REAL ESTATE APPRAISAL, CONSULTATION & ARBITRATION

Kent-Macpherson

July 15, 2016

Current Planning Department
City of Kelowna

1435 Water Street
Kelowna, BC, V1Y 1J4

Attention: Ryan Roycroft, Community Planning Supervisor

Re: OCP Amendment, Rezoning Application and Development Permit
720 Valley Road, Kelowna — Lot A, Plan EPP 54061, ODYD

Applicant: Valley Land Subdivision Ltd

Please accept this application for the following:

OCP Amendment To amend the current OCP from Multiple Unit Residential (Medium
Density) to Multiple Unit Residential (Low Density) for ~2.68 acres

along the north boundary of the site

Rezoning Application Rezone the site from Al (Agricultural) to RM3 and RM5 in

accordance with the proposed changes to the OCP

Development Permit To propose the development of ~6 multi-family buildings containing
~448 apartment units in the proposed RM5 zone, and ~48 townhouse
units in the proposed RM3 zone

The subject property is located in the Glenmore Valley and has been identified for medium density
development since 2000 in the City of Kelowna’s OCP (Bylaw 8600). The entire site is located outside

of the Agricultural Land Reserve, and within the City’s Permanent Growth Boundary.

This application is the first step in realizing appropriate and suitable infill on the subject property. The

densification of the site is in line with the City of Kelowna’s Official Community Plan.

304 - 1708 Dolphin Avenue, Kelowna, British Columbia V1Y 954 # Telephone 250-763-2236 ¢ Fax 250-763-3365 ¢ www.kent-macpherson.com



As the development to the north of the subject property is currently zoned RU5 (Bareland Strata Housing)
and has a maximum building height of 2 % storeys (9.5 m), we are proposing to ‘down zone’ the OCP to
restrict buildings along our northerly boundary to RM3 (Low Density Multiple Housing) with a
maximum building height of 3 storeys (10 meters). This will allow the project to develop with

appropriate height transitions.

We would request that the site still be able to retain an overall FAR of 1.1 (as per the RM5 Zone), by
transferring the density lost from ‘downzoning’ the OCP to RM3 — and transferring that FAR to the
remaining RM5 parcels. We are requesting that the four RM5 parcels have this FAR increased from 1.1
to 1.2. In addition, we would still like to retain the RM5 provision that would allow the FAR to be
increased by the percentage of required parking provided under the building to a maximum net floor area
for the zone of

1.3.

We look forward to working with the City to see this vacant site finally developed into a quality

residential project in the community.
If you have any questions pertaining to these Applications, please do not hesitate to contact me.
Sincerely,

KENT-MACPHERSO,

Per:

J. Hettingh, B.Sc., RI

304 - 1708 Dolphin Ave, Kelowna, BC V1Y 954 « Tel 250-763-2236 « Fax 250-763-3365
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CITY OF KELOWNA

MEMORANDUM

Date: August 3, 2016

File No.: Z16-0046

To: Planning & Development Services (RR)

From: Development Engineering Manager (P1)

Subject: 720 Valley Rd Al to RM3 & RM5

The Development Engineering Department has the following comments and requirements
associated with this rezoning application. The road and utility upgrading requirements outlined in
this report will be a requirement of this development. The Development Engineering Technologist
for this project is Ryan O’Sullivan

The Development Services Branch comments and requirements regarding this application to
rezone the subject property from Al to RM3 & RM5 are as follows:

1.

General.
a) Provide easements and Right of Ways as required.

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 the proposed development.

- Slope analysis (i.e. 0-10 %, 10-20 %, 20-30% and over 30 %).

- 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

Domestic water and fire protection.

€)) The property is located within the Glenmore Ellison Irrigation District (GEID)
service area. The water system must be capable of supplying domestic and fire
flow demands of the project in accordance with the Subdivision, Development &
Servicing Bylaw. The developer is responsible, if necessary, to arrange with
GEID staff for any service improvements and the decommissioning of existing
services. Only one water service will be permitted to a consolidated lot.
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4.
5.
6.
7.
9.
()
(b)

()

(b)

(€)

August 3, 2016 Page 2 of 4
A water meter is mandatory for each property and must be installed inside the
building on the water service inlet as required by the City Plumbing Regulation
and Water Regulation bylaws. The developer or building contractor must
purchase the meter from the City at the time of application for a building permit
from the Inspection Services Department, and prepare the meter setter at his
cost. Boulevard landscaping, complete with underground irrigation system, must
be integrated with the on-site irrigation system.

Boulevard landscape irrigation system, must be integrated with the on-site
irrigation system.

Sanitary Sewer.

a) The developer’s consulting civil engineer will determine sanitary sizing and design
for this development. Depending on Sizing Developer to tie into 375mm PVC on
Summit Drive or 525mm RC on Valley Road.

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

Drainage.

a) The developer is to provide an overall Storm Water Management Plan for the entire

parent parcel of land which meets the requirements of the City Subdivision
Development and Servicing Bylaw 7900. The overall Storm Water Management Plan
sets the maximum storm release rate for the subject property and the development of
the property will require a Storm Water Management Plan that will respect the
maximum release rates.

Power and Telecommunication Services.

The services to this development 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.

Street lights.

Street lights must be installed on all fronting roads as per bylaw requirements. Design
drawings to include level of illumination plan.

Road improvements.

Valley Rd must be upgraded and extended with road dedication and constructed to
SS-R12 urban standard along the full frontage of this proposed development,
including curb and gutter, bike lanes, Asphalt MUP, drainage system including catch
basins, manholes and pavement removal and replacement and re-location or
adjustment of utility appurtenances if required to accommodate the upgrading
construction. This includes left and right turn lanes for Development entrance on
Valley Road.

Summit Drive and Valley Road intersection must be fully signalized with left turn bays
on all legs.

Right and Left turn lanes into development from Valley Road are required.
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10.

11.

12.

13.

(d)

August 3, 2016 Page 3 of 4
Upgrades to Brant's creek must be complete with offsite construction with MOE and
city of Kelowna approved permits.

Road Dedication and Subdivision Requirements

(@)
(b)
(€)

Grant Statutory Rights of Way if required for utility services.
Emergency access road must be constructed SS_R2 standards.

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

Survey Monuments and Iron Pins

If any legal survey monuments or property iron pins are removed or disturbed during
construction, the developer will be invoiced a flat sum of $1,200.00 per incident to cover
the cost of replacement and legal registration. Security bonding will not be released until
restitution is made.

Design and Construction

a)

b)

Design, construction supervision and inspection of all off-site civil works and site
servicing 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 Works & Utilities 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

a)

A Servicing Agreement is required for all works and services on City lands in
accordance with the Subdivision, Development & Servicing Bylaw No. 7900. The
applicant's Engineer, prior to preparation of Servicing Agreements, must provide
adequate drawings or reports and estimates for the required works. The Servicing
Agreement must be in the form as described in Schedule 2 of the bylaw.
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14,

15.

16.

17.
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b) Part 3, “Security for Works and Services”, of the Bylaw, describes the Bonding and

Insurance requirements of the Owner. The liability limit is not to be less than

$5,000,000 and the City is to be named on the insurance policy as an additional
insured.

Other Engineering Comments

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

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

Electric Power and Telecommunication Services

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

Development Permit and Site Related Issues

€)) Access and Manoeuvrability

(1) An MSU standard size vehicle must be able to manoeuvre onto and off the
site without requiring a reverse movement onto public roadways.

(i) Indicate on the site, the locations of loading bays as well as the garbage
and recycle bins.

(iii) Direct the roof drains into on-site rock pits or splash pads.

(iv) The access to this sites must be from Dedicated left and right turn lanes on
Valley Rd, right in right out on Glenmore Dr. and right in right out on Summit
Dr.

Administration Charge

An administration charge will be assessed for processing of this application, review and
approval of engineering designs and construction inspection. The administration charge
is calculated as (3.5% of Total Off-Site Construction Cost plus GST).

Purvez Irani, MS, P.Eng, PTOE
Development Engineering Manager
RO



CD27 — Valley Land Subdivision

1.1 Purpose
The purpose is to provide a zone for the orderly multiple unit residential development of the
properties at the intersection of Valley Road and Summit Drive.

1.2 Principal Uses

The principal uses in this zone are:
a) boarding and lodging houses
b) community garden

c) multiple dwelling housing

d) supportive housing

1.3 Secondary Uses

The secondary uses in this zone are:
a) agriculture, urban

b) child care centre, major

C) community recreation services
d) home based businesses, minor
e) multi-residential shared gardens

1.4 Buildings and Structures Permitted

In areas shown as Area 1 in Figure 1 — CD27 Area, the following buildings and structures are
permitted:

a) apartment housing

(b) permitted accessory buildings and structures

Area 2

In areas shown as Area 2 in Figure 1 — CD27 Area, the following buildings and structures are
permitted:

(a) stacked row housing

(b) permitted accessory buildings and structures

Area 3

In areas shown as Area 3 in Figure 1 — CD27 Area, the following buildings and structures are
permitted:

a) Public parks

b) Community Garden

c¢) Participant Recreation Services, outdoor

d) Community Garden

1.5 Subdivision Regulations

(a) The minimum lot width is 15.0 m.
(b) The minimum lot depth is 35.0 m.
(c) The minimum lot area is 1400 mz

1.6 Area 1 - Development Regulations
In areas shown as Area 1 in Figure 1 — CD27 Area, the following development regulations

apply:



(&) The maximum floor area ratio is 1.1

Where the required parking spaces (excluding visitor stalls) are provided totally beneath
habitable space of a principal building or beneath useable common amenity areas providing
that in all cases, the parking spaces are screened from view, the floor area ratio may be
increased by the percentage of required parking provided under the building to a maximum net
floor area for the zone of 1.35.

(b) The maximum site coverage is 40%.
This may be increased to 50% if the developer can achieve additional private open space (a
minimum of 20% on top of the bylaw requirement) within the footprint of the building.

The maximum site coverage of buildings, driveways, and parking areas is 65%.

(c) The maximum height is the lesser of 18.0 m or 4.5 storeys, except it is 4.5 m for accessory
buildings and structures.

(d) The minimum site front yard is 6.0 m.

(e) The minimum site side yard is 4.5m for a portion of a building not over 2% storeys, and
7.0m for portions of a building in excess of 2¥% storeys.

(f) The minimum site rear yard is 9.0 m.

1.7 - Area 2 Development Regulations
In areas shown as Area 2 in Figure 1 — CD27 Area, the following development regulations

apply:

(&) The maximum floor area ratio is 0.75.

Where at least 75% parking spaces are provided totally beneath habitable space of a principal
building, beneath useable common amenity areas, or in a garage/carport providing that in all
cases, the parking spaces are screened from public view, the floor area ratio may be increased
by 0.05.

(b) The maximum building site coverage is 40% but may be increased to a maximum of 50%
if private open space for each unit can be provided on a deck, patio, balcony or rooftop deck
which exceeds the bylaw requirement by 10%.

The maximum site coverage of buildings, driveways, and parking areas is 60%.

(c) The maximum height is the lesser of 10m or 3 storeys, except it is 4.5 m for accessory
buildings and structures.

Any portion of a building within 7.5m of an abutting lot with a Single/Two Unit, Resource
Protection Area, or Hillside Residential designation in the City’s Official Community Plan must
not be greater than 9.5m or 2 %2 storeys in height.

(d) The minimum site front yard is 1.5m for ground-oriented housing with a front door facing
the street. In any other circumstance, the site front yard is 4.5m or 6.0m for a garage or carport.



(e) The minimum site side yard is 4.0m. From a flanking street it is 4.5m except it may be
reduced to 1.5m from a flanking street for ground-oriented housing with a front door facing that
street. The site side yard to a garage or carport is 6.0m.

(f) The minimum site rear yard is 7.5 m.
(9) No principal building shall be closer than 3.0 m to another principal building.

(h) For multiple dwelling housing, congregate housing, group home, major or supportive
housing, major developments up to 1.0m of required rear yard landscaping buffer may be
transferred to a multi-residential shared garden on the same parcel.

1.8 Other Regulations

(&) A minimum area of 7.5 m2 of private open space shall be provided per bachelor dwelling,
congregate housing bedroom or group home bedroom, 15.0 m2 of private open space
shall be provided per 1 bedroom dwelling, and 25.0 mz of private open space shall be
provided per dwelling with more than 1 bedroom.

(b) In addition to the regulations listed above, other regulations may apply. These include the
general development regulations of Section 6 (accessory development, yards, projections
into yards, lighting, stream protection, etc.), the landscaping and fencing provisions of Section
7, the parking and loading regulations of Section 8, and the specific use regulations of Section
9.
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Figure 1 CD-27 Areas
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