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August 1, 2018 
 

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

 
ON 

 
DEVELOPMENT PERMIT APPLICATION NO. DPM00658 

259/265/271/275 VICTORIA STREET WEST 
OWNER: CANADIAN MENTAL HEALTH ASSOCIATION,  

KAMLOOPS BRANCH INC. NO S29738 
APPLICANT: HORIZON MODULAR SOLUTIONS INC. 

 

 
 
PURPOSE 
 
To issue a Development Permit to regulate the form and character of a 48-unit affordable housing 
project in accordance with the Multi-family Residential Development Permit Area Guidelines and 
the City Centre Development Permit Area Guidelines. 
 
SUMMARY 
 
The subject properties are located within the west entry corridor of the Downtown, and they are 
zoned C-6 (Arterial Commercial) with a site-specific amendment to permit an emergency shelter 
and transitional housing units, which require a minimum of eight parking spaces. The site 
comprises three lots with a total area of 3,992 m2, which will require consolidation prior to issuance 
of a Building Permit. The property currently contains a two-storey building that houses the 
Canadian Mental Health Association’s (CMHA) emergency shelter (Emerald House) on the 
ground floor and transitional housing units on the second floor. BC Housing, in conjunction with 
the CMHA, has committed funding to develop 48 affordable housing units in a four-storey building 
that will be located on the vacant portion of the property. The 48 affordable housing units will be 
bachelor-style units with individual cooking facilities located on the second, third, and fourth floors, 
and the ground floor space will be used for accessory uses such as a dining lounge, offices, and 
service and society programs.  
 
Multi-family social housing developments require 0.25 parking spaces per unit plus an additional 
15% of the total required parking to be provided as visitor parking (subject to a housing agreement 
[Attachment “A”]); therefore, the 48-unit development will require a total of 14 parking spaces. The 
existing emergency shelter and transitional housing building require 8 parking spaces as per the 
site-specific zoning amendment. As a result, the entire site requires 22 parking spaces. As 15 
parking spaces have been provided on site, the applicant has requested a parking variance of 7 
stalls. It should be noted that the nearest bus stop is located directly in front of the proposed 
development; secure bicycle parking is provided in an outdoor enclosure; and an outdoor patio 
and seating area have been included and will be located behind the building. The existing 
vehicular access from Victoria Street West will be used for both the existing emergency shelter 
and the proposed building.  
 
Consistent with the policies in KAMPLAN: City of Kamloops Official Community Plan, the property 
is designated a Development Permit Area and is subject to both the Multi-family Residential and 
City Centre Development Permit Area Guidelines. The intent of the guidelines is to ensure 
developments achieve high-quality design and residential livability that is compatible with and 
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contributes positively to neighbourhood character and urban form. The Development Permit 
application addresses the form and character of the development, including exterior design and 
colour treatments, amenity space, landscaping, site design, and parking, as outlined in 
Attachment “B”. 
 
 

RECOMMENDATION: 
 
That Council authorize: 

 
a) Housing Agreement Bylaw No. 5-3-39 (Attachment “A”) to be 

introduced and read a first, second and third time for the issuance 
of a Housing Agreement for 259/265/271/275 Victoria Street West for 
social housing 

 
b) subject to approval of item a), the issuance of Development Permit 

No. DPM00658 (Attachment “B”) for 259/265/271/275 Victoria Street 
West 

 
Note: Registration of this Development Permit will be held pending 
submission of the following:  
 
• landscape security in the amount of $60,527.50 
• payment in the amount of $42,000 to the Public Transportation and 

Pedestrian Upgrade Reserve Fund for a seven-stall parking variance 
($6,000 per stall) 

 
 
COUNCIL POLICY 
 
• KAMPLAN, Section F, Development Permit Area Guidelines 

- Multi-family Residential Development Permit Area 
- City Centre Development Permit Area 

 
SITE CONDITIONS AND BACKGROUND 
 
• Neighbourhood - Downtown 
• KAMPLAN Designation - Commercial 
• Current Zoning - C-6 (Arterial Commercial), with a site-specific 

amendment to permit an emergency shelter and 
transitional housing units with a minimum of eight 
parking spaces 

• Proposed Variance - Parking variance of seven stalls  
• Surrounding Uses - Commercial and residential 
• Application Date - June 12, 2018 
• Housing Agreement  - Social housing 
• Project Evaluation Team (PET) - July 22, 2018 
• Parcel Size - 3,992 m2 
• MOTI Referral - n/a 
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DISCUSSION 
 
The property is zoned C-6 with a site-specific amendment to permit an emergency shelter and 
transitional housing units, which require a minimum of eight parking spaces. As the project 
contains multi-family dwelling units and is located in the Downtown, it is subject to both the 
Multi-family Residential and the City Centre Development Permit Area Guidelines. The applicant 
has submitted plans addressing the form and character of the development, including site layout, 
exterior building design, and landscaping (Attachment “B”).  
 
The proposed development is a four-storey building with 48 bachelor units on the second, third, 
and fourth floors. Supporting uses and amenities (e.g. dining lounge, administrative offices, and 
service and society program spaces) will be located on the main (first) floor. Each bachelor unit 
will contain a washroom and cooking facilities. Tenants will also have access to four separate 
laundry facilities and lounge areas. 
 
Building Form and Character 
 
Both the Multi-family Residential and the City Centre Development Permit Area Guidelines are 
satisfied through a combination of earth-tone colours and the use of a variety of building materials. 
Exterior finishing treatments include HardiePanel, board and batten, and HardiePlank siding in a 
variety of neutral colours, and brick on the ground level and canopy entrance features facing 
Victoria Street West as well as internally, which will accent the building’s form. The front building 
face is articulated at the second storey to create visual interest along Victoria Street West. Varied 
rooflines and canopy structures break up the massing of the building (Attachment “B-2”).  
 
Landscaping 
 
As required by the Development Permit application process, a detailed landscape plan prepared 
by a professional landscape architect has been submitted (Attachment “B-1”). The plan includes 
two deciduous street trees along the frontage as well as intensified plantings, such as deciduous 
trees, coniferous trees, shrubs, grasses, and perennials, within the development to beautify 
entrances and common areas.  
 
The C-6 zone requires that 10% of the total site area be provided as on-site landscaping, including 
amenity space for resident use, which has been achieved. In addition to the landscaped areas, a 
large common outdoor patio, an additional picnic table with a covered wooden trellis, and a 
secured bike storage area will all be located at the rear of the building.  
 
A landscape security totalling $60,527.50 will be required prior to registration of the Development 
Permit.  
 
Site Design and Parking 
 
Vehicular access to the site will be provided off of Victoria Street West. Parking for multi-family 
social housing developments is based on 0.25 spaces per dwelling unit plus 15% for visitor 
parking. In order for the applicant to qualify for the reduced parking requirement of social housing, 
the development will be subject to a housing agreement. The new development comprises 48 
units; therefore, it requires 14 parking spaces. The existing emergency shelter and transitional 
housing facility require eight parking spaces for a total of 22 on-site parking spaces required. The 
applicant has provided 15 parking spaces; therefore, a 7-stall parking variance is required. Under 
Zoning Bylaw No. 5-1-2001, a payment-in-lieu of $6,000 for each stall not meeting the bylaw 
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parking regulations is required. The applicant will be required to pay $42,000 to the Public 
Transportation and Pedestrian Upgrade Reserve Fund. As on-street parking is not permitted on 
Victoria Street West, the City will make parking available for employees of the CMHA at the City 
parking lot at 48 Victoria Street West. It should be noted that the nearest transit stop is located 
directly in front of the proposed building. The addition of these items will alleviate parking concerns 
and help to further meet the intent of the Zoning Bylaw’s requirements. The applicant has also 
indicated that no vehicle ownership is anticipated within the proposed client group and staff will 
be encouraged to use public transit.  
 
The site and building layouts have been designed to meet the principles of crime prevention 
through environmental design (CPTED). An independent CPTED review of the project by the local 
RCMP has concurred that the site and building designs meet these principles. 
 
Technical Considerations 
 
The subject property is serviced with existing municipal infrastructure, including water, sanitary 
sewer, and storm sewer. All changes or upgrades to existing and new services will be at the 
applicant’s expense. Vehicular access and pedestrian access will be provided via Victoria Street 
West. Garbage and recycling bins are provided on site and must be contained within an enclosure, 
and all vehicle manoeuvring can be accommodated on site. 
 
SUSTAINABILITY IMPLICATIONS 
 
Supporting an increase in the available new affordable housing stock in Kamloops directly relates 
to the Sustainable Kamloops Plan’s policies, with the goal of increasing the number of affordable 
units in the community.  
 
SOCIAL IMPLICATIONS 
 
The Kamloops Social Plan (KSP) identifies the need for more affordable housing in the community 
and across the housing continuum, from emergency shelter beds to the low end of market home 
ownership. The KSP recognizes that while the City does not have the primary responsibility for 
the provision of housing, it has a role to play in facilitating important partnerships with other levels 
of government, non-profit organizations, and the development community. These partnerships 
are being realized through this housing proposal. 
 
The housing will offer 48 units of affordable and supportive housing to members of the community 
that have experienced homelessness or are currently homeless. The purpose of this housing is 
to address a significant need in the city for affordable housing that offers support services. As part 
of the provincial commitment to address the growing issue of homelessness, the building will 
provide support staff 24 hours a day, 365 days per year. A minimum of two staff members will 
work within the building throughout the day, evening, and overnight with the objective of providing 
a balance of security and support services. 
 
The expectation is for the building’s tenants to work on a self-identified wellness plan that staff 
and other community partners, including family and friends, can support and assist with. Utilizing 
the Vulnerability Assessment Tool (VAT), the Kamloops branch of the CMHA and community 
partners will place people into this housing based on their level of vulnerability and support 
requirements. The intention is to have a balance of individuals in the building that ranges from 
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high to moderate to low vulnerability and service need in order to create an environment that 
promotes and supports wellness and healthy choices. The CMHA has indicated it will be able to 
respond to neighbourhood issues relating to resident behaviours and it will participate in 
community dialogue. The CMHA will provide services and amenities to support the tenants of the 
48 units including the provision of one meal per day and access to clinical and medical services 
through Interior Health. In addition, the CMHA will offer the tenants life skill development and 
support as well as vocational services that support community engagement and involvement. 
 
COMMUNICATIONS PLAN 
 
BC Housing has committed to neighbourhood consultation for all provincially funded affordable 
housing projects. BC Housing hosted a public open house on January 24, 2018, at the Sandman 
Centre. This consultation provided residents in the area with the opportunity to review the 
development proposal and provide comments on the project; approximately 50 people attended 
the event. 
 
 
 
  Author: E. Beach, MCIP, RPP, Planning and 

Development Supervisor 
 
Reviewed by: R. J. Martin, MCIP, RPP, Planning and 

Development Manager/Approving Officer 

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

 

 
 

 

Approved for Council  
 
EB/lm/kjm/ts 
 
Attachments 
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