
 

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

 
TO:    Luke Sales, Director of Planning         FOR:     Regular Council Meeting, November 8, 2023 
     
FROM:        Rebecca Augustyn, Senior Planner 
 
SUBJECT:       Zoning Amendment: 127 and 141 Fifth Avenue East 
 
 
RECOMMENDATION 

1. THAT “Town of Qualicum Beach Land Use and Subdivision Bylaw No. 580, 1999 
Amendment (127 and 141 Fifth Avenue East) Bylaw No. 580.139, 2023” be read a second 
time.   

2. THAT Council hold a Public Hearing on December 6, 2023, at 10:00 am at the Qualicum 
Beach Town Hall, 660 Primrose Street, Qualicum Beach in regard to “Town of Qualicum 
Beach Land Use and Subdivision Bylaw No. 580, 1999 Amendment (127 and 141 Fifth 
Avenue East) Bylaw No. 580.139, 2023”.  
 

PURPOSE 
To consider a zoning amendment application for 127 and 141 Fifth Avenue East that would 
permit the parcel to be subdivided into two parcels. Two multi-residential buildings currently 
exist on the parcel and both buildings are proposed to remain, with one building to be located 
on each of the parcels.  
 
BACKGROUND  
The owner of 127 and 141 Fifth Avenue East has submitted an application to amend the zoning 
for the subject property to permit subdivision of the parcel into two parcels. The subject 
property is currently zoned Residential 13 (R13) and is designated Mixed Residential 2 in the 
Official Community Plan and falls within the Development Permit Area M1 - Village 
Neighbourhood.  
 
Currently there are two apartment buildings on the subject property. Building A has 13 units 
and Building B has 12 units, with the two buildings having a combined total of 25 rental units. 
The zoning amendment will change the zoning classification from Residential 13 (R13) to 
Comprehensive Development Zone 21 (CD21). The CD21 zone is a site-specific, comprehensive 
zone. Staff have utilized a site-specific zone due to the unique nature of the application. The 
application is to subdivide the property into two parcels and retain one building on each of the 
parcels. The number of permitted units will remain unchanged. If an existing zone were to be 
used instead of a site specific zone, the number of units for the site would increase. Additionally, 
the Subdivision District would be required to be changed from Subdivision District “E” to 
Subdivision District “D”, which would change the minimum parcel size and permit the parcel to 
be subdivided into more than two parcels. As well, using an existing zone would not require the 
existing buildings to be used for rental; however, the CD21 zone requires residential rental 
tenure and will ensure the units remain rental in the future.  
 
 
 



Zoning Amendment: 127 and 141 Fifth Avenue East 
November 8, 2023 Regular Council Meeting 
 

2 
 

On October 11, 2023 the application went before Council and Council adopted the following 
motion: 
• THAT “Town of Qualicum Beach Land Use and Subdivision Bylaw No. 580, 1999 Amendment 

(127 and 141 Fifth Avenue East) Bylaw No. 580.139, 2023” be introduced and read a first time. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 1: Subject Property 
 
DISCUSSION 
The proposed zoning change would allow the two apartment buildings to have separate 
ownership, but physically there would be no change to the building or access.  The benefit to the 
Town through this zoning amendment is that the owner has agreed to apply a “Residential 
Rental Tenure” to the site, which would ensure that the buildings stay as rental, even if they are 
redeveloped in the future. Under the current zoning, the buildings could be torn down and/or 
reconstructed as condominiums. 
 
Following is a comparison of the existing and proposed zoning designation. 
 
  Zoning Comparison    
Zoning Provision  Existing  Proposed Zoning 

Zoning  Residential 13 (R13)  Comprehensive Development 
Zone 21 (CD21) 

Permitted Use Residential Use 
Home Occupant Use 
Personal Care Unit 

Residential Rental Tenure 
Home Occupant Use 
 

Density Lot A: 13 Units 
Lot B: 13 Units 
(Includes density bonus) 

Lot A: 13 Units 
Lot B: 12 Units 

Height  9.5m  No Change  
Front Setback  8.0m No Change (as per plans) 
Interior Side setback  8.0m  No Change (as per plans)  
Rear Setback  8.0m No Change (as per plans)  
Parcel Coverage  35% 28% (as per plans) 
Parking (Off-street)  1 stall per dwelling unit No Change  

M
em

orial Avenue 

Berw
ick Road 

South 
Fifth Avenue East 

Fourth Avenue 
East 



Zoning Amendment: 127 and 141 Fifth Avenue East 
November 8, 2023 Regular Council Meeting 
 

3 
 

2018 Official Community Plan (OCP):  
The property is located within the “Village Neighbourhood” land use designation in the   
2018 Official Community Plan (OCP), the area where development, redevelopment and 
densification are encouraged. Due to the proposal being for subdivision only and not 
redevelopment, many of the Village Neighbourhood policies are not applicable. Staff have 
included the applicable policies below.  
 
The Village Neighbourhood General Policies are as follows: 

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

unit because of age.  
Staff Comment: It is not anticipated that the zoning amendment will result in age restrictions on the 
existing rental buildings.  

4.  In order to support school enrollment, the Town shall explore ways to attract young families 
to the Town and school catchment area.  
Staff Comment: Staff consider the application to align with this provision of the OCP.   
 

7. Through various methods including rezonings, regulatory bylaws, incentive programs and 
education, the Town shall encourage a diversity of housing to meet the needs of people of 
all ages, income levels and special needs.  
Staff Comment: The proposal is to retain the two existing buildings. Through this zoning 
amendment, the buildings will be required to be residential rental tenure which will ensure the Town 
retains these two buildings as rental stock.  
 

8. Through various methods including rezonings, regulatory bylaws, incentive programs and 
education, the Town shall explore opportunities to improve the energy efficiency of 
subdivisions and building construction.  
Staff Comment: The proposal is to retain the existing buildings and there is no proposed building 
construction. As such, this policy is not applicable.  
 

11. As part of the off-site works and services related to a building permit or subdivision, the 
Town shall consider the requirement that owners provide for improvements to the street 
frontage, including sidewalks, street trees, and street lighting.  
Staff Comment: No works and services are required.  
 

12. Buildings should be a maximum of three storeys in height. However, the Town may 
consider taller buildings on a case-by-case basis with consideration to factors such as 
topography, solar access, compatibility with adjacent uses, neighbourhood impact, views 
and community amenities. The Town will also recognize increases in typical ceiling heights 
in the consideration of height limits.  
Staff Comment: Staff consider the application to align with this provision in the OCP.   

The following policies are specific to Mixed Residential 2 designation: 
1. The Town recognizes existing single-family and two-family dwellings within the area 

designated as ‘Mixed Residential’, as shown on map ‘Schedule 2.2’.  
Staff Comment: The existing buildings are multi-family dwellings.  
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2. The Town will consider rezonings for multi-family residential uses within the area 
designated ‘Mixed Residential‘, as shown on map ‘Schedule 2.2’.  
Staff Comment: The proposal is to retain the existing buildings.  

 
3. The maximum density for multi-family developments in the “Mixed Residential 2” area 

shall be of up to 80 dwellings/ha. However, the Town will consider density bonuses in 
order to provide affordable housing, underground parking, ‘green’ buildings, adaptable 
design features, public amenities and public open space as part of multi-family residential 
development within the “Village Neighbourhood”.  
Staff Comment: Building A contains 13 units and Building B contains 12 units. The proposed 
density of the two parcels once subdivided will be 57 units/ha and 61 units/ha, respectively.  

 
4. The Town shall develop a suitable multi-family residential zoning for the ‘Mixed 

Residential’ area that will encourage small-scale developments in accordance with 
‘Development Permit Area M1’ design guidelines.  
Staff Comment: n/a 

 
5. The implementing bylaws and policies of the Town shall ensure that existing trees are 

retained where possible, as part of the on-site landscape requirements for multi-family 
residential developments.  
Staff Comment: No changes are proposed to the existing buildings and as such no tree removal will 
occur.  

 
6. Sidewalks, curbs and gutters, grass boulevards, trees, and pedestrian-friendly streetscapes 

shall be encouraged as part of multi-family developments.  
Staff Comment: No changes to the site or street works are proposed at this time.  

 
7. Building designs and site development for multi-family residential developments shall 

conform to the ‘Development Permit Area M1’ design guidelines.  
Staff Comment: There are no proposed changes to the existing building form and character.  

 
8.  The Town shall develop more detailed design guidelines for ‘Development Permit Area 

M1’. After development of design guidelines, the densities for Mixed Residential 1 and 
Mixed Residential 2 should be reviewed to ensure compatibility with the design guidelines.  
Staff Comment: No changes to the building form and character are proposed.  

 
Advisory Planning Commission  
Staff are not recommending this application be sent to the Advisory Planning Commission 
(APC) due to there being no changes proposed to the existing buildings. Council has the option 
to send the application to the APC, with specific instructions for what input Council is seeking 
from the APC. Alternative #1 provides this option.  
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SUMMARY   
An application has been received to amend the zoning for 127 and 141 Fifth Avenue East from 
R13 to CD21 to permit the parcel to be subdivided into two parcels, with an existing building to 
be retained on each of the parcels. Staff recommend a new, site-specific zone due to the unique 
nature of the proposal. As part of the CD21 zone, staff recommend Residential Rental Tenure be 
a permitted use to ensure the units remain rental in the future, regardless of external factors. In 
the opinion of staff, the application aligns with the OCP, and staff recommend that the zoning 
amendment be read a second time and a Public Hearing be scheduled for December 6, 2023.   
 
ALTERNATIVES 

1. THAT “Town of Qualicum Beach Land Use and Subdivision Bylaw No. 580, 1999 
Amendment (127 and 141 Fifth Avenue East) Bylaw No. 580.139, 2023” be referred to the 
Advisory Planning Commission [insert instructions]; 

2. THAT “Town of Qualicum Beach Land Use and Subdivision Bylaw No. 580, 1999 
Amendment (127 and 141 Fifth Avenue East) Bylaw No. 580.139, 2023” be denied; 

3. THAT Council requests the following changes to the zoning amendment application for 
127 and 141 Fifth Avenue East: [insert changes]; or, 

4. THAT Council provides alternative direction to staff.  
 
 
______________________ 
R. Augustyn, MCIP, RPP 
Senior Planner 
Report Writer

____________________ 
Luke Sales, MCIP, RPP   
Director of Planning 
Concurrence 

_______________________ 
Lou Varela, MCIP, RPP 
CAO 
Concurrence 

 
 
Attachments: 
BYLAW.580.139.127&141FifthAveE(CD21).docx 
memo.PLANS.127&141FifthAvenueE.pdf 
memo.PLANS.Conceptmap.127&141FifthAveE.pdf 

https://qualicumbeach.sharepoint.com/sites/CouncilCOWMeetings/Shared%20Documents/General/11%2008%20Regular%20Council%20Meeting/BYLAW.580.139.127&141FifthAveE(CD21).docx
https://qualicumbeach.sharepoint.com/sites/CouncilCOWMeetings/Shared%20Documents/General/11%2008%20Regular%20Council%20Meeting/memo.PLANS.127&141FifthAvenueE.pdf
https://qualicumbeach.sharepoint.com/sites/CouncilCOWMeetings/Shared%20Documents/General/11%2008%20Regular%20Council%20Meeting/memo.PLANS.Conceptmap.127&141FifthAveE.pdf


TOWN OF QUALICUM BEACH 
BYLAW NO. 580.139 

 
A BYLAW TO AMEND THE TOWN OF QUALICUM BEACH 

LAND USE AND SUBDIVISION BYLAW NO. 580, 1999 
 
WHEREAS the Council may, under Section 479 of the Local Government Act, divide the municipality 
into zones, regulate within a zone the use of land, buildings and structures, the density of use of land, 
buildings and structures, and the siting, size and dimensions of buildings and structures and may, 
under Section 482 of the Local Government Act, establish different density regulations for a zone 
depending on whether conditions relating to the provision of amenities or affordable or special needs 
housing are met, and may designate an area within a zone for particular types of housing, and  
 
WHEREAS the owner of the land described in this Bylaw has consented to the designations set out in 
the Bylaw;  
 
The Council of the Town of Qualicum Beach, in open meeting lawfully assembled, hereby enacts as 
follows: “Town of Qualicum Beach Land Use and Subdivision Bylaw No. 580, 1999” is hereby amended 
as follows: 

1. “Part 6 – Land Use Regulations” is hereby amended by adding ‘Section 6.4.30.17 Comprehensive 
Development Zone 21’, as shown on Schedule ‘A’ which is attached to, and forms part of, this 
Bylaw. 

2. “Schedule 6A – Zoning Map” is hereby amended by changing the zoning designation of Lot 1, 
District Lot 78, Newcastle District, Plan 33368 from Residential 13 (R13) to Comprehensive 
Development Zone 21 (CD21) as shown outlined in heavy black line on Schedule ‘B’ which is 
attached to, and forms part of, this Bylaw. 

3. Part 2 – Interpretation, Section 2.1 Definitions is hereby amended by adding the following 
definition: “Residential Rental Tenure means the granting of a right to occupy a Dwelling Unit 
as living accommodation where the minimum occupancy period is thirty consecutive days, and 
where the Dwelling Unit is not owned by a Dwelling Unit occupant, but where regular 
payments are made to the owner for the use of the Dwelling Unit.” 

 
This Bylaw may be cited as “Town of Qualicum Beach Land Use and Subdivision Bylaw No. 580, 1999 
Amendment (127 and 141 Fifth Avenue East) Bylaw No. 580.139, 2023.” 
 
INTRODUCED FOR FIRST READING this 11th day of October, 2023. 
 
READ A SECOND TIME this day of, 2023. 
 
Notice published pursuant to Section 466 of the Local Government Act on the day of, 2023, and the day 
of, 2023.  
 
PUBLIC HEARING this day of, 2023. 
 
READ A THIRD TIME this day of, 2023. 
 
ADOPTED this day of, 2023. 
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Teunis Westbroek, Mayor Heather Svensen, Corporate Administrator
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Schedule ‘A’ – Bylaw No. 580.139 

 

 

 

 

 

Section 6.4.30.17                                                                                                                          (580.139) 

                                                                                                                                                                                                    
Comprehensive Development Zone 21                                                                    CD21 
Permitted Uses and Minimum Site Area 
 Permitted Use Required Site Area  
 a) Residential Rental Tenure                                                               n/a  
 b)          Home Occupation n/a  

Maximum Number and Size of Buildings and Structures 
Accessory buildings  
 
Dwelling Units                                                       

 - n/a 

 

Dwelling units shall be in accordance with the site 
plan attached as ‘Site Plan’ 

 

    
Height      
 - Principal building    
  - Interior heated space  7.3 m  
  - Ridge of gable, hip or gambrel sloped roof 

- Mansard roof 
 9.5 m  

         - Deck line   8.0 m  
         - Top of roof  9.0 m  
  - Flat roof  8.0 m  
      
Parcel Coverage   35%  
Minimum Setback Requirements 

As shown in the site plan attached as ‘Site Plan’ 
 
Except: 

a. where any part of a parcel is adjacent to or contains a watercourse then the regulations in Section 
3 of this Part shall apply. 

That any roof overhang, eave, cornice or gutter may project to a maximum of 0.6 m into any required 
setback area. 
 
Subdivision District 
Notwithstanding the minimum Parcel size specified in Schedule ‘7B’, the minimum parcel size for 
property within the ‘Comprehensive Development Zone 21’ shall be 2000m2. 
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Site Plan 
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Schedule ‘B ’ – Bylaw No. 580.139 
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