REPORT TO COUNCIL

City of
Date: July 251, 2016 KEIOwna.

RIM No. 1250-30

To: City Manager

From: Community Planning Department (AC)

Application: Z16-0026 Owner: Terrance and Joan Raisanen
Address: 1975 Kane Rd Applicant: i(rj(;ar\gsé(r)%iterroperties i
Subject: Rezoning Application

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

Existing Zone: A1 - Agriculture

Proposed Zone: RM5 - Medium Density Multiple Housing

1.0 Recommendation

THAT Rezoning Application No. Z16-0026 to amend the City of Kelowna Zoning Bylaw No. 8000 by
changing the zoning classification of Lot B, Section 33, Township 26, ODYD, Plan 22004, located
on 1975 Kane Rd, Kelowna, BC from the A1 - Agriculture zone to the RM5 - Medium Density
Multiple Housing zone, be considered by Council;

AND THAT the Zone Amending Bylaw be forwarded to a Public Hearing for further consideration;
AND THAT final adoption of the Zone Amending Bylaw be subsequent to the following:

To the outstanding conditions identified in Attachment “A” associated with the report
from the Community Planning Department dated June 20" 2016.

2.0 Purpose

To rezone the subject properties to the RM5 - Medium Density Multiple Housing zone to facilitate
a proposed 119 unit multi-family rental project with two 5-storey buildings.

3.0 Community Planning

The Official Community Plan (OCP) Future Land Use Map identifies the area as MRM - Medium
Density Multiple Residential. A rezoning to the RM5 zone is consistent with this designation and
the proposal for a multi-family building meets many of the OCP’s urban infill goals. Adding
additional density within a village centre increases the viability of the nearby commercial area
and walkability within the neighbourhood. Residents are only metres from the Glenmore Village
shopping centre. Further, additional density is well supported in this area by nearby parks,
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outdoor amenities, transit, and the site is on a direct route to UBCO once John Hindle Drive is
completed. The location has a Walk Score of 65 out of 100 which means it is somewhat walkable
and some errands can be accomplished on foot. The applicant intends to market the housing as
rental. By providing a rental housing product, the applicant will qualify for a tax exemption. Data
from the CMHC’s fall 2015 Rental Market Report indicates that:

Kelowna’s apartment vacancy rate declined to 0.7% in October 2015 compared to 1.0% in
October 2014.

Kelowna’s apartment availability rate declined to 0.9% in October 2015 compared to 1.7%
in October 2014.

Therefore, increasing the rental supply will benefit the Kelowna housing market. Based upon the
above rationale, Staff are recommending support to Council for the land use. It should be noted
that the details of the proposed Development Permit have not been finalized and will require
four variances that will be brought forth for Council’s consideration should Council choose to
support the land use. The four variances are:

1. Increase in height from 4 stories to 5 stories

2. Decrease in the number of parking stalls required from 184 to 153 stalls (-17%).
3. Side yard (west) landscape buffer reduction from 3.0 m to 1.22 m.
4,

Rear yard landscape buffer reduction from 3.0m to <3.0m (tbd).

4.0 Proposal

4.1 Project Description

The subject property is currently vacant. The proposal is for a 119-unit rental apartment building
with a mix of 1, 2, & 3 bedroom units. The proposal has ground-oriented units along Kane Rd and
along Valley Rd. The form and character will be commented on further by Staff when the
Development Permit is ready for review.

4.2 Site Context

The site is located within the Glenmore Village Centre neighbourhood. The subject property is
designated MRM (Multiple Residential - Medium Density) and the lot is within the Permanent
Growth Boundary. Specifically, the adjacent land uses are as follows:

Orientation Zoning Land Use
North C3 - Neighbourhood Commercial Commercial
East RU1 - Large Lot Housing Residential
A1 - Agriculture Agriculture
South RM3 - Low Density Multiple Housing Residential
West RM3 - Low Density Multiple Housing Vacant
RM5 - Medium Density Multiple Housing Residential
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Subject Property Map: 1975 Kane Rd
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4.3 Zoning Analysis Table

Zoning Analysis Table

CRITERIA RM5 ZONE REQUIREMENTS PROPOSAL
Development Regulations
Height 18.0 m / 4.5 storeys tbd / 5 storeys @
Min 6.0 m except for 6.0m
Front Yard (north) 1.5 m for ground oriented housing 7.22m
. 4.5 m (up to 2 % storeys) 6.0m
Side Yard (east) 7.0 m (above 2 %; storeys) 7.22m
. 4.5 m (up to 2 ¥ storeys)
Side Yard (west) 7.0 m (above 2 ¥; storeys) >4.5m
Rear Yard (south) 9.0m >9m
Site coverage of buildings 40 % 29%
Site coverage of
buildings, driveways & 65 % 58 %
parking
FAR 1.1+ (0.04 t0 0.1) = 1.14 to 1.2 Max 1.18
Parking Regulations
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Zoning Analysis Table
CRITERIA RM5 ZONE REQUIREMENTS PROPOSAL
Minimum Parkin 74 stalls in parkade
g 184 parking stalls + 79 surface stalls

Requirements = 153 parking stalls ®

Full size: 63.7% (96 stalls)
Medium Size: 36.3% (55 stalls)
Small Size: 0% (O stalls)

Full size: 50% Min
Ratio of Parking Stalls Medium Size: 40% Max
Small Size: 10% Max

2 Accessible
Minimum Drive Aisle
Width 7.0m 7.0m
Setback (Parking) 1.5m tbd
Other Regulations
Minimum Bicycle Parking Class 1: 60 bikes Class 1: 60 bikes
Requirements Class 2: 12 bikes Class 2: 40 bikes
Private Open Space 29,762 ft* 33,025 ft*

Front yard: 6.0 m
Side yard (east): 6.0m
Side yard (west): 1.22 m ©
Rear yard: <3.0 m @

Front yard: 3.0 m
Landscape Buffer Side yard: 3.0 m
Rear yard: 3.0 m

© Variance to increase the building’s height.

® Variance to reduce the number of parking stalls.

© Variance to reduce the landscape buffer (side yard - west)
® Variance to reduce the landscape buffer (rear yard)

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

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

Sensitive Infill.2 Encourage new development or redevelopment in existing residential areas to
be sensitive to or reflect the character of the neighbourhood with respect to building design,
height and siting.

6.0 Technical Comments

6.1 Building & Permitting Department

1) Development Cost Charges (DCC’s) are required to be paid prior to issuance of any
Building Permit(s).

2) Placement permits are required for any sales or construction trailers that will be on site.
The location(s) of these are to be shown at time of development permit application.

' City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter).
2 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter).
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A Building Code analysis is required for the structure at time of building permit
applications, but the following items may affect the form and character of the building(s):

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

b. Access to the roof is required per NFPA and guard rails may be required and should
be reflected in the plans if required.

A Geotechnical report is required to address the sub soil conditions and site drainage at
time of building permit application.

Fire resistance ratings are required for storage, janitor and/or garbage enclosure room(s).
The drawings submitted for building permit is to clearly identify how this rating will be
achieved and where these area(s) are located.

An exit analysis is required as part of the code analysis at time of building permit
application. The exit analysis is to address travel distances within the units, number of
required exits per area, door swing direction, handrails on each side of exit stairs, width
of exits etc.

Development Engineering Department

See Memo (Attachment ‘A’) dated June 20" 2016

Fire Department

Construction fire safety plan is required to be submitted and reviewed prior to
construction and updated as required.

Engineered Fire Flow calculations are required to determine Fire Hydrant requirements as
per the City of Kelowna Subdivsion Bylaw #7900. Should a hydrant be required on this
property it shall be operational prior to the start of construction and shall be deemed a
private hydrant

This building shall be addressed off of the street it is accessed from. A visible address
must be posted on this street as per City of Kelowna By-Laws.

Sprinkler drawings are to be submitted to the Fire Dept. for review when available.

A fire safety plan as per section 2.8 BCFC is required at occupancy. The fire safety plan
and floor plans are to be submitted for approval in AutoCAD Drawing format on a CD.

Fire Department access is to be met as per BCBC 3.2.5. -

Approved Fire Department steel lock box acceptable to the fire dept. is required by the
fire dept. entrance and shall be flush mounted

All requirements of the City of Kelowna Fire and Life Safety Bylaw 10760 shall be met.
Fire alarm system is to be monitored by an agency meeting the CAN/ULC S561 Standard.
Contact Fire Prevention Branch for fire extinguisher requirements and placement.

Fire department connection is to be within 45M of a fire hydrant - unobstructed.

Ensure FD connection is clearly marked and visible from the street.

Standpipes to be located on intermediate landings.

Sprinkler zone valves shall be accessible as per fire prevention bylaw.
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15) Dumpster/refuse container must be 3 meters from structures or overhangs or in a rated
room in the parking garage.

16) Do not issue BP unless all life safety issues are confirmed.

7.0  Application Chronology

Date of Application Received (incomplete): April 29" 2016
Date Public Consultation (Public Open House): July 4" 2016

Report prepared by:

Adam Cseke

Reviewed by: I:l Terry Barton, Urban Planning Manager

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

Engineering Memo (Attachment ‘A’)
DRAFT DP /DVP
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CITY OF KELOWNA
MEMORANDUM

Date:

File No.:

To:

From:

Subject:

June 20, 2016
Z16-0026

Land Use Management (AC)
Development Engineering Manager (SM )
1975 Kane Rd at Valley Rd Lot B ODYD Plan 22004

The Development Engitieering Branch comments and requirements regarding this
application to rezone from A-1 Agriculture 1 zone to RM5 Medium Density Multiple
Housing are as follows:

A)

2)

3)

General

a)

The postal authorities must be contacted to determine whether or not a
“community mailbox” will be utilized, and if so, its location should be
determined and the proposed location shown on the construction plans.
Please contact the Canadian Post Corporation, Delivery Services, P.O.
Box 2110, Vancouver, B.C. V6B 4Z3 (604) 662-1381 in this regard.

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

c) Provide easements as may be required.

Dedications

a) On the Kane Road frontage, provide an additional 2.6m dedication for a

roadway allowance widening matching the adjacent parcels to the west.
b) Dedicate additional road allowance widening for a roundabout at the Valley Rd

intersection

Geotechnical Study.

a)

Provide a comprehensive geotechnical report (3 copies), prepared by a
Professional Engineer competent in the field of hydro-geotechnical
engineering to address the items below: NOTE: The City is relying on
the Geotechnical Engineer’s report to prevent any damage to property
and/or injury to persons from occurring as a result of problems with
soil slippage or soil instability related to this proposed subdivision.

SCHEDULE A
This forms part of development
Permit # Z16-0019

City of “;‘,;'
Kelowna
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4)

Water

a)

b)

The Geotechnical reports must be submitted to the Planning and
Development Services Department (Planning & Development Officer) for
distribution to the Works & Utilities Department and Inspection Services
Division prior to submission of Engineering drawings or application for
subdivision approval.

@

(ii)

(i)

(iv)

i)

iii)

iv)

vi)

vii)

Area ground water characteristics, including any springs and
overland surface drainage courses traversing the property. ldentify
any monitoring required.

Site suitability for development.

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

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

Suitability of on-site disposal of storm water and sanitary waste,
including effects upon adjoining lands.

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

Any special requirements that the proposed subdivision should
undertake.

Any items required in other sections of this document.

Recommendations for erosion and sedimentation controls for water
and wind.

Recommendations for roof drains and perimeter drains.

Recommendations for construction of detention or infiltration ponds
if applicable.

The property is located within the Glenmore Ellison Improvement District
service area.

Ensure an adequately sized domestic water and fire protection system is
in place. The developer is required to make satisfactory arrangements with
the GEID for these items. All charges for service connection and upgrading
costs are to be paid directly to the GEID.
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.5)

.6)

7)

Sanitary Sewer

a) Provide an adequately sized sanitary sewer connection. Only one service
is to be provided for this development.

b) Decommissioning of the existing small diameter service at the main and
the installation of the new service will be at the applicant’s cost. The
estimated cost of construction for bonding purposes including 40%
escalation is $20,000

c) Perform a downstream capacity ‘analysis of the City's Sanitary Sewer
system based on the proposed development unit count.

Drainage

a) A requirement of this rezoning application will be to prepare a storm water
management plan complete with a detailed Site Grading Plan including
storm detention, erosion and sedimentation controls required onsite.

b) Show details of dedications, rights-of-way, setbacks and non-disturbance
areas on the lot Grading Plan.

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

Roads

a) Kane Road is designated an urban collector road. Dedicate and construct
the road to match the existing road section to the west and also construct
the corner rounding at the Valley Road intersection so that it will also
accommodate the construction of a future roundabout, including curb and
gutter, separate sidewalk, storm drainage system with catch basins, road
works, landscaped boulevard complete with underground irrigation system,
and street lights. The estimated cost of construction for bonding purposes
including 40% escalation is $69,400

b) On Kane Road a future asphalt overlay is required for the full road frontage
up to the centre line of the road however, the City wishes to complete this
work at a later date as part of a larger project; therefore cash in-lieu of
construction is required. The deferred revenue cash amount is $21,875

c) Valley Road is designated an urban collector road. Construct to a full urban
standard including monolithic sidewalk, curb and gutter, sidewalk, piped
storm drainage system, road work and street lights. The estimated cost of
construction for bonding purposes including 40% escalation is $122,600

d) Vehicle access to the subject property will be from Valley Road. It will be
necessary to dedicate and construct a painted left turn bay for north bound
traffic entering the site.

e) Other comments may be forthcoming pending submission of Development '
Permit Drawings for on-site and directly adjacent-to-site zones.
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8)

.9)

10)

Power and Telecommunication Services and Street Lights

b)

Prior to issuance of Building Permit, the applicant must make servicing
applications to the respective Power and Telecommunication utility
companies. The utility companies are required to obtain the City's approval
before commencing construction.

Design and Construction

b)

c)

d)

e)

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

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

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

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

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

Servicing Agreements for Works and Services

b)

c)

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

Part 3, “Security for Works and Services”, of the Bylaw, describes the
Bonding and Insurance requirements of the Owner. The liability limit is not
to be less than $5,000,000 and the City is to be named on the insurance
policy as an additional insured.
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A1)

12)

13)

Other Engineering Comments

b)

c)

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

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

Bonding and Levey Summary

(@)

Bonding

i) Roadworks Kane Rd $ 69,400
i) Roadworks Valley Rd $122,600
(i) Sanitary Sewer $ 20,000

(i) Storm Drainage Included in roadworks item

Total bonding including 40% escalation $ 212,000

(b)

(iii) Watermain TBD by GEID
(iv) Power and communications TBD by others

Cash Levy
(i) Future Asphalt Overlay Kane Rd Frontage $ 21,875

Charges and Fees

b)

c)

Development Cost Charges (DCC's) are payable
Fees per the “Development Application Fees Bylaw” include:

i) clStree’tIT raffic Sign Fees: at cost if required (to be determined after
esign).
ii) Survey Monument, Replacement Fee: $1,200.00 (GST exempt) —
only if disturbed.
iii) Engineering and Inspection Fee: 3.5% of construction value (plus
GST)

Steve Muenz, P. End. ¥
?lgvelopment Engineering Manager
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SCHEDULE A N

This forms part of development :‘ : ’::'

Permit # 716-0019 City of \&r
Kelowna
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SCHEDULE A&B '?"“}A

This forms part of development ' )‘;‘ '4"4

Permit # 716-0019 City of '\
Kelowna
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WATER CONSERVATION CALCULATIONS

LANDECAPE WANS b WATER ELIDCET (W)= 1.5 .| yoer
ESTIMATED LANDSCAPE WATER LISE (W) = 1,902 com. | yuar

WATER SALANCE = 76 cum | yoor

"REFER ATTACHED RENCATION APPUICATION FOIR DETANED CALCULATIONS

BUILDING A , i

@N

IRRIGATION NOTES

1. BBCATION PHOCUCTS AND INSTALLATION METHODS SHALL MEET OR EXCESD THE REQUREMENTS OF THE PRt M
"WATER LIS IEULATICN BYLAV NOLILED AHD THE SUPPLENENTARY SFECFICATIONS N THE CITY OF -
FEHTARTLANTI [PART &, SEHECLEE LINDGREN MANOR

2 THE BEICATION SYSTEM SHaLL MEET THE REGUIFEMENTS, FECLLATIONS, AND EYLAW'S OF THE WATER
PUREYDR

5 THE BEICATION SYSTEwM SHall BE ECUIRED WITH A APRIOVED BACKACW PIEVENTION DEVICE, WATER 1973 Ko R, Kiksars, B

METER, AND SHUT OFF VALVE LOCATED OUTSIDE THE BURDING ACCESSBIE 10 THE CITY.

& AN APPOCVED SMART COMTROILER SHalL BE IMSTALLED. THE IBCATION SCHEDUUNE TIWES SHAIL
USRIZE AW ET ¥ALUE OF "/ WONTH IEECIWHNA LY ], TAHING B0 CONSDERATION SOIL TYPE,

e T

WATER CONSERVATION
/ IRRIGATION PLAN

5 IDRIP LINE AMD EMTTERS SHALL INCORPORATE TECHNOUDGY T LT BO0T MTRUSION.

& PRCATION SLEEVES SHALL BE INSTALLED 103 BOUTE BRCATION LNES UNDER HARD SURSACES 4D
FEATLRES. 4
7. BRGATICN PIPE SHALL BE SIZED) 70 ALLCW FOR A Mok FLOWW OF 15 (SEC. wouin Tam
Tl amn ]
B FLCIW SENSOR AND MASTER VALVE SHALL BE CONNECTED TO THE CONTRCLLER AND FROGRAMMED O T
STOP FLOW 103 THE SYSTEM N CAZE OF AN RECATICN WATER LEAK. :
e
IRRIGATION LEGEND e
e
0N ¥1: LW VOULIME ROPUP SRLATHEADS FOR TLRE AREA ZONE - HICH EFFICENCY SUBLRFACE DA RRICATION FOR MODERATE Dam
= TOTAlARER: 172 e WATER USE PLANTIG AFEAS ==
L WICROCINATE NORTHWEST EXPOSIRE, PATTIALLY SHADED BYTRESS ABADNG. | | TOTALARA: 2 mum.
ESTIWATED: ANMLIAL WATER UGE: 377 cum. MICROCUMATE: SCUTHEAST EXPOGURE EXPOSURE, PARTIALLY SHADED =
0N o2 LW VOULIME POP-UP SRLATHEADS FOR TLRE AREA L o S/ATER LE: 1S,
r—— TOTALAREA 174
TT70 e EXPOSLNE, PARTIALLY SHACED Y . IDNEM HCH EICENCY SLAAFACE D25 RECATIN FCR MCOSIATE -
ESTMATED, ANMIAL WATER USE: 269 cum. I~ 77 Wi
O o3 LW VOULIME POP-UP SRLATHEADS FOR TLRE AREA MICHOCIMATE: SLTHEAST EXPOSURE EXPOSUIE, PARTIALLY SHADED:
PR A A BY TRESS AALIDHG.
L ichocsre solm swosies, Fa s ESTIMATED ANHLAL WIATER LISE 118 .
ESTRATED: ANMIAL WATER USE: T sum. ZONE - HIGH EFFIIENCY SUBELRFACE DA IRGATION FOR MODERATE
WATESE LIZE LANTING. AZERS
O i LW VOULIME POP-AIP SALATHEADS FOR TURE AREAS TOTAL AP 37wy
1 TOTALARER X7 MICROCUMATE EXPCISURE, PARTIALLY SHADED) EY TREES
L MICROCUMATE SCUTH EXPOSLRE, FULSIN ESTIVLATED AN WATER USE: 115 ras
EETMATELD AN WATEDLEE: 206 . ZONE #10: HIGH EFFICIERCY m.nr.n.ci DA RRGATION FOR
MODERATE WATER SE FANTING
— HECH EFCENCY SUBSLRFACE DRI BEIGATION FOR
TOTAL APEA: 730
I ﬁ%‘“{gww“ MICHOCLATE :Narvwmni.wrmnmsa
HADNG
MICROCLMATE: SOLTHEAST EXPOSLIE, PARTIALLY SHADED) BY TREES
A e Spose. P ESTIMLATED ANMUAL WATER LSE: 12 cam.
0HE i HICH EFFCENCY SUBSLRFACE DRI REIGATION FOR o ape MrACE CHP IEECATCIN FR
[ MODERATE WATER LISE PLANTING AREAS P AT W
L ok EaST EXPOSLRE, PARTIALLY SHADED BY TREES L—— mm:ﬁmﬂs{mu&.mrmnnms
e ESTIMATED ANHLAL WATER LISE: 112 .
AATER LS 111 cum
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