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PUBLIC INFORMATION SESSION

APPLICATION FOR REZONING (Major) &

DEVELOPMENT PERMIT (With Variance)
City of Kelowna File #Z215-0041/DP15-0176/DVP15-0177

An application is underway to rezone a portion of 1170 Hwy 33 from
RU1 to RM3 in order to construct a 78-unit, 3 storey apartment building
with underground parking. A Parking Variance is also being considered in
order to increase the allowed ratio of smaller cars.

If you are interested in learning more about this application please drop by
our information session or contact one of the offices listed below.

Rutland Seventh Day Adventist Church — 130 Gerstmar Road
Thursday, August 20, 2015 from 4-7PM (drop in)

Okanagan Metis & Aboriginal Housing Society

Phone: 250-763-7747 ] &

it
NEW TOWN

SERVICES

New Town Planning Services Inc.
Phone: 250-860-8185
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Proposal for Rezoning & Development Permit
Parcel B of Lot 4, Sections 26 & 27, Tp. 26, ODYD, Plan 426
Except Plans 8449, 21711, 24898, KAP58053 and KAP58054

1170 Highway 33W

Introduction

This application is for rezoning and Development Permit to allow for a 78-unit multiple family
residential project at 1170 Hwy 33W to be constructed and subsequently managed by the Okanagan
Metis and Aborigial Housing Society.
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Site Location: 1170 Hwy 33W

Housing Needs

The Okanagan Metis and Aborigial Housing Society (OMAHS) is a registered non-profit society
dedicated to the provision of below market housing for the community. This type of housing is in
critically short supply in the Kelowna region and OMAHS has secured support from BC Housing to
fund the land purchase and development for the provision of apartment housing to be rented at 85%
of market value.

OMAHS presently owns and manages several housing developments within Kelowna and West
Kelowna, including 28 town house units at 115 Gerstmar Road, adjacent to the Subject Site. The new
apartment building will become home to the OMAHS main office, allowing for on-site rental
management for the new building and satellite management of their other properties.

Site Context

The Subject Site is approximately two acres and is presently zoned RU1 (Large Lot Housing). There
are currently three residential dwellings situated on the property. The site is surrounded on the
north, east and west by established residential properties. There is a small development of single-
family residential to the north (Kneller Road and Kneller Court), with multiple-family residential
beyond.

Cont...
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Multiple family residential developments are also located to the east and west of the Subject Site.

Land uses to the south and southeast, across Highway 33, are institutional (Rutland Seventh-Day
Adventist Church) and commercial (Shell gas station).

_—
e %2 250 [ iRUN \, 239 24 250
5 s

s
o+ 2y Awm | M 24 -
RUS 5
) ~
23 J6, o o
m v =
e 28 >
05 = 4L o
2 {1 -— C
i 20 S 25 ‘E',’
— - RUA_| o
187 90 1%
19 (7T Sl
543 el r s e e J -
RUS! 176 170
[BEE] ity
165 170 et HOMERCT %
189 :
1o

205

155

RM3

1210 1220

1028
J g’zf' 120 o L 13 T
j * RUG
ddle

122 VA 33\
i = e
1918 11 S , C1
1225 | 1298 a W] g
s 7 o RM3
I < : 120
| 171015 ] B SR 23 S < : 2
4 o RM4 s10132°
o
b=

141312

! 1213 I
;—1 T B 4321
s
30 \ =)
Jom ! [ RUG RM3 | ’ ? 1)

L Be S '
Site Context: Current Zoning

Policy Context

The application for zoning to RM3 (Low Density Multiple Residential) is consistent with the City of
Kelowna’s Official Community Plan Generalized Future Land Use Map. Zoning will be advanced
concurrently with a Development Permit for the proposed civil works, building and landscaping.

With the planned extension of Gerstmar Road triggered by this development, the Ministry of
Transportation and Infrastructure (MoTI) has requested that Kneller Road be closed to through traffic
and the applicant proposes to acquire the entire Kneller Road right-of-way and consolidate it with the
Subject Site. MOTI has sign-off authority on the zoning application as it abuts Highway 33 and is

within 800m of the Provincial Highway.

Site Analysis

The planned extension of Gerstmar Road will bisect the Subject Site in a generally SE to NW axis and
ultimately divide the long, narrow property into two smaller properties. The severed portion of the
Subject Site not proposed for the development will be subdivided and registered as a separate legal

title and will remain zoned as RU-1.

Cont...
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Kneller Road Closure & Gerstmar Road Extension

The City of Kelowna Engineering and Planning Departments endorse the sale of the Kneller Road stub
to the applicant. The road has several utility easements, alignments and Statutory Right of Way’s, the
majority of which will be retained in their present locations.

An access easement will be granted to the neighbouring property at 1220 Highway 33 and all traffic
to Highway 33 will be closed off at the Kneller road intersection.

Building Form & Character

The proposed 78-unit, 3 storey apartment building is placed on a single level concrete underground
parkade with additional parking provided on surface. This 3 storey wood-frame structure is of
contemporary Okanagan styling incorporating a flat roof, generous balconies and large frame
windows with solar shading. The exterior is finished with fiber cement siding, shingles, and paneling.

The opportunity to provide ground-oriented access to the main floor apartment units has been
optimized and each of these homes will have internal corridor access as well as a patio and private
access from the street.

Conceptual Building Design: View of proposed development looking northwest

An application for Development Permit is being submitted concurrently with this request for rezoning
and conceptual building elevations along with a detailed site plan, parking plan and landscaping plan
will be available for review as part of the application and public consultation process.

Proposed Parking Variance (Car Size Ratio)

In response to the geographic qualities of this site and the emerging changes in vehicle preference,
we are seeking a variance to the parking ratio between large, medium and small parking stalls as
described in Zoning Bylaw Table 8.1.11 for RM3 residential development.

Parking Stall Size Regulation (RM3) Provided
Large Car Stalls 50% 33%
Medium Car Stalls 40% 49%
Small Car Stalls 10% 18%
Cont...
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Zoning Statistics

The proposed apartment building will be developed in accord with the regulations outlined in the
RM3 (Low Density Multiple Family Residential) zone as outlined in the following table.

OMAHS Apartment Zoning Compliance

Regulation Category Regulation (RM3) Provided
Lot Width 30m 61.4m
Lot Depth 30m 44m
Lot Area 900m’ 5,108 m’
Maximum F.A.R. 0.75 0.65
Building Site Coverage 40% 26%
Building, Driveways & Parking * 60% 60%
Maximum Height 3 storeys / 10m 3 storeys / 9.3m
Accessory Bldg. Height 4.5m 2.4m
Hwy. 33 Setback (Front Yard) 4.5m 4.5m
Front Yard (South) 4.5m 4.5m
Side Yard (East) 1.5m 1.5m
Side Yard (West) 4.5m 20.9m
Rear Setback (North) 4.5m 8.6 m
Parking 102 102
Visitor Parking 12 12
Bike Parking 47 47+

Summary

The proposed OMAHS multiple-family residential project is compliant with the planning intentions
envisioned by the Official Community Plan. The development will construct the Gerstmar Road
extension replacing the need for an intersection at Kneller Road at Highway 33.

The proposed closure and property consolidation of the Kneller Road stub is assumed and will be a
prerequisite approval of the proposed zoning and Development Permit processes. Coordinated
application processing is expected to allow Council and the public to fully understand the overall
proposal.

1592-C/2015-07-30 Rationale for Zoning & DP Page 4 New Town Planning Services Inc.
1170 Hwy 33W Okanagan Metis & Aboriginal Housing Society



- . DEVELOPMENT APPROVALS
BRITISH Ministry of Transportation
COLUMBIA | and Infuasiructare. PRELIMINARY BYLAW
- COMMUNICATION
Your File #: Z15-0041
eDAS File #: 2015-03920
Date: Aug/13/2015
City of Kelowna
1435 Water Street
Kelowna, British Columbia V1Y 1J4

Canada

Attention: Deb Champion and Adam Cseke

Re: Proposed Bylaw change to 8000 for:
PARCEL B (PLAN B1566) OF LOT 4 SECTIONS 26 AND 27 TOWNSHIP 26
ODYD PLAN 426 EXCEPT PLANS 8449, 21711, 24898, KAP58053, AND
KAP58054

With regard to the above noted City of Kelowna zoning file, the Ministry has reviewed
the referral information and has determined no objection to the change in land use
through this bylaw and support full closure of Kneller Road provided the following
conditions are satisfied:

As indicated in our earlier response, once the extension of Gertsmar Road is
constructed, the Kneller Road intersection at Highway 33 will be too close to the
signalized intersection of Highway 33 and Gertsmar Road. Closure of Kneller Road will
require physical removal of the curb returns and replacement with Ministry standard
barrier curb and gutter, complete with drainage works as needed and including
appropriate pavement marking revisions on Highway 33. We assume the City will also
require the corresponding sidewalk and boulevard treatment to be constructed through
the closed road area as part of this project.

For the closure of Kneller Road at Highway 33 we require alternate access to be
provided to Lot 3, Plan 2837 (1220 Hwy. 33W) via Gertsmar Road. No direct access
will be permitted where alternate access is feasible, reasonable and safe. Provision of
future alternate access to the property lying immediately to the west of Lot 3 (1230 Hwy
33W) should also be considered at this time, in order to allow for elimination of the
direct highway access in future.

Local District Address

Kelowna Area Office

300-1358 St. Paul Street
Kelowna, BC V1Y 2E1
Canada

Phone: (250) 712-3660 Fax: (250) 712-3669

H1183P-eDAS (2009/02) Page 1 of 2




All work within the public highway right of way is subject to our Ministry’s review and
approval. Prior to any activity starting within any portion of Provincial Highway Right of
Way all design work details must be submitted and approved by this Ministry
demonstrated through permit.

If you have any questions please feel free to contact our Development Approvals
department via 250-712-3660.

Yours truly,

’%'\ -

Blaine Garrison
District Development Technician

H1183P-eDAS (2009/02) Page 2 of 2



CITY OF KELOWNA
MEMORANDUM

Date:
File No.:
To:
From:

Subject:

August 20, 2015
Z15-0041

Urban Planning (AC)
Development Engineer Manager (SM)

1170 Hwy 33 SW — Parcel B of Lot 4, Plan 426, Sec. 26 & 27, Twp. 26 ODYD

The Works & utilities Department comments and requirements regarding this application to rezone
the subject property from RU1 to RM3 are as follows:

These are W. & U. initial comments and they may be subject to MOT requirements

1. Subdivision

a) Provide easements as may be required.

b) Dedicate the new alignment of Kneller Road in accordance with the road reserve alignment
and requirements registered on the subject property.

c) Close the southerly portion of Kneller and register an access agreement in favour of the
properties affected by the road closure along the West side of Kneller Road.

d) Register a 6.0m. Right of Way over the sanitary sewer within the Kneller Road closure. The
Right of Way must extend 3.0m. beyond the up-stream manhole.

2. Geotechnical Study.

A comprehensive Geotechnical Study is required, which is to be prepared by a Professional
Engineer competent in the field of geotechnical engineering, the study is to address the
following:

Overall site suitability for development.

Presence of ground water and/or springs.

Presence of fill areas.

Presence of swelling clays.

Presence of sulfates.

Potential site erosion.

Provide specific requirements for footings and foundation construction.

Provide specific construction design sections for roads and utilities over and above the
City’s current construction standards

.12



Z15-0041 August 20, 2015 Page 2 of 3

3.

Domestic water and fire protection.

This development is within the service area of the Rutland Waterworks District (RWD). The
developer is required to make satisfactory arrangements with the RWD for these items. All
charges for service connection and upgrading costs are to be paid directly to the RWD. The
developer is required to provide a confirmation that the district is capable of supplying fire flow
in accordance with current requirements for the zone currently applied for under this
application.

2
A watermeter is mandatory as well as a sewer credit meter to measure all the irrigation water.
Watermeters must be housed in an above-ground, heated, accessible and secure building,
either as part of the main site buildings or in a separate building. Remote readers units are
also mandatory on all meters.

Sanitary Sewer.

a) The subject property is serviced by the Municipal wastewater collection system and is
located within specified area #1. This application does not trigger any Specified Area
charges.

b) A new sanitary service, sized and conveniently located to accommodate the proposed
development may be required. The cost of a new service will be determined when an
application for the new service is received by the City Inspection Services Department. The
installation of a new service will be at the cost of the owner.

Drainage.

A comprehensive site drainage management plan and design to comply with the City’s
drainage design and policy manual will be a requirement of the development permit
application. The drainage study should indicate the size and location of the ground recharge
system. This plan can become part of the geotechnical study to identify possible ground
recharge/detention areas.

Power and Telecommunication Services.

The subject property is located within the Rutland Town Centre. The services to this
development and adjacent overhead distribution are to be installed underground. It is the
developer’s responsibility to make a servicing application to the respective utility companies.
The utility companies are then required to obtain the city’s approval before commencing their
works.

Road improvements.

a) Kneller/ Gerstmar extension

The applicant is responsible for the construction of the extension of Kneller Road to a paved
urban collector standard (SS-R5). The construction consists of curb, gutter and sidewalk on
both sides, fillet paving, storm drainage works, removal and/or relocation of utilities as may be
required, etc. The construction extends from Hwy 33 to the existing sidewalk on the East side
and to the opposite of the sidewalk on the West side. The estimated cost for this work, for
bonding purpose, would be $210,300.00, inclusive of a bonding contingency (Utility poles
relocation not included). The City is currently holding security in the amount of $21,885 which
will be refunded to the owner upon completion of the works. The security required for this
application is $188,415.00 ($210,300-$21,885).

sl 3



Z15-0041 August 20, 2015 Page 3 of 3

b) Hwy 33 at the Kneller Road intersection

The applicant is responsible for the removal of the curb, gutter and sidewalk as well as the
catch basins located at the existing curb return and the removal and/or the relocation of utilities
as may be required. Construct a new separate sidewalk complete with curb and gutter and
boulevard similar to the section along the subject property and a smooth transition to the
existing monolithic sidewalk to the West. The cost of this work is estimated at $15,300.00
inclusive of a bonding escalation.

¢) Hwy 33 at the Gerstmar intersection

This intersection is under the jurisdiction of MOTI. Additional Development Engineering
comments may be provided after receiving directions from the MOTI.

8. Engineering.
Design, construction, supervision and inspection of all off-site civil works and site servicing
must be performed by a consulting civil Engineer and all such work is subject to the approval
of the city engineer and MOT for the work on Hwy 33

9. DCC Credits.

None of the required improvements qualify for DCC credit consideration, as these upgradings
are not identified in the current DCC schedules.

10. Bonding and Levies Summary.

a) Performance Bonding

Gerstmar extension $ 188,415.00
Kneller Road closure $ 15,100.00
Total Bonding $ 203,515.00

Steve Muenz, P.Eng.
Development Engineering Manager
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LEGAL DESCRIPTION

DEVELOPMENT OF LOT 4, PLAN 426,
TP. 26, 0.D.Y..

N MANHOLE LADDER RUNGS:
CUT OFF PIPES FLUSH WITH

LEGEND G\ L\
36774 NIA

>
PROP. MAJOR 100 YEAR OVERLAND ¢ MANHOLE BARREL.
[— ) CONTROL MANHOLE-
FLOOD ROUTE / 1.50m LD.
A A
EX. MAJOR 100 YEAR OVERLAND @2 —~—
T—>  Flooo RouTE &> .&‘
TS B ]
PROPOSED OVERLAND 5
™" DRANAGE ROUTE @3
07947 | £X 2508 AC STM L 600mme PERF ULTRA-RE)
@D PROPOSED GROUND ELEVATION @8 70 £X STH MH N [FROM STM MHZ
i CNSTING GROUND ELEVATION | sems
0% b5 - STORAGE PPE
DIRECTION OF SURFACE FLOW <
i 708 ORFICE HOLE ON UNDERSIDE OF
[T 34470]  MAN FLOOR CLEVATION L B,
EMERGENCY_SLIDE GATE e STEEL CABLE CONNECTED
SEEDETALS TO UNDERSIDE OF MANHOLE LID

“~— 33—  EXSTING GROUND CONTOUR

[
B

LOT. PLAN VIEW

CATCH DASINS LEADS PLAN 426

SINGLE CATCH BASIN ~ 200mme PVC

TWIN CATCH BASIN ~ 250mm® PVC. i
W_O.ﬁmm. LOT 2 @7y o 762mme OPENING
= PLAN 2837 97817 i 0,520
1. TOE OF FILL OR CUT TO MEET EXSTING GROUND ELEVATIONS @)
AT PROPERTY UINCS OF ABUTTING PROPERTIES. ST 1\
2. ALL ROOF LEADERS TO DISCHARGE IN TO STORM SYSTEM. o " .
mm STEEL CABLE CONNECTED—_
STORM WATER CALC ATIONS .uw\@.w_ cond] 3% TO UNDERSIDE OF MANHOLE LD T~ et f o ploce & covr
G| - OVERFLOW EL. 305720 ./.A. (.
ONSITE_STORM DRAINAGE CALCULATIONS: 3
30799 @ “ﬂ @ \. \I._.s: LD, MANHOLE BARREL
TOTAL CATCHMENT AREA > 5103m* 1S 3770 ' e
IMPERVIOUS ARCA — > 4,070m* 387.93 | - ./
Ty ———— - Y E i |
BicamT _ o | | pa—
BUN-_OFF COFFFICIENT:. | iE i =
e e ope- e \ i/ T
Iy = (0.85 x 4079) + (0.20 x 1,024) = 0.72 T =
Q = 0.20 x 45 x 05103 = O.01ZBmY/SEC = 126 I/a _ 2 A / SEE DETALS
360 Il PROPOSED SECURED 2508 OVERFLOW i ot
3 J BUILDING PIPC TO MANHOLE WALL WITH 600mms PERF. LLTRA-RD STH
100 YEAR POST-—DEVELOPMENT FLOW ARFA: B.103m’ _ H STANLESS STEEL STRAPPING T
Oog= 0.72 x B4 x 0.5103 w 0.0837m’/SEC = 83.71/a |18
300 2508 PVC STM
TO X STM MH. Gl
TOTAL ESTIMATED RUN-OFF FROM 100 YEAR. 15 min STORM: —
Vi 0.0633m"/sec x Gsec/min X 15min. = 57.0m" ¢
EBE=DEVELOPMENT RUN-—OFF FROM 5 YEAR. 10 min STORM:.
V, = 0.0128m"/sec x G0sec/min x 13min = 11.3m" 1 ORFICE O UNDERSIDE |
” OF 2508 STORM RELEASC RATC
BUN—OFF STORAGE REQ'D: DESIGN FLOW = 11.5L/5
Vgr = 57.0m' = 11.5m’ = 48.5m"
STORAGE AVAILABLE:
STM STORACE PPES = 25.3m* L
STM STORAGE ON ROOF = 20.2m*
TOTAL STORAGE AVAILABLE = 48.5m* —_——
PRECAST CONCRETE BASE SUPPULD
OMAKS - HOUSING DY LEKO PRECAST LTD.
Aroa = 251
PostC= o p—
mes am SECTION A—A
Time | intonsity-100yr | bntonsity-Gyr Qs Qoo Vs Vies Var (omms)
(min) | _(mmhe) (mete) | (mite) | (miis) | () (m) (m)
10 8 s 0013 | oces 77 514 s
15 @ 45 0013 | 0063 15 .9 455
2 P 45 0013 | 000 183 €00 “z ymim, SHEEY. STEEL.
25 4 45 0013 | 0043 0.1 3 452 c
0 ] 45 0013 | 0037 20 6.1 42
35 2 45 0013 | 0033 28 3.6 418
40 2 45 0013 0.030 206 7.0 404 M
45 27 a5 0013 | 0028 344 744 400
50 24 a5 0.013 0.024 83 735 352 NYLON BUSHING
55 2 5 o013 | o0z 421 75 %4
80 21 45 0.013 0.021 459 772 32 m m nH D H n D
r\ é NT.5.

[N —

* PVC SLIDE GATE C/W EYE HOOK FOR LIFTING CHAIN
AS FABRCATED BY LE RON PLASTICS OR CQUIVALENT

EMERGENCY SLIDE GATE DETAILS

NOTE:

DRECTED TO EXSTING DRYWELL AT GERSTMAR ROAD.

LEGEND 1 o SANF SANITARY MH (EXISTING OR FUTURE) o DRAWN AP.T CITY FILE No.
CAMETY . = CATCH BASIN ou AN naRY w (roPOSED) 4 [07/30/15 |opT4| GENERAL REVISIONS DEP )  Jofaion PACE THE C _n“._“zH_.znO Tlu%;vm:m«_lo WNA DP15-0176|
L ¥ oucrrea sox @ 3 [07/14/15 [uPTd| GENERAL REVISIONS DEP HIH s PAPPROVED  DEP. "DRAWING NO.

b w— it <Pilling %, ad ;
STORM SEWER__ € HORANT 0P SToR ) (BRETRIC o FUTUNE) 2 | 07/08/15 | iPTY GENERAL REVISIONS OEP| " consuer .m- ..m:npm.m.mw.m oapbtvc {oat g, 2013 GERSTMAR TOWDZ ”;Iﬂm DEVELOPMENT 2347-D1
Ewmﬂw ||||| g, Yo o ¥THY 1ol e rirosts) 1 [07/02/15 [sPT4] GENERAL REVISIONS DEP - SCAL TR T
WATER --——— d*Lue sTaDAD @ TRANSFORMER 200040 Growen posmre, taiowra, . VIV 1:300

. @ UTILTY WNCTION BoX No.| ‘DATE |BY REVISION chicd|No.| DATE | BY REVISION o o S.W.M. & GRADING PLAN 4

=g




