
Staff Report

DATE: December 15, 2022 
FILE: 3120-20/TUP 1B 22 

TO: Chair and Directors 
Electoral Areas Services Committee  

FROM: Russell Dyson 
Chief Administrative Officer 

RE: Temporary Use Permit Application 
1729 Ryan Road East (Anderson) 
Lazo North (Electoral Area B) 
Lot 1, District Lot 229, Comox District, Plan 38888, PID 000-015-024 

Purpose 
To consider a Temporary Use Permit (TUP) for a term of three years to permit a commercial 
recycling and bottle depot (Appendix A). 

Recommendation from the Chief Administrative Officer: 
THAT the Comox Valley Regional District Board approve issuance of a Temporary Use Permit 
(TUP 1B 22) for a term of three years to permit a commercial recycling and bottle depot on 
property described as Lot 1, District Lot 229, Comox District, Plan 38888, PID 000-015-024  
(1729 Ryan Road East); 

AND FINALLY THAT the Board authorize the Corporate Legislative Officer to execute the 
Temporary Use Permit once the applicant has: 

1. provided a written acknowledgement that the applicant has read, understood and agreed to
the conditions of the permit; and

2. obtained a building permit(s) for the “bottle depot” and “site office” buildings as shown on
the site layout prepared by McElhanney, dated September 20, 2022.

Executive Summary 
 A TUP application has been submitted for a proposed commercial recycling and bottle depot at

the subject property. The property is zoned Industrial Light (IL), which does not expressly
permit the deposit, sorting and baling of recyclable materials, such as refundable beverage
containers, electronics, house paint, small appliances, plastic containers and bags, aluminum
containers, glass bottles and jars, and foam packaging. The proposed use also includes office
space for the business. The use will be undertaken within existing buildings and within a
proposed shipping container.

 A TUP application provides an opportunity for the Comox Valley Regional District (CVRD)
Board to include and enforce conditions within the permit for the temporary use. The
conditions can include mitigation measures such as hours of operation, parking limits, and site
maintenance. A TUP can be renewed once. At time of renewal, the CVRD Board may deny
renewal or impose additional conditions to mitigate any impacts arising from past performance.
Conversely, a zoning amendment enables a use “as of right” for as long as the zone expressly
permits the use. A TUP is a reasonable tool to test the compatibility of a use. This applicant has
opted to make a TUP application.

Supported by Russell Dyson 
Chief Administrative Officer 

R. Dyson 
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 The proposed use meets key objectives of the Comox Valley Regional Growth Strategy (RGS) 
and the Comox Strathcona Waste Management Solid Waste Management Plan (e.g., waste 
diversion). The Rural Comox Valley Official Community Plan (OCP) permits new commercial 
uses through TUPs in Settlement Expansion Areas (SEAs) provided that the use does not result 
in additional pressure on community servicing and infrastructure. The proposed use is low 
impact in respect to water and sewerage use, and the property is located within the Ryan Road 
corridor (i.e., sufficient road capacity). 

 The proposed recycling services are beneficial for the environment and regional waste 
management infrastructure. To mitigate potential negative impacts of traffic and noise on 
adjacent properties, the draft TUP includes conditions to prohibit on-street parking, limit the 
footprint of the uses to the enclosed structures, and retain an existing vegetation buffer along 
the lot line abutting a residential lot. Ministry of Transportation and Infrastructure (MOTI) 
issued a Commercial Access Permit. It is recommended that a TUP be issued. 

 

Prepared by:   Concurrence:  Concurrence: 
     
B. Chow  T. Trieu  A. Mullaly 
     
Brian Chow  Ton Trieu  Alana Mullaly 
Planner II  Manager of Planning Services  General Manager of 

Planning and Development 
Services 

 
Government and Community Interests Distribution (Upon Agenda Publication) 
Applicants  

 
Background/Current Situation 
A TUP application has been received for the property at 1729 Ryan Road East (Figures 1 and 2). 
The property is approximately 0.18 hectares and currently has a steel Quonset building and an 
accessory building (Figure 3). BC Assessment indicates that the Quonset building was built in 1956, 
prior to any building permit requirement, and that the building has been used as an equipment shed. 
The property is bounded by Ryan Road East to the north, Hudson Road to the east, industrial lots 
to the south and residential lots to the west. It is within the Comox Valley Water Local Service Area 
and Comox Fire Protection District. It relies on a private septic system.  
 
The property is zoned IL (Figure 4). The IL zone expressly permits light industrial use, defined as 
fabricating, manufacturing, testing, service, repairs, or maintenance of goods or materials and 
includes wholesale and retail sales accessory to the light industrial use, but excludes motor vehicle 
salvage, scrap salvage, wrecking yards, bulk storage and wood, meat, and seafood processing. Other 
permitted principal uses include wood processing, general contractor services and storage yard, retail 
and wholesale sales, industrial equipment, sales and service, automobile body shop, plant nursery 
and greenhouse, and veterinary establishment. Permitted accessory uses include residential use 
(limited to one dwelling unit), offices, warehousing, outdoor storage and pet crematorium. This zone 
does not expressly permit a commercial recycling and bottle depot use as proposed by the applicant 
(Appendix B). 
 
The proposed use includes the deposit, sorting, baling and transporting of recyclable materials. The 
applicant proposes to use the existing Quonset building for the commercial recycling and bottle 
depot and the accessory building for the business’ office. A building permit to enable the change of 
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use is required for these two buildings. Additionally, the applicant proposes a shipping container 
next to the Quonset building for storage of container bags (Figure 3).  
 
A TUP allows a site-specific land use, which is not otherwise permitted in the zone for a period of 
up to three years (plus an opportunity for a one-time renewal application). Upon permit expiry, the 
permit holder is required to restore the site to its pre-approval state. A TUP may specify conditions 
that the temporary use must abide, such as limiting the scale of use. Conversely, a zoning 
amendment enables a use “as of right” (i.e. not conditional) for as long as the zone expressly permits 
the use and confers lawful non-conforming permissions if and when the zoning is amended to the 
exclude the use.  
 
Staff suggests that a TUP is preferable over a zoning amendment in this case in order to “test” the 
use’s compatibility with, and impact on, the neighbourhood. In the future, the applicant may apply 
for a one-time renewal of the TUP. In granting a renewal, the CVRD Board may amend conditions 
(e.g. in response to permit adherence, changes to the business/use, community concerns, etc.). The 
applicant also prefers a TUP application as the processing time meets their operational requirements 
(versus a zoning amendment application).  
 
Official Community Plan Analysis  
The Rural Comox Valley OCP, Bylaw No. 337, being the “Rural Comox Valley Official Community 
Plan Bylaw No. 337, 2014”, designates the subject property as SEA. Section 38(3) of the OCP 
permits new commercial uses through TUPs where it can be demonstrated that the proposed use 
will not result in additional pressure on local servicing and infrastructure. The SEAs are intended to 
serve as potential future growth areas for the municipalities if, and when, the municipalities need 
additional lands to support their population. Development is therefore limited in the SEAs to ensure 
phased and timely land development that is consistent with the objectives of adjacent municipalities. 
Development must not detract from future municipal compact growth opportunities which could 
benefit from land assembly. As such, significant change to existing land use, including increasing 
servicing demands, is not envisioned until these areas have been incorporated into an adjacent 
municipality through boundary extension. The proposed use will not generate a need to extend 
public servicing or put unacceptable pressure on existing public infrastructure (e.g., road network.)  
 
MOTI has issued a Commercial Access Permit, which involved their review of traffic, parking, 
functionality and road safety. Staff anticipates an increase in the amount of traffic in this area, 
however the road infrastructure can support the use with 18 parking spaces, of which three are 
designated for employees.  
 
Zoning Bylaw Analysis 
The subject property is zoned IL (Figure 4) by Bylaw No. 520, being the “Rural Comox Valley 
Zoning Bylaw, No. 520, 2019.” The permitted uses in the IL zone are listed in the “background” 
section above. In addition, the Zoning Bylaw permits recycling drop-off centre in all zones. A 
recycling drop-off centre is defined as, “one-or more bins for the deposit by general public of 
household paper, cardboard, cans, glass bottles, or plastics for removal and re-use.” This definition 
does not encompass the proposed recycling facility because the use involves employees receiving 
and issuing monetary deposits on refundable drink containers. Employees also accept, sort, bale and 
transport recyclable materials away from the subject property. Based on the applicant’s operation of 
the use in the Town of Comox, previously, staff characterizes the proposed use as being more 
intensive than a recycling drop-off centre, which is typically unstaffed, and no commercial exchange 
or baling is undertaken. Further, the proposed commercial recycling and bottle depot accepts 
materials other than those listed, being electronics, household paint, small appliance and tools and 
aluminum containers. The proposed office use is a permitted accessory use in the IL zone. 
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TUP Analysis 
The draft TUP will enable the proposed commercial recycling and bottle depot uses for three years 
at the subject property. To minimize the impacts of these uses on adjacent lots, the following 
conditions are proposed: 
 A list of recyclable materials permitted to be accepted, as the receipt of other recyclable materials 

may require further consideration in a separate planning application.  
 No street parking and all egress routes must be kept clear at all times; 
 A minimum of 3.0 metre wide buffer of vegetation along the western lot line, abutting the 

residential lot to the west, is to be maintained with the objective of providing visual privacy; 
 All storage of materials to be contained within enclosed structures; 
 At least one spill kit to be available to ensure any spills are contained and do not enter into any 

watercourses; 
 Ongoing maintenance and repair of the existing chain-link fence of at least 1.2 metre tall for site 

security; 
 The site and perimeter of the subject property are to be cleared of windblown litter every 

operational evening; 
 A dust control plan be implemented; 
 A pest control program with the assistance of a qualified professional is to be implemented by 

March 31, 2023, and be maintained for the duration of the use; and 
 Hours of operation to occur between 9:00 a.m. and 5:00 p.m. of each operating day.  
 
In 2016, the CVRD Board adopted TUP Policy (P56), which provides a framework for 
administering and monitoring TUP applications. Based on the policy, additional TUP conditions are 
proposed including restoration of the site to its pre-TUP issuance condition and submission by the 
applicant of annual monitoring reports.  
 
Options 
1. Support staff’s recommendation to issue a TUP for this use. 
2. Initiate a zoning amendment to enable the use. 
3. Deny the proposed use. 
 
Staff recommends issuance of a TUP with conditions (see Appendix A). 
 
Financial Factors 
In accordance with Bylaw No. 328 being the “Comox Valley Regional District Planning Procedures 
and Fees Bylaw No. 328, 2014”, applicable fees have been collected for the TUP application. This 
fee covers the costs of public notification via adjacent owner letters and a newspaper ad prior to the 
December 20, 2022, CVRD Board meeting. 
 
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 

 

 
Climate Crisis and Environmental Stewardship and Protection: 
The proposed uses divert waste from the landfill helping to reduce the waste buried within the 
landfill, and thereby saving valuable airspace and extending its service life. 
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CVRD Regional Growth Strategy Goals: 

Housing  
Ecosystems, 
Natural Areas 
and Parks 

 Local economic 
development  Transportation  

Infrastructure  Food Systems  Public Health & 
Safety 

 Climate Change  

 
The Comox Valley RGS, Bylaw No. 120, being the “Comox Valley Regional District Regional 
Growth Strategy Bylaw No. 120, 2010”, designates the subject property within SEAs.  
 
The proposal contributes to the Climate Change goal and, specifically Objective 5-E “to reduce 
regional solid waste and improve landfill performance”. Additionally, these uses contribute to 
Objective 8-C, which is to reduce Green House Gas (GHG) emissions in the solid waste sector. 
 
As a private business, the proposal contributes to local economic development with job creation on 
site and business opportunities to transport collected recyclable materials offsite. 
 
Intergovernmental Factors 
The applicant has obtained a MOTI Highway Use Permit – Commercial Access, as Ryan Road East 
is a Controlled Access Highway. 
 
A referral was sent to City of Courtenay and Town of Comox. The Town of Comox supports the 
proposal as a local bottle depot will encourage recycling (thereby reducing demand for the extraction 
of new materials) and reduce GHG emissions released over longer travel distances (Appendix C). 
City of Courtenay staff responded in an email that they do not have any technical comments but are 
supportive of more recycling facilities to help divert waste from the landfill and discourage illegal 
dumping (Appendix D). 
 
Citizen/Public Relations 
A notice of the proposed TUP will be mailed to property owners and tenants within 100 metres of 
the subject property at least 10 days prior to the December 19, 2022, Electoral Areas Services 
Committee (EASC) meeting. Anybody who believes that their interests will be affected by the 
proposed TUP may submit comments to the EASC. 
 
Section 494 of the Local Government Act (RSBC, 2015, c. 1) requires the notice be published in the 
newspaper at least three days and not more than 14 days before the adoption of the resolution to 
issue the permit. Consequently, should the application advance to the December 20, 2022, Board 
meeting for consideration of issuing the permit, the notice will be published between December 6 
and December 16, 2022. 
 
Attachments: Appendix A – TUP 1B 22 
 Appendix B – Written Brief 
 Appendix C – Town of Comox Comments 
 Appendix D – City of Courtenay Comments 
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Figure 1: Subject Property Map 
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Figure 2: Air Photo 
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Figure 3: Site Plan 
  Proposed Commercial 

Bottle Depot and 
Recycling Facility 

Proposed Office 

Site 
Entrance 

Site Exit 

Proposed Shipping 
Container 
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Figure 4: Zoning Map 

 



 
Appendix A: 

Temporary Use Permit 
 

TUP 1B 22 
TO: Glenn Walter Anderson and Sandra Irene Anderson 

1. This Temporary Use Permit (TUP 1B 22) is issued subject to compliance with all of the 
bylaws of the Comox Valley Regional District (CVRD) applicable thereto, except as 
specifically varied or supplemented by this permit for commercial recycling and bottle 
depot for three years. 

2. This Temporary Use Permit applies to, and only to, those lands within the CVRD described 
below: 

Legal Description: Lot 1, District Lot 229, Comox District, Plan 38888 

Parcel Identifier (PID):  000-015-024  Folio:   03618.070 

Civic Address:  1729 Ryan Road East 

3. The land described herein (Schedule A) shall be used for the following temporary purposes 
in addition to those permitted by the zoning applicable to the property: 

i. A commercial recycling and bottle depot (Schedule B), limited to the following: 

a. Refundable containers under the Return-It system, such as aluminum cans, 
plastic bottles and drink boxes; and 

b. Non-refundable items limited to electronics, house paint, small appliance, plastic 
bags and overwrap, other flexible plastic packaging, glass bottles and jars, and 
foam packaging. 

4. Conditions under which the commercial recycling and bottle depot must be carried out are as 
follows: 

i. Hours of operation to occur between 9:00 a.m. and 5:00 p.m. of each operating day; 

ii. No motor vehicle salvage, scrap salvage and wrecking yards; 

iii. The handling and storage of recyclable materials is to be contained within enclosed 
structures; 

iv. At least one spill kit is available to ensure any spills are contained and do not enter any 
watercourses; 

v. Ongoing maintenance and repair of the existing chain-link fence of at least 1.2 metre 
tall for site security; 

vi. The site and perimeter of the subject property is to be cleaned every operational 
evening to be free of windblown litter; 

vii. A dust control plan be implemented; 

viii. A pest control program with the assistance of a qualified professional be prepared by 
March 31, 2023, and be implemented for the remainder of the permit duration with 
the objective of ensuring bait traps are continuously in place, monitored and replaced; 

ix. No on-street parking is permitted; 
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x. Despite Section 319(1)(vi) of Bylaw No. 520, being “Rural Comox Valley Zoning 
Bylaw, No. 520, 2019,” no parking space shall be located within 1.0 metre of any lot 
line; 

xi. All egress routes must be kept clear at all times; 

xii. A minimum of 3.0 metre wide buffer of vegetation be maintained along the western lot 
line with the objective of providing visual privacy from the adjacent residential lot; 

xiii. The land shall be restored to the same condition than that at the permit approval date; 
and 

xiv. All costs and expenses incurred in meeting the requirements of this permit shall be 
borne by the applicant. 

5. Annual monitoring reports are required, and each annual report must be received before the 
anniversary date. CVRD staff will review and determine permit compliance. The report shall 
contain the following information:  

a. Confirmation from a landscape professional that the 3.0 metre wide vegetated buffer 
remains. If not, the landscape professional is required to prepare a replanting plan. The 
replanting plan must be implemented within 14 days of preparation; 

b. Confirmation that all storage of recyclable materials is to be in enclosed structures; 

c. Location of a spill kit readily available to contain any spills; 

d. Condition of the fence and any needed repair; and 

e. A pest control program record from a qualified professional. 
 

6. Failure to submit an annual report in a timely matter or to comply with CVRD staff with respect 
to complaints, CVRD bylaws and permit may result in a decision by CVRD Board to pursue 
termination of this permit and may impact on any permit renewal application. 
 

7. All terms and specifications referred to above are subject to any changes required by the 
officials of the CVRD where such terms and specifications do not comply with any duly 
enacted law or bylaw and such noncompliance is not specifically permitted by this Temporary 
Use Permit.  

8. This Temporary Use Permit (TUP 1B 22) shall expire on __________. 

9. A proposal to renew this Temporary Use Permit (TUP 1B 22) will require an application to 
the CVRD Board prior to expiry of the original permit. Pursuant to the Local Government Act 
(RSBC, 2015, c. 1), a Temporary Use Permit can be only renewed once. Upon such renewal, 
CVRD may impose additional conditions, including conditions that are not imposed on the 
original term. 

10. This Temporary Use Permit is not a Development Permit. 

11. This Temporary Use Permit is not a Building Permit. 
 
CERTIFIED as the TEMPORARY USE PERMIT issued by resolution of the board of the 
Comox Valley Regional District on __________. 
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________________________ 
Jake Martens 

Deputy Corporate Legislative Officer 
 
 

Certified on      
 
 
Attachments:   Schedule A – “Subject Property Map” 
  Schedule B – “Written Brief and Site Plan”              
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Our File: 2211-47714 

October 12, 2022 

Comox Valley Regional District 
770 Harmston Avenue 
Courtenay, BC 
V9N0G8 

Attention: Ton Trieu, Manager of Planning 

Proposed Temporary Use Permit – 1729 Ryan Road East 
LOT 1, DISTRICT LOT 229, COMOX DISTRICT, PLAN 38888 

PROPOSAL 
On behalf of my client, James Rim, I am pleased to submit this Temporary Use Permit (TUP) application to facilitate 
the operation of a commercial recycling business at 1729 Ryan Road East (Figure #1) for a period of three years. 
During these three years, it is the operator’s intention to apply to rezone the property to allow the use in perpetuity. 
Shown on the attached Site Plan, one-way access to the site is proposed via Ryan Road, with a site exit being 
located on Hudson Road. The plan includes the formalization of 18 parking stalls and a 6m internal drive aisle. A 
shipping container, to be used for storage, is also proposed alongside the existing Quonset-type structure (see Site 
Plan included with the application).   

Location 

The 0.51-acre (2,100 m²) subject property is zoned 
Industrial Light (IL) and is located on the southwest side of 
the intersection of Ryan Road and Hudson Road (Figure 
#1). To the south, the property is adjacent to similarly zoned 
IL parcels, and Commercial (C-1) zoned uses to the east 
(mini-storage) and north (truck depot). Finally, the subject 
property borders a large rural Country Residential One (CR-
1) zoned parcel to the west.

POLICY COMPLIANCE 
The subject property is within a Settlement Expansion Area 
per the CVRD’s Regional Growth Strategy. The CVRD’s 
Rural Official Community Plan (s. 39 (3)) permits new 
industrial uses through temporary use permits if there is no additional pressure on local servicing and infrastructure 

Figure 1 Subject Property Map (With Zoning Layer) 
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There are no immediate plans to increase the floor area of the existing building or add additional demand for sewer or 
water capacity, therefore, no significant increase on local utilities is anticipated. 

ZONING REVIEW 
Per previous direction from planning staff, the proposed use of a commercial recycling depot is not considered a 
permitted principal use within the property’s Industrial Light (IL) zoning, prompting the requirement to secure a 
temporary use permit. It is our view that the proposed temporary use permit application is more of an administrative / 
housekeeping matter, as the proposed use is generally consistent with the intensity of other uses already permitted in 
the IL zone (such as wood processing, automobile body shop, and industrial sales and service). Furthermore, the 
proposed bottle depot is anticipated to have similar impact as a recycling drop-off centre, which is a permitted use in 
all zones. 

BUSINESS PLAN 
The operator’s proposed business plan is included in our application. Some key highlights are as follows: 

• The operator has been providing recycling services in the region since 2007 and delivers an 
important service to the community. 

• In additional to refundable containers, the centre also collects non-refundable items (electronics, 
household paint and small appliances), keeping these items out of the landfill and providing 
opportunities for re-purposing. 

• Allowing the proposed temporary use permit to proceed helps accommodate the increased 
demand for a recycling centre, particularly considering the CVRD’s closure of the former recycling 
drop-off centre behind Canex. 
 

It should be noted that the proposed business will be in operation from Monday to Friday from 9am to 
5pm, and Saturday from 9am to 4:30pm (and is closed Sundays). 

SUMMARY 
The proposed commercial recycling facility addresses a critical need in the community. From a land use 
perspective, the proposal will have no significant impact on adjacent properties, given its location within 
an existing industrial area. We appreciate staff’s continued support and look forward to seeing a positive 
recommendation to the CVRD Board. 

Sincerely, 
McElhanney Ltd.  

 

Andy Gaylor, MCIP, RPP 
agaylor@mcelhanney.com | 250-718-7274 

cc: James Rim, Business Owner 
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Comox Return Centre 
Moving Plan Project 

James Rim 
rim62ditc@hotmail.com 

(250)702-5512 
 

 

 

Current location: 678 Anderton Road, Comox BC V9M 4J3 

 

Relocation on 1st September 2022 

 

New location: 1729 Ryan Road, Comox BC V9M 4C7 
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Comox Return Centre 
Moving Plan Project 

James Rim 
rim62ditc@hotmail.com 

(250)702-5512 

 

Business Vision 

Comox Return Centre has been providing service to the population of the Comox Valley 

Regional District for decades. Our customers pay their visit to the business not only to return 

and receive their refunds on the refundable items, but they also come to engage in active 

recycling as a whole community. As a result, our business provides both financial incentive and 

ensures that environment is preserved by reducing the demand for raw materials used for 

packaging and ensuring that the products are properly recycled rather than being land-filled. 

On top of our service, we also provide friendly customer service and positive experience to our 

community members each time they pay us a visit.  

 

The items that are accepted and handled at Comox Return Centre can be divided into two 

categories: refundable containers and non-refundable items. Items that fall under each 

category are listed as below. 

 

Refundable Containers           Non-Refundable Items 

- Aluminum can                 - Electronics 

- Plastic bottle                 - Paint (house paint) 

- Drink box                  - Small appliance (tools, etc) 

- Glass bottle 

- Beer can 

- Milk container 
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Comox Return Centre 
Moving Plan Project 

James Rim 
rim62ditc@hotmail.com 

(250)702-5512 

 

The recyclable items are also largely divided into two separate categories as well, and these 

are shown as below 

 

BC Recycle( Depot and Curbside)   Recycle at Depot only 

- Plastic containers                - Plastic bags and overwrap 

- Cartons and paper cups               - Other flexible plastic packaging 

- Aluminum containers               - Glass bottles and jars 

               - Foam packaging 
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Comox Return Centre 
Moving Plan Project 

James Rim 
rim62ditc@hotmail.com 

(250)702-5512 

 

Reason of Relocation 

Comox Return Centre went through a change of ownership on 5th of February in 2007, and I 

have been running the business for over fifteen years. The current building where the business 

is now located posed no challenge until in recent years. As you are aware, the Comox Valley 

Reginal District’s recycling bins behind Canex and by the air force base have been shut down 

since 1st of July in 2021. With the recycling bins closed, the district’s massive volume of 

recycling had nowhere to go except to Comox Return Centre, because the recycling material 

fell into the category of BC Recycle which is also accepted at Comox Return Centre. The staff at 

the Comox Valley Regional District were already aware and they foresaw the problem that 

Comox Return Centre will soon experience with the increased amount of recycle products. 

One of the engineering managers of the Comox Valley Regional District at the time, Vivian, and 

Sarah Willie came to Comox Return Centre and asked if there is anything the Comox Valley 

Regional District can do to help in managing the increased volume of recycling.  

 

The main reason of relocation is due to the fact that the current building owner no longer 

wishes to continue the building lease contract because of the challenges that the entire 

building face from the increased volume of recycles that the business receives. I am now 

submitting the business plan to the Comox Valley Regional District and I would be grateful to 

receive any form of assistance in relocation as we will continue to provide recycling solutions 

and assist in managing the community’s recycling system.  
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Comox Return Centre 
Moving Plan Project 

James Rim 
rim62ditc@hotmail.com 

(250)702-5512 
 

Moving Plan 

Our moving plan consists of three main steps. First is moving the business to a new location: 

1729 Ryan Road, Comox V9M 4C7. Second is moving the sea can which is currently located 

behind Comox Return Centre building. The sea can’s dimension is 8’ x 8’ x 40’ in meters. Last 

main step is creating a free standing a signage and its dimension is 8’ x 6’ in meters, with a 

height of 1.5 meters. 

 

Purpose of Sea Can 

The sea can is essential to operate the business as it is used as a warehouse for the bags that 

store pop cans and beer cans. The sea can maximizes the space of the building used for other 

operations. This will allow more room for customer service, and it will assist the business to 

follow the recommended social distancing to prevent the spread of Covid-19.   
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Our File: 2211-47714 

October 12, 2022 

Comox Valley Regional District 
770 Harmston Avenue 
Courtenay, BC 
V9N0G8 

Attention: Ton Trieu, Manager of Planning 

Proposed Temporary Use Permit – 1729 Ryan Road East 
LOT 1, DISTRICT LOT 229, COMOX DISTRICT, PLAN 38888 

PROPOSAL 
On behalf of my client, James Rim, I am pleased to submit this Temporary Use Permit (TUP) application to facilitate 
the operation of a commercial recycling business at 1729 Ryan Road East (Figure #1) for a period of three years. 
During these three years, it is the operator’s intention to apply to rezone the property to allow the use in perpetuity. 
Shown on the attached Site Plan, one-way access to the site is proposed via Ryan Road, with a site exit being 
located on Hudson Road. The plan includes the formalization of 18 parking stalls and a 6m internal drive aisle. A 
shipping container, to be used for storage, is also proposed alongside the existing Quonset-type structure (see Site 
Plan included with the application).   

Location 

The 0.51-acre (2,100 m²) subject property is zoned 
Industrial Light (IL) and is located on the southwest side of 
the intersection of Ryan Road and Hudson Road (Figure 
#1). To the south, the property is adjacent to similarly zoned 
IL parcels, and Commercial (C-1) zoned uses to the east 
(mini-storage) and north (truck depot). Finally, the subject 
property borders a large rural Country Residential One (CR-
1) zoned parcel to the west.

POLICY COMPLIANCE 
The subject property is within a Settlement Expansion Area 
per the CVRD’s Regional Growth Strategy. The CVRD’s 
Rural Official Community Plan (s. 39 (3)) permits new 
industrial uses through temporary use permits if there is no additional pressure on local servicing and infrastructure 

Figure 1 Subject Property Map (With Zoning Layer) 
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There are no immediate plans to increase the floor area of the existing building or add additional demand for sewer or 
water capacity, therefore, no significant increase on local utilities is anticipated. 

ZONING REVIEW 
Per previous direction from planning staff, the proposed use of a commercial recycling depot is not considered a 
permitted principal use within the property’s Industrial Light (IL) zoning, prompting the requirement to secure a 
temporary use permit. It is our view that the proposed temporary use permit application is more of an administrative / 
housekeeping matter, as the proposed use is generally consistent with the intensity of other uses already permitted in 
the IL zone (such as wood processing, automobile body shop, and industrial sales and service). Furthermore, the 
proposed bottle depot is anticipated to have similar impact as a recycling drop-off centre, which is a permitted use in 
all zones. 

BUSINESS PLAN 
The operator’s proposed business plan is included in our application. Some key highlights are as follows: 

• The operator has been providing recycling services in the region since 2007 and delivers an 
important service to the community. 

• In additional to refundable containers, the centre also collects non-refundable items (electronics, 
household paint and small appliances), keeping these items out of the landfill and providing 
opportunities for re-purposing. 

• Allowing the proposed temporary use permit to proceed helps accommodate the increased 
demand for a recycling centre, particularly considering the CVRD’s closure of the former recycling 
drop-off centre behind Canex. 
 

It should be noted that the proposed business will be in operation from Monday to Friday from 9am to 
5pm, and Saturday from 9am to 4:30pm (and is closed Sundays). 

SUMMARY 
The proposed commercial recycling facility addresses a critical need in the community. From a land use 
perspective, the proposal will have no significant impact on adjacent properties, given its location within 
an existing industrial area. We appreciate staff’s continued support and look forward to seeing a positive 
recommendation to the CVRD Board. 

Sincerely, 
McElhanney Ltd.  

 

Andy Gaylor, MCIP, RPP 
agaylor@mcelhanney.com | 250-718-7274 

cc: James Rim, Business Owner 
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Current location: 678 Anderton Road, Comox BC V9M 4J3 

 

Relocation on 1st September 2022 

 

New location: 1729 Ryan Road, Comox BC V9M 4C7 
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Business Vision 

Comox Return Centre has been providing service to the population of the Comox Valley 

Regional District for decades. Our customers pay their visit to the business not only to return 

and receive their refunds on the refundable items, but they also come to engage in active 

recycling as a whole community. As a result, our business provides both financial incentive and 

ensures that environment is preserved by reducing the demand for raw materials used for 

packaging and ensuring that the products are properly recycled rather than being land-filled. 

On top of our service, we also provide friendly customer service and positive experience to our 

community members each time they pay us a visit.  

 

The items that are accepted and handled at Comox Return Centre can be divided into two 

categories: refundable containers and non-refundable items. Items that fall under each 

category are listed as below. 

 

Refundable Containers           Non-Refundable Items 

- Aluminum can                 - Electronics 

- Plastic bottle                 - Paint (house paint) 

- Drink box                  - Small appliance (tools, etc) 

- Glass bottle 

- Beer can 

- Milk container 
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The recyclable items are also largely divided into two separate categories as well, and these 

are shown as below 

 

BC Recycle( Depot and Curbside)   Recycle at Depot only 

- Plastic containers                - Plastic bags and overwrap 

- Cartons and paper cups               - Other flexible plastic packaging 

- Aluminum containers               - Glass bottles and jars 

               - Foam packaging 
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Reason of Relocation 

Comox Return Centre went through a change of ownership on 5th of February in 2007, and I 

have been running the business for over fifteen years. The current building where the business 

is now located posed no challenge until in recent years. As you are aware, the Comox Valley 

Reginal District’s recycling bins behind Canex and by the air force base have been shut down 

since 1st of July in 2021. With the recycling bins closed, the district’s massive volume of 

recycling had nowhere to go except to Comox Return Centre, because the recycling material 

fell into the category of BC Recycle which is also accepted at Comox Return Centre. The staff at 

the Comox Valley Regional District were already aware and they foresaw the problem that 

Comox Return Centre will soon experience with the increased amount of recycle products. 

One of the engineering managers of the Comox Valley Regional District at the time, Vivian, and 

Sarah Willie came to Comox Return Centre and asked if there is anything the Comox Valley 

Regional District can do to help in managing the increased volume of recycling.  

 

The main reason of relocation is due to the fact that the current building owner no longer 

wishes to continue the building lease contract because of the challenges that the entire 

building face from the increased volume of recycles that the business receives. I am now 

submitting the business plan to the Comox Valley Regional District and I would be grateful to 

receive any form of assistance in relocation as we will continue to provide recycling solutions 

and assist in managing the community’s recycling system.  
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Moving Plan 

Our moving plan consists of three main steps. First is moving the business to a new location: 

1729 Ryan Road, Comox V9M 4C7. Second is moving the sea can which is currently located 

behind Comox Return Centre building. The sea can’s dimension is 8’ x 8’ x 40’ in meters. Last 

main step is creating a free standing a signage and its dimension is 8’ x 6’ in meters, with a 

height of 1.5 meters. 

 

Purpose of Sea Can 

The sea can is essential to operate the business as it is used as a warehouse for the bags that 

store pop cans and beer cans. The sea can maximizes the space of the building used for other 

operations. This will allow more room for customer service, and it will assist the business to 

follow the recommended social distancing to prevent the spread of Covid-19.   
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Brian Chow

From: Gothard, Nancy <ngothard@courtenay.ca>
Sent: November 18, 2022 16:25
To: Brian Chow
Subject: FW: Settlement Expansion Areas Referral for Proposed Commercial Bottle Depot and 

Recycling Facility at 1729 Ryan Road East (File: 3120-20/TUP 1B 22)

CAUTION! EXTERNAL EMAIL 

Hi Brian,  

Sorry for getting this in just under the wire. 

No comments from Courtenay planning department from a technical perspective. We are however strongly supportive 
of more recycling facilities to help divert waste from the landfill and discourage illegal dumping.  

Take care, 

Nancy Gothard RPP, MCIP 
Manager of Community and Sustainability Planning, City of Courtenay 
(she/her) *Why I list my pronouns 

I respectfully acknowledge that I live, work and play on the Unceded territory of the K’ómoks First Nation. 

Tel. 250 703 4831, ngothard@courtenay.ca  
General planning inquiries may be sent to: planning@courtenay.ca 

City Hall general number: 250 334 4441 
830 Cliffe Ave | Courtenay, B.C. | V9N 2J7 
www.courtenay.ca 

OUR CORE VALUES: People Matter | Be Accountable | Depend on Each Other | Pursue Excellence | Celebrate Success 
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