March 5, 2020

Subject Properties:
1106, 1112,1118, 1124 and 1130 Syer Road

Lots 126, 127, 128, 129 and 130, District Lot 2710,
Similkameen Division, Yale District, Plan
KAP92932

Applications:

The applicant is proposing to construct stacked
duplexes on five (5) lots in the Sendero Canyon
neighbourhood, for a total of 10 residential units.

To facilitate the proposal, the applicant has
applied for the following:

1. Rezone PL2019-8661

Public Notice

Subject Property Map
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.
//I)

Rezone the above mentioned properties from R2 (Small Lot Residential) to RD1 (Duplex Housing).

2. Development Variance Permit PL2020-8705

To vary the following sections of Zoning Bylaw 2017-08 to allow for the construction of an up-down duplex on

each of the above mentioned properties.

a. Section 10.5.2.7.i to reduce the minimum rear yard from 6.0m to 0.6m (1106, 1112, 1118, 1124 and 1130 Syer

Road).

b. Section 10.5.2.4.i to increase the maximum building height from 10.5m to 12.87m (1106 Syer Road).

c. Section 10.5.2.4.i to increase the maximum building height from 10.5m to 11.02m (1130 Syer Road).

Information:

The staff report to Council, Zoning Amendment Bylaw 2020-06 and Development Variance Permit PL2020-8705
will be available for public inspection from Friday, March 6, 2020 to Tuesday, March 17, 2020 at the following

locations during hours of operation:

. Penticton City Hall, 171 Main Street (8:30 am to 4:30 pm, Mon. to Fri., excluding statutory holidays)

o Penticton Library, 785 Main Street

. Penticton Community Centre, 325 Power Street

continued on Page 2



You can also find this information on the City’s website at www.penticton.ca/publicnotice.

Please contact the Planning Department at (250) 490-2501 with any questions.

Council Consideration:
A Public Hearing has been scheduled for 6:00 pm, Tuesday, March 17, 2020 in Council Chambers at Penticton
City Hall, 171 Main Street.

Public Comments:
You may appear in person, or by agent, the evening of the Council meeting, or submit a petition or written
comments by mail or email no later than 9:30 am, Tuesday, March 17, 2020, to:

Attention: Corporate Officer, City of Penticton
171 Main Street, Penticton, B.C. V2A 5A9
Email: publichearings@penticton.ca

No letter, report or representation from the public will be received by Council after the conclusion of the March 17,
2020 Public Hearing.

Please note that all correspondence submitted to the City of Penticton in response to this Notice must include
your name and address and will form part of the public record and will be published in a meeting agenda when
this matter is before the Council or a Committee of Council. The City considers the author’'s name and address
relevant to Council’s consideration of this matter and will disclose this personal information. The author’s phone
number and email address is not relevant and should not be included in the correspondence if the author does
not wish this personal information disclosed.

Audrey Tanguay
Manager of Planning
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Council Report

Date: March 3, 2020 File No: RMS/Address
To: Donny van Dyk, Chief Administrative Officer

From: Steven Collyer, Planner 1

Address: 1106, 1112,1118, 1124 and 1130 Syer Road

Subject: Zoning Amendment Bylaw No. 2020-06 and Development Variance Permit PL2020-8705

Staff Recommendations

THAT “Zoning Amendment Bylaw No. 2020-06", a bylaw to rezone Lots 126, 127, 128, 129 and 130, District Lot 2710,
Similkameen Division, Yale District, Plan KAP92932, located at 1106, 1112, 1118, 1124 and 1130 Syer Road from R2
(Small Lot Residential) to RD1 (Duplex Housing), be given first reading and be forwarded to the March 17, 2020
Public Hearing;

AND THAT delegations and submissions for “Development Variance Permit PL2020-8705" for 1106, 1112, 1118, 1124
and 1130 Syer Road, a permit to reduce the minimum rear yard setback for all subject properties and to increase the
maximum building height for two properties, be received and considered at the March 17, 2020 Public Hearing.

Strategic priority objective

Community Design: The City of Penticton will attract, promote and support sustainable growth and development
congruent with the community’s vision for the future.

Proposal

The applicant is proposing to construct stacked duplexes on five (5) lots in the Sendero Canyon
neighbourhood, for a total of 10 residential units. The applicant has submitted rezoning, development
variance permit, and development permit applications in order to proceed with the proposed development.
The rezoning to RD1 (Duplex Housing) is to permit the proposed duplex use. The development variance
permit is to amend two of the RD1 zoning regulations based on the topography of the lots and proposed
building design.

Background

The subject properties are located on the east side of Syer Road near Carmi Avenue in the Sendero Canyon
neighbourhood (Attachment ‘A’). The lots are accessed from a rear lane. The grade changes substantially on
these five lots, resulting in the lane being approximately 13 metres (42 feet) higher than Syer Road. The
grading makes development of traditional single family buildings very challenging. Surrounding land uses
are residential in nature, consisting of single detached dwellings (some with secondary suites) and a
townhouse development to the west on Holden Road. The subject lots are the easternmost lots within the



Sendero Canyon neighborhood. The lots are currently zoned R2 (Small Lot Residential) and are designated
Detached Residential by the Official Community Plan (OCP).

The applicants are proposing to build all five duplexes at the same time to minimize construction
disturbance to the neighborhood. As per the letter of intent from the applicant (Attachment ‘E’), the intent
for building duplexes on these lots is to improve the affordability of the units on these lots and to increase
the variety of housing types in the neighborhood.

Public Consultation

On January 28, 2020, the applicant hosted an open house at the Penticton Community Centre and invited
area residents to provide their feedback on the proposal. Staff attended the open house to provide
information on the development approvals process and to listen to concerns and opinions of attendees.
Comments raised from attendees of the open house are summarized below:

e Residents are concerned with increased traffic on Syer Road and the laneway
0 Staff note the lots were envisioned for single detached dwellings with the opportunity for
secondary suites. Traffic is not anticipated to substantially increase beyond what was
anticipated to be developed on the subject properties.
e Residents are concerned with having multi-family (duplex) buildings on lots originally envisioned for
single family homes
0 Staff note that the current zoning allows a single detached dwelling and a secondary suite
on each property. The proposed number of dwelling units is not increased.
e Residents are concerned with changes to the overall character of the neighbourhood
0 Staff note that the applicant has designed the proposed duplexes in the same style as the
surrounding neighbourhood. The buildings will not appear to contain two dwelling units
from the street.
o Residents feel that many homes in the area have multiple vehicles, and that the proposed parking is
inadequate
0 Staff note the applicant has provided two (2) parking spaces per duplex unit, for a total of
four (4) parking spaces per property; double the Zoning Bylaw requirement of one (1)
parking space per duplex unit.

Other comments were raised regarding vehicle speeding and street parking in the neighbourhood in
general, issues that staff consider are beyond the scope of the subject application.

Financial implication

No financial implications to the City are anticipated through this application. All development costs are the
responsibility of the developer.
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Development Statistics

The following table outlines the proposed development statistics on the plans submitted with the rezoning
and development variance permit applications:

Requirement RD1 Zone Provided on Plans

Minimum Lot Width: 15m 16mto18m*

Minimum Lot Area: 540 m? 527 m?to 674m?*

Maximum Lot Coverage: 50% 43% to 50%

Vehicle Parking: 1 space per unit 2 spaces per unit

Required Setbacks

Front Yard (Syer Road): 45m >6.0m

Side Yard (north): 1.5m 1.5m

Side Yard (south): 1.5m 1.5m

Rear Yard (lane): 6.0m 0.6 m - Variance Requested

Maximum Building Height 10.5m 10.3 m to 12.87 m — Variance Requested

Other Information: *The mini.mum parcel star.mdfards only apply to new lot creation, and do
not apply in the case of existing lots.

Analysis
Rezoning

The subject properties are currently zoned R2 (Small Lot Residential). The R2 Zone does not allow duplexes
as a permitted use, however it does allow a single detached dwelling with one accessory suite (either
secondary suite or carriage house). The applicant is requesting to rezone the subject properties to RD1
(Duplex Housing) to accommodate the proposed duplexes. Separate ownership titles can be issued in a
duplex, whereas a house with an accessory suite cannot have separate ownership titles.

Staff refer to the OCP when reviewing a rezoning application. The OCP outlines various future land use
designations which provide guidance for future development. The subject properties are designated
Detached Residential by the OCP. The Detached Residential designation envisions lower-density areas of
single detached houses and duplexes in primarily residential neighbourhoods, as described in Figure 2
below.

Figure 1 - Excerpt from the OCP Land Use Designations table
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The RD1 Zone is one of the corresponding zones with the Detached Residential designation. Properties in
the Detached Residential designation are anticipated to have a maximum of two dwelling units; which may
consist of a house with a secondary suite, a house with a carriage house, or two duplex units on the same

property.
In addition to the land use designation, the following OCP policies support this development proposal:

Policy 4.1.1.1 Focus new residential development in or adjacent to existing developed areas.

Policy 4.1.3.1 Encourage developments that include one-bedroom and two-bedroom units in
suitable neighbourhoods to enable people to downsize as they age and to provide
entry-level housing for those people entering the housing market. At the same
time, provide 3-bedroom units, or larger, to accommodate families.

Policy 4.1.4.1  Work with the development community — architects, designers and builders - to
create new residential developments that are attractive, high-quality, energy
efficient, appropriately scaled and respectful of their context.

Policy 4.1.5.1 Recognize that some traditionally single-family neighbourhoods will see
intensification as the city grows, but ensure that new forms of residential
development are compatible with neighbourhood character in scale and design,
and are appropriately located (e.g. greater density closer to collector roads,
services and amenities).

Policy 4.1.6.1  Ensure all neighbourhoods in Penticton provide a range of appropriately-scaled
housing types and tenures, employment opportunities such as home-based
businesses, transportation options like walking and cycling, social supports such as
childcare facilities, and access to green space and parks.

The proposed rezoning of the subject properties to RD1 (Duplex Housing) is consistent with the Detached
Residential designation and is supported by the OCP policies. As such, Staff support “Zoning Bylaw
Amendment No. 2020-06".

Development Variance Permit

The applicant is requesting variances from two of the RD1 Zone provisions in order to proceed with the
proposed development. The requested variances are summarized below:

Address Zoning Provision  RD1 Zone Requirement Requested Variance

Rear Yard Setback 6.0m 0.6m

1106 Syer Road — -
Building Height 10.5m 12.87m

1112 Syer Road Rear Yard Setback 6.0m 0.6m

1118 Syer Road Rear Yard Setback 6.0m 0.6m

1124 Syer Road Rear Yard Setback 6.0m 0.6m
Rear Yard Setback 6.0m 0.6m

1130 Syer Road — -
Building Height 10.5m 11.02m

Staff support the requested variances as they are primarily required because of the grade of the subject lots.
Justification for each requested variance is outlined below.
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Rear Yard Setback: The lots are located on a slope resulting in the lane being higher than Syer Road by
approximately 13 metres (42 feet). The proposed buildings are set close to the lane in order to provide level
vehicle access into the garages and to avoid significant regrading or driveway slopes were the buildings to
be set further from the lane. No development on the opposite side of the lane is anticipated in the near
future because the lands are outside City limits. This reduces the likelihood of further development or
additional traffic demand on the lane. The proposed 0.6m setback is minimal, but similar to the rear setback
of a detached garage were one proposed (1.2m).

Building Height: Three of the proposed buildings are within the permitted 10.5m maximum building
height, however a variance is requested for the permitted building height on two properties. Building height
is measured from the average grade along the lowest side of the building to either the roof peak (in the case
of a flat or sloped roof) or the roof midpoint (in the case of a peaked roof). Other properties along the east
side of Syer Road have similar building heights as the proposed duplexes. The duplexes are designed to
have two stories of living space which is considered an appropriate scale with the surrounding
neighbourhood. The variance request is primarily driven by the grade of the lots.

Based on the information above, staff recommend that delegations and submissions for “Development
Variance Permit PL2020-8705" be received and considered at the March 17, 2020 Public Hearing.

Alternate recommendations

Council may consider that the proposed Zoning Bylaw amendment is not suitable or desirable. If this is the
case, Council should deny first reading of the Zoning Bylaw amendment.

Council may consider that the proposed Zoning Bylaw amendment is appropriate, but that the requested
variances are undesirable. If this is the case, Council should deny the development variance permit.

1. THAT Council deny first reading of “Zoning Amendment Bylaw No. 2020-06" and deny “Development
Variance Permit PL2020-8705".

2. THAT Council give first reading to “Zoning Amendment Bylaw No. 2020-06”, but deny “Development
Variance Permit PL2020-8705".

Attachments

Attachment A - Location Map

Attachment B — Zoning Map of Subject Properties

Attachment C - Official Community Plan Map of Subject Properties
Attachment D - Images of Subject Properties

Attachment E - Letter of Intent

Attachment F - Letter of Rationale

Attachment G — Proposed Renderings

Attachment H - Draft Development Variance Permit

Attachment | - Zoning Amendment Bylaw No. 2020-06

Respectfully submitted, Concurrence: ) A/Chief Administrative
Director Officer

Steven Collyer

Planner BL JWﬁ
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Attachment A - Location Map
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Attachment B - Zoning Map of Subject Properties
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Attachment C - Official Community Plan Map of Subject Properties
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Council Report

Attachment D — Images of Subject Properties

[ 1100 Syer Road ]

Subject Properties
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[ 1094 Syer Road ]

Council Report

[ 1100 Syer Road ]

Subject Properties
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Syer Road [ 1100 Syer Road ]

Lane

[ 1100 Syer Road ]

Detached
garages on lane
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Attachment E - Letter of Intent
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Attachment F - Letter of Rationale
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| Development Permit Analysis for Rezone and Development Varlance Application Lots 126 to 130 Syer Road, Penticton, B.C.__

Cars and Parking - (reduice impacts of vehicles and support a pedestrian realm) Parking by default is accessed from lane, which
encourages safe pedestrian access from street. Driveways are proposed to be greatly reduced in length which minimizes
impermeable surface coverage and building height on walkout level. (brings building back from steep bank) Double the amount of

quired parking is acc dated in enclosed garages (two per unit proposed vs. one per unit required)
Architecture
Design for Our Climate - (design to reflect our love for indoor/outdoor living resulting from low rain and hot summer temps)

Because we aim to reduce water usage and this is a fire smart community, only low water consuming species have been chosen.
Due to steep slopes, the species cannot provide shade for buildings as per guidelines but will further enhance the natural
landscape. The buildings themselves, with the exception of west facing windows will not experience extreme overheating in
summer months due to a low window to wall ratio. Large, west facing windows are required for view but tend to overheat interior

spaces. As a result, as much covered roof as Is sensible has been extended beyond these windows. As a whole, the building has a

relatively window to wall ratio which helps in energy use reduction. Deck spaces natural, tain views.

Eriendly Faces, Friendly Neighbours - (orientaion and massing to reduce the apparent size of large buildings, provide visual interest
for pedestrians, avoid abrupt height transitons) Front faces of buildings are stepped back in various depths from the edges of
decks & privacy walls are used to reduce dominace of wall faces & provide shade for occupants. Deck edges are cantilevered at an
angle out from to the building for visual interest and to provide cover for deck(s) below). Multiple roof forms, siding types and
finishes are used to break up building face into separate areas defined with varied colours. Narrow pillars rather than privacy walls
are used at levels below deck to minimize wall volumes.

Eyes on the Street- (create attractive & shared spaces through orientaion of entrances, windows, porches) While it is not possible
for entrances from street, the street facing view is most detailed and inviting. Cascading, landscape (at grade) stairs are provided

from street level to lane, with exceptional landscaping. Large expanses of blank wall space are elimi d & broken by ipl
decks and wall face depths.

Design with Nature (landscape should relfect the natural envir t) While Conifers are most natural in this environment, they
are not all 1 as this ¢ ity is designated as fire smart. Street trees have been placed based on the initial Trees Plan for the

development which provides a consistent theme throughout. All species in front yards are low maintenance, unobtrusive and

drought resistant.

Enhance the Urban Forest (protect and retain existing trees) We are not in an "urban forest” area in this development and have no
existing trees on existing lots. (not applicable)

(continued next page) |

lq
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| Development Permit Analysis for Rezone and Development Varlance Application Lots 126 to 130 Syer Road, Penticton, B.C.

Functional Use of Landscapes (designs prepared by professional with experience in high quality landscapes) Currently no
vegatation exists on lots; All plantings will contribute to a vast overall improvment. Habitat will be enhanced with use of Russian
Sage which is low-maintenance, drought tolerant, and is not eaten by deer or rabbits. At the same time, it is popular with all sorts
of pollinators, including bees, butterflies, and hover flies. Feather reedd grass is not favoured by deer and requires little water and
is chosen for it's future height and flowing look which also can provide privacy.
Bees are often very fond of the barberry flower and are often seen near them. Additionally, gardeners will spot a ladybug or
praying mantis on their barberry. Again, these are beneficial insects that are most likely eating other harmful insects on the plant.
Dogwood is chosen for looks, size but is not specifically beneficial to insects,

Fire smart principles have been adhered to and landscape buffers & fences are not required (or proposed), allowing each yard to

flow to the next, apprearing as natural as possible. Private and public spaces are clearly defined; only a single, natural winding
walkway leads to street level. It is not possible to provide passive cooling through planting on this site due to steeply sloped, non-
irrigated (not heavily irrigated) hillsides.

Materials Selection (material selection will enhance landscape preformance, character and positive, green image)

Softscapes - Size and species of plantings were chosen to be as natural as possible and fill all areas on this already natural hillside.
Plants are divers and colourful, hardy and well adapted to the climate.

Hardscapes - Very little hardscaping is required and no retaining is proposed which contributes to the "green” aspect of the
development. Colours complement and are simlar the surrounding structures on adjacent properties and lighter colours are used
on the body of the buildings although no specifically relfective materials are proposed (ie-roofing)

Special Considerations
Corner Lots - (not applicable)

Public Art- (not applicable)
Lighting - minimal lighting will be used with the exception of standard lights above / beside overhead garage doors and
pedestrian entrances - no lighting will be extreme in that it would be a concern to neighbours or create light pollution.

Signage (not applicable)

Utilities, Mechanical, Servicing mechanical closets would be proposed to be located as as not to have negative impact on form &
character of each development. It is not anticipcated that closets would be required as these are similar to single family except are
two units;, therfore two gas & water meters and two air handlers for A/C.

Waste Management (garbage should be integrated into the overall design) |Garbage and recycling containers will be kept inside
garages or directly adjacent to entry doors between side yards. No single, large bins are proposed and units will be serviced as per
single family standards (no common garbage area required.

Fencing (should provide a level of privacy but not an unfriendly solid wall) Currently no fences are proposed, atthough if any were
required, would be at lane level or mid way between buildings and not seen directly from street.

Project # 019-1
{continuee next page)
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Attachment G - Proposed Renderings
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Attachment H - Draft Development Variance Permit
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7. This permit does not constitute any other municipal, provincial or federal approval. The holder of
this permit is responsible to obtain any additional municipal, federal, or provincial approvals prior
to commencing the development authorized by this permit.

8. This permit does not include off-site infrastructure costs that may be required at the building permit
stage, such as Development Cost Charges (DCC's), road improvements and electrical servicing.
There may be substantial infrastructure and servicing costs payable at a later date. For more
information on servicing and infrastructure requirements please contact the Development
Engineering Department at (250) 490-2501. For more information on electrical servicing costs,
please contact the Electric Utility at (250) 490-2535.

Authorized by City Council, the day of , 20
Issued this day of , 2020.

Angela Collison

=
QQ\
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Proposed Rezone lo RD1 Lots 126 1o 130 Syer Ad.
Sendero Canyon, Penticton
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The Corporation of the City of Penticton
Bylaw No. 2020-06

A Bylaw to Amend Zoning Bylaw 2077-08

WHEREAS the Council of the City of Penticton has adopted a Zoning Bylaw pursuant the Local Government Act;
AND WHEREAS the Council of the City of Penticton wishes to amend Zoning Bylaw 2017-08;

NOW THEREFORE BE IT RESOLVED that the Municipal Council of the City of Penticton, in open meeting
assembled, hereby ENACTS AS FOLLOWS:

1. Title:
This bylaw may be cited for all purposes as “Zoning Amendment Bylaw No. 2020-06".
2. Amendment:
2.1 Zoning Bylaw No. 2017-08 is hereby amended as follows:
Rezone Lots 126, 127, 128, 129 and 130, District Lot 2710, Similkameen Division, Yale District,
Plan KAP92932, located at 1106, 1112, 1118, 1124 and 1130 Syer Road from R2 (Small Lot

Residential) to RD1 (Duplex Housing).

2.2 Schedule ‘A’ attached hereto forms part of this bylaw.

READ A FIRST time this day of , 2020
A PUBLIC HEARING was held this day of , 2020
READ A SECOND time this day of , 2020
READ A THIRD time this day of , 2020
ADOPTED this day of , 2020

Notice of intention to proceed with this bylaw was published on the __ day of
Western newspaper, pursuant to Section 94 of the Community Charter.

, 2020 and the __ day of , 2020 in the Penticton

John Vassilaki, Mayor

Angie Collison, Corporate Officer
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1106,1112,1118,1124 & 1130

Syer Road

Y
Ve
af QQ’

From R2 (Small Lot Residential) to

RD1 (Duplex Housing)

Date:

City of Penticton — Schedule ‘A’

Zoning Amendment Bylaw No. 2020-06

Corporate Officer:
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