|

f
ﬁ*,\f L THE CORPORATION OF THE CITY OF ROSSLAND
CITY OF I

ROS S |_ A N D REPORT/RECOMMENDATION TO COUNCIL

DATE: March 19, 2018

FILE: 3360.20/09-2018

SUBMITTED BY: Stacey Lightbourne-Planner

SUBJECT: ZONING AMENDMENT - 3915 Red Mountain Rd

PURPOSE:

To advance the application for a zoning amendment for the lots located at 3915 Red Mountain Rd, legally
described as:

LOT B SECS 2 & 3 TP 28 KOOTENAY DISTRICT PL NEP62765 PID: 024-249-050;

LOT 1 DL 1940 & SEC 3 TP 28 KOOTENAY DISTRICT PL NE084578 PID: 027-190-722;

to allow for a Resort Mixed Use Development.

STAFF RECOMMENDATION:
THAT Council provide First and Second Readings to Bylaw # 2660 and set a Public Hearing for April 23,
2018.

OPTIONS AND ALTERNATIVES:
1. THAT Council provide First and Second Readings to Bylaw # 2660 and set a Public Hearing
2. THAT Council refer the item back to staff so additional information can be provided.

3. THAT Council not provide First and Second Readings to Bylaw # 2660.

BENEFITS, DISADVANTAGES AND NEGATIVE IMPACTS:

Option 1: Providing First and Second Readings to Bylaw #2660 and setting a Public Hearing advances
the staff recommendation and allows the City an opportunity to hear from the general public.

Option 2: Referring the item back to staff allows for more time for staff to answer any questions that
Council may have.

Option 3: Not advancing the bylaw means the applicant will not be able to proceed with the current
proposal.

ANALYSIS:
Background:

Property Information:

Ownership: Private

Property Size: 9,372 sqg m — based on GIS.

Current Use: The “Block Motel” building - unoccupied

. R1 — R — Detached Residential Rural
Current Zoning:

Proposed Zoning: Comprehensive Development Zone 3 - Resort Mixed Use (CD3 - RMU), a new
zone
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Current QCP Resort Residential

Designation:

Development Permit DP Area 2- Red Mountain Development Permit Area
Areas:

Surrounding Land Uses:

Use Zone

Rural acreage with Single Family Residence R1R — Rural Residential
North
South | Forested Land, Star Gulch Reservoir R1R — Rural Residential

East Highway 3B, Forested Land (RDKB -Area B)

Forested land CD3 — Resort Rural Residential
West

Summary of Proposal:

The intent of the development is to revitalize the old vacant run-down Block Motel property and turn it into a
welcoming, vibrant place to stay. The applicant is proposing the development of a variety of accommodation
options for summer and winter seasons, targeting budget — mid range travelers. Accommodation will include
camping and RV sites, cabins, a hostel, rental suites as well as single family homes, duplex and/or triplexes
which will be supported by limited commercial facilities to serve the needs of the guests.

Official Community Plan(OCP):

Land Use Designation:

The OCP title of the Land Use designation (Resort Residential) may imply that the proposed use, which is
commercial in nature, may not fit with the designation. However, when reviewing the policies for this
designation (Section 18.4), the proposed zone complies. The intent of the designation is to accommodate
developments that support resort recreation opportunities and experiences.

The following policies from the Resort Residential Land use designation are relevant and support this proposal.
e Encourage development that supports and enhances resort recreation opportunities and experiences
e Consider small scale commercial and hospitality uses that support and enhance the resort experience.
e Support the establishment of small commercial nodes within the resort accommodations in order that
resort visitors can shop for basic commodities without driving.

Development Permit Area:

These works are located in the Red Mountain Development Permit Area (OCP-Section 33) which is established
for the protection of the natural environment, its ecosystems and biological diversity; protection of
development from hazardous conditions; and to regulate the form and character of development in the Red
Mountain Resort Area.

The applicant will be required to apply for an environmental Development Permit prior to any subdivision or
alteration of the land. There is a creek that drains from the reservoir on the western edge of the property.
The Development Permit will identify a riparian reserve setback with appropriate regulations as well as
enhancements that will further improve and protect the watercourse.
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As per Section 33.3 of the OCP, the applicant may be required to provide a certified report from a geo-
technical engineer should the site’s soil qualities present challenges. Upon commencement of excavation
activities, staff can determine whether additional certification will be needed to satisfy the DP guidelines.

The applicant will also be required to apply for a DP for Form and Character when constructing commercial or
multi-family buildings. The applicant is aware of this.

Land Suitability:

The property consists of two parcels split by Red Mountain Road in the southern extents of the Red

Mountain area. The northern section (~0.8 ha/2 acres) is a disturbed site that was previously run as long term
rental suites with 6-7 mobile homes. As the tenants vacated, the units were not filled, eventually leaving the
building vacant and the mobile homes were removed. The building and the land have been for sale since April
2014, with the structure deteriorating over time. There is also an access road to the lands to the north. The
topography and easy access to this area make it appropriate for more intensive use. The land slopes steeply
toward the creek on the western portion of the lot. This area will not be developed. Building and fire code
regulations will control the separation between the buildings and ensure safe access. Limited commercial
facilities will ensure the needs of the guests are met without driving.

The southern section (¥1360 sq m/0.3 acre) is undeveloped, gently sloped land with a few trees. The
topography and easy access to this land make it good for residential development. Adjacent properties to the
west (City owned) slope towards the reservoir which is ~50 metres away. Development Permit requirements
will ensure no negative impacts to the City’s watershed.

Neighbourhood and Traffic Impact:

The proposed use is more intensive than the existing use on this and the surrounding properties. However,
the large parcels surrounding this zone, along with a landscape buffer, will ensure that neighbours are not
negatively impacted by the development.

This proposed use will generate more traffic into and out of Red Mountain Rd. This zoning bylaw amendment
will be reviewed by the Ministry of Transportation.

Proposed CD3 —Resort Mixed Use Zoning:
The existing zoning bylaw does not have a zone to accommodate the proposed uses so staff have drafted a
new zone for these properties.

Permitted uses: The uses listed are as proposed by the applicant and offer a mix of accommodation types with
limited commercial. The commercial is limited to convenience stores and resort oriented uses such as
café/restaurant.

Conditions of use: Specifications in this section highlight other areas of the zoning bylaw that apply to
particular uses. These are commonly seen in other zones. This section also limits commercial activities in this

zone to a maximum of 200 sq m(2150 sq ft).

Parcel Size: The minimum parcel size is 550 sq m(6000 sq ft) which is the minimum parcel size for most of the
residential zones.

Coverage: The building parcel coverage is related to the uses on the lot and are consistent with other zones.

Setbacks: The setbacks are similar to other zones in the City and the additional requirement of a landscape
buffer in the setback should ensure any neighbourhood impacts are limited.
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Height: The height limits are 10 metres for most buildings but the height can be increased to 13 metres for
multiple family dwellings. These height requirements are consistent with other zones.

Density: Permitting 25 equivalent units per hectare gives flexibility on density and is consistent with other
mixed use zones in the Red Mountain Area. Permitting 15 cabins per hectare is consistent with the holiday
park zoning and is based on density examples from other communities.

Operations and Servicing:
As part of the building permit process, the applicant will be required to provide the appropriate level of
services required for water supply and sewage disposal.

The feasibility report provided by the applicant outlines the requirements for servicing with a connection to
the City’s water and sewer mains located along the Centennial Trail. A hydrant will be needed for this
proposal. The Development Permit will ensure no negative impacts to the watershed and creek with the
installation of these services.

There is sufficient boulevard snow storage on this area of Red Mountain Rd so no snow easements are
required.

Initial Internal and External Referrals:
Regional Fire Chief: No concerns. Fire hydrant needed.

CAO/Manager of Planning and Development: No concerns.

Building Inspector: No concerns. Ensure adequate access to structures for fire truck and make applicant aware
of limiting distance requirements.

Ministry of Transportation and Infrastructure: Section 52 of the Provincial Transportation Act requires approval
from the Minister of Transportation for zoning bylaw amendments for properties within 800 metres of an
intersection of a controlled access highway. This property is located within 800 metres from a provincial
highway. If the bylaw is approved by Council, it will be sent to MoTlI officials for comment.

Attachments:
1. Subject Location Map
2. Application

3. Bylaw #2660

Prepared by: Approved for submission to Council:
Stacey Lightbourne CAO
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