
 
Staff Report 

 
 

DATE: February 9, 2022 
FILE: 3360-20 /RZ 2C 20 

TO: Chair and Directors 
 Electoral Areas Services Committee 
 
FROM: Russell Dyson 
 Chief Administrative Officer 
 
 
RE: Rezoning (M. and C. Leighton Holdings Ltd, and R. Leighton Holdings) 

Puntledge – Black Creek (Electoral Area C) 
Lot 2, Block 29, Comox District, Plan VIP70241, PID 024-701-599  
(2380 Macaulay Road and 8723 Island Highway) 
Lot 2, Block 29, Comox District, Plan VIP58479, PID 018-677-487  
(2305 and 2295 Shiloh Road) 
Part Lot 2, Block 29, Comox District, Plan 5517, except VIP74773, 
PID 005-972-281 (unaddressed lot off Macaulay Road) 
Lot 1, Block 29, Comox District, Plan VIP70241, PID 024-701-581  
(8699 Island Highway) 
Lot A, Block 29, Comox District, Plan EPP33408, PID 029-845-629 
(unaddressed lot off Macaulay Road) 

  

 
Purpose 
To summarize comments received from First Nations and external agencies (Appendix A), to 
recommend first and second reading of the proposed bylaw and to authorize a public hearing be 
held. 
 
Recommendation from the Chief Administrative Officer: 
THAT the Comox Valley Regional District Board give first and second reading to Bylaw No. 683, 
being the “Rural Comox Valley Zoning Bylaw No. 520, 2019, Amendment No. 8” which rezones 
properties known as:  

• Lot 2, Block 29, Comox District, Plan VIP70241, PID 024-701-599 (2380 Macaulay Road 
and 8723 Island Highway) 

• Lot 2, Block 29, Comox District, Plan VIP58479, PID 018-677-487 (2305 and 2295  
Shiloh Road) 

• Part Lot 2, Block 29, Comox District, Plan 5517, except VIP74773, PID 005-972-281 
(unaddressed lot off Macaulay Road) 

• Lot 1, Block 29, Comox District, Plan VIP70241, PID 024-701-581 (8699 Island Highway) 
• Lot A, Block 29, Comox District, Plan EPP33408, PID 029-845-629 (unaddressed lot off 

Macaulay Road)  
from Tourist Commercial One (TC-1), Commercial One (C-1), Country Residential One (CR-1) and 
Rural Eight (RU-8) to Campground and Outdoor Recreation (COR), Commercial One (C-1) and 
Country Residential One (CR-1); 
 

Supported by Russell Dyson 
Chief Administrative Officer 

 

R. Dyson 
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AND FINALLY THAT pursuant to Section 464(1) of the Local Government Act (RSBC, 2015, c.1), 
the board schedule a public hearing for Bylaw No. 683, being the “Rural Comox Valley Zoning 
Bylaw No. 520, 2019, Amendment No. 8” (RZ 2C 20, Leighton). 
 
Executive Summary 

• The owners of five adjoining lots which includes the Saratoga Speedway made application to 
amend the Zoning Bylaw to allow for the development of a campground north of the 
racetrack, expanding the area where recreation facility and outdoor recreation use can occur 
(to include additional land west of the race track), creating a commercial lot off the Island 
Highway, and moving the auto-racing use to the list of principal uses (from the accessory 
uses list). 

• Auto-racing is presently permitted. The rezoning process presents an opportunity to assess 
impacts and consider mitigative measures. 

• Comments have been received from partner agencies, as well as general comments from 
members of the public. Topics raised in the correspondences are discussed in this report. 

• Based on the application request and consideration of the topics raised in the referral phase, 
a draft amendment bylaw was prepared. As the proposal is consistent with the Official 
Community Plan (OCP), staff recommends first and second readings be provided to the 
amendment bylaw and a public hearing be scheduled. 

 
Prepared by:   Concurrence:  Concurrence: 
     
J. MacLean  T. Trieu  A. Mullaly 
     
Jodi MacLean, RPP, MCIP  Ton Trieu, RPP, MCIP  Alana Mullaly, RPP, MCIP 
Planner II  Manager of Planning Services  General Manager of Planning 

and Development Services 
 
Government Partners and Stakeholder Distribution (Upon Agenda Publication) 

Applicant  
Saratoga and Miracle Beach Residents’ Association  
Saratoga Speedway Complex Concerned Citizen's Group  

 
Background/Current Situation 
On May 25, 2021, the Comox Valley Regional District (CVRD) Board reviewed an application to 
amend the Zoning Bylaw applicable to five lots in the Saratoga Miracle Beach Settlement Node area 
(Figures 1 and 2). As detailed in the staff report received at the May 25, 2021 CVRD Board meeting, 
the proposal has four components: 

• Moving outdoor recreation use from a permitted accessory use to a permitted principal use. 
• Expanding the area where a recreation facility or outdoor recreation use can occur. 
• Enabling the development of an eight hectare campground north of the existing race track. 
• Enabling the subdivision of one commercial lot along the Island Highway. 

A conceptual site plan illustrating these components has been provided (Figure 3) though the exact 
specifications could vary based on what the Zoning Bylaw regulates or does not regulate. 
 
The subject properties include a speedway that was constructed in 1968 with modifications and 
improvements being added over the intervening years. The area’s first Zoning Bylaw was adopted in 
1974 and allowed this use as a principal use. However, a new Zoning Bylaw adopted in 1986 applied 
a new zone to the lot which moved “Outdoor Recreation Use” (which includes auto-racing) out of 
the list of permitted principal uses and onto the list of accessory uses. Therefore, the speedway 



Staff Report – RZ 2C 20 Page 3 
 

 
Comox Valley Regional District 

became a lawfully non-conforming principal use (because there was no corresponding principal use 
on the same lot) and has operated since then under that status. Lawfully non-conforming status 
allows a use to continue (inclusive of maintenance and repairs) but does not allow for it to expand. 
The proposal applied for by the property owners does not seek to expand the race track but does 
seek to expand the area used for Outdoor Recreation Use and Recreation Facility so that additional 
recreational uses can be provided, such as a go-kart and driver training facility. The area proposed 
for the campground is undeveloped and is currently zoned for residential use to a maximum of two 
dwellings per lot (Figure 4).  
 
The CVRD Board authorized staff to issue referrals to external agencies and discuss the provision of 
voluntary community amenities. The comments received are included verbatim in Appendix A and 
are summarized below: 

• The Saratoga and Miracle Beach Residents’ Association (SAMBRA) provided comments on 
the proposal and recommended that noise mitigation, traffic issues, campfire smoke and 
impact on the Black Creek/ Oyster Bay (BCOB) Water System be addressed. 

• The Ministry of Transportation and Infrastructure has no comments on the subject 
development and the rezoning proposal. 

• The Vancouver Island Health Authority (Island Health) provided comments relating to 
drinking water, sewage disposal, noise and traffic. 

• The board of the Strathcona Regional District (SRD) expressed concerns over water supply 
and noise affecting Oyster River residents. 

• Both the K’ómoks First Nation (KFN) and the Wei Wai Kum First Nation stated they do 
not have any comments to provide at this time. 

• The Homalco First Nation state that “Homalco does not object”. 
• The Advisory Planning Commission (APC) for Area C (Puntledge – Black Creek) supported 

the proposal as proposed but requested that the applicant address lighting, water supply, 
garbage control, noise, and transit. 

 
Responses were not received from Laich-Kwil-Tach Treaty Society, Wei Wai Kai First Nation of the 
Kwiakah Treaty Society, BC Assessment or BC Transit. Comments can be provided and considered 
by the board up until the close of the public hearing. 
 
Correspondence Received from the Public 
In the months following the Electoral Areas Services Committee meeting in which this application 
was introduced, the CVRD received nearly 300 pieces of correspondence (e.g. emails, letters, 
petitions) commenting on the proposal. Some expressed support for the proposal, some opposed 
and some provided observations without supporting or opposing the proposal as a whole. The 
sections below speak to the topics raised in this correspondence. 
 
Black Creek Oyster Bay Water System 
The subject properties are entirely within the BCOB Water Local Service Area. This service provides 
drinking water from the Oyster River but has experienced capacity concerns during the summer 
months. CVRD Engineering Services staff have reviewed the proposal and determined that the 
development may continue to utilize its existing water connections but that the system cannot 
accommodate additional or up-sized connections until the above noted capacity concerns are 
alleviated. This is consistent with the October 2021 recommendations of the BCOB Services 
Committee concerning connection suspensions. CVRD Engineering Services advises that: 

• The speedway development has an existing water connection (along Macaulay Road) and 
may continue to utilize that connection. 

• The proposed commercial lot can utilize the existing connection at 8699 Island Highway. 
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• There is one existing water connection along Shiloh Road used to service two houses that 
will remain. 

• There exists one unused water connection on the northern undeveloped lot which may be 
used. 

• The southern undeveloped lot does not have a connection but is entitled to connect 
pursuant to the above-noted BCOB Services Committee recommendations for vacant lots 
that have been subject to the frontage tax.  

 
As part of the project, the applicant is seeking to connect the campsites to a water supply system. 
However, the applicant has advised the CVRD that the proposed campground’s projected water 
demand would exceed what can be offered by the BCOB system with these restrictions on new or 
up-sized connections. Once the BCOB connection suspension is lifted, the development will be 
eligible to connect to the public water system. Therefore, until such time, should the rezoning with 
the campground be approved, the applicant intends to service individual campsites with a private 
water supply system, being a well system located on the northeast end of the race track. Such an 
independent system may be created within the BCOB Water Local Service Area but is separately 
regulated by Island Health under the Drinking Water Protection Act and Regulation and under the Water 
Sustainability Act for licencing. The CVRD does not have jurisdiction over groundwater extraction 
approvals or licencing. In this case, Island Health cautions (Appendix A) that such water supply 
systems carry financial burdens for operators and that they must be able to prove the supply meets 
bacteriological and chemical water quality standards, inclusive of on-going monitoring. Island Health 
recommends that before a rezoning is approved, the applicant prove that the well is sustainable with 
a minimum amount of water needed at maximum build out. In response, the applicant has 
submitted reports prepared by qualified professionals that: 

• calculate campground water demand (prepared by McElhanney), 
• the capacity of two test wells (located in the vicinity of the race track) to meet that demand 

(prepared by McGill’s Well Service and Supply and Fyfe Well & Water Services), and 
• water quality analysis confirming the water meets the Guidelines for Canadian Drinking 

Water Quality (prepared by Bureau Veritas Laboratories). 
CVRD Engineering Services staff confirmed there would be no hydraulic connectivity between the 
BCOB groundwater intake and the wells at this location which are approximately two kilometres 
apart.  
 
Sewage 
There is no public sewage service in this area so development on individual lots utilize on-site 
sewage systems as regulated by Island Health. The applicant intends for the campground to offer 
serviced campsites, washroom/laundry buildings and a sanitary dump facility for campground 
patrons that will require an onsite sewage system. To prove feasibility, the applicant submitted an 
onsite sewerage assessment prepared by a qualified professional at B4 Engineering Inc. which, given 
the site characteristics and proposed development, recommends the use of Type 2 (as defined by the 
BC Sewerage System Regulation) treatment plants at four separate locations supplemented by sand 
mound dispersal to achieve Type 3 effluent.  
 
Rainwater Management 
As there is no drainage function for private properties in this area and the road culverts are only 
sized to accommodate stormwater off the road, rainwater must be accommodated on individual lots 
without directing water to neighbouring lots or public infrastructure in excess of pre-development 
(natural) conditions. The applicant provided a Rainwater Management Plan prepared by 
McElhanney Ltd. The report finds that the subject properties are located on the boundary of the 
Black Creek and Oyster River watersheds. It provides recommendations for accommodating 
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rainwater onsite, including storage systems (e.g. a pond at the lower level of the land), re-establishing 
vegetation and using permeable surfacing materials. During high rain events, overland flow drains 
into the Ministry of Transportation and Infrastructure road ditch system which is directed 
predominately to the culvert under the Island Highway towards Smooth Road in the Black Creek 
watercourse system, though excessive water can continue northward along the Island Highway ditch 
to the Oyster River.  
 
Noise  
The referral responses from SAMBRA, Island Health, SRD and the APC, as well as numerous 
public correspondence, expressed concern over noise or requested noise mitigation measures. The 
CVRD bylaw compliance department notes that complaints of noise have been received over the 
years identifying the auto-racing and sound system as impacting area residents. However, the sound 
can be perceived subjectively as reflected by numerous public correspondence indicating that some 
local residents enjoy the sound being generated by the speedway. For those who do not, as noted in 
the Island Health response, disruptive noise can be a nuisance and lead to mental and physical health 
problems.  
 
In response to noise concerns, the applicant submitted a report prepared by a qualified professional 
(Appendix B) which measured the noise level during an auto-racing event, assessed proposed noise 
mitigation measures and provided options for best practices. The report focuses on the sound level 
(or sound pressure) and concludes that the events at the track approach the noise guideline of the 
World Health Organization, particularly during favourable atmospheric conditions for sound 
propagation. The report notes the track barrier and northern berm noise mitigation measures (which 
are not required but were voluntarily installed by the owner) reduce the noise experienced by those 
in close proximity to the barriers but would have less mitigative effect on those farther away. The 
best practice options provided by the report include increasing soft ground conditions (e.g. using 
field grass), limiting vegetation growth that extends overtop of the barriers, and using heavy weight 
material on barrier surfaces. 
 
The source of the noise concern is the use of the land for auto-racing which the Zoning Bylaw 
classifies as Outdoor Recreation Use, and more specifically the sounds from automobiles and the 
speaker system. Regulations addressing the making or causing of noise can only be implemented 
through a noise bylaw as described in Section 323 of the Local Government Act (RSBC, 2015, c. 1). 
The CVRD Noise Control Bylaw, Bylaw No. 102, being the “Electoral Areas Noise Control 
Regulations Bylaw No. 102, 2010,” prohibits motor vehicle noise that disturbs the peace between 
9:00 pm and 8:00 am but does not apply to motor vehicles operating in places intended for their use, 
such as highways or race tracks. Therefore, the noise from cars on the race track are not regulated by 
the Noise Bylaw. No amendments are being proposed to the Noise Control Bylaw.  
 
Mitigation measures can be used to reduce negative externalities being experienced by neighbours as 
a result of activities occurring on another lot. Zoning bylaws mitigate noise impacts through the 
separation of land uses and the inclusion of setbacks, screening and buffering requirements. The 
race track was lawfully constructed prior to a zoning bylaw being in effect and at a time when there 
existed fewer residential developments in the surrounding area. When the Zoning Bylaw was 
adopted in 1974, it did not include any specific noise mitigation measures in the race track’s zone. 
Planning staff reviewed the zoning bylaws applicable to other speedways throughout the province 
but none included specific noise mitigation measures within their zones, though other such facilities 
are located away from existing residential development, except the Langford Western Speedway. To 
help address noise experienced by the immediate neighbours, as well as provide screening, the draft 
bylaw requires a 15 metre vegetated buffer with a berm or fence along any lot line shared with a lot 
zoned for residential use. 
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Additional landscaping along the road frontages may be implemented at the development permit 
stage for the purposes of achieving form and character objectives. 
 
Local Economic Development 
Numerous correspondence, as well as the referral comments from SAMBRA, spoke to the 
proposal’s impact on economic development, promotion of tourism, and a need for additional 
campsites to accommodate demand. It is noted that many responses were not in favour of additional 
visitors or the use of the race track to attract visitors, but that several responses did note favourable 
past experiences visiting the speedway and desires for future visits. The Regional Growth Strategy 
(RGS) economic development objective includes supporting the retention of local business and 
encouraging the responsible expansion of the economic base of the Comox Valley. It is among the 
OCP, Bylaw No. 337, being the “Rural Comox Valley Official Community Plan Bylaw No. 337, 
2014”, economy and industry objectives, which addresses the rural areas more specifically than the 
RGS, “to permit a wide range of employment uses including those in the agricultural/ aquaculture 
sector, industrial sector, commercial sector, innovation sector, culture and arts sector, tourism and 
service sector…”. It is among the purposes of the proposal to help facilitate the retention of the 
speedway and expand its offerings (e.g. go-kart track, bicycle pump track, etc.) in such a way that it 
can accommodate visits by the travelling public. 
 
Traffic and Transit 
Numerous public comments expressed concern over the effect the proposed development could 
have on traffic. The Speedway and the neighbouring lots are currently accessed off Macaulay Road 
and off the Island Highway, which the CVRD Transportation Road Network Plan ranks as collector 
and arterial, respectively. The two other subject properties are accessed either off the Island 
Highway or Shiloh/ Finlay Road. The proposed development would seek to create a principal access 
off the Island Highway at the intersection with Miracle Beach Drive, with a secondary access to 
Macaulay Road and no access to local (residential) roads. In support of this, the applicants 
conducted a Traffic Impact Study prepared by Glenn Stanker, P.Eng. of McElhanney Ltd. Based on 
the proposed designs and forecasted traffic growth scenarios, a traffic impact study provides analysis 
and recommendations on intersection and road improvements to accommodate an acceptable level 
of service. The report confirms this is the case with the exception of the Island Highway at Miracle 
Beach Drive intersection which may require a traffic control person during major race events 
(estimated to be twice a year).   
 
OCP Policy 23(1), regarding transportation, directs that emergency access design be reviewed in all 
new development proposals and that commercial development should have two separate and 
unobstructed accesses. The proposed campground would utilize an easement over the Speedway as 
its principal access, though the campground would have significant road frontage along both Shiloh 
and Finlay Roads which is currently an unopened road right-of-way.  
 
Regarding transit, the speedway development is located along the Oyster River/ Downtown route 
No. 12 of the Comox Valley Regional Transit System. From the Island Highway, that route goes 
north along Macaulay Road to Tammy and Catherwood Roads to the exchange with the Campbell 
River Transit System before heading south back to the City of Courtenay via Miracle Beach Drive 
and past the proposed principal access to the site (noted above). Given the location of the subject 
properties along this route with land suitable for daytime parking, this area would be suitable for a 
bus stop and park-and-ride facility (see Community Amenity Contribution section below). 
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Liquor  
Numerous public correspondences expressed concern over the consumption of alcohol in relation 
to auto-racing and traffic exiting events. Liquor licensing is regulated by the province through the 
Liquor and Cannabis Regulation Branch. The Saratoga Speedway made an application for a Liquor 
Primary License to allow for liquor consumption within a beer garden area. The branch conducted a 
Site and Community Assessment and made the decision to approve the application for event-driven 
service only. The draft zone allows for a liquor licensed establishment and craft beverage processing 
as accessory uses that are incidental and subordinate to the principal uses. Similarly, the Commercial 
One area allows these as principal uses. 
 
Emissions 
SAMBRA requested consideration be given to limiting the amount of campfire smoke that is 
emitted from the campground. Zoning bylaws may not be used to enforce fire bans. In this area, 
campfires are regulated in the Black Creek – Oyster Bay Fire Protection Service Regulations Bylaw 
No. 357, 2014. It prohibits igniting or maintaining campfires greater than 50 centimeters in diameter 
or within 3 metres of trees, stumps, logs or wooden structures.  
 
Numerous public correspondences expressed similar emission-related concerns but in regards to 
greenhouse gases and particulates from the racetrack and other outdoor recreation uses. It is a goal 
of the RGS to “Minimize regional greenhouse gas emissions and plan for adaptation.” It 
recommends directing development to Core Settlement Areas to avoid deforestation but otherwise, 
in terms of land use and development, this goal is pursued through the OCP which establishes 
targets and policies. Those policies (Section 13 of the OCP) recommend using incentive-based 
measures (e.g. density bonusing and community amenity contributions) to reduce the number of 
automobiles per household, achieve green building methods, use of alternative technologies, and 
build infrastructure for active modes of transportation. Related to this proposal, the applicant has 
offered transit-related assets as a community amenity contribution and intends to utilize electric 
vehicles (go-karts) in the expanded recreation area. These policies do not discourage particular land 
uses such as recreational vehicle campgrounds or auto-racing.  
 
Ecosystems, Natural Areas and Parks  
Numerous public correspondences expressed concern over the effect the proposed development 
and use of land would have on local or regional habitat. The introduction of a new campground will 
likely increase visits to recreational spots along the Oyster River, the shoreline, and 
provincial/regional parks.  
 
Regarding onsite habitat, the applicant has provided a Biophysical Assessment of the subject 
properties which identified watercourses which have habitat values that are sensitive to nearby 
development or activities. Any further development, including land alterations, within 30 metres of 
these watercourses will require an Aquatic and Riparian Habitat Development Permit in which the 
recommendations of the professional biologist are conditions of the permit.  
 
Housing 
Several public correspondences expressed concern over the possibility of recreational vehicles within 
the campground being used for permanent residency. The Zoning Bylaw specifies that campgrounds 
are only to provide temporary accommodations for the travelling public for a maximum length of 
stay of six months. For comparison, the other zones which allow for campground use allow up to 50 
per cent of stays to be up to the maximum of six months (the remainder must be less than six 
months).While the applicant proposes to enforce stays to less than six months, the draft bylaw 
maintains the six months maximum stay for consistency with other tourist commercial zones.  
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Similarly, some expressed concern of the loss of potential housing in the rezoning of land from a 
residential zone to a commercial zone. The existing zones (Figure 4) involve three residential lots, 
each with a potential maximum density of two dwellings each. The proposal would result in one 
residential lot with two dwellings. The OCP, being the relevant long range planning document 
addressing land use and density, identifies this general Saratoga-Miracle Beach area as one of the 
rural area’s primary growth nodes, subject to servicing limitations, though it does not specify 
locations within the node for particular residential densities or commercial/industrial uses. There 
currently exists sufficient development potential within the area to reach the servicing limitations 
(see Black Creek Oyster Bay Water System section above).  
 
Lighting 
The APC requested consideration be given to lighting that is full cut-off or certified dark sky 
compliant. Full cut-off lights are designed to ensure that light is only directed downwards while 
semi-cut-off lights allow for some horizontal projection (for illuminating larger areas). Since 2007, it 
has been the policy of the CVRD to guide commercial and industrial development to have exterior 
lighting that does not negatively impact the quality of life for adjacent neighbours nor create any 
light pollution. While the specifics of lighting is addressed at the development permit stage, rather 
than at rezoning, it is noted that the existing race track is illuminated with LED floodlights  
(Figure 5) and the CVRD DarkSky policy states that in the case of non-conforming light fixtures 
that “No outdoor recreational facility, whether public or private, shall be illuminated after sundown 
except when the facility is in use.” The applicant has been made aware that to maintain consistency 
with this policy, the floodlights are not to be on when the facility is not in use. 
 
Signage 
Included in the application is a proposal for additional signage that would otherwise be prohibited.  
The Zoning Bylaw regulates signage in Section 322 by establishing a maximum number and size of 
free-standing signs and prohibiting certain types of signs (e.g. signs that are animated, inflatable, 
flashing, etc.), among other regulations. On commercial and industrial lots the regulations limit 
signage to a maximum of one free-standing sign up to 6 square metres in area and 5 metres in 
height. These signs may be digital and their content is not regulated (e.g. could be used for third 
party advertising, promoting events, information bulletins, etc.). The draft zone (Appendix C) would 
allow for up to two free-standing signs per lot up to 6 metres in height and 12 square metres in area. 
With the current lot configuration, this could result in up to a maximum of ten signs over the five 
subject properties. 
 
Community Amenity Contribution 
Within the OCP, the subject properties are located within the Settlement Node designation. Section 
33(4) within the Settlement Node designation directs that the community amenity policies be 
applied. Community Amenity Contributions (CACs) are non-regulatory contributions an applicant 
voluntarily makes to help offset impacts to the community that a new development may make. Best 
practices are for CACs to be proportional to the anticipated impact and provide a demonstrable link 
between the CACs and the impacts of the new development. The board policy on CACs (Policy 
Number: P68) adopts these principles and requires the Electoral Areas Services Committee to 
consider the offered CAC with the application in conjunction with estimated life cycle costs. After 
discussing the proposal and appropriate contribution with CVRD staff, the applicant has offered to 
construct a bus stop, host an associated park-and-ride facility on a subject property via a covenant 
agreement, and to transfer $5,000 to the Oyster River Fire Rescue to be used for the purchase of 
communications equipment. Any such CAC offers are disclosed publically prior to the holding of a 
public hearing and considered concurrently by the CVRD Board with consideration of third reading.  
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Draft Bylaw 
The subject properties are located in the OCP’s Settlement Node designation that is intended “to 
promote complete communities and neighbourhoods…where people can live, work, play and shop”. 
Given the long range planning direction and the application submissions and considerations above, 
staff prepared a Zoning Amendment Bylaw (Appendix C) that enables the further development of 
the properties, as proposed, but also includes conditions of development and does not permit any 
further expansion of the race track. The draft bylaw includes outdoor recreation use, auto-racing and 
recreation facility as permitted principal uses. “Auto-racing” is made into its own separate use 
(separate from  outdoor recreation use) which will ensure that a rezoning is required for the 
development of any new race tracks in any other zones that otherwise allow for outdoor recreation. 
The draft bylaw will enable a larger area to be utilized for outdoor recreation and recreation facility 
but also prevents the race track from expanding from its current size, estimated to be 465 metres 
(commonly referred to as a 3/8 mile track) and the 332 metre strip used for drag racing. A smaller 
outdoor track may be constructed, intended for go-karts as an auto-racing use or indoors as a 
recreation facility use. 
 
The draft zone also enables the development of an 8 hectare area for campground use. Its 
conditions of use are similar to the other campground zones in the Zoning Bylaw but allow for no 
stays over six months and require each campsite be at least 250 square metres (instead of the 110 
square metres required in other campground zones). The list of accessory uses are similar to the 
other campground zones in allowing offices, retail, outdoor storage and one dwelling unit. 
 
For screening and buffering, the zone’s conditions of use include the requirement for a berm and 
fence adjacent to lots zoned for a residential use, as well as similar regulations as other zones 
addressing motor vehicle repair and outdoor storage. Otherwise, the draft zone allows for the 
requested additional signage of up to two signs per lot at 12.0 square metres per sign and general 
setback regulations similar to the Tourist Commercial One zone. 
 
The draft Zoning Bylaw amendment also enables the subdivision and development of a 0.4 hectare 
area along the Island Highway under the Commercial One zone.  
 
Options 
At this time, the CVRD Board has the following options: 

1. Approve first and second reading of proposed Bylaw No. 683 (Appendix C), authorize the 
public hearing be held.  

2. Refer proposed Bylaw No. 683 back to staff for revision. 
3. Deny the application to rezone. 

 
Based on the discussions contained within this report, staff recommends option 1. 
 
Financial Factors 
The applicants have paid for the rezoning application review in accordance with Bylaw No. 328 
being the “Comox Valley Regional District Planning Procedures and Fees Bylaw No. 328, 2014”. If 
the application proceeds to statutory public hearing, additional fees will be required. Application fees 
paid to date account for the rezoning only and not future subdivision, development permit, or 
building permit fees. 
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Strategic Considerations: Strategic Drivers and Regional Growth Strategy  

CVRD Board Strategic Drivers: 

Fiscal 
Responsibility  

Climate Crisis and 
Environmental 
Stewardship and 
Protection 

 Community 
Partnerships  Indigenous 

Relations  

 
Fiscal Responsibility: Careful management of services and assets is essential to providing affordable 
and reliable services to citizens and businesses in the CVRD. 

• Following the policies concerning Community Amenity Contributions, the applicant has 
expressed interest in providing the CVRD with assets towards the local fire protection 
service and transit service. See Community Amenity Contribution section above. 

 
Climate Crisis and Environmental Stewardship and Protection: The CVRD is committed to reducing 
our impact on the environment and accelerating our actions to adapt and respond to climate change 
impacts. 

• Rezoning applications are reviewed under the policies of the OCP, including those under the 
natural environment, sensitive ecosystems, and climate change sections. See the Emissions 
and the Ecosystems, Natural Areas and Parks sections above. 

 
Community Partnerships:  The social fabric of our communities and the health and wellbeing of 
citizens depend on solid and sustainable community partnerships. Collaboration and support are 
ever present in guiding our service delivery. 

• In addition to referrals to government partners, referrals were sent to SAMBRA. Numerous 
correspondence was received and this report speaks to the topics that were raised in that 
correspondence. See Citizen/Public Relations section below. 
 

Indigenous Relations:  We are committed to reconciliation and relationship building with Indigenous 
Peoples and specifically KFN. 

• Referrals seeking feedback on the rezoning proposal were sent to KFN and a response was 
received (Appendix A) 
 

CVRD Regional Growth Strategy Goals: 

Housing  
Ecosystems, 
Natural Areas 
and Parks 

 Local economic 
development  Transportation  

Infrastructure  Food Systems  Public Health & 
Safety  Climate Change  

 
Discussion on the RGS is included in the correspondence sections of this report. 
 
Intergovernmental Factors 
Appendix A lists the comments received from First Nations and external agencies on this rezoning 
application. 
 
Citizen/Public Relations 
See Correspondence Received from the Public section above. 
 
The APC for Electoral Area C considered the proposal with the applicant present at its meeting on 
June 17, 2021. The APC supported the proposal as proposed “provided the applicant works with 
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CVRD staff on questions of a technical nature, such as, but not limited to, lighting (full cut-off / 
dark sky), water supply, garbage control, noise, and transit with park-and-ride provisions.” These 
issues are addressed in this report (see above). 
 
SAMBRA held an information meeting on July 26, 2021, with CVRD staff and the applicant present 
to answer questions. Following the meeting a letter dated July 27, 2021 on behalf of SAMBRA was 
submitted to the CVRD to provide comments and observations. The letter highlights that the 
following should be addressed 

• Impact to the BCOB Water System. 
• Noise mitigation, including a recommendation that new trees be integrated into a landscaped 

area. 
• Parking along Macaulay Road and traffic safety. 
• Smoke from campground fires. 

 
Attachments:  Appendix A – Comments from External Agencies and First Nations 
 Appendix B – Memorandum prepared by Pacific Coast Acoustics dated July 26, 2021 
 Appendix C – Draft Bylaw No. 683 
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Figure 1: Subject Properties 
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Figure 2: Air Photo (2020) 
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Figure 3: Site Plan, as Submitted by the Applicant and Amended on November 17, 2021;  
Area for Bus Stop and Park-and-Ride Noted on Southern-Most Border in Vicinity of 

Macaulay Road 
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Figure 4: Existing Zoning; See Appendix C for Proposed Zoning 
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Figure 5: Example of Lights Installed at Saratoga Speedway 



June 25, 2021 
Attn: Russel Dyson, CAO 
Comox Valley Regional District 

WEIWAIKUM FIRST NATION 
1650 Old Spit Road, Campbell River, BC, Canada V9W-

3E8 
Tel.: (250) 286-6949 
Fax.:(250) 287-8838 

TOLL FREE: 1-877-286-6949 

3360-20 / RZ 2C 20 

J. MacLean

Re: Rezoning Application Referral (Mand C Leighton Holdings Ltd., and R Leighton Holdings Ltd). 

The above application is located within the traditional territory of the Wei Wai Kum Nation as 
documented by evidence of historical use and the memories of our Elders. As holders of Aboriginal 
Title to these territories, the Wei Wai Kum First Nation maintains the right to make decisions 
concerning the use and protection of all lands, waters and resources within our territories. 

Wei Wai Kum First Nation has reviewed the above-mentioned application regarding a re-zoning 
within the Saratoga Settlement Node. We do not have any comments to provide at this time 
regarding this application. Please note that this "no comment" letter is specifically intended for 
this application and is without prejudice to any and all future consultation with our Nation 
regarding not only this application but any other application or decision within the Wei Wai Kum 
traditional territory. 

The Wei Wai Kum Nation may choose in the future to address the issues of Aboriginal rights and 
title infringement and compensation through the treaty process, the courts or other dispute 
resolution process. We also reserve the right to raise objections if any cultural use, archaeological 
sites or environmental impacts are identified when the above development is being carried out or 
if we discover impacts on our rights or interest that we had not foreseen. 

If you have any questions or concerns or would like to set up a meeting please contact Courtney 
Fidler at 250-286-6949 or referrals@weiwaikum.ca. 

Regards, 

ce.J-J� Roberts
Wei Wai Kum First Nation 
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Jodi MacLean

From: McRae, Tallina TRAN:EX <Tallina.McRae@gov.bc.ca>
Sent: July 5, 2021 1:18 PM
To: Jodi MacLean
Subject: RE: Referral: Rezoning File RZ 2C 20

CAUTION! EXTERNAL EMAIL 

 

MOTI file number # 2021-03773 
 
The Ministry of Transportation and Infrastructure has no comments on the subject development and the rezoning 
proposal.  
 
Sincerely,  
 
Tallina McRae      
Development Services Officer 
Ministry of Transportation and Infrastructure 
Vancouver Island District - SA03 
Telephone: (250)  331 - 9891 
Email: Tallina.McRae@gov.bc.ca 
 

Apply for BCeID 
Apply for Permit 
 

From: Jodi MacLean <jmacLean@comoxvalleyrd.ca>  
Sent: June 14, 2021 4:28 PM 
To: McRae, Tallina TRAN:EX <Tallina.McRae@gov.bc.ca> 
Subject: Referral: Rezoning File RZ 2C 20 
 
[EXTERNAL] This email came from an external source. Only open attachments or links that you 
are expecting from a known sender. 

 
Tallina, 
 
Attached is a referral to MoTI concerning a rezoning proposal in the Saratoga area. If you would like to provide any 
comments and recommendations on behalf of your organization, please let me know.  
Myself or Ton Trieu, Manager of Planning Services, are available if you would like a summary or more information. 
Also attached is the Traffic Impact Study the applicant prepared for this application. 
 
Thanks. 
 
Jodi MacLean 
Planner 
Planning and Development Services Branch 
Comox Valley Regional District 
770 Harmston Avenue, Courtenay, BC  V9N 0G8 
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Tel: 250-334-6041 
Tel: 1-800-331-6007  
 

Appendix A Page 4 of 13



3360-20 / RZ 2C 20
J. MacLean

Appendix A Page 5 of 13



Appendix A Page 6 of 13



Appendix A Page 7 of 13



Strathcona 
REGIONAL DISTRICT 

IL 

July 16, 2021 
VIA EMAIL: planningcomoxvalleyrd.ca 

Comox Valley Regional District 
770 Harmston Avenue 
Courtenay, BC V9N 0G8 

Attention: J. MacLean, Rural Planner, Property Services Branch 

Dear Mr. MacLean: 

RE: CoMox VALLEY REGIONAL DISTRICT DEVELOPMENT PROPOSAL REFERRAL (RZ 2C 20 —
SARATOGA SPEEDWAY)  

This is further to the referral regarding the above noted proposal received by the Strathcona Regional 
District on June 11, 2021. The referred was considered by the Strathcona Regional District Board 
at its regular meeting on July 14, 2021 at which time the following resolutions were passed: 

Leigh/Adams: SRD 665/21 

THAT the Strathcona Regional District advise the CVRD Board that it does have concerns 
with the proposed Comprehensive Development Zone at Saratoga Speedway concerning 
water. 

There is limited water supply in the Oyster River area for summertime activities that draw 
down our water supplies to critical levels. We are concerned that 168 RV units included in 
this Comprehensive Development Zone will further exacerbate the already stressed 
community water supply system and the Oyster River needs to have water flows sufficient 
for the aquatic habitat. 

Leigh/Adams: SRD 666/21 

THAT the Strathcona Regional District advise the CVRD Board that it does have concerns 
with the proposed Comprehensive Development Zone at Saratoga Speedway concerning 
noise abatement. 

There needs to be noise mitigation on the North side of the Speedway so that Oyster River 
residents and Park users in Area D are not unduly disturbed by noise when the Speedway 
is in operation. 

We trust this is the information that you require. 

Sincerely, 

Tom Yates 
Corporate Services Manager 

#301 — 990 Cedar Street, Campbell River, BC V9W 7Z8 
Tel: 250-830-6700 Fax: 250-830-6710 

Toll free: 1-877-830-2990 www.strathconard.ca  

3360-20 / RZ 2C 20
J. MacLean
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K'6moks First Natio 

3330 Comox Rd., Courtenay BC, V9N 3P81 Ph: 250.339.4545 IF: 250.339.7053 IE: reception(@komoks.ca 

Aug 11, 2021 

RE: Referral File #3360-20/RZ 2C 20 (Leighton) 

Hello Russell, 

The K'6moks First Nation is in receipt of the above-mentioned application - File# 3360-20/RZ 

2C 20 (Leighton) in the Saratoga Settlement Node in Black Creek. 

This application is located within the K'6moks statement of intent area; it is the interest of the 

K'6moks Nation to respectfully maintain our rights and access to the lands and resources 

throughout our territory. 

The K'6moks First Nation does not have any comments to provide at this time regarding this 

application proceeding. Please note that this "no comment" letter is specifically intended for this 

application and is without prejudice to all future consultation with our Nation regarding not only 

the renewal of this application but any other application or decision within the K'6moks 

traditional territory. 

Furthermore, we may choose in the future to address the issues of Aboriginal rights and/or title 

infringement and compensation through the treaty process, the courts or other dispute 

resolution processes. We also reserve the right to raise objections if any cultural use, 

archaeological sites or environmental impacts are identified when the above development is 

being carried out or if we discover impacts on our rights or interest that we had not foreseen. 

ire any further information, please do not hesitate to contact our office. 

KFN Chief Councillor 

Nicole Rempel 

Rec'd 20210817
3360-20 / RZ 2C 20
J. MacLean
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COMMUNITY NOISE IMPACT ASSESSMENT & CONTROL | TRANSPORTATION NOISE | ARCHITECTURAL ACOUSTICS | BUILDING 

NOISE CONTROL | NOISE & VIBRATION MEASURMENT & CONTROL | TRAINING & EXPERT TESTIMONY 

A 1751 Barrie Road, Victoria, B.C.  V8N 2W4 T 250 580 9139 E dmarriner@pacificcoast.net 

File No. 21-0004-1 

July 26, 2021 

MEMORANDUM 

To:       Rob Leighton, President 

 Leighton Contracting (2009) Ltd. 

 1830 Lake Trail Road 

 Courtenay, B.C. 

From:  Duane Marriner, P.Eng., Pacific Coast Acoustics 

Email: estimating@leightoncontracting.net 

Re: SARATOGA SPEEDWAY – NOISE MITIGATION REVIEW AND OPTIONS 

Further to your email on July 6, 2021, Pacific Coast Acoustics has completed the requested noise 

mitigation review including a site visit on Saturday, July 10, 2021 during a typical weekend event at 

Saratoga Speedway.  The results of the review and suggested noise mitigation improvements are 

presented herein. 

METHODOLOGY 

BACKGROUND AND SCOPE OF STUDY 

Saratoga Speedway was originally established in 1968 and operated until 1978.  The speedway facility 

reopened in 1981 and has maintained operation through to the summer of 2019 and recently 

reopened on July 10, 2021.  Events are held in the summer during daytime hours from late afternoon 

to early evening. 

The scope of this study included noise measurements taken at two representative residences at 

approximately 1 km to the north of the automotive track on Catherwood Road and 2 km to the east on 

Miracle Beach Drive. 
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The noise mitigation review was limited to the areas of noise mitigation mentioned in Dyson 2021 

Staff Report – File RZ 2C 20.  Noise control measures are currently in three stages of development: 

completed, under construction and planned.  Noise mitigation of the automotive noise sources was 

outside of the scope. 

BYLAWS AND GUIDELINES 

Comox Valley Regional District, Bylaw No. 102, 2020 

The Saratoga Speedway and community lie within the Comox Valley Regional District (Electoral 

District “C”).  As such, CVRD Bylaw No. 102, 2020 is relevant.  However, this bylaw does not provide 

any quantitative noise limits at point(s) of reception for the motor vehicles listed in Schedule A: 

Prohibitions of Time. 

World Health Organization 

The World Health Organization provides the following guidelines (WHO 1995) for dwellings subject 

to noise: 

“To protect the majority of people from being seriously annoyed during the daytime, the outdoor sound 

pressure level should not exceed 55 dB LAeq.” 

NOISE MONITORING 

Noise monitoring was conducted at a control site at the Saratoga Speedway and the two residential 

sites in the outlying community (see Figure 1). 

Measurements were taken of the ambient noise for a 15-minute period at the three sites in the 

afternoon prior to the event.  Measurements were also taken at the three sites during the event in 

the early evening as time permitted.  Brief snapshots of 1 to 2-minute duration were also taken at 

the two residential sites during heats at the automotive track to record the maximum noise level 

over the duration. 

Appendix B Page 2 of 14



Saratoga Speedway  July 26, 2021 

Campbell River, BC 

 

3 | P a g e  

P a c i f i c  C o a s t  A c o u s t i c s  

Instrumentation included Larson Davis 2900B conforming to ANSI S1.4 [1983] Type 1 for sound 

level meters.  Field calibration was performed before and after noise monitoring using an ND9 B 

Calibrator meeting IEC 942 Class 1 (see Appendix A).  The microphone was positioned 1.5 to 1.7 

meters (ear height) above local ground level and at setbacks listed in Table 1 measured in meters 

from the approximate center of the oval shaped track to a fronting point of reception near the 

residence. 

WEATHER 

On July 10, 2021 weather conditions for noise monitoring at Saratoga Speedway were ideal, with 

sunshine prevailing and a daytime high of 32 degrees Celsius, humidity 45% and dew point 18 

degrees Celsius.  Winds were steady at approximately 12 km/hr from the east in the afternoon and 

then calm after 1800 hours through the early evening. 

Figure 1:  Site Map showing Noise Monitoring Sites  
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NOISE MONITORING RESULTS 

The noise monitoring results are presented in Table 1. 

Table 1: Saratoga Speedway Noise Monitoring Results July 10, 2021 

Site 
Range 

(m) 

Start 

(hh:mm) 

Stop 

(hh:mm) 

Ambient 

Noise 

Level, Leq 

(dBA) 

Event    

Noise 

Level, Leq 

(dBA) 

Comment 

1 150 

13:57 14:12 48.9 - - 

18:41 18:56 - 68.7 
Measurement conditions were ideal, 

very light winds, lapse atmosphere 

2 1250 

15:07 15:22 43.0 - - 

19:16 19:31 - 42.2 

Noise from the event was barely 

audible.  LmaxF 59.1 dBA was measured 

at approximately 19:22 hours and 

identified as automotive noise from the 

track 

3 1750 

15:49 16:04 43.3 - - 

20:02 20:17 - 49.3 

LmaxF 64.5 dBA was measured at 

approximately 20:03 hours, persisting, 

and identified as automotive noise from 

the track 
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INTERPRETATION 

NOISE MONITORING 

The results of noise monitoring were presented in Table 1.  The results for the ambient noise 

levels are shown in the 5th column.  The ambient noise levels were in the low 40’s and include 

natural sounds, distant traffic and community activities at the time.  Ambient noise levels for 

outdoor amenity spaces near Highway 19a were not measured but would be expected to be 

higher due to the nearby highway traffic noise. 

The noise levels measured during the event are shown in the 6th column.  The winds were very 

light and the atmosphere was considered lapse during the measurement.  The event noise level 

at Site 2 remained in the low 40’s.  The event noise level at Site 3 was initially in the low to mid-

forties, however, towards the end of the 15-minute measurement period the noise level 

substantially increased marking the beginning of a noisier period at approximately 20:03 hours.  

The maximum noise level at this time was measured to be LmaxF 64.5 dBA and considered to be 

in the range of normal conversation (see Appendix B for the Noise Thermometer).   

CONCEPTUAL NOISE CONTROL 

Noise control measures are currently in three stages of development: completed, under 

construction and planned.  These measures are discussed below.  To help further reduce 

community noise levels, noise control options and best practices are proposed. 

Track Perimeter Barrier 

The Saratoga Speedway track itself is oval shaped measuring 121 m x 188 m aligned northwest 

to southeast (see Figure 1).  A track perimeter barrier has been completed around the outer 

perimeter of the track consisting of a noise-wall/berm combination 3.6 m high.  This barrier 

should provide a noise reduction of approximately 3 dBA at the nearest property, adjacent 
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Highway 19A, 275 m east of the center of the track. This prediction is subject to detailed noise 

modelling. 

For residences further east (and also to the north near Shiloh Road at Finlay Road) the 

performance of the noise barrier would decrease with the path length difference decrease1.  As 

such, noise barriers, near the source, become less effective for distant residences. 

Ways to improve barrier performance may be considered starting with a brief description of the 

assembly.  The inner half of the berm has been replaced with a retaining wall as a space saving 

measure.  The half berm is approximately 1.2 m high and is planted with grass.  The wall 

assembly includes two layers of 1” thick Douglas fir with overlapped seams.  The wooden plank 

structure is approximately 2.4 m high and is installed on top of the apex of the 1.2 m high berm.  

The total height of the top of the wooden plank structure above the track is 3.6 m.  There are 

gaps between the bottom edge of the wooden plank structure and the berm top around the 

southeast turn.  These gaps are approximately 1.2 m above the natural ground level and 

therefore act as elevated noise sources. 

Noise control options and best practices would include: 

• Insuring, if possible, that the barrier material weighs at least 5 kg per m2 (NRC, 1977).  

Additional material could be added to achieve this surface density if cost effective, 

feasible and in accordance with construction practices 

• Holes, cracks, gaps etc. should be less than 0.2% of the area of the section of barrier 

under consideration (NRC, 1977).  Noise levels within the property and beyond may be 

reduced by filling such penetrations.  Concrete bricks or paving stones of suitable 

thickness could be laid in place, in an overlapping pattern, between the top of the berm 

and the bottom edge of the wooden plank structure 

• The gap under the gate is of lesser concern since it is located at the bottom of the berm 

base close to natural ground level.  However, gaps up the sides of the gate should be 

considered for treatment since they act as elevated noise sources 

 

1 The path length difference is the numerical difference between the “up and over” the noise barrier path 

length and the direct sound propagation path length if the noise barrier wasn’t there. 
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• Maintaining growth of any vegetation along the berm so that foliage does not extend 

above the top of the wooden plank structure and scatter noise down to the residences 

below 

• Increasing the ground effect by introducing soft ground conditions2, such as 6-inch high 

field grass, along the sound propagation path outbound from the track where possible3, 

particularly during the months when events are underway (see Appendix C for suggested 

distribution of treatment). 

Corrugated Steel Barrier 

The installation of a corrugated steel barrier has been completed along the higher ground on 

the southwest side of the track wrapping around behind the grandstand.  It is apparent that the 

noise from the track would be substantially reflected upward at the northwest end of the barrier 

rather than downward to the track and ground level beyond.  Without the barrier this noise 

energy would otherwise backscatter from the forest belt fronting onto Macaulay Road.  As such 

the corrugated steel barrier may be considered to act as a reflector and would not require 

treatment with sound absorbent material. 

Berm Under Construction 

A full earthen berm is currently under construction at the north end of the property.  The berm 

is approximately 3 m high near the property line parallel to Shiloh Road.  The berm turns sharply 

at the west end of Shiloh Road an continues down Macaulay Road aligning southeast.  This noise 

mitigation measure would primarily shield the single residence at Macaulay Road and Shiloh 

Road from track noise emissions4.  Less benefit would be provided to the residences at greater 

setbacks from the berm on both sides of Dove Road. 

 

2 Nominal ground effect corrections for sound propagation at 250 Hz over 100 m are: +3 dB for hard ground, -6 dB 

for medium ground and -9 dB for soft ground and it is therefore worthwhile introducing soft ground.  The latter two 

attenuations diminish within octaves above and below 250 Hz (Brüel & Kjær 2000). 

3 This would not apply to the parking area, buildings or driveways. 

4 The Macaulay Road portion of the berm would also offer this isolated residence, shielding from Macaulay Road 

traffic, as an additional benefit. 
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Noise control options and best practices would include: 

• Insuring, the berm top is level along the berm alignment 

• Constructing a continuous wooden plank structure of modest height along the berm top  

• Maintaining growth of vegetation along the berm so that foliage does not extend above 

the top of the barrier and scatter noise down to the residence on the other side 

• Encouraging seasonal soft ground conditions along the sound propagation path that are 

consistent with potential wildfire advisories, for example freshly plowed loose soil or 6 

inch high field grass from the track outbound to the subject residence at Macaulay Road 

and Shiloh Road (see Appendix C). 

Proposed Berm 

It is understood that a full earthen berm is proposed for the north end of the property joining 

the berm under construction.  The berm would be approximately 3 m high near the property 

line parallel to Shiloh Road. 

This measure would primarily shield the residence on the south side of Shiloh Road and Finlay 

Road from the noise at the track.  The berm would be less effective for residences at greater 

setbacks, for example, on the northside of Dove Road. 

Noise control options and best practices would be the same as listed above for ‘Berm Under 

Construction’. 

LIMITATION 

For practical purposes the ISO 9613-2 method used in noise modeling is limited to a radius of 

1000 m e.g. extending to residences at: Oyster River Way at Miracle Beach Drive and also 

Macaulay Road at Tammy Road. 

Depending on the atmospheric conditions noise levels could be, at times, 10 dBA and up to 20 

dBA higher than typical levels measured and presented herein, depending on the wind speed 
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and direction and atmospheric temperature gradient conditions.  The predominant wind 

direction in the area would be from the southeast and favor residents to the southeast of the 

track (upwind).  Atmospheric inversions are not as likely to occur during hot summer months 

when events are scheduled at Saratoga Speedway. 

CONCLUSIONS 

It was concluded that events at the track may approach the noise guideline, particularly 

during favorable atmospheric conditions for sound propagation. 

All noise mitigation measures were reviewed including those completed, under construction and 

planned.  Additional noise control options and best practices were provided as appropriate. 

Respectfully submitted by: 

Duane Marriner, P.Eng. M.A.Sc. 
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APPENDIX A:  INSTRUMENTATION 

Table A1: Noise Measurement Equipment 

Equipment Type Make Model Serial Number 

Sound Level Meter/Real 

Time Analyzer (SLM/RTA) 
Larson-Davis 2900B 1022 

Preamp Larson-Davis PRM900B 3702 

Microphone Larson-Davis N/A N/A 

Calibrator ND9 B N/A 
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APPENDIX B:  NOISE THERMOMETER, IS 60 
dBA LOUD? 
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APPENDIX C:  SOFT GROUND TREATMENT 
 

Possible locations for creating soft ground are provided in Figure C1 below. 

 

 

 

Figure C1:  Site Map showing Soft Ground Treatment Zones 
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Appendix C 

Bylaw Status Report 
 
 

BYLAW NO. 683 

Bylaw Name: Rural Comox Valley Zoning Bylaw No. 520, 2019, Amendment  
No 8 

Applicant: M. and C. Leighton Holdings Ltd. 
R. Leighton Holdings Ltd. 

Electoral Area: Puntledge – Black Creek (Electoral Area C) 

File Number: RZ 2C 20 

Participants: All Electoral Areas 

Purpose: To amend the Rural Comox Valley Zoning Bylaw by rezoning five 
lots which are variously zoned Tourist Commercial One, 
Commercial One, Country Residential One and Rural Eight to 
Campground and Outdoor Recreation, Commercial One and 
Country Residential One. 

Amends Bylaw: 520 

Staff Contact: Jodi MacLean, Planner II 

 

STATUS 
 

Application Received November 17, 2020 

Electoral Areas Services 
Committee Approval: 

May 10, 2021 
Recommendation: THAT the Comox Valley Regional District Board 
endorse the agency referral list as outlined in Appendix B of staff 
report dated May 5, 2021, and direct staff to commence the external 
agency referral process for properties known as: 
• Lot 2, Block 29, Comox District, Plan VIP70241, PID 024-701-599 
(2380 Macaulay Road and 8723 Island Highway) 
• Lot 2, Block 29, Comox District, Plan VIP58479, PID 018-677-487 
(2305 and 2295 Shiloh Road) 
• Part Lot 2, Block 29, Comox District, Plan 5517, except VIP74773, 
PID 005-972-281 (unaddressed lot off Macaulay Road) 
• Lot 1, Block 29, Comox District, Plan VIP70241, PID 024-701-581 
(8699 Island Highway) 
• Lot A, Block 29, Comox District, Plan EPP33408, PID 029-845-
629 (unaddressed lot off Macaulay Road) 
as part of a proposed amendment (RZ 2C 20, Leighton) to Bylaw 
No. 520, being the “Rural Comox Valley Zoning Bylaw No. 520, 
2019”; 
 
FURTHER THAT Comox Valley Regional District staff consult 



 

with First Nations in accordance with the referrals management 
program dated September 25, 2012; 
 
AND FINALLY THAT the Comox Valley Regional District Board 
authorize staff to begin discussions on provision of community 
amenities as per Section 72 Community Amenity Contributions of 
Bylaw No. 337, being the “Rural Comox Valley Official Community 
Plan Bylaw No. 337, 2014.” 

Comox Valley Regional 
District Board: 

1st Reading:  

Comox Valley Regional 
District Board: 

2nd Reading:  

Public Hearing:  

Comox Valley Regional 
District Board: 

3rd Reading:  

Ministry of 
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Comox Valley Regional District 

Bylaw No. 683  
 

A Bylaw to Amend the “Rural Comox Valley Zoning Bylaw No. 520, 2019” 
being Bylaw No. 520 

 
The board of the Comox Valley Regional District, in open meeting assembled, enacts the following 
amendments to the “Rural Comox Valley Zoning Bylaw No. 520, 2019,” being Bylaw No. 520: 
 
Section One Text Amendment 
 
1) Bylaw No. 520, being the “Rural Comox Valley Zoning Bylaw No. 520, 2019,” is hereby 

amended as set out in Schedule A attached to and forming part of this bylaw. 
 
Section Two Title 
 
1) This Bylaw No. 683 may be cited as the “Rural Comox Valley Zoning Bylaw No. 520, 2019, 

Amendment No. 8.” 
 
Read a first time this  day of     202X. 

Read a second time this  day of    202X. 

Public hearing held this  day of    202X. 

Read a third time this  day of     202X. 

 
I hereby certify the foregoing to be a true and correct copy of Bylaw No. 683, being the “Rural 
Comox Valley Zoning Bylaw No. 520, 2019, Amendment No. 8,” as read a third time by the board 
of the Comox Valley Regional District on the __ day of ___________ 202X. 

__________________________ 
Corporate Legislative Officer 

 
 
Approved by the Ministry of Transportation and 
  Infrastructure this  day of 202X. 

 
Adopted this  day of 202X. 
 

 

 

      
Chair Corporate Legislative Officer 
 



I hereby certify the foregoing to be a true and correct copy of Bylaw No. 683, being the “Rural 
Comox Valley Zoning Bylaw No. 520, 2019, Amendment No. 8,” as adopted by the board of the 
Comox Valley Regional District on the __ day of ___________ 202X. 
 

   
Corporate Legislative Officer 
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Schedule A 
 

Section One Text Amendments 

1) Part 200, “Interpretation” is hereby amended by deleting:  
“Outdoor recreation” means activities of sport and leisure that primarily take place outdoors, 
such as riding academies, golf courses, waterslides and auto racing and which may include related 
buildings or structures. 

 
and inserting in alphabetical order  
 
“Auto racing” means activities in which automobiles are raced outdoors and may include 
related buildings or structures. 
 
“Outdoor recreation” means activities of sport and leisure that primarily take place outdoors, 
such as riding academies, golf courses and go-karting, and which may include related buildings 
or structures but excludes waterslides and auto racing. 

 

2) Part 900, “Commercial & Industrial Zones” is hereby amended by inserting the following zone 
after Section 914 Community Waste Management (CWM) zone as Section 915 renumbering 
pages accordingly: 

 

“915  Campground and Outdoor Recreation (COR) 

 
1. Principal Use 

The following principal uses are permitted in the following districts: 

i) In District Campground: 

a) Campground 

ii) In District Outdoor Recreation: 

a) Outdoor recreation 

b) Auto racing 

c) Assembly use 

d) Recreation facility 

 
2. Accessory Uses 

The following accessory uses are permitted in the following districts: 

i) In District Campground: 

a) Outdoor storage 

b) Office 

c) Retail sales 
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d) Service establishment 

e) Residential use limited to one dwelling unit 

ii) In District Outdoor Recreation: 

a) Outdoor storage 

b) Office 

c) Retail sales 

d) Service establishment 

e) Craft beverage processing 

f) Restaurant 

g) Liquor licensed establishment 

h) Residential use limited to one dwelling unit 

3. Conditions of Use 

i) All Campgrounds shall be subject to the following conditions: 

a) Every camping site shall have a minimum area of 250.0 square metres. 

b) Occupancy shall be temporary in nature. All camping stays shall be limited to a 
maximum of six months in a 12 month period. The relocation of recreational 
vehicles within the campground does not constitute the start of a new stay. 

c) Structural additions to recreational vehicles in campgrounds are not permitted. 

ii) All uses listed in Section (1), Principal Use, and Section (2), Accessory Uses, shall be 
subject to the following conditions: 

a) A buffer consisting of a minimum of 15 metres of vegetation, including a berm and 
solid fencing at least 3.0 metres in height, shall be maintained adjacent to any lot line 
abutting a lot zoned under Part 700 Residential Zone. 

b) Despite Section 310(5), the maximum fence height as described in Section 310(2) 
shall not exceed 4.0 metres above the top of a berm. 

c) All outdoor storage shall include screening of not less than 2.0 metres in height. 

d) No area within 30.0 metres from any lot line abutting a lot zoned under Part 700, 
Residential Zones, shall be used for the storage of fuel or repair of motor vehicles. 

e) All outdoor storage use shall be screened from any abutting property zoned under 
Part 700, Residential Zone, in accordance with Section 310. 

f) No parking, loading or storage areas shall be located within 4.5 metres of any lot line 
fronting a highway or abutting a lot zoned under Part 700 Residential Zone.  

g) Outdoor race tracks associated with the auto racing use shall not exceed the number 
of tracks and lengths of tracks denoted on Campground and Outdoor Recreation – 
Schedule 1. 
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4. Signage 

i) Despite Section 322(1)(vi), the following applies within the Campground and Outdoor 
Recreation zone: 

a) The maximum number of free standing signs is two per lot. 

b) The maximum sign area is 12.0 square metres. 

c) The height of a free standing sign shall not exceed 1.8 metres unless the sign is 
located on a frontage abutting Island Highway 19A where a height of up to 6.0 
metres is permitted. 

d) A free standing sign may be illuminated. 
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5. Siting and Height of Buildings and Structures 

The maximum height of principal buildings and structures is 12.0 metres and the maximum 
height of accessory buildings is 10.0 metres. 

i) The minimum setbacks required for buildings and structures shall be as set out in the 
table below.  

 Required Setback 

Type of Use Front Yard Rear Yard Side Yard Side Yard 
Abutting Road 

Principal 4.5 metres 4.5 metres 4.5 metres 4.5 metres 

Accessory 4.5 metres 4.5 metres 4.5 metres 4.5 metres 

6. Lot Coverage 

i) The maximum lot coverage of all buildings and structures shall not exceed 25 per cent.  

7. Subdivision Requirements 

i) Minimum Lot Area 

a) The minimum lot area in the Campground and Outdoor Recreation zone shall be 8 
hectares. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

End • COR  
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Section Two Map Amendment 

1) Map A-13 of Bylaw No. 520, being the “Rural Comox Valley Zoning Bylaw No. 520, 2019”, is 
hereby amended by rezoning those portions, shown on Appendix 1, on the properties legally 
described as: 

• That Part of Lot 2, Block 29, Comox District, Plan 5517, lying to the south of a 
boundary parallel to and perpendicularly distant 6.2 chains from the northerly 
boundary of said lot, except part in Plan VIP74773, PID 005-972-281, 

• Lot 1, Block 29, Comox District, Plan VIP70241, PID 024-701-581 (8699 Island 
Highway), and 

• Lot 2, Block 29, Comox District, Plan VIP58479, PID 018-677-487 (2305 and 2295 
Shiloh Road), 

from Country Residential One (CR-1) to Campground and Outdoor Recreation (COR). 

2) Map A-13 of Bylaw No. 520, being the “Rural Comox Valley Zoning Bylaw No. 520, 2019”, is 
hereby amended by rezoning that portion, shown on Appendix 1, on the property legally 
described as: 

• Lot 2, Block 29, Comox District, Plan VIP70241, PID 024-701-599 (2380 Macaulay 
Road and 8723 Island Highway), 

from Tourist Commercial One (TC-1) and Rural Eight (RU-8) to Campground and Outdoor 
Recreation (COR). 

3) Map A-13 of Bylaw No. 520, being the “Rural Comox Valley Zoning Bylaw No. 520, 2019”, is 
hereby amended by rezoning the property legally described as: 

• Lot A, Block 29, Comox District, Plan EPP33408, PID 029-845-629 (unaddressed lot 
off Macaulay Road),  

from Commercial One (C-1) to Campground and Outdoor Recreation (COR) as shown on 
Appendix 1. 

4) Map A-13 of Bylaw No. 520, being the “Rural Comox Valley Zoning Bylaw No. 520, 2019”, is 
hereby amended by rezoning that portion, shown on Appendix 1, on the property legally 
described as: 

• Lot 1, Block 29, Comox District, Plan VIP70241, PID 024-701-581 (8699 Island 
Highway) 

from Country Residential One (CR-1) to Commercial One (C-1). 

5) Map A-13 of Bylaw No. 520, being the “Rural Comox Valley Zoning Bylaw No. 520, 2019”, is 
hereby amended by rezoning that portion, shown on Appendix 1, on the property legally 
described as: 
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• Lot 2, Block 29, Comox District, Plan VIP70241, PID 024-701-599 (2380 Macaulay 
Road and 8723 Island Highway), 

from Rural Eight (RU-8) to Commercial One (C-1). 
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Appendix 1 
 
Part of Schedule A to Bylaw No. 683 being the “Rural Comox Valley Zoning Bylaw No. 520, 
2019, Amendment No. 8”. 
 
Amends Schedule Map A-13 to Bylaw No. 520, being the “Rural Comox Valley Zoning Bylaw 
No. 520, 2019”. 
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