THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT

To: Council File No.: 6480-20-1902 and 3360-20-1911
From: Chief Administrative Officer Date: January 6, 2020
Subject: OCP Amendment Bylaw No. 2972 and Zoning Amendment Bylaw No. 2973 — Lannan Road

PURPOSE:

The purpose of this report is for Council to consider an Official Community Plan and Zoning Bylaw
amendment application to change the land use designation and rezone the property legally described as Lot
1, District Lot 206, Comox District, Plan VIP76495 (Lannan Road). The proposed amendments will 1)
designate the parcel “Mixed Use”, 2) create a new CD1-J subsection of the CD-1 Zone, and 3) rezone the
subject parcel and portions of an adjacent parcel to CD1-J.

CAO RECOMMENDATIONS:

That based on the January 6, 2020 staff report entitled “OCP Amendment Bylaw No. 2972 and Zoning
Amendment Bylaw No. 2973 — Lannan Road.” Council approve Option No. 1 and complete the following
steps:

1. That Council give First and Second Reading of “OCP Amendment Bylaw No. 2972” to designate the
subject property as “Mixed Use”;

2. That Council give First and Second Reading of “Zoning Amendment Bylaw No. 2973” to create a new
CD1-J subsection of the CD-1 Zone and rezone the area shown on the attached bylaw to CD1-J;

3. That Council direct staff to schedule and advertise a statutory Public Hearing with respect to the
above referenced bylaws on January 20, 2020 at 5:00 p.m. in City Hall Council Chambers; and,

4. That Final Reading of the bylaws be withheld pending the registration of a Section 219 covenant
registering a Phased Development Agreement on the subject property.

Respectfully submitted,

LY

David Allen, BES, CLGEM, SCLGM
Chief Administrative Officer

BACKGROUND:

The subject property is 16.3ha (40.2ac.) in area and located on the edge of East Courtenay adjacent to the
Comox Valley Regional District (CVRD) and the Crown Isle golf course/residential community. The subject
property was annexed by the City in 2013 and has since remained vacant. Prior to annexation the parcel was
logged in 2010 with limited tree cover remaining on the south edge.
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Figure 1: Subject Property and Context

The Comox Valley Regional Growth Strategy (RGS) identifies the subject property as a “Settlement Expansion
Area”. The plan was adopted in 2011, prior to the parcel being annexed into the City. As applied to the
subject property, Settlement Expansion Areas are identified as lands which:

“have the long-term potential to accommodate future growth subject to boundary extensions and the
provision of publicly-owned water or sewer services, provided that appropriate phasing policies are
established, new development does not detract from compact growth options within Municipal Areas and
that infrastructure capacity is available and financially sustainable. Any growth in Settlement Expansion
Areas will occur in a phased and orderly manner and will undergo a public planning process in order to
determine the appropriate scale and form of development.”

The City’s Official Community Plan (OCP) does not currently assign a land use designation to the subject
property which has been the case since it was annexed. As a result, any development proposal would require
an OCP amendment to designate the property prior to it being zoned. The surrounding area, within the City,
is designated “Mixed Use” with the exception of one small area to the north which is “Public/Institutional”
and “Parks” uses associated with a City water facility and potential future school site. The surrounding
community, despite being a multi-phase, master planned development, is not subject to any local area plan.
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Since annexation the subject parcel has retained the CVRD “Rural Eight” (RU-8) zone. This zone permits large
rural and agricultural lots and associated uses. The surrounding area, within the City, is zoned
Comprehensive Development One Zone (CD-1), a zone which was created for the entire Crown Isle
development when the community was first conceived in the early 1990s. This zone is broken into sub
categories which correspond to different phases and areas within the overall development. Within the CVRD
the adjacent lands are zoned Country Residential One (CR-1) which is intended for large lot, rural residential
style development. The adjacent uses within the CVRD include an 18-hole par three golf course,
manufactured home dwellings on small lots along Austin and Cypress Roads and larger single family homes
and lots on Lannan Road.

Proposed is an amendment to the OCP and zoning bylaw to facilitate the future subdivision of the subject
property to permit 330 residential units. The development will function as an extension of the adjacent
Crown Isle community. The applicant’s plans for the property are summarized in Schedule No. 1. They seek
to develop the property for residential purposes with a similar intensity and style found elsewhere in Crown
Isle but with greater diversity of housing types, densities and improved building performance standards.

DISCUSSION:

The applicant has proposed designating the subject property “Mixed Use” for consistency with the rest of
the Crown Isle community (see Schedule No. 2 for two letters and one email describing the project in
additional detail). This is a logical extension of the “Mixed Use” designation; however, the policy for this
designation is brief and does not contain the detail or reflect many of the elements such as housing diversity
and building performance promoted by the applicant (as detailed in Schedule No. 1 and 2).

Typically, across Western Canada, for large, multi-phased developments such as Crown Isle, high level
elements such as density, unit composition, green space networks, transportations networks and other area
specific policy are delineated through a Local Area Plan (or equivalent). In the Courtenay experience, “The
Ridge” provides a local example where a Local Area Plan process (South Courtenay LAP) created area specific
guidelines and policy which informed the layout, transportation network and green space networks for the
community. This vision was, and continues to be, implemented through the subdivision process while land
uses, housing forms and density were implemented when the overall community was rezoned.

This has not been the case with Crown Isle since it was initially proposed and approved in the early 1990s.
As discussed, there is no Local Area Plan guiding the community’s phases of development. Instead, elements
such as transportation network, green space network, and neighbourhood layout are dealt with
incrementally at the subdivision approval level with limited, high level direction in the OCP. Further flexibly
is then allotted by the CD-1 zone which provides many options for different types of land uses and the total
number of units but does not prescribe the form of housing. For example, within one provision of the CD-
1B zone a maximum of 670 units is allowed and these units can be either single family residential or duplexes
or multi-residential dwellings.

Once zoned there is no policy, plan or any other power the City has to stipulate unit mix and limited powers
through subdivision approval around elements such as transportation and green space connectivity and
layout. Ensuring these elements are prescribed for the subject property and securing them through the
rezoning process and Phased Development Agreement, is the key element of this bylaw amendment process.
Ideally, this would be achieved through a Local Area Plan. As detailed below there is policy supporting this
path. However, as an alternative, and recognizing that Crown Isle is substantially built-out, delineating and
regulating these elements through a Phased Development Agreement is proposed.
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Land Uses, Housing Form, and Density

The applicant proposes a 330 unit, residential community. This was increased from the original proposal of
300 unit based on staff comments regarding the need to enhance the mix of unit types. To enable the
proposed number of units, the applicant has proposed to rezone to a new CD-1J zone (see Schedule No. 3
for the applicant’s proposed zone). The zone permits a range of residential land uses and continues the
approach used for the rest of Crown Isle where there is a density limit of 330 units but the units can be any
of the permitted uses (single residential dwelling, duplex dwelling, or multi-residential dwellings). A
significant change, however, is that the applicant is committing to a cap on the maximum number of single
family units at 122 out of the 330 units. In addition, for single family lots, the proposed zone also significantly
decreases the minimum lot size to 400m?2 which is smaller than elsewhere in the community (most other
areas have a minimum lot size of 465m2). Secondary suites will also be a permitted use in all of the proposed
single family lots. Proposed limits on the number of single family lots and lot sizes are translated into the
proposed zoning bylaw.
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Figure 2: Conceptual Development Layout
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Trails and Parks

As shown on Figure 2 there is a pathway proposed around the edge of the subject property (green dotted
line) along with park areas. This pathway reflects a general future trail link identified through the subject
property in both the Parks and Recreation Master Plan and the OCP Land Use Map. The trail provides an
amenity for the development and the surrounding community and, based on the Parks and Recreation
Master Plan, will eventually link with the network on Ryan Road. The conceptual park network also
corresponds with much of the remaining tree cover enabling protection of this amenity. Staff recommend
that the trail connection and green space network are secured as part of the rezoning process through a
Phased Development Agreement. The applicant has also offered amenities in the form of contributions to
the Parks, Recreation, Culture and Senior’s Facilities Amenity Reserve Fund as well as improvements to the
Park Dedication at 2600 Crown Isle Boulevard. Again staff recommend this offer is secured through a Phased
Development Agreement.

Environmental Considerations

There is a mapped wetland on the property which appears on CVRD mapping. This area was not logged in
2010 and remains treed. In support of this application, the applicant’s biologist has provided a report
assessing these areas (see Schedule No. 4). The report assesses the identified wetlands and concludes they
are wetted areas, not wetlands and are not classified as a “stream” under the Riparian Areas Regulation.
They do emphasize that these areas drain towards the headwaters of Brooklyn Creek and that the storm
water management design for any development of the subject property needs to maintain this drainage
pattern. This is discussed in additional detail below.

As part of the application process the proposal was circulated to concerned City departments and external
agencies. Comox Valley Conservation Partnership has provided a letter in response (see Schedule No. 5).
The applicant has updated the storm water management concept to reflect concerns expressed by the CVCP
and Brooklyn Creek Stewardship Group. The applicant has met on-site with both of these stakeholders to
review the development concept.

Storm water Management

Storm water management is a key concern of any development of the subject property. Currently the
majority of rain water runoff travels through drainage courses and into the Brooklyn Creek system in an
unmanaged system which area residents have indicated is prone to seasonal flooding. The applicant
proposes to detain storm water in a newly created storm water facility on property immediately south within
the CVRD which the developer also owns.

This creates a jurisdictional issue as storm water within the City is controlled and regulated by the City.
Within the CVRD, storm water is managed and controlled by the Ministry of Transportation. Conceptually,
the storm water management plan makes sense, helps address environmental concerns and may help with
downstream flooding issues. The applicant has accepted the risk that should the Ministry not permit the
storm facilities in their jurisdiction, or the City not be agreeable to the terms of any agreement with the
Ministry, then the storm facilities must move onto the subject property which will impact the conceptual
layout and unit yield.

Building Performance Standards

As detailed by the applicant in the two letters provided in Schedule No. 2, building performance standards
such as being solar ready, units being built to Built Green Standards and the provision of car charging
infrastructure will be required through the Phased Development Agreement. It is noteworthy that the City
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is currently in the process of implementing the Energy Step Code as a building requirement. Should this be
approved it would override the proposed Built Green Standards.

Amenity Contributions

As part of the zoning process the developer has the option to offer amenity contributions to the City’s Parks,
Recreation Culture and Senior’s Facilities Amenity Reserve Fund (detailed above), and the Affordable Housing
Amenity Reserve Fund. The offer to the Affordable Housing Amenity Reserve Fund is outlined in Schedule
No. 2 and includes the sums in section 7.7(6)(c) of the OCP in addition to an offer of a modular housing unit
to a local organization focussed on housing homeless people.

Other Related Regulations

Local Government Act —s.477 (3)

The proposed OCP amendment has been reviewed in relation to the City’s Financial Plan and the Regional
Waste Management Plan. Staff have found the bylaw to be complementary to these plans.

Phased Development Agreement

The development’s approval is subject to a Phased Development Agreement. The elements within this
agreement are discussed above. Phased Development Agreements are adopted through bylaw which will
happen subsequent to the OCP and Zoning Bylaw amendment process. As outlined and recommended, the
OCP and Zoning bylaws will proceed through First and Second Readings and Public Hearing but prior to Final
Readings the Phased Development Agreement process must be completed.

Environmental Development Permit

The development is subject to an environmental development permit concerning a buffer of a stream
touching northeast edge of the subject property. A biologist’s report and development permit will be
required prior to any land development or subdivision within this area.

Form and Character Development Permit
Multi-family development and duplexes within the eventual development will be subject to a form and
character development permit.

Subdivision
The development requires subdivision to create the new lots. New road and infrastructure requirements
around site servicing and storm water management undergo detailed design and approval at this time.

Tree Cutting Permit
The applicant will require a tree cutting permit in advance of any tree removal on the property.

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
40 hours processing and reviewing this application. Should the proposed bylaws receive First and Second
Readings, staff will spend an additional 20 hours in preparation for the public hearing, drafting and
registration of a Phased Development Agreement and covenant, final reading of the bylaw, and updating the
bylaws and maps.
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ASSET MANAGEMENT IMPLICATIONS:
As part of subdivision the City will inherit new roadway, park and other infrastructure built to current City
standards. These will be incorporated to the City’s asset registers for ongoing maintenance.

2019 - 2022 STRATEGIC PRIORITIES REFERENCE:

® Communicate appropriately with our community in all decisions we make
M Support actions to address Climate Change mitigation and adaptation
® A Explore opportunities for Electric Vehicle Charging Stations

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

® A Encourage and support housing diversity

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

® /A Greenway Connectivity Study

@ 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.
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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.

8. Ensure all new development includes the provision of amenities including buffer areas along
major roads, neighbourhood parks, sidewalks and trials, and public facilities.

4.4.3 Policies

Crown Isle Crown Isle is a comprehensive development consisting of a golf course, residential,
commercial and light industrial uses. This project started in 1990 and is governed by the
comprehensive development zone in the Zoning Bylaw. It is timely to review the overall concept
plan for this development and to maintain a degree of flexibility as originally envisioned. There is a
need to review the existing provisions in the zoning of this development for existing and future
residents and to bring the existing provisions in line with improvements introduced to the existing
Official Community Plan and Zoning Bylaw.2596 The development projected could allow for up to
2784 residential units, golf course, hotel, motel, clubhouse, 124,486 m2 of commercial floor area

4.6 Parks and Open Space
4.6.3 Goals

1. to continue to develop a strong system of community services, parks and recreation facilities
which can reasonably be provided within the financial means of the municipality

4. to reinforce and enhance the recreational and environmental values of the natural and open
space systems as a link in defining neighbourhood areas

5. to ensure that parks, both active and passive, are distributed throughout the community in an
equitable manner

6. to continue to develop a strong community image through park development

8. to work with the Comox Valley Land Trust and other conservancy associations to identify and
protect environmentally sensitive areas, wildlife areas, streams and riparian areas.

4.6.4 Policies

6. The City will examine the possibilities of consolidating parkland dedication in order to achieve
larger parcels of parkland where appropriate.

9. Future nature parks or ecological parks will be considered for possible acquisition or support on
the basis of the following criteria:

e representative of Courtenay’s natural diversity, wildlife or plant protection;

e to protect wildlife and riparian habitat;

e ability to support a variety of outdoor recreation activities including walking, cycling,
swimming, picnicking, bird and wildlife watching;

e presence of viewpoints and vista appreciation;

e equitable distribution of open space to all parts of the City;
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e current status in terms of ownership and zoning;

e opportunities for acquisition, including cost of the land, willingness of the owner to sell
community interest in the area and availability of funding sources; and

e protection of donated land through park dedication and covenants.

11. Park dedication and development should occur in the first few phases of a development where
applicable. By providing the park early, the future residents know what park amenities they are
getting.

12. The majority of the park perimeter should be open to the street. This allows for increased
visual enjoyment of the park. It also provides better visual security and reduces conflicts between
park users and neighbours that back onto the park.

4.6.5 Greenway Strategy

1. The City will require the integration of greenways and the inclusion of pedestrian walkways
within any new subdivision and developments.

2. The City will require safe, continuous and convenient pedestrian routes that link residences to
public walkways, transit, public facilities and parks and neighbourhood amenities as part of all
subdivision.

3. The Greenway strategy, as outlined on Map #2 Long Range Plan, is designated to serve
recreation, transportation and conservation functions by providing for connections between main
destinations, parks and residential areas. The use of natural corridors such as waterways and ridges
and the use of the road network, pedestrian walkways and greenway systems through the City will
help achieve this objective.

The Greenways include the following:

e Crown Isle Greenway through Crown Isle from Anderton Road to Lerwick Road which shall
be a minimum of 15 metres wide and from Waters Place to Mission Road shall have a
minimum of 10 metres.

4. The City will require pedestrian connections at the end of cul-de-sacs and other roads to provide
pedestrian connectivity throughout neighbourhoods.

6. Native vegetation should be preserved, protected and retained within the greenway areas and
replaced where feasible. Where Greenways include estuarial, foreshore and riparian habitat areas,
care will be taken to respect the foreshore and habitat features and to respond to the sensitivity of
these areas.

8. Development of any greenway will depend on the availability of funds to develop and maintain
the defined corridors with a right-of-way width of a minimum of 10 metres.

9. Dedication of buffer strips within properties prior to any rezoning of land and/or the use of
covenants under Section 219 of the Land Title Act to provide for pedestrian trails and landscaped
areas will be required in addition to the 5% parkland dedication requirement.

10. The City will work with other supporting agencies and interested community groups to
promote and develop the Greenways Concept and to ensure co-ordination between jurisdictions.

11. Local Area Plans will be prepared for all new development areas in order to determine
greenways, parks and applicable school sites. The appropriate mechanisms to acquire such lands
will also be identified.

13. The City will incorporate a balanced approach in designing trails to include paved and natural
trails and to consider safety and user compatibility for multi-use by all residents.
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4.10 Environment
4.10.2 Goals
1. To preserve and protect environmentally sensitive and unique natural areas, particularly areas
along the rivers, streams, and shorelines.
2. To preserve and protect riparian areas.
3. To protect and enhance fish and wildlife habitats.
4. To protect the crucial hydrological functions of the area.
5. To protect residents and property from hazards which may be associated with such

environmental conditions as steep slopes (greater than 30%), floodplains, unstable soils and fire
hazard lands (urban/wildland interface).

6. To work with watershed and stream stewardship groups on environmental related matters.

4.10.4 Environmentally Sensitive Areas

e Environmentally Sensitive Areas (ESA) within the City include:
e watercourses including the sea, ponds, lakes, rivers, streams, natural drainage courses and
wetlands
e riparian and wildlife habitat
e any significant geographical feature and are generally outlined on Map #6, Environmental
Development Permit Areas
1. The City will protect ESA through the application of the following:-development permits-Tree
Protection and Management Bylaw-acquisition/dedication of applicable lands-conservation
covenants-joint ownership/management-increased buffer areas or leave strips-amenity provisions
through zoning
2. The City will use the Comox-Strathcona Sensitive Habitat Atlas (3rd Edition 2004) and
subsequent revisions as a tool to identify wetland and watercourse ESA’s.
3. The City will also require the preparation of environmental reviews when considering new
developments to determine the location, extent and features of a site and the necessary measures
to be implemented to mitigate any environmental impact or rehabilitation opportunities.

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
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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.

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

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

e 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.

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:
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Increasing Level of Public Impact
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alternatives, understood and solution.

opportunities considered.

and/or solutions.

Should OCP Amendment Bylaw No. 2972 and Zoning Amendment Bylaw No. 2973 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 25,
2019 at the Crown Isle Resort Clubhouse. According to the information provided by the applicant, 58 people
attended the meeting. All written comment sheets are included with the meeting summary in Schedule
No. 6.

Section 475 of the Local Government Act requires the City to consider the consultation requirements for
adoption, repeal or amendment of an OCP. Staff recommend the public information meeting held by the
applicant and the public hearing are sufficient. Should Council desire additional consultation it would be
appropriate to add it to the resolution.

OPTIONS:
OPTION 1: (Recommended)

That based on the January 6, 2020 staff report entitled “OCP Amendment Bylaw No. 2972 and Zoning
Amendment Bylaw No. 2973 — Lannan Road.” Council approve Option No. 1 and complete the following
steps:

1. That Council give First and Second Reading of “OCP Amendment Bylaw No. 2972” to designate the
subject property as “Mixed Use”;

2. That Council give First and Second Reading of “Zoning Amendment Bylaw No. 2973"” to create a new
CD1-J subsection of the CD-1 Zone and rezone the area shown on the attached bylaw to CD1-J;

3. That Council direct staff to schedule and advertise a statutory Public Hearing with respect to the
above referenced bylaws on January 20, 2020 at 5:00 p.m. in City Hall Council Chambers; and,

4. That Final Reading of the bylaws is withheld pending the registration of a Section 219 covenant
registering a Phased Development Agreement on the subject property.

OPTION 2: That Council postpone consideration of Bylaws 2972 and 2973 with a request for more
information.
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OPTION 3: That Council not proceed with Bylaws 2972 and 2973.

Prepared by: Reviewed by:
/
,// =

MW” V4 =

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

Attachments:

Schedule No. 1 — Applicant’s Project Description
Schedule No. 2 — Project Description and Rationale
Schedule No. 3 — Applicant’s proposed Zone

Schedule No. 4 — Biologist’s Report

Schedule No. 5 — Circulation Response from CVCP
Schedule No. 6 — Public Information Meeting Summary
Schedule No. 7 — Draft OCP Amendment Bylaw 2972
Schedule No. 8 — Draft Zoning Amendment Bylaw 2973
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Schedule No 1: Applicant’s Project Description

A\
— Tel: (250) 703-5050  Toll Free: (888) 338-8439
CI’OWH ISle Fax: (250) 703-5051  info@crownisle.com

RESORT & GOLF COMMUNITY 399 Clubhouse Drive, Courlenay, BC Canada VON 9G3

October 7, 2019

City of Courtenay
830 Cliffe Avenue
Courtenay, B.C.
VIN 2J7

Attention: lan Buck

RE: Extension of Crown Isle Mixed Use Plan to Lannan Annexation Lands

We are pleased to summarize key features of the Lannan lands rezoning application, which is an
innovative proposed 300-unit extension to the larger Crown Isle mixed-use community, one of
Vancouver Island’s premier destinations for live, work and play and a proud Courtenay icon for
nearly 30 years.

The project is being developed by the Crown Isle planning team, and will carry Crown Isle’s
signature master planning into a new dimension for the Lannan site. The Lannan lands (Fig. 1
Location Plan) are immediately adjacent to townhomes and apartment units in the northeast
quadrant of the Crown Isle community, so extending these higher density unit types into
Lannan is a natural response to both evolving social and environmental needs, part of the
Crown Isle vision for the 2020s.

The Lannan development concept has been carefully crafted to respond to emerging trends in
the Courtenay residential market, and hence we seek to appeal to a wider range of housing
consumers with a considered mix of housing types from townhomes to coach homes, smaller
and larger single detached units, as well as duplexes and apartments intended to broaden the
affordability and lifestyle choice matrix at Crown Isle.

Environmental integrity has always been a hallmark at Crown Isle and the Lannan lands are no
exception. We have worked carefully with local conservation groups to respect the site’s
natural features, and we are pleased to be extending the continuous web of green space which
the larger Crown Isle master planning has pioneered in Courtenay. Coordinated and extensive
landscaping and planting within public and private spaces are integral to the Crown Isle image,
and will be extended seamlessly into the Lannan site. Lannan pedestrian paths, for example,
will help complete important links in the Courtenay Official Community Plan.

Rainwater design for the Lannan lands will similarly mesh with the integrated rainwater
management plans of the entire Crown Isle site, a scale of water management and riparian

www.crownisle.com

GOLE SHOWP RESORT CENTRE VILLAS REAL ESTATE RESTAURANTS GOLE ACADEMY
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planting unequalled by any other Courtenay development site. We will work with City staff on
the feasibility of incorporating a revised Roadway design to introduce a new standard of
bioswale planting, supporting downstream fish populations within and beyond Courtenay by
filtering and channelling rainwater from the critical 90% of smaller, more frequent storm
events. Rainwater management will be implemented using rainwater storage criteria designed
specifically to meet the challenge of climate change, in accordance with recent changes to City-
led design storm standards.

Development of the Lannan lands has been contemplated in City servicing plans, including the
extension of the Greenwood and Hudson trunk sewers, whose construction funding is
predicated on servicing projects such as the Lannan lands. Moving forward with the
development on Lannan will be fiscally prudent, and result in a higher standard of effluent
treatment through efficient utilization of the community treatment system, compared to if that
same development were to occur on rural lots with septic field disposal within the Regional
District.

While meeting our strict policy of quality design control, our Lannan homes will also all be solar-
ready with EV stations being a requirement in all new multi-family developments, and the
family of Crown Isle home builders will all be required to meet the Built Green standard of
green building. Multi-family options at higher densities, friendlier to walkable community living
will comprise more than half of the dwelling units in Lannan, a significant increase in density
from adjacent neighbourhoods. At the same time there will be a transition of densities,
respectful of neighbouring homes and vistas.

Crown Isle is proud to have served as a continuous site for employment in the range of 300
people annually for the last 30 years, and the Lannan development site will encourage that
commitment to a vibrant community and local entrepreneurship to remain stable and hopefully
growing as we expand into new market segments for both Crown Isle and Courtenay. We are
excited by the opportunity and look forward to working with the Council and staff at Courtenay
to fulfill the vision.

We seek your support for 1** and 2" reading of the bylaws, so a formal public review process of
our Lannan concept plans can begin. We believe this proposed rezoning fulfills the intent of
Council when it supported bringing these lands into the City as a logical extension of the urban
fabric of Courtenay.

Sincerely,

Rick Waldhaus, C.P.A. —G.G.A.
CFO, Crown Isle Resort and Golf Community
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Schedule No. 2: Project Description and Rationale

Jorden Cook Associates
2689 HARDY CRESCENT
NORTH VANCOUVER, BC
CANADAVTH 1IK3

TEL. 604.831.9193
rcook(@iordencock com

2019-09-03

Rick Waldhaus

Silverado Land Corp.

399 Clubhouse Drive
Courtenay, BC. VON 9G3

Re: Official Community Plan and Zoning Bylaw Amendment (Lannan Road)
Lot 1, Plan VIP76495. DL 206, Comox Land District

The City of Courtenay Development Services Department, by letter of 2019-08-14, has
asked for an expansion on the intent/project description of how the proposed Official
Community Plan (OCP) amendment to “Mixed Use’ aligns with applicable vision
statements found in Part 2: Vision and Strategy section of the Courtenay OCP. Further the
City have asked for additional information on how the proposed zone (CD1-J) is
consistent with the intended ‘Mixed Use’ designation.

A. OCP Amendment to ‘Mixed Use’

The Crown Isle area has been successfully developing as a premier Courtenay
location for residential, hotel, restaurant, commercial retail and golf course
development for nearly 30 years. It has developed under a Comprehensive
Development zone intended for a mixture of uses.

The Lannan property abuts Crown Isle on its north and west boundary. Land to
the east and south of the site remain within the regional district. Since the site was
brought within the City of Courtenay, the intent of the owners has always been to
develop these lands as an integrated part of the Crown Isle master planning,
building on the success of a generation of high quality design and mixed-use
development, which has proven itself over and over in the marketplace.

The Crown Isle site is designated as Mixed Use in the Courtenay OCP. Mixed Use
is therefore the most logical designation based on this neighbouring adjacency as
well as the intent of the Crown Isle owners to develop this site as a fully integrated
part of the Crown Isle brand. The Lannan site is of similar physical character to
the adjacent Crown Isle lands, and therefore suitable for extension of the Crown
Isle Mixed Use. The road, utility and pedestrian path layouts and proposed uses
reflect the integrated master plan approach. The proposed mix of uses is
compatible with the adjacent Crown Isle sub-area, that is, townhouse, apartment,
smaller and larger single family sites and park areas south of Brittania Way.

Section 2 of The City of Courtenay OCP Bylaw 2387, 2005, as amended to
October 2, 2017, describes the City’s Vision and Strategy. At its broadest, it
speaks to a City that is ‘unique and different from other communities’ and a desire
to become ‘the most liveable community in the province’. The Crown Isle
project, of which the Lannan lands are proposed as a natural extension, is one of
the most uniquely successful long-term mixed-use communities on Vancouver
Island, and indeed, in the entire province. It has shops and regionally significant

MARKET-BASED LAND USE AND SITE PLANNING, BUILT ON LONG-TERM ENVIRONMENTAL AND SOCIAL VALUES
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retail employers. The golf course and associated resort development and hotel
continues to be an important tourist draw and local employer. Over the years an
increasing range of housing types, all with a very high standard of aesthetic design
and landscaping, have made this an extremely desirable place for new residents in
the Comox Valley to locate. The proximity to the new regional hospital only adds
to this appeal. Crown Isle has been a willing and open partner to many community
events and causes.

‘When the Vision speaks to:

e ‘aninclusive, open and caring community’,

e ‘commitment to continued excellence’,

o ‘the ability to ensure a high level of aesthetic and architectural design’,

e ‘arole to be the centre of commerce for the Comox Valley’,

e ‘an expanding parks, natural areas and greenways system’,

e ‘astrategy to lead in environmental protection’, and

e ‘commitment to serve youth and seniors’;
the Lannon site, as an integral extension of the Crown Isle project, including
architectural and landscape design controls, mixes of housing types, and extension

of important trail and park systems, is very supportive of the Vision contemplated
by the City of Courtenay OCP.

Consistent with the City’s Strategy, the Lannan portion of Crown Isle will extend
the Crown Isle reputation for ensuring the highest levels of aesthetic design, under
the Crown Isle architectural and landscape design controls program. With a mix of
apartment, townhouse, duplex and varying size of single family lots, the Lannan
site will offer one of the most significant ranges of housing types at Crown Isle.
Pedestrian paths proposed along the south and east edges of the property will
integrate with other trails in the area to extend Crown Isle’s and Courtenay’s
reputations as communities that are friendly to walkers and bicycle riders. It will
complete an important ‘Desired Greenway Link’ on the OCP Land Use Plan.

The Lannan site development is expected to extend Courtenay’s attraction to
retirees as an increasingly vital part of the character and economy. An important
part of that appeal will come through encouraging a range of housing types and
densities, including accessible ground-oriented units. The project will meet the
objectives of the most current Sustainability Checklist of the City.

In sum the Lannan project, as a wholly compatible part of the larger Crown Isle
Mixed Use development will support many of the critical Vision and Strategy
elements in Courtenay’s adopted Official Community Plan. Inclusion of the
Lannan site within the Crown Isle designation for Mixed Use will be an important
component assuring both existing and prospective Crown Isle residents that the
Lannan site will be developed consistent with the quality and standards which
residents and the City have come to expect from Crown Isle over the last 30 years.

B. Zoning Amendment to CD1-]

Consistent with other residential sub-areas of the Crown Isle Comprehensive
Development CD-1 Zone, the concept for CD1-J (Attachment 1 of the application)
for the Lannon site is for a mix of dwelling unit types: duplex, multi-residential
(townhouse, apartment), single family lots of varying size, and secondary suites.
JCA-Silverado-Lannan OCP-R1.docx Page 2
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This is consistent with the residential uses permitted in Crown Isle CD-1 sub-areas
A, B, G, H and I, but also adds secondary suites as a permitted use, and a single-
family lot minimum area of 400 m2, which is 15% lower than in other Crown Isle
single-family sub-areas. The provision for secondary suites and smaller single-
family lots will enhance affordability for this portion of Crown Isle, consistent
with the Mixed Use OCP designation. The proposed zoning will be familiar for
existing and prospective Crown Isle purchasers in the Lannan project area.

In sum, both the proposed zoning and OCP designations for the Lannan
application area are entirely appropriate and supportable in our professional

opinion for the site, including in the context of its surroundings.

Sincerely,
Jorden Cook Associates

-

R.B. Cook, MCP, RPP, MLAI

JCA-Silverado-Lannan OCP-RI1.docx Page 3
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2019-12-13

Mathew Fitzgerald, Manager of Development Planning
The City of Courtenay

Re: Rezoning Application for Lot 1, Plan VIP76495, DL.206, Comox Land District, and
Block 72 Comox Land District

Staff have requested some additional information in support of the above rezoning
application.

Jorden Cook Associates
2689 HARDY CRESCENT

NORTH VANCOUVER, BC On the provision of multiple family housing within the proposed CD1-J zone, we note that

CANADA V7H 1K3 an important constraint on new development has recently been lifted, that being support

for extension of the Hudson and Greenwood trunk sanitary sewers. As a result Crown Isle
TEL 6045319193 was enabled to support a new 96-unit multi-family development on the north side of Ryan
rcook(@jordencook com

Road. We see similar demand emerging for the Lannan site. Even before a rezoning is
considered by Council on the Lannan site, our understanding is that there is serious
interest in 50 (fifty) units of multi-family on the site.

To further Council and staff’s objectives to broaden the diversity of housing type in
Courtenay in general, and Crown Isle, our client, Silverado Land Corp. is committed to a
maximum of 122 single family units (consistent with the conceptual lot layout attached)
out of a total of 330 units proposed for the site. We are prepared to continue with a 300
unit maximum as originally applied for, however, we are also willing to increase that by
10% to 330 units in response to staff discussions. We believe this modest increase in
overall density of the proposal is consistent with the presentation and public responses at
the public information meeting, in particular our commitment to 2-storey townhouse units
adjacent to Brittania Place, while also adding to the housing affordability options for the
site consistent with recent Council goals. With these commitments we are confident this
site will mark a significant shift to multi-family and small-lot options for this edge of the
Courtenay community. At the same time we remain cognizant of the desire of the Lannan
site neighbours for transitions in building height and density, as reflected in the comments
at the public information meeting.

‘We have reviewed the City website and OCP for direction in an adopted bylaw or policy
for contributions to the Parks, Recreation, Culture and Senior’s Facilities Amenity
Reserve Fund (Parks Amenity Fund) or Affordable Housing Amenity Reserve
Fund(Housing Amenity Fund). Section 7.7 of the OCP bylaw provides Council’s
direction. Our client is committed to follow the contribution policies adopted by Council
in the OCP for the Parks Amenity Fund and Housing Amenity Funds. We also note in
accordance the City of Courtenay Affordable Housing Policy, the CD1-J zone proposes
secondary suites as a permitted use, a use which Crown Isle supports for inclusion in these
lands, and for which there were no objections voiced at the public information meeting. In
lieu of a Housing Amenity Fund cash contribution, and subject to City approval, Crown
Isle will also explore an opportunity to work with the Dawn-to-Dawn Action on
Homelessness Society, so these funds could be put to immediate constructive use on
affordable housing for the homeless.

MARKET-BASED LAND USE AND SITE PLANNING, BUILT ON LONG-TERM ENVIRONMENTAL AND SOCIAL VALUES
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We are pleased to commit to all of the single family units being solar-ready and roughed
in for electric vehicle(EV) charging in the garage, and that multi-family projects will be
provided with EV stations. All builders on the Lannan site will be required to be Built-
Green Certitied.

The recent park dedicated at 2600 Crown Isle Drive will be irrigated and hydroseeded,
with tree planting and benches added by the Crown Isle workforce, to enable this park area
to be immediately useable by all Courtenay citizens. We would appreciate credit for the
cost of these works, if they are considered Parks Amenity Fund or DCC amenities.

Approximately 3.7 acres of the 40-acre Lot 1 site is shown on the Conceptual Lot Layout
for park use. The exact area will be confirmed by survey through the subdivision process,
similar to other areas of the Crown Isle site. At time of subdivision, the City may wish to
redesignate the finalized park parcel areas as PA-2 zoning, or they may leave these sites in
the CD1-J zone totally at the City’s discretion.

The Conceptual Lot Layout also illustrates the approximate location of a multi-use path
which is fully consistent with the Desired Greenway Link shown on the City of Courtenay
adopted Official Community Plan Land Use Plan map (see excerpt below). The greenway
provides a primary off-street active transportation connection, supplementing the standard
sidewalk connections within the local street network to be constructed at subdivision. Our
client is committed to constructing the greenway path network to City standards within
one year of registration of a subdivision to enable early use of this OCP-designated link by
all Courtenay citizens.

Sincerely,
Jorden Cook Associates

frook

R. B. Cook, MCP, RPP, MLAI

JCA-CoC-J216516-CI-2019-12-13-R0.docx Page 2
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Figure 1. Desired Greenway Links per Courtenay OCP

JCA-CoC-J216516-CI-2019-12-13-R0.docx Page 3
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Tue 12/17/2019 11:08 AM
Rick Waldhaus <rwaldhaus@crownisle.ca>
Fwd: Message from "RNP002673C8511E"
To Fitzgerald, Matthew; Buck, Ian
Message 20191217105839014.pdf (19 KE)

Action ltems + Get more apps

Hi Matthew and Ian.

Further to our discussion on affordable housing amenities, in addition to the contribution to the Affordable Housing Amenity Reserve
Fund defined in the OCP, we will provide/donate one Unit B Affordable Housing unit to Dawn to Dawn, Action on Homelessness
Society, for which a specification sheet has been attached.

Please contact me at vour earleist convenience today as we want to wrap this up today in order to have 1st and 2nd reading on January
6th.

Thanks,

Rick W.
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DAWN TC DAWN
AFFORDABLE HOUSING UNIT “B”

SPECIFICATIONS

- 20 long X 8’ 6” wide x 9’ 6” high unit

- Spray feam insulation

- 10 gallon hot water tank

- 2ventilation fans

- Includes bedroom, kitchen and bathroom

- Varathaned wooden walls and ceiling

- Linoleum flooring

- Arbarite kitchen cabinets and countertops

- Built in eating table

- Kitchen includes refrigeratar, double sink and induction electric hotplate
- Baseboard electric heat

- Bathroom includes fiberglass standup shower and low flush toilet
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Schedule No. 3: Applicant’s Proposed Zone (December 2019)

1. Amend “Permitted Uses” Section 8.32.2 to add new Area J with the following

Uses:

2. Amend “Densities” Section 8.32.3 to add new Area J with the following densities:

3. Amend “Density — General Regulations” Section 8.32.4(3) to add:

4. Amend “Lot Coverage” Section 8.32.5 o add:

5. Amend “Minimum Lot Sizes” Section 8.32.6 to add new Area J with the

“SCHEDULE 17

ZONING AMENDMENT

single residential dwellings
duplex dwellings
nudti-vesidential dwellings
secondary stifes

accessory buildings and structures
boarding

home occupartion

Approximately 330 single residential, duplex and mulfi-residential

dwellings.

(e) Properties within Area J

(3) AreaJ 30%

following minimum lot size: 400 m2

6. Amend “Setbacks” Section 8.32.9 to add an additional paragraph defining the

yard setbacks for the newly created Area I as follows:

Single Family Front Yard:

Single Family Rear Yard:

Single Family Side Yards:

Single Family Exterior Side Yard:
Duplex Front Yard:

Duplex Rear Yard:

Duplex Side Yard:

Duplex Exterior Side Yard:

Multi Residential Front Yard:

Multi Residential Rear Yard:
Multi Residential Side Yard:

Multi Residential Exterior Side Yard:

6.0m
6.0m
1.5m
3.0m
6.0m
6.0 m
1.5m
3.0m
6.0m

6.0m
45m
4.5m
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Schedule No. 4: Biologist’s Report

< STRATEGIC

May 14, 2019

Lannan Development Site
Wetland Assessment
Britannia Way, Courtenay

PROFESSIONALLY RESOURCEFUL
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Introduction:
An assessment of wetter sites (within a strip of timber) associated with the Lannan
development site was requested by Cindy Hannah (RPBio) of Strategic Natural Resource
Consultants (SNRC), with the objective being to determine if these areas were associated
with a wetland type or if they were seasonally wet sites associated with drainages in the
area, This would determine whether an RAR was required for a wetland feature. On
August 30, 2017, Walter Emst (RPF, Cert. Arb.) of Strategic Natural Resource
Consultants (SNRC) carried out the wetland assessment.

Methodology:

As part of the assessment, three ecological plots were conducted over the timbered site.
Within each plot, the following details were noted such as ecological information
(biogeoclimatic subzone (BEC), site series), general stand types, ground vegetation, soil
characteristics, previous stand disturbances, drainage patterns, and overall site conditions
through the area. Outside of the plots, the area was ground-truthed and typed / mapped
accordingly.

Site Description:

Based on provincial biogeoclimatic (BEC) zone mapping, the project area is located
within the Very Dry Maritime Coastal Western Hemlock subzone (CWHxm). This
subzone variant is typified by warm, dry summers and moist, mild winters with relatively
little snowfall. Growing seasons are typically long with potential water deficits on zonal
sites. During the assessment of the wet site, the following two stratums were observed:

Stratum 1 — 3.3 hectares (includes Plot 2):

The site series classification consists of a 05 (14/15) complex. The 05 is associated with
moderately well to well drained raised sites. The 14 and 15 sites are associated with small
scattered pockets of strongly fluctuating water table sites. Soil moisture is predominantly
fresh but ranges from fresh to wet, and soil nutrient level is rich, The ground is flat to very
gently sloping (0-5% grades). The site consists of a second growth mixed-wood stand
type. The site was previously