
 

 
THE CORPORATION OF THE CITY OF COURTENAY 

MEMORANDUM 
 
       

To:  Geoff Garbutt, Chief Administrative Officer File No.:  3060-20-2003 

From: Dana Beatson, Planner II, Development Planning Date:      October 12, 2021 

Subject:  Application for Development Permit at 995 England Avenue  

PURPOSE: 

To consider the issuance of Development Permit No. 2003 to permit the construction of a 24 unit, multi 
residential development pursuant to the requirements of Commercial One Zone (C-1) and the guidance 
established within the Downtown and Multi Residential Development Permit Guidelines. The subject 
property is located at 995 England Avenue and is legally described as Lot A, Section 61, Comox District Plan, 
Plan 33222. 

BACKGROUND:      

The subject property is located at the northwest corner of the intersection of England Avenue and 10th Street, 
is 857m² in size and is vacant of building and structures. The parcel was initially created in 1979 when it was 
subdivided off of an adjacent lot (957 England Avenue (Lot 1)) to the north, has been utilized over the years 
for off-street parking and remains a vacant parking lot.  
 

  
Figure 1: Subject Property and Context 
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A development permit application has been submitted for a 24-unit multi-family development.  Each of the 
three buildings consists of eight 1 bedroom, 1 bathroom units approximately 312 ft² (29m²) in size with 
private patios. The development concept for the property is a uniform building design that focuses on 
providing single occupancy housing for residents who wish to reside close to amenities Downtown as well 
as those households wanting to downsize and reside in smaller building footprints. 
 
The proposed buildings are two storeys with four units on each floor.  The proposal is evaluated based on 
the requirements of the Commercial One Zone (C-1) in addition to the guidance detailed in the Multi 
Residential and Downtown Development Permit Guidelines.   
 
DISCUSSION: 

 
Zoning  
The role of zoning regulations is to establish regulatory requirements concerning the use, density, building 
bulk and other requirements a proposed development must satisfy.  A comparison of the proposal with 
zoning regulations is provided in Table 1 below.  The proposal complies with all applicable zoning regulations.  
 

 Required Proposed  

Permitted Use  Multi Residential Dwellings Multi Residential Dwellings  

Lot Coverage  N/A 42%  

Front Yard (10th Street) N/A  2.46m (to edge of staircase) 

Rear Yard (Yard opposite the front 

yard)  

N/A 0.9m (to edge of staircase) 

Side Yard N/A 0.86m (to edge of patio projection) 

Side Yard (England Avenue)* N/A 1.95m (to edge of patio projection) 

Building Height  13.5m 6.56m 

Screening for Garbage and Recycling 

Receptacles  

2.0m in height  2.0m in height 

Vehicle Parking Stalls 

 

 

 

 

Bicycle Parking Stalls 

1 stall per residential unit 

 

 

 

 

N/A 

 

No stalls provided 

*applicant is paying for all 24 stalls in 

accordance with Section 7.1.7(2) of Zoning 

Bylaw No. 2500 

 

13 bicycle parking stalls  

Sight Triangle (Section 6.7.1) Site Triangle for Corner Lots Meets Requirement at Corner (10th Street 

and England Avenue) 

 

Fence Height (along property 

perimeter except west side yard) 

2.0m 1.0m 

Table 1: Zoning Compliance (C-1 Zone and Proposal) 
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Development Permit Guidelines 
The role of development permit guidelines is to guide elements of a development proposal such as 
architectural character, site and landscape design.  The Multi Residential and Downtown Development 
Permit Checklists were submitted by the applicant in support of the development application (Attachment 
No. 2 and No. 3).  The applicant notes that the proposal generally complies with these guidelines and that 
about 25 guidelines are not directly applicable between the two sets of guidelines. Compliance with the 
guidelines is detailed below. 
 
Form and Character  
Regarding form and character, the building design reflects the heritage character of the City (through the 
use of wooden siding, knee braces, wood columns and recessed entryways). It also utilizes similar building 
materials and employs an architectural style that reflects older areas of the City.  
 
The guidelines state that multi residential buildings should front onto roadways and that all building walls 
visible from the street should be finished to the same standard as the front. To provide an attractive 
appearance all building facades visible from England Avenue and 10th Street have a similar level of 
articulation, detail and variation in materials. Walls not visible from the streets have not been articulated to 
the same extent. 
 
To break up the mass of the buildings the façades have been staggered, have a diversity of materials and a 
varied colour scheme. The north and south building elevations are staggered and include projections 
(staircases) and the front and rear elevations also contain projections (patios). A review of the architectural 
submissions indicates that the proposal utilizes quality materials such as cement siding (smooth, shingle, 
plank), wood, glass, asphalt shingles and aluminium (gutters, balconies, railings, stairs, landings and soffits) 
with each building painted with two distinct colour tones: Heathered Moss (green) and white Bluebay Blue 
and White, Traditional Red and White and Harris Cream and White.  Samples of the proposed exterior colour 
scheme can be seen in Schedule No. 1. 
 
The site has been designed to prioritize pedestrians through the provision of walkways leading to and from 
buildings providing direct connections to City sidewalks along England Avenue and 10th Street. Weather 
protection for pedestrians is provided by roof overhangs and recessed entryways. 
 
To maintain privacy between residential units balconies have been situated in the east and west side yards 
on the first and second storeys and patios have been off-set so they are not in direct view of one another. 
Clusters of landscape plantings including trees (saskatoon berry and chinese dogwood) and shrubs 
(butterfly bush, blueberry bush, box leaf euonymus) will be installed adjacent to and between patios for 
enhanced privacy. 
 
The multifamily DP guidelines encourage buildings sited on corner lots to be stepped down towards the 
flanking streets, in this case 10th Street and England Avenue. As proposed, the building design does not 
satisfy the DP guideline’s direction to step the buildings down towards adjacent streets.  
 
The DP guidelines state that buildings shall be sited to retain existing trees and undeveloped areas of the 
site should remain in a natural state if there is existing vegetation. The property is a vacant parking lot and 
does not contain any vegetation or trees, therefore, these guidelines are not directly applicable to the 
proposal. 
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Signage  
At this time no signage is being proposed with this development nor was a sign detail provided as part of the 
submissions. The applicant has indicated that any future signage will conform to the guidelines, being 
architecturally integrated with the overall site and building design as well as meet the regulations in the 
City’s Sign Bylaw No. 2760.  
 
Siting, Landscaping and Screening 
Concerning site design, a landscape plan has been provided by a Landscape Architect detailing a planting 
plan and plant and tree species (as seen in Schedule No. 3). Much like the building style, the landscape design 
is uniform and focuses on clusters of plantings around building entrances, the rear yard, between patios, 
within side yards and adjacent to 10th Street.  
 
As a single household orientated development, recreation areas are passive and focus on the rear and side 
yards for individual use and adjacent to 10th Street where an outdoor seating area (bench) and four (4) bicycle 
parking stalls are provided for communal use. Because the development is geared towards single occupancy 
households no passive recreation or play areas for families were contemplated. 
 
Landscape buffering is being provided along the perimeter of the site (as seen in Table No. 2).  
 

Landscaping and Screening  Multi Family DP Guidelines  Development Proposal  

10th Street (front) 4.5m 4.6m to 5.1m  

England Avenue (side yard flanking 
street) 

4.5m 3.04m to 6.55m 

Side Yard (lane) 4.5m 1.95m to 2.96m 

Rear  4.5m 0m to 1.7m 

Garbage and Recycling Area  Gated to a minimum height of 2.0m 
with landscaping or decorative fence 
or combination  

Yes; Guideline Met  

Table 2: Landscaping and Screening 
 
The DP guidelines state that landscape buffer area of at least 4.5m wide shall be provided inside property 
lines adjacent to roads and approved access points, the proposal is consistent with this guideline along both 
road frontages.  
 
Along 10th Street the applicant is proposing three large clusters of plantings including groundcovers (coral 
beauty cotoneaster) shrubs (rhododendrons, butterfly bush, midseason blueberry), perennials (autumn 
stonecrop, low catmint) and trees (little leaf linden). Staff note that the clusters of plantings installed at the 
southeast corner meets the site triangle regulation for corner lots. 
 
The landscaped area along England Avenue ranges from 3.04m to 6.55m and includes clusters of trees 
(saskatoon berry, chinese dogwood and little leaf linden) and shrubs (butterfly bush, boxleaf euonymus, 
flowering current, small leaved rhododendron, oregon grape, blueberry). Staff note that clusters of 
landscaping have been placed adjacent to patios to provide enhanced privacy for occupants. 
 
In the rear yard the landscape area ranges from 0m to 1.7m in width with no perimeter landscaping in the 
northeast rear yard where a pedestrian walkway and set of exterior stairs is located. Landscaping in this 
location focuses on clusters of plantings adjacent to exterior patios and in the northwest corner of the 
property. Plantings consist of trees and shrubs (saskatoon berry, chinese dogwood, butterfly bush, orgeon 
grape holy, boxleaf euonymus), perennials and ground covers (catmint, stonecrop, japanese spurge, wooly 
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thyme). A vine, honeysuckle has also been incorporated into the landscaping in this yard in order to attract 
bees, butterfly and birds into residential garden areas. 
 
The landscape area in the western side yard is smaller because it accommodates a City lane and a new 
building (for waste and bicycle storage). Landscaping in this location focuses on clusters of trees plantings 
(e.g. saskatoon berry, chinese dogwood, orgeon grape, blueberry, and flowering current) in the northwest 
side yard and adjacent to building facades and exterior patios.   
 
Garbage and recycling will be collected using the existing laneway. A review of the plans indicates a waste 
disposal and bike storage building is being provided in the western side yard which is screened with black 
corrugated steel siding and has a roofline articulated with wood accents. This building also contains a bike 
rack that provides parking for nine bicycles.  
 
Pedestrian walkways have been integrated into the site design and provide access to City sidewalks, services 
and amenities along England Avenue and 10th Street.  
 
Staff note that several of the guidelines in this section are not applicable or are contemplated through other 
bylaws and processes. Most of these pertain to requirements when the site contains existing vegetation or 
environmentally sensitive areas such as streams or wetlands or if the site contains hazard areas such as steep 
or unstable slopes.  
 
Lighting 
The applicant indicates that wall mounted lighting fixtures will be used to illuminate common areas of the 
development and acknowledges the requirement that all exterior lighting used to light roads, common areas 
and pedestrian walkways must be full-cut off, downward facing/facing into the interior of the development.  
This has been added as a condition of the development permit.   
 
Parking  
No off-street vehicle parking for the residential units or for visitors is being provided with this application 
because the property is zoned C-1. The zoning requires that one stall per residential unit be provided, 
however, the applicant is utilizing Section 7.1.7(2) of Zoning Bylaw No. 2500 which permits at the owner’s to 
pay the City of Courtenay a sum of money in lieu of supplying parking stalls onsite.  
 
The bylaw states that the sum of one parking stall is $6,500.00 which will be placed in a special reserve fund 
to be used by the City to purchase off-street parking stalls or structures adjacent to the Downtown area. 
With this application, the total paid by the applicant to the City for these stalls totals $156,000.00  
 
To promote active transportation (cycling) bicycle parking stalls has been integrated into the site design with 
13 bike stalls provided in the western side yard and within the landscaped area in the front yard adjacent to 
building #3. 
 
Because no off-street vehicle parking is being provided, the guidelines related to the location, screening and 
landscaping, vehicular circulation of parking areas are not applicable to this proposal.  

ADMINISTRATIVE IMPLICATIONS 
Staff has spent approximately 35 hours processing this application to date, a majority of time was spent on 
obtaining revised submissions and plans from the applicant and the applicant’s architect and landscape 
architect as the proposal went through a significant design change in January 2021 and several subsequent 
modifications.   
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Should the proposed development permit be approved, an additional two hours of staff time will be required 
to register the permit and close the file.  Additional staff time will be required to process the subsequent 
building permit application including inspections. 
 
STAFF RECOMMENDATION  
Staff are have assessed this proposal relative to the regulations within the C-1 zone and confirmed that the 
proposal meets all regulations.  Staff have further assessed this proposal relative to applicable development 
permit guidelines and concludes that overall the proposed development is generally consistent with the 
direction established within the guidelines.     
 
Recommended Action:  Should the Director agree with staff’s assessment then approve Development Permit 
No. 2003. 
 

Prepared by:      Approved by: 
 
  
    
                                  
Dana Beatson, RPP, MCIP    Geoff Garbutt, M.Pl., RPP, MCIP 
Planner II, Development Planning    Chief Administrative Officer 
 

 

 

Attachments: 

1. Attachment No. 1: Draft Development Permit No. 2003 and Associated Schedules  
2. Attachment No. 2: Multi Residential Development Permit Area Compliance Checklist 
3. Attachment No. 3: Downtown Development Permit Area Compliance Checklist  
4. Attachment No. 4: Applicant’s Letter    
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      Attachment No. 1: Draft Development Permit No. 2003  
 

 

 THE CORPORATION OF THE CITY OF COURTENAY 
  

  

Permit No. Permit No. 3060-20-2003 
 

September 15, 2021 
 

    DEVELOPMENT PERMIT 
 

To issue a Development Permit 
 

To: Name:   Canadian Community Housing Ltd., Inc. No. BC0612016 

Address:  Box 3417   
COURTENAY, BC 

V9N 5N5 
 

Property to which permit refers: 

Legal Lot A, Section 61, Comox District, Plan 33222 

 Civic:  995 England Avenue  

 

Conditions of Permit:  
 

To issue a development permit to allow the construction of a 24 unit multi-family development on the above 

noted property subject to the following conditions: 

Development Permit No. 2003 is subject to the following conditions: 

 

1. Development must be in conformance with the site plan (s) and associated project data dated August 

25, 2021 in Schedule No. 1 by ATA Architectural Design; 

 

2. Development must be in conformance with the building elevations dated August 25, 2021 and 

September 14, 2021 in Schedule No. 2 by ATA Architectural Design; 

 

3. Development must be in substantial conformance with the landscape plan(s) dated August 31, 2021 

by Allison Mewett in Schedule No. 3; 

 

4. Prior to the issuance of a building permit landscape security in the amount of $47,568.75 ($38,055.00 

x 125%) is required as estimated by Alison Mewett dated August 10, 2021 in Schedule No. 4; 

 

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.A sign permit shall be 

obtained prior to any signage installed on the property; 

 

6. All signage must be architecturally integrated with the overall site and building design and comply 

with Sign Bylaw No. 2960, 2013; 

 

7. All new replacement and upgraded street lighting in the proposed development must use Full Cut 

Off/Flat Lens (FCO/FL) luminaries to light roads pedestrian areas; 

8. All exterior building and site and lighting must be in general conformance with the exterior lighting 
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plan in Schedule No. 5; 

 

9. Prior to issuance of an occupancy permit by the City’s Building Division, the applicant is required to 

pay $156,000.00 to the City of Courtenay’s special reserve fund for off street parking in accordance 

with section 7.1.2(2) of Zoning Bylaw No. 2500; and  

 

10. 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       Chief Administrative Officer  
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Schedule No. 1: Site Plan(s) 
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Schedule No. 2: Building Elevations 
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Schedule No. 3: Landscape Plan(s) 
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Schedule No 4: Landscape Cost Estimate 
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Schedule No. 5: Lighting Plan  
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Attachment No. 2: Multi Residential Development Permit Area Compliance Checklist 
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   Attachment No. 3: Downtown Development Permit Area Compliance Checklist  
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        Attachment No. 4: Applicant’s Letter    
 

 

 

 
 

 

 

 
 

 

 

 



Memorandum - October 12, 2021 
  Page 34 of 34 
Application for Development Permit at 995 England Avenue                                         

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


