Agenda for the 1:00 pm Wednesday, July 8, 2026, Town of Qualicum Beach Advisory
Planning Commission Meeting to be held in the Council Chambers, Municipal Office, 660
Primrose Street, Qualicum Beach, BC

1.  ADOPTION OF THE AGENDA

THAT the Commission adopts the agenda for the July 8, 2026, meeting of the
Advisory Planning Commission.

2. APPROVAL OF THE MINUTES
THAT the Commission approves the minutes of the January 7, 2026, meeting of the
Advisory Planning Commission.
3. BUSINESS ARISING FROM THE MINUTES
4. NEW BUSINESS
(1) Orientation (1:00 pm)
Orientation Binder to be provided to Commission
(2) Selection of a Chair (1:30 pm)
(3) 673 Fir Street | Zoning Amendment

Recommendation from the regular meeting of Council, June 24, 2026:

THAT Council refers the Zoning Amendment application for 673 Fir Street to the
Advisory Planning Commission for comment on:

(a) the presence of ground floor residential use along Second Avenue East;
(b) building height;

(c) residential density;

(d) form and character; and

(e) parking entry location.

Resolution No. 26-157

5.  ADJOURNMENT
THAT the Advisory Planning Commission adjourns the meeting.
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Draft Minutes of the 2:00 pm Wednesday, January 7, 2026, 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

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 2:00 pm.

ADOPTION OF THE AGENDA

Maureen Dyson MOVED, THAT the Commission adopts the January 7, 2026, Advisory
Planning Commission meeting agenda.

CARRIED

APPROVAL OF THE MINUTES

Maureen Dyson MOVED, THAT the Commission approves the October 29, 2025, minutes of
the Advisory Planning Commission.

CARRIED

NEW BUSINESS
1. Development Permit and Development Variance Permit | 532 Memorial Avenue

Daryoush Firouzli Architect, AIBC / Paulo Di Cienzo of Little Giant, provided a presentation
of the proposal.

The Committee discussed:

e Setbacks
e Parking
e Elevation along Memorial Avenue

o Roofline form and a “village feel”
o Amenity space
o Lack of massing and human feeling
o Articulation
o Glazing area
¢ Amenity space as a free-standing structure
o Walking access for residents (currently access from the parkade)
e Heating and cooling equipment (each unit will have its own)
o Location of condensing units
e Massing and densification
e Historical use of the site, in particular, the design of the previous buildings
e Full urban design opportunity between Crescent Road and Hoylake Road
o Needs further design development
e Expanded entrance to the building solves the massing problem through
defragmentation of the structures
o Multi-storey articulated community
e Developers as visionaries
¢ Hillside scape of the site
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o Massing, image, and cascading theme going down Memorial Avenue
o Units at the back facing north and whether the glazing be tilted north-west
e (Cascading spirit of the site needs a connection between the bigger and smaller
buildings
e Preservation of the view gateway
Access to the site from mid-block Memorial Avenue; traffic access off of Memorial
Avenue (could result in bifurcation of the site, ruining the cascading spirit)
o Concern about Hoylake Road traffic circulation as it currently stands
Mix of building materials
e Sidewalks

Andrew Brown moved, THAT the Advisory Planning Commission provides the following comments
to Council on the gateway perspective: the commission suggests further attention could be paid to
the image of cascading building forms and recommends a complete urban design concept
(creation of visual interest through the inclusion of vegetative, lighting, and aesthetic elements and
increasing connections between the buildings and the street to provide a unified design concept
including focal points and meaningful connections) be developed from Hoylake Road to Crescent
Road along Memorial Avenue.

CARRIED

Andrew Brown moved, THAT the Advisory Planning Commission provides the following comments
to Council on building height: the commission agrees with the building height as presented.
CARRIED

Andrew Brown moved, THAT the Advisory Planning Commission provides the following comments
to Council on building length: the commission generally agrees with the building length as now
presented given that it is broken down by the degree of articulation of the massing.

CARRIED

Andrew Brown moved, THAT the Advisory Planning Commission provides the following comments
to Council on building massing: the commission suggests that the massing of the main building is
satisfactory as presented but further attention could be paid to the massing down Memorial Avenue
to include more cascading building forms.

CARRIED

Andrew Brown moved, THAT the Advisory Planning Commission provides the following comments
to Council on preserving the Arbutus tree: the commission does not consider the preservation of
the arbutus tree significant enough to modify the design.

CARRIED

Andrew Brown moved, THAT the Advisory Planning Commission provides the following comments
to Council on alternative access to the site from midblock on Memorial Avenue: the commission
does not consider access from midblock on Memorial Avenue to be a viable suggestion due to the
fact that it would be unsafe and it would disrupt the site development concept for the whole project.
CARRIED

Andrew Brown moved, THAT the Advisory Planning Commission recommends to Council that the
Development Variance Permit and Development Permit application for 532 Memorial Avenue be
approved.

CARRIED
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ADJOURNMENT

Andrew Brown MOVED, THAT the Commission adjourn the January 7, 2026, Advisory
Planning Commission meeting.

CARRIED

MEETING ADJOURNED: 3:50

Certified Correct:

Heather Svensen, Director of Corporate Services and Deputy CAO

Confirmed this XX day of XXXX 2026.

Andrew Brown, Chair



QUALICUM BEACH
STAFF REPORT

File No. 3900.20.900.10

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

DATE: July 8, 2026

FROM: Rebecca Augustyn, Senior Planner

SUBJECT: Zoning Amendment | 673 Fir Street

RECOMMENDATIONS:
1. THAT the Advisory Planning Commission provides the following comments on the
Zoning Amendment application for 673 Fir Street:
a) [the presence of ground floor residential use along Second Avenue East];
b) [insert comments on building height];
¢) [insert comments on residential density];
d) [insert comments on building massing];

e) [insert comments on form and character];

f) [insert comments on parking entry location].

e THAT the Advisory Planning Commission recommends to Council that the application for
673 Fir Street be [approved/denied)].

PURPOSE
For the Advisory Planning Commission (APC) to provide recommendations to Council regarding
the Zoning Amendment application for the property located at 673 Fir Street.

BACKGROUND

The owner of 673 Fir Street has submitted a Zoning Amendment and Development Permit
application to permit a mixed-use development with ground-floor commercial and 69 residential
units. The subject property is currently zoned Comprehensive Development Zone 7 (CD7), is
identified as East Village in the “Town of Qualicum Beach Official Community Plan Bylaw No.
918, 2025” and falls within Development Permit Area C1 — Downtown Commercial. In addition
to the proposed Zoning Amendment, a Development Permit is required for the proposed
development.
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The subject property is located at the corner of Fir Street and Second Avenue East and is
surrounded by the railway tracks to the north, commercial buildings to the east and west, and a
warehouse, as well as two mixed-use buildings, to the south (see Figure 1). The proposed
Zoning Amendment would amend the CD7 zone for the subject property.

On April 29, 2026, the application was presented to the Committee of the Whole, consistent with
best practices identified in the Development Approvals Process Review. No motions related to the
application were adopted at that meeting.

On June 24, 2026, the application went before Council and the following resolutions were adopted:
e THAT Council deems the Zoning Amendment application for 673 Fir Street to be compliant
with the “Town of Qualicum Beach Official Community Plan Bylaw No. 918, 2025".
e THAT Council refers the Zoning Amendment application for 673 Fir Street to the
Advisory Planning Commission for comment on:
(a) the presence of ground floor residential use along Second Avenue East;
(b) building height;
(c) residential density;
(d) form and character; and
(e) parking entry location.

The application is now before the Advisory Planning Commission (APC) for consideration. Council
has specifically requested that the APC comment on the following elements:

(a) the presence of ground floor residential use along Second Avenue East;

(b) building height;

(c) residential density;

(d) form and character; and

(e) parking entry location.
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DISCUSSION

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

Zoning Provision

Existing Zoning

Proposed Development

Zoning

Existing Comprehensive
Development 7 Zone (CD7)

Amended Comprehensive
Development 7 Zone (CD7)

Density

Maximum 42 residential units,
subject to conditions outlined in the
zone.

Maximum 69 residential units.

Parcel Coverage 46% 60%
Height Three storeys with underground Five storeys with underground
parking. parking, or 18.6m in height.

Front Setback
(Second Avenue)

Setbacks are based on the site

plan associated with the CD7 zone.

Setbacks are based on the site
plan associated with the CD7
zone, which is proposing a 0.75m
setback.

Exterior Side
Setback (East)

Setbacks are based on the site

plan associated with the CD7 zone.

Setbacks are based on the site
plan associated with the CD7
zone, which is proposing a 0.30m
setback.

Exterior Side

Setbacks are based on the site

Setbacks are based on the site

(Railway Corridor)

plan associated with the CD7 zone.

Setback (West) plan associated with the CD7 zone. | plan associated with the CD7
zone, which is proposing a 0.75m
setback.

Rear Setback Setbacks are based on the site Setbacks are based on the site

plan associated with the CD7
zone, which is proposing a Om
setback.

Parking (off-street)

45 off-street parking spaces.

A total of 88 off-street parking
spaces will be provided, including
69 residential and 19 commercial
spaces.

2025 Official Community Plan (OCP)
The property is designated as East Village in the 2025 Official Community Plan (OCP). The
subject property is also located within the Development Permit Area C1 — Downtown
Commercial, and as such, requires a Development Permit. If the Zoning Amendment Bylaw
proceeds to adoption, staff will then bring forward the Development Permit application, which
will include an analysis of the Development Permit Guidelines. For the purposes of the Zoning
Amendment Bylaw, below are the policies specific to the “East Village” designation in the “Town
of Qualicum Beach Official Community Plan Bylaw No. 918, 2025

Policy 3.8.1 The Town will consider rezoning applications for multi-unit residential uses with
accessory commercial uses within the area designated ‘East Village’, as shown on map

‘Schedule 2.2'.

Staff Comment: The proposed development includes 69 residential units with ground-floor
commercial uses. From a land use planning perspective, staff consider the proposed
development to meet this policy.

N:\0100-0699 ADMINISTRATION\0360 COMMITTEES AND COMMISSIONS\APC\2026\07. July 8 - 673 Fir
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Policy 3.8.2 Commercial uses within this area shall be located and oriented so as to maintain
the compactness and pedestrian continuity of the uptown commercial core.

Staff Comment: The commercial uses are primarily located along Fir Street and provide a
continuity with the uptown commercial core. From a land use planning perspective, staff find the
commercial uses along Fir Street sufficient to meet this policy.

Policy 3.8.3 The maximum density for residential dwellings in the East Village shall be up to 80
dwellings/ha. However, the Town will consider density bonuses in order to provide

affordable housing, purpose-built rental housing, housing which serves Priority Housing
Groups, underground parking, ‘green’ buildings, adaptable design features, public

amenities and public open space as part of medium-density residential development within

the “Village Neighbourhood”.

Staff Comment: The proposed density is 166 dwellings/ha, which significantly exceeds the base
density of 80 dwellings/ha identified in this policy. However, the OCP explicitly anticipates
density bonusing within the Village Neighbourhood to support objectives such as underground
parking, adaptable design, and other community benefits. The proposed development meets the
definition of underground parking and is eligible for density bonuses. Density alone is not the
most important determinant of neighbourhood fit; rather, compatibility is more influenced by
building design, massing, and streetscape integration. In this context, reducing the number of
units would not necessarily materially improve compatibility. For comparison, the development
on the south side of Second Avenue East has an approximate density of 156 dwellings/ha,
which supports a similar built form in the area.

Policy 3.8.4 The East Village should be developed as a unique mixed-use neighbourhood with a
form and character that is distinct from the rest of the uptown commercial core.

Staff Comment: The proposed development incorporates a design that is unique from the
uptown commercial core, while drawing influence from both areas and helping to bridge the
design of the uptown commercial core and the East Village. From a land use planning
perspective, staff consider the form and character of the building to be aligned with this policy.

FINANCIAL IMPLICATIONS
There are no financial implications anticipated in this Planning 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

INFORM:
e The public is informed of this proposal through the presentation of this Planning Report.
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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 for 673 Fir Street. The proposal is for a
mixed-use building with 745m? of ground-floor commercial along Fir Street and 69 residential
units above. The proposed development aligns with the “Town of Qualicum Beach Official
Community Plan Bylaw No. 918, 2025” East Village policies in terms of uses and building
design; however, the proposed density is higher than what is outlined in Policy 3.8.3. Council
has referred the application to the Advisory Planning Commission for comment.

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

Rebecca Augustyn, MCIP, RPP
Senior Planner
Report Writer

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

REFERENCES
Attachment 1: Submitted Plans for 673 Fir Street
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PROJECT INTRODUCTION



Kelland Holdings + Windley Contracting

LITTLE GIANT

PROJECT INTRODUCTION

This project is a new mixed-use, multi-family development located in the East
Village neighbourhood of Qualicum Beach. It is a purpose-built rental building
designed to meet the growing demand for housing in the area, particularly for older
adults looking to downsize. The development will add approximately 69 new units,

the majority of which are two-bedroom layouts.

The building offers adaptable and universally designed units, ensuring accessibility
and independent living for a wide range of residents. Its residential focus is
complemented by a mix of commercial spaces along the pedestrian streets,
creating an active street scape and contributing to the unique character of East
Village. Residential units are oriented along the existing pedestrian pathway and
include garden spaces, fostering a sense of community and connection to the

outdoors.

Rooted in the charm and character of a village garden, this design approach is
expressed throughout the project, from site planning and landscape design to
architectural features and program layout. The goal is to create a development
that harmonizes with both the established character of Qualicum Beach and the
distinctive identity of East Village, resulting in a cohesive, vibrant, and livable

neighbourhood.

Central Multi-Family
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Kelland Holdings + Windley Contracting Central Multi-Family
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Kelland Holdings + Windley Contracting Central Multi-Family

CONTEXT MAP -
RESIDENTIAL

The proposed development is a five-storey building
thoughtfully situated within an established and growing
residential context. Within a two- to three-block radius, there
are four other buildings exceeding four storeys, including
the Gardens, Berwick, and East Village. Centrally located
among these comparable developments, the site is uniquely
positioned to complement an existing network of seniors-
oriented housing. By introducing additional residences
designed specifically for seniors, the project strengthens an
already supportive community, allowing residents to remain
close to friends, family, and familiar surroundings. This
proximity fosters meaningful daily interactions and helps

sustain a vibrant, connected lifestyle
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Kelland Holdings + Windley Contracting Central Multi-Family

CONTEXT MAP -
COMMERCIAL / PUBLIC

The location is exceptionally well suited for multi-family
development. In addition to being within walking distance

of similar residential communities, the site enjoys close
proximity to Uptown, a lively and walkable commercial area
offering grocery stores, cafés, and a wide range of essential
services. It is also directly adjacent to key institutional and
recreational amenities, including the farmers market, the
Royal Canadian Legion, and local tennis courts. East Village
further contributes a mix of commercial and residential

uses. Together, these elements create a rich and complete
neighbourhood fabric, and the proposed development builds
upon this foundation by adding both housing and thoughtfully
integrated commercial space, enhancing convenience,

vitality, and everyday quality of life.
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CONTEXT MAP -
SITE CIRCULATION

The site benefits from excellent connectivity to the

broader town. Located directly off Memorial Avenue, it is
easily accessible while also supporting strong pedestrian
movement. Second Avenue extends westward from the site,
linking directly to the shops and services of Uptown. Existing
pedestrian pathways to the north further strengthen this
network. The adjacent railway corridor presents a future
opportunity for conversion into a pedestrian pathway, offering
the potential for even greater connectivity. Altogether, these
features ensure that residents can move easily, safely, and

enjoyably throughout their community.

ROADS

® ®© ® ® PATHWAYS

O O O O PROPOSED FUTURE
PATH
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Kelland Holdings + Windley Contracting Central Multi-Family

OPPORTUNITIES -
CREATE CONNECTIVITY POINTS

The surrounding network of streets and pathways naturally
creates a series of active nodes where community life can
flourish. Key intersections, including the roundabouts at Fir
Street and Second Avenue, and Berwick Road and Second
Avenue, serve as focal points for movement and gathering.
The proposed development seeks to enhance these nodes by
incorporating commercial uses and welcoming public spaces
at grade. These spaces are envisioned as places where
neighbours can meet, linger, and connect which extends

the energy of the established commercial hub at Memorial
Avenue and Second Avenue and contributing to a more

cohesive and animated public realm.
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Kelland Holdings + Windley Contracting

Opportunity for second street
to be known as the “flower
market” - provides connection
to garden on site and would be
closely linked to the farmers
market

LITTLE GIANT

OPPORTUNITIES
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Central Multi-Family

Existing farmers market
presents an opportunity to
create an identity for the

development
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Kelland Holdings + Windley Contracting Central Multi-Family

CONTEXTUAL PHOTOS

The proposed site is one of the final parcels to

be redeveloped within East Village, offering a
unique opportunity to thoughtfully complete this
evolving neighbourhood. Street infrastructure
along Second Avenue has already been upgraded
to prioritize pedestrians, featuring flush curbs,
landscaped pavers, pedestrian-scale lighting,
and a continuous row of boulevard trees. This

carefully designed street scape extends from

the tree-lined Clock Tower Plaza and gently VIEW EAST FROM CLOCK TOWER VIEW OF THE SOUTH WEST CORNER VIEW EAST FROM MID PATHWAY

leads to a finely crafted wood bench, creating a

welcoming and human-scaled public realm.

VIEW EST DOWN PATHWAY VIEW WEST DOWN SECOND AVE SCULPTURAL BENCH FEATURE NEAR RAIL CROSSING
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SITE STUDIES
SUN PATH

The site’s orientation offers excellent solar exposure, particularly during the morning and evening hours. The relatively
low-profile buildings to the east and west minimize shadowing, allowing natural light to reach the site throughout the day.
Existing trees and the railway corridor to the north provide a natural buffer from adjacent properties, creating a sense of

openness while ensuring that neighbouring buildings will not experience significant shadow impacts from the proposed

development.

FIR STREET
—

—
EAST VILLAGE

NOON

SITE GRADING

The site’s topography presents both a challenge and an opportunity. With its high point at the southwest corner, the
land slopes gently downward to the north and east. The building has been carefully positioned to work with this natural
grade, reducing its perceived height while maintaining a comfortable and human-scaled presence. At the same time, this
approach allows for clear, accessible entrances for both residential and commercial uses, ensuring that the building is

welcoming, intuitive, and easy to navigate for all users.
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CONCEPT DRIVERS

Rooted in the charm and character of a village garden, this design approach is
expressed throughout the project, from site planning and landscape design to
architectural features and program layout. The goal is to create a development
that harmonizes with both the established character of Qualicum Beach and the
distinctive identity of East Village, resulting in a cohesive, vibrant, and livable

neighbourhood.

At the heart of this approach is a careful distillation of what defines both “garden”
and “village.” These qualities, including intimacy, walkability, layered greenery,
human-scaled spaces, and a sense of discovery, have been thoughtfully interpreted
and applied across all scales of the project. From the arrangement of buildings and
pathways, to the detailing of fagades, to the integration of planting and outdoor

spaces, each element contributes to a consistent and immersive experience.

By layering these characteristics throughout the development, the design reinforces
a strong sense of place. Spaces feel connected rather than isolated, and transitions
between public and private realms are softened and naturalized. This multi-scalar

approach enhances how the development is experienced day to day, creating

moments that feel both intentional and effortless. The result is a community that

not only fits within its context, but feels inherently part of it, inviting, cohesive, and

enduring. GARDEN VILLAGE
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GARDEN VILLAGE
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Create shared garden spaces that As both a formal driver, Introduce a flower market that Integrate a deli and bakery to Enhanced living through Moving into what is right
support social interaction and building amenity, and complements the nearby farmers’ provide convenient, high-quality conveniently accessible shared for the current stage of life,
sustainable practices. opportunity to provide market, enhancing community food options amenities including accessible living
connection engagement and drawing visitors to the

LITTLE GIANT area 16



Kelland Holdings + Windley Contracting Central Multi-Family

SITE DRIVERS ARCHITECTURAL DRIVERS PROGRAMMING DRIVERS
Village Oriented Village proportions Accessible access
Garden Oriented Residential Detailing Gathering Spaces

Site Terracing
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VILLAGE ORIENTED

BAKEHOUS S
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streets Gathering Spaces Defined Storefronts
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GARDEN ORIENTED

o
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Community Focused Wandering Garden Paths Engages Residential and Commercial Terraced Landscaping
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Central Multi-Family

Kelland Holdings + Windley Contracting

VILLAGE PROPORTIONS
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Residential Scale Entryways Rhythmic street frontage Residential Scale Glazing Buffered Entry Conditions
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RESIDENTIAL DETAILING
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MATERIAL PALETTE

Milner Garden House
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MATERIAL PALETTE

The exterior material palette has been carefully selected to reflect a natural,
grounded character that is both durable and contextually responsive. Brick forms

the base of the building, providing a strong visual foundation while offering texture

and detail at the human scale. This material choice also establishes continuity

with the brick base seen across the street in East Village, helping to visually tie

the development into its surroundings. Above, shingle cladding introduces a more
residential expression, reinforcing the village-inspired character of the project. Wood
elements are incorporated throughout to reflect the West Coast setting, adding
warmth and a connection to the natural environment. Together, these materials are

unified by a soft, natural colour palette that allows the buildings to sit comfortably

within the landscape, creating an architecture that feels both rooted in place and

complementary to its setting.

- FIBRE CEMENT SHINGLES

- WOOD-LOOK SIDING

BRICK

- SIDING PANELS & RAILINGS
- METAL CANOPIES - SAGE
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1
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Kelland Holdings + Windley Contracting

ACCESSIBLE
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GATHERING SPACES

o

Rooftop Opportunities Garden Amenity Lounge Room/Lobby
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