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P1
CITY OF

SALMONARM
His Worship Mayor Harrison and Members of CouncilTO:

Date: January 20, 2023

Official Community Plan Amendment Application No. OCP4000-53
Zoning Bylaw Amendment Application No. 1255

Subject:

Legal:
Civic:
Owner/Applicant: 1026082 BC Ltd.
Agent:

Lot 2, Section 10, Township 20, Range 10, W6M, KDYD, Plan 31437
1481- 10 Street SW

IBA Architecture Inc. (R. Bestoon)

MOTION FOR CONSIDERATION

A bylaw be prepared for Council’s consideration, adoption of which would amend
the Official Community Plan Bylaw No. 4000 Land Use Designation of Lot 2, Section
10, Township 20, Range 10, W6M, KDYD, Plan 31437 from MR (Medium Density
Residential) to HR (High Density Residential);

THAT:

Pursuant to Section 475 of the Local Government Act, Council shall consider this
Official Community Plan amendment after appropriate consultation with affected
organizations and authorities;

AND THAT:

Pursuant to Section 476 of the Local Government Act, Council shall consider this
Official Community Plan amendment after required consultation with School District
No. 83;

AND THAT:

Pursuant to Section 477 (3) (a) of the Local Government Act, Second Reading of the
Official Community Plan bylaw be withheld pending Council’s consideration of the
amendment in conjunction with:

AND THAT:

1) The Financial Plans of the City of Salmon Arm; and
2) The Liquid Waste Management Plan of the City of Salmon Arm.

A bylaw be prepared for Council’s consideration, adoption of which would amend
Zoning Bylaw No. 2303 by rezoning Lot 2, Section 10, Township 20, Range 10, W6M,
KDYD, Plan 31437 from R-1 (Single-Family Residential Zone) to R-5 (High Density
Residential Zone);

AND THAT:

AND FURTHER THAT: Final Reading of the Zoning Amendment Bylaw be withheld subject to
adoption of the associated Official Community Plan Amendment Bylaw.

STAFF RECOMMENDATION

The motion for consideration be adopted.THAT:

BACKGROUND

The 0.2527 hectare (0.62 acre) subject parcel is located at 1481 - 10 Street SW (Appendix 1 & 2). The
subject parcel is designated Medium Density Residential in the City’s Official Community Plan (OCP)
and zoned R-1 (Single Family Residential) in the Zoning Bylaw (Appendix 3 & 4). The proposal is to
amend the OCP and Zoning Bylaw to support high density residential development. 5.1/5.2



p2 DSD Memorandum

The OCP land use designation is proposed to be amended from Medium Density Residential to High
Density, as well as the Zoning is proposed to be amended from R-1 (Single Family Residential) to R-5 (High
Density Residential Zone). These amendments would support multi-family development under a
Development Permit application (DP-447). The development proposalconsists of triplex, 4-plex and 5 plex
buildings for a total of 19 dwelling units as shown in the site plan and building concepts provided (Appendix
5). Site photos are attached as Appendix 6.
This area is comprised of a mix of residential zoned parcels (R-1 and R-4), as well as agricultural (A-1 and
A-2) parcels. Present land uses adjacent to the subject parcel include the following:

North: Medium Density OCP designation, Low Density Residential use (R-1) parcel,
South: Medium Density Residential (R-4) parcel,
West: ALR, Salmon Valley Agriculture (A-1) parcel, and
East: Road (10 Street SW), with Medium Density Residential (R-4 and R-1) parcels beyond.

QCP-53 / ZON-1255 20 January 2023

OCP POLICY

The subject parcel is designated Medium Density Residential in the OCP and is within Residential
Development Area B, the second highest priority area for development. 10 Street SW is designated as an
Urban Collector Road (OCP Map 12.1).

In consideration of the High Density/R-5 use of the site, the proposal appears to align with the OCP Urban
Residential Objectives of Section 8.2 and Urban Residential Policies listed in Section 8.3, including
providing a variety of housing types and options. In terms of siting, the proposal appears to match with
OCP Siting Policies under Section 8.3.19, including good access to transportation routes, recreation,
community services, and utility servicing. OCP Map 11.2 designates a pedestrian corridor
(greenway/sidewalk) along the 10 Street SW frontage of the subject property.
As per OCP residential policy, multi-family development is subject to a Development Permit application.
The applicants have submitted an application (DP-447) demonstrating their intent for the site.
Local Government Act

Pursuant to Sections 475 and 476 of the Local Government Act (consultation during OCP development and
amendments) the proposed OCP amendments were referred to the following external organizations:

Appendix 7
No response to date
Appendix 8
No comment to date
No comment to date

Adams Lake Band
Neskonlith Band
Economic Development Society
Interior Health
School District 83

A formal response was received from the Title and Rights Department of the Adams Lake Band and has
been provided to the applicant for their information and potential action moving forward. Subsequently, the
City inquired via Data Request to the Archeological Branch of British Columbia as to any Provincial records
of known archeological sites related to the subject parcel. It is the responsibility of the proponent to proceed
under the Heritage Conservation Act accordingly.
The Salmon Arm Economic Development Society recognizes the importance of housing options and
supports the application as presented.
COMMENTS

Ministry of Transportation and Infrastructure
In response to the City's referral, the Ministry of Transportation and Infrastructure has advised that the
proposal does not fall under Section 52 of the Transportation Act (development near controlled access
highway) and as such will not require formal MOTI approval and signature.

Page 2 of 4



OCP-53 / ZON-1255 20 January 2023DSD Memorandum P3
Engineering Department
No concerns. Servicing and frontage improvements as per the Subdivision and Servicing Bylaw are
required, as detailed in the attached memorandum (Appendix 9).
Building Department
No concerns.
Public Consultation
Pursuant to the Local Government Act and City of Salmon Arm Zoning Bylaw, notices are mailed to land
owners within a 30m radius of the application. Newspaper ads are placed in two editions of the local paper
in advance of the Statutory Public Hearing. The notices outline the proposal and advise those with an
interest in the proposal to provide written submission prior to the Statutory Public Hearing and information
regarding attending the Hearing, it is expected that the Hearing for this application will be held on March
13, 2023.
Planning Department
Keeping in mind the proposed High Density Residential OCP designation, the subject parcel is located in
an area well-suited for development as proposed, within walking distance to commercial services, parks
and greenspace, and the downtown area beyond. The subject parcel is just 360 m from the corner of 10
Avenue and 10 Street SW, within walking distance to Picadilly Mall and Blackburn Park. The proposed
development is generally aligned with neighbouring land uses, situated between other residential parcels,
with R-4 lots to the east and south, as well as commercial lands further to the north.
The maximum residential density permitted under R-5 (High Density) zoning is 100 dwelling units per
hectare of land. As the subject parcel is 0.2527 hectares in area, the maximum permitted density under R-
5 would be 25 dwelling units assuming the present gross areas of the subject parcel and no density bonus.
With a density bonus under the R-5 Zone, the parcel could permit a total of 32 units (130 per hectare). The
owner intends to develop a total of 19 dwelling units as supported by the proposed R-5 zoning, and the site
appears to easily support the proposal within the regulations of the R-5 Zone. Staff feel that the proposed
density represents a reasonable balance between growth management principles while respecting existing
land uses: the proposed density (19 units) appears reasonably sensitive to established neighbouring land
uses while representing an increase in present density and variety of housing type.
Table 1- Zoning Analysis (0.25 hectare area)

R-5 with Bonus R-4 R-4 with Bonus ProposedR-5
12 units 19 unitsDensity 25 units 32 units 10 units

Height 12 m 15 m 10 m 13 m 10.7 m
38.4%Parcel

Coverage
55 % 70 % 55 % 55 %

Setback- front 5 m 5 m 5 m 5 m 5 m
Setback-
interior side

2.4 m 1.2 / 1.8 m 1.2 / 1.8 m 2.4 m2.4 m

5 m 5 mSetback - rear 5 m 5 m 5 m
15 18 28Parking 32 40

6 (20%) 8 (20%) 3 (20%) 4 (20%) 3 (11%)Small Car
Spaces

A site plan has been provided, indicating that the proposed R-5 Zone regulations can be met (Appendix 5).
As detailed in the Zoning Analysis table above, the proposed development largely meets the regulations
for development within the R4 Zone, with the exception of the proposed density. Any significant alteration
in the development concept would be subject to the Development Permit process.

In consideration of the OOP's agricultural policies, fencing will be a required along the ALR boundary at the
west parcel line and is to be completed to the ALC specifications for a Solid Wood Fence. Solid wood
fencing is proposed. With the proposed R-5 zoning, there will also be a minimum 5.0 m building setback
from the rear parcel line.
As previously noted, aligned with the requested OCP designation and rezoning, a form and character
Development Permit application has been submitted to demonstrate how the proposed buildings, lot

Page 3 of 4



DSD Memorandum OCP-53 / ZON-1255 20 January 2023

grading, site and landscape designs will address the various requirements. Detailed review of this
application will proceed through City staff, the Design Review Panel, and Council for consideration of
approval.

CONCLUSION

Staff recognize the need for a range of diverse housing options within the community. Considering the
specific location of the subject parcel including proximity to commercial and community lands, and potential
for future development along the 10 Street SW corridor, an increase in the supply of dwelling units is
deemed by staff to be a positive step towards addressing a pressing community need. The proposed High
Density OCP land use designation and R-5 zoning of the subject property are therefore supported by staff.
Specific details regarding the development of the site will be addressed through the Development Permit
application, a building permit, and will be subject to meeting Zoning Bylaw and BC Building Code
requirements.

7
r

Reviewed by: Robert Niewenhuizen, AScT
Director of Engineering and Public Works

Prepared by: Chris Larson, RPP, MCIP
Senior Planner
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Appendix 3: OCP
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1481 10th STREET SW, SALMON ARM BC
DEVELOPMENT PERMIT APPLICATION

DESIGN RATIONALE

2022,10.31

Prepared by:

IBA Architecture Inc.mm
2448 - 1055 W Georgia St,, Vancouver BC, V6E 3P3
604 909 1267 | info@ibarch.ca | www.ibarch.ca

To be submitted to:

Development Services
City of Salmon Arm
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Appendix 5: Design Rationale p11
Raman Bestoon - Architect AIBC

IBA Architecture Inc.
2448 - 1055 West Georgia Street
Vancouver, BC Canada V6E 3P3
604 9091267 I lnfo®ibarch.ca
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1481 10th street, Salmon Arm BC

P12

1.0 OVERVIEW

The proposed town housing development thoroughly addresses the main goals pursued by
the City of Salmon Arm for these land uses. Strategies have been discussed among the
project's Architect and the City Planning for minimizing the impact of the development on
the natural environment, topography,open space, and visual character of Salmon Arm.
The OCP Future Land use Designation was adopted accordingly, and the aimed Zoning: R5
accepts that the form and character may include multiple dwelling housing units.
We believe that the proposed townhouse typology - Triplex, Fourplex, and Five plex-
addresses ail significant elements the OCP and are deemed to be quality yet affordable
forms of housing in the Salmon Arm area market. They have become an excellent product
type to satisfy the mid to upper market housing demand, much of which has not been
available in the overall 10th street.

2.0 PROJECT DESCRIPTION

The suitable topography of the developable land lends itself to this multi-family form
product type.
This townhouse form project develops along 10lh street, on east side, with 5 residential
buildings and a total number of 19 unifs. It comprises diversified building types - triplex,
fourplex, and five -plex- and multiple configurations based on their relationship with the
topographic setting and the road/grading.
This site, of approximately 0.25 Hectare among the multifamily and single-family residential
area.
The architectural design has tackled a wide range of different floor plans options, in
combination with diverse section developments. We propose full three storey units, and
walk-out units, ensuring an attractive broad housing mix in this neighborhood.
The Architectural exterior design has been carefully designed taking in account the
adjacent neighborhoods architectural context, and the specific sensibilities that were put
on the table by the participants during the preliminary design stage.
Therefore,a refined craftsman style with modern and vibrant looking neighborhood.
In addition, the buildings’ envelope have been conceived with parameters that enable the
efficiency of both energy and construction costs, emphasizing the differentiation of the
buildings through the choice of colors, architectural accents and landscaping, rather than
over-complicating the facades layout (form factor, opaque walls to openings ratio,...} or
over-designing the buildings' elevations.
Special attention was given to the landscaped areas and to the interface with the
pedestrian connectivity between the development and neighborhood.
Finally, an amenity area has been proposed in the rear side iocation, certainly adding a
great supporting infrastructure for the use of the community.

P/'I /'-IQ 1 A
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1481 10th street, Salmon Arm BC

3.0 SITE AND PARKING ACCESS

The proposed roads and the architectural design giving a responsible and conscious
solution from many perspectives: cost efficiencies, yield efficiencies, tax impact to
municipality,neighborhood character and efficient use of the land.
Regarding parking; the units have double and single garages, with a minimum driveway
length Of 7.5 m, and provisions for visitor On-site parking as per the Appendix I-Parking and
Loading zoning bylaw.

4.0 ZONING AND OCP AMENDMENT

The current zone of the site is Rl.
The developer of this site;decided to submit rezonirtg application to R5,
We recommend that the city of Salmon arm allow for the rezoning of this site to R5 for the
following reasons:

• The site will be more developable
• The developer feel that the design quality of this project Can be inspirational for

other future developments nearby that benefits the neighborhood
• The proposed area of the units benefits the resident of the building. And satisfy the

community need for larger units with several bedrooms.
We think that the city will be supporting the rezoning of this site to R4 as the adjacent site
(1611) is already rezoned to R4. However, the developer of this site (1481) submits rezonihg
application to R5.
We considered a several architectural design and planning strategies to satisfy the city that
rezoning this site to R5 can be very logical, and R5 zone can be the best land use for this
site:

1. We designed the site plan In a way that 6 units of this project orienting the 10th street.
All the remaining units are located behind these 6 units. This way, We think we could
make the real density of the project to be unseeh from the 10»' street. Which can
positively impact the visual sense of the neighbourhood.

O it
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1481 10th street, Salmon Arm BC

P14
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2. IBA designed this project with craftsman architecture style that reflects the context
architecture style and created a great visual relationship between the 10lh street and
the front buildings by providing strong architectural elements. For example; bay
windows, gabled roofs, different craftsman porch roofs, classical looking windows,etc.
All these architectural themes taken from the context buildings and making this project
to be more fitting and visually more acceptable for this neighborhood.

3. in designing the front side buildings, repetition has been reduced,by designing the front
five units as one building. Each of the unit has a deferent exterior design, and all
together form one building design, this strategy will make the look of the project to be
less crowded.

UNIT #2 UNIT «3 UNIfM UNIT WUNIT *5

mi
' onro'c e' ffl'Olfflh'-

J. I

m
* TO-

I

aim
4; A community garden and play area located on the rear side of the project.

This will fulfill the need of the residence for the community area.This area unseen from
the 10th street.

5. 3 meters evergreen fence proposed around this project to achieve the privacy for the
neighbors.

6. While we are reaped to apply for the Zoning & OCR amendment for high-density R5,
we meet all the R4 requirements except density. For example, Setbacks, HT, Coverage
area,and Parking reguirements. More details provided below:

O 1
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1481 10th street, Salmon Arm BC

• The total requirednumber of the parking spots for this project is 28 spots in R4
zoning bylaw. We have provided 28 parking spots.

• The maximum allowable coverage area is %55 in R5 & R4.
The proposed coverage area is %38

• The maximum allowable Night in R4 is 13 meters {13 m,if any of the special
amenity(iesj inTable 2 are provided),
Our proposed Hight is 10.7 meters for this rental townhouse.
Note:The maximum allowable number of units is 25 in R5 zoning.
We provided 19 dwelling units which is below the maximum density of R5.

A /sf L
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1481 10th street, Salmon Arm BC

P16 I B
5.0 SUSTAINABILITY AND CRIME PREVENTION

This increased density over the traditional or even small-lot residential forms of housing is not
only able to help mitigate increasing costs for first time buyers, but also enables efficiencies
in achieving reductions in cost of city services per capita, energy consumption, carbon
footprint, heat island effect,...
Envelope details that prevent water and moisture ingress, yet still allow the assemblies to
dry, will prevent mould growth. Reducing thermal bridging combined with appropriate
thermal insulation will reduce heating and cooling loads. Providing windows in all of the
occupied spaces allows natural day lighting, and reducing energy consumption required
for illumination. Operable windows also allow for natural ventilation, thus reducing the need
for mechanical ventilation to provide fresh air and adding "liveability".
Extensive use of materials from natural sources Is used to the largest extent possible, and
thereby reduces the carbon foot print accordingly. A properly designed and detailed
building will also reduce heating and cooling loads, increase air quality, and reduce
energy consumption.
Carefully selected landscaping material will help reduce the projects use of water. This will
prove an attractive, colorful and Interesting variety of grass, shrubs and large trees for
shade,privacy and path definition.Special attention was placed on the connection to the
adjacent parks and should provide a style of development which is highly desirable within
the Salmon Arm community.
The design of the buildings and landscaping promote natural surveillance and does not
provide opportunistic hiding spaces. The entrances are clearly visible from the street and
well lit public sidewalks surround the building.
The intentions of CPTED have been addressed in the following ways: well maintained
entrances and frontages are intended to promote pride in ownership amongst the
residents. This will discourage vandalism, encourage surveillance, and will improve overall
maintenance of the site. The ground-oriented entrance has been provided to reinforce this
principle.
The social lifestyle of the site will help promote further surveillance and territorial
reinforcement. Separation of private, semi-private and public spaces will be achieved with
overall landscaping and finish materials to separate and add comfort to fhe residents and
visitors. Large windows help to provide eyes to the street and surrounding areas. To support
interaction and familiarily amongst the residents and users, an abundance of common
outdoor space has been provided.
Site lighting to the streetscape and pathways will be clearly lit, to illuminate the faces of
users, and provide illumination levels that do not create high contrast areas that could
potentially conceal offenders.
This unique and attractive project will endure due to its sense of community, and the fact
that it presents a prominent streetscape and connection to the surrounding neighborhood.
It also provideswell thought out external traffic patterns.

t JL
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1481 10th street, Salmon Arm BC

6.0 LANDSCAPING

The Developer has selected M2 Landscaping Architecture LTD. to create an interesting and
aesthetically pleasing landscape solution the architectural style of the project. This will also
compliment the character of the surrounding and future neighborhoods. The site design
proposes a series of green pockets for the use and enjoyment of the families, with play
areas for children to benefit from the outdoors.
Carefully selected landscaping material will help reduce the projects use of water. A
number of annual and perennial shrubs have been selected for along 10lh street and the
internal roads throughout the site, and in special groupings adjoining the buildings' ends.
This will prove an attractive, colorful and interesting variety of grass, shrubs and large trees
for shade, privacy and path definition. Trees will be planted along the roads. Given enough
time to mature.
The landscape concept for the boundary areas, the 10th street, and the small community
gardens, will provide a visually exciting andhigh volume of green space.

7.0 SUMMARY

The project owner and the design team feel that the combination of a quality design
coupled with leading edge technology, pedestrian-friendly landscape features, and
modem building materials will provide for a very functional and highly desired residential
neighbourhood project.
It is also our desire that this project will be one of many to be built in an area critical to the
continued sustainability and growth of our City internationally.
We look forward to your enthusiastic support and recognition for ali the project brings to our
community.

j
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8.0 ARCHITECTURAL RENDERINGS
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1481 10th street, Salmon Arm BC

END
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P 20 Appendix 6: Site Photos

view of subject parcel southwest from 10 Street SW.

View of subject parcel northwest from 10 Street SW.
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Adams Lake Indian Band

Project Name:
OCP4000-53 / 1481- 10 STREET SW SALMON ARM

FN Consultation ID:
OCP-53
Consulting Org Contact:
Kathy FRESE

Consulting Organization:
City of Salmon Arm

Date Received:
Monday, November 21, 2022

Weytk,

Re: the OCP4000-53 / 1481- 10 STREET SW SALMON ARM.
Through a preliminary analysis ALIB has identified some concerns which include:

Area of archaeological potential

Adams Lake holds constitutionally protected Aboriginal rights including title throughout the entirety of its territory. Members
of Adams Lake continue to exercise their Aboriginal rights as their ancestors have done for generations, including hunting,
trapping, gathering and fishing, along with rights associated with spiritual and cultural traditions which are practiced in
accordance with Secwepemc customs, laws and governance structures.
Direction:

Be advised that the project area is located in an area of high archaeological potential according to the potential model
developed by Areas heritage consultants in 1997.Please make the developer aware of the archaeological potential and
inform them that it is strongly recommended they contact a consulting archaeologist to conduct a permitted archaeological
impact assessment at this location prior to any ground disturbance activities. A list of consulting archaeologists can be found
here:

https://www.bcapa.ca/consultina-firms/

Archaeological sites, whether known or unknown, are protected by law under the Heritage Conservation Act. The HCA

provides substantial penalties for destruction or unauthorized disturbance of archaeological sites including imprisonment for

up to two years and fines of up to $1,000,000.
Kukstemc,

Brent Davidson
Title and Rights Technical Coordinator
Adams Lake Indian Band
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SALN0NA11
ECONOMIC DEVELOPMENT £®£8ti?V

January 11, 2023

City of Salmon Arm
Chris Larson
PO Box 40
Salmon Arm BC, VIE 4N2

Dear Chris,

Re: OCP Amendment Application No OCP4000-53

The Salmon Aim Economic Development Society (SAEDS) Board of Directors has reviewed the
information for the above-noted OCP Amendment Referral to amend the OCP designation of the
property located at 1481 10th Street SW Salmon Arm, from Medium to High Density Residential
to support proposed 19-unit multifamily development.
The SAEDS Board is supportive of expanding family housing options in our City, in order to
support current and future growth trends. Based on the information provided, the Board supports
the application. In discussion about this application the SAEDS Board did note increasing traffic
congestion in this growing area, which we are confident will be considered by city planning staff
in their assessment of this application. We thank you for the opportunity to comment on this
proposed OCP bylaw amendment.
Sincerely* j / )

S

Board Chairperson

C 250833.0608 C3 edo@saeds.ca O saeds.ca ft 2205huswapStreet NE, PO Box 130, Salmon Arm. BC VIE 4N2 S&3ML1L C8TY«
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CITY OF Memorandum from the
Engineering and Public

Works Department

TO: Director of Development Services
January 5, 2023
Chris Moore, Engineering Assistant
1BA Architecture Inc.
OFFICIAL COMMUNITY PLAN & ZONING AMENDMENT
APPLICATION FILE NO. OCP4000-53 / ZON-1255
LOT, SECTION 10, TOWNSHIP 20, RANGE 10, W6M, KDYD, PLAN 31437
(PID: 003-716-3411)
1481- 10 STREET SW

DATE:
PREPARED BY:
APPLICANT:
SUBJECT:

LEGAL:

CIVIC:

Further to your referral dated November 21, 2022, we provide the following servicing information.
The following comments and servicing requirements are not conditions for Rezoning and
OCP amendment;however, these comments are provided as a courtesy in advance of any
development proceeding to the next stages:

Engineering Department does not have any concerns related to the Re-zoning and OCP
Amendment and recommends that they be approved.
Comments are based on the Subdivision/Development as proposed in the referral. If the
development plans for the property to change significantly, comments below may change

General:

1. Full municipal services are required as noted herein. Owner / Developer to comply fully with
the requirements of the Subdivision and Development Services Bylaw No 4163.
Notwithstanding the comments contained in this referral, it is the applicant's responsibility to
ensure these standards are met.

2. Comments provided below reflect the best available information. Detailed engineering data,
or other information not available at this time, may change the contents of these comments.

3. Properties shall have all necessary public infrastructure installed to ensure properties can be
serviced with (underground) electrical and telecommunication wiring upon development.

4. Property under the control and jurisdiction of the municipality shall be reinstated to City
satisfaction.

6. Owner I Developer will be responsible for all costs incurred by the City of Salmon Arm during
construction and inspections. This amount may be required prior to construction. Contact City
Engineering Department for further clarification.

6. Erosion and Sediment Control measures will be required prior to the commencement of
construction. ESC plans to be approved by the City of Salmon Arm.

7. Any existing services (water, sewer, hydro, teius, gas, etc) traversing the proposed lot must
be protected by easement or relocated outside of the proposed building envelope.
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OFFICIAL COMMUNITY PLAN & ZONING AMENDMENT
APPLICATION FILE NO.OCP4000-53 / ZON-1255
January 5, 2023
Page 2

Owner/Developer will be required to prove the location of these services. Owner / Developer
is responsible for all associated costs.

8. At the time of building permit the applicant will be required to submit for City review and
approval a detailed site servicing / lot grading plan for all on-site (private) work. This plan will
show such items as parking lot design, underground utility locations, pipe sizes, pipe
elevations, pipe grades, catchbasin(s), control/containment of surface water, contours (as
required), lot/corner elevations, impact on adjacent properties, etc.

9. For the on-site development, prior to commencement the applicant will be required to submit
to the City for review and approval detailed engineering plans in accordance with the
requirements of the Subdivision and Development Servicing bylaw 4163. These plans must
be prepared by a qualified professional engineer. As acondition of final subdivisionapproval,
the applicant will be required to deposit with the City for a period of 1 year, funds equaling
10% of the estimated cost for all works that are to be transferred to the City.

10. For the off-site improvements at the time of building permit the applicant will be required to
submit for City review and approval detailedengineered plans for all off-siteconstructionwork.
These plans must be prepared by a qualified engineer. As a condition of building permit
approval, the applicant will be required to deposit with the City funds equaling 125% of the
estimated cost for all off-site construction work.

Roads / Access:

1. 10 Street SW, on the subject property’s eastern boundary, is designated as an Urban Collector
Road standard, requiring 20.0m road dedication (10.0m on either side of road centerline).
Available records indicate that no additional road dedication is required (to be confirmed by a
BCLS).

2. 10 Street SW is currentlyconstructed to an Interim Urban Collector Road standard.Upgrading
to an Urban Collector Road standard is required, in accordance with Specification Drawing
No. RD-3, Upgrading may include, but is not limited to, boulevard construction, street lighting,
and hydro and telecommunications.Owner / Developer Is responsible for all associated costs.

3. Owner / Developer is responsible for ensuring ail boulevards and driveways are graded at
2.0% towards the existing roadway.

4. The proposed strata road is at a different location of the existing letdown. The owner/
developer is responsible for removing and replacing the letdown.

5. As 10 Street SW is designated as a Collector Road, accesses shall be designed by keeping
to a minimum number. Only one driveway access will be permitted onto 10 Street SW and a
reciprocal access agreement will be required to service lots. All unused driveways shall be
removed. Owner / Developer responsible for all associated costs.

Water:
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1. The subject property fronts a 200 mm diameter Zone 1 watermain on 10 Street SW. No
upgrades will be required at this time.

2. Records indicate that the existing property is serviced by an unknown size service from the
200mm diameter watermain on10 Street SW. Due to size and / or age of the existing service,
upgrading to a new metered service (minimum 25mm) is required. Ail existing inadequate /
unused services must be abandoned at the main. Owner / Developer is responsible for ail
associated costs

3. The proposed development is to be serviced by metered water service connections,
adequately sized to satisfy the proposed use (minimum 25mm).Water meter will be supplied
by the City at the time of building permit, at the Owner / Developer’s cost. Owner / Developer
Is responsible for ail associated costs.

4. The subject property is in an area with sufficient fire flows and pressures according to the
2011 Water Study (OD&K 2012).

5. Fire protection requirements to be confirmed with the Building Department and Fire
Department,

Sanitary:

1. The subject property fronts a200mm diameter sanitary sewer on10 Street SW. No upgrades
will be required at this time.

2. The remainder and proposed parcel(s) are each to be serviced by a single sanitary service
connection adequately sized (minimum 100mm diameter) to satisfy the servicing
requirements of the development. Owner / Developer is responsible for all associated costs.

3. The subject property is in an area with no current sanitary capacity concerns according to the
City Sanitary Study (Urban Systems 2016).

4. Records indicate that the existing property is serviced by an unknown size service from the
sanitary sewer on 10 Street SW. All existing inadequate/unused services must be abandoned
at the main. Owner / Developer is responsible for all associated costs.

Drainage:

1. The subject property fronts a 600mm diameter storm sewer on 10 Street SW. No upgrades
will be required at this time.

2. Records indicate that the existing property is serviced by a 150 mm service from the
stormseweron 10 Street SW. All existing inadequate/unused services must be abandoned at
the main. Owner / Developer is responsible for all associated costs.
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3. The subject property is in an area with current storm capacity concerns according to the
Stormwater Master Plan Study (April 2020). It is anticipated that stormwater will require
control to the 2-5 year pre-development flows. Owner / Developer's engineer shall review
downstream capacity within the existing City Storm System to receive theproposed discharge
from the development and upstream contributing drainage areas.

4. An Integrated Stormwater Management Plan (ISMP) conforming to the requirements of the
Subdivision and Development Servicing Bylaw No. 4163,Schedule B, Part 1, Section 7 shall
be provided.

5. Where onsite disposal of Stormwater is recommended by the ISMP, an “Alternative
Stormwater System" shall be provided in accordance with Section 7.2.

6. Where discharge into the Municipal Stormwater Collection System is recommended by the
ISMP, this shall be in accordance with Section 7.3. The proposed parcel(s) shall be serviced
(each) by a single storm service connection adequately sized (minimum 150mm) to satisfy
the servicing requirements of the development. Owner / Developer’s engineer may be
required to prove that there is sufficient downstream capacity within the existing City Storm
System to receive the proposed discharge from the development. Ail existing inadequate /
unused services must be abandoned at the main. Owner / Developer is responsible for ail
associated costs.

Geotechnical:

1. A geotechnical report in accordance with the Engineering Departments Geotechnical Study
Terms of Reference for: Category A (Building Foundation Design), Category B (Pavement
Structural Design), is required.

Gabriel Bau Balges P.Eng.
City Engineer

Chris Moore
Engineering Assistant
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CITY OF

SALMONARM
His Worship Mayor Harrison and Members of CouncilTO:

DATE: January 25, 2023

Development Permit Application No. 447 (19 Unit - High Density Residential)SUBJECT:

Legal: Lot 2, Section 10, Township 20, Range 10, W6M, KDYD, Plan 31437
Civic: 1481-10 Street SW
Owner/Applicant: 1026082 BC Ltd.
Agent: IBA Architecture Inc. (R. Bestoon)

MOTION FOR CONSIDERATION

THAT: Development Permit No. 447 be authorized for issuance for Lot 2, Section 10,
Township 20, Range 10, W6M, KDYD, Plan 31437 (1481 - 10 Street SW) in
accordance with the Development Permit drawings attached as Appendix 3 subject
to:

1. Adoption of the associated Official Community Plan (Bylaw No. 4560) and
Zoning Amendment (Bylaw No. 4561) Bylaws, and;

2. Receipt of an Irrevocable Letter of Credit in the amount of 125% of the
landscape estimate for completion of the landscaping plan.

STAFF RECOMMENDATION

The Motion for Consideration be adopted.THAT:

PROPOSAL

The subject parcel is located at 1481 - 10 Street SW (Appendix 1 and 2) and currently contains a single
family dwelling, which was built in 1981. This application is to permit a new 19-unit residential
development, as described in Appendix 3.
BACKGROUND

The subject property is 0.2527 hectares, designated Medium Density Residential (MR) in the City’s
Official Community Plan (OCP), and is zoned R-1 - Single Family Residential (Appendix 4 and 5). The
City is in receipt of OCP and Zoning Bylaw amendment applications to support this proposed
development (OCP4000-53 and ZON-1255).
Land uses adjacent to the subject property include the following:

North: single family dwelling Zoned R-1
South: single family dwellings (Hopkins Meadow) Zoned R-4
East: 10 Street SW; single family dwellings Zoned R-1
West: single family dwelling and accessory buildings/structures (ALR) Zoned A-1/R-1 5.3
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Site photos are attached (Appendix 6). The proposed buildings are a refined craftsman style with modem
and vibrant features, with pitched rooflines, comprised of five multiple family dwellings, all of which are
situated along common access with garages and landscaped areas throughout.
COMMENTS

Building Department
Architect required for design and supervision of Building A. Roof overhangs between units 8 and 9 must
be 2.4m apart or be of non-combustible construction.
Engineering Department
Comments attached (Appendix 7).

BC Hydro
BC Hydro has no objection with the proposed subdivision although Hydro may require a right of way
depending on the scope of work involved. This can be achieved once the application for electrical service
is received.
Design Review Panel
With the proposal for a high density residential development, the application was referred to the Design
Review Panel (DRP) for review. The DRP was supportive of the application, sharing enthusiastic and
positive comments on the proposed development and only noting concerns related to the roof pitch and
the snow load with the potential for snow to fall. The January 18, 2023, DRP meeting minutes are
attached (Appendix 8).
Public Consultation
Pursuant to the Local Government Act and City of Salmon Arm Development Permit Procedures Bylaw
notices are mailed to landowners within a 30m radius of the application. The notices outline the proposal
and advise those with an interest in the proposal to provide written submission prior to the Hearing and
information regarding attending the Hearing. It is expected that the Hearing for this application will be held
on March 13, 2023.
Planning Department
The subject parcel is located in an area well-suited for higher-density residential development. This area
features developed sidewalks, existing community parks (i.e. Blackburn Park), and proposed greenways,
and is within walking distance (approximately 350m) of the Mall at Piccadilly and other commercial
businesses. The surrounding neighbourhood has experienced significant residential development in the
last number of years. Some notable developments in recent years include the Hopkins Meadow and
Country View Estates developments to the south and the Valley Lane development to the northeast.

The proposed development is subject to the Zoning Bylaw and the guidelines of the "Residential
Development Permit Area" as described in the OCP, suggesting characteristics under the topics of siting
and building, landscape and screening, as well as access, circulation, and parking.
Siting and Building
The owner/applicant is proposing a 19-unit residential development in the form of five multiple family
dwellings. The buildings will ultimately have a total combined footprint of ~38.4% (55% is permitted in
both the R-4 and R-5 zones), situated along common access, with the five separate buildings allowing for
articulation and a reduced overall massing. In addition, units 13-19 will have a 2.4-metre setback from the
southern property line and approximately a 6.4-metre setback from the nearest building in the Hopkins
Meadow development (due to a 4-metre Right of Way on the adjacent property), double the minimum 1.2-
metre setback to the property line that would be required under alternate R-4 zoning. It is also worth
noting that this proposal aligns well with OCP policy 8.4.11, as Building Type A (units 1-5) is oriented to
the dominant street frontage.
The building design is of a refined craftsman style with modern and vibrant features, featuring different
proposed exterior finishes, such as smooth white and dark grey stucco sidings, white straight edge hardie

2
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shingle siding, artic white hardie trim board, and dark grey standing seam metal roof panels. OCP
Residential Development Permit Area policies 8.4.14 and 8.4.17 encourage varied facades and rooflines,
which staff feel is achieved by the proposed design. As such, staff feel the design aligns well with OCP
guidelines.
Landscape and Screening
The landscape plan (Appendix 9) prescribes a range of mostly shrubs and trees for screening,
predominately along the perimeter of the property, as well as in between each building and at the back of
each building, separating each of the units’ patios, which staff view as aligned with OCP guidelines. The
applicant has included trees adjacent to the street, which aligns with OCP policy 8.4.28.

In regards to screening, the applicant has proposed 2-metre-high wood fencing along the entire rear and
the majority of both interior side yards. Additionally, the applicant has proposed 36” (3’) high white wood
picket fencing in the front yards of units 1-5 and around the visitor parking stalls at the back of the site.
Staff believe that the proposed fencing along the western rear parcel line is consistent with the ALC's
Guide to Edge Planning document.
Access and Parking Area
The subject property is a single-fronting interior parcel with vehicle access proposed via 10 Street SW.
The 28 parking spaces proposed (in the form of garages and visitor spaces) meets the 24 required (1.25
parking spaces per dwelling unit) as specified in the R-5 Required Off-street Parking Spaces of the
Zoning Bylaw. In addition, a community collection site is proposed adjacent to unit 19, which meets OCP
guidelines.
Height and Density
In reference to the R-5 Zoning Bylaw regulations, the maximum height of principal buildings shall be 12.0
metres (39.4 feet), but may also be increased to 15.0 metres (49.2 feet) if a special amenity is provided.
Since the maximum heights of the proposed buildings range from 10.7 m - 11.0 m, all proposed building
heights are compliant with the R-5 zoning regulations.

The maximum residential density permitted under R-5 zoning is 100 dwelling units per hectare of land.
Since the parcel is approximately 0.2527 hectares in area, the maximum permitted density under R-5
would be 25 dwelling units assuming: 1) some form of strata development; 2) the present gross area of
the subject parcel; and 3) no density bonus. The proposed 19-unit development complies with the R-5
zoning regulations. The R-5 zoning regulations are discussed in the associated staff report (OCP4000-53
and ZON-1255).

Agricultural Land Reserve
As seen in Appendix 10, the subject property borders land/another property within the ALR to the west.
As such, the buffer between the road and the ALR boundary shown on the site plan in Appendix 3 and on
the landscape plan, including fencing, (Appendix 9) should be maintained to be compliant with ALC
regulations.
CONCLUSION

The applicant has been diligent in working with City staff and policies. The form and character of the
proposed development are consistent with the OCP guidelines and well within the proposed R-5 zoning
regulations. As such, staff recommend the issuance of Development Permit No. 447.

41 £

Prepared by: Evan Chorlton
Planner I

Reviewed by: Robert Niewenhuizen, AScT
Director of Engineering and Public Works
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1.0 OVERVIEW

The proposed town housing development thoroughly addresses the main goals pursued by
the City of Salmon Arm for fhese land uses. Strategies have been discussed among the
project's Architect and the City Planning for minimizing the impact of the development on
the natural environment, topography,open space,and visual character of Salmon Arm.
The OCP Future Land use Designation was adopted accordingly, and the aimed Zoning: R5
accepts that the form and character may include multiple dwelling housing units.
We believe that the proposed townhouse typology - Triplex, Fourplex, and Five plex-
addresses all significant elements the OCP and are deemed to be quality yet affordable
forms of housing in the Salmon Arm area market. They have become an excellent product
type to satisfy the mid to upper market housing demand, much of which has not been
available in the overall 10fh street.

2.0 PROJECT DESCRIPTION

The suitable topography of the developable land lends itself to this multi-family form
product type.
This townhouse form project develops along 10th street, on east side, with 5 residential
buildings and a total number of 19 units. It comprises diversified building types - triplex,
fourplex, and five -plex- and multiple configurations based on their relationship with the
topographic setting and the road/grading.
This site, of approximately 0.25 Hectare among the multifamily and single-family residential
area.
The architectural design has tackled a wide range of different floor plans options, In
combination with diverse section developments. We propose full three storey units, and
walk-out units, ensuring an attractive broad housing mix in this neighborhood.
The Architectural exterior design has been carefully designed taking in account the
adjacent neighborhoods architectural context, and the specific sensibilities that were put
on the table by the participants during the preliminary design stage,
Therefore,a refined craftsman style with modern and vibrant looking neighborhood.
In addition, the buildings' envelope have been conceived with parameters that enable the
efficiency of both energy and construction costs, emphasizing the differentiation of the
buildings through the choice of colors, architectural accents and landscaping, rather than
over-complicating the facades layout (form factor, opaque wails to openings ratio,.,,) or
over-designing the buildings’ elevations.
Special attention was given to the landscaped areas and to the Interface with the
pedestrian connectivity between the development and neighborhood.
Finally, an amenity area has been proposed in the rear side location, certainly adding a
great supporting infrastructure for fhe use of the community.

Page 1 of 6



I B 1481 10th street, Salmon Arm BC P3 5

3.0 SITE AND PARKING ACCESS

The proposed roads and the architectural design giving a responsible and conscious
solution from many perspectives: cost efficiencies, yield efficiencies, tax impact to
municipality,neighborhood character and efficient use of the land.
Regarding parking; the units have double and single, garages, with a minimum driveway
length of 7.5 m,and provisions for visitor On-site parking as per the Appendix I-Parking and
Loading zoning bylaw.

4.0 ZONING AND OCP AMENDMENT

The current zone of the site is R1.
The developer of this site, decided to submit rezoning application to R5.
We recommend that the city of Salmon arm allow for the rezoning of this site to R5 for the
following reasons:

• The site will be more developable
• The developer feel that the design quality of this project can be inspirational for

Other future developments nearby that benefits the neighborhood
• The proposed area of the units benefits the resident of the building. And satisfy the

community need for larger units with several bedrooms.
We think that the city will be supporting the rezOning of this site to R4 as the adjacent site
(1611) is already rezoned to R4. However, the developer of this site (1481) submits rezoning
application to R5.
We considered a several architectural design and planning strategies to satisfy the city that
rezonihg this site to R5 can be very logical, and R5 zone can be the best land use for this
site:

1. We designed the site plan in a Way that 6 units of this project orienting the i0th street.
All the remaining units are located behind these 6 units. This way, we think we could
make the real density of the project to be Unseen from the 10th street. Which can
positively impact the visual sense of the neighbourhood.

Page 2 of 6
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2. IBA designed this project with craftsman architecture style that reflects the context
architecture style and created d great visual relationship between the 10lh street and
the front buildings by providing strong architectural elements. For example: bay
windows,gabled roofs, different craftsman porch roofs, classical looking windows,etc.
All these architectural themes taken from the context buildings and making this project
to be more fitting and visually more acceptable for this neighborhood.

3. In designing the frontside buildings,repetition has been reduced,by designing the front
five units as one building. Each of the unit has a deferent exterior design, and all
together form one building design. This strategy will make the look of the project to be
less crowded.

UNri 11 UNIT 92 UNIT 13 UNIT14 UNIT»5 UNIT *01 I 1
kt

If
,

'n ffl

4; A community garden and play area located oh the rear side of the project.
This will fulfill the need of the residence for the community area.This area unseen from
the 10th street.

5. 3 meters evergreen fence proposed around this project to achieve the privacy for the
neighbors.

6. While we are required to apply for the Zoning & OCP amendment for high-density R5,
we meet all the R4 requirements except density. For example, Setbacks, HT, Coverage
area,and Parking requirements. More details provided below:
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• The total required number of the parking spots for this project is 28 spots in R4
zoning bylaw. We have provided 28 parking spots.

• The maximum allowable coverage area is %55 in R5 & R4.
The proposed coverage area is %38

• The maximum allowable Hight in R4 is 13 meters {13 m, if any of the special
amenity(ies) in Table 2 are provided),
Our proposed Hight is 10.7 meters for this rental townhouse.
Note:The maximum allowable number of units is 25 in R5 zoning.
We provided 19 dwelling units which is below the maximum density of R5.

Page 4 of 6
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5.0 SUSTAINABILITY AND CRIME PREVENTION

This increased density over the traditional or even small-lot residential forms of housing is not
only able to help mitigate increasing costs for first time buyers, but also enables efficiencies
in achieving reductions in cost of city services per capita, energy consumption, carbon
footprint,heat island effect,...
Envelope details that prevent water and moisture ingress, yet still allow the assemblies to
dry, will prevent mould growth. Reducing thermal bridging combined with appropriate
thermal insulation will reduce heating and cooling loads. Providing windows in all of the
occupied spaces allows natural day lighting, and reducing energy consumption required
for Illumination. Operable windows also allow for natural ventilation, thus reducing the need
for mechanical ventilation to provide fresh air and adding "liveability",

Extensive use of materials from natural sources is used to the largest extent possible, and
thereby reduces the carbon foot print accordingly. A properly designed and detailed
building will also reduce heating and cooling loads, increase air quality, and reduce
energy consumption.
Carefully selected landscaping material will help reduce the projects use of water. This will
prove an attractive, colorful and Interesting variety of grass, shrubs and large trees for
shade,privacy and path definition.Special attention was placed on the connection to the
adjacent parks and should provide a style of development which Is highly desirable within
the Salmon Arm community.
The design of the buildings and landscaping promote natural surveillance and does not
provide opportunistic hiding spaces. The entrances are clearly visible from the street and
well lit public sidewalks surround the building.
The intentions of CPTED have been addressed In the following ways: well maintained
entrances and frontages are intended to promote pride in ownership amongst the
residents. This will discourage vandalism, encourage surveillance, and will improve overall
maintenance of the site. The ground-oriented entrance has been provided to reinforce this
principle.
The social lifestyle of the site will help promote further surveillance and territorial
reinforcement. Separation of private, semi-private and public spaces will be achieved with
overall landscaping and finish materials to separate and add comfort to the residents and
visitors. Large windows help to provide eyes to the street and surrounding areas. To support
interaction and familiarity amongst the residents and users, an abundance of common
outdoor space has been provided.
Site lighting to the streetscape and pathways will be clearly lit, to illuminate the faces of
users, and provide Illumination levels that do not create high contrast areas that could
potentially conceal offenders,

This unique and attractive project will endure due to its sense of community, and the fact
that it presents a prominent streetscape and connection to the surrounding neighborhood.
It also provides well thought out external traffic patterns.
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6.0 LANDSCAPING

The Developer has selected M2 Landscaping Architecture LTD. to create an interesting and
aesthetically pleasing landscape solution the architectural style of the project. This will also
compliment the character of the surrounding and future neighborhoods. The site design
proposes a series of green pockets for the use and enjoyment of the families, with play
areas for children to benefit from the outdoors.
Carefully selected landscaping material will help reduce the projects use of water. A
number of annual and perennial shrubs have been selected for along 10lh street and the
internal roads throughout the site, and in special groupings adjoining the buildings' ends.
This will prove an attractive, colorful and interesting variety of grass, shrubs and large trees
for shade,privacy and path definition. Trees will be planted along the roads. Given enough
time to mature.
The landscape concept for the boundary areas, the 10lh street, and the small community
gardens, wifi provide a visually exciting and high volume of green space.

7.0 SUMMARY

The project owner and the design team feel that the combination of a quality design
coupled with leading edge technology, pedestrian-friendly landscape features, and
modern building materials will provide for a very functional and highly desired residential
neighbourhood project.
it is also our desire that this project will be one of many to be built in an area critical to the
continued sustainability and growth of our City internationally.
We look forward to your enthusiastic support and recognition for all the project brings to our
community.
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8.0 ARCHITECTURAL RENDERINGS

Page 7 of 6



IBESS 1481 10th street, Salmon Arm BC P 41

Page 8 of6



-O

N>

AIB
IBA ARCHITECTURE INC.

0COIGN| DCVCLOPKCNTCONOUCT1NG

l

1481 TOWNHOUSES
148110TH STREET SW,SALMON ARM BC

cv-ooa-sju:

ARCHITECTURAL
MVU*

LANDSCAPE

ISSUED.-OR
DEVELOPMENT

PERMIT
=s= =Sss s&ssss... WSCCT

1481 TOWNHOUSES

SXA2C

148110TH STREET SW,
SALMON ARM BCAHCWTCOWL; LANDSCAPE:

ICUndicapoAi
CONTACT:OalunhNnui
120 -10Ian.Ntows.Nr»Wnlminsler, DC V3M 317

SURVEYOR;

lArcMlacturt Inc.
NTACT:Ramon 0«aon

10SS West PorpU5W.L
WCGUVW.BC V0£3P3^HPHONE:0O*-M9.t:C7

V*CC'
UndtrlUO L UndarhlO
CONTACT:Aann G.Shua.Su*S)1•02S McMnUr Way.Kimloopi.DC VK(K2
PHONE:230-372-M33
EMAIL ogiQunderWaxa

SCCT -ntlt

COVER SHEET
PHONE:(G04) S53-0044

A0.00

PCSCNCD: OcDOnw DIAWN:
OCOISCAII: ir- r-tr me

IMUpwouccrsoaaucos *rm
TaufiMa net ranSerti Sira0

aanCMrtSWMMWNH



I!
1

I I1 1
8

5
6

I
a S

§
S

&
I

2 g
1

.
!

5
1 ,

§1
1

i i
i

<
h

<
!

3
l i p4 3
? ?
|

5l
f f l

l
"

t j s
I S1 1 1

I
p

s
I I

o

i
2 3

3
i

3
3

33

5
I1

I

i ii !
3

p
111

i
l

l
ii

3

;
E1

§
h

h
I

v
t

a
|

I
I

S
e

e
5

1
3

33 i
s

U
e

E
»

e
I

I
I

H
i

?
i

i
I.I

a
I

a
5

5
s

§
j

i
i |

*
i11 J

i f
!

i i hI

I
F .

g
i

8l
I

§1
S

I
i

I
i

8
§

I
i

I
i

m
.

s
&

Sa
I

i
I

I
&

a
y

£
b

I
I

E
2

E
E

E
6

5
3

3
3

3
i

i
£

1
s

1
1

I
I I I

1
3

§
i !

*
3

s
i

s
S

8
S

I
a

0
a

*?

8
l i t

i
l

l
s

3
i

S
t i

I N
s

11
io

§
i

i1 9
S

g
i

g
i

i
i

I I I
I

&
I

I
S

i
3

s
3

a
3

a

i
3

I Ii i
ilil !li !iii !!: ls!llil !!!!i !ii !!!! i!! !li !lliiili liUllilliillfHi ! ;iL

;ii !lii
F

z

I
8

§
.iHHiit .uiIii .iiiiiliiisKi .iifKiiHmliiiii

s»
s<

tiltiu
»H «

S

I
i

i

c
i

I
M

I
1

i ii i
l

ii
Ki !

c !
r !3 !:iihfh' fn ! . . jisiiiiU

hiltSiH
iSiiim

hiff
t\

I
,

,
1iiII ,
B v l U o

Liilllil ill )ii !iliiilLilnii iilllliililiiiiiidiililiiililiil liikil
I

l
I

l
. .suUii

uu
in

liiiiliiiiiiiiiYdhiStiftut
• tuiit

tiuiiii
a

6

uilkilliillliliiilliiiiili
i ! ! ! !i !lii ! !illi !!i ]i !!liiiiiiliinliliiLiii

H
i l

!
j

M
i

l
l

I l

< > w
Ki

&
.ihMSiiililiimiiifltiilii.isitilflilftilMlIihu' !! !

Illlniil .Uiiiil
lifnlm

ltllhil

i
I

5
t

§
i

3
i i i

yilllilllliilil!lliili !ill !lilllii !l Liilililllflllhllililliiliili Ijlilililldi!
I

I
j

I I
I

S1
l i

A
'w

3
YiiiileiilnS

« 3» ? t $
siilffsliildililfiit slsssfillsa’̂ IsIaSsfslfufllll' iss



“U
4^

IB E1441
IBA ARCHITECTURE INC.

OUIONI OCVn.OPMCWTCON8UniNO

g-107/r (10m) 16-.71<r (5.1m)1IT-3 IK* fSml[ g-57/T (SJml
REAR YARO SETBACK ’

IK «M*n3r- ioay mjrt67-rpUm) ff -07/T p.7 m) ar -ow (l&safl ISs SITE PLAN LEGENDBUILDING DEPTH FRONT YARDs BUILDING WIDTHr
5,5__ : -araaaI -.T-' --fWPtmuNt

* *'l.rfaa-.i*-*Va -X.fc.' •*• - ""»
v*.*.T*.V a

I stnwcKiiwI
N- I

Nl/ S.OD
BUDDING TYPED

IfI I Wmm ASPHALT 0BOUNDs I
COMMUNITY I

CAREEN 1
I aotwAUt

SITE PLAN INFORMATION:TGSB0 tJ

t-̂ UILDNCTYEEA

3»

LOT SGX -2718SJ3SOFT
J *;; CROSS BUILIND AREA => 313̂ 00 SOFT’ '

'

PARCEL SITE COVERAGE-0.38.4%

PROPOSED NUMBER OF PARKING *28

%

T i*k DC-71M

Sir a—5 o£l
I I 4 8PROPERTY LINE;7X513 M* 8 tc-sw (5ml]

FRONTYARDSETBACKI WU
I I

I
I 2 BED UNIT TYPE B

TOWN HOUSE
13 TOTAL

3 BED UNIT TYPE A
TOWN HOUSE
6TOTAL1611SITE PLAN

19 TOTAL UNITS

= UNrT ENTRANCE

FRONT ELEVATION ( FROM 10TH STREET)

IK> QATT trr octemmow
RVWS-CW

ISSUED FOR
CLIENT REVIEW

PX.CCT

1481 TOWNHOUSES

/OCJCK

148110TH STREET SW,
SALMON ARM BC

»eauu

SITEPLAN £STREET ELEVATION

A1.01
STREET SCAPE ( FROM 10TH STREET) DClCNCtt Dever* DIAWIt Author

0001SCALE

C -Of -.'J-(ACUTA«TO«rCrsC>MMjr<B Mm
Tom1*0.1*» N#» romJUiartSLVUO
CAODlf**! J0M ilottHILVAI



AIB
IBA ARCHITECTUREINC.

OMANIDEVELOPMENT CONSULTIMO

KOTO'S*LkC

ISSUED FOR
BUILDING PERMIT

mca

1481 TOWNHOUSES

148110TH STREET SW,
SALMON ARM BC

PERSPECTIVES

A1.02
#3 FROM INTERIOR ROAD #2 FROM 10TH STREET

DtHCNia OCTipnef DtAWN:
003meICAlfc

MUMrKOXCTEOUOWT'M *<"luer <OB> Sl/nrt iVVOO
wiauxafmo: i.

T3

cn



"O

iiLi IBHDi i £ nu?-r (s.om) + f 3 7- 10 UT (Km)+ t< I [C7HJJMRSWPCAK fFRONT SETBACK SIDE SETBACK»00»
oarif.tsarI IBA ARCHITECTURE INC.I t OC*CMI OCVaOPHCNTCONSULTINO:I

I «w/i

J ,/> XHOCMCI

*7 2r-aur
manooia
ir -anrI £AI UJ

I
<K «̂ •***-»

'ItiYW ••«-*>»•*M«PW

*• •»fn«»r» * *• *•» *u
; fc 2*T r* r*I 11 > £ 5 •̂••̂ .> *I

v 1X-27JT |

ft UAL£ 1ft

&££§Ss
l

i i sz
i
i

ATt. lanOQH I
GKXAoruowa

^ r.ivr I
I

IX if

31111zi S
i

WrHI

lOftT PL«nU
MRMK
j-

T' [S] EI 1P-S- (SOm) A J3 -1UT *l»JJ«> >IOOr 7t*K ia»« iao>* FRONT SCTBAOCI If «0C|I »0» sr-m/.A:jr-tiurI
I mS5 !I «

I
/-». xmaig

't' :r -< vr

i HO IEB i

i %w £I £ I z tA t * 11>i “JI 3_ S..£_K .S
IF-3i^a

^ ir.27«r
I ix ft °-i
I wo. PATT

I I CVtatt'SMC
TIOCW

nowonooo
-i«r

fy. 1MH008 ,
TV CAOUNOflOOHCf

r -i1*- 8
I 1IIII*s

ISSUED FOR
DEVELOPMENT

PERMIT

~i 5-
I I. flgk_!£-^ ir-r f -T war

1481 TOWNHOUSES

/KA£93

148110TH STREET SW,
SALMON ARM BC

MATERIAL LEGEND
MUTint

MATERIAL KEYNOTE BUtLDWC A ELEVATIONS1NTSTUDY
HATMALD

STUCCO«a»o.moot*;w«Tt
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Photo 2:photo looking northwest at subject property and 10 Street SW
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Photo 3: photo looking north at subject property from Hopkins Meadow subdivision



CITY OF P55Memorandum from the
Engineering and Public

Works DepartmentSALMONARM
APPENDIX 7

Director of Development Services
December 8, 2022
Mustafa Zakreet, Engineering Assistant
IBA Architecture Inc.
DEVELOPMENT PERMIT APPLICATION No. DP-447
LOT, SECTION 10, TOWNSHIP 20, RANGE 10, W6M, KDYD, PLAN 31437
(PID: 003-716-3411)
1481- 10 STREET SW

TO:
DATE:
PREPARED BY:
APPLICANT:
SUBJECT:
LEGAL:

CIVIC:

Further to your referral dated November 08, 2022, we provide the following servicing information.

Comments are based on the Subdivision/Development as proposed in the referral. If the
development plans for the property to change significantly, comments below may change

General:

1. Full municipal services are required as noted herein. Owner / Developer to comply fully with
the requirements of the Subdivision and Development Services Bylaw No 4163.
Notwithstanding the comments contained in this referral, it is the applicant's responsibility to
ensure these standards are met.

2. Comments provided below reflect the best available information. Detailed engineering data,
or other information not available at this time, may change the contents of these comments.

3. Properties shall have all necessary public infrastructure installed to ensure properties can be
serviced with (underground) electrical and telecommunication wiring upon development.

4. Property under the control and jurisdiction of the municipality shall be reinstated to City
satisfaction.

5. Owner / Developer will be responsible for all costs incurred by the City of Salmon Arm during
construction and inspections. This amount may be required prior to construction. Contact City
Engineering Department for further clarification.

6. Erosion and Sediment Control measures will be required prior to the commencement of
construction. ESC plans to be approved by the City of Salmon Arm.

7. Any existing services (water, sewer, hydro, telus, gas, etc) traversing the proposed lot must
be protected by easement or relocated outside of the proposed building envelope.
Owner/Developer will be required to prove the location of these services. Owner / Developer
is responsible for all associated costs.

8. At the time of building permit the applicant will be required to submit for City review and
approval a detailed site servicing / lot grading plan for all on-site (private) work. This plan will
show such items as parking lot design, underground utility locations, pipe sizes, pipe
elevations, pipe grades, catchbasin(s), control/containment of surface water, contours (as
required), lot/corner elevations, impact on adjacent properties, etc.
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Development Permit: DP-447
December 8, 2022
Page 2

9. For the on-site development, prior to commencement the applicant will be required to submit
to the City for review and approval detailed engineering plans in accordance with the
requirements of the Subdivision and Development Servicing bylaw 4163. These plans must
be prepared by a qualified professional engineer. As a condition of final subdivision approval,
the applicant will be required to deposit with the City for a period of 1 year, funds equaling
10% of the estimated cost for all works that are to be transferred to the City.

10.For the off-site improvements at the time of building permit the applicant will be required to
submit for City review and approval detailed engineered plans for ail off-site construction work.
These plans must be prepared by a qualified engineer. As a condition of building permit
approval, the applicant will be required to deposit with the City funds equaling 125% of the
estimated cost for all off-site construction work.

Roads / Access:

1. 10 Street SW, on the subject property’s eastern boundary, is designated as an Urban Collector
Road standard, requiring 20.0m road dedication (10.0m on either side of road centerline).
Available records indicate that no additional road dedication is required (to be confirmed by a
BCLS).

2. 10 Street SW is currently constructed to an Interim Urban Collector Road standard. Upgrading
to an Urban Collector Road standard is required, in accordance with Specification Drawing
No. RD-3. Upgrading may include, but is not limited to, boulevard construction, street lighting,
and hydro and telecommunications. Owner / Developer is responsible for all associated costs.

3. Owner / Developer is responsible for ensuring all boulevards and driveways are graded at
2.0% towards the existing roadway.

4. The proposed strata road is at a different location of the existing letdown. The owner/
developer is responsible for removing and replacing the letdown.

5. As 10 Street SW is designated as a Collector Road, accesses shall be designed by keeping
to a minimum number. Only one driveway access will be permitted onto 10 Street SW and a
reciprocal access agreement will be required to service lots. All unused driveways shall be
removed. Owner / Developer responsible for all associated costs.

Water:

1. The subject property fronts a 200 mm diameter Zone 1 watermain on 10 Street SW. No
upgrades will be required at this time.

2. Records indicate that the existing property is serviced by an unknown size service from the
200mm diameter watermain on 10 Street SW. Due to size and / or age of the existing service,
upgrading to a new metered service (minimum 25mm) is required. All existing inadequate /
unused services must be abandoned at the main. Owner / Developer is responsible for all
associated costs
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Development Permit: DP-447
December 8, 2022
Page 3

3. The proposed development is to be serviced by metered water service connections,
adequately sized to satisfy the proposed use (minimum 25mm). Water meter will be supplied
by the City at the time of building permit, at the Owner / Developer's cost. Owner / Developer
is responsible for all associated costs.

4. The subject property is in an area with sufficient fire flows and pressures according to the
2011 Water Study (OD&K 2012).

5. Fire protection requirements to be confirmed with the Building Department and Fire
Department.

Sanitary:

1. The subject property fronts a 200mm diameter sanitary sewer on 10 Street SW. No upgrades
will be required at this time.

2. The remainder and proposed parcel(s) are each to be serviced by a single sanitary service
connection adequately sized (minimum 100mm diameter) to satisfy the servicing
requirements of the development. Owner / Developer is responsible for all associated costs.

3. The subject property is in an area with no current sanitary capacity concerns according to the
City Sanitary Study (Urban Systems 2016).

4. Records indicate that the existing property is serviced by an unknown size service from the
sanitary sewer on 10 Street SW. All existing inadequate/unused services must be abandoned
at the main. Owner / Developer is responsible for all associated costs.

I Drainage:

1. The subject property fronts a 600mm diameter storm sewer on 10 Street SW. No upgrades
will be required at this time.

2. Records indicate that the existing property is serviced by a 150 mm service from the
stormsewer on 10 Street SW. Ail existing inadequate/unused services must be abandoned at
the main. Owner / Developer is responsible for all associated costs.

3. The subject property is in an area with current storm capacity concerns according to the
Stormwater Master Plan Study (April 2020). It is anticipated that stormwater will require
control to the 2-5 year pre-development flows. Owner / Developer’s engineer shall review
downstream capacity within the existing City Storm System to receive the proposed discharge
from the development and upstream contributing drainage areas.

4. An Integrated Stormwater Management Plan (ISMP) conforming to the requirements of the
Subdivision and Development Servicing Byiaw No. 4163, Schedule B, Part 1, Section 7 shall
be provided.
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Development Permit: DP-447
December 8, 2022
Page 4

5. Where onsite disposal of stormwater is recommended by the ISMP, an “Alternative
Stormwater System” shall be provided in accordance with Section 7.2.

6. Where discharge into the Municipal Stormwater Collection System is recommended by the
ISMP, this shall be in accordance with Section 7.3. The proposed parcel(s) shall be serviced
(each) by a single storm service connection adequately sized (minimum 150mm) to satisfy
the servicing requirements of the development. Owner / Developer’s engineer may be
required to prove that there is sufficient downstream capacity within the existing City Storm
System to receive the proposed discharge from the development. All existing inadequate /
unused services must be abandoned at the main. Owner / Developer is responsible for all
associated costs.

Geotechnical:

1. A geotechnical report in accordance with the Engineering Departments Geotechnical Study
Terms of Reference for: Category A (Building Foundation Design), Category B (Pavement
Structural Design), is required.

Gabriel Bau Baiges P.Eng.
City Engineer

Mustafa Zakreet
Engineering Assistant
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APPENDIX 8

DESIGN REVIEW PANEL MINUTES
January 18, 2023, 3:05 to 3:49pm -Online and In-Person, City Hall Room 101 (Hybrid Meeting)

CITY OF

SALMONARM

Present:
Trent Sismey (Panel Member)
Marc Lamerton (Panel Member)
Dennis Lowe (Panel Member)
Bill Laird (Panel Member - Chair)
Melinda Smyrl (Senior Planner)
Evan Chorlton (Planner I) - left at 3:28pm
Raman Beeston (applicant DP- 447)
Jordan Grieve (applicant DP - 446)

Applications: Development Permit Applications No. DP- 447, DP- 446

Application No. DP- 447
1481 10 Street SW- IBA Architecture Inc. (Raman Beeston)

Staff provided an overview of the proposed development. Approximately 0.25ha in area the site is located
south of Piccadilly Mall. The applicant is proposing 19 townhouse units, 3 storeys in height. The site is
zoned R4 and designated Medium Density Residential in the OCP. To accommodate the proposed
development there are accompanying OCP and Zoning Bylaw Amendment applications that are
proceeding with the Development Permit application.

As noted on the site plan units 1 to 5 are oriented toward 10 Street SW. Street oriented buildings are
encouraged in the OCP guidelines. The garages for each unit are accessed from an internal roadway.
The building faces include multiple points of variation and relief and has been designed in consultation
with the OCP. The landscaping shown on the plan includes fencing and areas consistent with the
guidelines of the OCP. It was noted that along the west property line there is a shared boundary with the
ALR. The applicant is proposing a 2m solid wood fence and common amenities along the boundary (play
park and visitor parking) and this is consistent with ALC guidelines for developing adjacent to the ALR. In
addition to the common areas on the west side of the site, the plan also shows a common garbage and
recycling enclosure adjacent to the proposed unit #19; although, with individual garages unit pick up is an
option through the City program. This area could be used for snow storage if curbside collection were
used by the owners.

The Panel members noted that the streetscape, design and frontage has an urban appearance with a
simple building presentation. The Panel was complimentary of building materials and attention to site
planning details such as the common areas and snow storage/visitor parking. The Panel is enthusiastic
about the development proposal and noted several positive components of the design and development
proposal. The only noted concerns relate to the roof pitch and the snow load with the potential for snow
falling on adjacent lots, entrances or units creating a hazard. It was noted the BC Building Code includes
provisions to mitigate potential hazards brought about by snow loads.

Panel Recommendation

THAT the DRP supports application DP- 447 and shared enthusiastic and positive comments on the
proposed development.
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NOTES. •PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD.LATEST EDITION. CONTAINER SIZES SPECIFIED AS PER
CNTA STANDARDS. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES. •REFER TO SPECIFICATIONS FOR DEFINED CONTAINS?
MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS. •SEARCH AND REVIEW.MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEW BY
LANDSCAPE ARCHITECT AT SOURCE OF SUPPLY. AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY.•SUBSTITUTIONS. OBTAIN WRITTEN
APPROVAL FROM THE LANDSCAPE ARCHITECT PRIOR TO MAKING ANY SL65TITUTI0NS TO THE SPECIFIED MATERIAL.UNAPPROVED SUBSTITUTIONS WILL BE
REJECTED. ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY FOR REQUEST TO SUBSTITUTE. SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE
STANDARD - DEFINITION OF CONDITIONS OF AVAILABILITY.
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SALMON ARM. BC
2--0-(MOW)1 HUMVrTf IL A

I—pSa-l DRAWINGTTTlt:

LANDSCAPE
DETAILS 2©©© NR0407 FORE5T SHOP BY KOMPAN400 SERIES MAtSLIN BENCHRAISED VEGETABLE PLANTER

SCALE . NTS.SCALE.3/4**I’-O*SCALE.9Vk C-O* DATE ccrajca?

SCAU; atevo- L9DRAWN:CKOS

OCSCN:WJC

CFO

2T483M3APROJECT NUMBER:

00
to
Q_



CD
CO
a.

CtanV̂ nlluumiUtiilKth
ullUHM ta

IHi*.

PAWTWIC« aoFTutiOBewoeauopimiT.eoKT PAWTOKEB ooPTUwBsc*PEocvmji>i«KT.caBrp*WTXMX POPTumwcApg ocvgomexTPARTowe ciwpwwgyjguiggt
UKIMOPPSIM

t IMAM-K.I
JJ MMakW

i l***H*«>*>»l

A* IW«|M
MrAtriWIUt!

LMWK
IXbAM'

*kr
«1 M'

2
J nmluWi

J tii

IP**' <*•M.dhMkMAidtata >^4^111»M(rvbH4fW**»** mutvni
idf4»NUt ^it|i|nii»iHi *to> — r.wdvdv hi +w+mnp*d < b|UhMMtlNip«wi Jkt d1h

P-MI.-dlWlt.l* *1mmup—mi <»i1MQg«flVHB<Dmil A hi4AhyH(l«-*<h»Mh«<
1»dFiM»Thi«ii*« '*
1hi

Ct££5irtwiilih.rmunr: •ft«Mdk<k»1 A ftVfjtod*M-iwd*dWl UTk, ***•* »1
ft**d*

•*W»n«»K4' ftMHl
4ta, ’toIdl

buft4K>V<IWi«i«*
•totol hi -?•J lta*fc-MddJM

k̂ «̂k»iJ 4i >4MhMh«Pk535 > hft<rnu«i*dk hft-1. A >-M'

J
•toim i»'«p '*•«1.*1W4 mddhi iB<4Bl« '****•*•• dta

l,̂ lR.IW.d»4KFWl
»*ta. hi

o pwimii

J «*»
A Wnnnd>4fl-h LANDSCAPE JlRCHITECTUaE4h' ik.

rftfhbiA-.litai J tok-P— ' '¥ 714-4»
**• '»*»" !#* 4hl 1*1 MNPWhllllliar11*idiMMa^toih^dwryni* i A h4 n«s^iyiihi hh »220-26LomeMcws

NewWestminster,British ColumbJo
V3M 3L7
Tel:604*553.0044
Fax:604.553.0045
Email:offIce@m2la.com

UOTtl MW*jM.tab4 hh«rfhi. W*rrv
i* n,) ft ftp—— J >!4hWMlAi4>h.. i»Mh6tf

i«¥h«hni
hw»NWA < **I»I»W)AnFpii|4fhhh

i Pto-b ft>Nh»i 4ft»)kh*hNMMIk|kfWW4|M«J**** *« idrtohMfchMf* — j h«—4 ldih-*.*V«b-dphVd,
Md|

dtol •It P»fto*ltoil•tad*?-».«—ft* ?r41 to* j rwdi todft M̂lPNi •toft hi*4W«*VMlhldii HW«A> 4 ilW
W IhfWI11»4i 4h ft MM*UdhMhft>44* tor PMIA >.H lin n«!!tMInil

« IUM .̂k.l,UA-HMwrtA

* 1. I .N -̂KI-m^
> IMIM.XWAUI

I.».»II «| .I IWM

hfc.AAi* —l« IM.
hf«M«v«n A >bbl. •*—***+**,• dtowPlft-̂ : iTiWhiBhf. hh

idii4h<JJ pddi
h«l•dtai hi *v **- h. h M « . » tth»̂ Mk

"l4|.tariM»dtap*««toP*p»d..Udfrdfritami ft in l*h«*XT<— Vfhh» ft-d

J hMhMH»Mtp4hi
41 tota bk.

JIhkihi A 'PCIAti .̂IkwfcVJXM|4kft<khpM«i htMUAJ
uni

4PH
*dx> J > »1111Li I hi. A

UW
A MkMksi
J *%hi

U kMkkAkhUOAhii l4*Ut
dtaM*«dltotal d4 4 lto»1fcM.hftk.toAtadlitaft.Uli MMdM.drhftwk.UkMMWltdmdkkiipM^K A kidtoftid

•41M. 4kt»khlA

mdWkViUdM'

AJ **»•,*,**'M*kl pji4 ’ -
tod ifcdft AJ4 AMftf4 < *k SSSSS «M»tot«FA7L. ,kjdliMM-i W

HftdhM
IdP-h. Mw#»h

MW"*.kyi^nmm
A ft*4h4i 'ft-"IMM ,UM-VhV.hwmi idTN*-».h4A Iddt •«fd hi A> 4nd-;

•dr.»nAJ •kik-hM.
4 b«dn4 (Ml itfdi

Htftifr

ihdl

sinu MrlkkMfthddJ
AJ I4M-FH4 Wt|h

> r—hk »W

M N* kpki»
HMik

jidftMM 'ftkM-441rd«v a1*7 '3T* hi C—r-J
AJ k»^p»
hllMAhh.wr dUi
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/

A- I^MM. •»C. il<«pfturaMiom

J OdmkHWkd
to lh«ft«pi

hhihuto—nMtohUlf r(< J- *— '»to|piJM4Mdi

Heas:•ph-n"
diIh 1 rVHdd^M-ibHpkR.J P»V M-SS2MlA 4f Art i>. »Jr »i1 4« d. ihdWkkki

Aft UAfftlMHTTW3 ftqyCOfWOAK

i Aft hkl, I
M u*»̂ :—J> R-HdlMp.lfiid,to -*r^— r

*?«UiMim
"k«h(-4lkdkUIU4i TOtfasiwaagg4 i.: k.H.1

'WW«w
4J JAikdidiliii A
All fthMCU

•ft*ft*i;

MkMflhkbM,hdldk^J- twdMh'4 dtoJ ».Udftmd4Ai*ft4ft—4f

4j
,tLi

J> >M4

AJ ««*

d fckHH*d4klCli.a«i
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CITY OF

SALMONARM
His Worship Mayor Harrison and Members of CouncilTO:

DATE: January 25, 2023

SUBJECT: Development Variance Permit Application No. VP-568 (Servicing)

Lot A, Section 24, Township 20, Range 10, W6M, KDYD, Plan 1948
Except Plans 5734, 13562 and 25888

Civic Address: 2710 30 Avenue NE
Owner/Applicant: 1197665 BC Ltd. & Matejka Property Management and Developments Inc.

Legal:

MOTION FOR CONSIDERATION

THAT: Development Variance Permit No. VP-568 be authorized for issuance for Subdivision
Plan EPP112221 of Lot A, Section 24, Township 20, Range 10, W6M, KDYD, Plan 1948
Except Plans 5734, 13562 and 25888 which will vary Subdivision and Development
Servicing Bylaw No. 4163 as follows:

Schedule B, Part 1, Section 5.4.6 - Service Requirements - reduce Fire Flow Standard
from the Urban Area 60 litres-per-second to the Rural Area 30 litres-per-second standard.

STAFF RECOMMENDATION

THAT: Council support the Motion for Consideration.

PROPOSAL

The subject parcel is located at 2710 30 Avenue NE, is approximately 1.5 acres in area, and contains a
single family dwelling and accessory buildings (to be removed).
The proponent applied on June 7, 2022 (Letter of Conditions issued in response on August 11, 2022) to
subdivide the parcel (Appendix 1 & 2). This subdivision requires the installation of infrastructure and
upgrades detailed by Subdivision and Development Servicing (SDS) Bylaw No. 4163, including upgrading
the water main and the placement of a new hydrant along the frontage of the subject parcel. Due to the
undersized water main extending east on 30 Avenue NE, the new hydrant is not expected to meet the
current residential flow standard. This standard would be achieved by upgrading the length of existing
water main along 30 Avenue NE approximately 215m east beyond the subject parcel.
As outlined in their letter of rationale (Appendix 3), the applicant requests Council vary the SDS Bylaw
requirement to reduce the fire flow requirement to the Rural Area Standard.
BACKGROUND

The parcel is designated Low Density Residential and within Residential Development Area A in the
City’s Official Community Plan (OCP) and zoned R-8 (Residential Suite Zone) in the Zoning Bylaw
(Appendix 4 & 5). With Agricultural Land Reserve lands located to the north of 30 Avenue NE, the
subject parcel is on the boundary between Rural and Urban areas of the City. Site photos are attached
as Appendix 6.

5.4
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The fire flow requirements are specified within the SDS Bylaw, which details standards for development
so those considering development may be informed in advance of the applicable standards. Schedule B,
Part 1, Section 5.4.6 lists the Fire Flow Requirements as such:

Rural Areas
Single Family Dwelling / Mobile Home Parks / Duplex
Medium Density / Triplex / Fourpiex
Commercial / Institutional / Apartments
Industrial

The City's Letter of Conditions issued in response to the Subdivision application noted that the subject
parcel is located in an area identified for fire flow deficiency, that flow testing is required to confirm
servicing is adequately sized to provide fire flows, and that the Owner/Developer is required to complete
any subsequent upgrades necessary to meet these standards and is responsible for all associated costs.

30 litres/sec
60 litres/sec
90 iitres/sec
150 Iitres/sec
225 Iitres/sec

COMMENTS

Engineering Department
The Engineering Department does not consider the proposed 30 I/s fire flow to be a concern considering
the 60 I/s hydrant located 215 m east and the installation of an additional hydrant on the parcel frontage.
Recommend the motion be adopted. Full comments attached as Appendix 7.

Fire Department
In agreement with comments from Engineering Department.
Public Consultation
Pursuant to the Local Government Act and City of Salmon Arm Development Variance Permit Procedures
Bylaw notices are mailed to land owners within a 30m radius of the application. The notices outline the
proposal and advise those with an interest in the proposal to provide written submission prior to the
Hearing and information regarding attending the Hearing. It is expected that the Hearing for this
application will be held on February 13, 2023.
Planning Department
The applicant is requesting a variance to the Subdivision and Development Servicing Bylaw No. 4163.
OCP policy 13.3.9 supports utilizing the Subdivision and Development Servicing Bylaw to identify works
and services required at time of subdivision. Servicing requirements ensure that properties under
development are connected to infrastructure systems, these systems are applicably upgraded to reflect
the development standards required, and ensure that each system is consistently extended to the
boundary of an adjacent property to mitigate any infrastructure gaps.

The applicant has not requested variances to any additional requirements including the installation of a
. new hydrant and the provision of dedication for future roadway noted for its importance to support future

residential development. The future roadways would present options for additional service connections.
The installation of the new hydrant within the frontage of the subject parcel is an improvement in
coverage that would be expected to meet the Rural Area 30 I/s standard.

In order to achieve the Urban Area 60 I/s fire flow standard, the undersized water main along 30 Avenue
NE running approximately 215m east to 30 Street NE would have to be upgraded. The letter of rationale
provided (Appendix 3) includes an estimate of $184,312.80 to complete this upgrade. The variance
requested for fire flow reduction would waive the works extending beyond the subject parcel’s frontage.
If the requested variance is supported, this upgrade may be completed as a future Capital Project (not
currently budgeted for but expected due to age) or through future development. Staff note that parcels
alongside the 30 Avenue NE corridor and in the general area have development potential, thus there is
some limited probability of achieving future upgrades through development.

Page 2 of 3
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The Engineering and Fire Departments have considered the request relative to the location, and do not
consider the proposed 30 I/s fire flow to be a concern considering the 60 I/s hydrant located 215 m east,
the installation of an additional hydrant on the parcel frontage, potential future development, and the
position of the parcel at the Rural/Urban area boundary.
CONCLUSION

Noting the City’s need to avoid service gaps and to provide expected levels of service as well as OCP
policy, staff recognize the rationale behind the requested variance given the location of the parcel at the
Rural/Urban area boundary. Considering the context of the subject parcel including its location at the
Rural/Urban area boundary, the installation of the required frontage works improving hydrant coverage
and meeting the road dedication requirements, aligned with the Engineering and Fire Department
comments, staff have no concerns with the request.

Reviewed by: Robert Niewenhuizen, AScT
Director of Engineering and Public Works

Prepared by: Chris Larson, MCIP, RPP
Senior Planner
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November 25, 2022

Dear Mayor and Council,

Re: Development Variance Permit Application
2710 30a‘ Avenue NE Salmon Arm,BC

We are writing this letter to support our application to vary the residential fire hydrant flow requirement to
the rural fire hydrant flow requirement as outlined inthe Cityof Salmon Ann Subdivision and Development
Services Bylaw No.4163 for the proposed subdivision at 2710 30lh Avenue NE.
To meet the Bylaw requirements we (the developers) are required to install a fire hydrant and meet the
residential fire hydrant flow minimums for the proposed eight lot subdivision on the subject property.
Due to the size of theexisting undersized water main along 30* Avenue NE the fire hydrant being installed
for the proposed subdivision will be unable to meet the current residential fire hydrant flow standards.
Following testing, ourengineering firm has confirmed that the fire hydrantshould be able to meet the rural
fire hydrant flow standards of 30 liters per second.
To meet the residential hydrant flow standards, as outlined in the bylaw, the water main along 30 Avenue
NE, from 30th Street NE to the subjeot property, would need to be upgraded to a six-inch main. Due to the
costs associated, upgrading the 250-meter long water main would result in the small eight lot subdivision
being unviable.
The fire hydrant being installed for the subdivision will not only improve fire protection for the subdivision
and existing residents in the area but will be capable of the meeting the 60 liter per second firehydrant flow
once the City has upgraded the water main along 30th Avenue NE.
In addition, the Fire Chief has confirmed that City fire trucks carry 400 meters of fire hose.This allows,
should more flow be necessary, the fire department the ability to connect to the fire hydrant at 30th Street
NE and 30* Avenue NE. This hydrant currently exceeds the residential hydrant flow of sixty liters per
second.
Kind regards,

George Simmons
Owner
1197665 BC Ltd.
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Monday, December 05, 2022

Chris Larson, Interim Approving Officer
City of Salmon Arm
Box 40 500 2nd Avenue NE
Salmon Arm, B.C. V1E 4N2

RE: 2710 - 30Ave NE,Subdivision Variances (CoSA File # 22.11)

Dear Mr. Chris Larson:

This letter is intended to provide insight into the subdivision variance application submitted for 2710 30

AveNE (CoSA File # 22.11)

The subject parcel is located at 2710 30 Ave NE with 43.2m of frontage along 30th Ave NE in Salmon
Arm, BC. The subject property consists of two rectangles- a narrow one on the north and a wider one on
the south fora total of 0.6Ha (1.50 acres). The pre-existing single-family home has been demolished and

some site clearing has begun.

The owner has submitted a subdivision application for the subdivision of eight fee simple lots. The City of

Salmon Arm has requested that the owner complete the following as conditions to the issuance of the
final subdivision approval:

(1) Provide adequately sized water mains to provide fire flow in accordance with the requirements of

the Subdivision and Development Servicing Bylaw No. 4163.

(2) Upgrade the existing 100mm water main to 150mm water main across the parcel frontage.

(3) Install a fire hydrant, fronting 2710 30th Ave NE, along 30th Ave NE.

Fire hydrant flow testing was completed by Lawson Engineering Ltd. (LEL) on October 5, 2022. LEL
determined the theoretical flows at hydrant 85 to be 30 Us. Hydrant 85 is the nearest hydrant to the
development site and is located at the intersection of 30 Ave NE and 25 St NE, within 140m of the
development site. LEL determined that if the new fire hydrant were to be installed on the upgraded
150mm water main fronting 2710 30th Ave NE it would achieve comparable flows of 30L/s. This is due to

the restricting 100mm water main that feeds the system from the large trunk main in 30,h St NE as well as

the dead end nature to the 100mm water main. The Fire Flow Requirements as per the Subdivision and

Development Servicing Bylaw No. 4163 are 60L/s for single family dwelling, mobile home parks, and
duplexes.

As such, the owner is requesting the following variance:

1) Subdivision & Development Servicing Bylaw No. 4163 (Schedule B, Part 1, Section 5.0):

Waive the requirement to upgrade the 30th Ave NE water main from 30lh St NE to achieve fire flows in

accordance with the Subdivision Servicing Bylaw No. 4163.

The reasons for this variance request are the following:

i) The developer will be installing a new fire hydrant fronting the development to increase fire
hydrant coverage.

ii) The developer will be installing the new 150mm water main or providing cash-in-lieu (at the
Cities discretion) towards future water main upgrading, fronting the development, along 30m

Ave NE.
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iii) The area is primarily comprised single family dwellings on large lots.
iv) The existing fire flow at the newly installed fire hydrant provides sufficient fire flows for the

rural area requirements.
v) The existing hydrant at the intersection of 30 Street NE and 30 Ave NE is within 215m of the

development and can provide sufficient flow to meet the bylaw requirement for urban
developments (previously estimated by Omega Engineering).

vi) In order to achieve a fire flow of 60L/s the developer would be required to upgrade 210m of
water main and relative appurtenances directly from the trunk main in 30th St NE. As per
attached Class D Opinion of Probable Costs, the owner would be required to pay an
estimated $184,312.80 to complete the upgrade which would significantly reduce the
feasibility of the 8-lot subdivision.

Based on the information provided above, the owner would request that the City provide this variance to
waive the owner's responsibility of providing a fire flow of 60L/s at the development site. The applicant
feels the requested variance will not take-away from present public value, meanwhile the upgrade would
come at a significant expense to the owner and reduce the financial feasibility of the development site.

If you have questions or concerns, please don’t hesitate to call or email.

Best Regards,

Lawson Engineering Ltd.

Jessica Johnson, P.Eng
Project Engineer
iiohnson@lawsonenaineering.ca

Attachment(s):

Class D Opinion of Probable Cost -Offsite Watermain Upgrading (30th St NE- East PL of 2710 30th Ave
NE)
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2710 30TH AVE NE SUBDIVISION
CLASS "D” OPINION OF PROBABLE COST

OFFSITE WATERMAIN UPGRADING (30th St NE - East PL of 2710 30th Ave NE)
2022-12-01

EST. AMOUNT $UNIT PRICEUNITItem No. DESCRIPTION OF WORK
MMCD REF. QUANTITY

[DIVISION 01 - GENER/OEQUIREMEftfS
1$. 4.000.00 4.000.00

1 01 53 01 Mobilization / Demobilization LS 1
$ $ 1,000.00LS 1 1,000.00

2 General Erosion and Sediment Control01 57 01 $ 10,000.00 $ 10,000,0013 Traffic Control LS01 57 01

$ 15,000.00SUB-TOTAL DIVISION 01

1IMSI IT- CONCRETE WORKS"

45 $ 45.00 $ 2.025,00
4 Remove and Dispose Existing Concrete Driveway03 30 20 m

451 $ 255.00 $ 11.475,00
5 0330 20 Supply & Install Concrete Driveway m

$ 13,500.00SUB-TOTAL DIVISION 03

[DIVISION 32 - ROADS AND.SITE IMPROVEMENTS
$ 16.001906 m2 £ 3.040.00

3212 16 Remove & Dispose Existing Apshalt Driveway
$190 36.007 m2 $. 6.840.00

Supply & Place Asphalt (50mm - Driveways)3212 16 $ 7,500.00LS 18 1 7.500.00
32 92 19 Boulevard Landscaping (Reinstate to Original or Improved Condition)

$ 6,000.001 19
6.000.00

31 11 01 Tree Removal & Replacement ea.
$ 3,000,001 1 3.000.00

10 Hedge Removal & Replacement31 11 01 ea.
$ 26,380.00SUB-TOTAL DIVISION 32

111 1. 280,00 58.800.00
3311 01 Supply & Install 150mm DR18 PVC Watermain 210m

$ 12,600.00
Supply & Install 250 Water Service (From main to PL) cAv Tie-In to
Existing

7 $ 1,800.00ea.
12 3311 01
13 1. 6.000.00 1. 4.000.00

3311 01 Tie-In to Existing Water Main at East PL of 2710 30 Ave NE 1ea.
$ 15,000.00 $ 12,000.00

Tie in to Existing 100mm AC Water Main at Intersection of 28St NE cAv
FFF Tee

1ea.
14 3311 01

4.000.001.15 3311 01 1 6,000.00Tie-In to Existing 200mm PVC Water Main in 30th Ave NE ea.
$ 91,400.00SUB-TOTAL DIVISION 33

SUMMARY

$ 15,000.00
DIVISION 01 - GENERAL REQUIREMENTS

$ 13,500.00
DIVISION 03 - CONCRETE WORKS

$ 26,380.00
DIVISION 32 - ROADS AND SITE IMPROVEMENTS

$ 91,400.00
DIVISION 33 - UTILITIES (WATER)

$ 146,280.00SUBTOTAL

$ 29,256.00CONTINGENCY (20%)

$ 175,536.00SUB TOTAL

$ 8,776.80
GST (5%)

$ 184,312.80
TOTAL

2) Unit Prices are influencedby supply & demand for
both contractors & materials at the time of construction
thereby affecting the final cost

1) Quantities may vary depending on field revisions
and/or conditions encountered at the time of
construction, thereby affecting the final cost.

Exclusions:
- Onsite Improvements
- Offsite Improvements Fronting 2710 30 Ave NE
- Asphalt Re & Re on 30th Ave NE (Design assumes all work in Boulevard)

tv . PN:1001279
Reviewed by: Stuart Purves,P.Eng

Prepared by:Jessica Jfchtfsj^h/P.Eng
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TV ©F Memorandum from the
Engineering and Public

Works DepartmentSALMONARM
Director of Development Services

DATE: 5 January £023
PREPARED BY: Chris Moore, Engineering Assistant
SUBJECT: VARIANCE PERMIT APPLICATION FILE NO. VP- 568
APPLICANT: 1197665 BC Ltd. and Matejka Property Management and Development

Iric., PO Box 544 Stn. Main, Salmon Arm, BC V1E 4N7
Lot A Section 24, Township 20, Range 10, W6M, KDYD, Plan 1948 Except
Plans 5734, 13562 and 25888
2710-30 Avenue NE

TO:

LEGAL:

CIVIC:

Further to the request for variance dated 14 December, 2022; the Engineering Department has

reviewed the site and offers the following comments and recommendations relative to the
requested variance:

The applicant is requesting that Council varies the following requirements of the Subdivision and
Development Servicing Bylaw No. 4163 (SDSB):

Schedule B, Part 1, Section 5.4.6: Reduce the Fire Flow Requirement of 60 litres-per-
second to 30 litres-per-second

Background:

The SDSB requires that he following fire flpws must be met:

Rural Area: 30 litres/sec
Urban Area: 60 lltres/sec

The greater fire flow requirement in the Urban Area is due to Increased density and the greater

potential for fires involving multiple properties. Although this eight lot development is Urban in
nature and located within the Urban Containment Boundary, it is noted that 30 Avenue NE
consists mostly of large, well spaced lots, more typical of the Rural area.

Hydrant #85, located 140m west, is the closest hydrant and Can only achieve theoretical flows of

30 I/s. This is due to the currently undersized 100mm diameter watermain on 30 Avenue NE.
There is however a second hydrant (Hydrant #87) located 215m to the east which achieves
theoretical flows of 100 I/s, due to its being serviced directly from the 200mm watermain on 30
Street NE.
As a requirement of Subdivision the developer is required to upgrade the 100mm watermain
across his frontage to 150mm and install an additional fire hydrant, which at this time is also

expected to achieve 30 I/s. The additional fire hydrant significantly improved the current spacing



Appendix 7: Engineering Comments
P85

of hydrants on 30 Avenue NE. Although not currently in our Capital Works budget, at some time
ip the future the existing Asbestos watermain installed in 1962 on 30 Avenue NE will be upgraded

to 150mm and at that point all connected hydrants will achieve the required 60 i/s.

Recommendation:

The Engineering Department does not consider the reduction of fire flows to 30I/s in this location
to be of concern, due primarily to the location of a hydrant only 215m to the east which exceeds
the 6dl/s requirement and the installation of an additional hydrant on the frontage of the

development property. The Engineering Department therefore recommends that the request
to reduce the Fire Flow Requirement of 60 litres-per-second to 30 litres-per-second be

approved.

Chris Moore
Engineering Assistant

Gabriel Bau P.Eng.
City Engineer
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CITY OF

SALMOHARM
TO: His Worship Mayor Harrison and Members of Council

DATE: January 6, 2023

SUBJECT: Development Variance Permit Application No. VP - 572
Legal: Lot 3, Section 24, Township 20, Range 10, W6M, KDYD, Plan KAP60647
Civic Address: 2091 20 Street NE
Owner/Applicant: Diana Carlson

MOTION FOR CONSIDERATION

Development Variance Permit No. VP - 572 be authorized for issuance for Lot 3,
Section 24, Township 20, Range 10, W6M, KDYD, Plan 60647 which will vary Zoning
Bylaw No. 2303, Section 13.12.2 as follows:

THAT:

i. reduce the rear parcel line setback from 6.0m to 3.0m for an addition to the
existing single family dwelling and in accordance with the drawings attached
as Appendix 5.

STAFF RECOMMENDATION

The motion for consideration be adopted.THAT:

PROPOSAL

The applicant is proposing to vary the rear parcel line setback in the R8 - Residential Suite Zone from
6.0m to 3.0m for an addition to the existing single family dwelling. The eave of the proposed addition
would project into the setback an additional 0.3m. The applicant is proposing a building addition that is to
include a lower floor garage and a bonus area above the garage.

BACKGROUND

The subject property is approximately 0.158ha (0.39ac) in area. The subject property is zoned R8
(Residential Suite Zone) in 2017 and is designated in the Official Community Plan (OCP) as Residential
Medium Density. Subject property maps are enclosed as Appendices 1 to 4.

Adjacent land uses include the following:

North: Single Family Residence
South: Single Family Residence (driveway)/

Seniors Assisted Living Facility (Andover Terrace)
East: Single Family Residence
West: Single Family Residence

The applicant is proposing to construct a garage addition to the existing building. A bonus room area is
proposed above the garage addition. The drawings included with the application are enclosed
as Appendix 5.

Zoned R4

Zoned R4/CD-14
Zoned R1
ZonedRI

5.5
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COMMENTS

Engineering Department

No concerns.
Building Department

No concerns.
Fire Department

No concerns.
Public Consultation

Pursuant to the Local Government Act and City of Salmon Arm Development Variance Permit Procedures
Bylaw notices are mailed to land owners within a 30m radius of the application. The notices outline the
proposal and advises those with an interest in the proposal to provide written submission prior to the
Hearing and information regarding attending the Hearing. It is expected that the Hearing for this
application will be held on February 13, 2023.
Planning Department

Development Variance Permits are considered on a case-by-case basis and in doing so, a number of
factors are taken into consideration when reviewing a request. These factors include site-specific
conditions such as lot configuration, negative impact to general form and character of the surrounding
neighbourhood and negative impact(s) on adjacent properties.
With regard to lot configuration, the property line along the curve of the cul-d-sac is considered the front
parcel line as it is the shortest property line adjacent to the frontage or road and the parcel line opposite
the front is considered the rear parcel line. Appendix 2 includes labels for the parcel lines as defined by
Zoning Bylaw No. 2303. It should be noted that if the curve of the parcel line was shifted slightly, the west
parcel line would have become the rear parcel line and a variance would not be required.

Instances in which the subject property and adjacent lots differ in zoning, staff evaluate setback variance
requests of the subject property and the potential build-out of the adjacent parcel in order to consider
potential negative impacts on future development There are no current applications for the
redevelopment of the adjacent parcel. However, should the parcel to the north (1971 20 Avenue NE)
redevelop under the R4 zone in the future, the proposed rear parcel line setback on the subject property
(3.0m) and the interior parcel line setback on the adjacent lot to the north (zone R4, 1.8m interior parcel
line setback) would combine to create a minimum of 4.8m between buildings. The combined setbacks
and site planning at the time of development would provide ample space for medium density development
on the adjacent lot.
Staff support the variance request as the proposed rear parcel line setback variance does not present any
perceived negative impact to the general form and character of the surrounding neighbourhood or to the
lot directly adjacent to the variance request.
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Should Council not support the variance application, the applicant would have to redesign the building
addition to be conforming to the zoning bylaw regulations.

/0knct S»jfi
Reviewed by: Rob Niewenhuizen, AScT
Director of Engineering and Public Works

Prepared by Melinda Smyrl, MCIP, RPP
Planner

Page 3 of 3



> -O - O m z 5 x



Subject Property0 4.258.5 17 25.5 34
Im

Parcels



APPENDIX 3

P 92

'ENUE N.E
1780 1820

1801

20
1750aj AVENUE1800 1890

19701970 21802 2070

h- 1930 2281226122212201 1LLI
LU 19 AVENUE N.E. ^ ^or
h-<J) 1890 z

1890 1891
1'

\ 18611660
I-LU1050 1
LU1831 LUZ 1051 ^1850

z 111830 I—O)1831 18311830
Hoadley Park u

i—1821 1811HI 18201780
18LLI

a: 1791 001811 1610 CNJI-LU 17
CDLLI

CY. 1791 17711790
17

CD

0 12.525 50 75 100 ParkSubject Property

| | Parcels Residential - Low Density

Residential - Medium Density
m





“O
CO-p»

i 2.7m to building eave

[3.088mto foundation |-N- -Z£r2.5134
r
l
i =n.r f

!EXISTING
COVERED PEPK

! JSSfe

•ol p̂ APDITION

S /S/S/A

|!h—i: 20 crfi oarage/
.i deck o<rer

I / «
I ji EXISTING

HOUSE
covered

deck Lx jfxi:l J ']
5Up {

roomI
I:I5 jrock carport /

j deck over

;«
J~r~Z :

_L /
/r i /! /

i ./O'Lot 3
Plan KAP60647

(Scrag© /I /i /
/

L f
Ola iron post
Found bent In asphalt

cTd.-c* ~ ’

MF
W36

'°3,O
Nr

20 Street ME
SITE PLAN

r. ioo

PEDERSON I?»*«»»y. iw
DRAINSiEBtfiKLTP. 0*T. ltv.-CJ3C

mSi“
ADDITION TO EXISTING RESIDENCE >3MT.

T3ec«*»!>»•.«row ivTcz&mmx oc or ôcMTrcro.iCttrx©
i>4jwvcxyqn~yn3o»»i»MfT»n»»»J>o«rcr 'ipg«y^ap.— r**ni>.cc»cc«

**Ch C
WC»«4K.0t.ViW*w»( 1:2-254-0»r/* •SrSPLAN T3m

g
oi



>’*£>f'CKTr JJW

T1

;

y-a*

;$ 5
*iUrmrm T 7'm

r~““T jSsSSSSSS

:I “\41 u I!L :K-I1

i * il I
«£l

BONUS ROOM1
IF - ss iKtfI J: i— -iS !KKo. OCAM 1ww*r5dAH1 s7 e-o'a--*-iy-»* , toIf-2' WALX1W

4T1saggec
" 'TiVa‘ 2*‘\H4 BEDROOM

12*iLL t? ;
2*X 6*\ 3-MU6 BOOM

Azcmsas
a4* o*I IL a©* "» 11J I Iiis:

.. fa) SS 'C*
-lli..Qia

: T-O*
li.; 77

|—il LJLJ IT Jil- Ju
*£Tit 1r s «v 2*X 4*^3&5 - -SSfc 5*4* 2^4'

I 1!N y-o-y-o- XT-*'-r*9‘
<*-y W-3‘fc

a<r-y •\A
S5MQ a/i»*

vA-

&'-C" CEILINS
MAIN FLOOR PLAN

s'-o" CEILINS
BASEMENT FLOOR PLAN

IM* - I'-O’
LfVWS. AREA ccmoz :SSffiUvMM»omiX

UVtUA A«EA OttTCXI

ARON 4 PIANA 6ARLS0N
2W-3CTH CT.M.EL5ALM3H*K*8.

arx-.
PEDERSON actli.v4-.ro* |cw w. nr.
DRAFT!® < DE5J6N LTD. owe, cer.aoaa

NUJXJ
ADDITION TO EXISTtN® RESIDBtCEWVWKWIO. DAT.

•HATTf* (TOiTAItfTtCcOrtKWW.SaiN®

came*WJO«ANTHweimLr fuwsent«SOr*xm>wri*mwawtr

nt*3o4*Wfll
rAJt:

iMtH
wwiuutoi vtJK 22-054-03FLOOR PLANS

CO
CJ1



u
CO
CT>3'-3* SA'-O’ iM'l

I II22-6' "
JMI I i

JI I
:: ! i

s i

i !
2) > 7 I ) rjif-t 2S--0'»

. tcr-t.'Iv-v
\

35
> 5

* «1§
w I

SUTE» ;
1 o=1 IZ22G2 f n
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Agricultural Land Commission
201- 4940 Canada Way
Burnaby, British Columbia V5G 4K6
Tel: 604 660-7000
Fax: 604660-7033
www.alc.gov.bc.ca

ALC
January 11, 2023

ALC File: 61531
Your File: ALC -407

Melinda Smyrl
City of Salmon Arm
DELIVERED ELECTRONICALLY

Dear Melinda Smyrl:

Re: Reasons for Decision - ALC Application 61531

Please find attached the Reasons for Decision of the Okanagan Panel for the above
noted application (Resolution #18/2023). As agent, it is your responsibility to notify the
applicant accordingly.

Please note that the submission of a $150 administrative fee may be required for the
administration, processing, preparation, review, execution, filing or registration of
documents required as a condition of the attached Decision in accordance with s.
11(2)(b) of the ALR General Regulation.

Under section 33.1 of the Agricultural Land Commission Act (“ALCA"), the Chair of the
Agricultural Land Commission (the “Commission”) has 60 days to review this decision
and determine if it should be reconsidered by the Executive Committee in accordance
with the ALCA. You will be notified in writing if the Chair directs the reconsideration of
this decision. The Commission therefore advises that you consider this 60 day review
period prior to acting upon this decision.

Under section 33 of the ALCA, a person affected by a decision (e.g. the applicant) may
submit a request for reconsideration. A request to reconsider must now meet the
following criteria:

• No previous request by an affected person has been made, and
• The request provides either:

o Evidence that was not available at the time of the original decision that
has become available, and that could not have been available at the time
of the original decision had the applicant exercised due diligence, or

o Evidence that all or part of the original decision was based on evidence
that was in error or was false.

The time limit for requesting reconsideration of a decision is one year from the date of
the decision’s release, as per ALC Policy P-08: Request for Reconsideration.

Page 1 of 2
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Please refer to the ALC’s Information Bulletin 08 -Request for Reconsideration for
more information.
Please direct further correspondence with respect to this application to
ALC.Okanagan@gov.be.ca

Yours truly,

Vidula Kulkarni, Land Use Planner

Enclosure: Reasons for Decision (Resolution #18/2023)

cc: City of Salmon Arm (File: ALC -407). Attention: Melinda Smyrl

61531d1

Page 2 of 2



P101

ALC
AGRICULTURAL LAND COMMISSION FILE 61531

REASONS FOR DECISION OF THE OKANAGAN PANEL

Exclusion Application Submitted Under s.29(1) of the Agricultural Land Commission Act

City of Salmon ArmApplicant:

William LairdProperty Owner:

Melinda Smyrl (City of Salmon Arm)Agent:

Parcel Identifier: 011-710-276
Legal Description: Lot 17 Section 7 Township 20

Range 9 West of the 6th Meridian Kamloops
Division Yale District Plan 1230
Civic: 3831 20 Ave SE Salmon Arm BC

Area: 4 ha (entirely within the ALR)

Property:

Gerry Zimmermann, Okanagan Panel Chair

Joe Deuling

Jerry Thibeault

Panel:

Page 1 of 6



P1 02

ALC File 61531 Reasons for Decision

OVERVIEW

[1] The Property is located within the Agricultural Land Reserve (“ALR”) as defined in s.
1 of the Agricultural Land Commission Act (“ALCA”).

[2] In 1988, the Commission endorsed amendments to the Salmon Arm Official

Community Plan (OCP) to allow for designations including ‘Special Development’,

‘Light Industrial’, ‘Heavy Industrial’ and ‘Industrial Reserve’ in the vicinity of the

Salmon Arm Airport. The Commission noted that consideration may be given to the

eventual exclusion of the lands identified for non-farm designations from the ALR

and that the exclusion could be accomplished as a single block application or

through a series of applications if the non-farm development was going to be phased

in over several years (ALC Resolution #109/88).

[3] The Applicant is applying to the Agricultural Land Commission (the “Commission” or

“ALC") under s.29 (1) to exclude the 4 ha Property from the ALR (the “Proposal”).
The purpose of the Proposal is to allow for the rezoning of the Property from A2

(Rural Holding Zone) to M2 (Light Industrial Zone).

[4] The issue the Panel considered is whether the Proposal is consistent with the

Commission’s endorsement under ALC Resolution #109/88.

[5] The Proposal was considered in the context of the purposes and priorities of the

Commission set out in s. 6 of the ALCA:

6 (1) The following are the purposes of the commission:

(a) to preserve the agricultural land reserve;

Page 2 of 6
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m ALC File 61531 Reasons for Decision

(b) to encourage farming of land within the agricultural land reserve in
collaboration with other communities of interest; and,

(c) to encourage local governments, first nations, the government and its
agents to enable and accommodate farm use of land within the
agricultural land reserve and uses compatible with agriculture in their
plans, bylaws and policies.

(2) The commission, to fulfill its purposes under subsection (1), must give priority

to protecting and enhancing all of the following in exercising its powers and

performing its duties under this Act:
(a) the size, integrity and continuity of the land base of the agricultural land

reserve;
(b) the use of the agricultural land resen/e for farm use.

EVIDENTIARY RECORD

The Proposal, along with related documentation from the Applicant, Agent, local
government, and Commission is collectively referred to as the “Application1'. All
documentation in the Application was disclosed to the Agent in advance of this
decision.

[6]

On August 3, 2022, a Notice of Exclusion Meeting was provided to the Agent. On

August 15, 2022, the Panel conducted a virtual meeting with the Agent and the

Property Owner (the “Exclusion Meeting”). An exclusion meeting report was

prepared and was certified as accurately reflecting the observations and discussions

of the Exclusion Meeting by the Agent on August 16, 2022 (the “Exclusion Meeting

Report”).

[7]
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ALC File 61531 Reasons for Decision

BACKGROUND

[8] The Property is located to the west of Shuswap Regional Airport in Salmon Arm.

[9] The Property contains a residence and there are currently no agricultural uses.

[10] In 1988, the Commission received a request to review amendments to the Salmon
Arm OCP for lands within the ALR in the vicinity of the Salmon Arm Airport (“1988
Salmon Arm OCP Review"). By Resolution #109/88, the Commission endorsed the
proposed amendments on specific properties in the ALR, including the Property. The
specific land use designations proposed included 'Special Development’, ‘Light

Industrial’, ‘Heavy Industrial’ and ‘Industrial Reserve'. In Resolution #109/88, the

Commission noted that consideration may be given to the eventual exclusion of the
lands identified for non-farm designations from the ALR and that the exclusion could
be accomplished as a single block application or through a series of applications if
the non-farm development was going to be phased in over several years.

[11] The Salmon Arm OCP was updated again in 2002 and 2009 and the Property's
industrial endorsement remained consistent.

[12] The Property is currently zoned A2- Rural Holding Zone in the Zoning Bylaw. The
Property is designated as Light Industrial and is within a Special Development Area

identified in the City of Salmon Arm’s (the “City”) OCP for the future expansion of the
City's Industrial Park. The City of Salmon Council Report (the "Salmon Arm Report”)
dated May 6th, 2021, states that Zoning Amendment Bylaw No. 4428 purposes to

rezone the Property from A2 (Rural Holding Zone) to M2 (Light Industrial Zone).

Page 4 of 6



P105

m ALC File 61531 Reasons for Decision

[13] Additionally, the Salmon Arm Report states that the proposed M2 (Light Industrial

Zone) would allow for 40 uses that range from manufacturing to larger scale repair

and other uses that may require extensive outdoor storage.

[14] The Exclusion Meeting Report states that the City of Salmon Arm (the "City”) was

supportive of the Exclusion Application due to its consistency with the ALC’s 1988

endorsement.

ANALYSIS AND FINDINGS

Issue: Whether Proposal is consistent with the Commission’s endorsement under

ALC Resolution #109/88

[15] The Panel reviewed ALC Resolution #109/88 that endorsed the eventual exclusion

of lands identified in the 1988 endorsement for the purposes of conversion to

‘Special Development’, ‘Light Industrial’, ‘Heavy Industrial’ and 'Industrial Reserve’.

The Panel considered the purpose of the Proposal as stated by the Applicant and

finds that the Proposal to exclude to rezone the land to M2 (Light Industrial Zone) is

consistent with the Commission’s previous endorsement within ALC Resolution

#109/88.

DECISION

[16] For the reasons given above, the Panel approves the Proposal to exclude the

Property from the ALR subject to the following conditions:

(a) the Property is rezoned in accordance with the light industrial designation

endorsed in ALC Resolution #109/88;

(b) Rezoning must be completed within 3 years from the date of this decision

(by January 11, 2026).
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[17] The Commission will advise the Registrar of Land Titles that the property has been

excluded from the ALR when it has received confirmation that the conditions of

approval have been met.

[18] Should the above conditions of approval not be completed to the satisfaction of the

ALC within the timeframe(s) specified, the approval will expire, and a new
application may be required.

[19] This decision does not relieve the owner or occupier of the responsibility to comply

with applicable Acts, regulations, bylaws of the local government, and decisions and
orders of any person or body having jurisdiction over the land under an enactment.

[20] These are the unanimous reasons of the Panel.

[21] A decision of the Panel is a decision of the Commission pursuant to s. 11.1(3) of the

ALCA.

[22] Resolution #18/2023
Released on January 11, 2023

Gerry Zimmermann, Panel Chair
On behalf of the Okanagan Panel
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