QUALICUM BEACH
STAFF REPORT

File No. 3900-20-900.003

TO: Luke Sales, Director of Planning
FOR: Advisory Planning Commission
DATE: May 21, 2025

FROM: Rebecca Augustyn, Senior Planner

SUBJECT: Zoning Amendment and Development Permit: 324 Chester Road

RECOMMENDATION TEMPLATE

e THAT the Advisory Planning Commission provides the following comments on the
Development Permit application for 324 Chester Road with regard to compatibility with
the Town’s Interim Residential Design Guidelines, as detailed in Zoning Bylaw No. 900,
2024

[insert comments on parking and vehicular circulation;

[insert comments on building colour and materials];

[insert comments on pickle ball court, picnic area and play];

[insert comments on the size of the roof and associated height];

[insert comments on the proposed buildings in relationship to the neighbouring

house];

6. [insert comments on a heat pump, if included, in the rear of the development in
relation to potential noise impacts for the neighbors].

e THAT the Advisory Planning Commission recommends to Council that the Development
Permit application for 324 Chester Road be [approved/denied].

RN~

PURPOSE

For the Advisory Planning Commission (APC) to provide recommendations to Council regarding
the Zoning Amendment and Development Permit application for the property located at 149
First Avenue West.

BACKGROUND

The owner of 324 Chester Road has submitted a Zoning Amendment and Development Permit
application for the subject property. The subject property currently has an existing house and
detached garage on the site and the proposal is to remove both structures and build four
townhouse units that are strata titled. The property is currently zoned Residential 1 (R1). Under
the R1 zone, four dwelling units are permitted; however, a maximum of two dwelling units are
permitted to be strata titled. To permit the strata titling of all four properties, the zoning is
required to be amended from R1 to Residential 2 (R2), which is the residential zone used in the
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Village Neighbourhood that permits all four units to be strata titled. As such, if approved, the
Zoning Amendment would change the zoning from R1 to Residential 2 (R2).

In the Town’s 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. The property is located at the end of Chester Road and is
surrounded to the south by the Heritage Forest and to the west by Town-owned land.

On April 14, 2025, the application went before Council and the following motions were adopted:
o THAT Council deems the residential Zoning Amendment application to permit four strata-
titled dwelling units at 324 Chester Road to be compliant with the Official Community Plan.
e THAT the Zoning Amendment application to permit four strata-titled units at 324 Chester
Road be referred to the Advisory Planning Commission for comment on parking and
neighbourhood compatibility, subject to additional information on parking and vehicular
circulation, building colours and materials being provided by the applicant.

On May 15, 2025 Council made an additional motion regarding the referral:
THAT Council requests that the Advisory Planning Commission (APC) provide comment on the
following items in relation to the Zoning Amendment application for 324 Chester Road:
1. The pickle ball court, picnic area and play area included in the proposed development
application in consideration of proximity of the ravine and noise concerns.
2. The size of the roof and associated height.
3. The proposed buildings in relationship to the neighbouring house, both in elevation and
in plan.
4. A heat pump, if included, in the rear of the development in relation to potential noise
impacts for the neighbors.
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DISCUSSION
Following is a comparison of the existing and proposed zoning designation.

Zoning Comparison
Zoning Provision Existing Proposed Zoning

Zoning Residential 1 (R1) Residential 2 (R2)

Density 4 dwelling units with a maximum | 4 dwelling units with no maximum
of two strata lots number of strata lots

Height 11.0m 11.0m

Parcel Coverage 55% 55%

Front Setback 4.0m 4.0m

Interior Side Setback | 1.5m 1.5m
4.5m aggregate combination of 4.5m aggregate combination of two
two interior sides interior sides

Rear Setback 6.0m 6.0m

Parking (off-street) 4 off street parking spaces 4 off street parking spaces

It should be noted that the proposed parking exceeds the parking requirements (four spaces
required, 10 spaces proposed).

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: Recent policy changes from the Province of BC, specifically Bill 44, has
required a minimum of four dwelling units per parcel be permitted. The proposed
development’s density is aligned with the direction from the Province of BC and the
current zoning on the property.

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 review of the Development Permit Area is below.

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: The subject property is not located on the central waterfront.

The Town shall review its regulations regarding construction elevations on the waterfront
to adapt to rising sea levels.
Staff comment: The subject property is not located on the central waterfront.
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5. The Town will entertain rezonings for a limited amount of small-scale neighbourhood-

oriented commercial centres with a maximum floor area of 300mzto 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: There is no small-scale neighbourhood oriented commercial centre
proposed as part of this development.

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 does not include subdivision of the parcel.

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 is permitted under the R1 and R2 zones.

Interim Residential Design Guidelines
The following chart provides staff recommendation on which interim residential design

guidelines warrant further discussion by the Advisory Planning Commission.

Interim Design Guideline Needs Discussion Complies
Neighbourhood Context X
Parking X
Site Access X
Landscape X
Machinery, Equipment and Systems X
Streetscape X
Height X
Colours and Materials X

The design guidelines are attached to this memo.

FINANCIAL IMPLICATIONS

There are no financial implications anticipated from this report.
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PUBLIC PARTICIPATION SPECTRUM (IAP?)

CONSULT

* Obtain feedback

* Provide balanced
and objective
data to assist in
understanding
issues,
alternatives,
opportunities,
and solutions

on analysis,
alternatives,

and/or decisions

* Work directly

with stakeholders
to ensure
concerns and
aspirations are
understood and
considered

COLLABORATE

« Partner with * Final decision
stakeholders in making in the
each aspect of hands of the

the decision, stakeholders
development of

alternatives, and

identification of

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 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.
o Good Governance: To govern for the public interest of our community while managing
competing interests, ensuring availability of transparent and accessible information,
fostering respectful public engagement, and demonstrating ethical values

SUMMARY

A Zoning Amendment and Development Permit application has been received to amend the
zoning for 324 Chester Road. The Zoning Amendment would change the zoning from the
existing R1 to R2, which is the residential zone applied to the Village Neighbourhood. Under the
R1 zone, the applicant is permitted to build four units; however, only two of the units are
permitted to be strata titled. Under the R2 zone, all four units are permitted to be strata titled. If
approved, the existing house and detached garage will be removed, and the proposed
townhouses will be built. Council have referred the Zoning Amendment and Development
Permit application for 324 Chester Road to the APC for consideration.

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

Rebecca Augustyn, MCIP, RPP
Senior Planner
Report Author

Luke Sales

Director of Planning

and Community Development
Concurrence



Town of Qualicum Beach
May 21, 2025 Advisory Planning Commission — Zoning Amendment: 324 Chester Road
Page 6 of 6

REFERENCES
Attachment 1: Submitted Plans for 324 Chester Road
Attachment 2: Town of Qualicum Beach Land Use and Subdivision Bylaw No. 900, 2024

Amendment (324 Chester Road) Bylaw No. 900.003, 2025
Attachment 3: Zoning Bylaw No. 900, Design Guidelines

























































Attachment 1

OCP Designation Existing = Multi Family Residential Proposed = Multi Family Residential
Lot coverage is 26% (Lot area = 19,858.66 sq.ft & Bldg. coverage = 5155 sq.ft)

Your Bldg. coverage would actually be around 4000 sq.ft but it is better to put the
maximum possible building coverage so you are not limiting your construction options
(such as sunrooms, additional garages etc.) and you are allowed 55%.

Front setback Existing =22.4M Proposed =6M

Parking Space Existing =9 Proposed = 10

Rear setback Existing =9M Proposed =8.61M

Side setback Existing = 4M Proposed =1.5M

Building Height Existing = 5M Proposed = 10M

Landscape Setback Existing =0 Proposed =0

Gross Floor area Existing = 2540 sq.ft. Proposed = 7750 sq.tt.
Loading spaces Existing =3 Proposed =4 (included in parking)
Landscaped area Existing = 6,750 Proposed = 5,215 sq.ft.
Usable open space = Existing 11,130sq.ft Proposed 10,500 sq.ft


https://can01.safelinks.protection.outlook.com/?url=http%3A%2F%2Fsq.tt%2F&data=05%7C02%7Craugustyn%40qualicumbeach.com%7C8310a75184644013ab5708dd5a8fedfc%7C8748392ccba04a17a5fbf4668f85403f%7C0%7C0%7C638766296393609676%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=3MTT5P5yAV%2FfS87fLN%2F1rxBuy0MWq7JPWwqtxpdSqcg%3D&reserved=0
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FORM 1
Riparian Areas Protection Regulation - Qualified Environmental Professional - Assessment Report

Section 3. Measures to Protect and Maintain the SPEA

1. Danger Trees | No Danger Trees were identified during the field survey.

I, Steve Toth, hereby certify that:

a) 1am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas Protection
Act;

b) 1am qualified to carry out this part of the assessment of the development proposal made by the developer Jeff Toews;

¢) |have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and in carrying out
my assessment of the development proposal, | have followed the assessment methods set out in the Minister’s technical manual to the

Riparian Areas Protection Regulation.

2. Windthrow There was very little natural windthrow noted during the field survey. There is minimal risk of
increased windthrow potential associated with development of the property. The proposed four-
plex will be located in a non-treed area and the proposed driveway will be on the alignment of the
existing driveway.

I, Steve Toth, hereby certify that:

a) | am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas Protection
Act,

b) 1 am qualified to carry out this part of the assessment of the development proposal made by the developer Jeff Toews;

c) Ihave carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and in carrying out
my assessment of the development proposal, | have followed the assessment metheds set out in the Minister's-technical manual to-the
Riparian Areas Protection Regulation.

3. Slope Stability The proposed four-plex will be located outside the required 2H:1V slope setback from base
of ravine bank.

I, Steve Toth, hereby certify that:

a) | am a qualified environmental professional, as defined in the Riparian' Areas Protection Regulation made under the Riparian Areas Protection
Act,

by Iam qualified to carry out this part of the assessment of the development proposal made by the developer Jeff Toews;

¢) | have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and in carrying out
my assessment of the development proposal, | have followed the assessment methods set out in the Minister’s technical manual to the
Riparian Areas Protection Regulation.

4. Protection of No vegetation removal is permitted within SPEA setbacks, except hazard tree removal as
Trees identified by a certified danger tree assessor. The proposed driveway will be located
approximately 7.7 m outside the SPEA setback at its closest point.

1, Steve Toth, hereby certify that;

a) | am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas Protection
Act;

by | am qualified to carry out this part of the assessment of the development proposal made by the developer Jeff Toews;

c) |have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and in carrying out
my assessment of the development proposal, | have followed the assessment methods set out in the Minister's technical manual to the

Riparian Areas Protection Regulation.

5. Encroachment No intrusion or encroachment within the SPEA boundary is proposed. The yard area of the
new development should not extend below the existing top of ravine bank, and the top of
ravine bank should be fenced with some form of low wooden fencing.

1, Steve Toth, hereby certify that:

a) | am a qualified environmental professionai, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas Protection
Act;

b) [ am qualified to carry out this part of the assessment of the development proposal made by the developer Jeff Toews;

¢) | have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and in carrying out
my assessment of the development proposal, | have followed the assessment methods set out in the Minister's technical manual to the
Riparian Areas Protection Regulation.

6. Sediment and We recommend that the footprints associated with the outbuildings be seeded with turf grass

Erosion Control seed.

I, Steve Toth, hereby certify that:

a) |am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas Protection
Act,

b) |am qualified to carry out this part of the assessment of the development proposal made by the developer Jeff Toews;

| have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and in carrying out

c)
my assessment of the development proposal, | have followed the assessment methods set out in the Minister’s technical manual to the
Riparian Areas Protection Regulation.

7. Stormwater Roof top and perimeter drainage from the four-plex will be collected by traditional infiltration

Management chambers / rock pits. These features will be located well outside the SPEA.

I, Steve Toth, hereby certify that:
a) |am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas Protection

Act,
b) | am qualified to carry out this part of the assessment of the development proposal made by the developer Jeff Toews;
c) | have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and in carrying out

Form 1 Page 13 of 23
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FORM 1

Riparian Areas Protection Regulation - Qualified Environmental Professional - Assessment Report

my assessment of the development proposal, | have followed the assessment methods set out in the Minister's technical manual to the
Riparian Areas Protection Regulation.

8. Floodplain Concerns | There are no channel mobility / stability concerns on the subject property. Beach Creek is
(highly mobile located within a ravine at an elevation approximately 9 m below the elevation of the
channel) proposed development area.

1, Steve Toth, hereby certify that:

a) |am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas Protection
Act,

b) l.am qualified to carry out this part of the assessment of the development proposal made by the developer Jeff Toews;

¢) |have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and in carrying out
my assessment of the development proposal, | have followed the assessment methods set out in the Minister's technical manual to the
Riparian Areas Protection Regulation.

Section 5. Environmental Monitoring

Section 18(2)i) of the RAPR requires that assessment reports include “a plan to monitor the development,
during construction, for the purposes of ensuring that the development is proceeding as proposed in the
report and in accordance with any measures recommended in the report™. Therefore we are required to
include a monitoring plan. Considering the low sensitivities of the site and location of proposed
development we recommend that monitoring include a pre-construction site visit to assess the need for
any site specific sediment mitigation measures and a post-development site assessment to document post-
development SPEA conditions.

Form 1 Page 14 of 23
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FORM 1
Riparian Areas Protection Regulation - Qualified Environmental Professional - Assessment Report

Section 6. Photos

Photograph 3. View upstream trough cbble / gravel

Photograph 2. View downstream on Beach Creek
through cobble / gravel channel section. channel.
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FORM 1

Riparian Areas Protection Regulation - Qualified Environmentai Professional - Assessment Report

Ptograph 5. View from op of ravine bank to Beah Creek ravine.
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FORM 1
Riparian Areas Protection Regulation - Qualified Environmental Professional - Assessment Report

Photograph 7 Vie o existig drivewa entrance to 324 Chester Road.
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FORM 1

Riparian Areas Protection Regulation - Qualified Environmentat Professional - Assessment Report

Section 7. Professional Opinion

Qualified Environmental Professional opinion on the development proposal’s riparian assessment.

Date | February 10, 2025 l

1. I/We Steve Toth
(Please list name(s) of qualified environmental professional(s) and their professional designation that are involved
in assessment.)
hereby certify that:
a) | amMWe are qualified environmental professional(s), as defined in the Riparian Areas Protection
Regulation made under the Riparian Areas Protection Act;
b) | am/MWe are qualified to carry out the assessment of the proposal made by the developer Jeff Toews,
which proposal is described in section 3 of this Assessment Report (the “development proposal’),
c) | have/We have carried out an assessment of the development proposal and my/our assessment is set
out in this Assessment Report; and
d) In carrying out my/our assessment of the development proposal, | have/We have followed the
specifications of the Riparian Areas Protection Regulation and assessment methodology set out in the
minister's manual; AND

2. As qualified environmental professional(s), I/we hereby provide my/our professional opinion that:
a) the site of the proposed development is subject to undue hardship, (if applicable,
indicate N/A otherwise) and
b) [)Zl the proposed development will meet the riparian protection standard if the development
proceeds as proposed in the report and complies with the measures, if any, recommended in
the report.

[NOTE: "Qualified Environmental Professional" means an individual as described in section 21 of the Riparian Areas Protection
Regulation.]
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Riparian Areas Protection Regulation - Qualified Environmental Professional - Assessment Report
Appendix A: Riparian Assessment Assurance Statement — Qualified Environmental Professional

Note: This Statement is to be read and completed in conjunction with the Professional Practice Guidelines —
Legislated Riparian Assessments and the Riparian Areas Regulation 2004 OIC 837 and is to be provided for
riparian assessments (not landslides, floods or flood controls) for the purposes of the Riparian Areas Protection
Regulation. ltalicized words are defined in the guidelines.

To: The Approving Authority: Town of Qualicum Beach Date: February 10, 2025
Jurisdiction: Town of Qualicum Beach
Address: #201 - 860 Primrose Street
PO BOX 130
Qualicum Beach, BC VOK 1S7

With reference to the Riparian Areas Protection Regulation Assessment for the subject property:
Legal description or PID: 030-688-311 Civic address: 324 Chester Road

The undersigned hereby gives assurance that he/she is a Qualified Environmental Professional:

Name of Qualified Environmental Professional: Professional association:

Steve Toth College of Applied Biology of British Columbia
Professional designation:; Association_of Professional Bioclogy

R.P.Bio

I have signed, sealed and dated, and thereby certified, the attached riparian assessment report on the property
in accordance with the Professional Practice Guidelines — Legislated Riparian Assessments and with the
assessment methods. That report must be read in conjunction with this statement. In preparing that report |

have:

1. X Collected and reviewed appropriate background information

2. Reviewed the development proposal on the property

3. X Conducted field work on and, if required, beyond the property

4. X Reported on the results of the field work on and, if required, beyond the property

5. Incorporated recommendations or assessment results from other specialists

6. X Prescribed measures to protect and maintain the integrity of the streamside protection and
enhancement area

7. X Prescribed measures to avoid the occurrence of a HADD*

8. Reported on the requirements for field reviews or environmental monitoring of the property during or
following site works for the proposed development and recommended who should conduct those field
reviews or environmental monitoring

9. X Reviewed the riparian assessment report with the client and explained the content and the measures

required to be implemented.
*HADD — harmful alteration, disruption or destruction of natural features, functions and conditions that support

fish life processes

g
O N

Steve Toth, R.P.Bio.

B TA,

Toth and Associates Environmental Services
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