
Adoption of the Agenda

STRATEGIC PLANNING COMMITTEE MEETING
AGENDA FOR WEDNESDAY JANUARY 18, 2023

Call to Order:  5:00 p.m.
Meeting Location:  Council Chambers, 1801B Beaufort Avenue, Comox

The Town of Comox respectfully acknowledges that we are standing on the Unceded traditional territory of the K’òmoks First Nation.

1.  DISCUSSION ITEMS:

Fire Department Strategic Direction Presentation and Discussiona.

Green Open House Discussionb.(3)

Development Application Review Discussionc.(65)

CORPORATE OFFICER

ADJOURNMENT
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1.0 INTRODUCTION 

1.1 ABOUT THE PROJECT 
In 2018, the newly elected Comox Town council made addressing climate change one of their top 
priorities and in May of 2019, the Town Council voted unanimously to formally recognize the 
climate crisis. Since then, the Town of Comox has undertaken a number of important climate 
mitigation and adaptation initiatives.  

In June 2022, the Town of Comox hosted a Climate Action Open House aimed at showcasing Town-
led climate action initiatives and facilitate discussion surrounding future action. An online 
StoryMap was developed to supplement the in-person event and provide additional opportunity 
to engage virtually.  

The project team collaboratively developed a series of event goals based on direction from Council 
to guide the event. The goals were as follows:  

� Demonstrate the Town of Comox’s commitment to addressing climate change 
� Seek Community input for how to tackle climate change moving into the future 
� Educate the community how climate change will impact the Town of Comox and the larger 

Comox Valley 
� Showcase the Town’s community partnerships and commitment to working collaboratively 

to tackle climate change 
� Inspire the community to take their own action in tackling climate change 
� Present the information in an accessible way 
� Understand the community’s values when it comes to climate action 
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2.0 EVENT PREPARATION AND FACILITATION 

2.1 PROCESS 
Planning and preparation for the open house involved 
a collaborative effort between the consultant team 
and Town staff.  

The event was promoted to the community using the 
following methods: 

• Social media posts,  
• Press release, 
• Web content, and 
• Posters 

2.2 OPEN HOUSE 
The open house was held on June 28th, 2022 - from 3:00 to 7:00 pm at the Comox Community 
Centre. It was attended by community members, Mayor and Council, as well as Town staff.  

To be able to present the information in an interactive and digestible way, the open house featured 
twelve stations, each for a different climate-related focus area. This format allowed participants to 
interact with the subject matter at their own pace and structure their visit to correspond with their 

own interests.  

To supplement the information provided at each station 
and provide a variety of information sharing formats, 
there were two presentations followed by breakout 
facilitated discussion groups. The presentations 
provided an overview of the information featured at each 
station. The facilitated discussion groups provided 
participants with an opportunity to discuss the subject 
matter, ask questions and envision the future of climate 
action for the Town of Comox.  

 

The open house was supported by several community 
organizations, demonstrating the Town’s commitment to 

a collaborative approach to climate action. These 
organizations also provided further resources for 
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participants to take action in their own homes and workplaces. The project team reached out to 
ten local organizations, and four organizations were in attendance. Those that were not able to 
attend expressed support for the event but cited mainly capacity and staffing constraints given the 
busy summer season. The organizations that were invited and their attendance are featured in the 
table below: 

Organization Attendance 
Project Watershed Society Yes 

Lush Valley Food Action Society Yes 

Hakai Energy Solutions Yes 

BC Transit Yes 

Comox Valley Save our Forests Team* Yes 

Comox Valley Youth Climate Council No 

Black City Cycle  No 

Comox Bike Co. No 

K’ómoks First Nation No 

Comox Valley Regional District No 

Brooklyn Creek Watershed Society No 
*This organization was not formally invited to the event but was invited to set up their booth and 
discuss their work with attendees. 

2.2.1 STATIONS & ACTIVITIES 
During the open house, the following stations were developed to guide participation:  

- Station 1 – Introduction 
- Station 2 – Comox Today 
- Station 3 – Strategic Planning 
- Station 4 – Transportation 
- Station 5 – Energy  
- Station 6 – Building and Development 
- Station 7 – Water  
- Station 8 – Food and Food Waste 
- Station 9 – Town Operations 
- Station 10 – Air Quality 
- Station 11 – Visioning Station 
- Station 12 - Interactive Art Activities  

Each of the first 10 stations included a ‘Did You Know”? section that integrated visuals and/or maps 
to provide information on the topic and what the Town has been doing in that area.  Many of the 
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stations also included an activity to gather feedback. Station 11, the visioning station, was located 
in the center of the room and included open ended questions for attendees and provided a space 
for feedback and suggestions. The results of all activities are included below in section 3.1.1 for the 
regular stations and section 3.1.2 for the in-depth visioning station.  

The interactive art station, hosted by Silver Bowerbird Gallery Studio, provided attendees the 
opportunity to engage with the subject matter in a hands-on and tactile way. The art activities 
involved using repurposed, recycled, and natural materials to promote waste reduction/diversion 

and creative problem solving. While the station 
was created to cater to children, all attendees had 
the opportunity to participate and to take home a 
souvenir from the event. 

To encourage visitation to each station, 
participants were given an 
‘Our Climate Story’ activity 
upon arrival. This activity 
was printed on plantable 
seed paper which directed 

them to get a stamp at each station to enter to win a door prize. A QR code 
to the storymap was included which provided attended the opportunity to 
explore the subject matter further at their own pace at home.  

2.2.2 PRESENTATION  
To accompany the stations, two presentations were provided, the first at 4pm 
and the second at 6pm. The presentation provided attendees with an overview of the content at 
each of the stations to further promote a baseline understanding of the event goals and the Town’s 
vision for climate action. The first presentation was attended by approximately 30 attendees, while 
the second presentation garnered interest from approximately 10 attendees.  

2.2.3 FACILITATED DISCUSSION GROUPS 
Facilitated discussion groups were organized following the presentations to promote meaningful 
discussion on the topic of climate action. The discussion groups provided attendees with an 
opportunity to ask questions, provide input and speak to other attendees about their goals for the 
future. The groups were facilitated by the project consultants to provide a neutral moderator and 
promote positive and productive discussion. Following the first presentation, interested attendees 
were organized into two facilitated discussion groups of approximately 7-10 people. Following the 
second presentation there were no attendees that were interested in being part of a discussion 
group. 
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The following questions were provided to promote discussion as needed: 

1. Why are you here today? 
2. How are you impacted by climate change? How has climate change affected you?  
3. Do you feel that some people are disproportionately impacted by climate change? If yes, 

how can we mitigate this? 
4. How important is climate action to you?  
5. What is most important to you in addressing 

climate change? 
6. How do you feel adapting to climate change 

impacts and adjusting to our new reality and 
impacts worsen? 

7. Are you happy with the Towns progress to 
date? 

8. Do you feel like the actions we are taking today 
will be enough to mitigate the impacts of 
climate change? What more could we be 
doing? 

a. How can we as a Town become more resilient as we continue to see the impacts 
of climate change? 

9. How far into the future do you feel the Town should be preparing for climate change, 10 
years into the future, 20 years, more? 

The feedback collected during the facilitated discussions is included below in section 3.1.2.  

2.3 STORYMAP 
A virtual ‘StoryMap’ was created to complement the in-person open house and provide residents 
with an online engagement platform. A StoryMap is a web-based application that allows 
information to be integrated with visuals such as maps, graphics and photos to provide a narrative 
or “story” to the subject matter. The StoryMap was created to follow a similar format to the in-
person open house, where visitors could interact and engage with the information online by 
reading content, participating in the online activities, and answering the survey questions. The 
StoryMap was launched on June 16th, 2022, in advance of the in-person event. To date, the 
StoryMap has been viewed 354 times. While the StoryMap will remain available indefinitely, the 
embedded survey questions were available for 6 weeks before being incorporated into this report. 
The StoryMap surveys were completed by 13 people.  
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3.0 WHAT WE HEARD 

3.1 PARTICIPANT FEEDBACK 
Feedback was provided by community members during the open house, from both the in-person 
event and the online StoryMap. Community feedback and comments were collected through the 
breakout group discussions, station activities, visioning questions, and online survey questions.   

3.1.1 STATION ACTIVITIES 
While visiting each station during the open house, as well as participating online in the StoryMap, 
attendees were able to engage with and provide information on each stations’ topic(s).  

While all feedback has been analyzed and read by the Town of Comox and the project team, only 
the activities with 2 or more responses have been included in this report.  

 

1. Do these lifestyle shifts apply to you? (check all that apply).  

  

30

30

20

30

9

26

30

15

36

29

16

0 5 10 15 20 25 30 35 40

Use Active Transportation (walk, bike, roll) to complete an errand

Use reusable bottles/cups/straws/bags rather than single-use items

Convert lawn into garden space and / or use draught-resistant…

Pay a little more for a sustainable brand

Use public transportation to complete an errand

Chose vegetarian or vegan meals (beyond meatless Mondays)

Shop locally instead of ordering online

Carpool or take public transit opposed to driving

Turn lights out when you leave the room

Buy used or thrifted items

Switch home heating and cooling from natural gas to electricity
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2. What would encourage you to use your vehicle less? 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

34%

49%

6%

11%

Transit Active Transportation Traffic Management Other

“More frequent public transit, and 
more transit routes. A 
bike/pedestrian bridge over the 
river. Biking/walking paths that 
create a comprehensive network 
so that busy roads can be 
avoided. Paving the shoulders of 
all roads”. 

- StoryMap participant 

“Safer bike lanes!” 

- Open house participant 
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3. Where does your food come from? How can we support local agriculture and local 
food production? 

 

 

 

 

  

13%

16%

3%

23%
19%

19%

6%

Wholesale store Farm stand Department store

Grocery store Backyard/ balcony Farmers Market

Other

“Food trees on boulevards + in 
parks to create community events 
around harvest, cooking, and 
preservation” 

- Open house participant 

“Create an ongoing farmers market 
in Comox to reduce driving & 
support local” 

- Open house participant 
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3.1.2 VISIONING STATION 
 The Visioning Station was the final station at the open house, as well as the final question in the 
StoryMap. This section was developed to provide space for individuals to respond to open ended 
questions and provide feedback to the Town regarding climate action. The responses and 
comments are summarized thematically below. 
 

1. What do you like most about living in Comox? 

When asked about what people liked the most living in Comox, three main themes emerged:   

• Nature 
• Recreation 
• Community 

 

 

Many of the comments provided also overlapped all three themes and expressed how all three are 
interconnected.  

 

45%

15%

25%

15%

Nature Recreation Community Other

“The natural world, the clean 
water, rivers & oceans, wildlife 
and trees” 

- Open house participant 

“What I like most about living in 
the Valley is the beauty of 
nature that we are surrounded 
by. We need to nurture and 
cherish that” 

- Open house participant 

“Close to the ocean. Still has a 
small friendly feeling” 

- StoryMap participant 
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2. How do you feel the Town is doing at addressing climate change? What would you 
like the Town to keep in mind with future climate action? 

55% of respondents made comments that asked for council to prioritize climate change and to 
take action. Within focusing on climate change as a priority, three general themes emerged from 
the comments which are outlined below:  

• Municipal Investments 
• Nature Protection  
• Policy Development 

 

 

 

 

 

 

 

 

Municipal Investments 
Comments included suggestions around investments the municipality can make to support 
climate change mitigation and adaptation. This included investing in water capture/rain barrels, 
investing in green infrastructure development, acquiring greenspace to protect biodiversity, 
ensuring greenspace access for the community, and providing financial support for community 
members who improve energy efficiency in their homes or with their vehicles among others.  

 
 
 
 

21%

25%

16%

Municipal Investments Nature Protection Policy Development

“More action on protecting trees 
and green spaces, clean water 
management, better transit and 
more bike lanes, clean energy”. 

- Open house participant 

Promote neighbourhood corner 
stores. Zoning that allowed for 
neighbourhood convenience 
stores could eliminate a lot of 
driving, provide a handful of 
local jobs, and maybe bolster 
neighbourhood spirit. 

- Open house participant 
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Policy Directions 
Comments discussed how policy development and decisions, (such as bylaws and zoning), as well 
as development decisions can have a big impact on climate change. Participants suggested that 
the community should create a climate action plan and work on developing more sustainable 
active transportation networks. 

Nature Protection 
Comments categorized as Nature Protection included topics such as protecting the remaining 
green spaces, prioritizing forest management, increasing the municipal tree canopy, protecting 
water sources among others.  

Many of the suggestions and comments also overlapped between the three categories. There were 
very limited comments that did not fit within these three categories.  
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3. What are some actions the Town could take to tackle climate change? What else do 
you think the Town should be doing to tackle climate change? 

Participants provided ideas about how the Town of Comox could take action to tackle climate 
change in the future. Given the level of detail and varied responses, the input was broken down 
into various categories to provide a thematic overview.  

 

 

 

 

 

 

  

14%

11%

16%

9%13%

14%

10%

6%

7%Traffic/ Parking Management

Active Transportation

Tree Protection

Municipal Services

Bylaws/ Zoning

Urban Development

Electrification

Financial Support

Other

“Do not as a Town just pay for 
carbon neutrality but instead 
tangibly reduce GHG 
emissions”. 

- Open house participant 

“Comox needs to address the 
urban forest canopy cover, 
health, diversity, connectivity 
etc. etc. Species election, climate 
change development that is not 
destroying existing trees + 
forests”. 

- Open house participant 

“Join regional parks plan + 
leverage membership to 
acquire/ protect more green 
space”. 

- Open house participant 

“Reduce speed limit to 30km/h 
on residential roads. This 
encourages active transport 
modes”. 

- Open house participant 

“Rewrite/improve the Comox 
tree by-law and OCP”. 

- StoryMap participant 
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4. Where do you want to see the Town of Comox in 5-10 years in terms of climate 
action? What about 20-30 years from now? 

Two main themes emerged when asked what the community would like to see for the future of 
climate action in the Town of Comox. They are:  

• Taking Visible Municipal Action 
• Implementing Sustainable Practices & Regulations   

 

Comments that were categorized as seeing visible municipal action being taken, envisioned Comox 
in the future as seeing the surrounding natural areas preserved by the municipality, the Town and 
Council has taken steps to address climate change impacts head on and having lowered GHG 
emissions. A suggestion was made around developing citizen working groups or committees on 
climate change adaptation topics as well and allowing these groups to support ongoing community 
activities. This category also included ideas around seeing Comox in the future as being more 
accessible for active modes of transportation and transit.  

Comments in the taking action category were deeply linked to things like implementing sustainable 
practices and regulations, which focused mostly on implementing new policies or regulations like 
more tree protection bylaws, wood burning regulations or preparing the community’s 
infrastructure to withstand climate change impacts like increased storms, rain events, flood or 
fires. 

 

35%

47%

17%

Visible Municipal Action Implement Sustainable Practices & Regulations Other

“I want to see Comox leading by 
example”. 

- StoryMap participant 

“Less carbon emissions, more 
carbon sequestering, more 
clean energy initiatives, care for 
our water and other natural 
resources, improved garbage 
and waste recycling”. 

- StoryMap participant 
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3.1.3 FACILITATED DISCUSSION GROUPS 
Six main themes of importance emerged from the facilitated discussion group conversation. These 
themes are as follows: 

Tree Protection & Natural Areas 

This discussion covered the importance of not 
only re-planting and planting vegetation but 
also preserving existing greenspace and 
forested areas. Attendees also discussed the 
importance of tree retention, supporting 
biodiversity, and funding invasive species 
removal.  

Development and Growth Management 

Attendees were supportive of density and infill 
development as opposed to development that 
supports urban sprawl.  Attendees were also supportive of advancing the BC Step Code 
advancement, prioritizing electrification in homes and encouraging developers to construct more 
eco-friendly buildings.  

Municipal Action 

Attendees were supportive of more community events, community engagement, and Comox led 
climate change education. Participants were hopeful that the Town would advance long-term 
climate change planning by continuing to implement bylaws and zoning measures that support 
climate resiliency. Similarly, participants suggested providing financial incentives or support (such 
as tax breaks or subsidy programs), so community members don’t need to prioritize other things 
like housing and food above being more climate conscious.  

Transportation 

A key topic that was discussed was transportation and a desire for safe and accessible walkability 
in the community. Support for increasing transit routes as well as active transportation 
infrastructure were noted as being key to moving away from being a car dependent community. 
This was also met with support for the associated facilities and infrastructure improvements for e-
charging stations for things like e-bikes or electric mobility scooters.  
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Waste Management  

Comments around waste management reflected a desire for compost services, suggestions for 
fines for improper recycling, education around food waste and support for the municipality in 
developing a more sustainable waste management system.  

Water Management 

Water management covered both the desire to protect the community’s waterways and the ocean 
and working to improve local water conservation. Participants discussed the importance of local 
agriculture and sustainable water management in agricultural practices. Additionally, they were 
supportive of appropriate wastewater and sewer system upgrades and water metering as well as 
the associated costs.  
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4.0 SUGGESTED NEXT STEPS 
Through this engagement process, the community has voiced their concern about climate 
change and how it will be impacting the Town of Comox in the years to come. Respondents and 
attendees made it clear that climate change is a top priority for them in future municipal 
business.  

As this engagement process was targeted towards showcasing existing initiatives and promoting 
high-level visioning for climate action, not enough information was gathered to prioritize action 
items or fully form future direction. As such, the following options have been developed based 
on feedback from respondents and attendees to continue to build on the work initiated through 
this process.  

4.1 RECOMMENDATIONS FOR FUTURE CLIMATE ACTION  

Gain a better understanding of how the Town of Comox will be impacted in the 
future 

Much of the risk assessment work to date has focused on infrastructure and asset management 
planning. Future work could focus on a more holistic view of climate change impacts to include 
health, vegetation, recreation, economic development and other important aspects of what 
makes Comox a great place to live. This could include: 

• Conducting an integrated climate risk assessment  

Continue engaging the community and seek out additional input 

There is opportunity to build off the momentum of this engagement process to continue to 
discuss the topic of climate action and prioritize future action. Continued engagement will ensure 
the community feels as though their voice has been heard and their input is value. Future 
engagement opportunities could include: 

• Workshops with focused discussion with key stakeholders including (but not limited to) 
K’ómoks First Nation, local industry, developers, the Province of British Columbia 

• Convene a ‘symposium’ with an expert panel on climate action to discuss next steps and 
answer questions 

• Prepare a handout ‘worksheet’ for community groups, stakeholders, businesses, 
individuals to work through questions on their own time 
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Prioritize climate action in future municipal planning  

Using the feedback provided through this engagement process, there is an opportunity to 
integrate a climate lens into future municipal planning. This includes any future plan updates or 
amendments and new planning initiatives. This may include (but is not limited to): 

• Integration in the Annual Strategic Planning process 
• Pursue a climate focused Official Community Plan update 
• Create a Climate Action Plan  
• Create an Active Transportation Plan to accompany the recently updated Transportation 

Master Plan 
• Create a Clean Energy Plan 

Pursue meaningful climate action partnerships with local organizations 

The open house event was support by several local community organizations. There is 
opportunity to build on these relationships to pursue local climate action efforts. This may 
include: 

• Work with K’ómoks First Nation to pursue adaptation efforts to manage mutual climate 
change impacts (i.e. sea level rise) 

• Conduct a design challenge with nearby academic institutions to solve complex climate 
change challenges 

• Collaborate with Brooklyn Creek Watershed Society and Project Watershed to 
commission studies surrounding watershed management
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Summary of Public Recommendations 
 

Transportation Energy Growth and 

Development 

Food  Water Waste Other 

Expand protected 

bike lanes 

 

Ban LNG (gas) in all 

new building/ Shift 

all new buildings to 

electricity 

 

Retain existing 

trees in new 

developments/plant 

more trees during 

development 

 

More community 

gardens 

Enforce 

mandatory water 

metering 

throughout the 

Town 

Implement 

mandatory 

composting for 

all restaurants 

(including fast 

food) 

Create a climate 

action plan 

Bus routes to Lazo 

& Kye Bay areas & 

down Guthrie 

 

Incorporate 

requirements for 

inclusion of 

renewable energy 

sources on new 

development 

 

Limit greenfield 

development where 

possible 

 

Implement an urban 

agriculture 

policy/bylaw/plan 

that incentivizes 

boulevard gardens, 

hens on small lots 

and greenhouses in 

front lawns 

Subsidize rain-

barrels for 

residential and 

commercial use 

Ban single-use 

plastics 

Create a target to 

reduce ghg 

emissions by 70% or 

more by 2030 

Install more public 

EV charging stations 

 

Capture methane 

from landfill to use 

as an energy source 

Implement a tree 

protection bylaw 

Provide incentives for 

farmers to adopt 

sustainable and 

regenerative farming 

techniques 

Add more 

retention basins 

for runoff 

Initiate curbside 

glass recycling 

pickup 

Enforce existing 

bylaws related to 

climate change (i.e. 

open burning) 
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Install bike racks 

outside local 

businesses and at 

community parks 

and beaches 

Provide rebates for 

installing heat 

pumps  

Incentivize parks 

and green spaces in 

new developments 

Promote gleaning 

opportunities to 

reduce food waste 

 Deliver green 

bins to every 

resident 

Create an Urban 

Forest Strategy 

More 

transportation (i.e. 

bike lanes and bus 

service) to Black 

Creek 

Mandate higher step 

code levels 

New 

park/greenspace at 

the end of Aspen rd 

to protect 

biodiversity 

Plan food trees on 

boulevards and parks  

 Daylight the 

stream that runs 

through the golf 

course 

Provide education to 

the public about the 

impacts of climate 

change. This 

includes social 

media campaigns, 

partnerships with 

local organizations  

Coordinate a 

Comox to Nanaimo 

ferry terminal 

shuttle  

 Densify – promote 

multi-family and 

less single-family 

Collaborate with 

Indigenous 

communities to 

utilize and expand 

indigenous food 

systems 

  Collaborate with 

CVRD to be included 

in the Regional 

District parks plan 

Bus shelters on 

Anderton & Comox 

Avenue 

 Plant more street 

trees wherever 

possible 

   Incentivize the 

removal of invasive 

species 
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Reduce speed limit 

on residential roads 

to 30 km/h to 

promote active 

transportation 

 Get rid of parking 

minimums for new 

developments 

   Incorporate climate 

change into next 

OCP update 

Expand the 

sidewalk network 

 Promote localized 

neighbourhood 

corner stores 

   Create and enforce 

anti-idling policy 

Add speed bumps 

to Noel E & 

Anderton Ave 

 Promote 

xeriscaping and 

eliminate grass 

landscaping for new 

developments 

    

Prioritize key 

walking a biking 

routes for snow 

removal  
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Booth Activities 
Booth 2 - Greenhouse Gas Emissions 

What would help you to make these lifestyle shifts? 

• widespread education (medical/ scientific based) 
• create an ongoing farmers market in Comox to reduce driving & support local 
• electric vehicle fleet, more frequent public transity and EV charging stations 
• encourage solar panels and heat pumps 
• Educate, educate, educate! 
• safer bike lanes (x6) 
• bring in bylaws to stop wood burning 
• more roundabouts and bus routes 
• create mandatory infrastructure requirements on new construction for inclusion of 

renewable energy sources i.e. solar panels etc 
• plant more trees on streets, buy blocks of forest land (x2) 
• join reg. district parks plan!! 
• Make developers retain more existing trees  
• More enforcement of existing bylaws 
• ban LNG (gas) in all new buildings (YES!)  
• Education campaigns. There is very little social media by Town of Comox 
• Enforce bylaws for open burning going towards Goose Spit 
• Develop all the brown space first - stop clear cutting lots for 'multi level housing' 
• Make decisions truly based on climate, not economy or what the developer wants 
• rather than what we do now in a less damaging way, there needs to be a shift in what we do 

- cultural shift instead of swithcing to electric cars, ditch the cars + use self-powered 
transport + change expectations of travel beyond local 

Booth 4 – Active Transportation  

What would encourage you to use your vehicle less? 

• Greenway paths (x3) 
• More transit, expanded routes + schedule (x2) 
• Secure, locking bicycle parking in downtown area 
• More bike lanes and more buses to Black Creek 
• More bus trips scheduled 
• Bus routes to Lazo & Kye Bay areas & down Guthrie 
• Bike rack increase at local businesses/ services and at community parks (Mackhaing) and 

ocean access points/ Cardem of Curtis Road 
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• Safer bike lanes! 
• Good Comox/ Nanaimo ferry bus 
• More densified city centres! 
• Childcare closer to home or work, triangle commute bus is just too long for bike/ bus 
• Buses to Campbell River for SD71 students 
• Benches to sit on at bus stops while waiting for bus 
• Bus shelter on Anderton & Comox Ave 
• Need to offer cash services downtown (bus) 

Booth 8 – Food & Food Waste 

How can we support local agriculture and local food production? 

• Speak to your candidates and make climate, urban agriculture and support for food-systems 
plans an election issue for this fall 

• Let's get it happening in stratas 
• Incentives for farmers to get off fossil fuels 
• Provide incentives and education for farmers to adopt sustainable and regenerative farming 

techniques 
• Increase local fod production with food hubs + more community gardens 
• Mandatory vegan options at all restaurants. Including fast food 
• Implement mandatory composting + pick-up from all restaurants 
• Get a source of rat proof hung + rotating compost 
• Electrify transportation for farmers to bring food to stores + restaurants 
• Reduce food waste by funding a social enterprise that accepts food destined for landfill & 

composts it using worms - then selling the castings 
• Plant chestnuts 
• Food trees on boulevards + in parks to create community events around harvest, cooking 

and preservation 

Other Comments (throughout the stations) 

• More, more planting - it takes 40 years 
• Stop cutting down trees 
• Tree bylaw on smaller properties like residential lots 
• Stop cutting trees indiscriminately 
• Compulsive water metering & town/self purchased rain barrels 
• Subsidize rain-collecting barrels ( as done in Spruce Grove AB) 
• More attention to private land owned forests and looking towards purchase of timber rights 
• end of aspen road - new development should include parks, protect the forest path 
• preserve greenery, we really value it especailly during covid 
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Visioning Stations 
What do you like most about living in Comox? 

• The availability of green spaces. We need more green spaces 
• The natural world, the clean water, rivers & oceans, wildlife and trees 
• NE Woods & McDonald Woods … let's protect them from overpopulation. Too much 

development tramples and destroys our natural habitat 

Have you been impacted by climate change so far, and if so, how? 

• Yes. We live in a strate that is 14 years old. The heat during the summer is a concern. We 
have fans and then a gas furnace. We now need to look at alternatives to keep us cool. How 
do you do this in a strata? How can you keep yourself cool in your home without becoming 
'air conditioner' dependant? 

• Heat dome 
• trees dying from a lack of water 
• sea level rise is going to be a huge problem 
• loss of biodivesrity 
• flooding on mainland disrupting supply chain + safety concerns 
• increased 'smoky seasons' every year 
• shrinking glacier 
• loss of habitat and/or habitat being forced onto roads - recent rape of forested land on 

parcel between guthrie/ Aspen now connecting to Idiens 
• loss of forest floor - it is not just inanimate dirt - there is so much biodiversity alive in forest 

floors - do developers realize this or is it chosen lack of awareness because the 'economy' is 
more important (and pocketbooks) 

• supply chain problems due to flooding and other extreme weather 
• the complete loss of our planets biodiversity keeps me awake 
• guilt driven to action 
• ramped up need for food access services - needs -> heat wave impacting food supply/ local 

food growers and gardens 

How do you feel the Town is doing at addressing climate change? 

• Stronger protection for trees - permit to cut on individual single-family lots should be 
reviewed. Educate people not to cut trees 

• More needs to be done. Heat pumps must be provided for low income residents & 
vulnerable seniors. Work on methane emissions created by strathcone waste management - 
use the methane as a power source - federal money is available. 

• Must create an updated climate plan to reduce ghg emissions by 70% by 2030 
• Queneeshg glacier will be gone soon - whats the plan for water @ that point? 
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• More of everything - more bike lanes, more green energy, more transit, more protection of 
green spaces + trees, management of growth … 

• More action needed planting trees and getting developer to protect & retain more trees - 
more street trees; more protection of existing trees on private property/ extensive new tree 
bylaw & new citizen advisory council on trees 

• I am very sad about all the trees that are unnecessarily being taken out by developers 
• Green space for residents of multi-family buildings should be mandatory for development 

and communal spaces in each development 
• keep our remaining forests intact … they are our nature based solutions to climate change 
• apply to crown to keep the sandpit as a natural asset for the community - act on this before 

opportunity is lost. Important habitat also exists in this area 
• more rebate incentives for heat pumps 
• should have promoted this event everywhere! Signage outside the rec centre today for 

example. But this is a good start. Now to take action ASAP 
• urban agircutlure policy should include green house on front lawns, boulevard gardens and 

hens on small lots - more good growing! 
• more needs to be done and fast! Emissions targets with a concrete plan to achieve them are 

needed 
• Could the town look into restricting or acquiring more greenspce to help promote 

biodiversity - especially at the end of Aspen Rd. why was there no park planned in this 
development? Why not keep the forest for future generations? 

• bylaws that block climate/ enviro initiatives in favor of another need to chage! 
• No pesticides on lawns/ gardens! 
• Invest in water capture (rainbarrels) and they should be allowed and encouraged 
• Could do better! Prioritize protecting urban forests, no more single family homes, get on 

board with regional parks plans & purchase land to protect biodiversity 
• The Town should have purchased strip of forest between Mulberry & sand pit to keep it 

forested for the sake of climate change and preservation of habitat 

 

What else do you think the Town should be doing to take climate action? 

• Reduce speed limit to 30km/h on residential roads.This encourages active transport modes. 
Victoria, Banff & Edmonton have done it already 

• Shift all new buildings to electricity - no more gas 
• Ban the installation of (fracked gas) LNG + RNG in new buildings as Courtenay is diong their 

OCP 
• Plant more street trees 
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• Unhook people from car use. It's easier than you think, good for body, soul + wallet. And 
Comox transit is awesome! 

• Get rid of parking minimums (if haven't already) for new developments 
• Sidewalks on roads with none  
• Don't expand parking for community centre renovation 
• Speed bumps on Noel E & Anderton 
• What is Comox's part in driving laws to use the methane from the landfill and by what date?? 
• AAA bike racks, esp Comox & Alderton Noel 
• Separated bike lane Comox -> Courtenay. Work with Province, Komoks FN. All active 

transport in Comox is hampered without this  
• Have curbside glass recycling pickup (x2) 
• Filter chemicals from stormwater. Tertiary sewage treatment 
• End animal agriculture 
• Comox needs to address the urban forest canopy cover, health, diversity, connectivity etc 

etc. Species election, climate change development that is not destroying existing trees + 
forests 

• Don't cut trees + damage precious wetlands in order to build houses + make pavements. We 
need the trees + wetlands (x3) 

• Reduce speed limits to 20 km! where possible, schools etc. and 40 everywhere else 
• Provide inexpensive rat proof composts 
• Methane emissions from landfill need to be addressed, they are a very significant portion of 

GHG's. Comox has a per capita share of this. The gas should be used not released to the 
atmosphere. This of course is related to composting, which should be done locally and on a 
smaller scale instead of shipping compostables to Campbell River (using fossil fuels!) Comox 
needs to prioritize this issue. Methane is a very powerful gas... many times more damaging 
than CO2. P.S. why is the Comox Valley the landfill site for the north island esp given trucking 
costs and carbon emissions 

• Allow residential rain water collection 
• implement the ban on single-use plastics that was adopted by Town of Comox in 2019! 
• Outlaw idling and internal combutible engines 
• work on emergency preparedness + climate adaptation to heat waves and flooding 
• Plant more street trees 
• stregthen tree bylaws 
• Join regional parks plan + leverage membership to acquire/ protect more green space 
• educate public not to send car washing water in Brooklyn Creek 
• Ban gas blowers, switch to electirc now! Not when they age out! See Oak Bay' 
• Do not as a Town just pay for carbon neutrality but instead tangibly reduce ghg emissions 
• encourage micro mobility transportation + proper protected infrastructure for the user 
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• provide funding for removal of invasive species + replanting with native species. Provide the 
plants like Saanich does 

• enforce bylaws to reduce 'dragway racing' in Comox. More ghg emissions -> more climate 
change impacts 

• lower the speed limit 
• add more retention basins for run-off 
• ban 'see-doos' in the marina - contributing to ghg emissions + noise pollution 

Facilitated Discussion Groups 
• rebates for solar panels, EV, for upfront costs 
• climate action out of reach for many 
• balance of social support so people can prioritize climate (vs next meal etc.) 
• prevention will save costs down the line -> take action before we hit the iceberg 
• prioritize education -> schools 
• bring in experts to bring knowledge 
• waste free lunches? 
• save all garbage for a week as an experiment 
• make youth representatives 
• re-using construction materials 
• upcycling materials 
• a way to turn it into a revenue stream 
• incentives to contsruction companies 
• make more electric car plug-ins (very few in new buils atm) 
• developers not following through on commitments (mislead community) 
• no checks on developers + the amenities they "deliver" (like in EV charging) 
• housing 
• people able to stay in Comox as we grow 
• community connectivity 
• rent control 
• affordability 
• availability of rentals 
• subsidized rental programs 
• protect forests that are slated for development 
• tree retention bylaw (close the loopholes) 
• encourage the retention -> permit system/ tax break 
• urban forest management to protect canopy 
• town arborist to help people manage their trees 
• agriculture 
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• education for farmers around the practices around regenerative farming 
• grants (different levels of gov) 
• cover crops 
• banning pesticides -> lobby provincial gov to start banning this stuff 
• protect bees and pollinators 
• pest control (deer!) (rabbits!) 
• allowing food production on Town boulevards (city property) 
• Energy 
• more aggressive step code advancement 
• mandating electric outlets for new condos 
• short term lens of politicians, need long term climate planning 
• education on climate change to inform the situation 
• reader friendly 
• Courtenay OCP 
• decision making in neighbouhood quadrants, need to facilitate discussion where people live 
• more involvement 
• neighbourhood associations 
• more common rooms for people to gather 
• relationship building 
• citizens group of comox 
• approved plans (by zone?) sustainability plans 
• education tailored to neighbourhoods 
• OCP review 
• electing progressive people to municipal government 
• encourage people to prioritize climate change over the economy 
• saving old growth to protect the watershed 
• fossil fuels in gas - removing natural gas -> restrictions mandate 
• last survey from 2011 -> education around agriculture 
• lack of focus on where the emissions come from 
• supply chain from floods/ fires etc 
• cost of living, loss of lives from climate events, loss of access to medication 
• strain on social systems 
• prevention vs adaptation 
• using the agricultural land better - move the dial on local food production 
• ocean focus (Indigenous food systems) -> smartest land uses 
• compensation for habitat loss 
• density/ infill development instead of spreading 
• walkable community 
• natural gas back to electricity? 

Jan 18, 2023 SPC Agenda Page 33



Town of Comox  
Engagement Summary 
 
 

 

• green bins being delivered 
• waste management 
• cap? More waste/ fines for improper recycling? 
• urban food production -> recent bylaw for chickens/ hens 
• fear of compost = rats 
• water metering - in favour of charging for water 

Pros + Cons of Infill and Density 

• parking challenges that brings 
• need to improve public transportation -> missing bus stops in critical locations 
• make a community work for families 
• regional amalgamation - maintain identity and efficiency 
• funding for invasive removal 
• garbage locations on trails 
• provide education opportunities for climate change 
• funding for invasive removal 

Pros + Cons of LED 

• not designed for LED 
• testing before implementation 
• water resource management - water contamination from algea 
• plans to develop forest 
• nautre based community 
• preserve parcels 
• clear language 
• new development vs retrofitting 
• bike lanes/ racks 
• work cohesively with other governments - natural assets cross boundaries 
• pocket ecosystems - habitat 
• tree retention, understory growth 
• connectivity between open spaces 
• lockable bike parking downtown 
• talk vs action 
• lack of communication on schedule for action 
• tree policy 
• holistic approach  
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Storymap Input 
What would encourage you to use your vehicle less? 

• I don't use my vehicle much already.  I would use my ebike even more if cycle paths were 
more generally available. 

• A pedestrian only Comox Ave from Church to Pritchard. 
• Would use my gas vehicle a whole let less if EVs were more widely available and not quite so 

pricey. it's not just about bicycling or taking the bus, some trips require a car!  
• To have more bicycle paths 
• Protected bike lanes - I use a bike or e-cargo bike for 95% of my trips in town. I avoid the bike 

lanes on Comox Ave, Anderton Rd, and to a lesser extent Noel Ave, because they are 
unprotected, instead choosing quieter but less direct routes when possible. I see many 
others who do the same. To me this indicates failed infrastructure. Paint was fine to get the 
ball rolling but it's time to start putting in curbs or bollards. Put it this way, would you 
consider an 8-year-old biking at rush hour on the Anderton Rd  or Comox Ave bike lanes to 
be safe? I am hopeful bike route upgrades are already planned but the lack of specifics in 
the Comox Valley Active Transportation Network Plan ("future cycling facilities on these 
roads could provide a greater sense of comfort") does not instill confidence. I am waiting 
with baited breath to see if the current works on Comox Ave will include a protected section 
of bike lane. 

• Reduce speed limits to encourage active transport modes - Victoria, Ottawa, Waterloo, Banff, 
Kitchener and more have lowered their municipal speed limits. Recent polling shows two-
thirds of British Columbians support such measures 
(https://researchco.ca/2022/06/10/speed-bc-2/). Doubtless there would be naysayers 
initially, but really, where does anyone need to get to in Comox in such a hurry? I live off of 
Noel and many motorists drive over the posted speed limit. I see vehicles travelling over 
70km/hr daily, on they same same street kids are biking on. Along with reduced speed limits, 
traffic calming and raised crosswalks are needed on the wide, straight streets that 
encourage excessive driving speed.  

• Increase the priority of walking paths and key bike routes for snow removal - This last winter 
walking paths and bike lanes were entirely neglected for snow removal. I mean weeks went 
by. The Guthrie Rd bike lane, for instance, was thick with snow long after the roads were 
clear because that's where city crews had piled snow. The pathway connector on Stewart St 
was a treacherous mess that only ended when the snow melted.  

• More bike locking stanchions in downtown Comox.  
• Better infrastructure for cycling and pedestrians, but convincing more people to get out of 

their cars and trucks is challenging when we're bombarded with slick marketing from 
automobile manufacturers. 
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• More frequent public transit, and more transit routes. A bike/pedestrian bridge over the 
river. Biking/walking paths that create a comprehensive network so that busy roads can be 
avoided. Paving the shoulders of all roads. 

• I have an electric bike though I am a fair-weather biker only. If there were more SECURE bike 
lanes in heavily car-traveled areas. I also bought an electric care last week. I'm trying to 
practice driving it because its processes are way, way different than gas powered vehicles 
(and I have none of those anymore). 

• lower speed limit to 40kph 
• a bike path that winds down the hill (like switchbacks) when we come into or leave Comox, 

many will not tackle those hills.  A switch back path would help...or some other way to get up 
& down. 

• I shouldn't be encouraged to use a vehicle less. This entire website's information is skewed 
propaganda. 

What do you like most about living in Comox? 

• The natural environment of the area. 
• Ample access to natural recreation, balanced pace of development, great forest cover (more 

so in district). 
• It used to be a great place to live, then the climate cult took over. 
• Close to the ocean. Still has a small friendly feeling. Was reasonable for yearly taxes but that 

is changing. Do not expect anyone on retirement income, with a mortgage where property 
taxes not able to be deferred, can age out here.  

• It's lovely with a nice mix of town and rural. We live in a quiet neighbourhood with a bit of 
distance from neighbours. It's not high density, which would increase traffic and noise near 
our home. We don't want higher density in our neighbourhood. We don't usually have to go 
far to get what we need and we love the local farms.  

• The surrounding nature. 
• I can get around bike foot or bike year round.  
• the beauty and natural outdoors, wilderness, wild life 
• Access to most amenities in a somewhat bike friendly small community. 
• I recently moved from Comox to Courtenay. What I like most about living in the Valley is the 

beauty of nature that we are surrounded by. We need to nurture and cherish that. 
• Forested paths. 
• small population. close to natural areas. fairly quiet. easy access to council.  

Where do you want to see the Town of Comox in 5-10 years in terms of climate action? What 
about 20 or 30 years from now? 

• Population growth for this popular area will be an ongoing challenge.   
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• Make more services and infrastructure low or zero emissions. Limit wood smoke and 
inefficient heating by action on wood stoves. 

• With a whole new leadership that doesn't push the global warming scam. 
• Less greenwashing in local government's policy and more understanding what each action 

actually means on the ground for home owners, in terms of costs to the end person. DND 
creates more emissions than all of us combined here. Snowbirds do as well. There seems to 
be no hands on what happens application to the ideas and visions. I.e. what happens when 
the power grids go down over winter and there is no alternatives to heat. Blank policies 
affect citizens dramatically. Create incentives, understanding, teach people how to use what 
they have more efficiently.  

• Work with CVRD and the province to protect air quality and reduce burning. Keep our water 
clean. Assess local forests for fire risk. Consider moving power lines underground as our 
electrical dependence grows and so we can have fewer disruptions.  

• Protecting water and trees. Establish nature corridor for wildlife.  
• To keep the population from spreading and affecting treed lands. Density in the core. 
• I want to see Comox leading by example. This will take a gutsy mayor and council. 
• less carbon emissions, more carbon sequestering, more clean energy initatives, care for our 

water and other natural resources, improved garbage and waste recycling 
• Appreciate the Town's efforts to make things a bit better for cyclists and pedestrians. 

Challenge is it's likely not enough considering growth in the community, and resulting 
growth in vehicle traffic. 

• I want to see the Town of Comox be at zero GHG emissions in 10 years. This is the amount of 
time the IPCC has given the world before there are irreversible, catastrophic consequences 
from global warming. 

• More tree canopy preserved.  
• utilize the vast knowledge base of the citizens of Comox through establishing advisory 

committees, voluntary or otherwise.  
• Hopefully, coming to the realization that 'climate change' is natural, not man-made and no 

amount of tax dollars are going to change the earth's axis or the power of the sun. 

 
What are some actions the Town could take to tackle climate change? 

• Develop traffic calming methods for arterial roads such as Balmoral Avenue, where reckless, 
noisy and polluting vehicles are becoming an increasing issue.   

• consider offering a property tax rebate for citizens who make choices to maintain significant 
tree cover. 

• Improve bike path infrastructure; currently somewhat disconnected and not safe for cyclists 
even on some marked routes. 
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• Stop spreaing lies.  There isn't a climate crisis, CO2 does not change the weather, no tax 
dollars are going to change the power of the sun nor the Earth's orbit or axis 

• Reconsider high efficient wood burning appliances.  
• Do a cost base analysis of every idea that gets made into policy, to the homeowner and our 

annual costs. 
• Open up even more about local food production, in a coop community way. 
• As above. Work with CVRD and the province to protect air quality by restricting or limiting 

outdoor burning - both residential and logging. Also, limit wood burning appliances! Make it 
clear that wood can not be burned on high-impact days. Get active about contacting visible 
burners - the smoke is obvious from both chimneys and yards - and educate and inform 
them. Use by-laws, if necessary. We don't allow cigarette smoking in most places, why do we 
permit massive 2nd hand smoke from homes and yards and logging operations? If 
education and incentives fail, maybe we should be fining offenders. We need green space 
and local farms. How can local agriculture be supported? What are limits to density?  

• To avoid developments where the ecosystem is sensitive and on treed lands. 
• Scrap parking minimums on new development. Take a look at what the city of Kingston has 

done: https://usa.streetsblog.org/2022/05/09/steal-this-idea-canadian-town-passes-next-
gen-parking-reform/ 

• Implement a municipal rebate on electric bikes. Even a token incentive would show the city 
is serious about promoting active transportation. Saanich has started a rebate program: 
https://www.saanich.ca/EN/main/community/sustainable-saanich/climate-change/programs-
rebates/e-bike-incentives.html 

• Promote neighbourhood corner stores. Zoning that allowed for neighbourhood convenience 
stores could eliminate a lot of driving, provide a handful of local jobs, and maybe bolster 
neighbourhood spirit. 

• Put in sidewalks on streets that have none. It seems bizarre to me that on some Comox 
streets pedestrians must use the road. It's an automatic disincentive to walk. 

• more action on protecting trees and green spaces, clean water management, better transit 
and more bike lanes, clean energy,  

• Better protection of urban forests during development. Seeing a new development on 
Anderton knock down all the trees except the one they were required to keep was 
disappointing to say the least. 

• Require Step 5 building codes. No new gas stations. Ensure all new housing developments 
have electric vehicle charging stations. Encourage electric bikes. Capture emissions from the 
landfill. Educate, educate, educate. 

• Make sure developers leave 30%-40% of all mature trees on property they are developing. 
• Make sure developers of multi-unit buildings provide electric chargers (and follow up on this, 

not just assume they are doing it because they are required to do so). 
• Stop the installation of grass in multi-unit developments and demand x-scaping.  
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• Create a fund that developers must donate to for the purchased of treed areas and path 
ways. 

• Rewrite/improve the Comox tree by-law and OCP. 
• Daylight streams that have been covered over (like the one at the golf course that runs 

through the Comox Mall and the Berwick. This should have been done without questions 
when the Mall and the Berwick and the golf course were "improved." Very disappointing it 
wasn't. 

• enforce existing speed limits and reduce seppd limits to 40 kpm. Ban idling of internal 
combusting engines and enforce same. Make traffic roundabouts the first option for new or 
improved intersections. Install a roundabout at MacDonald and Guthrie/Lerwick. Switch all 
gas powered maintenance equipment to electric. Ban gas powered lawn maintenance 
equipment as Oak Bay has done.  

• Fire the left wing leaders and stop forcing these lies on the citizens. 

 
What is most important to you in addressing climate change? What would you like the Town 
to keep in mind with future climate action? 

• Preserving our beautiful part of Vancouver Island as a healthy ecosystem.  Acknowledging 
humans are just a part of the ecosystem, and striving to minimize our disruption of natural 
systems. 

• Enable individuals to make choices that reduce their footprint; promote modes of 
transportation other than driving. 

• The most important action is to quit lying to the population to finance useless projects.  You 
should be ashamed of yourselves. 

• Be sensible and realistic to what can and will happen with home owners. No policy can 
address what is unknown. We are more concerned about a power grid shortage in the 
winters and not having any heat source than anything else. We have explored lots of options 
and there are no options, if we had a storm like Mtl did years ago. 

• I want reasonably clean air and water. There are still concerns about logging in the Comox 
Lake area and impact on water quality. Reduce all types of burning. Do we have local forest 
fire assessments? What is our risk and how can we reduce it? Support EV lanes maybe, not 
just bike lanes.  

• Keeping trees and planting trees. Minimum use of water. Encouraging home owners to 
improve energy efficiency in their houses. More bicycle paths. More parks. 

• Apply pressure/advocate/appeal to the province for a protected bike lane between Comox 
and Courtenay. With modern electric bikes the distance is a non-issue. Obviously this would 
be a major project, but to my mind, it would be the single biggest move to unlock active 
transport in Comox. Without a safe, pleasant route to Courtenay most people in Comox will 
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largely remain car dependant, despite Comox being compact, and even if bus service to 
Courtenay were expanded.  

• act quickly, time is of the essence, we have no time to waste, big actions now! 
• Limit public investment in infrastructure that supports electric cars. While they may seem to 

be part of the solution, the large scale adoption of EVs is going to create a whole set of other 
problems. Public money towards EVs is also  a continued subsidy of an auto industry whose 
past and present actions have certainly made the situation we are in worse than it needs to 
be. There is also an equity piece at play if one considers the socioeconomic status of those 
who can afford to purchase EVs. 

• Reducing emissions to zero - not net zero. Mitigation is better than adaptation. 
• Keeping as many trees as possible (30%-40% trees already present on properties slated for 

development, NOT just replanting). Creating water retention ponds. Creating by-laws that 
limited what homeowners can do on their privately managed land. ("Managed" is truly a 
misnomer.) 

• traffic exhaust . 
• Trees are a part of a healthy community. 
• The most important thing I do in addressing climate change is informing people that it is a 

scam. I would like the Town of Comox to present the truth, not the manufactured, bribed 
main stream media's forced opinion on the subject. 
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EXECUTIVE SUMMARY  

1.1 KEY RECOMMENDATIONS & CONCLUSIONS 

The Town of Comox has embarked on an ambitious Development Application Review Process. The goal is 
to streamline operations and create internal systems that focus on continuous improvements, including 
benchmarking of processing times. External engagement with applicants reveals a clear and urgent need 
to address development approval process challenges in a proactive and holistic manner.  
 
Development investment generates municipal revenues that critically connect key municipal 
sustainability dots, including asset management and re-investment, amenity/facilities planning, and 
housing choice and affordability. Development investment has locational choice and development 
process satisfaction levels – while never being able to achieve perfect - by the nature of the process 
itself where community and development interests meet in a convergence zone – can compromise 
development investment levels.  
 
This report provides 16 development process recommendations grounded in principles of efficiency, 
effectiveness, and accountability that enable measurable benefits for both the Town of Comox and 
those who interact with the development process. If fully implemented, the Town of Comox would 
establish itself as a leader on Vancouver Island not only with respect to application processes, but also 
community development leadership.  
 
As evidenced by high comparative housing costs and more rapidly aging population, and in the absence 
of annexation plans or a densification framework, the Town of Comox is trending toward exclusivity over 
time. Contributing to this dynamic is limited land supply that is generating a significant proportion of 
infill applications, which by its very nature makes the development approval process more complicated 
and time consuming. A vision of an inclusive, “complete” community would have a markedly different 
policy framework, with significant planning and development process efficiency and effectiveness 
considerations. This strategic choice is further articulated in Appendix A. 
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Bigger picture and longer term, development permit processes are shaped – and are even a reflection of 
- community desires, served by the Town of Comox (Council and Administration). Clarity of vision, and 
consistency of communication of vision, creates a predictability for development applicants that will go 
a long way toward addressing current process challenges.  
 
Similar reviews have recently been conducted by the BC and federal governments. Two BC Government 
reviews are foundational for consideration of paths forward:  
 

1. Development Approvals Process Review (DARP), 2019, Ministry of Municipal Affairs and 
Housing1 – the review acknowledged that local governments are an important partner in 
accelerating construction of needed housing in communities. The review also noted “the 
process for approving development has a major impact on how quickly housing projects are 
built and, while local government development approvals play an important role in ensuring 
community interests are met, and developments are healthy and safe, they can also result in 
complex, lengthy, and expensive process with significant uncertainties for developers.”    

 
2. Opening Doors, Report of the Canada British Columbia Expert Panel on the Future of Housing 

Supply and Affordability chaired by Joyce McPhail2. This report focused on the housing crisis in 
BC and provided recommendations that can be addressed at all levels of government.  An 
important finding of the report was the “immense influence of local governments on the control 
of housing supply of housing in communities.” A core recommendation was that municipalities 
be more open to townhouses, row housing, low rise apartment buildings, and high-density 
development, and create planning frameworks that proactively encourages housing.   

 
This report, while primarily focused on the Town’s current and proposed development process, suggests 
that that housing supply within the Town can and must densify to ensure not only housing options but 
housing affordability. In 2018 the province introduced legislation requiring all local governments in 
British Columbia to review local housing needs and consider those specific, local needs when creating 
policy and making decisions about development.3 In 2020 the Town participated in a regional housing 
need assessment with the aim to meet or exceed Goal #1 of the Regional Growth Strategy: Ensure a 
diversity of affordable housing options to meet evolving local and regional demographics and needs. A 
summary of this topic and suggestions for how to achieve the density required to achieve these goals 
are provided within the report.   
 
The review of the Town’s current application process and timelines processing identified two key 
elements in approach that can be considered by Council at a foundational level. The first element relates 
to the level of service the Town is currently providing. This is a critical and often difficult conversation for 
municipalities to engage in for the services they provide. In the context of the Town’s Development 
Application process, staff are providing a higher level of service and therefore an increased amount of 
staff time to discuss, plan, and tailor each development application through multiple communications 
and engagement (i.e. front counter discussions, multiple pre-application meetings, negotiations, and, in 
some cases the requirement of multiple project designs and renderings prior to a formal application).  
 

 
1 Development Approvals Process Review: Final Report from a Province Wide Stakeholder Consultation (Sept 2019). Government of British Columbia. Available 
here: https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/planning-land-use/dapr_2019_report.pdf 
2 Opening Doors, Report of the Canada British Columbia Expert Panel (June 2021). Government of Canada and Government of British Columbia. Available here: 
https://engage.gov.bc.ca/app/uploads/sites/121/2021/06/Opening-Doors_BC-Expert-Panel_Final-Report_Jun16.pdf 
3 Housing Needs Reports and Requirements https://www2.gov.bc.ca/gov/content/housing-tenancy/local-governments-and-housing/policy-and-planning-tools-
for-housing/housing-needs-reports 
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Council should understand that this is a common occurrence. This practice is not unique to the Town of 
Comox. Staff have used their time in the spirit of respecting and representing community interests, 
considering infrastructure and asset management needs or on other approaches and needs that have 
been deemed important or prioritized by Council such as affordable housing contributions, child daycare 
facilities and tree retention requirements. Further, the planning department has evolved its practices in 
the Town in large part due to a high desire of control and regulation by the community over the years.  
 
The second finding of the review is based in the current processing timelines and related application 
processes which can be improved through application of best practices. These two fundamental 
challenges can and should be addressed to ensure that the community has a mix and range of housing 
choice and affordability, while managing infrastructure and asset management requirements over time.    
 
The current process, at its root, requires additional and unnecessary staff time, provides an additional 
level of service in tailoring specific requirements and information packages for potential applications 
and is creating conflicts between the Town and development applicants. This dynamic creates the 
additional potential to increase employee stress and costs to both the Town and the applicant. In 
addition to specific solutions that can be implemented to improve and address these challenges, any of 
the findings in this review centre on or relate to both internal and external relationship-building.  
 
Four key solutions are recommended to build increased satisfaction levels between the Town and 
potential applicants: 

1) Add Structure. Trust is built on the expectation that someone is going to be predictable in their 
actions, decisions, and behaviour. If trust is lacking, then structure is often needed to set the 
ground rules for the relationship and add predictability vis-a-vis when and how engagement will 
occur between the Town and development applicants. In the case of developers and the Town, 
establishing measurable goals or targets for performance, is one element of structure that is 
recommended to create transparency, efficiencies, and healthy relationships.      

2) Add Certainty. Similarly, certainty and structure work together to ensure predictability where 
each party in the development application process knows what is expected and when it is 
expected. While structure can establish measurable goals or targets, certainty comes when both 
parties continually meet those goals or targets.  

3) Add Transparency. Healthy relationships are open and transparent with respect to how 
decisions are made, how information is stored and kept, and who is involved in the process. 
Adding transparency through more information disclosure and communication naturally builds 
trust between the Town and development applicants.  

4) Add (Better) Communication. All communication is not created equal, and more is not always 
better. Better quality communication, that is clear, transparent, open, and honest, is key to a 
healthy relationship.  

1.2 STAKEHOLDER ENAGEMENT  

Stakeholder engagement was identified as a key strategy for understanding potential improvements to 
the Town of Comox’s Development Approvals Process. Developer stakeholders were identified as those 
individuals, companies, or organizations that have experience with the development approvals process 
through submission of multiple or major development applications. Stakeholders for this project 
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included the following: 
• Developers (individuals or corporations which own major land holdings or who have submitted 

major development applications);  

• Development Professionals (e.g. architects, planners, engineers, builders), and; 

• Business or Economic Development Organizations (e.g. downtown business association). 
Engagement was completed in two ways: 

• Individual in-person and phone interviews, and; 

• Online surveys. 
 
The intent of the specific engagement was to understand the overall experience of those who have 
interacted with the Town’s development approvals process in the past five to ten years and seek out 
ideas and solutions for potential improvements from the perspective of “the customer.” This 
methodology supports the notion that applicants who interact with the approvals process extensively 
have valuable insights to share on how the process may be improved. In many instances applicants are 
simultaneously submitting similar applications to other comparable municipalities and can readily 
compare and contrast the approval processes. A key element process was to ascertain how Comox 
compared in its process to other municipalities. It is well known that most applicants wish the process to 
be quicker in all municipalities. However, what’s more important is how Comox is doing in comparison 
to other municipalities. Applicants were asked key questions focused on this aspect of comparison to 
what can be expected in comparable municipalities. 

The following four themes emerged from the interviews with applicants and their representatives:   

• Fairness & Transparency - For example, additional requirements and costs that became known 
later in the process and were not anticipated.   

• Communication - Amount of communication and/ or lack of clarity in communications (both 
during meetings and in emails). 

• Application Timing - Application process that took longer than their experiences in other 
municipalities (perceived or real), and the pre-application process, which seemed to not have a 
Council driven policy for timelines and requirements.  

• Development Application Requirements - Confusion with the number of development 
requirements and subsequent costs incurred that were not clear at the outset of the project 
(e.g. sidewalks, bike parking), lack of clear documentation about the application requirements 
(e.g. technical studies, amenity contributions), and the new items that popped up during the 
process. 

 
However, there were some positive experiences that should be noted, including respondents who 
stated “excellent” when asked about collaboration, as well as respondents who cited “very good” when 
asked about the approvals process.  
 
Approval timelines for planning and development applications are a joint responsibility shared by the 
municipality and the applicant. Each party has responsibilities, and if either side lags in completing their 
responsibilities, the timelines also lag. It must be understood that longer timelines for a development 
application are not always the fault of municipality. Incomplete applications cause the most 
considerable process delay.  
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Mid-process delays caused by communication/submission of further requirements is a two-way street. 
This said, time = money = rate of profitability for the development industry. Profit margins are less than 
municipalities assume, especially the smaller and more rural the community. Business models are lean, 
and development risks are high. Therefore “urgency” tends to reside more strongly in the soul of the 
development industry.  
 
As a fundamental form of investment attraction, source of tax revenue, and pathway to financial 
sustainability (including asset management and re-investment), municipalities should be motivated to 
be customer-centric with their development approval process. This “big picture” is often neglected by 
communities in their head-down processing of applications. 

1.3 SUMMARY OF RECOMMENDATIONS  

Improving the Town’s efficiency, internally with staff and Council, and externally with applicants, by 
undertaking development approvals improvements can have a significant positive bottom-line impact 
for a municipality such as:  

1) Reduced personnel cost and stress on staff, thereby increasing retention and attraction;  

2) A cost efficiency related to greater community understanding of development process (e.g. 
education and awareness communications) with corresponding smoother interaction with a 
development approvals process; and  

3) An investment (tax revenue) enabler via smoother/less time intensive/lower cost development 
approvals process.  

The following list of 16 recommendations shown in 
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Table 1: Recommendations Summary seeks to improve the Town-applicant relationship and build trust 
between the parties over time. From a municipal perspective, an idealized development approval 
process is one that addresses the seven guiding principles outlined in the Province’s 2019 Development 
Approvals Process Review4.  
 
These Guiding Principles for Development Approval Process Improvements are listed below: 
 

       

Achieves Outcomes  
in the Public 

Interest 

Certainty Transparency Collaboration Flexibility Timeliness Balance 

We can further view enhancement as stepping-stones, where review and adjustment of current 
processes is necessary, but bigger picture and longer-term perspectives yields a roadmap for 
transformative progress. Figure 1: Development Approval Process below shows a visual explanation of 
three types of recommendations for the development approvals process in Comox. While each type of 
process recommendations have both simple and complex items, the more complex ones are noted in 
Type C recommendations are likely to take longer timelines to fully implement.  

 
Figure 1: Development Approval Process Recommendation Types 
 

Type “A”- Process Improvement: Recommendations are focused on the Town’s existing process without 
major changes to other parts of the organization’s structure or regulatory framework. These are changes 

 
4 Development Approvals Process Review: Final Report from a Province Wide Stakeholder Consultation (Sept 2019). Government of British Columbia. Available here: 
https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/planning-land-use/dapr_2019_report.pdf 
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that can be made either immediately or in the short-term with minimal extra resources or budget, with 
the exception of an online permitting system, which can be a significant scope of work given the lack of 
current software, web platform, and degree of digital adaptation the Town has already implemented.  
 
Type “B” - Corporate Culture & Leadership Recommendations: In the words of management guru Peter 
Drucker, “Culture eats strategy for breakfast.” Achievement of the exceptional in municipal governance 
is a product of culture, not plans or plan-making. Type “B” Culture Improvements are critical yet may 
take patience to be nurtured over time. Culture and leadership are not born overnight, they are planted 
and need time to grow.   
 
Type “C” - Regulatory Transformation: Recommendations are about truly transformative change in the 
Town’s approvals process. These are larger steps but can be done if there is support and urgency to step 
into the desire to be exceptional. While these recommendations may appear daunting and significant, 
they have been implemented by municipalities with similar resources and capacity as Comox.  
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Table 1: Recommendations Summary 

 
 
 

Guiding Principles for Approval Process Improvements 

 
Public Interest 

 
Certainty 

 
Transparency 

 
Collaboration 

 
Flexibility 

 
Timeliness 

 
Balance 

Type “A” Process Improvement Recommendations 
1. Establish Process Timelines        
2. Create a Development Review Team        
3. Create Checklists        
4. Webmap GIS Platform        
5. Amendments to Planning Procedures 
Bylaw 

       

6. Update Subdivision & Development 
Servicing Bylaw 

       

7. Amendments to Zoning Bylaw        
8. Amenity Contributions Standards        
9. Update Development Forms & 
Guides 

       

10. Pre-Approved Development 
Designs 

       

11. Development Approval Software        
Type “B” Culture Improvement Recommendations 

12. Accountability Committees        
13. Adaptive Customer Service        
14. Culture & Leadership Training        

Type “C” Regulatory Transformation Recommendations 
15. Outcomes Based Approach to 
Approvals 

       

16. Hybrid-Code Based Zoning Bylaw        

 - indicates the recommendation directly addresses this guiding principle. 
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 Section 1: Purpose 

1 PURPOSE AND INTENT OF THIS REPORT 
 
This Development Process Review Report documents the comprehensive review of, and 
recommendations for, the Town of Comox’s development processes and procedures. The aim is to 
simplify and streamline the process, add transparency and certainty to those involved, and identify 
opportunities for improvements and setting benchmarks for processing times.  
 
The report is structured in two parts – Part 1 (Project Phases 1-6) covers the scope of work as directed 
by administration providing a comprehensive discussion on the current development processes, 
engagement feedback, and pathway for the Town to streamline processes and align to best practices.  
 
Part 2 (Project Phase 7) examines the current market context and establishes policy alternative 
scenarios based on an innovative methodology for projecting anticipated level of development in 
Comox. It focuses on what deeply matters to municipal financial sustainability and economic prosperity 
and is tied to the non-residential assessment ratio methodology. 
 
Phase 1 - A thorough best practice review of existing planning bylaws and policies and identification of 
current weaknesses or “hang up points” during the development application process. Included in this 
process was a literature scan and review, review of current local government best practices and 
provincial development review outcomes, and integration of an understanding of provincial 
requirements under the Local Government Act, such as the role of the Approving Officer. Recent 
changes to the development approval processes were also investigated.  
 
Phase 2 - An intentional process of listening and learning. The consultants conducted a series of 
stakeholder consultations via interviews and discussions with Town staff including engineering, finance 
and planning departments along with the development community, consultants, and contractors to 
determine which polices, procedures, or bylaws were the most problematic or in need of adjustment. 
Additionally, this phase included two separate surveys: one for current/past development applicants 
and one for municipal staff, which provided the opportunity for meaningful feedback, consideration of 
customer service levels, timelines, and potential development intention for the future.  
 
Phase 3 - Building on and informed by the first two phases, this phase included the development of a 
master list of suggested amendments to existing bylaws and policies. The review produced suggested 
changes, deletions, and additions to existing bylaws and are detailed further in the report.  
 
Phase 4 - Based on discussion with administration, this phase provided a series of proposed bylaws and 
policy amendments. This report outlines the purpose of the proposed amendments and any other 
implications to be considered by Council in their implementation.  
 
Phase 5 - A complete review of forms and manuals has been completed including communications 
methods and materials provided to applicants.  
 
Phase 6 - Implementation of recommendations, bylaw amendments, and policy direction to staff require 
understanding of the development process challenge. Challenges for applicants with most development 
applications arise from a lack of understanding about the process. This results in conflict with Town staff 
as the application moves through the process. Strong communication from the Town as to how 
applicants can successfully navigate the system and learn the status of their application within the 
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process is key to improving the entire application process, as well as trust therein. This implementation 
phase includes the development of a series of communication materials that explain each step of the 
application process, expected requirements of applicants and staff, and set timelines for each part of 
the application.  
 
Phase 7 - Expanding on the importance of competitive long-term business growth strategy, including 
costs such as taxes and fees including asset investment, utility rates, and development cost charge 
strategy that could be adopted by Council. Market context and considerations are an important 
consideration in the development process review. This approach recognizes that property tax and 
supplemental charges are the core of municipal planning. A delicate balancing act is achieved by 
establishing a bridge to business cost environment and investment attraction. This is accomplished by 
positioning on a “developer pay” spectrum regarding new development, enabling investment while at 
the same time avoiding the municipal financing crunch, where new development is needed to balance 
the books. This process is about aligning and balancing investment attraction, infrastructure 
reinvestment, and financial management. Key needs include:  
 

• Density/infill as a critical tax growth/sustainability variable; 
• Asset management planning, addressing of deficit gaps, and infrastructure re investment levies; 

and 
• A deeper appreciation for, and valuation of, non residential assessment (i.e. commercial and 

industrial) ratio and growth. 
 
The outcome of this section includes policy direction with a property tax growth projection over the next 
10 years.  
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2 CURRENT STATE ANALYSIS 
 
 
A current state analysis was completed to ensure a solid understanding of the Town’s current 
development applications workload, trends over time and application numbers in comparison to other 
similar municipalities.   

2.1 APPLICATION STATISTICS 

Approval process efficiency and effectiveness is influenced by the community development rate and 
resulting staff workload. A key to understanding the development approval system is to know if 
municipal planning staff workload is changing over time or static. Understanding of approval process 
efficiency and effectiveness on relative terms is aided by comparison to communities in the region. Is 
Comox more or less efficient with staff resources based on development rates compared to other 
municipalities? These questions frame the current state analysis of this report.  
 

2.1.1 BUILDING PERMIT APPLICATION STATISTICS 

Building permit applications are comprised of single-family new builds and renovations, secondary 
suites/coach houses, multi-family, mobile homes, commercial and industrial new builds and 
renovations, institutional new builds and renovations, signs, demolition, and plumbing.  
 
These municipalities were selected because they are comparable to Comox in terms of size and 
composition. Excluding Langford, which has had ten times the housing start rate as Comox over the last 
10 years, residential housing starts in the Vancouver Island region and the Town of Comox have been 
trending upward over the last ten years (Figure 2: Vancouver Island Communities Residential Starts), 
with housing starts in recent years two to four times higher than early ten-year period number of 
housing starts. Ten-year average annual housing starts in Comox is 90 – roughly twice Cumberland and 
half Courtenay. 
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Figure 2: Vancouver Island Communities Residential Starts 

 
Housing start data (Figure 3: Vancouver Island Communities Building Permits) is mirrored by building 
permit data, which shows a rising ten-year trend. Three of the last five years have exceeded the ten-year 
average by 45-90%. Ten-year building permit values are roughly 1/3 of Courtenay and twice 
Cumberland.   
 

 
Figure 3: Vancouver Island Communities Building Permits 

 
Total building permit applications have no discernable trend (Figure 4: Town of Comox Planning Permit 
Applications). Plumbing permits constitute 30-50% of annual permit applications. 
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Figure 4: Town of Comox Planning Permit Applications 

 
The majority of upward development trend is comprised of residential dwelling units (Figure 5: Town of 
Comox Residential vs Commercial/Industrial Permits). Commercial / industrial development is highly 
variable, with only two years – 2012 and 2018 – generating activity beyond low level “ground noise” 
(Figure 6: Town of Comox Commercial/Industrial Permits as % of Total Permit Value). 
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Figure 5: Town of Comox Residential vs Commercial/Industrial Permits 
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COMMERCIAL (INCL. MIXED USE) / INDUSTRIAL 
 

Total Commercial / 
Industrial 

Total Building 
Permit Value 

Commercial / 
Industrial % of Total 

2011 251,000 27,506,175 1% 
2012 9,406,000 17,505,700 54% 
2013 2,719,000 10,976,100 25% 
2014 215,000 19,008,813 1% 
2015 435,000 17,092,532 3% 
2016 5,379,600 25,930,288 21% 
2017 2,279,465 14,866,296 15% 
2018 2,1458,750 46,343,481 46% 
2019 1,097,250 23,267,714 5% 
2020 232,000 38,462,499 1% 
2021 1,163,000 50,552,118 2% 

Figure 6: Town of Comox Commercial/Industrial Permits as % of Total Permit Value 
 

2.1.2 DEVELOPMENT APPLICATION STATISTICS 

Development applications are comprised of subdivision, rezoning, development permits, development 
variances, board of variance, development permit exemptions, floodplain exemptions, and road 
encroachment agreements. Planning reports are added to development permit statistics by the Town of 
Comox.  
 
Total development applications have trended downward in recent years (2019-2021) (Figure 7: Town of 
Comox Development Applications), with both new files and open files roughly 20% lower than the 10-
year trend over each of the last three years. The difference between total new files opened and total 
open files suggests multi-year open files. Roughly 20-30 files per year consist of multi-year files. 
 

  
 

Figure 7: Town of Comox Development Applications 
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Beyond reporting for individual development applications, corporate planning reports – which take 
considerable staff time to research and manage – are trending upward (Figure 8: Town of Comox 
Planning Reports), with the last four years 25-65% above the ten-year average. Major planning projects 
in recent years include OCP Bylaw 1685 Amendments – (2011-2021), Downtown Revitalization (2014), 
Anderton Corridor (2019), and North Pritchard Residential Land Use Review (2022). 
 

 
Figure 8: Town of Comox Planning Reports 

 
Subdivision, rezoning, development permits, and development variances are the “meat and potatoes” 
and constitute roughly 60% of annual development-related activity (Figure 9: Town of Comox 
Development Applications by Year and Figure 10: Town of Comox New Applications by Percentage). 
Aside from subdivision, a significant portion of workload is influenced by policy that can be adjusted to 
reduce workload. Every land use classification (zones or OCP land uses) creates workload, such as 
rezonings or OCP amendments. Although most rezoning may be consistent with the existing OCP 
designation, in some cases a development project may require both a rezoning and an OCP amendment, 
which increases the complexity of the application. Every development permit area (Figure 9: Town of 
Comox Development Applications by Year) in Comox creates workload (development permits). Every 
“minor” development permit application or development variance permit can be delegated to staff 
under Bill 26 vs through extended Council/public process.  
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Figure 9: Town of Comox Development Applications by Year 

 

Development Applications by Percentage of Total Applications 
 

Subdivision Rezoning Development 
Permits 

Development 
Permit Variances 

2011 13% 31% 27% 25% 
2012 21% 19% 12% 24% 
2013 17% 13% 12% 13% 
2014 8% 14% 22% 9% 
2015 11% 13% 19% 16% 
2016 9% 12% 24% 19% 
2017 6% 16% 10% 14% 
2018 3% 15% 13% 21% 
2019 3% 15% 13% 15% 
2020 3% 8% 13% 12% 
2021 10% 8% 15% 10%      

10-Year Avg 10% 15% 16% 16% 

Figure 10: Town of Comox New Applications by Percentage 
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The total number of Zoning Bylaw amendment applications has been somewhat steady with an 
relatively minor fluctuation between different years (Figure 11: Comox Zoning Amendments 2011-
2022). Typically, there are four to five major rezoning applications each year, with a high of seven in 
2017 and a low of three in 2016. Prior to 2016 there is no data on the type of zoning amendment. The 
data also shows that Town staff are initiating Zoning Bylaw amendments as needed (including text 
amendments), whether it be for housekeeping matters or major changes, such as adding regulations for 
coach houses and secondary suites.  
 

 
Figure 11: Comox Zoning Amendments 2011-2022 

An evaluation of “complex” permits that require more than a cursory review suggests a downward ten-
year trend (Figure 12: Town of Comox “Complex” Permits), with roughly 5-10% of total permit 
applications in recent requires being considered complex.   
 

 
Figure 12: Town of Comox “Complex” Permits 
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2.1.3 DEVELOPMENT ACTIVITY COMPARISON  

Approval timelines for planning and development applications are a joint responsibility shared by the 
municipality and the developer. Each party has responsibilities, if either side delays in completing their 
responsibilities, the timelines lag. It must be understood that longer timelines for a development 
application are not always the fault of municipality. Incomplete applications cause the most 
considerable process delay.  
 
Mid-process delays caused by communication/submission of further requirements is a two-way street. 
This said, time = money = rate of profitability for the development industry. Profit margins may be less 
than municipalities assume, especially the smaller and more rural the community. Business models are 
lean, and development risks are high. Therefore “urgency” tends to reside more strongly in the soul of 
the development industry.  
 
As a fundamental form of investment attraction, source of tax revenue, and pathway to financial 
sustainability (including asset management and re-investment), municipalities should be motivated to 
be customer-centric with their development approval process, while also advancing community 
planning objectives. This “big picture” is often neglected by communities in their head-down processing 
of applications. 
 

2.1.4 DEVELOPMENT ACTIVITY TIMELINES 

The Town of Comox identified Parksville and Langford as comparable communities for purpose of 
development approval process analysis and enhancement recommendations. Based on ten-year 
development statistics were collected for a set of comparable Vancouver Island communities: Parksville, 
Campbell River, Courtenay, Cumberland, Ladysmith, Qualicum Beach, and Langford. Qualicum Beach has 
been added as a benchmark community given its development rate is closest to Comox.  
 
A challenge with comparing application timelines arises when communities use different ways to track 
their applications. For example, some communities, such as Comox will track applications based on a 
final application and payment. However, Town staff will have been working with the potential applicant 
for months or years to ensure that the application “will be supported by Council” when the actual 
application submission is received by Town Hall – date stamping the official beginning of the process. 
This makes it very difficult to provide clear and accurate standards for customer service and has the 
potential to create miscommunications from the applicant and staff. An important caveat to a successful 
department tracking system is the need for all potential documents, forms and materials that the Town 
may request be provided on the Town’s website (i.e. a checklist of requirements). This absolves staff of 
potential liability, and the requirement to provide a custom and detailed response to any inquiry/lead. 
The best practice for application tracking is to establish and maintain an online tracking system that is 
open to the public (or at least a summary of it is reported online), and that captures the following dates:  
 

1. Initial discussion – this enables the Town to log the initial meeting contact, the date of inquiry, 
and any specific discussions regardless of whether the project ever proceeds. A useful secondary 
benefit is that it enables staff to gain an understanding of potential workload in the future 
amongst other benefits, such as in process infrastructure /asset management planning, and 
related service forecasting.  
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2. Pre–application meeting - this meeting must be tracked as part of the activity timeline created 
for each potential application. The type, timing, and approach to pre-applications is further 
addressed later in the report.  

3. Application Submission Date - there should be little to no communication with the potential 
applicant after the pre-application meeting. However, if the potential applicant wishes to 
request and pay for subsequent pre-application meetings then they can do that. These meetings 
would be charged at a rate that included staff time for prep and attendance and any agreed 
upon follow up in writing.  

4. Application Preliminary Review – a 20-business day timeline from the date following business 
day that the application was submitted is consultant-recommended as a maximum for the initial 
preliminary review. Staff would be required to present via email, a written and signed letter 
within that 20-day period that determined whether the application was deemed as “complete” 
or “incomplete”. Reasons for a decision of incompleteness would be required and provided to 
the applicant with a request to resubmit within a certain timeline with deficiencies corrected.  
 
Figure 13: Rezoning Applications by Year indicates an example of application performance 
standards, with a variable being date of acceptance of application vs. pre-application process 
that can extend process significantly beyond the timeframes shown. While the Town is meeting 
or exceeding development activity timelines it would be beneficial for the preapplication period 
to be defined to understand and communicate the actual timeline. This would also support 
increased planning for staffing workloads and finance department projections.   

 

 
Figure 13: Rezoning Applications by Year 
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2.1.5 BUILDING PERMIT VALUES PER CAPITA ACROSS COMPARABLE VANCOUVER 
ISLAND MUNICIPALITIES. 

Total building permit value was divided by total population (from the 2021 Census) for the comparable 
seven communities. Based on population of comparable communities, Comox had relatively low 
building permit values in 2021. In previous years (2012-2020) Comox was more within the middle of the 
pack as it pertains to building permit values compared to population. For example, in 2018, Comox 
ranked 4th highest in the list of seven comparable municipalities while in 2017 Comox ranked lowest (see 
Figure 14: Building Permit Value Comparison by Municipality) 
 
 

 
Figure 14: Building Permit Value Comparison by Municipality 
 

2.1.6 COMPARATIVE FULL TIME EQUIVILENTS (FTE) 

While development-related data enables an understanding of trends and important indicators, staffing 
levels at municipalities and the skills, level of experience, and capacity all impact the development 
process pathway. As part of the development review and analysis, Comox and the three comparable 
communities (Langford, Parkville, and Qualicum Beach) were compared to determine differences in the 
number of full-time equivalent (FTE) planning department staff that may be available, in whole or in 
part, to respond to development applications. A Department Organization Chart is provided at the end 
of this section for information and the entire organizational charts are contained with Appendix E.  

On a comparative basis, Parksville’s organizational chart uniquely incorporates both a Director of 
Community Planning, AND a Manager of Current Planning. This is an important distinction as it enables 
distinct focus on each of current planning (applications) and longer-term community planning. Further, 
the potential to shift workloads to implement Council strategic priorities or support higher levels of 
applications is enhanced. Parksville has a planning department comprised of 8.5 (FTE).  

The Town of Qualicum Beach is led by a Director of Planning & Community Development and includes 
an emergency coordinator within the planning department which has not be used to calculate (FTE) for 
the comparison. Parksville has four FTEs that include the Director, a planner, building inspector, and 
bylaw officer. 
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Langford’s Planning, Subdivision and Land Development Department has a Director of Planning & 
Subdivision, and a Deputy Director. Langford has eight separate position titles with a total department 
FTE of 12.  
 
While there are multiple factors that inform and impact staffing levels, municipal planning departments 
with the resources and staffing levels to enable a separate focus on both short-term planning 
(application driven) and long-term planning (community planning – i.e. OCP, Bylaw updates, etc.) may 
have stronger potential for shorter application processing timelines.   
 
Engineering department staff provide valuable input and have a role in the development application 
process. Each community has structured their Engineering (and Public Works) Departments in different 
ways; making direct estimates or comparisons to application process workload inaccurate.  
 
Key observations on municipal engineering departments:  
 

1. Parksville has an Engineering Department (Director of Engineering) which includes a 
Development Engineer, three Engineer Techs, a GIS specialist, Municipal Services Inspector, and 
two Admin Assistants (one of which is shared). Total Engineering Department staff are 10 FTE. 
None of these staff are likely to be directly involved in operations as Parksville also maintains a 
separate Department with a Director of Operations, three separate divisions including Water 
Supply & Distribution Chief Operator, Operations Foreman, and Parks Foreman with a combined 
staffing level of approximately 23 additional positions.   
 

2. Langford separates it departments into three specific areas of focus including the Engineering 
Department (Director of Engineering), Building Department (Manager, Building Department), 
and Parks Department (Manager, Parks & Recreation). All three department leads report 
directly to the Administrator (CAO).  
 

3. Qualicum has similarities to Parksville in that the Departments of Engineering and Operations 
are separated. The Engineering Department is led by a Director of Engineering, Capital Projects 
and Airport. Operations includes all public works, parks buildings and facilities for a total of 28 
positions.     

 
4. In comparison, Comox has a single Operations Department led by a Director of Operations with 

responsibilities including asset management, facilities, maintenance, public works, and parks 
and the marina.  Direct operations only include the Director and Engineer Tech.  

 
Discussion with Town of Comox Engineering staff regarding the actual FTE that would be working with 
and engaging in the application process provided the following outcomes:  
 
Engineering: 
Director of Operations – 90% 
Public Works Manager – 10%  
Engineering Tech – 50% 
Parks Manager – 10%  
 
Total: 1.6 FTE devoted to application processing and related engagement, reporting, inspection etc.  
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A comparison of planning department-specific staff in the communities analyzed provides a high-level 
approach to considering capacity levels within the municipality to provide all services, and those services 
specific to development processes and applications. 
 
Further analysis of staffing levels to key data including housing starts, building permits, population, and 
total gross municipal property tax revenue provides additional understanding of the level of staffing, 
workload, and ultimately the amount and length of time it takes to process an application.  
 
Table 2: Overall Planning Department Resources in Comparable Municipalities 

Municipality Comox Parksville Langford  Qualicum  

2021 Population 14,806 13,642 46,584 9,303 

FTE – Planning 6 9  12 4 

Population to planning  2468 1516 3882 2326 

     

(total staff) 78 67 84 60 

(Planning as % of all staff) 8% 13% 14% 7% 

     

 
 

Municipality Comox Parksville Langford  Qualicum  

Housing Starts  
(* 10 year average)  

90 178 892 57 

FTE – Planning  6 9  12 4 

# of starts / staff- rounded) 15 20 75 14 

 
Based on a 10-year average of municipality housing starts, Comox and Qualicum are processing less per 
staff than Parksville and Langford. 
 
 

Municipality Comox Parksville Langford  Qualicum  

Building Permit Value  
(* 10 year average)  

$26,002,600 $42,189,700 $228,739,900 $21,874,000 

FTE – Planning  6 9  12 4 

$BP (Value / staff ) $4,333,776 $4,687,744 $19,061,658 $5,468,500 
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When building permit levels are compared to staffing levels, Comox is processing at a comparative rate 
to Parksville and slightly less than Qualicum (which is the lowest rates of the comparable communities). 
There are numerous items that may impact this type of analysis such as market growth and demand. As 
well, levels of staff training, experience, and education, along with Council-directed policy and 
procedures for application processing directly impact the application timeline.  
 
What the comparison yields is enablement of the Town’s ability to select metrics (i.e. population levels, 
gross property tax revenue, building permits, related fees, etc. and begin to connect the application 
process (and particular the formal timeline) to staffing levels over the intermediate to long term. What 
becomes clear in these benchmarking scenarios, is that processing timelines are directly related to staff 
process as set out by Council.   
 

2.1.7 PLANNING POLICIES & BYLAWS COMPARISON 

A comparison of the complexity of planning documents among benchmark communities was completed 
as shown in Table 3: Planning Document Complexity by Municipality. Comox has one of the most 
complex planning schemes amongst the comparison communities. For example, Comox has 78 zones for 
a population of 14,806, which is the most zones per capita, at 190 persons per zone. Comox has 26 
residential zones alone, which compares to larger municipalities, such as Courtenay and Langford. 
Additionally, in terms of the OCP, Comox has 18 development permit areas, which exceeds all 
comparable municipalities.   
 
Table 3: Planning Document Complexity by Municipality 

  2021 Census Data Zones  OCP 

Municipality Population 

Pop. 
Density 

(ppl/km2) 
Average 

Age 
Size 

(km2) 
CD 

Zones Res Other Total 

Ppl 
per 

zone 

Zones 
per 
km2 

OCP 
DPAs 

OCP 
LUAs 

Comox 14,806 877.7 48.9 16.87 30 26 22 78 190 4.6 18 10 

Parksville 13,642 939.5 55.0 14.52 31 9 23 63 217 4.3 17 18 

Courtenay 28,420 876.7 46.8 32.42 25 26 21 72 395 2.2 9 11 
Campbell 
River 35,519 246.0 45.8 144.39 6 18 22 46 772 0.3 8 10 

Port Alberni 18,259 928.9 46.5 19.66 1 9 19 29 630 1.5 3 10 

Duncan 5,047 2444.5 51.0 2.06 0 3 5 8 631 3.9 8 10 

Langford 46,584 1124.4 39.1 41.43 17 32 47 96 485 2.3 6 9 

Colwood 18,961 1073.6 42.3 17.66 37 22 26 85 223 4.8 10 9 
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2.1.8 THE IMPORTANCE OF PLANNING POLICY  

Why does planning policy and regulation complexity matter?  
 
Zones is a tool used by municipalities to control land uses and densities. Specific zones have different 
provisions for what is allowable and what is not. Where a change in use is desired associated with 
development, a rezoning is often required. Furthermore, in British Columbia municipalities have Official 
Community Plans (OCPs), which are long term strategic documents providing guidelines for how the 
municipality will grow over the coming decades.  
 
The complexity of a municipality’s planning documents often roughly translates into how complex the 
approval process is within that municipality. For example, more zones in a Zoning Bylaw often signals 
the municipality wishes for an applicant to apply for a specific rezoning for any change in land use on a 
property. More zones often equal more rezonings in a municipality, thereby adding to the process  an 
applicant faces. Similarly, more development permit areas (DPAs) often result in a greater chance an 
applicant must undertake a development permit process and comply with multiple, overlapping DPAs. 
 
Additionally, the high number of Comprehensive Development (CD) zones in Comox signals that 
developers and staff may often be required to create a custom zone for their specific development, 
which is another significant amount of effort and cost for an applicant. The high number of CD zones in 
Comox may also be because the applicants are not finding the existing zones satisfactory to current 
developer needs. It speaks to the potential need for a Zoning Bylaw update. For example, Port Alberni 
has only one CD zone and 29 zones total, for a population slightly greater than Comox. This suggests, 
although does not confirm, the potential for significantly less ‘red tape’ in Port Alberni.  
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In terms of best practice, hybrid code (Canada) and form-based code (U.S.) are moving toward fewer 
zones. For non-residential investment-friendliness, municipal staffing efficiency, and as a factor that 
influences residential affordability, more zones and more requirements for rezoning equals time, 
money, process conflict, unpredictability, and lack of investment (type of project) flexibility. 
 
Established zoning “barriers” represent trade-offs communities make between market-driven 
prerogative, 90-year norm-based Euclidian zoning (i.e. separation of land uses by type) that espouses 
more and more separation of land uses as idealized zoning, and protection of a “public interest” – 
however that might be defined. As a result, all planning represents a balancing act. The fundamental 
question is whether a balancing act favours public interest or the market. Current pain points common 
to both the Town and many municipalities across BC and Canada – lack of housing choice/affordability, 
development industry investment barriers (both perceived and real), over-worked municipal planning 
and engineering staff with long approval times, and red tape/conflict-based approvals processes, 
suggest that protective approaches that define and shape current zoning practices are not meeting 
development interest nor the public interest. The challenges of the status quo (i.e. norm-based Euclidian 
zoning separating each land) at meeting evolving and our collective future needs are well-established.5 

2.2 PLANNING FRAMEWORK  

The Town’s planning framework was reviewed to understand the policy and regulatory context from 
which applications are submitted. Policies and bylaws all exist on a spectrum between permissive or 
flexible and prescriptive or rigid.  
 
Each side of the spectrum has pros and cons. Permissive or flexible bylaws can enable faster processing 
of applications at times, but if they lack clarity then a lot of debate around interpretation can occur 
between staff, applicants, and even the community. This can actually delay applications. (Note that not 
all applications in fact should necessarily be approved quickly. There are some development applications 
that may be significantly inconsistent with OCP or other policies and not supported by the community or 
municipality for various reasons. In those cases, a clear written statement by the municipality with the 
reasons of non support to promptly conclude the matters is better than a long process.)  
 
On the other hand, very prescriptive/rigid bylaws can sometimes lead to long processing times due to 
the complexity and total number of rules. However, prescriptive/rigid bylaws can, if done well, have the 
benefit of creating clarity and certainty for applicants and thus result in faster processing times, since 
there’s less interpretation of the rules required by staff (see Figure 15: Types of Regulations and 
Policies, Figure 16: Current Planning – Long Range Planning Trap, and Figure 17: Current Planning – 
Long Range Planning Solution). 
 

 
5 The Problems with Euclidean Zoning (2018). Boston University School of Law. Available here: https://sites.bu.edu/dome/2018/07/19/the-problems-with-
euclidean-zoning/ 
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Figure 15: Types of Regulations and Policies 
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Figure 16: Current Planning – Long Range Planning Trap 
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Figure 17: Current Planning – Long Range Planning Solution 

 
In Comox this issue pertains specifically to the following documents: 

• Subdivision & Development Servicing Bylaw 
• Planning Procedures Bylaw 
• Zoning Bylaw 

 
While numerous improvements can be made, the OCP is currently sufficient for its purpose. However, 
the outdated nature of the other bylaws listed above has resulted in many hours of additional time by 
staff. For example, most of Comox’s applications would be considered ‘redevelopment’ in nature; 
however, these bylaws (particularly the Subdivision & Development Servicing Bylaw) provide little 
direction for redevelopment or infill. 
 
Updating these bylaws and associated policies / guidelines to address infill/redevelopment would 
greatly assist staff when they evaluate an application. Clarity within the bylaws around 
infill/redevelopment would also greatly assist developers who are frustrated when they feel staff simply 
‘make up rules’ for applications.  
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2.3 OFFICIAL COMMUNITY PLAN (OCP) 

The Town’s Official Community Plan (OCP) was adopted in 2011 and has undergone 
approximately eight amendments since that time. The amendments have focused on the 
Eagle Nest DPA, designation of Public Open Space, Garry Oak Habitat DPA, a new DPA for 
Secondary Suites, and other DPA changes.  
 
 

The OCP divides the Town into 15 land uses: 
1. Agricultural 
2. Residential: Detached 
3. Residential: Ground Oriented Infill 
4. Residential: Townhouses & Ground Oriented Infill 
5. Residential: Low Rise Apartments, Townhouses & Ground Oriented Infill 
6. Mixed Use: Commercial-Residential 
7. Downtown Comox 
8. Commercial: Neighbourhood 
9. Commercial: Tourist 
10. Light Industrial 
11. Public Open Space 
12. Institutional 
13. Comox Harbour & Marinas 
14. Marine Foreshore 
15. 19 Wing Comox 

 
As noted in the list above, there are four residential land uses, four mixed-use or commercial land uses, 
and one light industrial land use. The 19 Wing Comox land use covers the airbase and the Comox Valley 
Airport.  
 
The OCP is guided by the following vision statement:  
 

The Town of Comox is an active residential community that welcomes all ages. The 
heart of Comox is the Downtown – a compact, pedestrian friendly area with a lively 
mix of commercial services, housing, and public services. Comox enjoys strong 
connectivity within and between neighbourhoods, commercial/service areas and the 
waterfront through a variety of transportation choices. Comox embraces its natural 
areas and surroundings, recreational opportunities, and ambiance as a unique 
seaside town. Comox will grow in a way that maintains and enhances community 
liveability. 

 
Subsequent to the vision statement, there are 10 key community values that direct 23 related goals. A 
selection of these include: 
 

• Maintain and enhance the small-town atmosphere and attitude in Comox 
• Retain a compact pattern of land uses 
• Provide for high quality compact housing forms with good access to transit and non-vehicular 

transportation forms 
• Enhance the character of Comox as a high-quality residential community 
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• Ensure the Town remains attractive to all age groups 
• Encourage a pedestrian-friendly, street-oriented downtown 
• Strive for responsible, effective, affordable, and representative government 
• Ensure growth is planned for and well managed to maintain and enhance the quality of life in 

Comox 
• Ensure Downtown Comox remains attractive and enhance its economic viability 

 
The OCP has 18 development permit areas (DPAs), including eight addressing form and character and 
ten regulating hazard lands or environmental protection (Table 4 below): 
 
Table 4: Comox Development Permit Areas 

Comox Development Permit Areas 

Form & Character DPAs Hazard Lands & Environmental Protection DPAs 

1. Downtown Comox 

2. Ground Oriented Infill 

3. General Multi-Family 

4. Mixed-Use: 
Commercial-Residential 

5. Commercial: 
Neighbourhood and 
Tourist 

6. Light Industrial 

17. Coach Houses 

       18. Secondary Suites 

7. Riparian Areas 

8. Waterfront 
Environmental 

9. Upland Environmental 

10. Bald Eagle and Great 
Blue Heron Nesting 
Sites/Perching Trees 

11. Wildlife Corridor 

12. Garry Oak Habitat 

 

13. Hazardous Areas 

14. Marine Foreshore 

15. Comox Harbour and 
Marinas 

16. North East Comox 

 
The 18 DPAs result in most properties within Comox being covered by at least one DPA. The majority of 
greenfield lands are covered by the Northeast Comox DPA and the remaining vacant lands within the 
Town are mostly covered by other DPAs. Older neighbourhoods with mainly single-detached residential 
and minimal secondary suites are the exception to the above and may not be covered by any DPA.   
 
 
Overall, the OCP policies address how to balance growth, redevelopment and infill development while 
maintaining the existing community character of Comox. This is done by strategically locating future 
multi-unit residential developments within identified areas (e.g. along corridors), promoting secondary 
suites, suggesting the creation of a narrow lot single family zone, and promoting increased density 
within the downtown up to four storeys.  
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2.4 ZONING BYLAW 

The Town’s Zoning Bylaw was adopted in May 2017 and has a total of 78 zones. 
The 78 zones are categorized as follows: 

 
 
 
Since 2017 there have been 36 Zoning Bylaw amendments (22 for rezonings). A review of the Town’s 
Zoning Map reveals the vast majority of lots are zoned as R1.1 (Residential Single-Family Low Density). 
Further analysis reveals this R1.1 zone covers 72% of the residential zoned lots within the Town. Other 
zones that cover large areas include: 
 

• DND1.1 that covers the airport and surrounding industrial lands,  
• P1.2 / P1.1. for parks, open space and nature conservation, and  
• C4.1 / C3.1 / C5.1 for downtown commercial.  

 
Given the high number of zones, the overall approach appears to be quite prescriptive and detailed in 
zoning regulations. This is typically done to ensure a high level of certainty of what future developments 
might look like.   

2.5 SUBDIVISION & DEVELOPMENT SERVICING BYLAW NO. 1261 

Bylaw 1261, the Comox Subdivision and Development Servicing Bylaw was adopted in 
1998. Since then it has been amended 15 times, but never comprehensively updated. 
During interviews with Town staff it was mentioned that at various times the Town has 
tried to update the Bylaw, but the work was never completed.  
 

Overall, the Bylaw addressing the usual spectrum of issues, including transportation/road 
improvements, connections to Town systems, stormwater and drainage, water and sewage systems, 
design and construction of systems, certificate of performance, securities, and extended services. Staff 
mentioned during interviews that the Bylaw was created to mostly address greenfield/vacant land 
development scenarios while most of the Town’s development is more akin to redevelopment or infill. 
Infill and redevelopment pose very different engineering challenges in comparison to greenfield, and 
these unique challenges should be addressed in any Subdivision and Development Servicing Bylaw.  
  

• 30 comprehensive development (CD) zones,  
• 16 residential zones (13 single-family, 2 two-family, and a mobile home),  
• 10 multi-family zones,  
• 9 commercial zones,  
• 4 marine zones, 
• 2 industrial zones, 
• 3 park zones, and 
• 3 institutional zones. 
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2.6 PLANNING PROCEDURES BYLAW NO. 1780 

The Town’s Planning Procedures Bylaw outlines both the procedures for planning and development 
applications as well as acting as the Development Approval Information Bylaw linked to the Zoning 
Bylaw. Bylaw 1780 was adopted in 2014 and was most recently amended in 2021.  

Overall, Bylaw 1780 covers all the necessary components related to approval information and 
procedures for planning and development applications. The bylaw is exhaustive in its considerations of 
potential information that the municipality may require to make an adequate decision on an application 
and outlines public consultation requirements for applications/applicants. There are also appeal 
opportunities to Council embedded into the bylaw, 6thereby adding to the “checks and balances” within 
the system.   

2.7 APPLICATION FORMS 

The Town’s application forms and public information for applicants was reviewed to determine if there 
are any gaps or weaknesses that could use improvement. The Town has numerous forms, checklists, 
guidelines, and documents associated with development and planning applications.  
 
The following were reviewed: 
 
Table 5: List of Application Forms 

Name File Name 

Zoning Amendment / Development Permit 1-RZ DP & CHLST as at 2022-2Feb-7.pdf 

Development Variance Permit – Application Form / Checklist 2-DVP & CHLST as at 2021-5May-31.pdf 

Official Community Plan Amendment – Application Form / Checklist 4-OCP & CHKLST as at 2022-2Feb-7.pdf 

Pre-Application – Community Consultation Guide Pre-App Consultation Guide 2021.pdf 

Flood Plain Designation Exemption 3-FPEX & CHLST as at 2021-2Feb-23-EGBC comment pending.pdf 

Application for Subdivision 6-Application For Subdivision-as at 2021-7Jul28.pdf 

Environmental Report Guide 9-Environmental Report Guide-as at 30 Oct 2019.pdf 

Geotechnical Report Guide and Checklist 10-Geotechnical Report Guide-asat 2021-8Aug-10.pdf 

Town of Comox – Infill Subdivision Guide Infill Subdivision Potential.pdf 

Single-Family Dwelling Accessory Buildings in the Town of Comox Accessory Building Brochure.pdf 

Affordable Housing Calculator Guide AH Calculate Guide.pdf 

Coach Houses in the Town of Comox Coach House_Brochure_updated_Sept 2020.pdf 

Decks and Balconies in the Town of Comox Deck and Balcony Brochure.pdf 

Fence Regulations for Single Family Homes Fences for Single Family Homes.pdf 

R4.1 Single-Family – 350m2 Parcel new zone in the Town of Comox RM4.1 Zone Guide Sept2020.pdf 

Zoning Interpretation for R3.2 Zone R3.2 Zoning Interpretation.pdf 

A Guide to Secondary Suites in the Town of Comox Secondary Suite [Updated May 2019].pdf 

 
  

 
6 Town of Comox Planning Procedures Bylaw No1780 Section 12 (7) Reconsideration of a Delegated Decision 
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2.7.1 REVIEW OF FORMS AND INFORMATION DOCUMENTS: 

The Town’s current application forms, guides and information are comprehensive in nature and contain 
all the required information for an applicant. There has clearly been an attempt to ensure applicants are 
aware of what is needed to submit a complete application. However, in today’s highly graphical world 
the documents lack a visual aesthetic that would allow the reader or applicant to filter through the 
information in a useful way that is not overwhelming to the mind. In the creation of public 
communications there is a hierarchy of importance, which can be summarized as follows: 

1. Is all the required information provided? 

a. Essential information, links, data, and citations. 

2. Is the information provided in a user-friendly manner and format?  

a. Including addressing different learning styles such as visual learners, or; 

b. Accessibility challenges such as visually impaired people; 

c. Format could be PDF, online, hard copy, video or others. 

3. Is the information displayed in a visually appealing manner? 

a. Use of graphics, images, colours and perhaps even video if online/digital. 

 
The Town’s documents could be improved by taking the existing information provided and making it 
more user-friendly and visually appealing. While they don’t need to be magazine quality documents, 
readers today expect a high-level of graphic design and want (or expect!) to be spoon-fed the important 
information easily. However, graphic design should not be at the expense of making them user-friendly, 
which is why that is second in the hierarchy.  
 
Below are three examples of development guides (Figure 18: Examples of Municipal Development 
Guides). The example from Golden (below) shows a simple design, but it is user-friendly. The middle 
example is from Coquitlam and is both user-friendly and visually appealing. The example on the bottom 
is Comox’s guide for decks and balconies. These documents should all be easily accessible online. 
 
 

  

 
 
Figure 18: Examples of Municipal Development Guides 

Jan 18, 2023 SPC Agenda Page 104



 

 

Town of Comox 27 

Section 2: Current State Analysis 

2.7.2 PRE-APPLICATION - COMMUNITY CONSULTATION GUIDE: 

Comox Town staff advised that most if not all applications are treated individually and are designed 
specifically for each application. At this time, the Town website does not have any planning application 
forms, as they are modified for a specific proposal – typically by crossing out items from a list that are 
not applicable. In the short term, the Town anticipates that building permits will have fillable online 
forms, as these are more straight forward. Planning application submissions online would be possible in 
future, once the web system can handle large size submissions.   
  
The Town does not have a “standard package” that would be offered to any one developer/applicant 
without a review and discussion with staff. After an initial inquiry, the developers get a “package” of 
applicable policies, development permit area guidelines, current zoning regs and potential zones for 
consideration, parking calculator, DCCs, information on typical amenity contributions, and if relevant, 
guidelines on geotechnical, environmental or flood plain assessments, and guidelines for coach houses, 
etc.  
 
Information is assembled separately for each proposal from the bylaws: OCP, Zoning, Planning 
Procedures, Sign, Tree Management, Flood Plain Designation, Development Cost Charges, Building 
Bylaw, Subdivision and Development Servicing, Drainage Infrastructure Protection, Runoff Control, 
Highway Use, etc. and relevant brochures or calculators.  
 
The planning department keeps an internal directory with “ready to send” guidelines and excerpts from 
these various bylaws, so it can be compiled quickly. Emails are developed and sent to each potential 
applicant/developer in response to inquiries. Information prepared and sent would typically include 
specific OCP policies, potential DPA sections, zoning requirements, and specific reports such as the 
Acoustical Standards requirements.  
 
In short, a “developers’ package” is different for different proposals, but the source are Town bylaws. 
Staff also modify application checklists, so developers do not need to address requirements irrelevant to 
their proposal.  
 
The result is extra time spent by staff on each application and lack of clarity from applicants on what is 
required for an application. Applicants have little ability to provide the correct information for an 
application based on a review of the application package from the website or a hard copy picked up at 
Town Hall. This translates into extra time spent by staff on each application during the pre-application 
phase. Further, it results in the first touch point(s) by an applicant often being a feeling of frustration 
since the readily available application information if often not helpful in guiding them to submitting the 
proper documents for a complete application.  
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2.7.3 DEVELOPMENT VARIANCE PERMIT FLOW CHART: 

 
Figure 19: Town Current Flow Chart 
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2.7.4 BEST PRACTICE EXAMPLES OF FORMS AND GUIDES: 

The following are some examples of municipal forms and guides that align with today’s best practices in 
municipal communications (see Figure 20: Coquitlam Development Permit Guide, Figure 21: Coquitlam 
Development Application Form, Figure 22: City of Victoria FAQ DP Information, Figure 23: City of 
Mission PAR Fact Sheet): 
 

 
Figure 20: Coquitlam Development Permit Guide 

 
Features: User-friendly and visually effective document. All key information is provided in a simple and 
easy-to-read manner.  
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Figure 21: Coquitlam Development Application Form 

 
Features: User-friendly document that can either be completed as fillable PDF or as a hard copy. 
Checkboxes are used to assist the applicant. The form does not begin with a big disclaimer; it instead 
asks the applicant for the easy information first followed by the application details.  
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Figure 22: City of Victoria FAQ DP Information 
 
Features: User-friendly FAQ document, which is still effective without much graphic design.   
  

Jan 18, 2023 SPC Agenda Page 109



 

 

32  Development Process Review 

Section 2: Current State Analysis 

 
Figure 23: City of Mission PAR Fact Sheet 

 
Features: User-friendly document with easy-to-read key heading on the left and answers on the right. 
The document clearly explains the pre-application process for the City of Mission development 
applications. 
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2.7.5 WEBSITE 

The Town’s website is a key communication tool for potential applicants. A holistic integration between 
the website and the Town’s forms and guides should be in place to streamline the information received 
by potential applicants and to potentially reduce the workload on staff answering basic questions. One 
of the great features of the website, unlike paper or PDF copies, is the ability of the reader to toggle the 
necessary information they wish to read. The website does a nice job of having key questions and 
answers available to the reader (see Figure 24: Comox Development Permit Web Page Screenshot). 
This technique should be further applied to paper or PDF materials.  
 

 
Figure 24: Comox Development Permit Web Page Screenshot 
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3 STAKEHOLDER ENGAGEMENT 
3.1 APPROACH AND METHODOLOGY 

Stakeholder engagement was identified as a key strategy for understanding potential improvements to 
the Town of Comox’s Development Approvals Process. Three key groups of stakeholders were 
identified:  
 

1. Developers or professionals tied to the development industry (e.g. architects, engineers) 
2. Municipal staff (planning and other departments) 
3. Business Improvement Association 

 
Town Council is also a significant stakeholder in the project and will be engaged by the Town’s CAO 
through proper Council procedures and meetings.  

3.2 DEVELOPER ENGAGEMENT 

Developer stakeholders were identified as those individuals, companies, or organizations that have past 
experience with the development approvals process through submission of multiple or major 
development applications. Stakeholders for this project included the following: 

• Developers (individuals or corporations which own major land holdings or who have submitted 
major development applications);  

• Development Professionals (e.g. architects, planners, engineers, builders), and; 
• Business or Economic Development Organizations (e.g. downtown business association). 

Engagement was completed in two ways: 
• Individual in-person and phone interviews, and; 
• Online survey. 
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Specific engagement intent was to understand the overall experience of those who have interacted with 
the Town’s development approvals process in the past five to ten years and seek out ideas and solutions 
for potential improvements from the perspective of “the customer.” This methodology supports the 
notion that applicants who interact with the approvals process extensively have valuable insights to 
share on the current process and how it may be improved. In many instances applicants are 
simultaneously submitting similar applications to other comparison municipalities and can readily 
compare and contrast the approval processes.  
 
A key element of the approach was to ascertain how Comox compared in its process to other 
municipalities. It is well known that most applicants wish the process to be better in all municipalities. 
However, what’s more important is how Comox is doing in comparison to other municipalities. 
Applicants were asked key questions focused on this aspect of comparison to what can be expected in 
comparison municipalities. 

3.2.1 APPICANT INTERVIEW METHODOLOGY AND FEEDBACK  

Interviews were targeted at individuals who have had direct experience with the development 
application process and were provided by Town staff. The selection represented a range of time – from 
a few years to decades, with typically extensive development process approval experience in other 
communities that yielded comparative insights. These are, in short, development process experts. It 
should be noted to the reader that these are qualitative comments from interviewees that have not 
been verified from a Town of Comox perspective. 
   
The interviews were casual in nature with the main question being “What is your experience with the 
Town’s planning and development approvals process?” Additional specific questions were asked, where 
relevant, including:  

• How long did your application take? 
• Did the approval timelines align with those of other similar communities? 
• Did you find the process fair? 
• How was the communication with the planning department? 
• What suggestions do you have for an improved approvals process?  

 
The goal was to ensure the interviewees were at ease during the conversation and shared individual 
stories of interacting with the approvals process at the Town.   
 
The following themes emerged from the interviews with developers and their representatives:   
 

• Fairness & Transparency 
o Many interviewees felt the process was unfair and not easily transparent, citing 

additional requirements and costs that came up later in the process and were not 
anticipated. 

• Communication 
o Higher levels of frustration with the lack of specific communication and lack of clarity in 

communications (both during meetings and emails). 
o Communication approach that tended to be one sided and the potential to refuse an 

application if applicant does not comply with extra requirements. 
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o Staff speaking outside of their area of expertise (e.g. commenting on a technical issue 
without proper training/certification on that matter). 

o Staff stating work done by registered professionals is not sufficient, without the 
professional certification or technical understanding to do so. 
 

• Application Timing 
o Almost all applicants felt the application process took longer than their experiences in 

other municipalities.  
o Interviewees cited the pre-application process as most problematic, since it often took 

months (or even years in some cases) to simply have an application deemed complete. 
 One interviewee cited a case where six different versions of drawings were 

submitted over a period of 12 months without having an application deemed to 
be complete.  
 

• Development Application Requirements 
o Confusion with the number of development requirements and subsequent costs 

incurred that were not clear at the outset of the project (e.g. sidewalks, bike parking). 
o Lack of clear documentation about the application requirements (e.g. technical studies, 

amenity contributions).  
o Interviewees cited there were often ‘surprise’ requirements during the application 

process. 
 

3.2.2 SURVEY RESULTS 

Satisfaction Levels Across Development Approvals:  
 
The majority of respondents cited low levels of satisfaction when asked about their level of satisfaction 
with the Town’s development approvals process. The lowest satisfaction was for more complicated or 
potentially more subjective style applications such as “OCP Amendment with Rezoning”, “Development 
Permits”, “Rezoning”, and “Development Variance Permits”. For Building Permits they held the highest 
level of satisfaction, perhaps attributed to the more objective (building code requirements) nature of 
these types of applications.  
 
These results represent a need to improve the user experience with the Town’s development approvals 
process. The results may also highlight the need to review the OCP policies pertaining to Development 
Permits with the aim to make them more objective and clearer for both staff and applicants. It is 
important to note that while satisfaction levels were low, there are many positive steps the Town can 
take to address this going forward. The majority of issues and concerns from applicants relate to lack of 
a modern, fixed intake system, which, if created along with a web-based application intake with 
monitoring functionality, would resolve many of the current challenges and issues.  
 
Guiding Principles:  
 
A number of questions were derived from the Guiding Principles outlined in the Province of British 
Columbia’s 2019 Development Approvals Process Review report7. The report’s seven (7) guiding 
principles include: achieves outcomes in the public interest, certainty, transparent access to 

 
7 Development Approvals Process Review: Final Report from a Province Wide Stakeholder Consultation (Sept 2019). Government of British Columbia. Available 
here: https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/planning-land-use/dapr_2019_report.pdf 
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information, collaborative, flexible, timely, and balanced. Since “achieves outcomes in the public 
interest” can be difficult to explain it was merged into “balanced” in the question.  
 
Overall, the majority of respondents felt the process was ‘very poor’ or ‘poor’ in all aspects of the 
approvals process. Typically, two-thirds of respondents are quite negative about their experience with 
the approvals process. Although responses were similar for all respondents, timeliness relating to 
responses, internal referrals, comments and total processing time received the lowest level of 
satisfaction. Timeliness is a key aspect of development approvals because time is literally money for 
developers due to the need to leverage capital and pay carrying costs (including interest) that is directly 
tied to the amount of time between asset acquisition (i.e. land purchase) and when money starts 
coming back in (i.e. sales or pre-sales). Extended timelines can increase the actual finished costs of 
housing reducing the potential for affordability in the housing stock within the community.   
 
However, there were some positive experiences that should be noted, including respondents who 
stated “excellent” when asked about collaboration, as well as respondents who cited “very good” when 
asked about the approvals process. It may be helpful to understand why a few respondents had 
satisfactory, very good, or excellent experiences while other respondents clearly did not. In short, some 
applications worked well with some applicants and some did not go well.   
 
Customer Services Principles – Experiences: 
 
A number of questions focused on key customer service principles, including communication style, 
knowledge level, accessibility of staff, responsiveness, attitude, professionalism, and innovation. These 
principles are key to achieving a positive customer service experience. Overall, there was still a high level 
of dissatisfaction with the approvals process; however more positive experiences were noted than in 
previous questions. Innovation was the principle with the least satisfaction, the majority listing the 
experience as ‘very poor’. Responsiveness and Attitude also received rather negative feedback from the 
majority of respondents.  
 
On the positive side, approximately half of respondents cited ‘Satisfactory’, ‘Very Good’, or ‘Excellent’ 
on questions around Communication Style, Knowledge Level, Accessibility, and Professionalism.  
 
The results from this question paint a picture of very different application experiences from different 
applicants. A majority of respondents cited negative experiences, but there were a number of  
respondents reported positive experiences. Recommendations described later in the report speak to 
increasing consistency, streamlining throughout the process and across different application types. If 
implemented, these changes would likely contribute to an increase in the applicant’s satisfaction with 
the development process experience. Applications are about documentation and processes that are 
often if not always strict in legal terms however they are also about relationships, which are subject to 
varying success based on personality types. The goal of any municipal application process should be, to 
the best of its ability, provide consistent treatment for all types of applicants and applications. Other 
plans, policies, and bylaws support that objective. 
 
Introducing a mandatory post-application survey that could be sent to each applicant would provide 
data over time and meaning feedback on improvements. A standardised customer satisfactory survey 
will be provided to administration for this purpose and for each application received. 
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Use of Efficiency / Effectiveness-based Communication Tools:  
 
The question was intended to get the respondents to focus on solutions rather than problems with the 
process. Various solutions were proposed that may assist with the development approvals process.    
 
Respondents listed almost all the potential solutions as helpful to applicants. Respondents cited that all 
the solutions would be helpful, and also shared ideas from other communities. Respondents preferred 
changes to policies and regulations (e.g. OCP and Zoning Bylaw) over other process or relationship-
oriented solutions, such as developer - planning meetings such as is common in the Victoria region and 
in metro Vancouver facilitated by UDI . In person interviews suggested that a regular open meeting 
between the Town and Developers would be beneficial if regular and technical in nature and with 
opportunity to provide early feedback and input on policy development.   
 
Additional open-ended responses to a question regarding whether the respondents were aware of 
development application processes in other communities that are particularly well done included the 
communities of Langford, Port Alberni, Parksville, Qualicum Beach, Cumberland, and Campbell River.  
 
Six solution-oriented development process improvements had high levels of support from survey 
respondents, indicating Town of Comox priority action focus areas:  
 

1. Updated OCP/Zoning Bylaws;  
2. More permissive/flexible OCP/Zoning Bylaws;  
3. Application/review process flow charts;  
4. Regular meetings with industry;  
5. Digital permit application and tracking system; and 
6. Improved process guides and checklists for applications.   

 
There is 100% support for implementation of performance standards (set timelines) for applications, 
inclusive of pre-meetings, initial review, complete application confirmation, and development 
application processing. Open-ended questions in both in-person interviews and surveys provided the 
opportunity to discuss any concerns that may exist. There were many comments both positive and 
negative and in some instances the respondents were very positive with the planning department being 
a pleasure to deal with.  
 
Most respondents indicated that affordable housing supply is being restricted due to the lengthy pre-
application and application process and without clear timelines the cost of housing development in the 
Town will continue to increase to potentially prohibitive levels. Additionally, Town requirements for 
stormwater management and related Town driven plans or initiatives consume a large portion of the 
cost of developing housing. 
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4 BEST PRACTICES ANALYSIS 
4.1 THE PLANNING AND DEVELOPMENT APPROVAL PROCESS 

THE IMPORTANCE OF TRUST AS THE PRIMARY DRIVER OF RESULTS 
 
The planning and development approval process is a highly legislated process that has become complex 
and, in some instances, quite convoluted. However, regardless of the legislative framework the key is 
TRUST.  
 
Trust is defined in the Oxford English dictionary as a  

“firm belief in the reliability, truth, ability, or strength of someone or something.” 
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Let’s start with a wild premise that will satisfy few who participate in modern day development 
approvals processes: the development industry isn’t bad. The municipality isn’t bad.  
 
Regardless of how complex or convoluted the approval process is within a municipality, the essential 
element of trust is a key component between the developer and municipality/approving officer 
relationship. Trust is a two-way street between the developer and the municipality. The developer must 
do what they say, and so must the municipality. The developer must feel appreciated by the 
municipality as a necessary and valued contribution to community and economic development. Afterall, 
development / building is the actualization and achievement of community goals, as expressed in the 
Official Community Plan. 
 
The municipality desires aesthetic and functional contributions to community…that the developer 
understands the community and has a triple bottom line 
(financial, environmental, social) in pursuit of best fit between 
development plans and specific community context.  
 
When either party falls short of philosophical foundations and/or 
the practical of efficient, accountable, and transparent 
development approvals process, the trust relationship suffers. 
The inevitable default is to the most basic legislative rules and 
processes. If the developer falls short, the municipality can 
invoke punitive or legal measures to enforce the law. If the 
municipality falls short, the developer can take legal action, but 
often the developer does so at their peril because the municipality still remains the approval authority. 
However, in a case where developer(s) lose trust with the municipality the non-legal options are less 
optimal for the developer, such as abandoning an investment and moving capital elsewhere, or simply 
putting up with the situation with the hope that eventually the approval is granted. 
 
This form of antagonist relationship that pits a “developer only thinks about money” against a “red tape 
machine” perspective of each other satisfies neither municipal nor developer interest; the municipality 
does not achieve more inspired, contextual, and market-aligned development with associated tax 
revenue (sustainability), and a developer will default to lowest common denominator of highest price 
for lowest cost development the market will bear. Trust builds a bridge to a common and mutual best 
interest: the notion of “citizenship” in community where vested interests rise to their highest and best 
ambition, function, and aesthetic.   
 
The public must also be considered in this equation, as they are the local residents, taxpayers, and 
voters, and are engaged with during the development proposal process. 
 
This all has one special proviso: the balance of power. While developers often have significant capital 
behind them, their power and recourse is often limited due to the reluctance to upset the approval 
authority. Power tilts in favour of the approval authority, which may be to the disadvantage of the 
development industry. 
 
  

Let’s start with a 
wild premise that 
…the development 
industry isn’t bad. 
The municipality 
isn’t bad. 
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4.1.1 DEVELOPMENT INDUSTRY ECONOMICS - THE BASICS 

Municipalities don’t understand the development industry business model very well and don’t strive to 
understand it. Rate of return on investment (ROI) models is standardized as a matter of business pro 
forma development. Rate of return need varies by circumstance and project type, and is higher for 
projects with higher risk. Understanding of market context would result in relationship-based, more 
collaborative approaches to new development enablement and facilitation.  
 

 
 
Rate of return is heavily influenced by a number of factors municipalities have control over, including 
but not limited to development fees (e.g. DCCs, CACs, affordable housing assessments), tax and utility 
rates, incentivization, and red tape barriers that equal cost for the development community.  

This modeling of total cost perspective translates to costs that are ultimately passed on to consumers 
and enterprise beyond standard rates of investment return (see Figure 28 below). The paradox of 
community development is and municipalities that it is often self-defeating when it comes to meeting 
strategic interest.  

For example, it’s common for municipalities to identify housing affordability as a Top 3 issue, and then 
create barriers for the private sector marketplace to implement solutions that can address strategic 
need. This paradox is created by our lack of knowledge and understanding of how the market works in 
its investment decision making.  

When we understand foundations and fundamentals…the roots of things…we are better able to develop 
a solution set that is mutually beneficial to both the municipality and the development industry. 
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Figure 25: Corporate Investor Municipal Business Cost Decision Model 

4.2 THE ROLE OF PLANNER / APPROVING OFFICER 

In each planning or development application there are numerous parties involved. Three of the key 
parties are often: 

(1) Town planner 
(2) Approving officer  
(3) Applicant 

 
During interviews with developers and applicants it was suggested that the Town’s planning staff may 
be crossing the line into serving as the applicant’s designer, rather than the role of planner or approving 
officer. While this line is quite gray or broad, and at times difficult to define based on the complexity of 
the application, clarity of respective roles in the development process is critical to the overall success 
and efficiency of a municipality’s planning department.   
 
The further municipal staff drift into being a designer on an application, the more often staff tend to 
stray from citing municipal policy and bylaws for their ideas and comments. Design commentary can 
also consume considerable time, and applicant funds, as drawing revisions occur. In BC, the legislation 
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giving significant authority to the Approving Officer for subdivision applications to make decisions in the 
public interest provides an extremely broad legal opening for sliding down this slippery slope.  
 
Maintaining clear role definition for municipal staff is vital to building trust with applicants and working 
as an efficient and professional department. It is important to note that feedback suggest that this is 
occurring in the Town in some situations – but not all. It is however, important for Council and 
administration to come to agreement on the level of service that the Town desires, and can also afford.  
 

4.2.1 BEST PRACTICES IN CLEAR ROLE DEFINITION BETWEEN PLANNER, APPROVING 
OFFICER & APPLICANT 

Ensuring staff comments and decisions on an application are backed by adopted municipal policy or 
bylaws - If a planner / approving officer cannot support his/her comments with citations of policy or 
bylaws then the comment should be reconsidered. The planner / approving officer should work with 
senior management and Council to amend and update policies and bylaws to ensure they align with 
current best practices and the needs of the community. Policy and regulations are intended to protect 
public interests while facilitating private investment and respecting property rights. Staff should also 
reference intent statements, or guiding principles when commenting or making decisions.  

 
Respecting the hired professionals of the applicant - Applicants often hire numerous professionals to 
assist with an application, including engineers, planners, architects, biologists, urban designers, and 
other specialty professionals. Respecting these hired professionals by allowing them to do their job 
without undue interference goes a long way to building trust between the municipality and the 
applicant. Respectful comments, suggestions and even disagreements are a normal part of the process, 
but should be provided in a respectful and timely fashion.  
 
A good rule of thumb is to ensure the municipality is not commenting on elements of a design that were 
confirmed at an earlier stage, or where the comment could have (and should have) been provided 
earlier in the approval process. Coordinated comments should be provided as early as possible in the 
process to limit the number of design iterations by the applicant. Staff should accept that this will result 
in some things getting missed, but unless it’s vital to safety or security of the public, staff should not 
comment on a design element that should have been addressed in an earlier review cycle.  

 
Not commenting on matters outside one’s expertise - For example, planners should not comment on 
building code and engineering specifications. Professional bodies provide extensive guidance on this 
important topic.  
 
Using application checklists, forms and templates (extensively) - Checklists are often incorrectly 
maligned by senior professionals as only needed by junior staff. However, any professional can, at times, 
get over-confident in their duties and easily overlook simple steps in a process, or veer into their area of 
interest and neglect aspects they don’t find appealing. The latter fault is more likely for senior 
professionals with experience. Checklists are an important and vital part of the application approval 
process and can greatly assist municipal staff with ensuring they are undertaking a fair, objective, and 
consistent process for each-and-every application. It assists municipal staff with avoidance of 
professional drift by focusing on municipal policy/bylaw-related feedback.  
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Checklists are not just for ensuring all the information has been submitted. Checklists should be used for 
reviewing all applications and providing reports to applicants, Council, and senior management where 
appropriate. E.g. How does the application align with Policy in the OCP? 
 
Why checklists? Fighter pilots and surgeons use them, why not planners? 
 

4.3 THE ROLE & IMPORTANCE OF COMMITTEES 

Employees working within cross-department teams to achieve Council and administration level goals, 
can have a profound effect on the degree of success in implementing and achieving strategic goals 
creating a link and tie between corporate strategy at the individual and team workplan level. Most 
employees want to both understand the strategy and to contribute to it. Successful implementation (at 
the workplan level) is determined mainly by the degree to which people (employees) buy into the core 
strategy of the business, understand how they fit and the way they matter when it comes to the future 
direction of the organization.  
 
Too often, strategic planning excludes key stakeholders within the organization that are responsible for 
delivering outcomes. Common mis-steps such as not to involve mid-level managers, supervisors and 
staff across the organization is particularly problematic because it can mean that the relevant issues are 
not elevated to the attention of senior leaders as they set strategy, that there is limited buy-in among 
the rank and file, and a disconnect between the strategy and the incentive structure that is meant to 
promote follow-through on the strategic plan. 
 
Attributes and activities of well functioning teams and committees:  

• Communication – active listening, clear message, approachability, up and down  
• Plan goals to deliver results  
• Feedback giving & receiving  
• Know your team, engage your team 
• Continuous learning & growth, self & team 
• Empowerment, trust 
• Innovation & efficiency 
• Acquiring tools & resources 
• Knowledge – what you don’t know, use the resources around you 

In a 2006 study of 100 Michigan hospitals Peter Pronovost, an 
anesthesiologist and critical care physician, found that, 30 percent 
of the time, surgical teams skipped one of these five essential 
steps: washing hands; cleaning the site; draping the patient; 
donning surgical hat, gloves, and gown; and applying a sterile 
dressing. But after 15 months of using Pronovost’s simple 
checklist, the hospitals “cut their infection rate from 4 percent of 
cases to zero, saving 1,500 lives and nearly $200 million,” Gawande 
told reporters. https://www.hsph.harvard.edu/news/magazine/fall08checklist/  
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• Motivate, coach, encourage 
• Lead by example to support growth & development  
• Involve other departments & stakeholders 
• Deliver results 
• Leadership – demonstrating collaboration & decision making that support corporate objectives 
• Celebrate successes 

4.4 ALIGNING STRATEGY AND WORKPLANS IN LOCAL GOVERNMENT   

Many communities are increasingly spending additional time and resources to clearly articulate their 
community vision, strategy and plans. Rather than simply focus on core projects or tasks that may be 
endless and administrative activities better suited for department staff, local governments are 
embracing the SMART approach to community strategy plans, ensuring alignment upwards and 
downwards across the municipality utilizing the strategic planning cascade. Local governments do and 
are approaching the delivery of services in the context of strategy alignment to vision and service and 
SMART goals and linkages to plans.   
 
Example of SMART based lens to setting vision, goals, and execution.  
 

 
Figure 26: Taking a SMART based approach. 
 

 

“Strategy has always been about aligning the organization behind a 
clear direction. Today it must be broadened to become an integrated 
set of choices about the business model, competitive position and 
capabilities required for long term success.”.  
 
David Collis, Why Do So Many Strategies Fail?  - Harvard Business Review. 2021 
 
The importance of building individuals and teams as it relates to the implementation of plans and 
achievement goals is critical. Research suggests a high degree of linkage between the engagement and 
building of teams, creating trust, developing, coaching, engaging and motivating employees, and 
aligning strategy and work plans. Further, harnessing the “purpose” of employees is critical to delivering 
results. Without these linkages within the workplace, achieving alignment from Council’s Strategic Plan 
to individual and teamwork plans are likely to fail. The lack of alignment from the corporate level 
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strategy to the workplan level is a single biggest challenge in effective service delivery, that if managed 
and resolved, increases the potential for efficient execution of work goals and delivery of Council’s 
strategic vision.  
 
 
 

  
  
  
  
 
  
 
 
 
 
 
 
 
 
 
 
Figure 27: Strategic Planning Cascade 
 

The strategic planning cascade (Figure 27) can be organizational based, department based and easily 
implemented at the team and individual level. Utilizing pillars in the corporate strategic plan, and the 
pillars or guiding themes, master plans and annual priorities, work program items can be established at 
the business plan level with broad tasks quarterly and monthly and specific tasks (weekly and daily) at 
the team and/or individual level.  

 
Links to Examples of Strategic Plans and Business Plans 
   
Maple Ridge 

https://www.mapleridge.ca/DocumentCenter/View/22066/2019-Strategic-Plan-with-Matrix-031919 
https://www.mapleridge.ca/DocumentCenter/View/27932/BP-Guidebook-25th-Staff-Edition-2021-07-28?bidId= 
https://www.mapleridge.ca/DocumentCenter/View/28625/2022-2026-Business-Plan 

 
Nanaimo 

https://www.nanaimo.ca/docs/your-government/city-council/2019-2022-strategic-plan.pdf 
https://www.nanaimo.ca/docs/departments/finance/engineering-business-plan.pdf 
https://www.nanaimo.ca/docs/departments/finance/recreation-business-plan.pdf 

 
North Cowichan 

https://www.northcowichan.ca/EN/main/municipal-hall/mayor-and-council/council-strategic- plan.html?media=screen 
https://www.northcowichan.ca/assets/Departments/Finance/Docs/2021_DepartmentalBusinessPlanNov24.pdf 

 
Port Coquitlam 

https://www.portcoquitlam.ca/wp-content/uploads/2019/11/Council-Priorities-2019-2022-Summary.pdf 
https://www.portcoquitlam.ca/city-government/budgets-financial-plans/2018-19-budget/ 

  

Strategic Planning Cascade 
Corporate Strategic Plan 

Master Plans 

2 – 3 year priorities 
 
 
Department Business Plans (and Bylaws) 

 
Project &/or Team Charters 
 (and/or individual performance plans) 

Community 
Consultation 

Make it so 
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4.5 2019 PROVINCIAL DEVELOPMENT APPROVALS PROCESS REVIEW 

In 2019, the Province of British Columbia released a report entitled Development 
Approvals Process Review: Final Report from a Province-Wide Stakeholder 
Consultation8. The Report, amongst its many findings, established qualities of an 
efficient and effective development approvals process. The qualities were 
established as a set of guiding principles. These guiding principles provided a helpful 
structure to understand both how to ask the questions and how to categorize 
feedback and recommendations. They provide a potential best practice for looking 
at a development approvals process and are as follows: 

 

GUIDING PRINCIPLE DESCRIPTION 

1. Achieves Outcomes in 
the Public Interest 

The approvals process is setup to support development that is 
strategically aligned with adopted community plans, supports 
community values, is strategically aligned with the public interest and 
results in high-quality built environments. 

2. Certainty The requirements, timeframes and costs of development approvals are 
clearly outlined and communicated in advance or as early as possible in 
the application process. The expectations remain consistent 
throughout the process. 

3. Transparent Access to 
Information 

Decisions during the approval process are documented and 
communicated in a clear and timely manner. Application status is 
accessible to proponents and to all staff involved in the approval 
process. The public is informed. 

4. Collaborative Local governments and applicants work collaboratively to achieve 
desired outcomes. Where public involvement is appropriate, the 
process seeks public input early in the process and in an informed 
manner. 

5. Flexible The process achieves consistency while providing flexibility that 
enables developments in line with these guiding principles. Flexibility 
also allows for and even rewards innovation. 

6. Timely The development approval process occurs on timeframes that are 
appropriate to the level of complexity of the application. All parties, 
including local governments, proponents, provincial agencies, 
professionals, and others involved in the application process, provide 
needed input in a timely manner.  

7. Balanced The development approval process strives to achieve a fair balance of 
costs and benefits to the public and the proponent. 

 
8 Development Approvals Process Review: Final Report from a Province Wide Stakeholder Consultation (Sept 2019). Government of British Columbia. Available 
here: https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/planning-land-use/dapr_2019_report.pdf 
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5 RECOMMENDATIONS 
 
Improving the Town’s development application outcomes, transparency and efficiency, by undertaking 
the steps and effort to make bold moves and implement the best practices as outlined in this report, 
can have a significant positive bottom-line impact for a municipality:  
 

• As reduced personnel cost and stress on staff, thereby increasing retention and attraction of 
employees.  

• As a cost efficiency related to greater community understanding of development process (e.g. 
education and awareness communications) with corresponding smoother interaction with a 
development approvals process; and  

• As an investment (tax revenue) enabler via smoother/less time intensive/lower cost 
development approvals process.  

 
The following list of recommendations seeks to improve the Towns application process, increase 
transparency for developers and public, and continue to build trust between the parties over time. From 
a municipal perspective, an idealized development approval process is one that addresses the seven 
guiding principles outlined in the Province’s 2019 Development Approvals Process Review. These 
principles are listed below: 
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Enhanced efficiency and effectiveness are stepping-stones, where review and adjustment of current 
processes is necessary, while bigger picture and longer-term perspectives yields a roadmap for 
transformative progress. Figure 28 below shows a visual explanation of three types of 
recommendations listed in this report to improve the development approvals process in Comox. It 
begins with Type “A” process improvements, which are the small to medium-scale changes to the 
current process. Then it moves to Type “B” culture improvements that seek to impact the overall 
culture and leadership of the organization. Type “C” regulatory transformations are where more radical 
changes, resulting in greater benefit, but also more difficult and transformative. The path to 
improvement is stepped and requires commitment if truly transformative change is desired. 
 

 
Figure 28: Development Approval Process Recommendation Types 

Recommendations have been placed within each of the three types along with estimates for the 
amount of staff time, municipal budget and complexity. A legend for the estimates is provided below. 
 

Recommendation Example & Legend 
 

Est Staff Time      
 

 
 
Est Budget 

     
 

     
     

 

 
Est Complexity 

 
     
     

 

 

 
1 block   = limited staff time (<1 month for completion) 
5 blocks = significant staff time (>12 months to completion) 
 
1 block   = limited budget (<$10,000) 
5 blocks = significant budget (>$100,000) 
 
1 block   = limited complexity (no new learning) 
5 blocks = significant complexity (a lot of new learning & trials) 
 

 
  

Jan 18, 2023 SPC Agenda Page 127



 

 

50  Development Process Review 

    

SECTION 5 – Recommendations 

5.1 TYPE “A”: PROCESS IMPROVEMENT RECOMMENDATIONS  

Type “A” process improvement recommendations are changes that can be made either immediately or 
in the short-term with minimal or moderate resources and/or budget.  
 
Table 6: Type “A” Process Improvement Recommendations 

 
 
Type “A” 
Recommendations 

Guiding Principles for Approval Process Improvements 

 
Public Interest 

 
Certainty 

 
Transparency 

 
Collaboration 

 
Flexibility 

 
Timeliness 

 
Balance 

1. Establish Process Timelines        
2. Create a Development 
Review Team 

       

3. Create Checklists        
4. Webmap GIS Platform        
5. Amendments to Planning 
Procedures Bylaw 

       

6. Update Subdivision & 
Development Servicing Bylaw 

       

7. Amendments to Zoning 
Bylaw  

       

8. Amenity Contributions 
Standards 

       

9. Update Development Forms 
& Guides 

       

10. Pre-Approved Development 
Designs 

       

11. Development Approval 
Software 

       

 - indicates the recommendation directly addresses this guiding principle. 
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5.1.1 RECOMMENDATION 1: ESTABLISH PROCESS TIMELINES 

 

 
Recommendation 1 
Establish Process Timelines 
Guiding Principles Addressed:  

  
Certainty Timeliness 

 

 
Est Staff Time      

 

 
Est Budget 

 
     

 

 
Est Complexity 

 
     

 

  
 

 
In 2014 Town Council established a goal of 240 days (eight months) for rezoning applications and since 
then the majority of applications have met the goal. However, based on feedback from applicants and 
City staff, there are still applications that are lingering in the system for various reasons and not meeting 
the goal. Additionally, 240 days is a pretty generous target for a municipality the size of Comox, and the 
current system includes significant staff time spent prior to a formal application being submitted which, 
if calculated, would likely extend the actual timeline that the applicant and staff are working on the file. 
It is clear from feedback provided during provincial reviews, previous reviews in other communities, and 
the current review for the Town of Comox, that applicants would much prepare a shorter timeline.  
 
A 2022 study by the Canadian Home Builders’ Association (CHBA) of British Columbia of 13 
municipalities (most much larger than Comox) found rezonings were an average of 14.2 months, 
development permit 13.6 months, and subdivision 20.6 months9. While 14.2 months for rezonings is 
longer than the 240-day target Comox has set, there are some differences between the municipalities 
the study analyzed and Comox. First, most of the studied municipalities were significantly larger (e.g. 
Victoria, Kelowna, Nanaimo, Abbotsford, Vancouver). Further, Comox is not accounting for the pre-
application time and not all applications are meeting the 240 days, as it’s a target and not an average. 
Additionally, the 14.2 month average for rezonings is not a target to aspire to, but recognized as a 
significant problem that shouldn’t be benchmarked, but rather serve as a warning as to how bad it can 
get if not addressed. One potential solution is to break down the targeted timelines into smaller ‘bite 
size’ pieces, so that each step along the process has targets, rather than just one final approval target 
timeline.  
 
One of the existing gaps pertains to the pre-application process, which is presently undefined and 
unstructured. Feedback from applicants was that they have been ‘caught’ in the pre-application process 
with little certainty or clarity on what information is exactly needed to have an application deemed 
complete. Adding structure to the entire process, from pre-application inquiries to final approval will be 
critical to improving the Town’s approval process. The following flow chart (see Figure 30: Potential 
Development Process Flow) for a Development Variance Permit (DVP) is an example of how a 
structured process could be established with timelines for each step.    
 
There are a few key aspects to this approach.  

1. Pre-application meetings must be structured and focused. The goal is to get a complete 
submitted application. 

 
9 Municipal Benchmarking Study (2022). Canadian Home Builders’ Association of British Columbia. Altus Group Economic Consulting.  

1 
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2. Both staff and applicant must understand their responsibilities to meet the timelines. 
For example, through a clear checklist applicants must understand their application will 
be returned immediately if a critical piece is missing and the fee and application not 
even accepted. Applicants should be assisted by improved property information on the 
Town’s website via a web map so that critical information, such as existing zoning, OCP 
land use, DPAs are easy to provide to the City (see Recommendation 4 to follow). 

3. Staff must establish clear expectations for a ‘Complete Application’. The criteria for a 
complete application must be that the information requested has been submitted and 
not that the application has been deemed ‘good’ in the eyes of staff. The review for 
quality of the application and its merits on whether it should be recommended for 
approval or not should be done later in the process as shown on Figure 29: Comox's 
Current DVP Process Chart. 

4. Major correspondence should be done via formal letter, not by email, to enable date 
stamping and tracking in accordance with the established timelines.  
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Figure 29: Comox's Current DVP Process Chart  
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Figure 30: Potential Development Process Flow 
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To further track and enforce any established timelines, the Town should follow the example of Maple 
Ridge and create a web dashboard of targets that is available to the public and regularly updated. The 
below dashboard graphic takes the Maple Ridge example and customizes it for Comox as an example.    
 

 
Figure 31: Performance Target Dashboard 
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5.1.2 RECOMMENDATION 2: CREATE A DEVELOPMENT REVIEW TEAM 

 

 
Recommendation 2 
Create a Development Review Team and 
associated processes 
Guiding Principles Addressed:  

    

 

Certainty Transparency Collaboration Timeliness  
 

 
Est Staff Time      

 

 
Est Budget 

 
     

 

 
Est Complexity 

 
     

 

  
 

 
The creation of a Development Review Team (DRT) or Development Applications Review Team (DART) is 
now fairly common practice in municipalities. A DRT is a group of municipal staff from various 
departments that have required expertise in the application. This typically includes representatives 
from: Planning, Engineering, Parks, Transportation/Roads, and Public Works. It may also include other 
senior leadership and public communications personnel where the development might be controversial.  

 
A DRT provides much needed structure to the internal referrals system for applications. The DRT 
members receive the application, provide feedback on the application, and then attend a meeting with 
the developer/applicant to go over the comments. Each aspect of the DRT process is structured, with 
established time limits for each task or phase.  
 
E.g. maximum meeting times for various meeting types 

i. Application inquiry (phone call) = 30 min 
ii. Pre-app 1 with individual staff person = 1 hr max 

iii. 1st Pre-App Development Review Team Meeting = 1.5 hrs max 
iv. 2nd Pre-App DRT Meeting = 1 hr max (additional fee for 2nd & 3rd meetings) 
v. 3rd Pre-App DRT Meeting = 1 hr max 

 
Some municipalities charge a fee for a pre-application meeting or charge a fee for additional pre-
applications meetings beyond the first one. It is recommended that a fee be charged for additional DRT 
meetings beyond the first meeting. This will encourage applications to listen carefully during the first 
meeting as well as encouraging staff to provide applicants all the information they need to submit an 
application at the first meeting. Subsequent meetings would be part of the formal application process.   

2 
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5.1.3 RECOMMENDATION 3: CREATE CHECKLISTS 

 

 
Recommendation 3 
Create / Improve Checklists for Applications 
 
Guiding Principles Addressed:  

 
   

  

Public Interest Certainty Transparency Timeliness   
 

 
Est Staff Time      

 

 
Est Budget 

 
     

 

 
Est Complexity 

 
     

 

  
 

 
As mentioned earlier in this report, checklists are an under appreciated tool in professional workplaces. 
The Town’s approval process would benefit from increased use of checklists throughout the process. 
 

1 Application Submission 
Checklist  

Existing Need: To create 
greater transparency on 
what is considered a 
complete application. 

(Existing) Improvements needed to create greater standardization for 
applicants.  

Staff currently customizes the application requirements for each 
application. This is time-consuming for staff and frustrating for 
applicants. Recommend a standard application checklist to clarify 
what is needed for a complete application. Staff can still request 
additional information later during the process, but it will ensure an 
applicant is given the right to have their application deemed 
complete and time stamped.    

Example Process  

1. Standard Application Checklist 

Part A – The essentials (we won’t even accept payment without 
these items) – fee, completed application form, title and any 
covenants. 

Part B – Standard application requirements (varies depending on 
type of application – i.e. DVP, Rezoning) e.g. required drawings, 
project rationale, and servicing strategy. 

2. Staff Simply Reviews application for Completeness (does not 
review for quality) e.g. Are the required pieces of information in the 
application package? 

3. If Application is Complete, a letter is sent to the applicant stating it 
is complete and a more detailed review is being completed by staff. 

4. Staff does a deep dive into the application and completes the 
Application Review Checklist recommended below.  

5. Staff reviews Application Review Checklist results with applicant.  

3 
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2 Internal Staff 
Application Review 
Checklist 

Existing Need: To 
improve the linkage 
between Staff feedback 
on applications to 
existing Town policy or 
bylaws.  

(New) A new checklist that is managed by staff internally for each 
application. The checklist should review the application for 
compliance with all applicable municipal plans, policies and bylaws. 
Staff comments to the applicant should be directly linked to existing 
plans, policies and bylaws. 

See example below:  

OCP Policy Review Compliant Staff Comment 

2.1.1.4 (a) New residential subdivisions 
must include safe pedestrian sidewalks to 
parks, schools and public open spaces; 
also, walkways between streets may be 
required. Wherever practical, the 
developer must construct sidewalks and 
walkways at the time of subdivision.  

 
Application does not 
comply with policy. 
Drawings do not show 
any sidewalks or 
walkways.  

Ideally the staff lead on the file would provide a version of the 
checklist to the applicant to increase transparency and 
communication with the applicant. Since there seems to be a gap 
between what applicants think is a compliant application with what is 
actually a compliant application, this could help bridge that 
information gap. Additionally, this checklist ensures that staff 
comments are directly linked to Town policy or bylaws and not 
simply ‘good ideas’ they wish to see implemented on the 
development. It makes the process much more objective and criteria 
based, creating a conversation with applicants about how they can 
meet a certain policy or bylaw regulation rather than getting upset at 
the planner.  
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5.1.4 RECOMMENDATION 5: AMENDMENTS TO PLANNING PROCEDURES BYLAW 

 

 
Recommendation 5 
Amendments to Planning Procedures 
Bylaw 1780 

 
Est Staff Time      

 

 
Est Budget 

 
     

 

 
Est Complexity 

 
     

 

  
 

 
The Town’s Planning Procedures Bylaw outlines both the procedures for planning and development 
applications as well as acting as the Development Approval Information Bylaw. Bylaw 1780 was adopted 
in June 2014 and was most recently amended in 2021.  

5.1.4.1 SUMMARY 

Overall, Bylaw 1780 covers all the necessary components related to approval information and 
procedures for planning and development applications. The Bylaw is exhaustive in its considerations of 
potential information that the municipality may require to make an adequate decision on an 
application. The Bylaw also outlines public consultation requirements for applications/applicants. There 
are also appeal opportunities to Council embedded into the bylaw, thereby adding to the “checks and 
balances” within the system.  

5.1.4.2 SHORTCOMINGS 

While Bylaw 1780 contains all the necessary components, there are some shortcomings, gaps or biases 
within the Bylaw that may be hindering its success for all parties involved (e.g. applicant, public, Town). 
The main shortcoming of Bylaw 1780 is the inherent bias towards the rights of the Town to require 
almost any type of report, study, or piece of information in support of an application without limit. This 
bias puts the power in the hands of the Town and gives no control or certainty to the applicant.   

While every municipality is duty bound to ensure each application is supported with technical 
information, there are reasonable limits as to what can be expected of an applicant based on the 
complexity of the application and specifics of the site. Bylaw 1780 provides no limits as to what 
information or documentation can be requested from the applicant.  

The only “checks and balances” within Bylaw 1780 is the option to appeal a decision to the Town 
Council. However, based on interviews with developers, this option does not appear to have been 
exercised, nor is it mentioned in official documentation forms or public information. Thus, it is uncertain 
to the authors of this report, whether the applicants are adequately informed about this option or 
whether it’s ever been exercised. 
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Bylaw 1780 deficiencies are summarized below, with detailed amendments suggested further on in this 
section.  

• Applicant requirements for public consultation prior to an application since technically an 
individual cannot be an “applicant” if he/she has not yet submitted an application. 

• Vague statements giving complete open-ended discretion to municipal staff and adding no 
benefit or clarity to an applicant (e.g. “information submitted for all development applications 
shall be in the form specified by the Municipal Planner” or “…shall include completed 
application forms, any drawings and specifications required by the Municipal Planner…”). 

• Definitions as to what is considered a “complete application” (e.g. 6(3)(b)). 

• Lack of clarity as to procedures around an incomplete application (e.g. 7(2)). 

• Lack of clarity as to what “anticipated impacts on the community” means and how it might be 
used by the Town in the application process and review (e.g. 8(3)). 

• Complete open-ended discretion for the municipal planner to use any potential concern to halt 
or refuse an application (e.g. 8(4)). 

• Overly specific criteria for bed and breakfasts, secondary suites, and coach houses. 

• Timeframes only as they pertain to applicant requirements, but none pertaining to the 
municipality processing. 

5.1.4.3 PROPOSED AMENDMENTS / RECOMMENDATIONS 

A comprehensive review of Bylaw 1780 should be undertaken, including an inter-disciplinary team of 
Town staff, and legal review. The bylaw is dated, not consistent to other jurisdictions in BC and will 
enable the Town to achieve the recommendations recommended in the report. However, given that 
may not be feasible with many other competing priorities at the Town, the following are 
recommendations for selective amendments to the bylaw that might be easier and quicker to 
implement. Legal review of these amendments is recommended. 

Section 6. General 

*Recommendation to change the Town’s public consultation process to only require one (1) public 
information meeting for an application. Additional public meetings may be undertaken, but are not 
required. Suggest the Town move to a formal Development Review Team (DRT) process for internal 
departmental review to provide structure to the application process.  

  

Jan 18, 2023 SPC Agenda Page 138



 

 

Town of Comox 61 

    

SECTION 5 

Amend Section (2) Definitions to add: 

Development Review Team, means a group of Town staff from various departments that have been 
appointed to review development and planning applications. 

 Amend Section 6(2) as follows: 

(2) The Municipal Planner shall require that, following submission of an application and review by the 
Development Review Team (DRT), an application for: 

a. multi-unit residential that exceeds 12 units; and/or 

b. mixed-use, commercial or industrial development involving 1000 m2 or more in 
aggregate of new or altered gross floor area or parcel area, 

shall at the applicant’s expense: 

a. conduct a public information meeting about the proposed application; and  

b. notify those landowners/residents within a minimum of 75m radius of the development 
property of the public information meeting. 

(3) Applicants not required to conduct a public information meeting as specified above in (2) 
are encouraged to conduct a public information meeting. 

Delete Sections 8(3), 8(4), 8(5), 8(6), 8(7), 8(8), and 8(9) and replace it with the following: 

(3) All requirements to provide Development Approval Information shall: 

1) be in writing, either email (with verification of receipt) or a mailed or hand-delivered 
hard copy,  

2) specify the nature and method for which the applicant may appeal the request for 
information if he/she deems the requested information to be unfair or unnecessary, 

3) be date stamped, and  

4) be signed by the Municipal Planner. 

(4) The Town may require an applicant to provide at the applicant’s expense, reports and impact 
studies to assist the municipality with determining the suitability of the proposed application for the 
subject site, including but not limited to the following topic areas: 

a. potential of contamination on the site; 

b. environmental / biophysical features and impacts, including waterways, water bodies, trees 
and wildlife; 

c. steep slopes and geotechnical issues; 

d. transportation, parking, and mobility patterns (vehicles, cycling and other active modes); 

e. water, wastewater and stormwater servicing; 

f. community services (recreation, parks, libraries); 

g. public services (waste removal); 
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h. visual, noise and/or vibration impacts; 

i. economic impacts; 

j. greenhouse gas emissions; 

k. affordable housing; 

l. public safety . hazardous materials; 

m. archaeological / historical impacts and resources; and 

n. any other topic that assists the municipality with determining the suitability of the site for the 
proposed development.  

(5) The applicant shall work with the Town to review and confirm the Terms of Reference / Scope of 
Work for any report or impact study aforementioned in 8(4) above.  

(6) Any report or impact study prepared as per 8(4) above shall: 

a. be prepared by a Qualified Professional certified and trained in the required field of 
expertise; 

b. disclose the source of all information and describe and explain the methodology used 
to compile and to test the accuracy and reliability of the report or impact study; 

c. stipulate the qualifications and accreditation of the Qualified Professional(s) who 
prepared the document; 

d. include a statement by the Qualified Professional that the Development Approval 
information was prepared by them and is true and accurate to the best of their 
knowledge, that the Qualified Professional is qualified to carry the work and is a 
member in good standing of a professional association described in the certification, 
and that the requirements of the this Bylaw and any agreed upon Terms of Reference / 
Scope of Work referred to in 8(5) were followed.  

(7) If any report or impact study prepared as per 8(4) above is determined by the Municipal Planner 
to be incomplete or deficient, the Applicant shall be notified in writing as to the nature of the 
deficiencies and the timeframe to resubmit the corrected report.  

Add Section 12(7) as follows: 

e. All applicable planning and development application forms and public information shall 
clearly specify to the applicant their rights for a reconsideration of a decision as outlined in 12(7) 
above. 
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5.1.5 RECOMMENDATION 6: UPDATE SUBDIVISION & DEVELOPMENT SERVICING 
BYLAW 

 

 
Recommendation 6 
Update Subdivision and Development 
Servicing Bylaw No. 1261 

 
Est Staff Time      

 

 
Est Budget 

 
     

 

 
Est Complexity 

 
     

 

  
 

 
During consultation with Town staff, the Subdivision and Development Servicing Bylaw was repeatedly 
noted as a hindrance to the efficient processing of development applications. Staff explained that the 
Bylaw was created back in 1998 to focus mainly on greenfield development applications that are 
straightforward and do not require a lot of site-specific customizations of Town standards. Fast forward 
to 2022 and the development situation in Comox is now mostly infill and redevelopment, resulting in 
much of the 1998 Bylaw being outdated or simply not relevant.  
 
Staff stated that most applications require site specific standards that cannot easily be found in any 
bylaw, but rather must be created ‘new’ for each application in consultation with the Town’s 
engineering department.  
 
This process of determining the standards for subdivision and development at each-and-every 
application is, not surprisingly, time-consuming for Town staff and frustrating for the applicant. The 
Subdivision and Development Servicing Bylaw should be updated as soon as possible to include 
standards for infill and redevelopment, as well as emerging trends in urban planning, such as mixed-use 
development, multi-modal street design, and innovative storm-water management.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

6 

Jan 18, 2023 SPC Agenda Page 141



 

 

64  Development Process Review 

    

SECTION 5 – Recommendations 

5.1.6 RECOMMENDATION 7: AMENDMENTS TO ZONING BYLAW 

 

 
Recommendation 7 
Amendments to Zoning Bylaw 1850 

 
Est Staff Time      

 

 
Est Budget 

 
     

 

 
Est Complexity 

 
     

 

  
 

 
The Town’s Zoning Bylaw 1850 was adopted in 2017 and has been amended regularly since then. As 
mentioned earlier in this report, the Town’s Zoning Bylaw appears more complex than comparison 
communities. For example, there are 78 total zones, including 30 CD zones and 26 residential zones. 
This results in one zone per 190 people, which is the highest number of zones per capita within 
comparison municipalities (see Table 3: Planning Document Complexity by Municipality). A zoning 
bylaw is a comprehensive document with many internal linkages that makes it difficult to make minor 
amendments to address structural matters, such as reducing the number of zones, or simplifying the 
approvals process for applicants.  
 
Typically, a change in philosophy, such as wanting a more streamlined application process, requires an 
overhaul to the bylaw rather than more tactile amendments. However, in an attempt to be surgical in 
the approach to amendments, the following recommendations are suggested: 

5.1.6.1 KEY OVERALL RECOMMENDATIONS: 

• Reduce the total number of zones by allowing more flexibility and uses within zones. 
o E.g. 72% of all residential zones lots are zoned R1.1, yet often an applicant who wishes 

to undertake a development is requested to rezone to another zone or undertake a CD 
zone. This adds significant time and red tape to the approval process. Adding more 
flexibility to the R1.1 zone could significantly reduce red tape – thereby saving time for 
applicants, staff and Council.  

o Additionally, creating more flexibility for the R1.1 zone would unlock potential 
development capacity within 72% of the lots within Comox – adding to the economic 
development of the Town in a dispersed manner.  

5.1.6.2 AMENDMENT RECOMMENDATIONS FOR THE R1.1 ZONE: 

- Add two-unit dwellings to the list of permitted uses 
- Remove clauses 2(b)(c) and 2(d) pertaining to coach houses 
- Change 101.4 minimum parcel area from 650m2 to 418m2 (4500 sq. ft.) 
- Change 101.5 minimum parcel frontage from 20.0 metres to 12 metres 
- Change 101.6 maximum parcel coverage from 35% to 45% 
- Change 101.8 maximum height from 9.0 metres to 11.0 metres 
- Change 101.9 minimum front yard setback from 7.5 metres to 6.0 metres 

 
*If these changes are completed a review of other residential zones should be completed to 
determine if other residential zones could be redundant and thereby eliminated. 

7 

Jan 18, 2023 SPC Agenda Page 142



 

 

Town of Comox 65 

    

SECTION 5 

 
While the above amendments may be considered significant for Comox, they reflect current 
best practices in community planning across western Canada and progressive communities. 
They reflect the ability to increase residential density in small, dispersed ways throughout a 
community and thereby can reduce the need for large developments to take on the burden 
providing housing.   

5.1.6.3 AMENDMENT RECOMMENDATIONS FOR HOME OCCUPATION DEFINITION 

The existing home occupation use definition is that each additional type of use (e.g. fitness professional, 
reflexology therapist) requires an amendment to the Zoning Bylaw. Three rezonings have occurred due 
to this interpretation (2017 and twice in 2021). Based on experience in other municipalities, this is not a 
typical way to define or regulate home occupations. Typically, a generic definition is used and then each 
application is simply reviewed in alignment with the definition. E.g. it is typical to interpret a ‘reflexology 
therapist’ as falling within the home occupation definition and thus not requiring a bylaw amendment. 
Furthermore, because of the COVID pandemic, there has been a significant increase in people working 
from home.  
 
Recommendation: Replace the existing home occupation definition with any of the following:  

 
1. Means a non-employable type of occupation clearly incidental to the use of a dwelling unit for 
residential purposes, carried on in a home by the residential tenants of such home. (Courtenay Zoning 
Bylaw). 

 
2. Means an occupation, business or professional practice which is carried on in a dwelling unit for 
remuneration or financial gain, and which is clearly ancillary to the residential use of a dwelling unit, or 
to the residential use of a lot occupied by a dwelling unit, and where the proprietor is a resident of the 
dwelling unit. A home occupation may be one of three types: 1) home office; 2) home business; or 3) 
home industry.  (Langford Zoning Bylaw). 
 
3. Means an occupation, profession or handicraft conducted as a secondary use to a residential use in 
accordance with Division 300 of this Bylaw but specifically excludes cannabis trade; (Parksville Zoning & 
Development Bylaw). 
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5.1.7 RECOMMENDATION 8: AMENITY CONTRIBUTION STANDARDS 

 

 
Recommendation 8 
Amenity Contribution Standards 

 
Est Staff Time      

 

 
Est Budget 

 
     

 

 
Est Complexity 

 
     

 

  
 

 
Feedback from the developer stakeholders repeatedly mentioned the inconsistent application of 
Community Amenity Contributions (CAC) requested by the Town during the approvals process. This is a 
complaint from developers beyond the Town of Comox and recognized as an issue around the province.  
 
However, some municipalities have tackled this in a way that provides developers with the consistency 
and certainty they require to made decisions on investments. One simple tactic implemented by 
Langford is to standardize the amenity contribution amounts, including affordable housing 
contributions. It is recommended for the Town of Comox to follow Langford’s model of standardizing 
community amenity contributions through Council policy to add transparency and certainty to the 
approvals process.  
 
Snapshot: General Amenity Contributions – Langford Affordable Housing and Amenity Contribution 
Policy. 

• The following required contribution amounts will apply to all market-priced residential units 
developed through rezoning, based upon the seven areas of Langford delineated on the 
attached map. 

 
• The cash contribution in the first row of Table A shall be a requirement of the development of 

all multi-family units, and the development of up to and including fifteen lots (fee simple or 
strata). 

 
Table 7: Affordable Housing Contributions in Langford 

 
For reference see: https://www.langford.ca/wp-content/uploads/2020/11/affordable-housing-park-amenity-contribution-
policy.pdf 
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Contribution 
 

Citv Centre 
Sooke Road 

Corridor 
North 

Langford 
East 

Langford 
West Langford South 

Langford 

Affordable 
Housing 

 
$1000/SFE 

 
$1000/SFE 

 
$1000/SFE 

 
$1000/SFE 

 
$1000/SFE 

 
$1000/SFE 

Affordable 
Housing Units Nil Nil 

See: Section 
3a 

See: Section 
3a 

See: Section 
3a 

See: Section 
3a 

General Amenity 

Reserve Fund 

$3800/ 
SFE* 

$3,400/ SFE $6,000/ 
SFE 

$6,000/ 
SFE 

$6,000/ SFE $6,000/ SFE 
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RECOMMENDATION 9: UPDATE DEVELOPMENT FORMS & GUIDES 

 

 
Recommendation 9 
Enhance Planning Process Guides, 
Forms and Application Checklists 

 
Est Staff Time      

 

 
Est Budget 

 
     

 

 
Est Complexity 

 
     

 

  
 

 
Better communication about the process and “the why” was identified as a priority in the developer 
survey. Effective communication at its heart is about connection. The Town wishes to connect those 
who “build” to deeper understanding of how process works. Deeper understanding generates greater 
efficiency for both those who build, and the Town. Deeper understanding builds trust at the core of 
performance governance. Simply updating the existing forms without additional process changes may 
have minimal effect on improving the process. 
 
 

 
 
At the core of connection are two principles: 1) Context and 2) Style.  
 
Context is about “The Why” – placing planning in the context of broader community vision and action. 
When participants understand context and are honest about the dilemmas and balancing act inherent 
in planning, this reduces points of conflict. Answer the question for those who build and residents: why 
does this piece of information matter to me? Why should I care? Tell a story to connect. 
 
Style is about the substance of our communication. Effectiveness keywords in governance context 
include: transparency, honesty, clarity, and simplicity. There is great power in use of distinct visuals and 
conversational word styling. “Personality” matters. Being interesting matters…in a world of limited and 
declining attention spans and communication “noise” all around. Have intention to form relationships in 
construct of communications and the result will be more effective.  
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Figure 32: Success is a Two-Way Street 

 
Key stakeholders like a development community, and residents, will typically express desire for more 
communications. “More” is a slippery slope of trying to do too much with too little resources, 
generating poor results. A better strategic approach is to carefully focus on a small number of “right” 
tactics that those who build or residents pay most attention to, with “better” content and style that 
deepens our human connectivity and appreciation of the value of municipal government to resident 
pursuit of life well-lived. Of note, planning brochures and checklists are just one communications tool 
option. A customer service planning model would selectively employ additional communications to 
reinforce core brochure messaging.     
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Figure 33: Communications Spectrum 

 
In practice, urban planning is not driven by communications principles and tactics. A key planning 
challenge is to find simpler and more creative ways to connect what planning is and does to audiences 
who don’t understand the minutia of planning principles and policies. Of note in this regard, 
communications is not a recognized category in Canadian Institute of Planners awards.  
 
The Town of Comox has a breadth of planning communications materials: 
 
Guides: accessory buildings, tree retention, building bylaw excerpt, coach houses, decks and balconies, 
downtown vitalization program, fences for single family homes, infill subdivision potential, parklet 
program, R3.2 zoning interpretation, RM4.1 zoning, secondary suites, temporary parklets.  
 
Application Checklists: rezoning, development permits, OCP, floodplain exemption, subdivision, 
environmental report, geotechnical report, liquor license. 
The “right” materials are present. But communication style is complex, reducing efficacy. And there’s no 
contextual communication – the “why.” There are resulting gaps in terms of raising general awareness 
of what planning is and does, how distinct processes work, and generation of community energy around 
vision and strategic planning actions. 
 
Communications recommendations for the Town of Comox are as follows: 
 

• Update planning guides and checklists following adoption of modest efficiency / effectiveness 
process recommendations, and/or deployment of software recommendation contained in this 
report.  

• Create a comprehensive development guide with all information in one place.  
o E.g. https://cranbrook.ca/business/development-guide/  

• Create over-arching “why”-focused brochure content that explains what the hierarchy of 
planning looks like in the Town of Comox, and how plans work together to pursue a vision of the 
future. Note: articulation of “the why” is helpful to reducing development process conflict.  
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o E.g. https://www.coquitlam.ca/DocumentCenter/View/4149/How-Development-
Happens-PDF  

• Create a community-centric guide to how to respond to planning applications to address 
(typical) NIMBY reaction to development applications 

o E.g. https://www.edmonton.ca/public-
files/assets/document?path=Respondto_Land_Development_Application.pdf  

• Integrate communications with software at relevant places in the customer journey through the 
application process.  

• Pursue simplicity in communication style including ample use of illustrations and plain language 
o E.g. https://campbellriver.ca/docs/default-source/planning-building-

development/development-permit-
handbooka917074f53fb62a298dbff000088bbe5.pdf?sfvrsn=fec6508_0  

• To elevate above what other communities do, pursue originality in content style via creativity of 
language.   
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5.1.8 RECOMMENDATION 10: PRE-APPROVED DEVELOPMENT DESIGNS  

 

 
Recommendation 10 
Amendments to Zoning Bylaw 1850 

 
Est Staff Time      

 

 
Est Budget 

 
     

 

 
Est Complexity 

 
     

 

  
 

 
One method of fast-tracking common development applications is to establish pre-approved design 
templates for buildings and developments. For example, the City of Seattle has pre-approved designs 
for accessory dwelling units. This enables the average citizen of Seattle to undertake what might 
normally be a fairly complex application in a simplified and streamlined manner.  
 
In return the community receives an additional housing unit, increased tax revenue, and it saves 
municipal staff processing time during the application process. If the Town of Comox wishes to facilitate 
housing affordability, this is one tool.  
 
The effort is spent up front to pre-approve construction drawings and architectural templates for 
specific types of developments that are common enough to warrant such templates. In Comox this 
could be: accessory dwelling units, infill residential buildings from one to four units, and smaller mixed-
use buildings, without requiring a rezoning. To ensure architectural variety, templates can provide small 
design modifications or colour changes so that no one building is exactly the same as the last.  
 

Best Practice: City of Seattle Accessory Dwelling Units - https://aduniverse-
seattlecitygis.hub.arcgis.com/ 
  

 
Figure 34: Seattle Pre-Approved DADUs System  
Source: https://aduniverse-seattlecitygis.hub.arcgis.com/pages/gallery 
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5.1.9 RECOMMENDATION 11: DEVELOPMENT APPROVAL SOFTWARE 

 

 
Recommendation 11 
Development Approval Software 
 
Guiding Principles Addressed:  

    

 

Certainty Transparency Timeliness Balance  
 

 
Est Staff Time      

 

 
Est Budget 

 
     

 

 
Est Complexity 

 
     

 

  
 

 
It is now obvious to those within municipal planning approvals that digitization of the approvals system 
through software is a question of when not if, and has been supported by the province10 The software is 
available via a number of vendors and is rapidly improving ability to generate efficiency and 
effectiveness results. It’s only a matter of time before adoption of development approval software for 
municipalities is ubiquitous. Given what we believe is the revolutionary nature of a software solution for 
municipal development approval processes and systems, we would like to consider the possibilities. 
 
Imagine Town of Comox administration could….  

• Fully digitize the permitting and approval process online, including online submission 
capability, and condition-based acceptance only (e.g. complete application) that reduces 
staff review time. Beyond paper and paper-light to paperless.  

• Link all forms of development approvals (development permits, building permits, 
compliance certificates, appeals, etc.) to their applicable properties on a clickable map-
based solution.  

• Have all licenses (business, pet, etc.) linked to users with online accounts. c 

• Open all steps in the permit process to full visibility – including steps to be taken by each of 
the applicant and the municipality…creating clarity, transparency, and accountability on 
both the applicant and municipal sides of the relationship: a live news feed as a core 
communications element… with no delete capability to ensure accountability, transparency 
and notes that can be open and collaborative, or private/internal; and interactive and clear 
statuses that indicate when actions are required and by who before next actions are 
triggered.  

• Assign permissions to view any stages of the process on online (whether it’s an applicant, 
or the entire community – controlled by the municipal administration).  

• Perform building inspections on site and instantly update to the property record using a 
tablet, smart phone, or laptop.  

• Show all history of planning/license interactions for all lots, starting with new construction, 
and working backward into records management history and legacy systems.  

  

 
10 https://news.gov.bc.ca/releases/2021MUNI0046-001721 
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• Measure performance standards (e.g. time to complete approvals processes) and specify 
performance standard promises for specified types of development.  

• Filter for application completeness and not accept an application until it is complete, 
thereby avoiding significant staff time spent reviewing applications for completeness. 

• Predict turnaround times based on current active volume.  

• Produce strong visuals – including 3D mapping - that can be used in development project 
engagement with the community.  

• Some vendors employ an open API enterprise solution that easily integrates with other 
common (and legacy) enterprise solutions – greatly reducing the cost of building and 
maintaining custom-build municipal solutions.  

• Some vendors have off the shelf solutions that the municipality must come into 
conformance with. Some vendors generate a bespoke solution by adapting their core 
engine for context-specific specific municipal processes.  

• Have an ease-of-use user interface. 

Software addresses customer pain points commonly heard in most municipalities with respect to 
development approvals:  
 

• Slow approvals.  
• Can’t see into the process…just have to wait for a letter with a yes, no, or conditions.  
• Don’t interact with staff on a relationship basis, hard to understand who is responsible for 

what, and when.  
• Process seems highly complex…difficulty understanding requirements and regulations.  

 
Software addresses development staff pain points commonly heard in most municipalities with respect 
to development approvals:  

• Not enough time for the work required.  
• Incomplete submissions require time-consuming chasing.  
• Staff often blamed for elements of process that are the responsibility of the applicant, not 

staff.  
• “Red tape” perception is stressful, when it’s the result of paper systems that don’t permit 

the transparency and two-way accountability required to address any negative perception.  
 
Software can be revenue-neutral by generating staff efficiency, and/or as a service in return for 
application fee. Some vendors may consider an application fee-based model vs flat fee model (i.e. net 
cost in low development years) that can rise and fall based on development activity. Research indicates 
process and staff efficiency of 50-80% over current, paper-based systems. 
 
While technical solutions are not a silver bullet solution to improving municipal approval systems, it can 
be a significant benefit to both applicant and municipality. Aside from the obvious learning curves that 
would be required, staff should witness higher quality applications and applicants in return should 
receive a more streamlined and transparent process. However, similar to other online solutions, simply 
taking an unsatisfactory system online will not solve other problems that may need to be addressed, 
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such as outdated bylaws and lack of trust between applicant and staff. A non-exhaustive list of software 
providers in the space includes:  
 

• Accela - https://www.accela.com/ - US 
• CityReporter - https://www.cityinspectionsoftware.com/solutions/planning-development/ - 

Vancouver 
• CityView - https://www.municipalsoftware.com/ - Victoria 
• Clariti - https://www.claritisoftware.com/ - Vancouver 
• Cloudpermit - https://cloudpermit.com/en-ca/ - US 
• Cocoflo - https://www.cocoflo.tech/solutions - Vancouver 
• Computronix - https://www.computronix.com/government-software-solutions/permitting-

licensing-software/ - US 
• Oracle - https://www.oracle.com/industries/government/state-local/permitting-licensing-

software/ - US 
• PSD Citywide - https://psdcitywide.com/ - Ontario 
• Streetscape - https://www.streetscape.ai/ - Calgary  
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5.2 TYPE “B” CULTURE RECOMMENDATIONS 

 
 
In the words of management guru Peter Drucker, “culture eats strategy for breakfast.” Achievement of 
the exceptional in municipal governance is a product of culture, not plans or plan-making.  
 
Type “B” recommendations of the Development Approval Process Improvement focus on corporate 
culture and leadership. These changes are critical yet may take time and patience to be nurtured over 
time. Culture and leadership are not born overnight, they are planted and need time to grow.   
 
Table 8: Type “B” Recommendations 

 
 
Type “B” 
Recommendations 

Guiding Principles 

 
Public Interest 

 
Certainty 

 
Transparency 

 
Collaboration 

 
Flexibility 

 
Timeliness 

 
Balance 

12. Accountability Committees        
13. Adaptive Customer Service        
14. Culture & Leadership 
Training 

       

 
The bridge between a high-performance community and one that is less so is 80% attitudinal. 
Attitudinally enabling transformation lies in response to simple statements: What if the Town of Comox 
was about “how” not “no”? What if Comox was the (atypical it seems these days) place with 5 solutions 
for every problem, instead of 5 problems for every solution? What if Comox could avoid paralysis in 
action by answering the question that moves agendas forward: is what we are proposing to do better?  
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5.2.1 RECOMMENDATION 12: ACCOUNTABILITY COMMITTEES  

 

 
Recommendation 12 
Create accountability committees 
 
Guiding Principles Addressed: 

 
  

 

Public Interest Transparency Collaboration  
 

 
Est Staff Time      

 

 
Est Budget 

 
     

 

 
Est Complexity 

 
     

 

  
 

 
Accountability is a key component of making change in an organization. Too often organizational change 
becomes the responsibility of “everyone” but at the same time “nobody”. While committees are much 
lamented, they have a key role to play in ensuring accountability for organizational change. They can 
become the change agents and can be accountable to the CAO and/or Council that the agreed upon 
directions are moving ahead.  
 
Two key accountability committees are recommended: 
 

1. Technology Committee – required to provide input and support to all departments in the 
implementation of new technological solutions to improve the customer service experience as it 
pertains to applications. 
 

2. Customer Service Committee – mandated to track success with changes to customer service 
improvements.  

 
The above committees should be required to complete the following: 

1. Creation of 10 SMART goals at the outset 
2. Quarterly Meetings 
3. Yearly Report to the CAO and Council 

 
 
 
  

12 
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5.2.2 RECOMMENDATION 13: ADAPTIVE CUSTOMER SERVICE  

 

 
Recommendation 13 
Adaptive Customer Service 
 
Guiding Principles Addressed: 

 
   

 

Public Interest Certainty Transparency Balanced  
 

 
Est Staff Time      

 

 
Est Budget 

 
     

 

 
Est Complexity 

 
     

 

  
 

 
 
Municipalities better position their futures when they stick to their knitting: they are service 
organizations with a service-first mandate. While “service” is complex for municipalities, from amenity 
breadth to levels of service in context of value for tax dollars, simple customer service is like any 
enterprise: attitudes are everything, going the extra mile sells itself everywhere, and constant seeking of 
efficiency and effectiveness adjustments is paramount.  
 
Customer Service Recommendations 
 
1. A Short Survey after key interactions with staff. Other municipalities have created a short two – 
three question survey following key interactions with staff. This could be after a pre-app meeting, file 
application meeting or other customer service interaction. These short touch points of reporting can 
add a few more data points and feedback to evaluate the Town’s customer service delivery. 

 
2. Long Form Survey at file closure. A longer customer service survey would be valuable for applicants 
to complete after a file has been approved or otherwise closed.  
 
3. Developers / Builders / Applicants Quarterly Meetings. Given the lack of trust applicants and 
developers in Comox stated they had about Town staff during interviews, it is highly recommended that 
a quarterly meeting with industry be established. Trust is built through time spent together and proven 
success. The proven success will come over time, but the relationships need to be built by time 
together. Communication is a key component to mending the relationship with developers / builders 
and applicants in Comox.  
  

13 
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5.2.3 RECOMMENDATION 14: LEADERSHIP TRAINING  

 

 
Recommendation 14 
Leadership Training 

 
Est Staff Time      

 

 
Est Budget 

 
     

 

 
Est Complexity 

 
     

 

  
 

 
Recommendations:  
1) Ongoing investment in facilitated leadership development and training (administration and Council). 
2) Investment in creation of Council Strategic Plans that step beyond comfort zones in their ambition. 
3) Investment in 2x per Council mandate leadership retreats where Council and Administration interact 
and agenda-set on a strategic basis. 
4) Ample budgeting for staff leadership development. 
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5.3 TYPE “C” REGULATORY TRANSFORMATION RECOMMENDATIONS 

Type “C” recommendations are about truly transformative regulatory change in the Town’s approvals 
process. These are larger steps but can be implemented if there is support and urgency for the desire to 
be exceptional. While these recommendations may appear daunting and significant, they have been 
done by municipalities with similar resources and capacity as Comox. For example, the Town of High 
River, Alberta on the heels of cleaning up after a massive flood disaster, has embraced transformative 
change through a new hybrid code zoning bylaw, which creates unprecedented flexibility and reduces 
the total zones down to only six! 
 
Table 9: Type “C” Recommendations 

 
 
Type “C” 
Recommendations 

Guiding Principles 

 
Public interest 

 
Certainty 

 
Transparency 

 
Collaboration 

 
Flexibility 

 
Timeliness 

 
Balance 

15. Outcomes Based Approach 
to Approvals 

       

16. Hybrid-Code Based Zoning 
Bylaw 

       

 
 
  

Jan 18, 2023 SPC Agenda Page 157



 

 

80  Development Process Review 

    

SECTION 5 – Recommendations 

5.3.1 RECOMMENDATION 15: OUTCOMES BASED APPROACH TO APPROVALS  

 

 
Recommendation 15 
Outcomes Based Approach to 
Approvals 

 
Est Staff Time      

 

 
Est Budget 

 
     

 

 
Est Complexity 

 
     

 

  
 

 
The philosophy and approach to what is the ‘public interest’ is not an abstract idea or phenomenon for 
planning and development applications. Each-and-every day a planner asks the question, in one way or 
another, of whether an application is “in the public interest” and if no, what should be done about it? 
For example, should an infill development build a sidewalk in-front of the building? Should a rezoning be 
recommended for approval?  
 
Philosophically, we can think of the “public interest” in two constructive, and one non-constructive way:   
 
Constructive:  
Planning/administration/Council can best represent the public interest in two ways:  
 

1) Traditional realm of protector of public interest in community and economic 
development sense – which requires much sharper, value proposition-based vision 
setting, and identification of strategic actions in context of vision;  
 

2) Investment of time, energy and mindshare in cornerstone community and economic 
development enablers: placemaking that makes stronger connection with a growing 
proportion of location independent enterprise/creative/knowledge-based/digital 
nomad Canadian workforce; non-residential and residential affordability; and 
deepening of value for tax dollar in deepening municipal understanding of, interaction 
with, and policy enablement and other adjustments in relation to, investment business 
models and proformas.  

 
Non-Constructive: 
Thinking as planners, that we deeply know the public interest, is perhaps the most dangerous step we 
can take. Communities are quickly changing and so are values, beliefs and understandings of what is 
acceptable. Furthermore, our society is more knowledgeable than ever about how marginal voices on 
the fringe, those from minority groups, have been silenced or dismissed at the expense of those in 
power and with power. Conversations on topics such as affordable housing, that require opening both 
hearts and neighbourhoods to change, are often dominated by those with power and privilege. The loud 
public interest might be screaming against change while the quiet marginalized groups move on (again) 
to another community with the hopes of being included.  
 
Where does all this philosophy of the public interest lead?  
One potential path for municipalities is to create better criteria for what is a ‘good’ development that 
deserves approval. Planning and development approvals often suffer from needing to approve ‘bad’ 
developments that simply meet the rules, or denying good developments because they can’t possibly 

15 
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meet the out-dated rules in place. Also, for ‘bad’ development that should not be supported, a prompt 
process to conclude it should be provided. Outcomes-based approvals are finding their way more and 
more into the municipal approval system. Hybrid zoning is one example that will be mentioned later in 
the recommendations.  Another example is Canmore Alberta’s Sustainability Screening Report tool that 
evaluates all aspects of a major application in terms of its total costs and benefits to the municipality, 
including social, environmental, and economic impacts. The tool provides a measurable outcome of all 
the inputs to determine if the project will be a net benefit. This innovative approach to development 
approvals begins to create objective criteria for what we often think about as the ‘public interest’. 
However, too often the public interest becomes - How do we make person screaming the loudest be 
quiet? Rather than - How do we achieve the best outcome for the most citizens?  
 
How can this be done in Comox?  
To create a holistic approach to the public interest, the Town of Comox could create an outcomes-based 
approach to approvals. This would involve creating an application evaluation tool similar to Canmore’s 
for major applications. The inputs should include all aspects of potential impacts from an application, 
including social and cultural, safety, economic, and environmental. It should also address the positive or 
negative impacts of doing nothing on the subject site. 
 
Further information on Canmore’s Sustainability Screening Report tool can be found here: 
https://canmore.ca/municipal-services/residents-development-planning/planning-
reference/sustainability-screening-report 
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5.3.2 RECOMMENDATION 16: PERMISSIVE & FLEXIBLE OCP WITH HYBRID CODE-
BASED ZONING BYLAW 

 

 
Recommendation 16 
Hybrid Code-Based Zoning Bylaw 
 
Guiding Principles Addressed:  

    

 

Public Interest Certainty Flexibility Balance  
 

 
Est Staff Time      

 

 
Est Budget 

 
     

 

 
Est Complexity 

 
     

 

  
 

 
Today’s urban planners and development approval personnel face significant challenges; it is pulled by 
the momentum of our zoning traditions that wish to forever separate land uses, even to the extent of 
separating single-detached lots that vary only by lot width into more and more zones. The tradition of 
Euclidian Zoning (i.e. separation of land uses), exclusionary protectionism, and the processes to protect 
the protectionism are now being questioned as exponential change that is scattering the community 
planning ‘chess pieces’ around the board.  
 
There is now a desire for more inclusionary planning to address the symptoms at the core of the 
difficulties in development approvals and remove the unnecessary rules hindering our collective 
direction towards our goals. The challenges are pressing and urgent:  
 

• Housing affordability and attainability crisis.  
• Climate change impacts, including wildfire risk.  
• Entrepreneurial uplift needed in new form and function. 
• Demanding global investment in a footloose world that moves on the turn of a dime.  

 
To peer into the future and reflect ambition suggests OCP directions like: mixed use, density, flexible 
land uses in building envelopes, smart growth, smaller flex spaces, housing innovation, flexibility (e.g. 
parking, signage, general development) and home-based enterprise. For key community centres like 
downtowns, we need more flexible mixed-use, parking efficient approaches that drive profitable 
business re-investment models. Traditional use-based zoning approaches don’t implement 
policies for complete communities and mixed uses.  
 
Hybrid zoning code in particular (mix of form and use that works best in the Canadian context and helps 
decision makers feel more comfortable with change) offers an avenue for ground-shift: from “no” and 
“can’t” to “green-taping” of vision-based “can” and “how” with placement of customer, relationship, 
and predictability at the centre of a more efficient, outcome-based development application and 
approval process.  
 
The use of hybrid code in a Zoning Bylaw becomes a key implementation tool for delivering the vision of 
the OCP. A sum of an OCP and hybrid code-based Zoning Bylaw generate a sum greater than the parts – 
where general OCP policies are directly translated into a rules-based Zoning Bylaw. Design standards are 
quantitative in regulatory format, balancing use and form-based elements with the application process 
that is the organizing integrator. The process of creation of the Zoning Bylaw generates strategic 

16 

Jan 18, 2023 SPC Agenda Page 160



 

 

Town of Comox 83 

    

SECTION 5 

decisions and consensus around vision, which reduces discretionary use and qualitative design and/or 
other standards conflict in application processes. 
 
Implementation in the North American context in communities like High River, AB, Okotoks, AB and 
Whistler BC Town Centre also focus on customer relationship and service with clarity and simplicity of 
presentation using ample graphics/visualization and user-friendly language. From heritage preservation 
(form-based standards) to deeper housing affordability and choice (e.g. Halifax where affordable 
housing is the sole trigger of density bonusing) to parking standards (e.g. from no standards for non-
residential in Canal Flats and Edmonton to maximum standards to curtail over-parking) to ability to 
generate form-based standards for streetscapes typically not addressing in zoning, hybrid code offers a 
compelling opportunity to re-imagine spaces, places and development enablement.  
 
Reference: Hybrid Codes: A Best Practice for Land Use Planning – prepared for City of Calgary, 2019 - 
https://www.calgary.ca/content/dam/www/pda/pd/documents/calgary-land-use-bylaw-1p2007/hybrid-codes.pdf  

 

5.3.3 CASE STUDIES  

5.3.3.1 A NEXT GENERATION OCP: CITY OF GRAND FORKS 

OCPs are the most powerful document communities have in their translation of vision to geography. 
Too many OCPs waste the opportunity. Lack of compelling vision, boilerplate copies of standard fare 
planning in other communities, lack of strategic focus on differentiating opportunity spaces, and dry 
communication style hamper community development aspirations.  
 
COVID-19 has stirred a deeper soul searching among people and their purpose in life. This dynamic has 
been around for years as creators, professionals, digital nomads, and independent entrepreneurs, 
enabled by key infrastructure like advanced broadband, seek their soulful inspiration in relocation away 
from Dilbertesque cubicle-life existence in large urban centres. But now the work and lifestyle dynamic 
is on new ground. The genie is out of the bottle and rural BC – long on the short end of a stick that said 
we had to go to “the city” to make it – is all the rage with self realization that people can live where they 
want and be productive. 
 
Places like Grand Forks, with their great bones and building blocks, have a transformative opportunity to 
attract a new generation of young (and young at-heart) people and families seeking affordable and 
inspired lifestyle-living. 
 
The City of Grand Forks, BC has been challenged many times over its history. Gold and copper have 
come and gone. A downtown has been levelled twice by fire. A forestry industry has ebbed and flowed 
amidst structural industry challenges. A flood in 2018…devastating. And yet, Grand Forks dusts itself off 
and rises as a place of tenacity. A place of resilience. 
 
An OCP developed by MVH Planning and Design in 2020/2021 with the assistance of significant 
community engagement is fresh, energetic, and aligned with the future of work and living.11 The OCP is 
designed to take the reins of the community’s future and realize aggressive ambition for great 
community pride, jobs and prosperity, and quality of life.  

 
11 Official Community Plan, City of Grand Forks (2022). Available here: https://www.grandforks.ca/ocp/ 
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A focused vision: Grand Forks is a thriving, future-looking city with unique neighbourhoods and a 
distinctive downtown. As a community, we strive to be inclusive and diverse, provide necessary housing 
and jobs, support the development of trails and well-connected green infrastructure, and protect our 
natural assets and the Grand Forks community through sound climate change planning  
 
….is connected to four key building blocks that will step into an aspirational, ambitious and realistic 
future for the community: 
 

• Integration of natural systems into sustainable ecosystem, and care and attention to 
environmental considerations and climate change planning (incl. carefully crafted Development 
Permit Areas) and associated policy in development decision making. 

• Nurturing of “communities within community” in pursuit of distinctive, walkable, mixed-use 
neighbourhood nodes and identity, and elevated placemaking that will attract digital nomads, a 
younger generation, and entrepreneurs. This includes significant housing innovation policy 
focused on affordability and attainability options, and careful attention to downtown 
enhancement as a focal point of community life via a set of investment-enabling policies, and a 
new “Market District” downtown brand.  

• Pursuit of a thriving economy via employment lands identification and protection, and 
investment-enabling policies. Economic development enhancement is a central prism through 
which all policy in the OCP is seen through.  

• Connectivity via mobility corridors, parks and infrastructure – featuring design of an integrated 
pathway network. 

 
Communication of vision and strategic is under-rated as a mechanism to connect existing residents, 
potential future residents, investment, and visitors with the power of vision and possibilities. 
 
The Grand Forks OCP is visually effective and easy to read, with beautiful hand sketches, graphic design, 
maps, and plain language.  
 
Effective OCPs need “shalls” in their implementation – so that a Plan is a living document…a beating 
heart for community action, and inter-connectivity of action. A set of three concurrent but convergent 
projects: North Ruckle Park Design, Floodplain Bylaw, and Wayfinding Program Design and 
Implementation Strategy serve to immediately bring an OCP to life in emotive and tangible form.  
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5.3.3.2 THE HIGH RIVER HYBRID ZONING CODE EXPERIENCE 

Background: The following was written by Breelyn Joyce, RPP, 
MCIP who was a planner for the Town of High River, Alberta 
from 2016-2019 during the finalization and then 
implementation of High River’s award winning form-based / 
hybrid code Land Use Bylaw (aka Zoning Bylaw). For reference 
Plateia Planning, led by Melissa Ayers, RPP, MCIP (then working 
under McElhanney Consulting Services) was the lead consultant 
on the Bylaw. Jonathan Schmidt, RPP, MCIP while at 
McElhanney created the winning consultant team for the 
project, worked on Phase 1 of the project, and then moved onto 
a new position with B&A Planning Group. Plateia Planning has 
built on this original work in High River, recently completing 
similar Bylaws for the Towns of Beaumont and Okotoks in 
Alberta.  
 
Intro 
In 2016 the Town of High River undertook a complete re-write 
of their Land Use Bylaw (LUB). As required by provincial 
legislation, the new LUB aligned with policy direction from the 
Municipal Development Plan (MDP), however, it did so by 
breaking away from several conventional methods of 
development regulation, including: 
 

1. Reducing the number of land use districts to 6 (the old LUB had 23 land use districts, not 
including Direct Control districts) 

2. Removing parking minimums and replacing them with parking maximums based on site 
coverage 

3. Reducing the number of defined terms (ex: all residential forms are defined as a Dwelling Unit 
or Additional Dwelling Unit in the case of a secondary suite) 

4. Basing the new mixed-use districts on a rural-to-urban transect 
5. Emphasis on the pedestrian’s experience in the public realm (ex: requirements for landscaping 

on low density residential lots, minimum transparency requirements, enhanced architectural 
articulation, minimizing curb cuts, orientation building entrances to the street, having maximum 
block lengths and perimeters, and requiring that all new road networks are based on the grid 
with minimal cul-de-sacs.)  

  
The Town of High River’s Land Use Bylaw approved in 2017 won 2 planning awards in 2018: 

1. The Alberta Professional Planners Institute (APPI) Provincial Award of Merit in the 
Comprehensive and Policy Plan category for its contribution to advances in the field of planning 
and increasing the profile of community planning in the province; and 

2. The Canadian Institute of Planners (CIP) National Merit Award which recognized the Land Use 
Bylaw as one of the first documents to implement transect planning through development 
regulations. 

  
 

Figure 35: Okotoks Land Use Bylaw Mayor Post 
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2017 High River LUB Project Goals: 
 

1. Improve user experience 
2. Implement Town Plan (MDP) (pre 2013 flood), including: 

1. Promote higher density development 
2. Make better use of existing service infrastructure 
3. Be more pedestrian focused 
4. Emphasize development of public realm  
5. Allow more mixed uses 
6. Promote greater range of housing 

3. Align with 2015 Downtown ARP 
  
 Lesson’s Learned: Reducing the Number of Districts / Zones 

1. Removing all Direct Control Districts: Careful assessment of Direct Control Districts (site-specific 
zoning similar to BC’s Comprehensive Development zones) was required to ensure 
redesignation (i.e. rezoning) to proposed districts did not fetter previous development rights 
approved by Council. All DCs were redesignated to a new mixed-use district because: 

a. all DC lots were built out; and  
b. the built forms were reviewed for compliance under the new districts. 

2. Formed based Codes based on the impact to the public realm and pedestrian experience: Going 
to mixed use districts required development regulations with greater emphasis on form than 
land use to allow for a built environment that could more easily transition between residential 
and compatible non-residential uses.  

3. Identify areas of transition and potential non-compliance 
a. In High River there is an area along a primary collector that has traditionally been 

characterized by a mix of single detached homes and suburban strip malls. Planning 
staff considered that the Traditional Neighbourhood District would be most appropriate 
for existing development along the collector, however, over the long term the area is 
expected to develop into a more dense mixed-use neighbourhood, which would be 
facilitated better by the Neighbourhood Center District. In this case, staff recommended 
the area be rezoned to the Traditional Neighbourhood District based on the following 
considerations: 

i. There is no area redevelopment plan in place and undertaking the necessary 
community engagement to create one was not an option during the LUB re-
write process. 

ii. Creating a few non-compliant properties (i.e. the car wash) by rezoning to the 
TND was considered the most appropriate approach. This way if a proposal was 
submitted that required rezoning to the NCD, then a public hearing could be 
undertaken to address community concerns on a piecemeal basis. 

iii. The new LUB has many permitted uses therefore there is limited ability for staff 
to refuse an application, so “under zoning” was preferred. 

4. Density: Density maximums are not directly stated in the LUB and can be hard to determine due 
to the range of allowable land uses, therefore site density is regulated by a combination of the 
form-based codes, including site coverage, setbacks, parking, landscaping, and building heights. 
In High River, high density is mostly regulated by infrastructure capacity and many areas of 
Town can not achieve the maximum development potential of the LUB. 

5. Development Pressures: High River has a population if approximately 14,000 people and 
development pressures are relatively low. This has allowed the Town the ability to monitor the 
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new LUB regulations without having numerous large-scale development applications being 
processed simultaneously. 

6. Use Specific regulations for each district help to allow a defined term to be scaled appropriately 
for each mixed-use land use district. For example, a café in the Traditional Neighbourhood 
District could be regulated to a maximum number of patrons to ensure it is compatible with 
surrounding residences, whereas in the Neighbourhood Centre District, there may not be a 
need to put a maximum number of patrons due to the surrounding properties being more 
commercial/ mixed-use in nature. 

7. Consistency of decisions: The Town has no Municipal Planning Commission and does not limit 
the variance power of staff. While this flexibility reduced decision timelines, it also meant that 
planning staff had to meet weekly to discuss development proposals and LUB implementation. 
As of 2022, this level of authority has remained unchanged with the exception of a residential 
infill policy for an established neighbourhood were variances for front drive homes were 
becoming an issue with the community. The policy requires planning staff to bring a report to 
Council for comment whenever a developer requests a variance to have a front drive home on a 
laned lot in the established neighbourhood. 

8. Key factors for success 
a. Council supported and even championed many of the innovations with the 

understanding that there may be some trial and error involved. 
b. The relatively slow rate of development reduced risks for the Town 
c. Guiding principles: By developing the guiding principles, staff had a baseline to work 

with when rendering decisions for variances. To guide staff decisions and ensure public 
interest was prioritized, the following 2 guiding principles were developed to support 
collaborative/ creative discussions with the development industry: 

i. Pedestrian as the Universal Measure of Design – “The Town is to be designed 
based on a scale that is comfortable to people, encourages walking, 
accommodates a variety of functions, can change, and adapt overtime and will 
foster an environment that supports and reinforces the social aspects of the 
Town.” 

ii. Stewardship through Sustainable Design – “All development shall focus on long 
term quality over short term gains” 

9. Monitoring Program Outcomes RE: Rezonings 
a. The only rezonings that have occurred since adoption of the LUB in 2017 include 2 

rezoning applications that were required to facilitate greenfield community 
development (i.e. rezoning from the Urban Holding District). The reduction in rezonings 
has freed up staff, council, developer, and community time since there are less reports/ 
amending bylaw to process, and fewer public hearings to hold. This impact can go 
beyond planning staff if other departments are involved with mapping updates and 
posting public hearing notices (ex GIS, Legislative Services and Communications).  

b. Neighbours concerned with flexibility: in addition to creating mixed-use districts the 
LUB increased the number of permitted uses and reduced the number of defined terms. 
The LUB relies on market demand to regulate “unwanted” development patterns and 
staff always have the ability to request reports to identify community impacts of a 
development project. For example, a developer may have to demonstrate a commercial 
space would not negatively impact the residential character, pedestrian experience, and 
long-term sustainability of the area. 
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APPENDIX A: A STRATEGIC COMMUNITY 
DEVELOPMENT CHOICE 
 
In addition to development process considerations and the influence of perception of “investment-
friendliness” on development rates, THREE strategic themes will have considerable impact on the 
Town of Comox: 
 
1) Accelerated Population Growth is Here to Stay  
 
Figure 1 indicates population growth rates have been positive, but variable over the last 20 years, with 
peak development rate over the last 20 years between 2006 and 2011. Comox % population growth sits 
in the lower tier of comparator communities. Comox # population growth is middle of the pack of 
comparator communities. 
 

 
Figure 1: Vancouver Island Communities Population Growth Rate 

 
This said, growth on mid-Vancouver Island will accelerate on an intuitive basis, based on formation of an 
investment triangle with Vancouver and Victoria – where mid-Vancouver Island offers an affordability 
value proposition. Immediate area growth is accelerating. Courtenay at 9.5% population growth 
between 2016 and 2021 is double the previous five-year growth rate. Cumberland at 31.8% population 
growth between 2016 and 2021 is 50% higher than the previous five-year growth rate. At 10% growth 
between 2016 and 2021, the Nanaimo CMA is one of the five fastest growing CMAs in Canada (Src: 

https://www.cbc.ca/news/canada/british-columbia/census-data-population-growth-british-columbia-interior-1.6344994). Langford (32%) 
and the Southern Gulf Islands (29%) are among the 25 fastest growing municipalities (census 
subdivisions) in Canada with at least 5000 inhabitants (Src: https://www12.statcan.gc.ca/census-recensement/2021/as-
sa/98-200-x/2021001/98-200-x2021001-eng.cfm). 
 
In-migration is contributing to growth of a family-age demographic, which is outpacing a perhaps 
traditional worldview of Vancouver Island as the home of 65+ retiree relocation (Src: 
https://vancouverisland.ctvnews.ca/young-people-make-up-growing-number-of-newcomers-to-vancouver-island-report-
1.5866073?fbclid=IwAR37ipiLzHtWP6QutPUjz2Zu_58LY2YdflEZsZ9PO2z2OYSXMLBsBi9Zpz4)  
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2) Housing is Expensive in Comox 
 
With development pressure comes housing affordability and attainability considerations (e.g. 

https://www.nanaimobulletin.com/news/nanaimo-city-council-presented-with-shocking-housing-affordability-concerns/). The Town of 
Comox is an expensive residential market (Figure 2), with the 2nd highest house price of nearby 
comparative communities.  
 

Single Family Home Changes by 
Community 

2018 Typical Assessed 
Value as of July 1, 2017 

2022 Typical   Assessed Value as of July 
1, 2021 % Change 

Assessed Value 
2022 Rank (Low 

to High) 

Courtenay $450,000 $660,000 47% 3 
Comox  $517,000 $748,000 45% 6 

Cumberland $460,000 $727,000 58% 5 
Campbell River $401,000 $620,000 55% 1 

Ladysmith $426,000 $644,000 51% 2 
Qualicum Beach  $615,000 $853,000 39% 7 

Parksville 448,100 $677,000 51% 4 
Figure 2: Residential House Values (Src: BC Assessment) 

 
Median Value of Dwellings (Figure 3, Src: Census Canada, 2021) indicates a housing affordability value 
proposition vis a vis Vancouver and Victoria that, together with societal factors such as COVID-
influenced hybrid work enablement, can be surmised as contributing to mid-island relocation. However, 
this value proposition is slipping, with Comox 10-year rate of dwelling value change that exceeds 
Canada, BC, and Victoria and Vancouver CMAs. 
 

 2011 2021 

2021 Rank 
(lowest to 

highest) 

Rate of 
Change 
2011-2021 

Rate of 
Change Rank 
(lowest to 
highest) 

Comox  349,086 628,000 6 80% 7 
Courtenay 300,382 572,000 4 90% 9 
Cumberland 324,447 650,000 7 100% 11 
Campbell River 280,082 532,000 2 90% 9 
Ladysmith 340,923 552,000 3 62% 1 
Qualicum Beach  400,736 725,000 8 81% 8 
Parksville 341,293 600,000 5 76% 5 

Victoria CMA 549458 850,000 9 76% 5 

Vancouver CMA 598,085 1,050,000 11 75% 4 

BC 448,835 785,000 10 68% 2 

Canada 280,552 472,000 1 68% 2 
 
Figure 3: Median Value of Dwellings 

 
Comox has modest competitiveness in total costs of owned and rented dwellings. It should be noted 
that owner costs include mortgages, and while Comox has BC and Canada average household income, 
longer duration of residency in Comox could translate to relatively lower mortgage payments as 
properties have considerably appreciated in value in recent years. 
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 2011 2021 

2021 Rank 
(lowest to 

highest) 

Rate of 
Change 

2011-2021 

Rate of 
Change 

Rank 
(lowest to 

highest) 
Comox  923 900 3 -2% 1 
Courtenay 736 1040 4 41% 11 
Cumberland 1189 1450 10 22% 4 
Campbell River 945 1050 5 11% 3 
Ladysmith 835 1070 6 28% 6 
Qualicum Beach  467 640 1 37% 10 
Parksville 684 740 2 8% 2 

Victoria CMA 1057 1380 9 31% 9 

Vancouver CMA 1246 1620 11 30% 8 

BC 1023 1320 8 29% 7 

Canada 978 1240 7 27% 5 

 
Figure 4: Median Monthly Shelter Costs - OWNED Dwellings 

 2011 2021 

2021 Rank 
(lowest to 

highest) 

Rate of 
Change 

2011-2021 

Rate of 
Change 

Rank 
(lowest to 

highest) 
Comox  864 1200 4 39% 6 
Courtenay 810 1230 5 52% 9 
Cumberland 982 1250 6 27% 1 
Campbell River 790 1170 3 48% 7 
Ladysmith 853 1120 2 31% 2 
Qualicum Beach  1012 1360 9 34% 3 
Parksville 804 1300 7 62% 11 

Victoria CMA 902 1350 8 55% 10 

Vancouver CMA 968 1500 11 52% 8 

BC 903 1370 10 36% 4 

Canada 784 1070 1 36% 4 
 

Figure 5: Median Monthly Shelter Costs - RENTED Dwellings 

 
Affordability has a correlation with density and housing choice, which has current limited runway in the 
Town of Comox: 
 

1) While there are 12 residential zones, standard R1.1 constitutes 73% of all residential lots, with a large 
minimum parcel size of 650m2/6500 sq. ft. There is limited pathway for densification in planning 
policy/zoning rules, especially compared to other communities seeking affordability and attainability 
solutions.   
 

2) Canada and BC’s supply challenge is real, a convergence of exclusionary zoning with associated red 
tape and NIMBY dynamic, aging construction workforce, rising Step Code construction standards and 
impact on market supply of master builders, and lack of availability of construction labour force due to 
market demand.  
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3) Land Supply in the Town of Comox is Limited 
 
Figures 6 and 7 indicate the Town of Comox has limited net industrial and commercial land supply at 76 
acres (Src: Comox Valley Employment and Industrial Lands-Based FDI Strategy, 2016). The largest supply 
of future industrial land in the Comox Valley (2/3 of land supply) is located within the Village of 
Cumberland (i.e. the Bevan Road lands). 
 

 
Figure 6: Town of Comox Industrial/Commercial Land Supply (Src: Comox Valley Employment and Industrial Lands-Based FDI 
Strategy, 2016) 

 

  
Figure 7: Town of Comox Industrial/Commercial Land Supply (Src: Comox Valley Employment and Industrial Lands-Based FDI 
Strategy, 2016) 

 
Based on 10-year building permit average, there is an estimated 27 years of greenfield residential land 
supply and 32 years of greenfield commercial/industrial land supply.  
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However, vacant lands (zero building improvements) pulled from the Town of Comox assessment roll 
have question marks around degree of full developability. And residential land is largely infill vs 
greenfield, as noted in Figure 8 (Src: Town of Comox). Figure 7 indicate approximately 5500 units of infill 
development capacity. A 10-year housing start average of 90 suggests approximately 60 years of infill 
land supply. This said, infill development is inherently more micro, complex, time-consuming and 
conflict-based, especially if planning policy isn’t enabling.  
 

 
Figure 8: Town of Comox Anticipated Residential Projects 
 

 

The convergence of strategic themes suggests that the long-term efficiency and effectiveness of the 
development process might best be served by consideration of the Town of Comox development 
vision.  
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House pricing, no immediate 
annexation plans, an older 
demographic and aging population in 
relative terms (Figure 9), and lack of 
comprehensive densification 
framework, indicate the Town of 
Comox will become more exclusive 
over time.  
 
 

 
Figure 9: Median Age 

 
A vision of an inclusive, “complete” community would have a markedly different policy framework, 
including: 
 
• Annexation 
• Non-residential (commercial/industrial) assessment ratio target to generate local employment with 

its numerous economic, municipal finance, and social benefits. To reach a target region-community 
average non-residential assessment ratio of 7.4%, based on projection of current development 
assessment per acre there’s a deficiency of 65 non-residential acres within the current Town of 
Comox boundary over and above the current 76 acre land supply. A key variable in this projection is 
density, an increase of which can be achieve via several planning policy tools (e.g. site coverage, 
parking standards). Given non-residential assessment per acre is 50% higher than residential 
assessment in the Town of Comox, the tax revenue implication of a 10-year shift that achieves a 7.4% 
non-residential assessment ratio at a projected 2032 tax rate (14.5372) is $702,000/yr, or 6% of 2020 
own-purpose taxation. This additional revenue has positive implications for asset management and 
amenity planning.   

• Permitting densification in general via a number of available planning tools (e.g. greater site 
coverage, smaller lot sizes, greater height permissions, mixed use zoning).  

• Permitting densification of R1.1 lots, particularly in areas where density has potential to be more 
accepted (e.g. adjacent to downtown), is a necessary infill pathway to explore if annexation is not a 
strategic priority for the Town of Comox. 
o Of note by way of example, since 2018 Edmonton’s RF1 (single detached residential) zone has 

enabled greater than one unit since 2018. Since 2019, the Village of Canal Flats (Figure 10) has 
permitted up to three residential units on the majority of residential zoning. Both communities 
permit subdivision of existing large residential lots to 50% - or roughly 2700 sq. ft. Duplexes are 
permitted. In June 2022, the City of Quesnel pre-approved secondary dwelling designs to help 
provide/fast track affordable housing - https://cfjctoday.com/2022/07/31/quesnel-pre-approves-secondary-dwelling-
designs-to-help-provide-affordable-housing/ 
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   Figure 10: Village of Canal Flats housing innovation framework 
 

• Consideration of Hybrid Code (zoning) that would better enable housing choice and 
affordability, and investment models. Key hybrid code features include performance standards 
focused more on visual/less on functional, fewer land uses, more permitted uses, reduced 
parking standards, no traditional single family R1 zoning, and use of visualization to address fear 
of change.  

• Family-focused resident attraction strategy (economic development). 
 

Neither vision (Exclusive vs Inclusive) is wrong. Vision is determined democratically. But conflict is 
inevitable if the Town of Comox doesn’t have development vision clarity that it communicates to the 
community and the development community.  
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APPENDIX B: REFERENCE MATERIAL 
 

1.  Development Approvals Process Review: Final Report from a Province-Wide Stakeholder 
Consultation (September 2019). Province of British Columbia. 
https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-
governments/planning-land-use/dapr_2019_report.pdf 

2.  Homes for B.C.: A 30-Point Plan for Housing Affordability in British Columbia. 2018. Province of 
British Columbia. https://www.bcbudget.gov.bc.ca/2018/homesbc/2018_Homes_For_BC.pdf 

3.  https://vancouver.ca/news-calendar/permit-task-force-maintains-steady-progress-after-one-
year.aspx 

4.  https://storeys.com/hefty-development-fee-hikes-deterrent-housing/ 
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affordability-concerns/ 

6.  https://vancouversun.com/news/local-news/b-c-housing-minister-doubles-down-on-threat-to-
seize-zoning-powers-from-municipalities 

7.  https://assets.cmhc-schl.gc.ca/sites/cmhc/professional/housing-markets-data-and-
research/housing-research/research-reports/2022/housing-shortages-canada-solving-affordability-
crisis-en.pdf?rev=88308aef-f14a-4dbb-b692-6ebbddcd79a0  

8.  City of Coquitlam. Development Application Process Review: 
Process Improvement Update 2020 (September 21, 2020) 
Development Application Process Review Update (October 10, 2019) 
2021 Report Card 
City of Coquitlam 
Development Permit Application Guide 
How Development Happens 
Pre-Application Guide 

9.  City of Campbell River https://campbellriver.ca/docs/default-source/planning-building-
development/application-forms-guidlines/planning-development-application-
form307dfe4e53fb62a298dbff000088bbe5.pdf 

10.  Canmore, Alberta – Sustainability Screening Report tool: https://canmore.ca/municipal-
services/residents-development-planning/planning-reference/sustainability-screening-report 

11.  Langford Community Amenity Contribution Standards https://www.langford.ca/wp-
content/uploads/2020/11/affordable-housing-park-amenity-contribution-policy.pdf 
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https://vancouver.ca/news-calendar/permit-task-force-maintains-steady-progress-after-one-year.aspx
https://vancouver.ca/news-calendar/permit-task-force-maintains-steady-progress-after-one-year.aspx
https://storeys.com/hefty-development-fee-hikes-deterrent-housing/
https://www.nanaimobulletin.com/news/nanaimo-city-council-presented-with-shocking-housing-affordability-concerns/
https://www.nanaimobulletin.com/news/nanaimo-city-council-presented-with-shocking-housing-affordability-concerns/
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https://urldefense.proofpoint.com/v2/url?u=https-3A__assets.cmhc-2Dschl.gc.ca_sites_cmhc_professional_housing-2Dmarkets-2Ddata-2Dand-2Dresearch_housing-2Dresearch_research-2Dreports_2022_housing-2Dshortages-2Dcanada-2Dsolving-2Daffordability-2Dcrisis-2Den.pdf-3Frev-3D88308aef-2Df14a-2D4dbb-2Db692-2D6ebbddcd79a0&d=DwMFaQ&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=u8xD8BeesGXu6M90YoulmG6imMnpiIW8L1PYS3fPdy4&m=srcVdcJ9P1BkQVZHPENV7ZzAtXIQk0zDdOJoGroAl6c&s=7PjI0hhmehaW1OfpbEglOR6X8uraRHKwzLD1ouhFcWM&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__assets.cmhc-2Dschl.gc.ca_sites_cmhc_professional_housing-2Dmarkets-2Ddata-2Dand-2Dresearch_housing-2Dresearch_research-2Dreports_2022_housing-2Dshortages-2Dcanada-2Dsolving-2Daffordability-2Dcrisis-2Den.pdf-3Frev-3D88308aef-2Df14a-2D4dbb-2Db692-2D6ebbddcd79a0&d=DwMFaQ&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=u8xD8BeesGXu6M90YoulmG6imMnpiIW8L1PYS3fPdy4&m=srcVdcJ9P1BkQVZHPENV7ZzAtXIQk0zDdOJoGroAl6c&s=7PjI0hhmehaW1OfpbEglOR6X8uraRHKwzLD1ouhFcWM&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__assets.cmhc-2Dschl.gc.ca_sites_cmhc_professional_housing-2Dmarkets-2Ddata-2Dand-2Dresearch_housing-2Dresearch_research-2Dreports_2022_housing-2Dshortages-2Dcanada-2Dsolving-2Daffordability-2Dcrisis-2Den.pdf-3Frev-3D88308aef-2Df14a-2D4dbb-2Db692-2D6ebbddcd79a0&d=DwMFaQ&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=u8xD8BeesGXu6M90YoulmG6imMnpiIW8L1PYS3fPdy4&m=srcVdcJ9P1BkQVZHPENV7ZzAtXIQk0zDdOJoGroAl6c&s=7PjI0hhmehaW1OfpbEglOR6X8uraRHKwzLD1ouhFcWM&e=
https://canmore.ca/municipal-services/residents-development-planning/planning-reference/sustainability-screening-report
https://canmore.ca/municipal-services/residents-development-planning/planning-reference/sustainability-screening-report
https://www.langford.ca/wp-content/uploads/2020/11/affordable-housing-park-amenity-contribution-policy.pdf
https://www.langford.ca/wp-content/uploads/2020/11/affordable-housing-park-amenity-contribution-policy.pdf
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Appendices 

 

APPENDIX C: MEDIA SCAN 

Development & Housing in the News  
 
During the course of the engagement, we have tracked and monitored media trends and 
announcements at the BC level and on a weekly basis that have a degree of relation to the concepts and 
elements contained in the development process report. The below articles represent the most recent 
media tracked.  

RESIDENTIAL REAL ESTATE 
 

• Premier-in-waiting David Eby releases 100-day plan for BC housing, health, safety 
https://vancouversun.com/news/politics/eby-releases-plan-bc 

• Calling Metro Vancouver's new civic leaders: Permit housing, not obstacles 
https://renx.ca/calling-metro-vancouver-new-civic-leaders-permit-housing-not-obstacles 

• Expect “More of the Same” From Housing Market in Coming Months 
https://storeys.com/more-of-the-same-housing-market-rbc-economist 

• Housing markets face a brutal squeeze 
www.economist.com/finance-and-economics/2022/10/20/housing-markets-face-a-brutal-squeeze 

• A global house-price slump is coming 
www.economist.com/leaders/2022/10/20/a-global-house-price-slump-is-coming 

• Other people’s money, everyone’s problem: How real estate influencers are fuelling the housing crisis 
www.theglobeandmail.com/business/article-real-estate-investing-social-media 

• Faith Wilson September 2022 – Vancouver Area Real Estate Market Analysis 
https://faithwilson.com/september-2022-vancouver-area-real-estate-market-analysis 

• Mayor's housing plan: Can 220,000 units be built in Vancouver in 10 years? 
https://dailyhive.com/vancouver/forward-together-kennedy-stewart-housing-plan-construction-
vancouver 

• Housing remains low and slow throughout September in BC, across Canada 
https://biv.com/article/2022/10/september-market-reports-show-housing-downturn-here-stay 

• BC Market Activity Remains Subdued in September 
www.bcrea.bc.ca/economics/bc-market-activity-remains-subdued-in-september 

• Have house prices dropped as much as we believe this year? 
www.cmhc-schl.gc.ca/en/blog/2022/have-house-prices-dropped-as-much-as-we-believe-this-year 

• Housing market correction spreads widely across Canada 
https://thoughtleadership.rbc.com/housing-market-correction-spreads-widely-across-canada 

• The road ahead for the economy and housing — fall 2022 update 
www.cmhc-schl.gc.ca/en/blog/2022/road-ahead-economy-housing-fall-2022-update 

• The Rennie Landscape - Fall 2022 
https://rennie.com/rennie-post/the-rennie-landscape-fall-2022 

• UBS Global Real Estate Bubble Index 
www.ubs.com/global/en/wealth-management/insights/2022/global-real-estate-bubble-index.html 

• Housing market recession deepens in BC 
https://biv.com/article/2022/09/housing-market-recession-deepens-bc 

• Greater Vancouver housing supply increases in September with little impact on price 
https://biv.com/article/2022/10/greater-vancouver-housing-supply-increases-september-little-impact-
price 
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https://urldefense.proofpoint.com/v2/url?u=https-3A__mvindustriallands.us5.list-2Dmanage.com_track_click-3Fu-3D547391c617f7d9fb8c40502e1-26id-3D2a7458fbae-26e-3D4ea622b7ab&d=DwMFaQ&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=u8xD8BeesGXu6M90YoulmG6imMnpiIW8L1PYS3fPdy4&m=kFdFbA7_on5swv_SgzGB-UeRuf8134aIKYAubKIL2JA&s=EmKsf49h8kDF3lngD-joZqg-LsDLUIF-3hpPiXZr3U4&e=
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• Canadian home buyers on the defensive 
https://thoughtleadership.rbc.com/canadian-home-buyers-on-the-defensive 

• CMHC - Inclusion of affordable housing in new transit-oriented developments in Canadian cities 
www.cmhc-schl.gc.ca/en/professionals/housing-markets-data-and-research/housing-research/research-
reports/housing-needs/research-insight-inclusion-affordable-housing-new-transit-oriented-developments 

• CMHC - Housing Market Insight 
www.cmhc-schl.gc.ca/en/professionals/housing-markets-data-and-research/market-reports/housing-
market/housing-market-insight 

• Housing Supply Targets Unlikely to be Met Due to “Significant” Labour Shortages 
https://storeys.com/chmc-labour-shortages-affordable-housing-goals-bc-alberta-ontario-report 

• Why Canada needs to come out 'full guns blazing' on housing 
https://financialpost.com/executive/executive-summary/posthaste-why-canada-needs-to-come-out-full-
guns-blazing-on-housing 

• Canada’s population is booming – and we aren’t building nearly enough homes 
www.theglobeandmail.com/opinion/editorials/article-canadas-population-is-booming-and-we-arent-
building-nearly-enough 

• Buying a home has never been so unaffordable in Canada 
https://thoughtleadership.rbc.com/buying-a-home-has-never-been-so-unaffordable-in-canada 

• CMHC to Revise Forecast, Expects Home Prices to Decline 15% 
https://storeys.com/cmhc-revise-forecast-home-prices-decline-15 

• More British Columbians are opting to rent rather than own, report says 
https://biv.com/article/2022/09/more-british-columbians-are-opting-rent-rather-own-report-says 

• Remote Work Drove Over 60% of House-Price Surge, Fed Study Finds 
www.bloomberg.com/news/articles/2022-09-26/remote-work-drove-over-60-of-house-price-surge-fed-
study-finds 

• Singapore Ranks Among Most Attainable in New Asia Pacific Index 
https://urbanland.uli.org/asia-pacific-edition/singapore-ranks-among-most-attainable-in-new-asia-
pacific-index 

• The concept of a ‘starter home’ is becoming a distant memory 
www.theglobeandmail.com/business/article-the-concept-of-a-starter-home-is-becoming-a-distant-
memory 

• World's Highest Apartment, on New York's Billionaire's Row, Lists for $250 Million 
https://people.com/home/worlds-highest-apartment-new-york-city-market 

• Cool housing market puts a freeze on flipping 
www.theglobeandmail.com/business/article-cool-housing-market-puts-a-freeze-on-flipping 

• Canadian pandemic homebuyers have zero regrets, survey shows 
https://biv.com/article/2022/09/canadian-pandemic-homebuyers-have-zero-regrets-survey-shows 

• UDI State of the Market Report Q2 2022 
https://udi.bc.ca/wp-content/uploads/2022/09/Q2-2022-State-of-the-Market-final.pdf 

• Faith Wilson - Vancouver Area Real Estate Market Analysis August 2022 
https://faithwilson.com/august-2022-vancouver-area-real-estate-market-analysis 

• Canadian home buyers feeling the heat of higher interest rates 
https://thoughtleadership.rbc.com/canadian-home-buyers-feeling-the-heat-of-higher-interest-rates 

• Canadian households have lost billions in real estate cool-down 
www.cbc.ca/news/business/armstrong-housing-real-estate-1.6584400 

• Housing inventory may reach crisis point in major Canadian centres, report finds 
https://financialpost.com/real-estate/mortgages/housing-inventory-may-reach-crisis-point-in-major-
canadian-centres-report-finds 

• Canada’s Housing Supply to Reach “Crisis Point” Without Intervention 
https://storeys.com/canadas-housing-supply-to-reach-crisis-point-without-intervention 

• There is more at risk in Canada's housing downturn than just prices 
https://vancouversun.com/real-estate/canada-housing-prices-correction-economy 
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Appendices 

• Our other real estate problem – people have too much wealth tied up in houses 
www.theglobeandmail.com/investing/personal-finance/household-finances/article-our-other-real-estate-
problem-people-have-too-much-wealth-tied-up-in 

• Canada Real Estate Inventory May Reach Crisis Point 
https://blog.remax.ca/canada-real-estate-inventory 

• BCREA BC Housing Market Showing Signs of Stabilizing Despite Decreased Activity 
www.bcrea.bc.ca/wp-content/uploads/2022-08.pdf 

• BC Real Estate Association forecasts steep decline in home sales 
https://vancouversun.com/news/local-news/home-sales-decline-bcrea-forecast 

• Interest rates may need to rise above 4% as housing market bounces back 
https://financialpost.com/news/economy/interest-rates-may-need-to-rise-above-4-as-housing-market-
bounces-back-bmo 

• Higher Mortgage Rates Will Slow Housing Activity in BC Through 2023 
www.bcrea.bc.ca/wp-content/uploads/2022-09-08-housing-forecast.pdf 

• Higher interest rates weigh down on Canada’s housing markets 
https://thoughtleadership.rbc.com/higher-interest-rates-weigh-down-on-canadas-housing-markets 

• Metro Vancouver Real Estate Trends and Price Forecast 
• Rate hikes spook market but condo project launches continue 

https://biv.com/article/2022/09/rate-hikes-spook-market-condo-project-launches-continue 
• Canadian home prices could drop up to 25% by early 2023 

https://vancouversun.com/real-estate/canada-home-prices-fall-25-percent-td-bank 
• There’s a Silver Lining to Vancouver’s Cooling Housing Market 

https://storeys.com/vancouver-housing-market-cooling-silver-lining 
• Vancouver Home Prices Fall in August Due to Plunging Sales and Looming Rate Hikes 

https://storeys.com/rebgv-metro-vancouver-housing-market-report-august-2022 

 
RENTAL / AFFORDABLE HOUSING 
 

• How 20% affordable can impact development pro formas 
https://brandondonnelly.com/2022/10/15/how-20-affordable-can-impact-development-pro-formas 

• Vancouver has an affordable-housing problem. Can Vienna’s success offer solutions? 
https://www.theglobeandmail.com/canada/british-columbia/article-vancouver-has-an-affordable-
housing-problem-can-viennas-success-offer 

• CMHC Housing Supply Report Oct 2022 
www.cmhc-schl.gc.ca/en/professionals/housing-markets-data-and-research/market-reports/housing-
market/housing-supply-report 

• HAVAN Bringing it Home 
https://havan.ca/bringing-it-home 

• How many houses does Canada actually need? 
www.theglobeandmail.com/investing/markets/inside-the-market/article-housing-shortage-canada-
construction 

• Canada needs more homes. The problem? Finding people to build them 
www.theglobeandmail.com/business/article-canada-needs-more-homes-finding-people-to-build-them-
will-be-a-problem 

• More housing supply isn’t a cure-all for the housing crisis 
https://theconversation.com/more-housing-supply-isnt-a-cure-all-for-the-housing-crisis-188342 

• Doug Ford will cut development fees on affordable housing, but municipalities could take a financial hit 
https://www.thestar.com/politics/provincial/2022/10/05/doug-ford-will-cut-development-fees-on-
affordable-housing-but-municipalities-could-take-a-financial-hit.html 
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Town of Comox 101 

• The wealth gap between homeowners and renters is widening quickly 
www.theglobeandmail.com/business/article-homeowners-renters-wealth-gap 

• Youthful Cities Real Affordability Index 
https://youthfulcities.com/urban-indexes/rai-2022 

• Our Generation Is Constantly Searching For A Security That Is Just Out Of Reach 
https://raiscrollytelling2022.youthfulcities.com 

• Living in tool sheds won't solve housing crisis 
https://nationalpost.com/opinion/sabrina-maddeaux-communal-toilets-as-housing-crisis-solution-just-
stinks 

• It’s time we levelled with young people: Housing affordability as we knew it is gone forever 
www.theglobeandmail.com/investing/personal-finance/article-housing-affordability-young-people 

• Canadians priced out of major housing markets are moving to smaller cities 
www.ctvnews.ca/mobile/canada/canadians-priced-out-of-major-housing-markets-are-moving-to-smaller-
cities-1.6081672 

• Vacancy control, rate caps ultimately harm B.C. renters 
www.westerninvestor.com/british-columbia/opinion-vacancy-control-rate-caps-ultimately-harm-bc-
renters-5872542 

• In Vancouver, the rental crisis worsens 
https://www.theglobeandmail.com/real-estate/vancouver/article-in-vancouver-the-rental-crisis-worsens 

• David Eby proposes sweeping housing supply measures that override BC municipal powers 
https://dailyhive.com/vancouver/david-eby-housing-supply-municipal-zoning-bc-ndp 

• Eby's housing policy includes flipping tax, legalized secondary suites and increased density 
https://vancouversun.com/news/local-news/b-c-ndp-leadership-race-ebys-housing-policy-includes-
flipping-tax-legalized-secondary-suites-and-increased-density 

• More Vancouver residents spending less income on housing 
www.westerninvestor.com/british-columbia/more-vancouver-residents-spending-less-income-on-
housing-census-5854694 

• Canada’s homeownership rate falls to 20-year low, census shows 
www.theglobeandmail.com/business/article-canada-homeownership-rate-drop 

• Canada’s Renter Population is Growing at More Than Twice the Rate of Homeowners 
https://storeys.com/stat-canada-renter-homeowner-growth-rate-2022 

• BC posts highest rate of unaffordable housing as ownership declines across Canada 
https://vancouversun.com/news/local-news/bc-has-highest-rate-of-unaffordable-housing-in-canada 

• Where Gen Z and millennials stand now on the property ladder (in Asia) 
www.asiapropertyawards.com/en/where-gen-z-and-millennials-stand-now-on-the-property-ladder 

• Make Housing Central Webpage 
https://makehousingcentral.ca/housingdata 

• UDI No Vacancy: Challenges & Opportunities for New Rental Housing Construction 
https://udi.bc.ca/wp-content/uploads/2022/09/No-Vacancy-UDI-Report_September-2022.pdf 

• For affordability, BC cities need stronger leadership 
https://biv.com/article/2022/09/affordability-bc-cities-need-stronger-leadership 

• Housing crisis will not be solved by throwing policy ideas against a wall to see what sticks 
https://vancouversun.com/opinion/trevor-hargreaves-housing-crisis-will-not-be-solved-by-throwing-
policy-ideas-against-a-wall-to-see-what-sticks 

• Interest rates could deepen Canada’s rental housing crisis 
https://renx.ca/rising-interest-rates-deepen-canada-rental-housing-crisis-tal 

• Five reasons supply matters to the housing crisis 
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Appendices 

www.straight.com/news/alex-hemingway-five-reasons-supply-matters-to-housing-crisis 
• Rental properties a growing focus for Metro Vancouver homebuilders 

https://biv.com/article/2022/09/rental-properties-growing-focus-metro-vancouver-homebuilders 
• Even as housing plans progress, truly affordable housing is being lost 

www.theglobeandmail.com/real-estate/vancouver/article-even-as-housing-plans-progress-truly-
affordable-housing-is-being-lost 

• Inclusive Prosperity: No Displacement Necessary 
www.planetizen.com/news/2022/09/118769-inclusive-prosperity-no-displacement-necessary 

• Have YIMBYs won the development debate? 
https://thehub.ca/2022-09-16/yimby-mayoral-candidates-say-debate-over-development-is-over 

• BC caps rent increase at 2% next year amid soaring inflation 
https://dailyhive.com/vancouver/bc-rent-increase-cap-2-inflation 

• BC limits 2023 apartment rent increases at two per cent 
https://biv.com/article/2022/09/bc-limits-2023-apartment-rent-increases-two-cent 

• Rental properties a growing focus for Metro Vancouver homebuilders 
www.westerninvestor.com/british-columbia/rental-properties-a-growing-focus-for-metro-vancouver-
homebuilders-5787151 

• Los Angeles is seriously considering requiring hotels to open vacant rooms to homeless 
https://dailyhive.com/calgary/los-angeles-vacant-hotel-room-homeless-housing 

• Estimates differ, but planners should never forget that more housing construction is needed 
https://financialpost.com/real-estate/estimates-differ-but-planners-should-never-forget-that-more-
housing-construction-is-needed 

• More housing supply isn’t a cure-all for the housing crisis 
https://theconversation.com/more-housing-supply-isnt-a-cure-all-for-the-housing-crisis-188342 

• How to make housing affordable again 
https://nationalpost.com/opinion/how-to-make-housing-affordable-again 

• Do SkyTrain Expansions Really Better Vancouver’s Affordable Housing Problem? 
https://storeys.com/surrey-langley-skytrain-expansion-vancouver-housing-problem 

• Why Ottawa's rent-to-own program won't do much to solve Canada's housing woes 
https://financialpost.com/real-estate/mortgages/canada-rent-to-own-affordable-housing-crisis 

• Toronto and Vancouver talk about ‘missing middle’ housing. Victoria is poised to make it happen. 
www.theglobeandmail.com/opinion/editorials/article-the-canadian-city-with-a-plan-to-finally-build-
more-missing-middle 

 
BUILDING / DEVELOPMENT  
 

• Rezoning application prepped for key Broadway site 
www.westerninvestor.com/british-columbia/rezoning-application-prepped-for-key-broadway-site-
5958607 

• PC Urban Proposing 3 Stacked Industrial and Office Buildings for Marpole 
https://storeys.com/8696-barnard-street-marpole-vancouver-industrial-office-development-application 

• Westbank’s ‘Prototype’ for mass timber residential tower on Main Street 
www.urbanyvr.com/westbanks-prototype-for-mass-timber-residential-tower-on-main-street 

• All buildings at Senakw to be heated by Metro Vancouver's sewage 
https://dailyhive.com/vancouver/senakw-creative-energy-district-energy-system-sewage-heating 

• Use-it-or-lose-it entitlements 
https://brandondonnelly.com/2022/10/10/use-it-or-lose-it-entitlements 
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Town of Comox 103 

• Pressure building on construction industry bottom lines 
https://biv.com/article/2022/10/pressure-building-construction-industry-bottom-lines 

• 4 Luxe towers form part of 'new' downtown Richmond 
https://renx.ca/luxes-4-towers-new-downtown-richmond-vancouver 

• Kits Point Residents Association takes the city to court over Sen̓áḵw services agreement 
https://vancouversun.com/news/local-news/kits-point-residents-association-takes-the-city-to-court-over-
senakw-services-agreement 

• Low Tide Properties plans new Vancouver life sciences building 
https://renx.ca/low-tide-properties-vancouvers-largest-life-sciences-landlord 

• Lego master builds incredible model of one of Vancouver's most exciting redevelopments 
www.vancouverisawesome.com/local-news/lego-model-post-development-amazon-vancouver-bc-
5902453 

• Bigger, bolder, higher: Vancouver’s push for density has builders rejigging their plans 
www.theglobeandmail.com/real-estate/vancouver/article-bigger-bolder-higher-vancouvers-push-for-
density-has-builders 

• Surrey Saw Nearly 5 Times More New Homes Registered than Vancouver in August 
https://storeys.com/metro-vancouver-bc-new-homes-registry-report-surrey-september-2022 

• New database shows rental housing completions in BC varies by municipality 
https://vancouversun.com/news/new-database-shows-rental-housing-completions-in-b-c-varies-by-
municipality 

• King George Hub Officially Opens in Surrey, Ushering in New Era 
https://storeys.com/surrey-king-george-hub-opening-ceremony-september-2022 

• Taller towers for more rental homes in revised Safeway redevelopment proposal at SkyTrain Commercial-
Broadway Station 
https://dailyhive.com/vancouver/broadway-commercial-safeway-redevelopment-revised-skytrain-rental-
housing-towers 

• A neighbourhood that wants density, but not as envisaged by the mayor and his developer friends 
https://vancouversun.com/news/daphne-bramham-3 

• Port Coquitlam approves first towers in over a decade 
www.tricitynews.com/local-news/port-coquitlam-approves-first-towers-in-over-a-decade-5848778 

• Vancouver residents rally over access road through Kitsilano park 
www.cbc.ca/news/canada/british-columbia/save-vanier-park-rally-1.6587003 

• Red tape, housing and crime top the list of business concerns in Metro Vancouver municipal elections 
www.bcbusiness.ca/Red-tape-housing-and-crime-top-the-list-of-business-concerns-in-Metro-Vancouver-
municipal-elections-report 

• Revised proposal for 25-storey downtown Vancouver tower now condos instead of rentals 
https://dailyhive.com/vancouver/902-davie-street-vancouver-tower-proposal-condos-view-cones-
shadowing 

• Construction underway on final phase of AbCellera headquarters in Vancouver 
https://dailyhive.com/vancouver/abcellera-vancouver-headquarters-construction 

• PCI invests $1.2B in Surrey’s King George Hub redevelopment 
https://renx.ca/pci-developments-invests-1-2b-king-george-hub-surrey 

• Federal loan of $1.4-billion key to keeping Indigenous development all rentals, co-developer says 
www.theglobeandmail.com/canada/british-columbia/article-14b-federal-loan-was-key-to-keeping-
indigenous-development-an-all 

• The future of the high-rise: Creating people-centric spaces 
www.mckinsey.com/featured-insights/the-next-normal/high-rises 
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Appendices 

• Keep buildings cool as it gets hotter by resurrecting traditional architectural techniques 
https://theconversation.com/keep-buildings-cool-as-it-gets-hotter-by-resurrecting-traditional-
architectural-techniques-podcast-190384 

• ‘My Carbon’: An approach for inclusive and sustainable cities 
www.weforum.org/agenda/2022/09/my-carbon-an-approach-for-inclusive-and-sustainable-cities 

• Is This the Future of Urban Resilience? 
www.bloomberg.com/news/features/2022-07-27/is-toronto-s-port-lands-flood-protection-project-the-
future-of-urban-resilience 

• In Vancouver, towers are on the rise 
www.theglobeandmail.com/real-estate/vancouver/article-in-vancouver-towers-are-on-the-rise 

• Are you sure you want Parisian-style urbanism? 
https://brandondonnelly.com/2022/08/28/are-you-sure-you-want-parisian-style-urbanism 

• The homeowner’s sunshine problem - to fight climate change, get a white roof 
www.theatlantic.com/ideas/archive/2022/08/fight-climate-change-get-white-roof/671287 

• Cool Planning for a Hotter Future 
www.planetizen.com/blogs/118535-cool-planning-hotter-future 

• How green is your Metro Vancouver city? 
https://vancouversun.com/news/local-news/how-green-is-your-metro-vancouver-city 
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APPENDIX D: TAXATION PROJECTIONS 
 
DEVELOPER INTENTIONS: MUNICIPAL TAX PROJECTIONS 
 
Note: a tabbed Excel spreadsheet with tax projection scenarios is provided separate to this report.  
 
The Town of Comox is desiring a 10-year Development Pipeline projection of new doors and related 
residential assessment, and new commercial/industrial/mixed use assessment. Comprehensive 
understanding of planned developments and associated building-permit value-based assessment 
generates ability to create a tax revenue projection.  
 
A Development Pipeline serves as a tool that is helpful not only to tax revenue and budget planning, but 
also infrastructure planning, recreation and school facilities planning, and asset management. The 
Development Pipeline synthesizes numerous spreadsheets currently being used to track all forms of 
permit applications into a single summary overview of both current and projected development activity. 
A Development Pipeline spreadsheet is considerably aided by a map that identifies each pipeline 
project. A comprehensive and current Development Pipeline database requires at least annual 
communication with developers re their development intentions, and monitoring of project progress. 
The reliability of the database is significantly influenced by development application status / 
development application approvals municipal performance standard.   
 
A Developer Survey conducted in the summer of 2022 identified a project value pipeline of 
$335,000,000. Based on previous 10-year assessment growth of $1.380 B, this pipeline represents 
roughly 4 years of assessment growth and the addition of roughly $1,392,852 in new annual total 
municipal tax revenue at a 2022 residential tax rate of 4.15777, and $677,100 in new municipal-only tax 
revenue at a municipal-only residential tax rate of 2.02112. This assumes all new development is 
residential, which is reasonably accurate. This does not include small scale development (e.g. accessory 
dwelling units, single unit permits). 
 
This projection is considered only modestly accurate at present due to a number of current database 
constraints. A Development Pipeline database structure that generates a more complete picture is 
provided under separate cover. 
 
Tax Forecasting Recommendations: 
 
1) That the Town of Comox conduct an annual survey of developer intentions via developer meeting, 
email, or in-person contact for purpose of completing an annual update of a Development Pipeline.  
 
2) That the Town of Comox create a single Development Pipeline database that includes Development 
Type, Name of Developer, Land Area, Number of Residential Units (if applicable), Application Status 
(including projects currently under construction), Anticipated First Construction Date, Building Permit 
Value or Estimated Unit Construction Value (note not construction value – which is not accurate for tax 
projection), and Estimated Construction Absorption Rate.   
 
3) That the Town of Comox refine its BCAA land parcel database to identify each of residential and 
mixed-use portions of development to better enable any and all projections, including development 
pipeline, assessment, target assessment ratio, and density-based scenarios.  
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4) Refine understanding of current land area within municipal boundary to identify any and all parcels 
that have development restrictions that limit developability. Clarity of understanding better enables any 
and all projections, including development pipeline, assessment, target assessment ratio, and density-
based scenarios.   
 
Alternative Projection Scenarios 
 
Developer intentions is one way to plan for the future. Two additional models provide further insights: 
 
1) Assessment Trend Projection  
 
This method looks at assessment growth from 2013 to 2022 and projects tax revenue based on a 
comparative 10-year Vancouver Island change of tax rate (which has been declining due to rise in 
property values) for each of residential and non-residential development. Based on previous 10-year 
trend, this scenario forecasts an additional $2.2 million of new tax revenue per year for the next 10 
years, of which 48% or $1,056,000/yr. is forecasted municipal-only portion of taxation. Note 1: this 
scenario generates additional annual revenue 1/3 above the current Development Pipeline scenario. 
Note 2: this forecast does not include new utility revenue projection.  
 

 
 
A major variable in this scenario is developable land vs infill – with infill potentially generating challenge 
meeting past assessment growth performance. Based on land analysis (BCAA Use Codes), it appears 
there is enough land supply within the Town of Comox boundary so as to not constrain assessment 
growth projection: 
 

 
 
2) Strategic Objective: Non-Residential Assessment Ratio 
 
The Town of Comox currently has an assessment ratio of 3.9% non-residential and 96.1% residential. 
This is low, with a commercial ranking of 144 in BC (of 160 urban communities), and an industrial 
ranking of 111 in BC. An average of comparative communities (Courtenay, Parksville, Campbell River, 
Cumberland, Ladysmith, Qualicum Beach) non-residential assessment ratio – including Comox – is 7.4%.  
 
Non-residential development has very significant and comprehensive positive impacts: 
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A strategic non-residential assessment ratio objective was developed via the following methodology:  

• Access Town of Comox GIS and produce land analysis map by land use classification, including 
identification of vacant/under-utilized lands. 

• Identify current built acreage by BC assessment categories. 
• Identify undeveloped lands to current boundary by BC assessment categories. 

 

 
 

• Calculate current built /acre assessment values for each category. 
• Use current /acre assessment per category to project to development of undeveloped lands. 
• Use non-residential (commercial/industrial) assessment ratio target of comparative regional 

average of 7.4% to generate additional land requirement and associated change of tax revenue 
calculations. Key Assumption: future density equals current density. 

• Use the non-residential assessment ratio target to drive land/assessment calculations for all 
other major BC assessment categories, and in so doing identify surplus or deficiency of non-
residential lands based on target assessment ratio. 

• Incorporate density/infill scenarios. 10% is relatively easy to achieve…parking standards, infill 
permissions for second and even third units depending on location, maximum site coverage, etc. 
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Scenario implications are as follows: 
 

• To reach a 7.4% non-residential assessment ratio, there’s a deficiency of 65 non-residential 
acres within the current Town of Comox boundary over and above the current 76 acre land 
supply. 

• Given non-residential assessment per acre is 50% higher than residential assessment in the 
Town of Comox, the tax revenue implication of a 10-year shift that achieves a 7.4% non-
residential assessment ratio at a projected 2032 municipal-only portion of the tax rate 
(8.61415815) is an additional $206,000/yr. in municipal portion of taxation-only revenue over 
and above status quo. This additional revenue has positive implications for asset management 
and amenity planning.   

• A key variable in this projection methodology is density, an increase of which can be achieved 
via several planning policy tools. Density variables include site coverage, residential units per 
acre including infill permissions for second and even third units, floor area ratio/maximum 
height, parking standards, lot sizing, and minimum build sizes. 

• A 10% higher density - for new development only - shows that every 10% of additional 
taxation/acre achieves $67,601,129 in additional assessment (1.26% of total assessment) 
$405,000 in additional total municipal tax revenue/yr., $216,000 in additional municipal portion-
only tax revenue/yr., and a 0.13 proportionate rise in non-residential assessment ratio.  

• A 10% higher density – for both new development and infill – shows that every 10% of 
additional taxation/acre achieves $530,965,098 in additional total municipal tax revenue/yr. 
(9.1% of total assessment), $2,500,000 in additional total municipal tax revenue/yr., $1,100,000 
in additional municipal portion-only tax revenue/yr., and a 0.13 proportionate rise in non-
residential assessment ratio, and no proportionate rise in non-residential assessment ratio. Any 
density increase will generate direct, corresponding increase in municipal revenue. More 
municipal revenue/acre is considered desirable from a financial sustainability and asset 
management/re-investment perspective.  

• A combination of pursuit of a higher non-residential assessment ratio + density increase would 
generate significant additional municipal revenue than status quo on the same land acreage. 
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APPENDIX E: COMMUNITY ORG CHARTS 
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