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DSD Memorandum ZON 1090 7 May 2017

OCP POLICY

The subject parcel is designated High Density Residential in the OCP, and is within Residential
Development Area A, the highest priority area for development. While the proposed R-4 Medium Density
zone is of slightly higher density (40 dwelling units per hectare) than current R-1 zoning, it is considerably
less dense than envisioned by the High Density land use designation (100 dwelling units per hectare). In
terms of managing growth, the long-term consequence of developing High Density designated lands at a
Medium Density would be future pressure to expand the Urban Containment Boundary.

However, the proposed density aligns with OCP Policy 4.4.3, which encourages all growth to be
sensitively integrated with neighbouring land uses. Furthermore, the proposed zoning aligns with the
Urban Residential Objectives of Section 8.2 and Urban Residential Policies listed in Section 8.3, including
providing a variety of housing types, providing housing options, and supporting compact communities. In
terms of siting, the proposal appears to match with OCP Siting Policies under Section 8.3.19, including
good access to transportation routes, recreation, community services, and utility servicing.

As per OCP residential policy, the multi-family development proposed would be subject to a future
Development Permit application

OCP Map 11.2 designates a proposed greenway crossing over the south-west corner of the subject
property (Appendix 7). As per OCP policy 11.3.18, the requirement of land dedication for a trail may be
made at the discretion of Council.

COMMENTS

Ministry of Transportation and Infrastructure

Pursuant to the Transportation Act, approval of the zoning amendment bylaw by the Ministry is required,
as the parcel is within 800 m of a Controlled Access Highway (Trans Canada Highway). The Ministry has
granted Preliminary Approval for this rezoning.

Engineering Department

While not conditions of rezoning, full municipal services are required, including service upgrades,
improvements to 5 Street SE, and a reciprocal access agreement to protect the neighbour’s access from
851 5 Street SE. The attached comments have been provided to the applicant (Appendix 8).

Building Department

No concerns with rezoning. Demolition permit required for existing building. Further review of limiting
distance between units required at time of development.

Fire Department
No Fire Department concerns.

Planning Department

Keeping in mind the High Density Residential OCP designation, the subject parcels are located in an area
well-suited for higher density residential development with either R-4 or R-5 zoning, within walking
distance to the City Centre. The maximum residential density permitted under R-4 (Medium Density)
zoning is 40 dwelling units per hectare of land. As the subject property is 0.28 hectares in area, the
maximum permitted density under R-4 would be 11 dwelling units assuming: 1) some form of strata
development; 2) the present gross areas of the subject parcel; and 3) no density bonus. The minimum
parcel area for a single family dwelling is 300 square metres.
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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: 01 May 2017

PREPARED BY: Chris Moore, Engineering Assistant

OWNER: Reimer, Roderick, 929 Musgrave Road, Enderby, BC VOE 1V3

Reimer, Randal, 875 Grandview Bench Road, Salmon Arm, BC V1E 2X7
APPLICANT: Owners

SUBJECT: ZONING AMENDMENT APPLICATION FILE NO. ZON-1090
LEGAL: Lot 5, Section 14, Township 20, Range 10, W8M, KDYD, Plan 5725
CIVIC: 791 — 5 Street SE

Further to the request for Zoning Amendment dated 23 March 2017; the Engineering
Department has thoroughly reviewed the site. The following comments and servicing
requirements are not conditions for rezoning; however, these comments are
provided as a courtesy in advance of any development proceeding to the next

stages:

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. Properties to be serviced completely by underground electrical and telecommunications
wiring.

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

5. Owner/developer will be responsible 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 at time of construction. ESC plans
o 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
parking lot design, 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, efc.




Appendix 8: Engineering Comments

ZONING AMENDMENT APPLICATION FILE NO. ZON-1090
1 May 2017
Page 2

8. For the off-site improvements the applicant will be required to submit for City review and
approval detailed engineered plans for all off-site construction work. These plans must be
prepared by a qualified engineer. As a condition of building permit approval, the applicant
will be required to deposit with the City funds equaling 125% of the estimated cost for all off-
site construction work.

Roads/Access:
1. 5 Street SE on the subject properties eastern boundary is classified as a Urban Collector

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.)

2. 5 Street SE is currently constructed to an interim Urban Collector Road standard, upgrading
to the Urban Collector Road standard is required. Upgrades will include, but are not limited
to boulevard construction, sidewalk, curb and gutter, underground hydro and telecom, street
drainage and street lights. In consideration of the narrow frontage onto 5 Street NE, these
works may be premature at this time and a 100% cash in lieu payment for future works

would be acceptable.

3. 9 Avenue SE on the subject properties southern 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 9 Avenue is only 9.2m wide at the west end, however that no additional
dedication will be required since the existing grade is too steep to construct a road to City
standards. For this reason, the full upgrade of 9 Avenue SE will not be required.

4. 851 5 Street SE currently shares an access with the subject property. A reciprocal access
easement will be required to protect the access of 851 5 Street SE.

5. All boulevards and driveways shall be graded at minimum 2.0% towards roadway.

Water:
1. The subject property fronts a 150mm diameter Zone 1 watermain on 5 Street SE. No

upgrades are anticipated to this main at this time.

2. The subject property fronts on 9 Avenue SE where no watermain is currently constructed.
Since extending a watermain along 9 Avenue SE is premature at this time, a 50% cash
contribution for the future construction of a watermain across the frontage on 9 Avenue SE
will be required. (This is consistent with what was required under subdivision 00-15 -

Bootsma, on the adjacent property.)

3. The proposed lot is to be serviced by a single water service connection, adequately sized to
satisfy the proposed use (minimum 25mm). Strata lots shall have individual water meters
that will be supplied by the City at the time of Building Permit at the builders cost. Owner /
Developer is responsible for all associated costs.

4. Records indicate that the existing property is serviced by a 12.5mm service from the
watermain on 5 Street SE. All existing inadequate/unused services must be abandoned at

the main. Owner/Developer is responsible for all associated costs.

12
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Appendix 8: Engineering Comments

ZONING AMENDMENT APPLICATION FILE NO. ZON-1090
1 May 2017
Page 3

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

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

Sanitary Sewer:

1. The subject property fronts a 200mm diameter sanitary sewer located on 5 Street SE and a
150mm diameter sanitary sewer located on 9 Avenue SE. Upgrading to a minimum 200mm
diameter will be required across the frontage of the property on 9 Avenue SE.

2. The property is to be serviced with single sanitary service connection, adequately sized
(minimum 100mm) to satisfy the servicing requirements of the development. City records
indicate that the existing property is serviced by a 100mm diameter service from 5 Street
SE. All existing inadequate services must be abandoned at the main. Applicant is
responsible for all associated costs.

Drainage:

1. The subject property fronts a 600mm diameter storm sewer located on 5 Street SE and a
300mm diameter storm sewer located on 5 Street SE. There is no storm sewer located on 9
Ave SE. The owner / developer is required to pay a 50% cash in lieu contribution for the
future installation of a 250mm sewer across the frontage of the property on 9 Avenue SE.
However, since there are known issues with storm water discharging at the west end of 9
Avenue SE, the owner / developer will be required to provide a storm water system which
addresses these flows. The cost of this drainage work may be deducted from any cash in

lieu payment required.

2. An integrated Stormwater Management Plan (ISMP) conforming to the requirements of the
Subdivision and Development Servicing Bylaw No. 4163, Schedule B, Part 1, Section 7 shall
be provided. Should discharge into the City Storm Sewer be part of the ISMP,
owner/developers engineer is required to prove that there is sufficient downstream capacity
within the existing City Storm System to receive the proposed discharge from the
development.

3. Subject to approval of the ISMP, the proposed lots may be serviced by a single storm
service connection adequately sized (minimum 150mm) to satisfy the servicing requirements
of the development. Ali existing inadequate/unused services must be abandoned at the
main; applicant is responsible for all associated costs. City records indicate that the existing
property was not serviced with a City storm service.

Geotechnical:
1. A geotechnical report in accordance with the Engineering Departments Geotechnical Study

Terms of Reference Categories A, B and C will be required.
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ZONING AMENDMENT APPLICATION FILE NO. ZON-1090
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B

Chris Moofe “Rob Niewenhuizen, A.Sc.T.
Engineering Assistant Director of Engineering & Public
Works
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DSD Memorandum ZON 1092 4 May 2017

Secondary Suites

Policy 8.3.25 of the OCP provides for the consideration of secondary suites in Low Density Residential
designated areas via a rezoning application, subject to compliance with the Zoning Bylaw and the BC
Building Code. Based on parcel area and width, the subject property has potential to meet the conditions
for the development of either a secondary suite or detached suite, including sufficient space for an
additional off-street parking stall.

Staff are not concerned that the property currently utilizes an unopened road for access and parking, and
note that in the unlikely event that this road is opened, the parcel would have options for developing
parking and access including providing parking for the proposed secondary suite.

COMMENTS

Engineering Department

No objections to the proposed rezoning, subject to sufficient onsite parking being provided. A water
meter will be required at time of building permit.

Building Department

BC Building Code will apply. Site review completed, with itemized building code requirements to create a
legal suite provided to applicants. No concerns with proposed zoning subject to the completion of
building upgrades.

Fire Department
No concerns.

Planning Department

The proposed R-8 zoning of the subject parcel is consistent with the OCP and is therefore supported by
staff. Any development of a secondary suite would require a building permit and will be subject to
meeting Zoning Bylaw and BC Building Code requirements.

o [

.

Prepared by: Chris Larson, MCP Revévl;d by: }%n Pearson, MCIP, RPP
Planning and Development Officer Director of Development Services
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DSD Memorandum VP-454 5 May 2017

COMMENTS

Engineering Department
No concerns.

Fire Department
No concerns.

Building Department

No concerns. A Building Permit application has been made, subject to the variance application. The
owners have contracted a registered professional who has completed a fire safety assessment which
outlines conditions of use based on the location of the accessory building that pose no undue risk.

Planning Department
Staff does not condone or encourage building without a Building Permit. After-the-fact review is difficult

from a variety of perspectives.

Setback regulations better ensure adequate separation between buildings sited on adjoining property for
aesthetic, privacy, view preservation and fire safety reasons. The requested variance from the parcel line
requirement for the accessory building translates into a reduction of 4.0 m (a zero parcel line setback).

Remaining consistent with previous and similar variance applications, staff does not recommend approval
of this application. The main reasons being:

the magnitude of the requested variance (reducing the minimum 4.0 m setback to zero);
the ability to shift a tent structure;

the potential option of adjusting the parcel boundary;

that approval of the variance could lead to similar expectations by other land owners; and
that such variances can inequitably burden adjacent properties.

Staff note that an application such as this, in which the structure is movable, highlights the low cost of
current Variance Permit Application fees ($600). In a limited review of fees charged by local governments
in the area (including Vernon, Kamloops, Revelstoke, Kelowna, and the CSRD) done in 2014, staff found
that the City of Salmon Arm charged the lowest fee, while the average cost associated with such an
application was $828. The CSRD currently assesses a $1,300 fee for after-the-fact variance applications.

Should Council choose to support the application, staff note that as the proposed setback reduction is
along an interior parcel line, potential aesthetic impacts are mitigated to some degree. Furthermore, as
the adjacent parcel directly affected is also owned by the applicant, any related impacts are not
significantly placed on other property owners (this situation is directly related to an irregular parcel line).
The owners have contracted a registered professional to complete a fire safety assessment and have
submitted a building permit application in order to bring the project into compliance. The accessory
building aligns within the current use and is reasonably consistent with the area’s industrial form and
character.

If approved, Development Variance Permit No. VP-454 will only be applicable to a development plan
indicating the setback variances, as shown in Schedule A (Appendix 3).

Prepared by: Chris Larson, MCP
Planning and Development Officer

2
in Pearson, MCIP, RPP
Diréctor of Development Services
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- R ——Appendix.3:.Schedule A ..

BROWNE JOHNSON LAND SURVEYORS

BRITISH COLUMBIA AND CANADA LANDS
Box 362, Salmon Arm, B.C. VIE 4N5  (250)832-9701

BC [LAND SURVEYOR'S BUILDING LOCATION CERTIFICATE

To: Bid Group Technologies Re: Lot 1, Section 6, Township 20, Ronge S,
Salmon Arm Division ¢/o Brant Clarkson, WEM, KDYD, Plan KAP54216
4620 40 Avenue SE, Parce! Identifier(PID): 023—018~305
Salmon Arm, BC VIE 1X1 Civic Address: 4620 40 Avenue SE
Yaur Fite: List of documents registered on title which may affect
the location of improvements: Covenont KJ12336
Re: Lot 1, Section 6, Township 20, Ronge 9,
W6M, KDYD, Plon 38127 Except Pion KAP54216
Parcel Iidentifier(PID): 007—-585—128
Civic Address: 4570 40 Avenue SE
List of documents registered on title which may affect
the location of improvements: Covenant KJ12336
Covenant 40 Avenue SE
Plan
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All distances are in metres.
Dimensions derived from field measurements & Plan KAP54216 Offsets from property line to building are measured from the siding.
The signatory accepis no responsibility or liobility for any damages that may COPYRIGHT (©) BROWNE JOHNSON 2016
be suffered by o third party us a result of any decisions made, or actions . LAND SURVEYORS
token based on this document. All rights reserved. No person may copy
N . s duce, transmit or alter this
This plan was prepared for inspection purposes ond Is for the exclusive use repro )
of our client. This document shows the relative focation of the surveysd document in whole or in part without
structures and features with respect to the boundaries of the parcel the prior written consent of
described above. This document shall not be used to define property lines or BROVNE JOHNSON LAND SURVEYORS.
- or property corners.
“This bulding location certificate has b d i d ith th COPY mc,mm” EG'S,EDNOTV,,DSE“ o
Is bullding location certificate has been prepared in accordance wil e
Professional Reference Manual and s certified correct this 15th day of ORIGINAL SIC?I\TEBD BY Y -
b ber , 2016, MARK R MAS el
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*A PARTNERSHIP PROVIDING LAND SURVEYING SERVICES THROUGH LAND SURVEYING COMPANIES
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