Public Hearing No. 2
Public Hearing

to be held at the City of Penticton, Council Chambers
171 Main Street, Penticton, B.C.
To view the Council Meeting, visit www.penticton.ca
Tuesday, September 6, 2022
at 6:00 p.m.
1.
CO

Mayor Calls Public Hearing to Order for ”Official Community Plan Amendment Bylaw
No. 2022-46” and “Zoning Amendment Bylaw No. 2022-47”

1-48

Reads Opening Statement and Introduction of Bylaws
“Official Community Plan Amendment Bylaw No. 2022-46” (655 Ellis Street)
Purpose:

To amend Official Community Plan Bylaw No. 2019-08 as follows:
Amend Map 1: Future Land Use of Official Community Plan Bylaw No. 201908, by amending the future land use designation for Lot 1 District Lot 202
Similkameen Division Yale District Plan EPP120346, located at 655 Ellis Street,
from ‘Ground Oriented Residential’ to ‘Urban Residential’.

“Zoning Amendment Bylaw No. 2022-47” (655 Ellis Street)
Purpose:

To amend Zoning Bylaw No. 2021-01 as follows:
Rezone Lot 1 District Lot 202 Similkameen Division Yale District Plan
EPP120346, located at 655 Ellis Street, a bylaw to rezone the subject property
from ‘P1 (Public Assembly)’ to ‘RM5 (Urban Residential)’.
The applicant is proposing to construct a three-storey, 16-unit apartment
building located at 655 Ellis Street.

Notice:

Pursuant to the Local Government Act the Public Hearing was advertised on
Friday, August 26, 2022 and Wednesday, August 31, 2022 in an online news
source and the newspaper.

CO

No letters have been received regarding the Zoning Amendment Bylaw (as of noon
Wednesday, August 31, 2022).

Mayor

Requests Development Services staff describe the proposed bylaws

Mayor

Invitation to applicant for comment or elaboration on the application

Mayor

Invitation to electronic and in person participants to present their views

Mayor

Invites Council members to ask questions

Mayor

Invites applicants to respond to questions
PUBLIC HEARING for “Official Community Plan Bylaw No. 2022-46” and “Zoning Amendment
Bylaw No. 2022-47” is terminated and no new information can be received on this matter.

Public Hearing of September 6, 2022
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Regular Council Meeting
held at the City of Penticton Council Chambers
171 Main Street, Penticton, B.C.
Tuesday, August 16, 2022
at 1:00 p.m.

Resolutions
6.10

288/2022

Official Community Plan Amendment Bylaw No. 2022-46
Zoning Amendment Bylaw No. 2022-47
Development Permit PL2022-9296
Re: 655 Ellis Street

It was MOVED and SECONDED
THAT Council, prior to consideration of “Official Community Plan Amendment Bylaw No.
2022-46”, and in accordance with Section 475 of the Local Government Act, 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;
5. The provincial or federal government and their agencies;
AND THAT it is determined that the community engagement period carried out from July 11,
2022 to August 7, 2022 is sufficient;
AND THAT Council give first reading to “Official Community Plan Amendment Bylaw No.
2022-46”, a bylaw that amends Map 1: Future Land Use of Official Community Plan Bylaw No.
2019-08, by amending the future land use designation for Lot 1 District Lot 202 Similkameen
Division Yale District Plan EPP120346, located at 655 Ellis Street, from ‘Ground Oriented
Residential’ to ‘Urban Residential’;
AND THAT Council give first reading to “Zoning Amendment Bylaw No. 2022-47” for Lot 1
District Lot 202 Similkameen Division Yale District Plan EPP120346, located at 655 Ellis Street,
a bylaw to rezone the subject property from ‘P1 (Public Assembly)’ to ‘RM5 (Urban
Residential)’;

Continued…
AND THAT Council forward “Official Community Plan Amendment Bylaw No. 2022-46” and
“Zoning Amendment Bylaw No. 2022-47” to the September 6, 2022 Public Hearing;
AND THAT Council require a 0.914m road dedication along the eastern property line (Ellis
Street) to be registered with the Land Title Office prior to issuance of an Occupancy Permit;
AND THAT Council, subject to adoption of “Zoning Amendment Bylaw No. 2022-47”,
approve “Development Permit PL2022-9296”, a permit to approve the form and character of
the proposed three-storey, 16-unit apartment building.
CARRIED UNANIMOUSLY

Minutes of August 16, 2022 Regular Council
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Council Report
Date:
To:
From:
Address:

August 16, 2022
Donny van Dyk, Chief Administrative Officer
Steven Collyer, Planner II
655 Ellis Street

Subject:

Official Community Plan Amendment Bylaw No. 2022-46
Zoning Amendment Bylaw No. 2022-47
Development Permit PL2022-9296

File No: RMS/655 Ellis St

Staff Recommendation
THAT Council, prior to consideration of “Official Community Plan Amendment Bylaw No. 2022-46”, and in
accordance with Section 475 of the Local Government Act, consider whether early and on-going
consultation, in addition to the required Public Hearing, is necessary with:
1.
2.
3.
4.
5.

One or more persons, organizations or authorities;
The Regional District of Okanagan Similkameen;
Local First Nations;
School District #67;
The provincial or federal government and their agencies;

AND THAT it is determined that the community engagement period carried out from July 11, 2022 to August
7, 2022 is sufficient;
AND THAT Council give first reading to “Official Community Plan Amendment Bylaw No. 2022-46”, a bylaw
that amends Map 1: Future Land Use of Official Community Plan Bylaw No. 2019-08, by amending the future
land use designation for Lot 1 District Lot 202 Similkameen Division Yale District Plan EPP120346, located at
655 Ellis Street, from ‘Ground Oriented Residential’ to ‘Urban Residential’;
AND THAT Council give first reading to “Zoning Amendment Bylaw No. 2022-47” for Lot 1 District Lot 202
Similkameen Division Yale District Plan EPP120346, located at 655 Ellis Street, a bylaw to rezone the subject
property from ‘P1 (Public Assembly)’ to ‘RM5 (Urban Residential)’;
AND THAT Council forward “Official Community Plan Amendment Bylaw No. 2022-46” and “Zoning
Amendment Bylaw No. 2022-47” to the September 6, 2022 Public Hearing;
AND THAT Council require a 0.914m road dedication along the eastern property line (Ellis Street) to be
registered with the Land Title Office prior to issuance of an Occupancy Permit;
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AND THAT Council, subject to adoption of “Zoning Amendment Bylaw No. 2022-47”, approve “Development
Permit PL2022-9296”, a permit to approve the form and character of the proposed three-storey, 16-unit
apartment building.
Strategic Priority Objective
Community Vitality: The City of Penticton, guided by the Official Community Plan, will promote the
economic wellbeing and vitality of the community.
Proposal
The applicant is proposing to construct a three-storey, 16-unit apartment building located at 655 Ellis Street
(Figure 1). There are eleven 1-bedroom units and five 2-bedroom units proposed. 17 parking spaces are
provided within an enclosed parking garage accessed from the rear lane. Bicycle storage rooms are available
on the second and third floors providing a total of 24 secure bicycle parking spaces. The proposal is outlined
in more detail in the letter of intent submitted by the applicant (Attachment ‘E’).

Figure 1 - Rendering of proposed development

In order to facilitate the proposed development, the following planning approvals are required:
Application Required
Official Community
Plan Amendment
Bylaw
Zoning Amendment
Bylaw
Development Permit

Council Report

Description
To change the future land use designation on the subject
property from ‘Ground Oriented Residential’ to ‘Urban
Residential’.
To change the zoning on the subject property from P1 (Public
Assembly) to RM5 (Urban Residential).
To approve the form and character of the proposed 16-unit
apartment building.

Approval
Authority
Council

Council
Council or
Staff

Page 2 of 14
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Background
The subject property is located on the west side
of Ellis Street, north of Eckhardt Avenue East
(Figure 2). The property is currently vacant and
used as a parking lot. Surrounding land uses
include residential along Ellis Street, and a mix
of institutional and commercial uses across the
rear lane fronting onto Main Street. The
property is within walking distance of Penticton
Secondary School, KVR Middle School,
downtown shops and services, the public
library, transit routes, and the Lake to Lake bike
route.
The property is currently designated ‘Ground
Oriented Residential’ by the Official Community
Plan (OCP) and is zoned ‘P1 (Public Assembly)’
in the Zoning Bylaw.
On July 5, 2022, Council directed staff to begin
public engagement for this proposed
development in accordance with the
Community Engagement for OCP Amendments
Procedure. The engagement period was carried
Figure 2 - Property Location Map
out between July 11, 2022 and August 7, 2022.
This report presents the results of the engagement period as well as staff’s detailed analysis of the proposed
development, for Council’s consideration.
Financial Implication
Staff are recommending that a 0.914 m road dedication be completed prior to the issuance of Occupancy for
any dwelling units. Normally, this type of requirement would be a condition required prior to adoption of
the zoning bylaw. Staff are recommending that this requirement be pushed out to a later stage, to avoid
delay in rezoning approval based on the gap in Council meetings this fall. The City will be responsible for the
surveying and legal costs associated with obtaining this road dedication. The property owner and developer
has agreed in writing to this arrangement.
Climate Impact
The Community Climate Action Plan (CCAP) was adopted by Council in 2021 and outlines various areas of
focus to make progress towards the City’s climate change mitigation and adaptation goals. A major
component of the CCAP is building energy efficiency. The apartment building will be required to meet Step
1 of the Energy Step Code.
The development plans show EV chargers for each vehicle parking space in the garage. The plans also show
24 secure bicycle parking spaces (on the second and third floors) which exceeds the minimum 8 required by

Council Report
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the Zoning Bylaw. Parking reductions for three visitor parking spaces are proposed, as allowed by the
Zoning Bylaw. This promotes the use of active transportation as the site is within two blocks of the Lake-toLake bike route and within walking distance of the downtown, schools, library, and KVR trail, and transit.
Technical Review
The application package was reviewed by the Technical Planning Committee, a group of internal staff who
review development applications. Staff are recommending that a 0.914m road dedication be taken from the
frontage of the property. The road dedication will help facilitate improved boulevard landscaping and allow
sufficient room for new boulevard trees, where currently there are none. Other comments related to the
future building permit application stage were provided to the applicant in the case that this land use change
application is successful, to help expedite the future approvals process.
Development Statistics
The following table outlines how the proposed development meets the applicable Zoning Bylaw
regulations:
RM5 Zone Requirement

Provided on Plans

Minimum Lot Width*:
Minimum Lot Area*:
Maximum Lot Coverage:
Maximum Density:

10 m
275 m2
100%
2.0 Floor Area Ratio (FAR)

Vehicle Parking:

1 parking space per dwelling unit
0.25 visitor parking spaces per
dwelling unit
Maximum 25% of all parking spaces
provided may be small car
Total: 20 parking spaces required

Bicycle Parking

Class I (enclosed): 8 spaces required
Class II (bike rack): 1 required

28.2 m
857.1 m2
88.3%
1.43 FAR
1 parking space per dwelling unit
1 visitor parking space
23.5% of all parking spaces are small
car
Total: 17 parking spaces provided
Parking reductions**: 2 spaces
through cash-in-lieu ($26,000), 1
space through 5 additional Class I
bicycle parking spaces
Class I: 24 spaces provided
Class II: 1 provided

2.5 m
0m
0m
0m

2.5 m
0m
0m
0.9 m

15 m

11.1 m

Required Setbacks
Front Yard (Ellis Street):
Side Yard (north):
Side Yard (south):
Rear Yard (lane):
Maximum Building
Height
Other Information

Council Report

* Lot width and lot area are only applicable at the time of subdivision.
** Section 6.1.2 of the Zoning Bylaw allows reductions in the number of
required parking spaces in certain circumstances.
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Community Engagement Summary
Following direction from Council, staff launched the engagement period on July 11, 2022, utilizing the
Shape Your City Penticton webpage platform as the main tool for sharing information and gathering public
feedback on the proposed development. An information booth was set up at the Penticton Public Library as
an alternative option of providing feedback for those who prefer paper or do not utilize the internet.
To advertise the engagement period, staff completed the following:
1.
2.
3.
4.
5.
6.
7.

Mailed notices to property owners and tenants within 100m of the subject property,
Notice sign posted on the subject property,
Consulted stakeholder groups,
Sent referral to the Penticton Indian Band (PIB),
Issued a news release,
Placed advertisements in local newspapers, and
Conducted two information sessions; one online and one at the Penticton Public Library.

The City received one response to the stakeholder referrals from Interior Health, who submitted a letter of
support citing the benefits of additional rental housing and the location which supports the use of active
transportation (walking and bicycling) (Attachment ‘G’).
There were no attendees for the online information session on July 21. Approximately 10 people attended
the in-person information session at the Penticton Library on July 23.
The City received 18 feedback form responses during the engagement period. The full results are included in
Attachment H. Figure 3 below shows that most respondents support the proposed OCP designation change:

Do you agree with
changing the land use at
655 Ellis Street from
Ground Oriented
Residential to Urban
Residential?

Figure 3 - 16 out of 18 respondents support, with or without conditions, changing the future land use
designation to Urban Residential

Council Report
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The public feedback included supportive comments as well as concerns with the proposed development.
Those in support noted the benefit of additional rental housing in the area, and the building’s height fitting
in with the surrounding neighbourhood which is generally 1-3 storey buildings. The concerns with the
proposed development were focused on parking and traffic congestion. Many respondents felt that the 17
parking spaces provided were insufficient for 16 units, and were not satisfied that 3 required parking spaces
were utilizing parking reductions that are permitted through the Zoning Bylaw. Other concerns were related
to traffic congestion in the area, with some respondents concerned that the rear lane is already busy, and
access onto Eckhardt Ave E is difficult at many times of the day as-is, implying that this would be worsened
by the proposed development. A couple of respondents suggested that adding a front driveway on this
property to provide vehicle access onto Ellis Street could alleviate the increased traffic in the lane.
The development plans have not been revised after the engagement period. Many of the comments and
concerns related to parking, which the applicant could not address through redesign unless the number of
units was reduced to then reduce the amount of required parking. The applicant did not want to reduce the
number of units and staff consider the addition of the new housing units in this area to have a positive
impact to this area at the edge of the downtown and near many amenities. The comments regarding the
front driveway were heard, however the Zoning Bylaw provisions requires vehicle access from lanes where a
lane exists. The developer has designed the building accordingly, meeting the Zoning Bylaw provisions for
access. The developer will be required to upgrade their laneway frontage as a condition of their building
permit. Additionally, the rear lane vehicle access maintains an uninterrupted boulevard area along Ellis
Street to provide an enhanced pedestrian realm without vehicles crossing over.
Analysis

Official Community Plan Amendment
The OCP is a “living document” and amendments to the OCP are expected from time to time. The OCP was
adopted in 2019 and guides land use decisions up to 2045, however it is likely that Council will consider
amendments to the plan over that timeline. OCP amendments must respect the overall vision and goals of
the OCP, but also allow for innovation as new opportunities arise. The OCP outlines five key considerations
when reviewing an OCP amendment:
1. Alignment with broad OCP vision and goals
2. Provision of demonstrable social, economic and environmental benefits to the community
3. Assessment of cost and other implications for infrastructure – parks, roads, utilities, water, sanitary
and storm sewer, public facilities
4. Suitability to context – form, character and design
5. All proposed amendments will be accompanied by meaningful public engagement, in addition to
the required notification, and a formal Public Hearing.
The applicants are proposing to amend the future land use designation on the subject property from
‘Ground Oriented Residential’ to ‘Urban Residential’ to support their proposed apartment development.
‘Apartment’ is not one of the building forms envisioned by the current designation on the property (Figure
4).

Council Report
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Figure 4 - Except from Land Use Designations table (OCP)

The subject property is considered suitable for the proposed three storey apartment for several reasons. It is
located close to the downtown, Penticton Secondary School, KVR Middle School, Penticton Library, bus
routes, the KVR trail and the Lake-to-Lake bike route which runs along Martin Street two blocks away. The
subject property previously consisted of two lots, 641 and 655 Ellis Street. Both were purchased and
consolidated into one larger development parcel. The larger lot size facilitates an apartment-style
development. Individually, each lot may have been better suited for ground-oriented housing given the
smaller lot sizes.
Staff consider the proposed development is aligned with the following OCP policies:
OCP Reference

Policy

OCP Goal 4.1.1

Managing Growth
Ensure that Penticton retains its compact “footprint” to help protect natural areas and
environmental values and agricultural lands, avoid excessive infrastructure costs and
hazard lands, and help create conditions that support transit and active modes of
transportation.

Staff Comments

The subject property is located within the existing urban area of the City, and the
proposal is for an infill development on a vacant parking lot. Development on
underutilized sites within the built-up core of the city helps to ease pressure of
development on greenfield sites on the outskirts of the City. The development
provides additional housing near bus routes and the Lake to Lake bike route.

OCP Policy 4.1.1.1

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

Council Report
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OCP Reference

Policy

Staff Comments

The subject property is located within an already developed area, and does not
require the construction or extension of City services.

OCP Policy 4.1.3.1

Encourage more intensive “infill” residential development in areas close to the
Downtown, to employment, services and shopping, through zoning amendments for
housing types compatible with existing neighbourhood character, with form and
character guided from Development Permit Area Guidelines.

Staff Comments

The subject property is located within an already developed area, near existing
residential, institutional, commercial and public spaces. There is adequate
opportunity for residents to access services and amenities near the proposed
development due to its central location.

OCP Policy 4.1.3.4

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.

Staff Comments

The proposal would provide eleven 1-bedroom units and five 2-bedroom units to the
area, providing a housing option for a range of potential occupants.

OCP 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 the neighbourhood in scale and design, and are
appropriately located (e.g., greater density closer to collector roads, services and
amenities).

Staff Comments:

Staff acknowledge that this block of Ellis Street primarily consists of single-detached
homes, but consider the three storey building height compatible with existing
development in the area and in keeping with the anticipated building heights of
other potential developments on this block. The increased density from the
apartment building is located very close to Penticton Secondary School, KVR Middle
School, the Penticton Museum and Library, and the downtown. The close proximity
to amenities, and given this is the only double-lot on the block, the small-scale
apartment is considered a compatible development within the neighbourhood.

OCP Policy 4.1.6.1

Ensure all residential neighborhoods 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.

Staff Comments:

The proposed development provides market rental housing in a mix of one- and twobedroom units. The requested RM5 zone permits the use of home based businesses,
which provides home owners with the opportunity to work from home, following
regulations specified in the Zoning Bylaw.

OCP Policy 4.2.3.8

Require adequate levels of secure bike parking in new multi-family, mixed-use and
commercial development.

Staff Comments

The proposed development provides three times the minimum requirement of Class
1 secure bicycle parking (24 spaces provided, 8 required). Further, a Class II bike rack
is shown near the main building entry for use by either residents or visitors.

Council Report
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OCP Reference

Policy

OCP Policy 4.2.7.8

Ensure new residential developments provide an appropriate amount of parking for
residents and their guests.

Staff Comments:

The proposed development has provided one parking space per dwelling unit plus
one space for visitors. The Zoning Bylaw requires four visitor parking spaces and the
applicant is proposing to discount 1 of those required visitor spaces by providing
additional secure bicycle parking, and discounting 2 visitor parking spaces by paying
cash-in-lieu of $13,000 per space. These discounts are allowed for by Section 6.1.2 of
the Zoning Bylaw.

OCP Policy 4.3.6.3

Recognize that business growth is reliant on adequate housing availability, and work
to develop policies that encourage housing development as outlined in Section 4.1
[of the OCP].

Staff Comments:

Providing additional housing units throughout the City, with a variety of types,
tenures and sizes helps to ensure housing options for workers. The development
would add to rental housing stock in the city.

Given the analysis and alignment with the OCP, staff recommend that Council give first reading to “Official
Community Plan Amendment Bylaw No. 2022-46” and forward the amendment bylaw to the September 6,
2022 Public Hearing.

Zoning Amendment
In addition to an OCP Amendment, the applicants have also applied to rezone the property from ‘P1 (Public
Assembly)’ to ‘RM5 (Urban Residential)’. The rezoning is to allow apartments as a permitted use on the
property, which currently allows institutional and community uses.
Should Council consider that amending the OCP future land use designation on the subject property to
‘Urban Residential’ is appropriate, the requested RM5 (Urban Residential) zone would align well with that
designation. The RM5 zone is intended for higher-density infill projects such as this proposal, with a lower
maximum building height than other apartment zones with a maximum 12m permitted, and allowing 0m
building setbacks from property lines at the sides and rear. This building form is considered suitable in the
immediate area around the dense urban core. For example, Main Street runs behind the subject property
and most buildings along the downtown section of Main Street are at 0m setbacks. The RM5 zone provisions
allow for a built form at a similar scale envisioned along transition streets like Ellis Street, providing a
transition to the lower density infill housing envisioned along streets further to the east (i.e. Van Horne,
Braid, Papineau and Burns Streets). Further north on Ellis Street there have been several recent infill
development which have utilized the RM5 zone.
Given the alignment with OCP policies and the analysis noted above, staff recommend that Council give first
reading to “Zoning Amendment Bylaw No. 2022-47” and forward the bylaw to the September 6, 2022 Public
Hearing.

Development Permit
The proposed three-storey, 16-unit apartment building is considered within the Multifamily Residential
Development Permit Area as outlined by the OCP. The Multifamily Residential Development Permit Area is

Council Report
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established to enhance neighbourhoods and create sensitive transitions in scale and density by addressing
issues such as privacy, landscape retention, and neighbourliness. The proposed development has been
designed with the OCP design guidelines in mind. The development proposes a density that is considered
suitable for the surrounding area given the proximity to the downtown while respecting surrounding built
forms with a proposed three storey building height.
Staff completed a development permit analysis that shows how the development conforms to the
applicable OCP design guidelines (Attachment ‘D’). The applicant has also submitted a development permit
analysis demonstrating alignment between their proposal and the applicable design guidelines
(Attachment ‘F’).
Staff consider the proposed development has been designed with alignment to the OCP design guidelines
and with consideration to neighbourhood fit. As such, staff recommend that Council consider approving the
Development Permit subject to adoption of the OCP and Zoning Amendment Bylaws.
Alternate Recommendations
Council may consider the proposed development to be undesirable at this location, or not in keeping with
the goals and policies of the Official Community Plan. If this is the case, Council should deny first reading of
the Official Community Plan Amendment and Zoning Bylaw Amendment.
1. THAT Council deny first reading of “Official Community Plan Amendment Bylaw No. 2022-46” and
“Zoning Amendment Bylaw No. 2022-47”.
Council may consider the proposed land use change appropriate, however, there may be concerns with the
development plans submitted. If this is the case, Council may choose to give first reading to the Official
Community Plan Amendment and Zoning Bylaw Amendment, but not proceed with the Development
Permit, and rather provide the applicant with specific direction to make revisions to the development plans
prior to Council considering approval of the Development Permit.
2. THAT Council give first reading to “Official Community Plan Amendment Bylaw No. 2022-46” and
“Zoning Amendment Bylaw No. 2022-47”, and direct staff to work with the applicant to make design
changes to the Development Permit plans prior to further consideration.
Attachments
Attachment A – Current Zoning Map
Attachment B – Current Official Community Plan Map
Attachment C – Photos of Property
Attachment D – Development Permit Analysis (staff)
Attachment E – Letter of Intent (applicant)
Attachment F – Development Permit Analysis (applicant)
Attachment G – Interior Health response letter
Attachment H –Community Engagement Period Results
Attachment I – Draft Development Permit PL2022-9296
Attachment J – Official Community Plan Amendment Bylaw No. 2022-46
Attachment K – Zoning Amendment Bylaw No. 2022-47
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Respectfully submitted,

Steven Collyer, RPP, MCIP
Planner II

Concurrence
Director of
Development Services

General Manager
Infrastructure

Chief Administrative
Officer

BL

KD

DvD
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Attachment A – Current Zoning Map
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Attachment B – Current Official Community Plan Map
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Attachment C – Photos of Property

667 Ellis St
Subject Property:
655 Ellis Street

Ellis St

Penticton
Secondary
School

Penticton United Church
696 Main St
667 Ellis St

Development Site
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Attachment E - Letter of Intent (applicant)

- 21 955 Timmins St.
Penticton, BC V2A 5V3
P: 250-492-0069

March 7, 2022
City of Penticton
Development Services
171 Main Street
Penticton, BC
V2A 5A9
RE: Letter of Intent – 641,655 Ellis Street
Proposed OCP Amendment, Rezoning and DP Application
Project Description
Ryzak Properties is submitting this application for an OCP Amendment, Rezoning and
Development Permit for 641, 655 Ellis Street. This would allow for the development of a
purpose-built rental apartment building in the heart of downtown. Our application proposes to
amend the OCP designation from Ground Oriented Residential to Urban Residential, and to
rezone from P1 (Public Assembly) to RM5 (Urban Residential).
641 and 655 Ellis Street are 0.106 acre lots that are currently vacant. This proposed
development will include a total of 16 rental apartments within proximity to transit, bike lanes,
the high school and the walkable downtown core amenities. This purpose-built (non-market)
rental building would provide security for long-term renters, alleviate housing pressures and
support the overall vision of Penticton’s Official Community Plan.
Our thoughtfully designed apartments include one and two bedroom housing options, geared
toward professionals and skilled workers. The proposed development will inject much-needed
rental housing into the market, which currently has a vacancy rate of less than 1%. This would
be yet another step toward reducing pressure on local employers who face challenges attracting
skilled workers due to a lack of rental housing options.
The building will be based on sustainable and efficient design principles, with large windows to
maximize light, and each unit having access to a private outdoor amenity space. This
development will have an emphasis on encouraging active modes of transportation, due to its
central location near Main Street, with easy access to transit as well as bike routes including the
Lake-to-Lake Bike Route. In addition to the parking stalls, each unit will have a dedicated bike
stall within secure, heated bike storage rooms. This location is in high demand for those who
appreciate the downtown lifestyle and the many benefits associated with living within a walkable
community, with shopping, restaurants, breweries and other amenities at your doorstep.
641 / 655 Ellis St - Letter of Intent

1/3

- 22 955 Timmins St.
Penticton, BC V2A 5V3
P: 250-492-0069

OCP Amendment
This proposal supports sustainable growth within the City of Penticton boundaries, where
residents live, work, shop and play nearby, and have easy access to daily needs and activities.
The current OCP designation at 641 & 655 Ellis Street is Ground Oriented Residential. An
amendment to the OCP would change the designation to Urban Residential, allowing for an
apartment building. This designation is justifiable due to the parcel’s geographical location near
major corridors and with easy access by transit or active transportation, also being centrally
located.
This amendment, and the overall development project, would address community needs by
providing housing diversity within downtown Penticton, falling in line with the following Official
Community Plan policies, among others.
4.1.2.1: “Where the need is demonstrated, partner with senior governments, the non-profit
housing sector and the development community to facilitate the development and operation of
projects across the housing spectrum including shelters, transitional housing, supportive
housing, non-market housing, and affordable rental and ownership housing for singles, families
and seniors.”
Policy 4.1.3.5: “Ensure through the use of zoning that more-intensive forms of residential
development are located close to transit and amenities, such as parks, schools and shopping.”
This proposal also falls in line with the 2017 Housing Needs Assessment Report findings, which
recommended enhancing the market rate housing supply or rental and for sale units, especially
for affordable and higher-density housing units.

641 / 655 Ellis St - Letter of Intent
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- 23 955 Timmins St.
Penticton, BC V2A 5V3
P: 250-492-0069
Rezoning Application
In conjunction with the OCP amendment, Ryzak Properties is proposing to rezone the property
from P1 (Public Assembly) to RM5 (Urban Residential) to allow for the construction of the rental
apartment building.

We at Ryzak Properties would like to thank you for the opportunity to outline the information for
the proposed plan. We are confident that the OCP amendment and rezoning will support the
City’s ultimate vision for the future. Please contact us if you require further information regarding
this proposal.
Best regards,

Joe Walters

641 / 655 Ellis St - Letter of Intent
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July 14, 2022
Stev en Collyer, Planner II
City of Penticton
1 71 Main Street
Penticton, BC
V2 A 5A9
Sent via email: steven.collyer@penticton.ca
RE: 655 Ellis St reet: LOT 1 DISTRICT LOT 202 SIMILKAMEEN DIVISION YALE DISTRICT
PLAN EPP120346
Thank you for the opportunity to provide comments for consideration regarding the above refer enced
property . It is our understanding that the application is to amend the OCP Future Land Use designation
from P1 (Public Assembly) to RM5 (Urban Residential), as well as to rezone the property from Ground
Oriented Residential to Urban Residential, to accommodate the development of a three storey, 16 unit
apartment building. This proposed development will be fully serviced by municipal water and sewer. The
following comments are for your consideration.
We are pleased to see the proposed creation of additional purpose-built (non-market) rental housing for the
com m unity. Housing is a key determinant of health. It has a significant influence on our physical and m ental
health, social well-being, and indirectly influences m any other determinants of health such as income, early
childhood dev elopment, educational opportunities, and access to health services. Healthy housing is
affordable, high quality, and in a location within the community that m eets our needs and supports health
and well-being. The location of this development is ideal for residents to be able to use active modes of
transportation, which can increase their ability to be physically active and reduce their carbon footprint.
Access to affordable rental housing can reduce stress and allow residents to take better care of themselves as
well as their families by having more disposable income. More disposable income would allow for residents
to spend on healthy food, m edication, recreational opportunities, and educational opportunities which in
turn can help reduce health inequities.
As such, we are in support of this application m oving forward. Interior Health is committed to improving the
health and wellness of all by working collaboratively with local governments and community partners to
create policies and environments that support good health.

We rec ognize and acknowledge that we are collectively gathered on the traditional, ancestral, and unceded territories of the s even
I nterior Region First Nations. T his region is also home to 15 Chartered Métis Communities. It is with humility that we c ontinue to
s trengthen our relationships with First Nation, Métis, and I nuit peoples across the I nterior.

I NTERIOR HEALTH POPULATION HEALTH | 5 05 DO YLE AVE, KELOWNA, BC V1Y 0C5
P HO NE 2 50.469.7070 x 12287 C ELL 7 78.214.0674
E MAIL T anya.O sborne@interiorhealth.ca
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Sincerely,

Tanya Osborne
Com m unity Health Facilitator
Healthy Communities Healthy Families

We rec ognize and acknowledge that we are collectively gathered on the traditional, ancestral, and unceded territories of the s even
I nterior Region First Nations. T his region is also home to 15 Chartered Métis Communities. It is with humility that we c ontinue to
s trengthen our relationships with First Nation, Métis, and I nuit peoples across the I nterior.

I NTERIOR HEALTH POPULATION HEALTH
P HO NE 2 50.469.7070 x 12287

|

5 05 DO YLE AVE, KELOWNA, BC V1Y 0C5

C ELL 7 78.214.0674

E MAIL T anya.O sborne@interiorhealth.ca
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Feedback Form : Survey Report for 09 July 2022 to 08 August 2022

Q1

Do you agree with changing the land use at 655 Ellis Street from Ground Oriented

Residential to Urban Residential?
2 (11.1%)
2 (11.1%)
7 (38.9%)
7 (38.9%)

9 (50.0%)
9 (50.0%)

Question options
Yes

Yes, with conditions

No

Optional question (18 response(s), 0 skipped)
Question type: Radio Button Question

Page 2 of 9

- 30 Feedback Form : Survey Report for 09 July 2022 to 08 August 2022

Q2

If you answered 'No' or 'Yes, with conditions', please describe.

Screen Name Redacted

No reduction in parking spaces required

7/13/2022 06:41 PM

Screen Name Redacted

Will it provide public outdoor area/green space, trees and two ways

7/16/2022 02:08 PM

for egress? Fire and or escape routes example: road closures should
require two ways out. Use this opportunity to insist on greening up
this town not giving it all to developers. Three stories plus a garage is
4 stories math is math.

Screen Name Redacted

The usual caveats to a building project would apply. Do the builders

7/18/2022 09:55 AM

have a track record of completing quality projects on time? Are these
units relatively affordable for Penticton residents.

Screen Name Redacted

It is too much of a dramatic change. Perhaps 12 or 14 units stepped

7/18/2022 10:38 AM

back to better blend and have less of a dramatic impact with the
neighbourhood and traffic. There should also be a few visitor parking
spots available to help reduce the pressure on street parking.

Screen Name Redacted

This is across from Pen High, I will not approve it if it any sort of

7/18/2022 12:20 PM

recovery, shelter, wet/dry facility, but its a great place for family
oriented, regular appartment development.

Screen Name Redacted

Densification is important.

7/18/2022 12:28 PM

Screen Name Redacted

100% support density and this is a great location for it. However the

7/18/2022 03:55 PM

last thing Penticton needs is rich investors buying these properties
and using them for short term rentals. We should have a convenant
on these properties that they be owner occupied or long term rentals.

Screen Name Redacted

I support - increased density in this part of the city is a great idea.

7/19/2022 03:35 AM

BUT I believe the first (ground) floor should be for commercial use.
Although this is a residential street, it is right on the edge of
downtown and increased height, density, and commercial
development are the future for this part of town.

Screen Name Redacted
Page 3 of 9

Is there going to be PV Solar panels installed to reduce city costs of

- 31 Feedback Form : Survey Report for 09 July 2022 to 08 August 2022
7/19/2022 07:01 AM

purchasing power and provide power to the EV charging stations and
other electrical needs of the residents? Is EV charging included? Will
they have electric heat pumps for heating and cooling and hot water?
No Natural Gas hookups. Will this be a passive building built to Step
5 to help Penticton achieve its emission reductions by 2030 in the
CCAP? Our city planners have to realize that the heat dome we
experienced last year will become more prevalent and our demands
on developers has to be much more stringent to protect us in the
future. Look to all the climate solutions and require developers to
follow them. It is not more expensive to build well for our safety and
our city must consider these new ways of building.

Screen Name Redacted

Developers should be required to meet Penticton's Climate Action

7/21/2022 01:48 PM

Plan goals/targets and be able to prove adherence to Universal
Design Priniciples.

Screen Name Redacted

Access need to be from ellis with back alley access also. All parking

7/30/2022 08:49 PM

stalls no exclusions

Screen Name Redacted

There needs to be adequate parking for each unit( as per city code) ,

7/30/2022 09:24 PM

. Ellis street already has heavy traffic . There needs to be access to
the back of the building from Ellis street. The back alley access to the
parking spaces of new development will not be adequate. Thus alley
is narrow. There is a daycare , dental office, lawyers office, and
church that use the back alley daily. The alley is currently one way
traffic onto a very busy Eckhart Ave. Pen High school traffic is crazy
busy on Eckhart Ave from 8 am- 5 pm .and access out of the alley
onto Eckhart is difficult already due to heaven traffic during school
hours. Ellis street has tons of people speeding and it need speed
bumps and also speed limit signs on street. Currently neither of these
things exist on upper part of Ellis off of Eckhart.

Screen Name Redacted

Loss of a well used and appreciated business and church related

7/31/2022 08:33 PM

parking lot. Horrendous exit out of the alley onto Eckhardt Avenue.
Super bottle neck just for the business traffic. Adding all those
residential vehicles will be untenable and create further headaches
and accidenypts to everyone exiting the alley. Traffic flow will be a
real concern.

Optional question (13 response(s), 5 skipped)
Question type: Essay Question

Page 4 of 9
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Q3

Based on the information provided, would you have any concerns about what is being

considered for this site?

6 (33.3%)
6 (33.3%)

12 (66.7%)
12 (66.7%)

Question options
Yes

No

Optional question (18 response(s), 0 skipped)
Question type: Radio Button Question

Page 5 of 9
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Q4

If you answered Yes, please describe.

Screen Name Redacted

I am concerned about the current one way traffic in the lane between

7/13/2022 06:41 PM

Ellis and Main especially access onto Eckhardt St. which can be next
to impossible. I suggest reversing the one way so that traffic moves
off Ekhardt to the much quieter White Ave.

Screen Name Redacted

There are only 17 parking spaces...but the residents will have more

7/13/2022 09:54 PM

than 17 cars. Where will the overflow park? Only three trees are
going to be planted? There should be more greenery on the street
side. The gray/black/white color scheme is WAY overdone in
Penticton...it's a horrible fad that we'll be stuck with for decades. The
town is gray from Nov to March...we don't need gray/black buildings.

Screen Name Redacted

16 units with 17 parking stalls one of which is for handicap. SO 16

7/16/2022 02:08 PM

units 16 parking stalls. That will make for fights on the street for
parking. Please don't say you've studied that because we all know it
happens. It is so bad at one condo in Kelowna that taxis won't even
go to that address. Penticton is headed in that direction. Plugged
streets don't make for good neighbors. Don't be bought off again to
lower parking requirements, bike storage units DO NOT replace
parking. Try getting to work on the bus. Traffic congestion is a
concern as well.

Screen Name Redacted

The developer has maxed out every square inch of property and I

7/18/2022 10:38 AM

believe there should be a little more set back and green space.
Perhaps step the building back for less of "a wall of concrete" for a
less dramatic transition in the neighbourhood. It lacks imagination and
throws a large shadow on the rest of the single family homes on the
street.

Screen Name Redacted

I think it would be prudent to keep the parking / number of suites ratio

7/18/2022 03:37 PM

as proposed in the plan.

Screen Name Redacted

Concern that they will be used for short term rentals, not contributing

7/18/2022 03:55 PM

to housing supply for Penticton residents.

Screen Name Redacted

The information provided does not show how the developer plans to

7/19/2022 07:01 AM

create a building built to Step 5 to help Penticton achieve its emission
reductions by 2030 in the CCAP

Page 6 of 9
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Screen Name Redacted

As much as possible, tree canopy must be planted to ensure usable

7/21/2022 01:48 PM

shade on Ellis St.

Screen Name Redacted

Back alley access only. Exits onto narrow main street. dangerous exit

7/30/2022 08:49 PM

pointThere is also a daycare center there.

Screen Name Redacted

No vacation rentals should be allowed . There should be a reasonable

7/30/2022 09:24 PM

setback on the front of the building on Ellis to ensure green space/
landscaping . This will ensure a visually appealing building overall

Screen Name Redacted

Loss of parking for 600 block businesses. Unbelievable traffic

7/31/2022 08:33 PM

problems with exiting from the alley to the street. This is NOT a well
thought out plan.

Optional question (11 response(s), 7 skipped)
Question type: Essay Question

Page 7 of 9
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Q5

Rate your level of support for the development that is being proposed for this site.

0 (0.0%)

1 (5.9%)

0 (0.0%)

1 (5.9%)
2 (11.8%)
2 (11.8%)

7 (41.2%)
7 (41.2%)

7 (41.2%)
7 (41.2%)

Question options
Strongly Oppose

Somewhat Oppose

Optional question (17 response(s), 1 skipped)
Question type: Radio Button Question

Page 8 of 9

Somewhat Support

Strongly Support

Neutral

- 36 Feedback Form : Survey Report for 09 July 2022 to 08 August 2022

Q6

Which best describes your interest in providing feedback?

0 (0.0%)
1 (5.6%)

0 (0.0%)

1 (5.6%)

6 (33.3%)
6 (33.3%)

10 (55.6%)
10 (55.6%)

1 (5.6%)
1 (5.6%)

Question options
I live/own a property near 655 Ellis Street

I own a business near 655 Ellis Street

I am a resident of Penticton, but I do not live near 655 Ellis Street

Other (please specify)

I am a business owner in Penticton, but my business is not near 655 Ellis Street

Optional question (18 response(s), 0 skipped)
Question type: Radio Button Question

Page 9 of 9
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The Corporation of the City of Penticton
Bylaw No. 2022-46

A Bylaw to Amend Official Community Plan Bylaw No. 2019-08
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 No. 2019-08”;
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 “Official Community Plan Amendment Bylaw No. 2022-46.”

2.

Amendment:
“Official Community Plan Bylaw No. 2019-08” is hereby amended as follows:
2.1

To change the following designations as follows:
Amend Map 1: Future Land Use, to change future land use designation for Lot 1 District Lot 202
Similkameen Division Yale District Plan EPP120346, located at 655 Ellis Street from ‘Ground
Oriented Residential’ to ‘Urban Residential’ as shown on Schedule ‘A’.

2.2

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

READ A FIRST time this

16 day of

August, 2022

6 day of

September, 2022

READ A SECOND time this

day of

, 2022

READ A THIRD time this

day of

, 2022

ADOPTED this

day of

, 2022

A PUBLIC HEARING was held this

Notice of intention to proceed with this bylaw was published on the 26th day of August, 2022 and the 31st day of August, 2022 in an online
news source and the newspaper, pursuant to Section 94.2 of the Community Charter.

John Vassilaki, Mayor

Angie Collison, Corporate Officer

Official Community Plan Amendment Bylaw No. 2022-46
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The Corporation of the City of Penticton
Bylaw No. 2022-47

A Bylaw to Amend Zoning Bylaw 2021-01
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 No. 2021-01;
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. 2022-47”.

2.

Amendment:
2.1

Zoning Bylaw No. 2021-01 is hereby amended as follows:
Rezone Lot 1 District Lot 202 Similkameen Division Yale District Plan EPP120346, located at 655
Ellis Street from P1 (Public Assembly) to RM5 (Urban Residential) as shown on Schedule ‘A’.

2.2

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

READ A FIRST time this

16 day of

August, 2022

6 day of

September, 2022

READ A SECOND time this

day of

, 2022

READ A THIRD time this

day of

, 2022

ADOPTED this

day of

, 2022

A PUBLIC HEARING was held this

Notice of intention to proceed with this bylaw was published on the 26th day of August, 2022 and the 31st day of August, 2022 in an
online news source and the newspaper, pursuant to Section 94.2 of the Community Charter.

John Vassilaki, Mayor

Angie Collison, Corporate Officer

Zoning Amendment Bylaw No. 2022-47
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