CITY OF KELOWNA

MEMORANDUM

DATE: September 20, 2008
TO: City Manager
FROM: Planning & Development Services Department
APPLICATION NO. Z08-0030 APPLICANTS: Paul Warnock
AT: 1230 Brookside Avenue OWNER: Paul Warnock

1220 - 1222 Brookside

Avenue
PURPOSE: TO REZONE PORTIONS OF THE SUBJECT PROPERTIES FROM

THE RU6 - TWO DWELLING HOUSING ZONE TO THE RM5 -
MEDIUM DENSITY MULTIPLE HOUSING ZONE AND P3 - PARKS
AND OPEN SPACE IN ORDER TO ACCOMMODATE 41
RESIDENTIAL, ASSISTED-LIVING UNITS FOR SENIORS.

EXISTING ZONE:  RU6 - TWO DWELLING HOUSING ZONE

PROPOSED ZONES: RM5 - MEDIUM DENSITY MULTIPLE HOUSING ZONE & P3 — PARKS
& OPEN SPACE ZONE

REPORT PREPARED BY: NELSON WIGHT

1.0 RECOMMENDATION

THAT Rezoning Application No. Z08-0030 to rezone portions of Lot 5, Block 2, District Lot 137,
O.D.Y.D., Plan 5042 and Lot 1, District Lot 137, O.D.Y.D., Plan 4386 located on Brookside
Avenue, from RU6 — Two Dwelling Housing to RM5 — Medium Density Multiple Housing and
P3 — Parks and Open Space, in accordance with Map “A", attached to the Planning and
Development Services Report, dated September 20, 2008 be considered by Council;

AND THAT the zone amending bylaw be forwarded to a Public Hearing for further
consideration;

AND THAT final adoption of the zone amending bylaw be considered subsequent to the
requirements of the Works & Ultilities Department being completed to their satisfaction;

AND THAT final adoption of the zone amending bylaw be considered subsequent to the lane
closure, lot consolidation, and dedication of park, to the satisfaction of the subdivision
approving officer,;

AND THAT final adoption of the zone amending bylaw be considered subsequent to the
registration of a “no disturb” Section 219 Covenant to effectively preserve the Mill Creek
Riparian Management Areas, and a Section 219 Covenant to save harmless the Province and
the City of Kelowna from damages due to flooding;

AND FURTHER THAT final adoption of the zone amending bylaw be considered in conjunction
with Council's consideration of a Development Permit on the subject property.

20 SUMMARY

The applicant intends to construct a senior's housing project on the two subject properties,
incorporating a portion of the lane along the north side as well. This rezoning application
addresses the proposed change in use from RU6 to RM5. A development permit application
has not been made at this time, but would be required in the future to address the form and
character of the proposed building.
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3.0 ADVISORY PLANNING COMMISSION

At a meeting held on August 26, 2008, the Advisory Planning Commission passed the
following motion:

THAT the Advisory Planning Commission support Rezoning Application No. Z08 0030,
for 1230 Brookside Avenue, Lot 1, Plan 4386, Sec. 19, Twp. 26, ODYD by P. Warnock,
to rezone the subject property from the RU6 - Two Dwelling Housing zone to the RM5 -
Medium Density Multiple Housing and P3 - Parks and Open Space zone in order to
accommodate +/-40 residential, assisted-living units for seniors.

4.0 BACKGROUND

There are existing residences on each of the subject properties today, which would need to be
demolished to accommodate this project. Pedestrian and vehicle access can be provided to
the site via the lane on the north, and Brookside Avenue to the south.

The applicant has provided some preliminary drawings that illustrate the concept of
development proposed for the subject properties (see attached drawing set).

The site is located adjacent to Mill Creek, with the south west corner extending beyond the
bank of Mill Creek. The properties are in a residential area, wherein previous development
has significantly modified the riparian area from its natural condition (e.g. retaining wall
constructed along the creek channel). The preliminary site plans indicate that all proposed
structures will be constructed outside of the 15 m riparian management area setback, as
prescribed by the OCP. An environmental assessment report has been submitted, with
recommendations and measures to restore the natural integrity of terrestrial and aquatic
communities. The conclusion indicates that if the development is constructed as proposed,
and the recommendations contained within the report are implemented, no significant impacts
to fish or wildlife are anticipated, and improvements could be made to enhance the riparian
area.

The proposed development meets the requirements of the RM5 — Medium Density Multiple
Housing zone, as follows:

CRITERIA PROPOSAL (Tt
Subdivision Regulations
Lot Area (m?) 2,987 m? (1.4 ac). 1,400 m?
Lot Width (m) 60 m 30.0m
Lot Depth (m) 65 m 35.0m
Development Regulations
Floor Area Ratio 0.8 {1.9 + O.;gonus for

underground parking)

339% 40% (buildings)

Site Coverage . 60% (buildings, parking
38% "
areas, and driveways)

P:APlanning\General\Zoning and Rezoning (3360)\Files (3360-20)\2008\Z08-0030 NW Brookside\Council Report.doc
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13.5m
Height 16.5 m or 4 storeys
4 storeys
Front Yard (Brookside Ave.) 71m 6.0 m
Rear Yard (north) 7.5m* 9.0 m
. 8 4.5 m (< 2 ¥z storeys)
Side Yard (east) 7.4m 7.5m (> 2 % storeys)
. 4.5 m (< 2 ¥ storeys)
Side Yard (west) 8.4m 7.5m (> 2 % storeys)
Projections 25m¢ maximum 0.6 m
Other Regulations
1 per principal dwelling, plus
1 stall per three bed spaces
Minimum Parking and 1 per resident staff
REHTFEEHTE 20 spaces member
q Total required: (1 resident
staff x 1 + (41 bed spaces / 3
= 14) = 15 spaces
, Maximum 40% small car
Small Car Parking Spaces 5 small car spaces 15 % 40% = FiARIFGT B
: i No  continuous  building
Cont[rll_LrlggfaB:Hdlng (meets requirements) frontage shall exceed 40.0 m
g for a 3 or 4 storey building
. Inside: 64 Residential
Bicycle Parking Outside: Inside: 0.5/unit = 34
utside: 7 Outside: 0.1/unit = 7
A minimum area of 7.5 m? of
private open space shall be
Private Open Space (meets requirements) provided congregate housing
bedroom
7.5 m* x 41 = 308 m*
Landscaping (meets requirements) Level 2 and 3 buffer required.

A The applicant will need to apply for a development variance permit to address this conflict or
alter the building to comply with the regulation.

® The applicant will need to apply for a development variance permit to address this conflict or
alter the building to comply with the regulation.

© The applicant will need to apply for a development variance permit to address this conflict or
alter the building to comply with the regulation.

P:\Planning\General\Zoning and Rezoning (3360)\Files (3360-20)\2008\Z08-0030 NW Brookside\Council Report.doc
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6.0

7.0

8.0

Page 4
Zoning and Uses of Adjacent Property

North RU6 — Two Dwelling Housing
East RMS5 — Medium Density Multiple Housing
South RMS — Medium Density Multiple Housing
West RUB — Two Dwelling Housing

TECHNICAL COMMENTS
(See attached)
CURRENT DEVELOMPENT POLICY

7.1.1  Kelowna Official Community Plan (OCP)
Future Land Use
The subject properties are designated “Multiple Unit Residential — Medium

Density” in the OCP. Consequently, the proposal to rezone to the RM5 —
Medium Density Multiple Housing zone is consistent with that designation.

Objectives for Residential Development

= 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;

= 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);

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

Housing Policies:

= Housing Agreements: Support the use of housing agreements to assist
in creating affordable and special needs housing;

= Affordable and Special Needs Housing: Encourage the private sector to
provide housing that is innovative and affordable and that is targeted to
groups identified in the Housing Study, a Housing Reserve Fund Bylaw,
or a list published by the City;

PLANNING AND DEVELOPMENT SERVICES COMMENTS

Staff has no concerns with the rezoning of these properties to the RM5 zone. Those
portions of subject properties north of Mill Creek are of sufficient area to accommodate
the density proposed for the site in @ manner that functions well. Furthermore, the
proposed density is supported by the Generalized Future Land Use Map within the
OCP. Those portions of the subject lands south of Mill Creek are designated for “major
park/open space”, and will need to be zoned P3 — Parks and Open Space. Another
condition of final adoption would be approval of a subdivision plan to address the
dedication of the necessary park land, the closure and consolidation of the lane, and
consolidation of the two lots.

P:\Planning\General\Zoning and Rezoning (3360)\Files (3360-20)\2008\Z08-0030 NW Brookside\Council Report.doc
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Staff has requested that the applicant hire an architect to explore an alternate building
form that better satisfies the multi-family residential development objectives detailed in
Section 4.11 above, to provide an appropriate response to this unique site. Staff will
continue to work with the applicant to refine the project to address “form and character”
issues once formally submitted.

It should also be noted that possible changes to Brookside Avenue may have
significant implications both to Mill Creek and the siting of the proposed building.
These issues would, of course, need to be resolved with Staff prior to final adoption of
the zone amending bylaw and consideration of a development permit.

At/

“Shellfy Gambacort
Planning and Development Services

NW/nw

ATTACHMENTS

Location of subject property

Drawing Set

Air Photo

Technical Comments

Works and Utilities Department Memo

P:\Planning\General\Zoning and Rezoning (3360)\Files (3360-20)\2008\Z08-0030 NW Brookside\Council Report.doc
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City of Kelowna - DA027 Development Application File Circulation Report

2008-09-26 11:57 Page 1

File: Z08-0030

Application

File: Z08-0030

File Circulation

Seq

Out In

Type: REZONING

__By

B.C. Assessment Authority (info only)

2008-03-27 2008-03-27

Community Development & Real Estate Mgr

2008-03-27 2008-04-07

Environment Manager
2008-05-30 2008-06-05

Fire Department
2008-03-27 2008-05-02

FortisBC
2008-03-27 2008-05-23

Inspections Department
2008-03-27 2008-04-29

SALEXANC

MNEID

RREADY

Mgr Policy, Research & Strategic Plannin

2008-03-27 2008-03-31

Ministry of Transportation
2008-03-27 2008-04-17

Park/Leisure Services Dir. (info only)

2008-03-27 2008-03-27
Parks Manager
2008-03-27 2008-04-18
Public Health Inspector
2008-03-27 2008-04-25
RCMP

2008-03-27 2008-04-11
Shaw Cable

2008-03-27 2008-04-04
Telus

2008-03-27 2008-04-22
Terasen Utility Services
2008-03-27 2008-04-17
Works & Utilities
2008-03-27 2008-06-27

** End of Report **

TBARTON

Comment

CD&RE Comments for Inclusion in Council Report: Please contact the Land Agent for
road dedications over 20 metres in width, land dedications and land transfers to or from
the City of Kelowna, road closures and road reserves. Depending on the type of land
transaction being contemplated, the processing time can vary from 3 weeks to 3 months.
The Land Department requires a full size copy, together with an 8 ? x 11 copy, of any
survey plans.

The Environment Division is generally satisfied with the proposed site plan (Sheet A1,
Trickle Creek Developments, dated March 20, 2008) submitted by Warnock Contracting
Corp; however, there are some concerns that need to be addressed as follows:

" The Environment Division requests that the proponent provide a draft no build/no disturb
Section 219 Restrictive Covenant, which is to be registered under the Land Title Act
against the title of the subject property to effectively preserve the Mill Creek Riparian
Management Areas.

" The propanent needs to provide a draft Section 219 Restrictive Cavenant to be
registered under the Land Title Act against the title of the subject property to save
harmless the Province and the City of Kelowna from damages due to flooding.

" The Environment Division requests that the proponent provide a Riparian Restoration
Landscape plan that details how the riparian area will be naturalized to sustain aquatic
habitat, since this area will be covenanted as a no build and no disturb area. The riparian
restoration is also important in the areas where several buildings will be demolished to
make room for the proposed development. The landscape plan must be approved and
stamped by a Registered Professional Biologist.

Before DP approval we need a detailed code analysis and drawings pertaining to
occupancy (group C or group B2), type of construction, Fire Department access, access
route and route design, exiting (there are dead end corridors), fire flows, there are limited
city hydrants in the area so hydrant placement needs to be shown with consideration to
water volume, and location and type of fire protection needs to be shown.

No response

All retaining walls and lot grading design to be dealt with prior to DP approval. Registerted
architect to prepare DP and BP drawings. Parkade level appears to be underground, not in
compliance with 1:200 flood plain construction requirements, to be addressed prior to
issuance of DP. Nursing room designated on 1st floor indicates possible care facility
service which building is to be designed as a Group B.2 classlfication not a Group C
classification, registered professional to clarify this issue prior to issuance of DP.
Additional exit stair shaft required to meet requirements of BCBC 2006 (dead end
corridors). Main entrance appears not to be disabled accessible.

no comments

The Ministry has no objections to this rezoning application.

In order to adequate protect the riparian area on the south side of Mill Creek, we
recommend that the land be transferred to the City and maintained by the Parks Division.

Food service plans have been forwarded to area Health Inspector for review and comment
to the applicant

no comment.

Owner/developer to supply andf install underground conduit system

TELUS will provide underground facilities to this development. Developer will be
required to supply and install conduit as per TELUS policy.

No comment

see documents tab
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CITY OF KELOWNA

MEMORANDUM

Date: June 24, 2008

File No.: Z08-0030

To: Planning & Development Services Department (NW)

From: Development Engineering Manager (SM)

Subject: Froposed 41 Unit Assisted Living Building 1230 Brookside Dr. Lot 1 Plan 4386,

Lot 5 Plan 5042 ODYD
The Works & Utilities Department have the following comments and requirements associated
with this application to rezone from RU-6 to RM-5. The road and utility upgrading requirements
outlined in this report will be a requirement of this rezoning.

The Development Engineering Technologist for this project is Derek Corning EIT.

1. Domestic Water and Fire Protection

(a) The developer must engage a consulting civil / mechanical engineer to determine
the domestic and fire flow requirements of this development. The water system
must be capable of supplying domestic and fire flow demands in accordance with
the Subdivision & Servicing Bylaw. Water computations will be required to
determine the demands for the identified land use designations, to determine
water supply needs.

(b) The existing lots are serviced with small diameter (13-mm) copper water
services. Only one service will be permitted for this development. The applicant,
at his cost, will arrange for the removal of all existing services and the installation
of one larger metered water service. The estimated cost of these improvements
for bonding purposes is $10,000.00.

(c) The boulevard irrigation system must be integrated with the on-site irrigation
system.

2. Sanitary Sewer

(a) The existing two lots are connected with sewer services. The developer's
consulting mechanical engineer will determine the development requirements of
this proposed development and establish the service needs.

(b) The applicant, at his cost, will arrange for the installation of one larger service, as
well as capping of all existing unused services at the mains. Only one service will
be permitted for this development. The estimated cost for construction for
bonding purposes is $5,000.00

3. Storm Drainage

(a) The developer must engage a consulting civil engineer to provide a storm water
management plan for the site, which meets the requirements of the City Storm
Water Management Policy and Design Manual. The storm water management
plan must also include provision of lot grading plan, minimum basement elevation
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(MBE), and recommendations for onsite drainage containment and disposal
systems.

(b) Storm drainage systems for the site will be reviewed and approved when a site
design is submitted.

(c) Provide a lot-grading plan.

4, Road Improvements

(a) The applicant will be responsible for upgrading Brookside Avenue to a local
residential cul-de-sac standard (SS-R17), for reference two sketches have been
attached showing potential layouts. Drawing 1 will require addition road
dedication from 1250-1252 Brookside Drive and Drawing 2 is an option which all
additional road dedication required would be attained from the subject property.
Bonding security will be required from the applicant for the construction of the
cul-de-sac, including curb and gutter, pavement widening, landscaped boulevard
complete with underground irrigation system, street lights as required and re-
location or adjustment of existing utility appurtenances if required to
accommodate the upgrading construction. The City has collected deferred
revenue which can be used towards the costs of the cul-de-sac construction.

(b) It should be noted this construction will be within an environmentally sensitive
area and all appropriate permits must be provided.

(c) As a requirement of this report the applicant must engage a civil consultant,
specializing in bridge structures, to provide a bridge assessment report. This
report is to ensure the anticipated and existing volumes and loads using the
existing city bridge are within it's capacity. If it is determined that the bridge is
under designed for the proposed use, the applicant is responsible for the
necessary upgrades.

5. Road Dedication and Subdivision Reguirements

By registered plan to provide the following:

(a) Provide a road dedication widening for the frontage of Brookside Avenue to
achieve the right-of-way necessary for the local residential cul-de-sac (SS-R17).

(b) Lot consolidation is required

(c) Provide statutory rights-of-way if required for utility services.

6. Electric Power and Telecommunication Services

The electrical and telecommunication services to this building as well as the local
distribution wiring must be installed in an underground duct system, and the building
must be connected by underground services. It is the developer's responsibility to make
a servicing application with the respective electric power, telephone and cable
transmission companies to arrange for these services which would be at the applicant's
cost.

7. Street Lighting

Street lighting including underground ducts must be installed on all roads fronting on the
proposed development. The cost of this requirement is included in the roads upgrading
item.
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Design and Construction

a)

b)

Design, construction supervision and inspection of all civil works and site
servicing must be performed by a Consulting Civil Engineer and all such work is
subject to the approval of the City Engineer. Drawings must conform to City
standards and requirements.

Engineering drawing submissions are to be in accordance with the City's
“Engineering Drawing Submission Requirements” Policy. Please note the
number of sets and drawings required for submissions.

Quality Control and Assurance Plans must be provided in accordance with the
Subdivision, Development & Servicing Bylaw No. 7900 (refer to Part 5 and
Schedule 3).

A “Consulting Engineering Confirmation Letter” (City document ‘C') must be
completed prior to submission of any designs.

Before any construction related to the reguirements of this subdivision application
commences, design drawings prepared by a professional engineer must be
submitted to the City's Works & Utilities Department. The design drawings must
first be “Issued for Construction” by the City Engineer. On examination of design
drawings, it may be determined that rights-of-way are required for current or
future needs.

Servicing Agreements for Works and Services

(a)

A Servicing Agreement is required for all works and services on City lands in
accordance with the Subdivision, Development & Servicing Bylaw No. 7900. The
applicant's Engineer, prior to preparation of Servicing Agreements, must provide
adequate drawings and estimates for the required works. The Servicing
Agreement must be in the form as described in Schedule 2 of the bylaw.

Part 3, “Security for Works and Services”, of the Bylaw, describes the Bonding
and Insurance requirements of the Owner. The liability limit is not to be less than
$5,000,000 and the City is to be named on the insurance policy as an additional
insured.

Geotechnical Report

As a requirement of this application and/or prior to issue of a building permit, the
applicant must provide a modified geotechnical report prepared by a Professional
Engineer qualified in the field of hydro-geotechnical survey to address the following:

Area ground water characteristics, including water sources on the site and
overland surface drainage courses traversing across or influencing this property.

Site suitability for development; unstable soils, etc.

Drill and/or excavate test holes on the site and install pisometers if necessary.
Log test hole data to identify soil characteristics, identify areas of fill if any.
Identify unacceptable fill material, analyze soil sulphate content, identify
unsuitable underlying soils such as peat, etc. and make recommendations for
remediation if necessary.
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(d) List extraordinary requirements that may be required to accommodate
construction of roads and underground utilities as well as building foundation
designs.

Survey Monuments and Iron Pins

If any legal survey monuments or property iron pins are removed or disturbed during
construction, the developer will be invoiced a flat sum of $1,200.00 per incident to cover
the cost of replacement and legal registration. Security bonding will not be released until
restitution is made.

Bonding and Levy Sumhaw

(a) Bonding
Brookside Avenue frontage upgrading TBD
Service upgrades $ 15,000.00

NOTE: The bonding amounts shown above are comprised of estimated construction
costs escalated by 140% to include engineering design and contingency protection and
are provided for information purposes only. The owner should engage a consulting civil
engineer to provide detailed designs and obtain actual tendered construction costs if he
wishes to do so. Bonding for required off-site construction must be provided and may be
in the form of cash or an irrevocable letter of credit, in an approved format.

The owner must also enter into a servicing agreement in a form provided by the City
prior to 4" reading of the zone amending bylaw.

Development Permit and Site Related Issues

(a) The developer must obtain the necessary permits and have all existing utility
services disconnected prior to removing or demolishing the existing structures.

(b) The development will be required to contain and dispose of site generated storm
water on the site by installing a ground recharge system consisting of drywells
and perforated pipe bedded in drain rock.

Administration Charge

An administration charge will be assessed for processing of this application, review and
approval of engineering designs and construction inspection. The administration charge
is calculated as (3% of Total Off-Site Construction Cost plus GST).

Steve Muenz, P. Eng.
Development Engineering Manager
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