
 
 
 

 
Meeting #: R5/2023

Date: March 8, 2023

Time: 4:00 p.m.

Location: CVRD Civic Room, 770 Harmston Ave, Courtenay

We respectfully acknowledge that the land we gather on is on the Unceded
territory of the K’ómoks First Nation, the traditional keepers of this land.
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Meeting #:  

Date:  

Time:  

Location:  

R4/2023 

February 22, 2023 

4:00 pm 

CVRD Civic Room, 770 Harmston Ave, Courtenay 

 

Council Present: B. Wells 

 D. Hillian 

 E. Jolicoeur 

 M. McCollum 

 W. Morin 

  

Regrets: W. Cole-Hamilton 

 D. Frisch (leave per Community Charter s. 109.3) 

  

Staff Present: G. Garbutt, City Manager (CAO) 

 A. Langenmaier, Director of Financial Services, via audio/video 

conference 

 K. Macdonald, Fire Chief 

 R. Roycroft, Acting Director of Development Services 

 C. Rushton, Director of Recreation, Culture and Community Services, 

via audio/video conference 

 K. Shaw, Director of Public Works Services 

 J. Chan, Manager of Business Administration, via audio/video 

conference 

 A. Proton, Manager of Legislative Services 

 C. Dallamore, Legislative Coordinator 

 

1. CALL TO ORDER 

Mayor Wells called the meeting to order at 4:01 pm and respectfully acknowledged that 

the land on which the meeting was conducted is the Unceded territory of the K'ómoks 

First Nation, the traditional keepers of this land. 

Mayor Wells made a statement on the discovery of unmarked graves in Port Alberni. 

The confirmation of 67 student deaths, and the discovery of 17 suspected graves at the 
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site of the former Alberni Indian Residential School in the territory of the Tseshaht First 

Nation is heartbreaking. 

Councillor Jolicoeur spoke about Black History Month in February and brought attention 

to the myriad challenges that have been and are faced by Black citizens. For more 

information visit bcblackhistory.ca 

 

2. INTRODUCTION OF LATE ITEMS 

Mayor Wells removed item 10.2, Mayor Wells Leave of Absence, from the agenda. With 

no objections, Council proceeded with the agenda as amended. 

 

3. ADOPTION OF MINUTES 

3.1 Regular Council Minutes - February 8, 2023 

A corrected version of the February 8 Council minutes was presented on table. 

Moved By Jolicoeur 

Seconded By Hillian 

THAT Council adopt the February 8, 2023 Regular Council minutes as amended. 

CARRIED 

 

4. DELEGATIONS 

4.1 Comox Valley Arts 

Council received a presentation from Jennifer Casey, Executive Director, and 

Juliana Bedoya, Community Engagement Director, to provide an update about 

CVA's work, Fee for Service Agreement (5 year support), programming and plans 

for 2023. 

 

4.2 Margaret Waterton - Lerwick Forest  

Council received a presentation from Margaret Waterton requesting approval 

and allocation of space in Lerwick Forest to increase knowledge, respect, and 

understanding of the forest through community involvement and education. The 

delegate proposed that the guidelines of the City of Courtenay's Urban Forest 

Strategy be used to accomplish this goal. 
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5. PRESENTATIONS 

5.1 Comox Valley Emergency Program 

Council received a presentation from Kurt Macdonald, City of Courtenay Fire 

Chief, and CVRD representatives, Howie Siemens, Emergency Program 

Coordinator, and Russell Dyson, Chief Administrative Officer, regarding the 

action items from the "Fracture on 5th" regional earthquake exercise held in 

September 2022. They will be recommending a consolidation of the service to a 

regional service. At this point the service is contracted to local governments.  

 

6. STAFF REPORTS 

6.1 Recreation, Culture and Community Services 

6.1.1 Pacific Salmon Foundation Licence Agreement - McPhee Meadow 

Nature Park PIT Installation Request 

Moved By Hillian 

Seconded By Jolicoeur 

THAT Council approve the attached five-year Licence Agreement dated 

January 1, 2023 between the City and the Pacific Salmon Foundation for 

the licenced area on property having a legal description of: 

PID: 028-419-910, Lot 1, Plan VIP88574, District Lot 118, Section 61 

CARRIED 

 

6.1.2 Downtown Courtenay Business Improvement Association Temporary 

Licence of Occupation 

Moved By McCollum 

Seconded By Hillian 

THAT Council approve the attached temporary licence of occupation 

agreement between the City and the Downtown Courtenay Business 

Improvement Association for the licenced area located on property 

having a civic address of 580 Duncan Avenue, Courtenay, BC and a legal 

description of: 

PID: 028-799-925 Lot B, Section 61, Comox District Plan EPP15696. 
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CARRIED 

 

6.2 Financial Services 

6.2.1 Signing Authority Update 

Moved By Hillian 

Seconded By Morin 

THAT Council rescind all previous banking, investment and financial 

transaction signing authority appointments for Annie Berard, former 

Manager of Financial Planning, Payroll and Business Performance, and 

appoint the following individuals and positions of the City as signing 

authority for the City in regard to all banking, investment and financial 

transactions: 

• Krista McClintock, Manager of Finance 

• Renata Wyka, Manager of Financial Planning, Payroll and Business 

Performance 

CARRIED 

 

7. EXTERNAL REPORTS AND CORRESPONDENCE 

7.1 CVRD - Regional Social Development Grant Service Feedback 

Moved By Morin 

Seconded By Hillian 

THAT Council direct staff to write a report providing an analysis of the proposed 

Regional Social Development Grant Service. 

CARRIED 

 

8. INTERNAL REPORTS AND CORRESPONDENCE 

8.1 Development Services Management Report 

8.2 Financial Services Management Report 

8.3 Fire Department Management Report 

8.4 Public Works Management Report 
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Moved By Hillian 

Seconded By Morin 

THAT Council receive the Development Services Management Report, Financial 

Services Management Report, Fire Department Management Report and Public 

Works Management Report. 

CARRIED 

 

8.5 Changes to Privacy Legislation 

Moved By Hillian 

Seconded By Morin 

THAT Council receive the "Privacy Changes to FOIPPA" Briefing Note. 

CARRIED 

 

9. COUNCIL REPORTS 

9.1 Councillor Hillian 

Councillor Hillian reviewed his attendance at the following events and submitted 

a report of activities: 

• Feb 14 - Comox Valley Sewage Commission meeting, as the elected Chair 

for a second term, to update the K’ómoks First Nation Chief and Council, 

and the Chair of the Comox Valley Regional District and staff about the 

new conveyance project and its implications.  

• Feb 19 - Celebration of Life in honour of the former Comox mayor Russ 

Arnott  

 

9.2 Councillor Jolicoeur 

Councillor Jolicoeur reviewed his attendance at the following events: 

• Feb 15 to 17 - LGLA Elected Officials Seminar 

• Feb 15 - Elected officials webinar hosted by the Union of BC 

Municipalities, BC RCMP, Ministry of Mental Health and Addictions, and 

the BC Centre for Disease Control on decriminalization. There was 

discussion around the role of Municipal governments, the risks to health, 

and what it means for our community. The general consensus between 
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the agencies that this should be addressed from a health care 

perspective. 

 

9.3 Councillor McCollum 

Councillor McCollum reviewed her attendance at the following event: 

• Feb 21 - Comox Valley Recreation Commission strategic planning meeting 

and workshops to reassess goals from the previous term and decide if 

they are still relevant going forward. The work is meant to inform and 

guide major capital decisions around ice development, artificial turf 

development and the recent aquatics study.  

9.4 Councillor Morin 

Councillor Morin reviewed her attendance at the following event: 

• Feb 21 - World Community Film Festival film screening and panel 

discussion of "Love in the Time of Fentanyl". The film highlights the 

resilience and hope of people who struggle with drugs, and the 

significance of safe injection sites. The panel discussion featured 

members from our community who work directly with individuals 

struggling with addiction and mental health.  

 

9.5 Mayor Wells 

Mayor Wells reviewed his attendance at the following events: 

• Feb - Comox Valley "Coldest Night of the Year" team walk. The main 

event is scheduled for February 25th. 

• Feb - DCBIA meetings to discuss social issues in our community. 

• Feb - Meeting with Karen McKinnon, the new managing director for the 

Comox Valley Community Justice Centre, and Bruce Curtis, the retiring 

chief administrator, to discuss and facilitate discussions with the 

Downtown Courtenay Business Improvement Association regarding social 

issues in our community. 

• Feb 14 - Valentines Day ride on the BC Transit "Love Bus" to give out 

flowers, chocolates and dog biscuits.  

• Feb 19 - Celebration of Life for former Comox mayor Russ Arnott 
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10. COUNCIL RESOLUTIONS 

10.1 Appoint Acting Mayor for March 2023 

Moved By Jolicoeur 

Seconded By Morin 

THAT Council appoint Councillor McCollum as Acting Mayor for the month of 

March 2023. 

CARRIED 

 

10.2 UBCM Housing Summit 

Moved By McCollum 

Seconded By Morin 

THAT Council authorize Mayor Bob Wells and Councillor Evan Jolicoeur to attend 

the UBCM Housing Summit, with expenses to be paid by the City. 

CARRIED 

 

11. ADJOURNMENT 

Mayor Wells terminated the meeting at 5:58 pm. 

  

CERTIFIED CORRECT 

Adopted by Council March 8, 2023 

 

 

   

Mayor Bob Wells  Adriana Proton, Corporate Officer 
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Office of the North Island Medical Health Officer 
355 – 11th Street   
Courtenay, BC  V9N 1S4    Canada  
 

Tel: 250-331-8591 | Fax: 250-331-8513 
islandhealth.ca 

 

Excellent health and care, for everyone,  
everywhere, every time. 

 
Sent via email  

January 23, 2023 
 
Mayor’s Office 
830 Cliffe Avenue  
Courtenay BC V9N 2J7 
Email: mayor@courtenay.ca 
 
Dear Mayor Wells and Council: 

Re: Overdose Prevention Site and Services in Comox Valley 

Thank you for your letter dated December 22, 2022 presenting the resolution passed at Courtenay City 
Council, calling for Island Health to provide an Overdose Prevention Service with inhalation in the City.  

Island Health is committed to providing Overdose Prevention Services including inhalation in Courtenay - 
this service is a priority action in our service plan. We are grateful for the City’s support of this life-saving 
service, and for your commitment to work with us to find a suitable location for this vital program.   

Island Health currently offers Overdose Prevention Services (OPS) at 941 England Street. Unfortunately, 
this service supports injection consumption only. We recognize providing inhalation (smoking) OPS is a 
priority, as the preferred consumption method has changed from injection to inhalation. 

Island Health has been searching for a suitable, dignified, safe and client-centered site for over a year. This 
search has included a Request for Proposal process. Unfortunately, no suitable proposal was received and, 
as a result, the organizations that submitted proposals were notified the RFP process would not proceed. 
As is the case for all Island Health RFPs, proponents can request feedback on their submissions. After the 
RFP closed, a direct site search led by Island Health’s real estate and capital specialists ensued. A range of 
sites were considered and an ideal site was identified. Unfortunately, the landlord was unwilling to lease 
the site for Island Health services that included OPS.  

Island Health has budget available and earmarked for inhalation OPS, and the real estate search is   
ongoing.  

We want to thank the City of Courtenay for lending the time and expertise of your staff in this ongoing 
search. We have met with City Manager Geoff Garbutt and Interim Director of Recreation Craig Rushton 
to explore other potential interim and longer-term site options – including City-owned property – to no 
avail. We appreciate the conversation about future planning as new development opportunities arise, and 
look forward to continued conversation around any opportunities to situate a permanent OPS site that 
includes inhalation.  
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As a more immediate, interim measure Island Health is exploring a temporary structure for inhalation co-
located with the current OPS. Planning is in process and landlord approval would be required. We will 
keep the City updated of progress and request any required support around approvals or permits should 
that be needed. If this temporary structure becomes possible, it could become permanent once the 
Community Health Services building becomes vacant. Meanwhile, Island Health’s mobile outreach team 
provides episodic OPS and witnessed consumption (injection and inhalation) to any individual who 
requests it. This team currently operates 5 day/week; we are working on additional staffing to extend 
hours and days of service. We are planning for set hours and locations in the community and supports to 
all sites where these services are required. This service expansion includes four additional peer support 
workers to provide outreach services.  

Lastly, Island Health remains in contact with BC Housing, and plans to have further discussion with them 
to commission an OPS offering injection and inhalation if they secure acquisition of the Travel Lodge in 
Courtenay.  

Again, thank you for the City’s support for inhalation overdose prevention services. We are grateful the 
City recognizes the importance of these services as one response mechanism to the toxic drug crisis and 
the societal issues of substance use, poverty and homelessness.  

We will be meeting with City staff regularly to provide updates and would be pleased to provide updates 
to Mayor and Council as needed and requested. Please to not hesitate to reach out to either of us directly 
or by e-mail with questions, concerns or site tips! 

Yours in health,  

 
Charmaine Enns, MD, MHSc, FRCPC 
Medical Health Officer 
 

 
Lesley Howie, Director North Island MHSU 
 
Cc: Sheila Leadbetter, Executive Director Mental Health Substance Use  
       South/Centre/North Island & Tertiary Adults and Seniors Services, Island Health  
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Enhanced Overdose Prevention 
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Background

• Island health is actively engaged in development of a fixed site 
for inhalation Overdose Prevention Services (OPS)

• Fixed location OPS are one part of continuum of services 
deployed and supported by Island Health as part of the Toxic 
Drug Crisis response

• Limitations of current site OPS are recognized 

• Island Health is committed to providing an OPS site which 
includes inhalation
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Actions taken

• Early 2022: funding approved to develop OPS with inhalation 

• July 2022: RFP issued to the community on BC Bid

o Two responses received to RFP; neither met criteria due to 
service model and/or no suitable or available sites

o RFP closed August 2022

• Fall/Winter 2022-23: Review of lease sites in City; 1 suitable site 
identified but it was not available for OPS service 

• Winter/Spring 2023: Review of Island Health sites for possible 
location of temporary OPS inhalation service

o 941 England Ave identified as an option
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Current access to observed inhalation

• Mobile OPS services currently in place at Outreach 
service locations

o This service will be extended, subject to staffing, 
across weekends as of April 1

• Episodic OPS/witnessing services is happening across 
Island Health MHSU service locations as requested or 
required

o Cliffe Avenue location, England Street vicinity
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941 England Ave – possible temporary 

fixed site for inhalation OPS
• Located close to the current injection OPS

• Site considered temporary solution; long term OPS to be 
included with future Island Health service location planning 

o Feb 10: Review of England St site; architectural 
consultation completed

o Project team currently working with landlord

o Expect architectural drawings mid-March

• Future Steps: 

o Consultation with service users and engagement with 
peers

o On receipt of landlord approval, plans will be submitted to 
the City for review and request any required permits
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THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

 

To:   Council   File No.: 4000‐20  

From:  Director of Corporate Services  Date: March 8, 2023    

Subject: Advanced Budget Approval for Bylaw Enforcement Officer   

 

PURPOSE:  

The purpose of this report  is to request approval from Council  for advanced budget approval to 
immediately hire a new full time Bylaw Enforcement Officer in anticipation of increased seasonal 
and general service needs.  

 

CAO RECOMMENDATIONS: 

THAT Council provide advanced budget approval  to  initiate recruitment activities  to  fill a 
new regular full time Bylaw Enforcement Officer position prior to the adoption of the 2023 
financial plan.    

 

 

 

 

         

Geoff Garbutt, M.PL., MCIP, RPP 
City Manager (CAO)  

 

BACKGROUND:   
 
Over the past two years there has been a notable increase in demand for bylaw compliance services 
in  the  community,  including  but  not  limited  to  homelessness  response,  parking,  wood  smoke 
regulation,  unsightly  premises,  environmental  investigations,  and  zoning  and  building  bylaw 
compliance  matters.  As  previously  reported,  the  City  continues  to  focus  on  developing  and 
enhancing its bylaw services division to meet the service expectations of Courtenay residents and 
Council. The Bylaw Services Division is currently comprised of the following positions:  
 

 1 full‐time manager  

 2 full‐time BEO’s  

 Contractor: animal control officer – 2 days per week  

 1 part‐time shared clerical resource (0.20 FTE) 
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Staff Report ‐    Page 2 of 5 
Advanced Budget Approval for Bylaw Enforcement Officer 

 

 

In recent years, exacerbated by the COVID‐19 pandemic, there has been a significant increase in the 
number of individuals camping in public spaces. In recognition of provincial case law and the rights 
of  individuals  without  housing  to  camp  in  public  spaces,  and  in  balance  with  public  access 
expectations  to  shared  spaces,  the  Bylaw  Enforcement  Division  implemented  encampment 
inspection  activities.  Encampment  inspections  require  two‐person  teams 1 .  With  the  current 
compliment of two officers, this reallocation of bylaw resources has resulted in decreased service 
response capabilities to other non‐safety related enforcement areas and has limited the resumption 
of  pre‐covid‐19  activities  such  as  parking  enforcement  in  the  downtown  core.  In  2022,  Council 
approved a one‐time budget re‐allocation of $17,000 which enabled Bylaw Services to re‐establish 
a proactive parking program downtown.  
 

In  addition  to  the  resumption  of  historical  bylaw  enforcement  activities  and  the  increased 
encampment response efforts, a new area of bylaw enforcement was recently approved by Council. 
On September 26, 2022 Council considered the Nuisance Bylaw Amendments to Regulate Excessive 
Wood Smoke staff report and approved amendments to the following bylaws:   

 Prevention of Public Nuisances  

 Municipal Ticket Information Bylaw  

 Nuisance Abatement and Cost Recovery Bylaw   

Based  on  staff  recommendations  for  resourcing  enforcement  activities  related  to wood  smoke 
regulation, Council passed a motion referring the consideration of additional bylaw enforcement 
officers resources to the 2023 budget process.  

DISCUSSION:  
 
A new bylaw enforcement officer position  is  identified  in the 2023 budget, however, due to the 
timing of anticipated seasonal activities and increased service needs generally, staff are requesting 
Council approval to hire a new Bylaw Enforcement Officer position as soon as possible.   
 
Anticipated Closure of Extreme Weather Response Shelters  

On March 31, 2023 temporary Extreme Weather Response (EWR) shelters will close. As a result, 
encampment activities are anticipated  to  increase dramatically  in April and continue  through to 
mid‐November when the EWR shelters reopen.  Based on seasonal impacts and the EWR shelter 
schedules, the demand for BEO inspections increases from 2‐days (November to March) to 5 days 
per week (April through November) (see attachment A). Daily encampment inspection activities, on 
average take 3.5 hours per day per officer, which represents 44% of current BEO capacity (full‐time, 
casual, and overtime budgets) during the spring, summer, and fall.   

 

                                                            
1 In accordance with the Bylaw Services Homeless Encampment standard operating procedure/safe work practices ‐ for employee 

health and safety reasons ‐ 2‐person BEO teams are required when conducting encampment inspections.    
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Staff Report ‐    Page 3 of 5 
Advanced Budget Approval for Bylaw Enforcement Officer 

 

 

Downtown Parking Patrols – Returning to Pre‐ Covid‐19 Service Levels  
Based on service expectations  from business  in  the downtown core,  the  level of  service  for  the 
proactive parking program is now 4.5 hours per day 5 days per week or 28% of BEO capacity.    
 
As a result, commencing in April only 28% of BEO capacity will remain to handle all other existing 
calls for services (i.e., unsightly properties, derelict vehicles, noise, zoning, hedges, weeds/tall grass, 
parking complaint outside of the downtown core, water sprinkling,  fences,  illegal dumping, etc.) 
and a growing number of calls for services including the following:  wood burning smoke inspections 
(new),  zoning  and  building  bylaw  inspections  (i.e.,  illegal  secondary  suites,  bed  and  breakfasts, 
home  occupations,  etc.),  outdoor  smoking  investigations  (anticipated  in  force  by  June  2023), 
encroachment investigations (new), unlawful evening parking, etc.  Without the addition of further 
bylaw enforcement resources, the department’s capacity for calls for service investigations will be 
grossly under resourced commencing in April.      
 
Initiatives in Progress – Metrics, Modernization of the Parks Control Bylaw, and the Bylaw Policy, 
Compliance Strategy, and Good Neighbour Guide 
 
Metrics: Bylaw Services is developing comprehensive performance metric tracking and reporting 
systems in order to ‘Be Accountable’; to further understand resource requirements; and to improve 
efficiency, effectiveness, prioritization, quality control, resource allocation, work load equity, etc.   
The first Bylaw Services performance activities report will be presented to Council by the second 
quarter of 2023.   Bylaw activities  tracking will be supported by the addition of new technology, 
Tempest Calls for Service, that will allow officers to input and access bylaw data in the field, run 
regular reports and automate some compliance processes.  
 
Modernization of the Parks Control Bylaw: Over the coming months, Council, supported by staff 
and a lead consultant will consider significant and highly sensitive policies issues related to the Parks 
Control Bylaw including but not limited to, smoking, use of inhalants, camping, events, and other 
amendments as  identified. The policy  issues and decisions are uniquely complex as  they will be 
informed by case law, municipal policy comparison, public opinion (community engagement), harm 
reduction principles (research and best practices, field experts), operational  impacts, community 
impact and risk.  
 
Bylaw  Compliance  Policy,  Strategy,  and  Good  Neighbour  Guide: Developed  concurrently  with 
amendments to the Parks Control Bylaw, this project will update the Bylaw Enforcement Policy that 
determines the City’s approach to bylaw compliance and enforcement priorities. In addition to the 
Policy,  a  Bylaw  Compliance  Strategy  and  Good  Neighbour  Guide  will  also  be  developed.  The 
Compliance  Strategy  will  outline  procedures  for  the  consistent  application  of  bylaws  and 
investigative processes, and the Good Neighbour Guide will be an invaluable public awareness tool 
on bylaws that will help residents understand their responsibilities as members of the community.  
 
Recognizing that how bylaw compliance activities are undertaking can have a significant impact on 
the community and its residents, engagement with internal stakeholders, external organizations, 
community partners and residents will be integral to informing the future of bylaw services.  
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ADMINISTRATIVE IMPLICATIONS:  
 
Staff time will be required to hire a new BEO, provide training and supervision, source/purchase 
uniforms and protective vests. This work is part of the regular department operations.  
 
ASSET MANAGEMENT IMPLICATIONS: 
Routine encampment inspections and remediation activities will assist in the ongoing maintenance 
of parks and other public spaces.    
 
STRATEGIC PRIORITIES REFERENCE: 
We focus on organizational & governance excellence  
 Recognize staff capacity of a finite resources and support staff training and development  
 Communicate appropriately with our community in all decisions we make  
 Responsibly provide services at level which the people we serve are willing to pay  
 Value community safety and support our protective services  
 
We continually invest in our key relationships  
 Consider effective ways to engage with and partner for the health and safety of the community  
 Support improving accessibility to all City services  
 

 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:    

N/A  

REGIONAL GROWTH STRATEGY REFERENCE: 

N/A  

CITIZEN/PUBLIC ENGAGEMENT: 

Staff would INFORM the public and continue to COLLABORATE with our community partners based 
on the IAP2 Spectrum of Public Participation:    
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OPTIONS:    

Option 1:   THAT Council provide advanced budget approval to initiate recruitment activities to 
fill a new regular full time Bylaw Enforcement Officer position prior to the adoption 
of the 2023 financial plan. (Recommended) 
 

Option 2:   THAT Council DEFER consideration of a new bylaw enforcement officer position to 
be considered as part of the 2023 budget processes.   
 

Option 3:   THAT Council REFER this item back to staff and provide further direction.  

 

Prepared By:           Prepared and Reviewed By:  

 

        

 

Peter deGraaf          Kate O’Connell, M.P.P.   

Manager of Bylaw Services      Director of Corporate Services 

Prepared by,              

           

Concurrence by, 

         

 

 

Geoff Garbutt, M.PL, MCIP, RPP 

City Manager (CAO)  
 
Attachments:   Bylaw Enforcement and Urban Issues Update, June 27, 2022  
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THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

To:   Council   File No.:   4000‐01 

From:  Director of Corporate Services  Date:  June 27, 2022   

Subject: Bylaw Enforcement and Urban Issues Update  

 

PURPOSE: To update Council on the City’s response to homeless encampments, to request approval 
to place no smoking signs in City parks and on trails, to seek approval to amend the 2022 budget to 
respond to  increase bylaw services demands, urban  issue remediation services, and to purchase 
protective vests.   

 

CAO RECOMMENDATIONS: 

1. THAT Council approve the placement of non‐smoking signs in City parks and along City trails 
to discourage smoking activities; and,  

 

2. THAT  the  Corporate  Services  budget  be  amended  to  reflect  the  necessary  reductions  in 
other services to offset a $25,000 financial variance to increase bylaw services and purchase 
protective gear; and,   

 

3. THAT the Bylaw Policy Review be brought forward for Council’s consideration as part of the 
2023 budget process; and,  
 

4. FURTHER THAT the Public Works Services – Parks Division budget be amended to reflect the 
necessary reductions in other operational services to offset all financial variances required 
to sustain the current Urban Issues service level. 

 

 

 

 

         

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

 

BACKGROUND:   
Issues  requiring greater bylaw enforcement attention and  response  include  the  investigation of 
infractions related to the following bylaws: Tree Protection and Management Bylaw, Prevention of 
Public  Nuisances  Bylaw, Nuisance  Abatement  and  Cost  Recovery  Bylaw,  Zoning  Bylaw,  Building 
Bylaw, Parks Regulation Bylaw, Traffic Bylaw, and the Animal Control Bylaw.  
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Although the COVID‐19 pandemic has exacerbated some bylaw related issues (e.g. urban issues and 
noise), services requests regarding bylaw compliance have increased generally. Additionally,  it  is 
not  anticipated  that  current  service demands will  reduce  to pre‐pandemic  levels,  and are  likely 
remain until appropriate housing is provided and as the City continues to grow. Current bylaw staff 
are making best efforts to respond to and investigate all bylaw complaints, however, the current 
volume of complaints has necessitated requires prioritising safety related issues, often resulting in 
longer response times to non‐safety related complaints.  
 
DISCUSSION:  
Complex Bylaw Enforcement Investigations  
Over the past year the City has undertaken two of the most significant bylaw enforcement actions 
in  its  history.  In  2021  the  Bylaw  Services Division  sought  an Order  of  Council  to  declare  a  long 
standing  non‐compliant  property  a  nuisance.  In  spite  of  repeated  opportunities  to  bring  the 
property into compliance with City bylaws, the house remained non‐compliant and was a cause of 
great  stress  to  the neighbourhood  in which  it was  located.  Through  the Nuisance Order,  Bylaw 
Services Division  recovered $22,556  in  nuisance  abatement  costs  and  the  subject property was 
subsequently sold to a new owner and has been in compliance with City bylaws since the sale. In 
late 2021, the Bylaw Services Division began an investigation into a significant violation of the Tree 
Protection  and  Management  Bylaw  regarding  the  removal  of  trees  adjacent  to  a  protected 
waterway that resulted in the issuance of MTI tickets to two parties representing a total penalty of 
$214,000.  The City is currently working with provincial partners towards site remediation.  
 
Response to Urban Issues 
Increasing throughout 2021, the Bylaw Services Division has worked with Public Works Services and 
external  community partners  such as  the Comox Valley Coalition  to  End Homelessness  and  the 
Comox Valley Transition Society to respond to the significant increase in homelessness and related 
urban  issues.  In  the  November  1,  2021  report  to  Council  entitled  “Bylaw  Enforcement  Update 
Regarding Homeless Encampments on City Properties” homeless rates were estimated as follows:  

 54 individuals at a local hotel (BC Housing Community Shelter Expansion) 

 89 people on the waiting list for the Junction Supportive Housing  

 96 unique individuals who accessed overnight shelter at Connect 

Since November 2021, several factors have changed impacting the urban issue service demands. 
Extreme Weather Response shelter and the overnight warming centre are no longer in operation. 
Additionally, the Connect Day Centre was closed for the month of April and has gradually reopened 
with  funding  from  the  Strengthening  Communities  Services  Grant  as  of  May  2nd.    The  loss  of 
overnight  support  services,  lack  of  supportive/shelter  rate  housing  and  a  continued  increase  in 
homelessness has resulted in a significant  increased the number of homeless encampments and 
the number of individuals located within them. 
 

As the number and size of encampments has increased, the City has responded by increasing the 
resources  allocated  to  urban  issues  response.  Whereas  at  the  beginning  of  2022  routine 
encampment inspections and clean‐up efforts were limited to one or two sites, Bylaw Enforcement 
Officers  and  Public Works  Services’  Urban  Issues  Response  Team  are  now  attending  up  to  7‐9 
encampment locations daily from 8:30 a.m. to 1:00 p.m. Monday through Friday. Some locations 
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are inspected/cleaned‐up daily and others less frequently. Encampment responses and remediation 
require  resources  from Bylaw Services  (minimum safety  requirement of 2 officers), Public Work 
Services and the RCMP as needed.  
 

Maintaining public parks and spaces is important to ensure all members of the community are able 
to access and enjoy shared spaces safely. Funded through the new Urban Issues budget (approved 
by Council in 2022) the Public Works Services’ Urban Response Team attend each site along with 
the Bylaw Enforcement Officers and conduct remediation activities of vacated camping sites or hot 
spots (see Image Sets 1‐6 below).  In addition to daily cleaning and site support, a portion of the 
2022 Urban Issue budget is allocated to contracted services that undertake larger scale remediation 
activities in locations that are difficult to access, have grown to an excessive size or are of significant 
enough risk that the City deems the technical expertise of the contractor necessary (e.g. Millard 
Park and the unimproved area of Condensory Park).  In 2022, $75,000 was approved by Council to 
respond to urban issues and funding has also been used to cover the cost of  increased safety & 
security, including; patrols in the downtown core, lighting improvements, fencing replacement and 
improvements,  Crime  Prevention  through  Environmental  Design  (CPTED)/landscape 
enhancements, etc.  
 

Image Set 1: Before Clean Up, Millard Park  

   
Image Set 2: After Clean Up, Millard Park  
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Image Set 3: Before Clean Up, City Hall  

   
Image 4: After Clean Up, City Hall  

   
 

Image 5: Before Clean Up, Comox Road  
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Image 6: After Clean Up, Comox Road  

     
 

With the introduction of the Council supported Urban Issues service level, Public Works Services 
(PWS) has been able to successfully deploy two dedicated seasonal employees in support of Bylaw 
Services and our community. This new service level has also enabled activities such as; daily cleanup 
of City Hall, City Parks and Greenspaces, site restoration, Crime Prevention through Environmental 
Design (CPTED) improvements at City Hall and security improvements in our Downtown. 
 
These temporary PWS employees are tasked to this work for approximately 20 hrs each per week 
(May – Oct).  Following this seasonal work term, permanent PW staff will continue to support Bylaw 
Services at City Hall throughout November and December, on an as and when requirement basis.  
 

Site restorations continue to be provided by contract services (JOMA Environmental) for reactive 
cleanups and support for encampment sites restoration works. These services are currently demand 
based, however with 2022 seeing a higher level of service demand the year‐to‐date expenditures 
sits at near ~75% of the available budget. Staff estimate, based on historical demand, that we are 
likely to require another 4 to 6 cleanups before the end of 2022, likely bringing our total expected 
expenditure over budget.  
 

Contracted Services also include our Needle Box Collection & Parks Hazard Sweep Program.  This 
established program includes the scheduled inspection and collection of needles from the seven (7) 
public  needle  box  locations  and  a  sweep  of  seventeen  (17)  identified  hotspot  locations  in 
Community and Neighbourhood Parks on a weekly basis for sharps and other drug paraphernalia. 
 

Maintaining safe and accessible public spaces is crucially dependent upon Bylaw Services working 
in  tandem with  the  Urban  Issues  Response  Team  (Public Works  Services)  and  is  best  achieved 
through routine response and regular garbage removal. In the event that encampment sites are not 
remediated on a regular basis, debris accumulates rapidly and the City’s ability to address health 
and safety issues both for individuals experiencing homelessness and other members of the public 
will  be greatly diminished. Additionally,  the  time and effort  required  to address  the  cumulative 
impact of debris and encampment growth will further decrease Bylaw Services’ capacity.  
 

Overall,  the  time  and  resources  allocated  to  urban  issues  response  by  both  the  Bylaw  Services 
Division and Public Works Services has increased beyond the originally anticipated budget amounts. 
If approved, the budget amendment recommendations would allow both Public Works Services and 
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Bylaw Services Division to sustain the current model of urban issues response, and would also allow 
Bylaw Services to address customer service challenges through the addition of casual resources.  
 

Council Strategic Priorities – Bylaw Services Update  

Parks and Public Space Regulation Bylaw: The Bylaw Services Division will soon begin working on 
bylaw  updates  that will  amend  City  bylaws  to  reflect  case  law  outcomes, most  notably  the  BC 
Supreme Court  ruling Abbotsford  (City)  v.  Shantz, 2015 BCSC 1909 as delivered by Chief  Justice 
Christopher Hinkson, who found that bylaws prohibiting homeless people from sleeping in public 
places overnight violates Section 7 of Charter of Rights and Freedoms, which protects individuals’ 
safety and security of person: 

 

“Bylaws passed by the City [Abbotsford] which prohibit sleeping or being in a park overnight 
without permits or erecting a temporary shelter without permits violate the guarantee the 
right to life, liberty and security”. 

 – Chief Justice Hinkson 

  

In practice, the City’s bylaw response to homeless individuals camping in public spaces is consistent 
with  the BC Supreme Court  ruling, however amendments  to City bylaws are  required  to  reflect 
current practices and to ensure alignment with legal outcomes. Bylaw amendments reflective of 
recent case law are anticipated to be completed before the end of 2022.  
 

Smoking Bylaw: Smoking regulation in parks and public spaces are intended to be incorporated into 
the new Parks and Public Space Regulation Bylaw. However, prior to the consideration of smoking 
regulation enforceable by bylaw, in recognition of the publics’ desire to enjoy shared spaces in a 
healthy manner and to protect the environment and decreased fire hazards, staff recommend the 
placement  of  non‐smoking  signs  throughout  City  parks  and  trails.  Although  not  enforceable  by 
bylaw at this time, raising awareness and requesting individuals voluntarily avoid smoking in parks 
and other public spaces is likely to decrease smoking activities in spite of non‐enforcement at this 
time.  
 

Bylaw Service Review and Policy Update: Conducting a Bylaw Services Review and policy update is 
a  significant  undertaking  as  it  requires  internal  and  external  stakeholder  engagement,  an 
environmental  scan  of  other  municipalities,  and  a  review  of  professional  resource  guides  and 
relevant  case  law.    Due  to  increased  daily  operational  demands,  the  need  to  focus  on  the 
development of standard operating procedures in response to emerging issues, this  item will be 
addressed  in  2023. However,  other  foundational work  integral  to  the policy  review  is  currently 
underway including complaint management and tracking (follow up), enhanced staff training and 
development, the creation of a metrics reporting framework, and enhanced records management 
processes.  
 

FINANCIAL IMPLICATIONS: 
To  address  growing  community  concerns  including  urban  issues,  parking  related  complaints, 
additional casual bylaw staff are required. Additionally, to ensure the safety of the Bylaw Officers 
further  funding  is  required  to  purchase  protective  vests.    Increasing  bylaw  staffing  levels  and 
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purchasing protectives vest are estimated to result  in a $25,000 budget variance.  It  is  therefore 
recommended  that  the  Corporate  Services  budget  be  amended  to  reflect  a  reduction  in  other 
operational services to offset the projected variance.  
 

In order to adequately respond to the escalating cost and associated demands of the current Urban 
Issues service level, PWS is projecting to require offsetting operational funds to further support and 
sustain the said levels. Therefore, it is further recommended that the Public Works Services – Parks 
Division budget be amended to reflect the necessary reductions  in other operational services to 
offset all financial variances required to sustain the current Urban Issues service level. 

 

ADMINISTRATIVE IMPLICATIONS:    
Staff time will be required to hire and schedule additional casual bylaw staff, provide training and 
supervision, source/purchase uniforms and protective vests.  
 
ASSET MANAGEMENT IMPLICATIONS: 
Routine encampment inspections and remediation activities will assist in the ongoing maintenance 
of parks and other public spaces.    
 
STRATEGIC PRIORITIES REFERENCE: 
We focus on organizational & governance excellence  
 Recognize staff capacity of a finite resources and support staff training and development  
 Communicate appropriately with our community in all decisions we make  
 Responsibly provide services at level which the people we serve are willing to pay  
 Value community safety and support our protective services  
 
We continually invest in our key relationships  
 Consider effective ways to engage with and partner for the health and safety of the community  
 Support improving accessibility to all City services  
 

 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:    

N/A  

REGIONAL GROWTH STRATEGY REFERENCE: 

N/A  

Page 29 of 203



Staff Report ‐ June 27, 2022   Page 8 of 9 
Bylaw Enforcement and Urban Issues Update 

 

CITIZEN/PUBLIC ENGAGEMENT: 

Staff  would  INFORM  the  public  and  continue  to  COLLABORATE  with  our  community  partners 
including the Comox Valley Coalition to End Homelessness, the Comox Valley Transition Society and 
the RCMP based on the IAP2 Spectrum of Public Participation:  

 
OPTIONS:    

Option 1:   1. THAT Council  approve  the  placement  of  non‐smoking  signs  in  City  parks  and 
along City trails to discourage smoking activities; and,  

 

2. THAT $20,000 be reallocated from the Corporate Services’ professional services 
budget to the Bylaw Services Division to fund additional casual staff resources 
and purchase protective gear; and,  

 

3. THAT the Bylaw Policy Review be brought forward for Council’s consideration as 
part of the 2023 budget process; and,  

 

4. FURTHER THAT the Public Works Services – Parks Division budget be amended 
to  reflect  the  necessary  reductions  in  other  operational  services  to  offset  all 
financial  variances  required  to  sustain  the  current Urban  Issues  service  level. 
(Recommended)  

 

Option 2:   1. THAT Council  approve  the  placement  of  non‐smoking  signs  in  City  parks  and 
along City trails to discourage smoking activities; and,  

 

2. THAT Council direct staff to redeploy existing bylaw enforcement resources to 
address  a  greater  range  of  bylaw  compliants  by  decreasing  the  frequency  of 
urban issue response activities; and,  

 

3. THAT the Bylaw Policy Review be prioritized with the expectation that the policy 
review be initiated in 2022.   

 

4. FURTHER THAT current Urban Issues service level be reduced to remain within 
its fiscal boundaries.   

 

Option 3:   THAT refer this item back to staff and provide further direction.  
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Prepared By:           Prepared and Reviewed By:  

 

 

 

Peter deGraaf          Kate O’Connell MPP   

Manager of Bylaw Services      Director of Corporate Services 

Prepared by,              

           

 

Reviewed by:          Concurrence by, 

         
Kyle Shaw, AScT, CPWI, CWP, CWWP    Geoff Garbutt, M.PL, MCIP, RPP 
Dir. of Public Works Services      Chief Administrative Officer 
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THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

To:  Council  File No.:  4530-20/LL000016 

From: City Manager (CAO) Date:  March 8, 2023 

Subject: Public Notification Results for Liquor Licence Application (Ace Brewing Company Limited) – 150 
Mansfield Drive (Structural Change and Change to Hours of Liquor Service) 

 

PURPOSE: 

The purpose of the report is to provide Council with the results of public notification for Ace Brewing 
Company Limited’s application made to the Liquor & Cannabis Regulation Branch (LCRB) for 1) a structural 
change and 2) change in hours to their liquor licence at the above referenced location. 

 
CAO RECOMMENDATIONS: 

THAT, based on the March 8, 2023 staff report “Public Notification Results for Liquor Licence Application 

(Ace Brewing Company Limited) – 150 Mansfield Drive (Structural Change and Change to Hours of Liquor 

Service)”, Council approve OPTION 1 as follows: 

That Council include in their letter to the LCRB that the City of Courtenay has no objections to the 

application by Ace Brewing Company Limited for 1) a structural change and 2) change in hours to 

their liquor licence; and  

 

That all public comments be shared with the LCRB and encourages the LCRB to consult with the 

local community and work with the applicant to address public concerns, should the LCRB decide 

to approve the application. 

 
Respectfully submitted, 
 
 
 
     
Geoff Garbutt, M.Pl., RPP, MCIP 
City Manager (CAO) 

 

BACKGROUND: 

The applicant is making an application to the LCRB for the following changes to their existing liquor licence 
for the property at 150 Mansfield Drive:  
 

1. The permanent incorporation of the existing temporary patio area as a permanent patio into the 
endorsed Liquor Licence area. 

2. The permanent increase in the total occupancy (inside and outside) from 140 currently to 215 
patrons. This represents an increase in 75 persons, all to be located in the new permanent patio. 
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3. A change in hours of liquor sales from 11:00am – 22:00 Sunday – Thursday and 11:00am – 23:00 
Friday and Saturday to 09:00am – 01:00am seven days a week (Monday – Sunday).  

 
At the January 25, 2023 Council meeting, Council directed staff to publish notice on the City’s website for 
four weeks requesting public input on the proposed changes to a liquor primary licence for Council 
consideration at a future meeting, and provide a mail out notification to neighbours within 30m radius of 
all property lines. Details of the application are available in the January 25, 2023 Staff Report “Structural 
Change to Liquor Licence Application and Change to Hours of Liquor Service to Liquor Licence Application 
(Ace Brewing Company Limited) – 150 Mansfield Drive”. 
 

That previous (May 13 2020) endorsement letter from the City of Courtenay to the LCRB at this address 
included the following conditions:  

1. The Council of the City of Courtenay recommends the Liquor & Cannabis Regulation Branch (LCRB) 
approve the application for Ace Brewing Company Limited’s structural change to a liquor licence, 
with the conditions that the patio will be closed by 10:00 p.m. Sundays to Thursdays, 11:00 p.m. 
Fridays and Saturdays, and no music will be played outdoors after 9:00 p.m. Sundays to Thursdays, 
10:00 p.m. Fridays and Saturdays.  

2. Council’s comments on the prescribed considerations are as follows:  

a. If the amended application is approved, it would not result in an increase of noise in the 
area;  

b. If the amended application is approved, it would not negatively impact the community 
based on the submissions received from the public.  

 
 
DISCUSSION: 
The subject location (Figure 1) is zoned Commercial Two (C-2) which permits the intended use. A rendering 
of the proposed structural change is shown in Figure 2. Further details about the proposal are included in 
the January 25, 2023 Staff Report.  

 

At the January 25, 2023 Council requested information on the number of liquor-licenced establishments 
within Courtenay and hours of operation. There are 55 active non-governmental liquor-licensed 
establishments in the City of Courtenay. The approved liquor service hours vary depending on the licence 
type. Table 1 demonstrates the combined liquor service hours for all active liquor licence types within the 
City of Courtenay organized in their approved category. Ace Brewing Company Limited is designated as a 
“Manufacturer” by the LCRB. 
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Figure No. 1: Subject Property Context Map 

Figure No. 2: Rendering of Ace Brewing which illustrates the proposed and existing licenced areas 
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Table No. 1: Comparison of approved liquor sale hours for establishments in the City of Courtenay. 

Licence Type 

Day of the Week 

Monday - Thursday Friday Saturday Sunday 

Range of Hours (All licences included) 

Food Primary 09:00 – 01:30 09:00 – 01:30 09:00 – 01:30 09:00 – 00:00 

Liquor Primary 09:00 – 02:00 09:00 – 02:00 09:00 – 02:00 09:00 – 02:00 
Licensee Retail 

Store 
09:00 – 23:00 09:00 – 23:00 09:00 – 23:00 09:00 – 23:00 

Manufacturer 09:00 – 00:00 09:00 – 00:00 09:00 – 00:00 09:00 – 00:00 

Liquor Primary Club 11:00 – 01:00 11:00 – 01:00 11:00 – 01:00 09:00 – 00:00 

*NOTE: This table is for approved hours of liquor service. Establishment hours of operation may vary greater or less 

than approved liquor service hours. 

 

There are 5 liquor-licensed establishments within a 100m radius of the subject property with varying 
approved hours of service. Table No. 2 shows the approved liquor service hours for operating 
establishments within 100m of the subject property. 

 

Establishment within 
100m of Subject 

Property 

Day of the Week 

Licence Type 
Monday - 
Thursday 

Friday Saturday Sunday 

Jo Klassen’s Grill Food Primary 11:00 – 00:00 11:00 – 00:00 11:00 – 00:00 11:00 – 00:00 

Sushi Centre Food Primary 11:00 – 23:00 11:00 – 23:00 11:00 – 23:00 11:00 – 23:00 

Whistle Stop Liquor Primary 09:00 – 02:00 09:00 – 02:00 09:00 – 02:00 09:00 – 02:00 

Whistle Stop 
Licensee Retail 

Store 
09:00 – 23:00 09:00 – 23:00 09:00 – 23:00 09:00 – 23:00 

White Spot Restaurant Food Primary 09:00 – 00:00 09:00 – 00:00 09:00 – 00:00 09:00 – 00:00 

*NOTE: This table is for approved hours of liquor service. Establishment hours of operation may vary greater or less 
than approved liquor service hours. 

Table No. 2: Comparison of approved liquor sale hours for establishments within 100m of the subject property. 

 
Council also requested information on whether RCMP had received any enforceable complaints or 

administered enforcement to Ace Brewing. The RCMP have indicated no enforceable complaints in the past 

6 years of operation. City bylaw services has on file one enforceable complaint about construction noise 

when it was being built which was dealt with promptly. More recently a noise complaint has also been 

made. Staff do not keep track of complaints when a matter is not in contravention of a bylaw.  

In formulating a recommendation, staff observe: 

 
- That the City of Courtenay has no established policy to direct the recommendations of Liquor 

Licences. Some communities have adopted such policies that guide decisions based on location 
within the community and in proximity to particular uses, the density and proximity of licenced 
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establishments to each other, acceptable occupancy thresholds for different types of licenced 
facilities, and enforcement history. Such policies also may contain procedural policy such as public 
notification requirements. Some communities also enshrine operating hours for patios within 
bylaws as an enforcement tool to mitigate the impact of noise to neighbours.  
 

- The area is identified as Urban Corridor within the OCP. This land use designation supports a wide 
range of uses, including higher residential densities than today. While there is no land use policy 
related to evaluating licenced establishments, the OCP does include policy to support buy-local, 
local manufacturing, and employment within designated areas:  
 

Local Economy (LE) policy 2: Support buy-local and staycation campaigns. 

 
Local Economy (LE) policy 4: Support initiatives that generate value-added, 
community-based business development, including but not limited to, arts and 
culture, local food processing, specialty forest products, and other value-added 
products manufacturing.  
 
Local Economy (LE) policy 10: Support land uses that provide employment 
opportunities within or close proximity to the Town and Neighbourhood Centres 
and Corridors such as intensification of mixed-use office, retail, live-work studios 
and other commercial areas.  

 
- That the authority to issue Liquor Licenses is the authority of the province. The liquor licencing 

regulations in BC allow for a local government to choose how involved they wish to be in providing 
comment to the province in considering liquor licence applications. There are three types of 
processes that a local government may follow when being referred a liquor licence application:  

1) Providing for a community input process, in which the local government gathers the views 
of the public. These views shall then be referenced in the local government’s letter to the 
province. This is what the City of Courtenay follows despite not a clear policy stating this.  

2) Simply providing objection or no objection to the application, and not providing for a public 
input process.  

3) Simply confirming the zoning of the property, and not providing for a public input process.  
 

- Where a local government chooses to provide comments to the province, the recommendation of 
a Local Government is weighed strongly in the province’s decision to issue but it is not a veto 
power. In discussing this application with the province, liquor licencing staff noted that a 
recommendation not to support the requested liquor licence amendments should include the 
specific considerations and reasoning of the Council, including public comments. Liquor licencing 
staff clarified that a decision to approve a liquor licence takes into account ‘the public interest’ 
which is a broad interest. LCRB staff note that they do not take into consideration views expressed 
through petitions.  
 

- That as of March 31, 2023 the liquor licencing approval for the temporary patio will expire unless 
otherwise renewed by means of the current application.  
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ADMINISTRATIVE IMPLICATIONS:    

Administration of liquor licencing is included in the City’s general statutory duties. To date, staff has spent 
30 hours processing the application. 

CITIZEN/PUBLIC ENGAGEMENT: 

Staff consulted members of the public based on the IAP2 Spectrum of Public Participation:  

 
 

The public comment gathering period was open on the City’s website from January 27, 2023 to February 
27, 2023. Additionally, 164 public notification letters were mailed out to properties within 30m of the 
subject property for residents to provide comments. The City has received a total of 14 comments at time 
this report was written, including a petition submitted by neighbouring residents including 51 signatures. 
Three comments are in full support. 11 of the total comments are in opposition to the increase in the hours 
of operation after 11pm, with 5 of those opposed to the structural change as well (making the temporary 
patio permanent).  

Increased noise is citied as the strongest objection with some citing existing excessive noise. There is also a 
concern over how parking is allocated with a neighbouring business. Concern over increasing development-
related changes in the area such as increased traffic and parking need are also cited. For example, the 
rezoning approval of a yet-to-be-constructed mixed commercial (including licenced pub) and multi-
residential building at 2355 Mansfield Drive.  

 

OPTIONS:    

Option 1:  (Recommended) That Council include in their letter to the LCRB that the City of Courtenay 
has no objections to the application by Ace Brewing Company Limited for 1) a structural 
change and 2) change in hours to their liquor licence; and  

  
 That all public comments be shared with the LCRB and encourages the LCRB to consult 

with the local community and work with the applicant to address public concerns, should 
the LCRB decide to approve the application. 

 
 
Option 2:  That Council recommends the LCRB to approve some modified version of the application 

components of 1) a structural change and 2) change in hours to their liquor licence; and  
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 That all public comments be shared with the LCRB and encourages the LCRB to consult 

with the local community and work with the applicant to address public concerns, should 
the LCRB decide to approve the application. 

 
 
Option 3: That Council recommend that the LCRB not approve the application by Ace Brewing 

Company Limited; and  
 

That all public comments be shared with the LCRB and encourages the LCRB to consult 
with the local community and work with the applicant to address public concerns, should 
the LCRB decide to approve the application. 

 
 
Prepared by:     Reviewed by:   
 
 
 
           
Devin Croin       Nancy Gothard, RPP, MCIP 
Planner 1 – Development Planning                        Acting Manager of Development Planning 
 
 
Concurrence by:    Concurrence by:   
 
 
 
           
Rob Roycroft, RPP, MCIP   Geoff Garbutt, M.Pl., RPP, MCIP 
Interim Director of Development Services City Manager (CAO) 
 
 
Attachments:   

Attachment No. 1: Public Notification Comments  
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Attachment No. 1: Public Notification Comments 
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November 14, 2022

Letter of Intent for Expansion, Permanent Patio and Change of Hours Application Ace Brewing Company
Lmiited located at 150 Mansfield Drive, Courtenay B.C.

Thank you from the Ace Team. for putting forward; expanding of business area, making our Temporary Patio

permanent, and change of hours.

Ace Brewing Company located at 150 Mansfield Drive Courtenay, opened its doors September 13th 2019 with
it's Manufacturing License and Lounge Appendix. Due to COVID, and with great disappointment, six months
later we had to close our Lounge, laying off all our employees and only offer beer to go for two months. After

reopening at half capacity, we were able to rehire some of our staff, open a temporary patio, at half capacity. In
the Fall of 2020, we added a permanent patio- at half capacity, then restrietions were put m place wtth no mdoor

dining, thankfully we had our patios or else we would have had to close our doors again and lay off all our
employees. When restrictions loosened, we are at fuU capacity, since COVID is still very active, many patrons
are more comfortable bemg distant from others seating outside on the patio, unfortunately the permanent patio

only has a partial covering therefore space is limited when the weather miserable. We had never imagined that
we want or need to expand our business, opening with a small but functional kitchen and as we thought we had

more than enough tanks to produce our beer but here we are. We believe that COVID has changed many aspects
of our busiaess given: people have different perspective on the why they e<mduet their ttves. It has also givea us
the opportunity to have a good look at our Business Plan and see if there needs to be adjusts.

After lengthy conversation with our staff and listening to our patrons, we've decided to apply to expand our

business footprint, we are currently using 3,623 sq ft our expansion would have us utilizing 4,719 sq ft. This
will be done by taking over space from the busmess beside us. Care Auto. They asked if we were interested in

doing so as they are not in need of the space they currently lease, and we are bursting at the seams. With our
j&unsnt space .our productivity is- limite.d, m the brew house area; w.e ar.e at &U -eapaeity, .e&pecially the peak
season of summer. During this time, we find it hard to keep up with supply, it limits not only the quantity but

die vaucty ufbcci we liavc available aiiu piollibi'LS US galllulg UcW wiiolesalc accounts. Vv7c wll} add another

cooler to store our canned products, the other will stiU be used for our serving tanks, kegs, and overstock of our
non-alcoholic beverages. The office will be moved to beside the new Idtchen and the old space wiU be opened
allowing the addition of more tanks which will increase our productivity, we are planning on adding two
additional 20 Hectolitre Bright Tanks and one 40 Hectolitre Fermenter Tank. As for our kitchen, the menu is

.small^ not as d-iwrse as it eouM bgy we ba-ve many id-ea.& but cannot- execut-e as t.be eurreat space woa't allow us
to. We are noted as having a small yet fresh food menu, with adding square footage this will allow us to move

1n*«/^/<.<* niw/l.n n/3/3 n ^on. mm-*.»».*>nn fi ^ n *A /nrm<-A-*A-i n 11/^.-r-^^*i> n. n •« rt 4.A /i.-«f**A*n/.I /^.T,^** -f/o./i/-1 <nA/^«A->i ^
U'Ul JVAlA-'m-'JUt JJHI.V/ Ct JlU.l.^^A CU ^U^ fctU-U 0 I-U.^ i^U-j^pi.^^^JLVl-A OJ'Ol.^JLJLl, Cl.U^/VV AJLi.^ U.O l-^JF V/Ypdmu. ^Ul XWUU XiAVl.l.U AJ.lJtAl.J.VH.O^lJ .

We've spoken with VIHA and the Fire Inspector, and they both believe expanding our kitchen is the best
solution of the obstacles our kitchen faces with its limited space. The space that used to house our kitchen

would become additional women's washrooms which is needed for our capacity. In both areas we are having to
turn away customers, wholesale, and retail, therefore losing revenue. With this expansion we wiU be able to

increase our employees' horn's and hire more employees.

T]^^ V\3^}A\r\rs ^.rp* ^/^y-'-iimj' IV^P f/M^niillv P ^l/:'i'1 /-i^cil^r'c'Uin "Frnm ^'hp> ^iv+pnY>r it ix/c*e' t/pr'v hfl'E'ir* cin/"? not t?'/an/'
Hi\^ i^wJi.jLvi.jLLii.^ VT v-' v/<^/i-»j^^y V»«^.tJ> ^.OAXjLi.t,*^-i,jf M. ^W.A ^i'ww.A.^/A.Oi^i^^ JL^.'-?AJ.i. ^A.A.'w ^yxi.'wJLJL^JJt IL Vi'fc*.Lj ¥ ^/A.jr' i^CAO-lv/ Cit-JLA'U. U.\Jit- V ^/.

attractive, an old, drab, rectangle building. The pemum.ent patio has not only increased our capacity, increasiag
staffing hours, it also made our build ing more pleasing to look at, breaking up the shape of the building, giving
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it an overall cleaner, more attractive exterior appearance. The new patio area will break up the open parking
area, will add to the aU-around look of the buildmg and be more visually pleasant. If our temporary patio

becomes permanent it too will be partially covered. The proposed patio will be South facing, extending into our
large parking lot to the front of the Brewery, will be fully fenced, with Mountain views, surrounded with trees

and shrubbery for an inviting, tranquil setting. Many of our patrons have asked if we are planning to make our
temporary patio permanent, saying they love visitmg the brewery because of the vast patio space and it would
be more inviting if it was finished properly instead ofbemg patio tables in a fenced area m the parking lot.

We'd like to twin the patios to make an even greater visual appearance, more inviting and having this
permanent patio wfll expand our capacity which will mcrease staff bours and employ more employees. If we no

longer have our temporary patio, we will have limited patio space, won't be able to have as many patrons
resulting in decreasing employee hours and possibly laying off key workers.

We are asking to amend our hours of operation to the following, Monday through Sunday 10:00am-l:00am. We
are finding there are many days that customers think we are open earlier and come in to purchase beer and we

must turn them away. We have been asked to open earlier by many of our regulars and tourists, especially in the
summer and Christmas season. At this time, I don't see that we would be open at 10am daily but it would be

bcucficial for our buaiucss to be able to serve at au caiuci tiiuc. Most iuiportaimy We liaVc fOUud that We have

wanted to stay open later but have had to stop serving alcohol because of our licencing, we are finding that
people are wanting to stay at the brewery later. We are liaving events regularly including Trivia, Comedy and

Music, being noted for hosting these events, currently people attend but leave once they are finished and go else
where, as we must stop serving alcohol. We also sponsor many sport teams which are being impacted as are
some of our regulars with our limited hours, therefor we are losing busmess which affects our employee hours
and shifts. Since COVID the dynamics of the Comox Valley has shifted with its establishments, there has been
a few key businesses that were noted for being a place to go later tn the evening and now they are nov/ closed,

Since our opening we have been very invoived within tfae community, faostmg/faking part in fundraisers,

collaborations to raise funds for charities, and donating to many local events. Our establishment has had no
RCMP incidences, altercations, or complaints since it's opening. We aren't noted as being a rowdy

establishment, our patrons are well behaved, and our staff are very diligent on maintauiing an inviting space.
Ace Brewmg is noted in the community as a diverse and welcoming place to visit and if our hours are changed
we will continue to ensure this. We've had the opportunity to welcome not only locals but people through out

Vancouver Island, B.C., Canada, and other parts of the world, it is amazing to see the tourism Comox Valley
attracts. We fcave eollabor-ated -aHd -taken part in events aad special evente with CFB Comox, we -are very'

honored to have this connection and have many regular customers who are current and retired military. With
nearby Mt. Washington, The River Walkway, hiking/walkmg trails, oceanside, adding mild seasons and warm.
summers, Comox Valley is noted for its outdoor activities. We have many regulars who are avid outdoor sport

enthusiasts who general like to be outdoors even while having a beverage and a meal. The Valley attracts
people who enjoy bemg outdoors during every season throughout the year.

Parldng at Ace Brewiag Company is never a problem as we have vast parking available with ciureQtly 30

parking stalls adding an additional 6 spots in our parking lot with our expansion, staff parking is behind our
building, and lots of street parking along Mansfield Drive.

From. Servers, Sales, Kitchen staff, IManagers, to our back of house staff mcluding our Brew Master, Ace

currently employs over 16.part-time, full-time and salary persons. With increasing our business space,
ultimately mcreasing productivity, adding a new kitchen, and having the temporary patio permanent, we'll be
increasing this number, giving employ-ees another .emplo^'men.t opportunity w-ithm the Valley.

We are very proud to be part of the Comox Valley Ale Trail which is a leg of the B.C. Ale Trail. The B.C. Ale

Trail has recognized the Comox Valley, as being a destination for breweiy enthusiasts to visit, with five
breweries open in the Valley. There are many people who plan holidays and vacations around Brewery areas,
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there is a huge Microbrewery following, which for the Island has been centered m Victoria, now the Valley with
it's five Breweries is makmg that shift to Central Vancouver Island.

We hope you recognize the positive effect the expansion of our business area, addition of our patio and change

of hours will have on oar commuirity of the Comox Valley and ffldorse OOT Applications.

Regards,

Jo-Anne Landolt

Owner/Manager.
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THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

To:   Council   File No.:  8620‐00 

From:  Chief Administrative Officer  Date: March 8, 2023   

Subject:  Electric Vehicle Charging Station – Cost Recovery Model  

 

PURPOSE: 

The purpose of this report is to seek Council’s direction for the parameters of use, cost recover model for 
all City owned publicly available electric vehicle charge station(s).  

 

CAO RECOMMENDATIONS:  

That based on staff report Electric Vehicle Charging Stations – Cost Recovery Model that Council direct staff 
to establish a full cost recovery flat rate fee model for all City owned electric vehicle charging stations. 

 

 

 

         

Geoff Garbutt, M.Pl., MCIP, RPP 

Chief Administrative Officer 

 

BACKGROUND: 

In 2019, the City in partnership with the Community Energy Association (CEA) received grant funds for the 

installation of three community electric vehicle (EV) charging stations through the CleanBC Communities 

Grant. The CleanBC Communities Grant funded 73% of the total project costs, with the City supporting the 

remaining construction contribution amount of $24,144.  

As part of the Mid‐Island Electric Vehicle Charging Network initiative, delivered in part with the Community 

Energy Association, the City of Courtenay was able to install three new publicly available level 2 EV 

charging stations across the community, with a total of five level 2 charging ports.  

These level 2 EV charging stations were installed over the winter of 2022/2023 and are located in the 

downtown core at 6th Street and England Avenue (dual port) adjacent to the Urbaloo Washroom, at the 

Lewis Centre (dual port), and at City Hall (single‐port). 

The table below summarizes the key features of charger types currently available in the broader market. 

Table 1: Electric Vehicle Charger Levels and Features1 

                                                            
1 https://electricvehicles.bchydro.com/charge/choosing‐a‐home‐EV‐charger 
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EV Charger Type  Power Connection  Driving Range Added  Time to Fully Charge 

Level 1  120‐volt   5 – 10 km / hour  12 – 20 hours 

Level 2  240‐volt   30 – 40 km / hour  6 – 14 hours 

Level 3    480‐volt or 1,000‐volt  150 – 240 km / hour  1 – 4 hours 

 

DISCUSSION: 

Under the terms of the Community Energy Association agreement, the City does own and must operate 

these units for a period of five years. The City’s responsibilities include the supply of electrical utility, and 

continuous public access throughout that timeframe.  

Additionally, the City is responsible for the ongoing costs associated with the operation of these units, 

including operation & maintenance, power consumption, warranty, and network fees. The City is not, 

however, prohibited from recovering costs incurred by operational or maintenance activities by instituting 

a fee based model on either a subsidized or revenue‐neutral basis.  

As per the Community Charter, municipalities may only impose fees and charges for the provision of 

services, use of property, the exercise of regulatory authority, or for obtaining copies of local government 

records. As a result, the City’s EV charging station fees cannot generate profits.  The cost breakdown of 

known responsibilities is provided below.  

Establishing an EV Charging Fee 

The anticipated costs to manage and deliver services from the City’s new EV charging stations include 

tangible assets, services, and power. Additional fees and taxes are then applied per use and transaction. 

The various types of expenditures are described in the following table with the annual cost of each. Staff 

anticipates that a net neutral annual operating cost of $32,851 would be required to enable the sustained 

provision of this new public service, resulting in an estimated operating cost of $3.00 per port per hour. 

A summary of all estimated costs associated with providing this service is provided below. Two main 

factors will impact the financial implications more than all others; electrical power consumption and actual 

use. For example, costs are reduced if the total hours of charging time provided by a single port exceed the 

estimated 6 hours per day for 2,190 hours of use per year.  

Table 2: Summary of Annual Expenditures  

Expenditure Type  Cost per Port 

(hourly) 

Cost per Port 

(annually) 

All Three City EV 

Charging Stations 

Tangible Assets   $  0.50 $  1,095  $  5,475

Services  $  0.12 $  263  $  1,315

Power   $  1.60 $  3,504  $  17,520

User Rate Fees & Taxes  $  0.40 $  876  $  4,380
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Expenditure Type  Cost per Port 

(hourly) 

Cost per Port 

(annually) 

All Three City EV 

Charging Stations 

Operations & Maintenance  $  0.38 $  832  $  4,161

Grand Total   $  3.00 $  6,570  $  32,851

The cost of the service model could be partially subsidized to further reduce the hourly fee rate by not 

collecting the Tangible Asset funds required to offset the future replacement of the asset at the end of its 

estimated useful life. This would further reduce the proposed operating cost to $2.50 per port per hour, 

however, the net loss in revenue would need to be offset by future capital expenditure.   

Other local governments and private operators in the community and surrounding areas have a wide range 

of rates for EV charging services as described in Table 3, below. Staff have not found a pricing model that 

assigns a dollar value to the amount of greenhouse gas offset as an outcome of EV charging services. 

Table 3: Local EV Charging Fee Comparison 

EV Charger Type  Owner  Fees 

Level 2  Town of Comox  $1/hour first 2 hours, $2/hour thereafter 

Village of Cumberland  $2.50/hour 

Comox Valley Regional District  Free; currently under review 

City of Campbell River  First 1/2 hour free, $2/hour thereafter 

Level 3  Chevron On the Run   Free; currently under review 

BC Hydro, Superstore  $12.60/hour 

 

FINANCIAL IMPLICATIONS: 

The CleanBC Communities Grant funded 73% of the total project costs while the City supported the project 

with a contribution of $24,144. These project costs are only in relation to the initial installation and grant 

work in the project. The future replacement of a single 2 port EV charger is estimated to cost 

approximately $14,000 including parts and labour. In addition, there will be a modest ongoing annual 

operating and maintenance cost of approximately $2,081, for all three charging stations, that is 

recommended to be offset by the proposed user fees to support the financial sustainability of the EV 

charging stations. Last, service fees amounting to 10%, and taxes of 5%, are required to be added to the 

revenues collected for this service through the setting of a user fee.  

ADMINISTRATIVE IMPLICATIONS:    

Staff recommend amending the City’s Traffic Regulation Bylaw No. 1926, 1996, and Fees and Charges 

Bylaw No. 1673, 1992, to define EV charging rates, EV parking zones, how and when users can connect an 
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EV to an EV charging station, how long an EV can be parked at an EV charging station, and how the City will 

address unlawful parking in an EV charging station parking space, as well as illicit tampering with EV 

chargers.  

Parking Requirements and Operational Hours 

EV charging stations are not parking stalls. Designated for charging vehicles, EV charging stations will 

require signage as ‘EV Use Only’. To help promote prompt turnover and enable access to multiple vehicles, 

the City’s Traffic Regulation Bylaw No. 1926, 1996, is recommended to be amended by inserting a new 

section that defines EV parking zones, how and when to connect an EV to an EV charging station, and how 

long an EV can be parked at an EV charging station. Provisions are also recommended for managing 

vehicles unlawfully parking in an EV charging station, and illicit tampering with EV chargers.  

While the EV charging stations located in City‐owned parking lots at the Lewis Centre and City Hall do not 

currently have time limitations in place, however, overnight parking is not permitted. Staff recommends 

with a cost recovery model in place that these locations remain open overnight to maximize their value for 

the community. Further, operating hours are recommended to be 24‐hours a day, 7‐days a week. 

Increasing the availability of an EV charging station to 24‐hours, 7‐days per week is expected to encourage 

the transition to EVs. However, staff do not recommend a 24‐hours, 7‐days per week operating model 

without the establishment of a fee for use service model, as the additional administrative implications 

would need to be absorbed into the City’s operating budget.    

ASSET MANAGEMENT IMPLICATIONS: 

The estimated useful life for an EV charging station is estimated at five years. The cost to replace these assets 
at  the end of  their useful  life  is built  into  the proposed  full  cost  recovery  fee structure only. The cost  to 
replace these assets due to vandalism or tampering is not part of the proposed fee structure. Recovering the 
costs with a user fee is suggested as it may enable further investment in public charging infrastructure. The 
demand for these new assets will be managed with a dashboard that provides real‐time trends for costs and 
utilization.  

 

STRATEGIC PRIORITIES REFERENCE: 

  Explore opportunities for Electric Vehicle Charging Stations 
  Support actions to address Climate Change mitigation & adaptation 
 Make progress on the objectives of the BC Climate Action Charter 
  Support social, economic & environmental sustainability solutions 

 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:    

Streets and Transportation  
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  Objective 5: Zero emissions, electrified transportation is supported and increasingly the norm. 

  Objective 7: Parking standards reflect electric vehicle and cycling needs. 

  Objective 10: Opportunities for innovation in transportation are explored. 

  Objective 11: The City shows corporate leadership in the City’s fleet and on City properties. 

REGIONAL GROWTH STRATEGY REFERENCE: 

Objective 8‐B: Reduce GHG emissions created by the on‐road transportation sector 

Supporting Policy 8B‐7: In order to promote the use of electric vehicles, local governments should 
develop incentives and infrastructures for low‐emissions vehicles such as recharging infrastructure 
and priority parking.  

CITIZEN/PUBLIC ENGAGEMENT: 

Staff would inform the public based on the IAP2 Spectrum of Public Participation:  

 
© International Association for Public Participation www.iap2.org 

 

OPTIONS:    

OPTION 1:   THAT Council direct staff to establish a full cost recovery flat rate fee model for all City 

owned electric vehicle charging stations. 

(Recommended) 

 

OPTION 2:   THAT Council direct staff to establish a partial subsidy flat rate fee model for all City owned 

electric vehicle charging stations and;  

  THAT staff be directed to include the future capital replacement funding requirements in 

the City’s future financial plan. 

OPTION 3:   THAT Council direct staff to establish a fully subsidized service model for all City owned 

electric vehicle charging stations and; 

THAT staff be directed to include all associated operating costs related to the provision of 

service for electric charging stations within the City’s financial plan. 
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Prepared by:            Reviewed by: 

                  
Eric Jernslet            Michael Wright  
Manager of Civic Properties        Manager of Transportation & Fleet   

 

Concurrence by:          Concurrence by: 

 

 

Kyle Shaw, AScT, CPWI, CWP, CWWP      Geoff Garbutt, M.Pl., MCIP, RPP 
Director of Public Works Services       City Manager (CAO) 
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 TOWN OF COMOX 
 
  
OFFICE OF THE MAYOR 

 
We respectfully acknowledge that we live, work and play on the traditional lands of the K'ómoks First Nation ... Gila'kasla … Hay ch q’ a’ 

1809 Beaufort Avenue, Comox, B.C.  V9M 1R9  ● Tel. (250) 339-2202   Fax (250) 339-7110  ●  Email:  nminions@comox.ca 

 
28 Feb 2023 
 
Dear Mayor Wells and Council 
 
Re: Outdated Comox Airport Zoning Regulation 
 
Comox Council recently approved this attached letter of support for changes to the 
outdated Comox Airport Zoning Regulations. As detailed in this letter, the outdated 
zoning regulations are preventing potential density not only within the Town of Comox 
but also in parts of the City of Courtenay. With the requested change of modernization 
to the Department of National Defence, both of our communities would have the ability 
to make zoning decisions that are in the best interests of our residents and community. I 
am writing to ask your Council if you would consider sending a letter of support for our 
requested regulation updates. 
 
Thank you for your attention to this important matter,  
 
Nicole Minions, 
 
 
 
Mayor, Town of Comox 
250-339-2202 
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We respectfully acknowledge that we live, work and play on the traditional lands of the K'ómoks First Nation ... Gila'kasla … Hay ch q’ a’ 

1809 Beaufort Avenue, Comox, B.C.  V9M 1R9  ● Tel. (250) 339-2202   Fax (250) 339-7110  ●  Email:  nminions@comox.ca 

 
08 Feb 2023  
 
The Honourable Anita Anand  
Minister of National Defence  
C/O Corinne Havard  
101 Colonel By Drive 
Ottawa, ON K1A 0K2 
Delivered via email: corinne.havard@forces.gc.ca  
 
Re: Outdated Comox Airport Zoning Regulation 
 
Dear Minister Anand: 
The Town of Comox is proud of our strong relationship with the Department of National 
Defence. As the host community for 19 Wing Comox, we have long enjoyed providing a 
welcoming and supportive community for military personnel and their families on 
beautiful Vancouver Island. 
 
The Town of Comox is writing to ask for your assistance in harmonizing outdated 
Department of National Defence (DND) airport zoning regulation which is preventing the 
development of much needed multi-unit housing supply to house both members of the 
CAF and the civilian population living in Comox, with current Transport Canada 
standards.   
 
Unfortunately, the current Comox Airport Zoning Regulations were written in 1980 and 
are not in alignment with the current standards issued Transport Canada. In 2015, 
Transport Canada made updates to its Aerodrome Standards and Recommended 
Practices, TP-312, issuing the 5th edition.  
 
This update created additional nuance within areas of an aerodrome to eliminate the 
outer obstacle limitation surface area, creating instead an outer obstacle identification 
surface.  This change allowed for objects in the newly created outer obstacle 
identification surface to exceed the previous 9 m height restriction, subject to potential 
identification via such means as lighting atop an object such as a housing development. 
Unfortunately, the Comox Airport Zoning Regulations have not been updated to reflect 
this additional nuance, with the blanket 9 m height restriction remaining in place within 
the Comox aerodrome due to enforcement of Comox Airport Zoning Regulations, 
despite the contradiction with the latest Transport Canada Aerodrome Standards and 
Recommended Practices, TP 312, 5th edition. Consequently, this is restricting the ability 
of the Town of Comox to examine the potential for multi-unit housing developments 
exceeding 9 m. 
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We respectfully acknowledge that we live, work and play on the traditional lands of the K'ómoks First Nation ... Gila'kasla … Hay ch q’ a’ 

1809 Beaufort Avenue, Comox, B.C.  V9M 1R9  ● Tel. (250) 339-2202   Fax (250) 339-7110  ●  Email:  nminions@comox.ca 

 
As you are aware, there is a significant shortage of housing for CAF personnel and their 
families in the Comox area. In addition, the most recent Canada Mortgage and Housing 
Corporation rental vacancy rate for Comox was 1.4%.  A recent Housing Needs 
Assessment found that Comox will require an addition 7,665 units of housing by 2025.   
These regulations are preventing a number of potential housing projects that stand to 
significantly improve the housing situation with the Town of Comox. The Town recently 
received notification that a mixed use development on Guthrie rd. will not be able to 
proceed along with indications that developments along Hector rd. and Aspen rd will 
similarly be restricted. While each of these developments still require zoning approval 
for which Council cannot fetter its future decision making and must pass through 
community consultation, the potential community benefit is large. Currently these three 
developments alone represent 1,000 housing units, $6,050,000 in funds towards the 
Town’s affordable housing reserve, and $904,000 per year in additional municipal 
revenue to offset rising infrastructure replacement costs. Further, these developments 
are located close to shopping centers and bus routes making them ideal for high density 
construction and reduction of greenhouse gas emissions. The potential impact these 
developments could have on the Town both in terms of housing supply and assisting 
the Town in infrastructure replacement cannot be understated. It is of great worry to the 
Town that should these regulations not be changed the few remaining parcels in the 
community where density is achievable will be developed with a lower density and these 
highlighted benefits will be lost or greatly reduced.  
 
Our understanding is that given that the current Comox Airport Zoning Regulations 
remain in force and Department of National Defense officials have indicated that they 
must continue to enforce the restrictions as they currently exist, despite the 
contradiction with TP 312, 5th edition.  This is discourage investment and economic 
development in Comox and preventing the Town from fully exploring potential 
opportunities to increase the supply of multi-unit housing.  
 
We have been informed that updating the Regulations to be harmonized with the TP 
312, 5th edition, requires ministerial intervention. While we recognize that Transport 
Canada Regulation is not binding on DND, we respectfully request that DND’s Comox 
Airport Zoning Regulations be updated to be harmonized with the most recent Transport 
Canada Aerodrome Standards and Recommended Practices, TP-312, 5th edition.  
Should you have any questions or concerns, Comox’s Chief Administrative Officer, 
Jordan Wall at jwall@comox.ca or 250-207-5523, would be pleased to assist.  
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We respectfully acknowledge that we live, work and play on the traditional lands of the K'ómoks First Nation ... Gila'kasla … Hay ch q’ a’ 

1809 Beaufort Avenue, Comox, B.C.  V9M 1R9  ● Tel. (250) 339-2202   Fax (250) 339-7110  ●  Email:  nminions@comox.ca 

Thank you for your attention to this important matter,  
 
Nicole Minions, 
 
 
 
Mayor, Town of Comox 
250-339-2202 
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CITY OF COURTENAY HERITAGE ADVISORY COMMISSION 

MINUTES 

 

Meeting of the City of Courtenay Heritage Advisory Commission meeting held on November 27th, 

2022 at 10:00 a.m. at the Courtenay Fire Department Training Room, 650 Cumberland Road 

 
Present:  

J. Hagen (Chair) G. Greenhill J. Fortin                            L. Burns  

L. Grant C. Piercy D. Beatson (Staff)  

 

Guests: Andy Gaylor and Bailey Walsh, Planning Staff McElhanney Consulting Services, Courtenay Office  

 

Regrets: 

B. Wells (Mayor) 

 

D. Griffiths 

1. Introduction and Opening Remarks (Chair) 

 

2. Addition to Agenda (Chair)  
 

The Chair advised the HAC that Planning Staff from McElhanney Consulting Services were in attendance 

to conduct a presentation on preliminary development concept for Sandwick Manor (also known as the 

Duncan House).  

 

*The Chair advised the HAC that the presentation would be the first item on the agenda and the regular     

           HAC meeting would resume after the presentation portion of the meeting.  
 

3. Sandwick Manor (aka the Duncan House)  

Andy Gaylor, Senior Planner with McElhanney Consulting Services conducted a presentation on the 

proposed development concept for Sandwick Manor (the Duncan House) and advised that the property 

Owner and Project Architect from WA Architects in Vancouver were in attendance on zoom to answer 

questions and present portions of the conceptual development plan. 

 

• PRESENTATION 

SUMMARY  

 

 

The agent discussed the site assessment and condition of the existing 

dwelling on the site including the site’s topography. 

The Project Architect highlighted some of the heritage design elements and 

features incorporated into the proposed five storey multifamily building, 

including: a gable roofline, hip style roofline, fretwork, horizontal banding, 

faux stone chimney and slate, horizontal siding, post and beam elements, 

pilasters mullions and wrap around porches. 

Regarding massing it was noted that building facades would be staggered, 

would include both horizontal and vertical facades, multi paned windows, a 

varied color palette and large amounts of glazing. 

Landscaping is being provided onsite and foundation landscaping will be 

incorporated into parking areas. 

The proposal also features: a cul de sac for fire department to access; an 

outdoor amenity area; large building setbacks and an indoor amenity space. 
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The applicant confirmed that they are not able to keep the existing structure 

and that it would be demolished as part of the development plan.  

Parking is a combination of underground and surface parking provided at 

grade.  

The HAC then had an opportunity to ask the Project Architect and Project 

Planner questions on the concept plan. 

HAC Members provided an overview of the history of the Duncan House 

and provided the following preliminary comments: 

The HAC would prefer that the existing structure not be demolished and 

would prefer the existing structure be retained and incorporated into the 

development.  

The HAC conducted a site visit to the property in May 2022. 

The Project Architect expressed an interest in working with the HAC on the 

proposal and realizes that there is a vast history and community connection 

to the site.  

The Project Architect also noted that the existing building doesn’t provide 

multiple housing units. 

The Project Architect thanked the HAC for providing the opportunity to 

present the concept plan for Sandwick Manor (Duncan House). 

The HAC thanked the Architects and Staff from McElhanney for their 

presentation.  

City Staff thanked the HAC for their feedback and comments. 

 

 

• CITY CLOCKS In process. 

Members discussed design options and location options for the City Clock 

and reviewed the history of the Clock with City Recreation, Culture and 

Community Services Staff who attended the meeting. 

The clock has been kept in good condition since the 1970’s by Public Works 

Staff at the City. 

A meeting was set up between the Chair of the HAC and Recreation, Culture 

and Community Services Staff to further review the clock location and 

design options.  

 

• WEDGE OF WOOD 

FROM PIONEER GRAVE 

No further report. 

• HERITAGE PANELS 

UPDATE  

No further Report.  

The panels are important as they illustrate the history of City Hall before it 

burned down. 

 

• ANNUAL REPORT  Staff will follow up with Communications Department on if the report has 

been finalized and report back to the HAC. City Staff will be placing the 

HAC Annual Report on an upcoming Council agenda in early 2023. 
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• SIGNAGE FOR RIVER 

AND BRIDGE  

No further report. The HAC would like to do this as a next Heritage Project 

in 2023 after City Clocks. 

 

• HERITAGE BUDGET  
The Chair noted that she is looking into the Budget for 2023 with 

Management and Staff from the City.  

 

4. New Business  
 

No new Business.  

 

5. In-Kind Hours   

A total of 10 hours of in-kind hours are reported. 

  

6. Next meeting  January, 2023 (TBD) and location (TBD). No meeting will be held in 

December 2022 over the Christmas Holidays. 

 

7. Meeting Adjournment   Moved by J. Hagen at 12:15 p.m. 
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Cover Photo: Downtown Courtenay Wayfinding and Interpretive Signage (photo by Kim 

Stallknecht) 
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Introduction 

Message from the Chair 
It is my privilege to be Chair of the City of Courtenay Heritage Advisory Commission. It is a very daunting 

task to follow in the footsteps of legendary Chair, Lawrence Burns, former Fire Chief, who also has been 

named Citizen of the Year and awarded Freedom of the City of Courtenay. In 2020, Lawrence was also 

given a well-deserved honour the “Distinguished Service Award” by Heritage B.C. 

While the world was in “lockdown”, our very diverse and capable members spent time researching and 

preparing for the City’s many Heritage projects. This annual report covers Heritage Commission 

activities from 2019 – 2022. 

Since our last report, we have welcomed our newest member, Glen Greenhill, whose family has long 

roots in the valley. He also brings with him crackerjack enthusiasm and a skillset that we did not realize 

we were lacking! 

 

Judy Hagen 

Chair 

City of Courtenay Heritage Advisory Commission 

 

 
Lower row L-R: Judy Hagen (Chair), Lawrence Burns, Tatsuyuki Setta (Staff), Cliff Piercy 
Upper row L-R: Ross Dingwall, Glen Greenhill, Linda Grant, Julie Fortin 
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Commission Members 
 

The City of Courtenay Heritage Advisory Commission has been active since 1980. The Commission’s 
mandate is to advise Council on heritage matters, and to undertake and provide support for heritage 
conservation programs in the City. 
 
There are currently eight active members serving on the Heritage Advisory Commission and one City staff 
appointee. Members are listed below with the date that they joined the Commission in brackets. 
 
Judy Hagen (January 1995) 
Lawrence Burns (June 1996)       
Ross Dingwall (November 2015)         
Julie Fortin (January 2002)      
Linda Grant (January 2006)     
Deb Griffiths (September 2008) 
Cliff Piercy (September 2008) 
Glen Greenhill (May 2019) 
 
City Staff appointees: Erin Ferguson (November 2010 - 2017), Tatsuyuki Setta (October 2017- 2022), 
Dana Beatson (September 2022 – Present) 
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Key Projects 2019 - 2022 

History of downtown businesses since 1915 

Until the Pandemic squashed any chance of regular meetings, the Commission had been carrying on 

with an ongoing project to record the history of the various downtown businesses since 1915. The south 

side of 5th Street has yet to be finished and it is recognized that this is a formidable task. The finished 

work should be easy to read by anyone seeking information about either a business or a location, so the 

Commission has decided to compile their efforts into two files. 

1. A list of addresses to name the business that have operated in a specific place. An interesting 

problem is that phone books and advertisements in the early years did not indicate addresses, 

so members had to search photos or read newspapers. Often a newspaper report, such as a fire, 

will give the needed clue. As members we rely on rather eclectic discussions to figure out who 

owned a business or who was employed there. Commission members report back the following 

month having talked to people who owned or worked in the downtown. It does help to have a 

former Fire Chief and a downtown business owner on the Commission! 

 

2.  A list of individual businesses. We have found various businesses that have opened in the City 

often move to another location, or moved into an adjoining space.  
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City Clocks 
In 2022, the Commission was able to meet again in City Hall for regular meetings. A more recent project 

the Commission has undertaken is the City Clocks project. Old clocks from both the previous City Hall 

and Civic Theatre are being explored for restoration and re-installation. With this project there has been 

wonderful co-operation among City staff who have provided technical support to complete the project.  

It seems like a long time since Commission members went out to the City Public Works Yard on what 

was one of the worst days for weather in 2016 to view the old City Hall clock. When the City Hall clock 

was removed from the embers of the old building whoever boxed the clock did a marvelous job of 

keeping it in a secure form and the Commission felt that the clock could be restored. The work is being 

carried out by Vancouver Clock Maker, Ray Saunders.  

When the clocks are eventually installed they will have been the co-operative effort of City staff, the 

clock repairman, the funding provided by City Council and the persistent dream of the Commission 

members.  

 

 
 

  

The City Hall clock and the clock from the Civic Theatre are shown 

at left. The clock on the old City Hall building is shown below. 
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Advising Council 
We are always delighted to be given a task to advise Courtenay Council.  

The former Director of Recreation, Culture, and Community Services, came in to ask the Commission 

about the colour of the stain for the Native Sons Hall. That was a discussion that took everyone down 

memory lane. Shortly after several Commission members set up a time to meet with City Public Works 

staff where “memorials” including trees and benches were discussed as well as the ongoing 

maintenance costs to the City. 

As it happened I was first to donate to the memorial benches. For years I talked to Jim Stephenson 

about a bench outside the pool as parents needed a place to sit while waiting for their children. In the 

years since, many parents have stopped to say “thank you” to me.  I know it is because they understand 

how important it is to have a place to wait while their children continue to play in the waterpark.   

I say this because the Commission misses our time working together on projects. We love the 

camaraderie and the stories that come out all of which help to preserve the history and heritage of our 

City. 

Even though we have not always been able to gather together in person, at times, Lawrence Burns and I 

have been able to answer questions that come from City staff.  It often means many phone calls, but the 

Commission does try to provide answers and enjoys the work. I was also asked to submit an article to 

the Evergreen Club about Florence Filberg Centre for their anniversary.   

One puzzling question that came in to City Hall was about the naming of the Anfield Mall beside Anfield 

Road. The Commission could not be positive as to the source of the name but had a map which indicates 

the original use of the name. I was able to find a great deal of information about the Anfields who were 

the grandparents of the woman who had inquired, but no one could confirm why the name had been 

placed on that road and subsequently the name for the Mall. 
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Downtown Courtenay Wayfinding and Interpretive Signage 
When the City asked the Commission for advice about wayfinding and interpretive signage in support of 

the Downtown Courtenay Business Improvement Association, members of the Commission met in the 

Chair’s back yard to maintain social distance guidelines during their discussions. In total, the Commission 

had three meetings in the summer of 2020.  

Members discovered that in spite of the 

Museum not being available in the early 

days of the pandemic, members collective 

memories and personal ownership of photos 

allowed the Commission come to an 

agreement and members were able to 

advise on the “Up Close History” component 

of the signs. 
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Public Engagement 

Heritage Week 

Heritage Week, an annual promotion of the Province of British Columbia, gives the Commission a chance 

to present a chosen theme to the community. For 2019, the theme was LIVE, WORK, LEARN AND PLAY. 

The Commission decided to have four panels to feature how Courtenay has become the centre of 

commerce in the Comox Valley.  

The panels included: 

• A panel featuring “AGRICULTURE” with a focus on Comox showing the early arrival of European 

and the settlement of farms; 

• A second panel on “MINING” showing the various communities that worked on the seams of 

coal that were mined and brought to Union Bay to be shipped. That panel lists Cumberland, 

Bevan and Union Bay; 

• A third panel featuring “LOGGING” with the development of Merville and Black Creek; and 

• The fourth panel featuring “COURTENAY” which became the centre of the Comox Valley after 

the arrival of the E&N rail line, the dredging of the river, and the rise of commercial enterprises 

on both sides of the Courtenay River. 

When the annual Heritage Week Day usually held in Cumberland was cancelled, the Commission still 

wanted to display the research, so arrangements were made with the libraries in Courtenay and Comox 

to have the panels displayed for two weeks and they were also displayed at the Lewis Recreation Centre. 

For 2020 we decided to have panels reflecting a 20/20 vision of the City of Courtenay featuring the City 

in both 1920 and in 2020. The Commission had completed work on the panels in 2020 just as the City 

held an open house for citizen input on the new proposed Official Community Plan (OCP). The 

Commission was pleased to display the panels which were received with great interest.  

When the pandemic closed down City Hall to the public, the Commission was unable to complete the 

work on the remaining panels which included beautiful photos from member Glen Greenhill taken just 

days before we had to fold our tent. The Commission will be completing the project and believes that it 

will be a record that will be very important for future years. 

Samples of panels are on the following page. 
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A sample of the 2019 and 2020 panels 
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Budget 
The Commission’s operating budget is allocated annually and is guided by work plan priorities. The 
Commission’s annual operating budget is approximately $5,000.  
 

Partnerships 
The Heritage Advisory Commission receives assistance from staff from numerous City departments and 
the Commission works closely with Courtenay and District Museum staff. The Courtenay and District 
Museum provides ongoing support to many of the Commission’s initiatives including providing free 
meeting space, research assistance, photographs and editing work. The Commission is also working with 
the Museum to provide an ‘Accessible Archival Space’ to ensure that heritage records are safely stored 
and accessible. 
 
Without the generosity of these partnerships, and the assistance of many members of our community, 
the Heritage Advisory Commission would not be able to undertake the breadth of activities that they 
have over the years.  
 
The involvement of a City staff member on the Commission has been of key importance for 
administrative support, technical and legislative advice, communications materials and to guide 
Commission work planning. Tatsuyuki Setta, prior to leaving the City in the summer of 2022 served as 
the City staff appointee for five years. Tats was a pleasure to work with and the Commission wishes him 
the best of luck on his future endeavors.  
 
City staff continue to provide administrative assistance and technical and legislative advice to support 
the Commission in their work plan priorities.  

In-Kind Contributions & Additional Support 
In addition to the annual operating budget, the Commission receives assistance in the form of City staff 
time and additional City resources related to meetings, heritage planning, plaque installations, graphic 
displays, and other commemorative projects. 
 
The Commission also receives in-kind support from the Courtenay and District Museum for research 
assistance, use of photographs in the Museum’s collection, and meeting and storage space. 
 
The Heritage Advisory Commission meetings are held on the fourth Wednesday of every month from 
September until June. In addition to these meetings, the members spend considerable time on 
workshops, research, and various heritage projects.  
 
The total in-kind contribution hours reported for Commission Members for 2019 - 2022 is 372 hours.  
During the pandemic Commission members reported fewer in-kind hours in 2020 and 2021 due to the 
lack of regular Commission meetings.  
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THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 

To:  Council  File No.:  3360-20-2011/RZ000050 
From: Chief Administrative Officer Date:   March 8, 2023 
Subject: Updated Proposal – Zoning Amendment Bylaw No. 3017 – 801 Ryan Road (3rd Reading and 

Adoption) 

PURPOSE: 
The purpose of this report is to provide Council with an overview of updates to a proposal for a Zoning 
Amendment to rezone 801 Ryan Road from Commercial One A (C-1A) zone to Comprehensive 
Development Thirty-two (CD-32) zone to facilitate the development of a 247 unit rental apartment 
development as well as proceed to Adoption of the Bylaw. Since the last staff report, the requirement for a 
right turn lane/bus stop on Ryan Road has been replaced with a requirement for land for a future bus lane. 
In addition, the land dedication requirement to accommodate Tunner Road along the rear of the property 
impacts Zoning Bylaw requirements such as minimum lot size and maximum floor area ratio. Zoning 
Amendment Bylaw No. 3017 has been updated to reflect these changes and as such requires that Third 
Reading of the bylaw be rescinded and given Third Reading and Adopted as amended.  

CAO RECOMMENDATIONS: 
THAT Council approve OPTION 1 and rescind Third Reading, give new Third Reading as amended, and adopt 
Zoning Bylaw No. 3017, 2023 (801 Ryan Road). 

Respectfully submitted, 

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

BACKGROUND: 
The development proposal is for a 247 unit rental apartment in the form of three five-storey buildings. The 
proposal includes parkades within each building as well as surface parking. The primary access will be by a 
new roadway extending from the intersection of Hunt Road and Tunner Drive to the site. Additional accesses 
will be to Ryan Road from the intersection of Sandwick Road, as well as from a private road (driveway) on 
the east side of the subject property. A condition of rezoning is that the applicant dedicate land to the 
creation of Tunner Drive to the south, as well as construct Tunner Drive from Hunt Road to the subject 
property. A multi-use path is part of the road construction. The property is legally described as Lot 1, Section 
14, Comox District, Plan 27905 Except Parts in Plans 38112 and VIP53727. Figures 1 and 2 provide visual 
context. 

The proposal was first presented to Council at the September 7th 2021 meeting where Council passed a 
motion to postpone consideration (staff report in Attachment No. 3). On October 4th 2021 the application 
passed 1st and 2nd Reading, following the applicant submitting a letter outlining proposed price-fixed rental 
units as affordable housing amenity contribution and an updated plan showing additional open space (staff 
report in Attachment No. 2). Third Reading was passed November 15th, 2021. Housing Agreement (801 Ryan 
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Road) Bylaw No. 3064, 2022 was adopted June 27th, 2022, detailing the 25 affordable rental housing unit 
requirement. 

Figure 1: Conceptual rendering with context 

Figure 2: Conceptual site plan showing Tunner Drive road and multi-use pathway general alignment as well as Tunner Drive land 
dedication as shown approximately in blue.
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DISCUSSION: 
Original and Current Covenant Conditions: 

The following covenant conditions were presented in the original September 7th 2021 Report. Unless 
otherwise modified as described below, original covenant conditions form part of the covenant that has now 
been signed by all parties. 

1. Dedication of Land for Tunner Drive: Land must be dedicated to City to enable the construction of
Tunner Drive behind this development and the future extension of Tunner Drive behind the Superstore
mall.

2. Construction of Tunner Drive: Tunner Drive must be constructed to City standards prior to building
occupancy and include a two lane roadway and multi-use pathway.

3. City’s Parks, Recreation Culture and Senior’s Facilities Amenities: The multi-use path adjacent to the
Tunner Drive extension from the intersection with Hunt Road to the subject property as detailed on the
site plan must be constructed.

4. Legal Access to the private road on the north east side of the subject property: Legal access must be
secured for use of the private access driveway between this property and 1001, 1003, 1027, 1029,
1033 Ryan Road (BC Housing and Mex Pub). The applicant provides that an agreement has been
drafted but will not be finalized until the rezoning is complete.

- Update: This condition is now enshrined in the covenant to secure access.

5. Restrictions on the Sandwick Road intersection access: The access from this development to Sandwick
Road intersection shall be exit only. As a result, the developer is required to design the egress from this
development to prevent vehicles from entering from this intersection.

6. Housing Amenity Reserve Fund: Contribution to the reserve fund as outlined in the OCP.

- Update: This condition is now no longer required as a Housing Agreement Bylaw outlining
affordable housing amenity contributions was adopted on June 27, 2022.

7. Right Turn Lane/ Bus Stop on Ryan Road: As discussed, there is the potential for a right turn lane/bus
stop as part of the development. While the applicant’s traffic engineer contends it is not warranted
based on Transportation Association of Canada (TAC) standards, this facility will have a positive impact
on traffic flow. Council can require this facility as a condition of rezoning.

- Update: This condition has been amended to become a highway reservation covenant and
option to purchase, and is included in the covenant as described further below.

Covenant change to Right Turn Lane/Bus Stop on Ryan Road 

Upon further consultation, the addition of a right turn lane/bus stop on Ryan Road (original Covenant 
Condition 7) was determined to be unworkable. A right turn lane cannot be built to the specifications that 
the Ministry of Transportation and Infrastructure (MOTI) would require due to the short frontage. MOTI and 
BC Transit bus stop preferences do not align with each other at this location so an agreeable short-term 
improvement could not be specified. 

Instead, the applicant has agreed to a highway reservation covenant and option to purchase, signed by the 
property owner, for a 3-metre strip of land along the entire Ryan Rd frontage, helping to facilitate an eventual 
bus lane resembling that  proposed in the May 2021 Comox Valley Transit Infrastructure Study. This covenant 
prohibits any development in said strip that would conflict with potential future Ryan Road widening and 
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also allows the City the right to purchase this land for $1 
at a future time at the City’s discretion, within 80 years as 
limited by the Perpetuities Act. 

While the Ryan Road highway reservation covenant and 
option to purchase does not require the developer to 
construct Ryan Road improvements at the time of 
residential construction, it secures more land than 
originally proposed for a more impactful long-term multi-
modal transportation solution. The proposal is supported 
by City staff, the applicant, MOTI and BC Transit. 

Zoning Bylaw 3017 Updates 
Covenant Condition 1, dedication of land for Tunner Drive 
extension behind the Superstore mall, is to be met as 
proposed, but in doing so will reduce the size of the 
remaining property.  

As originally proposed, Bylaw 3017, Attachment A Section 
8.54.5 reads “A lot shall have an area of not less than 2.0 
hectares”. This is the size of the subject property before 
Tunner Road dedication. However, the definition of lot 
area in Zoning Bylaw No. 2500, 2007 excludes any 
dedicated rights-of-way. The expected size after Tunner 
Road dedication is 1.81 hectares; therefore, the subject 
proposed bylaw section has been changed to “A lot shall 
have an area of not less 1.8 hectares”.  This does not 
affect the nature of the proposal or any other 
development permission on any other property as this is 
a zoning regulation within a comprehensive development 
zone specific to this project. Staff support this change as 
for administrative clarity.  

Section 8.54.4 of the same proposed bylaw reads: “The 
maximum floor area ratio shall not exceed 1.25”. Floor area ratio (FAR) as defined in Zoning Bylaw No. 2500, 
2007 is calculated by dividing floor area by lot area. Therefore reducing the lot area (from 2 ha to 1.8 ha) for 
the same development proposal produces a higher FAR. The development as proposed has a floor area ratio 
of 1.22 before Tunner Drive dedication, expected to be 1.36 afterward. The subject proposed bylaw section 
has therefore been changed to “The maximum floor area ratio shall not exceed 1.4”. Similar to making a 
minor adjustment to the lot size requirement, staff support this change as for administrative clarity. 

Section 8.54.6 of the same proposed bylaw contained the clause “Notwithstanding the required front yard 
setbacks specified above the front yard may be reduced to 3.0m for that part of the building adjacent to a 
deceleration lane on Ryan Road”. This was included in the zone in order to factor for the anticipated 
deceleration lane which would have been required to be dedicated prior to rezoning, therefore implicating 
front yard setback building requirements from a road. This is no longer needed due to the Ryan Road 
covenant condition change and has been removed. As the desired Ryan Road frontage dedication will now 
occur after the rezoning, the requirement to enshrine a reduction in the front yard setback is not critical.  

Figure 3: Frontage detail showing road reserve for 
future Ryan Road expansion (grey hatching outlined 
in black) and exit-only to Sandwick Road intersection 
(shown in red). 
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Spaces have also been added throughout the proposed Bylaw 3017 in front of metre symbols to conform 
to International System of Units (SI) standards and the year of Third Reading has been updated to 2023. 

The proposed updates to the zoning bylaw language allow the development to proceed as proposed and 
considered by Council and presented at Public Hearing in 2021.  

Upon Council adoption of Zoning Amendment Bylaw No. 3017 (Attachment No. 1), staff would proceed with 
the registration of the three covenants as well as a notice of the adopted housing agreement bylaw on the 
land title.  

OPTIONS: 

OPTION 1: (Recommended) 
THAT Council rescind Third Reading, give new Third Reading as amended, and adopt Zoning Bylaw No. 
3017, 2023 (801 Ryan Road). 

OPTION 2: Defer consideration of Bylaw No. 3017 with a request for more information. 

OPTION 4: Defeat Bylaw No. 3017. 

Prepared by: Reviewed by: 

____________________ _____________________ 
Mike Grimsrud    Nancy Gothard, RPP, MCIP 
Planner 2          Acting Manager of Development Planning 

Concurrence by: Concurrence by: 

____________________  ____________________  
Rob Roycroft, RPP, MCIP Geoff Garbutt, M.Pl., RPP, MCIP 
Interim Director of Development Services Chief Administrative Officer 

Attachments: 

1. Attachment No. 1: Draft Zoning Amendment Bylaw No. 3017
2. Attachment No. 2: October 4, 2021 Updated Staff Report to Council “Updated Proposal – Zoning

Amendment Bylaw No. 3017 – 801 Ryan Road”.
3. Attachment No. 3: September 7, 2021 Original Staff Report to Council “Zoning Amendment Bylaw

No. 3017 – 801 Ryan Road”.
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THE CORPORATION OF THE CITY OF COURTENAY 

BYLAW NO. 3017 

A bylaw to amend Zoning Bylaw No. 2500, 2007 

The Council of the Corporation of the City of Courtenay in open meeting assembled enacts as 
follows: 

1. This bylaw may be cited for all purposes as “Zoning Amendment Bylaw No. 3017, 2023”.

2. That “Zoning Bylaw No. 2500, 2007” be hereby amended as follows:

(b) Amending Division 8 – Classification of Zones through the addition of:

Part 58 – Comprehensive Development Thirty Two Zone (CD-32) 801 Ryan Road as 
attached in Attachment A. 

(c) by rezoning Lot 1, Section 14, Comox District, Plan 27905 Except Parts in Plans 38112
and VIP 53727 (801 Ryan Road) as shown in bold outline on Attachment B which is
attached hereto and forms part of this bylaw, from Commercial One A Zone (C1-A) to
Comprehensive Development Zone Thirty Two Zone (CD-32).

(d) That Schedule No. 8, Zoning Map be amended accordingly.

3. This bylaw shall come into effect upon final adoption hereof.

Read a first time this        4th day of October, 2021 

Read a second time this       4th day of October, 2021 

Considered at a Public Hearing this        27th  day of October, 2021 

Read a third time this  day of , 2023 

Finally passed and adopted this day of , 2023 

Mayor  Corporate Officer 

Approved under S.52 (3) (a) of the Transportation Act 

Tallina McRae, Development Services Officer 
Ministry of Transportation and Infrastructure 
Vancouver Island District

Attachment No. 1: Draft Zoning Amendment Bylaw No. 3017
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Attachment A 

Part 58 – Comprehensive Development Thirty Two Zone (CD-32) 
(801 Ryan Road) 

8.54.1 Intent 

The CD-32 Zone is intended to accommodate a rental apartment development on the property 
legally described as Lot 1, Section 14, Comox District, Plan 27905 Except Parts in Plans 
38112 and VIP 53727. The property shall be developed substantially in accordance with 
Schedules A and B which form part of this zone. 

8.54.2 Permitted Uses 

The following uses are permitted and all other uses are prohibited except as otherwise noted in this 
bylaw: 

1. Rental Apartment

8.54.3 Lot Coverage  

A lot shall not be covered by buildings to a greater extent than 30% of the total area of the lot. 

8.54.4 Floor Area Ratio 

The maximum floor area ratio shall not exceed 1.4. 

8.54.5 Minimum Lot Size  

A lot shall have an area of not less than 1.8 hectares. 

8.54.6 Setbacks 

Except where otherwise specified in this bylaw the following minimum building setbacks shall apply: 

(1) Front Yard (interpreted as the yard adjacent to the northwest property line):   7.5 m 

(2) Rear Yard (interpreted as the yard adjacent to the southeast property line):   6.0 m 

(3) Side Yard (interpreted as all other yards): 3.0 m

Notwithstanding the required front, rear, and side yard setbacks specified above, roof overhangs and decks 
may extend up to 0.6 m into the required setback. 

8.54.7 Height of Buildings 

Maximum building height shall be 17.5 m and in accordance with Schedule B.  

Page 97 of 203



3 

Notwithstanding the maximum height specified above, roof projections, elevator shafts and mechanical 
equipment may project beyond 17.5 m. 

8.54.9 Usable Open Space 

A minimum of 20 m² of useable open space must be provided per unit as shown in Schedule B. For clarity 
this includes common outdoor areas and private balconies or patios. 

8.54.10 Accessory Structures 

Shall not be permitted except for bike storage structures, pergolas, sheds, and playgrounds.  

8.54.11 Off-Street Parking and Loading  

Off-street parking shall be provided and maintained in accordance with the requirements of Division 7 of 
this bylaw except: 

(1) For Rental Apartment uses parking shall be provided at a rate of 1.20 parking spaces per dwelling
unit inclusive of visitor parking;

(2) Bicycle parking facilities must be provided at a rate of one covered, secure stall per unit.

8.54.12 Fencing  

The maximum height of fencing along the side property line (southwest property line) is 4.0 m.  
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THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 

To:   Council   File No.:  3360‐20‐2011 

From:  Chief Administrative Officer  Date: October 4, 2021 

Subject:  Updated Proposal ‐ Zoning Amendment Bylaw No. 3017 – 801 Ryan Road 

PURPOSE: 
The  purpose  of  this  report  is  to  provide  Council with  an  overview  of  an  updated  proposal  for  a  Zoning 
Amendment to rezone the property legally described as Lot 1, Section 14, Comox District, Plan 27905 Except 
Parts  in Plans 38112 and VIP53727 from C‐1A to CD‐32 to facilitate the development of a 247 unit rental 
apartment development. 

CAO RECOMMENDATIONS: 
That based on the October 4th, 2021 staff report “Updated Proposal ‐ Zoning Amendment Bylaw No. 3017 – 
801 Ryan Road” and the September 7th, 2021 staff report “Zoning Amendment Bylaw No. 3017 – 801 Ryan 
Road” Council approve OPTION 1 and complete the following steps:  

1. That Council give First and Second Readings of Zoning Amendment Bylaw No. 3017, 2021;
2. That Council direct staff to schedule and advertise a statutory Public Hearing with respect to the

above referenced bylaw; and,
3. That Final Reading of the bylaw be withheld pending the registration of Section 219 covenant and

Housing Agreement.

Respectfully submitted, 

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

BACKGROUND:   
A detailed staff report was prepared for the September 7th, 2021 meeting regarding this proposal. At that 
meeting  Council  chose  to  defer  consideration  of  the  bylaw with  a  request  for more  information  about 
proposed amenity contributions and the amount of open space. 

The  applicant  has  since  submitted  a  letter  (Schedule No.  1)  outlining  their  proposed  affordable  housing 
amenity contribution as well as an updated site plan showing additional open space.   

DISCUSSION: 
Affordable Housing Amenity Contribution 
The applicant proposes dedicating 10% of the proposed units (25 units) as affordable rental units.  Rental 
rates will be calculated based on 30% of the gross household income levels published in BC Housing’s annual 
Housing  Income  Limits  (HILs)  publication.    The  HILs  rates  are  intended  to  reflect  the minimum  income 
required to afford appropriate accommodation in the private market.  Under this formula rental rates for a 

Attachment No. 2: October 4, 2021 Updated Staff Report to Council “Updated Proposal – Zoning Amendment Bylaw No. 
3017 – 801 Ryan Road”.
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1 bedroom would be capped at $987.50 and $1,225 for a 2 bedroom based on the 2021 HILs.  In comparison 
the advertised market rates at 1025 Ryan Road (adjacent apartment building under construction) are $1,350 
for a 1 bedroom and $1,650 for a 2 bedroom.  The units will be secured through a housing agreement which 
will  last  for  ten  years  after  which  the  units  will  revert  to  private  market  rental  rates.    It  will  be  the 
responsibility  of  the  property  owner  under  the  housing  agreement  to  ensure  the  units  remain  at  the 
proposed rents. The agreement will be drafted by the City’s solicitor and include the requirement for the 
owner to provide reports to the City to ensure compliance.  Reports will be required on an annual basis or 
as tenants change  in the affordable units. Failure to provide these reports will  include a “rent”  (penalty) 
charge under the agreement for non‐compliance.    
 
Green Space  
The  applicant  has  also  revised  the  site  plan,  reducing  the  amount  of  surface parking  and  increasing  the 
amount of green space.  The central green space has been enlarged and includes a dog run area as well as 
an outdoor seating area.  The green space in the panhandle area at the rear of the subject property has been 
enhanced with the addition of a playground and community garden area.  Should Council proceed with the 
rezoning amendments these facilities will be secured, as a condition of rezoning, through covenant.   The 
proposed  zoning  bylaw  has  been  updated  to  reflect  the  reduction  of  parking  stalls  resulting  from  the 
additional open space.   
 
OPTIONS: 

OPTION 1:  (Recommended) 

That based on the October 4th, 2021 staff report “Updated Proposal ‐ Zoning Amendment Bylaw No. 3017 – 
801 Ryan Road” and the September 7th, 2021 staff report “Zoning Amendment Bylaw No. 3017 – 801 Ryan 
Road” Council approve OPTION 1 and complete the following steps:  

1. That Council give First and Second Readings of Zoning Amendment Bylaw No. 3017, 2021;  
2. That Council direct staff to schedule and advertise a statutory Public Hearing with respect to the 

above referenced bylaw; and, 
3. That Final Reading of the bylaw be withheld pending the registration of Section 219 covenant and 

Housing Agreement.   
 

Prepared by:  Reviewed by:  Concurrence by: 

 

 

           __________________________       ___________________ 

Matthew Fitzgerald, RPP, MCIP  Ian Buck, RPP, MCIP   Geoff Garbutt, M.Pl., MCIP, RPP 
Manager of Development Planning   Director of Development Services     Chief Administrative Officer 
 
Attachments: 
Schedule No. 1: Applicant’s Letter Outlining Updates to the Proposal 
Schedule No. 2: Updated Site Plan  
Schedule No. 3: Draft Zoning Amendment Bylaw No. 3017 
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Schedule No. 1: Applicant’s Letter Outlining Updates to the Proposal 
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Schedule No. 2: Updated Site Plan  
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THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 

To:  Council    File No.:  3360-20-2011 

From: Chief Administrative Officer Date: September 7, 2021 

Subject: Zoning Amendment Bylaw No. 3017 - 801 Ryan Road 

PURPOSE: 

The purpose of this report is for Council to consider a Zoning Bylaw amendment application to create a new 
CD-32 Zone, and rezone the property legally described as Lot 1, Section 14, Comox District, Plan 27905 Except
Parts in Plans 38112 and VIP53727 from C-1A to CD-32 to facilitate the development of a 247 unit rental
apartment development.

CAO RECOMMENDATIONS: 

That based on the September 7, 2021 staff report entitled “Zoning Amendment Bylaw No. 3017 - 801 Ryan 
Road” Council approve OPTION 1 and complete the following steps:  

1. That Council give First and Second Reading of “Zoning Amendment Bylaw No. 3017” to create a new
CD-32 Zone and rezone the property legally described as Lot 1, Section 14, Comox District, Plan
27905 Except Parts in Plans 38112 and VIP53727 from C-1A to CD-32;

2. That Council direct staff to schedule and advertise a statutory Public Hearing with respect to the
above referenced bylaw; and,

3. That Final Reading of the bylaw be withheld pending the registration of Section 219 covenant.

Respectfully submitted, 

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

BACKGROUND: 

The proposed development area involves two properties.  The first, 801 Ryan Road, is the planned site of the 
development and about 2ha. (4.9ac.) in area.  It is currently vacant with informal parking areas and two 
informal asphalt lanes traveling across the site.  There are no trees with isolated clusters of grass and 
blackberries across the site.  The second property is owned by the City of Courtenay and intended as a future 
extension of Tunner Drive.  It is approximately a  half a hectare, vacant with large patches of blackberries 
and some young trees present.   

The surrounding neighbourhood is a mix of retail, offices and multi-unit residential.  The Superstore mall is 
immediately west and provides a diversity of commercial and retail services.  To the east is a BC Housing 
apartment complex, a 118 unit apartment building (currently under construction), as well as bank and credit 
union offices.  To the south is a network of creeks/wetlands and agricultural land.  To the north is Ryan Road.  

Attachment No. 3: September 7, 2021 Original Staff Report to Council “Zoning 
Amendment Bylaw No. 3017 – 801 Ryan Road”.
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Figure 1: Subject Properties 

The CVRD Regional Growth Strategy (RGS) supports high density, infill development in Municipal Areas such 
as this.  It encourages increased housing, and more specifically, rental housing options with a range of sizes 
and types.  The strategy specifies a target of 30% of the new development in Municipal Areas being 
developed at minimum density of 74 units/ha and that new development should be directed to areas where 
municipal services and service capacity is available.   

The Courtenay Official Community Plan (OCP) designated the subject property as “Shopping Centre”.  This 
designation is primarily intended for commercial shopping centres and big-box format retail but also allows 
higher density housing.  The OCP encourages the intensification of infill sites such as this which benefit from 
a central location, has access to all municipal services as well as existing and planned multi-modal 
transportation connections to the rest of the City. Further, the plan supports the diversification of housing 
with policy support to encourage rental tenures as well as a mix of unit types designed to appeal to a wide 
set of demographics such as families with children and seniors.   

The Transportation Master Plan identifies Ryan Road as a “Highway” abutting the north edge of the subject 
property.  The plan identifies a new road to be constructed on the south edge of the property referred to as 
the Tunner Drive extension with the intent that the road is extended from the intersection with Hunt Road 
eventually connecting with the Highway 19A Bypass.  The plan identifies Ryan Road as a key transit corridor 
with connections throughout the City.   

Cycling connections near the subject property are currently only available on-street through the use of 
shared vehicle traffic lanes.  The plan identifies multi-use path facilities being implemented along an 
extension of Tunner Drive, detailed above, as well as from the Tunner Drive extension to Ryan Road.   The 
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same multi-use path facilities will also improve pedestrian connectivity.  Additional pedestrian options will 
be enhanced with the implementation of sidewalks along both sides of Ryan Road which the plan identifies 
as a key gap in the network.  The plan to construct sidewalks on the north side of Ryan Road from the RCMP 
detachment to Back Road is planned for 2022 subject to budget approval.       

The Parks and Recreation Master Plan also identifies the Tunner Road extension as a key improvement to 
the City’s trail network with no further recommendations pertaining to the subject property.   

PROPOSAL: 

The applicant proposes rezoning the subject property to facilitate a 247 unit apartment development.  The 
units will be divided into three, five storey buildings.  Each building will contain a parkade with the remainder 
of the parking accommodated as surface parking.   The site will be accessed by a new roadway extending 
from the intersection of Hunt Road and Tunner Drive to the site.  This facility will provide the primary 
vehicular access as well as extend the multi-use path to the site.  Additional connections will be from Ryan 
Road at the intersection of Sandwick Road and from a private road on the east side of the subject property.  

The development is comprised of 47 - 1 bedroom, 174 - 2 bedroom and 26 - 3 bedroom units.  There will be 
a roof top patio area on Buildings 2 and 3 as well as off leash dog park and community garden spaces (please 
see the applicant’s letter of intent in Schedule A and development plans in Schedule B).    

In support of the proposal, the applicant has provided a traffic impact assessment which examines vehicular 
transport as well as cycling, walking and transit modes (Schedule C).  The study also examines the proposed 
parking allocation.  In addition, an environmental impact assessment was prepared with much of the focus 
being on the Tunner Drive extension which runs parallel to a series of channelized streams and wetlands.   

An Archaeological Overview Assessment was completed and the applicant is working with K’ómoks First 
Nation (KFN) to obtain the necessary permissions under their Cultural Heritage Permit process. Finally, as 
the southeast corner of the site is within the floodplain a geotechnical engineer’s report was provided 
identifying the elevation of buildings located within this area of the site and other measures to minimize 
property damage in a flood event.  The applicant is required to provide the City with a flood hazard 
assessment at the time of building permit submission in order to satisfy Section 56 of the Community Charter 
certifying that the site is safe for the use intended. 

The applicant is offering amenity contributions as part of their proposal. Concerning the Parks, Recreation, 
Cultural and Seniors Facilities Amenity Reserve Fund the applicant is offering to fund the extension of the 
Tunner Drive multi-use pathway alongside their access road. This will be an approximately 300m by 3.0m 
wide multi-use path. Final design has not been completed but initial environmental and property restrictions 
are a limiting factor with the width of the path. Where possible it will be 4.0m wide and there may be options 
to reduce the space required for travel lanes in the road to increase the multi-use path width. In addition the 
applicant will be making a land dedication at the back of their property necessary to connect with the future 
extension behind the Superstore building.   
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Figure 2: Tunner Road and Multi-Use Pathway Extension 

Concerning Affordable Housing Amenity Fund the applicant will be making a contribution as outlined in the 
OCP based on the size of the units.   

Zoning Review 
The proposed development requires rezoning as the current Commercial One A (C-1A) zone does not permit 
apartments or the desired density.  In addition, the applicant proposes reduced parking requirements and 
increasing building height.  The table below summarizes the proposal relative to the existing C1-A zone as 
well as the Residential Four A (R4-A) zone, a zone typically used for high density multi-family proposals.    

Existing Zone (C1-A) Comparable Zone (R4-A)   Proposal (CD Zone) 

FAR N/A 1.33 1.22 

Lot Coverage 40% No requirement 25% 

Front yard setback 15.0m 6.0m Northwest: 7.5m 

Rear yard setback 15.0m 6.0m Northeast 6.0m 

Side yard setback 15.0m 3.0m 
4.5m – for fourth storey 
flanking street  

Southeast: 3.0m 
Southwest: 3.0m 

Building Height 9.5m 14.0m 17.32m 

Usable Open Space Not required 20m²/unit (2,360m²) 20m²/unit (4945m²) 
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Parking Base 
Requirement 

1.5 stalls per unit (371 stalls) 1.22 stalls per unit (313 stalls) 

Table 1: Zoning Analysis 

The new zone also contains a provision to allow for 4.0m high sound attenuation fence on the south edge of 
the site adjacent to the Superstore loading bays. 

The proposal seeks to allow “Rental Apartments” as a permitted use, as well as an increase in the permitted 
density and building height and a decrease in the parking requirement.      

DISCUSSION: 

The OCP’s Shopping Centre land use designation is intended to accommodate large format, shopping centres 
and big box stores.  Since the last OCP was adopted in 2005, the Ryan Road/Island Highway commercial area 
has seen limited growth when compared with centres in East and South Courtenay.  While the growth of 
commercial buildings has stagnated, the area has attracted new housing developments such as 911 
Braidwood Road where a 79 unit apartment building was completed in 2020 and at 1025 Ryan Road where 
a 118 unit apartment development is currently under construction.  Two further proposals, a 160 unit 
senior’s housing complex on Braidwood Road and a 93 unit hotel on Hunt Road are also expected to 
commence construction in this area over the next year further diversifying the area’s land uses.  While the 
Shopping Centre land use policy enables the multi-unit development, in assessing this proposal five key 
themes emerged to guide the evaluation: 

1. Housing needs
2. Land uses compatibility
3. Use of existing services
4. Connectivity, and
5. Form and character.

Housing Need 
The City’s apartment vacancy rate remains critically low at 1.1% for October 2020, which is the last report 
from CMHC.   Table 2 below shows the rate has shown little improvement even as significant numbers of 
units have been added to the market.  Improvement to the vacancy rate is expected as several large projects 
are completed and occupied as shown in Table 3.   Increased supply and an improved vacancy rate will result 
in more tenant options and reduces pressure to increase rental rates. 

The two tables further delineate the strain on specific unit types.  Bachelor style units for example have 
remained consistently, fully occupied which may change once 71 bachelor units currently under construction 
are occupied.  The vacancy rate for three bedroom units seems unlikely to change with just 35 additional 
units being added.   In contrast, one and two bedroom units will experience considerable growth with 605 
units being added to the market.  While the vacancy rate for these unit types is currently very low, it is 
expected to improve over the next year.      

Table 2: Vacancy Rates 2018-2020 (CMHC 2020 Rental Market Survey) 

Total Vacancy 
Rate 

Bachelor 1 Bedroom 2 Bedroom 3 Bedroom 

October, 2018 0.7% 0% 0.3% 1.1% 0.0% 

October, 2019 1.4% 0% 1.3% 1.5% 1.8% 

October, 2020 1.1% No Data 1.6% 0.9% 0.8% 
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Table 3: Recent Apartment Construction Status and Composition 

Address Total 
Units 

Bachelor/
Micro 

1 Bedroom 2 
Bedroom 

3 
Bedroom 

Status 

2700 Mission 36 4 10 16 6 Development 
Permit in-process 

1025 Ryan 118 48 40 30 0 Under Construction 

397 – 5th St. 39 0 30 9 0 Building permit 
Review   

2048 – 13th St. 12 4 0 8 0 Building permit 
Review  

1849 Riverside 94 0 46 44 4 Under Construction 

621 Crown Isle 56 0 32 24 0 Under Construction 

2600 Mission 94 0 32 46 16 Under Construction 

911 Braidwood 79 0 20 59 0 Occupied 

2525 Mission 65 15 35 15 0 Occupied 

3070 Kilpatrick 118 0 22 87 9 Occupied 

Total 711 71 267 338 35 

801 Ryan Road 247 0 47 174 26 Proposed 

The proposed development adds significantly to the two bedroom unit supply while also adding three 
bedroom units as shown at the end of Table 3.  This unit mix should appeal to multiple demographics 
including families with children.   

As with the development at 1025 Ryan Road, a key element of this proposal is that the units will be restricted 
to rental tenure only.  The “Rental Apartment” land use was recently added to the zoning bylaw and 
consequently strata conversion and owner occupation of any unit is not permitted without a subsequent 
rezoning application meaning the units will remain within the rental market.   

Land Use Compatibility 
The compatibility of a development proposal with the existing surrounding neighbourhood is a key aspect in 
the assessment of a rezoning proposal.  As introduced, the RGS and OCP support multi-family development 
in this locations.  Mixing land uses has many benefits including creating more walkable communities and 
reducing the reliance on private vehicles.  However, the scale of this particular proposal needs to be 
highlighted.   The buildings are large – Building B and C are five storeys in height and over 100m long which 
for comparison is the height, and roughly the same length of the apartment building currently under 
construction at 1025 Ryan Road.  Building A is also five storeys but 62m in length.   

The number of units reflects the overall scale at 247.  This is considerably larger than most other recent 
multi-family proposal which average about 70 units per development.  In addition, all units will be rental 
units, which while clearly needed, results in this immediate neighbourhood being entirely rental tenure 
forms of housing.   

The scale of the proposal also leads to questions as to whether the development will impact surrounding 
properties specifically in terms of traffic generation and off-site parking.   This area experiences periodic 
traffic congestion.  The proposal does a good job of mitigating traffic impacts particularly as a result of the 
extension of Tunner Drive which provides an alternative access point from Ryan Road where congestion is 
most pronounced.  As with other recent traffic studies for 1025 Ryan Road and the hotel at 310 Hunt Road, 
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the analysis concluded that the development will have a minor impact on traffic volumes in the immediate 
area with regional background growth (development throughout the City and region which travels through 
this corridor) eventually leading to additional congestion issues and delay along the Ryan Road corridor.      

A parking study was supplied as part of the Traffic Impact Assessment.  The study concludes that 1.25 stalls 
per unit satisfies the demand for the development and visitor parking.  This represents a reduction of 58 
stalls with the study arguing is justifiable given the central location of the development, opportunities for 
walking, cycling and transit and citing examples from other communities such as the Town of Comox which 
requires 1.25 stall/apartment unit.   

As introduced above, the development is adjacent to as series of streams and wetlands in the adjacent 
agricultural lands.  The impact assessment concludes recommending setbacks for development activities as 
well as the treatment of stormwater from the development prior to being released onto the adjacent stream.  
The conceptual design for Tunner Drive shows a series of swales designed to help treat and attenuate runoff 
prior to entering the stream and the overall site design plans for stormwater storage tanks to attenuate 
runoff from the parking and buildings before release into the creek.  As with any parking lot of this size, 
oil/grit separators will be required throughout.    

Use of Existing Services 
The proposal will utilize existing City services.  In addition to existing road facilities, a capacity assessment 
will be conducted should Council give the bylaw First and Second Reading to confirm that the existing water 
and sanitary sewer capacity is adequate to service the development proposal.  Infill development in serviced 
areas of the City is encouraged by the OCP and is a goal of the Regional Growth Strategy and results in a 
more efficient use of City services.  This also includes recreational services such as the Aquatic Centre and 
Lewis Centre which are within 1.7km and 700m of the subject property respectively.     

Connectivity 
The subject property has a central location and will benefit from excellent connectivity in terms of walking, 
cycling transit and by vehicle once gaps in the planned network are filled to key destination points such as 
downtown and the Upper Ryan Road node.   

In terms of pedestrian connections, Downtown is just over a kilometre away with existing sidewalks in place 
on at least one side of the roadways.  About two kilometres away is North Island College, the hospital and 
additional commercial and employment areas.  While not necessarily an enjoyable walking environment due 
to the high volumes of fast moving traffic, Ryan Road does provide a narrow sidewalk connection with the 
gaps between Back Road and Sandwick Road being identified as a future capital project.  Additionally, the 
Tunner Drive extension will provide a multi-use path and connection to neighbourhoods along Back Road.     

Concerning cycling, the existing network is fragmented forcing cyclists to compete with vehicle traffic along 
Ryan Road to access the downtown area.  Given the Tunner Drive extension is part of this proposal, cycling 
connectivity will immediately improve especially for destinations in East Courtenay.  Connections to the 
downtown area will also incrementally improve as pieces of the network are completed behind Superstore 
crossing the Highway 19 Bypass and eventually connecting with Comox Road and into Downtown.   
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Figure 3: Cycling Network Corridor Spine Development 

The proposal provides 254 secure bike parking stalls in the parkades of the buildings resulting in a ratio of 
just over 1 stall per unit.  A further 32 short term stalls are provided.   

There are well connected bus routes existing on Ryan Road with the nearest bus stop for east bound travel 
about 100m walk away and a bus stop about a 300m walk away headed west bound.   During the review 
process staff identified a potential for a right turn lane/bus stop along Ryan Road.  The applicant’s Traffic 
Engineer has concluded that the facility is not necessary based on Transportation Association of Canada 
(TAC) standards.  Council can still require this facility as a condition of rezoning as it will improve traffic flow 
along Ryan Road and allow buses to stop without obstructing traffic flow.  Staff recommend Council require 
the dedication of land for this purpose which has been listed as one of the covenant conditions below.   
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Figure 4: Conceptual location of bus stop/right turn lane 

This specific stretch of Ryan Road suffers from periodic traffic congestion.  As detailed above a traffic impact 
assessment was prepared in support of this proposal.  Besides the periodic congestion and delays which 
occur in this corridor, this site will have excellent vehicle access to all areas of the City enhanced by the 
primary access point through the Tunner Road extension.     

Building Design and Massing 
The building contains a mix of 247 apartment units and will be one of the highest density developments in 
the city at a density of 124 units per hectare (50 units per acre).  For context, a typical suburban style 
residential area of the city is around 25 units per hectare (10 units per acre).  As summarized above density 
is regulated through Floor Area Ratio (FAR) which is a ratio of building floor area to lot area.  In this case the 
proposal seeks an FAR of 1.22 which is less than the 1.33 permitted in a comparable R4-A zone.  In contrast, 
building height will increase substantially from the current 9.5m to about 17.3m.    

A contemporary, modern design has been utilized for the proposal.  The building contains a diversity of siding 
materials which are utilized to break the large building into smaller components.  Both the facades and 
roofline are articulated to avoid a box-like appearance.  Residents will enjoy private amenity space in the 
form of a balcony integrated into the building to take advantage of the variations in the façade to establish 
private outdoor areas.  The two roof top patios are situated to take advantage of views of the estuary, ocean, 
and mountains and provides additional open/amenity space for residents.  The buildings are dispersed across 
the site which helps break up the overall site massing.  Building siting also helps to screen surface parking 
which is located behind buildings in the centre of the site.  
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Subsequent to rezoning, the development will require a development permit.  As this development will 
contain no variances due to the use of the CD zone, this will be considered administratively.  Based on the 
plans submitted in support of the rezoning proposal, this building and site design are generally consistent 
with the direction established in the Multi-family Development Permit Guidelines.   

Covenant Condition  
As introduced a covenant will be required to secure various elements of the development proposal as 
summarized below: 

1. Construction of Tunner Drive: Tunner Drive must be constructed to City standards prior to building
occupancy and include a two lane roadway and multi-use pathway.

2. Dedication of Land: Land must be dedicated to City to enable the future extension of Tunner Drive
behind the Superstore mall.

3. City’s Parks, Recreation Culture and Senior’s Facilities Amenity Reserve Fund:  the multi-use path
adjacent to the Tunner Drive extension from the intersection with Hunt Road to the subject property
as detailed on the site plan must be constructed.

4. Legal Access to the private road on the north east side of the subject property:  Legal access must be
secured for use of the private access driveway.  The applicant provides that an agreement has been
drafted but will not be finalized until the rezoning is complete.

5. Restrictions on the Sandwick Road access:  The plan is that this access is an exit only.  As a result, the
developer is required to implement facilities designed to prevent vehicles from entering from this
intersection.

6. Affordable Housing Amenity Reserve Fund:  As introduced above, the applicant will be making a
contribution to the reserve fund as outlined in the OCP.

7. Right Turn Lane/ Bus Stop:  As discussed, there is the potential for a right turn lane/bus stop as part
of the development.  While the applicant’s traffic engineer contends it is not warranted based on
TAC standards, this facility will have a positive impact on traffic flow.  Council can require this facility
as a condition of rezoning. As noted above staff recommend this be required as a condition of
approval.

FINANCIAL IMPLICATIONS: 
The development is subject to City and the Regional District Development Cost Charges.  

ADMINISTRATIVE IMPLICATIONS:  
Processing zoning bylaw amendments is a statutory component of the corporate work plan. Staff has spent 
80 hours processing and reviewing this application. Should the proposed bylaws receive First and Second 
Readings, staff will spend an additional five hours in preparation for the public hearing, preparation of the 
housing agreement and covenant, final reading of the bylaw, and updating the bylaws and maps. 

ASSET MANAGEMENT IMPLICATIONS: 
The developer is responsible for the cost of extending Tunner Drive to the subject property as well as the 
parallel multi use path.  The facilities will be constructed to current City standards.  Once the detailed design 
is completed there may be the need for additional offsite improvement and service connections as assessed 
through the building permit process.   
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2019 – 2022 STRATEGIC PRIORITIES REFERENCE: 

 Communicate appropriately with our community in all decisions we make 

 Support actions to address Climate Change mitigation and adaptation

 Explore opportunities for Electric Vehicle Charging Stations 

 Identify and support opportunities for lower cost housing and advocate for senior government

support

 Encourage and support housing diversity 

The November 2019 Strategic Priorities Check-in also identified the following references under the “Next 
Council Priorities” subsection:  

 Housing Need Assessment 

OFFICIAL COMMUNITY PLAN REFERENCE: 

Official Community Plan  

3.1 Growth Management: 

3.1.2 Goals 

1. provide for managed growth

2. ensure equitable taxation for services provided and received

3. support efficient infrastructure development

4. protect environmentally sensitive areas

5. support sustainable development practices

4.4 Residential 

4.4.2 Goals 

1. Optimize the use of existing lands in the City with a long term consideration to expand
boundaries and protect adjoining lands from further development to meet the future needs of the
City.

2. To encourage multi residential development in the Downtown area of the City, and in areas
identified through the Local Area Planning process.

3. Support the development of housing options for seniors.

4. Ensure the provision and integration of special needs and affordable housing.

5. Encourage housing opportunities and convenient community services for individuals having
special housing requirements.

6. Ensure new housing projects introduce innovative and creative design and streetscapes.

7. Preserve the integrity and character of existing residential areas with any redevelopment
proposal.
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8. Ensure all new development includes the provision of amenities including buffer areas along
major roads, neighbourhood parks, sidewalks and trials, and public facilities.

REGIONAL GROWTH STRATEGY REFERENCE: 

The development proposal is consistent with the RGS Housing Goal to “ensure a diversity of affordable 
housing options to meet evolving regional demographics and needs” including:  

Objective 1-A: Locate housing close to existing services; 

1A-1 Based on RGS growth management strategy locate housing close to existing services and 
direct 90 percent of new, residential development to Core Settlement Areas.  

1A-2 The focus of higher density and intensive developments shall be within the existing Municipal 
Areas. Within the Municipal Areas densification and intensification of development is required 
including infill and redevelopment. 

1A-3 Identify specific Town Centres in Municipal Areas through the OCP review process. These 
Town Centres are to be developed as walkable and complete communities, providing for a range of 
housing types focusing on medium and high density housing, employment and commercial uses. 
There will be a minimum of one Town Centre in the City of Courtenay, one Town Centre in the 
Town of Comox and one Town Centre in the Village of Cumberland. 

1A-6 Increase housing opportunities in existing residential areas in Core Settlement Areas by 
encouraging multi-family conversions, secondary suites, and small lot infill. 

Objective 1-B: Increase affordable housing options 

1B-2 Encourage residential multi-unit or multi-lot developments to contribute to affordable 
housing options including, but not limited to a range of unit sizes and types, lot sizes, multifamily or 
attached-unit buildings, rental units, and secondary suites. These contributions could take the form 
of land, cash, buildings or other such items as supported by the local governments. 

Objective 1-C: Develop and maintain a diverse, flexible housing stock. 

1C-1 Provide a diversity of housing types in the Municipal Areas using the following housing type 
targets for new development by 2030: These targets are for all Municipal Areas in aggregate. 

 40% Low Density Single unit residential, town homes, semi-detached, secondary suites,
4-24 units per hectare

 30% Medium Density Low-rise multi-unit up to four storeys, 24-74 units per hectare

 30% High Density Over four storey multi-units minimum, 74 units per hectare

1C-4 Encourage infill units and secondary suites in residential zones in the Core Settlement Areas. 

Objective 1-D: Minimize the public costs of housing 

1D- 1 Direct the majority of new housing to areas that are or will be serviced through publicly 
owned water and sewer systems. 
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1D-4 Encourage green building design through green building standards for new residential 
development that include water and energy efficiency practices. 

CITIZEN/PUBLIC ENGAGEMENT: 

Staff will “Consult” the public based on the IAP2 Spectrum of Public Participation: 

Should Zoning Amendment Bylaw No. 3017 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 held a public information meeting on July 27th, 
2020.  According to the information provided by the applicant there were no attendees.  One written 
comment was received and provided within the meeting summary in Schedule No. 4. 

OPTIONS: 

OPTION 1:  (Recommended) 

That based on the September 7, 2021 staff report entitled “Zoning Amendment Bylaw No. 3017 - 801 Ryan 
Road” Council approve OPTION 1 and complete the following steps:  

1. That Council give First and Second Reading of “Zoning Amendment Bylaw No. 3017” to create a new
CD-32 Zone and rezone the property legally described as Lot 1, Section 14, Comox District, Plan
27905 Except Parts in Plans 38112 and VIP53727 from C-1A to CD-32;

2. That Council direct staff to schedule and advertise a statutory Public Hearing with respect to the
above referenced bylaw; and,

3. That Final Reading of the bylaw be withheld pending the registration of Section 219 covenant.

OPTION 2: That Council postpone consideration of Bylaw 3017 with a request for more information. 

OPTION 3: That Council not proceed with Bylaw 3017. 
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Prepared by: Reviewed by: 

__________________________ 

Matthew Fitzgerald, RPP, MCIP  Ian Buck, RPP, MCIP 
Manager of Development Planning Director of Development Services 

Concurrence by: 

___________________ 

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

Attachments: 

1. Schedule No. 1 – Applicant’s Letter of Intent
2. Schedule No. 2 – Development Plans
3. Schedule No. 3 –Traffic Impact and Parking Assessment
4. Schedule No. 4 – Public Information Meeting Summary
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Schedule No 1: Applicant’s Letter of Intent 

Floor Plan (Main) 

ATTACHMENT No. 6 10/11
Public Information Meeting 
Support Letter (6) 
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Schedule No. 2: Development Plans 
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Schedule No. 3: Traffic and Parking Study 
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Schedule No. 4: Public Information Meeting Summary
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1 

 

THE CORPORATION OF THE CITY OF COURTENAY 

 

BYLAW NO. 3087 

 

 

        A bylaw to amend City of Courtenay Fees and Charges Bylaw No. 1673, 1992 

 

The Council of the Corporation of the City of Courtenay in open meeting assembled enacts as 

follows: 

 

1. This bylaw may be cited for all purposes as “City of Courtenay Fees and Charges 

Amendment Bylaw No. 3087, 2023.” 
 

2. That “City of Courtenay Fees and Charges Bylaw No. 1673, 1992” be amended as follows: 

 

(a) That Schedule of Fees and Charges, Section III, Appendix IV “Garbage Collection Fees” 

be hereby repealed and substituted therefore by the following attached hereto and forming 

part of this bylaw: 

 

“Schedule of Fees and Charges Section III, Appendix IV – Solid Waste Collection Fees” 

 

3.     This bylaw shall come into effect upon final adoption hereof.  

 

 

 

Read a first time this 8th day of February, 2023 

 

Read a second time this 8th day of February, 2023 

 

Read a third time this 8th day of February, 2023 

 

Finally passed and adopted this            day of                       , 2023 

 

 

 

 

                                                                                        

Mayor Bob Wells     Adriana Proton, Corporate Officer 
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 SCHEDULE OF FEES AND CHARGES 

CITY OF COURTENAY FEES AND CHARGES AMENDMENT BYLAW NO. 3087 

SECTION III, APPENDIX IV 

 SOLID WASTE COLLECTION FEES 

 

 

A. Dwelling Basis Fee per unit per year 

- includes solid waste, recyclables & organics pickup  $237.50 

     

  Extra Bag Ticket (50 litre) - each      $5.00 
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THE CORPORATION OF THE CITY OF COURTENAY 

 

BYLAW NO. 3088, 2023 

 

        A bylaw to amend City of Courtenay Fees and Charges Bylaw No. 1673, 1992 

 

The Council of the Corporation of the City of Courtenay in open meeting assembled enacts as 

follows: 

 

1. This bylaw may be cited for all purposes as “City of Courtenay Fees and Charges 

Amendment Bylaw No. 3088, 2023.” 
 

2. That “City of Courtenay Fees and Charges Bylaw No. 1673, 1992” be amended as follows: 

 

(a) That Schedule of Fees and Charges, Section III, Appendix II “Sanitary Sewer System” be 

hereby repealed and substituted therefore by the following attached hereto and forming 

part of this bylaw: 

 

Schedule of Fees and Charges Section III, Appendix II – Sanitary Sewer System 

 

3.     This bylaw shall come into effect upon final adoption hereof.  

 

 

 

Read a first time this 8th day of February, 2023 

 

Read a second time this 8th day of February, 2023 

 

Read a third time this 8th day of February, 2023 

 

Finally passed and adopted this            day of                       , 2023 

 

 

 

 

                                                                                        

Mayor Bob Wells     Adriana Proton, Corporate Officer 
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SCHEDULE OF FEES AND CHARGES 

CITY OF COURTENAY FEES AND CHARGES AMENDMENT  

BYLAW NO. 3088, 2023 

SECTION III, APPENDIX II 

 SANITARY SEWER SYSTEM  
 

1. CONNECTION FEES 

 

(a) Connection Fees 
Connection from either side of road to property line 

 

   10.16 centimetres (4” inch)   $6,000.00 

 

Where a larger connection than the one listed above is required, the connection will be 

installed at City cost plus 25%.  

 

(b) Abandonment Fee 
 

Fee for disconnecting an abandoned service connection  Actual City  

at the sanitary sewer main irrespective of the size of the  cost plus 25%, 

connection        min charge  

         $2,500.00 

  

(c) Connection Charges for Annexed Areas 

 

For owners where commitment letters were issued between 1997 and 2006 

quoting a sewer connection bylaw fee of $1,500 (plus a capital contribution fee of 

$5,000), this bylaw fee amount shall be in effect until October 31, 2007, after 

which the following schedule of connection fees will apply. 

   

 

Property Use 

Connection Charge 

Capital Contribution  

Connection Fee Existing 

Building 

New 

Development 

Single Family Home 

OR Duplex 

$6,000.00 $6,000.00 Either side of road from 

main - $6,000.00 

Multifamily, 

Strata 

OR 

Apartment  

OR  

Mobile Homes 

$6,000.00 $6,000.00 for first 

unit, $3,000.00 per 

unit for the next 

five units, 

$2,500.00 per unit 

for the next five 

units, $2,000.00 

per unit for the 

next five units and 

$1,500.00 per unit 

for all units 

thereafter 

For a 100 mm diameter 

connection or the Bylaw 

rate for larger pipe sizes: 

 

Either side of road from 

main $6,000.00 
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Industrial 

OR 

Commercial 

OR 

Public Assembly 

 

$10,000.00 

 

$10,000.00 

minimum or the 

greater amount 

calculated based 

on the design 

sewage flows from 

the development. 

 

 

For a 100 mm diameter 

connection or the Bylaw 

rate for larger pipe sizes: 

 

Either side of road from 

main $10,000.00 

 

 

Note:  Under the heading of ‘Capital Contribution’ an ‘Existing Building’ is defined as a         

building that existed or a property that had a building permit application in place on or before 

April 14, 2004.  ‘New Development’ is defined as a property on which a building permit 

application was made on or after April 15, 2004. 

 

1. SANITARY SEWER USER RATES – APPLIED ON A PER-UNIT/SPACE BASIS 

 

 The minimum user rate per year or portion thereof shall be as follows: 

 

 

 
 

 

 

 

  

Bylaw Rates

(per annum)

Effective Date

January 1, 2023

Part 1 - Residential Users

1     Single Fami ly Dwel l ing 398.76

2     Multiple Fami ly Dwel l ing -per unit 398.76

3     Mobi le Home Park -per space 398.76

4     Kiwanis  Vi l lage -per unit 398.76
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Bylaw Rates

(per annum)

Effective Date

January 1, 2023

Part 2 - Commercial Users

1     Hotels  and Motels  -per unit 160.57

2     Tra i ler Park and Camps ite -per serviced s i te 82.85

3     Wholesa le and Reta i l  Stores 398.76

4     Car Wash 398.76

5     Bus  Depot 398.76

6     Funera l  Parlour 398.76

7     Garage 398.76

8     Machine Shop and Repair Shop 398.76

9     Bakery 398.76

10   Photographer 398.76

11   Bus iness  Office - per office 398.76

12   Profess ional  Office -per office 398.76

13   Barber and Hairdresser 398.76

14   Pool  Room and Recreation Faci l i ty 398.76

15   Theatre 797.51

16   Department Store 797.51

17   Supermarket 797.51

18   Bowl ing Al ley 797.51

19   Bank 797.51

20   Nurs ing Home 797.51

21   Cafe and Restaurant (including drive-in or take-out) 797.51

22   Dry Cleaner 797.51

23   Beverage Room 797.51

24   Laundry and Coin Laundry 3,187.38

25   Sawmil l 3,972.59

26   Other Commercia l  Users  797.51

27   Cheese Process ing Plant 6,610.08

Part 3 - Institutional Users

1     Church 398.76

2     Publ ic Hal l 398.76

3     Uti l i ty Office 797.51

4     School  -per classroom 714.69

5     Regional  Recreation Complex 31,732.94

6     Regional  Dis trict Adminis trative Office 8,525.76

7     Hospita l  per Patient room 160.57

8     Hospita l  per Staff room 398.76
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2. UTILITY BILLING ADJUSTMENTS AND COLLECTION 

 

a) Where a billing error is suspected by the consumer, notification in writing 

must be made to the City of Courtenay Finance Department within one year of 

the original billing date for review and consideration.  Upon investigation, if it 

is determined by the City that an error occurred and the consumer has been 

overcharged, an adjustment will be made to the utility bill in question in an 

amount to be determined by the City.  The City will not provide refunds or 

adjustments to billing errors made more than two years prior to the date of the 

notification being received by the City. 

 

 

b) The rates and charges, enumerated in this Bylaw, are hereby imposed and 

levied for sewer utility services supplied or ready to be supplied by the City.  

All such rates and charges which are imposed for work done or services 

provided to lands or improvements shall form a charge on those lands which 

may be recovered from the Owner of the lands in the same manner and by the 

same means as unpaid taxes. 
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THE CORPORATION OF THE CITY OF COURTENAY 

 

BYLAW NO. 3089, 2023 

 

        A bylaw to amend City of Courtenay Fees and Charges Bylaw No. 1673, 1992 

 

The Council of the Corporation of the City of Courtenay in open meeting assembled enacts as 

follows: 

 

1. This bylaw may be cited for all purposes as “City of Courtenay Fees and Charges 

Amendment Bylaw No. 3089, 2023.” 
 

2. That “City of Courtenay Fees and Charges Bylaw No. 1673, 1992” be amended as follows: 

 

(a) That Schedule of Fees and Charges, Section III, Appendix I, “Waterworks Distribution 

System” be hereby repealed and substituted therefore by the following attached hereto and 

forming part of this bylaw: 

 

Schedule of Fees and Charges Section III, Appendix I – Waterworks Distribution System 

 

3.     This bylaw shall come into effect upon final adoption hereof.  

 

 

 

Read a first time this 8th day of February, 2023 

 

Read a second time this 8th day of February, 2023 

 

Read a third time this 8th day of February, 2023 

 

Finally passed and adopted this            day of                       , 2023 

 

 

 

 

                                                                                        

Mayor Bob Wells     Adriana Proton, Corporate Officer 
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SCHEDULE OF FEES AND CHARGES 

CITY OF COURTENAY FEES AND CHARGES  

AMENDMENT BYLAW NO. 3089, 2023          

SECTION III, APPENDIX I 

  

      WATERWORKS DISTRIBUTION SYSTEM 

 

1. CONNECTION FEES 
 

(a) Pursuant to Section 3.2 of Water Regulations and Rates Bylaw No. 1700, 1994, and 

amendments thereto, every applicant shall pay to the City before any work is done 

on the connection, a connection fee as follows: 

 

  

Connection Size  

 

Within the City 

Connection from either side of road to property line 

 20 millimetres (3/4 inch)   $5,500.00 

  25 millimetres (1 inch)   $6,500.00 

 

Outside the City 

20 millimetres (3/4 inch)   Actual City cost plus 25% 

with a minimum charge of $5,500.00 

 

(b) Where a larger connection than those listed above is required, the connection will 

be installed at City cost plus 25%. 

 

(c) Water Turn On and Turn Off 

 

If turn on or turn off is for a purpose other than maintenance or the commissioning of a 

new service the following fees will apply: 

 

Inside the City   $70.00 for each water turn on or turn off  

Outside the City  $100.00 for each water turn on or turn off 

 

(d) Abandonment Fee 

 

Fee for disconnecting an abandoned   Actual City cost plus 25%, 

service connection at the water main   with a minimum charge of  

irrespective of the size of the connection  $2,500.00 
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2. WATER UTILITY USER RATES 
 

(a) Unmetered Water 

The minimum user rate per year or portion thereof for unmetered accounts shall be 

as follows: 

 
 

 (b) Metered Water 

All metered accounts for the quantity of water used each quarter shall be calculated 

at the following rates: 

 
 

 

(c) Where a meter is found not to register, the charge shall be computed on the basis of the 

amount of water used during the time the meter was working, or from any other 

information or source which can be obtained, and such amount so composed shall be 

paid by the consumer. 

Bylaw Rates (per annum)

Effective Date

January 1, 2023

Single Family Dwelling 536.82

Multiple Family Dwelling -per unit 453.44

Commercial 513.00

Outside Commercial Users 926.20

Outside Residential Users 926.20

Bylaw Rates

Effective Date

January 1, 2023

Multi-Family Metered

0 - 48.0 cubic metres 88.80

Greater than 48.1 cubic metres 1.85

Commercial Metered

0 - 48.0 cubic metres 88.80

Greater than 48.1 cubic metres 1.85

Regional Standpipe, Regional Playfields Bulk Water Rate plus 30%

Outside City - Multi-Family Metered

0 - 48.0 cubic metres 115.44

Greater than 48.1 cubic metres 2.41

Outside users - Commercial Metered

0 - 48.0 cubic metres 115.44

Greater than 48.1 cubic metres 2.41

Regional District bulk 1.85

Sandwick - summer only 536.82
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(d) Where a commercial or industrial consumer has not been connected to a water meter 

through non-availability of the water meter or because of special exemption being 

granted by the City, water charges to the consumer will be computed on the basis of 

consumption recorded for other similar purposes in the City, or from any other 

information or source which can be obtained, and such amount so computed shall be 

paid by the consumer. 

 

(e) Where it has been determined that a water leak has occurred during the last billing 

period on the buried portion of the service between the water meter and the point where 

the service pipe enters the building, a maximum one time rebate of 40% of the metered 

water utility fee to compensate for the water leak will be made at the discretion of the 

Finance Officer based on the following: 

 

i.  The leak occurred on the buried water service; 

ii.  That a leak of that nature would have caused the volume of excess water usage; 

iii.  The leak did not occur as a result of negligence of the owner; 

iv.  The owner has provided satisfactory evidence that the leak has been permanently 

repaired. 

 

WATER METER RENTALS 
a) Water meter fee shall be as follows: 

 
 

The above meter fee shall be added to the monthly water rates and will apply both inside 

and outside the City. 

 

METER READING CHARGE 
Each call after the first one of each month if  

access has not been provided or if readings extra 

to the quarterly reading are requested     $35.00 per call 

 

 

 

Bylaw Rates

Effective Date

January 1, 2023

Monthly Rates

Up to 3/4" 1.71

1" 4.76

1 1/4" - 1 1/2" 9.50

2" 14.23

3" 23.69

4" 46.88

6" 70.91

8" 94.61

10" 118.29

Page 200 of 203



 

5 

 

3. SUPPLY OF WATER FROM FIRE HYDRANTS OR OTHER SOURCE 

(a) Water may be supplied from a fire hydrant or other for the use of developers 

during the course of construction of multi-family, industrial, and 

commercial developments.  The charge for such water usage shall be: 

  

For buildings with a gross floor area up 

to and including 250 square meters 

 

$250.00 

For buildings greater than a gross floor 

area of 250 square meters 

Minimum charge of $250.00, 

plus $0.10 per square meter for 

floor area in excess of 250 

square meters. 

 

(b) Where water is supplied from a fire hydrant or other non-metered source for 

other uses, the amount of water supplied will be invoiced in accordance with 

Section 2 – Water Utility Users Rates – Metered Water. 

 

(c) Charge to service fire hydrant after use: 

 

$95.00 and/or any service costs that may arise from servicing a hydrant in 

respect of its use. 

 

4. UTILITY BILLING ADJUSTMENTS AND COLLECTION 

a) Where a billing error is suspected by the consumer, notification in writing must 

be made to the City of Courtenay Finance Department within one year of the 

original billing date for review and consideration.  Upon investigation, if it is 

determined by the City that an error occurred and the consumer has been 

overcharged, an adjustment will be made to the utility bill in question in an 

amount to be determined by the City.  The City will not provide refunds or 

adjustments to billing errors made more than two years prior to the date of the 

notification being received by the City. 

 

b) The rates and charges, enumerated in this Bylaw, are hereby imposed and levied 

for water supplied or ready to be supplied by the City and for the provision of 

the service and other water related services. All such rates and charges which 

are imposed for work done or services provided to lands or improvements shall 

form a charge on those lands which may be recovered from the Owner of the 

lands in the same manner and by the same means as unpaid taxes. 
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THE CORPORATION OF THE CITY OF COURTENAY 

 

BYLAW NO. 3090, 2023 

 

        A bylaw to amend City of Courtenay Fees and Charges Bylaw No. 1673, 1992 

 

The Council of the Corporation of the City of Courtenay in open meeting assembled enacts as 

follows: 

 

1. This bylaw may be cited for all purposes as “City of Courtenay Fees and Charges 

Amendment Bylaw No. 3090, 2023.” 
 

2. That “City of Courtenay Fees and Charges Bylaw No. 1673, 1992” be amended as follows: 

 

(a) That Schedule of Fees and Charges, Section III, Appendix III “Storm Sewer System” be 

hereby repealed and substituted therefore by the following attached hereto and forming 

part of this bylaw: 

 

Schedule of Fees and Charges Section III, Appendix III – Storm Sewer System 

 

3.     This bylaw shall come into effect upon final adoption hereof.  

 

 

 

Read a first time this 8th day of February, 2023 

 

Read a second time this 8th day of February, 2023 

 

Read a third time this 8th day of February, 2023 

 

Finally passed and adopted this            day of                       , 2023 

 

 

 

 

                                                                                        

Mayor Bob Wells     Adriana Proton, Corporate Officer 
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SCHEDULE OF FEES AND CHARGES 

CITY OF COURTENAY FEES AND CHARGES AMENDMENT  

BYLAW NO. 3090, 2023 

SECTION III, APPENDIX III 

 STORM SEWER SYSTEM  
 

(a) Connection Fees 

 

 Connection from either side of road to property line 

 

15.24 centimetres (6” inch)   $6,000.00 

 

Where a larger connection than the one listed above is required, the connection will be 

installed at City cost plus 25%.  

 

 

(b) Abandonment Fee 
 

 Fee for disconnecting an abandoned service connection  Actual City cost plus 

 at the sanitary sewer main irrespective of the size of the  25%, minimum 

 connection        charge of $500.00 
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