
 
Staff report 

 
 

DATE: August 13, 2018 
FILE: 3060-20 / DP 11B 18 

TO: Chair and Directors 
 Electoral Areas Services Committee 
  
FROM: Russell Dyson 
 Chief Administrative Officer 
 
RE: Development Permit (Commercial and Industrial Form and Character)  
 1690 Ryan Road E 
 Lot 2, District Lots 229 and 239, Comox District, Plan VIP85435, except Plan 

EPP78295, PID 027-590-887 
  

 
Purpose 
To consider a Development Permit (DP) under the Commercial and Industrial (form and character) 
guidelines related to the development of a new office building. 
 
Recommendation from the Chief Administrative Officer: 
THAT the board approve the Development Permit DP 11B 18 (Jo-Ann Estates Ltd.) on the 
property described as Lot 2, District Lots 229 and 239, Comox District, Plan VIP85435, except Plan 
EPP78295, PID 027-590-887 (1690 Ryan Road E) for the development of an office building and 
related works; 
 
AND FURTHER THAT the Corporate Legislative Officer be authorized to execute the permit. 
 
Executive Summary 

• The proposal is to build an office building to facilitate the move of an existing, neighbouring 
moving and storage business onto the subject property along Ryan Road East. 

• Development on an industrially-zoned property must address the guidelines, and achieve the 
objectives, of the Commercial and Industrial Development Permit Area (form and character) 
section of the Official Community Plan, including specific items regarding screening, 
landscaping, and rainwater management. 

• The objectives of this Development Permit Area is to ensure that adequate buffers are 
provided, to ensure that the development is attractive and coordinated with respect to form 
and character of the neighbourhood, and to minimize potential conflict with established 
residential properties. 

• Staff recommends issuance of the permit with adherence to the landscape details, drainage 
plan and the Comox Valley Regional District “DarkSky” policy as conditions (Appendix A). 

 
Prepared by:   Concurrence:  
    
J. MacLean  A. Mullaly  
    
Jodi MacLean, MCIP, RPP   Alana Mullaly, M.Pl., MCIP, RPP  
Rural Planner   Acting General Manager of Planning 

and Development Services Branch  
 

 

Supported by Russell Dyson 
Chief Administrative Officer 

 
R. Dyson 
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Comox Valley Regional District 

Stakeholder Distribution (Upon Agenda Publication) 
Applicant   

 
Background/Current Situation 
The subject property is a 4.7 hectare parcel located along Ryan Road between the City of Courtenay 
and the Town of Comox (Figure 1). The property is on a block of commercial and industrial zoned 
properties, currently mostly used for storage and retail sales businesses. The applicant currently 
owns the adjoining parcel to the west and intends to expand and move that moving and storage 
business onto this subject property.  
 
Official Community Plan 
Section 85 of the OCP, Bylaw No. 337 being the “Rural Comox Valley Official Community Plan 
Bylaw No. 337, 2014”, contains guidelines that establish objectives for the form and character of 
commercial and light industrial development. This DPA is triggered by construction of new 
buildings within a commercial or industrial zone and is intended to be used to ensure that adequate 
buffers are provided and to ensure that the development is attractive and coordinated with respect 
to form and character of the neighbourhood. 
 
Form and Character 
The guidelines direct that all buildings and structures be architecturally coordinated and give 
consideration to the relationship between buildings and open areas, circulation systems, visual 
impact and design compatibility with the surrounding development. The development is intended to 
consist of a single office building. The building is proposed to be one-storey in height and 112 
square metres in area. The applicant intends to orient the office building facing Ryan Road and 
behind a free-standing sign. The sign is intended to be approximately 2 metres in height and 
composed of cedar post with reflective aluminum backing (no lights). The exterior finish of the 
building is proposed to be “cedar” coloured wood or cement fiber with “aged pewter” coloured 
panels of the same material. The roof of the one-storey building is proposed be made of metal and 
coloured “deep red”. 
 
Access and circulation is being designed to accommodate large moving trucks with a paved driveway 
approach to a rolling gate. The internal gravel driveway will wrap around the back of the office to a 
gravelled yard area. The applicant intends to construct a warehouse in that gravel area at a later date. 
 
Screening and Landscaping 
The guidelines direct that a landscape plan should be provided that includes a landscaped treatment 
along the entire frontage of the building site that abuts public roads. At the front the applicant is 
proposing to install a row of shrubs – Juniper (Blue Star and Old Gold), Heller's Japanese holly, 
barberry, and Snowmound Spirea – and two Beech (Dawyck Purple) trees. A black-coated chain link 
fence would be placed between the vegetation and the office building and wrap around the building 
and storage area. 
 
Rainwater Management 
In support of the application, a drainage plan prepared by Chris Durupt, P.Eng., and Randy Watson, 
P.Eng., of McElhanney Consulting Services Ltd. was provided (Appendix A). The report 
recommends the use of a rock trench infiltration gallery downstream of a grit sump. 
 
Zoning 
The property is zoned Industrial Light Exception Six which allows for warehousing, light industrial 
uses and associated offices. This zone includes a required minimum 7.5 metre front yard setback and 
the applicants are proposing a front yard setback of 18 metres.  
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Policy Analysis 
Sections 488(1) and 490 of the Local Government Act (RSBC, 2015, c. 1) (LGA) allow a local 
government to designate DPAs and establish guidelines within the OCP for numerous purposes, 
including the establishment of objectives for the form and character of commercial and industrial 
development. Section 491(7) specifies that a DP relating to commercial form and character may 
include requirements respecting the character of the development, including landscaping, and the 
siting, form, exterior design and finish of buildings and other structures. 
 
Pursuant to Bylaw No. 337, development on an industrial zoned parcel requires a DP prior to the 
commencement of construction, addition to or alteration of a building or other structure. 
 
Options 
The Comox Valley Regional District (CVRD) board could approve or deny the DP. The board 
could deny the application only if the board is of the opinion that the proposal is not consistent with 
DPA guidelines. Given the above discussion, planning staff recommends approval of the DP. 
 
Financial Factors 
Applicable fees have been collected for this application under the Bylaw No. 328, being the “Comox 
Valley Regional District Planning Procedures and Fees Bylaw, 2014.” 
 
In order to ensure that the landscape plan is implemented, a landscape security deposit is required. 
The landscape professional provided a cost estimate of $2,121.00 to implement the landscape plan. 
Therefore the landscape security deposit is $2,651.25 (125 per cent of the cost estimate); this deposit 
is a condition of the execution of the DP. 
 
Legal Factors 
This report and the recommendations contained herein are in compliance with the LGA and CVRD 
bylaws. DPs are permitted in certain circumstances under Sections 488, 489 and 491(7) of the LGA. 
 
Regional Growth Strategy Implications 
The Comox Valley Regional Growth Strategy (RGS), Bylaw No. 120, being the “Comox Valley 
Regional District Regional Growth Strategy Bylaw No. 120, 2010”, designates the subject property 
within Settlement Expansion Areas. This designation directs that “new development…will be phased 
in an orderly manner in order to ensure that appropriate infrastructure capacity is available, that new 
development does not detract from compact growth options within Municipal Areas, and that the 
financial stability of Municipal Areas is not negatively impacted.” The form and character of the 
proposal is consistent with this designation. 
 
Intergovernmental Factors 
There are no intergovernmental factors. 
 
Interdepartmental Involvement 
This application was circulated to other departments. No concerns were identified. 
 
Citizen/Public Relations 
The Advisory Planning Commission (APC) for Electoral Area B is scheduled to review the 
application at their meeting on August 16, 2018. The minutes from the meeting will be forwarded to 
the Electoral Areas Services Committee (EASC). 
 
Attachments: Appendix A – “Development Permit DP 11B 18”  
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Figure 1: Subject Property 
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Figure 2: Air Photo (2016) 

 
 
 



 
Appendix A 

Development Permit 
 

DP 11B 18 
TO: Jo-Ann Estates Ltd. 

1. This Development Permit (DP 11B 18) is issued subject to compliance with all of the bylaws 
of the Comox Valley Regional District applicable thereto, except as specifically varied or 
supplemented by this permit for the purpose of constructing an office building. 

2. This Development Permit applies to, and only to, those lands within the Comox Valley 
Regional District described below: 

Legal Description: Lot 2, District Lots 229 and 239, Comox District, Plan 
VIP85435, except Plan EPP78295 

Parcel Identifier (PID):  027-590-887  Folio:    03618.040 

Civic Address:  1690 Ryan Road 

3. The land described herein shall be developed strictly in accordance with the following terms 
and conditions and provisions of this permit: 

 Construction and Development Activities: 

i. THAT the proposed office building is constructed and externally finished in 
accordance to the submitted site plan and architectural drawings hereto attached as 
Schedule A; 

ii. THAT all development is in accordance with the Development Drainage Report 
prepared by Chris Durupt, P.Eng., and Randy Watson, P.Eng. of McElhanney 
Consulting Services Ltd., hereto attached as Schedule B, and subsequent 
amendments by a qualified professional 

Landscaping: 

iii. THAT the proposed landscaping for the property is completed and maintained in 
accordance with the submitted Landscape Plan and listed plantings hereto attached 
as Schedule C; 

iv. THAT the applicant provide a Landscape Security Deposit subject to the 
requirements of Bylaw No. 328 being the “Comox Valley Regional District Planning 
Procedures and Fees Bylaw No. 328, 2014”, in the form of an Irrevocable Letter of 
Credit or a Security Deposit in the amount of the full costs of the works totalling 
$2651.25. Once the works are completed to the satisfaction of the Comox Valley 
Regional District, 25 per cent of the value of the security deposit shall be held back 
for a period of 12 months, to ensure against failure of the works. When all 
conditions of the permit are met, the remainder of the deposit will be returned to the 
payee; 

v. THAT the applicant is required to maintain all landscaping as part of regular yard 
maintenance to keep the property in a neat and tidy appearance;  

Signage and Lighting: 

vi. THAT all buildings, structures, signage and landscaping be non-illuminated or softly 
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lit in compliance with the Comox Valley Regional District’s ‘DarkSky’ policies hereto 
attached as Schedule D; 

vii. THAT one freestanding sign is permitted for each street frontage of the business, 
within a landscaped area only and on the same parcel as the development. 

viii. THAT neither signs nor any external building surfaces shall be equipped with 
flashing, oscillating or moving lights or beacons; 

4. This Development Permit (DP 11B 18) shall lapse if construction is not substantially 
commenced within two (2) years of the Comox Valley Regional District board’s resolution 
regarding issuance of the development permit (see below). Lapsed permits cannot be 
renewed; however, a new application for a second development permit can be applied for in 
order to complete the remainder of the work. 

5. This Development Permit is not a Building Permit. 
 
 
CERTIFIED as the DEVELOPMENT PERMIT issued by resolution of the board of the Comox 
Valley Regional District on ____________________. 

 
 

________________________ 
James Warren 

Corporate Legislative Officer 
 
 

Certified on      
 
 
Attachments: Schedule A – “Subject Property Map, site plan and architectural drawings” 

Schedule B – “Development Drainage Report by McElhanney Consulting Services” 
Schedule C – “Landscape Plan” 
Schedule D – “Comox Valley Regional District DarkSky Policy”
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Schedule A 

Subject Property Map, site plan and architectural drawings 
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OUTBACK NURSERY 

6016 Headquarters rd. 

Courtenay, B.C. ORDER FORM 
V9J-1M7 Date: May 20 2018 

Phone (250) 703-0723 
Fax (250) 703-0710 To:  

QUANTITY SIZE 

12 2#, 

6 2#, 

5 7# 
2 2#, 

12 2#, 

12 2#, 

FAX: 
PLANT DESCRIPTION PRICE PER UNIT 

1# Junioer Blue Star 
2#- Berberis Gentry 
3# Beech Dawvck Purple 
4# Spirea Snowmond 
5# Junioer Old Gold 
6# Holly Japanese Hellers 

$ 20.00 
$ 20.00 
$ 95.00 
$ 25.00 
$ 20.00 
$ 25.00 

SUBTOTAL 

1 \Lf1-5. oo . 7\an+s 
sro . eo I a.bDO\r-

______ 

<q�. 1-S" 55t 
qol· 7� � 

$t9-\:;t.\ . oo·

'i .\J <;
o/o

1 iCP51 · JS-

$ 

$ 

$ 

$ 

$ 
$ 

$ 

TOTAL 

240.00 
120.00 
475.00 
50.00 

240.00 
300.00 
1,425.00 
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Subject: DarkSky 

Category: Community Planning Services Policy Reference: 3010-00 

 

Purpose 

1. To include a set of guidelines to be considered regarding exterior lighting for commercial, 
industrial, and multi-family residential unit development.  These regulations include an 
interpretation section to define the various terms, standardize how light systems are designed, 
constructed and installed, and to reduce glare, light trespass and obtrusive light while 
conserving energy and resources.   Safety, security and productivity shall be maintained and 
encouraged while reducing the degradation of the nighttime visual environment. 

Scope 

2. The scope of this policy includes the various electoral area official community plans that have 
a form and character development permit area for commercial, industrial or multi-unit family 
residential development.  

Guiding Principle 

3.  To guide commercial, industrial and multi-family residential development to have exterior 
lighting that does not negatively impact the quality of life for adjacent neighbours nor create 
any light pollution.  

Interpretation 

4. The following are definitions relating to this DarkSky policy: 

a) Abandonment: The relinquishment of a property, or the cessation of a use or activity 
by the owner or tenant for a period of six months, excluding temporary or short 
term interruptions for the purpose of remodeling, maintaining, or otherwise 
improving or rearranging a facility.  A use shall be deemed abandoned when such use 
is suspended as evidenced by the cessation of activities or conditions that constitute 
the principle use of the property. 

b) Development project: Any multi-family residential, commercial, industrial or mixed 
use subdivision plan or development plan which is submitted to the regional district 
for approval. 

c) Direct illumination: Illumination resulting from light emitted directly from a lamp or 
luminaire, not light diffused through translucent signs or reflected/bounced from 
other surfaces such as the ground or building faces. 

d) Filtered light: Light from a light source that is covered by a glass, acrylic or other 
cover that restricts the amount of non-visible radiation (infrared, ultraviolet) emitted 
by the light fixture. 

e) Fully shielded fixture: An outdoor light fixture shielded in such a manner that all 
light emitted by the fixture, either directly from the lamp or indirectly from the 
fixture, is projected below the horizontal as certified by the manufacturer. 
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f) Glare: Harsh, uncomfortable bright light emitting from a luminaire causing reduced 
vision or momentary blindness when shining into one’s cone of vision. 

g) Installed lighting: Attached, or fixed in place, whether or not connected to a power 
source. 

h) Light trespass: Exterior light fixtures shining light beyond one’s property line.  

i) Multi-unit family residential: properties zoned and utilized for multi-unit family 
residential use.   

j) Outdoor light fixture: Outdoor electricity powered illuminating devices, outdoor 
lighting or reflective surfaces, lamps and similar devices, either permanently installed 
or portable, which are used for illumination or advertisement.  Such devices shall 
include, but are not limited to, search, spot and flood lights for: buildings and 
structures; recreational areas; parking lot lighting; landscaping and architectural 
lighting; billboards and other signs (advertising or other); street lighting; product 
display area lighting. 

k) Outdoor recreation facility: A facility used and equipped for the conduct of sports, 
leisure and/or entertainment. 

l) Partially shielded light fixture: An outdoor light fixture shielded in such a manner 
that more than zero but less than ten percent of the light emitted directly from the 
lamp or indirectly from the fixture is projected at angles above the horizontal, as 
certified by the manufacturer. 

m) Sign: Any object, device, display, structure, or part thereof, which is used to 
advertise, identify, display, direct or attract attention to any object, service, event or 
location by any means including words, letters, figures, design, symbols, fixtures, 
colours, illumination or projected image.  

n) Sign, indirectly lit: Any sign facing that reflects light from a source intentionally 
directed upon it. 

o) Sign, internally lit: Any sign that has the source of light entirely enclosed within the 
sign and not directly visible to the eye. 

p) Temporary lighting: Lighting which does not conform to the provisions of the 
DarkSky policy and will not be used for more than one thirty day period within a 
calendar year may be permitted, subject to approval from the regional district, with a 
possible one, thirty day extension.  Temporary lighting is intended for uses that by 
their nature are limited in duration; example: holiday decorations, civic events or 
construction projects. 

q) Up light: Any light from a luminaire that shines above the horizontal plane causing 
illumination of the sky. 
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Figure One: Sample of light fixtures that are discouraged 

and recommended as part of the DarkSky policy. 
 
Policy Statements 

5. Shielding of outdoor light fixtures 

a) All outdoor lighting fixtures shall be shielded to minimize up-light.  Mounted 
incandescent type fixtures shall be shielded.  Lighting is encouraged to be activated 
by motion sensors versus being on all the time.  

b) Outdoor floodlighting shall be shielded in such a manner that the lighting system will 
not produce light trespass.  
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6. Limiting trespassing of light beyond property lines 

a) All light fixtures shall be located, aimed and or shielded so as no direct light 
trespasses beyond the property line on which the light is mounted.   

7. Non-conforming light fixtures 

a) In addition to other exemptions provided in the regional district DarkSky policy, an 
outdoor lighting fixture not meeting these provisions shall be allowed if the fixture is 
extinguished by an automatic shutoff device between sundown and sunrise. 

b) No outdoor recreational facility, whether public or private, shall be illuminated after 
sundown except when the facility is in use.  Outdoor lighting is encouraged to be on 
only when the field is in use, such as by a user pass activation system.  

c) The use of searchlight, laser light, or any similar high intensity light for outdoor 
advertising or entertainment, except in emergencies by police and fire personnel is 
prohibited.  Temporary exemption to this may be granted if approved by the General 
Manager of Community Planning Services.  

8. Effective Date 

a) The development permit must conform to the DarkSky policy that exists at the time 
of application.  When existing lighting fixtures are considered inoperable, all 
replacements are subject to all the provisions of the DarkSky policy.  The light will 
be considered inoperable when the housing of the fixture requires replacement or 
when the lens, lamp, and ballast need to be replaced. 

9. New Construction 

a) All exterior lighting installed shall be approved by the International DarkSky 
Association (IDA) and must be installed correctly. 

10. Exemptions 

a) The following are exempt from the requirements of the DarkSky policy: 

i. Single-family development (less than or equal to three dwelling units on 
one property and zoned residential).  Note: the regional district does 
encourage single-family development to seriously consider the installation 
of IDA approved lighting.  

ii. Outdoor lighting fixtures existing and legally installed prior to the 
implementation of the DarkSky policy. 

iii. Outdoor advertising signs of the type constructed of translucent materials 
and wholly illuminated from within do not require shielding.  Dark 
backgrounds with lighter coloured lettering or symbols are preferred to 
minimize detrimental effects.  

iv. Navigational and general life safety lighting systems required at airports and 
other transportation installations.  

Approval History 

Policy adopted: December 13, 2007 

Policy amended:  
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