
Town of Qualicum Beach 
M E M O R A N D U M 

 
TO:      Luke Sales, Director of Planning            FOR:      Council Meeting, December 8, 2021 
 
FROM:       Rebecca Augustyn, Planner 
 
SUBJECT:  Zoning Amendment: 111 Fourth Avenue West (Naked Naturals) 
 
RECOMMENDATION 

• THAT “Town of Qualicum Beach Land Use and Subdivision Bylaw No. 580, 1999 
Amendment (111 Fourth Avenue West) Bylaw No. 580.129, 2021” be read a third time. 

• THAT “Town of Qualicum Beach Land Use and Subdivision Bylaw No. 580, 1999 
Amendment (111 Fourth Avenue West) Bylaw No. 580.129, 2021” be adopted.  

• THAT “Town of Qualicum Beach Land Use and Subdivision Bylaw No. 580, 1999, 
Amendment (Housing Agreement: 111 Fourth Avenue West) Bylaw No. 766, 2021” be read 
a third time.  
 

PURPOSE  
To consider a zoning amendment application for the subject property located at 111 Fourth 
Avenue West to permit a mixed use development that includes a commercial food store on the 
ground floor and nine residential rental units above, as well as surface and underground 
parking.   
 
BACKGROUND  
An application has been received for the subject property, which is located on the corner of 
Memorial Avenue and Fern Road West. In 2012, the Town purchased the subject property, 
formerly known as the Bus Garage property, from School District 69 for the purpose of 
developing unique housing options, mixed use commercial and residential space, cultural 
facilities and/or community amenities. In 2019, the Town undertook public consultation 
regarding the subject property in conjunction with Vancouver Island University. A final vision 
report was published as part of the consultation process. In 2020, the Town put out a request for 
proposals for a mixed residential and commercial development. In 2021, the Town entered into 
an agreement with Naked Naturals to develop one acre of the subject property, and a working 
group was formed to provide recommendations on the entire site. The working group made the 
following recommendations, which were endorsed by Council on March 24, 2020: 
 

a. The area should function as a whole (synergy) with surrounding uses, with natural flow 
between Naked Naturals, parking, public and private outdoor areas.  

b. Maximize view of Mt Arrowsmith from key public spaces.  
c. Support a rational traffic flow from Memorial Avenue and Fern Road. 
d. Residential unit parking is required. Parking for Naked Naturals needs flexibility based 

on overall site plan that comes out of Working Group. Should be determined by Naked 
Naturals and Town Council at time of zoning amendment application.  

e. Prioritize safe and pleasant pedestrian connectivity through and around store, outdoor 
public square, outdoor areas and parking.  

f. Creates opportunities for Naked Naturals landscaping, outdoor space, and Memorial 
Avenue street presence.  
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g. There should be a multi-purpose public gathering square at the corner of Fern Road and 
Memorial Avenue, in accordance with the covenant.  

h. Quality of residential neighbourhood will include 8 – 12 upper floor units provided 
with own shared entrance, and parking.  

i. Preserve and protect the environmental aspects of the site – e.g. solar gain, views, etc.  
j. This is the gateway to the Town centre and the architecture should be designed 

accordingly. 
k. Enable practical and safe movement tractor trailers, vehicles and pedestrians.  

 
The applicant, Naked Naturals, has come forward with a zoning amendment and Development 
Permit application for the subject property. The proposal is for ground floor commercial with 
nine residential units on the second storey. Also included on the site is surface and underground 
parking. The subject property is currently zoned Institutional 1 (P1) and Institutional 3 (P3). The 
zoning amendment would change the zoning to Commercial 1, the same zone as most of the 
uptown core. The subject property is located in the Village Neighbourhood and is designated as 
Commercial Cultural Residential in the Official Community Plan (OCP). The property is also 
within the Form and Character Development Permit Area: C1 Downtown Commercial.  
 
The application went before Council on July 21, 2021 and Council adopted the following 
motions: 

• THAT the bylaw entitled “Town of Qualicum Beach Land Use and Subdivision Bylaw 
No. 580, 1999 Amendment (111 Fourth Avenue West) Bylaw No. 580.129, 2021” be 
introduced and given first reading.  

• THAT Council refers the development application for 111 Fourth Avenue West to the 
Advisory Planning Commission for comment subject to the following:  

o Submission of alternative facade options for the Memorial Avenue frontage of the 
proposed building.  

• THAT prior to adoption of a zoning amendment bylaw for 111 Fourth Avenue West, the 
following be completed:  

o Execution of a Section 219 Covenant and/or another legal agreement to ensure 
that there are no age restrictions on the occupancy of the dwelling units. 
 

The application went before the Advisory Planning Commission (APC) on September 15, 2021. 
The APC adopted the following motion: 

• THAT the Advisory Planning Commission supports the rezoning application for 111 
Fourth Avenue West (Naked Naturals), from Institutional 1 (P1) and Institution 3 (P3) to 
Commercial 1 (C1)  

• THAT the Advisory Planning Commission supports the development application for 111 
Fourth Avenue West (Naked Naturals) subject to the following;  

a. Provide a unified landscape concept for the entire site plan, including the town 
square and the site pedestrian and vehicle traffic pattern.  

b. Town creates a process for successful joint planning, design coordination, 
construction and operations, of the Naked Natural project, town square project 
and underground parking project. 

c. Following architecture details be reconsidered: 
i. Increase ceiling height in store to be similar to comparable retail spaces;  

ii. Provide roof overhang and other projections on the gables and flat roofs;  
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iii. Further development of materials and articulation along Memorial 
Avenue elevations; and 

iv. Revisit scale and design of entrances for residential zone to include an 
elevator at each end. 

d. Revisit interior residential design and conflict with the restaurant and kitchen. 
e. Revisit whether there can be more housing units and possible less restaurant 

space. 
f. That the Advisory Planning Commission be given the opportunity to review the 

proposed modifications to the entire development design. 
 
 
Based on the APC motion, the applicant submitted revised plans. The revised plans included the 
following changes: 

• Increasing the ground floor ceiling height from 12ft to 16ft, and an additional 1ft has 
been provided for structure and services.  

• Adding overhangs to two out of the three pitched roofs on Memorial Avenue. 
• Adding a lower roof along the two gabled facades along Memorial Avenue.  
• Replacing the plum and maple trees with Dogwood trees on the landscape plan.  

 
The revised plans do not include all the elements identified in the APC recommendation. 
However, staff are generally satisfied with the revisions made to the application, including 
revisions to the Memorial Avenue façade and increasing the height of the ground floor ceiling.  
 
On October 6, 2021, the application went before Council and Council adopted the following 
motions: 

• THAT Council defer 2nd reading of the bylaw entitled “Town of Qualicum Beach Land 
Use and Subdivision Bylaw No. 580, 1999 Amendment (111 Fourth Avenue West) Bylaw 
No. 580.129, 2021 to a future Council meeting to allow the Advisory Planning 
Commission an opportunity to review the proposal.  

• THAT “Town of Qualicum Beach Land Use and Subdivision Bylaw No. 580, 1999, 
Amendment (Housing Agreement: 111 Fourth Avenue West) Bylaw No. 766, 2021” be 
introduced and read a first and second time. 

 
The application went before the APC on November 3, 2021, and the following motions were 
adopted: 

• THAT the Advisory Planning Commission recognized that while major improvements 
have been made on the project, the Commission remains concerned about the following 
two unaddressed concerns:  

1. The scale and design of entrances and flow into the residential component and 
relative to the restaurant space. 

2. The Town’s process to ensure successful joint planning, design coordination, 
construction and operations of the Naked Natural project, town square project 
and underground parking project.  

• THAT the Advisory Planning Commission does not recommend advancing with a 
project that depends on the missing elements of the Town’s parking plan. 
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On November 17, 2021, the application went before Council and Council adopted the following 
motions: 

• THAT the bylaw entitled “Town of Qualicum Beach Land Use and Subdivision Bylaw No. 
580, 1999 Amendment (111 Fourth Avenue West) Bylaw No. 580.129, 2021” be read a 
second time. 

• THAT Council holds a Public Hearing on December 8, 2021 at 10:00am in person in the 
Council Chamber, 660 Primrose Street, Qualicum Beach, or electronically via Zoom in 
regard to “Town of Qualicum Beach Land Use and Subdivision Bylaw No. 580, 1999 
Amendment (111 Fourth Avenue West) Bylaw No. 580.129, 2021”. 

 
A Public Information Meeting (PIM) is scheduled to be held on December 7, 2021. Feedback 
from the PIM will be provided through a verbal update at the December 8, 2021 Council 
meeting.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

Figure 1: Subject Property 
 
DISCUSSION 
The application for the subject property includes ground floor commercial and nine residential 
units above. A zoning amendment application is required due to the proposal being for a mixed-
use development that includes commercial and residential. The existing zoning only permits 
institutional uses such as a school, church and public parking lot. The following is an overview 
of the land use regulations and design guidelines relevant to the property.  
 
 
LAND USE 
Density: There is no maximum density outlined in the OCP. The proposed density is 
approximately 22 units per hectare, which is relatively low. 
 
Height: The building height is 14.5m. This is higher than the 10m identified in the zoning. 
However, the Village Design Guidelines support variances to height for architectural interest, 
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and most of the new buildings in the uptown are taller than 10m. Height can be varied through 
the Development Permit. 
 
Setbacks: The setbacks for the proposed development are as follows, the front lot line setback is 
1.4m, the rear lot line setback is 24.4m, the interior lot line setback is 1.0m and the exterior lot 
line setback is 1.4m. The interior lot line setback requires a variance of 0.5m, which would also 
be included in the Development Permit. The interior lot line is the north side of the site, adjacent 
to the planned public plaza, so a setback of 1.0m is reasonable.  
 
Parcel Coverage: The proposed parcel coverage is 42%, much lower than the maximum in the 
C1 zone.  
 
Parking: The required number of off-street parking spaces is 62 off-street parking spaces. There 
are 68 off-street parking spaces provided through surface and underground parking. Staff have 
calculated the required number of off-street parking spaces under the “C1, C4 and C7” zones 
since there is no equivalent for the Comprehensive Development zone in schedule ‘6B’, Table 1: 
Required Number of Off-street Parking Spaces under Town of Qualicum Beach Land Use and 
Subdivision Bylaw No. 580, 1999.  
 
Rental Housing: The nine residential units are proposed as rental housing.  
 
2018 Official Community Plan 
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 proposal for a mixed-use residential/commercial development is considered to be 
a compact development overall; however, the residential portion of the project is a relatively low 
density.    

 
2. The Town shall discourage owners from restricting occupation or ownership of a residential 

unit because of age.  
Staff Comment: A Section 219 covenant could be registered on the subject property to prohibit 
restricting occupation based on age. 
 

3. The emphasis of street design shall be pedestrian-friendly, rather than car-friendly.  
Staff Comment: The street design along Memorial Avenue and Fern Road West is pedestrian friendly 
since vehicular access is from Fourth Avenue East and from the existing Fern Road West access. 
Landscaping is proposed along Memorial Avenue and the existing sidewalk will be retained. In 
addition, the public square will be located on the corner of Fern Road West and Memorial Avenue.  

 
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: Residential development, especially rental units, would diversify the housing stock. 
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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: No rainwater management plan has been submitted as part of the proposal. However, 
a storm-water connection is available.  
 

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 residential component of the development is integrated into the site and does not 
separate itself from the surrounding community or commercial uses.  
 

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: Residential rental units would diversify the Town’s housing stock and provide much 
needed rental.    

 
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: The proposed development will meet Building Step Code 4. Staff recommend that the 
option of EV charging stations be explored as part of the proposed development.  
 

9. The Town shall encourage the efficient use of land within the Village Neighbourhood.  
Staff Comment: The zoning amendment would increase the density on the site; however, the 
residential component is considered a relatively low density.  
 

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: There are no significant trees on the parcel.  

 
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: The Memorial Avenue, Fern Road and Fourth Avenue frontages are already mostly 
finished. Only minor upgrades are warranted and will be done at the time of landscaping.  
 

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 two storeys, but the height is more consistent with a 
three-storey building, which is within the maximum three-storey height outlined in this policy. The 
proposed development utilizes solar access and takes into account compatibility with adjacent uses, 
specifically the residential uses adjacent to the subject property. An additional storey would be 
technically compliant with this policy and would advance the densification targets for the Village 
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Neighbourhood. However, the parking and massing requirements would create constraints to adding 
another storey.   

 
The following policies are specific to the Commercial/Cultural/Residential designation: 
1. The Town and consultants shall further explore the feasibility of possible uses within the 

‘Commercial /Cultural/Residential’ designation shown on map ‘Schedule 2.2’, including the 
following:  
• Park / Public Square  
• Neighbourhood Pub  
• Commercial Space (retail/office)  
• Artist Studios / Galleries  
• Hotel  
• Performing Arts Centre  
• Seniors’ Centre  
• Residential Development Above Ground Floor  
• Outdoor Performance Venue  
• Parking  
• Movie Theatre  

 
Staff Comment: The proposal is for commercial space and residential development above ground floor, 
and as such, meets this policy. There will also be an adjacent public square on the corner of Fern Road 
West and Memorial Avenue.  Other amenities on this list are under consideration for development on 
the Town’s remaining land.  

 
2. The Town supports the 1994 “Downtown Revitalization” study recommendation that a public 

square be included as part of the development of the Commercial/Cultural/Residential area.  
Staff Comment: A public square on the corner of Fern Road West and Memorial Avenue is 
incorporated as part of the overall site plan, and the Town has engaged an urban designer to develop 
concepts for the site.  

 
3. The Town will continue to support The Old School House as a cultural centre for the arts.  

Staff Comment: The Old School House will continue to be a feature of the site and there are no plans to 
alter the building.  

 
Development Permit Area M1 – Village Neighbourhood:  The subject property is in the “C1 – 
Uptown Commercial” Development Permit Area (DPA). At this time, staff recommend the 
Development Permit not be approved in conjunction with the zoning amendment. Following is 
a review of the M1 Development Permit Area Guidelines. 
 

1. Buildings shall avoid massive building components in favour of smaller clustered designs 
of human scale. Breaks in the street frontage to accommodate driveways and parking shall 
be avoided along the major shopping streets, where possible.  
Staff Comment: The proposed development is a single large building; however, the façade is broken up 
through variations in design. There are also overhangs on two of the pitched roofs on Memorial 
Avenue and a lower roof on the two of the gabled facades along Memorial Avenue, wrapping the 
corner onto Fourth Avenue. 
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2. Courtyards and "boutique"-like clustering of commercial premises with associated street 
furniture scaled toward Pedestrian traffic are desirable. Public spaces for community 
gathering should be integrated into designs wherever possible. Lighting should be 
adequate, but should avoid the use of high-intensity fixtures in favour of more ornamental 
lighting at lower levels of illumination.  
Staff Comment:  The commercial use is for a single grocery store so a boutique clustering would not 
be functional in this case. Public spaces, including a seating area for the grocery store and a public 
square are included in the design.  
                                                                 

3. Parking facilities shall be integrated with on-site landscaping. Smaller, clustered facilities 
are preferable to large blacktopped areas.  
Staff Comment: The parking consists of both surface parking and underground parking. The surface 
parking area is one large area; however, there is landscaping integrated.  

 
4. Residential uses may be considered on the ground floor subject to the following conditions:  

a) Ground-floor dwelling units must not have direct street frontage.  
b) Ground-floor dwelling units must be adaptable to future commercial uses.  
Staff Comment: All residential units are located on the second storey of the building.  

 
The Village Design Guidelines are used to guide Council and staff in the review of 
developments in the downtown.  The subject property is located within the Historic Mainstreet 
designation of the Village Design Guidelines. Relevant excerpts from this section of the Village 
Design Guidelines are included below.  
 
Building style and image 
Excerpt: “No particular building style is required, but building style and image should be 
consistent with traditional village design. Designers are encouraged to draw creatively on 
authentic design elements of Qualicum Beach.” 
Staff Comment: The architectural style of the proposed development was influenced by the surrounding 
commercial and residential uses. The square commercial building is softened through the use of 
architectural features and the earth tone colour scheme adheres to the Village Neighbourhood Design 
Guidelines. However, the building style does depart from the traditional village design vocabulary, which 
is likely warranted on the west façade facing the parking lot. The East façade (Memorial Avenue) has 
overhangs on two of the pitched roofs on Memorial Avenue and a lower roof on two of the gabled facades 
along Memorial Avenue. 
  
Form, scale and proportions 
Excerpt: “The traditional façade has two parts: the storefront and the upper façade. The 
storefront should be relatively delicate in appearance with open ground-level display windows. 
The upper façade should be characterized by simple window openings and ornamentation. Roof 
forms may vary with building style.” 
Staff Comment: The excerpt above addresses a two-storey building, with a single storey above commercial. 
The proposed development is two storeys, but the height is more consistent with a three-storey building. 
The ground floor has display windows, but the storefront is not considered delicate in appearance. There is 
a distinction between the lower storey and the upper storey. 
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Setbacks 
Excerpt: “In Area 2, front setbacks should be a minimum 1.0m, but may vary according to 
design and landscaping conditions (bay windows & planters may jut in and out along the 
street).”  
Staff Comment: The Memorial Avenue setback is consistent with this commercial aesthetic.   
 
Roofline 
Excerpt: “Many roof forms and styles may be used, particularly those that enhance the informal 
village character or draw on roof forms traditional to Qualicum Beach. Flat roofs with stepped 
or sloped parapets traditional to the early Townsite are encouraged for heritage buildings and 
existing one to two storey facades in the Historic Mainstreet area. Articulated sloped roof forms 
with overhangs are encouraged for new and infill buildings. Third storeys can be integrated into 
the roof form to minimize the apparent building height. Towers or feature roofs may be used on 
a limited basis for architectural emphasis. Solid canopies should blend in with the roof design.” 
Staff Comment: The proposed development has an articulated sloped roof, and overhangs to two of the 
three pitched roofs on Memorial Avenue. As well, there is a sloped roof on two of the gabled facades along 
Memorial Avenue.  
 
Excerpt: “The upper facade includes the wall surface, windows, eave, parapet, cornices, & 
architectural ornamentation. Existing upper facades should be restored to their original 
appearance or design appropriate to the building style. New facade design should be 
compatible with traditional upper storeys in proportions, placement of openings, window 
styles, & detailing.” 
Staff Comment: The applicant has included ornamentation, such as overhangs on two of the pitched roofs, 
and a roofline that delineates between the lower and upper storey.  
 
Materials 
Excerpt: “Materials and craftsmanship should be in keeping with quality wood-frame 
construction, consistent with the village character. Only good quality materials and construction 
techniques that will last in this wet west coast climate should be used.” 
Staff Comment: The building materials consist of metal; however, the materials are consistent with the 
traditional village character and are more reminiscent of wood.  
 
Colour 
Excerpt: “Natural pigment or earthtone colours are most appropriate. The overall effect of a 
colour scheme should be harmonious, attractive and consistent with the building style and 
character of the area.” 
Staff Comment: The proposed development uses earth tone colours, which is consistent with the design 
guidelines.   
      
                       
Sustainability 
As noted in the analysis of the design guidelines above, the proposed building departs from 
some of the traditional design elements encouraged by the Village Design Guidelines.  
However, the building also marks a dramatic step towards sustainable and energy efficient 
building design, which must be weighed in consideration of the design.  

• The building is proposed to be constructed to BC Energy Step Code 4, which is an 
ambitious target that will require considerable investment. 
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• The sloped roofs of the building are almost completely covered in solar panels, which 
will offset a large part of the buildings energy requirements. 

• The majority of the roof is covered with plantings. This type of “green roof” will reduce 
storm water runoff, reduce building cooling requirements in the summertime, and help 
mitigate the heat island effect commonly associated with the flat roofs of commercial 
buildings.  

 
Some elements of the Village Design guidelines, such as extensive building articulation, actually 
detract from the goal of energy efficiency. There certainly needs to be a balance between 
adherence with tradition design standards and sustainability initiatives. For the most part, staff 
consider this development to be achieving that expectation. However, while the proposed 
mixed-use development meets the OCP guidelines, some elements of the proposal vary from the 
Village Design Guidelines.  
 
The proposed development at 111 Fourth Avenue West generally complies with the 
Development Permit Area C1 guidelines in terms of height and the Memorial Avenue frontage. 
However, staff recommend a Development Permit not be approved in conjunction with the 
zoning amendment. The Development Permit review process can continue after the zoning 
amendment process has been completed.     
 
SUMMARY 
Zoning Amendment 
The proposed density and land use support the Town’s goals of densification within the Village 
Neighbourhood and staff recommend the application be read a third time and adopted. Staff 
recommend the housing agreement bylaw be given third reading; however, the bylaw cannot be 
adopted. Section 135 (3) of the Community Charter requires at least one day between third 
reading and adoption of the bylaw. Staff will bring the housing agreement bylaw to a 
subsequent Council meeting for adoption.  
 
Development Permit Area C1 
The proposed development at 111 Fourth Avenue West generally complies with the 
Development Permit Area C1 guidelines in terms of height and the Memorial Avenue frontage. 
However, staff recommend a Development Permit not be approved in conjunction with the 
zoning amendment. The Development Permit review process can continue after the zoning 
amendment process has been completed.     
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ALTERNATIVES  
1. THAT Council requests the following changes to 111 Fourth Avenue West [insert 

changes]; 
2. THAT “Town of Qualicum Beach Land Use and Subdivision Bylaw No. 580, 1999 

Amendment (111 Fourth Avenue West) Bylaw No. 580.129, 2021” be refused; 
3. THAT Council provides alternative direction to staff. 

 
 
    
___________________   
Rebecca Augustyn, MCIP, RPP   
Planner 
Report Writer

     ____________________ 
     Luke Sales, MCIP, RPP   
     Director of Planning 
     Concurrence  
  

______________________ 
Heather Svensen 
Deputy CAO  
Corporate Administrator 
Concurrence
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BYLAW.580.129 - 111 Fourth Avenue West (C1).docx 
BYLAW.766 (111 Fourth Avenue W).docx 
PLANS.111FourthAvenueW.Dec82021.pdf 
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