
 
 
THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

To:  Council  File No.:  3360-20-1914 

From: Chief Administrative Officer Date:   March 15, 2021 

Subject: Zoning Amendment Bylaw No. 2986 to Allow for a Secondary Suite at 2129 Blue Jay Place  

PURPOSE: 

The purpose of this report is for Council to consider an application to rezone the property located at 2129 

Blue Jay Place from Residential One to Residential One S Zone (R-1S) to permit the addition of a secondary 

suite to an existing house. 

CAO RECOMMENDATIONS: 

THAT based on the March 15th, 2021 staff report “Zoning Amendment Bylaw No. 2986 to Allow for a 
Secondary Suite at 2129 Blue Jay Place” Council approve OPTION 1 and proceed to First and Second 
Readings of Zoning Amendment Bylaw No. 2986, 2021; and, 

That Council direct staff to schedule and advertise a statutory public hearing with respect to Zoning 
Amendment Bylaw No. 2986.  

 

Respectfully submitted, 
 

 
Trevor Kushner, BA, DLGM, CLGA, PCAMP 

Interim Chief Administrative Officer 

 

BACKGROUND: 

The subject property is an approximately 658m2 residential lot located at 2129 Blue Jay Place in East 
Courtenay, legally described as Lot J, District Lot 158, Comox District Plan VIP79430 (Figure 1). The 
property is currently zoned Residential One (R-1) and there is an existing 275.3m2 (2,963ft2) two-storey 
single family dwelling on the parcel. The home contains a single car garage. There is also space for two 
vehicles in the front driveway (for a total of 3 parking spaces). Plans and elevations are shown in 
Attachment No. 1.  

The secondary suite is proposed within the basement of the existing home. The proposed suite is 89m² 
(958ft²) in size and includes one bedroom, one bathroom, laundry, a living room, dining room, and a 
kitchen (Attachment No. 1). The applicant’s rationale for the rezoning can be found in Attachment No. 4. 
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Figure 1. Context map with the Subject Property outlined in yellow. 

DISCUSSION:  

The subject property is located within less than two kilometres of the Crown Isle Shopping Complex, Valley 
View Elementary, and Mark R. Isfeld Secondary School and the Aspen Grove and Highland Village Shopping 
Centres in Comox. These destinations are accessible by cycling, walking, or transit (with two bus routes that 
travel along Lerwick Road). It is also adjacent to Lerwick Nature Park.  

OCP Review 

The proposed application represents infill development within an established neighbourhood designated 
Urban Residential in the Official Community Plan (OCP).   

The OCP and the Affordable Housing Policy support infill development within existing Urban Residential 
areas provided it is in keeping with the character and scale of the surrounding neighbourhood. Infill 
housing provides more rental housing stock and diversity of housing types, and promotes more efficient 
use of land that is already serviced. 

 

Zoning Review 

This application meets zoning requirements, including building height, lot coverage, building setbacks and 
parking for both R-1 and R-1S zones. It also specifically meets all R-1S zoning requirements for secondary 
suites, summarized in the table below. 
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Requirements Proposal 

Total not more than 90.0 m2  Approximately 89m²  (includes 1 bedroom,1 
bathroom, living room, kitchen) 

Floor Area Less than 40% of the total habitable floor 
space of the building 

~32%  

Located within a building of residential occupancy 
containing only one other dwelling unit 

Yes  

Located within a building which is a single real estate 
entity 

Yes 

Three Parking Spaces                                                      
(2 spaces for the principal dwelling unit and 1 
additional space for the secondary suite) 

3 parking spaces: 2 full-sized driveway 
spaces, and 1 parking space in the garage 
(Attachment No. 1) 

 

FINANCIAL IMPLICATIONS: 

Application fees in the amount of $500 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 30 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, sewer and storm 
mains. There are no direct asset management implications associated with this application. 

 

2019 - 2022 STRATEGIC PRIORITIES REFERENCE: 

       Communicate appropriately with our community in all decisions we make 
           Encourage and suport housing diveristy  
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OFFICIAL COMMUNITY PLAN REFERENCE:    

The proposed zoning amendment is consistent with the Urban Residential land use designation of the 
Official Community Plan. It represents infill residential development near existing amenities and services, 
providing a range of housing choice, while fulfilling OCP Section 4.4.3 4 a) – limited infill will be considered 
only in keeping with the character and scale of an existing neighbourhood and 4.4.3.4 d) – secondary suites 
will be considered as part of a principle single family residential building subject to zoning approval. 

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 will “Consult” the public based on the IAP2 Spectrum of Public Participation:  

 

Prior to this application proceeding to Council, the applicant distributed an alternative public information 
package to property owners and occupiers within 100m of the property, over a two week period and 
collected and summarized feedback as per the new Alternative Public Information Meeting process.  The 
information provided to neighbours and the summary of the process can be found in Attachment No. 2. 
The City received 13 comments from the public. The applicant received 4 comments.  Of the comments 
received, 12 households were represented.  

Of the responses received, six households were opposed and six had no objections. 

All feedback can be found in Attachment No. 3. Of those that stated opposition to the proposal, they had 
the following concerns: 

 Potential traffic increase  

 Parking concerns and snow ploughing in the winter  

 Desire to maintain the neighbourhood as single family only 

 The potential for property value impacts  
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It is important to note that the Zoning Bylaw requires one additional off-street parking space be provided 
for a suite, and these requirements for parking will be met on the subject property.  
 
OPTIONS: 
 
OPTION 1: (Recommended) 

THAT based on the March 15th, 2021 staff report “Zoning Amendment Bylaw No. 2986 to Allow for a 
Secondary Residence at 2129 Blue Jay Place” Council approve OPTION 1 and proceed to First and Second 
Readings of Zoning Amendment Bylaw No. 2986, 2021; and, 

That Council direct staff to schedule and advertise a statutory public hearing with respect to Zoning 
Amendment Bylaw No. 2986.  

 
OPTION 2: Defer consideration of Bylaw No. 2986 with a request for more information. 
 
OPTION 3: Defeat Bylaw No. 2986. 
 

Prepared by:       Reviewed by: 

      

Cassandra Marsh,      Matthew Fitzgerald, RPP, MCIP 
Planner I                                Manager of Development Planning 
 
Concurrence by:      Concurrence by: 

         
Ian Buck, RPP, MCIP    Trevor Kushner, BA, DLGM, CLGA, PCAMP 
Director of Development Services     Interim Chief Administrative Officer 
     
     

Attachments: 

1. Attachment No. 1: Plans and Elevations 
2. Attachment No. 2: Alternative Public Information Meeting Mail Out and Summary 
3. Attachment No. 3: Public Comments 
4. Attachment No. 4: Applicant’s Rationale  
5. Attachment No. 5: Sustainability Evaluation Checklist 
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Attachment No. 1: Plans and Parking  

 

Proposed basement 

suite shown in red 

89m2 

32% of habitable floor 

space of building 
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Parking shown with 3 

spots. 
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Attachment No. 2: Public Information Meeting Summary 
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Attachment No. 3: Public Comments 
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Attachment No. 4: Applicant’s Rationale 
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Attachment No. 5:  Sustainability Evaluation Checklist
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