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REPORT DATE: August 28, 2024 
MEETING DATE: September 9, 2024 

File No. 0890-20 3345 Second St 
TO: Mayor and Councillors 

FROM: Michelle Mason, Chief Administrative Officer 

SUBJECT: 3345 Second Street Housing Update 

 
RECOMMENDATION 

THAT Council direct staff to bring back a zoning amendment bylaw to allow for a fourth floor in the 
zone  for the 3345 Second Street affordable housing development. 
 

PURPOSE 

The purpose of this report is to provide an update to Council for the 3345 Second Street affordable 
housing development and to seek Council direction to staff to bring back a zoning amendment 
bylaw to add a fourth floor to the building design. 
 

PREVIOUS COUNCIL DIRECTION  
 
There has been significant previous Council direction for this affordable housing development 
between 2020 and present.   
 
BACKGROUND 

The Village has a lease with Vancouver Island Health Authority (VIHA) for land located at 3345 
Second Street for affordable housing purposes.  The lease is subject to construction beginning 
within two years of registration of the lease which is June 28, 2025.  Zoning is in place and the 
development permit is issued for the building.  The development permit expires September 11, 
2025.  A new development permit application would be required if construction does not 
substantially begin before the permit lapses. A density bonus was given for the development 
because it provides affordable housing.  The Zoning Bylaw defines affordable housing as being 
subject to a housing agreement and doesn’t specify the level of affordability.   Comox Valley 
Transition Society (CVTS) was the proponent on this affordable housing development; however, 
following two unsuccessful Community Housing Fund (BC Housing) application submissions and 
significant investment, they gave notice that they will not proceed as the proponent of this 
affordable development.   

As the Village of Cumberland is the only organization at this point to formally have a lease with 
VIHA and there are no other partnership agreements in place with any other organization other 
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than CVTS being named on the housing agreement with VIHA, staff engaged Wiser Projects to 
explore options for the land, owned by VIHA and leased by the Village.  Wiser Projects had been 
working with CVTS on this development from the beginning. Following the analysis provided by 
Wiser Projects, staff has explored the possibility of adding a fourth storey to the building design to 
increase the likelihood of a successful BC Housing grant application, has explored what would be 
needed to establish a new proponent and operator, has had discussions with BC Housing regarding 
the Community Housing Funding call for applications that is expected in the new year, and has had 
discussions with BC Builds.   Staff is confident that and extension of the lease with VIHA can be 
worked out with future development processes if the Village is successful in recruiting a proponent 
and operator.  

Given the sensitive information related to the selection and contract negotiations with a third 
party organization to obtain funding, build, and operate the development, as well as terms of the  
extension of a lease, information will be provided to Council in a closed sessions   

Following is a summary of what would be needed to add a fourth storey to the building design at 
3345 Second Street. 

The subject property is zoned RM-4 – Residential Multi-Family Zone and the zone was created to 
support the original development proposal. Adding a fourth floor to the proposed development at 
3345 Second Street would require amendments and/or variances to the Zoning Bylaw.  The 
specific regulations that would be affected include density, building height, parking, as well as the 
rear yard setback.  Some of the details of adding a fourth floor, for example, exact height and 
numbers/size of units have yet to be confirmed but the following discussion describes how these 
regulations may be affected and it provides Council possible options for moving forward. Based on 
Council’s direction, once the details have been confirmed, staff will report back.  

Density 

The permitted density in the RM-4 zone is based on units per hectare, specifically 85 units per 
hectare plus a density bonus of an additional 25 units per hectare when 20% of the units 
affordable units, totaling 110 units per hectare. This translates to 22 units for this property that is 
2,000 square metres (m2). The original development proposed a mix of two, three and four 
bedroom units, totaling 22 units.  The addition of a fourth floor could result in an increase in 
between 10 and 15 units, depending on the size of the units. The size of the units and therefore 
the total number has yet to be confirmed. A zoning amendment is therefore necessary to increase 
the density. A development variance permit is not an option as the Local Government Act does not 
permit Councils to vary density. 

For a comparison, the VCMU-1 zone permits a density of 2.0 gross floor area. This is a different 
measure of density than the RM-4 zone but based on size of the subject property at 2000 m2, 4000 
m2 of floor area would be permitted. The gross floor area of the original development totaled 2517 
SM.  Adding another floor would increase the floor area by an additional 850 m2. This is still below 
the density that would be permitted on a similar sized lot in the VCMU-1 zone. 

Should Council choose to proceed with the zoning amendment, Council could establish the density 
based upon units per hectare or alternatively base density upon gross floor area ratio. Basing the 
density using the gross floor area ratio provides more flexibility given that the type/size of unit for 
the fourth floor is unknown.    
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Height 

The permitted maximum height in the RM-4 zone is 12.5 m (41.0 feet). The original three storey 
development was proposed to be 11.3 m in height. Adding a fourth floor would require an 
additional 3.0 m (approximately) in height resulting in a building that is approximately 14.3 m in 
height. 

For comparison, at least two other zones permit a maximum building height of 15.0, MU-1 Mixed 
Use Residential Zone and VCMU-1 Village Core Commercial Mixed Use Zone. An alternative to 
amending the zone to permit a taller building is that Council could consider a variance to the 
maximum height. This would, however, require another process and creates less certainty for any 
grant funding application.  

Parking 

Part 6 of the Zoning Bylaw requires one parking space for each residential unit plus visitor parking 
spaces. Increasing the number of residential units will increase the number of required parking 
spaces.   

The original development required 22 spaces: 20 spaces for residents and two for visitors. Eight 
spaces, three of them accessible, were to be provided along the VIHA access road and VIHA has 
signed an access agreement to provide access via its driveway to those parking spaces. The 
applicant agreed to construct 15 other spaces within the Second Avenue right-of-way.  Because 
the applicant could not provide all the parking spaces on the property, they requested a variance 
to reduce the number of required parking spaces and to be exempt from providing cash in lieu for 
these parking spaces. Council granted a Development Variance (2020-08-DV) to these parking 
requirements at its regular meeting on September 11, 2023. 

Because the number of additional parking stalls will depend on the number of additional 
residential units a variance will be required.  However, the exact number of units on the proposed 
fourth floor has not been confirmed. This will be confirmed prior to the application moving 
forward. 

There are two alternatives for Council to consider regarding reducing the number of parking 
spaces and exempting the applicant from providing the cash in lieu of the parking stalls. Council 
may consider an amendment to the original Development Variance Permit as a separate action. As 
was previously approved. Alternatively, the zoning amendment bylaw could include a provision to 
reduce the number of required parking spaces for this development specifically. 

Rear Yard Setback 

The rear yard setback in the RM-4 zone is 7.5 m. The applicants requested, and Council granted a 
Development Variance (2020-08-DV) to reduce the setback to 2.0 m for the original development 
at its regular meeting on September 11, 2023.  

The variance request was made due to the size of the property, the desire to maximize the 
separation from the two single family homes on the north side and to retain the large Douglas-fir 
in the front yard. The rear yard abuts a Village lane and the parking lot for Cumberland Lodge so 
impacts are minimal. A taller building necessitates consideration of the setback variance because 
the original variance was granted for the 11.3 m building.  
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As above there are two options for Council.  Council could consider amending the original 
Development Variance Permit as a separate action. Alternatively, the zoning amendment bylaw 
could include a provision to reduce the rear yard setback for this development specifically.  

 

FINANCIAL IMPLICATIONS 

A planning consultant will manage the zoning amendment process at a cost of $3,100 plus travel 
which will be covered through existing budgets.    

 

OPERATIONAL IMPLICATIONS 

Currently this development spans development and facility service areas for the Village and staff in 
those service areas are at capacity; therefore, in the interim, the CAO will lead this affordable 
housing development with support from those areas.  The consultant’s timelines indicate that the 
zoning amendment can be completed by year-end.  The website for BC Housing states that BC 
Housing intends to issue another Community Housing Fund RFP in late 2024/early 2025.    

The Village would need to confirm a new proponent and move quickly towards being able to prove 
that construction could start as soon as funding is awarded in time to submit this third application.  
The building permit can be applied for with three stories to the building to move the permit 
forward towards being shovel ready and once the zoning amendment is adopted, the building 
permit can be amended to add the fourth floor.     

 

CLIMATE CHANGE IMPLICATIONS 

Housing density within walking distance of the services provided in the downtown core and transit 
is one of the key actions municipalities can take to reduce transportation-related greenhouse gas 
emissions.  

 

ALTERNATIVES 

1. Not proceed with any action at this time. 

 

STRATEGIC OBJECTIVE 

☒ Diverse & Healthy Community 
☐ Sustainable Service Delivery & Asset Management 
☐ Community Planning 

 

ATTACHMENTS 

1. G_wax’dzi dsas Family Housing Renderings provided through previous proponent processes 
 

CONCURRENCE 

Courtney Simpson, Director of Development and Bylaw Services CS 
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Respectfully submitted, 

 

M. Mason 

____________________ 
Michelle Mason 
Chief Administrative Officer 
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