
 

 
 

S:\DCS\Jobs (c3)\295050_REZ00631 DPM00627_REP\295051_REZ00631 DPM00627_REP.docx 

April 19, 2018 
 

REPORT TO THE CHIEF ADMINISTRATIVE OFFICER 
FROM THE DEVELOPMENT, ENGINEERING, AND SUSTAINABILITY DEPARTMENT 

 
ON 

 
REZONING APPLICATION NO. REZ00631 

DEVELOPMENT PERMIT APPLICATION NO. DPM00627 
155 ORIOLE ROAD 

OWNER: AGAVE HOLDINGS INC. (BC1119445) 
APPLICANT: BLUE GREEN ARCHITECTURE 

 

 
 
PURPOSE 
 
To rezone the subject property from C-1 (General Commercial) to RM-2A (Downtown Multiple 
Family - Medium Density) site specific to allow a maximum density of 202 units per hectare 
(40 units in total), and to issue a Development Permit to regulate form and character in 
accordance with the Multi-family Development Permit Area Guidelines. 
 
SUMMARY 
 
The subject property is located at 155 Oriole Road in Valleyview, is currently zoned C-1, and is 
located within a Major Neighbourhood Centre in the Urban designation in KAMPLAN: City of 
Kamloops Official Community Plan. The applicant is proposing to demolish the existing vacant 
commercial building and construct a new, 40-unit, multiple-family development. Accordingly, 
applications have been submitted to rezone the subject property from C-1 to RM-2A on a 
site-specific basis to allow a density of 202 units per hectare (Attachment “A”) and for a 
Development Permit to regulate the form and character of the development (Attachment “B”). The 
proposed apartment building contains 12 two-bedroom units, 4 one-bedroom units, and 
24 bachelor units (Attachment “B”). The development site is located along a transit route and is 
within walking distance to various commercial amenities. Variances are proposed in conjunction 
with the Development Permit. Given the location of the development site along a transit route and 
directly adjacent to a future transit exchange, the physical constraints of the 200-year flood plain, 
and the challenging nature of infill redevelopment, staff support the proposal and variances as 
they allow for the most efficient use of the land.   
 
The Development, Engineering, and Sustainability Department supports the proposed site-
specific rezoning and associated Development Permit as the uses comply with the land use 
policies outlined in KAMPLAN, and the building elevations, site layout, and landscaping plans 
meet the intent of the Multi-family Development Permit Area Guidelines. 
 
 

RECOMMENDATION: 
 
That Council authorize: 
 
a) Zoning Bylaw Amendment Bylaw No. 5-1-2881 (Attachment “A”) to 

be introduced and read a first and second time 
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b) a Public Hearing to consider Bylaw No. 5-1-2881 
 
Note: Bylaw No. 5-1-2881 to be held at third reading pending: 
 
• approval from the Ministry of Transportation and Infrastructure 
• payment of cash-in-lieu of parking in the amount of $12,000 
• payment of security for transit passes for 5% of the units (two units) 

for a five-year term in the amount of $3,180 
 
c) subject to adoption of Bylaw No. 5-1-2881, the Corporate Officer to 

issue Development Permit No. DPM00627 (Attachment “B”) 
 
Note: Registration of Development Permit No. DPM00627 will be held 
pending payment of a landscape security in the amount of $49,062. 

 
 
COUNCIL POLICY 
 
• KAMPLAN, Section D-1 - Land Management and Development, General Land Use 

Policies and Area-specific Land Use Policies - Urban, Major Neighbourhood Centre 
• KAMPLAN, Section F - Multi-family Residential Development Permit Area Guidelines  
 
SITE CONDITIONS AND BACKGROUND   
 
• Neighbourhood - Valleyview 
• KAMPLAN Designation - Urban/Major Neighbourhood Centre 
• Current Zoning/Use - C-1 (General Commercial)/vacant building  
• Proposed Zoning/Use - RM-2A (Downtown Multiple Family - Medium 

Density) site specific with maximum density of 
202 units per hectare/new 40-unit multiple-family 
development 

• Proposed Variance - Reduce parking from 46-44 spaces, increase 
building height from four storeys and 15m to five 
storeys and 19 m, reduce landscaping/amenity 
space from 30% to 25%, increase small car 
parking from 50% to 55%, and allow small car 
parking adjacent to a manoeuvring aisle that 
intersects with a municipal street 

• Surrounding Uses - Commercial, future transit exchange, church, and 
light industrial 

• Application Date - September 26, 2017 
• Restrictive Covenant - n/a 
• Project Evaluation Team (PET) - October 20, 2017 
• Parcel Size - 1,978 m2 
• MOTI Referral - Yes  
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DISCUSSION 
 
Site Conditions 
 
The subject property is located on Oriole Road in the Valleyview neighbourhood, near various 
commercial uses, and adjacent to a future transit exchange and a church. The development site 
contains a vacant commercial building, which will be demolished if the proposed rezoning is 
approved. The neighbourhood is generally flat and lays below the 200-year flood plain elevation 
of the South Thompson River. A flood plain covenant will be registered on the property’s title at 
the Building Permit stage. The property is located on a transit route and is within walking and 
cycling distance to schools, shopping, and commercial uses. 
 
Current Proposal/Zoning  
 
The subject property is currently zoned C-1. The applicant is proposing to rezone the property to 
RM-2A with a site-specific amendment to increase the maximum density to 202 units per hectare 
to allow the construction of a five-storey apartment building. The proposed building contains 
40 units, including: 12 two-bedroom units, 4 one-bedroom units, and 24 bachelor units. The 
building contains an amenity room, a common patio area, bicycle parking, and 44 off-street 
parking spaces (Attachment “B”). The application includes a professional landscape plan and 
25% landscaping and amenity space.   
 
KAMPLAN/Development Permit  
 
KAMPLAN designates the subject property Urban and identifies it as a Major Neighbourhood 
Centre, which supports a mix of medium- to high-density multiple-family residential development 
that is transit- and pedestrian-oriented. The Urban designation supports densities of 
approximately 125 units per hectare; however, higher densities will be considered subject to 
availability of servicing; compatibility with the existing neighbourhood form and character; and 
proximity to transit, recreation, shopping, and other community amenities. In this case, the 
proposed 202 unit per hectare development is located along a transit route, adjacent to shopping 
and commercial uses, and within walking distance to Valleyview Secondary School.   
 
Consistent with KAMPLAN’s policies, the development site is designated a Development Permit 
Area and is subject to the Multi-family Development Permit Area Guidelines. Accordingly, the 
applicant has submitted a Development Permit application to address form and character. The 
site plan, landscaping plan, and building elevations (including a colour and materials legend) 
satisfy the intent of the Multi-family Development Permit Area Guidelines (Attachment “B”). 
 
Building Form and Character 
 
The Multi-family Development Permit Area Guidelines are satisfied through a combination of 
earth-tone colours and the use of a variety of building materials and finishes, including 
non-combustible, wood-look siding; Hardie board and batton accented with HardiePanel; 
corrugated metal cladding; and black aluminum deck railings. Glazing and balconies provide 
further visual interest and evoke an interactive streetscape. The massing of the building is 
addressed through significant articulation and modulation as well as the incorporation of varied 
rooflines. The structure has been designed as a five-storey building to mitigate the impact of the 
200-year flood plain elevation with parking and non-habitable space on the first storey and the 
four storeys of residential units above (Attachment “B-3”). A variance is required to address the 
proposed five-storey building and maximum structure height.   
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Landscaping 
 
The application includes a detailed landscape plan (Attachment “B-2”), which was prepared by a 
professional landscape architect. The plan includes intensive plantings in the front yard to screen 
the drive aisle and beautify the entrance to increase the street appeal and overall aesthetic of the 
development. The plan incorporates deciduous shade trees, intermediate and ornamental trees, 
shrubs and perennials, ornamental grasses, turf grass, and rock mulch. A decorative coniferous 
hedge along the east property line and a solid wood 1.8 m fence along the south property line 
have been included to provide additional screening between the development and adjacent 
properties.  
 
The RM-2A zone requires 30% of the total site area to be landscaped open space for the use of the 
residents in conjunction with the provision of amenity space outlined in the Multi-family Development 
Permit Area Guidelines. These requirements facilitate the provision of both active and passive 
recreational opportunities for residents. The proposed development has 25% landscaping/amenity 
space, which includes green space for residents’ use and an amenity room with a patio. A variance 
is required to reduce the minimum required landscaping from 30% to 25%. Landscape security of 
$49,062 will be required prior to registration of the Development Permit.  
 
Parking 
 
Parking requirements for multi-family developments are calculated based on the bedroom count 
of the proposed units, as outlined in the table below: 
 

Parking Type Unit Count Parking Ratio Spaces Required 

Two-bedroom 12 1.6/unit 19.2 

One-bedroom 4 1.1/unit 4.4 

Bachelor 24 0.85/unit 20.4 

Subtotal 1   44.0 

Visitor  15% 6.6 

Subtotal 2   50.6 

Permitted Reductions: Provision of transit 

passes for 5% of the units for a five-year term and 
minimum of 50% bachelor units 

 10% -5.1 

Total Required   45.5 

Total Provided   44.0 

Variance Required   2.0 

 
The proposed 40-unit development requires 46 parking spaces, including the 15% visitor parking 
and 10% parking reduction permitted in accordance with the provision of transit passes for 5% of 
the units (two units) for a five-year term and a minimum of 50% of the units being bachelor suites. 
The development provides 44 parking spaces (Attachment “B-1”), requiring a two-space variance 
with a cash-in-lieu payment of $6,000 per stall ($12,000). Of the provided parking spaces, 24 are 
small car spaces, which is equal to 55%, exceeding the 50% permitted and requiring a variance.  
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Variances  
 
As a part of the Development Permit application, the applicant has requested the following 
variances to facilitate the proposed development: 
 
• reduce the minimum number of required parking spaces from 46 to 44 with a cash-in-lieu 

payment of $12,000 ($6,000 per parking space)  
• increase the maximum permitted building height from four storeys and 15 m to five storeys 

and 19 m  
• reduce the required landscaping/amenity space from 30% to 25%  
• increase the small car parking from 50% to 55%  
• allow small car parking adjacent to a manoeuvring aisle that intersects with a municipal 

street 
 
Infill development sites often require site-specific consideration in order to accommodate 
redevelopment. In this case, the lot width (40.5 m) limits parking and manoeuvring space, 
requiring a variance to increase the number of small car parking spaces in structured parking from 
50% to 55% and to allow small car parking adjacent to a manoeuvring aisle that intersects with a 
municipal street. The increase to the number of small car spaces is considered minor, and it is 
unlikely that allowing small car parking spaces in the manoeuvring aisle that intersects with Oriole 
Road will have any significant impact. Staff support the proposed parking variance to reduce the 
total number of parking spaces from 46 spaces to 44 spaces given the development’s proximity 
to shopping and transit and the available on-street parking. It should be noted that a cash-in-lieu 
payment of $12,000 ($6,000/space) is required as a condition of the proposed parking variance. 
A variance to the maximum permitted building and structure height is proposed to allow the 
construction of a five-storey, 19 m building. This variance is required in order to elevate the 
residential units above the 200-year flood plain. The applicant has mitigated the impact of the 
height variance by incorporating significant roofline variation into the building design.  
 
Technical Considerations 
 
The subject property is serviced with existing municipal infrastructure, including water, sanitary, 
and storm sewer. All changes or upgrades to existing and new services will be at the applicant’s 
expense. Garbage collection will be provided via the one-way access at the front of the property, 
and the Environmental Services Section has approved the proposed collection strategy. A flood 
plain covenant will be required to be registered in conjunction with the Building Permit.  
 
SUSTAINABILITY IMPLICATIONS 
 
The Sustainable Kamloops Plan (SKP) strives to achieve a balance between social, economic, 
and environmental sustainability, which includes developing land in a compact and efficient 
manner that reduces the impact of the built environment on the natural environment. The SKP 
also encourages a range of housing choices and density to satisfy the social and economic 
desires of community residents. This rezoning supports policies in the SKP, including allowing a 
minimum overall density of residential developments in new neighbourhoods of 25 units per 
hectare (in this case, a density of 202 units per hectare is achieved). 
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Reviewed by: E. Beach, MCIP, RPP, Planning and 
 Development Supervisor 
 
 R. J. Martin, MCIP, RPP, Planning and 
 Development Manager/Approving Officer  

M. Kwiatkowski, P.Eng. 
Development, Engineering, and 
Sustainability Director 

 

 
 

 

Approved for Council  
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