













































































27

Notice of Motion

Date: April 12, 2019

To: Mayor and Council

From: Councillor Zielinski

Re: Establishment of Building Reserve Fund !SI-,I-‘INMA-[
Moved by Councillor Zielinski

Seconded by

Motion:

That a "New Municipal Building Reserve" be establish as a means of saving
for a future City Hall, Fire Hall, Museum, or other new municipal building, and
that $500,000 (or another amount determined by Council through debate) be
allocated to the reserve as part of the 2019 budget.
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COUNCIL REPORT

Date: 9 April 2019

File:  7.5.3.143 s
. { /\

To: Warren Waycheshen, CAO - for Mayor and Council ’

From: Gwendolyn Sewell, Director of Community Planning & Development
Re: Zoning Amendment to Permit Agriculture as Principal Use, KITIMAT

A Marvel of Nature and Industry
5 Elderberry Street

Recommendation:

THAT the zoning amendment application to permit agricultural use without
establishing a residence at the property known commonly as 5 Elderberry Street be
rejected.

Background

Cathryn Kozak has applied to amend zoning at 5 Elderberry Street to permit agricultural use on
vacant land. Agricultural use on this property is currently permitted as an ‘accessory use’. A
residence is the primary land use—as required per s. 9.7.6.1 of the Kitimat Municipal Code—
before agriculture activities may occur. This application requires amendments to both the Code
and Kitimat's 2008 Official Community Plan (OCP). Application and supporting letters are
attached for information.

Summary of Amendments

Kitimat Municipal Code 9.7.6.1 — spot zone to permit agriculture as a primary
use at 5 Elderberry Street

Official Community Plan Amend definition of Residential Small Holdings:

Areas designated Residential (Small Holdings) are rural
residential subdivisions, generally on lots of 3000-4500
m2 or more. Agriculture and home-based business
use is generally permitted as an accessory use.

Staff Comment

The OCP establishes that Residential Small Holdings are rural residential subdivisions
where agricultural may be permitted as a secondary use. This ensures that Strawberry
Meadows, like Cable Car, remains a residential neighbourhood rather than farmland.

Strawberry Meadow lots were designed to be spacious enough for a dwelling and
accessory structures to support accessory-scale agricultural use. If a single lot is not large
enough for an owner’s intended use, lots may be consolidated to create a single lot that is
large enough for the long-term desired use. Cost of consolidation varies depending on
when lots were subdivided. For lots that were subdivided at the same time, a survey may
not be required if property pins can be located and registered plan encompasses entire
subject area. Note: services would need to be removed as the Kitimat Municipal Code
allows one service per parcel. This option may be discussed further with applicant.
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Zoning Amendment, 5 Elderberry
Page 2 of 2

The applicant has indicated this proposal supports Mr. Oviatt’s vision of development at
Strawberry Meadows: Cable Car in the City. The Kitimat Municipal Code requires a
residential use be established prior to accessory uses, such as agriculture, in both
Strawberry Meadows and Cable Car.

Staff believe agriculture should remain as permitted accessory use in rural residential
neighbourhoods. The following options have been provided as an alternative to rezoning
5 Elderberry Street:

1. Construct a living space in the barn;

2. Consolidate parcels once a residence is constructed; or

3. Apply for Building Permit for both dwelling and barn at same time, construct barn
first and then construct house within timeframe of Building Permit.

Summary

DOK staff received a zoning amendment application to permit agricultural use on a lot in
Strawberry Meadows where no residential use has been established, as required by
Kitimat Municipal Code. Staff have recommended that the application be denied and that
the three alternatives be communicated to the applicant.

Alternative Options
1. THAT staff prepare a bylaw to permit agriculture as a principal use at 5 Elderberry Street.

2. Another option as developed through discussion of Council.

Budget Implications: No impact on 2019 budget. Q_~

>

Director of Finance

2008 Official Community Plan:

4.3.3 Preserve the diversity of housing types (e.g., single houses and multi-unit housing
such as duplexes, row houses, apartments, and condominiums), lot sizes and
price ranges by ensuring that infill and new development supports housing choice.
Kitimat should monitor over time and adopt policies should the need arise in the
future for affordable, rental and special needs housing.

2.3 Agricultural Land

There is currently no large scale agricultural land use in Kitimat. Lands with
recognized agricultural potential have been included in greenbelt and open space
areas. These lands reflect Agricultural Land Commission areas identified as
potential agricultural reserve areas (see Schedule A). Agriculture is permitted as
an accessory land use within small holdings and as a principal use in forestry a
floodplain zones /]

e s (gl

Subrﬁltted by: Approved for Sub |éS|on
Gwendolyn Sewell, MCIP, RPP Warren Wayches én CAO
Director of Community Planning & Development

Mw/



File: 7.4. /7.5.3.
PDNbr: 13- 3%\ (o)
Roll Nbr: SO O, 20|

KITIMAT
APPLICATION FOR OFFICIAL COMMUNITY PLAN
AND ZONING AMENDMENTS

™ ;
IWe C-fd-k\ WA Ke“'/_'f_ LK
—. (Name of Applicant)

of 4 SKeena Shreet Kibwmat BC VBC 9
(Mailing Address)

apply for amendment of the Official Community Plan and for rezoning of a property as specified below.

1. Subject Property
Civic Address —-Tjr_?/; lildt’;r'\‘,‘tzrvu‘ Oleex , Kitimat, B.C., V8C OA]
Legal Description * i 20 7RsSC EPP40R Y2
Lot Block District Lot RP
2. Official Plan Text _ . . .
current _ Aeaidenndl S0 Nodingy Section/Page (LD (5.1 LA \Be Ces\aMnAliay
) i 18]

—Proposed _5¢e_ QAICChect -
Zoning _
) ‘/ ~ - ,_/"_ A N i aTe e N
Current (‘.‘I o J QWX .HUl Meqaows
Proposed __ S5 2GNIY j 1o ohay Tf’j}(f’ perenuded  une
3. Application Details

The information requested below is needed to help District staff process your application and prepare a report to
Council. Please complete all sections and submit this information to the District office together with (1) all required
attachments, and (2) your application fee. Thank you.

= SRR
Property Area QD) ha Number of Parcels GO

Describe Existing Use and Development
\\‘JF e,

Describe Proposed Use and Development (attach extra pages if necessary)
See oMdatinedd

Approximate Project Start Date and Completion Schedule
S‘b\-—‘\x{\_ﬂ.‘j 2 ]ﬁi ~ Wintex 2000
Reasons and comments in support of the application (attach extra pages if necessary)
See_adadned

January 1, 2014
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Attachments

The Director of Community Planning and Development may require you provide some or all of the following
documents in support of your application. Please attach all documents which are checked as "required”. Other
information may also be requested.

Dl / Required Sketch plan of site showing the parcel(s) to be re-designated (by OCP or zoning amendment),
buildings, access, services and scale. Measurements should be in metres. Preferred size is 28 cm
x43 cm (11" x 177).

____ Required Technical information and reports listed below.

1~ Required Copy of (1) State of Title Certificate, or (2) Certificate of Indefeasible Title, for subject property.
Copies are available from the BC Government Agent or Land Title Office, and should be dated no
more than thirty days prior to application date. )

Declarations

a. Property Owner

Where the applicant(s) is/are not the registered property owner(s), the following statement must be signed
by the registered owner(s) or the owner's(s') agent.

This application is made with my/our full knowledge and consent.

CG\\\\'-\\’L"\‘\’ v Kezal Macon 267 20\9
Name(s) 2 ‘Date
Y Sieena Steepr Yidimat BC V& IYY W‘\ D4 K
Mailing Address (incl Postal Codey Au honzeﬁlgnature
l !! !! !” !| Fax
): Applicant

I'We declare that statements and information submitted in support of this application are, to the best of
my/our knowledge, true and correct.

Signature(s) Date
Phone Email Fax
FOR OFFICE USE:
. MW
Yes  No 5 April 2019
Application Details Attached? $1,700 Fee Paid (Date) Initials of Official
Yes No Yes ( No
Building Permit Required? Bldg Permit Application Revd?

Circulation: ( Building Eng. Fire  Planning

Department Comment Required by:

(Date)
January 1, 2014
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#2 OFFICIAL PLAN TEXT,; PRCGPOSED

5.1 Land Use Designations

Residential Small Holdings

Areas designated Residential (Small Holdings) are rural residential subvisions,
generally on lots of 3000-4500 m2 or more. Agriculture and home-based business use is
generally permiitted as an accessory use. In the case of #5 Elderberry, Cathryn Kozak
may utilize the entirity of the lot for: erection of a personal barn, associated fencing and
hay storage facilities. The lot may not be utilized for horse-keeping until a primary
dwelling is established on either of the three aforementioned lots - #5, #13, or #27
Elderberry.

#3 DESCRIBE PROPOSED USE AND DEVELOPMENT

As per presentation to Mayor and Council on March 18™ 2019: Myself and spouse
Jamie Theriault own three lots in Strawberry Meadows which are connected
consecutively - #5, #13, and #27. | am proposing that #5 Elderberry obtain a variance to
allow the erection of a personal barn (including fencing and hay storage facilities) for
horses without the requirement of building a primary dwelling. The current zoning does
not permit us to complete this project in any fashion, as our home will not be erected on
#5 Elderberry, as this particular lot was purchased to primarily house horses.

The lot will include the following:
e Roughly 36" x 36’ barn
e 3127x12 stalls
e 112" x i2 heated tack room
e  Open floor plan for hay storage
e 12 overhangs on either side (one for horse shelter, the other for equipment
storage).
e 2 main paddocks throughout the property for pasture rotation/ mud reduction
¢ Manure bin to store and remove waste easily
e Front portion of lot will eventually be cleared to house a private riding arena
e Buffer trees in front of lot to minimize noise impact

The following photos are design ideas which would be very similar to the barn erected -
a 36° x 367 barn with 12 overhangs on either side.

Prepared by Cathryn Kozak
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#3 REASONS AND COMMENTS IN SUPPORT OF APPLICATION

The following are just a handful of reasons this application should be considered:

Allows diversity in the neighborhood and gives a nod to the initial intention of the Meadows —
“Cable Car in the city”.

There are currently a handful of livestock owners in the Meadows, and thus far, have had no
negative feedback in regards to their animals.

#5 Elderberry is well situated to house livestock; the North side is separated by a large easement,
the West side of the property borders our own lot, and the East side borders an already established
horse property. | have attached letters of support from Kirsten Rasmussen (103 Dewberry, our
neighbor to the East of our property), and Marc Lefranc/Janice Thurber (59 Blueberry, our
neighbor to the North of the property).

In reference to the previous attenpts to amend the zonings last year by Jack Oviatt, the residents
of Strawberry Meadows have been exceptionally receptive and supportive.

Utilizing a lot for agricultural purposes is already permitted in the current Strawberry Meadows
zoning.

As stated in the proposed plan text, the horses will not be housed on the property until we have
established a residence, on one of the three properties (#27, #13, #5). Readers should also note
that we intend to establish grass in the paddocks, which will require a year or two of careful
maintenance to ensure root systems are firmly in place before allowing horses to walk on the
property. Any disturbance, especially from a galloping horse hoof, will not allow this system to
grow appropriately and only encourage mud and pockets of upturned soil.

Prepared by C:
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163 Dewberry St
Kitimat, BC, V8C 0Al

March 1, 2019
To: Mayor and Council

1’d like to add this letter of support to Cathryn Kozak’s application for a zoning amendment to allow
hobby farm activities and related structures already permitted in the Strawberry Meadows G3B and G3C
zoning on adjoining lots, These activities include anima! husbandry, such as keeping horses or sheep, and
farming activities, such as having an orchard or a large market garden. You may remember that Jack
Oviatt and 1 introduced this amendment in 2018 to Council and the Advisory Planning Committee. When
Jack withdrew his name from the application in late 2018, the application was closed by the District of
Kitimat. Due to the overwhelming suppert for this zoning amendmeat in Strawberry Mcadows, bascd on
survey data from over 30 residents of the neighbourhood, Cathryn has taken on the job of representing it
again,

As a horse owner living in Strawberry Meadows whe would benefit from this zoning amendment, I"d like
to highlight some of the justifications for allowing it to go through. First, Strawberry Meadows was
planned to provide a neighbourhood where people could enjoy a more rural lifestyle, with very small-
scale animal husbandry or hobby farming permitted in the G3B and G3C zoning that is currently in place,
while still having easy access to the District of Kitimat services and shopping. The Cable Car
neighbourhood was not slated for expansion, so the next closest option for residents who were interested
in having a hobby farm would have been Lakelse Lake or Jackpine, both of which are closer to Terrace.
Strawberry Meadows provides the perfect solution for people who work in Kitimat, do not or cannot
commute, and who would like to grow food for farmers markets, keep animals for milk, wool, or meat
production, or enjoy an equestrian lifestyle.

While 1-2 acres is more than adequate for small personal gardens and small animal husbandry, such as
sheep or chickens, larger plots are better for market gardens or orchards and larger animals, such as
horscs and llamas. When the 1-2 acres is also used for a primary residence and a shop or carport, it does
not leave much space for growing food or housing large animals and related structures required to
accommodate their needs (e.g., pole barns, sea cans, fencing, etc to store hay, cover manure and provide
shelter to the animals from the weather). A larger space also allows a greater buffer, such as trees, to be
left between animal paddocks/barns and neighbours, greater dispersal of noise or odors, and a better
guality of life to any animals.

However, when more than one lot is purchased in Strawberry Mcadows the current zoning requires the
lots to be legally surveyed and consolidated into one entity, and any extva water and sewer services to be
dug up at the property line where they are currently capped and re-capped at the street, before the
adjoining lots can be developed. The proposed zoning amendment would maintain the legal separation of
the adjoining lots and leave city services intact to each of the adjoining lots. This allows temporary use of
the land for the current owner’s hobby farm activities, without the onerous expense of re-surveying and
digging up city scrvices. Just as an example, to consolidate 2 adjoining lots was estimated in 2016 to be
about $10,000: $5950.00 to remove one set of services (as per Mike Manson of the DOK), est. $3060.00
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to re-survey (as per David Hardwick at Dedliduke), plus legal fees for the land consolidation. The
proposed amendment would also retain the potential density of residences in the neighbourhood as any or
all of the lots could be sold without re-subdivision and with city services intact for future home builders,
which is compatible with the District of Kitimat’s vision for increasing urban density.

Ultimately, the proposed zoning amendment would allow landowners with a principal dwelling in
Strawberry Meadows to increase the space available for hobby farming by purchasing 2 or more
adjoining lots, placing their principal residence on one of the lots, and using space on one or more
adjoining lots to grow food or house animals that are already permitted under the current G3B and G3C
zoning, without the added expense and decrease in neighbourhood density described above. 1 believe this
amendment would make living in Kitimat more attractive than other nearby areas for people who want to
worl here and still have a hobby farm for food security reasons, or who sell wool, milk or food to
supplement their income, or who enjoy riding horses for exercise.

I lock forward to seeing more hobby farms and horses in Strawberry Meadows, and as Cathryn’s future
neighbour, I fully support her in this zoning amendment application.

Sincerely,

Kirsten Rasmussen
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Areas designated Residential (Small Holdings) are rural residential subvisions,
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may utilize the entirity of the lot for: erection of a personal barn, associated fencing and
hay storage facilities. The lot may not be utilized for horse-keeping until a primary
dwelling is established on either of the three aforementioned lots - #5, #13, or #27
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As per presentation to Mayor and Council on March 18™ 2019: Myself and spouse
Jamie Theriault own three lots in Strawberry Meadows which are connected
consecutively - #5, #13, and #27. | am proposing that #5 Elderberry obtain a variance to
allow the erection of a personal barn (including fencing and hay storage facilities) for
horses without the requirement of building a primary dwelling. The current zoning does
not permit us to complete this project in any fashion, as our home will not be erected on
#5 Elderberry, as this particular lot was purchased to primarily house horses.

The lot will include the following:
e Roughly 36" x 36’ barn
e 3127x12 stalls
e 112" x i2 heated tack room
e  Open floor plan for hay storage
e 12 overhangs on either side (one for horse shelter, the other for equipment
storage).
e 2 main paddocks throughout the property for pasture rotation/ mud reduction
¢ Manure bin to store and remove waste easily
e Front portion of lot will eventually be cleared to house a private riding arena
e Buffer trees in front of lot to minimize noise impact
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Prepared by Cathryn Kozak
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