THE CORPORATION OF THECITY OF COURTENAY

STAFF REPORT

To: Council File No.: 6480-20-2201 & 3360-20-2111
From: Chief Administrative Officer Date: July 25, 2022
Subject: OCP AmendmentBylaw No. 3059 and Zoning Amendment Bylaw No. 3051 — 1790 15' Street

PURPOSE:

The purpose of this report is for Council to consider an Official Community Plan and Zoning Bylaw
amendment application to change the land use designation and rezone a property on 15" Streetin west
Courtenay. The proposed amendments include: 1) re-designate the subject property from “Urban
Residential” to “Multi Residential” and 2) rezone the subject property from R-2to CD-35.

CAO RECOMMENDATIONS:
OPTION 1: (Recommended if OCP Bylaw 3070 is not adopted)

Thatbased on the July25™, 2022 staff report, “OCP AmendmentBylaw No. 3059 and Zoning Amendment Bylaw
No. 3051 — 1790 15% Street” Councilapprove OPTION 1:

1. That Council give Firstand Second Reading of “OCP Amendment Bylaw No. 3059” to designate the
subject property as “Multi Residential”;

2. That Council give Firstand Second Reading of “Zoning Amendment Bylaw No. 3051” to create a new
CD-35 Zone and rezone the subject property to CD-35; and

3.  That Council direct staff to schedule and advertise a statutory public hearing with respect to OCP
Amendment Bylaw 3059 and Zoning Amendment Bylaw 3051 on August 29t, 2022 at 3:15pm.

OPTION 2: (Ifthe new OCP Bylaw 3070 is adopted this is the recommended option)

Thatbased on theJuly25%, 2022 staff report, “OCP AmendmentBylaw No. 3059 and Zoning Amendment Bylaw
No. 3051 — 1790 15* Street” Councilapprove OPTION 2:

1. That Council give Firstand Second Reading of “Zoning Amendment Bylaw No.3051” to create a new

CD-35 Zone and rezone the subject property to CD-35; and

2. That Council direct staff to schedule and advertise a statutory public hearing with respect to Zoning
Amendment Bylaw 3051 on August 29t", 2022 at 3:15pm.

Respectfully submitted,
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Geoff Garbutt, M.PI., MCIP, RPP
Chief Administrative Officer
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BACKGROUND:

The subject property is approximately 2,024 m?(0.50 acre) and currently has a single family house and a
shed on the property, legally described as Lot 8, District Lot 96, Comox District, Plan 6619. It is located at
the end of 15" Street, between Willemar Avenue and Burgess Road. Other nearby land uses include an
adjacent Public Assembly One Zone (PA-1), Industrial Two Zone (I-2) along Cumberland Road, and
Residential Two Zone (R-2) including single-family, duplexes and multi-family residential dwellings. There is
a private footpath through the church property to the south that allows accessto Burgess Road

Figure 1: Subject Property and Context

The Official Community Plan (OCP) Bylaw No0.2387, 2005 designates the subject property as
“Urban Residential” (see Figure No. 4 below). The current R-2Zone reflects the land use designation of
single family and duplex development.

The applicant proposestoamendthe OCP and Zoning Bylawto facilitate the construction of a building strata
containing two duplexes (foratotal of four units). Units will be individuallyfor sale.

A comprehensive development zone (CD zone) is proposed because no existing zone specified in Zoning
Bylaw No. 2500, 2007 would permit the development proposed without subsequent variances. The
applicant’s proposal is summarized in Attachment No. 2.

Architectural and landscape drawings are shown in Attachments No. 1, 3 and 4 and may be subject to

refinement during subsequent development permit processing should this OCP and Zoning Bylaw
amendmentapplication be successful.
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Staff Report—July 25,2022
OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw No. 3051 — 1790 15th Street.

Figure 2: Proposal as seen from 15th Street, McPhee Avenue

Zoning Review

The proposed development requires Zoning Bylaw amendments as the current R-2 zone does not permit this
scale of multi-unit development. While the lot would be large enough to subdivide with apanhandlelotin the
rear, and be generally compliant with the R-2 zone, the R-2 zone specifically prohibits duplexes to be
constructed on panhandle lots. The applicant has also elected to create astrata rather than subdivide for two
lots. This will resultinfour units, and is deemed multi-residential, which necessitatesan OCP amendment from
urban residential to multi residential. The requirements for the existing R-2 zone and proposed CD-35 zone
requirements are shown below in Table No. 1. Frontage and landscape buffers are less than what would be
required with a comparable multi-family zone(i.e., R-3), as discussed in more detail below.
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Staff Report—July 25,2022

OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw No. 3051 — 1790 15th Street.

Table 1: Zoning Analysis

Current R-2 Zone

Proposal for CD-35 Zone

Permitted Uses

Single family with or without a
suite, duplex, carriage house, etc.
(2 dwelling unitmaximum)

Duplex dwellings

Max. Lot Coverage 40% N/A
Max. FAR N/A 0.40
Min. Lot Size 900 m? (duplex) 1250 m?
Min. Lot Frontage 200 m 25.0m
Front Setback 7.5m 7.5m
Rear Setback 6.5m 7.5m

Side Setback

1.5 m minimum

1.5 m minimum

4.5 m total 4.5 m total
Useable Open Space (UOS) | N/A 30.0m? pereach one bedroom
dwelling unit; and
50.0 m? per each dwelling unit with 2
or more bedrooms
Building Height 8.0m 10.0 m
Accessory Building Height 4.5m 4.5m

Accessory Building Size

50.0m2 or 10% of the rear yard,
whicheveris greater.

50.0m? or 10% of the rear yard,
whicheveris greater.

Except where the structure is used to
cover parking, in which case, the floor
area shall notexceed 20% of the rear
yard and shall not extend for more
than 2/3 of the length of any property
line, or 30.0m, whicheverisless.

Accessory Building Siting

Permitted onlyinside orrearyard.

1.5m setback, 4.5m when flanking
a street.

Permitted oninside yard or rear yard.

Not permitted at the front of a
principle residence.

1.5m setback.

Min. Landscape Buffer
Width / Flanking Street

N/A

Bufferrequired only along southern*
property boundary

3.0m inheight
1.5m inwidth

Min. Parking Spaces Per
Residential Unit (Section 7)

Duplex -2 per unit( 8 total)

Duplex—2 per unit (8 total)

*South consideredto betherightside yard ofthe property

Table No. 1:Zoning Comparison
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Staff Report—July 25, 2022
OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw No. 3051 — 1790 15th Street.

Figure No. 3. Site plan, with proposed duplexes shown in orange.
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Staff Report—July 25,2022
OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw No. 3051 — 1790 15th Street.

DISCUSSION:
The Comox Valley Regional Growth Strategy (RGS) is the guiding document for changes to the City’s OCP land
use designations. The RGS supports directing the vast majority of the region’s growth to Core Settlement areas
whichinclude the City of Courtenay. The strategy continues by supportinginfill and intensification of existing
areas overdevelopmentinfringeareas oroutside of the Core Settlement Centres.Inturn, the proposed Multi
Residential designation supports all forms of multi-unit housing at a variety of densities and layouts which is
ultimately shaped by the context of the specific proposal.

X & Multi Residential &

e "
Residential 7 Urban Residential

el
60m

Figure 4: OCP Land Use Designations

Land Use Compatibility

The subject propertyissituated near amix of land uses as shownin Figure No. 4. The current OCP encourages
the designation of multi residential housingin avariety of locations to avoid large concentrations of the same
type of housinginone area and to help provide more diversity within neighbourhoods. Further, the proposal
for the two duplex buildings aligns with the common land use designation in the neighbourhood — urban
residential. A multi-residential designationis proposed because four units is considered multi-family. The scale
of the projectis in keeping with the existing single-family and duplex buildings in the neighbourhood. The
project recognizes the overall need to integrate a diversity of different forms of housing — into existing
neighbourhoods throughout the City.

The process of OCP and rezoningis more of a technicality given the lot configuration necessitates a panhandle
subdivision fortwo duplexes to be constructed, butinthe R-2 zone, panhandles are not permitted. The OCP’s
urban residential land use designation also discourages panhandle lots. There are a few existing panhandle
lots on 15t Street. Further staff note that under the proposed new OCP, both multi-family and panhandle
developmentswould be supported. However, at the time of application, this was not permitted.
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Staff Report—July 25,2022
OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw No. 3051 — 1790 15th Street.
Location and Connectivity

Two convenience stores and Lake Trail Middle School are located within 500m of the subject property.
Grocery, restaurants, banking, pharmacy and other businesses and several parks are located within 1.5km (a
15-20-minute walk). A #8-Downtown bus stop is within 325m. A buffered separated bicycle laneis planned for
17th Street between Willemar Avenue and Fitzgerald Avenue funded through federal and provincial grant
money.

Use of Existing Infrastructure

The development will benefit from the use of existing City infrastructure including water and sanitary, roadway
and drainage. The applicant will be expected to provide a cul-de-sacat the end of 15t Street through Section 219
Covenantof the LandTitle Act, and has provideda preliminary layout that includes this (Figure No 3).

Housing Diversity and Affordable Housing

The OCP encourages a mix of housing and specifically encouragesaffordable and social housing to be integrated
throughout the City. Housing diversity has numerous benefitsincluding allowing residents to remain in their
neighbourhoods or communities, moving into unit typesand sizes that meettheir needsthrough different phases
of life. The strata duplexes will provide more opportunity for middle-income families to buy in this residential
neighbourhood.

The City’s Affordable Housing Policy advocates comprehensive development zoning to increase densities for
affordable housingand encourage compactcommunity. This minorincreasein units helps bring a netincrease of
three dwelling units onto an existing lot witha single family home, adding to neighbourhood infill and density.

Legal Agreements
Community Amenities
e Acontributiontothe Park, Recreation, Culturaland Senior Facilities Amenity Reserve Fund inthe amount
of $2500 will be required.
e A contributionto the Affordable Housing Amenity Fundin the amount of $2500 will be required.

Asthisrezoningapplication is only permitting three additional residential units on the subject property and the
applicant has been working under the understanding that they would be paying the existing OCP Community
Amenity Contributions from the time of application, Staff are not recommending that the new OCP Community
AmenityContribution be charged.

Infrastructure

e The developer will be required to contribute a road turnaround at the end of 15" Street prior to
building occupancy.

e The road turnaround should utilize the available width on 15™ Street to provide as much turning
radius as available.

e Works and Services will be required. The development is required to verify and provide adequate
water, sanitary and storm services to the property.

e Ensure street lighting adjacent to the property frontage meets the lighting levels for the road
classification.

e Water, sanitary and stormwater service connections are required to be provided and upgraded as
necessary per City Bylaw 2919

e Awatermodel analysisisrequired to confirm that sufficient capacity existsforthe required fire flows
of this developmentat full buildout. The City’s consultant willrun the modelfollowing the developer
providing security to performthe model as well as the required design flows.

e A sanitary model analysis is required to confirm that sufficient downstream capacity exists for the
development at full build out. The City’s consultant will run the model following the developer
providing securityto performthe modelas well asthe required designflows. Providea Site Servidng
reportto address stormwater management
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Staff Report—July 25,2022
OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw No. 3051 — 1790 15th Street.

Form and Character

Should the OCP and zoning amendment be approved, a subsequent Duplex Form and Character Development
Permitwill be requiredto fully assess visualimpact of the proposal. At thistime, staffhave assessed the current
proposal for general compliance with Duplex Development Permit guidelines and the proposed CD-35 zoning, as
discussed below.

Taking the narrow lot configuration into consideration, the applicant is requesting the CD-35 Zone to reflect a
minimum frontage of 25.0m, which is smaller than the typical requirement of the comparable R-3zone (30.0m).
Both duplexes are oriented towards 15* Street, with the second duplex behind the first with the panhandle
driveway access along the eastern side of the property. Duplex #1is separated from duplex#2 with a rearyard
and a driveway for duplex#2.

B

Figure No. 5. Front and rear elevations
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The proposed duplexes are both proposed to be two stories. The front of the building features driveways and
garages, along with astepped appearance and coveredfront entrances. Parkingis being providedin
accordance with Division 7 of Zoning Bylaw No. 2500 with each duplex development making availabletwo
parking stalls through an attached single car garage and driveways accessed from 15% Street and the
panhandle access.

Different landscape buffer requirements are requested for the CD-35Zone thanis typical of multi-residential
zones. The applicantis proposing landscaping screening at alesser width of 1.5m (3.0m is typical) be required
only along the southern boundary, ratherthan allinterior boundaries. Staff notethat forthe R-2zone, which
permits duplexes, there are no landscaping buffer requirements.

In terms of building design, the duplexbuildings match the general form and character guidelines for duplexe s
and buildings in the surrounding neighbourhood. Attwo storeys, the scale of the buildings will be similar to
several inthe neighbourhood, however, many homes on 15" remain modestin size. The scale of the buildings
has been reduced through the use of staggered building facades, recessed entryways and pitched roofs with
multiple gables.

The main entrances to the units are at the front of each building, enhancedwith concrete walkways and patios
and some landscaping. To reduce the overall mass of the buildings the applicant has intentionally staggered
the appearance of the unitson both the upperandlowerbuilding front facades (Figures No. 2 & No. 5).

Staff note that window placement in relation to neighbouring properties is consistent with that of a
conventional single family home. Window opening on the sides of the duplexes adjacent to existing single
family homes is minimized with four windows on each building.

To furtherenhance privacy, fencingis beinginstalled around the property. Both buildings will include
landscapinginthe front, side and rearyards consisting of soft landscaping, grass and trees. Itisintended that
future residents movinginto the duplex buildings will be implementing the landscaping on these lots.
Landscaping and tree locations are shown in Attachments No. 4 and No. 5.

Page 8 of 45



Staff Report—July 25,2022

OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw No. 3051 — 1790 15th Street.
Tree Cutting
While the applicantintends to retain most of the mature trees onsite, some tree removal is anticipated
withinthe proposed building footprints. As perthe Tree Bylaw, 10 trees are required on the subject property
and the applicant anticipates the total number of trees retained and added will total approximately 20trees.

FINANCIALIMPLICATIONS:
There are nodirect financial implications related to the processing of this OCP and Zoning Bylaw amendment
application asthe fees are designed to offset the administrative costs.

The development will also be subject to City and Regional District development cost charges which will be
determined attime of Building Permit dependent on final buil ding design.

ADMINISTRATIVE IMPLICATIONS:

Processing zoning bylaw amendments is a statutory component of the corporate work plan. Staffhas spent 45
hours processing and reviewing this application. Should the proposed bylaws receive First and Second
Readings, staff will spend an additional 5hours in preparationforthe publichearing, finalreading of the bylaw,
and updating the bylaws and maps.

ASSET MANAGEMENT IMPLICATIONS:
Any servicing and/or offsiteimprovements required to complywiththe standardscontained in Subdivision and
Development Servicing Bylaw No. 2919 will be evaluated at time of building permit application. Following a
condition assessment, infrastructure may be required to be altered/modified/replaced to meet these
standards, at the cost of the applicant.

2019 — 2022 STRATEGIC PRIORITIES REFERENCE:
® Communicate appropriately with our community in all decisions we make
@® A Encourage and support housing diversity

OFFICIALCOMMUNITY PLAN REFERENCE:
Official Community Plan
3.1 Growth Management:

3.1.2 Goals

provide for managed growth

ensure equitable taxation forservices provided and received
support efficientinfrastructure development

protect environmentally sensitive areas
supportsustainable development practices

s wN e

4.4 Residential:
4.4.2 Goals

1. Optimize the use of existinglandsinthe City with alongterm consideration to expand boundaries
and protectadjoininglands from further development to meet the future needs of the City.

2. Preservetheintegrity and characterif existing residentialareas with any redevelopment proposal.

3. Ensure all new developmentincludesthe provision of amenities including buffer areas along major
roads, neighbouring parks, sidewalks and trails, and publicfacilities.

4.4.3 Policies

1. balanceland usesto create a vibrantand diverse neighbourhood and community;
2. create neighbourhoods that will offeravariety of transportation choices;
3. preserve and enhance openspaces, greenways and environmentally sensitive areas;
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Staff Report—July 25,2022
OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw No. 3051 — 1790 15th Street.
5. City supportsthe designation of multi residential housinginavariety of locations to avoid large

concentrations of the same type of housingin one areaand to help provide more diversity within
neighbourhoods. Inthis regard,

a) multi residential development shall be limited in scale and size outside of the downtown area

b) have sufficientamenity space forthe recreational needs of the development, access to schools,
parks, walkways, transitand complementary commercial/service uses, adequate buffers areas from
major roads and adjacentland uses

c) priorities for multi-residential development will be:

o high—downtown areaincludingalongriverfront
o medium—intensification of existing sites
o low—peripheral expansionsubjectto Local AreaPlan

REGIONALGROWTH STRATEGY REFERENCE:

The development proposalis consistent with the RGS Housing Goal to “ensure a diversity of affordable housing
options to meet evolving regional demographics and needs” and most of the relevant objectives’ supporting
policies which include:

Objective 1-A: Locate housing closeto existing services;

1A-1 Based on RGS growth management strategy locate housing close to existing services and direct 90
percentof new, residential development to Core Settlement Areas.

1A-2 The focus of higher density and intensive developments shall be within existing Municipal Areas.
Withinthe Municipal Areas densification and intensification of development is required includinginfill and
redevelopment.

1A-4 Within Settlement Nodes densification and intensification of development is requiredhoweverit will
be lessintensivethanin Municipal Areas. These nodesare to be developed with centres that are walkable
and limited to local services with a range of housing types focusing on low density multi residential and
medium density.

Objective 1-B: Increase affordable housing options;

1B-2 Encourage residential multi-unit or multi-lot developments to contribute to affordable housing
optionsincluding, but notlimited to arange of unitsizesand types, lotsizes, multifamily or attached-unit
buildings, rental units, and secondary suites. These contributions could take the form of land, cash
buildings or othersuchitems as supported by the local governments.

Objective 1-C: Develop and maintain adiverse, flexible housing stock;

1C-1 Provide a diversity of housing typesin the Municipal Areas using the following housingtype targets
for new developments by 2030: These targets are for all Municipal Areasin aggregate.

e 40% Low Density Singleunit residential, town homes, semi-detached, secondary suites, 4-24 units per hectare
e 30% Medium Density Low-rise multi-unitup to four storeys, 24-74 units per hectare
e 30% High Density Over four storey multi-units minimum, 74 units per hectare

1C-5 Encourage multi-family housing, and small-lot housingin the Core Settlement Areas whereverit can
be supported by regulartransitand infrastructure services.

Objective 1-D: Minimize the public costs of housing;

1D-1 Direct the majority of new housingto areas that are or will be servicedthrough publicly ownedwater
and sewersystems.

1D-2 Direct new housing away from highrisk natural hazard areas such as flood plains, areas exposed to
sea-levelrise, fire hazard areas, and steep unusableslopes.
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Staff Report—July 25,2022
OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw No. 3051 — 1790 15th Street.
CITIZEN/PUBLIC ENGAGEMENT:

Staff will “Consult” the publicbased onthe IAP2Spectrum of PublicParticipation:

Increasing Level of Public Impact

Inform Consult Involve Collaborate Empower
. To provide the To obtain public To work directly To partner with To place final
Public public with feedback on with the public the public in each  decision-making
par‘ticipaﬁon balanced and analysis, throughout aspect of the in the hands of
goal .objccn\'c_ zllt('rr1uti\'c§ the process to _ decision including  the public.

information and/or decisions. ensure that public  the development

to assist them in concerns and of alternatives and

understanding the aspirations are the identification

problem, consistently of the preferred

alternatives, understood and solution.

opportunities considered.

and/or solutions.

Should OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw No. 3051 receive First and Second
Readings, a statutory public hearing will be held to obtain public feedback in accordance with the Local
Government Act.

The applicant mailed out a publicinformation package on September 16, 2021 to property owners and
occupiers within 100 m of the subject property. Nocomments were received. The City has also received no
commentsto date. The PublicInformation Meeting (PIM) mail out can be found in Attachment No. 6 and
the applicantaddresses thatthere were no comments from the mail out in the written project description
(Attachment No. 2).

OPTIONS:

If Council adopts OCP Bylaw 3070, the OCP Amendmentforthis application will not be required because the
new OCP designates this property as Urban Residential. This particular designation permits panhandle lotsand
the increased density. With this in mind, Staff have provided an option below that does not include the OCP
amendment.

OPTION 1: (Recommended if OCP Bylaw 3070 is not adopted)

That based on the July 25%, 2022 staff report, “OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw
No. 3051 - 1790 15% Street” Council approve OPTION 1:

1. That Council give First and Second Reading of “OCP Amendment Bylaw No. 3059” to designate the
subject property as “Multi Residential”;

2. That Council give First and Second Reading of “Zoning Amendment Bylaw No. 3051” to create a new
CD-35 Zone and rezone the subject property to CD-35; and

3. That Council direct staff to schedule and advertise a statutory public hearing with respect to OCP
Amendment Bylaw 3059 and Zoning Amendment Bylaw 3051 on August 29t, 2022 at 3:15pm.

Page 11 of 45



Staff Report—July 25,2022
OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw No. 3051 — 1790 15th Street.

OPTION 2: (Ifthe new OCP Bylaw 3070 is adopted this is the recommended option)

That based on the July 25%, 2022 staff report, “OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw
No. 3051 — 1790 15% Street” Council approve OPTION 2:

1. That Council give Firstand Second Reading of “Zoning Amendment Bylaw No.3051” to create a new

CD-35 Zone and rezone the subject property to CD-35; and

2. That Council direct staff to schedule and advertise a statutory public hearing with respect to Zoning
Amendment Bylaw 3051 on August 29", 2022 at 3:15pm.

OPTION 3: That Council postpone consideration of OCP Amendment Bylaw No. 3059 and Zoning
Amendment Bylaw No.3051 with arequest for more information.

OPTION 4: That Council not proceed with OCP Amendment Bylaw No. 3059 and Zoning Amendment
Bylaw No. 3051.

Prepared by: Reviewed by:
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Cassandra Marsh Chris Marshall, RPP, MCIP
Plannerll Director of Development Services

Concurrence by:

Geoff Garbutt, M.Pl., MCIP, RPP
Chief Administrative Officer

Attachments:

Attachment No. 1: Draft OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw No. 3051
Attachment No. 2: Applicant’s Written Project Description

Attachment No. 3: Site plan and elevations

Attachment No. 4: Landscaping Plan

AttachmentNo. 5: Tree location map

Attachment No. 6: Alternative PublicInformation Mailout and Meeting Summary

Attachment No. 7: Sustainability Evaluation Compliance Checklist
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OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw No. 3051 — 1790 15th Street.

Attachment No. 1: Draft Bylaws

THE COEPOFATION OF THE CITY OF COURTENAY
EYLAW NO. 3059

A bylaw to amend Official Community Plan Bylaw No. 2387, 2005

The Council of the Corporation of the City of Courtenay in open meeting assembled enacts as
follows:

1. Thiz bylaw may be cited for all purposes as “Official Community Plan Amendment Bylaw
No. 3059, 20227,

2. That “Official Community Plan Bylaw No. 2387, 20057 be hereby amended as follows:

(&) by changing the land use designation of Lot 8, District Lot 98, Comox Dhistrict, Plan 6619
(1790 13 Street) as shown in bold outline on Attachment A which iz attached hereto and
forms part of this bylaw, from Urban Reszidential to Multi Residential; and

() That Map #1. Land Use Plan be amended accordingly.

3. This bylaw shall come into effect upon final adoption hereof.

Eead a first time this day of ., 2022
Fead a second time this day of ., 2022
Considered at a Public Hearing this day of . 2022
Fead a third time this day of . 2022
Finally paszed and adopted this day of , 2022
Mayor Corporate Officer
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OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw No. 3051 — 1790 15th Street.
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OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw No. 3051 — 1790 15th Street.

THE CORPORATION OF THE CITY OF COURTENAY
BYLAW NO. 3051

A bylaw to amend Zoning Bvlaw No. 2500, 2007

The Council of the Corporation of the City of Courtenay in open meeting assembled enacts as
follows:

1. This bylaw may be cited for all purpozes 23 “Zoning Amendment Bylaw No. 3051, 20227
2. That “Zoning Bylaw No. 2300, 2007 be hereby amended as follows:
() Amending Division 8 — Classification of Zones through the addition of:

Part 61 — Comprehensive Development Thirty Five Zome (CD-33) 1790 15 Street as
attached in Attachment A

(c) by rezoning Lot 8, District Lot 96, Comox District, Plan 6619 (1790 15% Street) as
shown in beld outline on Attachment B which is attached hereto and forms part of this
bylaw, from Residential Two (B-2) to Comprehensive Development Zone Thirty Five
(CD-33).

(d) That Schedule No. 8§, Zoning Map be amended accordingly.
3. This bylaw shall come into effect upon final adoption hereof.

Fead a first time this day of ., 2022
Fead a second time thiz day of ., 2022
Considered at a Public Hearing this day of , 2022
Fead a third titme this day of . 2022
Finally passed and adopted this day of ., 2022
Mayor Corporate Officer
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OCP Amendment Bylaw No. 3059 and Zoning Amendment Bylaw No. 3051 — 1790 15th Street.

Attachment A

Part 60 - Comprehensive Development Thirty Five Zone (CD-35)
(1790 15t Street.)

§.60.1 Intent
The CD-33 Zone i3 intended to accommodate a strata development of two duplexes on the
property legally described as Lot 8, District Lot 96, Comox District. Plan 6619, This
property shall be developed substantially in accordance with Schedule A which forms part
of thiz zone

8.60.2 Permitted Uses

The following uses are permitted and all other uzes are prohibited except as otherwise noted
it this bylaw:

1) Duplex dwellings
2) Aeccessory buildings and structiures

3} Home occupation
8.60.5 Minimum Lot Size

A lot shall have an area of not less than 1250 m?
8.60.3 Minimum Lot Frontage

A Jot shall have a frontage of not less than 23 0 m
8.60.4 Floor Area Ratio

Providing all other applicable size, shape and siting conditions are met, the maximum foor
area ratic shall not exceed 0.40.

8.60.6 Setbacks
Except where otherwize specified in this bylaw the following minimum builaing sefbacks
shall apply:
(1) Front Fard: T3m
(2) Rear Yard: T5m
(3) Side Yard: The side yard sefbacks shall total 4.3 m with a minimum side vard

setback on one side of 1.5 m.
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OCP Amendment Bylaw No. 3059 and ZoningAmendment Bylaw No. 3051 — 1790 15thStreet.

8.60.7 Height of Building
Maximum building height shall be 10 m.

8.60.8 Useable Open Space

Teable open space must be provided on a fof in the amount of 30.0 m? for each one-
bedroom cwelling unit and 50.0m? for each dwelling unit with two or more bedrooms.

8.60.9 Accessory Buildings and Accessory Structures

(1) Shall not exceed 4 5m in height

(2) Shall have a total building area not exceeding 50.0m? or 10% of the rear yard,
whichever is greater, except where the structure is used to cover parking, in which case,
the ffoor area shall not exceed 20% of the rear yard and shall not extend for more than 2/3
of the length of any property line or 30.0m, whichever 15 less.

(3) Shall be permitted in the zide and rear yard provided they shall conform to all relevant
siting regulations of this bylaw.

(4) Shall not be permitted at the front of a principal residence.

(3} Shall not be located within 1.3, from the side and rear Jof [ine.

§.60.10 Off-Street Parking and Loading

Off-street parking shall be provided and maintained in accordance with the requirements
of Division T of this bylaw.

§.60.11 Landscaping and Screening

In addition to the Landscape Requirements identified 1n Part 14 of this bylaw, the following
landscape requirements shall be met:

(1) A landscaped screen, fence or a combination thereof of not less than 3 .0m in height
and 1.3m in width shall be provided and maintained along the southern property
boundary.

Lad
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Schedule A
Note: Please refer to full size drawings in file 6480-20-2201 / 3360-20-2111
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Project Renderings
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Attachment No. 2: Applicant’s Written Project Description

n

MecElhanney

Cwr File: 2211-47638
August 24, 2021

City of Courtenay

Development Services Department
830 Cliffe Avenue

Courtenay, BC

VAN 247

Attention: Mike Grimsrud, Planner |1
Rationale for Rezoninyg - 1790 15" Sireet

On behalf of Don Cameron of Cameron Contracting Ltd_, | am pleased to submit this application to amend
the City of Courtenay’s Zoning Bylaw to enable a residential infill development at 1790 15% Street. This
proposal seeks to rezone the 0.2 ha subject property from its current, Residential Two (R-2) Zone to a
new Comprehensive Development (CD) Zone to increase the permitted density from two units to four
units. Detailed in the application submission, the development would see the removal of the existing
single-family home on the property and the construction of two new duplex buildings.

We believe that the proposal responds to the property’s “Urban Residential” Land Use designation and
housing objectives contained within City’s Official Community Plan (OCP) by delivering affordable
housing opportunities (in the form of duplex units) while considering of the established neighbourhocd
character of the immediate area - a neighbourhood already zoned for and containing duplex housing.
Shown in the submitted Site Plan and Building Elevations, the proposed duplexes are similar in size and
scale to a single-family home, providing sizeable setbacks (7.5m from front and rear), building height (2-
storeys) and parcel coverage (13%).

The proposed CD Zone (attached to this letter) is congsistent with the City’s existing R-3 Zone aside from
the following minor differences:

1) In order to maintain an accessible drive aisle to access the second duplex at the rear of the
property, the CD Zone eliminates the requirement for a landscaped buffer along the NE property
boundary (adjacent to 1720 and 1750 15% Street). We believe this iz appropriate given that this
property line abuts and existing drive aisle that provides access to the neighbouring properties. A
reduced landscaped buffer of 1.5m along the southern boundary is proposed, which will enable
pedestrian circulation.

2) The existing frontage of the subject property is 25.7m. The R-3 Zone requires a minimum
frontage of 30.0m, thus the existing frontage would not comply with this minimum frontage
requirement. The proposed CD Zone, therefore, establishes a minimum parcel frontage of 25m.

McElhanney
1211 Ryan Road, Courtenay, BC
Tel. 250-333-5405 | info@mcelhanney.com | www.mcelhanney com Page 1
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Owur File: 221147838 | August 24, 2021

3) Toremove the option for multi-residential dwellings (which iz permitted in the R-3 Zone) the
proposed CD Zone removes multi-residential as a permitted use.

Tailoring the CD Zone to the proposed development by reducing landscape buffer and frontage length
requirement is intended to avoid the need for development variance permits. The proposed CD Zone is
also intended to offer as much upfront clarity to the City and neighbouring residents as possible and
minimize any potential concems with the potential for a higher-density (i.e. apartment building) type of
development.

Site layout and building design has also considered the City's Development Permit Guidelines for
Duplexes. The scale and form of the proposed duplexes congider the surrounding neighbourhood
context, which includes both single family and duplex housing. Building design features multiple breaks in
the fagade, different sized windows and high-quality building materials; culminating in a visually
interesting building that complements the neighbourhood. Each duplex unit is also staggered to aveid
being 'mirror imaged’ and garage doors feature windows. The site layout creates opportunities for ample
private open space and retention of most mature trees on site. Though additional design will take place at
time of Development Permit, it is our view that the proposal is consgistent with the City’s relevant DP
guidelines.

Finally, the development of this property has considered the direction of the City’s Affordable Housing
Policy. The policy recognizes that a range of housing opportunities will contribute to the overall social
well-being of a community. It remains a fact that personsg in the City of Courtenay with moderate incomes
finding housing within their inancial means has become very challenging. The prospect of owning a
single-family home, particularly for those entering the housing market, is largely out of reach. This
proposal seeks to deliver a more affordable housing type while being sensitive to the existing, lower
density character of the surrounding neighbourhood.

Thank-you for congidering our rezoning application.

Sincerely,
)
A .
C &2

Andy Gaylor, MCIP, RPP
Planner

agaylor@mcelhanney.com | 250-718-7274

Attachments:
1) Draft CD Zone

cc: Don Cameron, Cameron Contracting

FiY Page 2
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Owr File: 2211-47838 | August 24, 2021

Attachment 1

Draft CD Fone

Permitted Uses:
(1) Duplex dwellings
{2) Accessory buildings and structures

(3) Home occupation

Minimum Lot Size:

A lot shall have an area of not less than 1,250 m*.

Minimum Lot Frontage

A lot shall have a frontage of not less than 25.0 m.

Floor Area Ratio

Providing all other applicable size, shape and siting conditions are met, the maximum floor area ratio shall
not exceed 0.40 floor area rafio.

Setbacks

Except where otherwise specified in this bylaw, the following minimum building setbacks shall apply:
(1) Front yard: 7.5m
{2) Rear yard: 7.5m

2) Side yard: The side yard setbacks shall total 4.5 m with a minimum side yard setback on
one side of 1.5 m.

Height of Buildings
The height of a principal building shall not exceed 10 m.

Useable Open Space

Useable open space shall be provided on a lof in the amount of 30.0 m* for each one-bedroom dwelling
unit and 50.0 m* for each dwelling unif with two or more bedrooms.

M Page 3
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Our File: 2211-47838 | August 24, 2021

Accessory Buildings and Accessory Structures
1) Shall not exceed 4.5 m in height.

2) Shall have a total building area not exceeding 50.0 m2 or 10% of the rear yard, whichever is
greater, except where the sfrucfure is used to cover parking, in which case, the floor area shall
not exceed 20% of the rear yard and shall not extend for more than 213 of the length of any
property line or 30.0m, whichever is less.

3) Shall be permitted in the side and rear yard provided they shall conform to all relevant siting
regulations of this bylaw.

4} Shall not be permitted at the front of a principal residence.

5) Shall not be located within 1.5 m from the side and rear lof line.

Off-street Parking and Loading

Off-street parking and loading shall be provided and maintained in accordance with the requirements of
Division 7 of this bylaw.

Landscaping and Screening

In addition to the Landscape Requirements identified in Part 14 of this bylaw, the following landscape
requirements shall be met:

1) A landscaped screen, fence, or a combination thersof of not less than 3.0m in heightf and 1.5m in
width shall be provided and maintained along the southern property boundary.

FLY Page 4
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M

McElhanney

Owr File: 2211-47638
our File: RZD00063
December 22, 2021

City of Courtenay
830 Cliffe Avenue
Courtenay, BC
VAN 247

Afttention: Cassandra Marsh, Planner

1790 15 Ave — Revised Submission

The purpose of this letter is to address questions raised as part of City Staff's review of this Zoning Bylaw
amendment and submit a revised proposal reflecting City comments. This revised submission includes /
proposes the following:

Official Community Plan (OQCF) Amendment:

Should the proposed rezoning be successful, the property owner will be proceeding with a “building
strata™ whereby each of the four dwelling units will be made for sale. It is understood that the City's OCP
congiders anything more than 3 dwelling units on a single property as a "Multi-Residential” development
and City staff consider the development as 4 dwelling unitz on one property, therefore requiring an
amendment to the property's *Urban Residential Land Use Designation to facilitate the proposal.
According to staff, it is understood that the City's new draft Official Community Plan is intended to
accommodate proposals such as the proposed development without the need to amend the OCP. Given
that our proposgal is intended to offer relatively affordable *missing middle™ housing for sale and would be
aligned with the new OCP, it is our view that the proposed OCP amendment is minor in nature.

Landscaping / Screening (northern property boundary):

Staff have raized a concem with respect to a lack of proposed landscaping along the northemn (side yard),
east (rear yard) and west (front yard). To clarify, it is our intention to retain an existing treed buffer along
the rear yard, and street trees will be planted within the 7.5m front yard setback area. While we propose
to vary the 3.0m buffer requirements along the property sides given limitations associated with drive aisle
widths and building siting, a solid screen fence will be installed on each side, with a 1.5m landscaped
buffer along the southem property boundary.

McElhanney
1211 Ryan Read, Courtenay BC Canada WVEM 3R8
Tel. 250-338-5405 | Fax. 1-855-407-3805 | www.mcehanney.com Page 1
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Our File: 221147828 | December 21, 2021

Modified cul-de-sac:

Shown on the attached Site Plan (Attachment #2) and in response to staff comments, a 39.25m? land
dedication is proposed in order to facilitate the future construction of a modified vehicle tumaround. The
design of this modified cul-de-sac is based on Drawing CS55SD R3 in the City's Subdivigion and
Development Servicing Bylaw, but excludes a boulevard or sidewalk, per City direction. While some
building siting adjustment is needed to accommedate the road dedication, as shown on the attached plan,
complying with a 7.5m front yard setback is achievable. It is understood that these improvements will be
required prior to building occupancy.

Amenity Contribution:
Pursuant to Section 7.7, Policy 6 (c), as the total proposed m* is estimated to be approximately 572 m=,
an amenity contribution in the amount $2,500 will be submitted prior to bylaw adoption.

Fublic Information Meefing Summary:

Per staff instructions, notification letters (Attachment #3) were circulated to properties within the
surrounding area, presenting the development proposal. The letter gave residents three weeks to submit
any responses to our office. No responses were received.

Once again, we appreciate your comments and diligence in reviewing this rezoning application.

Sincerely,
McElhanney Ltd.

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

M Page 2
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Attachment No. 3: Site plan and elevations
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Project Renderings
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Attachment No. 4
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Attachment No. 5: Tree location map
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Attachment No. 6: Alternative Public Information Mailout and Meeting Summary

n

McElhanney

Our File: 2211-47630
September 16, 2021

Dear Homeowner [ Occupant,

Notice of Proposed Development — 1790 15" Street

On behalf of Don Cameron of Cameron Confracting Ltd., owner of the above noted property, we are
pleased to advise you that an application has been made to the City of Courtenay to amend the zoning
designation of the property to allow a modest residential infill development, comprised of two duplex
buildings for a total of four (4) unitz. The existing zoning of the property is Residential Two (R-2) and
allows a maximum of two units, and the proposed zoning is a Comprehensive Development Zone. A site
plan showing the layout of the two buildings, proposed building renderings, and a location map are
attached for your review.

It s our belief that the proposal provides more diverse housing options in the community (in the form of
duplex units) while considering the established neighbourhood character of the immediate area. Shown in
the submitted site plan and building renderings, the proposed duplexes are similar in size and scale to a
single-family home, providing sizeable setbacks and reduced building height (2-storeys).

Great effort has been made to make the buildings appealing to complement the neighbourhood. The
design features multiple breaks in the building fagade and building footprints have been staggered,
adding further visual interest.

As the submission of the application has recently been made, we are unable to forecast when this
application will be presented to City Council. Should Council grant “first and second” reading to the
proposed bylaw amendment, a Public Hearing will be scheduled, and you will be notified by the City of
Courtenay of the Public Hearing date and how to participate in the hearing. In the meantime, you can
view details of the submitted application and status of this application by visiting the City’s Development
Applications Website at www.courtenay.caldevapptracker (search by file number: RZ000063).

Providing Feedback

We welcome feedback regarding the proposal that you may have at this time. A comment sheet has been
attached to this letter. We respectiully ask that you provide comments within three weeks from the date

McElhanney
1211 Ryan Road, Courtenay BC Canada WVEM 3RE
Tel. 250-333-5405 | Fax. 1-855-407-3805 | www.mcehanney.com Page 1
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Owr File: 2211-47638| September 15, 2021

of this letter (before October 7, 2021). It is important to note that input received will be reviewed by City
staff as part of their review of the development proposal.

Comments can be submitted by one of the following methods:

+  Drop your comment sheet off at the McElhanney office at 1211 Ryan Road, or mail:
McElhanney, 1211 Ryan Road, Courtenay, BC, VAN 3RE.

* Email your comments to: gourtenav@mcelhanney.com

Thank-you for taking the time to review our proposal and providing any comments that you may have.

Sincerely,
McElhanney Ltd.

~]
~
)

Andy Gaylor, Planner

agaylor@meelhanney.com | 250-718-7274

Attachments:

1) Location Map

2} Site Plan

3) Building Renderings
4) Comment Sheet

M Page 2
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Attachment No. 7: Sustainability Evaluation Compliance Checklist

21 St o SUSTAINABILITY
Eosenny B ion 207 EVALUATION

Tel: 250-T03-4838 Fax 250-334-4241
Email: planningifcourtenay.ca COMPLIANCE CHECKLIST

Project Address: 1790 15th Street pate: August 16, 2021
Applicant: M{:Elhanney L‘td_ Signature:
To be filled out by applicant
Land Use. The application: Description of how the criteria are met
a) Provides a mix of housing types and sizes; Projects provides new, more affordable duplex housing and

increases housing diversity in the neighbourhood.

b) Balances the scale and massing of buildings in Buildings are two storeys in height, and setbacks, parcel

relation to adjoining properties, coverage and densities are generally consistent with
neighbouring properties
¢} Complements neighboring uses and site the development is consistent with existing duplex
topography; and single family uses in the neighbourhood
d) Provides or supports mixed used developments  |the development represents a significant investment in the
or neighborhoods; neighbourhood while considering existing character
e) Promotes walking to daily activities and the development is in walking distance to parks (Woodcote),
recreational opportunities; transit route (Downtown/ Anfield), grocery (Willemar Grocery)
and schools.
f) Supports a range of incomes; duplex units available for sale will be maore
modestly priced compared to single family homes
g} Is a positive impact on views and scenery, Development is not anticipated to have any impacts

on existing view planes.

h} Preserves and provides greenspace, trails and development provides private outdoor greenspace for
landscaping; residents. Two fruit trees will be removed, but larger veteran
trees at the rear of the property will be retained.

WWW courtenay.ca Page1of 3
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Building Design. The application:

Description of how the criteria are met

a) Exhibits high standard of design, landscaping Mo known environmental sensitivities are onsite, but site
and environmental sensitivity; design features ample useable open space, street trees, and

landscaping buffering along the southem lot line.

b) Maintains a high standard of quality and Building design features breaks in the facade, different sized
appearance; windows, and high quality building materials, culminating in a

high quality, visually interesting building.

c) Includes articulation of building faces and roof The I;]uil[jing features an artj(;ulating Duilding
lines with features such as balconies, entrances, |farade multiple rooflines and a mix of building
bay wlndw{s, dormers and VEI"IEICEH and horizontal colour to enhance building appearence.
setbacks with enhanced colors;

d) Avoids creating a strip development appearance; |Mot applicame

e) Satisfies Leadership in Energy and The development will be constructed to meet Step Code
Envirenmental Design (LEED) certification (or requirements for Part 9 buildings in accordance with the City's
accepted green building best practices); Building Bylaw.

f) Uses environmentally sensitive materials which Effort will be made at later stages of development to include
are energy sensitive or have accepted low materials that are environmentally sensitive. Existing building
pollution standards; will be recycled wiere possible.

g) Builds and improves pedestrian amenities; Any required frontage upgrades will be undertaken in
accordance with the City's Works and Services Bylaw at time
of Building Permit.

h) Provides underground parking: Mot acheivable at this scale of development

Applies CPTED (Crime Prevention Through
Environmental Design) principles;

Transportation. The application:

The development will include pedestrian scale lighting along
driveway. Future landscape plans (at DP) will also incorporate
CPTED principles.

Description of how the criteria are met

sidewalks, transit facilities, recreation area or
environmentally sensitive area;

Infrastructure. The application:

a) Integrates into public transit and closeness to The project is within walking distance to a transit route
major destinations; (Downtown / Anfield) along Cumberand and Willemar Roads

b} Provides multi-functional street{s); Mot applicame_

c) Prioritizes pedestrian and cycling opportunities Too small of a scale of a devieopment and no opportunities to
on the public street system and through the site provide provide formal connectivity through the site (i.e. no
location that can provide an alternative to public  [adjacent roads or rights of way). Though ample informal
road; connectivity adjacent to the property is available.

d) Provides or contributes towards trail system,

Not applicable.

Description of how the criteria are met

geothermal) within servable area to City
standards;

a) Includes stormwater technigues that are Larger yvards / open space for residents promotes onsite
designed to reduce run-off, improve groundwater |retention. Additional stormwater management review to ocour
exchange and increase on-site retention; at later stages of development.

b} Utilizes renewable energy sources (i.e. solar,

Mot acheivable at this scale of development.

WWW courtenay . ca
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Character & ldentity. The application: Description of how the criteria are met
a) Provides a positive image along waterfront areas | The building and frontage landscaping create a
and fronting road; positive image fronting 15th street.

b) |z designed with quality and varety of features Street trees and f!‘ontage improvemm_ts will be provided if
within the project (i.e. street furniture, strest required by the City's Works and Services Bylaw.
lights, signs, curb treatments);

¢} Provides public and private amenity space; Private amenity space will be provided, but the property is too
small and impracticable for the provision of public amenity
space.

d) Preserves heritage fixtures; Mot applicable_

e} Orients to views, open space and strest; The building addresses the street

Environmental Protection & Enhancement. T E T AL R T

The application:

@) Protects riparian areas and other designated Mo known riparian and environmentally sensitive
environmentally sensitive areas; areas are known on the property.

b) Provides for native species, habitat Mo known riparian and environmentally sensitive
restoration/improvement, areas are known on the property.

¢} Includes tree lined streetscapes. Street trees will be provided along the property

frontage.
www.courtenay.ca Page 3 of 3
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