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To: Port Alberni Advisory Planning Commission 
 
Ed Francoeur (Chair) Callan Noye 
Stefanie Weber (Acting Vice-Chair) Sandy McRuer 
Joe McQuaid  
Dan Holder Councillor Dustin Dame (Council Liaison) 
Ken Watts (ECC, Tseshaht (c̓ išaaʔatḥ) F.N) Wayne Mihalicz (Parks Operations Liaison) 
Representative, (Hupačasath F.N) Derrin Fines (P.A.F.D. Liaison) 
Christine Washington, (SD70 Liaison) S/Sgt Mike Thompson, (R.C.M.P. Liaison) 

 
From: Scott Smith, Director of Development Services 
Copy: Larry Ransom (Alternate - School District #70) 
 Harley Wylie (Alternate - Tseshaht (c̓ išaaʔatḥ) First Nation) 
 TBD (Alternate Hupačasath Nation) 
 TBD – (Alternate - R.C.M.P.) 
 Councillor Deb Haggard (Alternate - Council Liaison) 
 Corporate Services: D. Monteith, S. Darling, T. Feltrin, A. O’Connor 
 City Staff: S. Smith, B. McLoughlin, H. Stevenson, C. Foden 
 
Date: August 10, 2023 

Re: Advisory Planning Commission Meeting - Thursday, August 17, 2023 at 12:00 pm  

A meeting of the Advisory Planning Commission has been scheduled for Thursday, August 17, 
2023 at 12:00 pm in the Council Chambers at City Hall (4850 Argyle St.). Contact Brian 
McLoughlin (T: 250-720-2806 / email: Brian_McLoughlin@portalberni.ca) or Cara Foden (T: 
250.720.2850 / email: Cara_Foden@portalberni.ca) if you require more information. 

APC AGENDA 

1. Acknowledgements and Introductions- This APC meeting is being held within the un-ceded 
traditional territories of the Hupačasath and the Tseshaht/c̓ išaaʔatḥ First Nations.  

2. Adoption of minutes of the July 20, 2023 meeting 

3. DEVELOPMENT APPLICATION – Development Variance Permit 
4735 Dunbar Street 
Lot 22, Block 43A, District Lot 1, Alberni District, Plan 197B PID 009-251-812; and 
4715 Dunbar Street 
Lot 23, Block 43A, District Lot 1, Alberni District, Plan 197B PID: 009-251-855 
APPLICANT:  R. Hamling agent for Prism Land Surveying Ltd. 

4. Updates – Manager of Planning  

5. Other business 

6. Adjournment - The next regular APC meeting is scheduled for Thursday, September 21, 
2023. 

 

mailto:Brian_McLoughlin@portalberni.ca
mailto:Cara_Foden@portalberni.ca


 

 
Page 1 of 2 

Summary Report / Minutes of the Advisory Planning Commission Meeting 
held on July 20, 2023 at 12:00 p.m. 

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

Commission Members Present Staff 
Ed Francoeur (Chair) Brian McLoughlin, Manager of Planning 
Stefanie Weber (Vice-Chair) Haley Stevenson, Planner I 
Joe McQuaid Cara Foden, Planning Technician 
Harley Wylie (Alt. – Tseshaht (c̓ išaaʔatḥ) F.N)  
Callan Noye Guests 
Sandy McRuer City Director of Corporate Services (D. Monteith) 
Councillor Dustin Dame (Council Liaison) Applicant/s: Rachel Hamling (remote access) 
Derrin Fines (P.A.F.D. Liaison) Members of the Public: none present 
  
Regrets Alternates (not in attendance) 
Dan Holder Larry Ransom (Alt.– S.D.70) 
Ken Watts (ECC, Tseshaht (c̓ išaaʔatḥ) F.N) S./Sgt. Mike Thompson (Alt.– RCMP) 
Christine Washington, (SD70 Liaison) Councillor Deb Haggard (Alt. Council Liaison) 
Representative, (Hupačasath F.N)  
Peter Dionne, R.C.M.P. Liaison  
Wayne Mihalic (Parks Liaison)  
Scott Smith, Director of Dev.Services/Deputy CAO  
  

 
 

1. Acknowledgements and Introductions  
• An acknowledgement was made that this APC meeting is being held within the un-ceded, 

traditional territories of the Hupačasath Nation and the Tseshaht (c̓ išaaʔatḥ) First Nation. 
 
2. Election of Chair and Vice-Chair for 2023 

Chair – Ed Francoeur 
Vice-Chair – Stefanie Weber 
 

3. Adoption of previous meeting minutes 
• Draft Summary Minutes from the APC Meeting held on May 18, 2023   
• Draft Summary Minutes from the APC Meeting held on June 15, 2023    

( Weber / McQuaid) CARRIED 
 
4. DEVELOPMENT APPLICATION – Proposed OCP and Zoning Bylaw Amendments  

3690 Loewen Road and 2791 Burde Street  
Lot 1, District Lot 139, Alberni District, Plan VIP19284  (PID: 000-962-805); and 
2791 Burde Street 
Lot 21, District Lot 139, Alberni District, Plan 1401A, Except that part included within Parcel A (DD 
82302N) And Except those parts in Plans 13102 and 19284  (PID: 005-712-343) 
APPLICANT:  R. Hamling agent for Prism Land Surveying Ltd. 
 
• Planner I introduced the applicant who joined the meeting via remote access. 
• Planner I summarized the staff report dated July 12, 2023.  
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• Attendees discussed the proposed OCP and Zoning Bylaw amendments with respect to the 
following: 

o Lot configuration was discussed and clarified for APC members. 
o The proposed amendments and rationale for the applicant’s request were clarified. 

  
Motion: 
 
That the Advisory Planning Commission recommends to City Council that Council support the 
application. 

( McRuer / Noye) CARRIED 
 

5. Updates from the Manager of Planning 
• Zoning modernization Bylaw – Received 1st and 2nd reading on July 10, 2023. A public Hearing 

was scheduled for July 31, 2023. 
• 2042 Official Community Plan – staff planning to resume work potentially in the fall. More 

updates forthcoming.   
• Update on 3325 Johnston Road Microtel development application. 

 
6. Other Business 

 
7. Adjournment – The meeting adjourned at 12:30 pm.  The next meeting is scheduled for 12:00 pm 

on August 17, 2023. 
 
 
 
       
(Chair) 
 
 
 
APC-SummaryMinutes-July20-2023 - Reviewed by bm 
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PLANNING DEPARTMENT 
REPORT TO THE ADVISORY PLANNING COMMISSION 

 
TO:  Advisory Planning Commission  
 
FROM: Haley Stevenson, Planner I  
 
DATE: August 10, 2023  
  
 

SUBJECT: DEVELOPMENT APPLICATION – Development Variance Permit (DVP 117) 
4735 Dunbar Street, Port Alberni  
LOT 22, BLOCK 43A, DISTRICT LOT 1, ALBERNI DISTRICT, PLAN 197B (PID: 009-251-812) 
4715 Dunbar Street, Port Alberni   
LOT 23, BLOCK 43A, DISTRICT LOT 1, ALBERNI DISTRICT, PLAN 197B (PID: 009-251-855) 
Applicant: Nina Wynne  

 
 
PURPOSE 
To consider a Development Variance Permit application requesting an increase to the maximum 
permitted height of a front yard fence at 4735 and 4715 Dunbar Street. The intent is to bring a recently 
constructed fence into conformance with the Zoning Bylaw.  
 
BACKGROUND  
In February of this year, the City received a Development Variance Permit application (DVP 117) for the 
properties at 4735 and 4715 Dunbar Street (subject properties) requesting to increase the maximum 
permitted fence height within a required front yard. The application was made after the applicant 
received notice from the City’s Bylaw Services that a recently constructed fence was in contravention of 
Zoning Bylaw 2014, No. 4832. The front-yard fence is an opaque, hand-made, wooden fence with an 
average height of approximately 8 feet. It extends the full length of the frontage of both properties.  
 
Bylaw Enforcement Policy 3008-01 
The notice from Bylaw Services and a subsequent Correspondence for Information Letter submitted by the 
property owner at the February 13th Regular Council Meeting prompted Council to review the City’s Bylaw 
Services enforcement strategy, and led to the creation of a new Bylaw Enforcement Policy 3008-1. The 
policy was presented to the Committee of the Whole on May 15th, 2023 and June 19th, 2023, and approved 
by Council at the June 26th, 2023 Regular Council Meeting. The application is being brought forward now 
that staff and Council have clarified priorities and strategies for City-wide bylaw enforcement. The 
applicant has cited personal and property safety, security, and privacy as reasons for their variance 
request.   
 
Crime Prevention Through Environmental Design (CPTED) 
CPTED guidelines are a set of recognized strategies used in community design to help improve safety and 
reduce criminal and/or nuisance activity. CPTED strategies acknowledge the relationship between the 
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built environment and people’s behaviours, and that undesirable behaviours can be discouraged through 
simple design choices. CPTED principles applied in residential areas encourage interaction between 
neighbors and pedestrian activity on the street. The City of Port Alberni recognizes the importance of 
CPTED, and has included consideration for the principles into the City’s Official Community Plan. 
 
Key CPTED principles for residential areas include:  

• Natural Surveillance  
Discouraging criminal activity in an area by designing spaces to be more easily observed by 
property owners, neighbours, and members of the public (maximizing visibility). Some natural 
surveillance guidelines for residential properties include:  

- Unobstructed sightlines between front doors and the street and driveway  
- Windows on all sides of residences for visibility of entire property  
- Well maintained landscaping that provides maximum viewing to and from a 

residence 
- Front porches and activity areas in front of buildings to encourage a visual 

connection with the street 
- Well-lit doorways and adequate night time lighting  

 
Natural surveillance is equally important for keeping public areas safe. Fully closing off 
residential areas from public streets can reduce neighborhood safety by reducing the amount of 
natural surveillance over public areas. 

 

• Line of Sight 
All public and semi-private areas should maintain an unobstructed view from areas that are 
frequently and regularly occupied. 

 

• Fencing 
Fence design should maximize natural surveillance from the street to the building and from the 
building to the street, and minimize opportunities for intruders to hide. 

 
SUBJECT PROPERTY AND SITE CONTEXT 
The subject properties are zoned R2 One and Two Family Residential in Zoning Bylaw No. 4832. The 
properties front onto Dunbar Street, back onto the Dry Creek Park area, and are currently occupied by a 
single detached dwelling. The surrounding land is zoned R2 with single detached dwellings as well as P2 
Parks and Recreation zoning to the north (Dry Creek).  
 

Location 
North side of Dunbar Street between 5th and 6th Avenue, abutting Dry Creek 
Park area. Approximately 174 m north of the Dunbar Street and 4th Avenue 
intersection.  

Current Zoning R2 One and Two Family Residential  

Total Area 1461.5 m2 (0.36 acres) 

Official Community 
Plan (OCP) 

• Schedule A: Land Use Map:  Residential (RES)  
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Figure 1 – Aerial View 

 

Figure 3 – Property Photo 
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PROPOSED DEVELOPMENT VARIANCE 

The applicant is requesting the following variance to Zoning Bylaw 2014, No. 4832 at the subject 
properties:  
 

Table 2 – Proposed Variance  

6.7.3 Fences and Hedges  

Increase the maximum permitted height of fences, hedges, or walls within 
a required front yard from 1.25 m (4.1 ft) to 2.44 m (8 ft) for a variance of 
1.19 m (3.9 ft).   

Maximum Fence, Hedge 
and Wall Height (within 
front yard) 

Required/Permitted  Proposed 

1.25 m 
(4.1 ft) 2.44 m (8 ft) 

 
STAFF NOTES 
 
City Bylaws 

• Fence, hedge, and wall heights within the required front yard of any residentially-zoned property 
are restricted to a maximum of 1.25 m (4.1 ft) in the Zoning Bylaw. 

• “Violations affecting public health and safety” are identified as Priority 1 matters in Bylaw 
Enforcement Policy 3008-01. Staff consider violations of maximum fence height to be Priority 1 
matters because the regulations are intended to enhance safety and reduce crime. Current fence 
height regulations align with CPTED Performance Standards.  

 
CPTED  

• Boundary-defining features such as fences are encouraged in CPTED principles, but must not 
compromise natural surveillance, including line of sight.  

• BC Housing’s Design and Construction Standards use the following evaluation standard for 
fencing within their CPTED Performance Standard Checklist:  

o “Front fences should be predominantly open in design, e.g. pickets or wrought iron, or 
solid fencing no higher than 1.2 meters.” 

• The subject property’s front fence is solid and extends higher than the recommended 1.2 meters.  

• The current height of the fence restricts several key sightlines and reduces natural surveillance. 
Reduced natural surveillance shields potential criminal activity from view and reduces public 
safety on streets.  

 
Internal Referrals  

• The City’s Bylaw Enforcement Services Department recommends that the variance not be 
granted as a high fence may pose safety and security issues for the subject property, members 
of the public, and civil servants.  

 
General  

• Local Government Act section 499 requires notice of the variance application to be given prior to 
a Council Meeting. The City’s Development Procedures Bylaw No. 5076 requires that all owners 
and occupants within 100 meters of the property be mailed a notice.   
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OPTIONS 
 

1. Recommend to Council the application be supported.  
 

2. Recommend to Council the application be supported with conditions (specify). 
 

3. Recommend to Council the application not be supported. 
 
ATTACHMENTS 

1. Zoning Bylaw No. 4832, Section 6.7 Fences and Hedges Regulations.  
2. BC Housing Design Guidelines and Construction Standards – Section 3 Crime Prevention Through 

Environmental Design (CPTED): Performance Standard Checklist Table – 2019  
3. Staff Report – Council Bylaw Enforcement Policy 3008-1 – June 20, 2023 

 
 
 
 
 
 



Bylaw 4832 

Consolidated version for convenience only -not official by-law 

Date Page 85 

6.5 Visibility at Intersections 

Notwithstanding any other section of this Bylaw, on a corner lot at any street or lane 
intersection, except for a permitted principal building, there shall be no obstruction of the line 
of vision above a height of 1.25 m (4.1 ft) and below a height of 3.0 m (9.8 ft) in the triangular 
area contained by lines extending to points 6 m along each lot line from the corner of the lot 
and a diagonal line connecting those points. 

6.6 Minimum Lot Size Exemptions 

Notwithstanding other provisions of this Bylaw, zoning restrictions and lot area and frontage 
requirements do not apply to a lot created for an unattended public utility use.   

6.7 Fences and Hedges 

6.7.1 The height of a fence, hedge or wall shall be determined by measurement from 
ground level at the average grade level within 1 m (3.28 ft) of both sides of such 
fence or wall. 

6.7.2 Notwithstanding 6.7.1, the height of a fence, hedge or wall erected along a 
retaining wall shall be determined by measurement from the ground level at the 
average grade within 1 m (3.28 ft) of the side which is supported by the retaining 
wall. 



Bylaw 4832 

Consolidated version for convenience only -not official by-law 

Date Page 86 

6.7.3 Fences, hedges or walls not greater than 1.25 m (4.1 ft) in height are permitted 
within a required front yard. 

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. 

6.7.5 In the C3 and M zones, fences or walls not greater than 2.5 m (8.2 ft) in height are 
permitted between the front lot line and the front of the primary building on the 
lot. 

6.7.6 Open mesh or chain link fences not greater than 3.7 m (12.1 ft) in height are 
permitted anywhere on cemeteries, public playgrounds, parks, playfields, school 
areas or in any M zones. 

6.7.7 Notwithstanding 6.7.1 through 6.7.6, all fences, hedges and walls are subject to 
the provisions of 6.5. 

6.7.8 There shall be fencing having a minimum height of 1.85 m (6.0 ft) and a maximum 
height of 2.4 m (8.0 ft) around open swimming pools. 

6.8 Landscaping 

6.8.1 In RM, P1, C, M1 and M2 zones, all areas not used for buildings, structures, 
parking, loading, access or storage shall be landscaped. 

6.8.2 In all RM, C, and P1 zones, screening not less than 1.5 m (4.9 ft) and not greater 
than 1.85 m (6.0 ft) in height shall be provided on at least three (3) sides of 
garbage bins, receptacles or storage areas, unless located within a completely 
enclosed structure. 

6.8.3 Notwithstanding Section 6.7.4, screening not less than 1.5 m (4.9 ft) and not more 
than 2.4 m (8.0 ft) in height shall be provided: 

1. along any side or rear boundary of a lot in a C zone that abuts an R, RR, RM,
or A zone; and

2. between any RM zone and any parking or access uses that abut any R zoned
lot, along the common lot lines.

6.8.4 For boulevards: Landscaping in the form of grass, unless otherwise approved by 
the City Engineer, shall be provided between the lot line and curb or street 
shoulder in the absence of a curb. 

6.8.5 Notwithstanding 6.8.1 through 6.8.4, all landscaping requirements are subject to 
the provisions of Section 6.5. 
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CPTED Performance Standard Checklist 
Principle / 
Definition 

Design 
Intent Evaluation Standard Comments

Fencing Fence design 
should 
maximize 
natural 
surveillance 
from the 
street to the 
building and 
from the 
building to the 
street, and 
minimize 
opportunities 
for intruders to 
hide 

Front fences should be predominantly open in design, 
e.g. pickets or wrought iron, or solid fencing no higher 
than 1.2 meters. 

 

Design other high solid fences in a manner that 
incorporates open elements such as lattice to allow 
visibility above the height of 1.5 meters. 

 

If noise insulation is required, install other devices at the 
front of the building rather than solid fences higher than 
1.5 meters. 

 

Other landscape features such as elevation changes or 
berberis landscaping should be used in conjunction with 
fences in locations where climbing the fence is likely. 

 

Landscaping Avoid 
landscaping 
which obstructs 
natural 
surveillance 
and allows 
intruders to 
hide 

Trees with dense low growth foliage should be spaced 
or their crown should be raised to avoid a continuous 
barrier. 

 

Use low groundcover, shrubs a maximum of .6 meters in 
height, or high-canopied trees (clean trimmed to a height 
of 2.4 meters) around children’s play areas, parking 
areas, and along pedestrian pathways. 

 

Avoid vegetation that conceals the building entrance 
from the street. 

 

Use vegetation 
as barriers to 
deter 
unauthorized 
access 

Consider using berberis plants as an effective barrier in 
place of or in addition to fencing, and to obstruct access 
to walls, fences and other structures prone to graffiti. 

 

Avoid 
placement of 
vegetation or 
structures that 
would enable 
access to a 
building or to 
adjacent 
buildings 

Avoid placement of large trees, garages, utility 
structures, fences, and gutters next to second story 
windows or balconies that could provide a means of 
access. 

 

Lighting - 
Exterior 

Provide exterior 
lighting that 
enhances 
natural 
surveillance 

Prepare a lighting plan in accordance with BC Housing 
Standards, which addresses project lighting in a 
comprehensive manner. Select a lighting approach that 
is consistent with local conditions and eliminates crime. 

 

Locate elevated light fixtures (poles, light standards, 
etc.) in a coordinated manner that provides the desired 
coverage. The useful ground coverage of an elevated 
light fixture is roughly twice its height. 

 

For areas intended to be used at night, ensure that 
lighting provides visibility. Where lighting is placed at a 
lower height, ensure that it is vandal resistant. 

 

Ensure inset or modulated spaces on a building facade, 
access/egress routes, and signage is well lit. 

 

In areas used by pedestrians, ensure that light shines on 
pedestrian pathways and possible entrapment spaces. 
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