
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Reading of the bylaw be rescinded and given Third Reading and Adopted as amended.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.  
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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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SCHEDULE A 
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SCHEDULE B 
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Attachment B 

 Subject Property Map 



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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