THE CORPORATION OF THE CITY OF COURTENAY

MEMORANDUM

To: Geoff Garbutt, Chief Administrative Officer File No.: 3060-20-2003
From: Dana Beatson, Planner Il, 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 10" Street,
is 857m? 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.




Memorandum - October 12, 2021
Page 2 of 34
Application for Development Permit at 995 England Avenue

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 ft? (29m?) 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 (10t Street) N/A 2.46m (to edge of staircase)
Rear Yard (Yard opposite the front N/A 0.9m (to edge of staircase)
yard)
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 2.0m in height 2.0m in height
Receptacles
Vehicle Parking Stalls 1 stall per residential unit No stalls provided

*applicant is paying for all 24 stalls in
accordance with Section 7.1.7(2) of Zoning
Bylaw No. 2500

Bicycle Parking Stalls N/A 13 bicycle parking stalls

Sight Triangle (Section 6.7.1) Site Triangle for Corner Lots Meets Requirement at Corner (10 Street
and England Avenue)

Fence Height (along property 2.0m 1.0m

perimeter except west side yard)

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 10" 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 facades 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 10% 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 10%" 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 10" 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 10" 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 4.6mto5.1m

England Avenue (side yard flanking | 4.5m 3.04m to 6.55m

street)

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

Rear 4.5m Omto 1.7m

Garbage and Recycling Area Gated to a minimum height of 2.0m | Yes; Guideline Met
with landscaping or decorative fence
or combination

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 10™ 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 Om 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 10™ 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 Il, 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



Memorandum - October 12, 2021
Page 7 of 34
Application for Development Permit at 995 England Avenue

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
VON 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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Exterior Colors for proposed buildings
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Schedule No. 3: Landscape Plan(s)
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Schedule No 4: Landscape Cost Estimate
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LANDSCAPE INSTALLATION ESTIMATE
Ang 10, 2021
LANDSCAPE ARCHITECT
Alison Mewett, BCSLA
766 Lazo Road
Comox, BC VOM 3V6
(236)255-1055
amewett@zmail com
PROJECT
Multi-family Residential
055 England Avenue,
Courtenay, BC
Planting beds: 189.5 m” (2.040 f) Groundcover: 95.0 m* (1.023 f))
Fine Gravel area: 46.7 m~ (503 ft7)
Plant material $10,295.00
Topsoil delivered (430mm for shmbs) 113 cuyds @ $35 3.955.00
Topsoil delivered (300mm for grovndeover) 38 cuyds @ $35 1.330.00
Fine nmlch i*]ivered (100mm) 37 cuyds @ $35 2,035.00
Fertilizers, tree stales and miscellaneons 450.00
Machine work 1.560.00
Labour to install plant materials and other wotk to complete 6,500.00
Irrigation system installed 6.800.00
Planting sub-total (not including taxes) $32,925.00
Gravel for path delivered (150mm) 9 cuyds @ $50 £ 450.00
Fence (99 m) @ $20/m 1.980.00
Bike racks (lump sum) 1.200.00
Bench (lump sum) 1.500.00
Hardscape sub-total (not including taxes) $ 5130.00
TOTAL § 358,055.00

Materials estimated at cost.
This estimate is approximate and may not reflect actual cost to install.

Corinne Matheson, CLD, HT
Mystic Woods Landscape Design

Alison Mewett, BCSLA
Landscape Architect
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Schedule No. 5: Lighting Plan
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STANPRO

Project:

Type:

Drawn by: Catalogue #: .

WPR-L
FULL CUT-OFF WALL PACK

The WPR-L full cut-off wall pack has & classic familiar design and is best sufted for

entrances or anywhere controlled security lighting is required. This luminaire is a great
addifion io amy commercial or indusirial wall mount application and complies with Dark Sky.
The tough die cast aluminum housing and the IP6S drivers allow for optimal outdoor use.

FEATURES AND SPECIFICATIONS
+ Construction + Compliance
Housi g — Wit locstion
— Commercial grada and robust decast Construction — FES
anzurez duraility — IDA Dark Shy
— Powder coating finizh ansures resiztancs to cold — Meets requiraments of ICES-005 issue 4
and LN d=maga for class B products
Lens —clllus

Poycarborsta lens is standsrd in this product serias.

+ Electrical
— The: drivarz sllow input from 120-277 V and is
refiabla in tha coldest of bemparztures
— The WPR-L wall pack is suitabla for zmbiant
temperature ranga of -40°C to +40°C. Awsilabla
in J000K =nd 4 DDJ K color temparstures with
A lumen per watt ratio of 113 ImW to 119 ImW
depending on tha lumen package.

Date:

OVERVIEW waranyy I
Ligit source LED
Watts (W] @70 'Ej' ﬁ a{l
Lumen output m) 5656 - 8 78
Effac - LED wet
ey ImeW) 1z-113 % dimmange
Color temparaturs (k) 7000, 4 000 Jfaxture Incarion
Al B0+
Mot & provucts are qualiliad on e DLE GPL T view our
DLC quailfied products, piezse conaut the DLC Quaiiied
Products Ll = www desigrlights. rg/saerch.
1 Pleese note {hat ot all configurations are dimmate.
Page 1/3

2233 ue de Iiwistion, Donesl, OC HBP 2XEB
WPR-L = Raw. 177772020  514.730.9084, 1 5652002332 = [ 1 556,265, B301 = www.standzndpro.com | mNPRa
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Attachment No. 2: Multi Residential Development Permit Area Compliance Checklist

WV MR 7 VY e

Courtenay, BC, VAN 2J7
Tel: 250-334-4441 Fax: 250-334-4241

Email: planning@courtenay.ca

CHECKLISI

MULTI RESIDENTIAL DEVELOPMENT PERMIT AREA

The following checklist provides a quick reference for compliance with the guidelines contained within Section 8.5 Multi
Residential Development Permit Area of the City of Courtenay Official Community Plan No. 2387, 2005. Applicants are
required to complete this checklist and indicate in the comment box how their proposal complies with each development
permit guideline. Where an element of the design does not comply with a guideling, a justification stating the divergence
and the reason shall be made. A separate sheet may be used to provide comment. Incomplete forms will result in
application delays.

Project Address: ?ﬂ{ 5‘9/“»«.( 1414-1.

Date: /7 De(_ 2820

Signature: “Q_/—\

Applicant: C ; {, ‘;, /;

M_E'L_Hn.h;;-j L'M
Yes

access points are required.

A. FORM AND CHARACTER No Comment )

1. The design of buildings shall reflect the heritage of the City Hardy 44(," owk, |4 asdi¢ Suagle
of Courtenay and the use of materials such as stone, brick, ide Wond 4/t (4 ook cdads
ornamental work and wood with varied details and columns [j O | Akt ~suts
is required. All designs will be assessed to compare the '
submltted design with these guidelines.

2. All mul;i trtesidentizl project:hshall fror;t or zppe;r tﬁ fronr: Q,e.«{ Ostricn Wei¥ Ace ¢9$/,;,.»
onto abutting roadways. is may be achieved throug Lucland Av OHSY 15 e
appropriate treatment of the building exteriors and through | [ | O | ; MN é ;:f,.l atn “gA‘ad,
the provisiocn of pedestrian entranceways and walkways i a
directly to the street.

3. Buildings located on corner lots, lots adjacent to a single 'f wb =k ,7 d,,, ﬁ" [;H; ik
residential building, and lots next to public open spaces shall 7| = wl'fﬂ Aeish be hs )d
be stepped down toward the flanking street, adjacent hOow
building, or public open spaces.

4. The design and introduction of a new building type to a r
residential neighbourhood shall provide harmony and lend ‘{w* Q“trxt 6&» ‘ , b Ko
continulity tg the neigh!fxt):rhood ?ng sht:;ld n;):hcreate A | L Up Yo Gt inscale (TR
excessive disruption of the visual character of the g DB s
neighbourhood. feputwn NeGhhowhosd

5. The design of a new project or an addition to an existing . . x
project shall be based on a comprehensive design concept C‘"‘ P"t h&:k ste d&y "'«m‘#{
and shall give adequate attention to the general architectural b 4k bw.l b | Ond ol s copl
style, detailing, scale, materials, character of fenestration, b .
character and materials of roofs, treatment of entrances, 2 | O 4§"4,J‘1’ 24 J"Vjsf o Hoens (<.
gradation of heights, relationship of indoor and outdoor Sigls Pansea hovehd 4. IM%"")
spaces, design and placement of play areas, access parking bt 2 & ¢ BA
arrangement and circulation, and landscape character and 4“’“’“’"‘" 6" ’ B’“j
design. Plans submitted with Development Permit Wl qrec,
applications shall illustrate the aforementioned points. |

6. No more than four townhouse units shall be linked in a row il Bhnldn 2¥ aAs
unless warranted by special design treatment.

7. Where townhouse units have attached garages or carports,
the units shall be wide enough to allow the creation of /9/
aftractive entrances to the individual units between garages. | [J =g
Where lane access is available, parking entrances shall be
limited to lane access.

8. Where individual townhouse or multi-family units have
vehicular access via public street, combined driveway ELIIN s ﬂ
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9.

The design and siting of buildings and individual units shall
take advantage of views, natural amenities and adjacent
open spaces and shall provide the maximum of units with
good sun exposure to enhance the liveability of units.

Ma"/)/'n QW&(«’“}{'

U«/ﬁ o( Mo S unlowei)
v Liasi by

10.

Stepped or alternating massing shall be used in the design
of buildings in order to break up the volume of the building(s)
and to avoid a box like appearance.

j bw-h,;qs bn-,-‘VfJ\) U P Vehaaz!

11.

Sloped roofs shall be encouraged to harmonize with
surrounding residential areas.

5’1;,»00{ (s

12,

Building shall ensure visual privacy between units and also
between private amenity spaces such as balconies or
patios.

ladscapon wsed b Lo
Privere. apordwwak appicsble]

13.

Where a development is to be constructed in several
phases, the proposed phasing plan indicating the sequence
and timing of construction shall be included as part of the
development permit application.

Ohe Phase

B. SIGNAGE

Yes

No

Explanation of Non-Conformity

s

All signs shall conform to the City of Courtenay Sign Bylaw
No. 2760, 2013 and all amendments thereto.

C. SITING, LANDSCAPING AND SCREENING

Yes

No

Explanation of Non-Conformity

1P

A Landscape Architect or registered professional shall
prepare a plan which will incorporate plant species,
quantities and installation suitable for the project.

A’fl‘;m vaf
Alsi o

. A detailed landscaping and screening plan, drawn to scale

and showing the type, size and location of proposed
landscaping, shall be submitted with the development permit
application.

H

. Recreation and play areas shall be provided within each

project and shall be sensitive to the needs of the all age
groups likely to reside in the development.

ASe. g o wps 1A Sirsle persin Noged

Wi llGund Mlcgferw - locatan
QAows s¢ ¢ am@w

. Care will be taken in developments intended for family living

to ensure that the fundamental needs of family living are not
compromised. This includes adequate storage, places for
outdoor play, attention to sound and sight separation, and
safe convenient parking.

A hos hold sl e 1ad, i dudCoug
A pachelos ut(Emuc

b/

e LT

. A continuous landscaped buffer area of at least 7.5 metres

in width shall be provided along the inside of all property
lines adjacent to Cumberland Road, 17" Street, 29" Street,
Island Highway, Clifie Avenue, Ryan Road and Lerwick
Road. A perimeter landscaped buffer area of at least 4.5
metres in width shall be provided along the inside of all
property lines adjacent to all other roads and at approved
access points.

Thesife has Lavdscapt @/oumd
cd Yoo ot The QUfe

. If a property is adjacent to the Agricultural Land Reserve

boundary, a fence and landscaped buffer area of at least 10
metres in width shall be provided along the inside of the

property line.

. Buildings shall be sited to ensure the privacy of residences

and adjoining properties, retain view amenities, and
minimize the impact of noise or other off-site effects. Noise
attenuation fencing will be required adjacent to arterial and
collector roads.

&
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8.

Buildings shall be sited to retain existing tree stands and
terrain as much as possible. Protective barriers, such as
snow fencing, shall be installed around all existing plantings
which will be retained at the drip line for the duration of
construction. No material or temporary soil deposits may be
stored within these areas.

o\d Pavkuls, Lot

. Buildings shall be sited to ensure the privacy of residences

and adjoining properties, retain view amenities, and
minimize the impact of noise or other off-site effects, noise
attenuation fencing or buffering will be required adjacent to
arterial and collector roads.

7

10.

Grading requirements of a development shall be resolved
within the property boundary. Cut and fills shall be
minimized and blended into the existing terrain. Stepped
retaining walls shall be used where possible. Stepped
foundation walls and floor levels for buildings shall be used
on sloped sites. Slopes shall be determined to promote
opportunity for re-planting.

Flt lesed grvend

11.

Buildings shall locate refuse containers, utility services, etc.
to minimize visibility and they shall be screened by
landscaping and fencing to a minimum height of 2 metres.

In general, chain link fencing shall be used only when
screened by landscaping. Similarly, utilities, meters,
exhaust elements, satellite dishes, etc., shall be screened by
landscaping, fencing or roof elements.

Sea \w‘kc-ft Aan

12.

To separate internal roads, parking, service or storage areas
from adjacent properties, a landscaped buffer area of at
least 30 metres in width.

4

13,

Development shall include installation of street trees and
sidewalks along all adjacent streets. Boulevards of adjacent
streets shall be landscaped, irrigated and maintained by
adjacent developments.

Lae |q.,,{ Dl Plan

4.

Undeveloped areas of the site shall be left in its natural state
if there is substantial existing native vegetation. Otherwise,
the owner will undertake vegetation control within 6 months
of building occupancy satisfactory to the City.

DU prw“/& ?‘”"q"\ L")(

15.

Any development adjacent to or near stream or wetland
areas shall adhere to the requirements of the Streamside
Stewardship, 1993 guidelines and the “Land Development
Guidelines for the Protection of Aquatic Habitat 1992"
prepared by the Department of Fisheries and Oceans and
the Ministry of Water, Land and Air Protection along all
streams and their tributaries.

5%

16.

The City may require an environmental analysis of site
conditions in areas subject to natural hazards such as slope
slippage, drainage, or high vegetation value, prior to
development.

z

7.

Itis City policy to limit the peak run off from areas of new
development to that which the same catchment areas would
have generated under the pre-development land use. A
storm water management plan will be required as part of any
development and shall be prepared by a Professional
Engineer to comply with the City's stormwater management
policies and plans and the City's Water Balance Model.

bl pWF-‘») o} landiape
“’,\IN ou/l w. rehuw
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18.

Setbacks areas abutting stream areas shall be fenced prior
to development occurring to prevent encroachment of
equipment or material into the stream system.

o
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9.

A biophysical assessment of the site prepared by a
professional biologist may be required outlining any
environmental values to be protected during and after
developments and the methods to achieve this to the
satisfaction of the City and federal and provincial agencies.

20.

Prior to the subdivision or development of land containing a
stream, the natural watercourse and surrounding area shall
be considered for dedication to the Crown, the Municipality
or other public agencies committed to the protection and
preservation of natural watercourses

74

21,

The City will require the following minimum depth of topsoil
or amended organic soils on all landscaped areas of a
property:

e shrubs — 450 mm

¢ groundcover & grass — 300 mm

« trees — 300 mm around and below the root ball

Se-\osnd deng

22,

All landscape areas shall be serviced by an underground
irrigation system.

LIGHTING

No

Explanation of Non-Conformity

. Lighting should be designated for security and safety.

However, there should not be glare on neighbouring
properties, adjacent roads or the sky.

. All new, replacement and upgraded street lighting in existing

and proposed developments will be Full-Cut OfffFlat Lens
{FCOJFL) luminaries to light roads, parking, loading and
pedestrian areas. Exterior building lighting will also be
required to have FCO lighting fixtures.

FOO f_l /c>'~/4t;\ cm(l
be defailad in BP
%bm‘?‘w‘\

. PARKING

Yes

No

Explanation of Non-Conformity

. Large surface parking areas should be broken down into

smaller parking lots evenly dispersed throughout the
development and integrated with planted landscaped areas.
Visitor parking spaces shall be clearly identified within each
development. Tree Planting is required in parking areas.

AP

. Parking areas shall be screened from adjacent properties

and from direct views of parking vehicles from the street.
The screening should consist of landscaping and fencing.

2

. Outdoor parking and loading areas should be located to the

sides and rear of buildings. Parking areas shall include
landscaped areas, defined by concrete curbs, to provide
visual breaks between clusters of approximately ten stalls.

&

. Direct and functional pedestrian pathways to connect

building entrances to parking areas and sidewalks of the
abutting streets shall be provided. Installation of features
such as distinct paving, special landscaping with trees and
benches, and overhead weather protection on exterior
building walls where appropriate is required.

se2 \andsce@l Pan
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Attachment No. 3: Downtown Development Permit Area Compliance Checklist

CITY OF COURTENAY

s=am=—==; Planning Services COM PLIANCE

T ER CHECKLIST
el - 1 Y

QUL  Enai: pannino@courtanayes " DOWNTOWN DEVELOPMENT PERMIT AREA

The following checklist provides a quick reference for compliance with the guidelines contained within Section 8.1
Commercial Development Permit Area of the City of Courtenay Official Community Plan No. 2387, 2005. Applicants are
required to complete this checklist and indicate in the comment box how their proposal complies with each development
permit guideline. Where an element of the design does not comply with a guideline, a justification stating the divergence
and the reason shall be made. A separate sheet may be used to provide comments. Incomplete forms will result in
application delays.

Project Address: q‘), 4 EAS’awA Aot Date: Jof De(; 200

licant: _ N Signature: ;&
App : [\ 57 . S {wy !é" 9 —_
A. FORM AND CHARACTER i Yes’| No Comment

1. The design of buildings shall reflect the heritage of the City Hord g plos Ky Hordie Sl
of Courtenay and the use of materials such as stone, brick, & | O | ermimes bl paosd vim t_,..{z,,'.{
ornamental work and wood with varied details and columns Cotsee “)
is required. o

2. The scale, form, height, setback, materials and character of [roR2r (AT dwe v 145}2 ’
new development should complement neighboring 4 O | “wi otom~ys high Wwiolg ‘P‘"‘
developments. Sul Ll unkn dedine hend

3. The perimeter of buildings shall relate to a pedestrian scale. Varied metenad tovlers

This may be expressed by detailing of the facade, window 5 ,,Ju 3
size, awnings and roof canopies. Visual interest will be Coftney, ome vz
created by providing variations in height and massing. B! 0 ) S A

Awnings, lighting fixtures and other structures shall be r

architecturally integrated with the design of the buildings.
Large expanses of any cne material are not acceptable
without architectural detailing to create visual interest.

4. To support the pedestrian environment, continuous weather aul AArAnLeD e
protection should be provided over pedestrian areas at all & 0O W 1
exterior building walls. (v er

5. Builcings shall maintain and enhance existing views. -4 A t 5
Buildings located on corner lots, lots adjacent to a residential ‘f’ e W," T Duvt pest 7
property, and lots next to public open spaces should be = O | 1 e ol der npor -;‘,M Side G\
stepped down toward the flanking street, adjacent building, M ')n;v‘.) Sur 26uA Gl

or public open space.

6. Stepped or varied building massing, articulated building
walls and roof lines and sloped roofs shall be incorporated to A
develop building form and character where residential space 0O 2 _Q/
is proposed over commercial, the fourth floor shall be
stepped back to enhance light penetration to the street,
views and appearance of building.

7. The architectural design and building materials shall be of a Proniteih Desiged

high standard that indicates quality, stability and [z
permanence.

8. Any wall of a building which is visible from the sireet shall be FipRs. o S
finished to the same standard as the front of the building to =@ O Ayt e Dlugned
provide an attractive appearance.

9. Commercial ground level business premises should be -\
provided continuously along pedestrian oriented shopping O = )J
areas within the downtown core.
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10. Bulidings should be designed so that their form does not a4 W'.\ 5 *kr €2 budlna
restrict sun penetrations to public and pedestrian areas. A ! 0 . 5

building height impact assessment to identify impacts and Qcr¥ the S0 ke

suggest possible mitigation measures may be required.

11. Where a development is to be constructed in several
phases, the proposed phasing plan indicating the sequence O =
and timing of construction shall be included as part of the
development permit application.

B. SIGNAGE Yes | No | Explanation of Non-Conformity

1. All signs shall conform to the City of Courtenay Sign Bylaw = O
No. 2760, 2013 and all amendments thereto.

C. SITING, LANDSCAPING AND SCREENING Yes | No | Explanation of Non-Conformity

| Phase

1. A Landscape Architect or registered professional shall
prepare a plan which will incorporate plant specles, IZ/
quantities and installation suitable for the project.

2. A detailed landscaping and screening plan, drawn to scale
and showing the type, size and location of proposed = O
landscaping shall be submitted with the development permit
application.

3. A continuous perimeter landscaping buffer area of at least
4.5 metres shall be provided along the inside of all property
lines adjacent to Cumberiand Road, 17" Street, Fitzgerald 5| 0O
Avenue, Anderton Avenue and Cliffe Avenue, south of 8”
Street and adjacent to a residential or institutional zoned
property and 3.0 metres on all other roads.

4. Parking and outdoor storage shall not be permitted in the ' 24 (st ~~T L
required landscape setback. Er o m PR/ u"‘) " y*

5. Garbage and recycling containers shall be screened with
landscaping and fencing and gated to & minimum height of 2
metres. Similarly, uiilities, service kiosks, meters, elevator Q/ O
housing, exhaust elements, satellite dishes, etc. shall be
screened with landscaping and fencing.

6. Chain link fencing shall be used only when screened by
landscaping. Decorative fences are encouraged matching E/ O
the materials used for the principle building.

7. Developments shall include instaliation of street trees and
sidewalks along all adjacent streets as well as foundation
landscaping around any building face where applicable.
Boulevards of adjacent streets shall be landscaped, irrigated 0] )
and maintained by adjacent developments. Distinct paved
surfaces, benches and ornamental street lights are
encouraged throughout the site. Cutdoor patios or amenity
areas for employees are encouraged,

8. Undeveloped areas of the site shall be left in its natural state
if there is substantial existing native vegetation. Otherwise, O =
the owner will undertake vegetation control within & months
of building occupancy satisfactory to the City.

9. The City will require the following minimum depth of topsoil
or amended organic solls on all landscaped areas of a
property.

e shrubs — 450 mm B/ O
* groundcover & grass — 300 mm
« trees — 300 mm around and below the root ball

X
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10,

Street furniture such as benches, lamps and refuse
containers shall be incorporated in the landscape design.
These shall be required to be censistent, similar, or identical
in character to the architectural character of the
development and identified by type and source in the
application.

&

11.

Open spaces acting as sites of public assembly shall
incorporate special landscape features such as fountains,
landscaping or monuments as focal elements.

n2.

All landscaped areas shall be serviced by an underground
irrigation system,

| ®

LIGHTING

Yes

Explanation of Non-Conformity

. Lighting should be designated for security and safety.

Howeaver, there should not be glare on neighbouring
properties, adjacent roads or the sky.

S

. All new, replacement and upgraded street lighting in existing

and proposed developments will be Full-Cut OffiFlat Lens
(FCO/FL) luminaries to light roads, parking, loading and
pedestrian areas. Exterior building lighting will also be
required to have FCO lighting fixtures,

&

. PARKING

Explanation of Non<Conformity

. Parking areas shall be screened from adjacent properties

and from direct views of parked vehicles from the street.
The screening should consist of landscaping and fencing.
Parking areas shall include landscaped areas, defined by
concrete curbs, to provide visual breaks between clusters of
approximately ten stalls.

P

. To saparate parking, service or storage areas, and internal

roadways from adjacent properties, a landscaped buffer
area of at least 2.0 metres in width and 2.0 metres in height
shall be provided along the inside of all affected property
lines.

O

. Vehicular and truck movement patterns shall be illustrated

to ensure adequate circulation.

. Underground parking is encouraged. The exterior fagade of

parking structures should be architecturally integrated and
provide continuity of commercial uses at street level.

. Pedestrian sidewalks connecting building entrances to and

through parking areas and sidewalks of the adjacent streets
shall be provided.

. Bicycle parking facilities shall be provided at grade near the

primary building entrances.

gl & | oo
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Attachment No. 4: Applicant’s Letter

Canadian Community Housing
Mission, Values, Goal

The mission of Canadian Community Housing (CCH) is to assure the continued availability of options in
rental housing for single-person households potentially of modest means (including thoze receing
social assistance), in any stage of their lives, and for others who would choose to live life with a smaller
footprint.

The trend toward single-person households, tiny houses and small footprint living is growing, and not
only in major urban centres where real estate prices necessitate this downsizing. The groundswell of
recognition that climate change caused by human activity must be curbed, and that any solution that
can be workable on a global scale must begin with self, iz driving the conscious choice to eommit to
minimalist home environs. The corollary to this commitment is a greater level of engagement at the
community level, in shared public spaces, with a correspondent increase in participation in the service
economy. This atmosphere of living small, buying locally, and engaging meaningfully in Community will
ereate an enviable upward spiral of sustainable economic development, growth, and jobs for future
generations.

The values of CCH are consistent with this groundswell of recognition. Canadian values are those of
peaceful coexistence, in harmony with their envirnnment. Community values sre supportive and caring
and inclusive, continually striving to improve their collective “lot”, Housing choice arguably represents
the single largest component of an individual's energy footprint.

*  Modes of transportation other than the single occupant vehicle (SOV) must be promoted and
fostered, by developing in neighbourhoods with high walkability indices and along public transit
routes, Parking and vehicular access should be devoted primarily to shared ride (HandyDART,
taxi, Car2Go etc.) and emergency services provision. Private vehicle parking is limited and priced
to temper its demand, and secure bicycle storage is provided at no additional charge,

# An Environmental Construction Operations (ECO) Plan (a living document) is important ta
document continual improvement in the diversion of waste from landfills, and reductions in the
life cycle energy requirements of the materials (re-use, local sourcing and value adding, ethical
purchasing, efficient appliances, recyclability ete.)

# Diversity and inclusion are the cornerstones of Civil Society. Communities flourish where
engagement is pervasive and the dialogue spans disparities of abilities and income, and cultural
differences. Small footprint living can foster closer community thes and improve the dialogue.

Our goal Is to position our company as a catalyst at the leading edge of a "sea change” transformation
towards sustainable urban densification. This transformation will provide desirable housing choices for
single-person houwseholds across the spectra of age, ability, income, gender and culture. We expect the
resulting mélange to promote understanding, strengthen community values, and lower barriers to
inclusivity.
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The project consists exclusively of residential units approximately 29 square metres in size. Bachelor
suites in the elevator accessible building will have appeal to demographics seeking a single-person
household with a small footprint in an accessible central location served wall by public transit and active
mades, such as youth, seniors and persons with disabilities,

The project is aligned with Strategic Priorities of the City of Courtenay for 2016-2018 which Include
support for densification as an area of control, and support for initiatives and incentives to encourage
lower cost housing under the strategic theme of “support for diversity in housing and reasoned land use
planning”. *

The project is aligned with the OCP Vision and Strategy, Growth Management, Residential Land Use
Designation, Transportation and Climate Action Goals and Policies:

* The OCP Vision's goal of Balanced Growth is furthered by providing affordable housing close to
recreatlon and daily destinations. The goal of Sustainable Development is furthered by selecting
the correct location for density, adjacent to multiple transit routes and walkable to Downtown
and the Cliffe Avenue commercial area, The goal of Planning for Retirees is furthered by
providing affordable rental units in a central location.

s The project is aligned with the OCP Regional Growth Strategy Geal 1 of ensuring a diversity of
housing options to meet evolving demographics and needs. The central location of the project is
ideal for its variety of transportation choices, The affordable low end market rental units in the
project are by their very nature inclusive,

* The OCP Residential Land Use goals of supporting development of housing options for seniors,
and ensuring the provision of affordable housing are furthered, as are the policy objectives of
offering variety of transportation choice and creating inclusive neighbourhoods.

* The OCP Transportation goal of reducing travel distances and congestion is furthered by the
central location of the project, and the policy of supporting acceptance of alternative design
standards is congruent with CD Zone changes proposed to the existing MU-2 Zone,

+  The OCP Climate Action policy to encourage and support initiatives that reduce the number of
passenger vehicle trips is furthered by the project, as well as the policy to reduce the ratio of
parking for new developments within its jurisdiction.



