Tuesday, May 15, 2018

6:00 pm

City of Kelowna
Public Hearing
AGENDA

Council Chamber

City Hall, 1435 Water Street

1.

Pages

Call to Order

THE CHAIR WILL CALL THE HEARING TO ORDER:

1. (a) The purpose of this Hearing is to consider certain bylaws which, if adopted, shall
amend Kelowna 2030 - Official Community Plan Bylaw No. 10500 and Zoning Bylaw No. 8o00.

(b) All persons who believe that their interest in property is affected by the proposed bylaws
shall be afforded a reason-able opportunity to be heard or to present written submissions
respecting matters contained in the bylaws that are the subject of this hearing. This Hearing
is open to the public and all representations to Council form part of the public record. A live
audio feed may be broadcast and recorded by Castanet.

(c) Allinformation, correspondence, petitions or reports that have been received concerning
the subject bylaws have been made available to the public. The correspondence and petitions
received after May 2, 2018 (date of notification) are available for inspection during the course
of this hearing and are located on the information table in the foyer of the Council Chamber.

(d) Council debate on the proposed bylaws is scheduled to take place during the Regular
Council meeting after the conclusion of this Hearing. It should be noted, however, that for
some items a final decision may not be able to be reached tonight.

(e) It must be emphasized that Council will not receive any representation from the applicant
or members of the public after conclusion of this Public Hearing.

Notification of Meeting



The City Clerk will provide information as to how the Hearing was publicized.

3 Individual Bylaw Submissions

31 Cross Road 1967, 1969 and 1973 Z17-0083 (BL11603) Protech Consultants 4-21

To rezone the subject properties to facilitate a 15 lot residential subdivision.

3.2 Clement Ave 726 OCP17-0021 (BL11604) and Z17-0093 (BL11605) - PC Urban 22-58
Clement Holdings Ltd

To amend the Official Community Plan to change the future land use designation of a
portion of the subject properties from IND — Industrial to MXR - Mixed Use
(Residential / Commercial) and to rezone a portion of the subject properties from I4 —
Central Industrial zone &l2 — General Industrial zone to C4 — Urban Centre
Commercial zone to facilitate the construction of mixed use commercial &residential
buildings.

33 Casorso Rd 3596 Z18-0012 (BL11608) - Cheryl & Enzo Nanci 59 - 67

To consider a development application to rezone to RU1c — Large Lot Housing with
Carriage House to facilitate the development of a carriage house.

4. Termination

5. Procedure on each Bylaw Submission

(@) Brief description of the application by City Staff (Land Use Management);

(b) The Chair will request that the City Clerk indicate all information, correspondence,
petitions or reports received for the record.

(c) The applicant is requested to make representation to Council regarding the project and is
encouraged to limit their presentation to 15 minutes.

(d) The Chair will call for representation from the public in attendance as follows:

(i) The microphone at the public podium has been provided for any person(s) wishing to
make representation at the Hearing.

(ii) The Chair will recognize ONLY speakers at the podium.
(iii) Speakers are encouraged to limit their remarks to 5 minutes, however, if they have
additional information they may address Council again after all other members of the public

have been heard a first time.

(e) Once the public has had an opportunity to comment, the applicant is given an
opportunity to respond to any questions raised. The applicant is requested to keep the



response to a total of 10 minutes maximum.

(f) Questions by staff by members of Council must be asked before the Public Hearing is
closed and not during debate of the bylaw at the Regular Meeting, unless for clarification.

(g) Final calls for respresentation (ask three times). Unless Council directs that the Public
Hearing on the bylaw in question be held open, the Chair shall state to the gallery that the
Public Hearing on the Bylaw is closed.

Note: Any applicant or member of the public may use visual aids (e.g. photographs, sketches,
slideshows, etc.) to assist in their presentation or questions. The computer and ELMO
document camera at the public podium are available. Please ask staff for assistance prior to
your item if required.



REPORT TO COUNCIL
City of

Date: April 23, 2018 K I
RIM No. 1250-30 e Owna
To: City Manager
From: Community Planning Department (AW)
Maxwell House Developments
Application: Z17-0083 Owners: \Llfltglz;E,Olln?ﬁc?.éo;if:; ark
City of Kelowna
Address: 1967, 1969, & 1973 Cross Rd Applicants:  Protech Consulting
Subject: Rezoning Application
Existing OCP Designation: S2RES - Single/Two Unit Residential
Existing Zones: RU1- Large Lot Housing & A1 — Agriculture 1
Proposed Zones: RU2 — Medium Lot Housing, RU2c — Medium Lot Housing with

Carriage House, RU6 — Two Dwelling Housing

1.0 Recommendation

THAT Rezoning Application No. Z17-0083 to amend the City of Kelowna Zoning Bylaw No. 8000 by
changing the zoning classification of portions of:

e Lot 2 Section 4 Township 23 ODYD Plan KAP84464, located at 1967 Cross Rd, Kelowna, BC, from
the RU1 - Large Lot Housing zone to the RU2 Medium Lot Housing and RU2C Medium Lot Housing
with Carriage House zones;

e That Part of Lot 11 Block 6 Section 4 Township 23 ODYD Plan 986 Except Plan 10134 Shown Green
on Plan H8323, located at 1969 Cross Rd, Kelowna, BC, from the A1— Agricultural 1 zone to the
RU2C Medium Lot Housing with Carriage House zone;

e The portion of road between That Part of Lot 11 Block 6 Section 4 Township 23 ODYD Plan 986
Except Plan 10134 Shown Green on Plan H8323, located at 1969 Cross Rd, Kelowna, BC and Lot 39
Section 4 Township 23 ODYD Plan KAP48643, located at 1973 Cross Rd, Kelowna, BC, from the A1 -
Agricultural 1 and RU1 - Large Lot Housing zones to the RU2 Medium Lot Housing and RU2C
Medium Lot Housing with Carriage House zones;
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e Lot 39 Section 4 Township 23 ODYD Plan KAP48643, located at 1973 Cross Rd, Kelowna, BC, from
the RU1 - Large Lot Housing zone to the RU2 Medium Lot Housing, RU2C Medium Lot Housing
with Carriage House and RU6 — Two Dwelling Housing zones;

as shown on Map “A” attached to the Report from the Community Planning Department dated April 23,
2018, be considered by Council;

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

AND THAT final adoption of the Zone Amending Bylaw be considered subsequent to the discharge of
Covenant (KF124772) and the outstanding conditions of approval as set out in Schedule “"A” attached to the
Report from the Community Planning Department dated April 23, 2018;

AND FURTHER THAT final adoption of the Zone Amending Bylaw be considered subsequent to the
issuance of a Preliminary Layout Review Letter by the Approving Officer.

2.0 Purpose

To rezone the subject properties to facilitate a 15 lot residential subdivision.

3.0 Community Planning

Staff are supportive of rezoning of the subject properties to accommodate the proposed 15 lot residential
subdivision. The proposal includes the use of several urban residential zones that will provide a mix of unit
types and add additional density to this village centre location. The subject properties are the last vacant
sites designated Single/Two Unit Residential within the ‘Glenmore Valley’ village centre. The proposal fits
within the OCP’s future land use designation and meets expectations for development at this location. At
build-out the project will likely include duplex housing, single family dwellings, secondary suites and
carriage houses. The proposed lot layout and road network also ties in with the single / two family
subdivision located to the east that is currently being developed.

4.0 Proposal

4.1 Project Description

The proposal includes the creation of 15 new residential lots, as follows:

Proposed Zone # of Lots

RU2 — Medium Lot Housing 10

RU2c — Medium Lot Housing with Carriage House | 3

RU6 — Two Dwelling Housing 2

Pedestrian access will be facilitated through the development by way of a walkway connecting from the
northern edge of the site through to Cross Road. At the southern edge access of the trail along Brandt
Creek will be maintained and the treatment will be improved. The proposed subdivision will also connect to
and complete the road network with the recently approved subdivision to the east at 1982 Cross Road.

4.2 Site Context

The subject properties are located in the ‘Glenmore Valley’ Village Centre at the corner of Cross Rd and
Glenmore Rd. The lots have an approximate combined area of 1.0 hectare. Specifically, adjacent land uses
are as follows:
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Orientation Zoning Land Use
North RM2 — Low Density Row Housing Multiple Dwelling Housing
East RU2 — Medium Lot Housing Single Dwelling Housing
P3 — Parks and Open Space Public Park (Brandt’s Creek Linear Park)
South . . . .
RU1 - Large Lot Housing Single Dwelling Housing
West A1-Agriculture 1 Vacant

Subject Property Map: 1967, 1969, & 1973 Cross Rd

4.3 Zoning Analysis

The proposed lot layout conforms with the lot dimensions and area of the RU2 — Medium Lot Housing,
RU2c — Medium Lot Housing with Carriage House, RU6 — Two Dwelling Housing zones.

5.0 Current Development Policies

5.1 Kelowna Official Community Plan (OCP)

Development Process

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 densities
(approximately 75 - 100 people and/or jobs located within a 400 metre walking distance of transit stops is

' City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter).
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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.

6.0 Technical Comments

6.1 Building & Permitting Department

e Nocomment.

6.2 Development Engineering Department

e See Attached.

6.3 Fire Department

e No concerns. Ensure lots are addressed off of the street that they are accessed from.

6.4 Glenmore- Ellison Improvement District

e Glenmore-Ellison Improvement District (GEID) does not require fees and conditions prior to
rezoning approval; however, GEID will have fees and conditions required prior to issuance of a
Water Service Certificate to facilitate subdivision approval.

7.0 Application Chronology

Date of Application Received: August 11, 2017
Date Public Consultation Completed: October 19, 2017

Report prepared by: Alec Warrender, Property Officer Specialist

Reviewed by: Terry Barton, Urban Planning Manager

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

Map ‘A’

Development Engineering Memorandum dated September 13, 2017.
Site Plan
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Proposal

To rezone the subject properties to facilitate a 15 lot
residential subdivision.




Development Process

Aug 11, 2017 Initial Development Application Submitted

‘||

Staff Review & Circulation

| _ - Council
April 23, 2018 Rezoning Application Approval

Subdivision Application

|‘|‘|‘

Building Permits



Subject Property Map

City of Kelowna




Lot Layout
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Project Details atyof

» 15 Lot Subdivision:

Proposed Zone # of Lots

RU2 — Medium Lot Housing 10
RU2c — Medium Lot Housing w Carriage House 3

RU6 —Two Dwelling Housing 2

» Duplex housing, single family dwellings, secondary
suites and carriage houses;

» Walkway for public access.

..-Wﬂlh Scurcﬂl Car-DEpendent Tr mml SLurf,' some Transit
w lks *V 48 Most errands require a car. 26 A few nearby public
el core — L — transportation options.
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City of ‘i»v«‘

Public Notification Policy #367 kelowna

» The applicant completed appropriate notification;
» Submitted October 19, 2017.




City of Risdr

Staff Recommendation Kelowna

» Staff recommend support for the proposed
Rezoning:
» Consistent with OCP Designation;

» Last Single/Two Unit Residential site within the
‘Glenmore Valley' village;

» Provides variety of housing options.



Conclusion of Staff Remarks
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Schedule A

CITY OF KELOWNA
MEMORANDUM

Date:

File No.:

To:

From:

Subject:

September 13, 2017

Z17-0083

Community Planning Department (EW)
Development Engineering Manager (JK)

1973,1967 Cross Rd Hemmerling Ct Plan 10134 Lot 2,39 Plan 48943

Development Engineering has the following comments and requirements associated with
this application to rezone from RU1 to RU2 RU2C and RU6

The road and utility upgrading requirements outlined in this report will be a requirement of
this application. All servicing and Road requirements will be address in S17-0088.

The Development Engineering Technologist for this project is Ryan O’Sullivan

1)

2)

3)

General

a)

The postal authorities must be contacted to determine whether or not a
“‘community mailbox” will be utilized, and if so, its location should be
determined and the proposed location shown on the construction plans.
Please contact the Canadian Post Corporation, Delivery Services, P.O.
Box 2110, Vancouver, B.C. V6B 473 (604) 662-1381 in this regard.

Domestic Water and Fire Protection

a)

b)

The property is located within the Glenmore Ellison Irrigation District
(GEID) service area. The developer is required to make satisfactory
arrangements with the GEID for these items. All charges for service
connection and upgrading costs are to be paid directly to the GEID.

Provide an adequately sized domestic water and fire protection system.
The water system must be capable of supplying domestic and fire flow
demands of the project in accordance with the Subdivision, Development
& Servicing Bylaw. Provide water calculations for this development to
confirm this. Ensure every building site is located at an elevation that
ensures water pressure is within the bylaw pressure limits. Note: Private
pumps are not acceptable for addressing marginal pressure.

Sanitary Sewer

a)

b)

Provide an adequately sized sanitary sewer system.

Provide sanitary routing design complete with calculations ensuring the
downstream infrastructure is capable of supporting this rezoning

18
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4)

5)

6)

7)

8)

Storm Drainage

(@)

The developer must engage a consulting civil engineer to provide a storm
water management plan for the site, which meets the requirements of the
Subdivision, Development and Servicing Bylaw No. 7900. 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.

Roads Inprovments and Dedication

(@)

All road requirements will be addressed in S17-0088.

Power and Telecommunication Services and Street Lights

(a) The electrical and telecommunication services to this building must be
installed in an underground duct system, and the building must be
connected by an underground service. It is the developer's
responsibility to make a servicing application with the respective
electric power, telephone and cable transmission companies to arrange
for these services, which would be at the applicant’s cost.

Design and Construction

(@)

(b)

(€)

(d)

(e)

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.

Servicing Agreements for Works and Services

c)

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.
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9)

.10)

11)

d)

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.

Other Engineering Comments

e)

f)
9)
h)

Provide all necessary Statutory Rights-of-Way for any utility corridors
required, including those on proposed or existing City Lands.

Dedicate 2.72m road widening along the full frontage of Cross Road.
Remove existing road right of way from Glenpark development area.

4.5m SRW will be need to maintain proposed GEID water Main and In order
to promote pedestrian connectivity in this neighbourhood between
proposed Proposed Road A and the existing concrete sidewalk on Cross
Road, construction of a 3 metre wide asphalt pathway between lots 118
and 126 is requested. To delineate both sides of the pedestrian pathway
a 1.2m high black vinyl coated chain link fence to City of Kelowna standards
should be installed by the developer 15 cm inside both private property
lines.

Provide a sidewalk connection on Hemmerling Court by extending the
existing sidewalk on Hemmerling Court to the new sidewalk fronting this
development.

Other Engineering Comments

(@)

(b)

Provide all necessary Statutory Rights-of-Way for any utility corridors
required, including those on proposed or existing City Lands.

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
as a consequence of the road dedication must be incorporated in the
construction drawings submitted to the City’s Development Manager.

Development Permit and Site Issues

(@)

Access and Manoeuvrability

0] An MSU standard size vehicle must be able to manoeuvre onto
and off the site without requiring a reverse movement onto public
roadways. If the development plan intends to accommodate larger
vehicles movements should also be illustrated on the site plan.

(i) Perimeter access must comply with the BC Building Code. Fire
Truck access designs and proposed hydrant locations will be
reviewed by the Fire Protection Officer.

James Kay, P.Eng.
Development Engineering Manager

RO
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REPORT TO COUNCIL

City of
Date: April 237, 2018 KEIowna.

RIM No. 1250-30

To: City Manager

From: Community Planning Department (AC)

Application: OCP17-0021 Z17-0093 Owners: E;lf:l;in’\fgegg::)::;cgggs
Addresses: 726 Clement Ave Applicant: ~ PCUrban —Robert Spencer
Subject: Official Community Plan Amendment and Rezoning Application

Existing OCP Designation: IND — Industrial

Proposed OCP Designation: MXR — Mixed Use (Residential / Commercial)

Existing Zone: |4 — Central Industrial
Proposed Zone: C4 — Urban Centre Commercial
1.0 Recommendation

THAT Official Community Plan Map Amendment Application No. OCP17-0021 to amend Map 4.1 in the
Kelowna 2030 — Official Community Plan Bylaw No. 10500 by changing the Future Land Use designation of
portions of Lot A, Section 30, Township 26, ODYD Plan KAP55948, and portions of Block 29, Section 30,
Township 26, ODYD Plan 202 Except Plans 5011 and KAP55948 located at 726 Clement Ave, Kelowna, BC
from the IND — Industrial designation to the MXR — Mixed Use (Residential / Commercial) designation, as
shown on Map “A” attached to the Report from the Community Planning Department dated April 23" 2018,
be considered by Council;

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 April 23™, 2018;

THAT Rezoning Application No. Z17-0093 to amend the City of Kelowna Zoning Bylaw No. 8ooo by changing
the zoning classification of portions of:

1. Lot A, Section 30, Township 26, ODYD Plan KAP55948, located at 726 Clement Ave, Kelowna, BC,
from the l4 — Central Industrial zone to the C4 — Urban Centre Commercial zone; and
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2. Block 29, Section 30, Township 26, ODYD Plan 202 Except Plans 5011 and KAP55948 located at 726
Clement Ave, Kelowna, BC, from the 12 — General Industrial zone to the C4 — Urban Centre
Commercial zone;

as shown on Map “B” attached to the Report from the Community Planning Department dated April 23™
2018, 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 April 23 2018;

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 a portion of the subject
properties from IND — Industrial to MXR - Mixed Use (Residential / Commercial) and to rezone a portion of
the subject properties from |4 — Central Industrial zone & 12 — General Industrial zone to C4 — Urban Centre
Commercial zone to facilitate the construction of mixed use commercial & residential buildings.

3.0 Community Planning

The subject properties are currently vacant as the former BC Tree Fruit Packinghouse was demolished in
2017. The properties represent 3.6 acres (1.5 ha) of under-developed land in a strategic location on the edge
of the ‘City Centre’ Urban Centre at the corner of Clement Avenue and Richter Street. The properties are
currently zoned for industrial uses and the Staff have fielded a number of development inquiries over the
past few years for potential uses from steel storage containers to self-storage businesses to outdoor vehicle
storage. Staff felt the land use of urban mixed-use with an industrial transition was the best suited for this
property due to the adjacency of a major gateway into the Downtown and within close proximity to transit
stops, urban services, and amenities. PC Urban, the current property owner and developer, acquired the site
in late 2016 and have been working with staff on their development scenario. Their rationale behind the land
use change to C4 — Mixed-use Commercial is as follows:

The proposed land uses were carefully considered following detailed market analysis and is
attempting to respond to a severe lack of purpose built, long-term, residential rental supply as
well as the desire to transform the downtown north industrial area into a part of the vibrant
downtown core.

Staff are in support of the land use change and acknowledge that the Clement Avenue corridor is under
transition with a number of other proposed large residential apartment building projects currently under
application as well as the recently completed Police Services Building. In addition, once fully upgraded,
Clement Avenue will be a five-lane arterial road acting as a major urban gateway into the north part of the
Downtown.

Staff’'s recommendation of support does not come without some concern for how the residential/commercial
land uses will adequately integrate within the larger north-end industrial area and not undermine its
viability. Maintaining an adequate supply of centrally located industrial land is also an important objective
for the long-term success of the City. The applicant is currently working on providing a sensitive land use
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transition to the industrial lands to the east (889 Clement Ave) and a portion of the applicant’s property (816
Clement Avenue) is not included in this application in order to provide additional time to resolve this issue.
After looking into adjacent nuisance conflicts (See Section 3.1), Staff believe the proposed mixed use
development can integrate effectively into the north end industrial area and the applicant can provide an
appropriate land use transition to the East. However, Staff would have preferred if the applicant applied for
a comprehensively planned site including the industrial transition area rather than focusing on the mixed use
portion first.

The proposed site plan shows two mix-use buildings totalling 148 rental residential units located in the south-
west corner of the consolidated site at the corner of Richter Street and Clement Avenue. The proposed
development plan provides a number of benefits including:

1. Astrongurban edge and street wall at the Clement Ave and Richter St intersection;

2. Increasing the supply of much needed rental housing in close proximity to the Downtown and helps
with the housing diversity objectives stated in the OCP (see Section 3.2 for a current rental housing
overview); and

3. Mitigates the land use conflict potential by locating the parking along the northern portion of the
property which adds a significant transition area in conjunction with Vaughn Avenue between the
proposed development and the industrial properties to the north.

The magnitude and size of the surface parking lot are a further concern of Staff and will be issues to be
resolved with the applicant during the upcoming Form & Character Development Permit. There are no other
mixed-use C4 developments in the City that do not contain a portion of either underground parking or
structured parking. As a form of land use, the proposed surface parking lot occupies a large portion of the
site prohibiting the project from having more green space and amenities for residents. In order for the
applicant to achieve Community Planning’s support for the upcoming Development Permit, Staff will be
requesting substantial changes to the parking solution and anticipate changes to the current site plan.

3.1 Industrial / Residential Nuisance & Land Use Conflict Potential

This block of Clement Avenue is a key transitional area that has the potential to integrate well into the
surrounding North End industrial area but it also has the potential to undermine the security of the
surrounding industrial lands without a broader vision. The intention was to allocate a certain amount of
residential in the south-west corner of the site while providing the necessary and effective industrial /
commercial transition.

The concern of adding residential land uses north of Clement Avenue within the designated Industrial area is
the potential for other property owners to speculate that they could achieve residential units too. This could
increase adjacent industrial land prices leading to more unaffordable industrial land and provide uncertainty
of existing and future industrial businesses. Staff felt it is important to signal to the North End area that
residential land uses are only acceptable in the south-west corner of the subject property and not to expect
any further encroachment of residential land uses within the North End industrial lands. This is why a portion
of the subject property and the property to the East were not recommended for a zoning change.

The uncertainty for current or future industrial businesses would be if adjacent residential units (or potential
residential units) complain about their businesses due to industrial nuisances that may restrict their
operations. Staff have reviewed the history of recent bylaw complaints in the industrial North End along
Richter Street, Baillie Avenue, Vaughn Avenue, and Gaston Avenue. A summary of the type of complaints
the City has received are as follows:
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e Vehicles and pallets placed in the laneway that need to be removed.

e Storing palletsin alley

e Commercial blocking vehicles for long periods of time.

e Semiblocking roads.

e Garbage bin and leaking onto the back lane and the adjoining property.
e Transport trucks parking on street for days on end.

e Junk, odours and toxic mold from waste.

e Beer (from brewery) is being dumped into a garbage bin (odour).

These complaints are from the area which currently do not contain residential land uses and the frequency /
intensity of these complaints could potentially increase by locating residential units in close proximity to
industrial uses. However, after analysing the potential land use conflicts, Staff felt rental residential housing
in the south-west corner of this site can integrate in the north end provided this does not lead to any other
residential expansion. Further, rental housing will likely have less complaints from adjacent industrial or
commercial land uses as tenants will know what neighbourhood they are moving into and tend to be more
transient compared to home owners if issues were to arise.

3.2 Rental Housing Summary

In late 2016, when initial discussion with PC Urban took place, the City strongly encouraged rental housing
and the hope was PC Urban could effectively transition rental housing to the surrounding industrial uses.
Planning did a review of all rental projects (both market & non-market housing from 2016 to current (end of
March 2018) in order to analyse how many rental units have been: recently occupied, under construction,
approved but no building permit, and in the approval process. The summary graphs can be viewed in
‘Attachment B’ and a summary chart is provided below.

Total Rental Housing

Student Micro studio 1 2 3 Total # of
Bedroom Bedroom | Bedroom | Bedroom Units
Occupied 97 343 18 209 208 35 910
Under Construction 0 380 30 480 556 33 1,479
Approved but no BP 0 0 4 111 44 16 175
In Approval Process 0 104 5 71 166 27 373
Total 97 827 57 871 974 111 2,937

The City has 2,937 rental units either recently occupied, under-construction, approved, or in the approval
process. This summary includes the number of units proposed by PC Urban on this site. Over 50% of those
rental units (1,479) are currently under construction which should relieve some pressure on the supply side of
the rental housing market once those units become occupied. This represents an increase of 22% increase in
the supply of primary rental housing market*.

* Note that the total Primary Housing Market is calculated from the CORD area including Peachland, West Kelowna, &
Lake Country while the increase in supply is only calculated from the City of Kelowna area.
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Primary Rental Housing (Existing + Under Construction)

1 N 3 Total #
Bachelor bedroom | bedroom | Bedroom of
Units
Existing Rental Housing in CMA (Oct 2017) 447 1946 2632 227 5252
Under Construction in Kelowna (April 2018) 410 480 556 33 1479
Total units 857 2426 3188 260 6731
Percent Increase 47.8% 19.8% 17.4% 12.7% 22.0%

The 148 units within this proposed project represents approximately 2.8% increase in the supply of rental
housing within the CMA (Central Metropolitan Area). Staff have encouraged this developer and other
developers to continue to increase the amount of rental housing especially when sites are in close proximity
to the Downtown Urban Centre.

3.3 Public Notification & Other City Plans

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 23, 2018 at the Rotary Centre for the Arts from 4:30pm to 6:30pm. The
applicant also completed the neighbourhood notification process by contacting all properties within som of
the subject properties.

4.0 Proposal

4.1 Background

This site has a long history of varied development proposals following the sale of the former BC Tree Fruit
Packing House. Under the original proposal (in 2012/2013), the entire block (from Richter St to Ethel St) was
intended to be divided into three lots. The first was to include a large brewery facility. The middle lot was
intended to contain a restored packinghouse repurposed as a commercial market. The third and
westernmost parcel was proposed to contain some commercial office and residential. Given its adjacency to
the City Centre, Staff were supportive of the westernmost portion of the site being designated/zoned for
mixed-use commercial and residential uses. This was understood to be set within a broader redevelopment
of the site that saw the conservation of an important building and a major industrial development, all of
which functioned comprehensively.

In 2016, after most of the redevelopment plans failed, Staff took a number of inquiries for potential uses. At
the time, the Starkhund Brewery was still planned for the eastern portion of the site and Staff took inquiries
from steel storage container companies as well as a UHaul self-storage model for the middle and western
lots. There was zoning issues between the |12-General Industrial and |4 — Central Industrial zones that proved
those proposals unviable. Staff felt a better comprehensive development that included some retail and
residential blend of land uses was more suited for the site than strictly industrial land uses especially with all
of the development going on downtown and the rapid transformation of Clement Avenue.

In late 2016 and early 2017 Staff took early inquiries from PC Urban regarding potential rental housing on the
site in addition to comprehensive commercial redevelopment of the site, including modest amounts of
residential in the west and transitional industrial uses. The original vision has not come to fruition and the
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proposed Starkhund Brewery on the easternmost lot, owned now by a separate party, is currently being
marketed as a strata light industrial project. Staff have been communicating that it would be best to have an
industrial and / or commercial land use that provides a transition away from the proposed residential land
use. Without knowing what is proposed for the middle lot, Staff informed the applicant that we could not
support a rezoning away from the current land uses unless a comprehensive plan was submitted. The
applicant wanted to proceed with the zoning for the western lot while they worked on industrial transition
proposals for the middle lot.

4.2 Project Description

The purpose of the OCP amendment and the rezoning application is to move away from industrial land uses
on the subject property and to allow for residential units mixed with commercial units. If the zoning is
acceptable, the plan is to construct two purpose built mixed-use rental buildings on the southwest corner of
the site fronting Clement and Richter. The western building fagade faces Richter Street and the eastern
building facade faces Clement Avenue. Summary of the proposal are listed below:

e The proposed FAR after City dedication is 1.16, the maximum FAR in the C4 zone varies from 1.3 to
2.35 depending on bonuses. The proposal does not qualify for any bonuses therefore the maximum
FAR s 1.3.

e 231 at-grade parking spaces are proposed (176 spaces required), and 2 loading bays are provided.

e Aground level public open space plaza connects the two buildings and provides unobstructed
access across the site from Clement Avenue.

e 1,784 m? of commercial ground floor units and 148 residential rental units on floors two to six.

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

4.3 Site Context

The subject properties are located on the edge of an Urban Centre (City Centre) on the north side of Clement
Ave. The neighbourhood has a mix of residential, industrial, and institutional uses. Specifically, the site is
bounded by industrial users to the north (BC Tree Fruits, Sun Ripe, Sandhill Wines), a vacant industrial lot to
the east, single family residential to the south, and a new regional RCMP station to the west. In the larger
context, the site is a few blocks northeast of the downtown core, Bernard Street commercial corridor, and
several large scale residential and mixed-use developments.

The site is connected to urban services and is located within the Permanent Growth Boundary.

Specifically, adjacent land uses are as follows:

Orientation Zoning Land Use
North Iz, — Central Industrial Industrial
East l4 — Central Industrial Industrial
RU6 — Two Dwelling Housing & Single family dwellings
South ; . . . a
In-stream RM6 — High Rise Apartment Housing | Potential 6 storey apartment building
West P1— Major Institutional RCMP Building

Subject Properties Map: 726 Clement Ave
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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.3 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.* 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 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.

North End Industrial (High Tech and Incubator).> Encourage the redevelopment of industrially designated
lands north of the Downtown Urban Centre for high-tech projects and buildings, including the potential for
“incubator space” for smaller businesses.

% Goal 1. (Introduction Chapter 1).

3 Policy 5.2.4 (Development Process Chapter 5).

4 Policy 5.3.2 (Development Process Chapter 5).

5 Policy 5.19.6 (Development Process Chapter 5).
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Residential Land Use Polices

Non-compatible Industrial.® Restrict the encroachment of residential uses in areas adjacent to non-
compatible industrial sites

Neighbourhood Impact.” When considering an OCP Amendment, the City will seek information with respect
to the impact on land values related to the likelihood that other properties in the immediate neighbourhood
will remain or develop as indicated in the OCP.

Embracing Diversity.® Increase understanding of various forms of housing needs and styles toward increasing
acceptance of housing meeting the needs of diverse populations by encouraging applicants to undertake
early and on-going consultation relating to their project, including provision of support material where
appropriate.

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

Ground-Oriented Housing.** Encourage all multiple-unit residential buildings in neighbourhoods with
schools and parks to contain ground-oriented units with 2 or more bedrooms so as to provide a family
housing choice within the multi-unit rental or ownership markets. High density residential projects in the
Downtown area are encouraged to include a ground-oriented housing component, especially where such can
be provided on non-arterial and non-collector streets.

Objective 5.9. Support the creation of affordable and safe rental, non-market and/or special needs housing.

Industrial Land Use Polices

Objective 5.28. Focus industrial development to areas suitable for industrial use.
Objective 5.29. Ensure efficient use of industrial land supply.

Industrial Land Use Intensification.** Encourage more intensive industrial use of currently under-utilized
industrial sites during site redevelopment or by permitting lot subdivision where new lots can meet the
minimum lot size requirements of the Zoning Bylaw.

Secondary Housing in Light Industrial Areas.*> Consider the limited expansion of housing as a secondary use
within industrial buildings in light or transitional industrial areas.

Objective 5.30. Ensure adequate industrial land supply.
Industrial Supply Protection. Protect existing industrial lands from conversion to other land uses by not

supporting the rezoning of industrial land to preclude industrial activities unless there are environmental
reasons for encouraging a change of use

6 Policy 5.22.4 (Development Process Chapter 5).
7 Policy 5.22.9 (Development Process Chapter 5).
8 Policy 5.22.8 (Development Process Chapter 5).
9 Policy 5.22.11 (Development Process Chapter 5).
10 policy 5.23.1 (Development Process Chapter 5).
11 Policy 5.29.1 (Development Process Chapter 5).
12 Policy 5.29.2 (Development Process Chapter 5).
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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 October 31, 2017.

6.3 Fire Department

e Nocomments related to zoning.

7.0 Application Chronology

Date of Application Received: September 27, 2017
Date Public Consultation Completed: January 23, 2018

Report prepared by: Adam Cseke, Planner Specialist

Reviewed by: Terry Barton, Urban Planning Manager

Reviewed by: Ryan Smith, Community Planning Department Manager

Approved for Inclusion: Doug Gilchrist, Divisional Director Community Planning & Strategic
Investments

Attachments:

MAP ‘A" OCP Amendment

MAP "B’ Rezoning

Attachment ‘A’ — Development Engineering Memorandum dated November 21, 2017
Attachment ‘B’ — Rental Housing Summary Graphs

Schedule ‘A & B’ - Site Plan and Conceptual Renderings
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CITY OF KELOWNA |Plamer [ - Kelowna

COMMUNITY PLANNING

MEMORANDUM

Date:
File No.:

To:
From:

Subject:

October 31, 2017
Z17-0093

Community Planning (AC)
Development Engineering Manager (JK)

726 Clement Ave (REVISED) 14 to C4

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.

1) General

a)

b)

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.

Provide easements as may be required.

The proposed Development triggers a traffic impact assessment. The
applicant’s transportation engineer shall contact the City’s Transportation
& Mobility group who will determine the terms of reference for the study.
Recommendations from the Traffic Impact Analysis (TIA) will become
requirements of rezoning.

.2) Road Dedication and Subdivision Requirements

a)

b)

c)
d)

e)

On the Clement Ave frontage, provide a 10m dedication for a roadway
allowance totalling 30m road right of way.

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

Lot consolidation.

Access to the development should be via Vaughan Ave and the proposed
lane.

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

(@)

ATTACHMENT A

This forms part of application 41""\
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iv.
V.
Vi.
Vii.
4) Water
a)
b)
c)
d)

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:

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
commercial 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
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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

Sanitary Sewer

a)

b)

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 (5) and the installation of one new
larger service.

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)

ATTACHMENT A

This forms part of application ;
# OCP17-0021 & 717-0093 ){

City of R&zZF
Planner
Initials

~<%7

Kelowna

COMMUNITY PLANNING

7)

b)

d)

Roads

b)

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.

It will be necessary for the developer to construct storm drainage facilities
on Clement Ave, Vaughan Ave, and Richter Street to accommodate road
drainage fronting the proposed development.

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 modified SS-R9 cross section will be used and provided at
the time of design.

Richter Street is designated an urban collector 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.

Vaughan Ave is designated an urban local road. Frontage improvements
required include Curb and Gutter, separate sidewalk, piped storm
drainage system, landscaped boulevard complete with underground
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10)

d)

f)

irrigation system, curb extensions at the intersections and access points,
and street lights. Parrallel parking only is permitted on Vaughan Ave. A
modified SS-R5 cross section will be used and provided at the time of
design.

Proposed lane from the development will be restricted to a right in and
right out at the intersection of the lane and Clement Ave.

Provide a Street Sign, Markings and Traffic Control Devices design
drawing for review and costing.

Landscaped boulevards, complete with underground irrigation design
drawing as per bylaw, is required on Clement Ave, Vaughan Ave &
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 as the subject properties are within the “City Center
Urban Center”.

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.

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

Design and Construction

a)

b)

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 Assu