Pemberton Benchlands

Presentation to Committee of the Whole
June 6, 2017




Purpose of the Presentation

To give an overview of the Benchlands
Neighbourhood Concept Plan (NCP):

*» To better understand the context of the
Benchlands NCP;

<+ To better understand the implications of
future development at the Benchlands.




»

Key Features of Benchlands NCP

Accommodates future growth in close proximity to the
Village centre

Features mix of land uses and densities

Based on Smart Growth principles (compact, complete &
walkable community, housing diversity & transportation
choices

Approx. 50% of 95 ha public space: parks, open space,
school site, & roads

Approx. 500 residential units: 40% small lot & 10% muilti-
family (townhouses)

Proposes Collector Loop Street providing primary
access with 2 connections to Pemberton Meadows Road

Preserves View Corridors reducing the visual impact of
. the development.
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Presentation Notes
Key objective is to accommodate about 500 dwelling units in a new hillside residential neighbourhood in close proximity to the Village centre. A mix of land uses and densities with a the concept design based upon Smart Growth principles of promoting compact & pedestrian friendly neighbourhoods. An integrated parks and environmental network designed to conserve ecological integrity, and takes into account alternative transportation choices.
Approx. 50% of 95 ha is allocated to public realm: parks, open space, school site, & roads
Anticipates approx. 500 residential units, 40% small residential lots & 10% multi-family (townhouses)
A collector loop road will provide primary access with 2 connections to Pemberton Meadows Road
.



»

Sustainability Initiatives

Housing Choices

Mix of sizes & types ranging from townhomes, small single-
family lots to large single-family

Rental opportunities provided by secondary suites in larger
single-family homes
5% of dwelling units in the NCP will be dedicated for affordable
housing
Transportation Choices
Comprehensive Network of trails
Hillside street standards to minimize disturbances
Rear Lanes enhance pedestrian experience

Environmental Management
An inventory of ecosystems, wildlife, wildlife corridors, aquatic
resources, geo-technical hazards was conducted.
Recommendations for protection of ESA’s, riparian area
. setbacks, avoidance of rock fall hazard zones, & further
AN environmental studies prior to rezoning.
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Presentation Notes
The plan proposed a mixed use hillside residential neighbourhood that links the Benchlands to the existing Village. There is a range of single family lot sizes and a small percentage (7%) of muti-family housing.  The network of parks and trails provides connections to the Downtown and to the backcountry. The overall goal of creating a relatively compact, walkable neighbourhood is consistent with the smart growth principles of the Regional Growth Strategy.


NCP Preparation Process

o Steering Committee —Village, SLRD, ILMB (Crown),
Li'wat Nation & original private property owners

* Neighbourhood Advisory Committee — residents of Dogwood
neighbourhood appointed by Council

* Three (3) Public Information Meetings to engage community

» Participating Stakeholders:
“+ School District 48
s Lil'wat Nation
¢ Agricultural Land Commission
*+*SLRD Agricultural Advisory Committee
**Village Advisory Land Use Commission
| *SLRD
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Presentation Notes
95.7 ha (236.5 ac) in total, seven (7) land owners, including Sabre Group, Crown & Lil’wat Nation. Crown Parcel is 62 ha, the largest contingent of the plan area. Various terms and conditions required to be met to transfer lands from Crown to Private Developer. Sale would see the entire crown land parcel being acquired and developed in phases over the next 10 – 15 years.
 - One (1) of the Seven (7) owners have active subdivision applications = approx. 4 ha. 



Benchlands Area - Background

History

« 2005-2007- Benchlands NCP collaboratively
developed by VoP, SLRD, Crown Lands, private
landowners, Lil'wat Nation & Planning Consultant
Firm (Ekistics)

« 2007 — VoP OCP (Bylaw 435, 1999) was amended
via Bylaw 594, 2007 to use Benchlands NCP as the
framework to guide decision making with respect to
land use and infrastructure for the Village's primary
growth area.




- History (continued)

« 2011 — new VOP OCP adopted, Benchlands Area
designated within Urban Growth Boundary (UGB),
as a Special Planning Area (SPA), with land uses
as RES-Residential, OSG - Open Space &
Greenways, Cl — Civic and Institutional

« 2011 — Benchlands subject to three DP Areas:

* #1 — Environmental Protection;
» #2 — Land Constraints; &
* #5 - Intensive Residential.

« 2013 OCP Amendment, Bylaw No. 743, outlines

| proposed Land Use, Servicing, Phasing and

- Connectivity based on the NCP.
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Presentation Notes
“The information and policy directions contained in the Benchlands NCP shall be directly referenced in any future amendments, rezonings or development permits that concern the Benchlands Special Planning Area.” Section 6.3, OCP
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Presentation Notes
MAP O – (erroneously referred to as Map N in Bylaw 743, 2013) -- currently missing from the OCP, will be added to the newest consolidated version via a “Housekeeping Amendment”)
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Presentation Notes
5 Land Use Designations apply to the area, as per n the OCP Land Use Map
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Presentation Notes
2 Zones apply to the Area as per the Village’s Zoning Bylaw. The two properties zoned AGR-PF are per the SLRD Area C Zoning Bylaw No. 765, 2002. Parcels in the ALR are zoned Agriculture 1.


»
Conceptual Phasing

¢

Plan '

- -
L[] _Collins Road

lll-l.-ii-i*i_:!.rl-li:
e 3

! »e;ll

m= s m=  Village Municipal Boundary
== 1 == Neighbourhood Plan Boundary
3 =mm ALR

Phase 1

Phase 2
Phase 3
Phase 4

. ‘ﬂl '

{
-.
'-.
i
i
L
i
|
;
i
!
A

Phase §
Phase 6
Phase 7
Phase 8

SR .
e — wﬂ"um;

) S Proposed Watercourse Realignment

= == Rockfall Hazard Boundary



Presenter
Presentation Notes
Various terms and conditions required to be met to transfer lands from Crown to Private Developer. Sale would see the entire crown land parcel being acquired and developed in phases over the next 10 – 15 years.
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Phase 1*

The Subdivision of Phase 1 has been
approached in multiple Phases:

- Phase 1A, 30 Lots (4 unsold)
- Phase 1B, 7 Lots (approved)

- Phase 1C, 9 Lots (in progress)
- Remaining, 8 Lots (future)

Eagle Drive
N -\--..._,off

/ Pemberton
Meadows Road

RS-1 Zoning allows for Single Family,
Residential with one (1) Accesso |
Suite.

*54 |ots or 11% of Total Yield
TOTAL YIELD (Units): 465-503

i Street I
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Presentation Notes
Development of the 54 housing units in Benchlands Phase 1 is already underway as this portion of the site entered the development process before the NCP was prepared.


»

Phases 2- 8*

 The NCP proposes a Conceptual Phasing Plan such as:
- Phase 2, Private Parcels
- Phases 3 - 8, Crown Land Parcels

* Phasing subject to “Market Conditions, Housing Demand and
Absorption, Collaboration among Landowners, Developers
and VoP regarding Development Plans, Servicing and
Infrastructure.” (p. 59. NCP)

« Bylaw Revisions (Rezoning) required in order to achieve the
Densities contemplated in the NCP.

& CAC’s expected & DCC’s will apply.

*411 - 449 lots or 89% of Total Yield
*TOTAL YIELD (Units): 465-503
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Presentation Notes
Phased implementation is required over many years. The Phasing is flexible.
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Presentation Notes
The LUP features a variety of ground oriented housing forms single family and multi-family. A public commons with small park and neighbourhood commercial is contemplated to serve as the “heart of the neighbourhood”, higher density townhouses would surround the commercial hub. Joint elementary school and neighbourhood park is proposed to serve the needs of the neighbourhood and the growing population of Pemberton. Adjacent to school would be a community playing field. Series of public nature parks to provide active and passive recreational needs. Smaller neighbourhood parks are situated throughout to frame individual neighbourhoods. 


»
Development Process

[ Official Community Plan )
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f Rezoning Application - Requimmnt;\
~ S * Lot layout / Land use proposal
F y » Detailed utilization of Hillside Street Standards
* Proposed building forms
\ / * Street |layout including cross sections
. * Proposed zoning plan
\\ * Legal requirements .
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Gain approval from MFLNRO to purchase Crown land parcels; 
√ 	Apply to Rezone land for Land Uses per NCP;
√ 	Apply for Subdivision including alignments of roads, park dedications, etc.;
√	Apply for Development Permits 
√ 	Apply for Building Permits
Community Amenity Contributions Policy would apply to rezoning.
Development Cost Charges Bylaw would apply. 



Servicing & Operational Impacts

 New Water Reservoir required (at 385 m)
« New PRV’s (pressure reducing valves) &
Pump Station required
Gravity Sanitary Sewer connecting to
Pemberton Meadows Road
» Impacts to WWTP (3 cell?)
« New Lift Station(s) required
o Stormwater Management / Detention Ponds
 Asset Management Impacts
 New Parks & Trail System to maintain
~+» New Road Maintenance (including Snow
Removal)




Moving forward ==)

 Crown land would need to be acquired wholly or
partially.

e Private landowners would need to collaborate in order
to move forward.

* Village needs to expand its boundaries in order to
iIncorporate a portion of the Crown Land.
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