
 
     
 
               
 

AGENDA - REGULAR MEETING OF COUNCIL 
Monday, September 9, 2024 @ 2:00 PM 

In the City Hall Council Chambers & Via Video-Conference 
4850 Argyle Street, Port Alberni, BC 

               

The following pages list all agenda items received by the deadline [12:00 noon on the Wednesday before the 
scheduled meeting].  A sample resolution is provided for most items in italics for the consideration of Council. For 
a complete copy of the agenda including all correspondence and reports please refer to the City’s website 
portalberni.ca or contact Corporate Services at 250.723.2146 or by email corp_serv@portalberni.ca   
 

Watch the meeting live at www.portalberni.ca 
Register to participate via webinar at: https://portalberni.ca/council-agendas-minutes 

- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - 
 

A. CALL TO ORDER & APPROVAL OF THE AGENDA 
1. Council would like to acknowledge and recognize that we work, live and play in the City of 

Port Alberni which is situated on the unceded territories of the Tseshaht [ci̓šaaʔatḥ] and 
Hupačasath First Nations.  

2. Late items identified by Councillors. 
3. Late items identified by the Corporate Officer. 
4. Notice of Video Recording (live-streaming and recorded/broadcast on YouTube). 
 

That the agenda be approved as circulated. 
 

B. ADOPTION OF MINUTES - Page 6 
1. Minutes of the Special meeting held at 11:00 am and Regular Council meeting held at 

2:00 pm on August 12, 2024 be adopted, as presented. 
 

C. DELEGATIONS 
1. Alberni Valley Community Forest Corporation - Page 12 

Chairperson, Jim Sears and members of the board in attendance to present a dividend 
cheque to the City from the Alberni Valley Community Forest Corporation. 

 

D. UNFINISHED BUSINESS 
Includes items carried forward from previous Council meetings. 
 

 

E. STAFF REPORTS 
Members of the public may be recognized by Council to speak to a report if the report is a response to 
their correspondence or an application. 
 

  

http://www.portalberni.ca/
mailto:corp_serv@portalberni.ca
http://www.portalberni.ca/
https://portalberni.ca/council-agendas-minutes
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F. BYLAWS 
Bylaws are required for the adoption of regulations, financial plans, changes to land use policy and to 
approve borrowing.  A bylaw requires four separate resolutions to be adopted and must be considered 
over a minimum of two [2] Council meetings. Each reading enables Council to reflect on the bylaw 
before proceeding further. 
 

1. Zoning Bylaw Amendment | 4691 Gertrude Street - Page 13 
Report dated September 2, 2024 from the Development Services Planner requesting 
Council consideration of first and second readings of the proposed bylaw and 
authorization to advance the bylaw to a Public Hearing. 
 

a. THAT “Zoning Amendment (4691 Gertrude Street), Bylaw No. 5112” be now 
introduced and read a first time. 
 

b. THAT “Zoning Amendment (4691 Gertrude Street), Bylaw No. 5112” be read a 
second time. 
 

c. THAT the amending Bylaw No. 5112 be advanced to a Public Hearing on Tuesday, 
October 15, 2024 at 6:00 pm in City Hall, Council Chambers. 

 
2. Housing Agreement Bylaw | 5130 Argyle Street - Page 27 

Report dated September 2, 2024 from the Manager of Planning requesting Council 
consideration for three readings of the proposed bylaw. 
 

a. THAT “Housing Agreement (5130 Argyle Street), Bylaw No. 5114” be now introduced 
and read a first time.  
 

b. THAT “Housing Agreement (5130 Argyle Street), Bylaw No. 5114” be read a second 
time. 
 

c. THAT “Housing Agreement (5130 Argyle Street), Bylaw No. 5114” be read a third 
time. 

 

G. CORRESPONDENCE FOR ACTION 
Correspondence addressed to the Mayor and Council where there is a specific request may be included 
on an agenda. Correspondence regarding personnel matters, legal action and/or items of a confidential 
nature will not be included. Correspondence addressed to Council that is administrative or operational 
in nature will be circulated to Council weekly and referred to the appropriate department for review 
and follow-up where necessary. 
 

1. M. Maczulat | Noise Bylaw Extension - Page 42 
Email received August 8, 2024 from M. Maczulat requesting an extension of the noise 
bylaw from 11:00 pm to 1:00 am during special events held at the Italian Hall. 
 

THAT Council direct staff to prepare a report providing information as it relates to the 
request received to provide a permanent extension to the Noise Control Bylaw from 
11:00 pm to 1:00 am during special events held at the Italian Hall.  
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2. Synergy Foundation | Support for a REDIP Application - Page 43 
Email dated September 4, 2024 from Synergy Foundation requesting Council support 
for application to the Province for a circular economy ecosystem project. 
 

THAT Council direct staff to prepare a letter to the Province on behalf of Synergy 
Foundation in support of their application for a Rural Economic Diversification and 
Infrastructure Program (REDIP) grant to establish a circular hub strategy for 
construction and demolition waste diversion in the Alberni Valley. 
 

3. Wesco Food Society | Support for a Community Food Kitchen - Page 47 
Email dated September 3, 2024 from Wesco Food Society requesting Council support 
toward grants for a community food kitchen. 
 

THAT Council direct staff to prepare a letter to Wesco Food Society in support of their 
grant applications for a community food kitchen. 
 

H. PROCLAMATIONS 
1. Port Alberni Toy Run - Page 72 

Letter received August 19, 2024 providing information regarding the Toy Run and 
requesting a proclamation. 
 

THAT Council support the Port Alberni Toy Run Association’s activities taking place on 
September 14 & 15, 2024 including staff working with event organizers to coordinate 
CIP funding for any required permits or incidentals subject to:  
 

• the notification of emergency services and BC transit; 
• implementation of a Traffic Safety Plan to be approved by the City of Port 

Alberni, including qualified Traffic Control personnel as required; 
• provision of standard liability insurance in the amount of $5M; 
• receipt of Special Event Permit from the LCRB. 

 

AND FURTHER, THAT Council on behalf of Port Alberni Toy Run, proclaim September 9-
15, 2024 as ‘Port Alberni Toy Run Week’ in Port Alberni. 
 

2. Port Alberni Association for Community Living - Page 73 
Letter dated August 13, 2024 requesting that October 2024 be proclaimed as 
‘Community Inclusion Month’ in Port Alberni. 
 

THAT Council on behalf of Port Alberni Association for Community Living, proclaim 
October 2024 as ‘Community Inclusion Month’ in Port Alberni. 
 

3. Port Alberni Fire Department - Page 74 
Letter dated August 12, 2024 requesting that the week of October 6-12, 2024 be 
proclaimed as ‘Fire Prevention Week’ in Port Alberni. 
 

THAT Council on behalf of the Port Alberni Fire Department, proclaim October 6-12, 
2024 as ‘Fire Prevention Week’ in Port Alberni. 
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I. CORRESPONDENCE FOR INFORMATION 
Correspondence found here provides information to Council. Correspondence regarding personnel 
matters, legal action and/or items of a confidential nature will not be included. Correspondence 
addressed to Council that is administrative or operational in nature will be circulated to Council weekly 
and referred to the appropriate department for review and follow-up where necessary.  
 

1. Correspondence Summary - Page 75 
a. Ministry of Municipal Affairs | Condolences for Councillor John Douglas 
b. UBCM | Provincial Response to 2023 Resolutions 
c. BC Games Society | 2024 BC Summer Games Participants and Medal Count by City 
d. Kidney Foundation | Supporting Living Organ Donation by Municipal Employees 
e. Village of Lumby | UBCM Elections 
f. UBCM | Canada Community-Building Fund: First Community Works Fund Payment 

for 2024/2025 
g. City of Campbell River | Copy of letter addressed to the Premier re: Urgent Request 

for Provincial Support in Addressing Homelessness in Campbell River 
h. ACRD | Submarine Watermain to West Bamfield Replacement in 2025 
i. Various Resolution Submissions from Local Governments to 2024 UBCM 

Convention 
 

J. REPORT FROM IN-CAMERA 
1. Audit Services 

Council releases for public consumption acceptance of the quotation to extend the 
external audit services of MNP for the years, 2024, 2025, and 2026 and appointment of 
MNP as external auditors for this period. 

 

K. COUNCIL REPORTS 
 

L. NEW BUSINESS 
New items of business requiring Council direction as well as an opportunity for Council to raise issues as 
a result of the business of the meeting or to identify new items for subsequent meetings by way of a 
‘Notice of Motion’. 
 

1. Public Works Yard | Roof Replacement - Page 102 
Report dated September 3, 2024 from the Director of Parks, Recreation and Culture 
requesting Council consideration to replace the roof at the Public Works Yard. 
 

a. THAT Council amend the “City of Port Alberni 2024-2028 Financial Plan Bylaw No. 
5097, 2024” as follows: 
• allocate $350,000 for the Public Works Yard Building roof to 2024 Capital Plan; 
• allocate $350,000 from the Water Reserve Fund, to be replenished (with 

interest) in 2025 with surplus, followed by taxation as required. 
 

b. THAT Council direct staff to proceed with replacing the entire roof (3 sections) of the 
Public Works Yard building. 
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2. Burde Street Reconstruction Project - Page 105 
Report dated September 3, 2024 from the Director of Infrastructure Services 
requesting Council authorization to amend the Financial Plan Bylaw to fund the Burde 
Street Reconstruction Project. 
 

THAT Council amend the “City of Port Alberni 2024-2028 Financial Plan Bylaw No. 5097, 
2024” by allocating $2,481,700 towards reconstruction of Burde Street between 10th 
and 16th Avenue with funding from the Water Fund and Sewer Fund Capital Reserves in 
the amount of $827,233.33 each, totalling a net increase of $1,311,700. 

 

3. Provision of Emergency Health Services | Cllr. Patola 
WHEREAS: The Provision of Emergency Health Services is a responsibility of the 
Provincial government, and 
 

WHEREAS: The Provincial government has failed to sufficiently fund the ambulance 
service in Port Alberni, and 
 

WHEREAS: The Provincial government has instead utilized Port Alberni municipal tax 
funds to augment the inadequate level of ambulance service by downloading the 
provincial responsibility to a municipal service, and 
 

WHEREAS: The Provincial government does not reimburse the City of Port Alberni for 
services it uses, and 
 

WHEREAS: This current model of service provision is not sustainable at the current level 
of taxation, and 
 

WHEREAS: Continuance of this model will require tax increases to the citizens of Port 
Alberni of roughly 2% per annuum and a further capital expenditure of unknown value 
in the 10s to 100s of millions of dollars, 
 

THEREFORE, BE IT RESOLVED THAT City Council of Port Alberni hereby directs 
administration to: 
1. Create a fire department response policy and where necessary, amendments to the 

Fire Control Bylaw and its schedules, to limit medical aid response to the category 
of “PURPLE”. 

2. Create a timeline for implementation of this policy / bylaw to take effect not later 
than June 30, 2025. 

3. Notify the Provincial ambulance service of this policy / bylaw and the timeline for 
implementation. 

4. Notify the Ministry of Health of this policy / bylaw and the timeline for 
implementation. 

5. Include this policy / bylaw as a central topic in meetings with relevant parties being 
held at UBCM 2024. 

 

M. QUESTION PERIOD 
An opportunity for the public to ask questions of Council on decisions or recommendations made during 
the course of the meeting. A maximum of three [3] questions will be permitted per speaker. For those 
participating electronically, please use the ‘Raise your Hand’ feature. 
 

N. ADJOURNMENT 
That the meeting adjourn at       PM. 



MINUTES OF THE IN-CAMERA MEETING OF COUNCIL 
MONDAY, August 12, 2024 @ 11:00 a.m. 

City Hall Committee Room | 4850 Argyle Street, Port Alberni, BC 
               
PRESENT: Mayor S. Minions  
 Councillor D. Dame 
 Councillor D. Haggard 
 Councillor C. Mealey 
 Councillor T. Patola 
 Councillor C. Solda 
 

Regrets:  
 

Staff: M. Fox, Chief Administrative Officer 
 S. Smith, Director of Development Services | Deputy CAO 
 D. Leurebourg, Director of Corporate Services 
 

Call to order:  @ 11:00 a.m. 
 

MOVED and SECONDED, THAT Council conduct a special Council meeting closed to the public on the 
basis that one or more matters covered under Section 90 of the Community Charter will be 
considered, specifically outlined as follows: 
 
Section 90 (1)(e)  the acquisition, disposition or expropriation of land or improvements, if the 

council considers that disclosure could reasonably be expected to harm the 
interests of the municipality; 

 
Section 90 (1)(g)  litigation or potential litigation affecting the municipality; 
 
Section 90 (1)(k)  negotiations and related discussions respecting the proposed provision of a 

municipal service that are at their preliminary stages and that, in the view of the 
council, could reasonably be expected to harm the interests of the municipality 
if they were held in public;  

 
Section 90 (2)(b)  the consideration of information received and held in confidence relating to 

negotiations between the municipality and a provincial government or the 
federal government or both, or between a provincial government or the federal 
government or both and a third party; 

 

CARRIED 
 

The meeting was adjourned at 1:44 p.m. 
 

CERTIFIED CORRECT 
 
_____________________________ ______________________________ 
Mayor Corporate Officer 
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MINUTES OF THE REGULAR MEETING OF COUNCIL 
Monday, August 12, 2024 @ 2:00 PM 

In the City Hall Council Chambers & Via Video-Conference 
4850 Argyle Street, Port Alberni, BC 

               
Present: Mayor S. Minions 
 Councillor D. Dame 
 Councillor D. Haggard 
 Councillor C. Mealey 
 Councillor C. Solda 
 Councillor T. Patola 
 
Staff: M. Fox, Chief Administrative Officer 
 S. Smith, Director of Development Services | Deputy CAO 
 D. Leurebourg, Director of Corporate Services 
 R. Macauley, Deputy Director of Finance 
 C. Wright, Manager of Operations 
 S. Lowe, Manager of Communications | Recording Secretary 
 J. Pelech, Information Services Manager 
  

Gallery: 18 
 
A. CALL TO ORDER & APPROVAL OF THE AGENDA 

The meeting was called to order at 2:00 PM. 
 

MOVED AND SECONDED, THAT the agenda be adopted as printed and circulated. 
CARRIED 
 

B. ADOPTION OF MINUTES  
MOVED AND SECONDED, THAT the Minutes of the Special meeting held at 12:00 pm and 
Regular Council meeting held at 2:00 pm on July 8, 2024, and minutes of the Special meeting 
held at 5:00 pm on July 29, 2024 be adopted, as presented. 
CARRIED 
 

C. DELEGATIONS 
 

D. UNFINISHED BUSINESS 
 

E. STAFF REPORTS 
1. Removal of Accounts 

Staff provided Council with information regarding removal of the accounts portion 
from the agenda. 
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F. BYLAWS 
1. Utility Bylaw Amendments 2024 

MOVED AND SECONDED, THAT "Waterworks Bylaw No. 5107, 2024” be now finally 
adopted, signed by the Mayor and Corporate Officer and numbered 5107. 
CARRIED | Res. No. 24-267 
 

MOVED AND SECONDED, THAT "Sewer Connection and Regulation Bylaw No. 5108, 
2024" be now finally adopted, signed by the Mayor and Corporate Officer and 
numbered 5108. 
CARRIED | Res. No. 24-268 
 

MOVED AND SECONDED, THAT "Solid Waste Collection and Disposal Bylaw No. 5109, 
2024" be now finally adopted, signed by the Mayor and Corporate Officer and 
numbered 5109. 
CARRIED | Res. No. 24-269 
 

2. OCP and Zoning Bylaw Amendments | 3830 5th Avenue 
MOVED AND SECONDED, THAT “Official Community Plan Amendment (3830 5th 
Avenue) Bylaw No. 5094” be now introduced and read a first time. 
CARRIED | Res. No. 24-270 
 

MOVED AND SECONDED, THAT “Zoning Bylaw Amendment (3830 5th Avenue) Bylaw 
No. 5113” be now introduced and read a first time. 
CARRIED | Res. No. 24-271 
 

MOVED AND SECONDED, THAT “Official Community Plan Amendment (3830 5th 
Avenue) Bylaw No. 5094” be read a second time. 
CARRIED | Res. No. 24-272 
 

MOVED AND SECONDED, THAT “Zoning Bylaw Amendment (3830 5th Avenue) Bylaw 
No. 5113” be read a second time. 
CARRIED | Res. No. 24-273 
 

MOVED AND SECONDED, THAT the amending bylaws be advanced to a Public Hearing 
on Monday, September 9, 2024 at 6:00 pm in City Hall, Council Chambers. 
CARRIED | Res. No. 24-274 
 

G. CORRESPONDENCE FOR ACTION 
1. Alberni Valley Tyee Club | Salmon Festival 

MOVED AND SECONDED, THAT Council authorize the Alberni Valley Tyee Club access to 
the Somass Lands public walkway on Thursday, August 29, 2024 to Monday, September 
2, 2024 for the purpose of the Salmon Festival weigh station subject to: 

• provision of standard liability insurance in the amount of $5M [minimum]. 
CARRIED | Res. No. 24-275 
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2. Alberni Valley Community Forest Corporation | Community Donation 
MOVED AND SECONDED, THAT Council support the recommendation from the Alberni 
Valley Community Forest Corporation to provide a donation to the Navy League Cadet 
Corps 113 in the amount of $5,000 towards the purchase of a boat trailer to help with 
launching and transportation of their vessels to training locations. 
CARRIED | Res. No. 24-276 
 

MOVED AND SECONDED, THAT Council support the recommendation from the Alberni 
Valley Community Forest Corporation to provide a donation to the Western Vancouver 
Island Industrial Heritage Society in the amount of $5,000 towards the upgrading and 
maintenance of the Speeder and passenger cars for use in this years run along the 
waterfront and special theme events. 
CARRIED | Res. No. 24-277 
 

3. Laura Donovan | Suicide Prevention Support for Indigenous Children 
MOVED AND SECONDED, THAT Council for the City of Port Alberni provide a letter 
addressed to the Minister of Education in support of improved suicide prevention for 
children. 
CARRIED | Res. No. 24-278 
 

4. Long Shots Events | Alberni Shores Event 
MOVED AND SECONDED, THAT Council receive correspondence dated August 8, 2024 
from B. Howells of Long Shot Events requesting a letter of support to be presented to 
Mosaic for the purpose of a proposed Alberni Shores Festival at Macktush Campground 
and direct staff to request that the organization provide additional information prior to 
further consideration of Council. 
CARRIED | Res. No. 24-279 
 

H. PROCLAMATIONS 
 

I. CORRESPONDENCE FOR INFORMATION 
The Director of Corporate Services summarized correspondence to Council as follows: 

a. Truck Loggers Association | ForestryWorksforBC Campaign 
b. Ministry of Agriculture and Food | Drought Challenges 
c. Ministry of Municipal Affairs | Invitation to meet with the Health Authorities of BC 

during the upcoming UBCM Convention 
d. Environment Assessment Office | Review of the Environmental Assessment Act, 

2018 
e. BC Emergency Health Services | Port Alberni receiving Community Paramedic 
f. Adventure Sport Park | Survey results 
g. BC Care Providers Association | Home Health – Intermunicipal Business Licence 
h. BC Wildfire Service | Provincial Wildfire Update – July 16, 2024 
i. North Island College | Strategic Plan and Year 3 Dashboard Report 
j. City of Abashiri | Condolences for Councillor John Douglas 
k. Ministry of Housing | Small-Scale Multi-Unit Housing [SSMUH] 
l. Public Safety Canada – Crime Prevention Branch | National Strategy to Reduce Gun 

and Gang Violence 
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m. Tetra Tech | Dam Safety Review – Lizard Lake Dam and Bainbridge Dam 
n. BC Active Transportation Infrastructure Grants Program | 2024/25 Program Intake 
o. Ministry of Environment and Climate Change Strategy | Community Wood Smoke 

Reduction Program and Environmental Data Quality Assurance Regulation [EDQAR] 
p. R. Toso, Mobius Books | Argyle Street Design  
q. Alberni-Clayoquot Regional District | News Release – Rail Corridor Study 
r. Alberni-Clayoquot Regional District | Keeping you Connected June 2024 
 

J. REPORT FROM IN-CAMERA 
 

K. COUNCIL REPORTS 
1. Council and Regional District Reports  

MOVED AND SECONDED, THAT the Council reports outlining recent meetings and 
events related to the City’s business, be received. 
CARRIED 
 

L. NEW BUSINESS 
1. Public Bench Standards | Recommendations from the July 29th Committee of the 

Whole 
MOVED AND SECONDED, THAT Council for the City of Port Alberni direct staff to 
develop City-wide park, memorial and pedestrian bench standards including a 
placement strategy associated with a needs analysis. 
CARRIED | Res. No. 24-280 
 

MOVED AND SECONDED, THAT Council for the City of Port Alberni direct staff to 
terminate the contract for bench placement and advertising effective December 31, 
2024. 
CARRIED | Res. No. 24-281 
 

2. Corporate Strategic Plan Review 
MOVED AND SECONDED, THAT Council receive the report ‘Corporate Strategic Plan 
Review’ dated July 29, 2024. 
CARRIED | Res. No. 24-282 
 

3. 2024 Council Committee Appointments 
MOVED AND SECONDED, THAT amendments to the Council appointments to 
Committees and Council representatives to public bodies, commissions and select 
committees be approved, as follows: 

• August Deputy Mayor [Councillor Todd Patola] 
• Community Investment Program [Councillor Cindy Solda] 
• Liaison, AV Community Forest Corporation [Councillor Debbie Haggard] 
• Liaison, Learning Council/North Island College [Councillor Dustin Dame] 
• Liaison, School District #70 [Councillor Charles Mealey] 
• Member, Tsawak-qin Public Advisory Group [Councillor Debbie Haggard] 

CARRIED | Res. No. 24-283 
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4. City of Port Alberni Event Support| Councillor Dame 
MOVED AND SECONDED, THAT Council provide approval to events and festivals for a 5 
[five] year period subject to event organizers working with City administration for 
operational items and costing. 
CARRIED | Res. No. 24-284 
 

M. QUESTION PERIOD 
N. Anderson 
Commented on parking restrictions, reduced parking by 50%, concerns with those with 
mobility issues and inquired regarding other options to have a few more spaces. 
 
Inquired regarding filling the vacancy on Council. 
 

N. ADJOURNMENT 
MOVED AND SECONDED, THAT the meeting adjourn at 3:06 pm. 
CARRIED 
 

CERTIFIED CORRECT 
 
 
 
_________________________ __________________________ 
Mayor Corporate Officer 
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CITY OF
PORT ALBERNI

CONTACT INFORMATION: (please print)

RECEIVED
JUL 3 0 202't

CITY OF PORT ALBERNI

DELEGATION APPLICATION

Full Name: Jim Sears

Street Address: 430 Ridgefieid

Mailing Address:

No. of Additional Participants

[Name/Contact Information]

Dr.

3

Parksville,BC

to 4

Organization (if applicable): Alberni vaney Community Forest Corp.

Phone: 250 7354142

Email: searssolutions@shaw.ca

MEETING DATE REQUESTED: September 9, 2024

PURPOSE OF PRESENTATION: (please be specific)

Provide an overview of your presentation below, or attach a one-page (maximum) outline of your presentation:

Presentation of 2024 Dividend Check to the Mayor and Council

Requested Action by Council (if applicable):

None

Supporting Materials/PowerPoint Presentation: |/|\lo |_\/es

Note: If yes, must be submitted by 5:00 pm on the Monday before the scheduled meeting date.

SIGNATURE(S):
1/We acknowledge that only the above listed matter will be discussed during the delegation and that all

communications/comments will be respectful in nature.

Signature: Date:

OFFICE USE ONLY:

Scheduled Meeting Date: c?(^- c\ | M

Date Approved: ~S-J^\^\\°L^

Applicant Advised: "JLk^ '^ / c^b\

^3/Counci1
: (Deputy Director of Corporate Services)

EB/Mayor

U Economic Development

d Engineering/PW

D Parks, Rec.& Heritage

D Development Services

ptinance Q Community Safety

Corporate Services D Other.

0 Agenda^ C^A <<^ ot | 3l-i
File,, ^%0-'^\.

Personal information you provide on this form is collected pursuant to Section 26 of the Freedom of Information and Protection of

Privacy Act [FOIPPA] and will only be used for the purpose of processing this application.

Your personal information will not be released except in accordance with the Freedom of Information and Protection of Privacy Act.

4850 Argyle Street, Port Alberni, B.C. V9Y 1V8 T: 250-723-2146 F: 250-723-1003 E: corp serv(5)oortalberni.ca W: www.Dortalberni.ca
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Regular Council Meeting 
For the Meeting of September 9, 2024 

               
 
 

Date: September 2, 2024 
File No: 3360-20-4691 Gertrude St 
 

To: Mayor and Council 
From: M. Fox, CAO 
Subject: DEVELOPMENT APPLICATION – Zoning Bylaw Amendment at 4691 Gertrude Street, Port 

Alberni 
A Portion of Parcel C (Being a Consolidation of Lots 1, 2, and 3 see CB1406263) Block 7, District 
Lot 1, Alberni District, Plan VIP197 (PID: 032-272-774) 

 
Applicant:  B. Wilson dba Seebros Holdings Ltd., Inc. No. BC0812664 
              
 

Prepared by: 
 
 
H. Stevenson 
Planner I 

Supervisor:  
 
 

B. McLoughlin  
Manager of Planning  

Director: 
 
 
S. Smith, Dir. of Development 
Services | Deputy CAO 

CAO Concurrence: 
 
 
M. Fox, CAO 

 

RECOMMENDATIONS(S) 
a. THAT “Zoning Amendment (4691 Gertrude Street), Bylaw No. 5112” be now introduced and read a first 

time. 
b. THAT “Zoning Amendment (4691 Gertrude Street), Bylaw No. 5112” be read a second time. 
c. THAT the amending Bylaw No. 5112 be advanced to a Public Hearing on Tuesday, October 15, 2024 at 6:00 

pm in City Hall, Council Chambers. 

PURPOSE 
To consider zoning amendment Bylaw No. 5112 that would enable expansion of the Beaver Creek Home Center 
building and lumber supply business at 4691 Gertrude Street. The additional space would be used to 
accommodate parking and loading spaces, and construction of a new storage building. 

BACKGROUND 
Subject Property and Site Context 
The Beaver Creek Home Center operates a lumber and building materials retail and wholesale business at 
4691, 4643, and 4660 Gertrude Street in the Northport commercial area. Operations include a commercial 
storefront, and indoor and outdoor storage facilities. 
 
A single-detached dwelling was recently removed from the property at the corner of Gertrude Street and Burke 
Road (shaded green in Figure 1) and the 810.4 m2 lot was consolidated with the adjacent Beaver Creek Home 
Center property. 4691 Gertrude Street now has split zoning. The portion with the proposed amendment is 
zoned C5 Transitional Office, while the remainder of the property is zoned C7 Core Business (Figure 3). ‘Lumber 
and Building Materials Retailers and Wholesalers’ is not permitted in the C5 zone.  
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Surrounding properties are a mix of C5 Transitional Office, C7 Core Business, R Primary Residential, RM3 High 
Density Multi-Residential, and P1 Institutional zoning. The subject property is located in the transition area 
between the neighbourhood’s commercial and residential properties. 
 

Location East side of Gertrude Street at the intersection with Burke Road 
Current Land Use General Commercial  
Current Zoning  C5 Transitional Office  
Proposed Zoning  C7 Core Business  
Total Area  810.4 m2 (0.2 acres) 
Official Community Plan 
(OCP) 

• Schedule A – Land Use Map  
• Schedule B – Development Permit Areas Map  
• Section E Implementation – 1.0 Development Permit Areas  
• Section D Plan Policies – 7.0 General Economic Development  
• Section D Plan Policies – Commercial  

 

Figure 1 – Subject Property Map 
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Figure 2 - OCP Land Use Map Figure 3 – Zoning Map 

  

 
Additional Context: Lumber and Building Materials Retailers and Wholesalers 
In 1998, City Council adopted a text amendment to the Zoning Bylaw which added ‘Building and Lumber Sales’ 
as a permitted use in the CMX1 zone (Northport mixed-use zone) to accommodate operation of the Beaver 
Creek Home Center. In 2014, the CMX1 zone was updated to the C7 Core Business Zone which allows ‘Lumber 
and Building Materials Retailers and Wholesalers’ as a principal use. 
 
The Beaver Creek Home Center has been a successful business in Port Alberni, and in recent years has 
purchased adjacent residential and small-scale commercial properties to expand their operations (Attachment 
1). These properties have been largely converted to storage and warehousing areas. Currently the operation 
includes approximately 9188 m2 (2.27 acres) of land in the C7 zone in the Northport commercial area (shaded 
orange in Figure 4). Upon successful rezoning of the subject site (shown in green), the operation would expand 
to include approximately 9998 m2 (2.47 acres).  
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ALTERNATIVES/OPTIONS  

1. THAT “Zoning Amendment (4691 Gertrude Street), Bylaw No. 5112” be now introduced and read a first 
time.  

THAT “Zoning Amendment (4691 Gertrude Street), Bylaw No. 5112” be read a second time. 

THAT the amending bylaw No. 5112 be advanced to a Public Hearing on Tuesday, October 15, 2024 at 
6:00 pm in City Hall, Council Chambers. 

2. Council may decline to give first reading. 
 

3. Council may direct staff to provide additional information.  
 
ANALYSIS  
The applicant proposes to change the zoning classification of an 810.4 m2 portion of land at 4691 Gertrude 
Street from C5 Transitional Office to C7 Core Business in the Zoning Bylaw. The proposed amendment would 
enable expansion of the Beaver Creek Home Center business, including additional parking and loading spaces, 
and a new storage building.  

Figure 4 – Beaver Creek Home Center  
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Official Community Plan Bylaw No. 4602 
Proposed zoning aligns with the property’s General Commercial (GCO) land use designation in the Official 
Community Plan (OCP). See the attached Policy Summary document for policy relevant to the subject property 
and GCO land use designation. The property is located within Development Permit Area No. 2 Commercial 
Development (DPA 2). Development plans would be reviewed against OCP policy and DPA 2 design guidelines 
at permitting stage to address lighting, landscaping, screening, the appearance of the proposed storage 
building, and to control how the site interacts with neighbouring properties.  
 

OCP Section  OCP Text  
Section 2.0 Land Use 
Designations   

General Commercial (GCO): Identifies areas that permit a wide range of uses 
such as retail, office, entertainment, food and beverage, and mixed 
commercial/residential. The purpose is to maximize the economic and social 
vitality of these areas. It is expected that associated development will provide 
an enhanced pedestrian experience to promote non-vehicle shopping trips. 

 
Tsunami Inundation Zone  
The subject property is located within the Tsunami Inundation Zone, but is not located within flood-susceptible 
lands (based on most recent floodplain mapping) or within the area covered by the City’s Floodplain Bylaw No. 
4288.  
 
Zoning Bylaw No. 5105, 2024  
Proposed C7 zoning aligns with commercial properties located to the south along Johnston Road. The change 
would reduce the buffer between the neighbourhood’s commercial and residential properties provided by C5 
zoning. C5 zoning is established in locations like this to help maintain transitional areas between residential and 
non-residential uses. However, staff do not anticipate the change in land use will significantly impact 
neighbouring residential properties given the width of the Burke Road right-of-way (approximately 30 m).  
 
Fence Regulations  
The applicant proposes to install a 2.4 m (8 ft) chain link fence topped with barbed wire around the subject 
property to match existing fencing at the Beaver Creek Home Center. The zoning bylaw permits a 1.8 m (6 ft) 
maximum fence height and does not permit barbed wire in commercial zones, therefore a development 
variance permit (DVP) would be required (see Table 1). Staff may request that the DVP application be 
submitted prior to Council considering final adoption of the amending bylaws. Staff would likely not support 
use of barbed-wire in this neighbourhood. 
 

Table 1: Fence Regulations 
Zoning Bylaw Section 
6.7.4 

Fences or walls not greater than 1.8 m (6 ft) in height are permitted from the 
rear of the required front yard setback to the rear of the property. 
 

Zoning Bylaw Section 
6.7.6 

No fence in any zone shall be constructed using barbed wire, razor wire, 
electrified wire or any other material intended to produce any sensation or 
injury to any person or animal having contact with the fence. 
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New OCP and Future Zoning Bylaw  
While ‘Lumber and Building Materials Retailers and Wholesalers’ is a permitted use in the C7 zone, it is 
generally incompatible with the intent of the zone and neighbourhoods with this zoning. The C7 zone is 
intended for downtown neighbourhoods consisting of ‘main street’ businesses with apartments above. 

Wholesale retail of building materials is vehicle-oriented and requires large areas of land for outdoor storage 
and warehousing. It also requires site security features like high fences and flood lights. This use is more 
appropriate for land zoned C3 Service Commercial or M1 Light Industry where there is less potential for 
impacting residential living, and businesses/services that depend on downtown locations. Table 2 contains a 
comparison of zone descriptions. 

For the new OCP update, Council has supported a growth scenario that would direct more residential density 
towards commercial nodes, including the Northport area. Following adoption of a new OCP, staff anticipate 
updating the Zoning Bylaw to align with new OCP policy. At that time, staff will review the existing C7 zone and 
the long-term sustainability of allowing ‘Lumber and Building Materials Retailers and Wholesalers’ as a use in 
core neighbourhoods.  

Table 2: Zone Comparison 
Zone (Bylaw No. 5105) Description  
C7 – Core Business  ‘The purpose of this zone is to establish and maintain vibrant mixed-use 

commercial core areas, with attention to providing goods and services to 
residents, the travelling public and tourists.’ 

C3 – Service Commercial  ‘The purpose of this zone is to establish and maintain areas for retail and service 
operations that are vehicle-oriented or require large storage areas.’ 

M1 – Light Industry  ‘The purpose of this zone is to establish and maintain areas containing light 
industrial uses, such as wholesale, warehouse and light manufacturing 
operations.’ 

 
Infrastructure and Services  
The applicant has not yet provided infrastructure details for the City’s Infrastructure Services Department to 
review. This would be required during the development permit application process. The applicant would be 
responsible for the design and cost of all necessary upgrades.  

Referrals  
The application was referred to external agencies and internal departments. The City’s Fire Department 
expressed concerns for the potential fire load of the proposed storage building and impacts to neighbouring 
properties. These concerns can be addressed through setbacks and building designs at permitting stage.  

The City’s Community Safety and Social Development Department expressed concerns for traffic issues along 
Gertrude Street resulting from the business’ operations:  

• Community Safety and Social Development Department (6/20/2024): “There have been reports of 
traffic safety concerns at this location on a busy street. Forklifts at the business cross Gertrude Street 
without traffic control, customer vehicles cross the street to pick up materials, pedestrian customers 
cross in the middle of the street to access the business. Large commercial vehicles block lanes of traffic 

REGULAR COUNCIL AGENDA - SEPTEMBER 9, 2024 18



Regular Council Meeting 
Staff Report – Development Application ZON22-02 | 4691 Gertrude Street 

September 2, 2024 
  

7 | 8 

 

to load and unload materials. The industrial nature of the business would be better suited to an M zone. 
The expansion of the property may impact traffic safety concerns as mentioned above.”  

General Summary of Potential Impacts and Benefits  
• Proposed zoning would reduce the buffer area between the neighbourhood’s commercial and residential 

properties typically provided by C5 zoning. However, staff do not anticipate that this will significantly 
impact nearby properties given the width of adjacent road rights-of-ways. Landscape screening will also 
be required at permitting stage to help mitigate visual impacts.  

• On-site parking is not required for commercial uses in the C7 zone, however preliminary plans propose 
adding 6 spaces. This would help reduce pressure on the area’s street parking which is frequently used 
by patrons of the Beaver Creek Home Center.  

•  The proposed expansion of Beaver Creek Home Center operations may contribute to existing traffic 
safety concerns on Gertrude Street.  

IMPLICATIONS 
Supporting the proposed bylaw amendment would enable expansion of the Beaver Creek Home Center, 
including development of a new storage building at 4691 Gertrude Street.  
 
COMMUNICATIONS 
The Advisory Planning Commission (APC) discussed the application and passed a motion at their June 20th 
meeting recommending that Council support the application. The Draft Summary Minutes are attached to this 
report.  
 
Under Section 464 of the Local Government Act (LGA), Council may waive a public hearing for the application 
because the proposed zoning aligns with the OCP. If Council chooses to waive the public hearing, notice will be 
provided in accordance with Section 467 of the LGA. This includes advertisements in the local newspaper and 
mailing notices to all owners and occupants of property within 100 metres of the site. If Council chooses to 
hold a public hearing, notice will be provided in accordance with Section 466 of the LGA by the same methods. 
Staff recommend that Council hold a public hearing given the property’s location in a commercial-residential 
transition area.  
 
Because the property is located within 800 m of Johnston Road (Provincial Highway 4), the application will 
require approval from the Ministry of Transportation (MOTI) prior to final reading. 
 
BYLAWS/PLANS/POLICIES 
Zoning Bylaw No. 5105 
Below is a summary of proposed amending Bylaw No. 5112: 

a) Change the classification of 4691 Gertrude Street from ‘C5 Transitional Office’ to ‘C7 Core Business’ on 
the Zoning Bylaw map. 

 
SUMMARY 
The City has received an application to rezone a portion of 4691 Gertrude Street from C5 Transitional Office to 
C7 Core Business. The proposed amendment would enable expansion of the Beaver Creek Home Center to 
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accommodate parking and loading spaces, and a new storage building. Staff do not anticipate that the 
expansion would significantly impact surrounding properties. 

Proposed zoning aligns with the property’s General Commercial land use designation. Lumber and Building 
Materials Retailers and Wholesalers is a permitted use in the C7 zone, however the use is generally 
incompatible with the intent of the zone and neighbourhoods with this zoning. Staff anticipate reviewing this 
use further after the new OCP is adopted.  

Staff recommend that Zoning Amendment Bylaw No. 5112 be given first and second readings, and that Council 
advance the amending bylaw to a Public Hearing.  

ATTACHMENTS/REFERENCE MATERIALS 
1. Beaver Creek Home Center Air Photos (2006/2023) 
2. OCP Policy Summary  
3. Advisory Planning Commission June 20th, 2024 Draft Minutes  
4. Draft “Zoning Amendment (4691 Gertrude Street), Bylaw No. 5112” 

 
c: D. Leurebourg, Director of Corporate Services 
 A. McGifford, Director of Finance  
 J. MacDonald, Director of Infrastructure Services  
 R. Gaudreault, Building Official  
 D. Fines, Chief Fire Prevention Officer  
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Attachment 2: OCP Policy Summary  
The following table contains Official Community Plan Bylaw policy statements relevant to the property at 
4691 Gertrude Street.  
 

OCP Section  Policy Text  
General Commercial 
Council Policy 5.1.1 

Lands designated as General Commercial (GCO) on Schedule “A” (Land Use 
Map) are to be used for a broad range of pedestrian-scale uses including 
retail, office, financial, institutional, service, entertainment, food and 
beverage, and accommodation. Residential is permitted where it is located 
above ground floor commercial, unless stated otherwise. 

General Commercial 
Council Policy 5.1.3  

The City will encourage the concentration of commercial development in 
established commercial nodes. It should complement the character of 
adjacent land uses and achieve an appropriate human scale in order to 
create compact and vibrant shopping nodes. Where current residential 
parcels in GCO designated areas along Johnston Road are proposed for 
commercial zoning, Council will consider such zoning with attention to 
overall comprehensive development. Council will discourage the potential to 
leave one residential parcel ‘locked in’ between commercially zoned 
properties. As a rule, no commercial zoning will be considered where 2 or 
less contiguous parcels are left as residential, unless it is clearly 
demonstrated that such parcels can be readily converted to a suitable 
commercial development. 

General Commercial 
Council Policy 5.1.4  

Large format retail is permitted within this designation however, it must 
respond to the principles of compact, vibrant and pedestrian-friendly urban 
form. This is to be achieved by respecting existing block patterns, preserving 
the rhythm of small-scale, pedestrian oriented commercial retail units along 
the street frontage, and containing the majority of off-street parking within 
the building envelope. 

General Commercial 
Council Policy 5.1.5 

For all other forms of commercial where off-street parking is required it 
should be provided at the rear of the building in order to avoid disruption of 
the street wall by parking lots or driveways. 

General Commercial 
Council Policy 5.1.7  

Buildings should be oriented to the street and located at the property line or 
be setback minimally in order to accommodate a specific programming 
requirement such as outdoor seating. 

General Provisions – 
Economic 
Development Council 
Policy 7.1.5 

The downtown cores of Southport and Northport are intended as the 
primary commercial cores of the City. As such they should benefit from the 
widest range of permitted uses within the City including high density 
residential so as to bring vitality, aesthetic quality and liveability to these 
nodal locations. 

Hazardous Area 
Council Policy 1.4.2 

To protect against the loss and to minimize property damage associated with 
flooding events the Council encourages agricultural, park and open space 
recreational uses of flood susceptible lands. Where floodable lands are 
required for development, the construction and siting of buildings and 
manufactured homes to be used for habitation, business or the storage of 
goods damageable by floodwaters shall be flood proofed to those standards 
specified by the City of Port Alberni Floodplain Bylaw. 
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Summary Report / Minutes of the Advisory Planning Commission Meeting 
held on June 20, 2024 at 12:00 p.m. 

(Council Chambers, Port Alberni City Hall, 4850 Argyle Street) 
 

Commission Members Present Staff 
Stefanie Weber (CHAIR) Scott Smith, Director of Dev. Services/Deputy CAO 
Harley Wylie (VICE-CHAIR, Tseshaht (c̓ išaaʔatḥ) F.N) Haley Stevenson, Planner I 
Dan Holder  
Sandy McRuer Guests 
Jack Roland Applicant/s: B. Wilson  
Larry Ransom (Alt.– S.D.70) Applicant/s: N/A 
Councilor Dustin Dame (Council Liaison) Members of the public: N/A 
Derrin Fines (P.A.F.D. Liaison)  
  
Regrets Alternates and Staff not in attendance 
Joe McQuaid Christine Washington (Alternate - School District #70) 
Councilor Serena Mayer, (Hupačasath F.N) Ken Watts (ECC, Alt. Tseshaht (c̓ išaaʔatḥ) F.N) 
Callan Noye Councilor Deb Haggard (Alt. Council Liaison) 
Sgt. Ryan Archer, (R.C.M.P. Liaison) Cara Foden, Planning Technician 
 Brian McLoughlin, Manager of Planning 

 
 

1. Acknowledgements and Introductions  
• The Chair acknowledged that this meeting is being held within the un-ceded, traditional territories 

of the Hupačasath Nation and the Tseshaht (c̓ išaaʔatḥ) First Nation. 

2. Adoption of previous meeting minutes: 
• Summary Report/Minutes from the APC Meetings held on January 18, 2024 

 
 (Holder/Wylie) CARRIED 

3. DEVELOPMENT APPLICATION: Zoning Bylaw 
4691 Gertrude St. - Lot 1, Block 7, District Lot 1, Alberni District, Plan 197  PID: 009-270-469 
APPLICANT: Brent Wilson for Seebros Holdings Ltd., INC.NO. BC0812664. 
 
• The Planner presented a summary of the application. A full report dated June 13, 2024 was 

included in the Agenda package for this meeting.  
 
• Attendees discussed the proposed zoning bylaw amendment as follows: 

o Zoning/OCP amendment applications within 800 m of Highway 4 require MOTI approval.  
o Applicant anticipates that new storage building will be used by both staff and customers.  
o Applicant’s intent is for new parking area to be accessed from Gertrude Street. No new access 

off of Burke Road.  
o The application would not be referred to the Advisory Traffic Committee as part of the review 

process.  
o How/whether future review of “Lumber and Building Materials Retailers and Wholesalers” use 

in C7 zone would impact the business. Discussed relevance to current application.  
o Discussion/consideration needed for future of this neighbourhood. This discussion to occur 

during OCP review process.   
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Motions: 
 
1. That the Advisory Planning Commission recommends to City Council that Council support the 

application. 
(Ransom/Wylie) CARRIED 

 

4. DEVELOPMENT APPLICATION: Official Community Plan (OCP) and Zoning Bylaw 
15th Avenue at Montrose Street - a portion of Lot A (DD F39405) of District Lot 113, Alberni District, 

Plan VIP1044 Except part in Plan VIP55450 PID: 008-079-820 
APPLICANT: Paul Turner dba 521803 BC Ltd. (Windward Homes). 
 
• The Planner presented a summary of the application. A full report dated June 11, 2024 was 

included in the Agenda package for this meeting.  
 
• Attendees discussed the proposed zoning bylaw amendment as follows: 

o Reasons property was chosen to be sold, RFP process, and what degree of review was done 
at time of RFP (prior to this OCP/ZON application).  

o City should prioritize preserving municipal land along jurisdictional boundary for green space 
and recreation. Should be considered in OCP update.  

o Walking path along property’s eastern boundary would remain on City-owned portion of land, 
not within development area. Path is not a designated/maintained City trail.  

o Applicant required to pay cash-in-lieu of parkland dedication at time of subdivision.  
o Applicant required to pay DCC’s on top of any necessary infrastructure upgrades at time of 

subdivision.  
o Proposed lots are comparable to existing lot sizes in neighbourhood, but are larger than 

permitted under new ‘R’ zone (280 m2).   
 

Motions: 
 
1. That the Advisory Planning Commission recommends to City Council that Council support the 

application. 
(Roland/Wylie) CARRIED 

 
5. Updates from the Director of Development Services 

• Staff working on OCP policy and drafting document over the summer.  
• New zoning bylaw adopted by Council Bylaw at June 10th meeting. Adopted to align with 

Provincial legislation for SSMUH.  
• Status of Microtel development application. 
• Status of Port Pub remediation order.  

 
6. Other Business: N/A 

 
7. Adjournment – The meeting adjourned at 1:00 pm.  The next regular meeting is scheduled for 

12:00 pm on Thursday, July 18, 2024. 
 
 
        
(Chair) 
 
APC-SummaryMinutes-Jun20-2024 
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CITY OF PORT ALBERNI 
 

BYLAW NO.5112 
 

A BYLAW TO AMEND PORT ALBERNI ZONING BYLAW NO. 5105 
 
The Municipal Council of the City of Port Alberni in Open Meeting Assembled Enacts as 
follows: 
 
1. Title 
 

This Bylaw may be known and cited for all purposes as “Zoning Amendment (4691 
Gertrude Street), Bylaw No. 5112”. 

 
2. Zoning Map Amendments 
 

2.1 The property legally described as A Portion of Parcel C (Being a Consolidation 
of Lots 1, 2, and 3 see CB1406263) Block 7, District Lot 1, Alberni District, Plan 
VIP197 (PID: 032-272-774) and located at 4691 Gertrude Street, as shown 
outlined in heavy black and shaded grey on Schedule A attached hereto, and 
forming part of this bylaw, is hereby rezoned from 'C5 Transitional Office' to ‘C7 
Core Business’. 

 
2.2 Schedule “A” (Zoning District Map) which forms an integral part of Port Alberni 

Zoning Bylaw No. 5105 is hereby amended to denote the zoning outlined in 
Section 2 above. 

 
READ A FIRST TIME this     day of    , 2024. 
 
READ A SECOND TIME this     day of    , 2024. 
 
A PUBLIC HEARING WAS HELD this     day of    , 2024. 
 
APPROVED BY THE MINISTRY OF TRANSPORTATION this    day of     , 2024. 
 
READ A THIRD TIME this     day of    , 2024. 
 
ADOPTED this    day of      , 2024. 
 
 
 
 _______________________________   _______________________________  
Mayor Corporate Officer 
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Schedule “A” to Bylaw No. 5112 
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Regular Council Meeting 
For the Meeting of Sep 9, 2024 

               
 
 

Date: September 2, 2024 
File No.: 3900-02-5114 
 

To: Mayor and Council 
From: M. Fox, CAO 
Subject: Housing Agreement Bylaw – 5130 Argyle Street 
 LOT A, DISTRICT LOT 1, ALBERNI DISTRICT, PLAN 28728 (PID: 007-622-030) 
              
 

Prepared by: 
 
 

B. McLoughlin 
Manager of Planning  

Supervisor: 
 
 
Dir. of Development Services | 
Deputy CAO 

CAO Concurrence: 
 
 
M. Fox, CAO  

 

RECOMMENDATION 
a. THAT “Housing Agreement (5130 Argyle Street), Bylaw No. 5114” be now introduced and read a first time.  

 

b. THAT “Housing Agreement (5130 Argyle Street), Bylaw No. 5114” be read a second time. 
 

c. THAT “Housing Agreement (5130 Argyle Street), Bylaw No. 5114” be read a third time. 
 

PURPOSE 
To consider a Housing Agreement for below-market rental apartments between the City of Port Alberni and 
1381905 B.C. LTD. 
 
BACKGROUND 
The owner of the property at 5130 Argyle Street recently received a Development Permit for a mixed-used 
multifamily and commercial building with 68 apartment units (DP23-03). At the same time, they received a 
Development Variance Permit allowing an additional 2 metres of building height (DVP 119). The variance permit 
contained a condition that a Housing Agreement for affordable units is required prior to issuance of a building 
permit. 
 
ALTERNATIVES/OPTIONS 

1. THAT “Housing Agreement (5130 Argyle Street), Bylaw No. 5114” be now introduced and read a first 
time. 
 

THAT “Housing Agreement (5130 Argyle Street), Bylaw No. 5114” be read a second time. 
 

THAT “Housing Agreement (5130 Argyle Street), Bylaw No. 5114” be read a third time. 
 

2. Council may decline to give first reading which means a building permit cannot be issued and the 
development does not proceed.  

 
3. Council may direct staff to provide additional information. 

 
Staff recommend Option 1. 
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ANALYSIS 
Below is a summary of the terms of the Housing Agreement:  

• 7 units (10% of total) will be designated affordable.  
• The affordable units will be studio apartments.  
• The units will be secured for 10 years starting at building occupancy.  
• Rent will be no more that 30% of a tenant’s annual household gross income.  

 
For this agreement, annual household gross income is set at $46,000, which is the Canadian Mortgage and Housing 
Corporation’s (CMHC) median renter income for rural centres in BC. This means that rent must be no more than 
$1,150 per month, subject to annual increases under BC tenancy legislation.  
 
The CMHC definition of affordability was chosen for this agreement because it aligns with the CMHC program through 
which the development will be financed. The CMHC definition ($46,000) is slightly higher than Port Alberni’s 
median renter income in the 2021 federal census ($42,800). However, given the shortage of housing units in Port 
Alberni, and year-over-year market rent growth, staff consider the agreement to be sufficient. It will secure seven 
(7) units at below market rents for a period 10 years. 
 
IMPLICATIONS 
If Housing Agreement (5130 Argyle Street), Bylaw No. 5114 is adopted by Council, staff will proceed with 
executing the agreement and having it registered on property’s land title. This will satisfy the conditions of the 
variance permit, and staff will be able to issue the Building Permit to the land owner. Upon completion, the 
development will provide 68 units of rental housing in the Uptown neighbourhood, with 7 units secured at 
below-market rent for 10 years.  
 
COMMUNICATIONS 
N/A 
 
BYLAWS/PLANS/POLICIES 

1. Official Community Plan Bylaw No. 4602 
OCP Policy under section 4.0 and 4.1 support affordable housing options in the community. A summary 
of OCP policy on affordable housing is attached.   
 

2. Council’s 2023 – 2027 Corporate Strategic Plan 
The proposed development aligns with the following goals: 

• 5.2: Safe and accessible housing options exist for all members of the community 
 
SUMMARY 
Staff are requesting that Council consider a Housing Agreement bylaw to secure seven (7) affordable rental 
apartments at 5130 Argyle Street. The dwelling units are part of a planned 68-unit mixed-use development. Staff 
recommend that Housing Agreement (5130 Argyle Street), Bylaw No. 5114 be given first, second, and third 
readings.  
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ATTACHMENTS/REFERENCE MATERIALS 
1. Development Information – 5130 Argyle Street 
2. Summary of OCP Policy on Affordable Housing  
3. “Housing Agreement (5130 Argyle Street), Bylaw No. 5114” 

 
 
J:\Engineering\Planning\Development Applications\DevelopmentPermits\DP-2023\DP_2023_03 -5130 ArgyleSt\Housing 
Agreement  
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DEVELOPMENT INFORMATION – 5130 ARGYLE STREET 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1 – Subject Property (5130 Argyle Street) 
 

Figure 2 – Planned Development 
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SUMMARY OF OCP POLICY (AFFORDABLE HOUSING) 
 

The following table contains Official Community Plan Bylaw policy statements on affordable housing.  
 

OCP Section OCP Policy Text 

Plan Policies - 
4.0 Residential 

• A wider choice of housing options translates into greater access to housing and a 
more livable community for a greater range of age groups. This is a fundamental 
objective in creating complete and inclusive communities. 

Plan Policies - 
4.0 Residential 
– Affordable 
Housing 

• The provision of affordable housing is central to the livability of a community.  A 
number of measures can be used to quantify the threshold for affordability.  One 
such measure used by Canada Mortgage and Housing Corporation is that the 
cost of adequate shelter should not exceed 30% of household income.  A range 
of affordable housing options should be provided to accommodate a wide range 
of lifestyles and economic profiles such as young families, seniors, singles, those 
on a fixed income or are low-income households.  Such housing can consist of a 
range of forms including multi-family, high density detached single-family 
residential, or secondary suites within or associated with single-family dwellings 
in single-family neighbourhoods.  Housing in the community should include 
options aimed at ending homelessness and providing the range of supports 
necessary to enable those who are at risk of homelessness to maintain stable 
and secure residence.  The Plan does not support concentration of specialty 
housing such as specialty senior’s housing in a single location.  Rather, it 
promotes integration of such housing throughout the community in order to 
provide greater housing diversity. 

General 
Provisions – 
Council Policy  
  
 

• 4.1.1  With the projected increase in the senior’s population, the provision of 
appropriate housing choice and range of care options shall be supported.  

 
• 4.1.2  The provision of a wide-range of housing choice for the benefit of all 

demographic and socioeconomic segments is encouraged.  
 
• 4.1.3  The City supports efforts to provide integrated special needs, affordable, 

and rental housing within the community. 
 

• 4.1.4  The City will encourage greater residential density in locations near 
commercial nodes and near transit routes.  

• 4.1.5  The City will support increased residential density along Johnston Road on 
lands designated Residential (RES) on Schedule “A” (Land Use Map), in support of 
nearby commercial land use.  

 
• 4.1.6  The City supports initiatives that provide long-term, stable and secure 

housing for homeless persons as well as initiatives that reduce the risk of 
homelessness for those at risk of becoming homeless. 
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CITY OF PORT ALBERNI 

 
BYLAW NO. 5114 

 
A BYLAW TO AUTHORIZE A HOUSING AGREEMENT UNDER SECTION 483 OF THE 

LOCAL GOVERNMENT ACT 
 
 
 
WHEREAS Section 483 of the Local Government Act provides that Council may enter into a 
Housing Agreement, which may include terms and conditions agreed to regarding the occupancy 
of the housing units identified in the Agreement; 
 
AND WHEREAS the Council wishes to enter into such a Housing Agreement with respect to 
certain housing units located in the City of Port Alberni; 
 
THEREFORE BE IT RESOLVED, the Council of the City of Port Alberni in open meeting 
assembled, ENACTS AS FOLLOWS: 
 
1. This Bylaw may be cited for all purposes as the City of Port Alberni “Housing Agreement 

(5130 Argyle Street), Bylaw No. 5114” 
 
2. The Council of the City of Port Alberni hereby authorizes the Mayor and the Corporate Officer, 

on behalf of the City of Port Alberni, to enter into and execute the Housing Agreement: 
 

(a) in the form attached hereto as Schedule ‘A’, which sets out the terms and conditions of 
the occupancy of the housing units identified in the Housing Agreement, 

 
(b) between the City and 1381905 B.C. LTD., Inc. No. BC1381905, and 

 
(c) that applies to the land with current civic address of 5130 Argyle Street, Port Alberni, 

BC, V9Y 1V2, legal described as: 
 

LOT A, DISTRICT LOT 1, ALBERNI DISTRICT, PLAN 28728 
Parcel Identifier: 007-622-030 

 
3. Upon execution of the Agreement by the Mayor and Corporate Officer and application of the 

seal of the City of Port Alberni, this Agreement shall be validly entered into as authorized by 
this Bylaw. 

 
READ A FIRST TIME this    day of     , 2024. 
 
READ A SECOND TIME this     day of     , 2024. 
 
READ A THIRD TIME this     day of     , 2024. 
 
ADOPTED this     day of      , 2024. 
 
 
 
    
Mayor Corporate Officer 
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SCHEDULE A 

 
HOUSING AGREEMENT 
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HOUSING AGREEMENT 
 
 
THIS AGREEMENT made this ____ day of ________, 2024 
 
BETWEEN: 

CITY OF PORT ALBERNI 
4850 Argyle Street 
Port Alberni, BC 

V9Y 1V8 
 

(the “City”) 
OF THE FIRST PART 

AND: 
 

1381905 B.C. LTD., Inc. No. BC1381905 
3083 EAST 4TH AVENUE 

VANCOUVER, BC 
V5M 1L3 

 
 (the “Land Owner”) 

OF THE SECOND PART 
W H E R E A S: 
 
A. Under section 483 of the Local Government Act, R.S.B.C. 2015 c.1 the City may, by bylaw, 

enter into a housing agreement with an owner of a property regarding the occupancy of the 
housing units identified in the agreement, including but not limited to terms and conditions 
referred to in section 483(2) of the Local Government Act;  

 
B. The Land Owner is the registered owner in fee simple of those lands with a current civic 

address of 5130 Argyle Street, in the City of Port Alberni in the Province of British Columbia, 
and legally described as: 

 
LOT A, DISTRICT LOT 1, ALBERNI DISTRICT, PLAN 28728 
Parcel Identifier: 007-622-030 
 
(the “Property”) 

 
C. The Land Owner has submitted an application to the City for a development variance permit 

and a building permit to permit the development of a 6-storey, commercial mixed-use, building 
with three (3) commercial units on the ground floor and an anticipated sixty-eight (68) 
residential dwelling units, which building is planned to include a minimum seven (7)  affordable 
residential rental housing units (the "Project"), and acknowledging that the restrictions and 
requirements contained herein are in the public interest, the Land Owner has offered and 
voluntarily provided this Agreement to the City, and the City has accepted this Agreement as 
a condition of Development Variance Permit No.119. 

 
D. The City and the Land Owner wish to enter into this Agreement, as a housing agreement 

pursuant to section 483 of the Local Government Act, to secure the agreement of the Land 
Owner with respect to the matters noted herein (the “Agreement” or the “Housing 
Agreement”), the parties acknowledging that Notice of this Housing Agreement shall be 
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placed on title to the Property and shall be binding on future owners in accordance with Local 
Government Act section 483(6). 

 
NOW THEREFORE THIS AGREEMENT WITNESSES that pursuant to section 483 of the Local 
Government Act and in consideration of the premises and covenants contained in this Agreement, 
the parties hereto covenant and agree each with the other as follows: 
 
1. DEFINITIONS 
 
1.1 In this Agreement the following words and terms have the following meanings: 
 

(a) “Affordable Rent” means rent for a household’s occupancy of a Dwelling Unit 
that is no more than $1,150 per month, which is equal to 30% of an annual 
household gross income of $46,000. This amount is based on the Canadian 
Mortgage and Housing Corporation’s median renter income for rural centres in 
BC; 

 
(b) “Affordable Rental Unit” means those seven (7) or more Dwelling Units each 

rented to a household at Affordable Rent; and 
 

(c) “Dwelling Unit” means a habitable room, consisting of a self-contained unit with 
a separate entrance, containing not more than one kitchen room and used or 
intended to be used together for living and sleeping purposes for not more than 
one household. 

 
1.2 The City and the Land Owner agree that the definitions in the Port Alberni Zoning 

Bylaw No. 5105, 2024, as amended from time to time, and any enactment that may 
replace it, apply to the interpretation of the terms used in this Agreement. 

 
2. OCCUPANCY OF AFFORDABLE RENTAL UNITS 
 
2.1 The Land Owner covenants and agrees that the building it constructs upon the Property 

will contain residential Affordable Rental Units which: 
 

(a) must only be used and occupied for residential purposes in accordance with the 
City’s Zoning Bylaw; and 

 
(b) must not be used for short term rentals of less than 30 days, short term licenses, 

tourist accommodations and similar short-term occupations; and 
 

(c) subject to section 2.1(b), must not be restricted as to their availability for rent by non-
owners. 

 
2.2. The Land Owner covenants and agrees that the Project will not restrict rental of the 

Affordable Rental Units by non-owners, other than restricting tourist accommodation / 
short-term rentals of less than 30 days. 

 
2.3 The Land Owner covenants and agrees that it will not make application to deposit a 

strata plan for the Project that is to be constructed on the Property unless the strata 
bylaws in no way restrict rental of the Affordable Rental Units. 
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2.4 The Land Owner covenants and agrees that: 
 

(a) a minimum of seven (7) of the Dwelling Units or ten percent of the Dwelling Units on 
the Property, whichever is greater, must be Affordable Rental Units rented for 
Affordable Rents; 

 
(b) the Affordable Rental Units must be used for the purpose of providing rental housing 

to households for Affordable Rent, with each Affordable Rental Unit rented under the 
terms of a residential tenancy agreement that complies with the provisions of the 
Residential Tenancy Act;  

 
(c) must not be occupied by any registered owner; and 

 
(d) each of the Affordable Rental Units must have an occupancy standard of at least one 

(1) person per bedroom, and at least one (1) person per bachelor unit. 
 
2.5 For greater certainty, the parties acknowledge and agree: 
 

(a) the seven (7) Affordable Rental Units will be studio units.  
 

(b) the seven (7) Affordable Rental Units may be scattered throughout the Project; and 
 

(c) the Affordable Rents may change on an annual basis, subject to compliance with 
Provincial residential tenancy legislation. 

 
3. TERM 

3.1 Subject to earlier termination in accordance with this Agreement, the term of this will be 
for ten (10) years commencing on the date a final occupancy permit is issued by the City 
of Port Alberni, and ending on the same day and month ten (10) years from this date (the 
“Term”). 

4. INDEMNITY AND RELEASE 

4.1 Save and except for any claims, demands, damages, actions, or causes of action by 
reason of or arising out of or which could not occur but for the negligent or wrongful 
intentional acts of the City, its elected officials and appointed officers, employees, 
contractors, agents, successors and assigns (together, the “City Parties”) the Land 
Owner covenants and agrees to indemnify and save harmless the City Parties from and 
against any claim, demand, suit, action, cause of action, liability, damage, loss (including 
personal injury and death), fine, penalty, expense and cost (including all legal fees on a 
solicitor-client basis) whatsoever arising out of or related to: 

 
a. the restrictions or requirements of this Agreement; 
b. the Land Owner’s breach of this Agreement; and  
c. the use, occupancy or tenure of the Property contemplated under this Agreement. 

 
4.2 The Land Owner and any strata corporation formed in respect of the Project will waive, 

release and forever discharge the City Parties from and against any claim, suit, action, 
liability, damage, loss, expense, fine, penalty, payment and legal fees (on a solicitor-client 
basis) whatsoever whether known or unknown which the Land Owner or strata 
corporation, may now or in the future have against the City arising from or related to the 
restrictions or requirements of this Agreement, the operation of the Project, the breach of 
a covenant in this Agreement, or the use, occupancy or tenure of the Property 
contemplated by this Agreement, save and except for any claims, suits, actions, liabilities, 
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damages, losses, expenses and payments whatsoever by reason of or arising out of or 
which could not occur but for the negligent or wrongful intentional acts of the City.  

 
5. BINDING EFFECT 
 
5.1 This Agreement will run with the Property and will accordingly bind all subsequent Land 

Owners of the Property. 
 
6. REPORTING 
 
6.1 Within thirty (30) days of receipt of a request from the City, the Land Owner provide the 

City with a report in writing to the City’s Director of Corporate Services, in a form and with 
such supporting documentation that the Director may from time to time require, acting 
reasonably, confirming the Land Owner’s compliance with the requirements of this 
Agreement, which report identifies: 

 
(a) The number, type (e.g., one-bedroom, two-bedroom, three -bedroom), and location, 

by suite number, of all Affordable Rental Units, including identifying those that are 
vacant and the reason for vacancy; 

 
(b) The name of property management company(ies) and non-profit organizations(s) (if 

any) managing the Affordable Rental Units; 
 

(c) A copy of the standard form(s) of tenancy or occupancy agreement for the Affordable 
Rental Units, including term of that agreement (but without the personal information of 
each individual agreement); 

 
(d) The date each Affordable Rental Unit was first occupied in accordance with this 

Agreement, respectively; 
 

(e) By each Affordable Rental Unit, the number of individuals occupying such unit and the 
monthly rent or lease payment charged; 

 
(f) Any changes or proposed changes to strata bylaws that may affect the terms of this 

Agreement; and 
 

(g) Such further information identified at the request of the City, provided such is relevant 
to the interpretation, administration or enforcement of this Housing Agreement. 

 
6.2 The Land Owner will keep accurate records pertaining to the use and occupancy of the 

Affordable Rental Units. At the written request of the City, within forty-five (45) days of 
receiving such request, the Land Owner will make such records available for inspection 
by the City. 

 
6.3 The parties acknowledge and agree that: 
 

(a) the reporting requirements will not be imposed more than once per year, unless there 
are reasonable grounds to believe that there may be a breach in fact or in spirit, of this 
Housing Agreement (as determined in the City's sole discretion, for the purposes of 
reporting); 

 
(b) there are no reporting requirements unless the City so requests, but when the City 

requests a report the City may request the information for the year in which such report 
is requested and for previous years not previously reported; and 
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(c) the Land Owner will be responsible for the reporting requirements set out in this Article 

6 until such time as a Strata Corporation formed in respect of the Project holds its first 
annual general meeting, and thereafter, the Strata Corporation will be responsible for 
the reporting requirements set out in this Article 6. 

 
7. AMENDMENT 

7.1 This Agreement may not be amended except by authority of a bylaw adopted by the 
Council of the City with the consent of the Land Owner, and thereafter by written 
agreement signed by the City and the Land Owner. 

 
7.2 The Land Owner acknowledges that it is within the City’s sole discretion to consent or not 

to consent to modifications of this Agreement and that such consent may be withheld for 
any reason. 

 
8. NOTICE 
 
8.1 If sent as follows, notice under this Agreement is deemed to be received: 
 

a. seventy-two (72) hours after the time of its mailing by registered mail; and 
b. on the date of delivery if hand-delivered, 

 
 and will be sent to the City at: 
 
 4850 Argyle Street 
 Port Alberni, BC, V9Y 1V8 
 Attention:  Director of Corporate Services 
 
 and will be sent to the Land Owner at: 
 
 3083 East 4th Avenue 
 Vancouver, BC, V5M 1L3 
 ATTN: 1381905 B.C. LTD., Inc. No. BC1381905 
 
 or to the most recent postal address provided in a written notice given by each of the 

parties to the other. 
 
9. CUMULATIVE REMEDIES 
 
9.1 No remedy under this Housing Agreement is to be deemed exclusive but will, where 

possible, be cumulative with all other remedies at law or in equity. The Land Owner 
acknowledges and agrees that damages will be an inadequate remedy for the City, and 
the City is entitled to an order for specific performance, injunctive relief (mandatory, 
prohibitive or otherwise), or other equitable relief, in order to compel performance of the 
obligations in this Housing Agreement. 

 
10. BINDING EFFECT 
 
10.1 This Agreement will enure to the benefit of and be binding upon the parties hereto and 

their respective heirs, administrators, executors, successors, administrators and permitted 
assignees. 

 

REGULAR COUNCIL AGENDA - SEPTEMBER 9, 2024 38



 
 

11. NO WAIVER 
 
11.1 The waiver by a party or any failure on the part of the other party to perform in accordance 

with any of the terms or conditions of this Agreement will not be construed as a waiver of any 
future or continuing failure, whether similar or dissimilar. 

 
11.2 No provision of this Housing Agreement may be waived by a party unless the waiver is 

expressed in writing by the party. 
 
12. NO RELIEF 
 
12.1 It is understood, covenanted and agreed by and between the parties hereto that no 

provision of these presents and no act or omission or finding of negligence, whether joint 
or several, as against the City, in favour of any third party, shall operate to relieve, or be 
deemed to relieve, the Land Owner in any manner whatsoever from any liability to the City 
with respect to this Agreement, or under the provisions of the Community Charter, the 
Local Government Act, or any bylaw of the City and amendments thereto, except as 
otherwise set out in this Agreement. 

 
13. TIME 
 
13.1 Time is of the essence of this Agreement. 
 
14. NOTICE TO BE REGISTERED IN LAND TITLE OFFICE 
 
14.1 Notice of this Agreement will be filed in the Land Title Office, at the cost of the Land Owner, 

in accordance with section 483 of the Local Government Act, and this Agreement will be 
binding on all persons who acquire an interest in the Property after registration of this notice. 

 
14.2 Upon termination of this Agreement, the City upon request of the Land Owner will file a 

cancellation of the notice for this Agreement at the Land Title Office. 
 
15. TERMINOLOGY 
 
15.1 Wherever the singular, masculine or neuter are used throughout this Agreement, the same 

will be construed as meaning the plural or the feminine or the body corporate or politic, as the 
context requires. 

 
16. LAW APPLICABLE 
 
16.1 This Agreement will be construed in accordance with and governed by the laws applicable in 

the Province of British Columbia. 
 
17. CONFLICT 
 
17.1 In the event of a conflict between the terms of this Housing Agreement and the provisions of 

City bylaws in relation to land use or density, the bylaws will prevail in accordance with Section 
483(3) of the Local Government Act. 

 
18. TIME 
 
18.1 Time is of the essence of this Housing Agreement. 
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19. HEADINGS 
 
19.1 The headings in this Agreement are inserted for convenience and reference only and in no 

way define, limit or enlarge the scope or meaning of this Agreement or any provision of it. 
 
20. RELATIONSHIP OF PARTIES 
 
20.1 No provision of this Housing Agreement may be construed to create a partnership or joint 

venture relationship, an employer-employee relationship, a landlord-tenant, or a principal-
agent relationship. 

 
20.2 The Land Owner is solely responsible for all costs and expenditures required to fulfill its 

obligations under this Housing Agreement, whether those costs and expenses are, or are not, 
specifically referred to in this Housing Agreement. 

 
21. FURTHER ASSURANCES 
 
21.1 The Land Owner will do, execute, and deliver, or cause to be done, executed, and delivered 

all such further acts, documents and things as may be reasonably required from time to time 
to give effect to this Housing Agreement. 

 
22. ENTIRE AGREEMENT 
 
22.1 This Housing Agreement contains the entire agreement and understanding of the parties 

with respect to the matters contemplated by this Housing Agreement and supersedes all 
prior and contemporaneous agreements between them with respect to such matters.  

 
22.2 No representations, warranties or conditions, express or implied, oral or otherwise, have 

been made other than those expressed in this Housing Agreement. 
 
23. NO RESTRICTION ON CITY AUTHORITY  
 
23.1 Except as required by Section 483 of the Local Government Act, nothing contained or implied 

in this Housing Agreement:  
 

(a) prejudices or affects the rights, powers or discretion of the City in the exercise of its 
functions under any public or private statutes, bylaws, orders and regulations, all of 
which may be fully and effectively exercised in relation to the Property as if the Housing 
Agreement had not been executed and delivered by the Land Owner; 

 
(b) imposes any legal duty or obligation, including any duty of care or contractual or other 

legal duty or obligation, to enforce this Housing Agreement or the breach of any 
provision in this Housing Agreement; or 

 
(c) imposes any public law duty, whether arising from the principles of procedural fairness 

or the rules of natural justice, on the City with respect to its exercise of any right or 
remedy expressly provided in this Housing Agreement or at law or in equity. 

 
24. SEVERABILITY 
 
24.1 Each article of this Housing Agreement is severable. If any provision of this Housing 

Agreement is held to be illegal or invalid by a court of competent jurisdiction, such provision 
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may be severed and the illegality or invalidity thereof will not affect the validity of the remainder 
of this Housing Agreement. 

 
25. ACKNOWLEDGEMENT 
 
25.1 The Land Owner acknowledges having been directed to obtain independent legal advice and 

having read and fully understood all the terms and conditions of this Housing Agreement.  The 
Land Owner confirms that this Housing Agreement has been entered into voluntarily. The 
Land Owner acknowledges and agrees that any information submitted to the City is subject 
to the BC Freedom of Information and Protection of Privacy Act. 

 
26. COUNTERPARTS  
 
26.1 This Housing Agreement may be executed and delivered in counterparts with the same effect 

as if both parties had signed the same document. Each such counterpart is deemed to be an 
original. All counterparts are construed together and constitute one and the same Agreement.  

 
 
IN WITNESS WHEREOF the parties hereto have set their hands and seals as of the day and year 
first above written. 
 
 
 
CITY OF PORT ALBERNI by its authorized 
signatories: 
 
     
Name:  Scott Smith 
Title:  Director of Development Services 
 
     
Name:  Danielle Leurebourg 
Title:  Corporate Officer 

 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
 
 

 

 
 
1381905 B.C. LTD., Inc. No. BC1381905 by its 
authorized signatories: 
 
 
 
 
     
Name:   
Title:  
 
 
     
Name:   
Title:   
 
 

) 
) 
) 
) 
) 
) 
) 
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Regular Council Meeting 
For the Meeting of September 9, 2024 

               
 
 

Date: September 3, 2024 
File No:  0810-20-PW 
 

To: Mayor & Council 
From: M. Fox, CAO 
Subject: Public Works Yard | Roof Replacement 
               
 

Prepared by: 
 
 
 
W. Thorpe 
Director of Parks, 
Recreation and Heritage 

Supervisor: 
 

M. FOX 

Chief Administrative 
Officer 

Supervisor:  

 
_____________________ 
Chief Administrative Officer 

 

RECOMMENDATION 
a. THAT Council amend the “City of Port Alberni 2024-2028 Financial Plan Bylaw No. 5097, 2024” as follows: 

• allocate $350,000 for the Public Works Yard Building roof to 2024 Capital Plan; 
• allocate $350,000 from the Water Reserve Fund, to be replenished (with interest) in 2025 with surplus, 

followed by taxation as required. 
 

b. THAT Council direct staff to proceed with replacing the entire roof (3 sections) of the Public Works Yard 
building. 

 
PURPOSE 
For Council to consider replacement of the roof at the Public Works Yard. 
 
BACKGROUND 
Much of the City’s operations in the Infrastructure Services department occur in the City-owned Public Works 
Yard. The existing roof on that building has reached the end of its useful life and requires replacement. The Public 
Works Yard roof is one of the many roofs that are at or approaching end of life. Identification of the roof requiring 
replacement began in December 2021, for inclusion in future City capital plans. The Public Works Yard roof was 
added in the capital plan in 2023 and scheduled for completion in 2027. 
 
Though this project is currently slated for 2027, staff have found that the roof is leaking and patches no longer 
suffice. One project that has taken priority over the roof repair to date is the replacement of the boiler at the 
Public Works Yard. 
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Regular Council Meeting 
Staff Report – Public Works Yard | Roof Replacement 

September 3, 2024 
  _____ 

P a g e  2 | 3 

The roof includes three sections: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Staff have obtained preliminary quotes for replacement of the roof; predicted costs for this work:  
 

Roof Section Cost (+ GST) 
1 $130,458.00 
2 $134,070.00 
3 $84,300.00 
Total $348,828.00 

 
ALTERNATIVES/OPTIONS 

1. Council directs staff to proceed with replacement of the entire roof (three sections) at the Public Works 
Yard. 

2. Council directs staff to proceed with replacement of sections one and two of the roof at the Public 
Works Yard. 

3. Council directs staff to proceed with replacement of section one of the roof at the Public Works Yard. 
4. Council provides staff with alternate direction. 
5. Council takes no action. 

 
ANALYSIS 
If Council directs staff to proceed with replacement of any sections of the roof at the Public Works Yard, staff will 
follow the corresponding purchasing thresholds within the purchasing policy, including undertaking a public 
process where required. 
 
 
 

1 
2

3 
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Regular Council Meeting 
Staff Report – Public Works Yard | Roof Replacement 

September 3, 2024 
  _____ 

P a g e  3 | 3 

IMPLICATIONS 
If Council directs staff to proceed with the roof replacement, this work will be funded from operational funding 
and/or overall surplus from 2024 (if available). There is currently no reserve funding available to support the 
Public Works Yard roof renewal in 2024. If there are no funds available, funding can be borrowed from the 
Water Fund reserve until 2025 and taxation will be required to support the funding of this project. A $300,000 
taxation increase for a one-time expenditure in 2025 would require a 0.96% increase in taxation. If this project 
proceeds, the funding from taxation in 2027 in the capital plan would not be required. 
 
COMMUNICATIONS 
N/A 
 
BYLAWS/PLANS/POLICIES 
Replacing key infrastructure such as the Public Works Yard roof aligns with the goals and strategies within 
Council’s 2023 – 2027 Corporate Strategic Plan: 
 

• 3.1 The highest and best use is made of City-owned assets. 
 
SUMMARY 
The roof on the City-owned Public Works Yard facility has reached the end of its useful life and requires 
replacement. Staff recommend that Council direct staff to replace the entire roof, comprised of three sections. 
 
ATTACHMENTS/REFERENCE MATERIALS 
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Regular Council Meeting 
For the Meeting of September 9, 2024 

               
 
 

Date: September 3, 2024 
File No:  5330-20-Burde St Reconstruction 
 

To: Mayor & Council 
From: Mike Fox, Chief Administrative Officer 
Subject: Burde Street Reconstruction Project 
               
 

Prepared by: 
 

J. MACDONALD 

DIRECTOR OF 
INFRASTRUCTURE 
 

Supervisor: 

M. FOX 

CAO 

CAO Concurrence: 
 

 
 

M. Fox, CAO 

 

RECOMMENDATION[S] 
THAT Council amend the “City of Port Alberni 2024-2028 Financial Plan Bylaw No. 5097, 2024”, by allocating 
$2,481,700 towards reconstruction of Burde Street between 10th and 16th Avenue with funding from the Water 
Fund and Sewer Fund Capital Reserves in the amount of $827,233.33 each, totalling a net increase of 
$1,311,700. 
 
PURPOSE 
To seek an amendment to the “City of Port Alberni 2024-2028 Financial Plan Bylaw No. 5097, 2024” to fund the 
Burde Street Reconstruction Project construction in 2024/2025. 
 
BACKGROUND 
The Burde Street reconstruction was an approved Capital Plan priority project in 2023. The overall project has 
two components; the first being the deep utility replacement consisting of replacing the water main, adding a 
storm trunk and replacing a section of sanitary pipe. The second component is the surface works which consists 
of replacing the roadway, sidewalks and addition of multi modal lanes. The work was broken down into two 
work packages for efficiency, as well as timing purposes. In addition, there is another small section of utility 
replacement (near 15th Avenue) that is the responsibility of a developer, which needed to be incorporated into 
the overall construction schedule. The utility portion was tendered for construction on May 16, 2024 and is 
expected to be completed by October 31, 2024. The surface upgrades were tendered for construction on 
August 7, 2024 and work will commence once funding is approved by Council, and is expected to wrap up in 
spring 2025.  
 
ALTERNATIVES/OPTIONS 
1. That Council amend the “City of Port Alberni 2024-2028 Financial Plan Bylaw No. 5097, 2024”, by allocating 

$2,481,700 towards reconstruction of Burde Street between 10th and 16th Avenue with funding from the 
Water Fund and Sewer Fund Capital Reserves in the amount of $827,233.33 each, totalling a net increase 
of $1,311,700.  

2. That Council fund the Burde Street renewal project from the Water Fund and Sewer Fund Capital Reserves 
equally at $655,850 each, totalling a net increase of $1,311,700. 
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3. That Council use the 2024 Canada Community Building Reserve Fund $135,000 that is currently unallocated 
funding and interest and $1,176,700 from the Growing Community Fund reserve, for a total of $1,311,700. 

4. That Council not approve funding until adoption of the Financial Plan. 
5. That Council provide alternate direction. 
 
ANALYSIS 
The Burde Street Reconstruction was identified as a Council strategic project in 2023. Recent development 
along Burde Street, along with the deteriorating and failing condition of the existing asphalt, facilitated the 
need for significant surface works restoration. The development on the old ADSS site required a significant 
amount of underground utility work through the development and was completed in stages. Utility 
replacement is a crucial step before repaving a street to ensure the longevity of the infrastructure and to 
eliminate the need for tearing up newly laid asphalt in the event of a utility failure in the near future.  
 
In addition, the surface works include multi modal lanes which fit with one of Council’s strategic goals of 
connecting the community with safe pathways and trails, making pedestrians and cyclists feel safe and 
welcome. 
 
FINANCIAL IMPLICATIONS 
The available funding to undertake the Burde Street reconstruction requires an additional $1,311,700. The 
following options were considered: 
1. Option 1 is to fund the project costs from the Water Fund and Sewer Fund Capital Reserves. Burde Street 

reconstruction is required, largely for the undersurface works for the associated utilities. The 
recommendation reflects the funding contribution from utilities in order to support ongoing renewals. The 
funding model reflects a 33.33% share of surface work costs. The original committed funding of 
$1,170,000 from Canada Community Building Reserve Fund would be reduced to 827,233.33. This would 
return $342,767 to the Canada Community Building Reserve Fund. 

2. Option 2 considers funding only the project shortfall, this would result in Water Fund and Sewer Fund 
Capital Reserve contributions of $655,850 each. The original committed funding of $1,170,000 from 
Canada Community Building Reserve Fund remains in place. 

3. Option 3 considers not using Water or Sewer capital reserves to complete the Burde Street 
reconstruction. The reserve funding would come from the remaining funds in the Canada Community 
Building Reserve Fund ($135,000) and Growing Community Funds ($1,176,700). The result would exhaust 
all available funding in the CCBF and leave a balance of approximately $341,500 in the GCF.  

 
Funding Allocations – Options 1 to 3: 

 Option 1 Option 2 Option 3 
 Water Fund Reserve  827,233   655,850   -    
 Sewer Fund Reserve  827,233   655,850   -    
 Prior funding CCBF   1,170,000   1,170,000   1,170,000  
 New CCBF   (342,767) -  135,000  
 New GCF  - -  1,176,700  

Total  2,481,700   2,481,700   2,481,700  
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Council may also not proceed with project and rescope or provide alternatives that differ from the options 
considered.  
 
The Water Fund and Sewer Fund Capital Reserves would see the following estimate:  

 Water Fund  Sewer Fund 
 Opening balance         $ 5,402,014         $ 6,349,809  
 Interest earned (2024 estimate)                216,081               253,992  
 Contribution (2024 estimate in FP)           1,869,184               939,092  
 2023 & prior capital projects               265,000                          -    
 2024 capital projects               460,000           1,929,311  
 Amendments in process               100,000                          -    
 Anticipated year-end balance          6,662,279           5,613,582  
   
 Option 1 – Reserve funding allocated              827,233               827,233  
 Option 2 – Reserve funding allocated              655,850               655,850  
 2024 Estimated year-end balance   

  

 Option 1 – recommendation           5,835,045           4,786,349  
 Option 2           6,006,429           4,957,732  

 
The taxation impact from a $1,311,700 increase for 2025 would be 4.20%. 
 
COMMUNICATIONS 
Public notifications will take place prior to the start of construction of the surface works, identifying such things 
as schedule, detours, traffic management plan, etc. These will be published on social media as well as the City 
website once available and distributed to affected residents/businesses.  
 
BYLAWS/PLANS/POLICIES 

“City of Port Alberni 2024-2028 Financial Plan Bylaw No. 5097, 2024” 
 

SUMMARY 
This project represents an important replacement of existing transportation and utility infrastructure that 
meets several Council strategic goals. The existing road and asphalt have reached the end of their useful life 
and requires immediate attention, and along with the utility upgrades, meets modern engineering standards 
for municipal roadway rehabilitation. Budget approval will enable project completion in early 2025.   
 
 
C: A. McGifford, Director of Finance 
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