
 
 
THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

To:  Council  File No.:  3360-20-2109 

From: Chief Administrative Officer Date:  April 11, 2022  

Subject: Zoning Amendment Bylaw No. 3044 - 1915 Cumberland Road  

 
PURPOSE: 
The purpose of this report is for Council to consider an application to rezone the property located at 1915 
Cumberland Road from Residential One A Zone (R-1A) to Residential One E Zone (R-1E) to facilitate a 
subdivision into approximately twenty mostly strata lots. 
 
CAO RECOMMENDATIONS: 
That based on the April 11th, 2022 Staff report, “Zoning Amendment Bylaw No. 3044 – 1915 Cumberland 
Road” Council approve OPTION 1 and proceed to First and Second Readings of Zoning Amendment Bylaw 
No. 3044, 2022; and 
 
That Council direct staff to schedule and advertise a statutory Public Hearing with respect to the above 
referenced bylaw.  
 
Respectfully submitted, 
 
 
 
 
 
Geoff Garbutt, M.Pl., MCIP, RPP 
Chief Administrative Officer 
 
 
BACKGROUND: 
The subject property is a 1.2 ha (3 acre) residential 
lot located at 1915 Cumberland Road, legally 
described as Lot 1, District Lot 96, Comox District, 
Plan 32210 (Figure 1). The largely undeveloped 
property is currently zoned Residential One A (R-1A) 
and has an existing 1.5-storey single detached 
house near the front (Figure 2). 
 
The applicant wishes to subdivide the lot as a strata 
with a common property private road access 
connecting to Cumberland Road and Larsen Road, 
blocking non-emergency vehicular through-traffic 
with a locked bollard (Figures 3 and 5). A new City 

Figure 1: Context Map  
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sanitary main would run under the private road, 
protected by a statutory right of way. Additional 
conceptual renderings are included in Attachment 
No. 1.  
 
In response to late feedback from Emterra about 
refuse collection and concerns about 
manoeuvrability for large non-emergency vehicles, 
an alternative road layout may be required for 
subdivision, with three lots accessing Cumberland 
Road by a separate private roadway and only 
pedestrian/cyclist connection to Larsen Road 
(Figure 4). This also likely improves the 
streetscape and reduces traffic on Cumberland Road. 

The plan is to create 21 lots, mostly ranging from 
about 300 m2 for modest single detached houses to 
450+ m2 for singles that can have secondary suites, 
per R-1E requirements. This would include 
potentially three non-strata freehold lots fronting a 
new cul-de-sac on Larsen Road, three non-strata 
freehold lots fronting Cumberland Road, and one 
common property residential lot.  
 
A new amphibian habitat / stormwater pond area 
with a vegetation retention buffer is proposed to 
the west of the main private road, and a Water 

Figure 2: View NW from Cumberland Road 

Figure 5: Conceptual View NW from Cumberland Road 

Figure 3: Conceptual Site Plan  Figure 4: Alternative Subdivision Road Layout Concept  
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Sustainability Act Section 11 Changes In and About a Stream Approval has been granted by the Ministry of 
Forests, Lands, Natural Resource Operations, and Rural Development, allowing the required removal of 
existing seasonally wetted area within the proposed driveway area.    
 
Neighbourhood land use is a mix of mostly single detached homes, including many on lots around 400 m2 
on Krebs Crescent and Larsen Road, some duplexes and Krebs Park; with townhouses, mobile homes and a 
church also within 150 m of the subject property. The subject property is located in close proximity to 
neighbourhood services (within 800 m of Tin Town and within 1.5 km of four schools, numerous parks), as 
well as Downtown to Driftwood Mall. These destinations may be most easily accessible by car or bicycle 
but there is a #8 bus stop on 17th Street within 400 m of the subject property as an alternative 
transportation option. 
  
DISCUSSION:  
OCP Review 
The proposed application facilitates infill development within an established neighbourhood designated 
Urban Residential in the Official Community Plan (OCP). The proposal is consistent with the applicable 
Arden Corridor Local Area Plan, notably approaching the desired density of 10 units/acre near the 
intersection of Arden and Cumberland to support local transit.  
 
The OCP and the Affordable Housing Policy support infill development within existing Urban Residential 
areas provided it is in keeping with the character and scale of the surrounding neighbourhood. Infill 
housing provides more diversity of housing types and promotes more efficient use of land that is already 
serviced. The small lots proposed here would suit construction of modest-sized detached homes and could 
add high quality product to the more affordable end of the single detached market. To further support infill 
development and housing diversity, the proposed zone also minimizes lot size requirements for secondary 
suites that some of the lots would be sized above 450 m2 to allow for.  
 
OCP Section 4.4.3 Densities 4. allows for lot sizes of Urban Residential category properties below 650 m2 
only after review and approval of an overall design concept and specifies that limited infill will be 
considered only in keeping with the character and scale of an existing neighbourhood. Conceptual 
drawings show two-storey single detached homes, approximately half on lots large enough for secondary 
suites, yielding an average density of about one residence per 444 m2 over the whole development, 
assuming six secondary suites. This is denser than average for the neighbourhood but is less dense than 
some of the duplexes adjacent or across Burgess Road and is comparable to half of the single residential 
lots in the Krebs/Larsen development at 375 – 550 m2. 
 
Recognizing the City’s commitment to address the acute need for affordable housing, the applicants have 
offered either of two options detailed in Attachment No. 3 and summarized below. 
 

A) A $100,000 contribution to the Affordable Housing Amenity Reserve Fund, which would equate to 
$4,762 per lot at 21 lots, nearly five times the $1,000 amount specified in the OCP Section 7.7 
Provision of Amenities subsection 6. Affordable Housing Policy. 
 

B) A home made available at $90,000 below market price, with covenanted perpetual price discount 
and income-testing of prospective buyers (requiring household income at which housing costs 
would be 25-30%), which can serve as a local precedent and demonstration of permanent below-
market ownership  

 



Staff Report - April 11th, 2022  Page 4 of 38 
Zoning Amendment Bylaw No. 3044 – 1915 Cumberland Road 

 

Staff view Option A as more appropriate for this development because even at $90,000 below market 
price, even a small home may not qualify as affordable for most households as market prices reflect high 
development costs for single detached housing as well as upward pressure from high demand and limited 
supply.  
 
Staff also concurs with the applicants’ points that an Affordable Housing Amenity Reserve Fund 
contribution can support emergency or supportive housing, can support non-profit housing providers’ 
applications to senior government, and can be leveraged to negotiate additional non-market units in 
market multi-residential projects, so $100,0000 can bring deep benefit to a low-middle income household 
or lighter benefit for multiple households.  
 
The applicants also offer that this development would be a cohousing-inspired “intentional 
neighbourhood” where they would live that would enhance affordability through community activities like 
shared meals and childcare, low home operating costs of small and energy-efficient buildings enabled by a 
shared common house, value-conscious construction, and fair-priced sales to buyers within a community 
network rather than at market-inflated prices. These strategies would not be enforced by the City and so 
merit little consideration but they can improve affordability for residents and are noteworthy conceptual 
components. 
 
Zoning Review 
The conceptual site plan and elevations meet all requirements of the R-1E zone, summarized in Table 1. 
Exact lot dimensions to be determined during subdivision will determine exact buildable areas. Any 
subsequent changes may require zoning amendment or variance applications. 
 
Table 1. Zoning Compliance 

Attribute Existing R-1A Zone Proposed R-1E Zone Proposed This 
Application 

Permitted Use Single residential;  
home occupation; 
accessory buildings and 
structures; agricultural 
use 

Single residential;  
secondary suite (min. lot 450 m2); 
secondary residence (min. lot 600 
m2); carriage house (min. lot 600 
m2); 
home occupation; 
accessory buildings and structures 

Single residential, 
including up to one 
common property 
house; secondary suite 
on 450+ m2 lots;  

Density (min. lot size) 10,000 m2 (2.47 acres) 300 m2 (3230 ft2) 300 m 2 (3230 ft2) 

Density (max. FAR) N/A 0.7  <0.7 

Min. Lot Frontage 30.0 m 10.0 m; 13.0 m corner lot  10.0+ m; 13.0+ m 

Max. Lot Coverage 25% 40% <40% 

Front Setback 7.5 m 6.0 m except 1.0 m projection* 6.0 m  

Rear Setback 9.0 m 6.0 m except 1.0 m projection*; 
1.5 m laneway-accessed carriage 
house  

6.0 m, 1.0 m 
projection; N/A 

Side Setback 3.5 m; 
4.5 m where flanks 
street excluding lane 

1.5 m; 
3.0 m where flanks street excluding 
lane; 3.0 m on one side of the 
principal building where a 
secondary residence or carriage 
house behind the principal building 

1.5 m; 3.0+ m; N/A 
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lacks side or rear street or laneway 
access  

Principal Bldg. Height 9.0 m 8.0 m 8.0 m 

Secondary/Carriage 
Ht. 

N/A 6.5 m N/A 

Accessory Bldg. 
Height 

4.5 m 4.5 m N/A 

Acc. Max. Building 
Area 

greater of 50 m2 or 10% 
of rear yard 

45 m2 N/A 

Acc. Bldg. Side, Rear Permitted if conforms 
to siting 

Permitted if conforms to siting N/A 

Acc. Bldg. Front Permitted if conforms 
to siting 

Permitted if conforms to siting N/A 

Accessory Bldg. 
Setbacks 

1.5 m side, rear; 4.5 m 
where flanks street 
excluding lane 

1.5 m side, rear; 4.5 m where flanks 
street excluding lane 

N/A 

Parking General Accord with Zoning Div. 
7 

Accord with Zoning Div. 7 except 
following 

 

Parking Max. Yard 
Area; Frontage 

N/A 50%; 50% <50%; <50% 

Strata Access Road 
Parking Isle Min. 
Width 

N/A Min. shall not exceed 6.5 m** 6.5 m 

Parking Reduction 
with 2 Secure 
Covered Bicycle 
Spaces 

N/A Min. for primary residence may be 
reduced by 1 space 

N/A – 2 spaces per 
house 

Strata Lot 
Requirement for 
Parking Reduction 

N/A Min. 0.5 common visitor parking 
spaces per lot to apply 8.1.63 (4) 

N/A 

Landscape/Landscape 
+ Fence Combination 
Screening Height  
Min. 

N/A 3.0 m Min. 3.0 m hedge 

*Steps, ramps, landings, handrails, decks, patios, awnings and covered entry features up to 3.5 m in total width and 
up to 3.0 m in height may project up to 1.0 m into the front and rear yard setbacks, adding utility and visual interest. 

**Minimum requirement may be smaller per Div. 7 requirements by parking angle, but the required minimum shall 
not be greater than 6.5 m. 

 
Private Road 
A private road is proposed for accessing most of the property because a public road cannot connect to 
Cumberland Road and additional extension of Larsen Road without connecting to Cumberland Road would 
remove development potential and environmental benefit. 
 
Referencing TAC Guidelines, Subdivision and Development Servicing (SDS) Bylaw No. 2919 requires a 
minimum spacing of 200 m between intersections along arterial roads such as Cumberland Road. Even for 
a right-in-right-out intersection on a divided arterial road, the opening must be at least 100 m from an 
adjacent all-direction intersection. The far property line of 1915 Cumberland Road is approximately 85 m 
from the centreline of Burgess Road as measured by City GIS so there is no scenario that could fit an 
additional public road access to Cumberland Road.  
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The standard right-of-way width for public roads is 20 m per SDS Bylaw. The minimum width for a strata 
access road is 6.5 m in the R-1E zone accessing 90-degree driveway parking as proposed. Adding 13.5 m of 
road width would preclude the proposed wetland preservation and enhancement treatments that the 
Province approved to allow a Larsen Road access through existing marginal wetland.  
 
Servicing 
At subdivision, the developer will construct a 300 mm sewer main under the private roads with a statutory 
right of way, a short-term system improvement recommended in the City of Courtenay 2021 Sanitary 
Master Plan.  
 
The developer will also construct a public turnaround at the end of Larsen Road and contribute land as 
required thereto as currently Larsen Road dead-ends before the subject property and motorists may need 
to use private driveways to turn around.  
 
Cumberland Road is identified as a minor arterial along the development frontage in the City’s 
Transportation Master Plan, which notes a key sidewalk inventory gap at this location. Additionally the 
City’s Cycling Network Plan identifies Cumberland Road as requiring a Full Build-Out for the Bicycle 
Network. Improvements will be required as detailed below.  
 
Covenant Conditions 
A Section 219 covenant will be registered on title prior to rezoning final approval to secure the following: 
 

1. Sewer main: A 300 mm sewer main must be constructed along the private road with City access 
secured through an SRW at subdivision. 

2. Larsen Road turnaround: Larsen Road turnaround must be constructed to City standards and 
private land required must be dedicated to the City at subdivision. 

3. Cumberland Road improvements: Cash-in-lieu must be provided at subdivision for Cumberland 
Road improvements including widening pavement to 8.5 m from the centreline, boulevard, 
sidewalk, and curb and catch basins as required.  

4. Amenity contributions: The applicant agrees to pay $1,000 per lot to the City’s Parks, Recreation, 
Cultural and Senior Facilities Amenity Reserve Fund at subdivision. The applicant also agrees to 
either pay $100,000 to the Affordable Housing Amenity Reserve Fund at subdivision 
(Recommended): or to covenant on title permanent sales price restrictions and prospective buyer 
income-testing for one home with initial sale price $90,000 below market. 

5. Through-traffic restriction: Private road layout will prohibit vehicular through-traffic between 
Cumberland Road and Larsen Road. 

 
Conclusion 
The proposed development facilitates infill on an underdeveloped property in an established 
neighbourhood, consistent with the OCP and Arden LAP. The proposed development will help increase the 
supply of housing in this part of the community. Furthermore, the proposed modest-sized single detached 
dwellings on small lots and secondary suites will add housing diversity including some relatively affordable 
units. The proposal also provides environmental benefits and improvements to public street and sanitary 
sewer infrastructure. Staff supports the proposal and supports the $100,000 Affordable Housing Amenity 
Reserve Fund contribution option. 
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FINANCIAL IMPLICATIONS: 
Application fees in the amount of $3,000 have been collected in order to process the rezoning amendment 
application. Legal fees associated with a covenant registration will be incurred by the applicant prior to the 
final bylaw adoption. Should the proposed Zoning Amendment Bylaw be adopted, Subdivision, 
Environmental Development Permit, Tree-cutting Permit and Building Permit application fees will apply. 
The applicant will be required to provide a monetary contribution equivalent to five percent of the market 
value of the land for parkland purposes at the time of subdivision. The amount of the contribution will be 
calculated at the time of subdivision approval. Development Cost Charges will be payable for the new lots 
at the time of subdivision approval.  
 
ADMINISTRATIVE IMPLICATIONS:    
Processing Zoning Bylaw amendments is a statutory component of the corporate work plan. Staff has spent 
approximately 65 hours processing this application to date. Should the proposed zoning amendment 
proceed to public hearing, an additional two hours of staff time will be required to prepare notification for 
public hearing and to process the bylaw. 
 
ASSET MANAGEMENT IMPLICATIONS: 
 The proposed development will build required infrastructure and connect to City water, sewer and storm 
mains. The developer is responsible for cost and construction and these facilities are to be constructed to 
current City standards. The private road will be managed by the strata. The City will inherit a Larsen Road 
turn-around, a roughly 210 m sewer main with SRW, and approximately 45 m of road upgrades to the 
centreline of Cumberland Road.  
 
2019 – 2022 STRATEGIC PRIORITIES REFERENCE: 
We focus on organizational and governance excellence 

       Communicate appropriately with our community in all decisions we make 
 

We support diversity in housing and reasoned land use planning 

           Encourage and suport housing diversity  
 

 AREA OF CONTROL: The policy, works and programming matters that fall within Council's jurisdictional authority to act 

 AREA OF INFLUENCE: Matters that fall within shared or agreed jurisdiction between Council and another government or party 

 AREA OF CONCERN: Matters of interest that are outside Council's jurisdictional authority to act 

  

OFFICIAL COMMUNITY PLAN REFERENCE:    
The proposed zoning amendment is consistent with the Urban Residential land use designation of the 
Bylaw No. 2387, 2005 Official Community Plan (OCP). It represents infill residential development near 
existing amenities and services, providing a range of housing choice, while fulfilling OCP Section 4.4.3 
Densities 4 – lot sizes may range from 650m2 to 2500m2 with consideration of smaller lots only after review 
and approval of an overall design concept; 4 a) – limited infill will be considered only in keeping with the 
character and scale of an existing neighbourhood; and 4 d) – secondary suites will be considered as part of 
a principle single family residential building subject to zoning approval. 
 
REGIONAL GROWTH STRATEGY REFERENCE: 
The development proposal is consistent with the Regional Growth Strategy (RGS) Housing Goal to “ensure 
a diversity of affordable housing options to meet evolving regional demographics and needs” including: 
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 Objective 1-A: Locate housing close to existing services; and  
Objective 1-C: Develop and maintain a diverse, flexible housing stock. 
 
CITIZEN/PUBLIC ENGAGEMENT: 
Staff will “Consult” the public based on the IAP2 Spectrum of Public Participation:  

 
 
Should Zoning Amendment Bylaw No. 3044, 2022 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 distributed an alternative public information 
package to property owners and occupiers within 100 m of the property and collected and summarized 
feedback, per the new Alternative Development Information Meeting process. The information provided to 
neighbours and the summary of the process can be found in Attachment No. 2.  

Five written comments were received, including three from neighbouring properties, and none opposed 
the development although some had concerns about traffic or water, most of which are addressed by the 
applicant in the attached summary. Potential impacts on water levels and drainage will be addressed 
during subdivision – SDS Bylaw No. 2919 requires stormwater detention facilities designed to limit post 
development peak flows to equal to the corresponding pre-development peak flows. One comment was 
received after the summary was written and requests changing the Krebs/Larsen intersection to a 4-way 
stop and prohibiting street parking in front of 1522 – 1556 Larsen Road to maintain visibility. However, 
these actions were not recommended in the Watt Consulting Sight Line Assessment (Attachment No. 4) 

 

OPTIONS: 
 

OPTION 1: (Recommended)  
THAT based on the April 11th, 2022 Staff report, “Zoning Amendment Bylaw No. 3044 - 1915 Cumberland 
Road” Council approve OPTION 1 and proceed to First and Second Readings of Zoning Amendment Bylaw 
No. 3044, 2022; 
 
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.   
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OPTION 2:  Defer consideration of Bylaw No. 3044 with a request for more information.  
 

OPTION 3:  Defeat Bylaw No. 3044. 
 
 
Prepared by:      Reviewed by: 
 

 
____________________     _____________________ 
Mike Grimsrud,       Tatsuyuki Setta, RPP, MCIP 
Planner 2                               Manager of Community and Sustainable Planning 
 
 
Concurrence by:      Concurrence by:     
  

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

Attachments: 
1. Attachment No. 1: Conceptual Renderings 
2. Attachment No. 2: Public Information Meeting Summary 
3. Attachment No. 3: Rationale and Affordable Housing Letter  
4. Attachment No. 4: Additional Materials 
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Attachment No. 1: Conceptual Renderings 
 

 

Staff note: Road and 

subdivision layout to 

be adjusted as 

shown on final page 

of this attachement   
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Staff note: Road and 

subdivision layout to 

be adjusted as 

shown on final page 

of this attachement   
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Staff note: Road and 

subdivision layout to 

be adjusted as 

shown on final page 

of this attachement   
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Alternative Subdivision Road Layout Concept. 
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Attachment No. 2: Public Information Mailout Summary 
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Attachment No. 3: Rationale and Affordable Housing Letter 
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Attachment No. 4: Additional Materials 
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