Monday, March 1, 2021

1:30 pm

City of Kelowna
Regular Council Meeting
AGENDA

Council Chamber

City Hall, 1435 Water Street

1. Call to Order

I would like to acknowledge that we are gathered today on the traditional, ancestral, unceded
territory of the syilx/Okanagan people.

lIn accordance with the most recent Provincial Health Officer Order regarding gatherings and
events, the public is currently not permitted to attend Council meetings in-person. As an open
meeting, a live audio-video feed is being broadcast and recorded on kelowna.ca.

2. Confirmation of Minutes

PM Meeting - February 22, 2021

3. Public in Attendance

3.1.

Tourism Kelowna - Year in Review

4. Development Application Reports & Related Bylaws

4.1.

4.3.

Thomson Flats Area Structure Plan

To consider a staff recommendation to NOT endorse the draft Thomson Flats Area
Structure Plan (ASP) for a new proposed suburban hillside development area of
approximately 1,200 residential units south and east of the existing Upper Mission
and Kettle Valley neighbourhoods.

Chute Lake Rd 4870 - A20-0003 - Stephen Cipes

To support an application to the Agricultural Land Commission for a “"Non-Farm Use”
under Section 20(2) of the Agricultural Land Commission Act.

Bedford Rd 4255 - Z20-0089 (BL12171) - Patrick Wiercioch

To consider an application to rezone the subject property from the RR1 — Rural
Residential 1 zone to the RR1c — Rural Residential 1 with Carriage House zone to
facilitate the development of a carriage house, and to waive the Public Hearing.
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4.5.

4.6.

4.7.

4.8.

4.9.

Bedford Rd 4255 - BL12171 (Z20-0089) - Patrick Wiercioch

To give Bylaw No. 12171 first reading in order to rezone the subject property from the
RRa — Rural Residential 1 zone to the RR1c — Rural Residential 1 with Carriage House
zone, and to waive the Public Hearing.

Gordon Dr 4355 - Z20-0077 (BL12179) - 1253097 B.C. Ltd., Inc.No.BC1253097

To consider an application to rezone the subject property from the RU1 — Large Lot
Housing zone to the RU6 — Two Dwelling Housing zone to facilitate a 2-lot
subdivision, and to waive the Public Hearing.

Gordon Dr 4355 - BL12179 (Z20-0077) - 1253097 B.C. Ltd., Inc.No.BC1253097

To give Bylaw No. 12179 first reading in order to rezone the subject property from the
RU1 - Large Lot Housing zone to the RU6 — Two Dwelling Housing zone, and to waive
the Public Hearing.

Rescinding of Development Bylaw Readings

To rescind all bylaw readings given to obsolete Rezoning and Text Amendment
Bylaws and direct Staff to close the files.

Development Bylaws to have First Reading Rescinded

To rescind first reading of Bylaw No. 10975, Bylaw No. 11307 and Bylaw No. 11347.

Development Bylaws to have All Readings Rescinded

To rescind first, second and third readings of Bylaw No. 10436, Bylaw No. 10443,
Bylaw No. 10445, Bylaw No. 11342, Bylaw No. 11431, Bylaw No. 11453, and Bylaw No.
11588.

Non-Development Reports & Related Bylaws

5.1.

5.2.

5.3

Green Infrastructure Options

To inform Council on options available to increase green infrastructure (Gl) in
Kelowna'’s public road rights of way (ROWs).

Central Okanagan Music Strategy

To provide Council with an update on the Central Okanagan Music Strategy project.

Rescinding of Readings for Outdated Non-Development Bylaws

To rescind readings given to outdated Non-Development Bylaws and direct Staff to
close the files.
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5.4. Non-Development Bylaws to have all Readings Rescinded 360-393

To rescind first, second and third readings of Bylaw No. 10064, Bylaw No. 10071,
Bylaw No. 10200 and Bylaw No. 10573.

Bylaws for Adoption (Non-Development Related)

6.1. BL12166 - Amendment No. 14 to Building Bylaw No. 7245 394 - 396

To adopt Bylaw No. 12166.
Mayor and Councillor Items

Termination



Date:
Location:
Members Present

Members participating
remotely

Staff Present

Staff participating
remotely

Guest

City of Kelowna

Regular Council Meeting
Minutes

Monday, February 22, 2021
Council Chamber
City Hall, 1435 Water Street

Mayor Colin Basran*, Councillors Maxine DeHart, Ryan Donn, Gail Given,
Brad Sieben, Mohini Singh and Loyal Wooldridge*

Councillors Charlie Hodge and Luke Stack*

City Manager, Doug Gilchrist; City Clerk, Stephen Fleming; Divisional
Director, Corporate and Protective Services, Stu Leatherdale*; Community
Safety Director, Darren Caul*; Divisional Director, Planning & Development
Services, Ryan Smith*; Development Planning Department Manager, Terry
Barton*; Urban Planning Manager, Jocelyn Black*; Community Planning &
Development Manager, Dean Strachan*; Planner, Barbara Crawford*;
Policy & Planning Department Manager, Danielle Noble-Brandt* Planner
Specialist, Ross Soward*; Community Energy Specialist, Chris Ray*;
Infrastructure Operations Department Manager, lan Wilson*; Divisional
Director, Infrastructure, Alan Newcombe*; Mobility Specialist, Matt
Worona*; Property Management Manager, JoAnne Adamson*

Legislative Coordinator (Confidential), Arlene McClelland

RCMP Superintendent, Kara Triance*

(* Denotes partial attendance)

1. Call to Order

Mayor Basran called the meeting to order at 1:34 p.m.

I would like to acknowledge that we are gathered today on the traditional, ancestral, unceded
territory of the syilx/Okanagan people.

In accordance with the most recent Provincial Health Officer Order regarding gatherings and
events, the public is currently not permitted to attend Council meetings in-person. As an open
meeting, a live audio-video feed is being broadcast and recorded on kelowna.ca.

2, Confirmation of Minutes



Moved By Councillor Hodge/Seconded By Councillor Donn

Ro194/21/02/22 THAT the Minutes of the Regular Meetings of February 8, 2021 be confirmed
as circulated. '

Carried
3. Reports
3.1 RCMP Council Update 2020

Kara Triance, Superintendent Kelowna RCMP Detachment:

- Displayed a PowerPoint Presentation outlining an update on 2020 public safety and crime trends
and responded to questions from Council.

Moved By Councillor Donn/Seconded By Councillor DeHart

Ro195/21/02/22 THAT Council receive the RCMP Quarterly Update report from the
Superintendent, Kelowna RCMP Detachment, dated February 22, 2021.

Carried
4. Development Application Reports & Related Bylaws
4.1 Hwy 97 N 2789-2791 - Z20-0098 (BL12168) - Carlyle Holdings Ltd., Inc. No. 273657

Staff:
- Displayed a PowerPoint Presentation summarizing the application.

Moved By Councillor Wooldridge/Seconded By Councillor Singh

Ro196/21/02/22 THAT Rezoning Application No. Z20-0098 to amend the City of Kelowna

- Zoning Bylaw No. 8000 by changing the zoning classification of Lot 60 District Lot 143 Osoyoos
Division Yale District Plan 426 Except Plans M327, 10792, A12969, H8110, Hi8014 and
EPP58859, located at 2789-2791 Highway g7 North, Kelowna, BC from the Cio — Service
Commercial zone to the Ciorcs — Service Commercial (Retail Cannabis Sales) zone, be
considered by Council;

AND THAT if the Rezoning Bylaw is adopted, Council direct Staff to send a recommendation to
the Provincial Liquor and Cannabis Regulation Branch that they support issuance of a non-
medical cannabis retail store license for this legal lot with the following comments:

e The proposed store location meets local government bylaw requirements and as such, no
negative impact is anticipated;

e The views of the residents were captured during a public hearing process for the rezoning
of the property and Council meeting minutes summarizing those views are attached; and

e Local government recommends that the application be approved because of the
compliance with local regulations and policies.

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 Development
Planning Department dated February 22, 2021;

AND FURTHER THAT final adoption of the Rezoning Bylaw be considered subsequent to the
approval of the Ministry of Transportation and Infrastructure.



Carried
4.2 Hwy 97 N 2789-2791 - BL12168 (Z20-0098) - Carlyle Holdings Ltd., Inc. No. 273657

Moved By Councillor Wooldvridqe/Seconded By Councillor Singh

Ro197/21/02/22 THAT Bylaw No. 12168 be read a first time.

Carried
4.3 Cadder Ave 377 - Z20-0105 (BL12169) - Kevin O'Brien and Wendy Holt-O'Brien
Staff:
- Displayed a PowerPoint Presentation summarizing the application and responded to questions

from Council.

Moved By Councillor Sieben/Seconded By Councillor Wooldridge

Ro198/21/02/22 THAT Rezoning Application No. Z20-o105 to amend the City of Kelowna
Zoning Bylaw No. 8000 by changing the zoning classification of Parcel Y Plan B6043 District Lot
14 ODYD Plan 3305 Except Plan 6976, located at 377 Cadder Avenue, Kelowna, BC from the RUx
— Large Lot Housing zone to the RUic — Large Lot Housing with Carriage House zone, be
considered by Council;

AND THAT Council, in accordance with Local Government Act s. 464(2), waive the Public
Hearing for the Rezoning Bylaw;

AND FURTHER THAT final adoption of the Rezoning Bylaw be considered subsequent to the
approval of the Ministry of Transportation and Infrastructure.

Carried
A Cadder Ave 377 - BL12169 (Z20-0105) - Kevin O'Brien and Wendy Holt-O'Brien

Moved By Councillor Wooldridge/Seconded By Councillor Singh

Ro199/21/02/22 THAT Bylaw No. 12169 be read a first time.

Carried

4.5 Yates Rd 350 - Z21-0001 (BL12170) - Loyal William Wooldridge and lan Alexander
Roth

Councillor Wooldridge declared a conflict of interest for items 4.5 and 4.6 as he is a co-owner of the
subject property and departed the meeting at 2:43 p.m.

Staff:
- Displayed a PowerPoint Presentation summarizing the application.

Moved By Councillor Sieben/Seconded By Councillor Singh

Ro200/21/02/22 THAT Rezoning Application No. Z21-0001 to amend the City of Kelowna
Zoning Bylaw No. 8ooo by changing the zoning classification of Lot 7 Section 5 Township 23
ODYD Plan 13480, located at 350 Yates Road, 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 Council, in accordance with Local Government Act s. 464 (2), waive the Public
Hearing for the Rezoning Bylaw.

Carried

4.6 Yates Rd 350 - BL12170 (Z21-0001) - Loyal William Wooldridge and lan Alexander
Roth

Moved By Councillor Given/Seconded By Councillor Singh

Ro201/21/02/22 THAT Bylaw No. 12170 be read a first time.

Carried
Councillor Wooldridge returned to the meeting at 2:46 p.m.

4.7 Glenmore Dr 1064, 1074, 1084 - OCP20-0014 (BL12175) Z20-0067 (BL12176) - P275
Enterprises Ltd. Inc. No. BC1241904

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

Moved By Councillor Given/Seconded By Councillor Donn

R0202/21/02/22 THAT Official Community Plan Map Amendment Application No. OCP20-0014
to amend Map 4.1 in the Kelowna 2030 — Official Community Plan Bylaw No. 10500 by changing
the Future Land Use designation of:

1. Lot 1, Section 29, Township 26, Osoyoos Division Yale District, Plan 17490, located at 1064
Glenmore Drive, Kelowna, BC; and,

2. Lot 2, Section 29, Township 26, Osoyoos Division Yale District, Plan 17490, located at 1074
Glenmore Drive, Kelowna, BC; and,

3. Lot 3, Section 29, Township 26, Osoyoos Division Yale District, Plan 17490, located at 1084
Glenmore Drive, Kelowna, BC,

from the MRL - Multiple Unit Residential (Low Density) designation to the MRM — Multiple Unit
Residential (Medium Density) designation, 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 Development Planning Department dated February 22, 2023;

AND THAT Rezoning Application No. Z20-0067 to amend the City of Kelowna Zoning Bylaw
No. 8000 by changing the zoning classification of:

1. Lota, Section 29, Township 26, Osoyoos Division Yale District, Plan 17490, located at 1064
Glenmore Drive, Kelowna, BC; and,

2. Lot 2, Section 29, Township 26, Osoyoos Division Yale District, Plan 17490, located at 1074
Glenmore Drive, Kelowna, BC; and,

3. Lot 3, Section 29, Township 26, Osoyoos Division Yale District, Plan 17490, located at 1084
Glenmore Drive, Kelowna, BC,

from the RU1 — Large Lot Housing zone to the RMsr - Medium Density Multiple Housing
(Residential Rental Tenure Only) 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 Development
Planning Department dated February 22, 2021;

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the
consolidation of Lots 1, 2 and 3, Section 29, Township 26, Osoyoos Division Yale District, Plan

17490;
AND THAT final adoption of the Rezoning Bylaw be considered subsequent to land dedication

be registered on subject property titles to achieve a 4.om boulevard treatment along the
Glenmore Dr. frontage;

AND FURTHER THAT final adoption of the Rezoning Bylaw be considered in conjunction with
Council's consideration of a Development Permit and Development Variance Permit for the
subject property.

Carried

4.8 Glenmore Dr 1064, 1074, 1084 - BL12175 (OCP20-0014) - P275 Enterprises Ltd. Inc.
No. BC1241904

Moved By Councillor Given/Seconded By Councillor Wooldridge

R0203/21/02/22 THAT Bylaw No. 12175 be read a first time;

AND THAT the bylaw has been considered in conjunction with the City's Financial Plan and
Waste Management Plan.

Carried

4.9 Glenmore Dr 1064, 1074, 1084 - BL12176 (Z20-0067) - P275 Enterprises Ltd. Inc. No.
BC1241904

Moved By Councillor Wooldridge/Seconded By Councillor Given

R0204/21/02/22 THAT Bylaw No. 12176 be read a first time.

Carried
4.10 Sexsmith Rd 2996 - Z19-0072 (BL12177) - Larry L. Cota and Carla C. Cota

Staff:
- Displayed a PowerPoint Presentation summarizing the application.

Moved By Councillor Stack/Seconded By Councillor Sieben

Ro205/21/02/22 THAT Rezoning Application No. Z19-0072 to amend the City of Kelowna
Zoning Bylaw No. 8ooo by changing the zoning classification of Lot 32, Section 3, Township 23,
ODYD Plan 18861, located at 2996 Sexsmith Road, Kelowna, BC from the A1 — Agriculture 1
zone to the 16 — Low-Impact Transitional Industrial zone, be considered by Council;

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 Development
Planning Department dated February 22, 2023;



AND FURTHER THAT final adoption of the Rezoning Bylaw be considered subsequent to the
property owner registering a 219 Restrictive Covenant limiting forward facing vehicular exit
from the subject property.

Carried
4.11  Sexsmith Rd 2996 - BL12177 (Z19-0072) - Larry L. Cota and Carla C. Cota
Moved By Councillor Given/Seconded By Councillor Wooldridge
R0206/21/02/22 THAT Bylaw No. 12177 be read a first time.
Carried

4.12 Sexsmith Rd 3030 - Z18-0116 (BL12178) - Jason G. Witt

Staff:
- Displayed a PowerPoint Presentation summarizing the application.

Moved By Councillor Wooldridge/Seconded By Councillor Donn

Ro207/21/02/22 THAT Rezoning Application No. Z18-0116 to amend the City of Kelowna
Zoning Bylaw No. 8000 by changing the zoning classification of Lot 31, Section 3, Township 23,
ODYD Plan 18861, located at 3030 Sexsmith Road, Kelowna, BC from the A1 — Agriculture 1
zone to the 16 — Low-Impact Transitional Industrial zone, be considered by Council;

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 Development
Planning Department dated February 22, 2021;

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the property
owner register a 219 Restrictive Covenant limiting forward facing vehicular exit from the
subject property;

AND FURTHER THAT final adoption of the Rezoning Bylaw be considered subsequent to the
approval of the Ministry of Transportation and Infrastructure.

Carried
4.13 Sexsmith Rd 3030 - BL12178 (Z18-0116) - Jason G. Witt
Moved By Councillor Wooldridge/Seconded By Councillor Given
R0208/21/02/22 THAT Bylaw No. 12178 be read a first time.
Carried

4.14 Supplemental Report - Fleming Rd 395 - Z20-0099 (BL12155) - Terry Orlan and
Karen Shalom Peters

Staff:
- Confirmed that no correspondence was received.

Moved By Councillor Dehart/Seconded By Councillor Sieben

Ro209/21/02/22 THAT Council receives, for information, the report from the Office of the City
Clerk dated February 22, 2021 with respect to the summary of correspondence received for
Zoning Bylaw No. 12155;




AND THAT Rezoning Bylaw No. 12155 be forwarded for further reading consideration.
Carried
4.15 Fleming Rd 395 - BL12155 (Z20-0099) - Terry Orlan and Karen Shalom Peters

Moved By Councillor Singh/Seconded By Councillor Wooldridge

Ro0210/21/02/22 THAT Bylaw No. 12155 be read a second and third time.

Carried

4.16  Supplemental Report - Moubray Rd 387 - Z20-0092 (BL12156) - Ravdeep S Tiwana
and Kulwinder K. Khatra

Staff:
- Confirmed that three pieces of correspondence in opposition was received.

Moved By Councillor Donn/Seconded By Councillor Wooldridge

Ro211/21/02/22 THAT Council receives, for information, the report from the Office of the City
Clerk dated February 22, 2021 with respect to the summary of correspondence received for
Zoning Bylaw No. 12156;

AND THAT Rezoning Bylaw No. 12156 be forwarded for further reading consideration.
Carried

4.17  Moubray Rd 387 - BL12156 (Z20-0092) - Ravdeep S. Tiwana and Kulwinder K. Khatra

Moved By Councillor Given/Seconded By Councillor Singh

THAT Bylaw No. 12156 be read a second and third time.

The above bylaw was not given further reading consideration and Council considered the following
resolution instead.

Moved By Councillor Sieben/Seconded By Councillor Hodge

Ro212/21/02/22 THAT Council send the application for 387 Moubray Road BL12156 (Z20-0092)
to Public Hearing.

Carried
Mayor Basran, Councillors Donn, Given and Wooldridge - Opposed

4.18  Supplemental Report - Joe Riche Rd 1788 - Z20-0087 (BL12157) - Balraj Singh and
Gurinderjeet Kaur Sidhu

Staff:
- Confirmed that no correspondence was received.

Moved By Councillor Donn/Seconded By Councillor Sieben

Ro213/21/02/22 THAT Council receives, for information, the report from the Office of the City
Clerk dated February 22, 2021 with respect to the summary of correspondence received for
Zoning Bylaw No. 12157;

AND THAT Rezoning Bylaw No. 12157 be forwarded for further reading consideration.
Carried

10



4.19 JoeRiche Rd 1788 - BL12157 (Z20-0087) - Balraj Singh and Gurinderjeet Kaur Sidhu

Moved By Councillor Wooldridge/Seconded By Councillor Singh

Ro214/21/02/22 THAT Bylaw No. 12157 be read a second and third time.

Carried

4.20 Fraser Rd 605 and Leathead Rd 460, OCP20-0013 Z20-0066 - Supplemental Report

to Council
Staff:
- Provided comment on the application efforts with respect to public consultation prior to the public
hearing.

- Displayed a PowerPoint Presentation outlining the notification area of the subject property and
responded to questions from Council.

Moved By Councillor Stack/Seconded By Councillor Hodge

Ro215/21/02/22 THAT Council rescind 2nd and 3rd readings given Bylaw 12129 and Bylaw
12130;

AND THAT Council send the application for 605 Fraser Rd and 460 Leathead Rd to public
hearing;

AND THAT prior to the public hearing being scheduled, the applicant re-engage the
neighbourhood in accordance with Council Policy 367.

Carried

4.22  Mugford Rd 550 Extension Request Z19-0122

Moved By Councillor Sieben/Seconded By Councillor Wooldridge

R0216/21/02/22 THAT in accordance with Development Application Procedures Bylaw No.
10540, the deadline for the adoption of Rezoning Amending Bylaw No. 11975, for Lot E Section
26 Township 26 ODYD Plan 35641 located at 550 Mugford Road, Kelowna, BC, be extended
from February 4, 2021 to February 4, 2022;

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

Carried

E, Bylaws for Adoption (Development Related)

5.1 Hwy 97 N 2890 - BL12069 (LUCT20-0003) - Hofa Transport Group Ltd., Inc. No.
BC1096204

Moved By Councillor Singh/Seconded By Councillor Wooldridge

Ro217/21/02/22 THAT Bylaw No. 12069 be adopted.

Carried

5.2 Hwy 97 N 2890 - BL12070 (Z20-0062) - Hofa Transport Group Ltd., Inc. No.
BC1096204

11



Moved By Councillor Sieben/Seconded By Councillor DeHart

Ro0218/21/02/22 THAT Bylaw No. 12070 be adopted.
Carried

5.3 Adams Rd 251 - BL12071 (LUCT20-004) - Heartwood Investments Ltd Inc No 352195

Moved By Councillor Sieben/Seconded By Councillor DeHart

Ro219/21/02/22 THAT Bylaw No. 12071 be adopted.

Carried
5.4 Adams Rd 251 - BL12072 (Z20-0063) - Heartwood Investments Ltd., Inc. No. 352195

Moved By Councillor Sieben/Seconded By Councillor DeHart

R0220/21/02/22 THAT Bylaw No. 12072 be adopted.

Carried

5.5 Sutherland Ave 1511 - BL12073 (LUCT20-0005) - Sapphire Construction Ltd., Inc.
No. 84820

Moved By Councillor Sieben/Seconded By Councillor DeHart

Ro0221/21/02/22 THAT Bylaw No. 12073 be adopted.

Carried

5.6 Sutherland Ave 1511 - BL12074 (Z20-0064) - Sapphire Construction Ltd., Inc. No.
84820

Moved By Councillor DeHart/Seconded By Councillor Sieben

Ro0222/21/02/22 THAT Bylaw No. 12074 be adopted.

Carried

5.7 Sutherland Ave 1521 - BL12075 (LUCT20-0006) - Price's Alarm Systems Ltd., Inc. No.
BCo929068

Moved By Councillor DeHart/Seconded By Councillor Sieben

Ro0223/21/02/22 THAT Bylaw No. 12075 be adopted.

Carried

5.8 Sutherland Ave 1521 - BL12076 (Z20-0065) - Price's Alarm Systems Ltd., Inc. No.
BCo929068

Moved By Councillor Sieben/Seconded By Councillor DeHart

R0224/21/02/22 THAT Bylaw No. 12076 be adopted.

Carried

12
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5.9 Park Ave 409 - BL12085 (Z20-0042) - Brenda Rusnak

Moved By Councillor DeHart/Seconded By Councillor Sieben

Ro225/21/02/22 THAT Bylaw No. 12085 be amended at third reading to revise the legal

description.
Carried
Moved By Councillor DeHart/Seconded By Councillor Sieben
R0226/21/02/22 THAT Bylaw No. 12085 as amended be adopted.
Carried

5.10 Springfield Rd 1585, BL12145 (TA20-0025) - Springfield Plaza Inc., Inc. No.
BC0479374

Councillor Sieben declared a conflict of interest as they provide insurance services to the applicant and
left the meeting at 3:43 p.m.

Moved By Councillor DeHart/Seconded By Councillor Donn

Ro0227/21/02/22 THAT Bylaw No. 12145 be adopted.

Carried
Councillor Sieben returned to the meeting at 3:43 p.m.
6. Non-Development Reports & Related Bylaws
6.1 Final 2020 Building and Development Statistics
Staff:
- Displayed a PowerPoint Presentation outlining the Building and Development Statistics from 2020

and responded to questions from Council.

Moved By Councillor DeHart/Seconded By Councillor Donn

Ro228/21/02/22 THAT Council receive for information the report from the Divisional Director of
Planning and Development Services dated February 22, 2021 with information relating to
Planning and Development Statistics.

Carried
6.2 Rental Housing Grant Recommendation for 2021

Councillor Stack declared a conflict of interest as the organization they work for is subject to receive a
grant and disconnected from the meeting at 4:03 p.m.

Staff:
- Displayed a PowerPoint Presentation summarizing the rental housing grant for 2021.

Moved By Councillor Given/Seconded By Councillor Hodge

Ro229/21/02/22 THAT Council receives, for information, the report from the Planner Specialist,
dated February 22, 2021 regarding a rental housing grant recommendation for 2021;

13
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AND THAT Council approves the 2021 Rental Housing Grants as identified in the report from
the Planner Specialist, dated February 22, 2021, in accordance with Council Policy No. 335.

Carried
Councillor Stack reconnected to the meeting at 4:07 p.m.
6.3 Energy Step Code Implementation Strategy for Part 3 Buildings (BL12166)
Staff:
- Displayed a PowerPoint Presentation outlining the proposed Implementation Strategy and

responded to questions from Council.

Moved By Councillor Sieben/Seconded By Councillor Donn

Ro230/21/02/22 THAT Council receives, for information, the Report from the Policy & Planning
Department dated February 22, 2021 with respect to the Energy Step Code Implementation
Strategy for Part 3 Buildings;

AND THAT Council endorse the requirement that, effective January 1, 2022, Part 3 building
permit applications will need to demonstrate compliance with the Energy Step Code
requirements as outlined in the Report from the Policy & Planning Department dated February
22, 2021;

AND FURTHER THAT Bylaw No. 12166, being Building Bylaw Amendment No. 14 of the
Building Bylaw No. 7245 be forwarded for reading consideration.

Carried
6.5 Green Fleet Update and Strategy

Mayor Basran left the meeting and Deputy Mayor Sieben took the chair at 4:31 p.m.

Mayor Basran returned to the meeting at 4:34 p.m.

Staff:

- Displayed a PowerPoint Presentation providing an update on Green House Gas emission reduction

initiatives and responded to questions from Council.

Moved By Councillor Stack/Seconded By Councillor Wooldridge

Ro231/21/02/22 THAT Council receive for information the February 22, 2021 update of the
Infrastructure Operations Manager regarding green fleet initiatives;

AND THAT Council approve a pledge to West Coast Electric Fleets to “convert 10% of the City
of Kelowna’s light duty vehicle fleet to Zero Emissions Vehicles by 2023" as required by the
CleanBC “Go Electric Fleets” Program;

AND THAT Council directs staff to apply for funding towards a Corporate Green Fleet Strategy
and for the installation of infrastructure through the Go Electric Fleets Program;

AND THAT Council supports staff to execute all documents necessary to complete the grant, if
successful;

AND THAT the 2021 Financial Plan be amended to include these projects upon grant approval,
with the City’s share of funding to come from the Fleet Services green initiatives operating
budget and the Energy Management reserve.

Carried

14



12

6.6  Adding Exclusivity for E-bikeshare to the Bikeshare Permit Program

Staff:
- Provided details on the E-bikeshare Permit Program.

Moved By Councillor Wooldridge/Seconded By Councillor Donn

Ro232/21/02/22 THAT Council receives for information the report from Integrated
Transportation dated February 22, 2021, regarding adding exclusivity for e-bikeshare to the
Bikeshare Permit Program;

AND THAT Council approves the amendment to the Bikeshare (Micromobility) Permit Program
to issue an exclusive permit for e-bikeshare service in Kelowna.

Carried
6.7 License of Occupation for UBC Art Banner Program
Staff:
- Displayed a PowerPoint Presentation outlining the proposed banner program agreement and

responded to questions from Council.

Moved By Councillor Singh/Seconded By Councillor Hodge

Ro233/21/02/22 THAT Council approves the City entering into a six (6) month License of
Occupation Agreement, with the University of British Columbia, with three (3) options to renew
for one (1) year each, in the form attached to the Report of the Real Estate department, dated
February 22, 2021;

AND THAT the Manager of Property Management be authorized to execute the License of
Occupation Agreement, approved options to renew, and all documents necessary to complete
this transaction.
Carried
7 Bylaws for Adoption (Non-Development Related)

7.1 BL12096 - Amendment No. 1 to the Intercommunity Mobile Business Licence Bylaw
No. 9900

Moved By Councillor DeHart/Seconded By Councillor Sieben

Ro234/21/02/22 THAT Bylaw 12096 be adopted.

Carried
8. Mayor and Councillor Items

8.1 Draft Resolution, Councillor Wooldridge, re: Provincial COVID-19 Supplement
Funding

Councillor Wooldridge:
- Provided an explanation for bringing the item forward and spoke to background information to the
draft resolution.
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Moved By Councillor Wooldridge/Seconded By Councillor Singh

Ro235/21/02/22 THAT Council supports the current temporary COVID-19 supplemental
increase to individuals receiving Provincial income or disability assistance be made permanent;

AND THAT Council authorizes the Mayor to write a letter supporting an increase to current

social assistance amounts to the Ministers of Finance, Social Development & Poverty
Reduction, Housing, and Children & Family Development.

Carried

Mayor Basran, Councillors Given and Sieben - Opposed

Councillor Donn:
- Inquired as to when the Thompson Flats Area Structure Plan may come before Council.

City Manager:
- Astaffreport should be coming to Council next week possibly.

Councillor Hodge:

- Will be attending a Downtown Kelowna Association Zoom meeting and then a Regional District
meeting.

Councillor Stack:

- Provided comments on the upcoming Thompson Flats Area Structure Plan report and indicated the
need for adequate time to digest the proposal.

Councillor Sieben:
- Provided comments on the upcoming Thompson Flats Area Structure Plan report.

Councillor Wooldridge:
- Spoke to the 4oth Anniversary of the Kasugai Sister City partnership; a meaningful
commemoratiion is forthcoming.

Mayor Basran:
- Reminder that tomorrow night there is a Public Hearing at 6:00 p.m.

9. Termination

This meeting was declared terminated at 5:16 p.m.

Mayor Basran = ; City Clerk

sflacm
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Tourism Kelowna Strategic Plan 2017-2021

Mandate:

To support and market the tourism destination of Kelowna and the Kelowna Metropolitan Area in a sustainable manner that strengthens
the local economy and enriches the quality of life; and to seek funding opportunities and manage funding for the support and marketing of
tourism in Kelowna and the Kelowna Metropolitan Area.

Strategic Pillars

Outcomes

Key Initiatives

Increase visitation growth from October to March through collaborative

Increase . . .
. Kelowna and area is recognized as a winter strategy programs.
high value four-season outdoor destination of Leverage the Economic Sector Strategy and the Major Events Strategy to
visitation choice in North America. increase meetings and events business in soft season months.
Develop a corridor strategy to market collaboratively and efficiently with
other tourism destinations within CMA service area.
Grow Secure new data to track/ target visitor patterns, visitor type and visitor

in-destination

Tourism is recognized as a major
driver of local spending and economic

spending.
Raise the profile of local tourism businesses among visitors and locals.

spending development in the Kelowna area. Implement a dispersion strategy offering new visitor experiences.
Formalize community relations framework for year-round visitor centre
activation.

Support A sustainable visitor economy that Work with local government, industry and community to co-create a

sustainable enhances the livability of our region, Tourism Destination Master Plan in support of Kelowna’s 2040 vision.

growth of the

striking the right balance between
living, working and visiting the

Implement year-round communications plan promoting the value of
tourism to local residents.

destination
Kelowna area. Educate visitors and residents on Responsible Tourism principles and
practices including safe and healthy travel.
Ensure Tourism Kelowna is recognized as a Support the renewal of the City of Kelowna’s 2022-2026 MRDT agreement.

organizational
value, excellence
and viability

center of organizational excellence
with demonstrated expertise in
growing the Central Okanagan visitor
economy.

Formally confirm details of the DMOQ’s partnership role with the city.
Diversify DMO’s revenue base to decrease dependency on public funds.
Review membership model to increase stakeholder value and inclusivity.

Key initiatives updated as required.
Approved 11/18/2020, Tourism Kelowna Board of Directors
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Tourism Kelowna Annual Report 2020
Lisanne Ballantyne President & CEO




Who We Are

* Not-for-profit, stand alone Society incorporated in 2008 under
B.C.s Society Act

A mid-size Destination Marketing Organization (DMO)

* City of Kelowna’s designated service provider for destination
marketing & visitor servicing

* Board of Directors: 13 elected + 6 appointed
e 10 FT staff + 8 PT (serving as needed in the Visitor Centre)

 Represent more than 400 local tourism businesses, our
“stakeholders”




Mandate

Support and market the tourism destination of
Kelowna and the Kelowna Metropolitan Area in a
sustainable manner that strengthens the local
economy and enriches the quality of life; and

seek funding opportunities and manage funding for the
support and marketing of tourism in Kelowna and the
Kelowna Metropolitan area.

CMA Service Area:
Lake Country District to Peachland




Who We Serve

Members: 420+ voting stakeholders who have directly
iInvested advertising dollars in TK promotion programs.

Visitors: inspiring and attracting 1.8 million travelers
annually, promoting local spending and return visits.

Local Residents: creating citizen ambassadors who
embrace the value of tourism for sustainable growth.

Industry: hospitality and tourism businesses and
organizations who indirectly rely on our destination
marketing efforts.
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Strategic Plan 2017-2021 *

Vision
Kelowna and area is recognized as the four-season outdoor
destination of choice in North America.

Strategic Priorities

* Increase high-value visitation

« Grow in-destination spending

« Support sustainable growth of the destination

* Ensure organizational value, excellence and viability

* Detailed copy in your presentation packages _




Programs & Services




1. Destination Marketing

* Targeted digital advertising campaigns in target markets
 “Owned” digital channels, earned travel media coverage
e Social media and influencer campaigns
e Travel Trade (group and tour operators)

2. Visitor Experience

* Influence local spending by connecting visitors to tourism experiences
* Kelowna Visitor Centre, Airport Info Kiosk and mobile event services
* Online and phone inquiries, customized itinerary planning

3. Meetings, Conferences & Major Events

Directs M&C sales with hotel partners and collaborative bids with the
City of Kelowna to secure multi-day events, city-wide or region-wide

events.




Kelowna Visitor Centre

A community hub serving 320,000 visitors and residents year-
round (compared to 16,000 in its previous location).

* Generating 6% of our total revenue in its first full year of
operations.

* Kelowna residents report 97% awareness of the KVC with 23%
of the local population actively using, interacting or referring
people there.

e Stakeholder satisfaction with visitor services increased 17
points in 2019, growing to 76% in 2019 from 69% previous

year.




Funding Sources

Stakeholder Advertising
20%

Municipal &
Provincial Grants
12%

MRDT Retail/Other

Hotel Tax 67%

1%




Annual Budget

Marketing -
.ar eting Visitor Sales &
Meetings & Events Services
16.5% by

13%

Admin &
Overhead
16.5%

Marketing -
Leisure

54%




Weathering the Storm 2020




The Value of Tourism
Our New Benchmark - What’s At Stake

$2.1 Billion Total Economic Output

=

$44F] $1 Billion
Million total GDP

- . $204 Million
visitor spending tax Frevenues




Benchmark Year 2019

January 105,540

February 102,100
LE I 133,330 Q1 19%
T 130,290 02 269

EET S 180,560 o o

219,370 0
Avgust  pYRREY
163,510

October 127,960
November 95,480
December 120,460

81 208851 1. milor

91% Canadians




COVID Tourism Impact 2020 |

Hotel Occupancy Average Daily Rate Revenue PerAvailRoom

40.8% $153.7 $62.7

244 PP -6.2% -41.3%

Total YLW
Overnight Passengers

Visitors 737K
1.9M o

+5.1%




Pandemic Impact — the DMO

Original 2020 budget:
S4.7 million, including $2.96 million in MRDT, was cut to $3.94 million:

e Staff layoffs, remaining payroll supported by CEWS program
» Stakeholder programs and services cut

e Visitor Centre closure and now reduced operating hours; limited service at
YLW Information Kiosk

* Marketing budget cut and when health orders restricted travel, any
marketing funds redeployed to local tourism marketing.

* (Cash flow management challenges when summer MRDT funds delayed
and did not arrive until Q4

* Permanent closure of the Abbott Street offices, sales and marketing staff
now work from home

e 2021 budget reduced by 40% of normal budget level, MRDT funding and
timing still at risk based on hotel occupancy levels.
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Budget Impact

2021 2020 Budget Variance

Budget Pre-COVID to 2020

S 2.7 million S 4.7 million - S2 million

2021 MRDT 2020 MRDT Estimated MRDT
Funds Budget Funds Estimated Variance to
Estimate Pre-COVID 2020 Pre-COVID
Budget

S 1.54 million S 2.96 million - $1.42 million




Current Regional Status

 On average, only 20% of tourism businesses report that they are
operating “as usual”

* Approx. 23% of operators were closed at any given point in the past
year due to COVID

* On average, approx. 57% of businesses report operating at reduced
capacity in the past year

* About 30% of survey respondents reported losing 50% or more of
their revenue compare to same month previous year

Source: Thompson Okanagan Tourism Association




Local Stakeholder Status

* Approx. 65% of businesses surveyed report a drop in revenue
of over 20% from last year during the winter period.

* Approx. 76% are forecasting a drop in revenue for the spring
season (highest response was 28% forecasting a 20-40% drop)

* Approx. 85% have accessed some level of government
support program

* Approx. 73% have not applied for the BC Small and Medium

Sized Recovery Grant




Industry Outlook




Visitor Economy Forecasts
- Based on current health models and vaccination status

Leisure travel recovery could begin in 2021 for strong,
short-haul domestic travel markets like the Okanagan

International travel visitors post 2022 based on cruise ships
and air travel restrictions

City-wide meetings and conferences could begin to return
in 2022

Major events dependent on large audiences could return
in 2023

Kelowna International Airport air services modelling shows

2024 as a conservative estimate for recovery




Working Together to Build Resiliency




City of Kelowna & Tourism Kelowna
1. MRDT Renewal Application 2022-2026

2. Financial Agreements
- MRDT administration and expenditure
- Annual operating and marketing funding

3. Destination Development
- Destination Master Plan




Destination Management
- An Integrated Approach

* Tourism Kelowna has traditionally worked on the
“demand” side of tourism: short-term marketing,
and visitor services.

e City of Kelowna manages the “supply” side:
infrastructure, public services, etc.

* The co-creation of a Tourism Master Plan will
provide long-term direction on how we create a
connected, collaborative, smart and responsible

community for residents and visitors.







Tourism Kelowna Briefing Note

Municipal and Regional District Tax (MRDT) Agreement Renewal

What is MRDT

The Municipal and Regional District Tax program (MRDT) is a provincial program jointly
administered by the BC Ministry of Finance, BC Ministry of Tourism, Arts & Culture and
Destination BC, the crown corporation providing tourism services for the province.

The MRDT is an accommodation tax collected under the provincial sales tax legislation to fund
tourism marketing, programs and projects. Agreements between the province and communities
are for 5-year terms.

How Are Funds Used

In Kelowna, MRDT tax level is 3% of gross room sales, this revenue makes up approximately
60% of Tourism Kelowna’s total annual budget.

MRDT revenue remitted by Kelowna hotels is allocated to Tourism Kelowna for destination
marketing; MRDT revenue remitted by Kelowna Short Term Rentals (STRs) is allocated to help
address the city’s affordable housing issues.

The province holds back a small percentage of the remitted tax for administration costs in
addition to .2% to fund the provincial Tourism Events Program, a funding source to help
communities attract new, major events to the province.

MRDT funds are intended to augment current funding and cannot be used to replace existing
sources of funding in a community such as annual grants.

Roles

City of Kelowna — as the “designated recipient” of the MRDT funds, the city is the applicant,
the agreement holder with the province and is ultimately responsible for all compliance and
reporting requirements. Kelowna’'s current MRDT agreement with the province is for 2017-
2021.

Tourism Kelowna (TK) — as the “eligible entity”, Tourism Kelowna is the service provider,
administering the MRDT funds on behalf of the City of Kelowna to deliver tourism marketing,
programs and projects. TK also provides the city with the annual strategic plan, tactical plan,
performance report and financial reports required under the MRDT agreement.
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Renewal Schedule

The current 5-year agreement “repeal date” is July 1, 2022. The renewal application package
must be received by Destination BC (6 months prior to repeal date).

Our target date to deliver the renewal application package to Destination BC is December 15,
2021

City of Kelowna staff worked together with Tourism Kelowna to develop a comprehensive
project workplan, roles and timeline document to coordinate the work needed one in 2021 to
prepare the renewal package including

o New MRDT five-year strategic plan 2022-2026

e One-year tactical plan and budget for 2022, including affordable housing plan

o Develop a report of all taxable accommodators in area

e Stakeholder consultation on new strategic plan

e Collect signed letters of support from minimum 51% of accommodation providers

e Proof of broad consultation and support with city, region and industry and partners;
education and advocacy opportunity e.g., support letters, presentations

e Presentations to City Council: three readings and bylaw adoption

HH##

43



REPORT TO COUNCIL

City of
Kelowna

Date: March 1, 2021
To: Council
From: City Manager

Department:  Policy & Planning

Melcor Lakeside Inc.
Application: ASP13-0001 Owners: 0844053 BC Ltd.
Schwerdtfeger, Horst & Ulrike

(S OF) Redstem St.
(S OF) Hewetson Ave.
Address: (S OF) Kuipers Cr. Applicants:

Melcor Lakeside Inc.

0844053 BC Ltd.
5300 South Ridge Dr.

5265 Upper Mission Dr.

Subject: Thomson Flats Area Structure Plan

Existing OCP Designation: Future Urban Reserve (FUR)
Existing Zone: A1-Agriculture 1

1.0 Recommendation

THAT Council receive for information the report from Policy & Planning Department dated March 1, 2021
regarding the draft Thomson Flats Area Structure Plan;

AND THAT Council not endorse the draft Thomson Flats Area Structure Plan;

AND THAT Council direct staff to exclude the subject properties from the Permanent Growth Boundary in
the draft 2040 Official Community Plan;

AND FURTHER THAT the file be closed.
2.0 Purpose

To consider a staff recommendation to NOT endrose the draft Thomson Flats Area Structure Plan (ASP) for a
new proposed suburban hillside development area of approximately 1,200 residential units south and east
of the existing Upper Mission and Kettle Valley neighbourhoods..
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3.0 Planning Summary

Thomson Flats was identified as one of several potential neighbourhoods in the 1994 Southwest Mission
Sector Plan. As development in the sector has proceeded, each neighbourhood has undertaken a more
detailed Area Structure Plan (ASP) for Council to consider their viability as conditions evolve. The Thomson
Flats ASP has been prepared by the applicant to determine the development potential, impacts and
supporting infrastructure required to develop the plan area.

Managing growth is a vital task with major implications for current residents and future generations.
Growth can exacerbate the challenges facing our community, such as affordability, climate change,
congestion, and the infrastructure deficit. It can also help address these challenges if focused in the right
places. To this end, successive Councils endorsed a shift in policy direction towards a more urban future.
The 2030 Official Community Plan, Imagine Kelowna, the Healthy City Strategy, Healthy Housing Strategy,
and the Community Climate Action Plan are just a few of the documents that have laid out the rationale for
shifting away from the expansion of suburban neighbourhoods.

Meanwhile, development in the Southwest Mission has continued based on a development concept
originally developed nearly 30 years ago. During this time, transportation challenges have grown to the
point where residents in this area experience some of the worst congestion in the city. Southwest Mission
residents have limited options to get around besides driving, and drive further each day than any other
neighbourhood in Kelowna. This area is too hilly and far from destinations — and particularly employment —
to walk or bike; and the low densities and circuitous streets make transit service uncompetitive even when
heavily subsidized. Thomson Flats would add an additional 10-14,000 vehicle trips per day in excess of
future growth already approved for the area, contributing to congestion in the immediate area and across
the southern half of the city.

Addressing congestion with the addition of Thomson Flats will require significant infrastructure
investment, and while the applicant may contribute the majority of the upfront infrastructure within the
neighbourhood, including the extension of South Perimeter Road from Gordon to Chute Lake, the long-
term costs of maintenance and renewal will fall entirely to the City. Hillside neighbourhoods trigger higher
infrastructure costs per household than neighbourhoods in the core. The property taxes they generate can
only cover about half of the long-term cost to maintain and replace this infrastructure. This means they will
require ongoing financial support from the wider community once constructed, adding to the infrastructure
deficit and putting upward pressure on taxation.

While approving Thomson Flats will may add new housing supply over the long term, it will likely have little
positive effect on housing affordability. The homes built in the Southwest Mission are beyond the reach of
most Kelowna residents. Council has already designated (through the Official Community Plan and Zoning)
roughly 6,000 detached homes in suburban areas across the city, meaning there will be ample supply for
years to come. This is based on an estimated abosorption of 300-400 single family homes per year.

The applicant has followed a thorough and professional process in preparing the Thomson Flats ASP. The
proposal includes many benefits, such as the protections of natural spaces and trails, extension of South
Perimeter Road from Gordon Drive to Chute Lake Road, and restoration of Rembler Creek.

Despite the applicant's best efforts, staff have concluded through technical analysis and policy review that
the proposal’s costs and impacts outweigh its benefits and are recommending to not support this
application. The opportunity cost of this proposal is simply too high. Adding an additional 1,200 detached
homes at the fringes of the city will further entrench systemic land-use problems and make it harder to
chart a sustainable course moving forward.
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4.0 Proposal

4.1 Background

An ASP is a process through which a large or particularly complex piece of undeveloped land (often with
multiple land owners) is reviewed to establish whether it can and should be developed in a manner
consistent with City objectives. An ASP does not confer any development rights, but helps to establish a
clear and common understanding of how lands may be developed and gives the City the opportunity to
carefully consider the implications of the development ahead of any land use permission requests. ASPs
include considerable policy and technical review. The proposals are evaluated against established City
policies and objectives, and receive rigorous technical review. Technical review typically considers
transportation impacts, utility and infrastructure impacts, environmental impacts, and hydrological and
geotechnical impacts.

Figure 1: Thomson Flats ASP Milestones

*Request to proceed with ASP
eCouncil authorization to proceed
eOverarching Terms of Reference issued by staff

eServicing analysis supplementary Terms of Reference issued by staff
*Phase 1 work begins
eTechnical analysis for environmental, geotechnical, hydrological, surrounding infrastructure

*Phase 1 Open House and public consultation
*Phase 1 completed and developable areas identified
ePhase 2 launched to plan the development of the sites

eTransportation, land use, servicing analysis completed
eDevelopment proposal prepared and refined
ePhase 2 (draft ASP) public consultation

eDraft ASP submitted to City for review
eCouncil process initiated

<C€<CC

The lands subject of the Thomson Flats ASP were originally identified as part of the Southwest Okanagan
Mission Sector Plan exercise that was completed in 1994. The sector plan completed very high-level
planning for the area, but required that each neighbourhood to complete detailed Area Structure Plans
prior to seeking development approval. Kettle Valley (Neighbourhood 1) was first, followed by Southridge
(Neighbourhood 2) and, most recently, The Ponds (Neighbourhood 3).

As part of the SWMSP exercise, the Thomson Flats lands were identified outside the 20 year horizon of the
plan and received limited discussion and attention. A road connection was identified as was an estimated
development yield, all to be ground-truthed through an ASP.
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Of the 3,925 units originally anticipated in the 20-year projection of the SWMSP, 2,900 units have been
issued Building Permits*. An additional approximately 1,100 units (650 single detached, 450 mutli-unit)
remain planned, but not developed in the sector (The Ponds and Kettle Valley). These planned units
represent approximately 10-15 years of suburban development supply? in this sector alone.

The 2030 OCP gave the subject lands a designation of Future Urban Reserve. This designation includes
"land that has some development potential but is not projected for development within the Official
Community Plan 20-year time horizon". Therefore, the 2030 OCP and its supporting infrastructure policies
did not anticipate or plan for development of the Thomson Flats area.

In 2013, the applicant requested authorization to prepare an ASP for these lands. Council and staff
supported this request with the understanding that the ASP provides the opportunity to explore the area’s
development potential and to understand clearly its corresponding impacts.

In 2015, Council chose to advance construction of the South Perimeter Road (SPR), from Stewart to
Gordon, as a tool to help address ongoing traffic congestion concerns in the area. The SPR project
represents a very significant investment and the final large-scale infrastructure project that can affect
significant benefit for area residents. The SPR project does not require the development of the Thomson
Flats ASP lands to be viable —rather, it is intended to serve existing traffic congestion concerns.

4.2 Project Description

The Thomson Flats ASP proposes to develop approximately 1,200 housing units, spread among 17
development pockets. These pockets of developable land are what remains after setting aside steep slopes,
environmentally sensitive lands, or hydologically or geotechnically unstable lands. The pockets of
development are tied together via a network of local roads and trails.

The ASP proposes an arterial road running east-west through the centre of the site, connecting Chute Lake
Road to the west with South Perimeter Road and Gordon Drive to the east. This road connection is
intended to provide access to SPR for residents of Thomson Flats and Kettle Valley. An additional local road
connection would be provided between the new development and the South Ridge neighbourhood via
South Ridge Drive.

The Rembler Creek Corridor also runs east-west through the centre of the site. The creek, which today is
severely compromised, would be restored in line with the recommendations of a professional biologist. The
corridor will also provide storm drainage and linear trail benefits.

The area contains several land uses, including low-density single and multiple unit housing, parks and
natural areas, and a school site. Of the roughly 1,200 units of residential development identified in the draft
ASP, 85-90% is expected to be single detached housing, with the remaining being comprised of low-
density multiple unit residential housing, such as townhomes or duplexes.

A site for a school has been identified and deemed necessary by School District 23. The site has been
generally identified in the eastern portion of the lands, providing convenient access to South Perimeter
Road and Gordon Drive.

Each pocket of development is planned also to contain trail connections to other development pockets, to
the proposed neighbourhood parks, the Rembler Creek Linear Park, and to established trails in the Myra-
Bellevue Provincial Park to the south.

1 Total of all building permits for residential units issued since 1995. Does not include secondary suites.
2 Based on the average annual number of units issued Building Permits within the Southwest Mission Sector between 2009-2019.
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There are three neighbourhood parks proposed in the Thomson Flats ASP, totalling approximately 1.8ha.
The three parks are spread across the development, with one located to the west, one centrally, and one to
the east. Their detailed locations would be confirmed in later development stages, and the proposal meets
the City's Parkland Acquisition Guidelines.

4.3 Site Context

The Thomson Flats ASP lands consist of 5 legal parcels totaling 255.53 ha, located at the very southern
boundary of the City, between Chute Lake Road to the west, and Bellevue Creek to the east.

Subject Property Map: Thomson Flats ASP Area
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The lands are zoned A1 — Agriculture 1 today, but are not actively farmed and are not in the Agricultural
Land Reserve (ALR). There is a history of some agriculture on the site, but the land has been left unused in
recent decades. As such, the adjoining neighbourhoods have utilized the lands as natural recreational areas
and walking and cycling trails are found throughout. Motorized vehicles also use the property, which has
resulted in substantial damage to the Rembler Creek corridor.

The subject lands are surrounded in the north and west by suburban residential development approved
long ago, including Kettle Valley and South Ridge. To the south is rural land within Regional District of
Central Okanagan (RDCO) jurisdiction.

Specifically, adjacent land uses are as follows:
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Orientation Zoning Land Use
North RUaH, RM2H, RUs, RH3, P3 Low density hillside residential and park
East n/a Myra-Bellevue Provincial Park
South (RDCO) Rural1-RUa Rural Resource
West RR2, RR3, RH2 Low density rural and hillside residential

In the 2030 Official Community Plan, the lands received the Future Urban Reserve (FUR) designation.

2030 OCP — Chapter 4: Future Land Use

Future Urban Reserve: Land that has some development potential but is not projected for
development within the Official Community Plan 20-year time horizon. There is potential for the
reconsideration of the status of these lands as part of a future review and updating of the Official
Community Plan. These boundaries are schematic in nature, and include lands that may remain
within the ALR. Lands within this designation will not be supported for any further parcelization.

The lands are within the Permanent Growth Boundary (PGB) in acknowledgement that there may be some
development potential for the lands at some point beyond the 20-year OCP horizon.

A Discussion

Policy Context

For well over a decade now, successive iterations of policy direction have been moving the community's
growth gradually towards a model focused on creating compact, complete and resilient neighbourhoods.
Early movement in this direction began in strategic planning from the late 1990's, and has culminated in
the community's Imagine Kelowna vision.

Taken together, the direction for Kelowna's future growth in unambiguous. While suburban hillside
development is recognized as having a place in this context, its expansion and continuation stands at odds
with broad and clear policy direction ranging from housing and transportation to land use and climate
change.

The current policy context is established on a broad foundation of policy work summarized below:

2030 Official Community Plan (Bylaw No. 10500)

The 2030 OCP is the City's current growth management plan, guiding growth and development in
Kelowna until the OCP update is completed. It establishes a vision for compact, complete
communities that encourage transit, bicycles and pedestrians and that are serviced by efficient
infrastructure. While accepting a role for modest suburban growth, the 2030 OCP clearly prioritizes
urban development and redevelopment. This focus is further supported by the OCP's climate action
goals that would see significant Greenhouse Gas reductions. Considering this direction, the first
three goals of the OCP are to:

1. Contain Urban Growth
2. Meet the housing needs of all residents

3. Provide a balanced transportation network

Our Kelowna as we Take Action: Kelowna's Community Climate Action Plan
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The Community Climate Action Plan establishes a path forward to reduce the Greenhouse Gas
(GHG) emissions in Kelowna through action in 5 priority areas. Of these, two are directly related to
land use and transportation:

1. The Way We Get Around - providing options to reduce vehicle trips and accelerate
transition to low carbon transportation options.

2. Planning Our Community - managing energy and emissions by focusing growth in urban
areas so residents and workers are located closer to transit and services.

Healthy Housing Strategy

The City's housing strategy, endorsed in 2018, sets out a five year plan to take on 19 important
actions that will work together to improve Kelowna's housing system over the long-term. The 19
actions are set within four key directions. Of these four, two are relevant to the land use decision at
hand:

1. Improve housing affordability and reduce barriers for affordable housing — actions under
this direction seek to increase the supply of affordable housing being delivered in Kelowna
and to enable households to reduce their transportation and energy costs.

2. Build the right supply — this direction acknowledges that new single detached housing is
growing out of reach for most Kelowna households, and focuses on diversifying the
community's housing options, particularly where transportation and energy costs can also
be reduced.

Imagine Kelowna

The Imagine Kelowna process included the City’s most extensive community engagement process
undertaken to date. The vision developed represents the careful and considered input of thousands
of local residents and leaders from every sector across the community. Of its four pillars and 14
goals, the following are the most directly related to the Thomson Flats ASP application:

1. Grow Vibrant Urban Centres and Limit Sprawl - denser neighbourhoods make our City
healthier, more sustainable and easier to get around. They make more financial sense, too.

2. Embrace Diverse Transportation Options to Shift Away from Our Car-Centric Culture -
making it easy for people to choose non-driving options protects the beauty of Kelowna
and makes getting around more enjoyable.

3. Build Healthy Neighbourhoods That Support A Variety of Households, Income Levels and
Life Stages — everyone in our community should be able to find stable and appropriate
housing.

4. Take Action and Be Resilient in the Face of Climate Change — we will seize the opportunity
to face climate change head-on for a hopeful and sustainable future.

Transportation & Land Use

The Transportation —Land Use Connection
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While the focus of the challenges facing the SWM neighbourhoods tends to be on transportation, these
challenges are symptoms of a more foundational land use problem. Unlike many other forms of
development, suburban development is inseparable from the car.

Suburban development patterns are also extremely difficult environments in which to change
transportation behaviour. They are homogeneous and very low density, so transit, walking and bicycling
are not viable options for most trips. Hillside environments make these already unlikely options even less
palatable (See Table 1). While the central portions of cities are able to make the shift towards more
sustainable transportation options as traffic congestion grows, the suburbs struggle to be flexible.

Table 1 - Thomson Flats Active Transportation Scoring Pre and Post-Development (WalkScore, 2020)

Walkscore Bikescore Transitscore

Pre-development

o — car-dependent

16 — minimal transit

Post-development*

o — car-dependent

14 — somewhat bikeable

20 — minimal transit

Description

Almost all errands

Minimal bike

Possible to use transit

require a car infrastructure

* The adjacent Southridge neighbourhood was used as a proxy to establish a likely range of performance at buildout.

This transportation and land use problem means that the average suburban household in Kelowna drives 2
to 6 times more than the average urban household3. Due to its location at the far southern edge of the City,
daily driving distances for households in the ASP are anticipated to be at the high end of this range.

Average Distance Driven

Km Per Household

'
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Source: 2018 Okanagan Travel Survey

3R.A. Malatest, 2018 Okanagan Travel Survey, February, 2020.
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In addition, new suburban development typically yields housing that is among the most expensive in the
community. Average prices for new housing in these hillside neighbourhoods exceeds $1M*.

Village centres in suburban areas have been introduced as a measure to create more "complete
communities". These centres typically offer a modest range of personal services and retail sales along with
a small collection of muti-unit housing. In some cases, they are also serviced by transit. Often, however, the
true impact of these centres is considerably less than advertised. At the most basic level, this is because
they haven't meaningfully altered the DNA of a suburban neighbourhood. The make-up of the broader
neighbourhood remains overwhelmingly auto-dependent, low-density, single dwelling housing. That low
density environment is the reason that the village centres are unable to support a significant amount of
commercial or office. There simply isn't the market in close proximity.

Even when successful, these village centres provide modest benefits. They do allow some vehicle trips to be
shorter — say, to go to a coffee shop, or a corner store — but, they are unable to provide the range of services
to alter the trips that have the greatest impacts on the transportation network, such as commuting to and
from work, activities, errands and other key destinations. Even with village centres, suburban residents
must travel outside of their neighbourhoods for the vast majority of their trips.

Transportation Infrastructure Options

As discussed above, separating transportation and land use in the suburbs is difficult. It is tempting to use
infrastructure to address the transportation problems resulting from suburban development. But, without
addressing the underlying land use condition, these infrastructure solutions can often provide limited
benefits with high costs. Nonetheless, a series of reports to Council have examined the range of
infrastructure options available and the impacts of changes that have already been made to address the
transportation challenges facing the Southwest Mission (SWM) sector®. Signal timing changes, the
installation of round-abouts, the construction of a new school to shift travel demand, and adjusted transit
servicing have all influenced, but have not addressed, traffic congestion in the SWM.

The last option being pursued actively is the construction of the South Perimeter Way (SPR). After analysis,
the function of SPR as a 'relief valve' has become clear. It may be a frequently convenient route for
residents of The Ponds and for the remaining SWM residents, it will be a convenient route when both
Lakeshore and Gordon are heavily congested. In that way, SPR is unlikely to dramatically reduce
congestion, but may help prevent congestion from getting worse until it, too, becomes congested. Once
the SPR connection is made, there are few remaining options to limit congestion from land use decisions in
the SWM sector.

The draft Thomson Flats ASP proposes to connect SPR to Chute Lake Road. This connection would
improve the attractiveness of the SPR route for Kettle Valley residents. However, the primary beneficiaries
of this connection would be residents of the Thomson Flats development. Without Thomson Flats
development, staff do not see enough value in the SPR to Chute Lake Road connection proposed to
warrant the considerable expenditure needed to build and maintain it over the long run. Accordingly, the
connection between Chute Lake Road and SPR is not being considered for funding in the draft TMP
scenario currently in process.

The TMP has been developed to support the 2040 OCP Growth Scenario, which did not include Thomson
Flats. There are several transportation capital projects adjacent to the Casorso Bridge that are not included,
or funded, in the draft TMP that would be required if the Thomson Flats ASP is approved. These projects

4 CMHC, New Housing Construction Activity, Absorbed Single Detached Unit Prices, October, 2020.
5 Southwest Mission Sector Transportation Update, May 2017.
6 Lakeshore Corridor — Transportation Update, August 2020.
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are identified in the current 2030 Infrastructure Plan with an estimated cost of $12M; however, based on
recent experience, staff estimate that these costs could be much higher. Should the Thomson Flats ASP be
approved staff would need to revisit the TMP and allocate significant additional funding. The opportunity
cost of these funds should also be considered, as the additional funding would likely yield greater citywide
benefit and alignment with City goals if spent on other currently unfunded projects.

Beyond their high cost and impact to the draft TMP, there remain concerns about the ultimate viability of
these projects, which would require Agricultural Land Reserve (ALR) lands, and impact First Nations
Reserve lands. Moreover, since improvements on SPR, Stewart, Casorso and Benvoulin work as a system, if
any one project cannot be delivered, or is delayed, it would impact the entire corridor.

Other Infrastructure Systems

In addition to transportation infrastructure, there are several other infrastructure systems that will be
effected by the proposed ASP, including sanitary, water and storm drainage. Staff have concerns regarding
the long-term sustainability and maintenance challenges associated with water and sanitary infrastructure
on the south side of the draft ASP identified as "Future Low Density Urban Reserve". The remainder of the
ASP area did not trigger significant concerns from a utility infrastructure perspective.

Infrastructure Costs

In August of 2020, Council received a staff report regarding the ModelCity Infrastructure (MCI) analysis tool
that explores the long-term infrastructure costs and revenues associated with different land use patterns in
Kelowna. The tool is intended to bring focus to the important connection between land use decisions and
long-term asset management.

To do this, the MCI tool compares the long-term revenue associated with a neighbourhood against the
long-term costs associated with operating, maintaining and replacing that neighbourhood's share of the
infrastructure it relies on.

The results (see Figure 1) showed that suburban hillside development provides substantially less long-term
revenue than is needed to support its infrastructure demands. Conversely, denser, mixed-use urban
development performs better in the long-run.

Figure 1: Development Revenue Scale

Subsidized Revenue Positive
Hillside Suburb Urban Core Urban Centre Downtown
Low Density Single Use High Density Mixed Use

7

The MCl tool was used to model the performance of the proposed Thomson Flats development specifically.
The results show that Thomson Flats at buildout would perform as expected from other hillside suburban
neighbourhoods, covering roughly 5o-55% of its total infrastructure cost burden. The MCl estimate is that

7 City of Kelowna, Model City Infrastructure, 2020.
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this 40-45% revenue shortfall equates to an average annualized deficit of approximately $1.4M that will be
required from other sources.

The MCI tool is only one of a range of analytical tools and approaches that should be applied in the review
of major development applications. The results from the MCl tool should not alone be used to evaluate the
merits of a development proposal.

Nevertheless, its results indicate that the proposed development will hinder the City's objective of
addressing the infrastructure deficit, and would, in fact, contribute to making it worse. Essentially, with
each new suburban hillside development, the City is increasing the size of the infrastructure deficit while
eroding financial capacity to address it moving forward.

5.0 Summary

Over successive years, the City has been making concrete and concerted efforts to shift its land use and
transportation patterns away from hillside suburban development embodied by the Thomson Flats ASP
proposal. The reasons for this shift are many and range from the cost of supporting expensive
infrastructure and the transportation challenges associated with car-dependant neighbourhoods, to
housing affordability, and climate impacts from transportation-related greenhouse gas emissions.
Approval of the Thomson Flats ASP would commit the City to further supporting this form of development
for the next 20 years or more and would set the community back in its efforts to meet the City's Imagine
Kelowna vision.

Should a development proposal be brought forward for consideration in the longer-term, careful
examination would be warranted for issues, including but not limited to the following:

e Long-term changes to transportation behaviour;
e Transportation network performance;

o Life-cycle infrastructure costs;

e Housing diversity and affordability; and,

e Environmental considerations, including climate change impacts.
6.0 External Referral Comments

6.1 RDCO

The Regional District’s South Slopes OCP (2012), Section 10 — Community Facilities, Parks,
Recreation and Heritage objectives and policies supports securing future linear parks and greenway
connectivity with municipal, Provincial and Regional District parks. Parks and greenways identified
in the South Slopes OCP for future connectivity in the vicinity of the Thomson Flats ASP include
Lebanon Creek Greenway, Bellevue Creek Greenway, Myra-Bellevue Provincial Park, Okanagan
Mountain Provincial Park, Johns Family Nature Conservancy Regional Park (formerly known as
Cedar Mountain Regional Park). Refer to South Slopes OCP Map3: Future Parks Connectivity.

RDCO staff reiterates that the Regional District is very concerned that endorsement of the OCP
amendment/ASP authorization by the City of Kelowna will lead to further pressure for
development to occur in the South Slopes area (both within the City and outside City boundaries).
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6.2 SD23

Based on current projections, the elementary, middle and secondary schools are over their building
capacity. The Mission area has a student yield of .3 to .45 students per residential unit. As of 2019
numbers, the yield was 0.43 students per residential unit. The Thomson Flats plan shows the school
site to be developed in the later stages of the ASP and it looks like 695 units (phase A-K) will be
constructed prior to the school site being available. If this is the case, the number of units will
generate 210 — 300 new students in the area and there will be no student space available. The
School District is highlighting the potential need for a school site sooner based on the phased
identified residential units. It is unclear when the school site may be available and if the site is
available later in the land development process, there will be a lack of space in the current schools
for students from this development.

6.3 Interior Health
See attached letter dated August 27, 2020.

7.0 Application Chronology

See Figure 1in Section 4.1.

8.0 Alternate Recommendation

THAT Council receive for information the report from the Policy & Planning Department dated March 1,
2021 regarding the draft Thomson Flats Area Structure Plan;

AND THAT Council direct staff to work with the applicant to complete the final stage of the Transportation
Analysis;

AND FINALLY THAT Council direct staff to consider and integrate the impacts of the ASP within the draft
Transportation Master Plan, the draft 2040 Official Community Plan, and the draft 20-Year Servicing Plan.

Report prepared by: James Moore, Long Range Policy & Planning Manager

Reviewed by: Danielle Noble-Brandt, Policy & Planning Department Manager
Approved for Inclusion: Ryan Smith, Divisional Director, Planning & Development Services
Attachments:

Attachment A: DRAFT Thomson Flats Area Structure Plan
Attachment B: Interior Health Authority, RE: Thomson Flats Area Structure Plan, dated August 27, 2020.
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Proposal

» Consider the draft Thomson Flats ASP

» Long-term development potential of up to 1,200
units of low-density hillside development




Role of an ASP

e Sets out
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Development Process

* Request to proceed with ASP
e Council authorization to proceed
e Overarching Terms of Reference issued by staff

* Servicing analysis supplementary Terms of Reference issued by staff A
* Phase 1 work begins
* Technical analysis for environmental, geotechnical, hydrological, surrounding infrastructurej
* Phase 1 Open House and public consultation )
* Phase 1 completed and developable areas identified
* Phase 2 launched to plan the development of the sites )
e Transportation, land use, servicing analysis completed )
* Development proposal prepared and refined
* Phase 2 (draft ASP) public consultation )
~
e Draft ASP submitted to City for review
* Council process initiated
J




Public Engagement

» Phased public engagement led by the applicant
» Phase 1 Open House
» Phase 2 Open House

» Transportation-specific engagement (online)
» Website
» Online survey
» Papersurvey



Public Engagement

» Public Engagement Themes:
» Environmental protection
» Trails and parks
» Transportation connection

» Overall, 66% of survey respondents do not support
the ASP, 34% support



Context Map
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Project/technical details Kelowna

» Long-term phased development
» Approximately 1,200 units

» Mostly single detached housing




Site Plan

Environmental
Analysis

Geotechnical
Analysis

City of Kelowna

GULARD FOREST Roan

GLLARD FOREST Roan
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Site Plan
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» Development pockets
» Connected by local roads
» Arterial road bisects site
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» Mostly single detached housing

» Pockets of low-density multi-dwelling housing

» School site

» Future development area
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Site Plan

» Restored Rembler Creek
» Trail network

City of Kelowna 69



N s N e T 7 o T

Policy Context

2030 Official Community Plan

Greening Our Future

~, » Move towards
el more compact,
sustainable,
urban
development

imagine

Healthy Housing Strategy

City of &2
Kelowna




Policy Context

» Healthy Housing Strategy
» Build the Right Supply

» housing forms that meet the needs of local residents and
which they can afford to rent or to own.

» encouraging housing in the urban core, near employment and
sustainable transportation options, to reduce household
transportation costs.

» Avg. price of new detached homes $1M+
» Not affordable for most local families



Transportation & Land Use

Average Distance Driven 57
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» Location faces major
congestion challenges

» Car-captive — few
other options

» Results in 2-6x more
driving



Transportation Infrastructure
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» Arterial connection
» Draft TMP impacts
» Broader network impacts
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Infrastructure Costs

» Linking asset management and land use
» Shifting to long-term thinking
» ModelCity Infrastructure (MCl) analysis

Subsidized Revenve Positive
~
~

Hillside Suburb Urban Core Urban Centre Downtown

Low Density Single Use High Density Mixed Use




Staff Recommendation

Policy N Transportation N Financial Non-
Analysis Analysis Analysis Support

» Staff recommend that Council NOT support the
draft Thomson Flats ASP
» At odds with broad array of City policy

» Will make the transportation system more fragile and
vulnerable

» Contribute to worsening the infrastructure deficit
» Opportunity cost



Conclusion of Staff Remarks
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1 PART | - ADMINISTRATION

1.0 INTRODUCTION

The Thomson Flats Area Structure Plan (ASP) sets out a general land use and servicing
framework to facilitate and guide land development within the ASP area. The development
proposals within this site have been designed to be innovative and complement the sites
surrounding natural assets and neighbouring land development. Further, land development
within the area is to support and build upon the City of Kelowna’s existing policy documents
while creating a distinctive neighbourhood. The Thomson Flats ASP emphasizes its dedication
to enhance and strengthen Kelowna’s existing neighbourhoods, notably the South Okanagan
Mission neighbourhood.

The development of this ASP is the result of extensive communication with the City of
Kelowna and the community at-large since it was authorized by the City in 2014. The ASP
policies strive to enhance the parent neighbourhood by building upon its multiple strengths
and features while looking to the future with the development of an amenity-rich
neighbourhood that is home to a diverse population.

The Thomson Flats site is a 631.43-acre (255.53 ha) property located near Kelowna'’s
southeast municipal boundary, south of Jack Smith Lake. Thomson Flats is within Kelowna’s
permanent growth boundary, and the land is designated as Future Urban Reserve. The site is
a collection of parcels owned by Melcor Lakeside Inc., Canadian Horizons Land Investment
Corporation, and the Schwerdtfeger Family.

This Area Structure Plan (ASP) document has been divided into three separate parts, each of
which provides specific content that supplements the document as a whole:

Part I: Administration — provides brief statements and descriptions about the Thomson Flats
ASP, the ASP purpose, authority, preparation process, interpretation, timeframe, and ASP
amendment process, with reference to City policy documents that inform the ASP, such as the
2030 Official Community Plan.

Part Il: Background and Context — provides sufficient background history of the area and its
conditions, past and existing development, connectivity of lands within the ASP area and as it
relates to the surrounding areas, land ownership details, and site context, including, but not
limited to environmental and geotechnical conditions, and infrastructure information.

Part Ill: Land Use, Transportation, and Servicing — provides information related to the
future of the area and how development will progress, including: the areas vision, goals and
objectives, land use, transportation, and servicing policy, parkland and open space facilities,
population and unit projections, and implementation measures.

1.1. AREA STRUCTURE PLAN PURPOSE

The purpose of the Thomson Flats ASP is to provide a guiding policy document that assists
land developers and the City of Kelowna in ensuring that the growth and development of the
site progresses in a logical and integrated manner. The ASP will further ensure that
development is set within the context of an adjacent neighborhood, as well as the broader
community.

The limits of the Thomson Flats ASP boundary are illustrated within Figure 1.1: Plan Area,
and fully described in Part II.

THOMSON FLATS ASP | June 2020 Page 3
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1.2.

PLAN AUTHORITY

The Thomson Flats ASP is authorized by the City of Kelowna as a formal policy document,
which was guided by the policies within the City’s Growth Management Strategy, and the
Official Community Plan (OCP).

The City of Kelowna Growth Management Strategy and 2030 OCP provides a foundation for

the development of policies established within the ASP. Using the direction provided by formal
City policy documents as a foundational guide, the Thomson Flats ASP provides development

principles and policy for land use, road and transportation, municipal servicing and utilities,
parks and open space, and environment and ecology.

The policies within this ASP conform to, and seek to fulfill the objectives as outlined within the

Kelowna 2030 OCP, which include;

Develop sustainably,
Focus development to designated growth areas,

Ensure adherence to form and character, natural environment, hazardous condition,
and conservation guidelines,

Ensure appropriate and context-sensitive built form,

Promote social wellbeing and quality of life by providing facilities that serve all
community members,

Achieve high quality urban design,

Ensure opportunities are available for greater use of active transportation and transit
to:

Improve community health,

Reduce greenhouse gas emissions, and

Increase resilience in the face of higher energy prices,
Provide parks for a diversity of people and a variety of uses,
Ensure environmentally sustainable development, and
Ensure efficient use of land.

THOMSON FLATS ASP | June 2020
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1.3. PLAN PREPARATION PROCESS

The City of Kelowna has established a hierarchy of Community Plans. Figure 1.11: Plan
Process illustrates how the ASP relates to other City Planning documents.

Sector Plan

Area

Structure
RETY

THOMSON FLATS ASP | June 2020

Page 5
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The Thomson Flats ASP provides an intermediate link between the OCP and specific
development applications. More specifically, an ASP provides policy and a generalized
development concepts for future development within specific areas of the city. An ASP must
adhere to the spirit and intent of the OCP and include the primary development elements as it
relates to the site.

1.3.1. COMMUNITY CONSULTATION

The Thomson Flats ASP was developed in consultation with a range of stakeholders, including
various City of Kelowna departments and interested citizens from the Upper Mission and
surrounding neighbourhoods. Two open houses were held during the ASP development
process to seek input and comments from local area residents and the general public about
the various elements of the ASP (i.e., land use, parks and open space, transportation, etc.)
prior to final submission of the ASP to the City of Kelowna. The objectives of the open houses
were to:

— Provide site background material to area residents and landowners,

— Seek input and comments from local area residents and landowners regarding the
proposed ASP, prior to final submission,

— Collect completed comment forms from residents and landowners, and

— Answer any question residents and landowners may have regarding the proposed
ASP.

Summary overviews of the open houses are included below, and Section 2.12 summarizes
the information gained through the community consultation process. Complete consultation
information, the presented display materials, all the public feedback, raw data and analysis is
included in Appendix a — Public consultation summaries

OPEN HOUSE #1

The first open house took place on June 28, 2017 at the Okanagan Mission Community Hall,
from 4pm — 7pm. The format of the open house was an informal drop-in style with twenty 34” x
40” large-format visual information panels. The panels provided an overview of the project,
background study results, and an estimated ASP timeline. Project staff and facilitators were
present at the open house to provide information and field questions by attendees. Select City
of Kelowna staff and members of Council also attended the open house. Attendance was
estimated at one hundred individuals based on a formal sign in sheet, however about 15% of
attendees chose not to sign in.

The open house panels included feedback boards that asked attendees for their community
values, hopes and fears, and comments regarding site design and development
considerations. Many residents expressed concerns about conserving greenspace and
ecological habitats, as well as traffic volumes. Good connectivity with trails and paths, as well
as safety for walkability were also significant concerns.

OPEN HOUSE #2

Melcor Developments Ltd. and Canadian Horizons hosted the second Thomson Flats Area
Structure Plan Community Open House on Wednesday February 19, 2020. The event was
held at the Manteo Resort located at 3762 Lakeshore Road from 4pm-7pm. Open house
attendance was between 60 and 100 individuals, which is based upon a formal sign-in record.
It should be recognized, however, that some participants chose not to forego formal sign-in as
it was 100% voluntary.

THOMSON FLATS ASP | June 2020
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The format of the open house was an informal ‘drop-in’ with the assistance of seventeen 34” x
40” large-format visual display panels. The display panels provided an overview of the project,
background study results, and estimated timeline. The open house was represented by a total
of eight individuals — five from WSP, one from Canadian Horizons, one from Melcor
Developments Ltd., and one from Beckingham Environmental. Representatives spoke with
open house participants and answered inquires, with the purpose of providing clear project
goals and objectives.

OPEN HOUSE #3 ONLINE COVID 19 PUBLIC ENGAGEMENT

Melcor Developments Ltd. and Canadian Horizons hosted the third Thomson Flats Area
Structure Plan Community Open House online from May 25, 2020 — June 19, 2020. Given
the events surrounding COVID-19 it was not possible to host an in-person event.

The format for the Online Open House consisted of providing online display panels, a Traffic
Impact Assessment summary and a Frequently Asked Questions (FAQ) document to assist
participants with common questions about the Area Structure Plan. Attendees were asked to
complete an online survey to provide feedback on the overall ASP. The material was hosted
on www.thomsonflats.ca and a project facilitator was assigned to answer emails and questions
of attendees throughout the online engagement process.

1.4. INTERPRETATION

All mapping and figures within the Thomson Flats ASP, including boundaries, lot locations,
and locations of any symbols or areas shown on a map or figure in the ASP, are approximate
and conceptual only, and are not absolute and therefore should be interpreted as such.

Where a statement accompanies a policy or policies, it is provided for information purposes
only to enhance the understanding of the policy. Should there be any inconsistency between
general statements and the policies themselves, the policy shall take precedence. The
purpose of the Plan is not to replace other City policy documents or bylaws, but to enhance
and aid decision makers.

Where a policy requires submission of studies, analysis or information, the exact requirements
and timing of the studies, analysis or information shall be determined at the rezoning,
subdivision, or Development Application stages.

1.5. TIMEFRAME

The Thomson Flats ASP is future-oriented and depicts a proposed land use and transportation
pattern for the area. No specific timeframe is applied to the Plan as the timing of development
will be influenced by a number of contributing factors such as, but not limited to market
changes and the supply and demand of housing. It is, however, anticipated that under the
existing development conditions, full build out of the Thomson Flats Area could take between
15-35 years from the start of construction.

1.6. PLAN REVIEW AND REVISION

The text and illustrative figures within the Thomson Flats ASP are not intended to be static.
Instead, their purpose is to help guide the future development of the area. While the Thomson
Flats ASP describes and illustrates the best representation of how the development will
process, designs are conceptual, and some modification and revision may occur as
development progresses over time.

THOMSON FLATS ASP | June 2020 Page 9
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2 PART Il - LOCAL CONTEXT AND
BACKGROUND

The intent of Part Il is to provide historical background and context to the Thomson Flats site.
This section also provides information about surrounding neighbourhoods, site features,
current infrastructure servicing conditions, and community open houses undertaken as part of
the overall ASP process. This section forms the foundation for the established development
concept and resulting guiding principles and land use policies within Part I11.

2.0 AREADESCRIPTION

2.1. LOCATION

The Thomson Flats ASP area is adjacent to Kelowna’s Upper Mission neighbourhood. The
ASP lands are generally bounded by the South Ridge area to the north, Jack Smith Lake and
Bellevue Creek drainage area to the east, Lakeshore Drive/Upper Mission Drive to the west,
and Gillard Forest Service Road/City of Kelowna municipal boundary to the south. The site’s
northern boundary consists of established urban residential, whereas the south is a rural
resource area within the boundaries of the Central Okanagan Regional District. The ASP area
encompasses a total of five parcels comprising an area of 255.53 ha (631.43 acres) within
Kelowna’s permanent growth boundary and is currently designated as Future Urban Reserve.

2.2. BACKGROUND

The Thomson Flats area has been identified as having potential for residential development as
early as 1985 in Kelowna’s OCP. In addition to the previous OCP, the existing Transportation
Plan shows a future grid road connection between Chute Lake Road, Crawford and Stuart
Roads.

In anticipation of the Mission Village Concept Plan (now Kettle Valley), the City of Kelowna
completed the Southwest Mission Sector Plan. Following that, the OCP was amended to
include Neighbourhoods 1, 2, and 3. The future densities for these areas was projected at
approximately 6700 units, based on a gross density of 10 units/ha for lands with slopes under
20% and 7 units/ha for lands with 20-30% slopes. Neighbourhood 1 of this sector plan is fully
built out.

In 1995 City Council authorized the preparation of an ASP for Neighbourhood 2 which was
subsequently adopted into the Official Community Plan in 1999. This plan included 3 nodes,
2a, 2b and 2c, providing a total potential unit count of 1230 units. At present, Neighbourhood 2
is close to meeting its projected 20-year build-out. January 2004 saw Council authorization for
the preparation of an Area Structure Plan for Neighborhood 3 with the subsequent adoption of
the plan into the Official Community Plan in 2007.

On March 3, 2014, the City of Kelowna authorized the preparation of the Thompson Flats
ASP for a maximum of 1,400 housing units over two phases, and work on preliminary studies
began. The ASP submission proposed the development of up to 800 dwelling units in Areas 1
and 2 (Melcor and Canadian Horizons parcels — see Section 2.3 below) and approximately
600 additional units in Area 3 (Schwerdtfegger parcels) at a later time. These units were
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proposed to consist mainly of single dwelling housing, with the potential for some compact
cluster housing, and other uses including parks, open space, and possibly educational or
commercial amenities.

The ASP for Thompson Flats presents an opportunity to build on the vision of the Southwest
Mission Sector Plan and realize the target population density in the neighbourhood

necessary to support desired commercial and community amenities that are currently not
supported. The phased development of the Thomson Flats area will provide critical
transportation connections for the entire Mission neighbourhood and assist in helping the
neighbourhood achieve the population density required to attract commercial and other
community amenities. Development will be phased in a northwest-to-southeast manner with a
sequenced focus on delivering critical infrastructure and transportation connections.

2.3. LAND OWNERSHIP

Collectively, Melcor Lakeside Inc. (a subsidiary of Melcor Development Ltd.), Canadian
Horizons Land Investment Corp, and the Schwerdtfegger Family own the lands comprising the
Thomson Flats ASP area.

Table 2.1: Land Ownership, provides the legal and civic address for each of the five parcels
corresponding to each of the three landowners and ASP planning areas. Error! Reference
source not found. visually identifies the lands held by each of the landowners and the
corresponding planning areas.

Table 2.1: Land Ownership

AREA ASP

LANDOWNER LEGAL ADDRESS CIVIC ADDRESS (HA) AREA

Melcor Lakeside Inc. SEY4, Sec. 24, Twp 28 5265 Upper Mission 62.90 1
Dr.

0844053 BC Ltd. WYz of SW¥%,, Sec. 19, Twp 29 |5300 South Ridge Dr. 32.37 2
0844053 BC Ltd. EY2 of SEY4, Sec. 19, Twp 29 [(S of) Kuipers Cres. 32.37 2
Horst Immanuel Lot 1, Plan 28237 (S of) Hewetson Ave. 40.47 3
Schwerdtfegger
Ulrike Hannelor Schwerdtfegger
Horst Immanuel Lot 2, Plan 28237 (S of) Redstem St. 87.41 8
Schwerdtfegger
Ulrike Hannelor Schwerdtfegger

2.3.1. MELCOR DEVELOPMENT LTD.

Melcor Development Ltd. (Melcor) is a family real estate business that spans four generations.
They are a diversified real estate development and asset management company that
transforms real estate from raw land through to high-quality finished product in both residential
and commercial built form.

As a fully integrated real estate development and asset management company, Melcor has
helped to shape much of Alberta’s high-growth areas and also has developments spanning
western Canada, Colorado and Arizona, including locally Kelowna’s Blue Sky at Black
Mountain and North Clifton Estates.
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Melcor is a participating ASP landowner.

2.3.2. CANADIAN HORIZONS LAND INVESTMENT CORP.

Canadian Horizons Land Investment Corp. (Canadian Horizons) was formed in 2006 following
several very successful land development partnerships and joint ventures amongst its
founding members.

Based in Vancouver, CHLIC’s multi-disciplinary team of professionals form an innovative
approach to real estate development. CHLIC’s extensive experience allows for residential,
commercial, mixed-use, and industrial development ranging in size and complexity. A
commitment to excellence allows CHLIC to continually deliver the highest quality
developments with a specialization in medium to large scale master planned communities.
CHLIC has major holdings throughout the Lower Mainland, Okanagan Valley, and southern
Vancouver Island.

Canadian Horizons Land Investment Corp. is a participating ASP landowner.

2.3.3. SCHWERDTFEGGER FAMILY

The Schwerdtfeggers are US-based residents who have land holdings throughout North
America. The Schwerdtfeggers are a non-participating ASP landowner, but have granted
consent to the ASP process

2.4. SURROUNDING LAND USE

The Thomson Flats ASP area is located between the City of Kelowna and Regional District of
Central Okanagan (RDCO) municipal boundaries. Surrounding land use (see Figure 2.2:
Existing Land Use ) is described as follows:

NORTH

Immediately north of the site is the South Ridge urban residential neighbourhood. While
predominantly suburban-style development, the overall residential neighbourhood includes
light commercial land uses (i.e. grocery stores, personal service establishments, restaurants,
etc.), formal park space, passive open space areas, and institutional uses, such as schools
and churches.

EAST

The east boundary of the ASP is Myra-Bellevue Provincial Park and Day Use Area. This day-
use area is used by picnickers and hikers but is more notably known as a mountain bike
haven. It has a myriad of single and double-track trails that are used by thousands of hikers
and mountain bikers each year.

SOUTH

Sharing a border with the south of the area is the RDCO'’s Gillard Forest Service Road. As the
name suggest, it is a forest service road that extends south into the regional district. Despite
this, Kelowna Mountain is also accessed off Gillard Forest Service Road. Kelowna Mountain
can be seen from many points within the ASP area.
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WEST

The western-most boundary of the ASP area is bordered by Chute Lake Road / Upper Mission
Drive. This area is an extension of the Village of Kettle Valley and is home to hundreds of
urban residential homes.

2.5. SITE DESCRIPTION

The Thomson Flats site itself has various slopes, forming a valley bottom across the property.
The area was devastated by the 2003 Okanagan Mountain Park fire which changed the site’s
environmental characteristics significantly. Many areas of the site have yet to recover from the
fire, which has led to increased use by non-authorized users, both motorized and on foot.

The surrounding existing neighbourhoods all rely on municipal water, sanitary sewer, and
storm servicing systems. Access to the Thomson Flats site is obtained from Upper Mission
Drive at the west boundary, and South Ridge Drive at the north boundary. Future connections
from Gordon Drive and South Perimeter Road will be provided in the future with development
of this ASP.
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2.6. GEOTECHNICAL CONSIDERATIONS

WSP conducted a reconnaissance of Thomson Flats to identify geotechnical conditions and
hazards, as well as hydrogeological features that may indicate potential hydrogeologically
sensitive areas (HSASs). The site reconnaissance was conducted in May 2016 and a second
site reconnaissance was conducted by geotechnical personnel and project team members in
June 2016. The full report can be found in Appendix B — Geotechnical Report

The reconnaissance focused on three key aspects: geotechnical hazards, geotechnical
conditions, and HSAs. Specifically, the review was intended to identify evidence or indications
of potential:

— Geotechnical surface conditions,
— Geotechnical hazards, and
— Hydrogeologically significant areas.

Pertinent features observed during the reconnaissance were documented with photographs,
and the GPS coordinates of such features were identified with handheld equipment. HSAs and
typical slope angles and distances were measured with handheld equipment to confirm the
available mapping and survey information. The subsurface soil and groundwater conditions at
the site were assessed by excavating a series of test pits using a tracked excavator equipped
with a toothed digging bucket. A total of 49 test pits (TPs) were advanced to depths ranging
from 1.9 to 5.0 m below existing surface grades. The locations of the TPs and the ground
surface elevation at the TPs was determined in the field using handheld GPS equipment.

2.6.1. GEOTECHNICAL HAZARDS AND ACCEPTABILITY OF DEVELOPMENT

Development of the site is not anticipated to have a negative impact or reduce the overall
stability of the site or surrounding areas, provided the recommendations in this report are
followed. It is the geotechnical engineer’s opinion that there will not be significant new or
increased risks of landslide, debris flows, snow avalanche or other geotechnical hazards as a
result of development of the site, and that rock fall hazards from permanent rock cuts (if
required for site grading purposes) can be avoided by use of appropriate cut inclinations,
suitable offsets of buildings from the top and toe of rock cuts, or other mitigative measures.

It is the geotechnical engineer’s opinion that the site is considered safe for the use intended
(development of on-site roads, utilities, and homes) provided the recommendations provided
in the geotechnical report are followed. We define “safe” based on the levels of safety adopted
by the City of Kelowna, including a 10 percent probability of failure occurring in a 50 year
period (i.e. 1 in 475 year event) for damaging events and a 2 percent probability of failure
occurring in a 50 year period (1 in 2,475) when considering seismic events.

The Thomson Flats ASP area is not anticipated to have a negative impact or reduce the
overall stability of the site or surrounding areas, provided the adherence to the
recommendations of the Geotechnical Engineering and Hydrogeological Assessment.

2.6.2. SUBSURFACE CONDITIONS

The site is lightly vegetated with wild grasses, trees, and brush. Bedrock is exposed on the
south and north portions of the site at various locations. Granular soils are evident on the
ground surface throughout the site. Soils are typically loose to a depth of 1 m below grade.
Generally, the following was observed throughout the site at various locations following the
test pit excavation:

— Boulders ranging from approximately 300 mm to 2.7 m in size were evident,
— Silty sands,
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— Compact/stiff silty sand to sandy silt,
— Granular soils, and
— Bedrock.

2.7. TERRESTRIAL & HYDROGEOLOGICAL CONDITIONS

The Thomson Flats ASP area is generally comprised of two valleys; the first of which is a
deeply incised gulley of Bellevue Creek bisecting the eastern area in a south to north direction.
The east portion of the ASP area presents variable topography with steep slopes toward
Bellevue Creek. The second valley can be defined by Rembler Creek flowing east to west in a
broader valley across most of the ASP area, resulting in sloping topography to the north and
south.

The north portion of the site has benched slopes with localized slopes as steep as 2H:1V. The
south portion of the ASP area has ground surface slopes moderately steeply upward towards
Gillard Forest Service Road. Slopes in this area vary from approximately 2H:1V to 4H:1V, with
various localized steeper areas. Through the mid-portion of the ASP area a drainage course
runs in a general east to west direction.

An initial desktop assessment followed by site reconnaissance was undertaken as part of the
hydrogeological assessment. The historical documents regarding hydrogeology in the area
included published geographical, topographical, and soil mapping, detailed well records and
aquifer mapping, two groundwater protection plans completed by Golder Associates, and a
regional groundwater flow model completed by Simon Fraser University.

The hydrogeology report prepared by Western Water includes an outline of previous
investigations completed for the Thomson Flats area, a detailed site description, an overview
of their field program, and a hydrogeologic impact assessment. The full report can be found in
Appendix G — Hydrogeology Report.

The hydrogeological assessment resulted in the identification of two main hydrogeologically
sensitive areas:

1. The southern hillside portion of the site south of Rembler Creek; and

2. The Rembler Creek Valley bottom between the flood control berm and Jack Smith
Lake

During the site reconnaissance in May 2016, four slotted PVC standpipe piezometers were
installed to depths ranging from 1.5 to 4.2m for monitoring the depth of ground water. In June
2016, groundwater depth ranged from at the surface to a depth of 3.39m.

Based on their assessment Western Water provides the following recommendations with
respect to hydrogeology:

— Investigate who is responsible for maintaining culverts and drainage along the Gillard
FSR. Advocate to have the damaged and poorly maintained culverts along the FSR
addressed. Runoff from the hillside south of Thomson Flats is beyond the control of
the developer, but ensuring that drainage infrastructure routing water onto Thomson
Flats is well maintained and predictable will help with development.

— It can be expected that springs, shallow groundwater and surface runoff in the several
gullies/ravines present on the southern hillside will occur each year in the spring.
These gullies should be left in place as much as possible during the development to
allow natural drainage patterns to continue. These features could also potentially be
used to route storm water originating from hillside development to lower elevations for
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management. Any road crossings of these features must consider seasonally resent
water and drainage.

— Thick sand and gravel deposits in Rembler Creek valley bottom make the valley
bottom area an attractive location in for larger scale storm detention and infiltration
facilities. Such a facility may best be located in the central part of the site south of
Kuiper Creek. Other locations are also feasible, but the closer these facilities are to
Frazer Lake, the quicker groundwater will report to Frazer Lake and potentially result
in increased interception of groundwater in storm water infrastructure in the
Southridge development and which could be detrimental. We understand the that City
of Kelowna is looking into decommissioning the dam on Fraser Lake. This would likely
result in a lowering of the groundwater table in the area, reduced issues with
groundwater interception by storm water infrastructure in the Southridge development
and generally be positive in terms of in-ground storm water management options in
the area.

We recommend working with the ecological consultant on the project when planning and siting
larger scale storm detention facilities adjacent to Rembler Creek, as there may be
opportunities for habitat development/enhancement.

— Much of the area north of the Rembler Creek valley bottom appears suitable for in-
ground storm infiltration. Drywells and perforated piping appear feasible in this area.
Dispersed storm infiltration as opposed to centralized infiltration would be preferred in
this area.

— Background information reviewing for this assessment indicates that Jack Smith Lake
serves as a source of recharge to springs and sloughs in the Ponds development.
There is potential for storm water infiltration south of the lake, and as long as it is not
excessive, should not result in significant impact to downslope development. If
centralized storm water infiltration is planned for this area or storm water will be
directly discharged to the lake, volume calculations should be made to determine how
much the level of the lake may increase as a result. This can be compared to cross-
sections developed in the 2006 Golder Associates report to better determine the
potential for down gradient impacts.

In addition, the current use of Jack Smith Lake for water storage should be confirmed. Based
on online information, all water licences on Jack Smith Lake have apparently been abandoned
or cancelled. The main implication of this is that if the lake were to be filled periodically, it
could result in an elevated groundwater table in proximity to the lake and reduce the potential
for storm water infiltration near the lake.

— We expect that storm runoff from extreme precipitation events will likely have to be
routed to Rembler creek which is the natural drainage outlet for the area. Hydrometric
data form two hydrometric stations installed on Rembler creek will likely prove useful
in this regard, along with information contained in the South Mission Drainage Plan
(RSB Engineering 2011).

There are no hydrogeologically sensitive areas within the Thomson Flats ASP area, however
seepage may occur from the man-made pond located on Kelowna Mountain. The west area of
the site and the man-made pond are roughly aligned with each other along a regional jointing
pattern, and the migration of water along the jointing could be contributing to this area.

2.8. LANDSCAPE + VISUALLY SIGNIFICANT FEATURES

The ASP area encompasses a diverse range of topography ranging from flat gentle
grasslands, to prominent rocky outcrops and steep slopes. The site is subject to a spectrum of
slope gradients from 0% to 30%+ (see Figure 2.3). As such, the site topography includes
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natural features such as steep hillside, outcrops, kettles, and localized benches. The
numerous benches within the site offer sweeping view corridors enabling excellent
development potential. The various naturally occurring features of the Thomson Flats ASP
area will be celebrated and incorporated into the overall planning and design. Although the site
encompasses various landscape features boasting stunning views, the ASP area is very
unigue in that it will not contribute as a visual impact to existing and adjacent neighbourhoods.

A brief description of existing landscape, <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>