Town of Qualicum Beach
MEMORANDUM
TO: Luke Sales, Director of Planning

FOR: Council, July 21, 2021

FROM: Rebecca Augustyn, Planner
SUBJECT: Zoning Amendment: 245 Mill Road
RECOMMENDATION
1. THAT the bylaw entitled “Town of Qualicum Beach Land Use and Subdivision Bylaw
No. 580, 1999 Amendment (245 Mill Road) Bylaw No. 580.128, 2021” be read a second
time.
2. THAT Council holds a Public Hearing on September 8, 2021 at 10:00am electronically via
Zoom in regard to “Town of Qualicum Beach Land Use and Subdivision Bylaw No. 580,
1999, Amendment (245 Mill Road) Bylaw No. 580.128, 2021”.
3. THAT the Section 219 Form and Character covenant for 245 Mill Road permits
construction of a secondary suite or garden suite in addition to the single-family
dwelling, as detailed in the July 21, 2021 Planning memo to Council.
BACKGROUND
The owner of 245 Mill Road has made an application to amend the zoning for the subject
property to permit two single-family dwellings on two separate parcels. The subject property is
addressed as 245 Mill Road, but consists of two separate parcels, so subdivision of the property
is not required. The subject property is currently zoned Residential 14 (R14) and is identified as
Mixed Residential 1 in the Official Community Plan. The zoning amendment will change the
zoning classification from ‘Residential’ 14 (R14) to ‘Residential’ 19 (R19). The R19 zone permits
one dwelling unit per 250m² of site area. Due to the size of the parcels, two dwelling units per
parcel would be permitted.
The application went before Council on April 28, 2021 and Council adopted the following
motions:
 THAT the bylaw entitled “Town of Qualicum Beach Land Use and Subdivision Bylaw
No. 580, 1999 Amendment (245 Mill Road) Bylaw No. 580.128, 2021” be introduced and
given first reading.
 THAT Council refers the development application for 245 Mill Road to the Advisory
Planning Commission for comment subject to the following:
a) Submission of a Tree and Vegetation Management Plan;
b) Submission of a Landscape Plan;
c) Submission of a Rainwater Management; and d) Vehicle turning movements to
and from the rear garage.
 THAT, prior to adoption of a zoning amendment bylaw for 245 Mill Road, the following
be completed:
a) Execution of a Works and Services Agreement to ensure completion of the
adjacent works and services; and,
b) Execution of a Section 219 Form and Character covenant to ensure that the
development is constructed in conformance with the presentation to Council.
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THAT, prior to adoption of “Town of Qualicum Beach Land Use and Subdivision Bylaw
No. 580, 1999 Amendment (245 Mill Road) Bylaw No. 580.128, 2021”, the developer
makes a contribution to the Village Neighbourhood Sidewalk Reserve Account
equivalent to the value of constructing a sidewalk on Mill Road.

The application went before the Advisory Planning Commission (APC) on June 9, 2021 and the
APC adopted the following motions:
 THAT the Advisory Planning Commission supports the zoning application for 245 Mill
Road from Residential 14 (R14) to Residential 19 (R19).
 THAT the Advisory Planning Commission supports a Section 219 Covenant requirement
that there be a single dwelling unit per parcel constructed in accordance with the plans
shown to this hearing; and FURTHER THAT the Advisory Planning Commission
recommends:
a) the 219 Covenant permit a future secondary dwelling unit within each of the
primary or accessory building envelopes;
b) the value of the contribution to the Village Neighbourhood Sidewalk Reserve
Account be redirected to creating a safe and friendly pedestrian/vehicular interface
along the Harlech Road pathway; and
c) during construction a soil analysis be conducted to confirm the type, size and
location of the rock pit proposed in the “desktop” Rain Management Study
submitted to this hearing.
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Figure 1: Subject Property
DISCUSSION
Following is an overview of land use regulations and design guidelines relevant to the subject
property.
LAND USE
Zoning: The proposed use complies with the R19 zone, which permits one dwelling unit per
250m² of site area. Due to the size of each parcel, a maximum of two dwelling units per parcel is
permitted.

2

Zoning Amendment: 111 Fourth Avenue West (Naked Naturals)
July 21, 2021 Council Meeting

Density: The proposed density of one unit per parcel (18 units per hectare) is significantly
lower than the 60 units per hectare that is identified as the maximum density for Mixed
Residential 1 in the Official Community Plan.
Height: The maximum building height under the R19 zone is 9.0m. The maximum height for
the proposed development is within 9.0m.
Setbacks: The R19 setbacks are as follows: front lot line setback is 3.0m, rear lot line setback is
2.0m and the interior side lot line setback is 1.5m. The proposed development meets the setbacks
in the R19 zone.
Parcel Coverage: The maximum parcel coverage for R19 is 50%. The proposed parcel coverage
is 50%.
Parking: The off-street parking requirements require two stalls per single family dwelling unit.
Each parcel is large enough to accommodate two off-street parking spaces.
2018 Official Community Plan (OCP):
The property is located within the “Village Neighbourhood” land use designation in the
2018 Official Community Plan (OCP), the area where development, redevelopment and
densification are encouraged. The Village Neighbourhood General Policies are as follows:
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.
Staff Comment: The proposed development is not considered to be a compact residential development
due to the low density (18 units per hectare) being proposed. For comparison, three units per parcel
would have a density of 55 units per hectare, which would be more aligned with the maximum
density outlined in the OCP.
2. The Town shall discourage owners from restricting occupation or ownership of a residential
unit because of age.
Staff Comment: Given that the proposed development is two single family dwellings that are not
strata titled, staff do not anticipate age restrictions will be placed on the properties. If Council is
concerned, a covenant could be registered on both properties that would prohibit age restrictions.
3. The emphasis of street design shall be pedestrian-friendly, rather than car-friendly.
Staff Comment: The proposed development does not add to the streetscape to make it more pedestrianfriendly. However, vehicle access is from the rear of the property and the applicant will be making a
contribution to the Town’s Village Neighbourhood Sidewalk Reserve Account.
4. In order to support school enrollment, the Town shall explore ways to attract young
families to the Town and school catchment area.
Staff Comment: The proposal is for single family dwellings, which would meet the needs of most
demographics, including young families.
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5. The Town shall require new developments in the Village Neighbourhood to submit a
Rainwater Management Plan as part of the development approval and permitting process.
Staff Comment: A stormwater management plan has not been submitted. Staff recommend a
stormwater management plan be submitted.
6. The Town shall discourage multi-family housing projects that seek to separate themselves
from the surrounding community by containing the development within walled or fenced
enclaves with centralized and/or controlled access points.
Staff Comment: The proposal does not separate itself from the surrounding community.
7. Through various methods including rezonings, regulatory bylaws, incentive programs and
education, the Town shall encourage a diversity of housing to meet the needs of people of
all ages, income levels and special needs.
Staff Comment: The proposal for two single family dwellings does not diversify the Town’s housing
stock due to the Town’s housing stock predominantly consisting of single-family dwellings. Other
housing types such as duplexes, townhomes, or apartments would diversify the housing stock.
8. Through various methods including rezonings, regulatory bylaws, incentive programs and
education, the Town shall explore opportunities to improve the energy efficiency of
subdivisions and building construction.
Staff Comment: No information has been provided on the energy efficiency of building construction.
9. The Town shall encourage the efficient use of land within the Village Neighbourhood.
Staff Comment: The proposal is not an efficient use of land given the low density of the proposal and
the housing type.
There are several reasons that the Town is often seeing “inefficient” development at a lower density
than contemplated in the OCP. In addition to the complexities of construction and challenges
associated with zoning amendments, one roadblock is that multifamily developments do not always
justify a higher land value than single-family dwellings. As long as single-family buyers are willing
to pay more for land, that will be the predominant built form. At some point this economic factor will
likely shift in favour of multifamily development, but in the meantime there will continue to be a
tendency toward single family and low-density multifamily. To stimulate higher density
developments as per the OCP, the Town would likely have to make multifamily development easier
while simultaneously discouraging single-family development.
10. The Town shall require a site‐specific tree and vegetation management and conservation
plan for all new development proposals in the Village Neighbourhood.
Staff Comment: A tree and vegetation management plan has not been submitted. Staff recommend a
tree and vegetation management plan be submitted.
11. As part of the off-site works and services related to a building permit or subdivision, the
Town shall consider the requirement that owners provide for improvements to the street
frontage, including sidewalks, street trees, and street lighting.
Staff Comment: Staff recommend that an agreement for works and services be entered into prior to
adoption of the zoning.

4

Zoning Amendment: 111 Fourth Avenue West (Naked Naturals)
July 21, 2021 Council Meeting

12. Buildings should be a maximum of three storeys in height. However, the Town may
consider taller buildings on a case-by-case basis with consideration to factors such as
topography, solar access, compatibility with adjacent uses, neighbourhood impact, views
and community amenities. The Town will also recognize increases in typical ceiling heights
in the consideration of height limits.
Staff Comment: The proposed development is for single-family dwellings, which will not exceed the
maximum height outlined in this policy.
The following policies are specific to Mixed Residential 1 designation:
1. The Town recognizes existing single-family and two-family dwellings within the area
designated as ‘Mixed Residential’, as shown on map ‘Schedule 2.2’.
Staff Comment: The proposed development is for two single-family dwellings, which are compatible
with the existing single-family and two-family dwellings.
2. The Town will consider rezonings for multi-family residential uses within the area
designated ‘Mixed Residential’, as shown on map ‘Schedule 2.2’.
Staff Comment: The proposed development is not for multi-family residential.
3. The maximum density for residential dwellings in the Mixed Residential 1 area shall be up
to 60 dwellings/ha. However, the Town will consider density bonuses in order to provide
affordable housing, underground parking, ‘green’ buildings, adaptable design features,
public amenities and public open space as part of multi-family residential development
within the “Village Neighbourhood”.
Staff Comment: The property has a proposed density of approximately 18 dwellings/ha, which is well
below the maximum of 60 dwellings/ha. To achieve the maximum density outlined in the OCP, a
total of three units per parcel would be permitted. However, the proposed approach (detached
residential dwellings) will likely be more acceptable to the neighbourhood, while still increasing
density above what currently exists.
4. The Town shall develop a suitable multi-family residential zoning for the ‘Mixed
Residential’ area that will encourage small-scale developments in accordance with
‘Development Permit Area M1’ design guidelines.
Staff Comment: The proposed development is not for multi-family residential, therefore the
Development Permit Area M1 guidelines do not apply.
5. The implementing bylaws and policies of the Town shall ensure that existing trees are
retained where possible, as part of the on-site landscape requirements for multi-family
residential developments.
Staff Comment: The proposal is for single-family dwellings, not a multi-family development.
However, staff recommend a tree and vegetation management plan be submitted, which identifies
existing trees and the trees that will be retained.
6. Sidewalks, curbs and gutters, grass boulevards, trees, and pedestrian-friendly streetscapes
shall be encouraged as part of multi-family developments.
Staff Comment: The proposed development does not make improvements to the streetscape; however,
there will be a contribution made to the Town’s Sidewalk Reserve Account. Staff recommend that the
streetscape be softened through the use of landscaping, including boulevard treatment and dedicating
a portion of the land for a sidewalk in the future.
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7. Building designs and site development for multi-family residential developments shall
conform to the ‘Development Permit Area M1’ design guidelines.
Staff Comment: The proposed development is for single-family dwellings, therefore, the Development
Permit Area M1 design guidelines do not apply. Staff recommend that a Section 219 Covenant
outlining design guidelines be registered on title to ensure the development is built as proposed, and
complements the existing Qualicum Beach character.
8. The Town shall develop more detailed design guidelines for (‘Development Permit Area
M1’). After development of design guidelines, the densities for Mixed Residential 1 and
Mixed Residential 2 should be reviewed to ensure compatibility with the design guidelines.
Staff Comment: Additional detailed guidelines have not been developed at this time.
Advisory Planning Commission
The APC recommended that the properties have the potential for a secondary suite or garden
suite. While this was not specifically requested by the applicant originally, at the APC meeting
the applicant supported this concept. Furthermore, staff also support the allowance of a
secondary suite, as suites are allowed in almost every part of the Town. Staff Recommendation
#3 would amend the S. 219 Covenant to permit a secondary suite or garden suite on each parcel.
SUMMARY
The proposed development for 245 Mill Road requires a rezoning from R14 to R19 to allow two
single-family dwellings on two separate parcels. The subject property is addressed as 245 Mill
Road; however, the subject property consists of two separate parcels. The proposed
development is a more efficient use of land than what is currently on the parcel, and the
development is compatible with the neighbourhood. Due to the proposed development being
single family dwellings, there are specific Village Neighbourhood policies that do not apply. As
well, the Development Permit Area M1 design guidelines do not apply. Staff recommend that
the zoning amendment bylaw be given second reading and a Public Hearing be scheduled for
September 8, 2021.
ALTERNATIVES
1. THAT Council denies the zoning amendment application for 245 Mill Road;
2. THAT Council provides alternative direction to staff.

___________________
Rebecca Augustyn, MCIP, RPP
Planner
Report Writer

____________________
Luke Sales, MCIP, RPP
Director of Planning
Concurrence

______________________
Daniel Sailland
CAO
Concurrence

Attachments:
BYLAW.580.128 - 245 Mill Road (R20).docx
PLANS.245MillRoad.July212021.pdf
N:\0100-0699 ADMINISTRATION\0360 COMMITTEES AND COMMISSIONS\Council\2021\07 21 regular Council
meeting\memo.245MillRoad.July212021.docx
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TOWN OF QUALICUM BEACH
BYLAW NO. 580.128, 2021
A BYLAW TO AMEND THE TOWN OF QUALICUM BEACH
LAND USE AND SUBDIVISION BYLAW NO. 580, 1999
WHEREAS the Council may, under Section 479 of the Local Government Act, divide the municipality into
zones, regulate within a zone the use of land, buildings and structures, the density of use of land,
buildings and structures, and the siting, size and dimensions of buildings and structures and may, under
Section 482 of the Local Government Act, establish different density regulations for a zone depending on
whether conditions relating to the provision of amenities or affordable or special needs housing are met,
and may designate an area within a zone for particular types of housing, and
WHEREAS the owner of the land described in this Bylaw has consented to the designations set out in the
Bylaw;
The Council of the Town of Qualicum Beach, in open meeting lawfully assembled, hereby enacts as
follows: “Town of Qualicum Beach Land Use and Subdivision Bylaw No. 580, 1999” is hereby amended
as follows:
1. “Schedule 6A – Zoning Map” is hereby amended by changing the zoning designation of Lot 3,
Block 13, District Lots 56 and 57, Newcastle District, Plan 2005 from Residential 14 Zone (R14) to
Residential 19 (R19) as shown outlined in heavy black line on Schedule ‘A’ which is attached to,
and forms part of, this Bylaw.
2. “Schedule 6A – Zoning Map” is hereby amended by changing the zoning designation of Lot 2,
Block 13, District Lots 56 and 57, Newcastle District, Plan 2005 from Residential 14 Zone (R14) to
Residential 19 (R19) as shown outlined in heavy black line on Schedule ‘A’ which is attached to,
and forms part of, this Bylaw.
3. This bylaw may be cited as “Town of Qualicum Beach Land Use and Subdivision Bylaw No. 580,
1999 Amendment (245 Mill Road) Bylaw No. 580.128, 2021.”
INTRODUCED FOR FIRST READING this 28th day of April, 2021.
READ A SECOND TIME, as amended, this day of, 2021.
Notice published pursuant to Section 466 of the Local Government Act on the day of, 2021 and the day of,
2021.
PUBLIC HEARING held this day of, 2021.
READ A THIRD TIME this day of, 2021.
ADOPTED this day of , 2021.

Brian Wiese, Mayor

Heather Svensen, Corporate Administrator
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Schedule ‘A’ – BYLAW NO. 580.128, 2021

Perspective - 1 (West)

Perspective - 2 (North)

C.A. DESIGN

CONCEPTUAL

245 MILL ROAD - QUALICUM BEACH

MARCH 15, 2021
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