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CALL TO ORDER

ACKNOWLEDGEMENT OF TRADITIONAL TERRITORY
We acknowledge that we are gathering here on the traditional territory of the

Secwepemc people, with whom we share these lands and where we live and
work together.

REVIEW OF AGENDA
DISCLOSURE OF INTEREST

REPORTS

Official Community Plan Amendment Application No. OCP4000-54
[Beagle, J. & E./Franklin Engineering Ltd.; 1421 17 Street SE; LR to MR]
Zoning Amendment Application No. ZON-1266 [Beagle, ]. & E./Franklin
Engineering Ltd.; 1421 17 Street SE; R-1 to R-4] See Item 5.1 for Staff Report
Development Permit Application No. DP-451 [Aviator Business Park Inc,;
3601 20 Avenue SE; Industrial]

Development Variance Permit Application No. VP-580 [Reid, C. & Verney,
D.; 3821 50 Street NW; Road upgrades]

Development Variance Permit Application No. VP-583 [Ellis, C./Hindbo
Construction Group Inc.; 1161 19 Avenue SE; Retaining Wall]

Development Variance Permit Application No. VP-584 [LeClair, S./Hindbo
Construction Group Inc.; 1121 19 Avenue SE; Retaining Wall]

Development Variance Permit Application No. VP-585 [Sanderson, T.; 3450
16 Avenue NE; Parcel line setback]

FOR INFORMATION
Agricultural Land Decision - Reasons for Decision - ALC Application 67109
- 46010 Avenue SW

ADJOURNMENT
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CITY OF

SALMONARM

To: His Worship Mayor Harrison and Members of Council

Date: June 22, 2023

Subject:  Official Community Plan Amendment Application No. 4000 — 54 and Zoning Amendment
Application No. 1266

Legal: Lot 2, Section 12, Township 20, Range 10, W6M, KDYD, Plan EPP106795
Civic Address: 1421 17 Street SE

Agent: Franklin Engineering Ltd. (Samantha Mitchell)

Owner: Jesse & Emily Beagle

MOTION FOR CONSIDERATION

THAT:

AND THAT:

AND THAT:

AND THAT:

AND THAT:

A Bylaw be prepared for Council’s consideration, adoption of which would amend
Official Community Plan Bylaw No. 4000 to redesignate Lot 2, Section 12, Township
20, Range 10, W6M, KDYD, Plan EPP106795 from Residential Low Density to
Residential Medium Density;

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

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;

Pursuant to Section 477 3 (a) of the Local Government Act, Council shall consider
the proposed Official Community Plan Amendment in conjunction with:

1) The Financial Plans of the City of Salmon Arm; and

2) The Liquid Water 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 the south-east portion of Lot 2, Section 12,
Township 20, Range 10, W6M, KDYD, Plan EPP106795 from R1 (Single-Family
Residential Zone) to R4 (Medium Density Residential Zone).

STAFF RECOMMENDATION:

That the Motion for Consideration be defeated.

PROPOSAL

The applicant is proposing to amend the Official Community Plan (OCP) and zoning for 1421 17 Street SE
for the purposes of a two lot subdivision (Appendix 5). The applicant has provided a letter in support of their
application (Appendix 6).

BACKGROUND

The subject property is designated Low Density Residential in the OCP, within the Urban Containment
Boundary and zoned R1 (Single — Family Residential Zone) in the Zoning Bylaw (see Appendices 1-4). The
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subject property is approximately 652.0sq.m. (7018.0sq.ft} in area. A single-family dwelling was
constructed on property on 2022,

Adjacent land uses include the following:

North: R1 Single - Family Residential/Single Family Dwelling

South: R8 Residential Suite Zone/Single Family Dwelling and Sulite
East: R7 Large Lot Single-Family Residential/Single Family Dwelling
West: R7Large Lot Single-Family Residential/Single Family Dwelling

The properties in the vicinity of the subject property could be characterized as large lots (average 1375sq.m
in area) with homes constructed in the 1970's and 1980’s. The lot area of these parcels prohibits subdivision
under the existing R7 zoning. The established housing density and format is very typical of the buildout in
of the Hillcrest neighbourhood at a time when septic service for each lot was necessary. Presently, the
entire Hillcrest neighbourhood is now fully serviced and the lack of infill development has resulted in blocks
with large parcels. Since 2008, tracks of undeveloped parcels to the east and south have been developed
as larger single-family subdivisions with smaller lot areas than the established areas.

The Low Density Residential designation allows for 22 units per hectare and Medium Density Residential
designation allows for 40 units per hectare. In order to pursue the proposed two-lot subdivision and given

the lot area, the OCP designation of the subject property must be amended and the site rezoned from R1
to R4.

Table 1, below, illustrates differences between the R1 and R4 zones. It should be noted that in the R4 zone,
secondary suites are not a permitted use and given the proposed lot areas and existing single-family
dwelling, the ultimate buildout of proposed Lot 1 would be a single-family dwelling. If the application were
to rezone from R1 to R8 (Residential Suite Zone) it would result in the same number of units and would not
require an amendment to the OCP. The proposed Lot 1 and Lot 2 do not however meet the minimum lot
area or minimum lot widths required by the R-8 zone so the subject property could not be subdivided further.

Table 1 — Zoning Analysis {Existing Lot: 652.0sq.m)

R-1 R-4 {326.3 sq.m, R-4 with Bonus
lots)

Density 1 unit 1 unitflot 3 units
Height 10m i0m 13m
Parcel Coverage 55 % 55 % 55 %
Sethack — front 6m 5m 5m
Setback — interior side 1.5m 1.2/18m 1.2/18m
Setback — rear 6m 5m 5m
Parking 2 2 per dwelling 2 per dwelling

COMMENTS

Section 475 & 476 - Local Government Act

Pursuant to Sections 475 and 476 of the Local Government Act {oplional and mandatory consuitation
requirements during OCP amendments), the proposed OCP amendments were referred to the following
organizations on February 16, 2022:

Adams Lake Indian Band: Response (attached as Appendix 7)
Neskanlith Indian Band: No response to date
Economic Development Society: Response (attached as Appendix 8)
School District No. 83: No response to date

Given the response of the Adams Lake Indian Band, staff contacted the BC Archeclogical Branch and they
confirmed that there are no known sites on the subject property. As directed by the Adams Lake Indian
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Band response, prior to any work commencing on the site the owner has been made aware that there may
be artifacts and prior to work commencing they should contact ALIB to ensure that the regulations of the
Heritage Conservation Act are adhered to.

Section 477 - Local Government Act

Pursuant to Section 477 of the Local Government Act (adoption procedures for an OCP amendment), prior
to Second Reading of the bylaw, Council must consider the proposed OCP amendment in refation to the
City's financiai and waste management plans. In the opinion of staff, this proposed OCP amendment is
consistent with both the City’s financial and waste management plans.

Engineering Department

No concerns with OCP Amendment or rezoning applications and have provided comments on required
road and service improvements at the subdivision stage (Appendix 9).

Building Depariment

No concerms.

Fire Department

No concerns.

Public Consuliation

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 notice outlines the proposal and advises 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 August
14, 2023,

Planning Department

In considering the proposal, staff looked to the Urban Residential section in the OCP and the Salmon Arm
Community Housing Strategy, both documents offer guidelines and polices for incorporating higher density
housing options in the community. In particular, OCP policy “8.3.1 Encourage residential developments
within the UCB that create a mix of residential housing types” may support the proposed development. Staff
note that in the last three years there have been OCP amendments that staff supported. In each of those
scenarios the proposed OCP amendment and subsequent rezoning would have provided a substantial
increase in the number of housing units being brought online and due to the scale of the development tie-
ins to established infrastructure those development could have proceeded with minimal issues. Staff viewed
other OCP amendment applications in light of the recently adopted Housing Strategy and Housing Needs
Assessment and were supportive of the efforts to bring more variety in housing formats and housing
affordability into the community. In this instance, the proposal is not contributing a substantial increase in
the number of units or variety in the housing stock.

There has been little development in the surrounding block of the neighbourhood over the last decade. !f
approved the subject property would be the only parcel designated as Medium Density Residential in a
larger area of Low Density Residential and an area predominantly zoned R7 ~ Large Lot Single-Family
Residential zoned lots.

Furthermore, the City recently initiated the review of the current OCP. While the proposal may provide for
more density on this particular site, ahead of an OCP review the proposed development may adversely
affect the potential redevelopment of the larger block of R7 zoned lots in the vicinity of the subject property.
Through the OCP review, staff, with considerable public engagement and input, will evaluate residential
housing densities in all corners of the City. Equally, given the recent direction of the provincial government
on increasing housing supply, it is likely that increasing opportunities for more housing and more variety in

Page 3 of 4
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housing formats will be the focus in all neighbourhoods. This work is to be done in conjunction with
infrastructure planning, including road network planning and the availability of other City services.

Amending the OCP and rezoning in an area where it may be considered premature can have the affect of
negating future development at a larger scale. Staff are aware that through the next OCP review will focus
on evaluating opportunities to increase densities in Area A and B. In the Hillcrest area there has been
relatively little long range planning for in-fill development. Components to facilitate long term infill and
redevelopment such as infrastructure planning and road network planning is limited in this area to date.
Given the age of properties and lot areas in the general vicinity, it is very likely that the City will see more
infill development in this area.

Staff do not support the proposed OCP amendment or rezoning of the subject property. Staff are of the
opinion that this proposal is premature and that in the context of a more fulsome review of housing density
and infill development potential through the OCP review is a better venue to evaluate increasing the density

of the subject property.
AR
Prepared by: Melinda Smyrl, MCIP, RPP Reviewed by: Gary Buxton, MCIP, RPP
Planner Director of Planning and Community

Services
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[ FRANKLIN

Franklin Engineering Ltd.
416A 4 St NE P.O. Box 2590
Salmon Arm, BC V1E 4R5

City of Salmon Arm

Box 40— 500 2 Ave NE

Salmon Arm, BC V1E 2N2

c¢/o Development Services Department

RE: 1421 17" ST SE, Salmon Arm BC — Jesse Beagle

We are requesting that this application be brought forward to Council for the purpose of Rezoning, and
OCP amendment.

The current lot is zoned R-1 with a newly built, single-family home. It is proposed that the lot be rezoned
to R-4, for the purpose of subdividing the property into two equal area lots. The current home would
remain on one lot and the other lot would be available to build an additional single-family home.

The reason for an R-4 zoning would be to accommodate bylaw lot size requirements. R-1 requires 450
square meters minimum parcel area and 14m minimum frontage width. Our two lots are proposed at
326 square meters with 13.37m frontage width. Our subdivision plan meets R-4 zoning, which requires
300 square meters minimum parcel area for a single-family dwelling and a minimum parcel width of 10

meters. Placement of the existing home would fit into R-4 setback requirements with no need for
variances.

As per the City of Salmon Arms Zoning Bylaws Section 9.7, the only building option on the additional
subdivided lot, if rezoned to R-4, would be a single-family home. Duplex and other building options
require a larger lot size and frontage. The 1.8m setbacks for the R-4 lots from neighboring R-1 properties
would be further than 1.5m setbacks required for R-1, which would benefit neighbors.

To conclude, while we need to ask for a medium density zoning, we are not looking to drastically
increase the density of this area.

Sincerely,

Samantha Mitchell
Project Coordinator
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Adams Lake Indian Band

Project Name:
0OCP4000-54 / 1421 - 17 STREET SE

FN Consultation ID:
OCP-54

Consulting Org Contact:
Kathy FRESE

Consulting Organization:
City of Salmon Arm

Date Received:
Wednesday, April 19, 2023

Weytk,
Re. OCP4000-54 / 1421 - 17 STREET SE
Through a preliminary analysis, ALIB has identified concerns which include:

218 known ALIB cultural heritage sites found within 5 km of the provided polygon (1 intersecting)

Adams Lake holds constitutionally protected Aboriginal rights including title throughout the entirety of Secwepemcul’ecw.
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 that are practiced
in accordance with Secwepemc customs, laws, and governance structures.

Recommendations:

ALIB does not object to this project as currently designed. Please notify ALIB through the “messages” function in
NationsConnect with as much notice as possible if any significant scope changes are anticipated.
Please share any cultural heritage, environmental, and archaeological reports associated with this project.

Kukstemc,

Brent Davidson,

Title and Rights Technical Coordinator
Adams Lake Indian Band

Chase, BC.
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SALMONARM

ECONOMIC DEVELOPMENYT SOCIEYY

May 24th, 2023

City of Salmon Arm

Chris Larson

PO Box 40

Salmon Arm BC, VIE 4N2
Dear Chris,

Re: OCP Amendment Application No OCP 4000-54

The Salmon Arm Economic Development Society (SAEDS) Board of Directors reviewed the
information for the above-noted OCP Amendment Referral to amend the OCP designation of the
propetty located at 1421 17 Street SE from low density residential to medium density
residential as well as rezoning from R1 to R4.

The SAEDS Board was not in support of the proposed OCP amendment and felt that perhaps this
proposal could be best considered within the upcoming Official Community Plan review. We
thank you for the opportunity to comment on this proposed OCP bylaw amendment.

Sincerely,

%, 2508330608 ) edo@saeds.ca @ saeds.ca {} 220 Shuswap Street NE, PO Box 130, Salmon Arm,BCV1E4N2  SMALL CITY,
BIG IPEAS
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CITY OF P13
CREREAALE Memorandum from the
L‘;‘;\ f?i‘;;\' % %&": Lﬁﬂ% %g/ A R M Engineering and Public
bt by o ey ﬂ S BN Works Department

TO: Gary Buxton, Director of Planning

DATE: May 16, 2023

PREPARED BY: Mustafa Zakreet, Engineering Assistant

APPLICANT: J. & E. Beagle

SUBJECT: SUBDIVISION APPLICATION NO. 23-06

LEGAL: Lot 2, Section 12, Township 20, Range 10, W6M, KDYD, Plan EPP106795

CIVIC: 1421 — 17 Street SE

Further to your referral dated April 19, 2023, we provide the following servicing information. The
following comments and servicing requirements are not conditions for Rezoning, but are

requirements as a condition of Subdivision. Engineering Department does not have any concerns
related to the Rezoning.

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 subdivision / 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 off-site improvements at the time of subdivision / building permit the applicant will be
required to submit for City review and approval detailed engineered plans for all off-site
construction work. These plans must be prepared by a qualified engineer. As a condition of
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subdivision / 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.

17 Street SE, on the subject property's eastern boundary, is designated as an Urban Local 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).

17 Street SE is currently constructed to an Interim Local Road standard. Upgrading to an Urban
Local Road standard is required, in accordance with Specification Drawing No. RD-2. Upgrading
may include, but is not limited to, road widening and construction, curb & gutter, sidewalk,
boulevard construction, street lighting, street drainage and hydro and telecommunications.
Owner / Developer is responsible for all associated costs.

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

Water:

1.

The subject property fronts a 150mm diameter Zone 5 watermain on 17 Street SE. No upgrades
will be required at this time.

Records indicate that the existing property is serviced by a 25mm metered service from the
150mm diameter watermain on 17 Street SE. Since this service traverses the proposed lot, it is
proposed that the existing service is used for the proposed lot, and a new 25mm metered service
from the 150mm diameter watermain on 17 Street SE will be required for the existing iot. Owner
/ developer is responsible for all associated costs.

The proposed parcel is to be serviced by a single metered water service connection (as per
Specification Drawing No. W-10 utilizing the existing 25mm service from the 150mm diameter
watermain on 17 Street SE. 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,

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

Sanitary:

1.

The subject property fronts a 200mm diameter sanitary sewer on 17 Street SE. No upgrades will
be required at this time.

Records indicate that the existing property is serviced by a 100mm service from the sanitary
sewer on 17 Street SE. Since this service traverses the proposed lot, it is proposed that the
existing service is used for the proposed lot and a new 100mm service from the sanitary sewer
on 17 Street SE be added to have a 100mm service in each new lot. Owner / Developer is
responsible for all associated costs.
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The proposed parcel is to be serviced utilizing the existing 100mm service from the sanitary
sewer on 17 Street SE. Owner / Developer is responsible for all associated costs.

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

Drainage:

1.

A 375mm diameter storm sewer terminates at a manhole about 43m north of the property on 17
Street SE. Extending the stormwater main along the frontage of the property is required, or an

alternative stormwater management system is required to address the road drainage on 17
Street SE.

The subject property is in an area with no current storm capacity concerns according to the
Stormwater Master Plan Study (April 2020).

An Integrated Stormwater Management Plan (ISMP) conforming to the requirements of the

Subdivision and Development Servicing Bylaw (SDSB) No. 4163, Schedule B, Part 1, Section 7
shall be provided.

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

Where discharge into the Municipal Stormwater Collection System is recommended by the ISMP,
this shall be in accordance with Section 7.3 of the SDSB. 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.

W N

Mustafa Zakreet Gabriel Bau P.Eng.
Engineering Assistant City Engineer
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CITY OF

SALMONARM

To: His Worship Mayor Harrison and Members of Council

Date: June 23, 2023
Subject: Development Permit Application No. DP-451 (Industrial)
Legal: Lot 15, Section 7, Township 20, Range 9, W6M, KDYD, Plan 1230 Except

Plan KAP83094
Civic Address: 3601- 20 Avenue SE

Applicant: Aviator Business Park Inc.
STAFF RECOMMENDATION
THAT: Development Perﬁit No. DP-451 be authorized for issuance for Lot 15, Section 7,

Township 20, Range 9, W6M, KDYD, Plan 1230 Except Plan KAP83094, in accordance
with the attached drawings (Schedule A).

PROPOSAL

The proposal is for the development of the third phase of an industrial use facility comprised of 2 industrial
warehouse buildings as shown in Schedule A (Appendix 1).

BACKGROUND

The subject parcel, at 3601 20 Avenue SE, is located approximately 600 m west of the Salmon Arm
Regional Airport (Appendix 2 and 3). The initial phase (DP-430) of development included the construction
of four 468 m? (5,038 ft2) storage buildings for mini warehousing use, totalling nearly 1,858 m?2 (20,000 ft2).
The second phase of the development (DP-436 — Appendix 9) will include approximately 1,486 m2 (16,000
ft2) of industrial space in the form of two 8,000 ft2 buildings on the street front portion of the subject parcel.
The letter of proposal, site plan and elevations (Appendix 1) provides further details on the application and
proposal.

The subject parcel is 3.6 ha (8.9 ac) in area, designated Industrial - Light (IL) in the City’s Official Community
Plan (OCP), and zoned M-1 - General Industrial (Appendix 4 and 5). The parcel is within a designated
Special Development Area, identified in the 1980s for the future expansion of the City’s Industrial Park.
Included within the “Industrial Development Permit Area”, this designation means that any development is
subject to form and character design policies under Section 10.5 of the OCP.

Land uses directly adjacent to the subject property are as follows:
North: A2 (Rural Holding) parcel within the ALR, OCP designation Industrial - Light (IL)
South: A2 (Rural Holding) parcel within the ALR
East: M2 (Light Industrial), OCP designation Industrial - Light (IL) (Access Precision)
West: M6 (Industrial Holding) parcel not in the ALR; and three rural parcels all zoned A2 (Rural
Holding) and within the ALR

This is the fourth form and character industrial development permit application within this Industrial - Light
designated area to come before City Council. The first such development permit was issued for the property
directly east in 2014 (Access Precision Machining), while the second was issued in October 2021 for Phase
1 of this development. Staff note that a future road network has been planned over this area in order to
support the future Industrial-Light development area (Appendix 6). Site photos are attached (Appendix 7).
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COMMENTS

Fire Depariment

No concerns.
Building Department
No concerns. Part 3 building will require full professionat design and review.

Design Review Panel

The Development Permit application triggered referral to the Design Review Panel (DRP). The DRP
reviewed this electrenically and supported the application as presented.

Engineering Department

Commenis attached {Appendix 8).

Planning Department

This application is to permit the development of two new industrial warehousing structures: simple buildings
with metal facades and roofs. This development is subject to the form and character design policies under
Section 10.5 of the OCP, categorized specifically as siting and building, landscape and screening, as well
as access, circulation, and parking area guidelines.

Siting and Building Guidelines
The proposed development includes two buildings sited on the middle portion of the parcel, west of the
existing buildings. The associated drive aisles as well as landscaping at the property's frontage have been

addressed through previous DP application processes. The approved building elevations associated with
DP-436 are attached as Appendix 9.

The form and character of the buildings proposed are similar to other industrial buildings in the area. The
materials proposed are a painted metal siding with contrasting openings. Somewhat minimal architectural
details are proposed, with no roof overhang, the buildings feature peaked rooflines. The buildings proposed
as part of this phase would be set back well in excess of the required 6 m interior parcel line setback area.

Staff fee! that the proposed development substantially aligns with the Industrial Development Permit Area
objectives and design guidelines. The Design Review Panel noted no concerns throtgh their review and
support of the proposal as presented.

Landscape and Screening Guidelines

Landscaping and screening has been approved at previous application stages (Appendix 3). All plantings
proposed and installed to date are fire smart, drought tolerant and deer resistant, aligned with OCP policies
10.5.15 and 10.5.18.

Access, Circulation, and Parking Guidelines

The newly-proposed two-building development proposes to use the same curving access route as approved
in previous phases with adjacent parking spaces along asphalt driveways, which aligns with OCP policy
10.5.24, The majority of the parking area is to be screened from 20 Avenue SE by proposed buildings.

Zoning
The proposed warehousing use is permitted in the M-1 General Industrial Zone, subject to BC Building
Code and zoning regulations (parking area and access, screening and landscaping requirements). The 6.5

m height of the proposed buildings is far less than the 15 m maximum building height permitted, while all
requisite setbacks are met.

Staff note that one parking space is required for every 100 square metres plus 1 per 2 employees and a
total of two loading spaces for this phase of the development. There is an excess of available space to
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meet these requirements. Both the driveway, circulation surfaces, and aiste widths of 7.3 m are proposed
to meet applicable requirements.

Road Reserve

A future road network has been planned affecting the subject parcel to support the future development and
expansion of the Industrial Park (Appendix 8), and as such is once again a key element of this proposal.
The proposal includes a 10 m wide strip along the east parcel line for the future road network. Given road
construction is still premature at this time but recognizing the importance of the future road plan, the
registration of a Section 219 road reserve covenant was required to secure the future road alignment. Said
covenant is registered on Title and another Section 219 road reserve covenant is not required. Staff note
that road dedication and construction would be triggered by future subdivision.

At the Development Permit stage, road dedication, upgrades and the extension of water, sanitary and storm
sewer mains (or a cash contribution in lisu of those extensions) are not required. Servicing upgrades,
including road dedication, may be required either at the time of the Building Permit (as determined by the
development proposed) or upon further subdivision of the property.

CONCLUSION

While the buildings proposed are relatively simple, Staff consider the development as proposed o be a
positive addition to the industrial area, consistent with industrial Development Permit objectives and
guidelines. The future road plan for this area has been addressed by the proposal. Considering the use

and the site plan, and noting the development potential of the site, staff recommend support of the proposed
development,

of-L

Prepared by: Chris Larson, MCIP, RPP Revie@ed by: Garnp&ulton, MCIP, RPP
Senior Planner Director of Planning & Community Services
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P20 Appendix 1: Schedule A, Letter and Site Plans
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AVIATOR BUSINESS PARK

April 17, 2023

To: Whom it May Concern
Re: Proposed Development at 3601 20" Ave SE, Salmon Arm, BC

Our proposal is to construct 2 Pre-Engineered buildings to be used as indoor and covered
storage for RV’s, boats and various other recreational vehicles.

These 2 buildings will consist of 1 — 80’ x 150’ fully covered storage building with 2 overhead
access doors and 2 man doors and 1 - 40’ x 120’ Lean Too style building to provide covered RV
storage.

The proposal for the construction of these 2 buildings are directly related to requests from
existing customers and potential customers whom we couldn’t previously accommodate for
covered or fully enclosed storage in the Salmon Arm area. With the rising cost of recreational
vehicles, owners of these vehicles are looking for covered or indoor storage to protect their
investment.

Jadé Nielsen
President

Aviator Business Park Inc.

3601 20th Ave SE, Salmon Arm, BC.
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Appendix 2: Location
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Appendix 4: OCP
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Appendix 7: Site Photos P29

View of subject parcel over adjacent parcels northeast from 20 Avenue SE.
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Appendix 8: Engineering Comments

CITY OF
A mE RAMBE Memorandum from the
S I8 E B BB ARM Engineering and Public
) B 22 2] 8 N0 BV Works Department
TO: Gary Buxton, Director of Planning
DATE: June 26, 2023
PREPARED BY:  Mustafa Zakreet, Engineering Assistant
APPLICANT: Aviator Business Park Inc.
SUBJECT: Development Variance Permit Amendment Application No. DP-451
LEGAL.: Lot 15, Section 7, Township 20, Range 9, W6M KDYD, Plan 1230,
Except Plan KAP83094
CIVIC: 3601 — 20 Avenue SE

Further to your referral dated April 24, 2023 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 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
Engineeririg Department for further clarification.

6. 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.

7. Forthe 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.



Appendix 8: Engineering Comments

DEVELOPMENT PERMIT APPLICATION NO: DP-451
June 26, 2023
Page 2

Roads ! Access:

1. 20 Avenue SE, on the subject property's southern boundary, is designated as Rural 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. 20 Avenue SE has been constructed to a Rural Road standard as per thé Servicing

Agreement completed under Building Permit No. 16982/3 in October 2021. No further upgrade
i$ required.

3. Confirmation is reqiired that Road reserve has been registered along future 37 Street SE,
along the eastern boundary of the subject property, including 5m x 5m corner cut.

Water:

1. As “cash in lisu” payment has been received for the future upgrading of the watermain on 20
Avenue SE to 260mm diameter across the frontage of the property as per DP-430. No further
upgrades will be required.

2, Records indicate that the existing property is serviced by a metered 200mm water service
from the 200mm diameter watermain on 20 Aveénue SE. No fuither upgrade is required. All
existing inadequate / unused services must be abandoned at the main. Owner / Developer is
responsible for ail associated costs

3. The subject property is in an area with insufficient fire flows and pressures for industrial zoning
according to the 2011 Water Study (OD&K 2012), Planned upgrade to the Zone 5 booster
station will bring flows and pressure fo bylaw requirements; therefore, no upgrades are
réquired at this time.

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

Sanitary:

1. The subject property does not front on a City of Salmon Arm sanitary sewer system. Subject
to the required approvals from Interior Health Authority, private on-site disposal systems will
be required where sanitary is installed.

Drainage:

1. The subject property does not front on an enclosed storm sewer system. Site drainage will be
by an Overland and / or Ground Discharge system. Drainage issues related to development
to be addressed at time of Building Permit application to meet requirements of Building
Inspection Department.
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Appendix 8: Engineering Comments

DEVELOPMENT PERMIT APPLICATION NO: DP-451
June 26, 2023
Page 3

2. 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.

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

W el o

Mustafa Zakreet, EIT Gabriel Beau Baiges P.Eng.
Engineering Assistant City Engineer
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CITY OF

SALMONARM

TO: His Worship Mayor Harrison and Members of Council
DATE: June 21, 2023

SUBJECT: Development Variance Permit Application No. VP-580

Legal: Lot 1, Section 29, Township 20, Range 10, W6M, KDYD, Plan 39577
Civic: 3821 - 50 Street NW
Applicant: Reid, C. & Verney, D. (Owners)

MOTION FOR CONSIDERATION

THAT: Development Variance Permit No. VP - 580 be authorized for issuance for Lot 1,
Section 29, Township 20, Range 10, W6M, KDYD, Plan 39577 to vary Section 4.8.1,
Subdivision and Development Servicing Bylaw No. 4163, to waive the upgrading of
the west side of 50 Street NW along the parcel frontage to the Rural Collector Road
Standard (RD-8), including installation of a bike lane, shoulder and drainage ditch.

STAFF RECOMMENDATION

THAT: the Motion for Development Variance Permit No. VP-580 be defeated.

PROPOSAL

The applicant is requesting to waive required road upgrades for 50 Street NW along the parcel frontage in
order to reduce the servicing requirements for development on the subject property.

BACKGROUND

The subject property is located in the Gleneden area, has 1 road frontage along 50 Street NW, and is
approximately 1.722 hectares in area (Appendix 1 and 2). It is designated Acreage Reserve in the City's
Official Community Plan (OCP) (Appendix 3) and is outside of the ALR (Appendix 4). In Zoning Bylaw
-No. 2303, the subject property is zoned A2 - Small Holding Zone (Appendix 5). The A2 zoning permits
agricultural development and limits residential development to a single family dwelling and a Rural
Detached Suite.

Adjacent land uses include the following:

North: A2 (Rural Holding Zone) — Agriculture and Single Family Residences

South; A2 (Rural Holding Zone) — Agriculture and Single Family Residences

East: A2 (Rural Holding Zone) — Agriculture and Single Family Residences

West: A3 (Small Holding Zone), P1 (Park and Rec Zone), CD3 — Rural, natural area, Agriculture, and
Single Family Residences

In June 2022, a building permit was submitted for the subject property triggering frontage works.
Subsequently, a variance application was submitted in March 2023 to waive the frontage works, with
additional information received in April.
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The Engineering and Servicing Report dated May 29, 2023 that forms the basis of this report is included
as Appendix 8, and includes an Opinion of Probable Costs {OPC) for the works required.

50 Sireet NW — Servicing Requirements

50 Street NW adjacent to the subject parcel is required to be upgraded fo & Rura! Collector Road
Standard (Appendix 7, RD-8). It has been identified in the OCP for a Bike Route (OCP Map 12.2), as well
as within the City's Active Transportation Network Pian. Available records show that there is sufficient
road right-of-way to accommodate the required upgrades.

Specific to the section fronting the subject property the upgrading includes the installation of asphalt bike.
lane, shoulder widening and drainage ditch work along the west side of 50 St NE. Relocating a
communications pole would also be fequired. The applicant has provided a letter detailing their request
{Appendix 8), The subtotal for the frontage works is $189,615.23.

It should be noted that the applicant is requesting the Council waive all of the road improvement
reguirements. The staff recommenidation is based on & review of that request.

COMMENTS

Engineering Department

Recamniendafion to deny request. I response to the request to vafy servicing requirements, the
Engineering Department have provided ¢ommients and illustrative maps (Appendix ).

Building Department
Ne concerris.

Fire Department

No response.

Planning Dep&artment

When considering servicing variances a number of factors are taken into consideration, including physlcal
or legal constraints such a topography, scale of proposed development, and the growth potential in the
area. In this situation there are no physical or legal constraints that would necessitate a refief from bylaw
requirements.

Future growth is fimited in most of the rural areas due to the ALR boundary and OCP policies regarding
growth, with the exception of the Gleneden area. Gleneden is the only rural area, outside of the Urban
Containment Boundary where rezoning and subsequent subdivision is supported. Lands to the west and
north of the properly are outside of the ALR and of sufficient parcel area to accommodate future
subdivision.

Staff recognize that there are other constraints on development potential, the undeveloped state of the
adjacent roadways and surrounding lands, and the particular burden that parcels with larger frontages
face when developing. However; completely offsetting the cost of upgrading and construction of 50
Slreet NW onto the fulure developer/land owners or the City is problematic. Waiving the requirements
would place additional finaricial burden on the City for the road improvements ini the future or increase
costs to future developers of adjacént properties.

While Council is not burdened by precedent, staff hote that parcels fronting on 60 Street NW were
granted variances to waive frontage upgrade reqmremenls in 2022 and 2023 under separate varjance
applications. 50 Street NW adjacent fo the subject parcel is identified in the OCP and the City's Active
Transportation Network Plan for active transportation infrastructure, providing the closest alternative route
to the Trans Canada Highway to connect to Adams Lake Barid iand and neighbouring communities
beyond.
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Considering the requirements as previously detailed including OGP and the Active Transportation Plan
policy, staff do not recommend that the variances as requested by the applicant be granted. Should
Council wish to grant variances fo the 50 Street NW requirements to provide some relief, noting that there
appears to be sufficient road right-of-way to accommodate the required upgrades, staff suggest that

Council consider a 50% cash in lieu confribution (of the $189,615.23 amount} rathér than complete
waliver,

-

Prepared by: Chris Larson, MCIP, RPP Revie;’v{e&by: Gary B_MCIP, RPP
Seriior Planner Director of Planning & Community Services
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Appendix 4: ALR

S0ST. NW.
3

S0ST. NW.

65 130 260 390 520 l:: m 1 Subject Parcel

f ! 0
T T e Vieters D
ALR




Appendix 5: Zoning




CITY OF
Y1 EBYr v Memorandum from the
AR N 11 1 ARM Engineering and Public
a1l 1 MA"41); Works Department
TO: Gary Buxton, Director of Planning
DATE: 16 June, 2023
PREPARED BY:  Mustafa Zakreet, Engineering Assistant
APPLICANT: Reid C. & D. - 3821 - 50 Street NW Salmon Arm, BC V1E 3A9
SUBJECT: VARIANCE PERMIT APPLICATION FILE NO. VP- 580
LEGAL: Lot 1, Section 29, Township 20, Range 10, W6M, KDYD, Plan 39577
CIVIC: 3821 — 50 Street NW

Further to the request for variance dated 04 April 2023, the Engineering Department has reviewed
the site and offers the following comments and recommendations relative to the requested
variances.

Where construction of a home is proposed on bare land within the rural area, the Subdivision and
Development Servicing Bylaw 4163 (SDSB) requires full upgrade (from centerline) of the road(s)
within the property's frontage(s).

The applicant submitted a building permit# 17221B for a new house on the subject property
which triggers a full frontage upgrades as per (SDSB). The applicant has also submitted a cost
estimate of the required work produced by Gentech Engineering.

The applicant is requesting that Council waive the following requirements of the Subdivision and
Development Servicing Bylaw No. 4163:

Waive the requirement to upgrade 50 Street NW to the Rural Collector Road (RD-8)
standard, including the installation of a bike lane.

50 Street NW is currently not to standard and upgrading to the Rural Collector Road RD-8
standard is required under the SDSB. The required upgrades include bike lane construction and
associated road widening and ditching.

The Official Community Plan (Map 12.2) currently includes this section of road in the Cycle
Network Plan (See appendix A); therefore, staff do not support waiving the requirements of the
SDSB.
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VARIANCE PERMIT APPLICATION FILE NO. VP- 581
16 May 2023
Page 2

Recommendation:

The Engineering Department recommends
that the requested variance to waive the
requirement for upgrade 50 Street NW to A
the Rural Collector Road standard (RD-8) |\
be denied. L.

The estimated cost of 50 Street NW upgrade
as per Gentech Engineering is: $189,615

(See Appendix B)
et o,
Mustafa Zakreet Gabrlel Bau P.Eng.

Engineering Assistant City Engineer
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VARIANCE PERMIT APPLICATION FILE NO. VP- 581

16 May 2023
Page 4
Appendix B
DAWSON REID
JUNE 2023
3821 50th STREET NW - FRONTAGE UPGRADES
CLASS 'C' OPINION OF PROBABLE COST (GASH IN LIEU)
SCHEDULE OF APPROXIMATE QUANTITIES AND UNIT PRICES
(*Denotes Nominal Quantity)
ltem e ' ' . L AMOUNT
o, DESCRIPTION QF WORK UNIT|QUANTITY|  PRICE 3
No. 3 ,
1.0 | ROADS AND EARTHWORKS
1.1 Cieanng and Gmbblng . P _1.§ 1 |8 1500000 ($ 1500000
1.2| Asphalt Renioval & Disposal m? 45 *|$ 1500 |$ 675.00
1.3| Comimon Excavation & Disposel i 500*[$ 1750 |8 8,750.00
1.4 Suppsy&maoe Sub- Base | m 200 *($ 7000 |8 14, 90000
15 Supply & Place Base - m? 35 °|% 9500 |$
1.6| Supply & Place 100mm Asphall (Two 50mm Liﬂs) m? 225 *|$% 6600 ($
1.7 ‘Shouldering - m? 208 150,00 |$
sib: “Total:. Roads and Earthworks 18 59, 375 00
2.0 | STORM SEWER WORKS
2.1| Ditching | m 150°)s 7500 |$ 11,260.00
Sub: Tolul Storm Sawer Works ‘s 11,250.00
3.0 | HYDRO, TELEPHONE, GAS and CATV
__3_.‘] Relocatle Communicalions Pole o ea| & * 3 ~10,000.00 00 |$ 50,000.00
Sub-Total: Hydro, Telaphona, Gas and CATV $  50,000.00
4.0 | LANDSCAPING
4.1| Boulevard Resloration B Ls|  1]$ 500000 |$ 500000
Sub-Total: Landgcaping ‘ $ 5,000.00




P47

VARIANCE PERMIT APPLICATION FILE NO. VP- 581

16 May 2023
Page 5
SUMMARY
1.0| ROADS & EARTHWORKS $  59,376.00
2.0{ STORM SEWER WORKS $  11.260.00
3.0| HYDRO, TELEPHONE, GAS and CATV $  50,000.00
4.0| LANDSCAPING $ 5,000.00
SUB-TOTAL $ 12562500
5.0| CONTINGENCY (25%) 5 1 $ 3140625
6.0| ENGINEERING (15%) 11 " |s 2355468
SUB-TOTAL $  180,58593
GST (5%) $ 9,020.30
TOTAL S  180,616.23

*Oplnion of Probable Cost Notes
1) Quanlities may vary depending on fiold revisions andfor conditions encountered al the tane of construction, thereby
affecting the final cost.

2) Unit Pricos are Inflluvenced by supply & demand for both contraclors and malerials at the ime of construction, thereby
alfecting the final cosl

3) Prices do nol include BC Hydro, Telus, Gas, Legal Survey (BCLS) and propertylright-of-way acquisitions.
4) Prices do not include Geolechnical, Environmental and Archaeological studies, reviews and approvals
5) Unil Prices are estimaled in 2023 Canadian Dollars for similar vaorks and exclude laxss.




Subdivision” d Development Servicing Bylaw No. 4163 — Schedt” B, Part 2

PAVE MINIMUM 1.0m AROUND FIRE HYDRANTS
20000
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Part 3.0 and Schedule D, Approved i CITY. OF SALMON ARM [ 20m R/W Rural Collector Road Cross—Section 1
’ ﬂ% _ _ 2
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, wall . - , DRAWING No.
recommended by a geotechniéd! englneer A ISSUED FOR APPROVAL 67/14/16 'b\
and -approved- by the City Engineer. 10—11—2016 K/ RD 8
/ City Engineer

Adopted by Council October 11, 2018
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Appendix 8: Letter

Dear Mayor and council members,

I, Dawson Reid, and my wife, Chelsea Reid, are in need of some
help. We have been Salmon Arm residents for over 30 years and for the
last year, have been attempting to build a new home on our property.
Unfortunately, the engineering and planning department is requiring
that we put a bicycle lane on the frontage of 50t {where we reside)
before we can proceed. There are a number of reasons why this seems
unnecessary to move forward in building our single-family dwelling.

1) The bicycle lane would lead no where, as there is no other bicycle
lane running along 50t
2) 50%" is freshly paved.
3) We aren’t trying to build a development.
4) There are many other builds that have taken place in our area
over the last year that didn’t have the same reguirement.
We are hopeful that this is sorted out ASAP so that we can move
forward in the next phase of our life.

Thank you for taking the time to hear us out.

Dawson Reid

250 8049252
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CITY OF
TO: His Worship Mayor Harrison and Members of Council
DATE: June 23, 2023

SUBJECT: Variance Permit Application No. VP-583 (Retaining Wall)
Legal: Lot 3, Section 12, Township 20, Range 10, W6M, KDYD, Plan EPP56083
Civic Address: 1161 —19 Avenue SE
Owner: Ellis, C.
Agent: Hindbo Construction Group Inc.

MOTION FOR CONSIDERATION

THAT: Development Variance Permit No. VP-583 be authorized for issuance for Lot 3,
Section 12, Township 20, Range 10, W6M, KDYD, Plan EPP56083, which will vary
Zoning Bylaw No. 2303 as follows:

Section 4.12.1 (a) Fences and Retaining Walls - increase the maximum permitted
combined height of a retaining wall from 2 m (6.5 feet) to 4.25 m (14 feet) as per the
attached Schedule A (Appendix 4).

STAFF RECOMMENDATION
THAT: The motion for consideration be adopted.
PROPOSAL

The subject property is located at 1161 — 19 Avenue SE (Appendix 1 and 2). The request is for a variance
to increase the 2 m (6.5 feet) maximum height of a retaining wall to 4.25 m (14 feet).

This would permit a proposal to build a stepped retaining wall across the 23 m rear (north) parcel line.
The proposed siting and elevations are shown in Appendix 4, with site photos (Appendix 5) and a contour
map (Appendix 6) also attached.

BACKGROUND

The subject property is designated Low Density Residential in the City's Official Community Plan (OCP)
and zoned R-1 (Single Family Residential) in the City's Zoning Bylaw (Appendix 3). The subject property
is within the “Byersview" subdivision, slopes significantly north from 19 Avenue SE, and is currently under
development with a single family dwelling under construction.

The proposed 4.25 m stepped retaining wall consists of two sections (1.5 and 2.75 m retaining walls)
separated by 2.4 m across the north parcel line of the subject property. The north-west corner of the
proposed retaining wall is set at the west parcel line (Schedule A - Appendix 4) within the rear and side
yard setback areas. The applicant has provided a letter describing their intent with the request (Appendix
5). The Zoning Bylaw provides a setback exception for retaining walls, permitting retaining walls to be
sited within the setback areas. Site photos are attached (Appendix 6).
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COMMENTS

Fire Department

No concerns.
Building Departiment
No concerns. Retaining wall requires Building Permit, registered professional design and review.

Engineering Department

No concerns.

Public Consultation

Pursuant to the Local Government Act and City of Salmon Arm Development Permit Procedures Bylaw
notices are mailed to land owners within a 30m radius of the apptication. The notices outiine the proposal
and advises those with an interest in the proposal to provide writien submission prior to the Hearing and
information regarding attending the Hearing. It is expected that the Hearlng for this application will be
held on Juiy 10, 2023,

Planning Department

The applicant is requesting a Zoning Bylaw variance to increase the maximum height of a retaining wall
from the maximum of 2 m in a rear and interior side yard within the residential zone to a proposed
combined height of 4.25 m (a 14 foot high retaining wall). The purpose of the retaining wall is to raise the
original grade to allow for a level back yard on a steep slope.

Staff have concerns regarding the requested variance considering the following:

1. The 4.25 m height requested is relatively large with respect to the 2 m maximum, which should be
considered in combination with the proposed wall's length (23 m) relative to the subject property.

2. The bhase of the proposed retaining wall is positioned on or relatively close to parcel lines,
potentially visually affecting the adjacent properties,

3. The combination of the proposed retaining wall and the associated future home (a 10 m /7 32.8
foot maximum height is permitted) could create an overall visually imposing structure.

However additional factors also affect this parce! and should be considered with the requested variance,
primarily the steep terrain and existing retaining walls on adjacent parcels. Further, Staff note that the
proposed stepped wall presents an opportunity for landscaping to mitigate the visual impact of the
proposed retaining wall (although such landscaping would be up to the homeowner).
Thus, in support of the requested variance, staff note the following:

1. The proposed wall is stepped and offers an opportunity for landscaping to mitigate visual impacts.

2. The wall is a continuation, consistent with and proposed to tie into existing wails on adjacent
parcels.

3. The steep sloping terrain provides a reasonable rationale for some form of retaining wall to create
level yard areas across this development, and is a common approach for single family
developments in Salmon Arm.

Page 2 of 3
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OCP Policy 8.3.22 suggests minimizing cut, fill and retaining walis on hillside areas, as well as the
preparation of grading plans prior to servicing and construction. As noted in the OCP, such a grading
plan undertaken in advance can heip ensure consistency between neighbouring parcels,

While beyond the scope of a typical grading plan, such a plan can direct a related variance application to
address steep slopes across multiple parcels. Considering the steep slopes affecting this development

and in anticipation of future variance requests, staff generally encourage this approach for consistency
across neighbouring parcels.

CONCLUSION

Typically staff would not be in support of a variance of such magnitude and note that Council is not bound
to any precedent in their consideration of this proposal. However this request is consistent with adjacent
parcels and considering the steep siopes present, the retaining walls in place across adjacent parcels,

and the stepped retaining wall proposed (aliowing for maintenance and potential landscaping), Staff
support the requested variance.

ol _

Prepared by: Chris Larson, MCIP, RPP Reviewed by: Gary Buxton, MCIP, RPP
Senicr Planner Director of Planning & Community Services

Page 3 of 3
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P58 .
Appendix 5: Letter of Intent

SN
HINDEO

CONSTRUCTION

GROUP |NC

April 28, 2023

Dear Mayor, Councilors, and City of Salmon Arm Staff:

Hindbo Construction Group Inc. is seeking a height variance for a proposed retaining wall for
a new single-family residence to be built at 1161 19 Ave SE.

Current zoning rules state a variance is required if a retaining wall exceeds 2.0 meters (6’ 6").
We respectfully request a retaining wall height of 4.25 meters. (14')

Due to the grade/slope of the property, we require a variance for a two-tiered retaining wall
which will be 4.25 meters (14') tall. The two-tiered retaining wall will be located at the rear of
the property in an east/west direction.

This aligns with existing homes on either side of this property as they are on the same bench
which has quite a steep slope. To maintain continuity with properties to the east, the
appearance/design/style of this retaining wall is similar. The retaining walls will give the
homeowners greater use of their property.

We hope you agree with our request.

Regards,

Coady Hindbo
250 804 3571
info@hindbconstruction.
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View northwest of subject parcel from 19 Avenue SE.
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CITY OF
TO: His Worship Mayor Harrison and Members of Council
DATE: June 23, 2023

SUBJECT: Variance Permit Application No. VP-584 (Retaining Wall)
Legal: Lot 5, Section 12, Township 20, Range 10, W6M, KDYD, Plan EPP56083
Civic Address: 1121 — 19 Avenue SE
Owner: LeClair, S.
Agent: Hindbo Construction Group Inc.

MOTION FOR CONSIDERATION

THAT: Development Variance Permit No. VP-584 be authorized for issuance for Lot 5,
Section 12, Township 20, Range 10, W6M, KDYD, Plan EPP56083, which will vary
Zoning Bylaw No. 2303 as follows:

Section 4.12.1 (a) Fences and Refaining Walls - increase the maximum permitted
combined height of a fence in conjunction with a retaining wall from 2 m (6.5 feet)
to 5.5 m (18 feet) as per the attached Schedule A (Appendix 4).

STAFF RECOMMENDATION
THAT: The motion for consideration be adopted.
PROPOSAL

This variance request is to increase the 2 m (6.5 feet) maximum height of a retaining wall to 5.5 m (18
feet) to permit the proposed retaining wall within the rear (north) yard of the subject parcel.

BACKGROUND

The subject property is located at 1121 — 19 Avenue SE (Appendix 1 and 2). The subject property is
designated Low Density Residential in the City’s Official Community Plan (OCP) and zoned R-1 (Single
Family Residential) in the City’s Zoning Bylaw (Appendix 3). The subject property is within the
“Byersview” subdivision, is currently undeveloped and slopes significantly north from 19 Avenue SE.

The proposed 5.5 m retaining wall would be within the rear (north) yard of the subject property, setback
1.6 m to 2.4 m from the rear parcel line, 1.36 m from the east interior side parcel line, and 3.71 m from the
west parcel line, which is affected by an easement area (Appendix 4). The Zoning Bylaw provides a
setback exception for retaining walls, permitting retaining walls to be sited within the setback areas.

A letter of intent from the applicant (Appendix 5) and site photos are attached (Appendix 6).

COMMENTS

Fire Department

No concerns.
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Building Department

No concerns. Retaining wall requires Building Permit, registered professional design and review.

Engineering Department

No concerns.

Public Consulation

Pursuant to the Local Government Act and City of Salmon Arm Development 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
heid on July 10, 2023. :

Planning Department

The applicant is requesting a Zoning Bylaw variance to increase the maximum height of a retaining wall
from the maximum of 2 m in a rear and interfor side yard within the residential zons to a proposed
combined height of 5.5 m. The purpose of the retaining wall is to raise the original grade to allow for a
level back yard and pool on a steep slope.

Staff have concerns regarding the requested variance considering the following:

1. The 5.5 m height requested is relatively large with respect to the 2 m maximum, which should be
considered in combination with the proposed wall's length relative to the subject property.

2. The combination of the proposed retaining wall and the associated future home (a 10 m / 32.8
foot maximum height is permitted) could create an overall visually imposing structure,

Additional factors also affect this parcel and should be considered with the requested variance, primarily
the steep terrain and existing retaining walls on adjacent parcels. Further, Staff note that the setbacks for
proposed wall present an opporfunity for landscaping to mitigate the visual impact of the proposed
retaining wall (although such landscaping would be up to the homeowner).

Thus, in support of the requested variance, staff note the following:

1. The proposed wali is set back from propetrty lines and there is an opportunity (at the homeowner's
discretion) for landscaping to mitigate visual impacts.

2. The wall is reasonably consistent with those existing walls on adjacent parcels.

3. The steep sloping terrain provides a reasonabie rationale for some form of retaining wall to create
level yard areas across this development, and is a common approach for single family
developments in Salmon Arm,

OCP Policy 8.3.22 suggests minimizing cut, fill and retaining walls on hillside areas, as well as the
preparation of grading plans prior to servicing and construction. As noted in the OCP, such a grading
plan undertaken in advance can help ensure consistency between neighbouring parcels.

White beyond the scope of a typical grading plan, such a plan can proactively direct a related variance
application to address steep slopes across multiple parcels.

Considering the steep slopes affecting this development and in anticipation of fufure variance requests,
staff generally encourage this approach for consistency across neighbouring parcels.

Page 2 of 3
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CONCLUSION

Typically staff would not be in support of a variance of such magnitude and note that Council is not bound
to any precedent in their consideration of this proposal. However this request is consistent with adjacent
parcels and considering the steep slopes present, the refaining walls in place on adjacent parcels, and

the position of the retaining wall proposed (allowing for maintenance and potential landscaping), Staff
support the requested variance.

oLl

Prepared by: Chris Larson, MCIP, RPP

Reviewed by: Gary Blxton, MCIP, RPP
Senior Planner

Director of Planning & Community Services

Page 3of 3
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Appendix 1: Location
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Appendix 5: Letter P69

TN
HINDEO

COMSTRUCT IRI\‘.:I-

GRDUP™

April 4, 2023
Dear Mayor, Councilors, and City of Salmon Arm Staff:

Hindbo Construction Group Inc. is seeking a height variance for a proposed retaining wall for
a new single family residence to be built at 1121 19 Ave SE.

Current zoning by laws state a variance is required if a retaining wall exceeds 2.0 meters
(6' 6"). We respectfully request a retaining wall/railing height up to 5.5 meters (14').

Due to the grade/slope of the property, we require a height of 4.3 meters plus 1.2 meters
(42") for the pool deck railing. For a total of 5.5 meters (14'). The proposed retaining wall
will be built at the rear of the property in an east/west direction.

This aligns with existing homes on either side of this property as they are on the same bench
which has quite a steep slope. To maintain continuity with properties to the west, the
appearance/design/style of this retaining wall is similar. The retaining wall will give the
homeowner greater use of their property.

We hope you agree with our request.

Regardé,

=

Coady Hindbo
250 804 3571
i i ti
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View southeast of subject parcel from 17 Avenue SE.
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CITY OF
TO: His Worship Mayor Harrison and Members of Council
DATE: June 21, 2023

SUBJECT: Development Variance Permit Application No. VP — 585
Legal: Lot 27, Section 19, Township 20, Range 9, W6M, Plan EPP125424
Civic Address: 3450 16 Avenue NE
Owner/Applicant: Travis Sanderson

MOTION FOR CONSIDERATION

THAT: Development Variance Permit No. VP — 585 be authorized for issuance for Lot 27,
Section 19, Township 20, Range 9, W6M, Plan EPP125424 which will vary Zoning
Bylaw No. 2303, in accordance with the drawings included as Appendix 6 of the
report dated June 21, 2023 and as follows:

i.  Section 6.10.0 reduce the front parcel line setback from 6.0m to 5.0 and;
ii. Section 6.10.3 reduce the interior parcel line sethack from 1.5m to 0.9m.

Subject to the owner installing a 1.8m tall chain link fence with privacy slats along
the west property line.

STAFF RECOMMENDATION
THAT: The motion for consideration be denied.
PROPOSAL

The applicant is proposing to vary the front parcel line setback from 6.0m to 5.0m and the interior parcel
line setback from 1.5m to 0.6m in order to construct a single-family dwelling on a vacant lot. The applicant
has provided letter (Appendix 5) and drawings (Appendix 8) in support of their application.

BACKGROUND

The subject property is 1.0ha in area and was recently subdivided in 2022. The vacant parcel is
designated in the Official Community Plan (OCP) as Residential Low Density and Zoned R1 — Single
Family Residential The subject property is located adjacent to a trail along the west property line and a
vacant lot along the east property line.

Adjacent land uses include the following:

North: R8 Residential Suite Zone - vacant

South: R1 Single-Family Residential Zone - vacant

East: R1 Single — Family Residential Zone - vacant

West: R1 Single — Family Residential Zone - trail and single-family dwelling

The applicant has provided site plans, elevation drawings and letter of support of their application. The
applicant has stated that the variances are necessary in order to accommodate buildings that store



P72 DSD Memorandum VVP-585 (Sanderson) June 21, 2023

vehicles and equipment and access to the garage. The proposed single-family dwelling would be
approximately 280m? and the garage would be approximately 15.71m?2,

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 July 10, 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, including adjacent land uses, topography, and legal constraints such
as right-of ways. Building setbacks allow distance between adjacent fand uses and provide aesthetic
value along the streetscape for a consistent and scalable interface between pedestrians, vehicle traffic
and the buiit environment.

Requests to reduce setbacks are considered carefully, particularly in areas in which new development is
ongoing. With several adjacent lots to the east and north yet to develop and the older lots to the west
already developed to the R1 zoning setbacks, the proposed construction would be closer to the frail and
road, becoming an obvious outlier with regard to the streetscape.

As previously mentioned, the lot is approximately 1.0ha in area, the minimum parcel area in the R1 zone
is 450mz2. Staff note that in 2022 sixty Building Permits were issued for single family dwellings or single
family dwellings with suites on vacant parcels and no setback variances were requested. Staff are of the
opinion that in this instance there are not mitigating circumstances, legal issues, or physical constraints
that would necessitate a variance. The owner could consider alternate designs for the accessory building
and principal dwelling conforming the bylaws. Staff also note concerns with the building and proximity to
the adjacent frail, which could lead to future conflicts.

Staff note that Council may choose to support the variance request. In this instance, staff strongly
recommend that Council require the owner to install a chain fink fence with privacy slats along the west
property line to mitigate the impact of the proposed building and the adjacent trail within a resolution of
support. In other areas where fencing is constructed adjacent to trails staff note that fences of solid
materials are vandalized with greater frequency than those of chain link.

Should Council not support the variance application, the applicant would have to redesign the building
addition to be conforming to the zoning bylaw regulations.

Page 2 of 3
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v

Prepared by Melinda Smyrl, MCIP, RPP
Planner

Reviewed by: Ga&réguxton. MCIP, RPP
Director of Planning and Community Services

Page 3 of 3
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P78
From; Travis Sanderson -
Sent: April 11,2023 4:23 PM
To:
Cc; vsconstruction@outlook.com
Subject: [External] 3450 16th ave NE

Ta Mayor Harrisen and City Council members,

I am writing regarding address 3450 16th Avenue NE. Our reasoning for applying for a variance for lot set backs and
accessory bullding parcel coverage is to make our best attempts to keep the lot as clean and as tidy as possible.

The house being pushed 1 metre closer to the front property line allows room to make the corner into the shop witha
truck.

The house being .600 meters closer to the side property line allows for a driveway to the shop in the back that will allow
access to store a travel trailer, trucks, etc.

The side property line has a trail beside it and would not affect neighbouring properties.

The shop being over aliowable accessory building size by 148 square feet is to accommodate a travel trailer,
snowmobiles, motorbike, and vehicles to fit inside to keep the street/driveway clear and looking tidy and clean.

i'm hoping this is enough information and reasoning for the vartance. If you have any question or remarks, please don’t
hesitate to calt me.

Sincerely,
Travis Sanderson

Jeff Krogstad

Vanderstad construction

Sent from my iPhone



Variance Request:
6.0m to 5.0m
front yard)

’Varlance Request:
1.5m to 0.9m
(exterlor side yard)
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l‘.) PROVINCIAL AGRICULTURAL T 604-660-7000
= LAND COMMISSION B ALCBurnaby@Victorial.gov.bc.ca

201 - 4940 Canada Way, Burnaby
B.C., Canada V5G 4K6

June 16, 2023

ALC File: 67109
Dayton Page

DELIVERED ELECTRONICALLY

Dear Dayton Page:

Re: Reasons for Decision - ALC Application 67109

Please find attached the Reasons for Decision for the above noted application
(Resolution #289/2023). As the agent, it is your responsibility to notify the
applicants 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 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:

e No previous request by an affected person has been made, and
e 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.

Please refer to the ALC's Information Bulletin 08 - Request for Reconsideration for
more information.

alc.gov.bc.ca
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Please direct further correspondence with respect to this application to
ALC.Okanagan@gov.bc.ca

Yours truly,

Tl

Dimitri Giannoulis, Land Use Planner

Enclosures: Reasons for Decision (Resolution #289/2023)
Schedule A: Decision Map

cc: City of Salmon Arm (File: 414). Attention: Kathy Frese

67109d1
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AGRICULTURAL LAND COMMISSION FILE 67109
REASONS FOR DECISION OF THE CHIEF EXECUTIVE OFFICER

Non-Farm Use Application Submitted Under s.20(2) of the Agricultural Land

Commission Act

Applicants: Dayton Page

Loa Page
Agent: Dayton Page
Property:

Parcel Identifier: 004-831-861

Legal Description: Lot 2, Section 11, Township
20, Range 10, West of the 6" Meridian,
Kamloops Division Yale District, Plan 27414
Civic: 460 10 Avenue SW, Salmon Arm, BC
Area: 3.4 ha

Chief Executive Officer: Kim Grout

(the “CEQ")

P83
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OVERVIEW

ALC File 67109 Reasons for Decision

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

[2] Pursuant to s. 20(2) of the ALCA, the Applicant is applying to the Agricultural
Land Commission (the Commission) to temporarily use 2 ha of the 3.4 ha
Property as a campground with 75 - 100 sites during two weeks in August

for the Salmon Arm Roots and Blues Festival (the “Proposal”).

[3] The Proposal along with related documentation from the Applicants, Agent,
local government, and Commission is collectively referred to as the
“Application”. All documentation in the Application was available to the

Agent on the ALC Application Portal in advance of this decision.

[4] Under Section 27 of the ALCA the Commission, by resolution, may establish
criteria under which the CEO may approve applications for exclusion,
subdivision, non-farm use, non-adhering residential use, and soil or fill use
applications. By resolution, the Commission has specified that the following

applications may be decided by the CEO:

14. Subdivision, non-farm use, non-adhering residential use and soil or fill use
that are not consistent with any of the existing approved criteria (Criteria 1 -
13) but nonetheless are minor in nature and in the opinion of the CEQ, the
interests of the Commission would be unaffected by an approval of the
application. In the case of exclusion applications, the CEO may only consider

Page 2 of 6
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l‘ ALC File 67109 Reasons for Decision

applications submitted to the local government before midnight on September

29, 2020.

[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;
(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 reserve for farm use.

Page 3 of 6



P86

ALG

BACKGROUND

ALC File 67109 Reasons for Decision

[6] By Resolutions #104/2011, #213/2014, and #120/2018 the Commission
conditionally approved a three year temporary use (for up to two weeks in
August) of the northern portion of the Property as a campground to
accommodate attendees of the Blues and Roots Festival in Salmon Arm.
Typically, the Festival is held annually during the third weekend of August, at
the Salmon Arm Fair Grounds. The Fair Grounds are across the street from

the Property and are outside of the ALR.

[7]1 One of the conditions of approval for Resolutions #104/2011, #213/2014,
and #120/2018 was the submission of an annual status report from the
Applicant demonstrating that the Property has been returned to an equal or
better agricultural standard. The Applicant has been diligent in complying
with this condition and the Property has continuously been returned to its

original standard after its use as a campground, since the first approval in

2011.

[8] The land has very good capability for agriculture and is used as pasture and

hayland at other times of the year.

[9] The City of Salmon Arm forwarded the application with a recommendation

of support.

Page 4 of 6
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! ALC File 67109 Reasons for Decision

FINDINGS

[10] The Commission finds that the temporary campground proposal is consistent
with previous applications approved by the Commission and that the Applicant
has demonstrated diligence in complying with the conditions of those decisions

and maintained the agricultural integrity of the property.

[11] The Commission confirms that the integrity and continuity of the ALR will be
unaffected by the temporary camping use provided the Applicant complies with

the conditions set out in this decision.

DECISION

[12] After reviewing the Application, I am satisfied that the Proposal is
consistent with Criterion #14 and approve the Proposal subject to the
following conditions:

a. The approval is for five years, valid through to August 31, 2028;

b. The temporary campground is granted for 14 days in August only
for the annual Roots and Blues Festival;

c. No permanent facilities or fill are to be constructed or placed on the
Property;

d. The submission of an annual status report (including photos) from the
Applicant verifying the land has been returned to an equal or better

agricultural standard, by September 30™ each year the festival occurs.

Page 5 of 6
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[13] This decision does not relieve the owner or occupier of the responsibility

ALC File 67109 Reasons for Decision

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.

[14] A decision of the CEO is a decision of the Commission pursuant to s. 27(5)

of the ALCA.

[15] Resolution #289/2023
Released on June 16, 2023

Page 6 of 6
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Schedule A: Agricultural Land Commission Decision Sketch Plan

ALC File 67109
Approved Camping Area
ALC Resolution #289/2023
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