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File # 11.60.00 
To:  Port Alberni Advisory Planning Commission 
 
Chris Colclough - Chair Jim Tatoosh (Hupacasath First Nation) 
Wes Hewitt – Vice Chair Janice Johnson (Tseshaht First Nation) 
Vern Barnett Larry Ransom - (SD #70) 
Seva Dhaliwal S. Sgt. Dave Paddock - (R.C.M.P. Liaison) 
Linda Kelsall Councillor Chris Alemany (Council Liaison) 
Diane Currie Randy Thoen (P.A.F.D. Liaison) 
 
From: Scott Smith, City Planner 
 
Copy: Councillor Ron Paulson - (Alternate - Council Liaison) 
 John Bennie - (Alternate - School District #70) 
 Cara Foden - Planning Technician 
 Digital Copy - Davina Hartwell - City Clerk 
 Digital Copy - Jane MacNaughton/Tanis Feltrin - Clerks Department 
 
Date: February 12, 2015 
 
Re: Advisory Planning Commission Meeting  

Thursday, February 19, 2015 at 12:00 pm in the Committee Room at City Hall 
 

 
A meeting of the Advisory Planning Commission has been scheduled for Thursday, February 
19, 2015 at 12:00 pm in the Committee Room at City Hall.  If you have any questions or are 
unable to attend please contact Scott Smith at 250-720-2808 (voice mail available). 
 

AGENDA 
 
1. Minutes of the January 22, 2015 meeting of the Advisory Planning Commission. 
 
2. DEVELOPMENT APPLICATION – Official Community Plan Bylaw and Zoning Bylaw 

Amendments 
3808, 3820, 3834, 3848 10th Avenue 
Lots 7-10, Block 171, District Lot 1, Alberni District, Plan VIP1603 
(PID’s: 007-111-223, 003-224-163, 007-111-266, 007-111-291) 
Applicant: Alberni District Co-operative Association 

 
3. DEVELOPMENT APPLICATION – Proposed Text Amendment to the Zoning Bylaw 

7–5440 Argyle Street  
That part of District Lot 118, Alberni District, Lying to the South West of Plan 15825 
(PID: 008-634-688) 
Applicant: Sheena Falconer dba West Coast Vancouver Island Aquatic Management 
Society 
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4. DEVELOPMENT APPLICATION – Zoning Bylaw Amendment 

5081 Ian Avenue 
Lot 1, District Lot 13, Alberni District, Plan VIP11162 (PID: 005-120-560) 
Applicant: Jadon VanVilet 
 

5. Update - City Planner - Status of current projects. 
 

6. Other business. 
 
7. Adjournment.  The next regular meeting is scheduled for March 19, 2015. 
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CITY OF PORT ALBERNI 

 
 
 

PLANNING DEPARTMENT 
REPORT TO THE ADVISORY PLANNING COMMISSION 

  
 
TO:    Advisory Planning Commission  
 
FROM:   Scott Smith, City Planner 
 
DATE:   February 12, 2015 
  
 
SUBJECT: Development Application – Official Community Plan Bylaw and Zoning Bylaw 

Amendments (3808, 3820, 3834, 3848 10th Avenue) 
  Lots 7-10, Block 171, District Lot 1, Alberni District, Plan VIP1603   
  (PID’s: 007-111-223, 003-224-163, 007-111-266, 007-111-291)  
  Applicant: Alberni District Co-operative Association 

  
 
Issue 
 
To consider an application for amendments to the Official Community Plan Bylaw Schedule A 
(Land Use Map), the Official Community Plan Bylaw Schedule B (Development Permit Areas Map) 
and the Zoning Bylaw Schedule A (Zoning Map) for the subject properties on 10th Avenue. 
 
Background 
 
The Alberni District Co-operative Association (Co-op Gas) is proposing a 4 pump, 8 lane gas 
station and convenience store on 10th Avenue just north of Redford Street.  Preliminary concept 
plans and elevations are attached to provide an idea of the layout for the project.  The subject site 
consists of 4 legal parcels, with 3 being vacant and one with an existing single family house to be 
demolished.  The combined properties have an area of approximately 2,094 m2 (0.5 ac) with 55 
metres (180 ft.) of frontage along 10th Avenue.    
 
Official Community Plan and Zoning Bylaw 
 

a) The Official Community Plan designation on 3848 10th Ave. (Lot 7, Block 171, District Lot 1, 
Alberni District, Plan VIP1603) is currently Residential on the Official Community Plan 
Schedule A – Land Use Map.  A map amendment is required to designate the property as 
General Commercial. 
 

b) The Official Community Plan designation on 3834, 3820, 3808 10th Ave. (Lots 8-10, Block 
171, District Lot 1, Alberni District, Plan VIP1603) is currently Multi-Family Residential on 
the Official Community Plan Schedule A – Land Use Map.  A map amendment is required 
to designate the properties as General Commercial. 

 
c) The Official Community Plan does not include 3848 10th Ave. (Lot 7, Block 171, District Lot 

1, Alberni District, Plan VIP1603) in any Development Permit Area on the Official 
Community Plan Schedule B – Development Permit Areas Map.  A map amendment is 
required to include the property in Development Permit Area No. 2 - Commercial 
(General) Area. 
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d) The Official Community Plan includes 3834, 3820, 3808 10th Ave. (Lots 8-10, Block 171, 
District Lot 1, Alberni District, Plan VIP1603) in Development Permit Area No. 3 – Multiple 
Family Residential on the Official Community Plan Schedule B – Development Permit 
Areas Map.  A map amendment is required to change the designation on the properties to 
Development Permit Area No. 2 - Commercial (General) Area. 
 

e) The properties at 3848, 3834, 3820, and 3808 10th Avenue (legally described as Lots 7-
10, Block 171, District Lot 1, Alberni District, Plan VIP1603) are currently zoned R2 - One 
and Two Family Residential on the Zoning Bylaw Schedule - A Zoning Map.  A map 
amendment to the Zoning Bylaw Schedule A Zoning Map is required to designate the 
properties as C4 - Highway Commercial. 

 
Discussion 
 
Surrounding Area 
 
An apartment building had been proposed for the 3 vacant lots of the subject site.  Although the 
apartment building did not proceed, the OCP designation was changed to support the previously 
proposed building. 
 
The surrounding area is a mix of commercial and residential uses.  The new Tim Hortons is directly 
south across the lane.  There are a few apartment buildings to the east across 10th Avenue, with 7-
Eleven to the southeast.  To the west are some medical offices and a few single family houses to 
the southwest.  There are single family houses to the north along 10th Avenue.   
 
The house at 3862 – 10th Avenue is directly to the north of the proposed project and some of the 
existing buildings encroach on the subject site.  There is an easement agreement that recognizes a 
1 foot encroachment of the house.  There are also two encroaching accessory buildings in the 
back yard of 3862 – 10th Avenue that are not recognized by the easement agreement.  The issue 
of these accessory structures will need to be resolved.  The Zoning Bylaw requires screening 
between commercial zoned and residential zoned properties.  If the rezoning is approved, the 
details of the screening would be confirmed during the development permit process, however a 
combination of solid fencing and landscaping will be strongly recommended. 
 
The water lines are located in 10th Avenue and the sanitary & storm is a combined line in the rear 
lane. 
 
Traffic and Access 
 
This section of 10th Avenue is designated as an arterial road in the Official Community Plan.  The 
existing concept plan shows two wide access points onto 10th Avenue, plus the access from the 
southern lane.  Both the Engineering and Planning departments have some concerns regarding 
the number of traffic movements and impacts on 10th Avenue from vehicles potentially trying to turn 
left into the project and vehicles trying to turn left leaving the project from the three potential access 
points.  This portion of 10th Avenue also has significant pedestrian activity which further 
emphasizes the need to control access to the site to limit conflicts.  A centre median could be 
considered to control some of the access in and out of the development.  Other commercial 
businesses in the area are not controlled with a median, but are primarily located with corner 
access.   
 
If the zoning is approved, the detailed site design would occur during the development permit 
process.  One potential design option to limit the traffic movements and improve safety would be to 
reduce the number of access points.  First would be to extend the centre curb to the southern end 
of the gas bar to eliminate one access.  The curb at the lane would be removed to improve the 
south access point.  This access is fairly close to the intersection and it is recommended that a 
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small centre median be designed to control access to the development in order to prevent in & out 
left-hand turn movements in this area.  The access to the north of the site could remain as shown 
as it is farther from the intersection and would allow full traffic movements.   
 
A concept plan is attached to demonstrate how truck turning movements could work for the project.  
Although the plan shows it is possible, the proposed 4 pump, 8 lane gas station results in a tight 
site layout for the fuel delivery truck.  
 
Site Plan 
 
There is approximately a 1.5 metre (5 ft.) grade difference from 10th Avenue to the rear of the 
subject site.  How the site development proposes to deal with this grade difference will impact the 
project.  If the rear of the property is to be filled, retaining walls will be required and that may 
impact the adjacent lands drainage and possibly other parts of the project. 
 
With single family residential to the north and the apartment buildings to the east across 10th 
Avenue, lighting impacts from the large gas pump canopy will need to be compatible.  A standard 
fully backlit canopy may have a negative impact on the adjacent residential.  There are design 
options such as front lighting of the canopy that provides sufficient light for the signage, but does 
not spill light onto other properties.  A pylon sign is proposed at the north end of the site, which is 
very close to an existing single family house.  The Planning Department would not support the 
proposed location of this sign.  This type of detail can be confirmed during the development permit 
process if the zoning is approved. 
 
The Zoning Bylaw requires 1 parking space per 2 employees of the gas station and 1 parking 
space per 30 m2 of gross floor area for the convenience store.  The convenience store is 
approximately 200 m2 and this would require 7 parking spaces for the store without any gas station 
employees.  The concept plan only shows 5 parking spaces.  However, there is sufficient area on 
the site for additional parking spaces. 
  
Variance 
 
The proposed C4 zone has a rear yard setback requirement of 6 metres.  The concept plan has 
the convenience store building located at the rear of the property with essentially a zero setback.  If 
the zoning is approved, the project will need to either redesign the layout or apply and receive a 
variance to the setback requirement from City Council.  
 
Strategic Plan Implications 
 
Economic Impact 
 
This project meets the strategic goal of an economically sustainable community by adding short 
term construction jobs and some permanent jobs for the business. 
 
Conclusions  
 
In considering the OCP and Zoning amendments the Advisory Planning Commission and City 
Council should consider whether the proposed amendments are appropriate for the site and for the 
community. 
 
In order to provide a better analysis on the appropriateness of the proposal, a Cross-Section (Lot 
Grading Plan) and a more detailed access plan should be required.  It is strongly recommended 
that these plans be required prior to the scheduling of a public hearing.  Although design details 
are often dealt with under the development permit process, in this case, a certain level of design 
needs to be provided in order to determine if this specific use and the associated commercial zone 



February 12, 2015      Page 4. 
___________________________________________________________________________________ 

is appropriate for the site.  As previously mentioned the subject site consists of four legal parcels, 
which will be required to be consolidated into one legal parcel. 
 
If the traffic and site design concerns can be resolved, the Planning Department does not object to 
the OCP and Zoning amendments proceeding. 
 
Recommendations 
 
1. That the Advisory Planning Commission recommends to City Council that the City proceed with 

a map amendment to the Official Community Plan (Schedule A – Land Use Map) to: 
a) Change the designation of Lot 7, Block 171, District Lot 1, Alberni District, Plan VIP1603 

(PID 007-111-223), located at 3848 10th Avenue; from Residential to General 
Commercial; and to 

b) Amend the designation of Lots 8 - 10, Block 171, District Lot 1, Alberni District, Plan 
VIP1603 (PID’s 003-224-163, 007-111-266, 007-111-291) located at 3834, 3820 and 3808 
10th Avenue;  from Multi-Family Residential to General Commercial. 

 
2. That the Advisory Planning Commission recommends to City Council that the City proceed with 

a map amendment to the Official Community Plan (Schedule B – Development Permit Areas 
Map) to: 
a) Include Lot 7, Block 171, District Lot 1, Alberni District, Plan VIP1603 (PID 007-111-223), 

located at 3848 10th Avenue; in Development Permit Area No. 2 - Commercial (General) 
Area; and to 

b) Amend the designation of Lots 8 - 10, Block 171, District Lot 1, Alberni District, Plan 
VIP1603 (PID’s 003-224-163, 007-111-266, 007-111-291) located at 3834, 3820 and 3808 
10th Avenue; from Development Permit Area No. 3 – Multiple Family Residential to 
Development Permit Area No. 2 - Commercial (General) Area. 

 
3. That the Advisory Planning Commission recommends to City Council that the City proceed with 

a map amendment to the Zoning Bylaw (Schedule A – Zoning Map) to change the designation 
of Lots 7-10, Block 171, District Lot 1, Alberni District, Plan VIP1603 (PID’s 007-111-223, 003-
224-163, 007-111-266, 007-111-291) located at 3848, 3834, 3820, and 3808 10th Avenue; 
from R2 - One and Two Family Residential to C4 - Highway Commercial. 

 
4. That the City of Port Alberni Advisory Planning Commission recommends to City Council that 

as part of the development process the applicant be required to complete the following before a 
public hearing is scheduled: 

 
a) To submit a Cross-Section Plan (Lot Grading) and a detailed Access Plan. 

 
Respectfully submitted, 
 
 

 

 

____________________ 
Scott Smith, MCIP, City Planner 
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CITY OF PORT ALBERNI 

 
 
 

PLANNING DEPARTMENT 
REPORT TO THE ADVISORY PLANNING COMMISSION 

  
 
TO:    Advisory Planning Commission  
 
FROM:   Scott Smith, City Planner 
 
DATE:   February 12, 2015 
  
 
SUBJECT: DEVELOPMENT APPLICATION - Proposed Text Amendment to the Zoning 

Bylaw 
7–5440 Argyle Street  
That part of District Lot 118, Alberni District, Lying to the South West of Plan 15825 
(PID: 008-634-688) 
Applicant: Sheena Falconer dba West Coast Vancouver Island Aquatic 
Management Society 

 
Issue 
 
To consider an application for text amendments to the Zoning Bylaw to facilitate the operation of 
a Stewardship Centre in a City owned building located at Harbour Quay. 
 
Background 
 
The West Coast Aquatic Society is proposing to lease Unit 7 – 5440 Argyle Street (former Clock 
Tower Gallery) at Harbour Quay from the City of Port Alberni.  West Coast Aquatic is proposing 
to operate a Fisheries Stewardship Centre and the society’s office from the unit.  West Coast 
Aquatic has made application for a text amendment to the W1 – Waterfront Commercial zone to 
include the stewardship centre use. 
 
Official Community Plan and Zoning Bylaw 
 

a) The Official Community Plan designation on Unit 7-5440 Argyle St. (That part of District 
Lot 118, Alberni District, Lying to the South West of Plan 15825 (PID: 008-634-688) is 
currently General Commercial on the Official Community Plan Schedule A – Land Use 
Map.  No amendment is required. 

 
b) The Official Community Plan includes Unit 7-5440 Argyle St. (That part of District Lot 

118, Alberni District, Lying to the South West of Plan 15825 (PID: 008-634-688) in 
Development Permit Area No. 2 - Commercial (General) on the Official Community 
Plan Schedule B – Development Permit Areas Map.  No amendment is required. 
 

c) The property at Unit 7-5440 Argyle St. (That part of District Lot 118, Alberni District, 
Lying to the South West of Plan 15825 (PID: 008-634-688 is currently zoned W1 
Waterfront Commercial on the Zoning Bylaw Schedule A Zoning Map.  No map 
amendment is required. 
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d) “Stewardship Centre” is not defined and does not exist as a Permitted Use in any zone 
in the Zoning Bylaw.  Text amendments to the Zoning Bylaw text are required as follows: 
 

a. Add the text “Stewardship Centre means a building, open to the public that 
includes exhibits, interpretative and educational activities related to local 
ecological resources through public education, planning, events, research and 
management” to Section 4 Definitions; and 

b. Add the text “Stewardship Centre” to Section 5.33.1 Permitted Uses in the W1 
Waterfront Commercial zone. 

 
Discussion 
 
West Coast Aquatic is proposing to develop a fisheries stewardship centre that would include 
aquaria, interpretative displays and deliver public education programs on the natural 
environment.  Even though there had previously been a small interpretative forestry centre at 
Harbour Quay, the W1 zone does not clearly permit a stewardship type facility.    
 
The stewardship centre would be located in Unit 7 (former Clock Tower Gallery) at Harbour 
Quay.  Extensive renovations would be completed to the inside of the building, with the lower 
level being used for the stewardship centre and the West Coast Aquatic offices located on the 
upper level.  The office is a permitted accessory use in the W1 zone.  
 
Harbour Quay is a mix of commercial uses, with some light industrial, park and public piers.  
Harbour Quay is a popular community and tourist destination.  The historic Steam Train station 
and Maritime Museum are also located in the general area.  A fisheries stewardship centre 
would be an excellent addition to the Harbour Quay. 
 
Strategic Plan Implications 
 
Vibrant, prosperous and economically sustainable community  
 
The proposed stewardship centre meets the strategic objective to promote development of the 
waterfront, increase community educational opportunities and promote sustainable 
environmental practices. 
 
Conclusions  
 
In considering the Zoning amendments the Advisory Planning Commission and City Council 
should consider whether the proposed amendments are appropriate for the site and for all sites 
zoned or impacted by the changes to the W1 Waterfront Commercial zone. 
 
The proposed stewardship centre use is an excellent fit with the overall Harbour Quay and will 
be an important addition for the Alberni Valley that will be of interest to tourists and community 
visitors.  The stewardship centre will highlight and educate on a very important natural resource 
for the Alberni Valley.  
 
The Planning Department supports the text amendment to add “Stewardship Centre” as a 
permitted use in the W1 – Waterfront Commercial zone. 
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Recommendations 
 
1. That the Advisory Planning Commission recommends to City Council that the City proceed 

with text amendments to Zoning Bylaw 2014, Bylaw No. 4382 as follows: 
a. By adding the text “Stewardship Centre means a building, open to the public that 

includes exhibits, interpretative and educational activities related to local ecological 
resources through public education, planning, events, research and management“ to 
Section 4 Definitions; and 

b. By adding the text “Stewardship Centre” to Section 5.33.1 Permitted Uses in the W1 
Waterfront Commercial zone. 

 

 
Respectfully submitted, 
 
 

 

 

____________________ 
Scott Smith, MCIP 
City Planner 
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CITY OF PORT ALBERNI 

 
 
 

PLANNING DEPARTMENT 
REPORT TO THE ADVISORY PLANNING COMMISSION 

  
 
TO:    Advisory Planning Commission  
 
FROM:   Scott Smith, City Planner 
 
DATE:   February 12, 2015 
  
 
SUBJECT: DEVELOPMENT APPLICATION – Proposed Zoning Bylaw Amendment 

5081 Ian Avenue 
Lot 1, District Lot 13, Alberni District, Plan VIP11162 (PID: 005-120-560) 
Applicants: Jadon Van Vliet for Gail Swain 

  
 
 
Issue 
 
To consider an application for a map amendment to the Zoning Bylaw Schedule A (Zoning Map) 
for the subject property at 5081 Ian Avenue. 
 
Background 
 
An application has been made to amend the Zoning Bylaw to rezone 5081 Ian Avenue from R1 
– Single Family Residential to R3 – Small Lot Single Family Residential in order to facilitate a 
subdivision application.  The property is on the corner of Ian Avenue and Craig Road and there 
is currently a small house on the south side of the property.  The proposal would be to subdivide 
the property to create two small residential lots. 
 
Official Community Plan and Zoning Bylaw 
 

a) The Official Community Plan designation on 5081 Ian Avenue, Lot 1, District Lot 13, 
Alberni District, Plan VIP11162 (PID: 005-120-560), is currently Residential on the 
Official Community Plan Schedule A – Land Use Map.  No amendment is required. 
 

b) The Official Community Plan does not include 5081 Ian Avenue, Lot 1, District Lot 13, 
Alberni District, Plan VIP11162 (PID: 005-120-560) in any Development Permit Area on 
the Official Community Plan Schedule B – Development Permit Areas Map.  No 
amendment is required. 
 

c) The property at 5081 Ian Avenue, Lot 1, District Lot 13, Alberni District, Plan VIP11162 
(PID: 005-120-560), is currently zoned R1 - Single Family Residential on the Zoning 
Bylaw Schedule - A Zoning Map.  A map amendment to the Zoning Bylaw Schedule A - 

Zoning Map is required to designate the property as R3 – Small Lot Single Family 
Residential 
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Discussion 
 
The R3 zone has a minimum frontage requirement of 10 metres (33 ft.) and a minimum lot area 
requirement of 350 m2 (3,767 ft2).  The property at 5081 Ian Avenue has a frontage along Ian 
Avenue of 32.6 metres (106 ft.) and a lot area of 1093 m2 (11,764 ft2).  If rezoned and 
subdivided, the two lots would each have a 16 metre (52 ft.) frontage on Ian Avenue and a lot 
area of 546 m2 (5,877 ft2).  Each lot would exceed the requirements of the R3 zone.  The 
applicant may wish to consider slightly increasing the size of Proposed Lot 1, as there is a 
slightly greater side yard setback requirement for the Craig Road side.  This decision can be 
made during the subdivision process. 
 
Surrounding Area 
 
The area is predominately single family residential with a mix of lot sizes.  There is a duplex at 
the corner of Ian Avenue and Glenside Road and Arrowsmith Baptist Church is nearby. 
 
Infrastructure 
 
The City service connections for the existing house are located near the south side of Proposed 
Lot 2, off Ian Avenue.  The proposed subdivision will not impact these service connections.  
There are City services available along both Craig Road and Ian Avenue in order to provide 
service to Proposed Lot 1.  The private utilities are located along Ian Avenue.  The overhead 
service to the existing house on Proposed Lot 2 will trespass over Proposed Lot 1 and will need 
to be resolved.  The detailed issues regarding servicing requirements will be covered under the 
Preliminary Layout Approval letter during the subdivision process. 
 
Strategic Plan Implications 
 
Responsible, livable and environmentally sustainable community 
 
The proposed small lot subdivision meets the strategic goal of a livable and sustainable 
community.  
 
Conclusions  
 
In considering the Zoning amendment, the Advisory Planning Commission and City Council 
should consider whether the proposed amendment is appropriate for the site and for the 
community. 
 
The R3 - Small Lot Single Family Residential zone allows for slightly greater density while 
maintaining a single family residential character.  The Official Community Plan is supportive of 
encouraging development within existing developed areas through infill and redevelopment.  
The proposed zoning and subdivision are compatible with the character of the neighbourhood 
and the Planning Department supports the zoning amendment to the R3 zone.  
 
Recommendations 
 
1. That the Advisory Planning Commission recommends to City Council that the City proceed 

with a map amendment to the Zoning Bylaw (Schedule A – Zoning Map) to change the 
designation of Lot 1, District Lot 13, Alberni District, Plan VIP11162 (PID: 005-120-560), 
located at 5081 Ian Avenue; from R1 - Single Family Residential to R3 – Small Lot Single 
Family Residential. 
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2. That the Advisory Planning Commission recommends to City Council that as part of the 
development process the applicant be required to complete the following before final 
adoption of the bylaw: 

 
a. Receive a Preliminary Layout Approval letter for the proposed subdivision from the 

City of Port Alberni’s Approving Officer. 

 
 
Respectfully submitted, 
 
 

 

 

____________________ 
Scott Smith, MCIP 
City Planner 
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