DEVELOPMENT and PLANNING SERVICES COMMITTEE

April 16, 2018
City of Salmon Arm
Room 100
City Hall, 500 - 2 Avenue NE
8:00 a.m.
Page # Section Item#
1. CALL TO ORDER
2. REVIEW OF THE AGENDA
3. DECLARATION OF INTEREST
4, PRESENTATION
n/a
5. REPORTS
1-12 5.1 VP-465, Homecraft Construction Ltd. / Onsite Engineering, 6810 Park Hill

Road NE — Servicing Variance

13-34 5.2 OCP4000-33 / ZON-1107, C.S.R.D. & Mounce Construction Ltd. / Lawson
Engineering & Development Services, 4290 — 20 Avenue SE & 2750 — 40
Street SE — IND to INS / P-2 & A-2 to P-4

35-70 5.3 2017 City of Salmon Arm Climate Action / Carbon Neutral Progress Survey
(CARIP)
6. FOR INFORMATION
n/a
7. IN CAMERA
n/a
8. LATE ITEM
n/a
9. ADJOURNMENT
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http://www.salmonarm.ca/agendacenter
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As shown on the attached Appendices, a small triangular portion of the property is located on the west
side of Park Hill Road NE. This triangular portion is approximately 0.4 hectare in size and is zoned R-9
(Estate Residential). Under this zoning, this proposed parcel (Lot 34) cannot be further subdivided and its
use is limited to one single family dwelling.

At this location, Park Hill Road NE is classified as an Urban Arterial Road requiring an ultimate width of
25.0 metres (12.5 metres from centreling). At the time of subdivision, the applicant is required to ensure
that a minimum road dedication of 10.0 metres from centreline is provided and that the road is
constructed in accordance with City of Salmon Arm Specification Drawing No. RD-4. A copy of the RD-4
specification drawing is attached as Appendix 4.

The applicant is prepared to construct the east side of Park Hill Road NE to the RD-4 standard and is
requesting that the requirement to upgrade the west side be waived. A letter from the applicant’s agent is
attached as Appendix 5 (Note: references to zoning and O.C.P. amendments in the letter are addressed
in the associated Files: OCP4000-32 & ZON-1109)

Site Context:

North: City owned properties zoned P-1 (Park & Recreation) and R-1 (Single Family Residential)

South: Golf course (Club Shuswap Golf & RV) zoned P-1 and Rural Residential lots zoned A-2
(Rural Holding)

East: Residential lots zoned R-1 (Single Family Residential)

West: Residential lot zoned R-9 (Estate Residential) and a Rural Residential lot zoned A-2 (Rural
Holding)

Staff have reviewed the proposal and provide the following:

Fire Department

No concerns.

Building Department

No concerns.

Engineering Department

See Appendix 6.

Planning Department

At this location, all of the properties on the west side of Park Hill Road NE are in the Agricultural Land
Reserve and, with the exception of this triangular portion of the property, are located outside the Urban
Containment Boundary. It is unlikely that these properties will be further subdivided and upgrading only
this small section of the road would provide little benefit.

Upgrading the east side of Park Hill Road NE will be undertaken as part of the larger residential
subdivision and will include a pedestrian walkway and streetlights. Given the restricted development
potential west of Park Hill Road NE, staff support the requested the variance.

Although the parcel cannot be further subdivided under the current R-9 zoning, it is within the Urban
Containment Boundary and a future owner could apply for rezoning and subdivision. It is therefore
recommended that registration of a covenant prohibiting any further subdivision until the parcel is fully
serviced to City standards be a condition of the variance. The covenant will provide notification that the
parcel was created without full servicing and the infill servicing exemptions provided in the servicing bylaw

would not apply to any future subdivision.
.13
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APPENDIX 5

ONSITE

Engmeermg Ltd.

March 7, 2018

City of Salmon Arm
500 — 2™ Avenue NE
Saimon Arm, BC

V1E 4N2

OEL File #: 1644-1

City File #;

Attn: Salmon Arm Council, Director of Development Services 1 o

Re: Propiosed rezoning and subdivisioi of 6810 Park Hill Road legally described as
Amended LS 15 of Section 31, Twp 20, RS, W6M, KDYD, except Plans 10393 and
21686

On behalf of our client Wilmark Homes Ltd./Homecraft Construction Ltd. we are applying for the rezoning
of the property at 6810 Park Hill Road in Canoe, Salmon Arm, BC. The current zoning is R1, R4 and R7.
We're requesting to rezone the entire property to R1.

Further we are applying to amend the Official Community Plan to remove the neighborhood park
requirement from the subject site.

Thirdly we are applying to subdivide the property as per the attached plan titled "Proposed Phase I”,

Lastly we are applying for a variance with respect to the frontage improvements for Park Hifl Road.

Histoty of the site:

. The initial start of the development of the site dates back to 2007. Based on the old Subdivision Bylaw a
concept road and lot layout was designed. The layout resulted in the rezoning of the site into 3 zones: R1,
R4 and R7. The zoning boundaries coincided with the then proposed road centerlines. The development
never proceeded to the construction phase.

City Staff recognized that development of the site is complicated due to the presence of moderate to
moderately steep slopes on the site. Therefore, to increase development opportunities, the site is
designated “Hillside Development Area” in the new Subdivision Bylaw 4163. This designation provides
alternate engineering requirements for road right of way width, road surface width, road right of way
grading, and allows for single direction vehicle traffic amongst other-items. Our client retained Onsite
Engineering Ltd. (OEL) to review the new Bylaw and to conceptually design a new road and lot layout
based on the new Bylaw. The road and lot layout design has been informally discussed between City
Staff and OEL Staff and we agree that the road and lot layout is generally suitable. The new road and lot
layout however do not coincide with the existing zoning boundaries and therefore rezoning is required,

Proposed zoning:.

The proposed road network consists of a ring road with access to and from Park Hill Road and 3 internal
roads with access to and from the ring road. The ring road is a "standard” two-way road (18 metre ROW
width). There are 2 internal roads that are narrower roads that only allow one-way traffic (12 metre ROW

North Vancouver Abhbotsford Campbell River Satmon Arm Prince George

Unit 2 - 252 Jiast 1st . 106-2825 Clearbrook Rd 1040 Cedar Strect 201 — 231 'I'ransCanada [lwy; 3661 15 Avenue
North Vancouver, BC VIL 1B3  Abbotsford, BC VZT' 653 Campbell River, BC VOW 71i2 Box 2012 Prince George, BC V2N 1A3
‘L'el: (778) 802-1263 "Uel: (604) 996-4722 “T'el: (250) 287-9174 Salmon Arm, BC V1IZ 4R1 ‘Tel: (250) 5G2-2252

I'ax 1-866-235-6943 Iax 1-866-235-6943 Fax: 1-866-235-6943 ‘T'el, (236) 836-6004 Ifax: 1-866-235-6943
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DSD Memorandum OCP 4000-33 / ZON-1107 10 April 2018

2) Rezone Lot 1, Section 7, Township 20, Range 9, W6M, KDYD, Plan KAP45716
(4290 20 Avenue SE) from P-2 (Airport Zone) to P-4 (Regional Waste
Management Zone).

AND THAT: A bylaw be prepared for Council’s consideration, adoption of which would amend
Zoning Bylaw No. 2303 as follows:

1) Rezone The West ¥z of Legal Subdivision 2 of Section 7, Township 20, Range 9,
W6M, KDYD (2750 40 Street SE) from A-2 (Rural Holding Zone) to P-4 (Regional
Waste Management Zone).

AND THAT: The Zoning Amendment Bylaw for The West % of Legal Subdivision 2 of Section 7,
Township 20, Range 9, W6M, KDYD (2750 40 Street SE) receive First Reading only,
with Second Reading withheld subject to approval of Second Reading of the
associated OCP Amendment Bylaw.

AND THAT: Final Readings of the OCP Amendment Bylaw and the associated Zoning
Amendment Bylaw each under consideration for the West 2 of Legal
Subdivision 2 of Section 7, Township 20, Range 9, W6M, KDYD (2750 40
Street SE) be withheld subject to Public Hearing and approval of Third Readings;

AND FURTHER THAT: Final Reading of the Zoning Amendment Bylaw for Lot 1, Section 7,
Township 20, Range 9, W6M, KDYD, Plan KAP45716 (4290 20 Avenue SE)
be withheld subject to Public Hearing and approval of Third Reading.

STAFF RECOMMENDATION

it is recommended that the motion for consideration be adopted.

PROPOSAL

The two subject parcels are located to the south-west of the airport: the 20 Avenue parcel contains the
CSRD’s existing Salmon Arm landfill, while the 40 Street parcel contains a semi-industrial construction
staging area with a landfill for demolition materials (Appendix 1 & 2). The purpose of this application is to
redesignate and rezone the two parcels to a new P-4 Waste Management Zone to support the CSRD's
current and future Salmon Arm Landfill operations. Proposed P-4 regulations are attached (Appendix 3).

A letter of intent and conceptual site plan has been provided by the applicant (Appendix 4).

In order to support the proposed zoning for the 40 Street parcel, an Official Community Plan (OCP)
amendment from Industrial to Institutional designation is required (the 20 Avenue parcel is designated
Institutional), which would match the designation of the 20 Avenue parcel.

As discussed further, while waste management falls under Provincial jurisdiction as per BC's
Environmental Management Act, with both existing landfills operating under permit from MOE in non-
conformance with current zoning, the proposed rezoning is being considered to offer transparency,
conformance, and to clarify municipal policy.

BACKGROUND
The current OCP land use designations are General Industrial and [nstitutional (Appendix 5), while a
zoning map of the immediate area is attached (Appendix 6). The area is generally characterized by

transition between rural residential, rural farmland, industrial and institutional uses.

Adjacent OCP land use designations, zoning and current land uses include the following:

14




DSD Memorandum OCP 4000-33 / ZON-1107 10 April 2018

OCP Zoning Present Uses
North: industrial A-2 (Rural Holding) rural residential / farm
East: Landfill/Airport P-2 (Airport) landfill / airport
West: Acreage Reserve A-2 (Rural Holding) road & rural residential
South: Industrial M-1 & M-6 general industrial & industrial holding

(with accessory residential use)

The present CSRD landfill on 20 Avenue SE has been identified in municipal policy at this location dating
back to the City's first OCP adopted in 1979. The CSRD’s Salmon Arm landfill was owned and operated
by the City of Salmon Arm (previously the District of Salmon Arm), with a transfer of ownership to the
CSRD occurring in 1992. The CSRD has proven to be a responsible steward of the site completing many
improvements over time to align with evolving standards, including a gas capture system and bird
management system.

The 40 Avenue parcel has hosted permitted landfill operations on site dating back to 1993. Mounce
Construction Ltd. is authorized to discharge refuse to the ground as a “select waste landfill’ through
Provincial Permit 11191. Characteristics of the discharge must be equivalent to that of typical demolition,
land-clearing, and construction (DLC) debris.

Legislative Authority

Waste management ultimately falls under the jurisdiction of the Provincial government pursuant to BC’s
Environmental Management Act. The Ministry of Environment (MOE) is the Provincial agency with the
authority to issue approvals for waste management operations. While local governments are responsible
for managing solid waste in their area, ultimately it is beyond the power of a local authority to impose
additional obligations in the area of waste management. To some extent, this explains how landfills are
currently able to use each subject parcel under an operating certificate issued by the Province (and may
do so without expiry into the future), without being directly supported by the Zoning Bylaw.

MOE has established the obligation for proponents to meet a range of requirements for their sites,
recently updating their “BC Landfill Criteria for Municipal Solid Waste” in June 2016. Additional
regulations which currently exist include the Organic Matter Recycling Regulations of BC relating to
composting operations, as well as the Recycling Regulation. These criteria are subject to update as
standards progress over time, with operations expected to move towards meeting the new, more stringent
criteria. MOE recognizes that while existing landfills are generally included in the recommended practices
of these policies, existing landfills may be excluded from some emerging siting and design requirements
that are not feasible or implementable.

MOE requires proponents to complete a Solid Waste Management Plan (SWMP), which the CSRD has
continually done for their sites. The potential acquisition of the neighbouring 40 Street parcel by the
CSRD is considered an alteration to the current solid waste management system of the CSRD by MOE,
triggering the need for an SWMP amendment. The CSRD has completed the amendment process which
has involved public review and consuitation, and has submitted the amendment to MOE for the Minister's
approval, as per MOE requirements. Copies have been provided to City Council and staff (executive
summary attached as Appendix 7).

As per MOE staff, an amendment to a SWMP requires several phases each with varied timeframes. At
this stage, Ministry staff will review the plan and provide the Minister with recommendations. The decision
whether to approve the plan rests with the Minister. If the SWMP is approved, a request will be made to
the CSRD to apply for related amendments to the operational certificates or permits of the sites affected.
A supported outcome is signified by the issuance of operational certificates (or permits).

This SWMP review process involves direct communication between the CSRD and MOE, and does not
involve City staff. City staff will not be providing additional review of the SWMP or CSRD operations with
respect to MOE criteria, and City staff are not in a position to debate or clarify applicable MOE criteria with
respect to possibly related scientific studies or other sources of information.
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Official Community Plan

As noted, presently the OCP land use designations for the subject parcels are for General Industrial (40
Street) and Institutional land use (20 Avenue). Land use designations allow for a wide range of uses, and
include some overlap, such as accessory residential use, scrap yards or recycling depots on industrial
lands, as well as public use or public utilities. Being part of a regional government managed operation,
the regional landfill use is considered to be institutional, as it is currently designated. The Institutional
land use designation supports the current landfill use (dating back to Salmon Arm’s original 1979 OCP).
To avoid any question of interpretation, the applicant has requested an OCP amendment from General
Industrial to Institutional for the 40 Street parcel.

In terms of general policy, solid waste is discussed under two sections of the OCP: Section 13 — Utilities
and Infrastructure, as well as Section 15 - Community Services. OCP Policy 13.3.35 states that it is a
policy of the OCP to: “continue to use the landfill in the City managed by the CSRD, which is expected to
exceed the life of this plan.”

Policy 13.3.36 states that the City will continue to work cooperatively with the CSRD regarding operation
and management of the landfill and implementation of the CSRD SWMP.  Supportive collaboration with
the CSRD could include the consideration of an applicable zone for the CSRD landfill.

Further to OCP Section 13, OCP Policy 15.3.1 of the OCP and the associate Map 14 identifies the current
regional landfill as a community service. Staff note that OCP policy 15.3.3 allows for institutional use and
zoning to be considered without an amendment to the land use designation. However, as previously
noted for transparency and clarity, alignment between the proposed use, Zoning Bylaw, and the OCP
land use designation is being proposed by the applicant.

Zoning Bylaw

The Zoning Bylaw presently does not have a zone that permits a landfill as a specific use: the present
CSRD Salmon Arm landfill could be considered legally non-conforming with respect to the City's zoning
regulations. In terms of landfill operations, local zoning is not of ultimate significance, as previously
discussed waste management falls under the ultimate jurisdiction of the provincial government (MOE)
pursuant to BC's Environmental Management Act. However alignment with local bylaws is ideal. Under
OCP policy, an amendment to the zoning bylaw would be supportive of our Regional partner.

The Zoning Bylaw contains the following relevant land use categories and definitions:

Sanitary Landfill — means the deposit resulting from the disposal of solid waste by spreading it in
layers and covering it with soil to control vectors, odours and wind blown litter and may include a
recycling depot.

Recycling Collection Site — means a site at which the Regional Government Recycling Program
provides bins for recyclable products, the scope of which is determined by that government body.

Recycling Depot — means a building or structure in which used material is separated and
processed prior to shipment to others who will use those materials to manufacture new products.

The creation of a new P-4 (Regional Waste Management) Zone to support these defined uses would
clarify the City’'s policy regarding these land uses at this location. Proposed P-4 zone regulations are
attached (Appendix 3) for reference.

COMMENTS

Ministry of Environment

City staff note that MOE will review the CSRD’s proposal in detail relative to their guidelines as previously
described in this staff report. With respect to the “contaminated sites” element of the Mounce parcel,
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MOE has indicated they are not concerned until such time as landfiling ceases and remediation is
required or complete.

Ministry of Transportation and Infrastructure

MOTI considers their interests to be unaffected by this application.

Neskonlith Indian Band

No comments received to date.

Adams Lake Indian Band

No comments received to date.
HA
No comments received to date.

Engineering Department

No concerns with rezoning. Engineering staff note that the Zoning amendment is advantageous to the
City as it protects the long term viability of existing landfill locations. Any relocation of the landfill may
have cost implications to the City’s Curbside Collection Program.

Comments attached (Appendix 8).

Fire Department

No Fire Department concerns.

Building Department

No concerns with rezoning. Buildings on the 40 Street property were constructed without building permit.

Planning Department

Planning staff support the zoning amendment of the 20 Avenue parcel for the existing Salmon Arm
landfill. This use has been clearly supported by OCP policy going back to 1979.

The intended use of subject parcels under application is a continuation of landfill use, albeit at an
increased intensity at the 40 Street location (Staff would like to note the difference between the demolition
waste - demolition, land-clearing, and construction (DLC) debris - presently deposited and the regional
landfill operation). The ultimate intent is to utilize the properties as a single landfill operation under the
proposed land use designation and zoning.

Regarding the proposed change to the OCP land use designation for the 40 Street parcel from General
Industrial to Institutional with respect to the City’s industrial land base, the proposal would result in a small
reduction of potential industrial land, with the 20 acre 40 Street parcel being utilized for P-4 zone uses.
As the OCP designates a total of 971 acres of industrial land, the amendment of the 20 acre parcel under
application would represent a 2% reduction of potential general industrial land should this application
move forward. When adopted, the OCP did not designate any new industrial lands, stating that the
remaining capacity of designated industrial land would be sufficient. As industrial use has to date been
unconstrained by a lack of supply, a reduction of this size is not deemed by staff to be significant.

Furthermore, staff note a range of permitted uses on industrial lands includes several uses potentially
complimentary to a landfill, including recycling depot, warehousing, and storage yard. Considering past
and current use as well as OCP policy, staff support the proposed OCP amendment for this parcel.
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Appendix 3 - Proposed P-4 Zone

SECTION 27 - P-4 - INSTITUTIONAL WASTE MANAGMENT ZONE

55.1

55.2

55.3

554

55.5

55.6

55.7

55.8

Purpose

The P-4 Zone is primarily intended to accommodate the regional landfill operated in accordance with
applicable Provincial regulations.

Regulations

On a parcel zoned P-4, no building or structure shall be constructed, located or altered and no plan
of subdivision approved which contravenes the regulations set out in the P-4 Zone or those
regulations contained elsewhere in this Bylaw.

Permitted Uses
The following uses and no others are permitted in the P-4 Zone:

sanitary landfill in accordance with Provincial regulations;
recycling beverage container return centre;
recycling collection site;
recycling depot in accordance with Provincial regulations;
composting and composting facility in accordance with Provincial regulations;
landfill gas capture in accordance with Provincial regulations;
public use;
private utility;
0 public utility; and
1 accessory use, including offices.

A woNOD W

Maximum Height of Principal and Accessory Buildings

The maximum height of principal or accessory buildings shall be 10.0 metres (62.3 feet).
Minimum Parcel Size or Site Area

The minimum parcel size or sife area shall be 8.0 hectares (19.8 acres).

Minimum Parcel or Site Width

The minimum parcel or site width shall be 400 metres (1,312.3 feet).

Minimum Setback of Principal and Accessory Buildings

The minimum setback of all buildings associated with waste management operations shall be:

A Interior parcel line
- adjacent to a parcel not zoned
Industrial shall be 50.0 metres (164.1 feet)
- all other cases shall be 30.0 metres (98.5 feet)
2 Exterior parcel line shall be 30.0 metres (98.5 feet)

Parking and Loading

Parking and loading shall be required as per Appendix I.

21
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Appendix 3 - Proposed P-4 Zone

Screening and Landscaping

Screening and Landscaping shall be required as per applicable Provincial requirements.
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Appendix 4: Letter of Intent and Conceptual Site Plan

DN #203 ~ 270 Hudson Avenue NE
. PO Box 106

ENGINEERING & DEVELOPMENT Salmon Arm, BC VIE 4N2

S ER VI CE S t T D,

Monday, January 09, 2017

Kevin Pearson, Approving Officer
City of Salmon Arm

500 2 Avenue NE

Salmon Arm, BC V1E 4N2

RE: Re-Zoning of 2750 40" Street SE Salmon Arm, BC
Attention: Mr. Kevin Pearson

Introduction

L.awson Engineering and Development Services Ltd. (LEDS) was retained by the Columbia Shuswap
Regional District (CSRD) to prepare a re-zoning application and necessary documents to facilitate the re-
zoning process for the property at 2750 40t Street SE in Saimon Arm (Mounce property). In addition, the
CSRD is proposing that the property owned by the CSRD, at 4290 20" Ave SE, be rezoned as a part of
this application to better reflect the existing use (CSRD's Salmon Arm landfill).

The key objectives of this proposal are to:

Outline the rationale for expanding the landfill to this property;

Outline the intended / anticipated short and long-term uses and developments on the land;
Identify a conceptual site plan showing the layout of the uses and development;

Outline the screening and landscaping proposed for the sites perimeter, where appropriate;
Provide background on the Ministry of Environments requirements for a landfill on the property
and the steps that have and will be taken to meet these requirements; and

6. Update existing zoning and uses to better reflect current land use activities.

G0N~

The intent of this proposal is to outiine in general terms the objectives above for staff and council review,
and not to provide a detailed overview of each objective specifically.

Site History

The site is currently owned by Wayne‘WIo’leMounce Construction Ltd. and has been since 2000.
This property is currently zone A-2 (Agricultural Zone) where the OCP indicates the property has General
industrial Use Potential. The property is a 20 acre parcel of which approximately 4 — 5 acres are utilized
{or have historically been utilized) for a sand pit and have been subsequently backfilled with demolition
material. Another 5 acres consists of an active sand pit area and the remaining 10 acres is used for
industrial / residential purposes. Landfilling operations have historically taken place in the northern 4-5
acre portion of the property. The landfilling activities are regulated under an operating Permit No.
PR11191, which allows 7,500 m® of compacted waste per calendar year. Although the permit is still
active, landfilling ceased in 2015.

The site is currently primarily used as an equipment yard and landfilling site for construction materials.
The surrounding area is largely cleared agricultural land, and it borders the west side of the current
Salmon Arm landfill operation. There are nearby residential dwellings on agricultural land to the north and
south of the property, as well as the municipal airport just east of the Salmon Arm landfill.

Page |10f4 www.lawsondevelopments.com
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Appendix 4: Letter of Intent and Conceptual Site Plan

SDN #203 - 270 Hudson Avenue NE
‘ ’ PO Box 106

ENGINEERING & DEVELOPMENT Salmon Arm, BC V1E 4N2

s ER Vi1 CES L T D,

Pre-Existing Reports and Monitoring

The CSRD and Mounce Construction began discussions regarding the property purchase in 2015, which
resulted in the need to engage the services of two consulting agencies to deliver professional opinions on
this property. Sperling Hanson Associates was retained to complete a preliminary site investigation, risk
management outlook and feasibility analysis based on the CSRD's interest in the potential purchase of

the property.

Western Water Associates Ltd. was retained by Mounce Construction to install a monitoring well on the
northern boundary of the property and to provide an overview of groundwater sample resulits, with a focus
on identifying the risk of offsite migration of contaminants. Both reports have been attached to this

report.

Landfill Expansion

With the acquisition of this property the CSRD intends to expand on its operation both in'terms of service
levels and landfilling capacity. The Sperling Hansen Associates report provides a development concept
for the CSRD associated with the purchase of this property. However, the CSRD does not wish to restrict
themselves in the re-zoning stage to one specific operational plan. The development concept in this
report is to provide several options for the CSRD development plans, and they wish to make it clear that
this is conceptual and that operational tactics may change during operations. In summary potential uses
for this specific parcel of land may include:

Landfilling;

Eco-Depo and u-bay style diversion area for public drop off;

Upgrading of z-block tipping bays for the public including separate bins for MSW;

The existing office building could provide onsite infrastructure for CSRD landfill staff, front end
staff and appropriate employee parking;

Improved site access for the public and the potential to relocate and upgrade the scale facility;
Contractor parking area as well as existing large industrial building for maintenance, storage, etc,;
New composting area that would not sterilize future expansion of the existing landfill;

Access to additional soil for landfill operational cover.

Short and Long-Term Uses and Development

The Sperling Hanson Report outlines the anticipated lifespan of the current facility and improved lifespan
with the acquisition of this property. In general terms the CSRD would intend to phase the development of

this site as well.

Upon acquisition the current intention of the CSRD would be to utilize the space for landfilling purposes.
The next phase of landfilling at their current site proceeds towards the Mounce property. With this
acquisition, the 50m buffer between the CSRD and Mounce property could be eliminated providing further
landfill potential for the CSRD landfill site. In the short term, the CSRD would intend to use this old buffer

zone and extend into the Mounce property for landfilling.

In time the CSRD may look to utilize the remainder of the Mounce property to provide operational and
service improvements to the site. Although timing is not established at this time. The CSRD would in time
implement some of the additional uses outlined above to improve the service levels and operational

requirements.
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Screening and Landscaping of the Site Perimeter

The screening and landscaping of this site is regulated by the BC Ministry of Environment and the “BC
Landfill Criteria for Municipal Solid Waste — Second Edition” published in June of 2016. Section 3.4 of this
document outlines the requirements of the “buffer zone™ and states:

“The buffer zone between the landfill footprint and the landfill site boundary shall be a minimum of 50m, of
which the 30m closest to the landfill site boundary shall be reserved for natural or landscaped screening
(berms and/for vegetative screens). Only the 20m buffer closest to the landfill footprint shall be used for
access roads, surface water management works, leachate management, landfill gas management and
monitoring works, firebreaks, and other ancillary works as required.”

This requirement restricts the landfill potential of this site and provides the neighboring properties with a
requirement that protects and likely improves the integrity of their property. In addition to the “buffer zone”
outlined above, landfill security fencing is required to discourage unauthorized access to the facility. This
security fencing is required around the entire perimeter of the operational footprint of the landfill.

Regulatory Agency Requirements

Further to the screening and landscaping requirements outlined above, the BC Ministry of Environment
also provides requirements for additional nuisance controls. Apart from local government nuisance
bylaws, the BC Landfill Criteria for Municipal Solid Waste outlines nuisance control measures for:

« Dust Control
+ Noise Control
« Litter Control

« Odour Control

A complaint response procedure is required to be developed and posted on-site for responding to any
nuisance complaints,

Through this rezoning process the CSR Contaminated Sites Process is triggered which would require a
Certificate of Compliance. When a local government receives an application for subdivision, zoning,
development, demolition of a structure of soil removal, a site profile is generally required of those sites
that were used for any commercial or industrial activities. A site profile is a four-page information form that
details the following: past and current industrial/commercial uses; waste disposal activities;
legalfregulatory actions or constraints; and any areas of potential concern for a particular site. Based on
this site profile, if a director suspects that a site may be contaminated or contains substances that may
cause or threaten to cause adverse effects on human health or the environment, the director may order
the owner of the site to prepare, at their expense, a preliminary or detailed site investigation. If the site is
deemed contaminated, a director may issue a remediation order. Once the director is satisfied that the
site has been remediated, or that the site is not contaminated the director can issue a “certificate of

compliance”.

Conclusions

With the acquisition of the Mounce Property the CSRD could potentially add a significant amount of
service life to the current landfill location. The increase in potential long-term landfilling capacity within the
Mounce property and added to the current landfill site would be a significant advantage to both the CSRD
and the City of Salmon Arm. If the CSRD were to take over the Mounce property the environmental
monitoring requirements of the BC MOE would be significantly increased. Furthermore, the strict
guidelines around buffering zones, landscaping and site operations would further improve the esthetic
appeal from neighboring lands. Finally, rezoning the existing Salmon Arm Iandfill is a house keeping
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measure to reflect current use.

It is for this reason that we are applying for the rezoning of the land from the current A-2 zoning to a new
M-Zone identified as a “Landfill —Waste Management Zone”. The details of this specific zoning will be
presented by the City of Salmon Arm staff.

We trust that this assessment satisfies your present requirements. Should you have any questions or
comments, please contact our office at you convenience.

Best Regards,

Lawson Engineering and Development Services Ltd.

Biake Lawson, P.Eng
Project Engineer
blake@lawsondevelopments.com

Attachments:

s Sperling Hansen Associates — Mounce Properly (2750 — 40% Street SE Salmon Arm, BC)
Economic Analysis

s Western Water Associates Lid. — Well Drilling and Completion Report: Mounce Construction Site
WPN 40121
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Appendix 7: SWMP Amendment Executive Summary

Executive Summary

The Columbia Shuswap Regional District (CSRD) Board has authorized the CSRD to enter into a Purchase
Agreement with Mounce Construction Ltd. for a 20-acre parcel of land located at 2750 40 Street NE in Salmon
Arm, BC (subject property). The subject property acquisition represents a rare opportunity to obtain land for
future landfilling needs adjacent to an active landfill, especially in consideration of the subject property being
land that is currently permitted as a private landfill for waste management purposes. The approval to
purchase, which facilitates the future expansion of the Salmon Arm Landfill site, is conditional on the subject
property being successfully rezoned to comply with the City of Salmon Arm's Official Community Plan (OCP)
and Ministry of Environment (MoE} requirements related to a Solid Waste Management Plan {SWMP)
amendment. The acquisition deadline, as defined in the purchase agreement, is June 30, 2018.

Since the CSRD does not currently face challenges related to “finding more landfill space” the CSRD’s SWMP
provides little guidance on matters related to land acquisition. The CSRD has therefore developed an
amendment to the SWMP that enabled broad scale community consultation and feedback with respect to the
purchase of the subject property as well as to request community guidance related to future waste-related
land acquisition opportunities. The SWMP amendment process focused on the elements necessary to satisfy
broad and sufficient consultation required to receive the endorsement of the MoE.

For the purposes of developing a SWMP amendment for the acquisition of the subject property as well as the
establishment of guiding principles to consider for future acquisition opportunities, the CSRD has undertaken
a comprehensive consultation process. To support decision making and the development of the amendment,
the CSRD engaged in public consultation using the same strategies undertaken when the 2014 SWMP review
was conducted in 2014, including:

. Ongoing input and commentary from the CSRD’s Plan Monitoring Advisory Committee (PMAC);

. A series or four open house sessions in each member municipality (Salmon Arm, Sicamous,
Revelstoke and Golden), and;

U An online or e-survey to gain additional input from the entire Solid Waste Management Plan area.

The Plan Amendment will be appended to the 2014 SWMP and is drafted in a manner that is consistent with
the existing SWMP document and the province’s A Guide to Solid Waste Management Planning document.
This report concludes with a concise proposed amendment to be appended to the 2014 SWMP.,

The approval of the SWMP amendment will initiate an application for an OCP amendment with the City of
Salmon Arm and will result in an additional consultation process specific to the City of Salmon Arm’s OCP and
zoning approval processes. Development of the SWMP amendment and the related stakeholder consultation
is also intended to support the OCP amendment process.

The stakeholder consultation undertaken to amend the SWMP related to the development of guidance and
criteria on future property acquisitions in the CSRD resulted in a level of confusion by some respondents
related to the CSRD evaluation criteria and the MoE Landfill Criteria. Several public comments registered as
part of the consultation process suggested that the MoE requirements for landfill criteria should be adhered
to in its entirety and the CSRD should not develop their own separate criteria. The consultation efforts related
to the development of criteria proposed by the CSRD was never intended as an attempt to reinvent existing
Mok Landfill Criteria but were proposed to assist in decision-making and priority rating related to future
property acquisition for waste management purposes given the significance of the expenditure and impact
on the community.
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The CSRD can correct this perception by providing additional detail to the public about how the CSRD criteria
relates to the application of MoE Landfill Criteria to property acquisition, and that post-purchase there will be
direct engagement with the Mok regarding updates of permits and the site Design and Operation Plan (D & O
Plan).

The CSRD recognizes the Ministry of Environment’s “Landfill Criteria” as being the guidance document for
siting new landfills or expanding existing ones: The CSRD's interest in the proposed land acquisition is an
opportunity to also explore broader considerations for future land acquisition opportunities.

Overall, results from the community consultation revealed a moderate level of support for the acquisition of
the subject property as well as guidance around proposed criteria, although some divisions were evident in
the community over these issues. These divisions generally aligned with the physical or geographical proximity
to the site, whereas those residing closest to the subject property were the most vocally opposed to the
acquisition and criteria. These results emphasize a continuing obligation by the CSRD to be transparent in their
decision making and to address concerns expressed by neighbours related to the acquisition and future
management of the site. The consultation process has resulted in the confirmation and prioritization of a
number of criteria that should be considered for land acquisitions. These criteria have been incorporated into
the proposed SWMP amendment.
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Appendix 8: Engineering Comments

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

To: Kevin Pearson, Director of Development Services

Date: December 18, 2017

Prepared by:  Darin Gerow, Engineering Assistant

Subject; Official Community Plan Amendment Applicafion No. OCP4000-33E

Civic: 2750 — 40 Street SE

Legal: The West % of Legal Subdivision 2 of Section 7, Township 20, Range 9, W6M,
KDYD

Owner: Mounce Construction Ltd., Box 814, Salmon Arm, BC, V1E 4N9

Applicant: Columbia Shuswap Regional District, Box 978, Salmon Arm, BC, V1E 4N9

Further to your referral dated December 14, 2017, we provide the following servicing
information. The following comments and servicing requirements are not conditions for
OCP amendment; however, these comments are provided as a courtesy in advance of

any development proceeding to the next stages:

Engineering Department does not have any concerns related to the OCP Amendment and
recommends that they be granted

General;

1. Full municipal services are required as noted herein. Notwithstanding the comments
contained in this referral, it is the applicant's responsibility to ensure these standards are

met.

2. Comments provided below reflect the best available information. Detailed engineering data,
or other information not available at this time, may change the contents of these comments,

3. Development properties to be serviced by electrical and telecommunications wiring.

4. Properties under the control and jurisdiction of the municipality shall be reinstated to City of
Salmon Arm satisfaction.

5. Owner/developer will be responsibie for all costs incurred by the City of Salmon Arm during
construction and inspections. This amount may be required prior to construction. Contact
City Engineering Department for further clarification.

6. Erosion and Sediment Control measures will be required as per Subdivision and
Development Servicing Bylaw No. 4163 — Schedule B, Part 1, Section 3.1. ESC Plans to be
approved by the City of Salmon Arm.

7. The applicant will be required to submit for City review and approval a detailed site
servicing/lot grading plan for all on-site (private) work. This plan will show such items as
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Official Community Plan Amendment Application No. OCP4000-33E
CSRD
Page 2

parking lot design, underground utility locations, pipe sizes, pipe elevations, pipe grades,
catchbasin(s), controi/containment of surface water, contours (as required), lot/corner
elevations, impact on adjacent properties, etc.

8. 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. 40 Street SE on the subject propery’s west boundary is designated as a Rural Coliector
Street within the Industrial Development Area, requiring an ultimate road right of way
dedication of 20.0 meters (10.0 meters on either side of road centerline). Based on review of
existing records, 10.0 meters of road dedication is required (to be confirmed by BCLS).

40 Street SE is currently constructed to an interim gravel Rural Local Road standard.
Upgrading to the Industrial Area Road Standard will be required (RD- 6A) Upgrades may
include, but are not limited to road widening and construction, asphalt paving, shouldering,
ditching, and boulevard construction.

2. Accesses shall be approved by City Engineer prior to construction.

3. All boulevards shall be graded towards roadway at minimum 2.0 %.

Water:

1. The site fronts a 200mm diameter watermain (Zone 5) along 40 Street. Minimum watermain
size within The Industrial Development Area is 250mm diameter. Upgrading all fronting
watermains to 250mm diameter will be required, or as required in the paragraph below.

City of Salmon Arm is proposing to install a supply ‘trunk main’ along 40 Street frontage in
the near future. Owner/developer is required to upgradefinstall this watermain at the
diameter provided by the City. City of Salmon Arm will enter into a cost share with the
ownet/developer and will cover pipe material costs over 250mm diameter.

2. The available fire flows are not satisfactory according to the 2011 Water Study (Opus
Dayton Knight 2012). Owner/developers authorized Engineer is to complete a flow test on
the closes fire hydrant to confirm the existing watermain servicing the property is adequately
sized to provide fire flows (Industrial requirement of 225 I/s with 20 psi residual pressure).
Should fire flows be inadequate, a water system upgrade will be required to achieve these
fire flows. Owner/developer will be responsible for all associated costs.

3. Fire hydrant spacing shall meet the Industrial Area spacing of 90 meters. [t appears that two
(2) fire hydrants will be required along the property frontage.
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Official Community Plan Amendment Application No. OCP4000-33E
CSRD
Page 3

4. Fire protection requirements to be confirmed with the Building and Fire Departments.

5. The property shall be serviced by single metered water service connection (as per
Specification Drawings No. W-12) adequately sized to satisfy the servicing requirements for
the proposed use. Our records show the property is currently serviced with a metered 50mm
diameter service from 40 Street SE. All unused services shall be terminated at the main.
Water meters, if required, will be provided by the City at the owner/developers cost

Sanitary Sewer:

1. The subject property does not front on a City sanitary sewer main. Subject to the required
approvals from Interior Health Authority, a private on-site disposal system will be required.

Drainage:

1. The subject property does not front on an enclosed storm sewer system. Site drainage is by
overland and ditch draining systems. Drainage issues related to a development to be

addressed at time of building permit,

Geotechnical:

1. A geotechnical report in accordance with the Engineering Departments Geotechnical Study
Terms of Reference Category A (Building Foundation and Site Drainage) and Category B

(Pavement Structural Design) is required.

Darin Gerow, AScT Ro&ﬁ@eﬁhuizsn,‘FSGT
Engineering Assistant Director of Engineering & Public Works

X\Operations Dept\Engineering Services\ENG-PLANNING REFERRALS\O.C.PAOCP-4000-33 CSRD (2750 40 Street SENOCP4000-33 - CSRD ~ Planaing
Referral.docx '
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