DEVELOPMENT and PLANNING SERVICES COMMITTEE

February 6, 2017
City of Salmon Arm

Council Chamber
City Hall, 500 - 2 Avenue NE

Page #

21-36

37-48

49 — 66

69-70

8:00 a.m.
Section ltem#
1. CALL TO ORDER
2. REVIEW OF THE AGENDA
3. DECLARATION OF INTEREST
4, PRESENTATION
n/a
5. REPORTS
5.1 Proposed Land Exchange and Parkland Disposal and Exchange Bylaw
No. 4175 / OCP4000-28, Hostman, C. & C. / Browne Johnson Land
Surveyors, 1890 — 20 Avenue NE & 1830 — 17 Street NE
5.2 ZON-1082 / VP-450, Marson Investments Inc., 361 — 10 Street SE — R-5
to R-4 / Setback Variance
5.3 ZON-1083, Fisher, E. & H., 1061 — 19 Avenue SE — R-1 to R-8
5.4 DP-409, 0977142 BC Ltd. / Shaw, L. & Genn, S., 1481 — 10 Avenue SW —
Commercial Building
55 Amendment to Traffic Bylaw No. 1971 to include provisions for the use of
vehicle immobilization device.
6. CORRESPONDENCE
n/a
7. IN CAMERA
n/a
8. LATE ITEM
n/a
9. ADJOURNMENT
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Followed by King’s Christian Grade 7 Student Presentations

http://www.salmonarm.ca/agendacenter
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Her Worship Mayor Cooper and Council
2017 Page 2

AND THAT: Pursuant to Section 882(3)(a) of the Local Government Act, Council has considered the
proposed Official Community Plan amendments in conjunction with:

1. The Financial Plans of the City of Salmon Arm; and
2. The Liquid Waste Management Plan of the City of Salmon Arm.
AND THAT: Final reading of the Official Community Plan amendment bylaw be withheld pending:

1. Adoption of Parkland Disposal and Exchange Bylaw No. 4175.

Staff Recommendation

THAT: The Motion for Consideration be adopted.

Proposal

The applicants would like to improve the configuration of their property to allow for future development
and have inquired about exchanging part of their property for part of Hoadley Park. A location map, ortho
photo, sketch plan of the proposed land exchange and a letter from the owner’'s agent are attached as
Appendices 1 through 4.

Background

The applicant’s property is designated Medium Density Residential in the Official Community Plan and
Hoadley Park is designated as Park. The applicant's property and the northeastern portion of Hoadley
Park are zoned R-1 (Single Family Residential) and the western portion of Hoadley Park is zoned P-1
(Park & Recreation). O.C.P. and Zoning maps are attached as Appendices 5 and 6.

The applicant’s property is approximately 0.6 ha. in size and contains their residence. Hoadley Park is
approximately 1.1 hectare and is undeveloped. (The applicant’s residence is also known as the ‘Leech
House’ which is on the City of Salmon Arm Community Heritage Register, see Appendix 7.)

As shown on Appendices 1 and 2, a narrow portion of the applicant’s property extends southward into the
northeastern portion of Hoadley Park. As shown on Appendix 3, the applicant's are proposing to
exchange part of this area for an equal portion of Hoadley Park. The areas to be exchanged are both
975.5 square metres in size.

The proposed land exchange may be considered under Section 27 of the Community Charter, see
Appendix 8. In accordance with Section 27(2), the exchange must proceed by bylaw adopted with the
approval of the electors, which involves an alternative approval process (AAP) or a referendum. Should
Council agree to proceed with the proposal, staff recommend it proceed under the AAP process after 3™
Reading of the Parkland Disposal and Exchange Bylaw.

To accommodate future residential development on the portion of park land to be consolidated with the
applicant’'s property, an O.C.P. amendment to redesignate that portion to Medium Density Residential is
also part of the proposal along with an amendment to redesignate that portion of the applicant’s property
being consolidated with Hoadley Park to Park. A map showing the proposed OCP amendments is
attached as Appendix 9. The amendments are being processed concurrently with the proposed land
exchange for convenience but will only be considered for adoption if the Parkland Disposal and Exchange
Bylaw is adopted. It should also be noted that adoption of the Parkland Disposal and Exchange Bylaw

does not bind Council to approve the O.C.P. amendments.
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Should the O.C.P. amendments be adopted, staff will bring forward a zoning bylaw amendment to rezone
the new park area from R-1 (Single Family Residential) to P-1 (Park and Recreation), along with other
recently acquired or dedicated parks in the City.

Alternative Approval Process

Pursuant to Section 86 of the Community Charter, once Parkland Disposal and Exchange Bylaw No.
4120 has received third reading, notice will be posted at City Hall, on the City website and in two
consecutive issues of the Salmon Arm Observer. The public notice will include a description of the
proposed bylaw, elector response procedure, the deadline for elector responses and a statement that
Council may proceed with the exchange unless at least 10% (1,336) of the electors indicate that Council
must obtain the assent of the electors though a referendum before moving forward. Elector responses will
be collected by the Corporate Officer for not less than 30 days following the second public notice, on a
form which includes the full name, residential address and signature of each elector, and, if applicable,
the address of the property in relation to which the person is entitled to register as a non-resident property
elector, see Appendix 10. It is estimated the process could be completed by April 3, 2017 however, the
date must be confirmed by Council.

At the end of the 30 days, the Corporate Officer must determine and certify whether enough elector
response forms have been submitted to exceed the 10% (1,336) threshold. This determination is final and
conclusive. If more than 10% have responded, Council can not adopt the bylaw and will need to decide
whether to continue to a referendum or to put the project on hold until a later date.

Discussion

Staff and affected agencies have reviewed the proposal and provide the following:

Greenways Liaison Committee

See Appendix 11.

Salmon Arm Economic Development Society

See Appendix 12.
BC Hydro

No concerns.
FortisBC

No concerns.

Building Department

No concerns.

Fire Department

No concerns.

Engineering Department

See Appendix 13.
.14
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Planning Department

The area to be acquired by the applicants will improve the configuration of their property and assist with
future residential development. The area to be acquired by the City will improve the configuration of
Hoadley Park and provide a more useful area for future park development. The City will also obtain
additional road dedication for 20 Avenue NE.

As Hoadley Park is currently undeveloped, the proposed exchange will not impact any existing park
amenities and the areas to be exchanged are exactly equal in size. Staff support the proposed
exchange subject to the conditions outlined in the Motion for Consideration and the outcome of the
Alternative Approval Process.

o Y rn

< PFepared by: Jon Turlock Rev ed by: Kgvin Pearson MCIP
Planning & Development Officer Dlrector of Devélopment Services
Appendices
1. Location map
2. Ortho photo
3. Sketch plan of proposed land exchange
4, Agent's letter dated Oct. 13/16
5. O.C.P. map
6. Zoning map
7. Community Heritage Register extract
8. Community Charter extract
9. Proposed O.C.P. amendments
10. Elector Response Form
11. GLC Minutes extract
12. EDS comments

13. Engineering Dept. comments
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APPENDIX 4

BROWNE JOHNSON LAND SURVEYORS*

British Columbia and Canada Lands

Salmon Arm, B.C. VI1E 4N35 OFFICE: 201-371 Alexander Street
MAIL: P.0. BOX 362
TELEPHONE: (250) 832-9701
FAX: (250) 832-8004
EMAIL: office(@brownejohnson.com

October 13, 2016 File 92-15

City of Salmon Arm
P.O. Box 40
Salmon Arm, BC V1E 4N2

Attention Kevin Pearson

RE: Proposed Land Exchange between Lot 1, Plan 2927 (Except Plan 16170) and Hoadley Park
(Lot 3, Plan KAP81689), Sec 24, Tp 20, R 10, W6M, KDYD

Dear Mr. Pearson:

My clients, Rod and Carol Hostman would like the City to consider a land exchange between their
Lot and Hoadley Park, as shown on the attached sketch plan.

Listed below are some of the benefits to City and to Hoadley Park, in considering this land
exchange:
- Eliminates the finger of private land extending into the Park
- Increases the width of the Park backing on Strata Lots 33 through 36
- Has the potential to increase the range of future uses of the Park, by creating a more useful
parcel shape. Also creates a more useful parcel shape for the Hostman’s
- The City will acquire road dedications along the north boundary of the Hostman property

In my opinion, the benefits listed above in support of this land exchange, create clear benefits to the
Citizens of Salmon Arm.

Please let me know if you have any questions.
Thank you for your consideration of this matter.

Yours truly,

I

J.C. (Joe) Johnson, BCLS, CLS.
JCJIj

* A PARTNERSHIP PROVIDING LAND SURVEYING SERVICES THROUGH LAND SURVEYING COMPANIES
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APPENDIX 8

Extract from the Community Charter

Exchange or other disposal of park land
27 (1) This section applies to land vested in a municipality under
(a) section 29 [subdivision park land] of this Act,

(b) section 510 (13) [provision of park land in relation to subdivision] of the Local Government
Act , or

(c) section 567 (5) (a) [provision of park land in place of development cost charges] of the Local
Government Act .

(2) A council may, by bylaw adopted with the approval of the electors,

(a) dispose of all or part of the land in exchange for other land suitable for a park or public
square, or

(b) dispose of the land, provided that the proceeds of the disposal are to be placed to the credit of
a reserve fund under section 188 (2) (b) /park land acquisition reserve fundj.

(3) Land taken in exchange by a municipality under this section is dedicated for the purpose of a
park or public square and the title to it vests in the municipality.

(4) A transfer of land by a municipality under this section has effect free of any dedication to the
~ public for the purpose of a park or a public square and section 30 (3) [removal of park
dedication] does not apply.

* kK
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CITY OF SAUWON ARM - ELECTOR RESPO‘\ISE FO APPENDFX 10

L

I/We, the undersigned do HERED 1 PETITION the Council of the City of Salmon Arm not to approve Proposed
Land Exchange and Parkland Disposal Bylaw No. 4120 to authorize the exchange of Part of Park, Plan KAP84599
for Part of the Remainder of the SE ¥% of Sec.6, Tp.21, R.9, W6M, KDYD, as shown on the attached survey plan.

Instructions fo Electors:
The Community Charter of the Province of British Columbia requires that in order for an Elector Response to be

valid:
1. The person signing the Elector Response Form is an eligible elector of the City of Salmon Arm;
2. The form must include full name, residential address and signature of the elector; and
3. If signing as a Property Elector (non-resident), full re31dent1al address of property in Salmon Arm must
be entered, as well as your residential address. ;

1, the undersigned declare that:
e Iam 18 years of age or older;
e ITam a Canadian citizen;
o Ihave resided in British Columbia for at least the past six months;
e I have resided in OR have been the registered owner of real property in the City of Salmon Arm for at

least the past 30 days; and
e Iam not disqualified by the Local Government Act or any other enactments.

Elector(s) Elector(s) Elector(s)
Full Name Residential Address Signature(s)
(PLEASE PRINT) (PLEASE PRINT)
A \/_\J
-
PN

Elector Response Forms may be submitted by mail or person to City of Salmon Arm City Hall by no later than
4:00 p.m. on Friday, February 5, 2016 to the address noted below. Postmarks will not be accepted as date of
submission. City of Salmon Arm, 500 - 2 Avenue NE, Box 40 Salmon Arm, BC V1E 4N2

For more information please contact Exrin Jackson, Corporate Officer at (250)803-4029 or ejackson@salmonarm.ca.

Erin Jackson
Corporate Officer
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CITY OF SALMON ARM
GREENWAYS LIAISON COMMITTEE
MEETING MINUTES
Thursday, January 19, 2017

3:00 p.m.
Room 100, City Hall

Committee Members:  Joe Johnson, Citizen at Large (acting Committee Chair)
Brian Browning, Shuswap Trail Alliance
Phil Mclintyre-Paul, Shuswap Trail Alliance (Non-Voting)
Rob Bickford, Citizen at Large
Steve Fabro, Shuswap Trail Alliance
lan Clay, Salmon Arm Greenways

City Staff. Chris Larson, Planning & Development Officer (Non-Voting)
Rob Hein, Manager of Roads & Parks (Non-Voting)

Guests: Anita Ely, Environmental Health Officer, Interior Health
Sutra Brett, Shuswap Trail Alliance

Regrets: Ken Jamieson, Committee Chair
Ed Hinman, Salmon Arm Greenways

The GL.C appointed Joe Johnson as acting Committee Chair.
The meeting was called to order at 3:01 p.m.

Item 1: Update on Greenway Planning Initiatives and Projects

STA Updates
The STA provided a summary list of 2016 City of Salmon Arm greenway projects (Attachment 1).

The Committee reviewed a number of detailed frail plans, including an Ida View Trail Plan, the South
Canoe Master Plan, the Gayle Creek Loop Trail Plan, the Turner Creek Trail Plan, and an Okanagan to
4" Trail Plan. The GLC was Impressed with the substantial detail provided by the plans.

Sutra Brett of the STA presented work completed in developing the Sign Plan. Establishing signage
helps to promote and activate trail corridors. The Sign Plan has involved identifying all of the trall
connections, corridors and segments throughout the City, and requires an impressive amount of data and
detail highlighting the interconnectivity of City amenities (schools, parks and facilities) and presenting
feature loop options. The GLC commented on this excellent effort and look forward to these works rolling

out over time.

City Initiatives

As agent for the following proposal, Joe Johnson left the meeting for the discussion and Rob Bickford
acted as Committee Chair.




GLC Meeting Minutes — January 19, 2017

The GLC discussed a proposed land exchange involving a portion of Hoadley Park. There are existing
informal or social trail connections through the area of Hoadley Park under consideration. The STA
recently explored this network (2016) in researching urban connector routes and has suggested some
future upgrade options. The GLC commented that the land exchange appeared logical and, due to the
lack of investment to date in the existing informal or social trail connections as well as the relative ease to
reroute such trails, noted no concerns with the proposal.

Following this discussion, Joe Johnson returned to the meeting and resumed as acting Committee Chair.

The planned Canoe Beach Connection trail was discussed, involving a trail through the ball-fields and a
crosswalk across Canoe Beach Drive (previously discussed and supported by the GLC). Staff again
clarified that even if a pathway through the ball-fields is established, the City would still pursue sidewalk
installation along Canoe Beach Drive in the future as development occurs. The GLC is supportive of
improving connections to provide as many options as possible. Staff expect this connection to be
established in 2017 as a project featured in the 2017 Budget.

Item 2: Other

Shuswap Trail Legacy Fund — The STA reported on a new program in support of the Shuswap Trail. The
Shuswap Legacy Fund is a registered charity managed by the Shuswap Community Foundation to
ehable continued building and maintenance into the future.

Item 3: Late ltems

Park Hill Trails — Upper Trail — GLC members discussed potential drainage issues along this portion of
the Park Hill trail network. This was highlighted as an area that may need future attention and

maintenance.

Park Hill Trails — Trailhead — the GLC discussed the lack of a dedicated trailhead area for the Park Hill
network, noting that while the Canoe Beach Park overflow parking lot serves as the trailhead, this space
has not been developed as of yet into a trailhead area as per the Greenways Plan (with signage, a kiosk
sign, garbage can, and other infrastructure). The GLC noted that this would promote the network and
may become increasingly important as the area becomes more used.

Item 4: Next Meeting - Thursday, March 9, 2017.

Iltem 5: Adjournment - The meeting adjourned at 4:35 p.m.

ol

Chris Larson, Planning & Development Officer
(minutes endorsed by acting Committee Chair)

:CL
ATTACHMENT 1: STA — 2016 Summary

Page2of2
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APPENDIX 12

January 19, 2017

City of Salmon Arm

Kevin Pearson, Director of Development Services
PO Box 40

Salmon Arm BC

V1E 4N2

Re:  OCP Amendment Application No OCP4000-28
1890-20™ Ave NE & 1830-17st. NE

Dear Kevin

The Salmon Arm Economic Development Society (SAEDS) Board of
Directors has reviewed the information for the above-noted OCP
amendment referral to re-designate a portion of 1890-20% Ave NE from
Park to Medium Density Residential and a portion of 1830-17st. NE from
Medium Density Residential to Park.

The SAEDS Board supports this application and has no noted concerns.

We thank you for the opportunity to comment on this OCP Amendment
Referral.

Sincerely,

oy

.

‘
/

N ;
£ y L/
[ x&,\.\(\ ) “)(¢,L v

"‘—‘Wﬂlia.m Laird, Chairperson

PO Box 130

20 Hudson Avenue NE Py . -
Salmon Arm, BG VAE 4N2 it's happenmg
Tol: 250 833.0608
Fax: 250 833.0609

www.saeds.ca
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APPENDIX 13

City of Salmon Arm
Memorandum from the Engineering
and Public Works Department

To: Kevin Pearson, Director of Development Services

Date: December 7, 2016, 2016

Prepared by: Darin Gerow, Engineering Assistant

Subject: Proposed Subdivision Application No. 16-33E

Legal: Lot 1 Plan 2927, except Plan 16170 and Lot 3, Plan KAP81689, Sec. 24-
20-10

Civic: 1890 — 20 Avenue NE & 1830 — 17 Street NE

Owner: C. & C. Hostman & City of Salmon Arm

Applicant: Same

Further to your referral dated December 1, 2016, the Engineering Department provides the
following servicing information.

The proposed parcel line adjustment is subject to the exemptions provided under Section 5.1 of
the Subdivision and Development Servicing Bylaw No. 4163, which states the provision of new
Works and Services shall not be required. It is assumed that the servicing is adequate for the

proposed use.

20 Avenue NE on the subject property’s north property line is designated as an Urban Collector
Street requirement road right of way dedication of 20.0 meters (10.0 meters on either side of the
road centerline). Available records indicate that additional dedication is required from existing

Lot1, to be confirmed with BCLS.

3

Darin Gerow, ASCT Jenn Wilson, P. Eng., LEED ® AP
Engineering Assistant City Engineer

X:\Operations Dept\Engineering Services\ENG-PLANNING REFERRALS\SUBDIVISION\2016\2016-33 HOSTMAN & CSA (1890 20 Ave NE & 1830 17 St
SE)\16-33E - Hostman & CSA (1890 - 20 Avenue NE & 1830 - 17 Street NE) - Planning Referral.docx
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City of Salmon Arm
Memorandum from the Engineering
and Public Works Department

To: Kevin Pearson, Director of Development Services

Date: December 22, 2016

Prepared by:  Darin Gerow, Engineering Assistant

Subject: Official Community Plan Amendment Application No. OCP4000-28E

Civic: 1890 — 20 Avenue NE & 1830 — 17 Street NE

Legals: Lot 1 Plan 2927, except Plan 16170 and Lot 3, Plan KAP81689, Sec. 24-
20-10

Owner: Hostman, Carl & Carole, 1890 — 20 Avenue NE, Salmon Arm, BC, V1E 2H3
City of Salmon Arm, Box 40, Salmon Arm, BC, V1E 4N2

Applicant: Owner

Further to your referral dated December 20, 2016, the Engineering Department has thoroughly
reviewed the site and has no objections to the proposed OCP Ammendment. Site servicing is

not affected by the proposed change.

Darin Gerow, AScT Jennifer Wilson, P.Eng.
Engineering Assistant ity Engineer

X:\Operations Dept\Engineering Services\ENG-PLANNING REFERRALS\0.C.PAOCP4000-28 HOSTMAN (1890 20 Ave NE & 1830 17 St
SENOCP4000-28E - Hostman - Planning Referral.docx
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Development Services Department Memorandum ZON-1082 & VP-450 (Marson) 24 January 2017

BACKGROUND

The subject property is an angled parcel approximately 2,046 m’ in area with 21 m of frontage on 10
Street SW. The property also has approximately 26 m of frontage along a dedicated, but unopened road
to the north. The lot is designated High Density Residential for land use in the City’s Official Community
Plan (OCP), and zoned High Density Residential (R-5) in the Zoning Bylaw.

The subject property has been zoned R-5 since 1976 when Zoning Bylaw No. 1180 was adopted. The
high density residential zoning aligned with a former eight unit boarding / care home that was demolished
recently. This was a time when no OCP existed. In 1992, the lot and surrounding lands extending
westward toward Shuswap Street were designated High Density Residential for land use with the
adoption of OCP Bylaw No. 2000. Today, the High Density Residential area of the OCP coincides with
the Residential Development Permit Area designation.

The applicant has previously applied for two Development Permits; the first (DP-399) was a proposed 26
unit building in 2014, however was not approved by Council. The second (DP-407) was approved by
Council in the fall of 2016 for a 12 unit condo building.

SITE CONTEXT

At an elevation of 402 m, most of the site’s topography is relatively flat and well suited for a multi-family
development. It is a rare instance of a minor plateau in the context of the surrounding sloped area. The
terrain drops approximately 5 m from the north and west lot boundaries down to 2 Avenue and 8 Street,
and rises to the east and southeast from 10 Street.

The adjacent land uses are described as follows:
North: 15.7 m wide Closed Road / Single Family Residential (R-1) / Residential Suite (R-8)
South: Single Family Residential (R-1) / Single Family — Duplex (R-2)
East: 10 Street SE / Single Family Residential (R-1) / Residential Suite (R-8)
West: Single Family Residential (R-1)
COMMENTS
Fire Department
Comments are attached as APPENDIX 6.

Building Department

No concerns.

Engineering Department

No concerns.

Planning Department

The applicant is requesting to rezone the subject property in addition to a variance to the Zoning Bylaw to
reduce the required exterior side yard setback.

High Density Residential (R-5) to Medium Density Residential (R-4)

The subject parcel is designated High Density Residential in the City's OCP and zoned R-5 (High Density
Residential) in the Zoning Bylaw. Both the R-5 and the R-4 zones are supported within the High Density
Residential designation. Therefore the current proposal is consistent with the current OCP land use
designation; however the reduction in density does not reflect the highest and best use of the land from a

Page 20f 3
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Development Services Department Memorandum ZON-1082 & VP-450 (Marson) 24 January 2017

long term planning perspective. Similar to other recent down-zonings approved by Council, staff
understands that conditions and demand remain relatively weak in the multi-family development market
and no minimum density policies exist in the City's OCP.

The current proposal is for five single family residential units in a bareland strata development which is at
significantly reduced density than the R-4 and R-5 zones allow, as well as much lower than the recently
approved 12 unit condo building (DP-407).

Under the current bareland strata development proposal a Development Permit would not be required. If
Council approves the rezoning, a subdivision application would then need to be submitted to the City for
review and approval. If the development plan changed to a higher density configuration in the future, a
Development Permit and approval from Council would then be required.

Exterior Parcel Line Setback — Zoning Bylaw No. 2303

The requested setback reduction is from 5.0 m to 1.8 m. a reduction of 3.2 m to accommodate a larger
building envelope for the most northern proposed bareland strata lot. The north parcel line is adjacent to 3
Avenue SE, which is 15.7 m wide physically closed municipal road that is covered mostly with grass and
some trees. The Engineering Department has confirmed that construction of 3 Avenue SE is neither
required nor likely in the future due to grades. Due to the property line being adjacent to dedicated City
land and large spacing from adjacent properties, staff supports the requested setback variance.

CONCLUSION

The proposal is to rezone the R-5 (High Density Residential) subject property to R-4 (Medium Density
Residential) to accommodate the future development of a five lot bareland strata subdivision. While staff
would prefer to see a higher density development on this site, the down zoning is still aligned with OCP
policies. A five lot, single family development would fit well within the existing low density residential
neighbourhood. The unconstructed road provides a wide buffer to the lots to the north. Both applications
are supported by staff.

L) M A

Prepared by: Wesley Miles, MCIP, RPP Retiewed by: Kevin Pearson, MCIP, RPP
Planning and Development Officer Director of Development Services

Page 30of 3
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APPENDIX 4

MARSON INVESTMENTS INC.

6303 34™ AVE SE, SALMON ARM BC V1E 1W9
250 833 1501

December 2, 2016

Subject: Rezoning and Setback Variance
To Whom It May Concern,

Documents and plans have been submitted in application for rezoning the property at 361 10"
Street SE, Salmon Arm from R5 to R4. Concurrently an application has been submitted for a
Variance to reduce the setback requirement on the north side of the property from 5 meters to
1.8 meters.

History

This is a parcel of land just over % acre in size and is formerly the site of a seniors residence
known as the High Street Seniors Residence. It was purchased in summer of 2013 with the
intention of building a 26 unit apartment building for rentals. There was significant
neighbourhood opposition to this project, and the variances required to make it a success were
denied.

in 2016 plans for a 12 unit condominium building were drawn up and, in the face of continued
neighbourhood opposition, a development permit was applied for and approved. At the time
this was applied for the budget for the building was not completed. Subsequently the final
budget numbers were obtained and the numbers were higher than anticipated. Margins against
anticipated sales numbers were very tight, and a review of condominium sales in Salmon Arm
indicated a surplus on the market. This information, along with consideration of the
neighbourhood concerns, prompted a new look at potential opportunities for this property. As
a result of this review, best use was considered to be single family housing.

Rezoning

The current zoning of R5 does not allow single family housing. Therefore this rezoning
application has been made to facilitate a subsequent 5 lot subdivision -~ as shown on the plans —
that complies with the R-4 single family housing requirements.
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Variance

The northern most lot borders a closed road (3™ Ave.). Because this is still identified as a road it
requires a 5 meter setback for any principal buildings. Given there are no plans to ever open
this road, and because the 5 meter setback would make it difficult to fit a house on the lot, | am
requesting the setback be amended to that of an interior side parcel, 1.8 meters.

Neighbourhood

This property is surrounded by single family dwellings on virtually every side. These neighbours
have been vocal in expressing their opposition to a large multifamily building on this site. The
proposed subdivision will be a much better fit from their perspective.

| trust you will find this all in order.

Yours truly

Mark Olson, Director
Marson Investments Inc.
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Neighbourhood Meeting
December 15, 2016

Re: 361 10" St SE, Salmon Arm, Rezoning Application and Setback Variance Application

Attendees: Debbie Beadle, Kim Parker, Bonnie Booth, Lois Havanka, Trudi & Derek Hobson, Mark Olson
The meeting commenced a few minutes after 7:00 pm and ended around 8:00 pm.

Discussion

Everyone was supportive of the rezoning application and the setback variance application. Specific
points of discussion were:

e How high can the houses be? Reference was made to the R4 zoning that allows for a maximum
height of 32 feet. Discussion also involved how the lowest point, lowest average grade, is
determined. A contour map of the property was provided to aid in this discussion.

e  Where will the sewers be connected? The sanitary sewer will be connected to the sanitary line
on the closed portion of 3 Avenue adjacent to the property. The storm sewer could be run
down 3™ Avenue to a point beside Arbor house and be connected there, and there is also
potential for the storm sewer to run along 10" St and connect to the storm sewer on 4™
Avenue.

e Size of houses — reference was made to the R4 zoning that restricts the living space to 65% of
the lot size.

e What is a bare land strata? It was explained that owners of a bare land strata are responsible for
the common property — in this case primarily the access road — and are governed by the strata
bylaws.

e  What should the neighbours do from here? Provide the same level of support for these
applications as was provided in opposition of the previous applications. There was general
agreement that this would be provided.




November 24, 2016
To Mark Olson

Thank you for your letter in the mail. | am unable to attend the December 15 meeting but would
like to give my input here:

I am very much in support of rezoning 361 10 st SE to R4. | think developing this property with
single family homes would benefit everybody. They would sell quickly, possibly better than
condos. | think new homes and more neighbours would complement and enhance the existing
neighbourhood. It sounds like a win win situation.

Thank you for opening up this conversation,
All the best,

Emily Doyle

971 4 ave SE

brown.chords@gamail.com
250-253-3866
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Dec1/16

| met with Bob and Margaret Paille of 940 2™ Ave SE at their house. General discussion of the project,
more specific discussion regarding where the setback would be on the north side of the property
(adjacent to theirs) and discussion regarding drainage.

| explained the two alternatives regarding drainage

— arock pit(s) if it was feasible, depends on soil conditions; otherwise
— astorm sewer line connecting into the city system

Bob and Margaret were satisfied with this explanation.

Bob and | went out and viewed the property line and | showed him where the setback would be located
if the variance were approved, compared to where it would be without the variance. He was apparently
concerned | was bring the setback onto the closed road (3™ Ave.). Once he saw what | wanted to do he
was satisfied and indicated he would support the variance for the setback change.
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ZONING AMENDMENT APPLICATION FILE NO. ZON-1082 &
DEVELOPMENT VARIANCE PERMIT APPLICATION NO. VP-450

Marson Investments Inc Page 2

The applicant will be required to submit for City review and approval prior to development, a
detailed site servicing/lot grading plan for all on-site (private) work. This plan will show such
items as parking lot design, driveway locations, driveway grades, building sites, underground
utility locations, pipe sizes, pipe elevations, pipe grades, catchbasin(s), control/containment of
surface water, contours (as required), lot/corner elevations, impact on adjacent properties,

etc.

The applicant will be required to submit for City review and approval an engineered design

(plan/profile) for any off-site improvements or works within City owned lands. Design must be
prepared and submitted by a qualified professional engineer. Refer to the sections below for
more information. The applicant is requested to contact the Engineering Department should
additional information be required. Securities equal to 125% of the estimated off-site
servicing costs will be required as a condition of development.

Roads/Access:

1.

10 Street SE on the subject properties eastern boundary is classified as an Urban Local
Road, requiring a total road allowance of 20.0m (10.0m from centre line). Available records
indicate that no additional dedication will be required. (To be confirmed by a BCLS.)

The owner/developer will be responsible for upgrading 10 Street SE along the entire property
frontage to the Urban Local Street standard (RD-2). Upgrades will include boulevard
construction, sidewalk, curb and gutter, underground hydro and telecom, street drainage and

street lights (LED).

3 Ave SE on the subject properties is a closed road. The City does not anticipate 3 Ave SE
being required in the near future and there are no properties that appear to benefit from road
construction, therefore no upgrades are required.

Water:

1.

The subject property fronts a 300mm diameter Zone 1 water main on 10 Street SE. No
additional upgrades are anticipated at this time.

The subject property is in an area with sufficient fire flows and pressures according to the
2011 Water Study (OD&K 2012).

Fire protection requirements to be confirmed with the Building Department and Fire
Department.

Strata developments with ground oriented access have the option of a bulk water meter at
property line with invoicing to the Strata Corporation or individual strata lot metering with
invoicing to each strata lot (currently on an annual flat rate). To qualify for the second option
each unit requires a separate outside water service shut-off connected to the onsite private
water main. Contact Engineering Department for more information. All meters will be provided
by the City at the owner/developers cost.

Records indicate that the original property was served by a 19mm diameter service from 10
Street SE. All existing inadequate services must be abandoned at the main at the

owner/developers cost.
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DSD Memorandum ZON 1083 27 January 2017

COMMENTS

Engineering Department

No concerns with rezoning. Note that sufficient parking is to be provided onsite.

Building Department

No concerns with rezoning. Construction subject to BC Building Code.

Fire Department

No concerns.

Planning Department

This home would be one of the first developed in the new Byersview subdivision. The proposed R-8
zoning of the subject parcel is consistent with the OCP and is therefore supported by staff. Development
of a single family dwelling with an associated secondary suite requires a building permit and will be
subject to meeting Zoning Bylaw and BC Building Code requirements.

oLl

Prepared by: Chris Larson, MCP i : Kevin Pearson, MCIP, RPP
Planning and Development Officer Director of Development Services

Page 2 of 2
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Appendix 4: Site Plans and Elevations
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Development Services Department Memorandum DP-408 (Proair) 24 January 2017

The adjacent land uses are described as follows:
North: First Nations — IR / Vacant
South: 10 Avenue SW / Agriculture (A-1) and Single Family Residential (R-1)
East: Service Commercial / Vacant
West: Single Family Residential (R-1) / Vacant
COMMENTS

Design Review Panel

A Design Review Panel (DRP) meeting was held on December 19, 2017. Minutes of that meeting are
attached as APPENDIX 5.

Fire Department

No concerns.

Building Department

No concerns.

Engineering Department

Comments are attached as APPENDIX 6.

Planning Department

Form and Character Development Permit

The proposed development is subject to the “Highway Service/Tourist Commercial Development Permit
Area” design guidelines of the OCP.

The single storey, rectangular shaped building will be 8.55 m in height with a ‘v’ shaped roof structure.
Large windows are places facing 10 Avenue SW with proposed facia sighage located on either side
above the windows. The proposed landscaping plan (APPENDIX 3) shows a variety of shrub species in a
centre island located between the proposed building and 10 Avenue SW. The rear parking and loading
area will be screened by an 2.4 m chain link fencing with the refuse containers being screened and
located next to the cell tower lease area.

Site Access and Offstreet Parking

The subject property is proposed for commercial use and defined as Trade Contractors Office and
Storage in the Zoning Bylaw for parking requirements. The site plan shows a total of 10 offstreet parking
stalls and 2 loading spaces. The Zoning Bylaw requires 1 stall per 50 m2 GFA and 2 loading bays for
buildings greater than 450 m? for a total of 10 stalls and 2 loadings spaces required. Access is proposed
from 10 Avenue SW on the west side of the property with two access lanes on either side of the building
to the rear loading and storage area. The proposal shows paved surface to the front of the building with
crushed gravel surfacing for the access lands and rear loading and storage area.

Page 2 of 3
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Development Services Department Memorandum DP-408 (Proair) 24 January 2017

Servicing and Future Road Widening / Building Setbacks

10 Avenue SW is designated as a future Urban Arterial Road in the OCP with a 25 m dedicated width.
Special building setbacks of 18.5 m from the centre line of 10 Avenue SW are required to meet the future
road width. The proposed building is setback an additional 6.0 m from the required setback and may be
setback even further to allow additional spacing from future road widening. The proposed location is in
conformance with zoning regulations and any relocation would need to be meet appropriate setback and
regulatory requirements.

Currently 10 Avenue SW requires 4.88 m of dedication to reach the full 25 m standard as there is no
subdivision involved with this proposal. Any dedication at this time is voluntary by the applicant. The
dedicated area would be 167.34 m* and based on BC Assessment land values it is worth $14,400. At this
time the applicant does not wish to dedicate the additional land as it is not considered beneficial for their
current proposal. Road frontage improvements will eventually be required along 10 Avenue SW however
are considered premature at this time so a 100% cash in lieu contribution will be required.

CONCLUSION

The proposal is to develop the subject property for commercial retail and the relocation of the Proair
Heating and Cooling commercial business. The application addresses the "Highway Service/Tourist
Commercial Development Permit Area’ design guidelines of the OCP. The form and character is
generally consistent with the design guidelines of the OCP. Overall, staff is satisfied with the building
design, parking, and the landscaping plan.

Application DP-408 is recommended for approval by staff, subject to the condition outlined in the motion
for consideration being completed to the satisfaction of the City.

« e stls B,
Prepared by: Wesley Miles, MCIP, RPP Rev%d by: K% Pearson, MCIP, RPP
Planning and Development Officer Director of Development Services

Page 3 of 3
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Desigh Review Panel — December 19, 2016 Meeting Minutes

The meeting adjourned at 2:30 p.m.

0,\\ Mae

Wesley Miles, Plannilg %nd Davelopment Officer
{Minutes endorsed by Panel Chalr)

Page 2 of 2
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DEVELOPMENT PERMIT APPLICATION NO. DP-409
09 January 2017
Page 2

Roads/Access:

1.

10 Avenue SW on the southern property boundary is classified as an Urban Arterial Street
requiring an ultimate 25.0m road dedication (12.5 meters from centreline). All building
setbacks will be required to conform to the ultimate 25.0 meters cross section. Available
records indicate that the 10 Avenue SW right of way is currently 20m width. An additional
4.886m of dedication will ultimately be required; however no dedication is required through
Development or Building Permit.

10 Avenue SW is constructed to an Interim Arterial Street standard. Upgrading along the
property’s frontage to the Urban Arterial standard (RD-4: Interim 20m ROW) will be required.
Improvements will include, but are not limited to curb & gutter, sidewalk, boulevard
construction, street drainage and street lighting. Since these works are premature at this
time, due to existing right of way width, a 100% cash in lieu contribution for future
construction of the works will be required.

The subject property shall be served by a single driveway access, maximum width 8.0m,
located minimum 3.0m from the east and west property lines. Two accesses may be
considered where the above design requirements are met and the accesses are a minimum

of 10m apart.

Water:

1.

The subject property fronts a 200mm diameter Zone 1 watermain on 10 Avenue SW. No
upgrades are anticipated.

The subjeét property is in an area with sufficient fire flows and pressures according to the
2011 Water Study (OD&K 2012).

Fire protection requirements to be confirmed with the Building Department and Fire
Department.

Property is to be serviced by single metered water service connection (as per Specification
Drawing No. W-11), including backflow prevention, adequately sized to satisfy the proposed
use (minimum 25mm). Available records indicate that the property is currently serviced by a
12.5mm service from the watermain on 10 Avenue SW. All existing inadequate/unused
services must be abandoned at the main. Applicant is responsible for all associated costs.

Sanitary:

1.

The subject property fronts a 300mm diameter sanitary sewer on 10 Avenue SW. No
upgrades are anticipated.

2. The property shall be serviced by a single sanitary service connection (as per Specification

Drawing SAN-4) adequately sized (minimum 100mm) to satisfy the servicing requirements
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There are six or seven chronic offenders who knowingly park where it is difficult to effect a tow or
who move their vehicles before the tow truck can get to the scene. Once these few realize that
the City has an alternative enforcement option it is anticipated the immobilization device will not
be used as frequently. It is to be noted that the Bylaw Officer, under his sole discretion, typically
only tows six to seven vehicles from the downtown area per year. The parking enforcement
summer student will not be authorized to install the VID.

VIDs are not widely used in other municipalities in BC, however the City of Trail has been using
the device successfully since 2013. The Downtown Parking Commission supports the Bylaw
Officer's enforcement efforts and the use of VID on chronic, repeat, parking violators in the
downtown core.

&ﬁ_’ ‘W . 2.t S
Prepared by: Maurice Roy, RBO CRBO Re?éwed by. Kevin Pearson, MCIP RPP
Manager of Permits & Licensing Difector of Development Services
:mr
Appendix

1. VID quote and illustration
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