Monday, March 19, 2018

1:30 pm

City of Kelowna
Regular Council Meeting
AGENDA

Council Chamber

City Hall, 1435 Water Street

1. Call to Order

This meeting is open to the public and all representations to Council form part of the public
record. A live audio and video feed is being broadcast and recorded by CastaNet and a
delayed broadcast is shown on Shaw Cable.

2. Confirmation of Minutes

PM Meeting - March 12, 2018

3. Development Application Reports & Related Bylaws

3.1

3.2

33

Diamond Mountain Area Structure Plan Consideration

To receive for information, the Diamond Mountain Area Structure Plan, and to not
endorse ASP12-0001 and the corresponding amendments to the Official Community
Plan.

Richter St 1205-1241, OCP18-0001 & Z18-0003 - 1120797 BC Ltd Inc

To amend the Official Community Plan to change the future land use designation of
the subject properties from MRM — Multiple Unit Residential (Medium Density) to
MRH — Multiple Unit Residential (High Density) and to rezone the subject properties
from RU6 — Two Dwelling Housing to RM6 — High Rise Apartment Housing to
facilitate the construction of an apartment building.

Richter St 1205, 1215, 1223, 1229, 1235 & 1241, OCP18-0001 (BL11574) - 1120797 BC
Ltd Inc

Requires a majority of all Council (5).

To give Bylaw No. 11574 first reading in order to change the future land use
designation from the MRM — Multiple Unit Residential (Medium Density)
designation to MRH — Multiple Unit Residential (High Density) designation.
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3.4

3.5

3.6

37

3.8

39

3.10

Richter St 1205, 1215, 1223, 1229, 1235 & 1241, Z18-0003 (BL11575) - 1120797 BC Ltd
Inc

To give Bylaw No. 11575 first reading in order to rezone the subject property from the
RU6 — Two Dwelling Housing zone to RM6 — High Rise Apartment Housing zone.

South Ridge Dr 5008, Z17-0114 - Emil Anderson Construction Co. Ltd

To rescind all three readings given to Rezoning Bylaw No. 11198 and to consider a
new application to rezone the subject property from C1 — Local Commercial to C2 —
Neighbourhood Commercial.

South Ridge Dr 5008, Z15-0064 (BL11198) - Emil Anderson Construction Co

To rescind first, second and third readings of Bylaw No. 11198 and close the file.

South Ridge Dr 5008, Z17-0114 (BL11576) - Emil Anderson Construction Co

To give Bylaw No. 11576 first reading in order to rezone the subject property from the
C1 - Local Commercial zone to the C2 - Neighbourhood Commercial zone.

Agassiz Rd 2025, Z16-0052 - Exceling Investments Inc. BC No 1062096

To extend the deadline for adoption of Rezoning Bylaw No. 11358 to March 7, 2019.

Nickel Rd 230, DP17-0095 - James Zeleznik

To review the form and character Development Permit for a 19-unit townhouse
development.

Valley Rd 720, DP17-0237 - Kane 2 Resources Ltd., Inc.No. BCo807695

To consider a Development Permit for the form and character of a 49 unit townhouse
project.

Bylaws for Adoption (Development Related)

4.1

TA16-0002 (BL11552) - General Text Amendments

To adopt Bylaw No. 11552 in order to make text amendments to ensure Zoning bylaw
remains consistent with City Policies, keeping up to date zoning language, correcting
inconsistencies and adapting to changes in the community.
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Non-Development Reports & Related Bylaws

5.1

5.2

53

5.4

55

5.6

57

5.8

5.9

Downtown Kelowna Association 2018 Budget

To authorize the 2018 levy on Class 5 light industry and Class 6 business/other
properties located within the Downtown Business Improvement area.

Uptown Rutland Business Association 2018 Budget

To authorize the 2018 levy on Class 5 light industry and Class 6 business/other
properties located within Uptown Rutland Business Improvements Area.

Investment of City of Kelowna Funds for 2017

To provide Council with information summarizing the City of Kelowna’s 2017
investment portfolio and an overview of the performance of the portfolio as a whole.

2018 Carryovers - Financial Plan

To present the Volume 2 — 2018 Financial Plan to Council for approval and inclusion in
the 2018 Financial Plan.

Provincial Budget 2018 - Real Estate Taxes

To provide Council background information on the proposed real estate taxes that
were identified in the 2018 Provincial budget.

Complimentary Downtown Parking for 2018 Small Shop Promotion Days

To obtain approval from Council to provide complimentary on-street parking in the
downtown area on two (2) dates in 2018.

Smith Avenue (Library Parkade) Offices Renovation and Fit Out

To seek Council’s approval to amend the 2018 Financial Plan in order to proceed with
the renovation and fit-out of the Smith Avenue offices.

Aspen Road Parcel Tax Bylaw No. 11572 and 2018 Parcel Tax Review Panel

To give reading consideration to Bylaw No. 11572 to impose a parcel tax on all
benefiting parcels in the Local Area Service No. 41 (Aspen Road) for 20 years starting
on July 3, 2018 up to and including the 2037 taxation year, and to set the date, time
and location for the 2018 Parcel Tax Roll Review Panel Meeting.

BL11572 - Parcel Tax Bylaw for Aspen Road Local Area Service

To give Bylaw No. 11572 first, second and third readings in order to create the Parcel
Tax Bylaw for the Aspen Road Local Area Service.
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City of Kelowna
Regular Council Meeting
Minutes
Date: Monday, March 12, 2018

Location: Council Chamber
City Hall, 1435 Water Street

Members Present Mayor Colin Basran, Councillors Maxine DeHart, Ryan Donn, Tracy Gray,
Gail Given, Charlie Hodge, Brad Sieben*, Mohini Singh* and Luke Stack

Staff Present City Manager, Ron Mattiussi; City Clerk, Stephen Fleming, Urban Planning
Manager, Terry Barton¥; Fire Chief, Travis Whiting*; Sustainability
Coordinator, Michelle Kam*; Long Range Policy Planning Manager, James

Moore*; Policy & Planning Department Manager Danielle Noble-Brandt*;
Legislative Coordinator (Confidential), Arlene McClelland

(* Denotes partial attendance)

1, Call to Order
Mayor Basran called the meeting to order at1:37 p.m.
Mayor Basran advised that the meeting is open to the public and all representations to Council
form part of the public record. A live audio and video feed is being broadcast and recorded by
CastaNet and a delayed broadcast is shown on Shaw Cable.

2. Confirmation of Minutes

Moved By Councillor Gray/Seconded By Councillor Singh

R251/18/03/12 THAT the Minutes of the Regular Meetings of March 5, 2018 be confirmed as
circulated.

Carried
Councillor Sieben joined the meeting at 1:39 p.m.
3. Development Application Reports & Related Bylaws
3.1 Springfield Rd 3054, Z17-0078 - Hyung Ja Eo
Staff:

- Displayed a PowerPoint Presentation summarizing the application and responded to questions
from Council.



Moved By Councillor Singh/Seconded By Councillor Gray

R252/18/03/12 THAT Rezoning Application No. Z17-0078 to amend the City of Kelowna Zoning
Bylaw No. 8000 by changing the zoning classification of Lot 171, Section 23, Township 26,
ODYD, Plan 22418, 3054 Springfield Rd, Kelowna, BC, from the RU1 — Large Lot Housing zone
to the RU1c — Large Lot Housing with Carriage House zone be considered by Council;

AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration;
AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the outstanding

conditions of approval as set out in Schedule “A” attached to the Report from the Community
Planning Department dated March 12, 2018.

Carried
3.2 Springfield Rd 3054, Z17-0078 (BL11573) - Hyung Ja Eo
Moved By Councillor Hodge/Seconded By Councillor Donn
R253/18/03/22 That Bylaw No. 11573 be read a first time.
Carried

3.3 Text Amendments to the CDx12 Airport Zone - Bylaw Extension

Staff:
- Displayed a PowerPoint Presentation summarizing the application and rationale for the extension.

Moved By Councillor Stack/Seconded By Councillor Singh

R254/18/03/22 THAT in accordance with Development Application Procedures Bylaw No.
10540, the deadline for the adoption of Text Amendment Bylaw No. 11298 be extended from
November 1, 2017 to July 31, 2018.
Carried
4. Bylaws for Adoption (Development Related)
4.1 Various Addresses, BL11527 (OCP17-0027) - City of Kelowna

Councillor Singh declared a conflict of interest for items 4.1 and 4.2 as one of the amendments involves
the neighbourhood in which she resides and departed the meeting at 1:46 p.m.

Moved By Councillor Gray/Seconded By Councillor Hodge

R255/18/03/22 THAT Bylaw No. 11527 be adopted.

Carried
4.2 Various Addresses, BL11536 (Z17-0107) - City of Kelowna
Moved By Councillor Hodge/Seconded By Councillor DeHart
R256/1.8/03/12 THAT Bylaw No. 11536 be adopted.
Carried

Councillor Singh returned to the meeting at 1:48 p.m.



4.3 Maple St 1847, BL11541 (Z17-0070) - Robert and Marianne Law

Moved By Councillor Stack/Seconded By Councillor Singh

R257/18/03/12 THAT Bylaw No. 11541 be adopted.

Carried
5. Non-Development Reports & Related Bylaws
5.1 Contract for Dispatch for Regional District of Central Kootenay

Staff:
Provided an overview of the contract for dispatch with the Regional District of Central Kootenays.

Moved By Councillor Hodge/Seconded By Councillor Given

R258/18/03/22 THAT Council receives, for information, the report from the Fire Chief dated
March 12, 2018 with respect to a contract for dispatch services for the Regional District of
Central Kootenay (RDCK);

AND THAT Council approves entering into a contract with the RDCK to provide fire dispatch
and records management in the form attached to this report;

AND THAT the Mayor and City Clerk be authorized to execute all documents associated with
this transaction;

AND FURTHER THAT the 2018 Financial Plan be amended to reflect the revenues and expenses
as outlined in the Financial/Budgetary Considerations section of this report.

Carried
5.2 Healthy Housing Strategy Proposed Actions
Staff:
- Displayed a PowerPoint Presentation summarizing the progress of the Healthy Housing Strategy
and proposed actions prior to the second phase of consultation.
- Responded to questions from Council.

Moved By Councillor Given/Seconded By Councillor Hodge

R259/18/03/a2 THAT Council receives, for information, the report from the Long Range
Planning Manager dated March 12, 2018, with respect to the Healthy City Strategy - Healthy
Housing Strategy Proposed Actions.

AND THAT Council directs staff to advance the second phase of engagement on the Healthy
Housing Strategy.

AND THAT Council directs staff to further investigate and engage on the proposed Policy and
Research recommendations outlined in Appendix C.

AND THAT Council directs staff to further investigate and engage on the proposed Zoning
recommendations outlined in Appendix C.

AND THAT Council directs staff to further investigate and engage on the proposed Parking
recommendations outlined in Appendix C.



AND THAT Council directs staff to further investigate and engage on the proposed Partnership
recommendations outlined in Appendix C.

AND THAT Council directs staff to further investigate and engage on the proposed Financial
Tools recommendations outlined in Appendix C.

AND FURTHER THAT Council directs staff to further investigate and engage on the proposed
Advocacy recommendations outlined in Appendix C.

Carried
6. Mayor and Councillor Items

Councillor DeHart:
- Spoke to her attendance, along with Mayor Basran, at the COHA Dancing with the Stars

Fundraiser.
- Spoke to her attendance at the Army Navy Airforce Veterans Anniversary event.

Councillor Singh:

- Shout out to the organizers of the International Women'’s Day event last week.

- Made comment that UBCO is hosting an event on ‘How we can make Kelowna a more culturally
inclusive community’ on March 15" at the Capri, 7:00 p.m.

Councillor Sieben:
- Made comment that URBA’s AGM takes place Thursday, March 15™.

Councillor Hodge:
Will be attending a SILGA Board Meeting on March 14™".

Councillor Gray:
- Spoke to her attendance, along with the Mayor; at a fundraiser for a Child Advocacy Centre.
- Made comment that the Chamber of Commerce AGM meeting takes place March 13.

Councillor Donn:

- Made comment that the BC Health Emergency Plan is reviewing the number of paramedics in
Kelowna.

Mayor Basran:

- Will be attending the BC Mayor’s Caucus next week.

- Spoke to his attendance at the COHA Dancing with the Stars fundraiser.

7- Termination

This meeting was declared terminated at 3:15 p.m.

Mayor Basran L/ Gity Clerk
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Report to Council

City of
Kelowna

Date: March 19, 2018

File: ASP12-0001

To: City Manager

From: Policy & Planning & Utility Services Departments
Subject: Diamond Mountain Area Structure Plan Consideration

1.0 Recommendation:

THAT Area Structure Plan Application No. ASP12-0001 to amend Map 4.1 in the Kelowna 2030 —
Official Community Plan Bylaw No. 10500 by changing the Future Land Use designation for portions of:

e Lot B Section g Township 23 ODYD Plan 30819 Except Plan 38902, located at 2250 Galiano Road,
Kelowna, BC;

e Lot A Sections 9, 10 and 16 Township 23 ODYD Plan 30819 Except Plan KAP81434, located at 1555
Glenmore Road North, Kelowna, BC; and

e Lot 1 Sections g9 and 10 Township 23 ODYD Plan 1884 Except Plan 31642, located at 855 Packinghouse
Road, Kelowna, BC

from the FUR — Future Urban Reserve designation to the REP — Resource Protection Area, S2RES —
Single / Two Unit Residential, and S2RESH — Single / Two Unit Residential — Hillside, MRL — Multiple
Unit Residential (Low Density), MRM — Multiple Unit Residential (Medium Density), COMM —
Commercial, and PARK — Major Park / Open Space (Public) designations, as shown on Map “A”
attached to the Report from the Policy & Planning and Utility Services Departments dated March 19,
2018 NOT be considered by Council ;

AND THAT Council direct staff to further investigate the nuisance analysis as it relates to the Glenmore
Landfill Fill Plan and report back on mitigation and preventative options as it relates to adjacent land
uses, on-site activities, and financial impacts to the City of Kelowna.

2.0 Purpose

To receive for information, the Diamond Mountain Area Structure Plan, and to not endorse ASP12-0001
and the corresponding amendments to the Official Community Plan.



3.0 Corporate Analysis & Summary

The Official Community Plan has designated the subject properties as Future Urban Reserve, with an
expectation of exploring development opportunities that would be context sensitive and accommodate
growth that would complement the North Glenmore and UBCO campus area needs. The growth
strategy of the 2030 OCP anticipated approximately 440 units, which was a very high level estimate and
required further technical analysis to more accurately substantiate the full development potential.
Through the corresponding Area Structure Plan (ASP) exercise, the applicant team estimates
approximately 1,000 residential units would be constructed at full build out of this site.

It is noteworthy to underscore that the development parcels are sited immediately to the south of the
Glenmore Landfill, a facility serving the entire Central Okanagan, from Peachland to Big White, which is
envisioned to have a life expectancy of up to 75 years. The Glenmore landfill is the only disposal facility
serving the Region as identified in the Regional Solid Waste Management Plan. While it was
anticipated that some mitigating measures would need to be explored to accommodate development
on this greenfield parcel, the complex technical nature of the associated ‘nuisances’ were not
understood, nor investigated, at the time this ASP was included in the OCP (2011). This feasibility
analysis is precisely the reason why an ASP process is undertaken. The unique nature of a landfill
nuisance analysis added complexity to the review of the ASP and staff have relied on the assistance of
third party experts to adequately understand these potential impacts and appropriate development
responses.

It has been concluded by accredited technical experts and staff that residential development as
proposed will be negatively impacted by visual, odour, noise and dust nuisances created by landfill and
composting operations. This is likely to result in complaints to Council and the Ministry of Environment
adding pressure to either spend significant tax dollars on modifications, relocate or close City facilities.
This conclusion is based on the following:

1. The site is adjacent to the minimum landfill buffer zone as specified in the Landfill Criteria for
Municipal Solid Waste. While being outside the buffer zone, this hillside development
overlooks the landfill and compost facilities. It will be extremely difficult to screen the facilities
resulting in significant visual nuisance;

2. Asignificant portion of the development is within 400 metres of our existing and future
compost site, in contravention of the Provincial *Compost Facility Requirements Guideline: How
to Comply with Part 5 of the Organic Matter Recycling Regulation” which states that the buffer
zone for residential development should be a minimum of 400 to 1,000 metres;

3. Results of nuisance modelling by GHD consultants demonstrating the level of nuisance impact
on the site for odour, dust and especially noise. The consultants, based on their professional
experience and the results of the modelling study, recommend a zone of residential exclusion
that incorporates most of the dwelling units in the proposed ASP;

4. City of Kelowna experience with managing odour nuisance in the area near our Regional
Biosolids Composting Facility in Vernon. That facility has lower modelled odour impact with no
noise, dust or visual impact yet receives between 8o and 130 complaints per year (2014 — 2017)
resulting in significant and costly mitigations imposed on the City by the Ministry of
Environment;

5. Experience at other landfills that have allowed residential development too close has resulted in
premature closure of those facilities. The Westside Landfill is a local, recent example. There
are many other examples across North America.
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The range of possible consequences of the nuisances are significant, both to City of Kelowna taxpayers
as well as residents including:

1. Reduction or loss of the economic impact to the local economy of managing our own waste of
over $3 Billion over the remaining life of the landfill assuming that waste would need to leave
the Region for disposal;

2. Significantimpact of waste management costs to all regional citizens. If we assume a landfill
closure as far away as 2063 and a modest $20 per tonne cost increase to haul and dispose of
waste elsewhere, the additional costs to regional citizens would be over $400 million over the
planned landfill life;

3. Unplanned early closure will cost in the tens of millions of dollars to cap and cover the landfill.
These costs are currently expected to be funded as the landfill is filled. Early closure could
result in inadequate funds being set aside by users on a pay as you go basis. The additional
funds would be the responsibility of City of Kelowna taxpayers as landfill owners;

4. Ongoing environmental monitoring and maintenance costs which could range from $100,000
to $500,000 per year for up to 200 years, which is a closure requirement of the Ministry of
Environment. Funding requirements and long term landfill liability rests with the City of
Kelowna;

5. Mitigation costs to either move the compost facility or enclose it in warehouse style buildings
estimated to range from $28 to $52 million to reduce odour, dust and noise from compost
operations. Itis unknown how effective these mitigation efforts would be, but they would not
affect nuisance impacts generated from landfilling activities.

While processing this ASP, there have been various points where both staff and the applicant have
reviewed opportunities to modify the development concept to address the interface incompatibilities
with the Glenmore Landfill. Upon completion of the initial landfill nuisance assessment, there were
revisions to the original development concept layout to remove development in high nuisance areas.
However, a number of evolving factors continued to raise concerns as the file progressed, which
included an updated landfill nuisance assessment and modelling analysis, preliminary preparation of a
Permit application for the Regional Biosolids Compost Facility requiring Ministry approvals, and
precedent of other facility closures within the region based on nuisance incompatibilities.

While the applicant team and Staff have explored some preliminary options to mitigate this interface
incompatibility, it has been concluded that the City considers the risks too great to the landfill and
compost operations to accommodate the proposed Area Structure Plan. It should be noted that the
current land use pattern submission was completed in response to an earlier nuisance study and is
consistent with the recommendations therein. However, given recent experiences and an updated
nuisance report, the proposed ASP land use is no longer considered compatible with the
recommendations. Accordingly, given the City’s potential corporate and financial risks without
substantial mitigating measures in place to ‘safequard’ the Landfill operations, Staff are of the opinion
that residential development as proposed is incompatible with adjacent land use and that the risks to
residential quality of life and City operations are too great to allow the proposal to proceed as-is. As
noted below, the City must balance the overarching community benefit with the pressures of a
development proposal and evaluate the net gain to achieve the long-term community vision.

In conclusion, the processing of the Diamond Mountain ASP has been a long, complex exercise that
Staff have endeavored to expedite while balancing the many technical aspects that an ASP requires.
The overarching goal of an ASP exercise is to influence and guide a development proposal of this
magnitude to have the highest degree of *fit’ with the surrounding community, meet the objectives of
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the OCP growth strategy, and comprehensively plan to provide a quality of life for the future residents
of the neighborhood. However, updated information regarding the potential landfill nuisance impacts
leads to the conclusion that the interests of the community-at-large and of the potential future
residents of Diamond Mountain would not be served by pursuing residential development on the site.
The long-term operational functioning of the Glenmore Landfill and Glengrow compost facility is a vital
community asset, and must be factored into consideration when considering this development
proposal.

4.1 Background

The 2030 Kelowna Official Community Plan identifies the Diamond Mountain site as an ASP area. On
December 3, 2012, Council authorized commencement of the Diamond Mountain ASP in accordance
with Council Policy No. 247. Council supported amendments to the ASP boundary and the proposed
public consultation strategy on April 15, 2013.

Staff have worked with and provided direction to the applicant team through each step of the ASP
process. Generally, an ASP is processed in the following sequences should it be favorably endorsed:

Future Land
Use

Official Rezoning & Subdivision &
Servicing . Development

Agreement Permits

Community =il

Plan

Permits

Designation

4.2 Project Description

The entire Diamond Mountain
ASP envisions approximately
1,000 residential units in a
range of residential forms,
including single detached,
semi-detached, townhouses,
low-rise apartments, stacked
townhouses and apartments
on a natural hillside. The higher
density residential areas are
located in the northern portion
of the site where the
topography and site conditions
are more suited to
development. A small
neighbourhood  commercial
centre is adjacent to the multi-
family areas to serve the day to Figure 1 - Diamond Mountain Configuration

day retail and  service

convenience needs of area residents. The buffer area immediately south of John Hindle Drive would
remain agricultural and include a proposed private berry patch and community garden.
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A total of 882 residential units would be anticipated in the initial development phases in a mix of
densities and building forms in the S2RES — Single / Two Unit Residential, S2RESH — Single / Two Unit



Residential — Hillside, MRL — Multiple Unit Residential (Low Density), MRM — Multiple Unit Residential
(Medium Density), and COMM — Commercial Future Land Use designations. The S2RES and S2RESH
designations would account for approximately half of all units, with another 40% within the MRM
designation. A breakdown of the initial proposed Future Land Use designations with the associated
land area and estimated residential units is shown below.

Future Land Use Designation Approximate Area (ha) Estimated Units

REP — Resource Protection Area 4.37 n/a
S2RES - Single / Two Unit Residential 12.00

S2RESH - Single / Two Unit Residential — Hillside 9.59 440
MRL — Multiple Unit Residential (Low Density) 4.75 77
MRM — Multiple Unit Residential (Medium Density) 3.19 350
COMM - Commercial 0.44 15
PARK — Major Park | Open Space (Public) 3.97 n/a
Total 38.31 882

OCP Objective 5.14 is to provide parks for a diversity of people and a variety of uses, and OCP Policy
7.12.2 outlines criteria for a city-wide network of natural area parks. The development area proposes
three neighbourhood parks and a natural open space area under the PARK — Major Park / Open Space
(Public) designation. The three neighbourhood parks would be located throughout the site, offering a
range of passive recreational opportunities for area residents and visitors. The natural open space area
covering the northwestern portion of the site has steeper forested slopes and is adjacent to agricultural
land to the west.

4.3 Site Context

The Diamond Mountain ASP area consists of four properties totalling 88.8 ha (219.4 ac) in Kelowna's
McKinley City Sector. The site is southeast of the intersection of Glenmore Road and John Hindle Drive,
with the Glenmore Landfill located to the north, Robert Lake to the east, open space and agricultural
land to the south, and agricultural land and Wilden to the west. John Hindle Drive will provide a
connection to the University of British Columbia’s Okanagan Campus (UBCO) approximately 2 km to
the east. As a whole, Diamond Mountain is considered a hillside development, with topography
ranging from gently sloping hillsides and benches to steep slopes and peaks.

The entire site is currently zoned A1 — Agriculture 1 and is undeveloped with the exception of four single
family homes and several outbuildings. The northern portion of the site has been used for cattle grazing
and a small sawmill operation. The site is outside of the Agricultural Land Reserve (ALR); however, it is
surrounded by ALR land to the north, east and west.

Adjacent land uses are as follows:

Orientation Zoning Land Use
North A1— Agriculture 1 City of Kelowna Glenmore Landfill
. Agriculture
East A1 - Agriculture 1 Robert Lake
Natural open space
South A1 - Agriculture 1 Agriculture
Single dwelling housing
A1 - Agriculture 1 Agriculture
West RR1 - Rural Residential 1 Single dwelling housing
RM3 — Low Density Multiple Housing Multiple dwelling housing (Yaletown condos)
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Figure 2 Subject Property Map

4.4 Detailed Application Chronology and Process Challenges

In 2008, the City entertained discussions with the applicant regarding the provision of the subject lands
being included in the next OCP update to be designated as an Area Structure Plan. These parcels had
not been previously considered as an area to target additional residential units, but after extensive
discussions and Council endorsement, it was approved to be included in the latest OCP update
(adopted in 2011). At this time the compost facility was located in its current location, and the planned
landfill footprint was essentially the same as it is today.

The Diamond Mountain ASP was first initiated in late 2012. Council gave approval to start the ASP and
the process began in earnest early in 2013. This officially opened the door to exploring whether, to what
extent, and in what form development would be appropriate on the site. No development rights are
granted through an ASP. Rather, it is an exploratory process where the results are intended to be
incorporated into the OCP.

While the applicant in this case started with a fully-formed concept and detailed plans, the ASP process
asks participants to begin with a blank slate and to work jointly to arrive at an appropriate development
concept.
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ASP Phase 1 — Early 2013 to Summer, 2014

The role of the first phase of the process is to determine the major constraints and conditions that will
determine what land is developable and what form of development might be most appropriate. Items
such as environmental sensitivity, geotechnical conditions, surrounding development, and heritage
features are all examined in this phase.

Initially, the process moved as expected. The first set of challenges arose on the subject of landfill
nuisance. The subject had been flagged very generally at first, but more significant concerns were
raised later in 2013 and a full analysis was undertaken to understand the risks and options more
completely. Considerable work with the applicant, 3™ party engineers, City staff and Council resulted in
a proposed nuisance buffer.

Initial public engagement was hosted by the applicant team in the Spring of 2014, and received modest
attendance. Approval was then given to begin the next phase of ASP work where the development
concept would be created.

ASP Phase 2 - Fall 2014 to Fall, 2016

The second phase of an ASP is meant to build on the results of the first phase. Where the first phase
identifies key constraints and context, the second phase begins the detailed planning of the
development. This involves items like land use, road network, utilities, parks, amenities, and phasing.

Early in Phase 2, work on the transportation network began, examining the transportation needs
generated by the development, both internal to the project, and on the broader City network. This
resulted in a number of iterations of Transportation Impact Analyses (TIA) and lengthy discussions to
arrive at a final decision. The applicant team took the final decision regarding transportation forward
and incorporated it into their plans.

A first draft of the complete ASP was submitted in April of 2016 and a second and final open house was
hosted by the applicant team in June. During review of the ASP, further discussions and negotiations
were needed to arrive at a suitable parks plan. This issue was resolved, and staff prepared to move
forward to Council.

In the final circulation of the ASP in late 2016, further concerns were raised regarding the landfill
operation and nuisance impacts on the proposed development area. The process of completing an
updated Landfill Fill Plan, including public engagement on the plan, highlighted that the original
analysis and solution were inadequate and would put the landfill and compost operations in jeopardy.
Further study was conducted and reviewed by the applicant and their staff.

Since the additional nuisance impact concerns were identified, staff and the applicant team have been

working to try to find a solution. The processing of this application has incurred a significant amount of
complexity, and corresponding processing challenges. Staff from many areas of the corporation aim to
be transparent and open to acknowledge that this application has had processing issues which include:

e The initial nuisance technical report was limited in scope, and was inadequate to interpret the
spectrum of both current and future community and financial risks;
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e Staff turnover which has not resulted in seamless continuity in representing departmental
interests;

e Continued planning for the Glenmore Landfill Fill Plan during active processing of this ASP
development file.

While Staff endeavor to process each application with consistent and predictable process, the timeline
and technical complexities of this file have been a notable procedural challenge. The Glenmore Landfill
is one of the City’s largest, most valuable and critically important pieces of infrastructure, warranting
the detailed review.

4.5 Risk Analysis

During Phase 1 of this application review, Staff raised a significant concern about the potential for
nuisance impacts from the reqular operation of the Glenmore Landfill on future residents of Diamond
Mountain. The City’s concerns were two-fold: first, as a fundamental matter of good planning, staff do
not wish to place future residents in areas where their quality of life will be impeded; second, there is a
liability risk to the City that future residents affected by nuisance could take action against the City,
potentially limiting the operation of the Glenmore Landfill and/or compost facility. The challenge at
this point was that the City did not have good quality data identifying nuisance generated from the
Glenmore Landfill and compost facility beyond anecdotal evidence from complaints and staff
experience.

Risk Analysis considers two perspectives: the first is the likelihood or probability of a risk occurring and,
the second is the possible range of consequences. Through 2016 much of the staff and developer focus
had been on the risk of nuisance and the possible consequences on the development. This risk analysis
expands the consequences to include the possible impact of the proposed development on the
Kelowna landfill, the City of Kelowna, and citizens of the Regional District of Central Okanagan.

4.5.1 Risk Probability

The identification of risk factors and their probability for this development proposal come from a
combination of a review of regulatory guidelines, nuisance modelling and professional experience,
including advice from landfill and nuisance experts, as well as the City’s and Region’s experience with
nuisance.

4.5.1.1. Regulatory and Ministry of Environment Indicators

The landfill and compost facility generate nuisances such as noise, odour, dust, vectors (birds) and
visual nuisance including light pollution. To help minimize the impact of these nuisances and inform
decisions around locating such facilities the Ministry of Environment develops regulations and
guidelines to help minimize negative impacts on people and communities. The following two Provincial
documents are important to the discussion at hand:

1. Landfill Criteria for Municipal Solid Waste, June 2016. This document is an update to the
previous version published in 1993. The most significant change relating to this discussion is an
increase of the minimum buffer zone to 500 metres (from 300 metres) between the base of
landfilling to “sensitive land use”, either planned or existing. A graphic of the 500 metre buffer
zone from the approved fill plan is provided as Figure 3
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2. Compost Facility Requirements Guideline: How to Comply with Part 5 of the Organic Matter
Recycling Regulation, March 2004. Table 4.1 of the Guideline recommends the minimum
buffer zone distance from a composting site to residential area be 400 to 1,000 metres. A
graphic showing the recommended minimum 400 to 1,000 metre buffer limits is provided as
Figure 4. This figure clearly shows much of the proposed residential development is within 400
metres of the existing compost facility and most of the development lands are within 1,000
metres of the existing compost facility.

The Guideline also states “it is often favorable to select a site that is not visible to neighbours..."”
(page 4-3). Given the nature of the hillside development it will not be practical, perhaps not
even possible, to screen either the landfill or compost facilities from the proposed
development.

The regulatory guidelines suggest that there is a high risk of nuisance impact from the compost facility
and, perhaps to a lesser degree the landfill depending on site lines and other environmental concerns
(topography, wind, specific site activities, etc).

The Ministry of Environment can determine if a facility is “polluting” via nuisance such as odour, dust,
noise, and can impose significant consequences on the City of Kelowna. The determination of
“pollution” can be made based, in part, on nuisance and impact complaints received by the Ministry. In
response to their recent review of the 2014 Nuisance Impact Study Ministry staff stated the following:

“Under the authority of the Operational Certificate and the Environmental Management Act, the City of
Kelowna may be required to take actions to prevent unacceptable impacts if the Director is satisfied the
land(fill operation is resulting in pollution. This could mean for example, relocating the fill boundary of the
land(fill to distance the principal source of odour. An alternative to limiting the operation of the landfill may
be to purchase the properties where the land use conflict is not otherwise feasible to resolve. Given the
study results, Kelowna should consider this opportunity to prevent potential development impeding the
operation of the landfill and significantly increasing costs".
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Figure 3 - Regulated landfill buffer zone
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Figure 4 - Minimum Recommended Buffer Zones from Compost Facilities
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4.5.1.2. Nuisance modelling and Consultant Recommendations

To help identify and quantify potential nuisance risks, the City hired Conestoga Rovers & Associates
(now GHD Consulting) in 2014 to identify and model noise, odour, dust and light risks on the proposed
development from the landfill and compost operations. The scope of the study did not include a visual
risk assessment (outside of light) although visual impact of landfills is a known significant nuisance risk.

During further analysis of the Landfill Nuisance Study impacts (spring 2017), staff identified that the
2014 nuisance impact study was insufficient to help the understanding the potential nuisance risks for
the following reasons:

1. It modelled nuisance impacts based on the existing (2014) configuration of the landfill and
compost operations. It did not reflect planned and known relocation of significant nuisance
generating operations from the northeast corner of the site to the area operated by
compost operations. These relocations were identified in the 2008 Comprehensive Site
Development Plan but unfortunately were not included in the 2014 nuisance model.

2. It did not consider growth in landfill or compost operations. Disposal rates in 2014 were
approximately 125,000 tonnes per year which is represented in the model. The Fill Plan at
that time anticipated a final disposal rate at closure of approximately 400,000 tonnes per
year. In comparison, the new fill plan expects to see a disposal rate of up to 600,000 tonnes
per year near the time of landfill closure. As the proposed development and the landfill
would co-exist for at least 5o years the modelling needed to incorporate a future nuisance
scenario based on expected future operations.

As a result, GHD was tasked with updating the 2014 analysis reflecting the imminent relocation of
organic and inorganic processing to the southern section of the property and modelling two time-
period scenarios; 2017 and 2067 with a corresponding increase in disposal and compost rates. The
result is the report “Assessment of Potential Nuisance Levels of Noise, Odour, Dust, Light and Litter”
report by GHD (May 11, 2017).

Completed by qualified engineers in accordance with industry best practices the report clearly identifies
that there are projected to be significant nuisance impacts on the lands around the Glenmore Landfill,
particularly those located to the south. Currently, these lands present a limited risk to the City, as the
lands are principally agricultural in nature and not defined as “sensitive” under Provincial requlations or
siting guidelines. Agricultural land use is generally compatible with landfill and compost operations.
However, some of the lands impacted are within the Diamond Mountain ASP area as well as other ASP
areas defined in the OCP.

Based on their overall expertise in solid waste management as well as nuisance management related to
solid waste facilities, GHD was asked to provide a Professional Opinion on the potential impact on both
the development and the City of Kelowna landfill and compost operations. Some relevant quotes that
summarize the risk of each of the nuisances modelled are below:

i) Odour
“From a nuisance risk perspective, any developments within the exclusion zones ... have
the potential to be negatively impacted by odour. There would be a risk of increased
complaints. In addition, potential legal action for loss of enjoyment may occur which may
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i)

iii)

lead to capital expenditures required to reduce odour impacts. From a regulatory risk
perspective, depending on how the BC government implements future odour compliance
regulations, the operations at the facility could be greatly impacted.”

Dust

“Similar to odour, the model shows locations that may be less impacted (i.e. Diamond
Mountain Development) however, for conservatism, the mountain to the south was
included in the exclusion zone analysis. From a nuisance risk perspective, any
developments within the exclusion zones ... have the potential to be negatively impacted
by dust. There would be a risk of increased complaints due to dust settling on vehicles,
outdoor furniture, windows etc. There may also be a nuisance risk for the potential
reduced visibility."

Noise

“There are currently no noise level limits set out by the British Columbia Ministry of
Environment or the City of Kelowna's Noise Bylaw. The noise guideline criteria in
Ontario are 45 dBA at night and 50 dBA during the day for urban land uses. This is
consistent with most jurisdictions that have published noise bylaws, in

addition, these levels are typical of background noise levels in an urbanized community.

...From a nuisance risk perspective, any developments within the exclusion zones... have
the potential to be negatively impacted by noise. There would be a risk of increased
complaints. In addition, potential legal action for loss of enjoyment may occur which may
lead to capital expenditures required to reduce noise impacts.

From a regulatory risk perspective, depending on how the BC government or the City
implements future noise compliance regulations, the operations at the facility could be
greatly impacted. Should the 50 dBA day time limit be implemented in BC, mitigation
would be required for any developments within the exclusion zone; this would include
parts of the Diamond Mountain development.

Noise mitigation could be implemented at the receptor and be the responsibility of
Diamond Mountain. This could require the use of noise barrier walls around the north and
east extent of the development. Mitigation by the receptor is a typical practice that is
planned through the land-use development process.”

The referenced Noise Exclusion Zone is shown below as Figure 5.

GHD Conclusions

“Based on GHD's review of the potential impacts, a residential development
immediately south of Glenmore (landfill) is not advisable due to the nuisance and
regulatory risks. Although there may be boundaries where the risks are modelled to be
less, residents would need to travel through higher impacted zones to gain access,
therefore it would not be prudent to develop the proposed Diamond Mountain
residential development.”
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It is worth noting that the modelling studies often take a conservative approach to the input
parameters. This is a normal modelling practice, especially if the potential consequences are
significant, and tries to account for the items that were not anticipated or unintentionally left out of the
model. Staff have identified the following nuisance impacts that are considered as part of staff
conclusions and recommendations in addition to the specific model results:

1. The modelling exercise includes only nuisances generated from the landfill property itself.
Noise, dust and odour from all of the landfill traffic on John Hindle Drive, which will be
associated with the landfill by impacted residents, is expected to be significant. Landfill traffic
has been a source of complaint in Kelowna and elsewhere. The landfill currently sees between
300 and 1,500 vehicles per day, depending on the season. Unless a waste transfer facility is built
in the region to replace many smaller vehicles with large ones the growth rate in traffic is
expected to be similar to the growth rate in waste managed (about 400 percent between now
and closure);

2. The modelling for odour does not include the impact on temperature inversions, which lock air
in the valley bottom and occur a few times per year. During these events, it is acknowledged
that the Landfill operations can be smelled/detected far south of the site along Glenmore Road.
Temperature inversions will likely increase the frequency and intensity of odour;

3. Asthe landfill grows higher there may be an increase in landfill noise heard by higher elevation
residential properties on the proposed development. This may or may not resultin a
movement of the recommended development exclusion zone;

4. The modelling does not take into account the visual impacts (nuisance) of the facilities. Seeing
the facilities daily, whether while commuting or directly from residences, can compound the
impact of other nuisances. This is relevant as the landfill will change over time. What may
seem to be a minor visual nuisance now, while landfilling is at the north end of the site, will be a
more significant nuisance when landfilling reaches the south end of the fill area.

5. While the modelling takes into account growth in operations (quantity of nuisance) it does not
take into account operating hours. Currently the landfill operates 7 days per week, 7:30 am to
4:45 pm. As the landfill disposal rate grows there will be pressure to extend the operating
hours. Itis foreseeable that the operating hours will be increased to 7am —7 pm, or perhaps 8
pm, as many larger landfills have seen the need to do. This will extend the period of nuisance
generation, especially noise, into the early evening hours when more people are home. Should
the city choose to not extend the hours, due to noise concerns, the resulting impact would
likely require more equipment during the current hours, thereby increasing daytime noise.

For these reasons, model results cannot be looked at in isolation, and only form part of the evidence of
nuisance that must be considered.

4.5.1.3. City of Kelowna experience with Nuisance

The City of Kelowna has significant experience in both generating nuisance and the resulting
consequences. In 2012, the City spent a total of $8 million acquiring properties to the north of the
landfill. This ensured that the City owned the buffer zone at the north end of the landfill to address
nuisance impacts on those lands and allow the landfill to continue to fill to the existing property line. In
the 1990's the City acquired lands on the west side of Glenmore road at a total cost of $1.3 million for
similar purposes, as well as to expand Coyote Ridge Park. The lands in questions are all within the
landfill buffer zone as defined in Provincial guidelines.
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Over the period 2006-2010 the City received an average of 2 complaints per year regarding odour at the
wastewater treatment plant. The 2010 plant upgrade included $5 million in odour management works.
Complaints now average o.5 per year. This work was not provincially mandated but a decision of
Council demonstrating the political willingness to spend significant funds to address nuisance if the
nuisance can be addressed.

The City operates a Biosolids Composting Facility in partnership with the City of Vernon. Both cities,
and the Ministry of Environment, receive nuisance complaints (8o per year in 2016 and 2017, higherin
earlier years) from a handful of properties. These properties are approximately 1 kilometer away from
the site. There is no visual, dust or noise impact from our operation on the reporting properties, only
occasional odour. However, the resulting impact has been that the Ministry of Environment has
mandated additional odour management mitigation which comes at a significant cost to the cities.
Past experience demonstrates that the Ministry of Environment will not hesitate to require mitigation
works with little consideration of the cost impact on our operations.

City experience with complaints from existing residents confirms the modelling. We receive some
noise complaints from Quail Ridge residents. The modelling shows a lower noise impact to Quail Ridge
than the proposed development site. During the Public Engagement around the landfill Fill Plan in
early 2017, the City received comments from Quail Ridge residents that were thankful that the
inorganic processing activities would move to the south as this would reduce the noise impact of our
operations on their properties. We also received a letter from a resident at the corner of Glenmore
Road and John Hindle Drive confirming that the nuisances are real.

4.5.1.4. Experience from the RDCO

"The Westside Landfill located off Asquith Road in West Kelowna is closed and stopped receiving waste
materials in mid-2010, earlier than anticipated before reaching its full design capacity, in part in response
to existing and developing nearby residential neighbourhoods” (RDCO website).

RDCO staff have highlighted the impact of adjacent residences on the Westside Landfill. Residents
were “... successful at getting the landfill closed before it reached capacity...”. It has been concluded that
the landfill closure was based on pressure by residents to the local government councillors (District of
West Kelowna Councillors and the RDCO Board). Residential development was permitted within a few
hundred metres of the landfill and complaints were based on noise, odour, dust and issues related to
vector attraction (e.g. birds, etc.). Given this precedent, it serves to act as a caution that residential
influence to prematurely close a landfill at the local decision making level can be significant.

There is substantial evidence from Provincial Regulations and Guidelines, recent nuisance modelling
efforts, City of Kelowna, Regional and Professional experience with nuisance that indicates that the
likelihood of significant nuisance complaints, political pressure on future Councils, MLA’s and the
Ministry of Environment with residential development on much of the lands proposed for development
is inevitable. The facilities will generate nuisances. The extent and frequency of the nuisances will rise
with the growth in the landfill and the pressure to act will increase substantially as more people are
impacted. Itis difficult to appreciate the impact of nuisance now, as the landfill is relatively small and
work is at the north end of the site. Purchasers in 5to 10 years will not be able to adequately envision
the final levels of nuisance from the landfill as disposal moves closer and closer to their properties.
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4.5.2 Consequences of Risk items
4.5.2.1. Consequences to Kelowna and Regional Citizens

With recent approval of the new Fill Plan, the Glenmore landfill has a remaining capacity of
approximately 32 Million tonnes. If we assume a tipping fee of $100 per tonne (2020 rate) the economic
impact of the landfill activities in “todays” dollars exceeds $3 Billion over the life of the landfill. This
should not be considered revenue for City of Kelowna, but represents the necessary community
expenses of managing our waste over the life of the landfill. The value of having the Region’s landfill
includes:

1. The necessary expense of waste management and $3 billion economic activity remains within
the region, supporting jobs and local business;

2. Inaddition to disposal of garbage, the landfill provides a convenient and important outlet for
excavated soil, necessary to support cost effective construction and development;

3. The landfill provides local inorganic processing and recycling for products such as broken
concrete, asphalt, clean wood waste, etc. at a convenient and cost effective location for citizens
of the region.

Each of the above activities generate nuisance and are part of the overall nuisances impacting the
proposed development site.

Early closure of the landfill would have a very significant financial impact on the community at large.
This would include:

1. Aloss of local economic activity should the City/region need to ship waste outside of the region
as the economic activity would move to another community. It is unlikely that a replacement
landfill or waste to energy facility would be located within the RDCO. Nobody wants such
facilities in their neighbourhoods due to the nuisance impacts. Depending on how much space
remains in the landfill, the local economic loss could range up to $3 billion. Even a closure 45
years from now would mean approximately $2 billion in lost local economic activity as the
remaining landfill volume is projected to be about 20 million tonnes in 2063.

2. Asaresult of early closure, waste management costs would rise significantly to pay for the
transfer and hauling of garbage to a facility outside of the Region. If we assume a 2063 closure
and modest $20 per tonne cost increase with 20 million tonnes of airspace remaining, this
would result in an additional expense to citizens of the Region of $400 million for waste
management over the remaining planned landfill life (or $12.5 million per year on average).

The economic cost to the other aspects of the economy, such as the cost of disposing of excavation
material, or the additional costs of managing used asphalt and concrete is not included in the above
analysis and would add to the economic impact.

4.5.2.2. Consequences to City of Kelowna
Early closure of the landfill also carries with it significant financial risk to the City of Kelowna. The City
is responsible for landfill closure, which means an impermeable cover placed over the landfill, as well as

the long-term management of the gas collection system, leachate management system, and
mitigation of any potential issues. The current plan is to progressively close the landfill as it is filled
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using operating revenues. Some funds will be set aside for final closure and to act as a sinking fund for
annual operating and maintenance costs of the closed landfill.

Early landfill closure could mean that the necessary funds to cap and manage long term operations
have not been set aside, exposing City of Kelowna taxpayers to significant liability. Overall landfill
closure costs are likely to be in the range of $30 to $50 million based on estimated closure costs for
another landfill in the Province. Council will receive an update and detailed cost estimate on this
liability when staff report back on the Design, Operating and Closure Plan work currently underway.

In addition to the cost of closing the landfill, the Provincial Landfill Criteria for Municipal Solid Waste (S.
8.3) requires post closure monitoring and maintenance of a facility the size of Glenmore Landfill to
occur for 200 years unless determined otherwise based on a risk assessment. Post closure activities
include environmental monitoring, site maintenance, leachate pumping and management, site repair /
restoration, landfill gas monitoring and management. These costs are being worked on as part of the
Design, Operating and Closure Plan report, but are likely to be between $100,000 and $500,000 per
year for up to 200 years. To ensure intergenerational equity, the costs of this long-term landfill
maintenance should be borne by the current users of the landfill and not future taxpayers. Therefore, a
substantial reserve should be created from landfill revenues to fund the ongoing liability. The amount
will be presented to Council as part of the Design, Operating and Closure Plan work currently
underway. However, we can expect this requirement to be in the tens of millions of dollars. For
comparison purposes the Regional District of Nanaimo requirement has been set at $27 million for a
landfill 1/7t" the Size of Kelowna'’s (ultimate fill volume).

The Glengrow compost process and storing of finished compost at the landfill site is a very significant
source of the identified modelled nuisances. Itis currently a $2 million per year operation. Unlike the
landfill operation, most of the nuisances (noise and dust) generated by our compost operations could
be mitigated by enclosing some or all of the operations indoors. Furthermore, a bio filter could be
installed to reduce odours from the indoor facilities. Depending on the amount of the operation to
move indoors in large warehouse style facilities, the cost of the mitigation has been estimated to range
from $28 to $52 million. This isin addition to the planned $22 million investment in an aerated static
pile composting system (similar to the system at the Regional Biosolids Compost Facility) for yard
waste composting. It should be noted that mitigation may not be significant enough to eliminate
complaints from the facility.

The other option would be to relocate the compost operations. Like the community impact on
relocating the landfill, the additional cost of transporting yard waste to the new facility and transport
compost to market, would be funded by yard waste composting users. The cost of finding and building
a new site must also be considered and has not been estimated.

In summary, the potential financial impact of approving this ASP to the City of Kelowna and to the
community at large is extremely high. The direct cost to Kelowna taxpayers could range from $28 to
$52 million to mitigate nuisance generated from compost impacts, to many tens of millions of dollars to
close and manage the landfill should it be closed sooner than planned. This does not reflect the
potential increased disposal costs to residents and businesses of the region that could easily amount to
hundreds of millions over the planned landfill life. The economic impact to the community of early
landfill closure and relocating disposal operations outside of the region could easily be in the billions of
dollars.
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4.6 Conclusion

In summary, the Diamond Mountain Area Structure Plan process has endeavored to explore the
development feasibility of the subject parcels and determine their best use as they relate to the
overarching City’s growth strategy. Through this review, the completion of multiple nuisance technical
reports, and recent city experience in managing the impact of nuisance at other facilities, it is apparent
that the proximity of the subject parcels to the Glenmore Landfill will impose risk to the City and to the
community primarily in the form of noise, odour and dust nuisances to future residents and the
consequences of those risks can be extremely high. While ideally this conclusion would have been
arrived at much earlier in the process, it is the corporate position that development in this form at this
location is not in the community’s best interest and will impose a significant risk to the Glenmore
Landfill.

For the reasons noted above, pursuing development in the form that this ASP proposes is not in the
long-term public interest, and therefore the corresponding OCP application and zoning amendments
are not supported. Ensuring that a high quality of life for future residents is achievable is a paramount
planning objective. Of equal importance is balancing the long-term asset life of the Glenmore Landfill
and its critical role that serves citizens of the region. On balance, the risks of interface incompatibility
and future mitigation measures outweigh the benefits of accommodating residential units on these
parcels and therefore the residential development form is unsupportable.

5.0 Current Development Policies

Development Process

Development must comply with City bylaws and policies, including, but not limited to: Kelowna 2030 -
Official Community Plan Bylaw No. 10500, Subdivision, Development & Servicing Bylaw No. 7900 and
Zoning Bylaw No. 8000, as amended or replaced. During the ASP process, City staff identified several
matters that need further consideration to ensure City policies and bylaws are met. These include
drainage, storm water, utilities, transportation, and parks. The applicant is aware of these matters and
has chosen to address them at time of rezoning and subdivision, if the application were to proceed to
the next stage.

5.1 Kelowna Official Community Plan (OCP)

The subject properties are designated in the Official Community Plan (OCP) for the preparation of an
Area Structure Plan. Chapter 3 of the OCP goes further to anticipate the type and density of
development on the site, which is linked to the City’s 20 Year Servicing Plan. Pending the outcome of
this ASP application, an update to the current OCP would examine the subject parcels future land use
given the updated technical nuisance analysis as it relates to land use compatibility.

To ensure the long-term viability of local landfills, including the Glenmore Landfill*.

As has been demonstrated from the nuisance study as described in this report, significant residential
development close to the City’s landfill places a high risk on the long-term viability of the Glenmore
Landfill and Glengrow compost operation.

1 City of Kelowna Official Community Plan, Chapter 7 (Infrastructure), Objective 7.25.
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Provide parks for a diversity of people and a variety of uses>.
Ensure environmentally sustainable developments.

Environmentally Sensitive Area Linkages. Ensure that development activity does not compromise the
ecological function of environmentally sensitive areas and maintains the integrity of plant and wildlife
corridors*.

Steep Slopes. Prohibit development on steep slopes (+30% or greater for a minimum distance of 10
metres) except where provided for in ASPs adopted or subdivisions approved prior to adoption of OCP
Bylaw 10500°.

Access Through Steep Slopes. Discourage roads (public or private) through +30% slope areas intended
to access lands beyond, except in cases where it can be demonstrated the road will be sensitively
integrated (visual and aesthetic impacts minimized) with the natural environment and will present no
hazards to persons or property, environmental threats or unreasonable servicing or maintenance
challenges®.

Ensure development is compatible with surrounding land uses?’.
As has been demonstrated from the nuisance study as described in this report, significant residential
development close to the landfill and compost facility is not compatible with surrounding land uses.

Ensure context sensitive housing development?.

Cluster Housing®. Require new residential development to be in the form of cluster housing on / or near
environmentally sensitive areas and areas of steeper slopes to lessen site disturbance and
environmental impact on those areas identified on the Future Land Use Map 4.1 as single/two-unit
residential hillside. Steeply sloped areas should be retained as natural open space, public or private. The
intent of the clustering would be to preserve features identified through the Development Permit
process that otherwise might be developed and to maximize open space in order to:

a. Protect environmentally sensitive areas of a development site and preserve them on a

permanent basis utilizing the most appropriate tools available;

b. Facilitate creative and flexible site design that is sensitive to the land’s natural features and
adaptive to the natural topography;

c. Decrease or minimize non-point source (i.e. asphalt roofs, driveways and parking) pollution
impacts by reducing the amount of impervious surfaces in site development;

d. Promote overall cost savings on infrastructure installation and maintenance; and

2 City of Kelowna Official Community Plan, Objective 5.14 (Development Process Chapter).
3 City of Kelowna Official Community Plan, Objective 5.15 (Development Process Chapter).
4 City of Kelowna Official Community Plan, Policy 5.15.3 (Development Process Chapter).

5 City of Kelowna Official Community Plan, Policy 5.15.12 (Development Process Chapter).
6 City of Kelowna Official Community Plan, Policy 5.15.13 (Development Process Chapter).
7 City of Kelowna Official Community Plan, Objective 5.19 (Development Process Chapter).
8 City of Kelowna Official Community Plan, Objective 5.22 (Development Process Chapter).
° City of Kelowna Official Community Plan, Policy 5.22.1 (Development Process Chapter).
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e. Provide opportunities for social interaction, walking and hiking in open space areas.

6.0 Application Chronology
ASP Application — November 8, 2012
ASP Authorization by Council - December 3, 2012
ASP TOR issued by City Staff- December 21, 2012
Landfill Nuisance issue identified by City Staff — April 26, 2013
Nuisance Study Analysis by Consultant— August, 2013 — February, 2014
Peer Review of Nuisance Study (requested by Troika) — May, 2014 — June 16, 2014
Phase 1 ASP Report Submitted by Troika — July 31, 2014
Initial TIA submitted — June 2, 2015
TIA approved —March 1, 2016
Draft Phase 2 report submitted for review — April 15, 2016
Open House 2 —June 2, 2016
Phase 2 report re-submitted — November, 2016
OCP Amendment Application and Final ASP submission — February/March, 2017
Landfill Nuisance issue re-identified — February 22, 2017

Meetings with applicant team — May, 2017 — February 2018

Financial/Budgetary Considerations:
As noted above, should the development proceed, there may be financial impacts to the Glenmore

Landfill operational plan that would require extensive mitigation strategies to be employed. This range
in costs is too diverse for Staff to quantify at this time.

Submitted by:

D. Noble-Brandt, Dept. Manager, Policy & Planning K. Van Vliet, Utility Services Manager
J. Moore, Long Range Planning Manager



Approved for inclusion: Doug Gilchrist, Divisional Director, CP & Sl
Joe Creron, Deputy City Manager

Attachments:

Attachment A: Proposed Land Use Development Concept

Attachment B: Map of Potential Nuisance Levels of Odour, Dust, Noise, Light & Litter Reports, by GHD
(May, 2017)

CccC:

Divisional Director of Infrastructure

Divisional Director of Financial Services
Utility Services Manager

Department Manager of Community Planning
Solid Waste Supervisor
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REPORT TO COUNCIL

City of
Date: March 19, 2018 Ke I Owna

RIM No. 1250-30

To: City Manager

From: Community Planning Department (AC)

Application: OCP18-0001 Z18-0003 Owners: 1120797 BC Ltd. Inc. No.
Addresses: 1205-1241 Richter Street Applicant:  Leonard Kerkhoff
Subject: Official Community Plan Amendment and Rezoning Application

Existing OCP Designation: MRM — Multiple Unit Residential (Medium Density)

Proposed OCP Designation: MRH — Multiple Unit Residential (High Density)

Existing Zone: RU6 — Two Dwelling Housing
Proposed Zone: RM6 — High Rise Apartment Housing
1.0 Recommendation

THAT Official Community Plan Map Amendment Application No. OCP18-0001 to amend Map 4.1 in the
Kelowna 2030 — Official Community Plan Bylaw No. 10500 by changing the Future Land Use designation of
each of the following parcels:
1. Lot 8District Lot 138 ODYD Plan 1039, located at 1241 Richter Street, Kelowna, BC
Lot g District Lot 138 ODYD Plan 1039, located at 1235 Richter Street, Kelowna, BC
Lot 10 District Lot 138 ODYD Plan 1039, located at 1229 Richter Street, Kelowna, BC
Lot 11 District Lot 138 ODYD Plan 1039, located at 1223 Richter Street, Kelowna, BC
Lot 12 District Lot 138 ODYD Plan 1039, located at 1215 Richter Street, Kelowna, BC
Lot 13 District Lot 138 ODYD Plan 1039, located at 1205 Richter Street, Kelowna, BC
from the MRM — Multiple Unit Residential (Medium Density) designation to the MRH — Multiple Unit
Residential (High Density) designation, be considered by Council;

OV H W N

AND THAT the Official Community Plan Map Amending Bylaw be forwarded to a Public Hearing for further
consideration;

AND THAT Council considers the Public Information Session public process to be appropriate consultation
for the Purpose of Section 475 of the Local Government Act, as outlined in the Report from the Community
Planning Department dated March 12, 2018;

THAT Rezoning Application No. Z18-0003 to amend the City of Kelowna Zoning Bylaw No. 8ooo by
changing the zoning classification of each of the following parcels:
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Lot 8 District Lot 138 ODYD Plan 1039, located at 1241 Richter Street, Kelowna, BC
Lot g District Lot 138 ODYD Plan 1039, located at 1235 Richter Street, Kelowna, BC
Lot 10 District Lot 138 ODYD Plan 1039, located at 1229 Richter Street, Kelowna, BC
Lot 11 District Lot 138 ODYD Plan 1039, located at 1223 Richter Street, Kelowna, BC
Lot 12 District Lot 138 ODYD Plan 1039, located at 1215 Richter Street, Kelowna, BC
Lot 13 District Lot 138 ODYD Plan 1039, located at 1205 Richter Street, Kelowna, BC
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from the RU6 — Two Dwelling Housing zone to the RM6 — High Rise Apartment Housing zone, be
considered by Council;

AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration;

AND THAT final adoption of the Official Community Plan Map Amending Bylaw and the Rezoning Bylaw be
considered subsequent to the outstanding conditions of approval as set out in Attachment “A” attached to
the Report from the Community Planning Department dated March 12, 2018;

AND THAT final adoption of the Official Community Plan Map Amending Bylaw and the Rezoning Bylaw be
considered subsequent to the registration of a height restriction covenant to a maximum of six (6) storeys
and a land use restriction covenant on the subject property;

AND FURTHER THAT final adoption of Official Community Plan Map Amending Bylaw and the Rezoning
Bylaw be considered in conjunction with Council’s consideration of a Development Permit for the subject
property.

2.0 Purpose

To amend the Official Community Plan to change the future land use designation of the subject properties
from MRM — Multiple Unit Residential (Medium Density) to MRH — Multiple Unit Residential (High Density)
and to rezone the subject properties from RU6 — Two Dwelling Housing to RM6 — High Rise Apartment
Housing to facilitate the construction of an apartment building.

3.0 Community Planning

The subject properties are located on the edge of the ‘City Centre’ Urban Centre at Clement Ave and
Richter St. The subject properties, which will be consolidated, are in close proximity to downtown and are
well served by nearby amenities including parks, restaurants, and shops. The properties are also in close
proximity to the Cawston Ave multi-use corridor with good cycling connectivity to downtown, the Ethel St
multi-use corridor, and Rails-with-Trails. The properties’ Walk Score is 86 (Very Walkable — most errands
can be accomplished on foot) and the Transit Score is 45 (Some Transit — a few nearby public
transportation options). The Clement Ave corridor is an area in transition with the recent construction of
the RCMP building and a number of other five and six storey developments in the application stage.

The applicant is requesting an Official Community Plan Amendment to MRH — Multiple Unit Residential
(High Density) and rezoning to RM6 — High Rise Apartment Housing in order to facilitate the construction
of a six-storey apartment building with a proposed FAR of 1.88. The maximum floor area ratio achievable
under the RMs5 zone, consistent with the properties’ current MRM future land use designation, is 1.4. The
project’s proposed floor area ratio of 1.88 exceeds the maximum permitted floor area ratio in the RMsg
zone. In order to proceed with the proposed development an Official Community Plan Amendment and
rezoning are required.

In consideration of the subject properties’ urban context staff are supportive of the proposed Official
Community Plan Amendment to MRH — Multiple Unit Residential (High Density) and rezoning to RM6 —
High Rise Apartment Housing to facilitate the construction of a six-storey apartment building. Staff are
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supportive of achieving significant density in close proximity to downtown especially when an entire block
is assembled and comprehensively developed. The 2012 Housing Strategy called for zoning bylaw
amendments to allow buildings up to 6 storeys in height and the associated density increase in
consideration of the building code allowing six storey wood frame buildings. Due to high file volumes, Staff
have not been able to bring the necessary text amendments to Council for consideration.

Staff have reviewed this application and it may proceed without affecting either the City’s Financial Plan or
Waste Management Plan.

To fulfill Council Policy No. 367 for *OCP Minor’ and ‘Zoning Major’ applications, the applicant held a public
information session on January 29, 2018 at the Rotary Centre for the Arts from 6:00pm to 8:00pm. The
applicant also completed the neighbourhood notification process by contacting all properties within som of
the subject properties.

4.0 Proposal

4.1 Project Description

The applicant is proposing the construction of a six-storey, 58-unit rental apartment building (Attachment
A). The project’s proposed floor area ratio of 1.62 an Official Community Plan Amendment and rezoning to
RM6 — High Rise Apartment Housing.

While the floor area ratio is suitable for the project, the maximum height of 55.0m or 16 storeys permitted
in the RM6 zone is not. To respect the residential properties in the surrounding neighbourhood, the
applicant will register a height restricting covenant to six (6) storeys prior to final adoption of zoning.

Staff are tracking two variances with the applicant’s proposal. The first variance is to reduce the building
setbacks and the second variance is to increase the site coverage variance. These variances are requested in
order to accommodate the above ground parkade structure.

Should Council support the OCP Amendment and Rezoning bylaws, staff will bring forward a detailed
report evaluating the design guidelines for the Development Permit and the overall merits of the
Development Variance Permit for Council’s consideration.

4.2 Site Context

The subject properties are located just outside the ‘City Centre’ Urban Centre on the south side of Clement
Ave. The six lots have a combined area of 2,965m? in a neighbourhood with a mix of residential, industrial,
and institutional uses. The properties are connected to urban services and are located within the
Permanent Growth Boundary.

Specifically, adjacent land uses are as follows:

Orientation Zoning Land Use
North P1 - Major Institutional RCMP Building
12 — General Industrial Vacant Land
East RU2 — Medium Lot Housing Residential
South RU6 — Two Dwelling Housing Residential
West RU6 — Two Dwelling Housing Residential
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Subject Properties Map: 1205-1241 Richter Street
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5.0 Current Development Policies

5.1 Kelowna Official Community Plan (OCP)
Goals for A Sustainable Future

Contain Urban Growth.* Reduce greenfield urban sprawl and focus growth in compact, connected and
mixed-use (residential and commercial) urban and village centres.

Development Process

Complete Communities.> Support the development of complete communities with a minimum intensity of
approximately 35-40 people and/or jobs per hectare to support basic transit service — a bus every 30
minutes. (approx. 114 people / hectare proposed).

Compact Urban Form.3 Develop a compact urban form that maximizes the use of existing infrastructure
and contributes to energy efficient settlement patterns. This will be done by increasing densities
(approximately 75 - 100 people and/or jobs located within a 400 metre walking distance of transit stops is
required to support the level of transit service) through development, conversion, and re-development

* Goal 1. (Introduction Chapter 1).
2 Policy 5.2.4 (Development Process Chapter 5).
3 Policy 5.3.2 (Development Process Chapter 5).
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within Urban Centres (see Map 5.3) in particular and existing areas as per the provisions of the Generalized
Future Land Use Map 4.1.

Ensure opportunities are available for greater use of active transportation and transit to: to improve
community health; reduce greenhouse gas emissions; and increase resilience in the face of higher energy
prices.*

6.0 Technical Comments

6.1 Building & Permitting Department

e Full plan check for Building Code related issues will be done at time of Building Permit applications.

6.2 Development Engineering Department

e See Attachment'A’, memorandum dated November 21, 2017.

6.3 Fire Department

¢ No comments related to zoning.

7.0 Application Chronology

Date of Application Received: January 9, 2018
Date Public Consultation Completed: January 29, 2018

Report prepared by: Adam Cseke, Planner Specialist

Reviewed by: Terry Barton, Urban Planning Manager

Approved for Inclusion: Ryan Smith, Community Planning Department Manager
Attachments:

Attachment ‘A’ — Development Engineering Memorandum dated November 21, 2017
Schedule ‘A & B’ - Site Plan and Conceptual Renderings

4 Objective 5.10 (Development Process Chapter 5).
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MEMORANDUM

Date: January 19, 2018

File No.: Z18-0003

To: Community Planning (AC)

From: Development Engineering Manager (JK)

Subject: 1205-1241 Richter Street RUG6 to RM6

Development Engineering Department have the following comments and requirements
associated with this application. The road and utility upgrading requirements outlined in
this report will be a requirement of this development. The Development Engineering
Technologist for this project is Jason Angus.

A1) General
a) Where there is a possibility of a high water table or surcharging of storm
drains during major storm events, non-basement buildings may be
required. This must be determined by the engineer and detailed on the
Lot Grading Plan required in the drainage section.
b) Provide easements as may be required.

.2) Road Dedication and Subdivision Requirements

a) Provide corner rounding or truncation dedication of 10m radius at
Clement Ave and Richter Street.

b) Lot consolidation.

c) Access to the development should be via Laneway from Coronation Ave.

d) All access points should be designed to the SS-C7 standard with a
continuous sidewalk at property line.

.3) Geotechnical Study.

(a) Provide a geotechnical report prepared by a Professional Engineer
competent in the field of hydro-geotechnical engineering to address the
items below: NOTE: The City is relying on the Geotechnical Engineer’s
report to prevent any damage to property and/or injury to persons from
occurring as a result of problems with soil slippage or soil instability
related to this proposed subdivision. The Geotechnical reports must be
submitted to the Development Services Department for distribution to the
Development Engineering Branch and Inspection Services Division prior
to submission of Engineering drawings or application for subdivision
approval:
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Area ground water characteristics, including any springs and overland
surface drainage courses traversing the property. Identify any
monitoring required.

Site suitability for development.

Site soil characteristics (i.e. fill areas, sulphate content, unsuitable
soils such as organic material, etc.).

Any special requirements for construction of roads, utilities and
building structures.

Recommendations for items that should be included in a Restrictive
Covenant.

Recommendations for roof drains, perimeter drains and septic tank
effluent on the site.

Any items required in other sections of this document.

Additional geotechnical survey may be necessary for building foundations,
etc

The properties are located within the City of Kelowna service area. The
existing lots are serviced with small -diameter water services (6). Only
one service will be permitted to the site or per property. The applicant, at
his cost, will arrange for the removal of all existing services and the
installation of one new larger metered water service.

The developer’s consulting engineer will determine the domestic and fire
protection requirements of this proposed development and establish
hydrant requirements and service needs. The bylaw requirement for
residential zoning is 150l/s and is available at the site. If it is determined
that upgrades to any other existing water distribution system must be
made to achieve the required fire flows, additional bonding will be
required.

An approved backflow protection devise must also be installed on site as
required by the City Plumbing Regulation and Water Regulation bylaws.

A water meter is mandatory for this development and must be installed
inside a building on the water service inlet as required by the City
Plumbing Regulation and Water Regulation bylaws. The developer or
building contractor must purchase the meter from the City at the time of
application for a building permit from the Inspection Services Department,
and prepare the meter setter at his cost

.5) Sanitary Sewer

a)

The developer's consulting mechanical engineer will determine the
development requirements of this proposed development and establish
the service needs. Only one service will be permitted for this
development. The applicant, at his cost, will arrange for the removal and
disconnection of the existing services (6) and the installation of one new
larger service.
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7)

b)

A flow analysis check is required by the developer’s civil engineering
consultant to determine if there are any down stream impacts to the
sewer system triggered by this development.

Drainage

a)

The developer must engage a consulting civil engineer to provide a storm
water management plan for the site, which meets the requirements of the
City Storm Water Management Policy and Design Manual. The storm
water management plan must also include provision of lot grading plan,
minimum basement elevation (MBE), if applicable, and provision of a
storm drainage service for the development and / or recommendations for
onsite drainage containment and disposal systems.

Provide a detailed Stormwater Management Plan for this development as
per the Subdivision, Development and Servicing Bylaw #7900.

There is a possibility of a high water table or surcharging of storm drains
during major storm events. This should be considered in the design of the
onsite system.

Clement Ave is designated an urban arterial road. Frontage
improvements required include curb and gutter, separate sidewalk, piped
storm drainage system, road works, landscaped boulevard complete with
underground irrigation system, street lights, treed middle median and left
turn bays. A one-time cash payment in lieu of construction must be
collected from the applicant for future construction by the City. The cash-
in-lieu amount is determined to be $59,557.41 not including utility service
cost.

Richter Street is designated an urban arterial road. Frontage
improvements required include curb and gutter, separate sidewalk, piped
storm drainage system, road works, left turn bays, landscaped boulevard
complete with underground irrigation system, and street lights, traffic
signal upgrades and re-location or adjustment of existing utility
appurtenances if required to accommodate the upgrading. A modified
SS-R6 cross section will be used and provided at the time of design.

Coronation Ave is designated an urban collector road. Frontage
improvements required include curb and gutter, separate sidewalk, piped
storm drainage system, road works, landscaped boulevard complete with
underground irrigation system, and street lights, and re-location or
adjustment of existing utility appurtenances if required to accommodate
the upgrading. A SS-R5 cross section will be used and provided at the
tiem of design.

The existing north portion of the north-south lane will be closed to
Clement Ave. This section of laneway will remain as a utility corridor,
walkway, and a Storm Drainage ROW. Construction of a walkway will be
required for this section of laneway. All vehicle movement will access the
development from Coronation Ave.

Provide a Street Sign, Markings and Traffic Control Devices c/w traffic
intersection controls and timing design drawings for review and costing.
At this time the development will be responsible for the design and
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f)

construction of the traffic signal in the Southeast Corner of the Richter
Clement intersection.

Landscaped boulevards, complete with underground irrigation design
drawing as per bylaw, is required on Clement Ave, Coronation & Richter
Street.

Power and Telecommunication Services and Street Lights

a)

All proposed distribution and service connections are to be installed
underground. Existing distribution and service connections, on that
portion of a road immediately adjacent to the site, are to be relocated and
installed underground.

Streetlights must be installed on all roads.

Make servicing applications to the respective Power and
Telecommunication utility companies. The utility companies are required
to obtain the City’s approval before commencing construction.

Remove existing poles and utilities, where necessary. Remove aerial
trespass (es).

Design and Construction

a)

Design, construction supervision and inspection of all off-site civil works
and site servicing must be performed by a Consulting Civil Engineer and
all such work is subject to the approval of the City Engineer. Drawings
must conform to City standards and requirements.

Engineering drawing submissions are to be in accordance with the City’s
“Engineering Drawing Submission Requirements” Policy. Please note the
number of sets and drawings required for submissions.

Quality Control and Assurance Plans must be provided in accordance
with the Subdivision, Development & Servicing Bylaw No. 7900 (refer to
Part 5 and Schedule 3).

A “Consulting Engineering Confirmation Letter” (City document ‘C’) must
be completed prior to submission of any designs.

Before any construction related to the requirements of this subdivision
application commences, design drawings prepared by a professional
engineer must be submitted to the City’'s Development Engineering
Department. The design drawings must first be “Issued for Construction”
by the City Engineer. On examination of design drawings, it may be
determined that rights-of-way are required for current or future needs.

Other Engineering Comments

a)

b)

Provide all necessary Statutory Rights-of-Way for any utility corridors
required, including those on proposed or existing City Lands, and for
public access to Vaughan Ave via the proposed lane.

If any road dedication affects lands encumbered by a Utility right-of-way
(such as Terasen, etc.) please obtain the approval of the utility prior to
application for final subdivision approval. Any works required by the utility
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as a consequence of the road dedication must be incorporated in the
construction drawings submitted to the City’s Development Manager.

.12)  Servicing Agreements for Works and Services

a) A Servicing Agreement is required for all works and services on City
lands in accordance with the Subdivision, Development & Servicing
Bylaw No. 7900. The applicant’'s Engineer, prior to preparation of
Servicing Agreements, must provide adequate drawings and estimates
for the required works. The Servicing Agreement must be in the form as
described in Schedule 2 of the bylaw.

b) Part 3, “Security for Works and Services”, of the Bylaw, describes the
Bonding and Insurance requirements of the Owner. The liability limit is
not to be less than $5,000,000 and the City is to be named on the

insurance policy as an additional insured

.13) Bonding and Cash-in-lieu Summary

a) Cash-in-lieu
i) General Requirements
1. Traffic Signal Upgrades $150,000.00
2. Clement Improvements $59,557.41
b) Bonding
i) General Requirements
1. Laneway Improvements $ TBD
2. Richter Street Improvements $ TBD
3. Coronation Ave Improvements $ TBD
.14) Charges and Fees
a) Development Cost Charges (DCC’s) are payable
b) Fees per the “Development Application Fees Bylaw” include:
i) Street/Traffic Sign Fees: at cost if required (to be determined after

design).

ii) Survey Monument, Replacement Fee: $1,200.00 (GST exempt) —

only if disturbed.

c) Engineering and Inspection Fee: 3.5% of construction value (plus GST

James Kay, P.Eng.
Development Engineering Manager
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\\/DZ-SERVERIPROJECTSIDEVELOPMENT PERMITSIACTIVEIDP2017-43 RICHTER AND CLEMENTIDWGISHEETSIL-01 COVER SHEET.DWG

Richter and Clement Multi-Family Residential Development

Issued for Development Permit

Suite 1 - 20177 97th Avenue
Langley, British Columbia, V1M 489
1.604 882 0024 f. 604 882 0042

Primary project contact:
Stephen Heller
steven@vdz.ca

direct, 604 546 0925

Alternate contacts (incase away):
Mark van der Zalm
Principal Landscape Architect

m iz.ca
©.604 882 0024 x22

202-45389 Luckakuck Way,
Chilliwack, BC V2R 3V1
604 824 4122

Contact Information | Other Key Contacts:
van der Zalm + associates Inc. Kerkhoff Construction Focus Architecture
Project Landscape Archiecture Projoct Owner Project Buiing Archtecture

109 - 1528 McCallum Road
Abbotsford, BC V28 8A3
604 853 5222

Richter Street
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02 LEVEL 1 LANDSCAPE PLANDWG

Patio paver slabs, typ
—— Wood Slat Fence, typ

— Concrete stepping
stones in gravel, typ

Richter Street

Property Line, typ

Shrub planting, typ

Hedge planting, typ
— Bike rack, typ

Sidewalk mET

Bench, typ

van der Zalm + associates inc.

LEVEL 1 LANDSCAPE PLAN
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SCHEDULE

# 718-0003
Planner
Initials ‘ AC ‘

This forms part of application

A&B

pris
City of "ar
Kelowna

‘COMMUNITY PLANNING

~<FF

Roof/planter edge, per plans

van der Zalm + associates inc.
Parks & Recreation + v Engineering

Urban Design + Landscape Archieciure
Y

D.01 DETALSOWG.

Drawing Title:

VDZ Project #:

Do Not Trim Leader
2 Pressure treated 50-75mm@ -

Do not trim leader round wood stakes - 2m length. Cingey v Coumo | F 004 g6z 0042
stakes to be aligned parallel to o vizca
sidewalk/road Prune plant to remove dead

or broken branches
q Decomposed Bark Mulch
50mm wide woven polyweb banding —] Arborgard+ tree trunk

attached to stake with shingle nails. > protector -ag 9-4

Thin Branches by 1
50mm Wide woven nylon
banding Retain normal plant shape
T~ attached to stake with shingle

2 pressure treated @50-@75mm round wood nails Decomposed Bark Mulch

stakes 2m lengths. Stakes should be 75mm min

aligned parallel to sidewalk/road 50mm Deep saucer formed in

B — i topsoil for initial first year Create Topsoil Saucer
watering fill saucer with bark 150mm min
— mulch

“Arborgard+ tree trunk protector - AG-9-4 or

nds’ - tree trunk protector - tp 128 nds
300mm MIN. of topsoil around k
oot ball compacted to 85% Create Topsoil Saucer

» 4 standard proctor density Gently Compacted Topsoil Mixture 150mm min

50mm deep saucer formed in topsoil for > to BC Landscape Standard: "Well 450mm deep Gently Compacted Topsoil

initial first year watering. Fill saucer with FT7T— Groomed" soil Mixture to Canadian Landscape Standard:

bark mulch | | "Well Groomed" soil

‘ 7‘ Compacted sub base
300mm minimum of topsoil around root bl | < Structural Slab and waterproof Tamped Admixture Backfill Structural Slab and Protection Board
compacted to 85% MPD r:? | | || byOthers by Others
M= Pedestal R -
) } . l‘«7+ Stakes do not penetrate root
Stakes o not penetrate root ball. Stakes to B A = | ball stakes to penetrate native NOTES:
penetrate native soil by 300mm 300 Wi, T i WD Soil by 300mm 1. Remove all string, twine, pots, tags from plant.
300 coore, 300 2. Allsoil, mulch and plant material to meet latest Canadian Landscape
MIN AL MIN
ot NOTES: Standard.
lotes: " 3. Topsoil sauces diameter to be 1.5X diameter of plant container.
1. Sacking/burlap to be loosened and dropped to the bottom of the planting hole. all string| 1-  Sacking/burlap to be loosened and dropped to the bottom of the planting hole. all string, 4. O.C. spacing per planting plan.
twine, etc.to be remove twine, etc.to be removed. - O
2. All wire baskets shall have the top 1/3 of the wire removed prior to planting. 2. Al wire baskets shall have the top 1/3 of the wire removed prior to planting.
3. Alltrees shall be single stem 3. Alltrees shall be single stem.
DECIDUOUS TREE DECIDUOUS TREE ON SLAB SHRUB 4 DETAIL NAME
Scale 1:25 Scale 1:25 Scale 1:25, Scale 1:1
Notes:
Siope away from sidewalk 1. Slabs to be spaced equally between adjacent surfaces.
20mm rounded edge typ Granular fill between slabs
Light broom finish with minimum 1%
I
cross slope Control joint Pedestals Concrete stepping stone, see site
5 ’ Recessed 4mm plan for size.
125mm concrete slab . Hydrapressed paving Slabs
install as per specifications typ Expansion joint asphalt T TR SRR
. ) impregnated fibreboard
Asphalt impregnated fiberboard Extruded polystyrene insulation e e SRR
along any vertical surface to be installed 10M rebar @ 450mm each way 2 1| 0C | ForDevelopmentPermt___| Nov 24,2017
below top of concrete pathway with tied at all knuckles J D No. | By: | Descrpion Date
removable plastic mould strip. Resulting Drain mat j-drain grs or approved
joint to be sealed with gray joint 125mm concrete slab equal "smart root" system REVISIONS TABLE FOR DRAWINGS
fller/sealer. with waterproof coating 9. O oy resevc.Thicroving s el sty of
A Waterproof membrane by other 9. Vo st s w7
&8 125mm aggregate base clear Y
- — - Structural concrete slab by others
R X/ //] stonecompacted to 95% MPD d %
P - R PR S50 ¢
0se 0 0 0 0 0 0 00 0050 00000006 . o
OO0 0000 0O 0000000 0 rotection board. See Hydrapressed Slab Details: g EE O B, o Tor | oo e
7 SRR BRI B BRI REVISIONS TABLE FOR SHEET
e i g BESEPEEFE SN Pattern: Pattern: E :
2 , ’ %ﬂﬂmﬁi‘z ki L N Colour: Colour: :
LR - . as | Waterproof board. See 5 Concrete stepping stone, see site Project:
6 gauge 4" x 4" wire mesh chaired and specifications Size: plan for size.
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CITY OF KELOWNA

BYLAW NO. 11574

Official Community Plan Amendment No. OCP18-0001
1205, 1215, 1223, 1229, 1235 & 1241 Richter Street

A bylaw to amend the "Kelowna 2030 — Official Community Plan Bylaw No. 10500".

The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows:

1. THAT Map 4.1 - GENERALIZED FUTURE LAND USE of “Kelowna 2030 — Official Community
Plan Bylaw No. 10500” be amended by changing the Generalized Future Land Use designation
of Lots 8, 9, 10, 11, 12 & 13, District Lot 138, ODYD, Plan 1039 located on Richter Street, Kelowna,
B.C., from the MRM — Multiple Unit Residential (Medium Density) designation to the MRH —
Multiple Unit Residential (High Density) designation.

2. This bylaw shall come into full force and effect and is binding on all persons as and from the date
of adoption.

Read a first time by the Municipal Council this

Considered at a Public Hearing on the

Read a second and third time by the Municipal Council this

Adopted by the Municipal Council of the City of Kelowna this

Mayor

City Clerk
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CITY OF KELOWNA

BYLAW NO. 11575

Z18-0003 - 1205, 1215, 1223, 1229, 1235 & 1241 Richter Street

A bylaw to amend the "City of Kelowna Zoning Bylaw No. 8o000".
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows:
1. THAT City of Kelowna Zoning Bylaw No. 8ooo be amended by changing the zoning classification
of Lots 8, 9, 10, 11, 12 & 13, District Lot 138, ODYD, Plan 1039 located on Richter Street, Kelowna,
B.C., from the RU6 — Two Dwelling Housing zone to the RM6 — High Rise Apartment Housing
zone.
2. This bylaw shall come into full force and effect and is binding on all persons as and from the date
of adoption.
Read a first time by the Municipal Council this
Considered at a Public Hearing on the

Read a second and third time by the Municipal Council this

Adopted by the Municipal Council of the City of Kelowna this

Mayor

City Clerk



REPORT TO COUNCIL

City of
Date: March 19, 2018 Ke I Owna

RIM No. 1250-30
To: City Manager
From: Community Planning Department (TA)
Emil Anderson Construction Co. Ltd.,
Inc. No. C172775
Application: Z17-0114 Owner:
Gillen Investments Inc.,
Inc. No. 528682
Address: 5008 South Ridge Drrive Applicant: ~ Emil Anderson Construction Co. Ltd.
Subject: Rezoning

Existing OCP Designation: COMM - Commercial

Existing Zone: C1-Local Commercial
Proposed Zone: C2 - Neighbourhood Commercial
1.0 Recommendation

THAT Bylaw No. 11198 be forwarded for rescindment consideration and the file be closed;

AND THAT Rezoning Application No. Z17-0114 to amend the City of Kelowna Zoning Bylaw No. 8oo0 by
changing the zoning classification of Lot 2, DL 1688S SDYD Plan KAP68647 located at 5008 South Ridge
Drive, Kelowna, BC from the C1 — Local Commercial zone to the C2 — Neighbourhood Commercial zone be
considered by Council;

AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration;
AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the outstanding conditions
of approval as set out in Schedule “"A” attached to the Report from the Community Planning Department

dated January 8, 2018;

AND FURTHER THAT final adoption of the Rezoning Bylaw be considered subsequent to the registration of
a restrictive covenant on title precluding the use of the property for a gas bar.

2.0 Purpose
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To rescind all three readings given to Rezoning Bylaw No. 11198 and to consider a new application to rezone
the subject property from C1 — Local Commercial to C2 — Neighbourhood Commercial.

3.0 Community Planning

The application to rezone the subject property was considered by Council under Z15-0064 in 2016. The
application and bylaw expired after 3™ reading in November 2017 as the applicant had not satisfied the
engineering requirements. As such, the applicant has reapplied and is seeking to move forward with the
rezoning and associated requirements.

Staff recommend that Council support the rezoning bylaw and forward it to an upcoming Public Hearing.
There is limited commercial land available in the South Ridge neighborhood in the Upper Mission, with only
two other commercially designated areas within 3 %2 kilometers. The C2 zone allows for greater commercial
uses than Ca but still appropriate for the residential neighbourhood context. The applicant is requesting the
greater commerical uses in order to provide flexibility to attract future tenants. The additional commericial
uses are not expected to impact negatively on the surrounding residential neighbourhood.

4.0 Proposal

4.1 Background

The subject lot was created as part of the South Ridge neighbourhood. It was designaged Ci1 — Local
Commercial in the Zoning Bylaw, which allows a limited degree of commercial activity. The applicant applied
for a rezoning in 2015 and the associated Bylaw No. 11198 was given three readings by Council. The
application has since expired as the applicant did not meet the requirements within 1 year of receiving third
reading, therefore, the applicant has re-applied for the rezoning.

The applicant has indicated that the uses permitted in the C1 — Local Commercial zone are too limiting, and
has applied to amend the bylaw to allow C2 — Neighbourhood commercial uses.

Ca1-Local Commercial

C2- Neighbourhood Commercial

Primary Uses

(a) agricultural machinery services
(where uses was in existence prior to
July 1st, 1998)

(b) child care centre, major

(c) community garden

(d) gas bars (where uses was in
existence prior to July 1st, 1998)

(e) personal service establishments
(f) retail stores, convenience

(a) animal clinics, minor

(b) child care centre, major

(c) community garden

(d) financial services

(e) food primary establishment

(f) gas bars

(g) health services

(h) liquor primary establishment, minor
(i) offices

(j) participant recreation services,
indoor

(k) personal service establishments

() public libraries and cultural exhibits
(m) recycled materials drop-off centres
(n) retail stores, convenience

(o) supportive housing

Secondary Uses

(a) agriculture, urban
(b) amusement arcades, minor

(a) agriculture, urban
(b) amusement arcades, minor
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(c) apartment housing (c) apartment housing

(d) child care centre, minor (d) child care centre, minor
(e) home based businesses, minor (e) group homes, minor

(

f) residential security/operator unit (f) home based businesses, minor

(g) residential security/operator unit

(h) retail liquor sales establishment
(Czrls only)

The C2 zone allows several uses which are not permitted in the Ca zone — most notably offices, food
establishments and health services.

The C2 zone also allows gas bars. While staff support the C2 zone on the site to allow the majority of uses,
staff believe that the traffic and noise impact of a gas bar or car wash at this location would be inappropriate
to the neighbourhood. Staff recommend that if the zone is amended from Ca to C2, that it be amended in
conjunction with the registration of a restrictive covenant prohibiting the development of a gas bar or car
wash.

4.2 Project Description

There is no project currently proposed. The applicant has requested that the zone be amended to attract
future tenants. Any commercial development on the site would require a Comprehensive Form and
Character Development Permit, which would be subject to Council approval.

4.3 Site Context

The property is a vacant lot in a developed residential area. The property is bordered on 3 sides by public park
and open space, effectively buffering the site from residential development on 3 sides. There is a duplex
complex across the road.

The site is well suited for commercial use on the corner of Frost and South Ridge and centrally located within
the overall neighbourhood.

Adjacent land uses are as follows:

Orientation Zoning Land Use
North P3 — Parks and Open Space Park
East RM2 — Low Density Multiple Unit Two Unit Residential
South P4 — Utilities Park
West P4 - Utilities Park

Subject Property Map 5008 South Ridge Drive:
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5.0 Technical Comments

5.1 Development Engineering Department

Please see attached Development Engineering Memorandum dated January 8, 2018

6.0 Application Chronology

Date of Application Received: December 4, 2017
Date of Neighbourhood Consultation: January g9, 2018

Report prepared by: Trisa Atwood, Planner I

Reviewed by: Terry Barton, Urban Planning Manager

Approved for Inclusion: Ryan Smith, Community Planning Department Manager
Attachments:

Schedule “"A”: Development Engineering Memorandum
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COMMUNITY PLANNING

CITY OF KELOWNA
MEMORANDUM

Date: January 8 2018

File No.: Z17-0114

To: Community Planning (TB)

From: Development Engineering Manager (JK)

Subject: 5008 South Ridge Dr. Frost Rd Plan KAP68647 Lot 2 EAC

The Development Engineering Branch comments and requirements regarding this
application to rezone from C1 to C2 to allow for a greater variety of neighbourhood level
uses are as follows:

The Development Engineering Technologist for this project is John Filipenko. ASCT
Domestic Water and Fire Protection

The development site is presently serviced with a 100mm water service. The developer’s
consulting mechanical engineer will determine the domestic, fire protection requirements
and establish hydrant requirements and service needs. Should service upgrades be
required, they will be at the developer’s cost and additional bonding will be required.
Only one service will be permitted for this subject property.

Sanitary Sewer

The development site is presently serviced with a 100mm-diameter sanitary sewer
service. The developer’s consulting mechanical engineer will determine servicing the
requirements. Should service upgrades be required, they will be at the developer's cost
and additional bonding will be required. Only one service will be permitted for the subject
property.

Storm Drainage

The subject property presently is not serviced with a storm connection. The developer
will be required to engage a consulting civil engineer to provide a storm water
management plan for this site which meets the requirements of the Subdivision and
Development Bylaw. The storm water management plan must also include provision of
lot grading plan and provision of a storm drainage service and recommendations for
onsite drainage containment and disposal systems.

72



tatwood
Schedule 1
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Road Improvements

Provide an overhead pedestrian flasher on the west leg of the Frost Road, South Ridge
Drive intersection to accommodated the pedestrian and cyclist activity that will be
generated by this type of development in the residential environment. This work should
include curb let downs at required locations (on the south west corner to align the
crosswalk with the existing sidewalk on the north side. Access requirerments will be
further reviewed at the development permit stage.

Engineering

Road and utility construction design, construction supervision, and quality control
supervision of all off-site and site services including on-site ground recharge drainage
collection and disposal systems, must be performed by a consulting civil engineer.
Designs must be submitted to the City Development Engineering Department for review
ka;nd_ marked “issued for construction” by the City Engineer before construction may
egin.

Servicing Agreements for Works and Services

A Servicing Agreement is required for all works and services on City lands in accordance
with the Subdivision, Development & Servicing Bylaw No. 7900. The applicant’s
Engineer, prior to preparation of Servicing Agreements, must provide adequate drawings
and estimates for the required works. The Servicing Agreement must be in the form as
described in Schedule 2 of the bylaw.

Part 3, “Security for Works and Services”, of the Bylaw, describes the Bonding and

Insurance requirements of the Owner. The liability limit is not to be less than $5,000,000
and the City is to be named on the insurance policy as an additional insured.

~7

Jampes Kay, P. Eng’
Dgvelopment Exgineering Manager
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CITY OF KELOWNA

BYLAW NO. 11198
Z15-0064 - Emil Anderson Construction Co. Ltd., Inc. No.
C172775, Gilmar Management Ltd., Inc. No. 143879, Gillen
Investments Inc., Inc. No. 528682
5008 South Ridge Drive

A bylaw to amend the "City of Kelowna Zoning Bylaw No. 8000".
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows:
1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning
classification of Lot 2, District Lot 1688S, SDYD, KAP68647 located on South Ridge
Drive, Kelowna, B.C., from the C1 - Local Commercial zone to the C2 - Neighbourhood
Commercial zone.
2. This bylaw shall come into full force and effect and is binding on all persons as and
from the date of adoption.
Read a first time by the Municipal Council this 1°* day of Februrary, 2016.
Considered at a Public Hearing on the 16" day of February, 2016.
Read a second and third time by the Municipal Council this 16™ day of February, 2016.

Adopted by the Municipal Council of the City of Kelowna this

Mayor

City Clerk
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CITY OF KELOWNA

BYLAW NO. 11576
Z17-0114 5008 South Ridge Drive

A bylaw to amend the "City of Kelowna Zoning Bylaw No. 8000".
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows:
1. THAT City of Kelowna Zoning Bylaw No. 8ooo be amended by changing the zoning classification
of Lot 2, District Lot 1688S, SDYD, Plan KAP68647 located on South Ridge Drive, Kelowna, B.C.,

from the Ca - Local Commercial zone to the C2 — Neighbourhood Commercial zone.

2. This bylaw shall come into full force and effect and is binding on all persons as and from the date
of adoption.
Read a first time by the Municipal Council this
Considered at a Public Hearing on the

Read a second and third time by the Municipal Council this

Adopted by the Municipal Council of the City of Kelowna this

Mayor

City Clerk
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REPORT TO COUNCIL

City of
Date: March 19, 2018 Ke I Owna

RIM No. 1250-30

To: City Manager

From: Community Planning Department (TA)

Application: Z17-0052 Owner: E)écligzggrévestments Inc. No.
Address: 2025 Agassiz Road Applicant:  Cristian Anca

Subject: Rezoning Application, Extension Request

Existing OCP Designation: MRM — Multiple Unit Residential (Medium Density)

Existing Zone: RUa - Large Lot Housing

Proposed Zone: RMs5 — Medium Density Multiple Housing

1.0 Recommendation

THAT in accordance with Development Application Procedures Bylaw No. 10540, the deadline for the
adoption of Rezoning Amending Bylaw No. 11358, be extended from March 7, 2018 to March 7, 2019;

AND THAT Council directs Staff to not accept any further extension requests.

2.0 Purpose

To extend the deadline for adoption of Rezoning Bylaw No. 11358 to March 7, 2019.

3.0 Community Planning

Rezoning Bylaw No. 11358 to rezone the subject property from RU1 — Large Lot Housing to RM5 — Medium
Density Multiple Housing received second and third readings at a regular meeting of Council held on March
7, 2017. Final adoption of the zone amendment bylaw is to be considered in conjunction with a
Development Permit and Development Variance Permit. The applicant has submitted both applications,
however, design revisions are still required in order to meet Official Community Plan Design Guidelines and
achieve a recommendation of support from Staff. Staff are recommending that Council supports extending
the deadline for adoption for the Rezoning Bylaw No. 11358 by one year to March 7, 2019 to allow the
applicant additional time for design revisions.
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4.0 Application Chronology

Date of Application Received: May 13, 2016
Date of Second and Third Readings: March 7, 2017
Date of Extension Received: February 23, 2018

Report prepared by: Trisa Atwood, Planner I
Reviewed by: Terry Barton, Urban Planning Manager

Approved for Inclusion: Ryan Smith, Community Planning Department Manager
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REPORT TO COUNCIL

City of
Date: March 19, 2018 Ke I Owna

RIM No. 0940-00

To: City Manager

From: Community Planning Department (AC)

Application: DP17-0095 Owner: 554764 BC Ltd.
Address: 200 Nickel Rd Applicant:  James Zeleznik
Subject: Development Permit Application

OCP Designation: MRL — Multiple Unit Residential (Low Density)

Zone: RM3 — Low Density Multiple Housing

1.0 Recommendation

THAT Rezoning Bylaw No. 11429 be amended at third reading to revise the legal description of the subject
properties from “Lot A, Section 27, Township 26, ODYD, Plan 25115, located at 230 Nickel Rd, Kelowna, BC,
and Lot B, Section 27, Township 26, ODYD, Plan 25115 Except Plan KAP65522, located at 170 Nickel Rd,
Kelowna, BC" to “Lot 1, Section 27, Township 26, ODYD, Plan EPP73636 located at 200 Nickel Rd, Kelowna,
BC”;

AND THAT final adoption of Rezoning Bylaw No. 11429 be considered by Council;

AND THAT Council authorizes the issuance of Development Permit No. DP17-0095 for Lot 1, Section 27,
Township 26, ODYD, Plan EPP73636 located at 200 Nickel Rd, Kelowna, BC subject to the following:

1. The dimensions and siting of the building to be constructed on the land be in accordance with
Schedule “A,”

2. The exterior design and finish of the building to be constructed on the land, be in accordance with
Schedule “B*;

3. Landscaping to be provided on the land be in accordance with Schedule “C”;

4. The applicant be required to post with the City a Landscape Performance Security deposit in the
form of a “Letter of Credit” in the amount of 125% of the estimated value of the landscaping, as
determined by a Registered Landscape Architect;

AND THAT the applicant be required to complete the above noted conditions of Council’s approval of the
Development Permit Application in order for the permits to be issued;

AND FURTHER THAT this Development Permit is valid for two (2) years from the date of Council approval,
with no opportunity to extend.
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2.0 Purpose
To review the form and character Development Permit for a 19-unit townhouse development.

3.0 Community Planning
Staff support the 19-unit townhouse project at 200 Nickel Road. The application meets a majority of the
Official Community Plan (OCP) Urban Design Guidelines and the design is adequate for the site. The proposal
meets many of the OCP’s Urban Infill objectives and it meets all of the Zoning Bylaw Regulations for RM3 —
Low Density Multiple Housing.

Staff worked with the applicant over several revisions with the goal of trying to improve the form and
character of the development. Key design considerations included the building’s interface with the
streetscape, and the quality of the building’s finishes, materials and details. While the revised design does
not meet all the OCP’s architectural and design guidelines, a number of improvements to the proposal
included: greater articulation of the roofline line with the addition of dormers to reduce the horizontal scale
of the building and add greater visual interest; and the addition of pergola structures along Nickel Road to
help emphasis each units’ front entrance. Council Policy No. 367 with respect to public consultation was
undertaken by the applicant and all neighbours within a som radius of the subject parcel.

Figure 1: Initial Design

Figure 2: Revised Design
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4.0 Proposal

4.1 Project Description

The development proposal is for a rental
row housing project. The project contains
two, 2 storey blocks of row houses each side
of a central parking plaza is proposed. The
row fronting Nickel Rd will provide seven, 2
bedroom units with two, 2 bedroom + den
units at either end. These units will have
unfinished basements for unit equipment
(furnace/ HWT/ HRV) and tenant storage.
The back row will provide 8, 3 bedroom units
with two, 3 bedroom + den units at either

Figure 3: Detailed view of Interior parking showing access to private patios &
end. These units will have basements parking

finished to provide a bedroom, rec room,

and washroom and will include unit equipment (furnace/ HWT/ HRV). The central parking area will allow 2
parking spaces per unit. All units will have 'front' and 'back' doors such that parking area and outdoor private
patios and yards may be directly accessed.

The rows of townhouses will be broken vertically and horizontally to provide human scale, shading, weather
protection and visual interest. The scale and material selection- 'hardi' board & batten with 'hardi' horizontal
lap siding - are selected for their durability and as acknowledgement of the residential setting of the
development.

There are no variances associated with this proposal.

4.2 Site Context

The subject property is Rutland between Houghton Road and Highway 33. Specifically, adjacent land uses
are as follows:

Orientation Zoning Land Use
North RU1 - Single Detached Housing Residential
RU1 - Single Detached Housing
East RU6 — Two Dwelling Housing Residential

RM3 — Low Density Multiple Housing
RM4 — Transitional Low Density Housing
RM3 — Low Density Multiple Housing
West RM3 — Low Density Multiple Housing Residential

South Residential
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Subject Property Map: 200 Nickel Rd
Sy

43 Zoning Analysis Table

The zoning analysis table shows the requirements of the C7 zone compared to the proposal:

Zoning Analysis Table

CRITERIA RM3 ZONE REQUIREMENTS PROPOSAL
Development Regulations
Height 10.0 m [ 3 storeys 7.5 m [ 2 storeys
Front Yard (east) 6.0m 4.5M
Side Yard (north) 4.om 4.5m
Side Yard (south) 4.om (principal) 4.6m (principal)
1.5m (accessory) 1.5m (accessory)
Rear Yard (west) 7.5m 7.5m
Site coverage of buildings 40% 29%
Site coverage of
buildings, driveways & 60% 59%
parking
FAR 0.75 Max 0.74




DP17-0095 - Page 5

Zoning Analysis Table

Requirements

CRITERIA RM3 ZONE REQUIREMENTS PROPOSAL
Parking Regulations
Minimum Parking 40 stalls 40 stalls

Full size: 50% Min

Small Size: 0% Max

Full size: 50%

Ratio of Parking Stalls Medium Size: 50% Max Medium Size: 50%

Small Size: o

Other Regulations

Minimum Bicycle Parking Class 1: o bikes Class 1: o bikes
Requirements Class 2: o bikes Class 2: 12 bikes
Private Open Space 25 m?/ unit 25 m?/ unit

5.0 Current Development Policies
5.1 Kelowna Official Community Plan (OCP)
DEVELOPMENT PERMIT GUIDELINES

Consideration has been given to the following guidelines as identified in Section 14.A. of the City of Kelowna

Official Community Plan relating to Comprehensive Development Permit Areas:

COMPREHENSIVE DEVELOPMENT PERMIT AREA YES | NO | N/A
Authenticity and Regional Expression

Do landscaping and building form convey a character that is distinct to Kelowna «

and the Central Okanagan?

Are materials in keeping with the character of the region? X

Are colours used common in the region’s natural landscape? X

Does the design provide for a transition between the indoors and outdoors? X

Context

Does the proposal maintain the established or envisioned architectural character N

of the neighbourhood?

Does interim development consider neighbouring properties designated for more N
intensive development?

Are fagade treatments facing residential areas attractive and context sensitive? X

Are architectural elements aligned from one building to the next? X

For exterior changes, is the original character of the building respected and N
enhanced?

Is the design unique without visually dominating neighbouring buildings? X

For developments with multiple buildings, is there a sense of architectural unity X

and cohesiveness?

Relationship to the Street
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COMPREHENSIVE DEVELOPMENT PERMIT AREA

YES

NO

N/A

Do buildings create the desired streetscape rhythm?

Are parkade entrances located at grade?

For buildings with multiple street frontages, is equal emphasis given to each
frontage?

Massing and Height

Does the design mitigate the actual and perceived mass of buildings?

Does the height consider shading and view impacts for neighbouring properties
and transition to less intensive areas?

Human Scale

Are architectural elements scaled for pedestrians?

Are fagades articulated with indentations and projections?

Are top, middle and bottom building elements distinguished?

Do proposed buildings have an identifiable base, middle and top?

Are building facades designed with a balance of vertical and horizontal
proportions?

Are horizontal glazed areas divided into vertically proportioned windows
separated by mullions or building structures?

Does the design incorporate roof overhangs and the use of awnings, louvers,
canopies and other window screening technigues?

Is the visual impact of enclosed elevator shafts reduced through architectural
treatments?

Exterior Elevations and Materials

Are buildings finished with materials that are natural, local, durable and
appropriate to the character of the development?

Are entrances visually prominent, accessible and recognizable?

Are higher quality materials continued around building corners or edges that are
visible to the public?

Are a variety of materials used to create contrast, enhance the pedestrian
environment and reduce the apparent mass of a building?

Are elements other than colour used as the dominant feature of a building?

Public and Private Open Space

Does public open space promote interaction and movement through the site?

Are public and private open spaces oriented to take advantage of and protect
from the elements?

Is there an appropriate transition between public and private open spaces?

Are amenities such as benches, garbage receptacles, bicycle stands and
community notice boards included on site?
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COMPREHENSIVE DEVELOPMENT PERMIT AREA YES | NO | N/A
Site Access

Is the safe and convenient movement of pedestrians prioritized? X

Are alternative and active modes of transportation supported through the site X

design?

Are identifiable and well-lit pathways provided to front entrances? X

Do paved surfaces provide visual interest? X

Is parking located behind or inside buildings, or below grade? X

Are large expanses of parking separated by landscaping or buildings? X

Are vehicle and service accesses from lower order roads or lanes? X
Do vehicle and service accesses have minimal impact on the streetscape and X

public views?

Is visible and secure bicycle parking provided in new parking structures and X
parking lots?

Environmental Design and Green Building

Does the proposal consider solar gain and exposure? X
Are green walls or shade trees incorporated in the design? X
Does the site layout minimize stormwater runoff? X
Are sustainable construction methods and materials used in the project? unknown
Are green building strategies incorporated into the design? X

Decks, Balconies, Rooftops and Common Outdoor Amenity Space

Are decks, balconies or common outdoor amenity spaces provided? X

Does hard and soft landscaping enhance the usability of decks, balconies and X

outdoor amenity spaces?

Are large flat expanses of roof enhanced with texture, colour or landscaping X
where they are visible from above or adjacent properties?

Amenities, Ancillary Services and Utilities

Are loading, garage, storage, utility and other ancillary services located away X

from public view?

Are vents, mechanical rooms [ equipment and elevator penthouses integrated X
with the roof or screened with finishes compatible with the building’s design?

Crime prevention

Are CPTED practices as related to landscaping, siting, form and exterior design »
included in the design?

Are building materials vandalism resistant? unknown
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COMPREHENSIVE DEVELOPMENT PERMIT AREA YES | NO | N/A
Universal Accessible Design
Is access for persons with disabilities integrated into the overall site plan and «
clearly visible from the principal entrance?
Are the site layout, services and amenities easy to understand and navigate? X
Signs
Do signs contribute to the overall quality and character of the development? X
Is signage design consistent with the appearance and scale of the building? X
Are signs located and scaled to be easily read by pedestrians? X
For culturally significant buildings, is the signage inspired by historical influences? X
Lighting
Does lighting enhance public safety? X
Is “light trespass” onto adjacent residential areas minimized? X
Does lighting consider the effect on the facade, neighbouring buildings and open X
spaces?
Is suitably scaled pedestrian lighting provided? X
Does exterior street lighting follow the International Dark Sky Model to limit light X
pollution?

6.0 Technical Comments

6.1 Building & Permitting Department

Development Cost Charges (DCC's) are required to be paid prior to issuance of any Building
Permit(s).
Demolition Permit required for any existing structures.
Placement permits are required for any sales or construction trailers that will be on site. The
location(s) of these are to be shown at time of development permit application.
HPO (Home Protection Office) approval or release is required at time of Building Permit application.
Fire Department access to site, turn a rounds requirement for equipment, travel distance from the
truck access to the front doors of the units and private hydrant locations if required are too be verified
with Kelowna Fire Department. The Fire truck is required to be able to drive up to access the front
door(s) within a range of 3 meters to 15 meters on an unobstructed hard surface path.
A Hoarding permit s required and protection of the public from the staging area and the new building
area during construction. Location of the staging area and location of any cranes should be
established at time of DP.
A Building Code analysis is required for the structure at time of building permit applications, but the
following items may affect the form and character of the building(s):

o Anyalternative solution must be accepted by the Chief Building Inspector prior to the release

of the Building Permit.
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o Location, Heights, Colors of mechanical systems and the required screening are to be
determined at time of DP.

o Any security system that limits access to exiting needs to be addressed in the code analysis
by the architect.

o Hardsurfaced paths leading from the egress stairwells to a safe area are to be clearly defined
as part of the DP.

e A Geotechnical report is required to address the sub soil conditions and site drainage at time of
building permit application. Minimum building elevations are required to be established prior to the
release of the Development Permit. If a soil removal or deposit permit is required, this must be
provided at time of Development Permit application.

e Size and location of all signage to be clearly defined as part of the development permit. This should
include the signage required for the building addressing to be defined on the drawings per the bylaws
on the permit application drawings.

e Anexitanalysisisrequired as part of the code analysis at time of building permit application. The exit
analysis is to address travel distances within the units and all corridors, number of required exits per
area, door swing direction, handrails on each side of exit stairs, width of exits, spatial calculation for
any windows in exit stairs, etc.

e Full Plan check for Building Code related issues will be done at time of Building Permit applications.
Please indicate how the requirements of Radon mitigation and NAFS are being applied to this
complex at time of permit application

6.2 Development Engineering Department
All offsite infrastructure and services upgrades have been addressed in the Rezoning Application Engineering
Report under file Z17-0030.

6.3 Fire Department

e Construction fire safety plan is required to be submitted and reviewed prior to construction and
updated as required. Template available online at Kelowna.ca

e Engineered Fire Flow calculations are required to determine Fire Hydrant requirements as per the
City of Kelowna Subdivision Bylaw #7900 - 150 L/sec required. Should another hydrant be required
on this property it shall be deemed private and shall be operational at the start of construction.

e Fire Department access is to be met as per BCBC 3.2.5.- ensure the hammerhead is large enough to
turn around if over 90 metres - maintain access for emergency response.

e Allrequirements of the City of Kelowna Fire and Life Safety Bylaw 10760 shall be met.

e One address off of Nickel Rd with unit numbers for this complex.

e Do notissue BP unless all life safety issues are confirmed.

7.0 Application Chronology

Date of Application Received: April 2152017
Date Public Notification Completed: ~ May 1* 2017
Date of Zoning Conditions Completed: Jan 2272018

Report prepared by: Adam Cseke, Planner Specialist

Reviewed by: Terry Barton, Urban Planning Manager

Approved for Inclusion: Ryan Smith, Community Planning Department Manager
Attachments:

Applicant’s Design Rationale

DP17-0095
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DESIGN RATIONALE: NICKEL ROAD TOWNHOMES

The subject properties are located at 170 & 230 Nickel Rd. in Rutland.
The properties are currently zoned RU1. The Owner wishes to
consolidate and rezone these properties to RM3 to allow for the
development of rental row housing. A development with two, 2 storey
blocks of row houses each side of a central parking plaza is proposed.

The row fronting Nickel Rd will provide seven, 2 bedroom units with
two, 2 bedroom + den units at either end. These units will have
unfinished basements for unit equipment (furnace/ HWT/ HRV) and
tenant storage. The back row will provide 8, 3 bedroom units with two, 3
bedroom + den units at either end. These units will have basements
finished to provide a bedroom, rec room, and washroom and will
include unit equipment (furnace/ HWT/ HRV). The central parking area
will allow 2 parking spaces per unit. All units will have 'front' and 'back'
doors such that parking area and outdoor private patios and yards may
be directly accessed.




DESIGN RATIONALE: NICKEL ROAD TOWNHOMES

Detail view of east elevation showing 'front' door access to Nickel street and
private patios with shade structure over.

Detail view of west elevation showing 'back' door access to private patios and yards
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DESIGN RATIONALE: NICKEL ROAD TOWNHOMES

Detail view of Interior (parking plaza) showing access to private patios and parking

The block of rows will be broken vertically and horizontally to provide
human scale, shading, weather protection and visual interest. The scale
and material selection- 'hardi' board & batten with 'hardi' horizontal lap
siding - are selected for their durability and as acknowledgement of the
residential setting of the development.

hugh | bitAkarchitect



DESIGN RATIONALE: NICKEL ROAD TOWNHOMES
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East/West Elevation Detail showing breaks in vertical & horizontal planes. Materials
accentuate the breaks and provide additional human scale

[

Interior (parking plaza) elevation detail showing breaks in vertical & horizontal
planes. Materials accentuate the breaks and provide additional human scale
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Development Permit
DP17-0095 City of
Kelowna

This permit relates to land in the City of Kelowna municipally known as

200 Nickel Road

and legally known as

Lot 1, Section 27, Township 26, ODYD, Plan EPP73636

and permits the land to be used for the development with variances to the following sections of the Zoning Bylaw 8o00:

N/A

The development has been approved subject to any attached terms and conditions, and to full compliance with the approved plans
bearing the stamp of approval and the above described development permit number.

The present owner and any subsequent owner of the above described land must comply with any attached terms and conditions.

Date of Decision: , 2018

Decision By: CITY COUNCIL

Issued Date: TBD

Development Permit Area: Comprehensive Development Permit Area
File Manager: AC

This permit will not be valid if development has not commenced within 2 years of the council approved Date of Decision.
Existing Zone: RM3 — Low Density Multiple Housing

Future Land Use Designation: MRL — Multiple Unit Residential (Low Density)

This is NOT a Building Permit.

In addition to your Development Permit, a Building Permit may be required prior to any work commencing. For further information,
contact the City of Kelowna, Development Services Branch.

NOTICE

This permit does not relieve the owner or the owner’s authorized agent from full compliance with the requirements of any federal,
provincial or other municipal legislation, or the terms and conditions of any easement, covenant, building scheme or agreement
affecting the building or land.

Owner: 554764 BC Ltd

Address: 2730 Lower Glenrosa Rd

City: West Kelowna, BC

Phone: n/a

Ryan Smith, Community Planning Department Manager Date

Community Planning & Strategic Investments
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1. SCOPE OF APPROVAL

This Development Permit applies to and only to those lands within the Municipality as described above, and any and all buildings,
structures and other development thereon.

This Development Permit is issued subject to compliance with all of the Bylaws of the Municipality applicable thereto, except as
specifically varied or supplemented by this permit, noted in the Terms and Conditions below.

The issuance of a permit limits the permit holder to be in strict compliance with regulations of the Zoning Bylaw and all other Bylaws
unless specific variances have been authorized by the Development Permit. No implied variances from bylaw provisions shall be
granted by virtue of drawing notations that are inconsistent with bylaw provisions and that may not have been identified as required
Variances by the applicant or Municipal staff.

2. CONDITIONS OF APPROVAL
a) Thedimensions and siting of the building to be constructed on the land be in accordance with Schedule “A”;
b) The exterior design and finish of the building to be constructed on the land be in accordance with Schedule “B”;

¢) Landscaping to be provided on the land be in accordance with Schedule “C";

d) The applicant be required to post with the City a Landscape Performance Security deposit in the form of a
“Letter of Credit” in the amount of 125% of the estimated value of the landscaping, as determined by a
Registered Landscape Architect;

This Development Permit is valid for two (2) years from the Council Date of Decision if applicable, or Community Planning
Department Manager approval, with no opportunity to extend.

3. PERFORMANCE SECURITY

As a condition of the issuance of this Permit, Council is holding the security set out below to ensure that development is carried out
in accordance with the terms and conditions of this Permit. Should any interest be earned upon the security, it shall accrue to the
Developer and be paid to the Developer or his or her designate if the security is returned. The condition of the posting of the security
is that should the Developer fail to carry out the development hereby authorized, according to the terms and conditions of this Permit
within the time provided, the Municipality may use enter into an agreement with the property owner of the day to have the work
carried out, and any surplus shall be paid over to the property own of the day. Should the Developer carry out the development
permitted by this Permit within the time set out above, the security shall be returned to the Developer or his or her designate. There
is filed accordingly:

a) A Certified Cheque in the amount of $74,236.25 OR

b) Anlrrevocable Letter of Credit in the amount of $74,236.25
Before any bond or security required under this Permit is reduced or released, the Developer will provide the City with a statutory
declaration certifying that all labour, material, workers’ compensation and other taxes and costs have been paid.
4. Indemnification

Upon commencement of the works authorized by this Permit the Developer covenants and agrees to save harmless and effectually
indemnify the Municipality against:

a) Allactions and proceedings, costs, damages, expenses, claims, and demands whatsoever and by whomsoever brought, by
reason of the Municipality said Permit.

All costs, expenses, claims that may be incurred by the Municipality where the construction, engineering or other types of works as
called for by the Permit results in damages to any property owned in whole or in part by the Municipality or which the Municipality
by duty or custom is obliged, directly or indirectly in any way or to any degree, to construct, repair, or maintain.

The PERMIT HOLDER is the CURRENT LAND OWNER.
Security shall ONLY be returned to the signatory of the
Landscape Agreement or their designates.
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SCHEDULE _ A&B

This forms part of application
# DP17-0095
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Sarah L, Dickie
Landscape Designer

Kelowna BC
250 300 4286
Esti f Probable Cost
Project Name: Nickel Road Townhomes
Project No.: 17-010
Date: April 3, 2017
No. ITEM UNIT QrTYy COST PRICE
1.0 GROWING MEDIUM
1.1 Tree growing medium - 1 m3 tree pit m3 9 $45 $405
1.2 Shrub growing medium - 0.45m depth m3 218 $45 $9,801
1.3 Lawn growing medium - 0.15m depth m3 79 $45 $3,571
1.0 Total $13,777
2.0 MULCH
2.1 Shrub bed mulch - 0.075m depth m3 36 $40 $1,452
2.0 Total 31,452
3.0 TREES
3.1 Deciduous trees - 5¢cm Cal. ea. 9 $150 $1,350
3.0 Total  $1.350
4.0 SHRUBS GRASSES & PERENNILAS
4.1 Plant-#2 pot ea. 23 $15 $345
4.2  Plant-#1 pot ea. 3 $8 $24
4.0 Total 3389
5.0 IRRIGATION
5.1 Drip irrigation system (head, pipe, valve) ea. 1 $1,500 $1,500
5.2 Controller ea. 1 $200 $200
5.3 Point of connection ea. 1 $400 $400
5.0 Total  $2,100
6.0 FENCING
6.1  Perimeter fencing - Ht. 1.8m l.m. 115 $40 $4,600
6.2 Nickel Rd fencing - Ht. 1.2m L.m. 50 $65 $3,250
6.3  Screening between units - Ht. 1.2m l.m. 73 $65 $4,745
6.0 Total 312,595
7.0 LANDSCAPE STRUCTURES
7.1 Play structure ea. 1 $20,000  $20,000
7.0 Total $20,000
TOTAL §51,643
(15%) CONTINGENTCY $7.746
GRAND TOTAL $59,389

* See cormresponding development permit drawings L-1 Issued April 3, 2017

SCHEDULE

C

This forms part of application
# DP17-0095

City of i‘“;
e [0 Kelowna

COMMUNITY PLANNING
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REPORT TO COUNCIL

City of
Date: March 19, 2018 Ke I Owna

RIM No. 0940-00
To: City Manager
From: Community Planning Department (LB)
- Kane #2 Resources Ltd., Inc.
Application: DP17-0237 Owner: No. BCo807695
Address: 720 Valley Road Applicant:  Protech Consulting
Subject: Development Permit Application
Existing OCP Designation: MRL — Multiple Unit Residential (Low Density)
Existing Zone: RM3 — Low Density Multiple Housing
1.0 Recommendation

THAT final adoption of Official Community Plan Bylaw No. 11527 be considered by Council;
AND THAT final adoption of Rezoning Bylaw No. 11536 be considered by Council;

AND THAT Council authorizes the issuance of Development Permit No. DP17-0237 for Lot E Sections 29
and 32 Township 26 ODYD Plan EPP75038, located at 720 Valley Road, Kelowna, BC subject to the

following:

1. The dimensions and siting of the buildings to be constructed on the land be in accordance with

Schedule “A";

2. The exterior design and finish of the buildings to be constructed on the land be in accordance with

Schedule “B”;

3. Landscaping to be provided on the land be in accordance with Schedule “C”;

4. The applicant be required to post with the City a Landscape Performance Security deposit in the
form of a Letter of Credit in the amount of 125% of the estimated value of the landscaping, as

determined by a Registered Landscape Architect;

AND THAT the applicant be required to complete the above noted conditions of Council’s approval of the

Development Permit Application in order for the permit to be issued;

AND FURTHER THAT this Development Permit is valid for two (2) years from the date of Council approval,

with no opportunity to extend.



DP17-0237—-Page 2

2.0 Purpose

To consider a Development Permit for the form and character of a 49 unit townhouse project.

3.0 Community Planning

Staff support the Development Permit application for the proposed townhouse project. The form and
character is in general accordance with the relevant Development Permit objectives and guidelines as well
as the Master Development Permit that governs site layout for the 720 Valley Lands project. The purpose of
the RM3 zone is to provide for low density multiple housing on urban services, and townhouses and low-rise
apartment buildings are typical building forms in this zone.

The form and character of the building and site layout is in keeping with the Comprehensive Development
Permit Guidelines. The project provides a transition between the four and five storey apartment buildings
to the south to the single storey
bareland strata (Chartwell) to the
north. To respond to the change
in grade and be sensitive to the
site context, the townhouses are
three storeys at the front and two
storeys at the rear, facing

Chartwell. } .
Staff worked with the applicant . ++_._._— E:| ’-E

to achieve appropriate facades “~* = —L

facing the public roads in

particular, with a front door facing Glenmore Road. Planning policies and the Development Permit
guidelines typically encourage the front of buildings and front doors to face the street; however, staff
believe it is appropriate for the back of buildings to face Valley Road, recognizing the significant setback
and change in grade from Valley Road to protect Brandt’s Creek. The applicant created more visual interest
to the back of these buildings by using entrances on the end units, decks and overhangs.

i
| [ +
! R

L1 1§ 1 1

o H|H

H—
T

Private open space is achieved through small rear yards and patios for the units along the north property
line. The units along Valley Road have rooftop patios instead of rear yards because they back onto Brandt's
Creek and a protected environmental setback. This helps to maintain privacy for the Chartwell strata to the
north, with no rooftop patios directly adjacent to that area.

The change from the Master Development Permit to move the road south of the buildings improves
internal circulation and allows for more buffering around the site perimeter, adjacent to the Chartwell
strata. A hedge and shade trees will be planted along the north property line and between the backyards of
the townhouse units.

4.0 Proposal
4.1 Background

The master planned 720 Valley Lands project is on the site formerly associated with the Conservatory, and
this is the fourth lot on the site to come forward for development. Council approved Master Site DP16-0173
on December 5, 2016, which laid out the development layout and common landscape design features of
the entire site. Council subsequently approved Development Permits for two apartment buildings and a
memory care facility in 2017. An independent living building is proposed for the remaining lot at the corner
of Summit Drive and Valley Road. The larger property was subdivided into five separate development sites
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in December 2017. Site works have also included realigning, restoring and protecting Brandt’s Creek
adjacent to Valley Road.

4.2 Project Description

The proposed development consists of nine buildings with a total of 49 townhouse units. Buildings one
through seven run along the northern lot line, and buildings eight and nine are along the east lot line,
oriented to Valley Road. Ranging in size from approximately 1,500 sq ft to 2,200 sq ft, each unit has at least
three bedrooms. The buildings are three storeys tall at the front, transitioning to two storeys along the
north property line corresponding to the change in grade. They are clad in hardie panel in neutral natural
tones with timber frame decorative features and overhangs.

Ly

Vehicular access to the development is via private roads within the 720 Valley Lands site, with connections
to Valley Road, Summit Drive and Glenmore Road. Each unit has a two car garage and seven visitor surface
parking stalls are also provided. Emergency access is provided along the strata road with retractable
bollards at Glenmore Road. A pedestrian pathway is located on the adjacent lots south of the roadway, and
public access is provided over the pedestrian network through the entire 720 Valley Lands site. Unit
entrances generally face south, with end unit entrances also facing Glenmore Road and Valley Road.

SOUTR PROPERTY LINE.

EXISTING MULTIFAMILY MID-RISE USE

Landscaping includes nearly 50 deciduous trees to provide shade around the site perimeter and between
buildings. Shrubs, perennials and ornamental grasses delineate individual yards, and a coniferous hedge
creates a privacy screen along the north lot line. The timber features on the front of the buildings include
vines to increase shade and plantings on the southern facing elevations. Common turf areas are provided
near the pedestrian path beside Brandt’s Creek.

The proposal differs from the approved layout in the Master Development Permit in that the access road
shifted from north of the buildings to south. The general building layout remains the same.
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4.3 Site Context

The subject property is 1.08 ha (2.67 ac) in area and is located in the City’s Glenmore — Clifton — Dilworth
Sector and is within the Permanent Growth Boundary. The 720 Valley Lands project is adjacent to the
existing Conservatory rental apartment building, a new rental apartment building and the new Hillside
Plaza at the intersection of Glenmore Road and Summit Drive, as well as the Chartwell strata to the north.
The surrounding area has a mix of uses, including single detached residential neighbourhoods, elementary
schools, a golf course, neighbourhood parks, and agricultural land. The site is within 1.75 km of the
commercial area in the Glenmore Village Centre. The lot has frontage on both Glenmore Road and Valley
Road, with connections to Brandt’s Creek Linear Park and access to transit service.

Adjacent land uses are as follows:

Orientation Zoning Land Use
North RUs — Bareland Strata Housing Single & two dwelling housing (Chartwell)
East A1 - Agriculture 1 Agriculture

Multiple dwelling housing (720 Valley Lands
apartment buildings)

Religious assembly (Church of Jesus Christ of
Latter Day Saints)

South CD27 - Valley Land Subdivision

West P2 — Education and Minor Institutional

1

%20 "\lélley 5
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Strata
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Zoning Analysis Table
CRITERIA RM3 ZONE REQUIREMENTS PROPOSAL
Development Regulations
Maximum Site Coverage 4,0% 31%
Maximum Site Coverage (buildings,
driveways & pa?king) ’ 60% 57%
Maximum Floor Area Ratio 0.75 0.75
Maximum Height 10 m /3 storeys 8.8 m /3 storeys
Minimum Front Yard 1.5 m (ground-oriented housing) 21m
Minimum Side Yard (south) 4.0m 11.4m
Minimum Side Yard (north) 4.0m 5.2m
Minimum Rear Yard 7.5m 9.8 m
Other Regulations
Minimurm Parking Requirements 2 per dwelling + 7 visitor spaces = 2 per dwelling + 7 visitor spaces =
105 spaces 105 spaces
Minimum Private Open Space 25.0 m? per dwelling minimum 28.0 m? per dwelling

5.0 Current Development Policies
5.1 Kelowna Official Community Plan (OCP)
Chapter 5: Development Process

Policy 5.3.2 Compact Urban Form. Develop a compact urban form that maximizes the use of existing
infrastructure and contributes to energy efficient settlement patterns. This will be done by increasing
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densities (approximately 75 - 100 people and/or jobs located within a 400 metre walking distance of transit
stops is required to support the level of transit service) through development, conversion, and re-
development within Urban Centres (see Map 5.3) in particular and existing areas as per the provisions of the
Generalized Future Land Use Map 4.1.

Policy 5.22.6 Sensitive Infill. Encourage new development or redevelopment in existing residential areas
to be sensitive to or reflect the character of the neighbourhood with respect to building design, height and
siting.

Policy 5.22.11 Housing Mix. Support a greater mix of housing unit size, form and tenure in new multi-unit
residential and mixed use developments.

Policy 5.22.13 Family Housing. Support housing alternatives for families when single detached housing is
too costly, including features that are important to families such as outdoor space, direct access to grade,
workshop space, larger units, safe design, and neighbourhood characteristics (e.g. location and amenities).

6.0 Technical Comments

6.1 Development Engineering Department

o All offsite infrastructure and service upgrades are addressed as part of Subdivision Application S16-
0085.

e Glenmore Road frontage to include 1.5 m sidewalk 0.2 m from property line.

6.2 [rrigation District

e Issued detailed letter with conditions of water service on November 7, 2017.

7.0 Application Chronology

Date of Application Received: November 1, 2017

Report prepared by: Laura Bentley, Planner Specialist

Reviewed by: Terry Barton, Urban Planning Manager

Approved for Inclusion: Ryan Smith, Community Planning Department Manager
Attachments:

Attachment A: Draft Development Permit DP17-0237 (Schedule A: Site Plan, Schedule B:
Attachment B: Renderings
Attachment C: Development Permit Guidelines Checklist
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Development Permit DP17-0237
City of

Kelowna

This permit relates to land in the City of Kelowna municipally known as 720 Valley Road, and legally known as Lot E Sections 29 and
32 Township 26 ODYD Plan EPP75038 and permits the land to be used for the following development: multiple dwelling housing in
row housing structures.

The present owner and any subsequent owner of the above described land must comply with any attached terms and conditions.

Date of Decision:

Decision By: City of Kelowna Council
Issued Date:
Development Permit Area: Comprehensive Development Permit Area

This permit will not be valid if development has not commenced by

This is NOT a Building Permit.

In addition to your Development Permit, a Building Permit may be required prior to any work commencing. For further information,
contact the City of Kelowna, Development Services Branch.

NOTICE

This permit does not relieve the owner or the owner’s authorized agent from full compliance with the requirements of any federal,
provincial or other municipal legislation, or the terms and conditions of any easement, covenant, building scheme or agreement
affecting the building or land.

Owner: Kane #2 Resources Ltd., Inc. No. BCo807695
Applicant: Protech Consulting
Ryan Smith Date

Community Planning Department Manager
Community Planning & Strategic Investments

ATTACHMENT A

This forms part of application g.«“'*t:
4  DP17-0237 :: ;}
City of \‘0’7

Planner Kelowna

Initials COMMUNITY PLANNING
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1. SCOPE OF APPROVAL

This Development Permit applies to and only to those lands within the Municipality as described above, and any and all buildings,
structures and other development thereon.

This Development Permit is issued subject to compliance with all of the Bylaws of the Municipality applicable thereto, except as
specifically varied or supplemented by this permit, noted in the Terms and Conditions below.

The issuance of a permit limits the permit holder to be in strict compliance with regulations of the Zoning Bylaw and all other Bylaws
unless specific variances have been authorized by the Development Permit. No implied variances from bylaw provisions shall be
granted by virtue of drawing notations that are inconsistent with bylaw provisions and that may not have been identified as required
Variances by the applicant or Municipal staff.
2. CONDITIONS OF APPROVAL

a) The dimensions and siting of the building to be constructed on the land be in accordance with Schedule “A”;

b) The exterior design and finish of the building to be constructed on the land be in accordance with Schedule “B”;

¢) Landscaping to be provided on the land be in accordance with Schedule “C”; and

d) The applicant be required to post with the City a Landscape Performance Security deposit in the form of a “Letter of
Credit” in the amount of 125% of the estimated value of the landscaping, as determined by a Registered Landscape
Architect.

This Development Permit is valid for two (2) years from the date of ' approval, with no opportunity to
extend.

3. PERFORMANCE SECURITY

As a condition of the issuance of this Permit, Council is holding the security set out below to ensure that development is carried out
in accordance with the terms and conditions of this Permit. Should any interest be earned upon the security, it shall accrue to the
Developer and be paid to the Developer or his or her designate if the security is returned. The condition of the posting of the security
is that should the Developer fail to carry out the development hereby authorized, according to the terms and conditions of this Permit
within the time provided, the Municipality may use enter into an agreement with the property owner of the day to have the work
carried out, and any surplus shall be paid over to the property own of the day. Should the Developer carry out the development
permitted by this Permit within the time set out above, the security shall be returned to the Developer or his or her designate. There
is filed accordingly:

a) Anlrrevocable Letter of Credit in the amount of $237,919.00
Before any bond or security required under this Permit is reduced or released, the Developer will provide the City with a statutory
declaration certifying that all labour, material, workers’ compensation and other taxes and costs have been paid.
4. INDEMNIFICATION

Upon commencement of the works authorized by this Permit the Developer covenants and agrees to save harmless and effectually
indemnify the Municipality against:

a) Allactions and proceedings, costs, damages, expenses, claims, and demands whatsoever and by whomsoever brought, by
reason of the Municipality said Permit.

All costs, expenses, claims that may be incurred by the Municipality where the construction, engineering or other types of works as
called for by the Permit results in damages to any property owned in whole or in part by the Municipality or which the Municipality
by duty or custom is obliged, directly or indirectly in any way or to any degree, to construct, repair, or maintain.

The PERMIT HOLDER is the CURRENT LAND OWNER.
Security shall ONLY be returned to the signatory of the
Landscape Agreement or their designates.
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EXISTING MULTI-FAMILY TOWNHOME USE
DAVID TYRELL ARCHITECTURE

BETWEEN
BUILDINGS 14391 Marine Drive, White Rock, BC., vablb2
TYPICAL 604.853.7375
15-0O" dta@uniserve.com
www.davidtyrellarchitecture.com
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1/32"=1-0"
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PROJECT BYLAW CONFORMANCE ANALYSIS
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DRAWING SEAL

AQO.3

SCALE:

DATE:
as stated SEPT 8.2017

COPYRIGHT:

This plan and associated designs are at all times the exclusive property of David Tyrell

Architect Inc. and shall not be used or reproduced without written consent.
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DAVID TYRELL ARCHITECTURE

14391 Marine Drive, White Rock, BC., v4b1b2
604.853.7375
dta@uniserve.com
www.davidtyrellarchitecture.com

PROJECT NUMBER: 404

FOR CLIENT:

KANE #2
RESOURCES Ltd.

FOR PROJECT:

720 Valley

Townhomes
Kelowna

LIST OF UPDATES & WHEN ISSUED
No. DESCRIPTION:
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SCALE:
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DATE:
DEC. O6. 2017
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[COPYRIGHT:

This plan and associated designs are at all times the exclusive property of David Tyrell
Architect Inc. and shall not be used or reproduced without written consent.
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PROJECT NUMBER: 404
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[COPYRIGHT:

This plan and associated designs are at all times the exclusive property of David Tyrell

Architect Inc. and shall not be used or reproduced without written consent.
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MATERIALS:

a
b

c
d
e
f
9

h
i
J
k

- HARDIE PANEL

al, COBBLESTONE a2, SAIL CLOTH a3. RICH ESPRESSO

- TIMBER FRAME- PSL LUMBER FINISH QUALITY,
STAIN FINISH - WALNUT

- METAL PANEL & COLUMN SCREEN- BY GREENSCREEN CO.- SILVER OR

APPROVED EQUAL

- METAL & GLASS GUARD-PREFINISHED METAL, YELLOW

- WOOD GARAGE DOOR- STAIN FINISH WALNUT

- PAINTED GARAGE DOOR- MATCH ADJACENT SIDING, COBBLESTONE
- PAINTED FRENCH DOOR- FROSTED, MATCH RICH ESPRESSO OR COBBLESTONE

- TIMBER TRELLIS- STAIN FINISH WALNUT

i - TIMBER SHADE- STAIN FINISH WALNUT
j - PAINTED METAL POST- PAINT FINISH YELLOW
- CAST IN-PLACE CONCRETE WALL

m- COATED CHAN LINK FENCE- BLACK VINYL WITH PRIVACY SLATS
o - PREFINISHED METAL AND GLASS PRIVACY SCREEN- YELLOW FRAME

P
g

=

-+ Wn

FROSTED GLASS

- TIMBER & CONCRETE STAIR- STAIN FINISH WALNUT
- PREFINISHED DOWNSPOUT-MATCH SIDING COLOR

- 1X3 TIMBER FEATURE INLAY, STAIN- WALNUT
- METAL GATE-PREFINISHED ALUMINUM

- BRUSHED ALUMINUM SIGN, ILLUMINATED, PIN MOUNT,

NEUTRA FACE FONT
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~ 3920.70m

al

al

al

al

al

- $39040m B

- ¢387.6Zm

al

I —

SCHEDULE

This forms part of application
4 DP17-0237

7¢386.147m

- ¢384.62m

- ¢381.87ﬂ B

SOUTH ELEVATION
] 1/4"-1-0"

15M SETBACK

Planner Kelowna
Initials COMMUNITY PLANNING
_391.00m
|
|
|
|
|
|
|
|
|
|
|
|
|
|
|
|
|
T
Z
|
>
=
L
o
O
|
[al
| z
‘ o
|
381.6m : Z
| L
| |
|
.|
Q
< | |
m
— ‘ ‘
Lu
n |
>
= |

DAVID TYRELL ARCHITECTURE
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PROJECT NUMBER: 404

FOR CLIENT:

KANE #2
RESOURCES Ltd.

FOR PROJECT:

720 Valley
Townhomes
Kelowna

LIST OF UPDATES & WHEN ISSUED

No. DESCRIPTION: DATE:
issued for DP sep 15.17
reissued for DP dec 6.17

DRAWING TITLE:

BUILDING ELEVATIONS
Building 8

DRAWING SEAL

A33

DATE:

SCALE:
as stated DEC. 06 . 2017

COPYRIGHT:

This plan and associated designs are at all times the exclusive property of David Tyrell
Architect Inc. and shall not be used or reproduced without written consent.
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MATERIALS:
a- HARDIE PANEL
al, COBBLESTONE a2, SAIL CLOTH a3. RICH ESPRESSO
b - TIMBER FRAME- PSL LUMBER FINISH QUALITY,
STAIN FINISH - WALNUT
c - METAL PANEL & COLUMN SCREEN- BY GREENSCREEN CO.- SILVER OR
APPROVED EQUAL
d- METAL & GLASS GUARD-PREFINISHED METAL, YELLOW
e - WOOD GARAGE DOOR- STAIN FINISH WALNUT
f- PAINTED GARAGE DOOR- MATCH ADJACENT SIDING, COBBLESTONE
g- PAINTED FRENCH DOOR- FROSTED, MATCH RICH ESPRESSO OR COBBLESTONE
h- TIMBER TRELLIS- STAIN FINISH WALNUT
i - TIMBER SHADE- STAIN FINISH WALNUT
j- PAINTED METAL POST- PAINT FINISH YELLOW
k- CAST IN-PLACE CONCRETE WALL
m- COATED CHAN LINK FENCE- BLACK VINYL WITH PRIVACY SLATS
o - PREFINISHED METAL AND GLASS PRIVACY SCREEN- YELLOW FRAME
FROSTED GLASS
p - TIMBER & CONCRETE STAIR- STAIN FINISH WALNUT
q - PREFINISHED DOWNSPOUT-MATCH SIDING COLOR
-1X3 TIMBER FEATURE INLAY, STAIN- WALNUT
- METAL GATE-PREFINISHED ALUMINUM
- BRUSHED ALUMINUM SIGN, ILLUMINATED, PIN MOUNT,
NEUTRA FACE FONT

=

-+ Wn

SCHEDULE

4  DP17-0237

B

This forms part of application

Planner
Initials | LB

City of
Kelowna

COMMUNITY PLANNING

¢393.84m o
l al
al
‘ I al
| |
al
‘ al
‘ al
. a3920.69m o
7¢390.39m o _a2 __ _ L
a2
7¢387.657m o ] -
a2
7¢384.6Qr7n o
)
al
) = [
1 i ol
3 &
) r?‘] -y
[ _ [

al

388.80m

. a588.50m

DAVID TYRELL ARCHITECTURE

14391 Marine Drive, White Rock, BC., v4b1b2
604.853.7375
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www.davidtyrellarchitecture.com

PROJECT NUMBER: 404

FOR CLIENT:

KANE #2
RESOURCES Ltd.

FOR PROJECT:

720 Valley
Townhomes
Kelowna

LIST OF UPDATES & WHEN ISSUED

No. DESCRIPTION: DATE:
issued for DP sep 15.17
reissued for DP dec 6.17

DRAWING TITLE:

BUILDING ELEVATIONS
Building 9

DRAWING SEAL

ASY

SCALE: DATE:
as stated DEC. 06 . 2017

COPYRIGHT:

This plan and associated designs are at all times the exclusive property of David Tyrell
Architect Inc. and shall not be used or reproduced without written consent.
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MATERIALS:
a - HARDIE PANEL
al, COBBLESTONE a2, SAIL CLOTH a3. RICH ESPRESSO S C B
b - TIMBER FRAME- PSL LUMBER FINISH QUALITY, H E D U |_ E
STAIN FINISH - WALNUT DAVID TYRELL ARCHITECTURE
- - - . . : =
R PPROVED EOuAL T SCHEEN, BY GREENSCREEN CO- SILVEROK This forms part of application g!@%kg 124591 Marine Drive, White Rock BC. vablb
d- METAL & GLASS GUARD-PREFINISHED METAL, YELLOW 4 DP17-0237 f; - é\ oo
e - WOOD GARAGE DOOR- STAIN FINISH WALNUT '@ §‘ www.davidtyrellarchitecture.com
f- PAINTED GARAGE DOOR- MATCH ADJACENT SIDING, COBBLESTONE - f N ry
g- PAINTED FRENCH DOOR- FROSTED, MATCH RICH ESPRESSO OR COBBLESTONE Clty Ol =27 PROJECT NUMBER: 404
h- TIMBER TRELLIS- STAIN FINISH WALNUT

i - TIMBER SHADE- STAIN FINISH WALNUT Planner K I FOR CLIENT:
1B eiowina

j- PAINTED METAL POST- PAINT FINISH YELLOW Initials

k- CAST IN-PLACE CONCRETE WALL COMMUNITY PLANNING KANE #2

m- COATED CHAN LINK FENCE- BLACK VINYL WITH PRIVACY SLATS

o - PREFINISHED METAL AND GLASS PRIVACY SCREEN- YELLOW FRAME RESOURCES Ltd.
FROSTED GLASS

p - TIMBER & CONCRETE STAIR- STAIN FINISH WALNUT !

q - PREFINISHED DOWNSPOUT-MATCH SIDING COLOR ‘

r- 1X3 TIMBER FEATURE INLAY, STAIN- WALNUT

s - METAL GATE-PREFINISHED ALUMINUM

t - BRUSHED ALUMINUM SIGN, ILLUMINATED, PIN MOUNT, ‘
NEUTRA FACE FONT
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MATERIALS:
a- HARDIE PANEL
al, COBBLESTONE a2, SAIL CLOTH a3. RICH ESPRESSO
b - TIMBER FRAME- PSL LUMBER FINISH QUALITY,
STAIN FINISH - WALNUT
c - METAL PANEL & COLUMN SCREEN- BY GREENSCREEN CO.- SILVER OR
APPROVED EQUAL
d- METAL & GLASS GUARD-PREFINISHED METAL, YELLOW
e - WOOD GARAGE DOOR- STAIN FINISH WALNUT
f- PAINTED GARAGE DOOR- MATCH ADJACENT SIDING, COBBLESTONE
g- PAINTED FRENCH DOOR- FROSTED, MATCH RICH ESPRESSO OR COBBLESTONE
h- TIMBER TRELLIS- STAIN FINISH WALNUT
- TIMBER SHADE- STAIN FINISH WALNUT
j- PAINTED METAL POST- PAINT FINISH YELLOW
k- CAST IN-PLACE CONCRETE WALL
m- COATED CHAN LINK FENCE- BLACK VINYL WITH PRIVACY SLATS
o - PREFINISHED METAL AND GLASS PRIVACY SCREEN- YELLOW FRAME
FROSTED GLASS
p - TIMBER & CONCRETE STAIR- STAIN FINISH WALNUT
q - PREFINISHED DOWNSPOUT-MATCH SIDING COLOR
- 1X3 TIMBER FEATURE INLAY, STAIN- WALNUT
- METAL GATE-PREFINISHED ALUMINUM
- BRUSHED ALUMINUM SIGN, ILLUMINATED, PIN MOUNT,
NEUTRA FACE FONT
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DAVID TYRELL ARCHITECTURE

14391 Marine Drive, White Rock, BC., v4b1b2
604.853.7375
dta@uniserve.com
www.davidtyrellarchitecture.com

PROJECT NUMBER: 404

FOR CLIENT:

KANE #2
RESOURCES Ltd.

FOR PROJECT:

720 Valley
Townhomes
Kelowna

LIST OF UPDATES & WHEN ISSUED

No. DESCRIPTION: DATE:
issued for DP sep 15.17
reissued for DP dec 6.17

DRAWING TITLE:

BUILDING ELEVATIONS

Building 9
DRAWING SEAL
SCALE: DATE:
as stated DEC. 06 . 2017

COPYRIGHT:

This plan and associated designs are at all times the exclusive property of David Tyrell
Architect Inc. and shall not be used or reproduced without written consent.
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MATERIALS:

a
b

C

d
e
f
9

h
i
J
k

m- COATED CHAN LINK FENCE- BLACK VINYL WITH PRIVACY SLATS
o - PREFINISHED METAL AND GLASS PRIVACY SCREEN- YELLOW FRAME

P
g

=

-+ Wn

- HARDIE PANEL

al, COBBLESTONE a2, SAIL CLOTH a3. RICH ESPRESSO

- TIMBER FRAME- PSL LUMBER FINISH QUALITY,

STAIN FINISH - WALNUT

- METAL PANEL & COLUMN SCREEN- BY GREENSCREEN CO.- SILVER OR

APPROVED EQUAL

- METAL & GLASS GUARD-PREFINISHED METAL, YELLOW

- WOOD GARAGE DOOR- STAIN FINISH WALNUT

- PAINTED GARAGE DOOR- MATCH ADJACENT SIDING, COBBLESTONE
- PAINTED FRENCH DOOR- FROSTED, MATCH RICH ESPRESSO OR COBBLESTONE

- TIMBER TRELLIS- STAIN FINISH WALNUT

i - TIMBER SHADE- STAIN FINISH WALNUT
j - PAINTED METAL POST- PAINT FINISH YELLOW

- CAST IN-PLACE CONCRETE WALL

FROSTED GLASS

- TIMBER & CONCRETE STAIR- STAIN FINISH WALNUT
- PREFINISHED DOWNSPOUT-MATCH SIDING COLOR
- 1X3 TIMBER FEATURE INLAY, STAIN- WALNUT

- METAL GATE-PREFINISHED ALUMINUM

- BRUSHED ALUMINUM SIGN, ILLUMINATED, PIN MOUNT,

NEUTRA FACE FONT
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DAVID TYRELL ARCHITECTURE

14391 Marine Drive, White Rock, BC., v4b1b2
604.853.7375
dta@uniserve.com
www.davidtyrellarchitecture.com

PROJECT NUMBER: 404

FOR CLIENT:

KANE #2
RESOURCES Ltd.

FOR PROJECT:

720 Valley
Townhomes
Kelowna

LIST OF UPDATES & WHEN ISSUED

No. DESCRIPTION: DATE:
issued for DP sep 15.17
reissued for DP dec 6.17

DRAWING TITLE:

BUILDING ELEVATIONS
Building 9

DRAWING SEAL

A42

DATE:

SCALE:
as stated DEC. 06 . 2017

COPYRIGHT:

This plan and associated designs are at all times the exclusive property of David Tyrell
Architect Inc. and shall not be used or reproduced without written consent.
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MATERIALS AND COLOURS
720 VALLEY ROAD

Emmmmmes  COBBLE GREEN SCREEN ELEMENTS CONSITING OF PANELS AND COLUMNS
s STONE IN MATTE BLACK FINISH

SIDING MATERIAL la - Hardie Panel, Smooth Finish

See Product Specs

RICH
ESPRESSO > @
SIDING MATERIAL 1c - Hardie Panel, Smooth Finish o
e 5 ! Pj‘:
See Product Specs 1710 117
s\ WA
W N
SAIL 7 y
CLOTH A i
SIDING MATERIAL 1b - Hardie Panel, Smooth Finish E" S

<% W..-

-
B
-

———=— See Product Specs

4
% .
WAL

L
P 1/
Al
ANNI

(i

e TErasu vl

TIMBER FRAME CONSITING OF 2X WOOQOD IN PSL AND OR FIR, STAIN
SEMI-TRANSPARENT WALNUT, WITH KNIFE PLATE STRUCTURAL CONNECTIONS

SIDING MATERIAL TYPE IMAGE - Hardie Panel, Reveal System

GARAGE DOORS AT MID BLOCK GARAGE DOORS AT ENDS OF BLOCK
PAINT FINISH TO MATCH COBBLESTONE SIDING WOOD CLAD STAIN WALNUT

WINDOW AND DOOR FRAME COLOR- Window frames to match
surrounding panel colour, most typical<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>