h
CITY OF KELOWNA '

MEMORANDUM

DATE: FEBRUARY 8, 2006

TO: CITY MANAGER

FROM: PLANNING AND DEVELOPMENT SERVICES DEPARTMENT

APPLICATION NO. DP06-0092 OWNER: 0701849 BC LTD.
DVP06-0093

AT: 1094 LAWSON AVENUE APPLICANT: HERMAN PLANNING

GROUP INC.

PURPOSE: TO CONSTRUCT A 13-UNIT CONDO/APARTMENT BUILDING

ON THE SUBJECT PROPERTY

TO VARY THE LOT WIDTH IN THE RM4 ZONE FROM 30.0M

REQUIRED TO 27.48M PROPOSED.

TO VARY THE SITE COVERAGE FOR BUILDINGS, PARKING
AND PAVED AREAS FROM 60% PERMITTED TO 61.4%

PROPOSED.

TO VARY THE PROPOSED HEIGHT FROM 3 STOREYS

PERMITTED TO 3.5 STOREYS PROPOSED.

TO VARY THE FRONT YARD SETBACK FOR THE
ENCROACHMENT OF THE TOP OF THE PARKADE

STRUCTURE FROM 6.0M REQUIRED TO 3.92M PROPOSED.

TO VARY THE REAR YARD SETBACK FOR THE
ENCROACHMENT OF THE TOP OF THE PARKADE

STRUCTURE FROM 9.0M REQUIRED TO 7.95M PROPOSED.

TO VARY THE NORTHERN SIDE YARD SETBACK FOR THE
ENCROACHMENT OF THE TOP OF THE PARKADE

STRUCTURE FROM 4.5M REQUIRED TO 1.89M PROPOSED.

TO VARY THE PRIVATE OPEN SPACE FROM 290M?

REQUIRED TO 190.01M? PROPOSED.
EXISTING ZONE:  RU6 — TWO DWELLING HOUSING
PROPOSED ZONE: RM4 — TRANSITIONAL LOW DENSITY HOUSING
EXISTING OCP DESIGNATION: MULTIPLE UNIT RESIDENTIAL — LOW DENSITY

PROPOSED OCP DESIGNATION: MULTIPLE UNIT RESIDENTIAL — MEDIUM

DENSITY
REPORT PREPARED BY: RYAN SMITH
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1.0 RECOMMENDATION

THAT Final Adoption of Zone Amending Bylaw No. 9665 be considered by Council;

AND THAT Council authorize the issuance of Development Permit No. DP06-0092
for Lot 2, District Lot 138, ODYD Plan 3908, located at 1094 Lawson Avenue,
Kelowna, B.C. subject to the following:

1. The dimensions and siting of the building to be constructed on the land be in
general accordance with Schedule "A";

2. The exterior design and finish of the building to be constructed on the land
be in general accordance with Schedule "B";

3. Landscaping to be provided on the land be in general accordance with
Schedule "C";

4., The applicant be required to post with the City a Landscape Performance

Security deposit in the form of a "Letter of Credit" in the amount of 125% of
the estimated value of the landscaping, as determined by a professional
landscaper;

AND THAT Council authorize the issuance of Development Variance Permit No.
DVP06-0093; Lot 2, District Lot 138, ODYD Plan 3908, located at 1094 Lawson
Avenue, Kelowna, B.C.;

AND THAT variances to the following sections of Zoning Bylaw No. 8000 be
granted:

Section 13.10 - RM4 - Transitional Low Density Housing: 13.10.5(a):
Vary the lot width in the RM4 zone from 30.0m required to 27.48m proposed.
Section 13.10 - RM4 — Transitional Low Density Housing: 13.10.6(b):

Vary the site coverage for buildings, parking and paved areas from 60%
permitted to 61.4% proposed.

Section 13.10 - RM4 — Transitional Low Density Housing: 13.10.6(c):
Vary the proposed height from 3 storeys permitted to 3.5 storeys proposed.
Section 13.10 - RM4 - Transitional Low Density Housing: 13.10.6(d):

Vary the front yard setback for the encroachment of the top of the parkade
structure from 6.0m required to 3.92m proposed.

Section 13.10 - RM4 — Transitional Low Density Housing: 13.10.6(f):

Vary the rear yard setback for the encroachment of the top of the parkade
structure from 9.0m required to 7.95m proposed.
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Section 13.10 - RM4 - Transitional Low Density ‘Housing: 13.10.6(e):

Vary the northern side yard setback for the encroachment of the top of the
parkade structure from 4.5m required to 1.89m proposed.

Section 13.10 - RM4 - Transitional Low Density Housing: 13.10.7(a):
Vary the private open space from 290m? required to 190.01m? proposed.

AND FURTHER THAT the applicant be required to complete the above-noted conditions
within 180 days of Council approval of the development permit application in order for
the permit to be issued.

20 SUMMARY

The applicants are proposing to construct a 13-unit condo/apartment building on the
subject property located at 1094 Lawson Avenue. Also associated with the Development
Permit application for the buildings form and character is a Development Variance
Permit to address a number of site related development issues.

3.0 ADVISORY PLANNING COMMISSION

At the regular meeting of June 6, 2006 it was resolved:

THAT the Advisory Planning Commission supports Official Community Plan
Amendment No. OCP06-0007, for 1094 Lawson Avenue, Lot 2, Plan 3809,
Sec. 19, Twp. 26, ODYD, by J Herman Group Inc (J. Herman), to amend the
Official Community Plan Future Land Use designation from Multiple Unit
Residential — Low Density to Multiple Unit Residential — Medium Density;

AND THAT the Advisory Planning Commission supports Rezoning
Application No. Z06-0028, for 1094 Lawson Avenue, Lot 2, Plan 3809, Sec.
19, Twp. 26, ODYD, by J Herman Group Inc (J. Herman), to to rezone from
the RUB-Two Dwelling Housing zone to the RM4-Transitioal Low Density
Housing zone to allow for a 12 unit apartment building;

AND THAT the Advisory Planning Commission not support Development Permit
Application No. DP06-0092, for 1094 Lawson Avenue, Lot 2, Plan 3809, Sec. 19,
Twp. 26, ODYD, by J Herman Group Inc (J. Herman), to obtain a Development
Permit for the form and character of a 3 storey, 12 unit apartment building;

As a result of the Advisory Planning Commission not supporting the Development
Permit there was no recommendation for the Development Variance Permit,

*Note: Since the Advisory Planning Commission meeting, the applicant has added an
affordable housing component in order to address concerns raised by the commission.

4.0 BACKGROUND

Development on this site was formerly controlled by a Land Use Contract. This contract
was removed in a re-development attempt which occurred in 2003/2004. This Land Use
Contract limited the permitted uses on this site to parking for the employees of People’s
Food Market. The People's Food Market and its successor IGA are no longer in
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operation and the site which they formerly occupied is now being re-developed as the
Centuria Urban Village mixed use development.

5.0 PROPOSAL

The proposed 13-unit building would measure 3.5 storeys in height and would be
accessed via a driveway from Lawson Avenue. The development would accommodate
20 stalls in the underground parkade and 2 stalls at grade. The applicant is planning to
provide 3 two-bedroom and 1 one-bedroom units on the first storey and 4 two-bedroom
suites on each of the two floors above. The applicant will designate the two one-
bedroom units on the first-storey as affordable units which will be protected by a housing
agreement.

The pedestrian entrance to the building is also facing Lawson Avenue. The applicant has
chosen a tan hardi-plank with olive and red accents to finish the exterior walls of the
building. The applicant has also indicated that cultured stone will be used as an accent
around the base of the building. The proposed roofing material is a dark asphalt shingle.

A significant amount of mature vegetation currently exists along the Gordon Drive
frontage of the property as well as the western property line. This vegetation will be
removed in order to accommodate the new development. The applicant is however
proposing a comprehensive landscape scheme which will allow for landscape buffering
along the street frontages, a pergola type entry feature to the building, and private open
space on the northwest corner of the property.

The applicant is seeking a Development Variance Permit to address three setback
variances at the parkade level (as the parkade extends more than 0.6m above grade).
The applicant is proposing a setback of 1.89m to the northern property line where the
bylaw requires 4.5m (side yard). The applicant is also proposing a setback of 3.92m to
the eastern property line where a setback of 6.0m (front yard) is required and a setback
of 7.95m to the parking structure where 9.0m is required along the western property line.
In addition to the variances listed above, the applicant has also applied to vary the
maximum site coverage for buildings and parking from 60% permitted to 61.4%
proposed and the height from 3 storeys permitted to 3.5 storeys proposed to
accommodate a parkade structured that will be located half below grade.

The application compares to the requirements of the RM4 — Transitional Low-Density
Housing zone as follows:

CRITERIA PROPOSAL RM4 ZONE REQUIREMENTS

Lot Area (m?) 1494m* (Includes 900m*
required road widening)

Lot Width (m) 30.45m 30m

Lot Width (m) 27.45moO 30m

(after dedication)

Lot Depth (m) 49.0m 30m

Area of Buildings at Grade 732.06m* 746.7m°

Area of Pavement, 917.3m* 896.1m*

Accessory Buildings, efc...

Site Coverage (%)(Buildings) | 49% 50%

Site Coverage (%)(Buildings | 61.4%@® 60%

and paved areas)

Net Floor Area (m?) 1267m*

Floor Area Ratio (FAR) 0.85 (after dedication) 0.85

Private Open Space 190.01m*@ 290m*°
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Parking Spaces 20 11 units x 1.5 stalls/unit
1 units x 1.25 stalls/unit
_ Total: 18 stalls
Bicycle Parking 10 10
Storeys (#) 3.50/14.2m 3/ 13m
Setbacks (building)(m)
- Front 6.7m 6.0m
- Rear 10.1m 9.0m
- Side (n) 2.5m 4.9m
- Side (s) 2.5m 4.5m
Setbacks (fo parkade)(m) H
- Front (Gordon) 3.92mO 6.0m
- Rear 7.95m®© 9.0m
- Side (n) 1.89mG 4.9m
- Side (s) (Lawson) 4.5m 4.5m
Drive Aisle Width 7.0m 7.0m
Refuse Bins 3.0m 3.0m
(Setback from abutting
residential areas)

e

6.0

Applicant seeking to vary the lot width in the RM4 zone from 30.0m required to 27.48m
proposed.

The applicant is seeking to vary the site coverage for buildings, parking and paved areas
from 60% permitted to 61.4% proposed.

The applicant is seeking to vary the proposed height from 3 storeys permitted to 3.5
storeys proposed.

The applicant is proposing to vary the front yard setback for the encroachment of the top
of the parkade structure from 6.0m required to 3.92m proposed.

The applicant is proposing to vary the rear yard setback for the encroachment of the top
of the parkade structure from 9.0m required to 7.95m proposed.

The applicant is proposing to vary the northern side yard setback for the encroachment of
the top of the parkade structure from 4.5m required to 1.89m proposed.

The applicant is proposing to vary the private open space from 290m? required to
190.01m? proposed.

SITE CONTEXT

The subject property is located on the northwest corner of Gordon Drive and Lawson
Avenue. The current use of the property is a parking lot.

Adjacent zones and uses are:

North - RUB — Two Dwelling Housing — Single Family Dwelling
East - RU6 — Two Dwelling Housing — Single Family Dwelling
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South - RM5 — Medium Density Multiple Housing — Apartments

West - RU6 — Two Dwelling Housing— Single Family Dwelling

7.0  SITE LOCATION MAP

Subject Properties: 1094 Lawson Avenue
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8.0 ~ CURRENT DEVELOPMENT POLICY

8.1 Existing Development Potential

The subject property is currently zoned RU6 — Two Dwelling Housing. The RU6
zone allows for the development of a maximum of two dwelling units per lot.

8.2 Kelowna Official Community Plan

Objectives for Multiple Unit Residential Development

e All development should be an appropriate response to its physical
context, or anticipated future context where an area is designated for
increased density or land use transition in the OCP.

e All development within Urban Centres and Village Centres should
contribute to the creation of pedestrian-oriented streets and public
spaces (connections, social interaction).

e All development should contribute to a sense of community identity and
sense of place (integration of development within larger community,
belonging, community cohesiveness).

¢ All development should facilitate access by, and minimize conflicts
among pedestrian, bicycle, and vehicular modes of transportation
(access, mobility).

e All development should promote safety and security of persons and
property within the urban environment (CPTED).

9.0 TECHNICAL COMMENTS

This application was circulated to various City Departments and Technical Agencies
at the rezoning stage and technical issues were circulated to and addressed by the
applicant at that time.
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10.0 PLANNING AND DEVELOPMENT SERVICES DEPARTMENT

In terms of form and character, the building does display “walk-up” style entrances from
the street (Gordon Drive) which serves to strengthen its connection with the street. Staff
has considered the variances and while the variances to building height and setbacks
from the parkade are reasonable on a development of this nature which must deal with a
high water table, the variance to total site coverage is of concern to staff. It should be
noted that the variance could easily be reduced to meet the bylaw standard by
decreasing the size of the building slightly, in turn this would also help the developer
meet the private open space requirement for the development. While this is of concern
to staff, given the provision of 2 affordable housing units, staff is willing to support all of
the proposed variances.

Approved for inclusion WA

Mary Pynenburg, MRAIC MCIP
Director of Planning & Development Services

MP/SG/rs
Attach.
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