTICS AND POLICY CONTEXT

The following provides information regarding services and transportation options in
proximity to the development. In addition, the City of Courtenay’s planning policies

pertaining to

ot

sustainable transportation and parking management are summarized.

POLICY & PLANNING CONTEXT

The City of Courtenay is in the process of updating its Official Community
Plan (OCP), which will contain policy direction on several fopics pertaining
to parking including fransportation and mobility, land use, and design of
the built environment, among others. The City's existing OCP includes
several goals and policies pertaining to transportation including goal #2,
which is stated as follows:

“Development of a transportation system that provides choices for
different modes of travel including vehicle, transit, pedestrian, cycling and
people with mobility impairments",

The City’s OCP also contains policies relating to sustainable
transportation and transportation demand management as outlined in
multiple sections including: 4.4.3, 4.6.5, 5.2, and 10.3.

4,43, Land Use Designations (Residential Policies):

» Increasing densities can reduce urban sprawl and benefit the
environment and transportation system, while promating healthy
community and fiscal responsibility through the provision of
services. This may be achieved by creating neighbourhoods that
offer a variety of transportation choices.

4.6.5. Parks and Open Space (Greenway Strategy):
+ The aty requires safe, confinuous, and convenient pedestrian
routes from residences to public walkways, transit, and facilities.

3040 Kilpatrick Avenus

Parking Study
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R e

» Route 20 | Cumberland via Royston

These routes provide access to various destinations within the region
including downtown Courtenay, east Courtenay, and Cumberland. While
most of the routes offer limited service during the weekday, the Route 1
operates as the Frequent Transit Network (FTN) route offering 20-minute
service at peak hours between the municipalities of Courtenay and
Comos. It provides service to several employment destinations including
downtown Courtenay, Morth Island College, Morth Island Hospital Comox
Valley, and downtown Comox, among other destinations.

WALKING

The subject site can be described as somewhat walkable with 2 walk
score of 50, suggesting that some errands can be accomplished on foot,
Sidewalks are located on one side of Kilpatrick Avenue and serve to
connect residents to the Anfield Exchange, the Anfield Centre, and other
destinations along Kilpatrick Avenue.

The recommended pedestrian network plan identified in the City's
Transportation Master Plan (TMP}! shows sidewalk improvements on
Kilpatrick Awvenue from 26" Street to 29 Street. The specific sidewalk
improvements identified in the TMP are part of the City's medium-term
(10year) pedestrian network, which is intended to improve the
walkability of areas around schools, commercial areas, and connections
to transit.

! City of Courtenay & Urban Systems Ltd. {2019). Connecting Courtenay: Transportation Master Flan. Figure 5-3
Recommended Pedestrian Network Plan, pg. 43, available onfine at hitpe:timwd comf Zeowecifo

3040 Kilpatrick Avenus
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will be electric vehicle-ready, which means that they will feature an energized outlet
capable of providing Level 2 charging or higher to the parking space.

222 BICYCLE PARKING

The applicant is proposing at total of 41 Class | (indoor, secured) bicycle parking spaces
(1 space perunit) and & Class |l (short-term, visitor) bicycle spaces.

3.0 PARKING REQUIREMENT

The City of Courtenay Zoning Bylaw Mo, 2500, 2007 determines the minimum parking
supply requirement. The site has a parking requirement of 1.5 spaces per dwelling unit
with 10% of required spaces to be provided and retained as visitor parking. This results
in a total site parking requirement of 62 parking spaces, six (6] of which would be
retained for visitors, This is 11 parking spaces more than proposed. See Table 2,

TABLE 2. PARKING REQUIREMENT

1.5 per dwelling unit with

10% of the required spaces ki resident
Multi residential dwelli
Hit residenta —i= being provided and retained 6 visitor
for visitor parking.
Total 62

4.0 EXPECTED PARKING DEMAND

Expected parking demand for the site is estimated in the following sections to
determine if the proposed supply will adequately accommodate demand. Expected
parking demand is based on [3] parking observations of representative sites in the City
of Courtenay and [b] parking demand data from the subject site.

3040 Kilpatrick Avenus <]
Parking Study
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4.1 RESIDENTIAL PARKING
4.1.1 SITE SELECTION

Observations of parked vehicles were completed at 9 condominium buildings in the City
of Courtenay representing a total of 344 units. All of the representative sites were
selected based on having comparable characteristics to the subject site including access
to transportation options, proximity to amenities / services, and whether there was
surface parking to allow the data collector to count parked vehicles.

4.1.2 OBSERVATIONS

Observations of parking utilization were conducted over two nights at representative
sites during the typical weekday peak hour period for residential land uses.
Observations were conducted from 9:00-10:30pm on February 2 and February 3, 2021,
The greater number of observed vehicles between the two data collection periods were
used for the representative peak demand at each location. The demand ranged from 0.8
to 1.1 vehicles per unit, with an average parking demand of 0.95 vehicles per unit.

TABLE 3. PARKING DEMAND AT REPRESENTATIVE SITES

Nel'uclﬁﬂjnrt}

1440 13th Street 0.94
1720 13th Street 24 24 1.00
1111 Edgett Road 24 21 088
1095 Edgett Road 21 23 1.10
205 1st Street 54 57 1.06
1050 Braidweood Road 61 51 084
200 Back Road 60 53 088
1045 Cumberland Road 45 36 0.80
1355 Cumberand Road 39 41 108

Average 0.95

3040 Kilpatrick Avenus 7
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413 ADJUSTMENT FACTORS

Observations are a useful method of assessing parking demand rates; however, there
are limitations. One such limitation is the fact that an observation may not “catch” all
residents while they are home with their parked car on-site. On a typical weeknight in
times prior to public health measures put in place due to COVID-19, it would be
expected that some residents return home very late at night or in the next morning or

have driven out of town for business or vacation.

For instance, a large scale apartment parking study commissioned by Metro Vancouver
reported that observations of parking cccupancy (percent of stalls occupied by a car or
truck) increased later in the night. The study also suggested that occupancy surveys
that start between %00pm-10:30pm should have a 10% adjustment factor, Based on
the available research, a conservative 10% adjustment factor is considered appropriate
for the observations. Retaining the adjustment factor helps ensure that the parking
demand estimates reflect a conservative (i.e., higher) estimation of demand.

Table 4 shows the difference between the observed parking dermand and the adjusted
parking demand rate, reflecting the 10% increase for “missed vehicles™. The average
observed demand rate increased from 0.95 to 1.04 vehicles per unit.

3040 Kilpatrick Avenus 8
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+ The assumed “ratio differences” (from 2018 Metro Vancouver Parking study)
for parking demand between each site was applied to unit data and vehicle
observations. These “ratio differences” are as follows.?

o 1-Bedroom units’ parking demand rates will be 19% higher than
studio units rates;

o 2-Bedroom units’ parking demand rates will be 30% higher than 1-
Bedroom rates; and

o 3-Bedroom units’ parking demand rates will be 23% higher than 2-
Bedroom rates.

There was not a single studio unit in the 344-unit parking survey sample. As such, the
studio ratio from the Metro Vancouver study was applied to the one-bedroom parking
demand rate (0.83 vehicles per unit). With one-bedroom units having 19% higher
demand than studio units, the studio rate is 0.7 vehicles per unit.

In summary, based on the analysis above, the following are the recommended demand
rates for the units:

» Studio| 0.7 spaces per unit X 3 units = 2 spaces

» One-bedroom | 0.83 spaces per unit X 28 units = 23 spaces

»  Two-bedroom | 1.08 space per unit X 10 units = 11 spaces

= Total residential parking demand = 36 spaces

4.15 PRECEDEMT SITE

The proposed development is part of the larger Newport Village development, where
two multi-family residenfial buildings have already been constructed. This provided an
opportunity to collect local parking demand data from the subject site directly.

Observation counts were conducted at Building 1 (also a condominium building) from
9:00-10:30pm on Tuesday February 2, 2021. A total of 73 resident vehicles were

* Metro Vancouver. (2018). Regional Parking Study — Technical Report. pg. 18. Avzilable online at
A .
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observed. Building 1 has 70 units, which results in a parking demand of 1.04 spaces per
unit, or 1.14 residential spaces per unit when adjusted by 10%. The parking demand
rate from Building 1 is slightly higher than what was reported from the representative
sites (1.04 spaces per unit). However, it does indicate that demand rate from the
representative sites is generally in line with the data from Building 1.

4.2  VISITOR PARKING

Watt Consulting Group conducted a parking study for a proposed multi-family
residential building in Courtenay in 2019.* That study included data on visitor parking
demand from 8 multi-family residential building sites in Courtenay. The average visitor
parking demand was 0.08 spaces per unit. Other studies from Metro Vancouver and
Greater Victoria have reported similar rates ranging from 0.05 to 0.1 spaces per unit,
Based on the local data from Courtenay, the expected visitor parking demand is 0.1
spaces per unit (0.08, rounded), which results in 4 visitor spaces.

43 SUMMARY OF EXPECTED PARKING DEMAND

Based on the analysis, the total expected parking demand for the site is 40 spaces (see
Table 5). Therefore, the expected parking demand is lower than the proposed supply
(51) by 11 spaces.

4 WATT Consulting Group. (2013} 574 Cumberland Road Parking Study.
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TABLE 5. SUMMARY OF PARKING DEMAND

Expect Parking Demand
s | Expected Parking Demand |

Studio
Multi-Famiby
Reszidential One-bedroom 28 083 23
[Strata)

Two-bedroom 10 108 11
Wisitor 41 0.10 4

Total Expected Parking Demand 40

5.0 CONCLUSIONS

The proposed development at 3040 Kilpatrick Avenue includes a 41-unit multi-family
residential [strata) building. A total of 51 vehicle parking spaces are proposed. In
addition, the applicant is proposing 41 long-term bicycle parking spaces and & short-
term spaces.

Expected parking demand for this development was estimated based on observational
data collected from representative sites in the City of Courtenay. Based on these
observations, the peak parking demand is 40 spaces (36 resident, 4 visitor), which is
lower than the proposed supply by 11 spaces. Based on theze data, the proposad
parking supply of 51 spaces is considered appropriate,

3040 Kilpatrick Avenue 12
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1.0 INTRODUCTION

Watt Consulting Group was retained by Mewport Village Courtenay Developments Ltd.
to conduct a traffic impact assessment for a proposed residential development at 3040
Kilpatrick Avenue in Courtenay. For the site, the original TlA was undertaken with a
mixed-use development in 2016 and most of the proposed land uses have been
constructed. This study assesses traffic impacts of the proposed multi-family residential
building, reviews the site access, and assesses the need for any mitigation measures.
The study reviews the existing traffic operations along with the post development and

long-term conditions for all modes of transportation.

11 STUDY AREA

See Figure 1 for the study area and location. The study area includes the following

intersections:

»  Kilpatrick Avenue [ 29 Street / (Signalized)
»  Kilpatrick Avenue / 30% Street
»  Cliffe Avenue J Anfield Road (Signalized)

3040 Kilpatrick Avenue 1
Traffic Impact Assessment
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been constructed as a part of this overall project. The surrounding area of the
development is mostly commercial and industrial along Kilpatrick Avenue. Thereis a

shopping mall including Walmart and Best Buy to the south.

2.2 ROAD NETWORK

The proposed development is located on the east side of Kilpatrick Awvenue near the
SmartCentres Courtenay mall. 29" Street is under the jurisdiction of the Ministry of
Transportation and Infrastructure. Cliffe Avenue, Kilpatrick Avenue, 30" Street, and
Anfield Road are under the jurisdiction of the City of Courtenay. All roads within the
study area have a maximum speed limit of 50km/h. A description of all relevant roads in

the area is provided below.

29" Street (Comox Valley Parkway) is a four-lane highway which runs east [ west and
provides connectivity from Highway 19 to Cliffe Avenue (Highway 194).

Cliffe Avenue is an arterial road (south of 29% Street) which leads to the downtown

core of Courtenay.

Kilpatrick Avenue runs through the commercial area parallel to Cliffe Avenue and is an

undivided two lane collector road with a two-way left turn lane.

30% Street is a local road with low traffic volumes and intersects Kilpatrick Avenus
within close proximity of the development site. Kilpatrick Avenue becomes the access to

the shopping mall after passing the proposed development site.

Anfield Road is another access road to the mall and connecting to Clitfe Avenue via a

signal.

The intersection of Kilpatrick &venue / 29" Street is signalized with a left turn lane for all
four (4) approaches. The intersection of Clifte Avenue / Anfield Road is also signalized.
At the intersection, the southbound right turn is channelized with a free movement and

3040 Kilpatrick Avenue 3
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there is a raised centre median on the north leg of Cliffe Avenue. The intersection of

Kilpatrick Avenue [ 30" Street is stop controlled.

23  TRAFFIC VOLUMES

Traffic counts were undertaken during the PM peak hour on February 2, 2021 at three
locations: 29" Street, 30" Street and the development driveway on Kilpatrick Avenue. It
should be noted that 2021 counts were undertaken during the COWVID-19 pandemic
which has likely resulted in a reduction in traffic volumes. At the time of the count, the
province of BC was under a provincial health order to have individuals limit contact with
others outside of theirimmediate family. The count volumes have been adjusted to

account for impacts by the COVID-19 pandemic as described below.

Based on the 2016 counts and MoTl’s traffic data, 2021 background volumes for the
opening day analysis were determined with a COVID-19 factor of 1.15 (15% increase
from measured 2021 existing volumes). There was no volume increase on Comox Walley
Parkway (29" Street) between the MoTl's 2015 and 2018 counts.

Traffic volumes for Cliffe Avenue / Anfield Road were collected from the original traffic
study conducted in 2016. The Cliffe Avenue [ Anfield Road intersection volumes were
adjusted to 2021 by means of a 1.0% annual growth rate which is based on reviewing
the MoTl's unitorm traffic volume segment data (UTVS No: 637; growth factors: 1 year
1.1%, 3 year 2.0%, and 10 year 0.7%). See Figure 2 for 2021 background volumes
anticipated on opening day.

3040 Kilpatrick Avenue 4
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Synchro software (Synchro 9/10) has been used since it has the ability to provide
analysis using the Highway Capacity Manual (2010) methodology, while SimTraffic
integrates established driver behaviours and characteristics to simulate actual
conditions by randomly “seeding” or positioning vehicles travelling throughout the
network. These measures of effectiveness include level of service (LOS), delay and 957

percentile queue length (in vehicles, for 7.5m vehicle).

The delays and type of traffic control are inputs to determine the level of service. The
level of services are broken down into six letter grades with LOS A being excellent
operations and LOS F being unstable / failure operations. Level of service C is generally
considered to be an acceptable LOS by most municipalities. Level of service D is
generally considered to be on the threshold between acceptable and unacceptable

operations. A description of level of service and Synchro is provided in Appendix A.

2.5 2021 BACKGROUND TRAFFIC CONDITIOMNS

The background [existing) PM traffic conditions were analyzed at the three study
intersections. At Kilpatrick Avenue / 29" Street, all movements operate ata LOS C or
better. The estimated 95" gqueues for the eastbound and northbound left movements
exceed the existing storage lengths. The intersection of Cliffe Avenue [ Anfield Road
operates at a LOS AJB for all movements. At Kilpatrick Avenue / 29" Street, the
eastbound movement with stop control operates at a LOS C while all other movements
atalOs A

3040 Kilpatrick Avenue ]
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33 TRIF GEMERATION

PM peak hour site trips were estimated from the Institute of Transportation Engineers’
{ITE) Trip Generation Manual (10% Edition). The Trip Generation Manual provides trip
rates for a wide variety of land uses gathered from actual sites across Morth America
owver the past 40 years. Table 1 summarizes the PM trip generations for the proposed
land uses. The development will generate 18 trips (11 in; 7 out) during the PM peak
hour.

TABLE 1: PM PEAK HOUR TRIF GENERATIOM

ITE Total Trips Trips
Land Use Quantities Trip Rate
Code Trips In

Out

3.4 TRIF ASSIGNMENT

The trip assignment was based on existing trip distributions for traffic in the area and
key destinations [ origins. A low percentage of the site trips would use the Cliffe
Avenue [ Anfiled Road intersection. The following summarizes the distribution
percentages of the site trips at the study intersections. The resulted trip assignment for
the PM peak hour is shown in Figure 4.

Distribution Percentages of Site Trips:
*  B0% of site trips from / to Kilpatrick Awvenue North

= 30% of site trips from / to 29¥ Street East
+ 10% of site trips from / to 29% Street West
»  10% of site trips from / to Cliffe Avenue South via Anfield Road

3040 Kilpatrick Avenue 8
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development will be @ maximum of less than a half second for all movements. Additional
qgueue lengths by the development will be just 0.2m extended on average at all four left
turn lanes and no increase in queus length is anticipated for any of the through lanes in
the PM peak hour.

The development does not impact traffic operations at the intersection of Cliffe Avenue /
Anfiled Road. The intersection will continue to operate at a LOS A/B for all movemnents
with the development. In the PM peak hour, there will be no additional delays and

gueues due to the development.

At Kilpatrick &venue / 30" Street, the development will not impact traffic operations
with almost no additional delays and queues for all movemnents. Mo capacity issues

were found at the three study intersections.

At the site access on Kilpatrick Avenue, the stop controlled westbound (exiting)
movement will operate at a LOS C with the development. There is a two-way left turn
lane provided on Kilpatrick Avenue which allows for left turn access to the development
frontage road.

See Tahle 2 for the results of the analysis. See Figure 5 for the Opening Day PM peak

hour post development volumes.

3040 Kilpatrick Avenue 10
Traffic Impact Assessment



Staff Report - September 7, 2021 Page 153 of 163
Zoning Amendment Bylaw No. 3030 - 3040 Kilpatrick Avenue




Staff Report - September 7, 2021 Page 154 of 163
Zoning Amendment Bylaw No. 3030 - 3040 Kilpatrick Avenue




Staff Report - September 7, 2021 Page 155 of 163
Zoning Amendment Bylaw No. 3030 - 3040 Kilpatrick Avenue




Staff Report - September 7, 2021 Page 156 of 163
Zoning Amendment Bylaw No. 3030 - 3040 Kilpatrick Avenue

4.2 2031 POST DEVELOPMENT AMALYSIS RESULTS

2031 post development conditions were analyzed by adding the development trips to
2031 background traffic volumes. The development will not impact traffic operations at
the three study intersections. All movements will continue to operate at the same levels
of service (LOS C or better) for all movements at the three study intersections in the
2031 PM peak hour with the development.

Additional delays (0.4 seconds or less) and queue lengths estimated by the
development would be negligible for all movements at the three study intersections. The
development does not trigger the need for any mitigate measures at any of the study
intersections. See Tahle 3 for the results of the 2031 background and post development
analysis. See Figure 7 for 2031 PM peak hour post development volumes.

TABLE 3: 2031 10-YEAR HORIZON PM PEAK HOUR CONDITIONS

| ESETON | MOV | 05| gm0 s | am
LOS | Delay (s) | Queuwe (m) | LOS | Delay (s) | Queue (m)
EBL C 313 B 313

393 (30) 36.6 (30)
EETR B 141 508 B 141 a7a
WEL C 213 30.2 [55) C 217 321 (55)
HLPAEHC:TA“E" WETR B 122 415 B 122 433
(SIGNALIZED) MEL B 10.6 277 [20) B 10.7 26.3 [20)
METR B 126 618 B 128 67 8
SEL B 116 239 [20) B 117 27.0 20
SETR B 121 534 B 123 522
EEL B 10.6 169 B 10.6 150
EETR A 41 161 A 41 16.0
WELT A 9.0 - A a0 13
CLIFFE AVE { ANFIELD WER A 43 107 A a3 104
RO MEL B 108 173 (40) B 109 19.5 (40)
[SIGHNALIZED) METR B 113 419 B 113 409
SEL A 79 145 [25) A 74 18.1 (25)
SBET B 18.2 65.0 B 182 635
SER A 25 ] A 25 0
EELR C 169 143 C 16.9 146
KILPATRICK AVE | MEL A g2 52 A 82 48
0™ ST MNBT A 00 o0 A o0 00
SETR A 00 o0 A o0 00

*Mote: 95® Queuss based on SimTraffic results [averaged from five simulation runs); (25) = Existing Storage Length
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5.0 ACTIWE TRANSPORTATION
51 PEDESTRIANS AND CYCLING FACILITIES

The City's OCP provides targets to double the percentages of trips by non-automobile
travel modes in the long term. There is currenthy a sidewalk along the development
frontage on Kilpatrick Avenue connecting to the shopping centre area in the southern
direction. & pedestrian pathway connection is proposed from the building entrance to
the existing sidewalk of Kilpatrick fvenue. Pedestrians are well accommodated for with
a sidewalk from the site to the shopping centre and in other directions in the vicinity of
the development. There are two marked crosswalks at the east and south of Kilpatrick
Avenue [ Wal Mart Access. There are currently no bike lanes on Kilpatrick Avenue, and
is not designated as a cycling route in the City's Transportation Master Plan. Cyclists
share the road with motorists. On-site, a bike storage room and electric vehicle ready

parking will be provided.

5.2 TRANSIT

Three bus routes pass in front of the proposed site on Kilpatrick Avenue. Currenthy,
there is a bus stop at Kilpatrick Avenue / 309 Street. Transit routes (21 and #8) provide
service to downtown Courtenay a 20-30min headway during the peak hours. The #2
route provides service to Cumberland via Comox Valley Parkway 10 times per weekday
and £20 provides service to Royston (Island Highway and Hayward) & times per

weekday.

6.0 CONCLUSION

Background volumes for the opening day analysis were collected and adjusted with a
15% increase from measured 2021 volumes to better reflect traffic conditions in a
normal, non-pandemic year. The proposed development will generate 18 vehicle trips in
the PM peak hour. The development will not affect traffic conditions within study area
as there is a low amount of site trips generated during the peak period.

3040 Kilpatrick Avenue 16
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At all three study intersections, all movements will continue to operate at the same
levels of service (LOS C or better) with the development in the long term. There will be
no queuing issue at the study intersections due to the development. The proposed
development will not trigger the need for any mitigation measures at the study
intersections.

There is existing sidewalk along the development frontage of Kilpatrick Avenue. A
pedestrian pathway connection is proposed from the building entrance to the existing

sidewalk of Kilpatrick Avenue.

7.0 RECOMMENDATIONS

The development does not trigger the need for amy mitigate measures at any of the
study intersections or the site access. However, the City / MoTl should consider left turn
lane storage improvements for Kilpatrick Avenue / 29% Street it existing gqueuing issues

become significant in the long term due to background traffic.

3040 Kilpatrick Avenue 17
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SYNCHRO MODELLING SOFTWARE DESCRIPTION

The traffic analysis was completed using Synchro and SimTraffic traffic modeling software.
Results were measured in delay, level of service (LOS) and 95" percentile queue length. Synchro
i= based on the Highway Capacity Manual (HCM) methodology. SimTraffic integrates established
driver behaviours and characteristics to simulate actual conditions by randomly “seeding” or
positioning vehicles travelling throughout the network. The simulation is run five times (five
different random seedings of vehicle types, behaviours and arrivals) to obtain statistical
significance of the results.

Levels of Service

Traffic operations are typically described in terms of levels of service, which rates the amount of
delay per vehicle for each movement and the entire intersection. Levels of service range from
LOS A (representing best operations) to LOS EF (LOS E being poor operations and LOS F being
unpredictable f disruptive operations). LOS EF are generally unacceptable levels of service under
normal evenyday conditions.

The hierarchy of criteria for grading an intersection or movement not only includes delay times,
but also takes into account traffic control type (stop signs or traffic signal). For example, if a
vehicle is delayed for 19 seconds at an unsignalized intersection, it is considered to have an
average operation, and would therefore be graded as an LOS C. However, at a signalized
intersection, a 19 second delay would be considered a good operation and therefore it would be
given an LOS B. The table below indicates the range of delay for LOS for signalized and
unsignalized intersections.

Table Al: LOS Criteria, by Intersection Traffic Control

IUnsignalized Intersection | Signalized Intersection

Level of Service Average Vehicle Delay Average Vehicle Delay
[seciveh) [seciveh)

A Less than 10 Lezs than 10

B 10to 15 11 to 20

C 1510 25 2010 35

D 2510 35 351055

E 35t0 50 55 to BO

F More than 50 More than 80

3040 Kilpatrick Avenue
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Sent: June 24, 2021 6:45PM
To: Glen Smith <glen@dulex.ca>

Cc: Sophie Eckard <seckard @wattconsultinggroup.com:>; Myongjoon Oh <MCh@wattconsultinggroup.com:»
Subject: RE: Newport Build 3 Re Zone RZ2102-3040 Kilpatrick Ave Review June 23, 2021

HiGlen,

As far as I'm aware we were never provided the newer site access drawing and the direction we received at the time of the TIA (Feb 2021) the parkade access was
to the north driveway for the two houses We did not receive any notice of change until last week.

The TIA is based on the older drawing as shown in the TIA. However, this email is to confirm that the Feb 2021 TIA did not share traffic from the proposed
development with or into the 2998 Kilpatrick lot. There are currently two driveways side by side — one for 2998 Kilpatrick and one 3030 Kilpatrick. Our analysis is
based on the development just using the 3030 driveway and not the 2558 driveway. There is also no assumption of connection between the two lots. | can see how
the drawing makes it seem like that with the ‘bubble’ area; however, all traffic from 3040 Kilpatrick was sent to the driveway on the north side of the development,
which is not the 2958 Kilpatrick driveway.
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