
 
 
THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

To:  Council  File No.:  3360-20-1901 

From: Deputy Chief Administrative Officer Date:   April 1, 2019 

Subject: Zoning Amendment Bylaw No. 2953 to allow for a secondary residence at 2991 Chapman Road  

PURPOSE: 

The purpose of this report is for Council to consider a zoning amendment application to rezone the above 
referenced property legally described as Lot 2, Section 18, Comox District, Plan VIP77045 to permit a 
secondary residence.   

DEPUTY CAO RECOMMENDATIONS: 

THAT based on the April 1st, 2019 Staff report entitled “Zoning Amendment Bylaw No. 2953 to allow for a 
secondary residence at 2991 Chapman Road” Council approve OPTION 1 and proceed to First and Second 
Readings of Zoning Amendment Bylaw No. 2953, 2019; and 
 

THAT Council direct staff to schedule and advertise a statutory public hearing with respect to Zoning 
Amendment Bylaw No. 2953, 2019 on April 15th, 2019 at 5:00 p.m. in the City Hall Council Chambers. 

Respectfully submitted, 

 
John Ward, CMC 
Deputy Chief Administrative Officer 

 

BACKGROUND: 

The subject property is located within the Sandwick/Headquarters area.  The immediate neighbourhood is 
comprised of single-family homes on large lots with a rural character.  

 

Figure 1: Location of the Subject Property 
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The Official Community Plan (OCP) designates this neighbourhood “Suburban Residential”.  The stated 
purpose of this designation is for single-family homes with lot sizes greater than 2,500m² and full urban 
services.   

Further land use policy is established in the Sandwick/Headquarters Local Area Plan which describes the 
subject parcel and surrounding neighbourhood as a predominantly residential area with single family, 
detached dwellings as the primary housing form.  Multi-family forms of housing, including two family or 
duplex development are not allowed on remaining vacant lots. The plan conditionally supports secondary 
suites but does not contain policy relative to secondary residences or comparable forms or housing such as 
carriage houses.   

The subject property, and surrounding neighbourhood, are zoned Rural Residential Five (RR-5).  The zone 
allows for single family houses on large lots.   

The subject property is 4,063m2 and contains a 70m2 single storey house.  The applicant proposes to 
construct a second dwelling should the proposed zoning amendment be successful.  A key complexity of 
this proposal is that the existing house will be reclassified as the secondary residence once the new house 
is constructed.  This differs from typical proposals where the secondary dwelling is added after the main 
house.   

 

Figure 2: Proposal and context 
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Figure 3: Existing house proposed to be reclassified as a "secondary residence" 

A secondary residence is a form of secondary or accessory housing.  A key attribute is that it exists only 
when a primary or main dwelling is present and is secondary in appearance and function to the primary 
dwelling.  Other similar forms of housing in the City include secondary suites, carriage houses and granny 
flats. A secondary residence is completely detached from the main dwelling and limited in floor area with 
the intent that it is smaller and functions with less intensity than the main house.  Currently, secondary 
residences are only listed as a permitted use in the Residential Two (R-2) zone. Although “carriage houses” 
and “granny flats” are permitted in a few other zones.    

This zoning bylaw amendment will add “secondary residence” as a permitted use exclusively on the subject 
property.  It will also establish setback, and height restrictions for secondary dwellings.   

The application and advertisement of this proposal state that a “carriage house” is proposed.  Although 
“carriage houses” are secondary to principal dwellings, by definition “carriage houses” differ from 
“secondary residences” in that they must be located above a garage.  As the existing house is not above a 
garage it cannot be classified under the zoning bylaw and a carriage house necessitating the use of the 
“secondary residence” definition.   

DISCUSSION:  

The proposal diverges from the established land uses in the immediate area but is generally supported by 
the OCP due to the provision of sanitary sewer and is consistent with the character of the neighbourhood.   

Consistency with Land Use Policy 

Central to Sandwick/Headquarters Local Area Plan is the notion that any type of subdivision or 
redevelopment must respect the existing character of the neighbourhood.  In terms of built form, the 
proposed secondary residence will remain as it currently exists.  The proposal will permit the construction 
of a new house which will be approximately 163m2 and more consistent with the size of surrounding 
houses.  In terms of lot size, the parcel is near the minimum size currently permitted by zoning at 4,063m2 



Staff Report – April 1, 2019  Page 4 of 23 
Zoning Amendment Bylaw No. 2953 to allow for a secondary residence at 2991 Chapman Road 

 

(the zoning bylaw allows a minimum area of 4,000m2) but lot sizes on Chapman Road range from a low of 
1,208m2 to a high of 11,751m2.  Notably, the policy does allow for limited, sensitive densification once 
sewer services are provided.  Both the proposed and existing dwellings will be connected to municipal 
sanitary sewer services.   

Affordable Housing Policy 

The City’s Affordable Housing Policy sets out a number of strategies that support increasing the provision 
of affordable housing, including secondary dwellings, throughout the community. When zoning does not 
permit secondary units, Council’s practice to-date has been to consider such rezoning applications on a 
case-by-case basis taking into account land use planning policy, servicing capacity and neighbourhood 
interests. 

Zoning Review 

As part of this proposal, zoning parameters will be added to the RR-5 zone to provide specific regulations 
for secondary dwellings.  These regulations reflect the parameters which are currently listed for secondary 
residences in the R-2 zone.  The proposal is consistent with these requirements as summarized below:  

Zoning Parameter Proposed Requirement  Existing Building  

Floor Area (max.) 90m²  70m² 

Front Yard (min.) 7.5m 14.6m 

Rear Yard (min.) 10.0m 44.7m 

Side Yard (min.)  3.5m  17.8m 

Side Yard flanking a street (min.) 4.5m n/a 

Building Height (max.) 5.5m 5.2m 
 
Additionally, the secondary dwelling is required to maintain at least one off-street parking space.  
 

FINANCIAL IMPLICATIONS: 

Application fees in the amount of $3,000 have been collected in order to process the rezoning amendment 
application. Should the proposed Zoning Amendment Bylaw be adopted, Building Permit application fees 
will apply. 

Properties with a secondary residence are charged a second utility fee (sewer, water, garbage) for the 
additional dwelling unit. Should the rezoning application be approved, the additional utility fees will be 
charged to the property at the time of occupancy permit.  Secondary residences are exempt from paying 
Development Cost Charges to the City and Regional District.  

ADMINISTRATIVE IMPLICATIONS:    

Processing Zoning Bylaw amendments is a statutory component of the corporate work plan.  Staff has 
spent approximately 15 hours processing this application to date. Should the proposed zoning amendment 
proceed to public hearing, an additional two hours of staff time will be required to prepare notification for 
public hearing and to process the bylaw. Additional staff time will be required to process the subsequent 
building permit application including plan checking and building inspections. 

ASSET MANAGEMENT IMPLICATIONS: 

The proposed development utilizes existing infrastructure and is connected to City Water and City Sewer. 
There are no direct asset management implications associated with this application. 
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2019 – 2022 STRATEGIC PRIORITIES REFERENCE: 

 

 Identify and support opportunities for lower cost housing and advocate for senior government 

support 

 Encourage and support housing diversity  

 

OFFICIAL COMMUNITY PLAN REFERENCE:    

The proposed zoning amendment is generally consistent with the Suburban Residential land use 
designation of the Official Community Plan.  

The subject property is within the Sandwick/Headquarters Local Area Plan.  The plan conditionally supports 
secondary suites but does not contains specific policy relative to secondary residences or comparable 
forms or housing such as carriage houses.   

REGIONAL GROWTH STRATEGY REFERENCE: 

The development proposal is consistent with the RGS Housing Goal to “ensure a diversity of affordable 
housing options to meet evolving regional demographics and needs” including:  

Objective 1-A: Locate housing close to existing services; and  

Objective 1-C: Develop and maintain a diverse, flexible housing stock. 

CITIZEN/PUBLIC ENGAGEMENT: 

Staff would consult the public based on the IAP2 Spectrum of Public Participation:  

 

 

Should Zoning Amendment Bylaw No. 2953, 2019 receive First and Second Readings, a statutory public 
hearing will be held to obtain public feedback in accordance with the Local Government Act.  
 
Prior to this application proceeding to Council, the applicant held a public information meeting on January 
24th, 2019 at a property immediate southwest to the subject property. According to the information 
provided by the applicant, one neighbour attended the meeting.  The applicant also delivered a survey to 
14 neighbours informing them of his intentions and asking for their input.  12 surveys were returned of the 
14 distributed.  All 12 were in favour of the proposal.  All written comment sheets are included with the 
meeting summary in Attachment No. 2. 
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No additional correspondence has been received from neighbours regarding this proposal at the time of 
this report.   
 
 
OPTIONS: 
 
OPTION 1: (Recommended) 
 
THAT based on the April 1st, 2019 Staff report, “Zoning Amendment Bylaw No. 2953 to allow for a 
secondary residence at 2991 Chapman Road” Council approve OPTION 1 and proceed to First and Second 
Readings of Zoning Bylaw No. 2953, 2019; and 
 

THAT Council direct staff to schedule and advertise a statutory public hearing with respect to Zoning 
Amendment Bylaw No. 2953, 2019 on April 15th, 2019 at 5:00 p.m. in the City Hall Council Chambers.  

 

OPTION 2: Defer consideration of Bylaw No. 2953 with a request for more information. 

OPTION 3: Defeat Bylaw No. 2953. 

Prepared by:       Reviewed by: 

 

____________________      _____________________ 

Matthew Fitzgerald, MCIP, RPP     Ian Buck, MCIP, RPP 
Planning Supervisor      Director of Development Services 
 

Attachments: 

1. Attachment No. 1: Plans and Pictures 
2. Attachment No. 2: Public Information Meeting Summary and Public Comments 
3. Attachment No. 3: Rationale 
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Attachment No. 1: Plans and Pictures 
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Attachment No. 2: Public Information Meeting Summary and Public Comments 
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Attachment No. 3: Applicant’s Rationale 

 
 
 
 

 
 
 


