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A VILLAGE OF ANMORE

^OR.E REPORT TO COUNCILAT HOME IN NATURE

Date: September 27,2019 File Number: 3360-01/20

Submitted by: Jason Smith, Manager of Development Services

Subject: 2307 Sunnyside Road (Cordovado) - Environmental Report

Purpose / Introduction

The purpose of this report is to furnish Council with the environmental report that was sought

when Council last considered this rezoning application and to request Council direction for the

holding of a public hearing on the proposed Zoning Bylaw amendment.

Recommended Options

That Council receive the report dated September 27, 2019 and titled "2307 Sunnyside Road

(Cordovado) - Environmental Report" for information.

Background

Council has given considerable consideration and review to the rezoning application at 2307

Sunnyside Road for 19 homes over the last 2 years. Council last considered this application in

May of this year and passed the following resolution:

"That Village of Anmore Zoning Amendment Bylaw 597, 2019 be given first and second

reading, that Village ofAnmore Zoning Amendment Bylaw 597, 2019 be referred to the

Advisory Planning Commission for a final review, and that staff be directed to set a date for the

public hearing should the Advisory Planning Commission suggest no further changes to Village

ofAnmore Zoning Amendment Bylaw 597, 2019." (Attachment 1)

Discussion

Staff took Village of Anmore Zoning Amendment Bylaw No. 597, 2019 (the Bylaw) to the

Advisory Planning Commission (APC) in May and they supported the bylaw moving to public

hearing.

During the discussions about this development application, the issue of past alterations to the

property and the potential environmental implications of those was raised. Staff requested that
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the applicant furnish a report by a qualified environmental professional that addressed those

issues (Attachment 2).

The report concluded that there is no environmental impact.

Should Council have no further requests for information, staff will proceed with setting a date

fora public hearing.

Other Options

There are no options provided as this is an information report.

Attachments:

1. Report titled "2307 Sunnyside Road (Cordovado) - Environmental Report" and

dated April 26, 2019

2. Aquaterra Report dated July 5, 2019
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Jason Smith

Manager of Development Services

Reviewed for Form and Content / Approved for Submission to Council:

Chief Administrative Officer's Comment/Concurrence

C^C^L.
Chief

^r:
Administrative Officer
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Date: April 26,2019 File: 3360-01/20

Submitted by: Jason Smith, Manager of Development Services

2307 Sunnvside Road - Proposed Comprehensive

Rezoning

Purpose / Introduction

The purpose of this report is to present Council the latest development proposal for 2307

Sunnyside Road and amenity package along with a proposed Zoning bylaw amendment to

implement it.

Recommended Options

THAT Council grant first, and second reading to Village ofAnmore Zoning Amendment Bylaw

597-2019 and refer Village ofAnmore Zoning Amendment Bylaw 597-2019 to the Advisory

Planning Commission for review and comment, and THAT Council direct staff to set a date for

the public hearing should the Advisory Planning Commission suggest no further changes to

Village of Anmore Zoning Amendment Bylaw 597-2019.

Background

The Village has a long history of considering development proposals for 2307 Sunnyside Road,

which is a 13.41 acre site in the Residential 1 (RS-1) zone. This latest round began in 2017 and

has proceeded through several iterations.

The Village last considered the development proposal for this site at its September 18, 2018

regular Council meeting. At that meeting, Council directed staff to consult with committees on

the proposal.

The proposal was reviewed by the Environment committee, the Parks and Recreation

committee and the Advisory Planning Commission through the fall of 2018.

ATTACHMENT 1
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Discussion

Development Proposal

The applicants are seeking a rezoning from RS-1 to a Comprehensive Development zone in

order to accommodate a 19 parcel development proposal, as shown in the attached site plan

(Attachment 1). The parcels would consist of 5 l/z acre lots and 14 1/3 acre lots.

The changes to the development proposal that have been made since the proposal was last

before Council are an extension of the road to offer potential connection to the loco lands and

the possible extension of Fern Drive and the trail network has been altered based on committee

and staff comment.

Community Amenities

The applicant is offering the following community amenities as part of their development

proposal.

Open Space

The applicant is proposing a dedication of 4.36 acres of open space, as shown on the site plan,

and dedicated at time of subdivision. This represents 32.5% of the site.

Sunny side Road Dedication

Currently a portion of Sunnyside Road encroaches on the property. To rectify this situation a

road dedication of 15,763 ft2, as shown on the site plan, is being offered and will be dedicated

at time of subdivision. This represents 2.7% of the site.

Trail Network

The applicant is proposing a trail network, as shown on the site plan, which will be dedicated

and constructed to the Village's trail standards by the applicant at the time of subdivision.

Energy Efficiency

The applicant is offering to comply with the Village Energy Step Code and Rezoning policy, A

covenant on title that will require all future homes to meet BC Energy Step Code 3 to be

registered at the time of adoption of the Zoning Bylaw.

Community Amenity Contribution

A community amenity contribution of $493,500 in cash at the time of adoption of the Zoning

Bylaw.
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All of the amenities will be secured through binding legal instruments at the time of rezoning

and the timing of receipt

Official Community Plan Analysis

Staff have reviewed the development proposal for consistency with the Official Community

Plan (OCP) and offer the following analysis:

The current development proposal would have a density of 1.42 units/acre and is seeking to be

rezoned under the CD zoning policy in the OCP, which is policy RLU-8. This policy lays out

three circumstances where a CD zone could be considered. This proposal is seeking to be

considered under the following:

Proposed development delivers a demonstrable and overall

benefit to the community, socially, environmentally or

economically.

The policy then goes on to identify three criteria that a CD zone must comply with. First, that it

upholds the intentions and strategies described in OCP policy RLU-3. Second that the density

not exceed 1.8 units/acre. Third, that the development anticipates and employs strategies to

minimize the financial implications to the Village in terms of ongoing infrastructure maintenance

and replacement requirements.

Policy RLU-3 encourages development proposals to be mindful of the impact of development

on environmental features and systems. This proposal concentrates development on a smaller

footprint then would otherwise be realized through an RS-1 subdivision. The view impacts will

be minimal as nearly all of the new development will be separated from any existing

development by green space. The proposal has a density that is less than 1.8 units/acre and the

compact development form will minimize the amount of infrastructure needed and the

increased density utilizing the infrastructure will help minimize the financial impacts for the

Village.

Community amenities are contemplated in OCP Policy RLU-10 and RLU-11. The proposed

amenity package offered by the proponent would satisfy these policies.



Report/Recommendation to Council

2307 Sunnyside Road - Proposed Comprehensive Development Rezoning

April 26, 2019

Committee Comments

AdvisoryPlanning Commission (A PC)

The APC discussed this proposal at two meetings over the fall of 2018. The APC undertook a

detailed review of the CAC analysis provided by GP Rotlo and Associates - they APC were

supportive of its conclusions. There was also discussion about parking and whether the cul-de-

sgc was too long (it complies with the Works and Sen/ices Bylaw). The APC was supportive of

the development proposal

Environment Committee

The Environment Committee reviewed the proposal and was supportive. The notion of

increased energy efficiency of the homes was supported. There was also discussion of the

creek and riparian area and how it was beneficial to have increased protection of it.

Park and Recreation Committee

The Parks and Recreation Committee provided valuable feedback and commentary on the

proposal. There was discussion of logic of the trail connectivity, where to locate the trail

crossing near Sunnyside Road and Ludlow Lane (it should be noted that after this discussion

staff and the Village's engineering consultant determined that there was no safe trail crossing

that could be located and requested that another trail connection be provided further north in

behind the parcels closest to Sunnyside Road.)

Zoning Bylaw Amendment

Staff have drafted a zoning bylaw amendment, Village of Anmore Zoning Amendment Bylaw

597, 2019 (Attachment 2) that would enable this development proposal. Village of Anmore

Zoning Amendment Bylaw 597, 2019 (the Bylaw) maintains the same setback, height, and

parcel coverage requirements of the RS-1 Zone. The floor area ratio for house size will be 0.28

for the Vz acre parcels and 0.3 for the 1/3 acre parcels, this is consistent with the floor area

ratios for Bella Terra.

The number of accessory buildings is limited to 1 and the maximum size is 484 ft2 (45 m2).

Next Steps

Should Council choose to give initial readings to the Bylaw, staff will take the Bylaw to the APC

for review and should the APC have no further comments on the Bylaw staff will arrange for

public hearing to be held in mid-June.
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Other Options

The following options are provide for Council consideration:

1. THAT Council grant first, and second reading to Village of Anmore Zoning Amendment

Bylaw 597-2019 and refer Village of Anmore Zoning Amendment Bylaw 597-2019 to the

Advisory Planning Commission for review and comment, and THAT Council direct staff to set a

date for the public hearing should the Advisory Planning Commission suggest no further

changes to Village of Anmore Zoning Amendment Bylaw 597-2019.

Or

2. That Council advise staff of any further changes they would like made to Village of Anmore

Zoning Amendment Bylaw 597, 2019 or the development proposal,

Or

3. That Council not proceed with the rezoning of this property.

Financial Implications

There are no financial implications to any of the options presented.

Attachments:

1. 2307 Sunnyside Road Site Plan

2. Village ofAnmore Zoning Amendment Bylaw 597, 2019
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ATTACHMENT 2

VILLAGE OF ANMORE

BYLAW NO. 597-2019

A bylaw to amend the Village of Anmore Zoning Bylaw No.568-2017

WHEREAS the Local Government Act authorizes a municipality to amend its zoning bylaw from

time to time;

NOW THEREFORE the Municipal Council of the Village ofAnmore, in open meeting assembled,

enacts as follows:

1) That this bylaw may be cited for all purposes as "Village of Anmore Zoning Amendment

Bylaw No. 597-2019".

2) That Village of Anmore Zoning Bylaw No. 568- 2017 be amended by adding the text

and map included in Schedule A which forms part of this bylaw.

3) That the Village of Anmore Zoning Bylaw No. 568-2017 Schedule 'A' Zoning Map be

amended to change the zoning for 2307 Sunnyside Road from Residential 1 to

Comprehensive Development (CD-7)

READ a first time the day of ,2019

READ a second time the day of , 2019

PUBLIC HEARING HELD the day of ,2019

READ a third time the day of, 2019

ADOPTED the day of, 2019

MAYOR

MANAGER OF CORPORATE SERVICES
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Schedule A

9.17 COMPREHENSIVE DEVELOPMENT 7 (CORDOVADO) - CD-7

9.17.1 Purpose

The intent of this zone is to accommodate a residential subdivision that clusters one-

family dwellings on a variety of parcel sizes to preserve public open space and

ecologically sensitive areas where one-family residential housing is the principal use.

9.17.2 Permitted Uses, Minimum Parcel Dimensions and Maximum Parcel

Number

Permitted Uses

One-Family Dwelling

Home Occupation

Bed and Breakfast

Secondary Suite

Accessory Uses

Minimum Parcel Size I Maximum No. of Parcels

2,023 m2

1,349 m2

n/a

n/a

n/a

5
14
n/a

n/a

n/a

n/a n/a

9.17.3 Maximum Number of Buildings, Size and Height

Permitted Use by Parcel Size

Principal Building:

2,023 m2

1,349 m2

Accessory Buildings and

Structures

Maximum

Number
Maximum Size

Maximum

Building
Height

0.28 FAR 10m

0.30 FAR 10m

45m2
7m
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9.17.4 Minimum Building Setbacks

Permitted Use

Principal Buildings on Parcels 9

to 22, and 27 as Shown on the

Attached Comprehensive

Development Plan

Accessory Building and

Structure

Front Parcel I Rear Parcel

Line I Line
Setback I Setback

7.6m 7.6m

Exterior I Interior Side

Side Parcel I Parcel Line

Line I Setback
Setback

5.0 m 5 m

7.6m 7.6m 5 m
5 m

9.17.5 Off-Street Parking

(a) Off-street parking spaces shall be provided on the same parcel as the use being

served in accordance with the following requirements:

(i) 2 spaces per one-family dwelling; and

(ii) 1 space per employee for home occupation; and

(iii) 1 space per bedroom intended for use by a bed and breakfast guest; and

(iv) 2 spaces per secondary suite.

9.17.6 Maximum Parcel Coverage

The maximum parcel coverage shall be 20% per parcel.

9.17.7 Maximum Number of Parcels

The maximum number of parcels created by subdivision shall be 19.

9.17.9 Open Space Amenity

An open space amenity shall be provided generally in accordance with the attached

Comprehensive Development Plan.

9.17.11 Other Regulations

(a) All permitted land uses shall be connected to community services in accordance

with the Anmore Works and Services Bylaw.

(b) Home occupation shall be subject to the requirements of section 6.5.

(c) Bed and breakfast shall be subject to the requirements of section 6.6.

9.17.12 Comprehensive Development Plan
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The Comprehensive Development Plan contained within this Bylaw forms an integral

component of this zone.
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WATERCOURSE AND DRAINGE ASSESSMENT - OPINION LETTER
TO: Cordovado Development Inc.

135 Hummingbird Drive
Anmore, BC
V3H 5G1

FROM: Chris Lee, M.Sc., RPBio, QEP, BC-CESCL pg^ ^ ^ ^g

SUBJECT: 2307 Sunnyside Road, Anmore -Watercourse and Drainage Assessment Opinion Letter

Overview

AquaTerra Environmental Ltd. ('AquaTerra') is pleased to provide Cordovado Development Inc.

(the 'proponent') with this brief Opinion Letter for the site, referenced as 2307 Sunnyside Road

(Figure 1) in the Village of Anmore (the 'Village'), B.C. This letter was issued to the proponent

following a request by the Village that a Qualified Environmental Professional (QEP) be retained

to confirm that no hydraulic changes, including the excavation or presence of ditches or

drainage swales (beyond the previously identified and mapped 'Watercourse 1' that discharges

to Schoolhouse Creek and 'Ditch 1') were situated on-site. Watercourse 1 is defined as a

stream per the Riparian Area Regulation (RAR) and afforded a 10 m setback. Conversely, Ditch

1 (unmapped) did not meet the definition of a stream per RAR; therefore, no flagging, survey

pick-up or associated setback were applied during the field assessment in 2013.

Figure 1: Site Plan (Outlined in Red) and Watercourse 1
-_7 7 z

Watercourse 1

Sunnyside Road

HWWi *d0
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Limitations

This Opinion Letter assessment is based on information provided by the proponent, information

gathered by AquaTerra personnel during the site assessment on 16 May 2019 and information

available via the Village of Anmore. Thus, while this letter was prepared with a level of diligence

and care that is typical for the consulting industry, this memo is not intended to be

comprehensive or inclusive of all site conditions spanning all professional consulting disciplines.

This study is intended to be used by the proponent only. Any use by others are done so at their

discretion and AquaTerra assumes no responsibility for the information relied upon herein.

Assessment Observations

On 16 May 2019, Mr. Chris Lee and Mrs. Olga Grunlund ofAquaTerra Environmental attended

the site to assess for presence / absence of watercourses and constructed drainage ditches /

swales present on site. At the time of the assessment, the site remained undeveloped and

vegetation was intact. The previously identified creek (Watercourse 1) and the drainage ditch

(Ditch 1) were confirmed on-site with no impact or encroachment into the riparian areas. The

site and surrounding areas were traversed to assess for additional watercourses or constructed

drainage ditches / swales; however, none were identified within or adjacent to the site

boundaries, at the time of the site assessment. As such, the site is deemed to currently be in

compliance with the Riparian Areas Regulation, the Water Sustainability Act (WSA), and the

federal Fisheries Act. Refer to the attached photographs for additional information.

Summary and Closure

Based on available background material and the assessment completed on site on 16 May

2019, AquaTerra confirms that no additional constructed ditches or swales directing flow to or

from the previously identified watercourses were present within or adjacent to the site, which

was deemed to be compliant with applicable provincial and federal environmental legislation.

AQUATERRA
ENViP.ONMEHTO LTD,
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We trust this provides the information you currently require. Should you have any questions,

please feel free to contact the undersigned.

Respectfully submitted,

Chris Lee, M.Sc., R.P. Bio., QEP, BC-CESCL

Principal, AquaTerra Environmental Ltd.

Attachment:

Photographs

ENVIRONMENTAL LTD
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Photo 1: Undisturbed veoetation at the site
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Photo 2: Previously identified watercourse 1 within the site boundary.
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