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Subject: Rezoning Amendment Application No. RZ100778 (9153 Twinberry Drive) Rationale from the Applicant L&M
Engineering and the Property Owner

Good Afternoon Mayor Yu and Members of Council,

By way of an introduction for those members of Council who | have not had a chance to meet yet, my name is Ashley
Thandi and | am the Community Planner with L&M Engineering that is representing Rezoning Amendment Application
No. RZ100778 (9153 Twinberry Drive) on behalf of my client Mr. James Wankel. We wanted to reach out and thank you
for taking the time to consider our application for 1%t and 2" Reading on Monday March 27", 2023. From a land use
perspective, we were a bit surprised at the outcome of the vote for the application to proceed to 3™ Reading and we
would like to take the opportunity to directly provide Council with our updated land use rationale letter for why from a
community planning perspective this proposed land use is the highest and best use of a portion of the subject property.
Our client, Mr. Wankel has also provided a brief PowerPoint outlining the development vision rationale for the proposed
land use for Council consideration. Both the letter from L&M and the PowerPoint from Mr. Wankel also separately
address some of the concerns outlined in the neighbourhood correspondence that was received through
Administration’s public consultation process prior to the application proceeding to Council for 1°t and 2"¢ Reading. We
have cc’d the City’s Legislative Services Division and the City’s Planning and Development Division onto this email in
order to ensure that both the updated land use rationale letter and PowerPoint presentation are posted on the agenda
for the public to view when the application proceeds forward to 3™ Reading.

If it is appropriate, we are happy to answer any questions or address any concerns that Council may have regarding the
proposed land use amendments prior to 3™ Reading either via email, over the phone or through an in-person meeting at
a date and time of your convenience. Thank you again for your consideration of our proposed land use amendment and
we look forward to viewing Council’s discussions during 3™ Reading. Have a great day!

Yours Truly,

Ashley Thandi, BPI
Planner



L&M Engineering Limited

1210 4 Avenue

Prince George, BCV2L3J4

Work: 250-562-1977

Fax: 250-562-1967

Email: athandi@Imengineering.bc.ca




s 1210 Fourth Avenue
Prince George, B.C. V2L 3J4
Tel. (250) 562-1977

ENGINEERING LIMITED Fax (250) 562-1967

Dear Mayor Yu and Members of Council,

On behalf of Westcan Property Ltd., we would like to thank you for the opportunity to submit
this planning rationale letter for Council consideration. We would also like to thank
Administration for their support and assistance throughout the preliminary stages of this
application process. This rezoning application proposes to rezone 11.5 hectares of the subject
property from RS2: Single Residential, RM1: Multiple Residential, RM3: Multiple Residential and
AG: Greenbelt to RM9: Manufactured Home Park and AG: Greenbelt. The proposed RM9 zone
permits manufactured housing to the CSA A277 factory built standard (modular home on a
foundation) as well as housing built to the CSA Z240 standard (mobile home on a steel chassis).
In the case of the subject property, modular homes will be built to the CSA A277 standard which
are held to the same BC Building Code standard as a single family home. The current Official
Community Plan Future Land Use Designation for the portion of the subject property that is
proposed to be rezoned is Neighbourhood Residential which is entirely consistent with the RM9
zone and as such, the proposed zoning amendment will not require an amendment to the City’s

Official Community Plan.

We understand and hear the frustration of some local residents regarding the perceived socio-
economic status of the future residents of the modular home park and the implications of certain
characteristics that this might bring to the area. From a land use perspective, we want to ensure
that land use applications look to the legitimate land-use planning considerations (such as
building type, height, setbacks, overall form and character, etc.) and they do not consider the
assumptions about the people who will live in the housing permitted under the proposed zone.
Our goal is to continue to ensure that Prince George remains an inclusive community that
provides housing opportunities for all and in this case, the housing will be directed towards

retirees, families and first-time home buyers.



Planning Rationale Letter for RZ100778 Date: March 30", 2022
L&M Engineering Limited. L&M Project No.:1546-08

Modular homes built to the CSA A277 standard can take many forms such as one or two-storey
style homes that can currently be found on rural properties, urban lots or on suburban streets.
As such, modular home parks play a very important role in facilitating housing affordability within
the City as they aid in increasing housing diversity and housing choice. A diverse housing choice
can present residents with an opportunity to age in place, potentially increase the supply of rental
market housing in the City and facilitate more affordable homeownership. This is all consistent
with Official Community Plan policy 7.4.14 which encourages neighbourhoods to have a diverse
housing stock that provides a range of affordable options for households of different incomes
and at different life stages. The housing need in our City has changed over the last decade and
we now understand that the predominately larger single family lot subdivisions that are typical
in the Hart area provide a very limited selection of housing alternatives. The proposed land use
amendment on the subject property seeks to lessen this gap in housing choice and availability by
providing a housing form for the neighbourhood that would be complementary to the
surrounding single-family lots and would not disrupt the overall built form of the area. This is
because if the Rezoning Application is approved by Council, the subject property will be required
to go through an extensive Form and Character Development permit process prior to the issuance
of a Building Permit. The City will have to approve the overall manufactured home park layout
which would include a landscape plan for internal landscaping and perimeter buffering,
identification of parking areas, snow storage areas, an internal road layout and pedestrian
connectivity between the manufactured home park spaces. This is all done to ensure that
modular home park developments are built to a high standard and in accordance with City Bylaws

for form and character.

We also understand there have been some neighbourhood concerns regarding the proposed
future land use of the parcel in relation to an existing Statutory Building Scheme that is registered
on the parcels of homes located on Twinberry Drive. This Statutory Building Scheme restricts
mobile homes (CSA Z240) to be placed on lots located on Twinberry Drive however it does not
restrict the placement of modular homes (CSA A277). Notwithstanding, we want to make Council

and residents aware that this Statutory Building Scheme is only registered for those parcels on

L&M Engineering Limited Page | 2



Planning Rationale Letter for RZ100778 Date: March 30", 2022
L&M Engineering Limited. L&M Project No.:1546-08

Twinberry Drive and on the few homes built on Meadow Rim Way, it is not registered on any
lands under consideration of this Rezoning Application. As such, although the homes proposed
within the new development will be modular and not mobile, the proposed land use and future

housing forms are not restricted on the lands through a statutory building scheme.

We are currently working with the City’s Transportation Division and the Ministry of
Transportation and Infrastructure to conduct a Traffic Impact Analysis for the proposed
development, which is a requirement of Final Reading for this application. The Traffic Impact
Analysis will consider trip generation and any impacts that the development traffic may have on
the surrounding road network including Highway 97. We are also in the process of working with
the City’s Infrastructure Division to develop a Servicing Brief for the development which is also a
requirement of Final Reading for this application. The Servicing Brief will consist of a technical
analysis to determine if the development can be serviced via existing water, sewer and storm

water infrastructure.

We are confident that the proposed modular home park on a portion of the subject property will
provide a moderate infill project that will not negatively impact the neighbourhood. The
development is entirely supported by the Official Community Plan’s Future Land Use Designation
and if approved, it will be required to go through the City’s Form and Character Development
Permit process. While historically, the residential lots in the Hart have been larger and consist of
single family homes, there is an expressed need for more housing variety, for more residents to
agein place and to create a more diverse market housing stock that provides an affordable option
for first time homeowners. We encourage Mayor Yu and Council to please thoughtfully look at
the proposed land use amendment in relation to the legitimate land us considerations that have
been shown before you through Administration’s Staff Report to Council and our land use
rationale letter. As well as to consider the future of the housing need in our City and how we can
work to ensure that new and existing subdivisions are inclusive of a variety of housing forms that
create compact and complete neighbourhoods while respecting the existing built form and public

realm.
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Planning Rationale Letter for RZ100778 Date: March 30", 2022
L&M Engineering Limited. L&M Project No.:1546-08

We would like to thank Mayor Yu and members of Council again for the opportunity to submit
this letter and for your thoughtful consideration of the proposed land use amendment. We
would also like to thank the surrounding residents for expressing their questions and concerns
during the City’s public consultation process. Should Council approve of the proposed land use
amendment, we look forward to working closely with Administration during the future
Development Permit process to ensure that this is a mutually beneficial project for the

neighbourhood, the City of Prince George and Westcan Property Ltd.
Sincerely,
L&M ENGINEERING LIMITED

Ashley Thandi, BPI
Community Planner
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Letter Mayor and Council

Rezoning Amendment Application No. RZ100778
By Westcan Property Ltd and Green Homes March 30t 2023



Dear Mayor Yu and Members of Council,

My name is James Wankel and | am the owner of Westcan Property Ltd and Green Homes. | wanted to take the opportunity to thank you all for your
consideration of the rezoning application for 9153 Twinberry Drive that went before Council for 15t and 2" Reading on March 27%,2023. While | was
disappointed and a bit surprised at some of the comments stated around the Council table regarding modular home parks, | appreciate your time and
efforts for my application. I’d also like to take this opportunity to address some comments received by the surrounding residents and hopefully clear up
some misconceptions that may be had regarding modular home parks.

My company Green Homes provides green housing that is 30% more energy efficient than the current average stick builds in the City. Our homes are built to
the CSA A277 home spec modular standard and are built to the same BC Building Code standards as the stick built homes you currently see in single family
neighbourhoods. Due to this, we are not selling trailers, commonly know as mobile homes, so our preference when speaking about our developments is to
address them as modular home parks, modular home communities or land leased modular home communities. My company prides itself of providing
affordable new market housing options for members of our community that are having a hard time getting into the housing market. We are trying to provide
an entry for people trying to get ahead and an opportunity for people to gain some equity. Our homes can be found in single family subdivisions around the
City or in modular home parks.

After doing a market analysis, an in depth review of the City’s Housing Needs Assessment and taking into consideration the rate of inflation over the last
number of years, | realized that if we developed the entire property as title or strata lots the housing price would become not affordable. Rental land in a
modular community is an affordable option while still ensuring that the overall form and character of the parcel remains consistent with the existing
subdivision as we are building the CSA A277 standard. This is not high density muti-family housing. It’s important for me to note that only a portion of the
parcel is being proposed to be zoned for a modular home park, there is still a significant amount of land that will remain zoned as RS2: Single Residential.

| want to ensure that the future modular home development is well planned and thoughtfully designed as it will affect the overall aesthetic value of the
development and the overall quality of life not only for the residents of the modular community but for the surrounding residents as well. For this reason, |
share a lot of the same goals as the neighbourhood with respect to appearance and quality of the development. We would begin this project as a blank slate.
Our vision and want is to have decks, driveways finished, sod and landscaping, space for a park and a nature trail around meadow lake that can be accessed
by the whole community. All of this will be considered and will be required to be approved by Administration through the Form and Character Development
Permit process if this application is approved by Council.

Respectfully, | do not believe it is fair to indicate at the Council table that “trailer parks” should not be placed closely to a nice single family subdivision as
was stated by Mayor Yu on March 27t, 2023. While | believe this was not the intention, this type of comment is rhetorical and sets up a negative stereotype of
modular home parks that is not fair to those members of our community currently residing in modular homes and in modular home communities. My target
demographic for this development is retirees, families and first time home buyers. In the next few slides I'd like to provide a quick overview of my vision for
the project in an effort to show that this type of development does in fact belong to be integrated into existing residential neighbourhoods to ensure that
everyone of all different backgrounds and demographics have an opportunity to leave in complete neighbourhoods.
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Affordable

Whether this is
your first home or
you're buying to
retire, this project
has something for
everyone.

Location

Meadow Park is
centrally located 5
minutes North of
the Hart Mall area
in Prince George.
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Growing Area

The Hart Highway
is one of the most
desirable areas
to live in Prince
George.

Clean Alr

Breathe in the fresh
and crisp mountain
air every morning
and enjoy the many
benefits of the
lush green forests.
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Investment

Due to the
overwhelming
desire of Prince

George lot prices
are rising all over
the city.

Value

Compare your
options and you
will see that
Meadow Park is
the best value in
the city.
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Meadow Park has your dyream home!
Riverside

GREEN HOMES 3 BED 2 BATH
1520 SQ FT

QUALITY BUILT FACTORY HOMES

Construction Standards
4/12 roof pitch
Residential, maintenance free vinyl siding
Lifetime Warranty* shingles w/full
underlayment
Tubular steel frame with hitch 16; 18, 20’
Engineered wood web floor truss system
22°&24
16" wide-Floor joists: 2x10 @ 24" o/c
18; 20'wide-Floor joists: 2x10 @ 16" o/c
Exterior wall sheathing (glued & fastened)
Colored metal soffit and fascia
Triple M rigid exterior wall system
Frost free tap
Dedicated receptacle for heat tape at kitchen
sink
23/32"floor sheathing (glued & fastened)
8'walls, 2x6 exterior & 2x4 interior walls
Exterior house wrap
Insulation -
Ceiling: R-60 flat/R32 Cathedral
Floor: R-40
Walls: R-22
1/2" stippled gyproc ceiling
Vaulted ceiling - living room, dining room and
family room (plan specific)
Carpet with upgrade underlay in living room,
family room & master bedroom
Foam-back linoleum (fully glued and rolled)
Convertible gas furnace with electronic
ignition
40 US gallon electric HWT
Plumbed for washer, wired for dryer
100 amp electric service panel

36" front & 32" rear exterior doors w/ screen  Contemporary Baths

doors -
Arc fault breakers
1 1/2" conduit from draw side of panel .
through floor
White Clermont interior doors
32" utility room door .
Standard Carriage lights at all exterior doors
Exterior GFI Receptacle at all exterior doors
Main water shut-off inside home at kitchen
sink
- Braided water lines at sinks & toilets
Distinctive Standard Features
+  Low E PVC windows & sills complete w/
screens
12"side eave with venting
Craftsmen accent boards around
windows (front & curbside) -
Decorative wall panels with tape seams
Cordless cellular blinds throughout
Décora switches
River Dinette light in dining room
LED lighting throughout
«  Continuous rod shelving in closet
Modern Crafted Kitchen
« Adjustable track lighting (2)
+ Modular cabinets w/ adjustable shelving
« Spacious pantry in kitchen (where
applicable)
PVC cabinet doors throughout
Laminate countertops with self edge
Tight weave pantry shelving
Single lever faucet with spray

Optional Features

1-piece smooth back tub/shower
combination in main bath & ensuite
De-humidistat on main bath fan, all other
fans on separate switch

A
GREEN HOMES

Upgrade interior doors
QUALITY BUILT FACTORY HOMES

Garden doors

16" overhang at rear

A/C ready

Black windows

New modern exterior packages
Pine interior trim

3"PVC cove mould at ceiling

Extra’s Included in Base Price
(ps = plan specific)

Stainless steel french fridge w/
internal water

Stainless steel slide-in range (ps)
Stainless steel eye-level oven (ps)
Stainless steel Buiit-in microwave
Island (ps)

Full tile backsplash w/ decor insert
Custom cabinet design

Ceramic cooktop w/ pyramid range hood
(ps)

Stainless steel tall tub dishwasher
Crown moulding on cabinets
Shower stall in ensuite (ps)

46x60 transom windows on front &
curbside

Built-in bench at front entry (ps)

Platununm Specs-CSA, A-277

Nechako

3 BED 2 BATH
1520 SQ FT




Addressing Concerns

As you can see from the above slides, our goal is to provide a high quality modular home park for various modular home styles that will suit the needs of
anyone in our community. I'd now like to briefly address some of the concerns brought forward by residents in an effort to provide a bit more
information for Council to make an informed decision on the land use.

Concern #1: North Park Heights (existing modular home park along Highway 97)

While this is outside of the land use discussions that are required to be had at the Council table, | feel it is important for me to address this as it was not
only mentioned during Council but also in the residents correspondence. In 2017 | purchased Burls Manufactured Home Park, now called North Park
Heights, that is located along Highway 97. The first portion of this park consisted of 35 units that were developed before the Hart amalgamated with the
City so this part of the park was grandfathered in. At the time that | acquired it, it was not well taken care of and had trouble renters and tenants. The
back portion of the park was relatively vacant so in 2019, with Council’s support, | rezoned this back portion to RM9 to expand the existing modular
community. Through this expansion | was able to add 15 new lots all with new modular homes and infrastructure upgrades to the entire park which
included power upgrades, a new storm service, a new paved internal road and new fire protection/hydrants which were not in place when | bought the
property in 2017. As tenants moved out of the park | was also able to remove derelict homes and replace them with new modular homes. In total | added
36 new modular homes to the community. As my company prides itself on providing affordable housing, | had and still have no interest in “renovicting”
existing tenants that are in the first portion of the park in order to add new modular homes to make that portion more desirable. The extent of the
revitalization for this park was the expansion only because | wanted to ensure that residents that had been in the park for a number of years could
remain in their existing homes and continue to have an affordable housing option. I’ve asked the existing tenants to continue to do their best to clean up
their lots with the understanding that there a few units that are not in the best shape but these people need a home. We have strict rules and regulations
in this community that we intent to impose on all future modular home communities we develop. Due to this, | don’t believe it is fair for Council to
consider this development when deciding on my proposed land use amendment on Twinberry Drive. As mentioned in the previous slide, on Twinberry
we are starting with a blank state not revitalizing a portion of an existing modular home park.

Concern #2: Low Income Population, Increase Crime and Undesirable Behaviours

Again while | believe the socio-economic status of the people living in modular home parks is not a land use consideration | was very surprised at the
comments received by the residents. In my North Park Heights modular community every single lot is owned and not rented and consists of first time
home buyers that are families, business owners, retired couples, single parents, first responders and working couples. To have numerous residents have
a perceived notion that a modular home means low income and an increase in crime is unfair and unjust. Mayor and Council | urge you to please respect
your Planning Department, your Official Community Plan and strategic priorities when considering this development and not to look into the
stereotypes and misinformation of people that live in modular home parks.




Addressing Concerns

Concern #3: Density

The current area that is zoned RS2: Single Residential that is directly surrounding Twinberry Drive is approximately 13 ha in size and under the current
OCP designation if developed at 22 dwellings/ha we could get 286 single family lots developed without Council approval. Under the current land use
proposal we are proposing to rezone an 11 ha portion from RS2 to RM9 and 0.44 ha to AG: Greenbelt. A direct calculation would allow us to develop
242 modular home lots however, because we have to go through a Form and Character Development Permit process the 242 modular home lots max
density does not take into consideration the required open space and landscaping, the required 6.0 m perimeter buffer around the modular home
community as per the City’s Zoning Bylaw, the internal road layout, pedestrian connectivity and snow storage areas. This significantly reduces the
developable area of the project which in turn will allow less modular home lots and still less density than what would be developed if the site was a
single family subdivision. | understand the concerns of residents due to density but the above density rationale indicates that the density of the
modular home community would be significantly less than if there were a single family subdivision.

Concern #4: Decrease in Property Values

| understand the fear of residents that a modular home community or modular homes will decrease L R T Rl
their property values and | understand residents wanting to protect their investmentsinto their homes. BC ASSESSMENT . ™" | osswcomse
However, it’s important to note that assessments conducted on the value of properties take into b |
consideration a multitude of variables and it is unlikely that the presence of a different housing form in s pmpEﬁAs:EjstE_T“:Tf
the area will have an adverse impact on the value of surrounding properties. As an example, Green Homes | S8 o ourmeriorees cansos o oermer ""’""‘“"""'“"‘““
has placed a number of modular homes in the Western Acres single family subdivision and surrounding T e
homes have not seen a decrease in property values. In fact, the property values have remained consistent - o

with the rest of the city, values have gone up as the tax base increases due to new homes going up. S -

Assesses d Value Value Class RS Prince George.

S 138.000 The graph above shows average changs for
2023 Assessed Value $138,000 Residential oie property. I 9'_6 nge for

2023 Taxable Value H53 370000 e Su e - PUrPOses onk .

Important messages about your 2023 Assessment




Summary

Since the outset of this application and the very first meeting with the City Planning Department, we were
met with support for the development and land use amendment. The support stemmed not only from the
clear policy support found throughout the Official Community Plan, but also from the agreed-upon notion
that complete neighbourhoods contain a healthy mix of housing forms that appeal to a wider range of the
population’s needs. There is a team of community planners and professional engineers that have helped me
to provide land use rationale as to why a modular home community is the highest and best use of this land
and | hope that this development vision rationale has helped to supplement the land use rationale for
Council consideration. Thank you for the role you play in our community and for your consideration of our

rezoning amendment application.
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