Memo

Date: May 14, 2010 Clty Of

To: City Manager KE|owna
From: Community Sustainability Division

File No: DP10-0002 Applicant:  New Town Architecture Services Inc.
At 433 McCarren Ave Owner: Kettle Valley Holdings Ltd.

Purpose: To consider a Development Permit for the form and character of a 21-unit
townhouse development.

Report Prepared by: Andrew Browne

1.0 RECOMMENDATION
THAT final adoption of Zoning Bylaw Text Amending Bylaw No. 10318 be considered by Council;

AND THAT Council authorize the issuance of Development Permit No. DP10-0002 for Lot 2
Sections 23 and 24 Township 28 SDYD Plan KAP90592, located on 433 McCarren Ave, Kelowna, BC
subject to the following:

a) THAT the dimensions and siting of the building to be constructed on the land be in
general accordance with Schedule “A”;

b) THAT the exterior design and finish of the building to be constructed on the land, be in
general accordance with Schedule “B”;

¢) Landscaping to be provided on the land be in general accordance with Schedule c

d) 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;

f) The applicant be required to satisfy the Development Engineering Branch requirements
prior to issuance of the Development Permit.

2.0 SUMMARY

The applicant has applied for a form and character Development Permit to facilitate a proposed
21-unit townhouse development on the subject property.

3.0  ADVISORY PLANNING COMMISSION
At the March 2, 2010 meeting of the Advisory Planning Commission, it was resolved:

THAT the Advisory Planning Commission support Development Permit Application No.
DP10-0002, 5920 Chute Lake Road, to consider the form and character of the proposed 21
unit townhouse development.

The Advisory Planning Commission commented that pedestrian access should be provided to the
adjacent commercial development and that landscape enhancements were required.
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4.0  SITE CONTEXT

The subject property is located in the Kettle Valley Village Centre in the Southwest Mission
alongside a variety of land uses, including single detached homes, townhomes, commercial
buildings, and a school.

Specifically, the adjacent zones and land uses are:

Direction Zoning Designation Land Use
North CD2 (Kettle Valley) Elementary school & detached dwellings
East CD2 (Kettle Valley) Elementary school & detached dwellings
South CD2 (Kettle Valley) Retail, office, commercial, & detached dwellings
West CD2 (Kettle Valley) Retail, office, commercial, & detached dwellings

Chute Lake
Elementary

5.0 PROPOSED DEVELOPMENT

The proposal for 21 units of townhomes over three buildings compares with the requirements of
the Zoning Bylaw No. 8000 as follows:

CD2 Zone Requirement for

Criteria Proposed Type VIl (as amended by
TA10-0001)
Minimum Parcel Area 4581 m’ 4000 m?
Maximum FAR 0.96 1.0

Maximum Units 21 21
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Maximum Lot Coverage 36.5% 40 %
Maximum Height 16.0 m 16.0 m
Front Yard (Quilchena Dr) 4.0 m (-3.5 m for 4.0 m (2.0 m for architectural
architectural encroachments) encroachments) *
Side Yard (McCarren Ave) 4.0 m (~3 m for architectural | 4.0 m (2.0 m for architectural
encroachments) encroachments) *
Side Yard (Chute Lake Rd) 4.0 m (no encroachment) 4.0 m (2.0 m for architectural

encroachments) *

Rear Yard (commercial site) 4.0 m (-3 m for architectural | 4.0 m (2.0 m for architectural

encroachments) encroachments) *
Private Open Space 467.5 m? provided in open 20 m” per dwelling with 1 or
space and on decks more bedrooms = 420 m*
Automobile Parking 48 stalls (visitor parking 2 stalls per dwelling with 3 or
proposed to be accommodated more bedrooms @ 21 units
on individual unit driveways) = 42 stalls
Bicycle Parking Class | = 21 stalls (garages) Class | = 11 stalls
Class Il = 3 stalls Class Il = 3 stalls

* The CD2 - Kettle Valley Comprehensive Residential Development zone utilizes a base setback
(4 m from property line) and a setback for permitted architectural encroachments (2 m from
property line). While expressed somewhat differently, this is equivalent in practice to the
practice of allowing certain projections into setbacks in conventional zones.

6.0 POLICY AND REGULATION
Kelowna 2020 - Official Community Plan

The subject property is designated as Multi Unit Residential - Medium Density for future land use.
Relevant policies are included below.

Housing Policies:

Apartments and Townhouses. Encourage development to contribute to the City’s goal of, over the
2000 - 2020 timeframe, having 53% of new residential units be in the form of apartments,
townhouses (and cluster housing), or other multiple unit buildings.

Ground-Oriented Housing. Encourage the development of ground-oriented multiple unit housing
as an affordable housing choice for the rental or ownership markets, including families with
children, in those areas where Map 19.1 indicates necessary densities as being appropriate.
Ground oriented housing is defined as housing where each dwelling unit has direct access to the
unit and private open space at grade level.

Family Housing. Encourage family-oriented townhouses or apartment housing, and work to
achieve some family housing that conforms to the City’s definitions of affordability (see 8.1.16),
especially within, and in proximity to, Urban Centre areas.
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Housing Variety. Encourage the development of a variety of housing forms to ensure that the
housing supply meets the needs of Kelowna’s diverse population and satisfies a range of lifestyle
choices.

Integration. Encourage the sensitive integration of different housing forms in the various sectors
of the City, in support of neighbourhood diversity and healthy communities.

Development Permit Guidelines for Form and Character of Multiple Unit Development:

Relationship to the Street. First storey units should ideally provide ground-level access and
outdoor amenity space. The principle front entranceway should be clearly identified and in scale
with the development. Porches are encouraged where they are part of the established
neighbourhood character.

Building Massing. Developments with multiple, separate buildings should be designed in such a
manner that individual buildings contain different, but compatible shapes, masses, and/or
exterior finishes. Developments should be sensitive to and compatible with the massing and
rhythm of the established streetscape. Sub-roofs, dormers, balconies, and bay windows should be
encouraged. Variation between architectural bays within each facade is encouraged.

Walls. End walls visible from a public street or residential lot should be finished to provide an
attractive appearance. Blank or solid walls (without glazing) should not be longer than 5 m. Walls
longer than 5 m should incorporate wall detailing that will provide visual interest.

Crime Prevention. Guidelines for Crime Prevention Through Environmental Design Guidelines
(CPTED) should be followed.

Ancillary Services/Utilities. Loading, garbage and other ancillary services should be located at the
rear of buildings. Utility service connections should be screened from view or be located so as to
minimize visual intrusion.

Access. Vehicle access and on-site circulation shall minimize interference with pedestrian
movement.

7.0 LAND USE MANAGEMENT DEPARTMENT COMMENTS

Prominently located at the entrance gateway to Kettle Valley and across the street from Chute
Lake Elementary School, the subject property is of high visual importance to the area and, if
developed as proposed, will provide an exceptional presence at the corner of Quilchena Drive and
Chute Lake Road.

The proposal demonstrates a commitment to a high standard of form and character. Notably, the
proposal accommodates the grade challenges on site and each frontage (Chute Lake Road,
Quilchena Drive, and McCarren Avenue) features front doors and yards that serve to enhance the
streetscape. All vehicle movement, parking, and garage doors are internal and on site.

Street-oriented doors, plentiful windows with mullions, varied materials and colours, columns,
supporting ridge beams, and a complex but uncluttered roof line provides a richly detailed
architectural variety that, somewhat unusually, extends also to the internal and side elevations
of the proposed buildings. Proposed materials include feature brick and rough-sawn timber,
metal flashing, asphalt shingles, and hardi plank/board/shingles and trim. Proposed colours are
playful yet sympathetic to those used elsewhere in the Village of Kettle Valley.

Staff worked with the applicant toward landscape enhancements including a pedestrian path with
privacy gate to the adjacent commercial development and additional tree and shrub plantings.

Land Use Management staff recommend support for the Development Permit on the basis that the
resulting land use is consistent with the Official Community Plan future land use designation and
the development complies with critical design guidelines of the OCP.
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Dsg-

Danie(le Noble
Manager, Urban Land Use

Approved for inclusion: [ 7 A/
Shelley Gambacort ¢
Director, Land Use Management

Attachments
Subject property and zoning map

Schedules

A (1 of 13) - Site massing plan (DP1.02)
A (2 of 13) - Site plan - 1st level (DP1.03)

A (3 of 13) - Building 1 (McCarren) - Floor plan - Level 1 (DP2.11)
A (4 of 13) - Building 1 (McCarren) - Floor plan - Level 2 (DP2.12)
A (5 of 13) - Building 1 (McCarren) - Floor plan - Level 3 (DP2.13)
A (6 of 13) - Building 2 (Quilchena) - Floor plan - Level 1 (DP2.21)
A (7 of 13) - Building 2 (Quilchena) - Floor plan - Level 2 (DP2.22)
A (8 of 13) - Building 2 (Quilchena) - Floor plan - Level 3 (DP2.23)
A (9 of 13) - Building 3 (Chute Lake) - Floor plan - Level 1 (DP2.31)
A (10 of 13) - Building 3 (Chute Lake) - Floor plan - Level 2 (DP2.32)
A (11 of 13) - Building 3 (Chute Lake) - Floor plan - Level 3 (DP2.33)
A (12 of 13) - Site section (DP4.01)
A (13 of 13) -

Partial site plan showing draft location of Class Il bike stalls

B (1 of 5) - Elevations - McCarren Ave frontage and Chute Lake Rd frontage (DP3.01)
B (2 of 5) - Elevations - Quilchena Dr frontage and McCarren Ave internal (DP3.02)

B (3 of 5) - Side elevations (DP3.03)

B (4 of 5) - Materials and colours

B (5 of 5) - Rendering

C - Landscape plan (L-1)

Date Application Accepted:
January 7, 2010 *

* Staff worked with the applicant on comments and site plan/landscape plan revisions from
February 11-April 29, 2010 with an intermediate APC meeting date of March 2, 2010.
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File: DP10-0002

Application

File: DP10-0002

File Circulation

Seq

Out In

B.C. Assessment Authority (info only)

2010-01-07 2010-01-07
Building & Permitting
2010-01-07 2010-02-11

Canada Post

2010-01-07 2010-01-26
Development Engineering Branch
2010-01-07 2010-01-19

Fire Department

2010-01-07 2010-01-20

FortisBC

2010-01-07 2010-01-26
Infrastructure Planning

2010-01-07 2010-01-26

Ministry of Transportation
2010-01-07 2010-01-07

Planner Specialist (M Stanborough)
2010-01-07 2010-01-13

Planner Specialist (M Stanborough)
2010-01-07 2010-01-15

Policy & Planning

2010-01-07 2010-01-11

Public Health Inspector
2010-01-07 2010-01-21
RCMP

2010-01-07 2010-01-26

Real Estate & Building Services Manager

2010-01-07 2010-01-13

Shaw Cable

2010-01-07 2010-01-14
Telus

2010-01-07 2010-02-11
Terasen Utility Services
2010-01-07 2010-01-20

** End of Report **

By

Type: DEVELOPMENT PERMIT

Comment

JFRICK

GDAFT

TBARTON

MSTANBO}

MSTANBO¥

KGENGE

Building permits required. The requirement for engineering needs to be confirmed when
more detailed drawings are provided. 15m access from internal roadway is to be
confirmed for each unit prior to issuance of the development variance permit.

no comments
See "Documents" Tab.

The access to the garages is from the lane off McCarren Ave. In the event of a vehicle fire
in the lane or garage area, a 6M clear access to all parking garages is requested with "No
Parking" signs be provided along the access lane. Fire hydrant locations appear adaquate.

no comments
No comment
File No. 2010-00095 see TA File
No concermns
No concerns

The subject property is designated as Multiple Unit Residential - medium density in the
OCP primarily to accommodate the original proposal for a congregate care facility. This
new proposal is for somewhat less density than would be supported on this site, although
the building height (3 storeys) would be consistent with the RM4 zone which is included in
the definition of the medium density designation.

The proposed building layout will present an attractive face to each of the three streets that
front this property, with each front door visible and accessible directly from the street. All
vehicle parking access will be internal with minimal interference with pedestrian movement.

It is recommended that this application be supported.
No comment.

no comments

See "Remarks" Tab and also see "Remarks" Tab for TA10-0001.

2010-01-13 RE&BS 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 Real Estate & Building Services Department requires a full-sized copy,
together with an 8 % x 11 copy, of any survey plans.

Owner/Developer to supply and install an underground conduit system as per Shaw Cable
drawings and specifications.

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

Please be advised that Terasen Gas' facilities will not be adversely affected as our pipeline
is located in the roadway and the subject property is not currently being serviced.
Therefore, Terasen Gas has no objection to the proposed development and text
amendment applications.



CITY OF KELOWNA
MEMORANDUM

Date:
File No.:
To:
From:

Subject:

January 18, 2010

DP10-0002, TA10-0001

Planner Il / Urban Land Use (AB)
Development Engineering Manager (SM)

5920 Chute Lake Road — Lot B, Plan 89132

The Development Engineering Division has the following requirements associated with this
development application.

1. General

a) Provide easements as required.

b) Existing water infrastructure is at capacity refer to comments under Water.

2. Domestic Water and Fire protection

a) The property is located within the City of Kelowna service area.

b) Our records indicate that this property has been serviced with a 150mm service off of

McCarren Ave. The water system must be capable of supplying domestic and fire flow
demands of the project in accordance with the Subdivision, Development & Servicing
Bylaw. Provide water calculations for this subdivision to confirm this. Ensure every
building site is located at an elevation that ensures water pressure is within the bylaw
pressure limits. Note: Private pumps are not acceptable for addressing marginal
pressure.

Existing infrastructure at the Adam’s Reservoir is' at capacity for this area.
Further infrastructure will need to be built. It will need to be built either by this
development/developer or in conjunction with others. The development permit
will not be issued if there is insufficient or no capacity remaining.

3. Sanitary Sewer

a) Provide an adequately sized sanitary sewer connection.

4. Drainage

a)

The property is not connected to the Municipal storm drainage system therefore a
comprehensive site drainage management plan and design to comply with the
City’s drainage design and policy manual, is a requirement of this application.
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5. Roads

. a) McCarren Ave must be upgraded to a full urban standard including sidewalk, and
adjustment and/or re-location of existing utility appurtenances if required to
accommodate this construction.

Steve Muenz, P. Eng.
Development Engineering Manager

SS
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PLANT LIST
KEY BOTANICAL NAME COMMON NAME ary. Size SPACING REMARKS L
ACER GINNALA AMUR MAPLE . 7 200 NEERS ~ AS SHOWN 8. &B. )
ACER RUBRUM 'RED SUNSET' RED SUNSET MAPLE 7 5CM CAL. AS SHOWN B &8 =
KOLREUTERIA PANICULATA GOLDEN RAIN TREE 13 50w CAL. AS SHOWN B. & B. /W
ABES BALSANAE BALSAM FIR 18 250 METERS  AS SHOWN 8. &8 5
HEMEROCALLIS STELLA D'ORQ DAY LILY 3 #2P0T 60 CM. OC = O
HEMERQCALLIS 'ROSY RETURNS' DAY ULY 7 #2 POT 60 CM. O.C. [¢H]
MAHONIA AQUIFQLIA OREGON GRAPE 116 B3POT 45.0M.OC =
LAVANDULA "MUNSTEAD' LAVENDER 168 f3POT 45 CM. OC. C b}
PINUS MUGO 'PUNILIO" DWARF MUGO PINE % #3P0T 90 CM. OC Ro)
SYRINGA PATULS 'MISS KIM' MISS KIM LILAC 53 #2 POT 90 C™. O.C.
RHUS AROMATICA GRO-LOW SUNAC 19 #3POT 90 CM. OC T |
SPIRAEA THUNBERGI BABY'S BREATH SPIRAEA 69 #3POT 90 CM. OC o
SPIRAEA x BUMALDA 'GOLD FLANE’ GOLD FLAME SPRAEA 16 #3POT 90 CM. OC. u ] (@)
ROSA EXPLOER "JOHN FRANKLIN' EXPLORER ROSE 93 #3POT 90 CM. OC. T ~]
JUNPERUS SABINA 'CALGARY CARPET' JUNPER 9 #3POT 90 CM. OC. o P Q-
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