REPORT TO
COUNCIL
In Camera
Date:

Tuesday, August 30, 2022

To:

Elizabeth Tracy, Chief Administrative Officer

From:

Mark Barsevskis, RPP, MCIP Consulting Planner
Scott McRae Manager, Development Services

Subject:

Zoning Amendment Comprehensive Development Zone 6 (SSCS
Harrow Road Affordable Housing) Bylaw No. 936, 2022 – First and
Second Reading

PURPOSE
The purpose of this report is to present to Council Zoning Amendment Comprehensive
Development Zone 6 (SSCS Harrow Road Affordable Housing) Bylaw No. 936, 2022 for First and
Second Reading, which is attached as Appendix A. The amending bylaw has been prepared for
Council’s consideration in response to an application by Sea to Sky Community Services who
proposes to change the zoning of the subject lands from Commercial Tourism (C-2) to
Comprehensive Development Zone 6 (SSCS Harrow Road Affordable Housing). This report also
asks Council to consider setting a date for public hearing and establishes a list of prior to adoption
obligations.
BACKGROUND
Sea to Sky Community Services (SSCS) has made an application to the Village of Pemberton to
amend the zoning bylaw to change the zoning of the subject lands from Commercial Tourism (C2) to Comprehensive Development Zone 6 (SSCS Harrow Rd Affordable Housing).
If approved, the proposed amendment would be site specific to the subject lands. The subject
lands are Lot 2 District Lot 203 Lillooet District Plan KAP56640 (PID: 023-384-018).
a) Committee of the Whole
The Committee of the Whole met in-person and virtually on May 17, 2022 (Meeting No. 299).
Staff presented a report outlining the key elements of the application for the Committee to
review the SSCS Affordable Housing on Harrow Rd Rezoning (OR136) and Development
Permit (DP93) applications. At the meeting the following resolution was passed:
Moved/Seconded
THAT The Committee of the Whole recommends to Council that Staff be directed
to continue with the processing of the application by Station One Architects on
lands located at Lot 2 District Lot 203 Lillooet District Plan KAP56640 (PID: 023384-018), substantially in the form submitted in the application submission;
AND THAT subject to a complete and thorough application process, the proposed
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application be brought to Council for consideration of first reading to amending the
zoning bylaw.
CARRIED
Moved/Seconded
THAT the Committee recommends to Council that the regular council meeting
schedule be amended by the addition of a regular meeting on Tuesday, August
30th.
CARRIED
The recommendations from the Committee of the Whole were subsequently presented to Council
at their Regular Meeting No. 1561 held later that day. In this regard, Council supported the
recommendations and passed resolutions to that effect.
DISCUSSION & COMMENTS
In March, 2022, the Village of Pemberton received an application for a Zoning Bylaw amendment
(OR136) and an application for a Development Permit (DP93) from Sea to Sky Community
Services (SSCS) to permit the development of a mixed-use affordable housing building, located
at Lot 2 District Lot 203 Lillooet District Plan KAP5640 as identified in Appendix B.
The five (5) storey mixed-use building would include:
• Two (2) commercial units and community service space on the ground floor (GFA 836 m2)
• Modern contemporary architectural style and character
• Sixty-three (63) residential units on the 2nd to 5th floors
o 30% Market Rentals (moderate income households)
o 50% Rent Geared to Income (Tenants pay 30% of gross household income)
o 20% “Deep Subsidy” (targeted to those on Income Assistance or OAS/GIS)
The subject property is located within the Village’s Official Community Plan (OCP) as Gateway
and is zoned Commercial Tourism (C-2) in the Zoning Bylaw.
The drawings and technical studies submitted in support of the initial application are available at
the following link: https://www.pemberton.ca/public/download/fTheiles/211210. The application
includes a Tree Management Plan, site servicing plan, preliminary geotechnical report, energy
step code report, public engagement (pre-application) “What we heard report”, survey plan, and
a transportation review.
Major Development Permit Application
For this proposed development to occur a zoning bylaw amendment (rezoning) must be applied
for and approved by Council prior to a Major Development Permit Application being approved. As
noted above, an application for a Major Development Permit (DP 93) was also submitted to the
Village in March 2022. The Major Development Permit (DP 93) will be brought to Council if the
rezoning application is approved.
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Advisory Land Use Commission and Advisory Design Review Commission
The Village’s Advisory Land Use Commission (ALUC) met on July 20, 2022 to review the
SSCS Affordable Housing Rezoning (OR136) application. At the meeting the ALUC provided
the following recommendations as per the resolution below:
Moved/Seconded
THAT the Advisory Land Use Commission recommends that Council support
proposed rezoning application OR#136 – SSCS Affordable Housing, subject to the
following recommendations:
• Surface parking design should integrate green features and improve its
general environmental sustainability.
• Parking requirements should be re-evaluated to consider local
examples/studies.
• Applicant should be required to flag any significant trees being removed as
part of the site development and note efforts to retain.
• The visual design of the site should reflect the intention of the Gateway,
including the design of the fence between the building and the highway.
• The rezoning should retain the current permitted Commercial C-2 uses and
should not become more permissive.
• The rezoning retains the ability to achieve the existing permitted density
through the future development of the remainder of the site.
• The ALUC encourages the applicant to consider future childcare use
through the development permit.
• Consideration that the application is consistent with the Village’s
transportation plans and plans around multi-use pathways and the
connectivity within the community.
• Applicant works with MOTI to address the increase in vehicle and
pedestrian traffic at the intersection of Harrow Road and Hwy 99.
CARRIED
The Advisory Design Review Committee (ADRC) met on July 21st, 2022 to review the
Development Permit Application, which is not subject to this report nor under consideration at this
time. However, the Committee did provide recommendations and those will be further reviewed
when the Development Permit application is brought forward for consideration by Council later
should the rezoning be approved.
In response to the ALUC resolution, and the feedback received from the ADRC, the applicant
revised the parking design and demand study, updated the landscape plan to identify various
trees which will be retained based on recommendations from the arborist, adjusted various
aspects of the building façade and the fencing design, and added a multi-use pathway along the
frontage in accordance with the Cycling Network Plan. The updated application documents are
attached as Appendix C.
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Environment Considerations / Site Servicing / Fire Protection
All materials used and construction performed on this project are to be in accordance with the
Village of Pemberton Subdivision and Development Control Servicing Standards Bylaw No. 677,
2011. Roadworks, sanitary, storm sewer, and watermain materials must conform to MMCD
Master Municipal Specifications.
As noted above, the applicant has revised the landscape drawings to note various trees to be
retained based on recommendations from the arborist report.
The applicant has also integrated green features into the surface parking lot design. The parking
lot has been augmented with designed green islands. The entrance to the parking lot has planting
beds designed to break up the continuous hard surfaces. Some small car parking stall sizes were
re-allocated as to introduce a green island centrally in the parking lot.
Additionally, the developer is proposing an on-site pedestrian and cyclist pathway along Highway
99 which aligns with the Village of Pemberton’s Cycling Network plan.
Pemberton Fire Rescue has reviewed the plans and provided comments, including ensuring
proper NFPA 1 fire flows for the building. After a thorough review, it has been confirmed that the
Village’s existing firefighting apparatus will be sufficient to service the building upon completion.
Traffic / Parking
Vehicle access to the development will be on the east side of the property along Harrow Road.
To determine whether the proposed number of residential, visitor, and retail parking stalls is an
adequate supply for potential demand, a parking supply analysis was conducted. The report
concluded that the property would effectively accommodate the expected parking demand.
Additionally, all parking for the development will remain on-site.
In response to the ALUC recommendation stating “Parking requirements should be re-evaluated
to consider local data and studies from comparable municipalities” the applicant provided
examples of similar projects in smaller municipalities, demonstrating projects of this type are
frequently granted significant parking variances based on the anticipated vehicle ownership rates
of the expected occupants. The applicant also requested comment from the professional
transportation engineers who completed the initial study. The engineer’s comments highlight how
resident and commercial parking demand normally peaks at different times of the day, and that
the absence of local data is not considered to be a significant impact to the recommendations of
the study based on the analysis approach.
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The proposed CD-6 zone establishes the follow parking criteria if an affordable housing
development is proposed.
STALL TYPE

REQUIRED

Standard Parking
Stalls

.75 STALLS PER 1BED AFFORDABLE MARKET RENTAL DWELLING UNIT
1.4 STALLS PER 2BED AFFORDABLE MARKET RENTAL DWELLING UNIT
1.75 STALLS PER 3BED AFFODABLE MARKET RENTAL DWELLING UNIT

.5 STALLS PER 1BED RENT GEARED TO INCOME DWELLING UNIT
1.1 STALLS PER 2BED RENT GEARED TO INCOME DWELLING UNIT
1.2 STALLS PER 3BED RENT GEARED TO INCOME DWELLING UNIT

0 STALLS PER 1BED DEEP SUBSIDY/SHELTER DU X 16 DWELLING UNIT
0 STALLS PER 2BED DEEP SUBSIDY/SHELTER DU X 16 DWELLING UNIT
0 STALLS PER 3BED DEEP SUBSIDY/SHELTER DU X 16 DWELLING UNIT

Visitor
Parking Stalls
Neighbourhood
Commercial Use
Parking Stalls
Disability Parking
Stalls

0.06 STALLS PER DWELLING UNIT

0.027 STALLS PER 1M2 X 714 M2 OF NEIGHBOURHOOD COMMERCIAL SPACE
0.0357 STALLS PER 1M2 X 129 M2 OF MARKET COMMERCIAL RETAIL

MINIMUM 3 PER BUILDING

Proposed Comprehensive Development (CD) Zone
The subject property is zoned Commercial, Tourism (C-2). The application proposes to change
the zoning of the subject lands from Commercial Tourism (C-2) to Comprehensive Development
Zone 6 (SSCS Harrow Rd Affordable Housing). The CD-6 zone establishes specific zoning
regulations for permitted uses, building regulations and parking requirements that reflect the
proposal.
The following is an assessment of the proposal in the context of the Zoning Bylaw No. 832, 2018
requirements:
Regulations
Maximum Lot Coverage
Minimum Front Setback
Minimum Rear Setback
Minimum Interior Side Setback
Minimum Exterior Side Setback
Maximum Building Height, Principal
Parking Spaces
Bicycle Parking
Maximum Density

C-2 Zone
(existing zoning)
50%
7.5 m
3m
3m
4.5 m
10.5 m
N/A
N/A
1.5 FAR

CD Zone
(proposed zoning)
50%
7.5 m
3m
3m
4.5 m
19 m
79
15
1.5 FAR
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Central to the CD-6 zone is a new definition of Community Services, Non-Profit which will be
added to the general definitions in the Zoning Bylaw as a new permitted use. The CD-6 zone
contemplates that development may proceed as a Community Services, Non-Profit use, or as a
C-2 use, but not both. Development under the C-2 zoning regulations has been added as a
permitted use if the project does not proceed following rezoning, as the uses proposed in the CD6 Community Services, Non-Profit use are not commercially viable land uses. The CD-6 zone
includes provisions for building height whereby only a proposal contemplating a Community
Services, Non-Profit use may exceed the building height proscribed in the C-2 zone. However
once development proceeds under either of the two permitted uses, that use cannot be combined
with the other principal permitted use on the site.
As the proposal does not meet the current C-2 Zone designation in regard to the proposed
maximum building height (19m) and residential permitted principal uses (Dwelling, Apartment) a
new Comprehensive Development (CD) zone is being proposed and can be found in Appendix
A.
STAFF COMMENTS
Staff has reviewed the application and note that although the proposed building height of 19m is
8.5m greater than the existing C-2 zoning, this will allow for much needed affordable housing
within the community.
The project aligns with the Village’s Age-Friendly Affordable Housing Action Plan (2019) and
satisfies the following goals as outlined in the plan:
Village of Pemberton
Age-Friendly Affordable
Housing Action Plan Goals
1) Prioritize affordable housing
2) Encourage housing design to
meet changing household
needs and allow seniors to
age-in-place.

3) Focus on addressing housing
needs for low to moderate
income households
4) Foster collaborative
partnerships to address
housing issues and related
social infrastructures

Project Alignment

The Village is accepting and prioritizing the application for
a rezoning and Development Permit.
The Project includes a diverse array of unit types to meet
different household needs. This includes, 31 onebedroom units, 24 two-bedroom units, and 8 threebedroom units. 87% of the units are adaptable and 13%
are accessible. All 1-bedroom units will be targeted
toward Seniors and will be designed and operated
accordingly.
Units will be set at affordable rates set by BC Housing
and eligibility will be based on household income.
SSCS is partnering with BC Housing through the
Community Housing Fund and with the Village of
Pemberton to make the project viable.

Accordingly, Staff is prepared to support the zoning bylaw amendment and bring the
corresponding amendment bylaw forward for Council consideration.
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Public Hearing
Staff recommend the public hearing be scheduled for Monday, September 19 at 6:30pm. This is
advantageous as it allows the public hearing to occur at a more accessible time in the evening
and will not delay other council proceedings scheduled at the Regular Council Meeting to be held
on Tuesday, September 20th at 5:30pm. The public hearing will be held in a hybrid format allowing
residents to attend both virtually and in-person.
If the proposed date of Monday, September 19th is supported, notification of the public hearing
will be posted on the Village’s website, in the eNEWS, on the Village’s Facebook page and in the
Pique Newsmagazine to meet the legislated requirements.
Prior to Adoption Obligations
Staff also recommend the following obligations be secured by resolution as prior-to-adoption
requirements:
1. Discharge of Restrictive Covenant 24260 in its entirety. This restrictive covenant is an
historic covenant that establishes supplementary land development considerations for
development of the land in a form similar to The Glen. As this type of development is no
longer being contemplated, discharge of the covenant is appropriate.
2. New flood study with new Flood Construction Level (FCL) and restrictions. This obligation
would replace the current flood covenant with one that reflects contemporary flood
construction considerations and updated and modifications
3. New Statutory Right of Way for the lift station in the specification and location of
engineering’s choosing.
4. Completion of a Housing Agreement bylaw. The proposal and the CD-6 zone is premised
on a range of affordable housing typologies secured by way of a housing agreement.
COMMUNICATIONS
This report and request for Council consideration of First and Second Readings does not require
communication beyond appearing on a regular agenda of Council.
Should Council send the proposed bylaw to public hearing, the hearing will be advertised in
accordance with Section 465 of the Local Government Act. Notice to the Public will be issued by
way of an advertisement in two (2) consecutive issues of the Pique Newsmagazine, not less than
three (3) days prior and not more than ten (10) days before the public hearing.
Should Council choose to waive the public hearing in accordance to Section 464(2) of the Local
Government Act, the notice to waive a public hearing must be advertised pursuant to Section 467
of the Local Government Act. While this approach is not recommended it is presented as an
option for Council to consider should they so wish.
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LEGAL CONSIDERATIONS
The processing of a Zoning Amendment application is regulated by various sections contained in
the Local Government Act – Part 26 and by the Village’s Development Procedures Bylaw 725,
2013, as amended from time to time.
IMPACT ON BUDGET & STAFFING
Staff time is covered by the application fees and recoverable from the applicant in accordance
with the Village of Pemberton’s Fees and Charges Bylaw 905, 2021. Consulting fees are cost
recoverable in accordance with the same bylaw. This project is eligible for fee waiver in
accordance with the above bylaw and the Village’s Fee Waiver for Eligible Developments Policy.
The Village has received a formal request for fee waiver from the applicant which will come
forward at a future meeting.
INTERDEPARTMENTAL IMPACT & APPROVAL
There are no interdepartmental impact or approvals required.
COMMUNITY CLIMATE ACTION PLAN
This zoning bylaw amendment has no impact on the Community Climate Action Plan (CCAP)
strategies, however, if the zoning amendment application is approved then the next step in the
land development process is the Major Development Permit application which will have an impact
on the CCAP strategies.
•
•

Shift Beyond the Car
o The proposed application will have a multi-use trail through the site. This is to be
completed at the Major Development Permit stage after a rezoning is granted.
Step Up New Buildings
o The proposed application will have a building that meets BC Energy Sept Code 4
standards. This is to be completed at the Major Development Permit stage after a
rezoning is granted.

IMPACT ON THE REGION OR NEIGHBOURING JURISDICTIONS
This item is not anticipated to have a significant impact on the wider region.
ALTERNATIVE OPTIONS
Option One:
THAT Zoning Amendment Comprehensive Development Zone – 6 (SSCS Harrow
Road Affordable Housing) Bylaw No. 936, 2022 be given First and Second
Reading;
THAT Council set Monday, September 19, 2022 at 6:30 p.m. as the date and time
of the Public Hearing for Zoning Amendment Comprehensive Development Zone
– 6 (SSCS Harrow Road Affordable Housing) Bylaw No. 936, 2022 (SSCS Harrow
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Road Affordable Housing) to be held in Village of Pemberton Council Chambers
and/or in accordance with the Village’s digital meeting policy.
AND THAT the following obligations be completed as prerequisites to adoption of
Zoning Amendment Comprehensive Development Zone – 6 (SSCS Harrow Road
Affordable Housing) Bylaw No. 936, 2022 (SSCS Harrow Road Affordable
Housing):
i. That the Applicant prepare and submit in a registrable form the discharge
of Restrictive Covenant 24620;
ii. That the Applicant prepare a revised Flood Hazard Management Study to
establish the Flood Construction Elevation (FCL) and any necessary flood
mitigation measures, and prepare and submit an amended Flood Hazard
Restrictive Covenant in a registerable form to the satisfaction of the
Village;
iii. That the Owner prepare and submit to the satisfaction of the Village a new
Statutory Right of Way and accompanying survey plan for the Village’s
pump station infrastructure;
iv. The Owner enter into a Housing Agreement, by bylaw pursuant to section
483 of the Local Government Act.
Option Two:
THAT Zoning Amendment Comprehensive Development Zone – 6 (SSCS Harrow
Road Affordable Housing) Bylaw No. 936, 2022 be referred back to staff to address
the following concerns:
• {…}
RECOMMENDATIONS
Option One:
THAT Zoning Amendment Comprehensive Development Zone – 6 (SSCS Harrow
Road Affordable Housing) Bylaw No. 936, 2022 be given First and Second
Reading;
THAT Council set Monday, September 19, 2022 at 6:30 p.m. as the date and time
of the Public Hearing for Zoning Amendment Comprehensive Development Zone
– 6 (SSCS Harrow Road Affordable Housing) Bylaw No. 936, 2022 (SSCS Harrow
Road Affordable Housing) to be held in Village of Pemberton Council Chambers
and/or in accordance with the Village’s digital meeting policy.
AND THAT the following obligations be completed as prerequisites to adoption of
Zoning Amendment Comprehensive Development Zone – 6 (SSCS Harrow Road
Affordable Housing) Bylaw No. 936, 2022 (SSCS Harrow Road Affordable
Housing):
i. That the Applicant prepare and submit in a registrable form the discharge
of Restrictive Covenant 24620;
ii. That the Applicant prepare a revised Flood Hazard Management Study to
establish the Flood Construction Elevation (FCL) and any necessary flood
mitigation measures, and prepare and submit an amended Flood Hazard
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Restrictive Covenant in a registerable form to the satisfaction of the
Village;
iii. That the Owner prepare and submit to the satisfaction of the Village a new
Statutory Right of Way and accompanying survey plan for the Village’s
pump station infrastructure;
iv. The Owner enter into a Housing Agreement, by bylaw pursuant to section
483 of the Local Government Act.

ATTACHMENTS:
Appendix A: Zoning Amendment Comprehensive Development Zone – 6 (SSCS Harrow Road
Affordable Housing) Bylaw No. 936, 2022
Appendix B: Location map of subject property
Appendix C: Revised Submission in response to ALUC/ADRC resolutions

Prepared by:
Manager Approval:
CAO Approval by:

Mark Barsevskis, RPP, MCIP, Consulting Planner
Scott McRae, Manager of Development Services
Elizabeth Tracy, Chief Administrative Officer

THE VILLAGE OF PEMBERTON
BYLAW NO. 936, 2022
A bylaw to amend the Village of Pemberton Zoning Bylaw No. 832, 2018

The Council of the Village of Pemberton in open meeting assembled ENACTS AS FOLLOWS:
CITATION
1. This Bylaw may be cited for all purposes as “Zoning Amendment (Comprehensive
Development Zone 6 - SSCS Harrow Road Affordable Housing) Bylaw No. 936, 2022.”
APPLICATION
2. Village of Pemberton Zoning Bylaw No. 832, 2018 is amended by:
2(1)

Adding the following definition of Community Services, Non-profit in alphabetical
order to Part 3: Definitions:

Community Services, Non-Profit means the use of land or buildings that
provide community facilities or services delivered by non-profit entities for
the betterment of the community. It specifically includes business offices,
professional offices and services, child care centre, artisan, assembly,
community care facility, and emergency shelter uses delivered by a
registered non-profit agency. Apartment dwelling units provided as
affordable housing, social housing, or other supportive housing are
permitted.
2(2)

Amending Schedule “A” Zoning Map by rezoning the lands identified in Schedule
“A” of this amending bylaw from Tourism Commercial (C-2) to Comprehensive
Development Zone 6 (CD-6).

2(3)

Adding the following Comprehensive Development zone as section 18.6
Comprehensive Development Zone 6 (SSCS Harrow Road Affordable Housing):
18.6 Comprehensive Development Zone 6 (CD-6) (SSCS Harrow Rd Affordable
Housing)
The intent of this zone is to accommodate mixed use development anchored by
non-profit community services and affordable housing and accessory market
housing, office, and commercial uses or tourism commercial uses.
18.6.1. Permitted Principal Uses
(a)

Community Services, Non-profit

(b)

Uses Permitted in the Tourism Commercial (C-2) Zone

18.6.2. Permitted Accessory Uses
(a)

Home Occupation

(b)

Convenience Store

(c)

Office, Business

(d)

Personal Service

(e)

Restaurant

(f)

Café

(g)

Retail, Recreation and Leisure

18.6.3 Conditions of Use
(a)

In the CD-6 zone, Community Services, Non-Profit
and Uses permitted in the Tourism Commercial (C2) zone are listed as Permitted Principal Uses.
Within all lands zoned CD-6, the principal use may
be either Community Services, Non-profit or Uses
Permitted in the Tourism Commercial (C-2) zone,
but not both.

(b)

In the CD-6 zone, Community Services, Non-Profit
uses are permitted only in mixed-use buildings.

(c)

(d)

In the CD-6 zone, all residential dwellings in the
Community Services, Non-Profit use shall:
i.

Not be located on the first floor of a mixeduse building;

ii.

be restricted to rental dwellings only; and

iii.

be subject to a housing agreement.

In the CD-6 zone, not greater than 20% of the retail,
commercial, and business and professional office
area under the Community Services, Non-Profit use
may be occupied by a for-profit enterprise, and are
accessory to the Community Services, Non-Profit
use.

18.6.4 Density Regulations
a)

Maximum Density:

1.5 FAR

18.6.5. Lot Regulations
a)

Minimum Lot Size:

900 m2

18.6.6 Siting Regulations
a) Maximum Lot Coverage:

50%

b) Minimum Front Setback:

7.5 m

c) Minimum Rear Setback:

3m

d) Minimum Interior Side Setback:

3m

e) Minimum Exterior Side Setback:

4.5 m

18.6.7. Maximum Height of Buildings
(a)

The maximum building height of the Principal Building and
Accessory Buildings shall not exceed the heights in the
following table:
Principal
Building
Height
10.5m

Height
(b)

Accessory
Building
Height
4.6m

Notwithstanding section 18.6.5(a), the maximum height of
a principal building may be increased from 10.5m to 19m
for Community Services, Non-profit principal buildings if
the owner enters into a Housing Agreement with the Village
of Pemberton to provide affordable housing. The Housing
Agreement must be approved and registered pursuant to
section 483 of the Local Government Act.

18.6.8. Off-Street Parking and Loading
(a)

Off-street parking and loading shall be provided in
accordance with the requirements of Part 8 of the Village
of Pemberton Zoning Bylaw No. 832, 2018 this Bylaw.

(b)

Notwithstanding the parking requirements in Part 8 of
the Zoning Bylaw the off-street parking requirements for
the Community Services, Non-Profit use in the CD-6 zone
shall provided as follows:

STALL TYPE
Standard
Parking Stalls

REQUIRED
.75 STALLS PER 1BED AFFORDABLE MARKET
RENTAL DWELLING UNIT
1.4 STALLS PER 2BED AFFORDABLE MARKET
RENTAL DWELLING UNIT
1.75 STALLS PER 3BED AFFODABLE MARKET RENTAL
DWELLING UNIT
.5 STALLS PER 1BED RENT GEARED TO INCOME
DWELLING UNIT
1.1 STALLS PER 2BED RENT GEARED TO INCOME
DWELLING UNIT
1.2 STALLS PER 3BED RENT GEARED TO INCOME
DWELLING UNIT
0 STALLS PER 1BED DEEP SUBSIDY/SHELTER DU X
16 DWELLING UNIT
0 STALLS PER 2BED DEEP SUBSIDY/SHELTER DU X
16 DWELLING UNIT
0 STALLS PER 3BED DEEP SUBSIDY/SHELTER DU X
16 DWELLING UNIT

Visitor
Parking Stalls
Neighbourhood
Commercial
Use
Parking Stalls
Disability
Parking Stalls
(c)

0.06 STALLS PER DWELLING UNIT
0.027 STALLS PER 1M2 X 714 M2 OF
NEIGHBOURHOOD COMMERCIAL SPACE
0.0357 STALLS PER 1M2 X 129 M2 OF MARKET
COMMERCIAL RETAIL
MINIMUM 3 PER BUILDING
In the CD-6 Zone, the following definitions apply to parking
requirement calculations for dwelling unit and tenure types
established in a Housing Agreement as follows:
i.

Affordable Market Dwelling Unit means rental
dwelling units provided for moderate income
households and secured by a Housing Agreement.
ii. Rent Geared to Income Dwelling Unit means a
rental dwelling unit intended to limit rents to 30% of
gross household income and secured by a Housing
Agreement.
iii. Deep Subsidy Dwelling Unit means a rental
dwelling unit targeted to residents on income
assistance and secured by a Housing Agreement.

READ A FIRST TIME this 30th day of August, 2022.
READ A SECOND TIME this 30th day of August, 2022.

NOTICE OF PUBLIC HEARING was PUBLISHED IN THE PIQUE NEWSMAGAZINE on
_________________ and on ________________________.

READ A THIRD TIME this _________ day of ________, 2021.
MINISTRY OF TRANSPORTATION AND INFRASTRUCUTRE APPROVAL OF THE BYLAW
was granted on __________________, 2022

ADOPTED this ______ day of _____________, 2020.

_____________________________
Mike Richman
Mayor

_________________________
Sheena Fraser
Corporate Officer

DRAFT

APPENDIX B
Comprehensive Development Zone 6
(SSCS Harrow Rd Affordable Housing)
Location Map

August 19, 2022
04-22-0441

Devon Harlos
Development Coordinator
CPA Development Consultants Inc.
100-283 East 11th Avenue
Vancouver, BC
V5T 2C4
VIA E-MAIL: devon@cpadevelopment.ca

Dear Devon:

Re:

Pemberton Affordable Housing Development (Lot 2 Harrow Road)
Parking Rate Response Letter

As requested, Bunt & Associates Engineering Ltd. (Bunt) has prepared the following parking response
letter for the proposed affordable housing development at Lot 2 Harrow Road in Pemberton, BC. This letter
responds to the recent feedback provided by the Village of Pemberton (VoP) related to the proposed offstreet parking rates included in Bunt’s Transportation Review report, dated March 18, 2022. Specifically,
VoP commented “parking should be re-evaluated to consider local data/studies from comparable
municipalities”.
The purpose of this letter is to provide a brief summary of the proposed parking supply in comparison to
the Bylaw requirement, reiterate the rationale behind the rates, and respond to the City’s recent comment.
Proposed Development
The proposed development includes 63 rental units, including 30% (18) affordable market rental units and
70% (45) non-market rental units (including 32 ‘Rent Geared to Income’ units and 13 Shelter units).
Furthermore, all 1-bedroom units are planned to be targeted toward Seniors and will be designed and
operated accordingly. In addition, the development will include 7,685 sq.ft. (714 sq.m.) of Sea to Sky
Community Services (SSCS) programming space and 1,386 sq.ft. (129 sq.m.) of general market retail
space.
Parking Supply
The required parking supply for the development is 113 spaces, including 89 residential (73 resident, 16
visitor), 19 SSCS programming, and 5 retail spaces based on the Zoning Bylaw. While the Developer plans
to meet the Bylaw requirement for the SSCS programming space and commercial retail space, to better

meet the anticipated residential parking demand, the Developer proposes to provide 55 residential spaces,
consisting of 51 resident and 4 visitor spaces. This proposed supply would fall 35 spaces short of the total
parking requirement, translating to a required 31% variance from the overall parking supply requirement.
To supplement the visitor parking, the SSCS programming space parking is also planned to be shared with
residential visitors on weekday evenings and all-day weekends, while the market retail parking is proposed
to be shared with residential visitors on weekday evenings and weekend evenings.
Parking Rationale Key Factors
The reduced parking rates are being proposed to better reflect the anticipated demand for the residential
component of the development. While it is acknowledged that VoP allows a 0.25 space per unit reduction
to the regular Apartment parking rate for affordable purchased or rental housing, it is Bunt’s opinion that
the reduced Bylaw rates would still overstate the actual demand. This is based on the fact that the reduced
Bylaw rates still do not take into account the following key factors which influence parking demand:
•

Subsidy level of non-market housing: Studies have shown a strong relationship between the income
levels of residents and expected vehicle ownership. In other words, as income decreases, auto
ownership and use decrease. This intuitively makes sense, as many of the residents in a non-market
housing development simply do not have the financial resources necessary to pay for a private
vehicle, insurance, gas, and maintenance. As such, while VoP’s reduced parking rate is considered to
be appropriate for the affordable market rental units, there are no further reductions available for the
deeper subsidy level units, i.e., RGI units and Shelter units. For this reason, the VoP’s parking rate is
expected to overstate the vehicle ownership and subsequent parking demand for these deeper
subsidized units where resident incomes would be lower.

•

Effect of age: As the age of a resident increases, the likelihood of that resident owning a vehicle and
actively driving decreases. As noted previously, all 1-bedroom units will be targeted toward Seniors
and will be designed and operated accordingly. Furthermore, to support Seniors to not require
owning a vehicle, the site is located within 800m (~10-minute walk) of several amenities such as
restaurants, parks, and a community centre, and has a bus stop serviced by the 100 Pemberton Local
bus route located immediately southwest of the site (although service frequency is limited). In
addition, SSCS operates a “Better at Home Program” which operates within Pemberton and the
surrounding area which offers transportation services to Seniors to attend appointments, pick up
medications or groceries, and/or perform other necessary errands. As the Bylaw rates for Apartment
use do not take into account the effect of age, the parking demand associated with these 1-bedroom
units would likely be overstated. While Bunt did propose an explicit “Seniors Housing” rate for these
units, the fact that Seniors would be occupying these units supports the general notion of a lower
parking rate for the site.

•

Time-of-Day parking demand: The proposed reduced visitor parking supply combined with a shared
parking arrangement with the commercial parking takes advantage of the fact that the parking
demand for these uses tends to peak at different times of the day and on different days. For example,
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1.

Property Location

One lot comprises the property Lot 2, Harrow Rd., Pemberton, B.C.as presented in Figure 1.
Figure 1. An aerial image of the site.

2.

Scope and Purpose

This report is provided to you as a means of addressing the Village of Pemberton requirements
for tree inventory and management plan in the permit application process associated with the
proposed development at Lot 2 Harrow Rd. The purpose of this report is to provide a tree
inventory for all trees on the property and in close proximity to the proposed development (Table
1). Tree management recommendations for the development will be described. This information
is intended to assist permitting officers, landscape architects, engineers and project managers
during the planning and implementation of this project.
The site survey is described in Figure 2 that includes identified trees highlighted in green. The
proposed development will have 63 housing units for community members and ground floor
commercial space and community services. Associated parking and playground area are also
proposed (Figure 3).
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Figure 2. Site survey at Lot 2 Harrow Rd., Pemberton B.C.
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Figure 3. Proposed development at Lot 2 Harrow Rd., Pemberton B.C.
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3.

Site Assessment and Tree Inventory

A site visit was completed on February 28, 2022. Highway 99 borders the property, to the south.
Harrow Road borders the west and private residential properties border the north of the subject
property. The lot was undeveloped at time of survey.
The property is generally level and sparsely forested with juvenile mixed species forest composed
of 40% Black cottonwood (Populus trichocarpa), 35% Pine (Pinus spp.) and 25% Douglas fir
(Pseudotsuga menziesii). At time of site visit, snow was present on the ground, such that
observations of tree bases and surface roots was not always possible.
In accordance with the Village of Pemberton Site Alteration Bylaw No. 822, 2017, trees with 10cm
diameter at breast height (DBH) measured 1.4m above ground, were identified. In total, 102 trees
were identified during the survey. Four trees were identified on neighbouring northwestern
property, 1490 Balsam Street. One street tree was identified between Harrow Road and the
subject property. Ninety-seven trees were located on the subject property, Lot 2 Harrow Road.
Table 1 provides a description of all identified trees.
A tree protection zone (TPZ) is an arborist defined area around each tree intended to protect
roots and soil within the critical root zone during development in order to ensure the health and
stability for long term retention. The actual TPZ may be defined using many factors including the
health and age of a tree, species and any existing factors that may have restricted root and / or
canopy development.
Condition classifications included in Table 1 adhere to the following overall health and structure
rating:
•

Good - Tree is in good condition with no significant structural weakness or health
concerns, considering the location, site conditions and species.

•

Fair - Tree has noted health and / or minor structural weaknesses. Management
strategies such as pruning, and modifications are reasonable to improve the health and /
or condition of the tree.

•

Poor - Tree is in serious decline and has multiple very definable health and / or structural
weaknesses.

•

Dead / Dying - Tree was found to be dead and/or dying and/or has sever defects
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•

Retained trees that require pruning for development should be pruned by a certified
arborist in accordance with Best Management Practices ANSI A300.
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5.

Testing and Analysis:

The assessment completed on the trees defined within this report, consisted of a visual and
physical inspection from the ground and was based upon the principals of Visual Tree
Assessments. No invasive tests, such as using a resistograph or increment borer, where used
during the testing for this report.

6.

Assumptions and Limiting Conditions:
•

The information contained in this report covers only those items that were examined
and reflect the condition of these items at the time of inspection. The inspection is
limited to visual examination of accessible components without dissection, excavation
or probing. There is no warranty or guarantee, expressed or implied, that problems or
deficiencies of the trees or property in question may not arise in the future.

•

The opinions in this Report are given based upon observations made using generally
accepted professional judgment, however, because trees and plants are living
organisms and subject to change, damage and disease, the results, observations,
recommendations, and analysis as set out in this Report are valid only as at the date
any such testing, observations and analysis took place. No guarantee, warranty,
representation or opinion is offered or made by Silverback Treeworks Ltd. as to the
length of the validity of the results, observations, recommendations and analysis
contained within this Report.

•

Care has been taken to obtain all information from reliable sources. All data has been
verified insofar as possible; however, the appraiser/company can neither guarantee
nor be responsible for the accuracy of information provided by others.

•

All tree work is to be completed under the supervision of an ISA Certified Arborist and
in compliance with ISA, BC Hydro and WCB standards.

•

Alteration of any part of this report invalidates the entire report.

•

Sketches, diagrams, graphs, and photographs in this report, being intended as visual
aids, are not necessarily to scale and should not be construed as engineering or
architectural reports or surveys.

•

Silverback Treeworks Ltd shall not be required to give testimony or to attend court by
reason of this report unless subsequent contractual arrangements are made,
including payment of an additional fee for such services as described in the fee
schedule and contract of engagement.

•

Silverback Treeworks Ltd, its officers, employees and agents make no warranty,
express or implied representation or otherwise, in respect of this report or its
contents.
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•

Silverback Treeworks Ltd, its officers, employees and agents are exempted,
excluded and absolved from all liability for damage for injury, howsoever caused, to
any person in connection with or arising out of the use by that person for any purpose
of this report or its contents.

•

Silverback Treeworks Ltd accepts no responsibility of liability for any loss, damage,
expense, fine, penalty or other harm that any person may sustain as a result of the
information in, or anything done or omitted pursuant to, this document. Owners are
solely responsible for assessing, managing and protecting themselves and their
properties
from
wildfire
hazards.
For
more
information
visit
http://www.firesmartcanada.ca
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