Agenda for the 2:00 pm Wednesday, October 29, 2025, Town of Qualicum Beach Advisory
Planning Commission Meeting to be held in the Council Chambers, Municipal Office, 660
Primrose Street, Qualicum Beach, BC

(2)

ADOPTION OF THE AGENDA
THAT the Commission adopts the agenda for the October 29, 2025, meeting of the
Advisory Planning Commission.

APPROVAL OF THE MINUTES
THAT the Commission approves the minutes of the October 8, 2025, meeting of the
Advisory Planning Commission.

BUSINESS ARISING FROM THE MINUTES

NEW BUSINESS
(1) 510 Chester Road | Zoning Amendment

Recommendations from the Committee of the Whole, July 23, 2025

THAT Council refers the application for 510 Chester Road to the Advisory Planning
Commission with specific instruction for consideration of:
¢ Neighbourhood compatibility;
Setbacks;
Density;
Lot coverage;
Height;
Orienting the Lot 9 home onto Chester Road,;
Review roof massing; and
¢ Drainage information to be provided to Council at a future meeting.
Resolution No. 25-206

ADJOURNMENT
THAT the Advisory Planning Commission adjourns the meeting.



Draft Minutes of the 2:00 pm Wednesday, October 8, 2025, Town of Qualicum Beach
Advisory Planning Commission Meeting held in Council Chambers, Municipal Office, 660
Primrose Street, Qualicum Beach, BC

PRESENT: Andrew Brown, Chair
Deborah Christie
Roy Collver
Maureen Dyson
Richard Nuesch - absent

STAFF PRESENT: Luke Sales, Director of Planning and Community Development
Rebecca Augustyn, Senior Planner
Kate Usher, Planning Technician |

The Chair called the meeting to order at 2:09 pm.

ADOPTION OF THE AGENDA

Maureen Dyson MOVED, THAT the Commission adopts the October 8, 2025, Advisory
Planning Commission meeting agenda.

CARRIED

APPROVAL OF THE MINUTES
Maureen Dyson MOVED, THAT the Commission approves the September 24, 2025, minutes

of the Advisory Planning Commission.
CARRIED

NEW BUSINESS
1. Development Permit and Zoning Amendment: 201, 207, 211 First Avenue West

Chris Gower, John Keay, Wolf Isachsen, and Bruce McLay provided a presentation of the
proposal.

The Committee discussed:
Complexity of the eccentrically slanted roof
Sustainability
Height
Commercial space
Mechanical Equipment
Massing
Landscaping
o Existing trees
Two-bedroom units, minimal “living” space
Variety of unit sizes
Mechanical systems
Energy efficiency
Amenity greenspaces
Outdoor courtyard
Density
Entrance to the commercial space
Accessibility
Meaning of “village character”
Building form
Village character
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o Design as a unified statement
o Sense of place downtown created through streetscapes

Andrew Brown MOVED, THAT the Advisory Planning Commission provides these comments to
Council on the proposal’s fit with the following policy in Section 2.2.1 Village Neighbourhood,
General Policies, Policy #1: “The Town shall support the redevelopment of the “Village
Neighbourhood” in a manner that demonstrates the vision of the Sustainability Plan,
encouraging expanded services, compact residential development, and tourism facilities while
maintaining a strong village character”; THAT the project appears to contribute to village
character by developing the streetscapes to Town standards, by developing exterior and interior
amenities, and by developing the corner of the site as a viable community destination but there
are issues with the scale and functional viability of the residential units, and the building should
address Step 4 Building Code.

CARRIED

Andrew Brown MOVED, THAT the Advisory Planning Commission provides the following
comment to Council on the proposal’s compatibility with C1 — Uptown Commercial, Policy #1:
“Buildings shall avoid massive building components in favour of smaller clustered designs of
human scale. Breaks in the street frontage to accommodate driveways and parking shall be
avoided along the major shopping streets, where possible”; THAT the project generally avoids
massive building components in favour of small custom design and it provides breaks in the
street frontage but there needs to be more unification between design elements of the
residential and commercial sections as well as the roof line.

CARRIED

Andrew Brown MOVED, THAT the Advisory Planning Commission provides the following
comments to Council on building height; THAT generally the height of the building would benefit
from being lower with a more unified cascading effect.

CARRIED

ADJOURNMENT

Roy Collver MOVED, THAT the Commission adjourn the October 8, 2025, Advisory
Planning Commission meeting.

CARRIED

MEETING ADJOURNED: 3:52pm

Certified Correct:

Heather Svensen, Director of Corporate Services and Deputy CAO

Confirmed this 29" day of October, 2025.

Andrew Brown, Chair



QUALICUM BEACH
STAFF REPORT

File No. 3900-20-900.004

TO: Luke Sales, Director of Planning and Community Development
FOR: Advisory Planning Commission

DATE: October 29, 2025

FROM: Rebecca Augustyn, Senior Planner

SUBJECT: Zoning Amendment: 510 Chester Road
RECOMMENDATION

1. THAT the Advisory Planning Commission provides comment on the following elements
of the proposal:

a)
b)
c)
d)
e)
f)

g)
h)

Neighbourhood compatibility;

[insert comments]

Setbacks;

[insert comments]

Density;

[insert comments]

Lot Coverage;

[insert comments]

Height;

[insert comments]

Orienting of Lot 9 home onto Chester Road;
[insert comments]

Review roof massing; and

[insert comments]

Drainage information to be provided to Council at a future meeting.
[insert comments]

2. THAT the Advisory Planning Commission recommends to Council that the Zoning
Amendment application for 510 Chester Road be [approved/denied].

PURPOSE

For the Advisory Planning Commission (APC) to provide comments and recommendations to
Council regarding the Zoning Amendment for the property located at 510 Chester Road.
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BACKGROUND

The owner of 510 Chester Road has submitted a development proposal for the subject property.
The proposal is to subdivide the property into nine parcels and permit one dwelling unit per
parcel. The subject property currently has one existing house on the site. The property is
currently zoned Rural Residential 1 (RR1) and falls within Subdivision District “D”. The RR1
zone is the zone applied to properties over one acre, and under the RR1 zone, a maximum of
two dwelling units are permitted. As well, Subdivision District “D” requires a minimum parcel size
of 700m? and a minimum highway frontage of 23m. To facilitate the bare land strata subdivision
and development of the property as proposed, a zoning amendment is required. If approved, the
zoning would be amended from RR1 to Small Lot Residential 1 (SLR1), which is a new
residential zone, and the Subdivision District would be amended from Subdivision District “D” to
Subdivision District “K”. Subdivision District “K” requires a minimum parcel area of 400m? and a
minimum parcel width of 10m.

In the 2018 Official Community Plan, the subject property is designated Single-family
Residential. The property also falls within the Residential Multi-Unit Housing: RMUH 1
Development Permit Area; however, Form and Character Development Permits do not currently
apply to single detached dwelling units. The subject property is located in a residential area,
with Chester Road to the north, a portion of residential property and Village Way to the south,
and residential properties to the east and west. The parcel is mostly cleared; however, any tree
removal on the site will be limited to the trees required to be removed for the proposed
subdivision. The Town of Qualicum Beach Bylaw No.725, 2023, Tree Protection Bylaw applies
to the property and any tree removals are subject to the requirements in the Bylaw.

On July 16, 2025, the application went before Council and Council adopted the following
motions:
1. THAT Council deems the residential Zoning Amendment application to permit a nine parcel
development at 510 Chester Road to be compliant with the Official Community Plan.
2. THAT staff proceed with 510 Chester Road as a bare land strata subdivision for Council’s
consideration.

On September 17, 2025, the application went back before Council and the following motions
were adopted:
e THAT the Bylaw entitled “Town of Qualicum Beach Land Use and Subdivision Bylaw No.
580, 1999 Amendment (510 Chester Road) Bylaw No. 900.04, 2025” be introduced and read
a first time.

e THAT prior to adoption of “Town of Qualicum Beach Land Use and Subdivision Bylaw No.
580, 1999 Amendment (510 Chester Road) Bylaw No. 900.04, 2025”, a S. 219 Form and
Character Covenant be registered on title to ensure that future buildings are constructed as
proposed.

e THAT Council refers the application for 510 Chester Road to the Advisory Planning
Commission with specific instruction for consideration of:
- Neighbourhood compatibility;
- Setbacks;
- Density;
- Lot Coverage;
- Height;
- Orienting the Lot 9 home onto Chester Rd
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- review roof massing; and

- Drainage information to be provided to Council at a future meeting.

DISCUSSION

peoy lieH

Figure 1: Subject Property

Following is a comparison of the existing and proposed zoning designation.
Zoning Comparison

Zoning Provision

Existing Zoning

Proposed Zoning Amendment

Zoning

Rural Residential 1 (RR1)

Small Lot Residential 1 (SLR1)

Density

2 dwelling units

4 dwelling units (to be restricted by
a S. 219 Covenant to 1 dwelling
unit per parcel).

Parcel Coverage 35% 55%
Height 9.0m 11.0m
Front Setback 8.0m 2.5m
Interior Side Setback | 1.5m with a minimum aggregate 1.0m
total of 4.5m

Exterior Side 4.5m 2.5m
Setback

Rear Setback 3.0m 2.5m

Parking (off-street)

1 space per dwelling unit

1 space per dwelling unit

2018 Official Community Plan (OCP)
The property is designated Single-family Residential in the 2018 Official Community Plan

(OCP). The Single-family Residential policies are as follows:

1. Land designated as “Single-family Residential” on map ‘Schedule 2.1’ of this Bylaw shall
not exceed development densities of 25 dwellings/ha, exclusive of secondary suites and
garden suites. This density shall only be supported where developments are compatible
with the form and character of the existing neighbourhood, including height, setbacks,
landscaping and architectural style. On a typical residential lot, 25 units per hectare
equates to two dwelling units.
Staff Comment: The proposed zoning complies with the OCP land use and density. It
should be noted that the density of 25 units/ha is no longer the maximum as residential
parcels now permit four dwellings per parcel.
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2. The use of land within the “Single-family Residential” area shall be in accordance with
the environmental policies and development permit area requirements of the Plan.
Staff Comment: The subject property falls within Development Permit Area: Residential
Multi-Unit Housing: RMUH1. A Development Permit is not required for single detached
dwelling units, which is the housing type proposed for this development.

3. The Town shall review its zoning regulations with the intent of limiting the height of
buildings within the central waterfront “Single-family Residential” area, between the foot
of Garrett Road and the foot of Memorial Avenue, to one storey.

Staff comment: n/a

4. The Town shall review its regulations regarding construction elevations on the waterfront
to adapt to rising sea levels.
Staff comment: n/a

5. The Town will entertain rezonings for a limited amount of small-scale neighbourhood-
oriented commercial centres with a maximum floor area of 300m2to provide for daily
needs, goods and services in appropriate locations within, or close to, “Single-family
Residential” areas. Preference will be given to commercial locations where expansion of
the existing commercial use can provide such goods and service.

Staff Comment: n/a

6. The Town shall explore opportunities to improve the energy efficiency of subdivision and
building construction through various methods, including rezonings, regulatory bylaws,
incentive programs and education.

Staff Comment: The proposed development will conform to the BC Energy Step Code
requirements established in Building Bylaw No. 903, 2024.

7. The Town, where possible and appropriate, shall provide opportunities for sensitively
integrated and compatible home-based businesses within the Town’s zoning regulations
and shall explore ways to encourage more home-based businesses as part of a healthy
local economy.

Staff Comment: The proposed development does not include home-based businesses;
however, this use will be permitted under the proposed zoning.

FINANCIAL IMPLICATIONS
There are no financial implications anticipated from this report.

PUBLIC PARTICIPATION SPECTRUM (IAP?)

CONSULT COLLABORATE

* Provide balanced * Obtain feedback * Work directly « Partner with * Final decision
and objective on analysis, with stakeholders stakeholders in making in the
data to assist in alternatives, to ensure each aspect of hands of the
understanding and/or decisions concerns and the decision, stakeholders
issues, aspirations are development of
alternatives, understood and alternatives, and
opportunities, considered identification of
and solutions preferred

solutions

Public Participation Framework developed by the International Association for Public Participation — IAP?
International.
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INFORM:
e The public is informed of this proposal through the presentation of this staff report.
o The property owner will be notified of Council’s decision.

STRATEGIC PLAN ALIGNMENT
e Housing: To ensure residents have access to housing alternatives that meet a diversity
of needs, lifestyles and income levels.

SUMMARY

A zoning amendment application has been received to amend the zoning for 510 Chester Road.
If approved, the zoning amendment will change from RR1 to SLR1, and the Subdivision District
will change from Subdivision District “D” to Subdivision District “K” to facilitate the subdivision of
the parcel into nine bare land strata parcels, with one detached dwelling unit proposed per
parcel.

APPROVALS
Report respectfully submitted by Rebecca Augustyn, MCIP, RPP, Senior Planner.

Rebecca Augustyn, MCIP, RPP
Senior Planner
Report Author

Luke Sales, MCIP, RPP
Director of Planning
and Community Development

Concurrence
REFERENCES
Attachment 1: Submitted Plans for 510 Chester Road
Attachment 2: Town of Qualicum Beach Land Use and Subdivision Bylaw No. 900, 2024

Amendment (510 Chester Road) Bylaw No. 900.04, 2025
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C.A. DESIGN

April 23, 2025

Town of Qualicum Beach
660 Primrose Street
Qualicum Beach, BC
V9K 1S7

Att: Luke Sales — Director of Planning

Re: Zoning Amendment Application for 510 Chester Road, Qualicum Beach
Lots A, District Lot 78, Nanoose & Newcastle Districts, Plan 25027

On behalf of the property owners, | am applying for a Zoning Amendment for 510 Chester
Road. Please find below a brief overview and rationale of the proposed development.

Context & Land Use

The subject property is located on Chester Road between Aspen Avenue and Qualicum
Road . The property is bounded by existing single family homes on the East, West and
South with Chester Road to the North. The site is currently zoned Rural Residential 1. The
OCP land use is Single Family Residential.

Development Proposal

The development proposal is to rezone the property to allow for a 9 lot single family
subdivision. The existing home on the property has been extensively renovated and
relocated from the middle of the property and placed on one of the proposed new lofs.

The proposed development is consistent with the Official Community Plan that encourages
infegration of residential developments that infroduce alternative forms of housing that are
compatible and complimentary with existing neighbourhoods. The proposed small lot
residential development infegrates seamlessly into the neighbourhood and provides an
incremental increase in density that is both complimentary and compatible with the
surrounding homes.

The proposed land use makes better use of the limited existing infill property and

provides opportunity to create more affordable housing choice for families within walking
distance to schools and the town core.

184-C West 2nd Avenue Qualicum Beach B.C. V9K 2T5 T250.752.2222 F 250.752.0111
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Form and Character

The proposed buildings are at a scale that compliments existing adjacent single family
homes. The shape of the development avoids massive building components by including
various roof lines and arficulating the wall planes. Careful attention has been paid to
ensure a picturesque streetscape and a high quality architectural form and character.
Exterior finish materials such as horizontal siding and board & batten, blend seamlessly with
the surrounding neighbourhood. Specific focus was paid to ensure appropriate
relationships with adjacent homes. Outdoor living spaces and windows were located to
ensure privacy. The upper walls have been stepped back considerably from the rear yards
to ensure minimal impact to adjacent neighbours.

The earth tone colours have been selected to reflect the natural environment of the area
giving the homes a sense of belonging within their surroundings.

Exterior materials will include warm wood timber accents, fraditional board & batten and
shingle siding. Fiber cement board wall cladding has been chosen in keeping with fire-
smart principals.

Landscape

The landscape design draws inspirafion from the area’s natural surroundings, incorporating
curved garden beds, a mix of trees, plants, and ground cover for a cohesive and inviting
streetscape and landscape. Native and water-smart plants will be integrated to provide
visual interest, shade, and support local habitat. Landscapers will consult the BC FireSmart
plant tool when selecting plant varieties. A green boulevard and additional street trees will
harmonize with the surrounding homes while improving upon standard landscaping by
minimizing impermeable surfaces like concrete and asphailt.

Parking

Each home will provide 2 off street parking spaces in the attached garage along with 2
additional space in each driveway.

Civil Works
This is an infill lot on existing services. Infill makes use of existing infrastructure and already

disturbed land, reducing development pressure on natural areas. A detailed preliminary
servicing report has been completed and is atfached.

Green building

This is an infill lot with existing services. The construction of all new homes will meet or
exceed BC Energy Step Code 4, providing a quantified energy performance for the
homes. Preliminary modeling of the homes indicate they will achieve emissions level-4 (EL-

184-C West 2nd Avenue Qualicum Beach B.C. V9K 2T5 T250.752.2222 F 250.752.0111
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4) of the zero carbon step code. Also know as Zero Carbon.

Level 2 electric vehicle plugs ins will be provided in the garage of each home. High
performance mechanical systems include, air source heat pumps and high efficiency heat
recovery ventilators (HRV). All heating and cooling systems are low carbon.

In Support of this request please find enclosed:

- Application Form

- Agent Authorization

- Cheque for Application Fee

- Title search

- Development concept plans - prepared by C.A. Design

- Preliminary Servicing Report - prepared by Timberlake-Jones Engineering

Thank you for your time and consideration of this application. Please feel free to contact
me if you have any questions or require any additional information.

Yours Truly,

John Larson, ASTTBC.CTech, CRD
C.A. Design

184-C West 2nd Avenue Qualicum Beach B.C. V9K 2T5 T250.752.2222 F 250.752.0111
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T (250) 752 2222 F (250) 7520111
156 Fern Road West. Qualicum Beach, V9K 2T5

Project Title

510 CHESTER ROAD

QUALICUM BEACH
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QUALICUM BEACH TITLE PAGE
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156 Fern Road West. Qualicum Beach, V9K 2T5

Project Title

510 CHESTER ROAD

QUALICUM BEACH

Sheet Title

LOCATION MAP
CONCEPTUAL

Drawn JLIJP.

Checked JLIJP.

Date 04.18.25

Scale AS SHOWN

Sheet #
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LEGAL DESCRIPTION: LOT A, DISTRICT LOT 78, NANOOSE & NEWCASTLE DISTRICTS, PLAN 25027
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CIVIC ADDRESS: 510 CHESTER ROAD, QUALICUM BEACH, B.C.

STATISTICS EXISTING PROPOSED NOTES
ZONING RURAL RESIDENTIAL T (RRT1) SMALL LOT RESIDENTIAL N/A
OCP LAND USE DESIGNATION SINGLE FAMILY RESIDENTIAL SINGLE FAMILY RESIDENTIAL N/A
PERMITTED USES Home Occupation, Residential, Bed & Breakfast Home Occupation, Residential, Bed & Breakfast N/A

PARCEL AREA

PARCEL COVERAGE

FLOOR AREA RATIO

MAXIMUM HEIGHT

SETBACKS

FRONT

REAR

EXTERIOR SIDE

INTERIOR SIDE

INTERIOR SIDE LOT LINE ADJACENT TO A LANE

Agriculture

5,404.5 SQ. M. (58,174 SF.)

35%

N/A

9.0m

8.0m
3.0m - 6.0m
4.5m
1.5m

3m

LOTS 1-9. Parcel areas range from 400 sg.m - 695 sg. m.

55%

N/A

2.0m

3.0m Except 5.0m to forward faciing garage door
3.0m (See note)

3.0m-5m

1.5m (see notes)

N/A

Minimum parcel size - 400 sg. m.

All proposed setbacks are measured to building face
Maximum overhang projection 0.6m

Any portion of dwelling more than 6.5m in height must be setback 5.0m from the rear lof line
A portion of the dwelling not more than ém in width and not more than
6.5m in height may be setback 3.0m from the rear lot line

Project Title

Sheet Title

LONING SUMMARY

CONCEPTUAL

Drawn J.LIJFP.
Checked J.LIJP.
Date 04.16.25

Scale AS SHOWN
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