
 

THE CORPORATION OF THE CITY OF COURTENAY 

MEMORANDUM 
 

       

To:  Chris Marshall, Director of Development Services  File No.:  3360-20-2121 
From: Dana Beatson, Planner III – Policy Planner  Date: September 27, 2022  
Subject:  Application for a Development Permit at 3375 Harbourview Boulevard 

PURPOSE: 

To consider the issuance of a form and character development permit for a twelve (12) unit development 
pursuant to the requirements of the Residential Three (R-3) zone and the guidance established in the South 
Courtenay, Duplex and Multi Residential Development Permit Guidelines.   

BACKGROUND: 

The subject property is 1.14 ha. (11,400m²) in size and was created as part of the “The Ridge” development 
which is the culmination of the South Courtenay Local Area Plan (SCLAP) (adopted June 1, 2009) and the 
subsequent rezoning of the area (adopted September 6, 2011).  
 
The property is designated Urban Residential, is zoned R-3 and is accessed through an internal private road 
connection to Harbourview Boulevard. The property was logged and cleared prior to annexation in to the 
City in 2007 and has remained vacant since that time.  

 
Figure 1: Subject Property (outlined in orange) and Context (City of Courtenay Municipal Boundary outlined in red) 
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The applicant submitted an application to the City for a thirty-four (34) unit development to be built over 
three (3) phases of construction consisting of five duplex buildings (10 units) and six four-plex buildings (24 
units).  
 
The subject application, DP 3360-20-2121, represents phase one of the development and includes a total of 
twelve (12) units. Two buildings (4 units) are adjacent to the property’s frontage along Harbourview 
Boulevard two four-plex buildings (8 units) are located at the rear of the property as seen in Figure No. 2 
below. 
 
 
 
 
 
 
 
 
 
 
 
  

 

 

 

 

 

 

 

 

 

Figure 2: Development Phasing Plan (Phase One Construction outlined in red) 

The duplex units adjacent to the property’s frontage are two storeys high and the four-plex units at the rear 
of the property are three storeys. Each unit contains (3) bedrooms and three (3) bathrooms and have floor 
areas that range in size from 1408 ft² (131 m²) to 1516 ft² (141 m²). The four-plex units also include 100 ft² 
(9.2 m²) of exterior storage space at the rear of the garages for occupants to store recreational equipment 
such as bicycles, kayaks, paddleboards as well as gardening and landscaping equipment. 
 
The development concept for the property is a uniform design focusing on providing alternative forms of 
housing for younger and smaller families as well as active retirees who are wishing to downsize. The subject 
site is approximately 2.5 km from major shopping centres and transit stops along Cliffe Avenue.  
 
The proposal is evaluated based on the requirements of the Residential Three Zone (R-3) and the guidance 
in the South Courtenay, Duplex and Multi Residential Development Permit Guidelines.   
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DISCUSSION: 
 
Zoning Compliance  
The role of zoning regulations is to establish regulatory requirements concerning the use, density, building 
bulk and other requirements a development must satisfy.  A comparison of the proposal with zoning 
regulations is provided below; the proposal for phase one of the development complies with applicable R-3 
zoning regulations.  
 

Table No. 1: Zoning Comparison for Phase 1 Construction  

 
 
 
 

Development Proposal  Required  Provided  

Floor Area Ratio 0.40 .40 

Parking 1.5 stall/unit (min) 1.5 stalls/unit  

Fence height (front yard)  1.25m (max) 1.2m  

Fence/Gate/Privacy Screen Height (side and rear 
yards)  

2.0m (max) 1.2m &1.8m  

Retaining Wall (eight)  1.2m (max) 1.0m 
(above finished grade) 

Phase 1 (SL #1 to SL #12)   

Front Yard Setback 7.5m (min) 7.5m 

Rear Yard Setback 7.5m (min) 7.5m 

Side Yard Setback Total 4.5m   
(1.5m min on one side) 

(west) 1.5m > 
3.1m (east) 

Building Height 
Duplex Buildings 
Four-plex Buildings 
 

 
10.0m (max) 
10.0m (max) 
 

 
7.62m 
9.82m  

Usable Open Space (2+ bedroom unit) 50.0m²/unit (600m²) 74.6m²/unit (895m²) 

Landscape buffer (front yard along street) 4.5m  4.5m 

Landscape Screen adjoining other properties  3.0m wide 
3.0 high  

3.0m wide 
3.7m high   

Accessory Building (Gazebo)   

Height 4.5m (max)  4.5m <  

Building Area  50m² 33.3m² 

Side Yard Setback 1.5m 6.2m 

Rear Yard Setback  1.5m 15.1m 

   

Parking (Phase 1)    

Duplex Units 2 stalls/unit (4 units) 
Total Required: 8 stalls 

 
12 stalls 

Four-plex Units  1.5 stalls/unit (8 units) 
Total Required: 12 stalls  
 

 
16 stalls 

Visitor Parking  N/A 8 stalls  

Face of Garage setback  6.0m 6.0m 
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Development Permit Guidelines 
The Duplex and Multi-family DP Checklists were submitted by the applicant in support of the development 
application (seen in Attachment No. 2).  Staff has assessed the proposed plans according to the guidelines 
and have identified that the plans are generally in compliance with the guidelines as detailed below.  
 
Form and Character  
The property is located within the “The Ridge” development, a master planned residential community 
rezoned by the City in 2011. The community largely consists of single family uses but also includes two higher 
density multi residential sites. The property at 3375 Harbourview Boulevard is the last remaining property 
that supports multi residential uses in “The Ridge”. The City approved the other multi residential 
development (zoned R-3) at 4098 Buckstone Road late 2019 and early 2020.   
 
The development is conceived as a comprehensive unified design concept and employs a cohesive 
architectural style that is complimentary to the surrounding neighborhood. Buildings have modern design 
with sufficient articulation and the roofs are sloped with varying pitches. To break up the volume of the 
buildings, the design incorporates, staggered building facades, recessed entryways, roof overhangs and large 
amounts of glazing.   
 
Building materials include a blend of fibre cement siding in a combination of lap, vertical board and baton 
and shingle with fir posts. The exterior color scheme includes a combination of whites, beiges and creams 
and natural stains (as seen in Schedule No. 1). 
 
While the guidelines state that buildings should front onto, or appear to front onto abutting streets, for this 
particular form of housing, the interior private road functions as a street. Facing the abutting public streets, 
the building facades contain a similar level of articulation, architectural detail and variation in materials. 
 
The only form and character guideline not directly addressed concerns the shared access driveway when 
townhomes access directly onto a public street. Since this proposal is utilizing a private, interior road for 
access, this is not applicable. 
 
Siting, Landscaping and Screening 
Concerning site design, a landscape plan (as seen in Schedule No. 2). has been provided by a Landscape 
Architect detailing a planting plan and plant and tree species. Much like the building style, the landscape 
design is uniform and focuses on clusters of plantings around building entrances, within side yards, around 
driveways and parking areas and along property boundaries. In highly visible areas such as the entranceway, 
pedestrian linkages, visitor parking and the outdoor amenity area, denser clusters of plantings are planned.  
 
Pedestrian pathways have been integrated into the design and provide future residents access to the 
adjacent greenway network and parks in the development. At the west and the south of the site two 
pedestrian walkways are provided so that future occupants have direct access to the adjacent greenway. 
Specifically, access will be provided through six (6) foot high solid cedar gates equipped with “opening” 
hardware on both sides to enable two-way access between the development site and the greenway.  
 
Garbage and recycling disposal will be collected at the end of each driveway as confirmed by Emterra 
negating the need for any screening of collection bins. 
 
A majority of the property contains minimal slope with the exception of the property’s frontage. The 
property frontage along Harbourview Boulevard will include landscaped allan block retaining walls in order 
to provide residential units with relatively level yards.  
 



Memorandum - Application for a Development Permit at 3375 Harbourview Boulevard Page 5 of 55                                    
   

An outdoor amenity area for residents is provided in the southeast proportion of the site. This space contains 
a wooden gazebo on a concrete pad framed with native plantings, vines, maple trees, rhododendrons, ferns, 
salal, snowberry and a variety of native grasses.  
 
A landscape swale containing river rock and boulders is situated in the southeast portion of the site. The 
feature aids in retaining, filtering and channelling storm water on the property during periods of rainfall. 
 
The landscape plantings for the site include clusters of native and non-native trees, shrubs and groundcovers 
including big leaf maple trees, pear trees, forest pansy redbud trees and japanese snowbell trees. A variety 
of shrubs and groundcovers are also provided: yew, summer snowflake viburnum, white rockrose, 
hydrangeas, rosemary, snowberry, huckleberry, salal, lavender, reed grass, oat grass, sage, sword ferns, 
feather grass, strawberry and oregon grape.  
 
For enhanced privacy for residents, clusters of trees, shrubs and groundcovers are provided within side yards 
and are placed adjacent to patios and building entrances. Additionally, a 1.8m high cedar privacy screen is 
being installed around private patios.  
 
The application submissions note that black chain link fencing screened by landscaping is being provided 
around the perimeter of the site and that 1.2m high solid cedar fencing is being provided along the 
Harbourview Boulevard frontage and within rear yards.  
 
Lands that are designated for agriculture and located in the Agricultural Land Reserve (ALR) are situated to 
the west and the south of the property. The Ministry of Agriculture’s (MOA) recommended buffer outlined 
in the Guide to Edge Planning calls for a 15m wide vegetated buffer with an additional 15m building setback 
(30m buffer from the ALR land to the building). Consistent previous residential approvals in “The Ridge”, a 
buffer of 22.5m is being provided, inclusive of the 15m City Greenway along the south property boundary 
combined with the rear yard setbacks in the R-3 Zone (7.5m) for strata units five (5) through twelve (12).  
 
Signage  
A sign detail was not provided as part of the application submissions; however, the applicant has indicated 
that during phase one construction signage will be provided adjacent to the site access off of Harborview 
Road and will conform to the development permit guidelines and the regulations in the City’s Sign Bylaw No. 
2760.  
 
Lighting 
The applicant indicates that a bollard style fixture will be used to illuminate common areas of the 
development (as seen in Schedule No. 4). The applicant acknowledges the requirement that they must be 
full-cut off, downward facing/facing into the interior of the development.  This is added as a condition of the 
development permit.   
 
Parking  
A parking plan was submitted with the application (as seen in Schedule No. 5). Parking has been integrated 
into the site’s design/and is made available within garages and in driveways.  There is additional parking 
provided for visitors in two small clusters located to the rear of SL units #3 and#4.  This design effectively 
breaks up parking throughout the development and effectively screens parking areas from adjacent 
properties.   
 
Regarding bike parking, all dwelling units have private yard space, driveways and garages for bike parking 
and storage. The four-plex units also include a 100 ft² (9.2 m²) of exterior locking multi-use storage space at 
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the rear of the garages. This space is designed and intended for bicycles, kayaks, yard storage and/or a 
small workspace. 
 
Several guidelines in this section are not applicable. Most of these pertain to requirements when the site 
contains a hazardous condition such as flood plain or environmentally sensitive areas. Neither is present on 
or adjacent to the subject property. The guidelines also speak to tree preservation which is not applicable 
given the site is cleared and all trees have been removed. 
 
SOUTH COURTENAY DEVELOPMENT PERMIT GUIDELINES 
The South Courtenay Local Area Plan provides additional development permit guidelines surrounding the 
performance and efficiency of new buildings. Specifically, the guidelines speak to energy and water 
conservation, reduction in greenhouse gas emissions, as well as form and character guidelines. The form 
and character guidelines reiterate the building and site design elements detailed above.  
 
In regards to energy and water efficiency and the reduction in greenhouse gas emissions the applicant has 
provided a letter (Attachment No. 3) confirming compliance with the guidelines which are implemented 
through the building permit process and have been added as a condition of the development permit.  
 
Staff note the proposed dwellings will include: energy star appliances and heating systems, an empty 
electrical duct for future installation of solar panels, LED lighting and motion censored lighting, will comply 
with the strict waste construction management plan outlined in Attachment No. 7 and will be made 
electric vehicle charge ready within in individual garages. Additionally, buildings will be built to a minimum 
of BC Energy Step Code 3.  
 
Of note the guidelines discourage the use of retaining walls, yet the development proposal includes a 
series of retaining walls will assist in providing level yards for residential units. Accordingly, staff feel their 
use is appropriate.  
 
TREE MANAGEMENT   
The proposed development site is within a Tree Cutting Permit Area however the site was previously 
cleared prior to purchase by the developers and annexation into the City of Courtenay. There are no 
existing trees on the property.  
 
ADMINISTRATIVE IMPLICATIONS:    
Processing development permits is a statutory component of the work plan. Staff has spent approximately 
30 hours processing this application to date. Should the proposed development permit be approved, an 
additional 2 hours of staff time will be required to register the permit and close the file. Additional staff 
time will be required to process subsequent building permit applications including inspections. 
 
ASSET MANAGEMENT IMPLICATIONS AND CIVIL WORKS  
There are no immediate asset management implications related to the proposed development. The 
developer is responsible for the design and installation of all required infrastructure. However, once the 
public infrastructure is installed during phase one of the development, including: trails, driveways, 
sidewalks, street trees, and stormwater, water and sewer systems, the City will assume the ownership and 
maintenance of the infrastructure.  
 
Staff have worked closely with the applicants over the past several months and have reviewed the 
proposed civil design to ensure it is coordinated with the overall development plan for the property and 
that the civil design works meet City requirements.  
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STAFF RECOMMENDATION  
Staff have assessed this proposal relative to the regulations within the R-3 zone and confirmed that the 
proposal meets all regulations. Staff have further assessed this proposal relative to applicable DP guidelines 
and conclude that it is generally consistent with the direction established within these guidelines.     
 
Recommended Action:  Approve Development Permit No. 2121. 

 

 

 

Prepared by:      Approved by: 
 

      
            
Dana Beatson, RPP, MCIP    Chris Marshall, RPP, MUP 
Planner III –Policy Planner     Director of Development Services  

 

Attachments: 

1. Attachment No. 1: Draft Development Permit No. 2121 and Associated Schedules  
2. Attachment No. 2: Duplex and Multi Residential Development Permit Area Compliance Checklists 
3. Attachment No. 3: Applicant’s DP Compliance Letter to South Courtenay DPA Guidelines  
4. Attachment No. 5: Sustainability Evaluation Checklist  
5. Attachment No. 6: The Ridge Design Guidelines  
6. Attachment No. 7: Construction Waste Management Plan 
7. Attachment No. 8: Applicant’s Project Letter to Director of Planning  
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Attachment No. 1: Draft Development Permit No. 2121 and Associated Schedules 
 

Permit No. 3060-20-2121 

 

    DEVELOPMENT PERMIT 

 

To issue a Development Permit 

 

To: Name: Buckstone Investments Ltd., Inc. No BC0822663   

Address: 9 – 2225 Guthrie Road Comox BC, V9M 4G1 

 

Property to which permit refers: 

Legal: Lot B, District Lot 153, Comox District Plan EPP19353 Except Plans EPP73209 

EPP87922 EPP89906 EPP100230 and EPP102213 
 

 Civic:  3375 Harbourview Boulevard  

 

Conditions of Permit:  

Permit issued to permit the construction of a 12 unit development on the above referenced property 

Development Permit 2121 is subject to the following conditions: 

 

1. The development shall be substantially consistent with the plans and elevations shown in Schedule 

No. 1; 

  

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

Schedule No. 2; 

 

3. Submission of landscape security prior to the issuance of a building permit for the respective phases 

as outlined in Schedule No. 3 and as estimated by LADR Landscape Architects summarized below: 

 

 Estimated Cost  Security (125% of estimated 

cost) 

Phase 1 $157,800.00 $197,250.00 

Phase 2  $87,900.50 $109,875.50 

Phase 3 $79,062.50 $$98,828.13 

 

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

by the City;  

 

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

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

 

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

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

FCO lighting fixtures;  

 

7. A sign permit shall be obtained prior to any signage being installed on the property; 
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8. A tree cutting permit is required prior to the removal of any bylaw sized tree (20 cm dbh), protected 

tree or protected species on the property; 

 

9. The development must include relevant energy and water conservation measures outlined in the 

South Courtenay Local Area Plan. 

 

10. Fencing must be generally consistent with the detail in Schedule No. 3 (Landscape Plans) and must 

conform to zoning requirements listed in Section 6.8.1. in Zoning Bylaw No. 2500. 

 

11. At the time of building permit application, fire suppression systems are required to permit glazing on 

side elevations to meeting BC Building Code requirements for Section 9. 10.15 (3) as this property 

is outside the 10-minute response time by the Courtenay Fire Department;   

 

12. At the time of building permit application, fire gate access must be provided by key or key code and 

sufficient turn around space for fire apparatus is required;  

 

13. The civil design submissions referenced in the letter dated August 10, 2022 from the City’s 

Development Engineering Division must be provided prior to or at the time of building permit 

application; 

 

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

 

15. No alterations or amendments shall be made without the City’s permission. A formal amendment 

application is required if the plans change or additional variances are identified after the permit is 

issued.  

 

Time Schedule of Development and Lapse of Permit 

That if the permit holder has not substantially commenced the construction authorized by this permit within 

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

 

 

 

             

Date       Corporate Officer  
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Schedule No. 1: Plans and Elevations  
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Schedule No. 2: Landscape Plans  
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Schedule No. 3: Landscape Cost Estimate   
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Schedule No. 4: Lighting  
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Schedule No. 5: Parking Plan    
 

  



Memorandum - Application for a Development Permit at 3375 Harbourview Boulevard Page 34 of 55                                    
   

 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Memorandum - Application for a Development Permit at 3375 Harbourview Boulevard Page 35 of 55                                    
   

Attachment No. 2: Duplex and Multi Residential Development Permit Area Compliance Checklists 
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Attachment No. 3: Applicant’s DP Compliance Letter  
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Attachment No. 4: Applicant’s DP Compliance Letter to SC 
DPA Guidelines 
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Attachment No. 5: Sustainability Evaluation Checklist  
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       Attachment No. 6: The Ridge Design Guidelines  
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Attachment No. 7 Construction Waste Management Plan 
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Attachment No. 8: Applicant’s Project Letter to Director of Planning 
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