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Public Hearing
to be held at
City of Penticton Council Chambers
171 Main Street, Penticton, B.C.

Monday, July 18,2016

at 6:00 p.m.
1. Mayor Calls Public Hearing to Order for “OCP Amendment Bylaw No. 2016-32" 1-8
co Reads Opening Statement and Introduction of Bylaws

“OCP Amendment Bylaw No. 2016-32"
Purpose: To amend Official Community Plan Bylaw No. 2002-20 as follows:

Section 2.2.1: Replace Medium Density Residential Policies policy 1 with:
“Establish a maximum residential density of 125 dwelling units per hectare
and a maximum height of six storeys in the Medium Density designation.”;
and Replace Medium Density Residential Policies policy 3a) with: “Permit
residential densities of up to 125 dwelling units per hectare and six storey
structures, considering neighbourhood character, in areas adjacent to the
High Density Residential designations, adjacent to the Downtown, adjacent
to major shopping centres, or areas along major roads; and,”

Notice: The Public Hearing was advertised in the Penticton Western Newspaper on
Friday, July 8, 2016 and Wednesday, July 13, 2016 (pursuant to the Local
Government Act).
co No Correspondence received regarding the OCPAmendment (as of noon Wednesday, July
13,2016)
Mayor Requests the Director of Development Services describe the proposed amendments
Mayor Invitation to applicant for comment or elaboration on the application
Mayor Invites those in attendance to present their views
Mayor Invites Council members to ask questions
Mayor Invites applicants to respond to questions and those in attendance may provide new

additional information

PUBLIC HEARING for “OCP Amendment Bylaw No. 2016-32" is terminated and no new information can be
received on this matter.
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Cco

co

Mayor
Mayor
Mayor
Mayor

Mayor

Calls Public Hearing to Order for “Zoning Amendment Bylaw No. 2016-33" 9

Reads Opening Statement and Introduction of Bylaw

“Zoning Amendment Bylaw No. 2016-33"

Purpose: To amend Zoning Amendment Bylaw No. 2011-23 as follows:
Replace Section 10.9 ‘Purpose’ with: The purpose of this zone is to provide a
zone for medium density multiple housing up to six (6) storeys above grade
on urban services. Replace Section 10.9.2.4 with: Maximum density: 1.6 FAR.
Replace Section 10.9.2.5 with: Maximum height: i: principal building 24 m; ii:
accessory building structure 4.5 m.

Notice: The Public Hearing was advertised in the Penticton Western News on Friday,
July 8, 2016 and Wednesday, July 13, 2016 (pursuant to the Local Government
Act).

No Correspondence received regarding the Zoning Amendment (as of noon Wednesday,
July 13,2016)

Requests the Director of Development Services describe the proposed amendments
Invitation to applicant for comment or elaboration on the application

Invites those in attendance to present their views

Invites Council members to ask questions

Invites applicants to respond to questions and those in attendance may provide new
additional information

PUBLIC HEARING for “Zoning Amendment Bylaw No. 2016-33" is terminated and no new information can be
received on this matter.

Mayor

co

Calls Public Hearing to Order for “Zoning Amendment Bylaw No. 2016-36" 10-35
Reads Opening Statement and Introduction of Bylaw

“Zoning Amendment Bylaw No. 2016-36" (798 Revelstoke Avenue)

Purpose: To amend Zoning Amendment Bylaw No. 2011-23 as follows:

Rezone Lot 2, District Lot 2, Group 7, Similkameen Division Yale (Formerly
Yale-Lytton) District, Plan 5203 and THAT part of closed road shown as Lot C
on Plan HGS, District 2, Group 7, Similkameen Division Yale (Formerly Yale-
Lytton) District lying adjacent to Lot 2 Plan 5203 located at 798 Revelstoke
Avenue, Penticton BC, from R2 (Small Lot Residential) to RM2 (Low Density
Multiple Housing).

The applicant is proposing to develop a strata multi-family project consisting
of two side-by-side duplexes fronting Oakville Street.
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Notice: The Public Hearing was advertised in the Penticton Western News on Friday,
July 8, 2016 and Wednesday, July 13, 2016 (pursuant to the Local Government
Act).

Correspondence received regarding the Zoning Amendment attached (as of noon
Wednesday, July 13, 2016)

Requests the Director of Development Services describe the proposed amendments
Invitation to applicant for comment or elaboration on the application

Invites those in attendance to present their views

Invites Council members to ask questions

Invites applicants to respond to questions and those in attendance may provide new
additional information

PUBLIC HEARING for “Zoning Amendment Bylaw No. 2016-36" is terminated and no new information can be
received on this matter.

Mayor

co

co

Mayor
Mayor
Mayor
Mayor

Mayor

Calls Public Hearing to Order for “OCP Amendment Bylaw No. 2016-37" 36-55

Reads Opening Statement and Introduction of Bylaws

“OCP Amendment Bylaw No. 2016-37” (151 Duncan Avenue West)

Purpose: To amend Official Community Plan Bylaw No. 2002-20 as follows:
Change Schedule ‘B’ future land use designation for Lot A, District Lot 5,
Group 7, Similkameen Division Yale (Formerly Yale — Lytton) District, Plan
KAP82678, located at 151 Duncan Avenue W., from GC (General Commercial)
to MR (Medium Density Residential).

Notice: The Public Hearing was advertised in the Penticton Western Newspaper on
Friday, July 8, 2016 and Wednesday, July 13, 2016 (pursuant to the Local

Government Act).

No Correspondence received regarding the OCPAmendment (as of noon Wednesday, July
13,2016)

Requests the Director of Development Services describe the proposed amendments
Invitation to applicant for comment or elaboration on the application

Invites those in attendance to present their views

Invites Council members to ask questions

Invites applicants to respond to questions and those in attendance may provide new
additional information

PUBLIC HEARING for “OCP Amendment Bylaw No. 2016-37" is terminated and no new information can be
received on this matter.
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Mayor

Calls Public Hearing to Order for “Zoning Amendment Bylaw No. 2016-38" 56-57
Reads Opening Statement and Introduction of Bylaw
“Zoning Amendment Bylaw No. 2016-38" (151 Duncan Avenue West)
Purpose: To amend Zoning Amendment Bylaw No. 2011-23 as follows:
Rezone Lot A, District Lot 5, Group 7, Similkameen Division Yale (Formerly
Yale - Lytton) District, Plan KAP82678, located at 151 Duncan Avenue W.,

from C4 (General Commercial) to RM3 (Medium Density Multiple Housing).

The developer intends to develop two 5 storey rental apartment buildings
with underground parking.

Notice: The Public Hearing was advertised in the Penticton Western News on Friday,
July 8,2016 and Wednesday, July 13, 2016 (pursuant to the Local Government
Act).

No Correspondence received regarding the Zoning Amendment (as of noon Wednesday,
July 13,2016)

Requests the Director of Development Services describe the proposed amendments
Invitation to applicant for comment or elaboration on the application

Invites those in attendance to present their views

Invites Council members to ask questions

Invites applicants to respond to questions and those in attendance may provide new
additional information

PUBLIC HEARING for “Zoning Amendment Bylaw No. 2016-38" is terminated and no new information can be
received on this matter.

Mayor

co

Calls Public Hearing to Order for “Zoning Amendment Bylaw No. 2016-43" 58-73
Reads Opening Statement and Introduction of Bylaw

“Zoning Amendment Bylaw No. 2016-43" (361, 353, 343 Martin Street)

Purpose: To amend Zoning Amendment Bylaw No. 2011-23 as follows:

Add a new section under 11.5 C5 - Urban Centre Commercial: 71.5.4 SITE
SPECIFIC PROVISIONS In addition to the uses permitted above: .5 On Lot 1,
District Lot 4, Group 7, Similkameen Division Yale (Formerly Yale-Lytton)
District, Plan 35147 and Lots 12 and 13 of District Lot 4, Group 7,
Similkameen Division Yale (Formerly Yale-Lytton) District, Plan 373 located at
361, 353 and 347 Martin Street, the use 'winery’ shall be permitted.
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The applicant is proposing to renovate the building into a winery including a
tasting and sales area, administrative offices as well as a food and beverage

component.
Notice: The Public Hearing was advertised in the Penticton Western News on Friday,
July 8, 2016 and Wednesday, July 13, 2016 (pursuant to the Local Government
Act).
co No Correspondence received regarding the Zoning Amendment (as of noon Wednesday,
July 13,2016)
Mayor Requests the Director of Development Services describe the proposed amendments
Mayor Invitation to applicant for comment or elaboration on the application
Mayor Invites those in attendance to present their views
Mayor Invites Council members to ask questions
Mayor Invites applicants to respond to questions and those in attendance may provide new

additional information

PUBLIC HEARING for “Zoning Amendment Bylaw No. 2016-43" is terminated and no new information can be
received on this matter.
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Regular Council Meeting
held at City of Penticton Council Chambers
171 Main Street, Penticton, B.C.

Monday, July 4, 2016
Following the Public Hearing at 6:00 p.m.

Resolutions

9.5 OCP Amendment Bylaw No. 2016-32 & Zoning Amendment Bylaw No. 2016-33
Re: six storey buildings

297/2016 It was MOVED and SECONDED
THAT “Official Community Plan Amendment Bylaw 2016-32", a bylaw that amends the

Medium Density Residential Policies of Official Community Plan Bylaw 2002-20, to increase
the permitted height and density in the medium density (MR) land use designation to
include 6 storey wood frame construction on specific properties within the MR designation,
be given first reading and be sent to the July18, 2016 Public Hearing; AND THAT prior to
consideration of Official Community Plan Amendment Bylaw 2016-32"and in accordance
with Section 475 of the Local Government Act, that Council consider whether early and on-
going consultation, in addition to the required Public Hearing, is necessary with:

1. One or more persons, organizations or authorities,

2. The Regional District of Okanagan Similkameen,

3. Local First Nations,

4. School District #67, and,

5. The provincial or federal government and their agencies

AND FURTHER THAT it is determined that the Public Hearing is sufficient consultation;
THAT “Zoning Amendment Bylaw 2016-33, a bylaw amending Section 10.9 of City of
Penticton Zoning Bylaw 2011-23, allowing six (6) storey residential buildings by increasing
the maximum permitted height from 18m to 24m and increasing the permitted maximum
floor area ratio from 1.2 FAR to 1.6 FAR, be given first reading and sent to the July 18,2016
Public Hearing.
CARRIED UNANIMOUSLY

Minutes of July 4, 2016 Regular Council



Council Report

Date: July 4,2016 File No: 6480-20
To: Eric Sorensen, Chief Administrative Officer
From: Blake Laven, Planning Manager

Subject: Official Community Plan Amendment Bylaw No. 2016-32
Zoning Amendment Bylaw No. 2016-33

Staff Recommendation
Official Community Plan Bylaw Amendment

THAT “Official Community Plan Amendment Bylaw 2016-32", a bylaw that amends the Medium Density Residential
Policies of Official Community Plan Bylaw 2002-20, to increase the permitted height and density in the medium
density (MR) land use designation to include 6 storey wood frame construction on specific properties within the MR
designation, be given first reading and be sent to the July18, 2016 Public Hearing;

AND THAT prior to consideration of Official Community Plan Amendment Bylaw 2016-32"and in accordance
with Section 475 of the Local Government Act, that Council consider whether early and on-going
consultation, in addition to the required Public Hearing, is necessary with:

One or more persons, organizations or authorities,

The Regional District of Okanagan Similkameen,

Local First Nations,

School District #67, and,

The provincial or federal government and their agencies

ik N =

AND FURTHER THAT it is determined that the Public Hearing is sufficient consultation;
Zoning Bylaw Amendment

THAT “Zoning Amendment Bylaw 2016-33, a bylaw amending Section 10.9 of City of Penticton Zoning Bylaw 2011-
23, allowing six (6) storey residential buildings by increasing the maximum permitted height from 18m to 24m and
increasing the permitted maximum floor area ratio from 1.2 FAR to 1.6 FAR, be given first reading and sent to the
July 18, 2016 Public Hearing.

Executive Summary

Changes to the BC Building Code made in 2009 now allow for six (6) storey wood frame construction in BC. Interest
in this style of development on Medium Density designated areas of the city has prompted a review of whether this
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type of development is appropriate in the MR designation. This report proposes changes to the City’s Official
Community Plan and Zoning Bylaw to accommodate 6 storey wood frame construction in medium density
residential areas of the city that are zoned RM3 - Medium Density Multiple Housing.

Strategic priority objective

Approval of these bylaws is in-line with smart growth principles and promotes housing affordability, both of
which are strategic priorities of Council.

Approval of the bylaw amendments will also make our development processes more efficient and
responsive to changes in the development industry.

Background

Recently, City Planning Department staff have been approached by several different developers looking to
construct six (6) storey wood frame apartment buildings in Penticton. The lands being speculated on are all
within the MR (Medium Density Residential) land use designation, where this type of development is slightly
higher and slightly denser than currently permitted by the City’s Official Community Plan and Zoning Bylaw
- but would not typically be considered ‘high density.

Because these developments do not fit within the existing MR guidelines and regulations, rather than
construct at 6 storeys on the properties that will accommodate this type of density, developers are being
faced with the prospect of either lowering the height (and thus unit count) of their developments or
alternatively, amending the OCP on a site specific and ad-hoc basis. In most cases the HR designation (which
allows for high rise construction) is not appropriate for the lands that are under discussion.

Because of this interest in wood frame construction up to six storeys in the MR land use designation, rather
than making ad-hoc changes to the OCP, staff is proposing that the medium density residential policies of
the OCP be amended to permit this type of development as-of-right.

When the OCP was originally drafted in 2002, 6 storey wood frame construction was not permitted under
the BC Building Code. In 2009, BC became the first province in Canada to allow for wood frame construction
for up to 6 storeys. Previous to the changes to the BC Building Code, buildings using wood technology were
only permitted to be built to a four storey height. Most other jurisdictions in Canada soon followed BC's lead
and to-date more than 250 five and six storey wood frame buildings have been built across the country.

One of the impetuses for the change to the building code was to provide more density in our communities,
with the goal of increasing housing affordability and addressing a housing supply shortage. Wood frame
construction is seen as easier to construct and cheaper than other forms of construction (concrete or steel
frame) for mid-rise construction.

Previous to these changes, it was very rare to see buildings of 5 or 6 storeys as most developers once they
made the change to concrete or steel frame structures would need to be a minimum of 8 storeys to make
the economies of scale work for the more expensive building technology. Typically, buildings of 8 storeys or
higher are seen as high-rise and fit within the high density (HR) residential land use designation.
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With the allowance of the 6 storey wood frame product, five and six storey building are becoming more
prevalent and it is becoming evident that our bylaws should be consistent with other authorities (such as
the BC Building Code) to accommodate this increasingly popular product.

Proposal

The two amendment bylaws deal with adjusting the City’s Official Community Plan Bylaw and Zoning Bylaw
to accommodate residential buildings up-to 6 storeys in height on specific properties within the Medium
Density Residential land use designation.

OCP Amendment Bylaw 2016-32 amends the following:

Replaces policy 1 of the ‘medium density residential policies of Section 2.2.1 of the OCP (page 45)
from:

Establish a maximum residential density of 115 dwelling units per hectare and a maximum height of four
storeys in the Medium Density designation

to:
Establish a maximum residential density of 125 dwelling units per hectare and a maximum height of six
storeys in the Medium Density designation

Replaces policy 3 of the ‘medium density residential policies of Section 2.2.1 of the OCP (page 46)
from:

a) permit residential densities of up to 115 dwelling units per hectare and four storey structures,
considering neighbourhood character, in areas adjacent to the High Density Residential designations,
adjacent to the downtown, adjacent to major shopping centers or along major roads.

to:

a) permit residential densities of up to 125 dwelling units per hectare and six storey structures, considering
neighbourhood character, in areas adjacent to the High Density Residential designations, adjacent to the
downtown, adjacent to major shopping centers or along major roads.

Zoning Amendment Bylaw 2016-33 amends the following:
Amends the wording of the ‘Purpose’ section of Section 10.9 of Zoning Bylaw 2011-23 from:

The purpose of this zone is to provide a zone for medium density multiple housing up to five (5) storeys
above grade on urban services.

to:

The purpose of this zone is to provide a zone for medium density multiple housing up to six (6) storeys
above grade on urban services.

Amends Section 10.9.2.4 increasing the maximum permitted density from 1.2 FAR to 1.6 FAR
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Amends Section 10.9.2.5 increasing the maximum permitted height from 18m to 24 m.
Financial implication
N/A
Analysis
Support “OCP Amendment Bylaw 2016-32"

As the BC Building Code has allowed for wood frame construction up to 6 storeys since 2009, a review of our
local bylaws shows that 6 storey wood frame construction is only permitted in areas designated by the OCP
as “High Density Residential.” This mid-rise style of development, however, is more in-line with a Medium
Density development style.

When the City’s Official Community Plan was drafted in 2002, 6 storey wood frame construction was not
contemplated. In reading the intent of the Medium Density Residential designation, which allows for
apartment buildings, staff consider that 6 storey wood frame construction is in keeping with that intent.

If Council were to adopt the proposed OCP and zoning amendments, developers could still not build this
type of building on any MR designated land. The OCP has guidelines that identify where maximum MR
densities should be constructed and where lower density development (townhomes and low rise
apartments) should occur. Maximum densities, up to 125 uph, will be encouraged in areas that are:

[] adjacent to high density areas;
[] adjacent to the downtown;
[] adjacent to major shopping centers or along major roads.

In all other areas where the MR land use designation exists, lower density multiple family developments are
envisioned (up to 50 uph).

In the absence of allowing this type of development in the MR designation, developers are faced with the
prospect of either reducing the height and density of their proposed development, which in some cases
might make sense, but not in others, or trying to have the property redesignated as HR (High Density
Residential), which allows high rise development and is mostly not appropriate in areas designated as MR.

In an analysis of this proposal, staff researched the densities and heights permitted in the medium density
residential land-use designations of other, comparable, communities. While the proposal, if passed, will put
Penticton on the higher end of the scale, Penticton has a denser urban form than most of the other
communities on the list and less available land. Even so, the proposed densities are not out of line with what
is typical of other communities:

Council Report Page 4 of 6



Table 1: Comparison of the height and density permitted in Medium Density Residential Land Use
Designation from various comparable municipalities

Community Permitted maximum height in MR Proposed maximum Density in
land use designation the MR land use designation

Penticton (Current) 4 storeys 115 uph

Penticton (Proposed) | 6 storeys 125 uph

Kelowna 5 storeys + more if CD zone 1.1 FAR

Vernon Apartments permitted (no height 110 uph
identified)

Nanaimo Apartments permitted (no height 150 uph (in certain areas)
identified)

North Vancouver Wood frame apartments (no height | 1.6 FAR
identified)

Kamloops Apartments (low rise) No storey or 100 UPH
height identified

Port Moody Permits up to 6 storeys (states No density number provided
typically 4-6 storeys)

Furthermore, all of the lands that are subject to these amendments are located in Development Permit Areas
(DPAs). What this means is that staff, and in some cases Council, will have the ability to measure the proposal
against a set of established design guidelines. These guidelines speak to the form and character of the
development and how any new buildings would fit in” with existing development.

Given the above and the city’s need for additional housing, staff recommend that Council support the OCP
amendment and forward the bylaw to the July 4™, 2016 Public Hearing for comment from the public.

Deny First Reading of “OCP Amendment Bylaw 2016-32"

Council may consider that 6 storey construction is too much density in the medium density land use
designation. If that is the case, Council should deny first reading of the bylaw.

Support “Zoning Amendment Bylaw 2016-33"

For similar reasons listed above, staff consider that if the OCP is being amended to include 6 storey
residential buildings within the medium density land use designation, a similar amendment should be made
to the RM3 (Medium Density Residential) zone in the Zoning Bylaw to ensure consistency between the two
bylaws.

Currently, the RM3 zone allows for five storey construction so the increase to six storeys would be minor. To
accommodate the change, an amendment to the purpose section is required changing the reference of
development being up to a maximum of five storeys in height to a maximum of six storeys. An increase in
the height from 18 m to 24m is also required to accommodate the additional storey and a slight increase in
the density from 1.2 FAR to 1.6 FAR is also required.
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All other requirements of the medium density residential zone and other requirements of the zoning bylaw
will remain the same. This includes requirements for parking, amenity space and landscaping. Those
requirements will remain unchanged.

This amendment will affect all currently zoned RM3 properties as well as any properties which contemplate a
zoning amendment from another zone to the RM3 zone.

Deny first reading “Zoning Amendment Bylaw 2016-33"

If Council does not consider that this is an appropriate level of density and height in the RM3 zone, Council
should deny first reading of the zoning bylaw. This will mean that site specific, ad-hoc amendments to the
bylaw will continue.

Alternate recommendations

1. THAT “OCP Amendment Bylaw 2016-32" and “Zoning Amendment Bylaw 2016-33" are denied first
reading.

2. THAT “OCP Amendment Bylaw 2016-32" and “Zoning Amendment Bylaw 2016-33" are referred back
to staff for further refinement as directed by Council.

Attachments

[] OCP Amendment Bylaw No. 2016-32
[] Zoning Amendment Bylaw No. 2016-33

Respectfully submitted,

Blake Laven, MCIP, RPP
Planning

Approvals

Chief Administrative
Officer

gt Es

Director
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The Corporation of the City of Penticton -8-
Bylaw No. 2016-32

A Bylaw to Amend the Official Community Plan Bylaw 2002-20

WHEREAS the Council of the City of Penticton has adopted an Official Community Plan Bylaw pursuant to the
Local Government Act;

AND WHEREAS the Council of the City of Penticton wishes to amend “Official Community Bylaw 2002-20";

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 “Official Community Plan Amendment Bylaw 2016-32."
2. Amendment:
2.1 Section 2.2.1 of the “Official Community Plan Bylaw 2002-20" is hereby amended as follows:
Replace Medium Density Residential Policies policy 1 with:

“Establish a maximum residential density of 125 dwelling units per hectare and a maximum
height of six storeys in the Medium Density designation.”

2.2 Replace Medium Density Residential Policies policy 3a) with:

“Permit residential densities of up to 125 dwelling units per hectare and six storey structures,
considering neighbourhood character, in areas adjacent to the High Density Residential
designations, adjacent to the Downtown, adjacent to major shopping centres, or areas along
major roads; and,”

READ A FIRST time this 4 day of July, 2016
A PUBLIC HEARING was held this 18 day of July, 2016
READ A SECOND time this day of 2016
READ A THIRD time this day of 2016
ADOPTED this day of 2016

Notice of intention to proceed with this bylaw was published on the 8 day of July, 2016 and the 13 day of July, 2016 in the Penticton
Western newspaper, pursuant to Section 94 of the Community Charter.

Andrew Jakubeit, Mayor

Dana Schmidt, Corporate Officer
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The Corporation of the City of Penticton
Bylaw No. 2016-33

A Bylaw to Amend Zoning Bylaw 2011-23

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 2011-23;

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. 2016-33".
2. Amendment:

2.1 Zoning Bylaw 2011-23 is hereby amended as follows:

Replace Section 10.9 ‘Purpose’ with: The purpose of this zone is to provide a zone for medium
density multiple housing up to six (6) storeys above grade on urban services.

2.2 Replace Section 10.9.2.4 with: Maximum density: 1.6 FAR

23 Replace Section 10.9.2.5 with:
Maximum height:

i.  principal building 24 m

ii. accessory building structure 45m
READ A FIRST time this 4 day of July, 2016
A PUBLIC HEARING was held this 18 day of July, 2016
READ A SECOND time this day of ,2016
READ A THIRD time this day of ,2016
RECEIVED the approval of the day of ,2016
Ministry of Transportation on the
ADOPTED this day of ,2016

Notice of intention to proceed with this bylaw was published on the 8 day of July, 2016 and the 13 day of July, 2016 in the Penticton
Western newspaper, pursuant to Section 94 of the Community Charter.

Approved pursuant to section 52(3)(a) of the Transportation Act
this day of , 2016 Andrew Jakubeit, Mayor

for Minister of Transportation & Infrastructure

Dana Schmidt, Corporate Officer
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Regular Council Meeting -10-

held at City of Penticton Council Chambers
171 Main Street, Penticton, B.C.

Monday, July 4, 2016
Following the Public Hearing at 6:00 p.m.

Resolutions

298/2016

9.6 Zoning Amendment Bylaw No. 2016-36 & DVP PL2016-7608
Re: 798 Revelstoke Avenue

It was MOVED and SECONDED

THAT “Zoning Amendment Bylaw No. 2016-36", a bylaw to amend Zoning Bylaw 2011-23 on
Lot 2, District Lot 2, Group 7, Similkameen Division Yale (Formerly Yale - Lytton) District, Plan
5203 and THAT part of closed road shown as lot C on Plan HG8 District 2, Group 7
Similkameen Division Yale (Formerly Yale-Lytton) District Lying Adjacent to Lot 2 Plan 5203,
located at 798 Revelstoke Avenue, from R2 (Small lot Residential) to RM2 (Low Density
Multiple Housing), be given first reading and be forwarded to the July 18, 2016 Public
Hearing;

AND THAT prior to adoption of the bylaw a 5m X 5m corner cut at the corner of Oakuville
Street and Revelstoke Avenue be registered with the land title office.

THAT delegations and submissions for “Development Variance Permit PL2016-7608" Lot 2,
District Lot 2, Group 7, Similkameen Division Yale (Formerly Yale - Lytton) District, Plan 5203
and THAT part of closed road shown as lot C on Plan HG8 District 2, Group 7 Similkameen
Division Yale (Formerly Yale-Lytton) District Lying Adjacent to Lot 2 Plan 5203,located at 798
Revelstoke Avenue, a permit to reduce the minimum interior yard setback from 3.0m to
2.35m, to reduce the exterior setback from 6m to 2.35m, to reduce the minimum rear yard
setback from 6m to 4.6m and to waive the sidewalk requirement on Oakville Street to
construct two side-by side duplexes, be heard at the July 18, 2016 Public Hearing;

AND THAT Council consider “DVP PL2016-7608" following the adoption of “Zoning
Amendment Bylaw No. 2016-36.

CARRIED UNANIMOUSLY

Minutes of July 4, 2016 Regular Council
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Council Report

Date: July 4,2016 File Nos: RZPL7607 & DVP PL7608
To: Eric Sorensen, Chief Administrative Officer

From: Audrey Tanguay, Senior Planner

Address: 798 Revelstoke Avenue

Subject: Zoning Amendment Bylaw No. 2016-36

Development Variance Permit DVP PL7608

Staff Recommendation
Rezone

THAT Zoning Amendment Bylaw No. 2016-36, a bylaw to amend Zoning Bylaw 2011-23 on Lot 2, District Lot
2, Group 7, Similkameen Division Yale (Formerly Yale - Lytton) District, Plan 5203 and THAT part of closed
road shown as lot C on Plan HG8 District 2, Group 7 Similkameen Division Yale (Formerly Yale-Lytton) District
Lying Adjacent to Lot 2 Plan 5203, located at 798 Revelstoke Avenue, from R2 (Small lot Residential) to RM2
(Low Density Multiple Housing), be given first reading and be forwarded to the July 18, 2016 Public Hearing;

AND THAT prior to adoption of the bylaw a 5m X 5m corner cut at the corner of Oakville Street and
Revelstoke Avenue be registered with the land title office.

Development Variance Permit

THAT delegations and submissions for “Development Variance Permit PL2016-7608" Lot 2, District Lot 2,
Group 7, Similkameen Division Yale (Formerly Yale - Lytton) District, Plan 5203 and THAT part of closed road
shown as lot C on Plan HG8 District 2, Group 7 Similkameen Division Yale (Formerly Yale-Lytton) District
Lying Adjacent to Lot 2 Plan 5203,located at 798 Revelstoke Avenue, a permit to reduce the minimum
interior yard setback from 3.0m to 2.35m, to reduce the exterior setback from 6m to 2.35m, to reduce the
minimum rear yard setback from 6m to 4.6m and to waive the sidewalk requirement on Oakville Street to
construct two side-by side duplexes, be heard at the July 18, 2016 Public Hearing;

AND THAT Council consider “DVP PL2016-7608" following the adoption of “Zoning Amendment Bylaw No.
2016-36";

AND THAT Council deny the request to waive the sidewalk requirement on Oakville Street as per “DVP
PL2016-7608".
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Strategic Priority Objective
N/A
Background

The subject property (Attachment ‘A’) is currently designated in the Official Community Plan 2002-20 (OCP)
as MR (Medium Density Residential) and is also zoned R2 (Small Lot Residential) in the City’s Zoning Bylaw
2011-23. Photos of the site are included as Attachment ‘D’. The site extends to 635m? (0.157 acre) and
currently features a single detached dwelling with an accessory structure. These will be removed from the
property. The property is bordered by Penticton Golf & Country Club to the west and by single family
dwellings to the south, north and the east. All the properties along Oakville Street and Revelstoke Avenue
are designated Medium Density Residential (MR) in the OCP. Housing in this neighbourhood is slowly being
replaced with more dense forms of construction. Other redevelopment in the immediate area features
townhouses at the end of Revelstoke Avenue, and duplexes on Kamloops Avenue.

The developer is intending to develop a strata, multi-family project containing two side-by-side duplexes;
fronting Oakville Street with parallel parking facing the units. Each unit is anticipated to have an
approximate floor area of 105 m? (1,126 sq.ft).

Proposal

The applicant is requesting that the subject property be rezoned from R2 (Small Lot Residential) to RM2 (Low
Density Multiple Housing), as identified in Zoning Bylaw 2011-23.

Additionally, the applicant is pursuing a Development Variance Permit to vary the following sections of
Zoning Bylaw 2011-23:

e Section 10.8.2.7 i. to vary the minimum interior side yard setback from 3m to 2.35m
e Section 10.8.2.7 ii. to vary the minimum exterior side yard setback from 6m to 2.35m
e Section 10.8.2.8 to vary the minimum rear yard setback from 6m to 4.6m

Last, the applicant is also seeking to vary the following section of Subdivision and Development Bylaw 2004-
81:

e Schedule “G” Table 3 Sidewalk required on both sides of a street with multifamily
development

Council Report Page 2 of 20
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Project Specifications

The following table outlines the proposed development statistics on the plans submitted with the
application:

Requirement

Item Provided on Plans
RM2 Zone
Maximum Lot Coverage: 40 % 35%
Minimum Lot Width 18m 19.8m
Minimum Lot Area 670m? 635m?”
Maximum Density: 0.75 FAR 0.6 FAR
Vehicle Parking: 1 space per unit (4 spaces) 4 spaces

Required Setbacks

Front yard 3m 5.25m
Rear yard 6m 4.6m(Variance Requested)
Interior Side yard 3m 2.35m(Variance Requested)
Exterior Side yard 6m 2.35m(Variance Requested)
Maximum Building Height: 12m 8.2m

e Propertyisina Development Permit Area

e The plans generally conform to the DPA guidelines.

e Development permit will be required prior to building permit application. The
DP is staff issuable

e *|egal authority provides that the rezoning does not require minimum lot
area if, in the eyes of Council, the subject parcel can accommodate the
intended use, as is the case in this instance.

Other Information:

Financial Implication

N/A

Development Engineering Review

This application was forwarded to the City’s Technical Planning Committee and reviewed by the Engineering
and Public Works Departments. A corner cut requirement has been identified as part of this application. Prior
to approval of the rezoning, staff recommends a 5m X 5m corner cut at the intersection of Oakville Street
and Revelstoke Avenue. The corner cut at the intersection will improve sight lines and forward visibility for
traffic.

Usual frontage upgrades and servicing requirements have been identified and will be included in the
Building Permit application. These items have been communicated to the applicant. The applicant is
responsible for the construction of the sidewalk along Revelstoke Avenue and Oakville Street and paving of
the lane.
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Analysis

Support Zoning Amendment

Staff considers that rezoning the lot from R2 (Small Lot Residential) to RM2 (Low Density Multiple Housing),
to enable this cluster housing development is an appropriate use of the land for the following reasons:

o The Official Community Plan designates the property for Multi-Family Residential development.
Cluster housing is a permitted use in the Medium Density (MR) designation;

e According to the City’s OCP, residential development should be accommodated through infill
development. Set in an area with a blend of single family homes, duplexes and townhouses, this
proposal encourages a varied range of housing, types, tenures and densities; and

e The plan supports residential intensification near commercial activities and institutional facilities (for
example, Okanagan College) and supports densification in areas where existing services can
accommodate higher densities.

The plans submitted for the rezoning application show that the development is consistent with the
guidelines for the OCP multiple housing designation. The location of the site and characteristics of the
surrounding neighbourhood make it ideally suited for residential densification. As such, staff recommends
that Council support the application to rezone the property and refer the application to the July 18™ Public
Hearing.

Deny/Refer

Council may consider that the proposed amendment is not appropriate for this site. In which case, Council
should deny the bylaw amendment. If the amendment application does not proceed, the property will be
restricted to the single family uses that the land is currently zoned for.

Alternatively, Council may refer the application back to staff with further instructions.

Support Staff Recommendations

When considering a variance to a City bylaw, staff encourages Council to contemplate whether there is a
hardship on the property that makes following the bylaw difficult or impossible, whether approval of the
variance would cause a negative impact on neighbouring properties, and if the variance request is
reasonable.

The developer has requested three zoning bylaw variances and one variance to Subdivision and
Development Bylaw 2004-81 as itemized below. Each variance is discussed independently.

Section 10.8.2.7 i. of Zoning Bylaw 2011-23 to vary the minimum interior side yard setback from 3m
to 2.35m

The applicant is requesting a 0.65m interior setback reduction along the south property line fronting the
laneway. The two duplexes make good use of the lot by creating amenity space in the middle of the
development. The reduction in the interior yard setback, enables this better use of the site. Staff does not
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consider that the variance will have a negative impact on any interests of acknowledged importance,
including neighbouring properties, as the request is de minimis.

Section 10.8.2.7 ii. Zoning Bylaw 2011-23 to vary the minimum exterior side yard setback from 6m to
2.35m

The applicant is requesting a 3.65m exterior setback reduction facing Revelstoke Avenue. As with other infill
projects throughout the City, it is often challenging to build within required setbacks on lots that were
originally intended for an alternative form of development. The reduced setback is requested in order to
achieve the desired floor plans and the orientation facing Oakville Street. Staff does not consider that the
variance will have a negative impact on any interests of acknowledged importance, including neighbouring
properties, as the variance is minor in nature.

Section 10.8.2.8 of Zoning Bylaw 2011-23 to vary the minimum rear yard setback from 6m to 4.6m

The applicant is requesting a reduction of the rear yard setback from 6.0m to 3.6m. It is typical for this style
of development to have parking access at the rear of a property, generally as the majority of these types of
parcels are in locations with rear lanes. However, this is not the case for this property and so the parking is
provided along the front of the building, on Oakville Street. The proposed development maximizes the use
of the lot, dispersing the duplexes over a broader area and creating amenity space in the middle of the
development. By reducing the rear-yard setback an enhanced layout, design and use of the site results. Staff
does not consider that, given the magnitude of the variance requested, there will be an adverse impact on
neighbouring properties.

In considering this submission, staff recognized the limitations of this site to accommodate cluster housing
and determined that the Zoning Bylaw variances being requested are in keeping with the objectives of the
OCP. In the case of infill development, where single family lots are used to accommodate multiple-family
development, variances are often necessary to satisfy the better benefit that the development represents for
this neighborhood.

Deny

Schedule “G”, Table 3 of Subdivision & Development Bylaw where sidewalks are required on both
sides of a street with multi-family development

Subdivision and Development bylaw 2004-81 calls for sidewalks on both side of the street when presented
with a multi-family proposal. The developer is looking to forego this requirement for the sidewalk along
Oakville Street. The application to waive the sidewalk requirement is not supported by Development
Services. Staff considers that, in supporting the variance, this may set a precedent for future development in
this and other areas of the City. In general, good planning practice emphasizes the importance of designing
streetscapes in a way that strengthens ‘interaction’ between roads or sidewalks and the ‘frontage’ of
buildings. The two duplexes are facing Oakville Street and future pedestrian connectivity will be crucial as
this area redevelops through time.

Staff has worked with the developer in the last few months to find a solution that would address the need
for a sidewalk on Oakville Street. Angled parking or street facing integral garages would allow the placement
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of a sidewalk on Oakville Street. In this case the developer is proposing parallel parking which restricts the
placement of sidewalk at this location.

Considering the above, it is recommended that Council supports DVP PL7608 with the exception of the

request to waive the sidewalk requirement on Oakville Street and direct staff to issue the permit.

Support All Variances/Refer

Council may consider that all requested variances are reasonable and should be approved as part of its
decision and that there will not be a negative effect on this residential neighbourhood. If this is the case,
Council can support all the proposed variances.

Alternatively, Council may wish to refer the application back to staff for further work with the applicant.

Alternate Recommendations

1. THAT Council gives first reading to “Zoning Amendment Bylaw No.2016-36" but denies support for
“Development Variance Permit PL2016-7608".

2. THAT Council amends “Development Variance Permit PL2016-7608" to include the request to waive
the sidewalk requirement on Oakville Street, thereby approving all variances associated with this

development.

Attachments

Attachment A:

Attachment B:
Attachment C:
Attachment D:

Attachment E:
Attachment F:

Attachment G:
Attachment H:

Attachment I:

Subject Property Location Map

OCP Map

Zoning Map

Images of Subject Property

Letter of Intent

Elevations

Site Plan

DvP

Zoning Amendment Bylaw No. 2016-36

Respectfully submitted,

Audrey Tanguay, MCIP

Senior Planner

Approvals
Director CAO
)G Es
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Attachment A - Subject Property

SUBJECT PROPERTY

Figure 1: Location Map
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Attachment B - OCP Map
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Attachment C - Zoning Map
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Figure 3: Zoning Map
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Attachment D - Images of the Subject Property

Figure 4: View from Oakville Street

Figure 5: View from the rear lane
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Figure 6: View on Revelstoke Avenue
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Attachment E -Letter of Rationale
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Attachment F - Building Rendering

Figure 7: Rendering

Figure 8: Front View
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Figure 9: Rear Elevation

Figure 10: Right Elevation
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Figure 11: Left Elevation
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Attachment G: Site Plan

Figure 12: Site Plan
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Attachment H: DVP
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The Corporation of the City of Penticton

Bylaw No. 2016-36

A Bylaw to Amend Zoning Bylaw 2011-23

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 2011-23;

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. 2016-36".
2. Amendment:
2.1 Zoning Bylaw 2011-23 is hereby amended as follows:
Rezone Lot 2, District Lot 2, Group 7, Similkameen Division Yale (Formerly Yale-Lytton)
District, Plan 5203, and that part of closed road shown as Lot C on Plan HG8 District 2,
Group 7 Similkameen Division Yale (Formerly Yale-Lytton) District lying adjacent to Lot
2 Plan 5203, located at 798 Revelstoke Avenue, from R2 (Small Lot Residential) to RM2
(Low Density Multiple Housing).

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

READ A FIRST time this 4 day of July, 2016
A PUBLIC HEARING was held this 18 day of July, 2016
READ A SECOND time this day of ,2016
READ A THIRD time this day of ,2016
RECEIVED the approval of the day of ,2016
Ministry of Transportation on the

ADOPTED this day of ,2016

Notice of intention to proceed with this bylaw was published on the 8 day of July, 2016 and the 13 day of July, 2016 in the Penticton
Western newspaper, pursuant to Section 94 of the Community Charter.

Approved pursuant to section 52(3)(a) of the Transportation Act
this day of 1 2016 Andrew Jakubeit, Mayor

for Minister of Transportation & Infrastructure

Dana Schmidt, Corporate Officer

Zoning Amendment Bylaw No. 2016-36 Page 1 of 1



Rezone 798 ReVeIstoke A\}e. &- Lot C -From R2 (Srﬁall Lof
Residential) to RM2 (Low Density Multiple Housing)

City of Penticton - Schedule ‘A’

Zoning Amendment Bylaw No. 2016-36

Date: Corporate Officer:







City of Penticton
171 Main Street
Penticton, BC, V2A 5A9

Dear Mayor and Council;

Re: Proposed development at 798 Revelstoke Avenue

I am in support of the development proposal for 798 Revelstoke Avenue, as presented in the
Development Permit Application by Schoenne Homes Inc. As part of this support | am aware that
Council will be required to waive the requirement for sidewalks along both the north and westerly
boundary lines.

[ B <, %w"
Name: h:g} P K, \ @%{; &fﬁ@x% s <o Y

=

A oy — Gy Yam loops

o e ) 24
“VPordh o | O

Signature:
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Regular Council Meeting -36-

held at City of Penticton Council Chambers
171 Main Street, Penticton, B.C.

Monday, July 4, 2016
Following the Public Hearing at 6:00 p.m.

Resolutions

9.7 OCP Amendment Bylaw No. 2016-37 & Zoning Amendment Bylaw No. 2016-38
DVP PL2016-7672

299/2016 It was MOVED and SECONDED
THAT prior to consideration of OCP Amendment Bylaw No. 2016-37 and in accordance with

Section 475 of Local Government Act, Council considers whether early and on-going
consultation, in addition to the required Public Hearing, is necessary with:

1. One or more persons, organizations or authorities;

2. The Regional District of Okanagan Similkameen;

3. Local First Nations;

4. School District #67; and

5. The provincial or federal government and their agencies.
AND THAT it is determined that the Public Hearing is sufficient consultation; AND THAT
“OCP Amendment Bylaw No. 2016-37”, being a bylaw to amend “OCP Bylaw No. 2002-20"
changing the OCP designation on Lot A, District Lot 5, Group 7, Similkameen Division Yale
(Formerly Yale -Lytton) District, KAP82678, located at 151 Duncan Avenue W, from GC
(General Commercial) to MR (Medium Density Residential); be introduced, given first reading
and be forwarded to the July 18, 2016 Public Hearing;

THAT “Zoning Amendment Bylaw No. 2016-38", a bylaw to amend Zoning Bylaw 2011-23 to
rezone Lot A, District Lot 5, Group 7, Similkameen Division Yale (Formerly Yale -Lytton)
District, KAP82678, located at 151 Duncan Avenue W, from C4 (General Commercial) to RM3
(Medium Density Multiple Housing), be given first reading and be forwarded to the July 18,
2016 Public Hearing; THAT delegations and submissions for “Development Variance Permit
PL2016-7672" on Lot A, District Lot 5, Group 7, Similkameen Division Yale (Formerly Yale -
Lytton) District, KAP82678, located at 151 Duncan Avenue W, a permit to change the
maximum number of small car parking stalls from 43 to 50, be heard at the July 18, 2016
Public Hearing; AND THAT Council consider “DVP PL2016-7672" following the adoption of
“Zoning Amendment Bylaw No. 2016-38".

CARRIED UNANIMOUSLY

Minutes of July 4, 2016 Regular Council
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Council Report

Date: July 4,2016 File Nos: OCP PL 7671 & RZ PL7670 &DVP PL7672
To: Eric Sorensen, Chief Administrative Officer

From: Audrey Tanguay, Senior Planner

Address: 151 Duncan Avenue W

Subject: OCP Amendment Bylaw No. 2016-37

Zoning Amendment Bylaw No. 2016-38

Staff Recommendation
Official Community Plan Amendment

THAT prior to consideration of OCP Amendment Bylaw No. 2016-37 and in accordance with Section 475 of
Local Government Act, Council considers whether early and on-going consultation, in addition to the required
Public Hearing, is necessary with:
1. One or more persons, organizations or authorities;
The Regional District of Okanagan Similkameen;
Local First Nations;
School District #67; and
The provincial or federal government and their agencies.

vk wnN

AND THAT it is determined that the Public Hearing is sufficient consultation;

AND THAT “OCP Amendment Bylaw No. 2016-37", being a bylaw to amend “OCP Bylaw No. 2002-20" changing
the OCP designation on Lot A, District Lot 5, Group 7, Similkameen Division Yale (Formerly Yale -Lytton)
District, KAP82678, located at 151 Duncan Avenue W, from GC (General Commercial) to MR (Medium Density
Residential); be introduced, given first reading and be forwarded to the July 18,2016 Public Hearing;

Zoning Bylaw Amendment Meeting

THAT “Zoning Amendment Bylaw No. 2016-38”, a bylaw to amend Zoning Bylaw 2011-23 to rezone Lot A,
District Lot 5, Group 7, Similkameen Division Yale (Formerly Yale -Lytton) District, KAP82678, located at 151
Duncan Avenue W, from C4 (General Commercial) to RM3 (Medium Density Multiple Housing), be given first
reading and be forwarded to the July 18, 2016 Public Hearing;

Development Variance Permit

THAT delegations and submissions for “Development Variance Permit PL2016-7672" on Lot A, District Lot 5,
Group 7, Similkameen Division Yale (Formerly Yale -Lytton) District, KAP82678, located at 151 Duncan Avenue
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W, a permit to change the maximum number of small car parking stalls from 43 to 50, be heard at the July 18,
2016 Public Hearing;

AND THAT Council consider “DVP PL2016-7672" following the adoption of “Zoning Amendment Bylaw No.
2016-38".

Strategic priority objective
N/A
Background

The subject property (Attachment ‘A’) is designated GC (General Commercial) by the City’s Official Community
Plan (OCP) and is currently zoned C4 (General Commercial). Photos of the site are included as Attachment ‘'D’.
The property is 6,394m? (1.58 acre) and is currently vacant. The site is located directly west of the senior care
facility the Hamlets and east of the Shaw TV Okanagan property.

The developer intends to develop two rental five (5) storey apartment buildings with underground parking. A
total of 99 units are proposed in the two buildings with a mix of 1, 2 and 3 bedroom residential units. The
development is intended to be a rental property. Primary access to this development is from Duncan Avenue
W, with a secondary lane access to the rear of the property.

Prior to developing a residential development, an amendment to current OCP designation and zoning on the
property is required.
Proposal

The applicant is requesting the following amendments to the OCP Bylaw 2002-20:

[0 “Schedule B: Future Land Use Map" to change the OCP designation of the site (as identified on
Attachment ‘H’ of this report) from GC (General Commercial) to MR (Medium Density Residential).

The applicant is also requesting a change in the zoning of the property from C4 (General Commercial) to RM3
(Medium Density Multiple Housing), as identified in Zoning Bylaw 2011-23.

Furthermore, the applicant is seeking a Development Variance Permit to vary the following sections of Zoning
Bylaw 2011-23:

e Section 7.1.6.2 where up to 25% of the off-street parking spaces may be designated as small
car parking as part of a development; and

e Section 7.6 Parking Requirements Table 7.5 to reduce the number of required parking stalls
from 124 to 122
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The following table outlines the proposed development statistics as indicated on the submitted plans:

Requirement

Item RM3 Zone Provided on Plans
Maximum Lot Coverage: 50% 31%
Minimum Lot Width 25m 73.8m
Minimum Lot Area 1400m? 6435m?
Maximum Density: 1.2 (1.6) FAR* 1.53 FAR
99 spaces

Vehicle Parking:

1 space per unit (99)
0.25 visitor(25)
124

21 visitors stalls
2 barrier free spaces
Total: 122 (Variance)

Bicycle Parking Resident 0.5 per unit (50 stalls) 60
Guest 0.1 per unit(10 stalls) 10

Required Setbacks

Principal Building

Front yard 3m 3m

Rear yard 6m 6m

Interior Side yard 3m 3m

Maximum Building Height: 24m* 16m (5storey)

Other Information:

Property is in a Development Permit Area

The plans generally conform to the DPA guidelines.

Development permit will be required prior to building permit application. The

DP is staff issuable

¥ Concurrently staff are proposing a Zoning bylaw amendment to increase the
FAR in the RM3 zone from 0.2to 1.6

Development Engineering Review

This application was reviewed by the City’s Technical Planning Committee. Usual frontage upgrades and
servicing requirements have been identified and will be included in the Building Permit application. These
items have been communicated to the applicant.

Financial implication

N/A

Council Report
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Analysis

Support OCP and Zoning amendments

The subject property is currently designated General Commercial by the City’s Official community Plan (OCP).
Schedule K of the OCP also recognizes that the site lies within the “Plaza Urban Village”. This area is centered
behind the Safeway plaza and is well connected to the downtown via the KVR trail. The OCP recognizes, within
the General Commercial designated lands, some redevelopment of existing commercial sites with potential
higher density mixed-use.

Although the City's OCP projected commercial development on the ground floor, residential development
was expected near the commercial plaza. Staff considers that the Medium Density Residential (MR)
designation will achieve the intent of densification of this area and is compatible with adjoining land uses. The
character of this neighborhood will slowly change as this is an area that is seeing revitalization through
replacement of older residential building stock with higher density multi-unit residential. The OCP supports
this transition.

The proposal adds to the already diverse range of uses including housing, types, tenures and densities of this
area. The developers have indicated that they plan on making all of the units available for rental. There is a
strong need for additional, purpose built rental in Penticton as the vacancy rate is at a near all-time low.

In summary, the development meets the following objectives of the OCP:

e Provide for the integration of new medium density development adjacent to commercial use and
other medium density development;

e Encourage residential intensification near commercial activities and in the urban villages;

e Encourage densification in areas where existing services can accommodate higher densities;

e Encourage a wide range of Medium Density Residential housing, including apartment’s compact
housing; and

e Facilitating the development of affordable housing in Penticton.

Staff considers that the design is suitable and consistent with the revitalization trend in the area. The location
of the site and characteristics of the surrounding neighbourhood make it ideally suited for residential
densification. The plans, submitted in support of the rezoning application to RM3, demonstrate that the
development meets the guidelines in the OCP.

Staff considers that the project represents good urban planning principles and is in-line with the vision and
intent of the OCP. For these reasons staff is recommending that Council supports the land use designation
change, as provided in this report and refers the application to the July 18, 2016 Public Hearing.

Deny/Refer

Council may consider that the proposed amendments are not suitable for this site. If this is the case, Council
should deny the bylaw amendments. If the OCP and zoning amendments do not proceed, the property will be
restricted to general commercial use. Alternatively, Council may wish to refer the matter back to staff to work
with the applicant with any direction that Council considers appropriate.
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Support Variance

When considering a variance to a City bylaw, staff encourages Council to consider whether approval of the
variance would cause a negative impact on neighbouring properties and if the variance request is reasonable.

The proposed variances are as follows:

Section 7.1.6.2 where up to 25% of the off-street parking spaces may be designated as small car parking as
part of a development.

The applicant is requesting to increase the number of allowable small car stalls from 43 to 50. Each building
has underground parking but can only accommodate 50 small car parking spaces. The remainder of the
residential, visitors and accessible parking is provided at grade. Staff does not consider that, given the
magnitude of the variance requested, there will be an adverse impact on neighbouring properties.

Section 7.6 Parking Requirements Table 7.5 to reduce the number of required parking stalls from 124 to 122

As with other infill projects throughout the City, it is often challenging to build within the zoning
requirements. This development variance application will maximize the development potential of the site in a
manner which is sensitive to surrounding land uses, whilst also providing underground parking. The OCP has
guidelines that support the reduced parking standard to accommodate density changes, providing that the
development is within 400m of a transit stop and includes additional bike parking. In this case, 10 extra bicycle
parking spaces are planned and transit is within the minimum 400m. Staff does not consider that the variance
will have a negative impact on any interests of acknowledged importance, including neighbouring properties.

Staff considers that the development will make an overall positive contribution to the community. Given the
above, staff considers that the request is reasonable and recommends that Council supports the variances and
direct the permit to be issued.

Alternate Recommendations

1. THAT Council gives first readings to “OCP Amendment Bylaw No.2016-37" and “Zoning Amendment
Bylaw N0.2016-38" but denies support for “Development Variance Permit PL2016-7672".

2. THAT Council gives first reading to “OCP Amendment Bylaw No.2016-37" and denies “Zoning
Amendment Bylaw No.2016-38".

3. THAT Council denies first reading of both “OCP Amendment Bylaw No. 2016-37" and Zoning
Amendment Bylaw No. 2016-38".

Attachments

Attachment A: Subject Property Location Map
Attachment B: OCP Map

Attachment C: Zoning Map

Attachment D: Images of Subject Property
Attachment E: Letter of Intent
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Attachment F: Elevations

Attachment G: Site Plan

Attachment H: OCP Amendment Bylaw No. 2016-37
Attachment I: Zoning Amendment Bylaw No. 2016-38
Attachment J : DVP PL2016-7672

Respectfully submitted,

Audrey Tanguay, MCIP
Senior Planner

Approvals

Director CAO

)Gt Es
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Attachment A - Subject Property

SUBJECT PROPERTY

Figure 1: Location Map
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Attachment B - OCP Map
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Attachment C - Zoning Map
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Figure 3: Zoning Map

Council Report Page 9 of 17



- 46 -

Attachment D - Images of the Subject Property

Figure 4: View from Duncan Avenue W

Figure 5: View from the lane
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Attachment E -Letter of Rationale

P EROADSTREET AL UR P,

PROPERTIES LTO, DEVELOPMEMTS LTO

Ridgecrest Place Apartments, 151 Duncan Avenue W,
Multifamily Rental Development Proposal

Date: May 19™, 2016

Design Rationale

Broadstrest Properties is pleased to submit to the City of Penticton our Development Permit,
Rezoning Application and Official Community Plan Amendment for our second proposed rental
housing community in the interior of BC — Ridgecrest Place Apartments.

The site for Ridgecrest Place is located at 151 Duncan Ave. approximately 200m west of the
Penticton Plaza at the intersection of Main 5t. and Duncan Awve. The 1,59 acre site sits between the 4
story residential care community, “The Hamlets at Penticton” to the east and a Shaw Cable office 1o
the west, Currently, the site is zoned C4 (General Commercial), with an OCP designation of GC
(General Commerical). The current zoning and OCP designation bath permit the construction of high
density apartment dwellings, but require a commercial companent 2= well,

I arder to procesd with our proposed development, we are seeking to rezone the subject site from
C4 to RMA [High Density Multiple Housing) and amend the OCP designation fram GC to HR (High
Drensity Residential), (or some future category to be developed by the city that falls between MR and
HR) The change is to permit the construction of a 5 story purely residential developrment with 99
units. This represents substantially less dengity and helght than what s contemplated under the HR
designation and we while we will not be capitalizing on the density and height allowance we must
proceed this way as Penticton's OCP was drafted pricr to the contemplation of 6 story wood-frame
construction by the BC Building Code. As such, Penticton’s OCP does not yet have a designation that
is appropriate for this type of medium density development, Although we require the HR
designation to proceed, for all intents and purposes our project will be more cansistent with the MR
P designation, with a slight increase to the permitted height and density.

The area surraunding the site, known as the Columbia-Duncan neighbourhood has seen a significant
amount of development and today is quite walkable with good transit on Main St and with a direct
route ta Cherry Lane Mall. The site has convenient walking, q-'cling- and vehide access to daily
necessities like groceries and shopping found in the nearby Penticton Plaza, Schaals, parks, the
Penticton Hospital and employment areas are all also within close proxmity. The subject site at 151
Durncan Ave, is one af the few remaining sites to be redeveloped in the neighbourhocd and its build-
out as a multifamily rental project will be consistent with the city's allocation of servicing capacity
and the existing form and character of the neighhnurhond.

The rectangular site is bound by an extension of the Kettle Yalley Trail and a seniors care home to
the east, the Shaw Cable building to the West, and a mix of single family and duplex housing to the
morth. Qur propased development sits in the middle of these axisting uses, complementing them
and filling in a 'missing toath’ in the neighbourhood. Primary vehicle access and egress to the site is
via Duncan Ave. with lane access through the rear of the site. Pedestrian connections are proposed
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Attachment F - Building Rendering

Figure 6: View on Duncan Avenue W

Figure 7: Front Elevation

Figure 8: Back Elevation
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Figure 9: Left Elevation

Figure 10: Right Elevation

Council Report Page 14 of 17



-51-

Attachment G: Site Plan

Figure 11: Site Plan
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The Corporation of the City of Penticton

Bylaw No. 2016-37

A Bylaw to Amend Official Community Plan Bylaw 2002-20

WHEREAS the Council of the City of Penticton has adopted an Official Community Plan Bylaw pursuant to Section
903 of the Local Government Act;

AND WHEREAS the Council of the City of Penticton wishes to amend Official Community Bylaw 2002-20;
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 “Official Community Plan Amendment Bylaw No. 2016-37."
2. Amendment:
“Official Community Plan Bylaw No. 2002-20" is hereby amended as follows:
2.1 Change Schedule ‘B’ future land use designation for Lot A, District Lot 5, Group 7,
Similkameen Division Yale (Formerly Yale — Lytton) District, Plan KAP82678, located at
151 Duncan Avenue W., from GC (General Commercial) to MR (Medium Density

Residential).

2.2 Schedule “A” attached hereto forms part of this bylaw.

READ A FIRST time this 4 day of July, 2016
A PUBLIC HEARING was held this 18 day of July, 2016
READ A SECOND time this day of ,2016
READ A THIRD time this day of ,2016
ADOPTED this day of ,2016

Notice of intention to proceed with this bylaw was published on the 8 of July, 2016 and the 13 of July, 2016 in the Penticton newspapers,
pursuant to Section 94 of the Community Charter.

Andrew Jakubeit, Mayor

Dana Schmidt, Corporate Officer

OCP Amendment Bylaw No. 2016-37 Page 1 of 1
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Amend the OCP designation for 151 Duncan Ave. W From
GC(General Commercial) to MR (Medium Density Residential)

Lot2 JLot1l Lot 2 Lot 1

-P. 1 26696
R.P. [\3517 | R-P.

K AP B 2 6 7 8
Lot B
Lot PCL A Lot A

& <
Y @ S
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Ve Plr—— &1 —480-3423 2

City of Penticton - Schedule ‘A’

Official Community Plan Amendment Bylaw No. 2016-37

Date: Corporate Officer:
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The Corporation of the City of Penticton

Bylaw No. 2016-38

A Bylaw to Amend Zoning Bylaw 2011-23

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 2011-23;

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. 2016-38".
2. Amendment:
2.1 Zoning Bylaw 2011-23 is hereby amended as follows:
Rezone Lot A, District Lot 5, Group 7, Similkameen Division Yale (Formerly Yale — Lytton) District,
Plan KAP82678, located at 151 Duncan Avenue W., from C4 (General Commercial) to RM3

(Medium Density Multiple Housing).

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

READ A FIRST time this 4 day of July, 2016
A PUBLIC HEARING was held this 18 day of July, 2016
READ A SECOND time this day of ,2016
READ A THIRD time this day of ,2016
RECEIVED the approval of the day of ,2016
Ministry of Transportation on the

ADOPTED this day of ,2016

Notice of intention to proceed with this bylaw was published on the 8 day of July, 2016 and the 13 day of July, 2016 in the Penticton
Western newspaper, pursuant to Section 94 of the Community Charter.

Andrew Jakubeit, Mayor

Dana Schmidt, Corporate Officer

Zoning Amendment Bylaw No. 2016-38 Page 1 of 1



Rezone 151 Duncan Ave. W From C4 (General Commercial) tosRM3
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Regular Council Meeting -58-

held at City of Penticton Council Chambers
171 Main Street, Penticton, B.C.

Monday, July 4, 2016
Following the Public Hearing at 6:00 p.m.

Resolutions

9.8 Zoning Amendment Bylaw No. 2016-43
Re: 361 Martin Street - Time Winery

300/2016 It was MOVED and SECONDED
THAT Council “Zoning Amendment Bylaw 2016-43" a bylaw that adds the use ‘winery’ as a

site specific use for Lot 1, District Lot 4, Group 7, Similkameen Division Yale (Formerly Yale-
Lytton) District, Plan 35147 and Lots 12 and 13 of District Lot 4, Group 7, Similkameen
Division Yale (Formerly Yale-Lytton) District, Plan 373, located at 361, 353 and 347 Martin
Street, be given first reading and sent to the July 18, 2016 Public Hearing.

CARRIED UNANIMOUSLY

Minutes of July 4, 2016 Regular Council
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Council Report

Date: July 4,2016 File No: RZPL2016-7687
To: Eric Sorensen, Chief Administrative Officer

From: Blake Laven, Planning Manager

Address: 361 Martin Street

Subject: Zoning Amendment Bylaw No. 2016-43

Staff Recommendation

THAT “Zoning Amendment Bylaw 2016-43" a bylaw that adds the use ‘winery’ as a site specific use for Lot 1, District
Lot 4, Group 7, Similkameen Division Yale (Formerly Yale-Lytton) District, Plan 35147 and Lots 12 and 13 of District
Lot 4, Group 7, Similkameen Division Yale (Formerly Yale-Lytton) District, Plan 373, located at 361, 353 and 347
Martin Street, be given first reading and sent to the July 18, 2016 Public Hearing.

Strategic Priority Objective
This project meets Council’s strategic priority of downtown revitalization.
Background

The subject development lands consist of three separate titled parcels that currently accommodate a 1,003
m2 (10,800 sq ft) building that once housed the Pen Mar Cinema. The building was originally constructed in
1961 and was vacated with the construction of the new Landmark Cinema on Winnipeg Street in 2012. A
Development Permit was issued to the property in 2014 for the renovation of the building into a community
theater. Those plans, however, never moved forward and the property was recently sold.

The new owners of the building intend to renovate the building into a ‘winery’ operating under the trade
name “Time Winery”. This will feature some associated uses, such as a retail tasting and sales area,
administrative offices and a food and beverage component.

The applicant has provided a letter outlining the vision for the new facility. The first phase of the project,
which will begin imminently and is expected to be complete in time for the 2016 harvest, involves the
renovation of the existing theatre area into a wine production and storage facility. The existing iconic
domed roof design will remain. An outdoor crush pad will be located on the north side of the building in an
area that was previously used for parking. The internal wine production facility area will feature a 192 m2
(2,068 sq ft) tank room accommodating up to 25 large fermentation and storage tanks, a 195 m2 (2,108 sq ft)
barrel room and a third room of similar size accommodating bottle and case aging and storage.
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The second phase of the project, intended to be finished in the spring of 2017, will involve the complete
renovation of the Martin Street elevation of the building. The area where the lobby of the Pen Mar Theatre
was located will be opened up and will feature a giant exposed glue-lam truss running the width of the
space and generous glass and open areas to accommodate the retail, tasting and eating area. A second floor
constructed on a mezzanine level will provide views to the area below and will feature administrative offices
and a private tasting room.

While the office, tasting and reception areas are permitted uses in the downtown, the use ‘winery’ is not a
permitted use in the C5 (Downtown Commercial) zone. Prior to development and operation of a winery an
amendment to the zoning bylaw is required.

Proposal
The application proposes to amend Zoning Bylaw 2011-23 as follows:
Add Section 11.5.4

.50n ot 1, District Lot 4, Group 7, Similkameen Division Yale (Formerly Yale-Lytton) District, Plan 35147 and Lots
12 and 13 of District Lot 4, Group 7, Similkameen Division Yale (Formerly Yale-Lytton) District, Plan 373 located at
361, 353 and 347 Martin Street, the use ‘winery’ shall be a permitted use.

Financial Implication
N/A
Technical Review

The subject application was referred to the Technical Planning Committee for comment. No issues have
been identified that would preclude Council from supporting the zoning amendment for the use of the
property as a winery. Some minor items, such as the need for a new fire hydrant to meet fire protection

regulations are required.

Some site consideration matters have been brought up that will be dealt with prior to development permit
approval. Specifically, staff has some concerns over the location of the open ‘crush pad’. A crush pad is the
area where grapes are processed and can create some negative impacts such as insects and odor. Staff is
working with the architect on screening provisions, which may assist in mitigating some of these issues.

Analysis

Traditionally a manufacturing use such as ‘wine making’ would not typically be considered an appropriate
use in a downtown area. New trends in urban design, however, have embraced the inclusion of alternative
uses into denser urban areas, especially uses that create employment and vibrancy and have limited
negative impacts. Recently, the City of Penticton has seen the construction of two operating breweries in the
downtown area as well as a distillery. These uses have had a positive benefit to the downtown in terms of
attracting people to the area and increasing the number of employees working in the downtown.

When considering a zoning amendment, staff relies on the Official Community Plan (OCP) for direction. The
subject lands are designated by the OCP as Downtown Commercial. The Downtown Commercial
designation describes the downtown area as the highest order of commercial in the community with

Council Report Page 2 of 13
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pedestrian oriented retail office, financial and other commercial offerings. The Downtown Commercial
designation also allows for ‘service commercial’ uses on the periphery of the Downtown Commercial area
(which this location would be considered as).

A winery in and of itself would not necessarily meet the threshold described in the OCP policy statements,
but with the inclusion of the commercial storefront, retail tasting sales area and food and beverage
component, the use of the building does meet the general intention of the designation. It provides an active
storefront and the desired pedestrian orientation outlined in the OCP.

The lands are also located in the area considered by the City of Penticton “Downtown Plan”. The Plan
considers this area as part of the Entertainment District. The Downtown Plan envisions the re-use of the Pen
Mar building for performance related uses. The conversion of the building into a winery is contrary to this
part of the Plan. However, staff considers that the proposed use still meets the general intentions of the Plan,
which speaks to this area as vibrant, fun, and creating a sense of arrival with liquor primary uses and
entertainment and restaurant uses. The winery is intended to be a destination and the inclusion of the
tasting room, retail sales area and restaurant use, will create the desired vibrancy that the plan envisions.

The proposal is consistent with the following City policies:

[ ] Reinforcing the downtown as the highest order commercial area in Penticton by allowing a wide
range of commercial uses;

[] Ensuring Downtown Penticton’s physical appearance is attractive, unique, clean, appealing and well
maintained;

[] Encouraging a diversity of on-street shopping experiences; and

[ 1 Promote and encourage pedestrian use within the commercial areas.

The subject development lands are also located in the Downtown Commercial Development Permit Area
(DPA). The DPA is intended to promote a form and character for the downtown commercial core that
improves its visual character and economic viability. The DPA guidelines speak to street level transparency
and creating active storefronts. Staff considers that the plans meet the intent of the DPA guide lines. A
Development Permit will be required prior to construction on the exterior of the building. The Development
Permit is staff issuable and a Council decision will not be required to grant approval.

Given the above, staff recommends that Council give first reading to the zoning amendment bylaw and that
the application be forwarded to the July 18, 2016 Public Hearing for comment from the public.

Alternate Recommendations
THAT “Zoning Amendment Bylaw 2016-43" be denied first reading.

THAT “Zoning Amendment Bylaw 2016-43" be referred back to staff with instructions that Council considers
appropriate.

Attachments

Attachment A - Subject property(s) location map
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Attachment B - Images of subject property

Attachment C - OCP and zoning map

Attachment D - Letter of intent from the architect

Attachment E — Proposed development permit plans for the new winery
Attachment F — Zoning Amendment Bylaw 2016-43

Respectfully submitted,

Blake Laven, RPP, MCIP
Planning Manager

Approvals

Chief Administrative
Officer

gt Es

Director
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Attachment A
Subject Property Location Map

SUBJECT
PROPERTY “\1
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Attachment B
Images of Subject Property

Figure 1: Aerial image of subject properties (2013)

Figure 2: Image of subject building proposed to accommodate the Time Winery from Martin Street looking west, with an
apartment building seen in the background
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Figure 3: Image of building proposed to accommodate Time Winery from the back lane, looking south

Figure 4: Image of subject building from rear lane, looking north, showing proximity to apartment building
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Attachment C
OCP and Zoning Maps

Figure 5: Zoning Map from Zoning Bylaw 2011-23, showing the subject property as within the C5 (Downtown Commercial)
zoning district

Figure 6: OCP Future Land Use Designation Map, showing the subject property as being within the Downtown Commercial
(DC) designation
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Attachment D
Letter of intent from project architect
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Attachment E
Plans submitted with Development Permit application
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The Corporation Of The City Of Penticton

Bylaw No. 2016-43

A Bylaw to Amend Zoning Bylaw 2011-23

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 2011-23;

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 2016-43.”
2. AMENDMENT:
2.1 Zoning Bylaw 2011-23 is hereby amended as follows:
Add a new section under 11.5 C5 - Urban Centre Commercial:

11.5.4 SITE SPECIFIC PROVISIONS
In addition to the uses permitted above:

) On Lot 1, District Lot 4, Group 7, Similkameen Division Yale (Formerly Yale-
Lytton) District, Plan 35147 and Lots 12 and 13 of District Lot 4, Group 7,
Similkameen Division Yale (Formerly Yale-Lytton) District, Plan 373 located at
361, 353 and 347 Martin Street, the use ‘winery’ shall be permitted.

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

READ A FIRST time this 4 day of July, 2016
A PUBLIC HEARING was held this 18 day of July, 2016
READ A SECOND time this day of ,2016
READ A THIRD time this day of ,2016
ADOPTED this day of ,2016

Notice of intention to proceed with this bylaw was published on the 8 day of July, 2016 and the 13 day of July, 2016, in the Penticton
Western newspaper, pursuant to Section 94 of the Community Charter.

Andrew Jakubeit, Mayor

Dana Schmidt, Corporate Officer

Zoning Amendment Bylaw No. 2016-43 Page 1 of 1



Add “Winery” as a site specific permitted useat =
361, 353 & 347 Martin Street (C5 Zone)

®

@
&
o

7° Lot 18

= Lot 20

S
Lot 21
_(

City of Penticton - Schedule ‘A’

Zoning Amendment Bylaw No. 2016-43
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