REPORT TO COUNCIL

Date: 7/3/2014 Kelowna

RIM No. 1250-30
To: Community Heritage Commission

From: Urban Planning (AW)

Dr. Heather Martin
City of Kelowna

Address: 310 & 320 Strathcona Avenue Applicant: Meiklejohn Architects

Application: OCP14-0013 / Z14-0027 / HAP14-0009 Owner:

Subject: OCP Amendment, Zone Amendment and HAP Applications
Existing OCP Designation: Educational / Major Institutional

Proposed OCP Designation:  Health District

P1 - Major Institutional

Existing Zoin: RU1 - Large Lot Housing

Proposed Zone: HD2 - Hospital and Health Support Services

1.0  Purpose

To consider the proposed OCP and Zone Amendment and Heritage Alteration Permit in order to
accommodate a 3.5 storey mixed use health services building.

2.0  Urban Planning Department

The proposed land use is comparable to what could be located on the subject properties should
they be redeveloped as designated, although the project would be private rather than an
institutional development. The P1 zone is intended for institutional uses and may not be the best
fit or transitional use for the subject properties, especially now that they are to be privately
owned. The original intent and reason for the Educational / Major Institutional designation was
that the Interior Health Authority would eventually grow the KGH campus further west. As this is
no longer the case it makes more sense that they be re-designated and rezoned to allow for a
mixed use health services project to support KGH uses and users.

For a number of years the subject properties have been designated for a higher form of
development but they also stayed in the Heritage Conservation Area to recognize the existing
context and single family dwelling character. As this area transitions towards its designated
purpose it would makes sense to revisit the Abbott Street Heritage Conservation Area boundary
as it relates to the Educational / Major Institutional designated properties shown on the subject
property map below. The City’s Policy & Planning Department will take this area under
consideration with Phase Il of the Hospital Area Plan and will report back to the CHC as that
project moves forward.
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Overall the form and character of the proposed development is a good fit for the area and will
help to transition from the KGH’s institutional form to a project that has a softer edge and more
residential elements. The materials and design detail should fit well within neighbouhood while
providing important support services to the KGH campus. Staff would have preferred if the
exposed parking structure wasn’t pushed out the minimum setbacks and varied to the east, we
will be looking to the applicant for design improvements to help soften this potentially hard
interface.

3.0 Proposal
3.1 Background

At the May 29'", 2012 meeting Council approved rezoning 320 Strathcona Avenue to P1 - Major
Institutional in order to convert the existing single family to a doctor’s office.

3.2 Project Description

The subject properties are designated Educational / Major Institutional in the 2030 OCP and are
next to the Kelowna General Hospital and directly adjacent to the Cancer Lodge. The project
contemplates amending the OCP to Health District and to rezone to the HD2 zone to
accommodate the proposed development. As the subject property is located in the Abbott Street
Heritage Conservation Area, a Heritage Alteration Permit is required for the project. Neither
property is located on the Heritage Register.

The southwest corner is the main feature of the proposal as it is the most prominent exposure
and the anchor for the design. The building facade steps back from the street at both the first
and fourth floors, this helps to break down the massing and scale of the project. The main
portion of the building containing restaurant and health services steps back from the under-
building parking structure with a patio. The fourth floor residential units steps back with decks
framed with wood trellises. The building fronts both Strathcona Avenue and Abbott Street with
masonry facades. The proposed development contemplates a few variances, the project
compares to the HD2 zone as follows:

CRITERIA HD2 ZONE REQUIREMENTS PROPOSAL
Development Regulations
Floor Area Ratio 1.2 1.08
Height 16.5 m 13,26 m / 3.5 storeys
1.5m parkade with landscaped berm 1.5 m to parkade
Frant Yl () P asm 4.5m to building
: 1.5m parkade with landscaped berm 1.5 m to parkade
Side Yard (sast) 4.5 m - Building 4.5m to building
; 1.5m parkade with landscaped berm 0.3 m to parkade®
S1de:Yard (west) 4.5 m - Building 4.5m to building
Rear Yard 3.0m 3.0m
Site coverage 55% 54.56%
Other Regulations
Minimum Parking
Requirements 33 stalls 33 stalls
Bicvcle Parkin Class I: 5 stalls Class I: 7 stalls
y g Class II: 2 stalls Class II: 5 stalls
Private Open Space 100m* 165m°*




0CP14-0013 / 214-0027 - Page 3

Loading Space | 1 stall | 0 stalls@
© Vary the parkade setback from 1.5m required to 3.0m for the western side yard setback.
@ Vary the loading stalls from 1 required to 0 proposed.

3.3 Site Context

The subject properties are located along Strathcona Avenue directly adjacent to the Cancer
Lodge and across from the Kelowna General Hospital. The properties are also located within the
Abbott Street Heritage Conservation Area. The adjacent land uses are as follows:

Direction Zoning Designation Land Use
North RU6 - Two Dwelling Housing Vacant
East P1 - Major Institutional Cancer Lodge
South HD1 - Kelowna General Hospital Hospital
West RU6 - Two Dwelling Housing Vacant

Subject Property Map: 310 & 320 Strathcona Avenue & Heritage Conservation Area
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Subject Property Map: 310 & 320 Strathcona Avenue & OCP Future Land Use

Ciy of Keloana : Accuracy and coneciness nol quaranized.

4,0 Current Development Policies

Staff recommends that the applicant’s April 16", May 16™ and May 30", 2013 Public Information
Meetings be considered appropriate consultation for the purpose of Section 879 of the Local
Government Act, and that the process is sufficiently early and does not need to be further
ongoing in this case. Furthermore, additional consultation with the Regional District of Central
Okanagan is not required in this case.

Staff have reviewed this application, and it may move forward without affecting either the City’s
Financial Plan or Waste Management Plan.

4.1 Kelowna Official Community Plan (OCP)

4.1.1 Land Use Designations - Educational / Major Institutional (Chapter 4)
Schools, university, colleges, correctional facilities, hospital, fire halls, cemeteries, major
government, cultural or recreational facilities, religious assembly and seniors’ facilities.
Religious assembly uses may include a multiple unit residential component only where the
surrounding land uses are designated for similar densities/land uses. Major government,
cultural, and recreational facilities may include associated commercial uses.

4.1.2 Urban Design Guidelines (Chapter 14) - Revitalization Development Permit Area

Revitalization Design Guidelines

o Use appropriate architectural features and detailing of buildings and landscapes to
define area character;
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o Convey a strong sense of authenticity through high quality urban design that is
distinctive of Kelowna;

e Provide for a scale and massing of buildings that promotes an enjoyable living,
pedestrian, working, shopping and service experience;

4.1.2 Heritage Conservation Area Guidelines (Chapter 18) '

o Maintain the residential and historical character of the Marshall Street and the Abbott
Street Heritage Conservation Areas;

e Encourage new development, additions and renovations to existing development which
are compatible with the form and character of the existing context;

o Ensure that change to buildings and streetscapes will be undertaken in ways which offer
continuity of the ‘sense-of-place’ for neighbours, the broader community; and

e Provide historical interest for visitors through context sensitive development.

Report prepared by:

A

Alec Warrender, Urban Planner

fie

L/Q//}F Ryan Smith, Manager, Urban Land Use

Approved for Inclusion:

Site Plan
Conceptual Elevations
Landscape Plan

! City of Kelowna Official Community Plan, Chapter 16
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7. along Royal Ave.

5. garden of cancer lodge

m+m @

9. transformer/parking lot
at laneway

10. beach access along
Strathcona Ave,

11. Abbott 5t. and Rose Ave.

12, site along Strathcona Ave.

1T 2158-2168)

3. bike lane/sidewalk @ comer of
Strathcona/Abbott

June 10, 2014

12



BLANTING NOTEY,
1 Pt AN OGS
THE LATEST THE BC
PUBLISHED BY SCATA AND RCILA,
2 ™ML BUT SEFLECTS THE Mmamausg
CITY OF KELOWSA FOMM AND CHAZACTER DECUNTIAENTS,
3 PLANT MATERIAL SELECTIONS AR COMCEFTUAL GMLY, FINAL FLANTING SELECTIONS MAY
VASY DEPCNDING UPOM AVALABILITY,
4 IMPORTED CROWING. MEDmA
PLACEMENT, IMPORTED GRONG METHUIM SHALL BT PLACED AT X00mmm MM, DEFTH IN AL
PLANTIMO AREAS ALET THE
IHTOUOR 729 SHCIFICATION,
s 3 MULCH: THE CONTRACTOR GHaL. SUPSLY AMD RACT COMPOTTED BARK MULCH AT S0mm
M, TR TO THE PLANTING ABTAL.
6 A PO EFPCIENCY MAIGATION SYSTEM SHALL B IMETALLED FOR ALL PLANTING ABZAS

OEMAMENTAL PLANTING LIST:

e

el i [ )

Caretanudy i jopmneceme Fatewotves Som o

R e st demca  man

p—

[t i s
| Pusttnd

) vt vm o g e 7 oed

Wi - Pina

PNS— [ . - Petd

FrS—— pap— oz Pttt

Eeme—s

== [rom—re— - et
-~ Peria

Ometnraln wmints. Ot fhear L. Ponad
o Pt
- P

amABIrR

Mt s ) =]

ri— e - Pttt
- -
- Pt




