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Precedent - Expressive, durable materials.

Sustainable wood products.

JUNE, 2011

4.3.3 BUILDING DETAILS

Permitted Materials & Colours

Building materials and colours should be carefully selected to express
the uniqueness of individual buildings, be visually pleasing and add to
the overall composition of the street. Materials should be high quality,
durable and should suit the local environment.

Walls — Permitted materials include: high quality finish cast in place or
precast concrete, unitized ceramic panels, high quality metal panels,
brick, stone, wood, stucco, cement fibre lap, curtain wall windows
systems and photovoltaics forming a wall system.

Glass Types — All glass inclusive of the windows system shall perform

to the minimum or better of the Province’s Energy Efficiency Standards.

Innovation related to sustainability is encouraged in the choice of glass
and windows products. Low emissivity windows are encouraged. Not
permitted: reflective glass; greater than 10% tinted glass.

Durable Materials — Materials shall be durable and of high quality and
respond to the site’s climate by utilizing appropriate envelope systems.

Local and Sustainable Materials — To the extent possible, locally
sourced materials should be used to reduce transportation impacts
and reflect the local climate, light, history, and culture. Additionally, the
following materials are encouraged:

e Recycled materials or materials with a high-recycled content.
e Concrete with at least 25% fly ash or slag.

e Wood products certified CSA Sustainable Forest Management
Standard or equivalent.

e |nterior finishes and installation methods with low toxic emissions.

Colours - A variety of colour schemes is encouraged, yet overly bright or

displeasing colours is discouraged. Generally, colours should be based
on hues found within the natural environment, and be augmented with
white and/or black to mute their tone.
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Precedent - Lighting and building style
integrated.

Precedent - Entry stairway lighting.

Lighting

Building lighting should be integrated with the building style and be used
to creatively illuminate pedestrian areas and highlight building elements.

Fixtures — Full cutoff or fully shielded fixtures shall be used in order to
avoid light being directed upwards. Zero candela intensity shall occur at
an angle of 90° or greater above nadir. Additionally, no more than 10%
candela intensity shall occur at an angle greater than 80° above nadir.

Pedestrian Areas — Pedestrian areas should have adequate illumination
for safety.

Retail - Lighting should integrate with retail signage, storefront windows
and other building elements.

Residential — Lighting should be sensitive to nearby development by:
e Limiting glare.
e Minimizing spill light beyond the property boundary.

e Within a development, common outdoor lighting should be designed
to mitigate light trespass into adjacent units.

Energy Consumption — Sensor or timer-based shut off controls should
be used for residential, pedestrian and parking areas.

Signage

Within the downtown core, signage shall adhere to the most recent City
of Nelson Sign Bylaw. Outside of the downtown core, all neighbourhood-
serving retail and live/work signage shall conform to Zone A requirements
of the Bylaw; all other uses shall conform to Zone B requirements.
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Precedent —-Retractable 3-part awning.

JUNE, 2011

Awnings & Canopies

Awnings and canopies contribute to store identity, provide outdoor
shelter, and in some cases provide the structure for storefront signage.
Awnings should add to the overall appearance of a building, yet not be a
dominant feature of the fagade.

Location — Awnings and canopies are encouraged on all buildings with
street oriented retail at grade to form a continuous sheltered environment
for pedestrians. Other commercial, light industrial and multi-family
apartment residential uses shall have awnings overtop of main entrances.

Types permitted — 3-point, 4-point, quarter barrel and dome awnings
and canopies are permitted; awnings may be retractable or fixed.

Top surface angle — The top surface shall maintain a minimum angle
of 30° from horizontal in order to facilitate snow removal; 35° — 60° is
preferred.

Clearance — A minimum vertical clearance of 2.5m from sidewalk height
shall be provided.

Projection — Awnings and canopies shall project a minimum of 1.25m
from the primary building facade, yet not project more than 75% of the
width of a public sidewalk.

Materials & colour — Materials should be of high quality and durable.
Bright and/or translucent vinyl is not permitted. The colour scheme
should complement the building facade.

Awning signs — Typeface on awnings or canopies should have a
maximum height of 30cm.

3-Point 4-Point

Quarter Barrel Dome
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Precedent -Landscaping for stormwater
management & minimizing heat island effort.

Precedent - Rainwater catchment barrels.

Sustainable Design

Sustainable development practices are highly encouraged as a means
to implement the Path to 2040 sustainability principles. Buildings and
their associated landscapes should utilize industry-leading sustainability
features. Innovative sustainable approaches at all levels are strongly
encouraged. A variety of standards and guidelines are described below
to ensure that baseline practices are followed. For additional information
refer to the Community Clmate Action and Energy Plan.

Stormwater Treatment — Water quality storm runoff from development
parcels shall be treated before draining to the stormwater system
utilizing low impact development treatment measures. For volume based
treatment methods, the LEED sustainable sites Credit 6.2 shall be
followed.

Climate Appropriate Vegetation — All landscaping for common open
spaces, rooftop gardens and green walls shall use climate appropriate
vegetation that does not require permanent irrigation.

Landfill Diversion — Construction of new buildings and demolition of
existing buildings shall require that at least 60% of generated debris and
waste be diverted from landfill, with a goal of 75%.

Recycling — Dedicated recycling facilities are required for all buildings or
multi-unit developments.

Site Design — Building form, orientation and thermal mass should
optimize solar radiation, natural ventilation and day lighting.

Heat Islands — Reduce heat-islands by providing rooftop landscaping
and light coloured / high albedo materials.

Water Efficiency — The following is encouraged to increase water
efficiency:

e Use landscaping that does not require permanent irrigation or
application of synthetic chemicals.

e Rainwater is encouraged to be harvested for on-site uses such as
irrigation.

e Use water efficient supply and waste fixtures.

Energy Efficiency — Refer to the Community Climate Action and Energy
Plan
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Historic building on Baker Street.

5

Precedent — Residential setback zone.

JUNE, 2011

4.3.4 USE SPECIFIC GUIDELINES

A variety of uses serving a range of functions are proposed within the
planning area. In addition to the guidelines in Section 4.2.1 for the street
interface zone, other guidelines apply for the following building uses:

Registered or Designated Live/work

Heritage Building Light Industrial / Office

Residential Parking

Commercial (retail)

Registered or Designated Heritage Buildings

All registered or designated heritage buildings within the Downtown and
Waterfront as well as all existing buildings along Baker Street shall be
subject to the design guidelines established for the Downtown: Schedule
G of the Official Community Plan. For a list of registered and designated
heritage buildings, contact the City of Nelson Department of Development
Services and Sustainability.

The Community Heritage Commission (CHC) will continue to advise City
staff and council on proposed modifications to registered and designated
heritage buildings. However, as the heritage registry is incomplete, many
heritage buildings are not currently listed on an official registry. Therefore,
owners proposing modifications are required to consult City staff and the
CHC to determine if a building is to be treated as heritage, despite lacking
official designation/registration at the time of the application.

The Advisory Design Review Panel should be responsible for design
review of new construction requiring contextual treatment in response to
adjacent historic buildings (see Section 4.2.2.C).

Residential

Residential buildings include at-grade multi-family homes, such as
triplexes, rowhomes and townhomes, and stacked units such as
apartments and condominiums.

STREET INTERFACE

The following guidelines address the activation of residential uses at street level.
Buildings with residential uses at-grade are intended to engage the street by
having activated ground floor uses and ample landscaping in setbacks.

Setback Dimension — Multi-family residential buildings with residential
uses at-grade shall have a minimum setback of 3.0m to allow for the
provision of private landscaping and street facing patios and stoops. The
setback shall be no greater than 6.0m so that units engage with the street.
The setback of any one development shall be within 10% of other residential
developments along a street in order create a consistent streetwall.

Setback Elements — The setback zone of all street-facing units shall be
used to create high quality, usable open space, serving as a transition
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Precedent - Ground floor unit entrance.

Precedent - Grade separated ground floor unit.

zone between private-use and the public realm. Permitted elements
within the setback zone include street-facing stairs, stoops, porches,
patios and landscaping. The setback zone shall be landscaped with high
quality materials from the building edge to the property line.

Garages - Street fronting garages are strongly discouraged along public
streets. Alleyways or a secondary vehicular circulation system internal to
a development is encouraged as the appropriate location for garages.

Blank Wall — A blank wall is defined as having no active uses including
no windows or doorways, excluding parking garage entrances.
Residential buildings facing a street or open space shall have no single
blank wall more than 5.0m in length.

Ground Floor Unit Entrances — Ground floor units fronting public streets
and parks shall have an access point along the fronting building face. For
units within an apartment building, the unit specific access is in addition

to the main access from interior corridor, lobby, or parking structure.
Entrances shall occur at intervals no greater than 12.0m, and may be
ganged together. For entrances that are not recessed, awnings should be
provided above the doorway to provide a sheltered space outside the unit.
Such awnings should be integrated with the overall building fagade.

Defensible Design — The setback zone should be designed to clearly
define it as belonging to the residents of the unit, while also being usable
for residents and encouraging neighbourly interactions. The following
means may be utilized:

e Grade Separation — As one of the most effective means of ensuring
privacy and creating ‘defensible space’, ground floor units should be
elevated between 0.5 - 1.25m above the street. If the ground floor
is not elevated, other means of defining the opens space should be
utilized (see ‘Private Open Space’ below).

e |andscape Treatments — gates, railings, walls and landscaping can
provide a buffer from the street and create a clear distinction between
public and private realm. Landscape elements should be 0.9m - 1.3m tall.

PR s e
T Mk

@ Raised patio with gate.

Fence and landscaping
provide enclosure and
create defensible space.

Patio large enough to be
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Precedent - Common outdoor space with
variety of program elements.

JUNE, 2011

RESIDENTIAL OPEN SPACE

Each residential development will include both private and/or common
open spaces.

Private open spaces include at-grade stoops and patios, balconies and
private rooftop terraces for the owners/tenants use.

Common open spaces are intended for the common use by all owners/
tenants within a development, exclusive of common entrances, hallways,
lobbies, and parking garages.

Total Open Space Area — Every building or building cluster shall have
a minimum net usable open space equivalent to 10 m? per unit. The
combination of Private Open Space and Common Open Space may be
counted towards the total.

Plant Palette — Native and climate appropriate plants are encouraged.

PRIVATE OPEN SPACE

Private open spaces are intended for the occupants of a dwelling and
their guests. At-grade stoops and patios should be designed to promote
territoriality and safety, yet creating a space for friendly neighbourly
encounters.

Minimum Size - Individual private open spaces that are less than 3.5 m?,
that have less than 3.0m clearance, or have a dimension of less than 1.8
lineal metres in any direction shall not be counted towards the total.

Orientation - Orientation of all open spaces should maximize solar
access and views. Balconies are encouraged to be located away from
building corners that face the prevailing wind direction.

COMMON OPEN SPACE

Common open spaces are intended for the use of all residents within
a building or building cluster, and include rooftop spaces and internal
courtyards.

Minimum Size - Common open spaces that are less than 10 m?that
have less than 3.0m clearance, or have a dimension of less than 3 lineal
metres in any direction shall not be counted towards the total.

Safety - Common spaces should be safe. They should be located in
areas with high visibility from residential units.

Orientation — Open spaces should maximize solar access and views.

Rooftop / Courtyard Design — Rooftop courtyards should provide
visual interest from surrounding overview homes. Street level residential
courtyards that may be accessed or at least viewed from public streets
and easements are encouraged.

Programming — A variety of programming uses should be provided to
appeal to various constituents. This may include planters, paved areas,
gardens, pools and play areas.
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Precedent - Integrated canopy and distinct
bays.

* BDROCERIES
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Precedent - Retail entrances should be clearly

distinguishable from residential entrances.
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Commercial (Retail)

Note: See residential guidelines for residential levels above retail in a
mixed-use building.

Street oriented retail stores should engage and enliven the pedestrian
realm by way of distinguished displays materials, signage and lighting.
Regional serving retail should minimize the visual impacts of parking
and loading from within the public realm, while providing an interesting
pedestrian shopping experience.

Street Oriented Retail

Street oriented retail is defined as being located at the edge of a public
street, with primary access from the street side. The majority of existing
and proposed retail within the project area is street oriented.

STREET INTERFACE

The following guidelines address the activation of street oriented retail
uses. Special attention should be paid to the design of storefronts in
order to enliven the overall pedestrian experience.

Setback Dimension - Street oriented retail buildings shall be oriented
towards, and shall meet the sidewalk at grade, and are encouraged to be
built to the property line. The maximum setback allowed shall be 1.0m
unless to allow for an active outdoor use such as a patio.

Storefront Design — Storefront design shall promote pedestrian interest
at the ground level and provide visual connection to the store interior
with:

e Retail bays shall be no wider than 15m in order to create a fine-
grained pattern of shops. A larger retailer may combine bays
internally; however, the external bay articulation shall be maintained.

e At least 60% windows; windows shall be transparent.

e No more than 70% of store windows shall be obstructed with
displays and signage, ensuring visual permeability into the store
interior.

e Qutdoor displays and patios are encouraged, but shall maintain a
minimum 2.0m wide clear pedestrian zone within the public sidewalk.
Permanent patios along Baker Street are prohibited.

Store Entrances — Retail entrances should be easily identifiable and
distinguishable from residential entrances. They should be reinforced
with such elements as recesses, awnings, special lighting, windows,

colour and materials, and special paving. Multiple entrances to larger
stores are encouraged.

Blank Walls — A blank wall is defined as having no active uses, such as
windows or doorways, excluding parking garage entrances. Blanks walls
shall be no greater than 20% of the storefront along the primary store
facade; secondary fagades shall be no greater than 50% blank.
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Precedent - Shopping centre pedestrian
amenities.

JUNE, 2011

ADDITIONAL GUIDELINES

Store Height and Depth - All retail spaces shall be a minimum of 4.0m
height and average at least 10m in depth exclusive of service corridors.

Materials — Facades should be designed with high-quality materials that
create visual interest to the pedestrian (such as stone, tile masonry, brick
or terra-cotta).

Canopies / Awnings — Awnings or canopies are encouraged on
storefronts, the length of the store. They should hold a common scale
across a block, or where a prevailing style has been established (see
Section 4.2.3)

Regional Serving Retalil

Large format, regional serving retail should maintain a sense of
pedestrian friendliness and visual interest that contributes to the overall
city fabric and vitality.

Pedestrian Experience - Inviting pedestrian spaces should be a prime
focus. Generously sized and furnished sidewalks with street trees should
be located in front of entrances and connecting entrances to parking.

Storefront Design — Storefront design should promote pedestrian
interest at the ground level and provide visual connection to the store
interior through providing at least 40% windows along the store frontage.
The windows shall be transparent.

Facade Articulation — The mass of large retail stores and/or their
associated parking garages should be mitigated by:

e  ‘Wrapping’ exterior fagades with smaller retail stores, thereby
breaking up the fagcade and reducing large blank walls.

e (Creating a modular rhythm through material changes, recesses, and/
or projections (see Section 4.2.2C).

Blank Walls — Areas without entries or windows greater than 15m are
discouraged along the front facade. The impact of blank walls along
side walls should be mitigated with the use of colour and materials,
landscaping, and other appropriate means.

Canopies / Awnings — Canopies or awnings should be utilized overtop
of store entrances (see Section 4.2.3)
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Precedent - Live/work.

Live/work

Live/work units contain a street-oriented workspace that is for use by
the resident within the dwelling unit. Live/work units serve as quasi
retail space, offering an affordable alternative for artists and local
entrepreneurs who would otherwise require a separate commercial
space in addition to their primary dwelling unit.

Street Interface - In mixed-use locations, live/work units may serve as
gallery or retail space for residents. In such instances, the “work” portion
of the unit should be located at street level and designed according to
the guidelines for street oriented retail listed above.

Flexible Space - Live/work units should have a minimum floor to
floor height at-grade of 4.0m in order to provide workspaces that offer
flexibility for such diverse uses as retail operations, graphic and visual
artists, small-scale manufacturers, inventors and engineers.

Ventilation - Live/work units shall have adequate ventilation through the
top of the building to vent noxious or objectionable fumes.
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Light Industrial / Office

Light industrial and office uses should contribute to an attractive
streetscape.

STREET INTERFACE

The following guidelines address the activation of the at-grade portions
of light industrial and office uses. Light industrial uses should maintain an
active relationship with the public realm.

Setback Dimension — Buildings shall be setback between 0 — 3m along
primary streets in order to create a strong streetwall and animate the
street. Along secondary streets, the setback shall be between 3 — 6m.
Within the above parameters, the setback of a particular development
shall be within 10% of other residential developments along a street in
order create a consistent streetwall.

Setback Design — The setback zone should consist of landscaping,
seating and attractive features to create visual interest from the street.

Main Building Facade — The main building face should front a primary
street and should be reinforced with distinguishing architectural
treatments such as projections, special materials and colour.

Main Pedestrian Entrance — Main pedestrian building entrances should
be located on a public street and clearly articulated.

ADDITIONAL GUIDELINES

Service and Loading - Service and loading should be avoided on a
building face that fronts a primary public street, park or open space.

Common Outdoor Space — Common outdoor space should be
incorporated within a development to provide inviting and comfortable
space for eating lunch or other leisure activities. Design and placement
should maximize solar gain, while providing appropriate landscaping
including shaded or covered seating areas.

Precedent - Loading located at back of
building.

At-grade Mechanical Equipment and Material Storage — At-grade
mechanical equipment / material storage should be screened from view
of public streets.

Fume-hood Venting — Exhaust vents, if required, should be carefully
designed and situated in order to minimize possible air contamination to
open spaces and nearby buildings. Prevailing wind direction shall be a
principal factor in identifying an optimal location.
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Precedent - Screened structure with
photovoltaics on the roof-deck.

Precedent - Sidewalks within surface
parking lot.

Precedent - Shops built above surface
parking.

Parking

Surface parking and parking structures should be designed to minimize
the visual impacts of parking uses, ensuring safety of use and promoting
sustainable design.

Parking location — Underground is the most preferred means of
providing parking. If underground parking is not feasible, parking should
be located internal to a development or block, in order to minimize the
visual impact from the public realm. Any parking that must front a public
street should be located along the least important street surrounding a
development block, at the discretion of City staff.

STREET INTERFACE

The following guidelines apply to portions of a development where the
at-grade use consists of either structured or surface parking. Parking
structures and surface parking should be designed to contribute as
much as possible to the street character. This can be achieved by
providing active uses at-grade along parking structures or through the
use of landscaping and screening of surface parking.

Structured Parking Garage Setback - Structured parking garages
shall be set back the same distance as adjacent buildings to ensure a
consistent streetwall.

Structured Parking Screening — Multi-use developments with
structured parking and single use parking garages shall screen the
parking by the following means:

e Multi-use Developments — Active uses shall wrap the street frontage
so that parking is concealed internally or is provided underground.

e Single-use Structures — The street level building face of all single-
use parking structures should have active uses or be visually
screened with landscaping or artful elements. Screening should
utilize a rhythm of entrances and bays in a scale compatible with the
surrounding buildings.

Surface Parking Setback - Surface parking shall be setback a
minimum of 3.0m to provide adequate space for landscape and other
screening treatments.

Surface Parking Screening — The setback zone surrounding a surface
parking lot shall be a minimum depth of 3.0m and be designed as a
visual buffer with landscaping treatments, including trees, in order to
mitigate the effects of the surface lot from the public realm.
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Structured Parking Entrance - Parking entrances should be situated
away from direct sightlines and in areas that are away from high
pedestrian or vehicular traffic, and concealed by the use of canopies,
landscaping and setbacks. For structured parking garages, including
off-street loading, the combined parking ingress and egress shall be

a maximum 7.5m width. Separate parking ingress / egress shall be

a maximum 3.75m width and be spaced a minimum of 18m apart to
re-establish the building fagade. The sharing of parking entrances and
loading is encouraged. Shared parking entrances shall be a minimum of
12m from block corners and 6m from building entrances.

Precedent - Townhome garage off private
alleyway.

Townhome Garages — Garages are encouraged to be located on
laneways or private drives rather than being accessed from the public
street. The maximum number of garage doors per unit is one with a
maximum width of 2.5m; side-by-side garages are prohibited.
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UNDERGROUND PARKING / PARKING STRUCTURE
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Landscaping — Underground parking structures that extend beyond
the building face shall provide a minimum 0.9m soil depth above where
landscaping is provided.

Precedent - Parking structure screening
where active uses not feasible. Visual screen — The face of a parking structure where there is not an

active use shall have a minimum ‘living’ landscape wall, screening or
baffles. Screening shall utilize a rhythm of entrances and bays in a scale
compatible with the surrounding buildings.

Roof Deck - Parking roof decks should be 50% shaded through the
use of landscaping, photovoltaic trellises or any other appropriate high
albedo shading techniques.

SURFACE PARKING

Pedestrian Mobility — Provide sidewalks or pedestrian paths for the safe
movement of pedestrians from shops to and within the parking areas.

Landscaping Treatment — Providing adequate landscaping within
a parking lot, including trees at the ends of parking bays and along
sidewalks and paths.

Stormwater Management — Bioswales or other sustainability features
that will alleviate the impacts of storm events should be utilized
throughout surface parking lots.

Precedent — Buffer between the public realm Apparent Size — Reduce the apparent scale and size of surface lots

and parking lot. by creating several smaller parking lots separated by landscaped areas
rather than one large lot.
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5 Implementation

51 Introduction

This Master Plan provides numerous recommendations for future
development within the Downtown and the Waterfront. In order for the
recommendations to be realized, amendments to the City’s Official
Community Plan and Zoning Bylaw are required. In addition, several funding
mechanisms and other considerations are recommended as tools to help
raise funds for provision of infrastructure or to stimulate development.
Finally, the role of the City should take relative to important committees as
described, and a strategy for phasing the key goals is set forth.

5.2 City Documentation (Bylaws)

5.2.1 OFFICIAL COMMUNITY PLAN
(BYLAW NO. 3114, 2008)

The City of Nelson Official Community Plan (OCP) is a visionary
document, guiding future development within the City. It offers a range
of objectives and policies in order to direct development to meet the
community’s vision and goals.

The OCP will require amendments in order to incorporate many of
the recommendations regarding the public realm and land use within
this Master Plan. As many of the Master Plan recommendations are
in the form of goals, in order for them to be realized, they will need
to be formulated into OCP objectives and policies. There are two
recommended options for amending the OCP:

1. The City may choose to incorporate into the OCP prioritized goals
from Section 3 of the Master Plan pertaining to land use, Downtown
infill and redevelopment, transportation, and parks and open space.
The highest priority goals should be the first to be incorporated into
the OCP. As these goals are actualized or revised, additional Master
Plan goals could be incorporated.

2. The Master Plan may be incorporated into the OCP as an additional
Schedule (Schedule H). All Downtown and Waterfront discussion
within the OCP would in turn refer to this Schedule. The Master Plan
is part of a larger Sustainability Initiative, which includes multiple
other documents that will require incorporation into the OCP. At the
time that all current planning processes are complete, the OCP could
be comprehensively amended, based on the recommendations from
all documents.
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The OCP schedules that will also require amendment, include:

Schedule B: Land Use - Figure 3.3.C Proposed Land Use will serve
as the base for amending Schedule B.

Schedule C: Transportation — Figure 3.4 Street Improvements

will serve as the base for amending the proposed links shown on
Schedule C. As additional roads are built within the waterfront, the
local roads on the schedule should be updated.

Schedule D: Development Permit Area #4 — No change required.

Schedule E: Development Permit Areas — Consider combining
Area 2 and Area 3, as the existing design guidelines for Downtown
(Schedule G) are recommended to apply to all heritage buildings
across the downtown and waterfront, while the Design Guidelines
within the Master Plan (Section 4) are proposed to apply to all new
construction within both the downtown and waterfront.

Schedule G: Development Permit Area Design Guidelines — as
stated above, it is recommended that the design guidelines herein
(Section 4) should be incorporated as a supplement to the existing
guidelines within the OCP (Schedule G). The existing guidelines for
Development Permit Area #2 are recommended to be retained, but
only be applicable to registered and designated historic buildings
within the entire project area, as well as all existing buildings along
Baker Street. Reference to new construction should be removed
from the existing guidelines. All new construction should be required
to adhere to the design guidelines included herein, regardless of
location within the study area.

5.2.2 ZONING BYLAW (BYLAW NO. 2243, 1987)

The City of Nelson Zoning Bylaw is a regulatory document that directs
the form and character of development within the City. This Master Plan
includes a recommended land use pattern to achieve its goals; thus,
the zoning map within the Zoning Bylaw should be revised to reflect the
desired land uses.

Several zoning designations require revision in order to allow for desired
uses not currently permitted, including revising the Rail Industrial
designation to expand on the allowable uses on CPR lands, including
light industrial and regional serving commercial. Furthermore, specific
zoning designations will require revision in order to integrate the heights
and setback requirements within the design guidelines.
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5.3 Funding Mechanisms

5.3.1 DEVELOPMENT COST CHARGES

Development Cost Charges (DCC’s) — The City may choose to implement
DCC'’s for future multi-family developments. A DCC is a way of attaching
a fee on new developments to help pay for their share of the costs of
major new infrastructure that is needed to support new development.
The DCC should be charged at building permit stage, and likely only

on projects of 4 or more townhouses or apartments. The rate should

be determined by calculating expected unit growth potential, and
determining each unit’s share of the road, utilities, and parks costs that
will be needed to support that growth. DCC’s need to be considered
carefully and charged judiciously so that they do not make new
multifamily residential product less competitive compared to single family
and existing multifamily stock.

5.3.2 MUNICIPAL DEVELOPMENT COMPANY (MDC)

To encourage private sector investment in revitalizing downtown and the
waterfront, the City may form a municipal development company (MDC).
The MDC would be established with a board of directors, including
members of council as well as business professionals, and a mandate
to develop and implement projects within the downtown and waterfront.
The City, as the sole shareholder, may transfer lands to the MDG; in turn,
the MDC would sell, rezone and sell, or develop the lands as the Board
sees fit. Any profits could be channeled back into capital projects within
the downtown or waterfront, or returned to general revenue.

In the near term, the MDC could purchase privately held lands in the
project area for specific projects; in the long-term, should the waterfront
airstrip be slated for re-development, the MDC could acquire the
necessary approvals and/or develop the lands.

The City has a key role to play in the formation and financial feasibility of
the MDC'’s project(s) and in turn the success of the entire revitalization
effort. By selling lands to the MDC for a nominal amount, the city would
agree to receive its returns in the long-term (i.e. in a later time frame),
after those investors with shorter investment time horizons have received
their capital and return. The city, in lieu of subsidies to the developer,
would assume the role of partner in the venture; it could invest in the
form of:

° Land purchase and assembly

° Parking structure

° Infrastructure

° Tax incentives

° Zoning and development approvals
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5.3.3 ESTABLISH BUSINESS IMPROVEMENT AREA(S)

A Business Improvement Area (BIA) is essentially a quasi-governmental
body that provides services the city government cannot deliver. They can
be very effective economic development agents by acting as a single
voice for the business community to engage with government, or launch
programs such as beautification, parking or security initiatives. BIA’'s

are funded by property owners who voluntarily increase their property
taxes to pay for BIA functions. The tax is collected through normal city
channels, and the funds are controlled by the BIA’'s board of directors.
The BIA manages and implements the desired strategy.

A BIA’s success is aided if their participation rate and volunteer
commitment is strong; the mandate is clearly defined, if there is a unified
membership, and if their budget (i.e. business levy yields) is high enough
to fund programs. The City of Langley BIA is effective for these reasons.
A BIA that covers a wide geographic area, or which has a diverse mix

of priority issues could have more difficulty reaching consensus on
initiatives.

Some possible roles for a BIA in Nelson include:

e Marketing an area to new developers

¢ Increasing safety with safety ambassadors

® Increasing public realm cleanliness

e (Creating festivals and events

5.3.4 CLOSING REMARKS

Nelson has the potential to take advantage of one or more of these
funding mechanisms. The tax tools are relatively easy to implement, but
still generally rely on outside initiative and private interests assuming the
risk (albeit reduced risk).

It is important for the City to identify what their end goal is in order to
determine the best mechanism to use. For example, if a revenue-neutral
approach is preferred, then a land subsidy or tax abatement approach
could be used. If a small up-front investment is possible, then public-
realm improvements such as parks and trails could be considered.

Larger public investments, such as infrastructure improvements or
creating a MDC could yield more significant or faster private sector
response, but the initial cost to the City is higher.
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Section 5.4 — Role of the City

This Master Plan sets forth new design guidelines that affect how
heritage buildings throughout the City and new buildings in the
Downtown should be regulated. As such, it is suggested that the current
relationship between the City and Community Heritage Committee
(CHC) be revised. Currently, the CHC is responsible for reviewing all
development applications within Development Permit Area #2, regardless
of heritage designation, including new construction. It is recommended
within the Master Plan that the CHC only review development
applications for registered and designated heritage buildings, as

well as all existing buildings along Baker Street. In addition, as the
heritage registry is currently incomplete, the CHC should be consulted
to determine if a building should be considered as heritage despite
lacking official designation, thereby treated as heritage. All other non-
heritage registered, designated or equivalent buildings, as well as new
construction will be reviewed by City staff and possibly council. As noted
in Section 4.2.4, the Advisory Design Review Panel should review any
new construction that requires contextual treatments in order to relate to
heritage buildings.

No change is suggested for the roll of the Cultural Development
Commission. It should continue to advise City staff and council on
applications for public art, and seek input from the CHC if the art is
proposed for a registered or designated heritage building, or located
along Baker Street.

PUBLIC REALM DESIGN & IMPLEMENTATION - COMMUNITY BUILDING

There are opportunities for community involvement in the design and/

or construction of public spaces identified within the plan, including
public plazas, planted areas, and other open spaces. For plazas, the City
should consider soliciting the assistance of the Cultural Development
Commission to oversee the development of any of the proposed

plazas within the plan. Construction should be planned as a volunteer
community event, giving local residents and visitors a chance to build
community through the creation of meaningful civic spaces. Other public
realm improvements should solicit feedback from the community at the
design stage and may also be appropriate for community involvement in
their implementation.
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Section 5.5 — Phasing

The many goals set forth within this Master Plan should be phased in
order to maximize the likelihood for successful implementation. The
phasing strategy should be assessed on an ongoing basis. The following
phasing strategy reflects the current conditions within the City of Nelson,
and addresses only the highest order strategies and goals. The phases
represent priority of actions and are not associated with a specific time
frame.

PHASE |

e Downtown infill and intensification, especially mixed-use projects
that provide housing;

e Downtown plaza development, especially at Hall Street;

e Hall Street improvements and Cottonwood Creek revitilization,
establishing two connections between the downtown and Kootenay
Lake;

e Waterfront Central residential development, especially on the Kutenai
Landing site and Yellowhead Road and Bridge yard sites;

e Intensification adjacent to the CP Station building in Railtown,
prioritizing mixed-use development;

¢ Intensification of light industrial uses within Railtown; and

¢ Intensification of the Waterfront East district, including the associated
watefront trail and park at Red Sands Beach.

PHASE I

e (Creation of an additional physical connection between downtown
and the Waterfront West district, ideally the at-grade crossing near
the western end of Baker Street;

e Redevelopment of the Chahko Mika Mall site and relocation of the
regional retail uses to Waterfront West;

¢ |ntensification of residential and mixed uses within Railtown towards
Cottonwood Creek Falls Park; and

¢ Intensification of light industrial uses within the Waterfront West
district.

PHASE Il

¢ Intensification of the CP Rail yards with light industrial and/or
commercial uses; and

e (Creation of a new waterfront trail and Park on the North Shore.

133



