
CITY OF PRINCE RUPERT 

REPORT TO COUNCIL 

DATE: September 15, 2021 

TO: Robert Long, City Manager 

FROM: Robert Buchan 

SUBJECT: Rezoning Application ZBLA-20-02. 
 (Bylaw No. 3475, 2021) for the property legally described as “Lots 9 – 14, 26 – 49, Block 31, 
Lots 1 -4, 23 – 42, and closed road plan EPP104087, Section 8, DL 251, R5, Plan 923. 

 

 

RECOMMENDATION: 

THAT Council proceed to Public Hearing. 

 

REASON FOR REPORT: 

To address questions raised at the Public Hearing held on August 23, 2021, for Bylaw 3475. 

 

BACKGROUND: 

The Lax Kw’alaams WAAP Housing Society has applied to rezone the above-noted properties 
from the current R2 zone to RM2 Multifamily. The applicant proposes to develop 70 affordable 
homes to serve the Lax Kw’alaams community. The development would include a diverse mix 
of accessible studio units and 1-3 bedroom adaptable units. This would include 12 housing units 
dedicated for seniors housing.  
 

During the Public Hearing, a number of questions were asked. Council resolved at the close of 
the meeting to request a report from staff that addresses the questions.  

 

RESPONSES TO QUESTIONS: 

This report responds to Council’s direction for a report addressing the public’s questions. 

 

Traffic: 

The issue that most of the public comments and questions appeared to focus on was traffic 
safety.  A traffic impact study (TIS) was completed by McElhanney Engineering in May of 
2021, and this study identified a number of pre-existing traffic issues and some impacts that 
would result from this proposed development. The pre-existing issues, like the level of service at 
the 11th Ave and Highway 16 intersection, are the responsibility of the City, and staff will be 
addressing these in their future transportation work plans. The 11th Ave/Hwy 16 intersection is a 



known concern to the City and the Ministry of Transportation and Infrastructure, and we are 
collectively working toward a comprehensive solution.  

For the impacts created by the development, the TIS made a number of recommendations and the 
proponent has agreed to address these as follows: 

1) Install a stop sign at the point of access. 
2) Install non-parking signs as recommended. 
3) Develop and implement a traffic management procedure for the construction phase. 
4) Install a sidewalk east of 11th avenue along the property frontage. 
5) Restrict 12 units to seniors housing to reduce parking demand and to provide 3 on-street 

parking stalls. 
6) Provide secure, sheltered bike parking near the front access. 

 

In addition to this agreement, the proponent and staff have discussed an additional measure to 
address the concerns of speeding and site lines at the intersections of the development site and 
Edward Street with 11th Avenue. Even though the TIS concluded that the level of service was 
not a problem at this intersection, it has been agreed that the property owner would pay for the 
construction of curb extentions and cross walk at this location which would encourage lower 
speeds and improve site lines and pedestrian safety. This feature would be constructed by the 
City through a Local Service Area initiative and paid back through an annual charge on the 
property. The design for this feature is included in the attached Sept 14, 2021 report from 
McElhanney which serves as an addendum to its May 2021.  

 

Environmental: 

There was some discussion about the potential impact of the development on the adjacent 
streams. The proponent engaged a Registered Professional Biologist to assess the riparian 
(stream side) environment and to establish the appropriate leave strips to ensure the ongoing 
environmental health of the stream. The development footprint was adjusted to ensure there will 
be no impact in the leave strip area. Part of the property is also designated in the new OCP as an 
environmental Development Permit area. Consequently, no development will be allowed until 
the City has issued a Development Permit. This permit will establish the leave strip areas 
identified by the biologist as no disturbance areas. 

Servicing: 

Questions were asked about how the property will be serviced. It will be serviced with City 
water from a supply main and will connect by gravity to the City’s sanitary sewer system. 

Taxes: 

One person asked about what the taxes will be. Until the BC Assessment office has valued the 
completed building, we will not be able to provide an estimate of the increase in property taxes. 
However, as a general rule, multifamily development results in greater values for assessment 
than does single-family development. Consequently, the City can anticipate more taxes that it 
currently receives from the land and more than it would if it were developed as single-family 
homes. 

 



Tree Barrier: 

A resident across 11th Ave asked if there would be a tree barrier left between them and the 
development site. While the trees on the development site will be removed (except for the leave 
strip area), there will still be trees on the lots situated between the proposed building and 11th 
Avenue. However, these trees are on privately owned lots, so there is no assurance that they will 
remain. Should these lots be developed in the future, the new homes on those lots would also 
screen some of the views of the proposed housing development. 

 

Waste and Recycling Management: 

Another resident asked about waste and recycling. This is proposed to be managed with waste 
and recycling containers located in enclosures adjacent to the building and driveway. A 
turnaround area is provided for service vehicles to access the enclosures. 

 

Suitability of Location: 

There were several questions regarding why this site was selected for the development and the 
suitability of the location. Suitability is a function of several considerations including: designated 
land use in the OCP, availability of services, access, environmental conditions, financial 
constraints, and end-user needs. 

 

This property has been designated for residential development in the current and preceding 
OCPs. In other words, the City’s plan calls for development at this location. The OCP states: 

“Lands designated as General Residential (detached, townhouse, or apartment)…allow 
residential uses. While the determination of density and form shall be determined by 
Council during rezoning processes, the residential areas outside of the Downtown shall be 
principally characterized by detached residential uses along with some well designed, 
integrated and scaled multifamily forms of housing that blend into neighbourhoods.” 

The proponent has used the site to place a tall building at the bottom of a slope in a way that 
reduces building scale and perceived height from 11th Avenue. Existing trees and possible future 
development of the lots between the proposed building and 11th Ave would also serve to reduce 
the impact of building height and scale.  

 

Road, water, sewer and hydro services are available to the site. 

 

Access has been verified as suitable and safe by a traffic engineer (McElhanney TIS) subject to 
recommended improvements being provided (see attached report). 

 

There is a suitable building footprint outside of the environmentally sensitive riparian zone 
within which the building and driveways can be constructed. 



The proponent for this development is being funded by B.C. Housing and to successfully qualify 
for funding, it is helpful to have land contributed by the host local government. The City of 
Prince Rupert offered this site to the proponent to assist in the qualification process. This greatly 
increases the prospect of receiving funding for housing projects. 

 

In addition to locational suitability, new developments must comply with building regulations, 
and these include having an adequate foundation. It is a requirement that any new building be 
built on stable ground and, where necessary, this is achieved with structural fill that is certified 
by a professional engineer when the native ground is not sufficiently stable. Council and the 
community can be assured that the building will be built on ground that is suitable. 

 

Given these considerations, Council can view this as a suitable site.  

 

CONCLUSION: 

It is recommended that Council proceed back to public hearing. 

 

Report Prepared By 
 
 
Robert Buchan, 
City Planner 
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