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CORPORATION OF THE CITY OF VERNON

v

ADVISORY PLANNING COMMITTEE
TUESDAY, MAY 26, 2020 @ 4 P.M.

OKANAGAN LAKE ROOM
AGENDA

ADOPTION OF AGENDA

ADOPTION OF MINUTES

May 12, 2020 (attached)

NEW BUSINESS:

a) ZONO0O0300 — Rezoning Application for 1800 Phoenix Drive

INFORMATION ITEMS:

a) The Staff Liaison reviewed APC related items discussed at the May 25, 2020
Council meeting.

DATE OF NEXT MEETING:

The next meeting is to tentatively scheduled for Tuesday, June 9, 2020.

ADJOURNMENT




THE CORPORATION OF THE CITY OF VERNON

- MINUTES OF ADVISORY PLANNING COMMITTEE MEETING
HELD

TUESDAY, MAY 12, 2020

PRESENT: VOTING
Larry Lundgren
Doug Neden
Joshua Lunn
Monique Hubbs-Michiel
Phyllis Kereliuk
Don Schuster
Mark Longworth
Bill Tarr
Harpreet Nahal
Jamie Paterson
Lisa Briggs

NON-VOTING
Mayor Cumming (Alternate Member)

ABSENT: Councillor Mund (Appointed Member)

STAFF: Craig Broderick, Manager, Current Planning/Staff Liaison
Janice Nicol, Legislative Committee Clerk

ORDER The Chair called the meeting to order at 4:01 p.m.
ADOPTION OF Moved by Don Schuster, seconded by Monique Hubbs-
AGENDA Michiel;

THAT the agenda of the Advisory Planning Committee
meeting for May 12, 2020 be amended to include:

1) Under Unfinished Business: Freshco Sign

AND FURTHER, that the agenda be adopted as
amended.

CARRIED.
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ADOPTION OF
MINUTES

FRESHCO SIGN

DEVELOPMENT
VARIANCE PERMIT
APPLICATION FOR
5757 OKANAGAN
LANDING ROAD

Moved by Monigue Hubbs-Michiel, seconded by Bill Tarr;

THAT the minutes for the Advisory Planning Committee
meeting of April 28, 2020 be adopted.

CARRIED.

UNFINISHED BUSINESS:

A Committee member noted that he had been contacted by
several residents regarding concern about an additional neon
sign at the site of ‘Freshco’ (the former downtown Safeway).
It was confirmed that there will not be a neon sign. A
confirmation email will be sent out to the Committee from the
Staff Liaison.

NEW BUSINESS:

The Manager, Current Planning, reviewed Development
Variance Permit application for 5757 Okanagan Landing Road.
The Committee noted the following:

e Clarification that this will be a new build and won't
obstruct anyone’s view.

Moved by Doug Neden, seconded by Monique Hubbs-Michiel;

THAT the Advisory Planning Committee recommends that
Council support the Development Variance Permit
application #DVP00478 to vary the following section of
Zoning Bylaw #5000 to increase the maximum size of a
secondary suite within a secondary building from 90m? to
104m? on the property located on Lot A, DL 66, Plan
228582, ODYD, (5757 Okanagan Landing Road):

a) To vary Section 5.55, to increase the maximum floor
area of a secondary suite from 90m? to 104m?>.

AND FURTHER, that the Advisory Planning Committee
recommends that Council’s support of DVP00478 is
subject to the following:

a) That the survey plan and elevation plan intended to
illustrate the height of the proposed structure and noted
as Attachment 1 and 2 in the report titled “Development
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DEVELOPMENT
VARIANCE PERMIT
FOR 180 WHISTLER

PLACE

INFORMATION ITEMS

Variance Permit Application for 5757 Okanagan
Landing Road” and dated May 7, 2020 by the Planning
Assistant be attached to and form part of DVP00478 as
Schedule ‘A’.

CARRIED.

The Manager, Current Planning reviewed Development
Variance Permit application DVP00475 for 180 Whistler
Place. The Committee noted the following:

e There was concern regarding the mitigation of water
from lots closer to Whistler Place flowing downstream

e Concern for integrity of fill that will be placed on
proposed building lots and the degree of the existing
slope on the proposed Lots 11 and 12

e Drainage and how it will be managed is a concern.
Confirmation that subdivision will not be approved until
drainage issues have been managed through a
geotechnical plan

e Concern that lot plan can be changed and building
location can be changed.

Moved by Harpreet Nahal, seconded by Doug Neden;

THAT the Advisory Planning Committee recommends that
Council support the development variance permit
application to vary Section 4.16 of Zoning Bylaw #5000 in
order to allow for subdivision and construction on portions
of proposed lots with slopes in excess of 30% on Lot 1,
Plan KAP33073, Sec 13, Tp 8, ODYD, Except Plans
36571, KAP47539, KAP47864, KAP50864, KAP52670,
KAP60627, KAP67778, KAP75529, KAP76799,
KAP78519, KAP80460, KAP81247, KAP82631,
KAP85397, KAP86557, KAP87697, and KAP90546 (180
Whistler Place).

CARRIED.

The Manager, Current Planning reviewed the following APC
related applications discussed at the May 11", 2020, Council
meeting:

e DVP00474 —-2600 25" Avenue — issued, once all
conditions of Council have been met
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e DVP00477 — 1103 35" Avenue - Council voted to
support this application due to neighbour support. Staff
recommendation changed from March 26 APC meeting
to ‘not support’ due to further information received.

NEXT MEETING The next meeting of the Advisory Planning Committee is to
tentatively scheduled for May 26, 2020.

ADJOURNMENT The meeting of the Advisory Planning Committee adjourned at:
4:36 p.m.

CERTIFIED CORRECT:

Chair




THE CORPORATION OF THE CITY OF VERNON
REPORT TO COUNCIL

SUBMITTED BY: Daniel Sturgeon COUNCIL MEETING: REG cowQd wcad
Long Range Planner COUNCIL MEETING DATE: June 8, 2020

REPORT DATE: May 22, 2020
FILE: ZONO0300 (3360-20)

SUBJECT: REZONING APPLICATION FOR 1800 PHOENIX DRIVE

PURPOSE:

To present a rezoning application for the subject property located at 1800 Phoenix Drive within the Foothills
Neighbourhood from A2 (Rural — Large Holdings) and R2 (Large Lot Residential) to HR1 (Hillside
Residential Single and Two Family), HR2 (Hillside Residential Multi-Family), and P1 (Parks and Open
Space) in order to allow the subdivision of single and two family lots, a multi-family lot, the dedication of
undisturbed open space and a remnant parcel.

RECOMMENDATION:

THAT Council support the application to rezone Amended Lot G (SEE DD 216774F) Sections 13 and 24
Township 8 ODYD Plan 1362 Except Plans 28422, 36541, KAP82631, KAP84094, KAP90431, EPP38363
And EPP72337 (1800 Phoenix Drive) within the Foothills Neighbourhood from A2 (Rural — Large Holdings)
and R2 (Large Lot Residential) to HR1 (Hillside Residential Single and Two Family), HR2 (Hillside
Residential Multi-Family), and P1 (Parks and Open Space);

AND FURTHER, that prior to adoption of a zoning amendment bylaw:

a) Registration of a Section 219 “No Disturb” Covenant on the remnant parcel (lands beyond Phase 1)
that would restrict future subdivision or any development until the approval of a pre-plan, consistent
with the Foothills Neighbourhood Plan, that would identify the location of a future road network that
specifically connects with Mountridge Drive to the north and generally to the road network to the
east, respects sensitive areas including seasonal water bodies or drainage courses, and provides
for future parks and trail connections;

b) Registration of a 50 metre radius no-build and no-disturb covenant for the area surrounding the
archaeological site;

c) Payment of water latecomer charges for use of reservoir capacity in the Sun Peaks Reservoir;

d) Confirmation of the downstream capacity of the existing drainage system to handle flows from the
proposed development;

e) The applicant provide geotechnical information regarding slope, soil and hydrogeological conditions
along the edge of the environmentally sensitive area in Phase 1 of the proposed development,
including recommendations regarding the location of final lot lines, a no disturb covenant, and safe
building setbacks in this area;
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f) Submission of Subdivision and Environmental Development Permit applications for Phase 1 of the
development including design of on-site and off-site works and services necessary to service the

first phase of development and receipt of a supportable subdivision layout to the satisfaction of the
Approving Officer; and

g) Finalization of a traffic impact assessment which details any necessary off-site improvements as
result of the proposed development and registration of any necessary covenants restricting
development phases until such improvements are complete.

ALTERNATIVES & IMPLICATIONS:

1.

THAT Council Any other conditions as cited by Council.

Note: This alternative supports the rezoning application as submitted with the addition of any other
conditions that Council may wish to add.

THAT Council NOT support the application to rezone Amended Lot G (SEE DD 216774F) Sections 13
and 24 Township 8 Osoyoos Division Yale District Plan 1362 Except Plans 28422, 36541, KAP82631,
KAP84094, KAP90431, EPP38363 And EPP72337 (1800 Phoenix Drive) within the Foothills
Neighbourhood from A2 (Rural — Large Holdings) and R2 (Large Lot Residential) to HR1 (Hillside
Residential Single and Two Family), HR2 (Hillside Residential Multi-Family), and P1 (Parks and Open
Space).

Note: This alternative does not support the rezoning application, and as a result the application as
submitted would not be able to proceed.

ANALYSIS:

A. Committee Recommendations:

At its meeting of May 26, 2020, the Advisory Planning Committee passed the following resolution:

“ “

B. Rationale:

1.

The subject property is addressed 1800 Phoenix |} & e | b neiike
Drive (Figures 1 and 2). It is located within the |/ =~ -~ | [~ "
Foothills neighbourhood and adjacent to North [/~ | i ==
Okanagan Regional District lands (Electoral Area 1‘ ot ‘ ) o
C). Current roads to the property include |/ Yot 3 : P
Blackcomb Way and Phoenix Drive at the [\ | | f‘ ‘\*" I
southern property line and Mountridge Road |t ' — | ¢ o N
(within RDNO) at the northern property line. B e b ‘ o

The subject property is a 190 acre (77 hectare) | + = | g == ]
irregular shaped parcel that forms approximately | & = = ! <
one-quarter of all the lands within the Foothills '
Neighbourhood Plan. It is designated as Hillside |
Residential and Rural-Agricultural within the |
Official Community Plan/Foothills Neighbourhood
Plan (Attachments 1 and 2). It is currently zoned
A2 and R2 (Attachment 3).

Figure 1 — Property Location Map
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The R2 portion of the site is the result of a 2005 OCP amendment and rezoning process. This area was
cleared and graded however development did not proceed further. A new subdivision application is
currently underway for this portion of the site.

The adjacent zoning and land uses are:

Position Zoning Land Use
NORTH Outside City Limits Rural Residential
WEST Outside City Limits Rural Residential
SOUTH R2, HR1, and P1 Single Family Residential
EAST HR1, NU RDNO and CR | Rural Residential/
RDNO Undeveloped/Steep Slopes

The terrain of the property is complex with large areas of
slope in excess of 30 degrees and sensitive ecosystems
as shown on the attached topographic and conservation
value maps (Attachments 4 and 5).

The sensitive ecosystem areas include a wildlife corridor
which crosses the site from the south-west to the north
east, areas of grasslands, shrublands and woodlands and
clusters of rare ecological communities (groups of co-
dependent species). These areas contain a number of
federally listed red and blue-listed plant species. A wetted
area and shallow-aquifer in the southwest corner support
a large ESA and critical natural drainage functions from
the site. Additionally, an unnamed creek enters the
property from the northern property line and exits to the
west near the northern property line.

B
¥ § ( A ]
4 % a9
ok “

Figure 2 — Aerial Map of Property

The subject property is vacant. Historical development
across the site includes rough roads and an informal trail
network and a flattened area of former pasture or farmland. Human and agricultural activities have led
to the introduction of a number of invasive species which compromise some ESA function. The site also
contains a provincially protected archaeological site. The location of the site has been removed from the
drawings to protect its integrity.

The steep slopes across the subject site are significant, with many areas exceeding 45% slope. The
development areas of the parcel containing the least amount of ESA areas and steep slopes are located
in the north-west and south-east quadrants. This generally follows the underlying OCP designation.

The applicant proposes the rezoning to accommodate several phases of subdivision and development
over ten or more years. The proposed zoning designations are HR1, HR2 and Park as shown in
Attachment 6.

A conceptual subdivision phasing plan and overall site layout is shown in Attachment 7. Phases are not
necessarily expected to occur in the sequence of their numbering.

Development of the 39 acres (15 hectares) in the south-eastern portion of the site (Block 3 on
Attachment 6 and Phases 9 through 12 on Attachment 7) requires construction of an offsite high-
elevation water reservoir to the north-east of the subject site. Significant coordination of development
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amongst multiple properties with different ownership is required for this to occur, and combined with the
expense of development, is unanticipated for more than a decade.

HR1 Zoning for single and two family dwellings is proposed for 65% of the site, totalling 124 acres (50
hectares). The topographical and ESA limitations of the site will limit the buildable area. The applicant’s
conceptual plans indicate a full build-out across the site of 350 lots.

Two clusters of HR2 zoning for row-housing and semi-detached housing is proposed for 4% of the site
(8 acres or 3.2 hectares) in the central-western and north-wester portions of the site. At the maximum
density in the HR2 zone, this represents a potential 176 housing units.

Park Zoning is proposed for 23% of the site, a 107 acre (43 acre) strip of land following the approximate
boundaries and locations of the wildlife corridor and areas designated as Rural-Agricultural in the Official
Community Plan. It is anticipated that these lands would be conveyed to the City as development across
the site proceeds. These lands preserve the wildlife corridor and some large ESA areas.

Three areas of steeply-sloped lands within the area of site designated in the OCP as Rural-Agricultural
are proposed to remain as A2 Zoning. The applicant may pursue development of these lands in the
future. This would require a successful Official Community Plan amendment and rezoning process,
supplemented by detailed engineering and subdivision design and Council’s support of a Development
Variance Permit (to the Zoning Bylaw) for development on lands in excess of 30% slope. Given the
slope within these areas exceeds 45%, Administration has advised the applicant of the challenges that
this would present and the detailed development information that would be required.

Other smaller areas of steeply sloped lands are proposed by the applicant to be rezoned to HR1 and
HR2. Similarly, development within these areas would be subject to a Development Variance Permit
process before subdivision and development could proceed. While Administration is reluctant to support
such variances, it is possible in some instances to undertake development on steep slopes provided
detailed design is undertaken and it is proven that development can proceed in accordance with the
City’s Hillside Guidelines.

The first phase of development proposes to extend Blackcomb Drive north through the subject property
to the end of Phase 1 (as shown in Attachment 7). This would incorporate 200 metres of road,
constructed to a reduced-width road standard with no development and across a highly sensitive and
ecologically valuable area that functions as an important drainage corridor for the site.

Beyond the 200 metre road section, development within the Phase 1 area proposes to infringe upon the
ESA area, alter natural drainage processes, and incorporate areas of steep slope. In response to
concerns regarding the integrity of drainage and ESA, the applicant has provided additional detailed
information. Actions to mitigate disturbance in the ESA area and maintain drainage include no-disturb
covenants on future lots, large open-bottom culverts for wildlife passage, a reduced road standard, and
specialized stormwater management techniques. Compensation for removal of ESA area includes re-
planting of species in alternate locations and removal of debris and invasive species.

It is acknowledged that some intrusion into the environmentally sensitive areas is unavoidable to
accommodate development. However, concerns remain with the unknown impacts on sensitive areas
and the exact boundary of development which would be acceptable in Phase 1. As result, Administration
recommends that prior to adoption of the rezoning bylaw, the applicant undertake a detailed subdivision
and Development Permit processes up to a point where a supportable layout subdivision layout is
achieved. This serves as a means to confirm that the zoning boundaries on this complex site are
appropriate.
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The application to rezone the subject property to HR1, HR2 and P1 is generally consistent with the OCP
and Foothills Neighbourhood Plan land use designations of Hillside Residential Single, Two Family and
Multi Family uses. The OCP and Foothills Neighbourhood Plan Land Use Maps for this area
(Attachments 1 and 2) show the Rural Agricultural (RAGR), Hillside Residential (HRES) and Sensitive
Areas in a slightly different configuration than the proposed zoning, however the applicant has provided
more details in an Environmental Impact Assessment prepared by Sage Environmental Ltd dated April
2018, and supplementary information provided by Western Water Associations.

Administration supports the rezoning of the subject lands as the proposed land use generally conforms
to the OCP. Roads, trails and parklands would be secured by dedication, statutory right of way or road
reserve through the subdivision of Phase 1 and subsequent development phases. The final location of
lot lines and roads would be determined through detailed design and governed by supporting policies
including the Environmental Management Strategy and Hillside Guidelines and applicable provincial
regulation (including the Riparian Areas Protection Regulation).

A development permit would be required for the development of multi-family (HR2 Zoned) areas, and
details of site layout, landscaping, parking and loading areas, access, building design and finish for these
areas would be governed by the development permit review and approval process.

. Attachments:

Attachment 1: Official Community Plan Designations

Attachment 2: Current Zoning

Attachment 3: Foothills Neighbourhood Plan Land Use Designations
Attachment 4: Topographic Plan of Subject Property

Attachment 5: Environmentally Sensitive Areas / Conservation Values
Attachment 6: Proposed Zoning Block Plan

Attachment 7: Proposed Subdivision Phasing Plan of Subject Property

. Council’s Strategic Plan 2019 — 2022 Goals/Action Items:

The subject application involves the following goals/action items in Council’s Strategic Plan 2019 — 2022:

> Support sustainable neighbourhoods by implementing neighbourhood plans and the OCP

. Relevant Policy/Bylaws/Resolutions:

Official Community Plan Policies:

13.1  Maintain a clear and consistent approach to environmental management and ecosystem
protection throughout the city in accordance with the Environmental Management Areas
Strategy.

13.8 Work to enhance community access to lakeshore areas, hiking and walking paths and park
space through the development process and in conjunction with municipal operations and other
agencies as appropriate.

13.11 Ensure ecosystem conservation, enhancement, mitigation and restoration are undertaken as
opportunities arise or as required as part of the development process.

26.1 The subject property is identified on Map 16 as the Hillside Residential and Agricultural District
and designated as Development Permit Area 3.
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OCP Policies 29.20 through 29.40 contain Design Guidelines applicable to lands within the Foothilis
Neighbourhood Plan Area.

BUDGET/RESOURCE IMPLICATIONS:

N/A
Prepared by: Approved for submission to Council:
Daniel Sturgeon Will Pearce, CAO

Long Range Planner
Date:

Kim Flick
Director, Community Infrastructure and Development

REVIEWED WITH

[0 Corporate Services [0 Operations (I Current Planning

[J Bylaw Compliance [ Public Works/Airport X Long Range Planning & Sustainability
[0 Real Estate O Facilities [0 Building & Licensing

0 RCMP ] Utilities X Engineering Development Services
Fire & Rescue Services [J Recreation Services O Infrastructure Management

[J Human Resources Parks Transportation

O Financial Services [0 Economic Development & Tourism
COMMITTEE: (APC) May 25, 2020

O OTHER:

G:\3000-3699 LAND ADMINISTRATION\3360 ZONING AND REZONING\20 Applications\ZON00300\2 PROC\Rpt\200522_ds_APC_Rpt_ZON300.docx
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Map #5: Land Use Designations

Attachment 3
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Date: April 6, 2018 1800 Phoenix Drive
Conservation Value Mapping
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