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PREFACE

The Marwell Area Planning Report was prepared for the City of Whitehorse in
conjunction with the Marwell Preliminary Engineering Study (DNA, May 2001).

At the outset of the Marwell Project in 1996, it was decided to facilitate a planning
process “driven” by a representative Steering Committee. The conclusions and
recommendations contained in the Marwell Area Planning Report and the Marwell
Preliminary Engineering Study reflect the dedicated and concerted efforts of that unique
group of individuals who committed significant time and efforts towards the development
of a strong strategy to guide the growth, development and renewal of an important area
in Whitehorse. As consultants to the City and to the Steering Committee, we applaud
their efforts and thank them for their dedication over the last five years.

The Marwell Area Steering Committee
Rob Harvey (Chair) Yukon Engineering Services
Keith Byram Pelly Construction
Steve Duncan Duncan’s
George Gottschal Finning Tractor
Rachel Lewis Decora Landscaping

Grant Macintosh North 60° Petro Ltd.
Roland McCaffrey YTG — Government Services
Frank Silvestri Redwood Realty
Scott WidmeyerlBurt Wolfe Calcite Business Centre
Murray Swales Swales Investments

Kwanlin Dun First Nation
Yvonne Harris & Gillian McKee

The City of Whitehorse
Lesley Cabott Manager, Planning Services
Wayne Tuck City Engineer
Janet Ryan Engineering Technologist
Cohn Farinowski Engineering Technologist (although no longer

with the City of Whitehorse, Cohn was instrumental
in guiding the project from its outset)

Rob Harvey Registered Planners Seal Registered Engineers Seal
Steering Committee Chair
Yukon Engineering Services Michael Kloppenburg, MCIP, RP Giorgio Caon, P.Eng.
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__________________________

David Nairne & Associates Ltd. David Nairne & Associates Ltd.

Date:

___________________

Date:

____________________

Date:

__________________

DNA June 2001 I



City of Whitehorse
Marwell Area Planning Report

TABLE OF CONTENTS

1.0 BACKGROUND & CONTEXT
1.1 Introduction 1
1.2 Background to the Marwell Planning Study 1
1.3 PurposeoftheReport 2
1.4 Planning Process & Methodology 2
1.5 Consultation & Property-Owner Participation 3
1.6 Preliminary Engineering Report — Linkage to Planning Report 4
1.7 Acknowledgements 5

2.0 MARWELL — A BRIEF PROFILE
2.1 Location & Study Area Boundaries 6
2.2 Land Ownership 6
2.3 Kwanlin Dun First Nation Interests 6
2.4 Existing Land Uses 6
2.5 Predominant Site Features 8
2.6 Official Community Plan — Current Designation, Objectives & Policies 12
2.7 Current Zoning 14
2.8 Site Servicing 15

3.0 LAND USE & DEVELOPMENT ISSUES
3.1 Development Activities & Trends 17
3.2 The Official Community Plan 18
3.3 Zoning 19
3.4 Servicing Capacities & Concepts 20
3.5 Flooding Hazards 20
3.6 Environmentally Sensitive Lands 21
3.7 Yukon River Corridor 21
3.8 Industrial Land Supply 22
3.9 Property Owners Survey & Open House 22

40 RESPONSES & RECOMMENDATIONS
4.1 A Vision for Marwell — Long Term Framework for Change 26
4.2 Official Community Plan Recommendations 27
4.3 Zoning Recommendations 32
4.4 Environmentally Sensitive Areas 33
4.5 Yukon River Corridor Plan 34
4.6 Yukon River Trail Development 35
4.7 Potential Subdivision & Road Network Additions 36
4.8 Future Second Yukon River Crossing 37

DNA .

June 2001 ii



City of Whitehorse

_______________________ _____ _______________________

Marwell Area Planning Report

5.0 IMPLEMENTATION
5.1 Official Community Plan 38
5.2 Zoning Bylaw 38
5.3 Site Servicing 38
5.4 Proposed Phasing for Infrastructure Upgrading 40

FIGURES & TABLES
Figure 2.1 Location Plan 7
Figure 2.2 Generalised Existing land Uses 8
Figure2.3 Marwell Wetlands 10
Figure 2.4 Quartz Road — Yukon River 11
Figure 2.5 OCP — Land Use Designations 12
Figure 2.6 Current Zoning 14

Table 3.1 Property Owners Survey Results 24

Figure 4.1 Proposed Marwell Land Use Plan 29

Table 5.1 Proposed Marwe!l Infrastructure Upgrading Strategy 38

APPENDICES

• Newsletters and notices
• Property Owner Survey Summary — Attached Notes

DNA .

June 2001 III



City of Whitehorse

__________________________ __________________ _______

Marwell Area Planning Report

1.0 BACKGROUND & CONTEXT

David Nairne & Associates Ltd. (DNA) was retained by the City of Whitehorse in
December, 1996 to prepare a Preliminary Engineering and Planning Study for
the Marwell Area. The project was halted in July, 1997 due to uncertainty over
the issue of local improvement charges and the potential costs to Marwell land
owners. The project was re-started in the Fall of 2000. In the intervening three
years, the City reviewed and adopted a new Local Improvement Policy.

1.1 Introduction

The Marwell Area of Whitehorse is one of the oldest developed areas in the
young history of the City of Whitehorse. The Area was first occupied by a small
Kwanlin Dun First Nation Village which was incorporated into an Indian Reserve
in 1916. Until the Second World War, the area swamp and forest was largely
unoccupied. As with much of Whitehorse, the War brought about enormous
change to the Area. In the early 1940’s a small oil refinery, which only operated
for a year, was constructed along with a fuel tank farm. After the War, the
Marwell Area continued to be the City’s primary industrial area and fuel storage
depot.

Throughout the post war years and up to the mid 1980’s, Marwell continued to be
the City’s primary general industrial area. However, the area’s close proximity to
both the Downtown and Alaska Highway started to bring changes to the use and
development of the Marwell area. More and more non-industrial uses and
activities started to prevail. The Marwell area has, over time, taken on a more
mixed-use identity blending some traditional general industrial activities with light
industrial, service-commercial and office uses. In 2001, it is difficult to pin down
exactly what Marwell is other than to say that it performs a very important
function in the City’s day to day economic life. Marwell, today, is many things to
many people and businesses. Marwell is also the location of several industrial
users who, over the last few years, have concluded that Marwell is probably not
the appropriate location to carry on their activities for too much longer. The
impending relocation of these industrial uses to other locations in Whitehorse
presents significant opportunities for new development initiatives.

1.2 Background to the Marwell Planning Study

Over the past thirty years or so, the historical majority of small-to-large
contractors, trucking companies. and bulk fuel companies, has shrunk through in-
fill and sub-dividing lots vacated by owners who have preferred more recent
“industrial” alternatives, such as MacDonald Road, Kulan Industrial Subdivision
and McCrae Industrial Subdivision. From our knowledge of the area, although
the majority of the land in “Marwell” is held by industrial owners, the majority of
“users” are commercial-to-light industrial in nature.

DNA
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Since at least the early 1990’s, the Marwell Area has been experiencing “helter
skelter’ development. A number of properties have been sub-divided and/or re
developed and a number of new development applications have proceeded,
many of which do not reflect a more traditional general industrial land use
designation. The study area also includes Reserve lands under the jurisdiction of
the Kwanlin Dun First Nation.

The proposal accepted by the City stated in a preamble that comprehensive
planning for the Marwell Industrial Area is needed to ensure that:

• development takes place in a more controlled and consistent manner,

• meets the needs of property owners, and

• is consistent with City of Whitehorse planning objectives.

Furthermore, the City must plan for the servicing needs of the Marwell Industrial
Area. Sub-division of lots and new development will require improved and
extended servicing, which must be identified.

1.3 Purpose of the Planning Report

The primary purpose of the Marwell Area Planning Report is to present a number
of recommended changes to the City’s Official Community Plan and Zoning
Bylaw to address the dynamic land use and development nature of Marwell.

1.4 Planning Process & Methodology

The overriding objective of this project was to reconcile what Marwell is now with
the demands being placed on the area that collectively represent what Marwell
can become. It was decided at the outset of this project with the City of
Whitehorse that this objective could only be achieved by building a constructive
consensus among the diverse interests that represent Marwell, including the land
owners, business interests, the Kwanhin Dun First Nation, and the City. As such,
consultation formed the framework for the planning process and associated
methodology. The methodology that is summarised below incorporates both
planning and preliminary engineering activities as these generally occurred in
concert with each other.

Stage One:

• Collect, assemble and review all relevant project related materials

• Establish a Steering Committee representative of the broad range of Marwell
interests

• Inform the Marwell Public about the Project

DNA
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Stage Two:

• Complete base and flood mapping

• Prepare initial matrix of existing infrastructure

• Conduct geotechnical investigations

• Prepare a Profile of Marwell

• Steering Committee Meeting/Workshop 1

Stage Three:

• Prepare preliminary development objectives and servicing standards

• Identify preliminary capital improvements list with costs

• Prepare preliminary land use concepts for discussion

• Steering Committee Meeting/Workshop 2

Stage Four:

• Refine options and prepare draft land use strategy

• Refine options and prepare draft servicing upgrading strategy

• Marwell Property Owners Open House

• SteeringCommittee Meeting/Workshop 3

Stage Five:

• Prepare and submit draft preliminary engineering report

Prepare and submit draft planning report

• Co-ordinate presentation to City Council

Stage Sir. Complete the Project

The key feature of the methodology employed to meet the project objectives is
the conclusion of each Project Stage with a meeting with the Steering
Committee. It must be emphasised that the Steering Committee were given the
ultimate responsibility to review, discuss and ultimately ratify the
recommendations. in fact, it was the Steering Committee that presented the
planning and preliminary engineering recommendations to City Council, “as their
own,,.

1.5 Consultation & Property-Owner Participation

Consultation was a cornerstone of the planning and preliminary engineering
process. Consultation activities can be summarised as follows:

DNA
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Marwell Steering Committee: Several meetings and workshops were held
with the members of the Marwell Steering Committee throughout the four
year duration of the Project. As stated earlier, the final planning and
preliminary engineering recommendations presented to City Council on
June 4th, 2001 reflect the collective input, ideas and wisdom of the Marwell
Steering Committee.

Newsletters: Three Newsletters were sent to all Marwell Area Property
Owners and Business informing them about the project, presenting the
options and the draft recommendations. (copies provided in Appendix A)

Surveys: Two surveys were administered to Marwell Property Owners during
the project to gauge potential support for various planning and
infrastructure upgrading scenarios and to determine potential project
priorities. (see Appendix B)

Open House: An Open House was held in January, 2001 to present the
results of the 2nd Survey to Marwell Area Property Owners and draft
planning and engineering recommendations.

1.6 Preliminary Engineering Report — Linkage to Planning Report

The Marwell Preliminary Engineering Study (May 2001), also prepared by David
Nairne & Associates Ltd., is a companion document to the Marwell Area Planning
Report. The Preliminary Engineering Study was closely integrated throughout all
aspects of the planning process.

The Preliminary Engineering Report contains the following items:

• Geotechnical Assessment

• Environmental Review

• Flood Hazard Assessment

• Roads

• Potential Subdivisions and Road Extensions

• Drainage

• Sanitary Sewers

• Water Distribution

• Power, Telephone, Cable. Streetlighting

• Construction Phasing

• Local Improvement Charges

Many of the infrastructure upgrading recommendations flow directly from the land
use and development recommendations.

DNA
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2.0 MARWELL — A BRIEF PROFILE

2.1 Location & Study Area Boundaries

The Mar-well Area is located immediately north of Downtown Whitehorse. As
described in Figure 2.1, the Marwell Area is generally bounded on the south by
2nd Avenue, on the east by the Yukon River, on the west by Range Road
escarpment and on the north by the Marwell Wetlands and the escarpment below
the Takhini Trailer Park.

2.2 Land Ownership

The Marwell Area is characterised by a blend of land ownership that includes
various government agencies, large and small owners and owners with several
parcels scattered throughout the Study Area in addition to a large block owned
by the Kwanlin Dun First Nation. In addition to the large block of Reserve land
under the jurisdiction of the Kwanlin Dun First Nation, land ownership patterns
were generally established during the Second World War with large blocks under
the jurisdiction of the Federal Government that eventually were transferred to the
Territorial Government as well as large blocks purchased by the Yukon and
White Pass Corporation.. Over the years, much of the land ownership was
diluted through subdivision although the Territorial Government and successors
to White Pass retain ownership over large blocks in Marwell.

2.3 Kwanlin Dun First Nation Interests

The Kwanlin Dun First Nation (KDFN) has a large block of land in Marwell
commonly referred to as Lot 226 which was also recently confirmed as Indian
Reserve No. 8 which has been a Reserve since 1921. Lot 226 covers over 1/3 of
the Study Area. The First Nation are currently in comprehensive land claim
negotiations with the Federal and Territorial Governments, but at this time, the
First Nation’s land selections have not been finalised. They have attended
Steering Committee Meetings as “observers” but have made it clear that they are
not formally members of the Steering Committee.

The KDFN requested that land use and development recommendations arising
from the Marwell Area Planning Study do not address the potential use and
development of Lot 226. Also, the KDFN have stated that they have historic and
continuing ties to the Marwell Area, and in particular, the Yukon River waterfront.

2.4 Existing Land Uses

As noted earlier, the land use profile of Marwell is ever-changing and is
consequently difficult to describe in conventional terms. Over the last 20 or so
years, the existing land use pattern has evolved from a general industrial theme
to a more light industrial and service commercial pattern. Figure 2.2 provides a
generalised description of the existing land use patterns. It should be noted that

DNA
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the ‘lines” describing different land uses should be loosely interpreted, much the
same way that one would describe Marwell in general.

2.5 Predominant Site Features

DNA

General Topography

Marwell is located on a northward extension of the broad bench that contains the
City’s Downtown area. As noted in Figure 2.1, the vast majority of Marwell is
relatively flat with little topographic relief. The Area is bordered by steep
escarpments to the west and north.

Soils

The site is generally underlain by sands and gravels ranging from clean to silty.
There are also silt and organic soils present in some locations. Groundwater
levels are generally within 2.5 m of the surface and in some locations as shallow
as 1 .0 m. Granular fill has been placed in some areas of roads and lots.

General Description of Existing Land Uses:

IH Heavy Industrial

Cs Service Commercial

Figure 2.2: Generalised Existing Land Uses

15 Service Industrial

U Undeveloped
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Drainage

Much of the Marwell area has drainage problems. The area east of Copper and
Quartz drains generally eastwards towards the river but fails to reach the
riverbanks due to a sag in the topography about 150 m before the river. This
results in significant ponding in the area of Gypsum Road, which is also subject
to flooding. Ditches and swales along
Tlingit road generally head east, but
also have major sags at Galena and
east of Copper. Ditching and swales
along Industrial road stop or encounter
sags which results in ponding east of
Galena and near Gold and at
intersections. The other roads in this
area have even less positive drainage
to the roadside swales. A strip some
150m wide next to the river along the
south-east area drains directly to the
river.

Lot drainage only partially drains to the roads. For example a low area between
Galena and Platinum collects water that overflows into the sanitary sewer when it
becomes deep enough. Drainage from lots and roadways is generally forced to
percolate into the ground when unimpeded by frozen or saturated conditions.

Copper road and a portion of the adjacent lots drains to the creek at the north
end via a section of curb and gutter. The west gutter is often overloaded during
runoff from the large basin which extends up the hill to Jasper Road.

Quartz Road has a storm sewer which collects water from the curb and gutter
and discharges it to the river. This system also collects water from Industrial
Road west of Quartz, Jasper Road and much of the YTG lands west of Quartz.
A portion of the YTG lands adjacent to 2 Mile Hill appear to discharge
southwards onto what was previously wetlands and is now a development site.

Sensitive Areas

Marwell has three areas that are considered to have sensitive environmental
attributes that should be acknowledged in the assessment of land use and
development opportunities. The areas have been identified in recent work
completed by the City of Whitehorse through its ecosystem mapping projects.

1. Marwell Wetlands: The wetlands are generally located north of the
developed area of Marwell and are bounded by the Takhini Trailer Park bluffs
and the Yukon River. The extent of the Marwell Wetlands is described in
Figure 2.3 as “Area 8” which is derived directly from a report prepared for the
City entitled “Defining Ecologically Based Significant Wildlife Areas” (2000).
The Report states that:

DNA
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“The wetland is somewhat unique within Whitehorse in that it
experiences a large water fluctuation based on seasonal discharge
patterns of the Yukon River. This hydric wetland environment
provides suitable conditions for a number of rare plants. The
wetlands also appear to receive a substantial Thput of water from a
small creek draining the area to the west of Copper Road.”

Old Village (Marwell) Wetlands
Wildlife Area

High Wildfe Values.
High Environmental Sensitivity

High Wdhfe Vues,
tThderate Environmental Sensiti by

Hh En rcnrnr’tai Sensitivt

Figure 2.3: Marwell Wetlands

Ecosystem Unit Boundaries

Titled Lands çupdated March. 1g)

From City of Whitehorse Significant Wildlife Areas Report (2000)

Zone of awareness of Significant Wildlife
/ Areas. Actual buffer vidth to be determined

on a site-by-she basis

DNA
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As noted in Figure 2.3 above, the
small creek that flows into the
wetlands from the south west is
classified as having a “High
Environmental Sensitivity”. The large
wetlands (shown in red) are classified
as having both “High Wildlife Values”
and “High Environmental Sensitivity”.
It should also be noted “Zones of
Awareness” are also indicated which
should be reflected in potential land
use decisions.

2. Quartz Road - Yukon River: This sensitive area is located adjacent to old
railway tracks and Quartz Road in the south-east corner of the Marwell Area.
The extent of this sensitive area is described in Figure 2.4 as “Area 6” which
is derived directly from a report prepared for the City entitled “Defining
Ecologically Based Significant Wildlife Areas” (2000). The Report states that:

“This wildlife area
is centred on the
shallow water and
island habitats
along the west
bank of the Yukon
River at Kishwoot
island. The small
islands and
sheltered side

____

channels of the
Yukon River create
excellent bird
habitat; this area is
one of the most
accessible places
to view waterbirds,
neotropical
migrants and other
passerines in the
Whitehorse area.”

I

Creek That Flows To Marwell Wetlands

Quartz Road -• Yukon River
Wildlife Area

AW”

Marv;II .—.

F
- 1 / d,striai

Ar,a

‘.aLes _cne 3,sa;fleSS cr 1:;—:

,.nr’cr’tai Acr,3t brre ,rrr re crr,r
en a se-by-se basis

f,’aceae Err:, r,€rr 5:p

HrEr,, —-r-:a Snr

Figure 2.4: Quartz Road — Yukon River

From City of Whiteh3rse Siqnificant Wildlife Areas Report (2000)

DNA
D.eldN.Irn.A..eeI.t.. June 2001 Page 11



City of VIhitehorse
Marwell Area Planning Report

As noted in Figure 2.4 above, the area immediately to the east of Quartz
Road (shown in red) are classified as having both “High Wildlife Values
and “High Environmental Sensitivity” It should also be noted “Zones of
Awareness” are also indicated which should be reflected in potential land
use decisions. As well, the unique location of the area also presents an
exciting opportunity to integrate wildlife viewing, interpretive and trail
elements into carefully design physical development initiatives.

3. Yukon River Waterfront: The third area encompasses the Yukon River
and its western waterfront that borders the Marwell Area. This area is
considered sensitive in the sense that potential activities along the

Yukon River. As well, the waterfront
and 4-season recreational opportunities
in any land use and development

waterfront may impact on the
provides significant interpretive
that should be addressed
recommendations for the Marwell Area.

2.6 1994 Official Community Plan — Current Designation, Objectives & Policies

The 1994 City of Whitehorse Official Community Plan provides some policy
direction with respect to the use and development of the Marwell Area.

Current Designations

The Marwll Area currently has three Land Use Designations.

A. Industrial — takes in the majority of Marwell

B. Commercial — takes in the southern area

C. Parks, Recreation Facilities & Greenbelt — takes in much of the Marwell
Wetlands and Yukon River waterfront

DIJA

Whitehorse,..

Figure 2.5: Land Use Designations

From C/tv of Whitehorse Off/c/al Community Plan - 1994
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Objectives

Commercial Area Objectives: 3.2 (1) - To support and enhance commercial
areas outside the Downtown while ensuring the continued strength and
viability of Downtown.

Industrial Area Objectives: 3.3 (3) — To encourage the Copper — Quartz
Corridor through Marwell to continue the transition to a mix of commercial
and light industrial uses.

Policies

Commercial Area Policies: 3.2.1 (2) — The low lying area between Two Mile
Hill Road and Quartz Road, adjacent to Downtown and extending into the
Marwell industrial subdivision, should be developed as a commercial/light
industrial mix, in order to provide an area of transition between Downtown
and Marwell.

Industrial Area Policies: 3.3.1 (2) — The City shall work with the Kwanlin Dun
First Nation in planning for the further expansion of the Marwell Industrial
Park northward.

3.3.1 (3) — Appropriate measures should be encouraged to alleviate
seasonal flooding in the low-lying portion of the Marwell Industrial Park.

3.3.1 (4) — Incompatible residential uses in the Marwell Industrial Park
should be encouraged to relocate to more suitable residential
neighbourhoods.

3.3.1 (5) — Industrial uses located Downtown shall be directed to more
appropriate industrial subdivisions, such as Marwell, as redevelopment
occurs.

3.3.1 (8) — Unsightly industrial development visible from major roadways,
such as Two Mile Hill Road and the Quartz-Copper corridor, shall
be encouraged to clean-up and provide visual buffers.

DNA
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Current Zoning

Current zoning the Marwell Area is summarised on Figure 2.6 which is sourced
from the City’s Zoning Bylaw No. 97-42.

Marwell Zones:

Is Service
Industrial

CS Service
Corn me rcia I

CH Highway
Commercial

UR Urban
Reserve

PU Public Utilities

DNA

Figure 2.6: Current Zoning

From City of Whitehorse Zoning Bylaw 97-42
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2.8 Site Servicing

The profile of existing site servicing is based on information on the Marwell Area
Preliminary Engineering Study (May, 2001) prepared by David Nairne &
Associates Ltd. for the City of Whitehorse.

Road Network

The existing road network in Marwell appears to have evolved over the years
since the refinery was constructed on the site in 1942 and dismantled in 1946.
Airphotos from 1946, 1963, 1976, 1985, and 1993 reveal the sequence and
approximate timeline of the construction of the roads.

• In 1946 a grid of roads interconnected through the refinery with the axis
parallel to what is now Industrial road. Road access to the area was from 2
Mile Hill, and also from the east.

• In 1963 Industrial Road has been constructed and is the main access and
artery. Many of the original roads appear to have been removed. Galena
Road connects to the residential area on Band lands with it’s grid of roads
including a portion of what is now Tlingit Road. Gold, Silver and Granite road
are in place.

• In 1976, Quartz and Copper roads are in place, with a sharp bend at the
connection between them. Tungsten and Gypsum and Jasper have been
constructed.

• In 1985 Copper has been extended as Mountainview Drive and the sharp
bend removed at the connection to Quartz. Platinum is in place and connects
to Tungsten but not Tlingit. Tlingit has been extended to Copper. Tungsten
has been extended to the river.

• By 1993, Tlingit has been connected to Tungsten, and the houses on the
Band subdivision have been removed. Copper Road has been paved.

The asphalt roads, Copper and Quartz, are in good condition, as their
construction dates back to about 1989. The BST surfaced roads are in fairly
good condition, with some evidence of frost heaving. The gravel roads also in
fairly good condition although the drainage swales and ditches lack positive
profiles and outlets which result in significant ponding in many locations. Dust
can be a concern in dry weather and mud can be a concern during wet weather.

Sewage System

Conventional gravity sanitary sewers were installed along Quartz, Industrial and
Galena in 1976 and 1977 using 200, 250, and 300mm diameter AC pipe. These
mains connect to the existing 600mm trunk sewer at Tlingit and Galena. The
trunk sewer brings sewage from the residential areas above Marwell to the
Marwell Lift Station at the river. The City does not report any significant
problems with the gravity sewers other than annual flushing requirements.

DNNII June2001 Page 15
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In 1988, an insulated 50mm diameter forcemain and 40mm diameter services
were installed on Copper Road at a depth of about 1 .2m, with private lift pumps
installed on each property. This Copper Road system was installed to reduce
construction costs of conventional gravity sewers in high groundwater conditions,
but has been subject to many pump failures due to lack of capacity in the
forcemain. Some improvements were made in 2000 to this system as noted in
Section 9.3 which follows.

The Gold Road area is not serviced by City sewers, and owners in that area use
alternate means such as holding tanks and septic fields.

Water System

Marwell water is supplied by the City system from a PRV station at the 2 Mile Hill
Booster Station which provides a hydraulic grade line of 700.8m. Conventional
installation watermains were installed along Industrial, and Galena in 1972,
using 250 mm diameter ductile iron pipe. The mains were extended further along
Quartz and into the YTG lands to the west with 150 mm diameter mains. In 1988
a shallow bury insulated 200mm ductile iron main was constructed on Copper
road. Following some freezing problems the main was extended along Tlingit in
250mm diameter to connect to the Galena main and a recirculation pump and
boiler was added in the city Transit building on Tlingit to direct water in a counter
clockwise loop around Copper, Industrial and Galena. The boiler was designed
to keep water temperatures above 4 deg. C.

In 1992 the watermain was extended along Tlingit to Platinum in 250 mm ductile
iron with a 50mm recirculation line and pump installed. The pump is located in
the Yukon Electric building but is operated by the City.

The Gold Road area as well as Platinum, and Tungsten Roads are not serviced
by City water mains, and owners in that area use alternate means such as wells
and storage tanks, and are without fire protection other than the small amount of
water that can be carried by a fire truck.

Some winter “bleeding” of water services may be practised in some areas.
Hydrants are located along the roads at 120 to 170m spacing. The newer
hydrants are the in-line type. The older ones are offset are short distance from
the main and do not generally have freezing problems.

DNA
June 2001 Page 16



3.0 LAND USE & DEVELOPMENT ISSUES

3.1 Development Activities & Trends

City of Whitehorse
Marwell Area Planning Report

The Marwell Area has evolved from the City’s original general industrial district to
an area that provides a very broad range of general industrial, light industrial,

population grown the
general industrial area
the City’s Downtown
Rising property values are a real
demonstration of the evolution of
M arwe II.

The pace of this evolution has been
determined by prevailing economic conditions. ..The economy of both the City
and Yukon in general has been lacklustre in recent years and this is no doubt
reflected in the slower pace of physical development activities in the Marwell

Notwithstanding the slower
economy over the last several
years, one measure of
Marwell’s mixed use character
is the variety in the City’s
Business Permits for Marwell
as demonstrated in 1996 data
provided by the City.

Based on the 1996 data from
the City of Whitehorse, 50%

_________________________________________

of the Industrial Business
Permits were for Contractors,

25% for transportation related businesses and 11% for fuel dealers.

In terms of development
activity, based on data provided
by the City, between 1987 and
1996, the City granted an
average of 20 Building Permits
per year. It is likely that this
rate of development has slowed
within the last 5 years due to
prevailing economic conditions.

DNA
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commercial uses.
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There are a small number of recent development initiatives that are contributing
to the on-going evolution of Marwell from an industrial area into a broader mixed
use area including:

• The proposed Chilkoot Commercial Centre located in the southern area of
Marwell between Quartz Road and 2 Mile Hill just north of Beaver Lumber,
This large multi-store commercial centre will dramatically increase the
intensity of service commercial uses and activities in the Marwell Area;

• The proposed River Place development in the southern area of Marwell at the
near north-east corner of Quartz Road and 2 Avenue may introduce a blend
of service commercial and low density, multi-unit residential development to
the Marwell Area.

3.2 The Official Community Plan

Current Designations:

Notwithstanding that the designations in the OCP are intended to provide a very
general framework for land use, the current designations do not accurately reflect
the broader land use mix that now characterises the Marwell Area either with
respect to the blend of service commercial and light industrial uses or the
Marwell Wetlands that are offered limited acknowledgement.

The Official Community Plan should be amended to better reflect the on-going
evolution of the Marwell Area and provide a strong framework to guide and direct
that evolution.

There are still a small number of
general industrial enterprises that
continue to operate in the Marwell

____

Area as contributors to the local
economy including providing
employment opportunities. In the
longer term, many, if not most, of

____

these enterprises will likely relocate to
another industrial site within the City.
It is critical that these industrial
enterprises have alternative
appropriate locations to relocate to. As well, while they continue to operate in
Marwell, they must feel welcome to do so, In other words, while Marwell
continues to evolve into a service industrial/commercial district, the general
industrial uses must be acknowledged.

OCP Oblectives:

The commercial and industrial area objectives are still considered generally valid
and do recognise the mixed use nature of Marwell, The need to discourage new

—.

-

__

r ILL

-

North 60 Tank Farm
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commercial development initiatives from “leaking from the Downtovin is still an
important objective for the City.

There are currently no OCP Objectives that speak to the need to protect the
unique environmental assets associated with the Marwell Wetlands, nor the
potential development of a trail network along the Yukon River waterfront.

OCP Policies:

The various commercial, industrial and open space policis generally address
issues that continue to be important for the City. The policy to work with the
Kwanlin Dun First Nation is overshadowed by the First Nation’s on-going efforts
to negotiate a Land Claims Agreement with the Federal and Territorial
Governments. The issue of residential uses in Marwell continues to be
problematic however evidence suggests that the majority of current residential
uses are in fact ancillary to service industrial activities.

3.3 Zoning

The current zoning for Marwell is problematic for the following reasons:

The IS zone does not reflect the existing ‘service commercial” uses and
activities that predominate in many areas of Marwell;

• The IS zone is inconsistent with the Marwell Wetlands sensitive area as well
as the Quartz Road-Yukon River sensitive area

• The existing “heavy industrial” activities are inconsistent with the intent of the
IS zone

Cs — Service Commercial Zone:

The zoning challenge for Marwell is to ensure that the City’s Service Commercial
Zone is appropriate for the current and future uses and development initiatives
that will occur throughout Marwell.
Marwell development will be
heavily dependent on auto-access
for the foreseeable future. For
example, while the minimum lot
size is currently 464 m2, it is likely
that actual service commercial
type developments will occur on
lots much larger, say over 1,000
m2, especially to meet off-street
parking requirements and outdoor
storage needs.

As well, the current CS Zone front,
side and rear yard setbacks are 0.0 metres. It should be recognised that the
types of service commercial initiatives expected in Marwell will result in open

I.

.

Service Commercial Uses on Copper Road
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front, side and rear yards, again to accommodate off-street parking and outdoor
materials and equipment storage.

Yukon River Waterfront:

Another zoning-related issue is potential development adjacent to the Yukon
River waterfront. The City may wish to consider requiring dedications or
setbacks In order to protect the waterfront and set aside lands for future trail or
public access initiatives. —

3.4 Servicing Capacities & Concepts

Sewage System

An analysis undertaken by DNA for the preparation of the Marwell Preliminary
Engineering Study (May, 2001) indicates that all gravity sewers will have
sufficient capacity for future projected flows based on the proposed land use
recommendations except for a number of small exceptions:

• Galena Drive sewer — 10 to 16% overloaded

• Last leg of Industrial Road sewer — 5% overloaded

• Last leg of Quartz Road sewer — 1% overloaded

It is recommended that further analysis during engineering design work will
confirm whether the above-noted mains actually require upsizing to meet
anticipated, “build-out” sewage flows.

Water System

An analysis undertaken by DNA for the preparation of the Marwell Preliminary
Engineering Study (May, 2001) indicates that with recommended upgrading to
the existing mains, the potential demands associated with full development of
Marwell can be met including fire flows.

3.5 Flooding Hazards

DNA
June 2001 Page 20

The Marwell Area is prone to flooding.
The area is relatively low with a relatively
minor grade change between the Yukon
River and much of Marwell. A
background contribution to the
Preliminary Engineering Study (May,
2001) was the preparation of the Yukon
River Floodplain Study (May, 1997) by
Northwest Hydraulic Consultants. This
Report concluded that “The Marwell
Industrial Area has a much greater risk of
being flooded by Yukon River ice dam
rela ted water levels than by open water

January 2001 Flooding in Marwell

floods.” The Report goes on to

David Main, I.t..
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recommend a design flood level be adopted including a safety allowance. This

recommendation is incorporated in the Preliminary Engineering Study (May,

2001).

An ice jam event occurred in January, 2001 which resulted in flooding of the Gold

Road area of Marwell. The water level reached a peak on January 2nd The

design flood limit of elevation 6322 was reviewed on the site on January 2 and

found to correspond well with the actual location of the floodwaters. This limit of

flooding was also recorded by photos taken on Silver Road and at the foot of

Industrial Road.

3.6 Environmentally Sensitive Lands

As noted in Section 2.5, the Marwell Area has environmentally sensitive lands

that have been formally acknowledged in recent work completed by the City as

part of a large scale Ecosystem Mapping Project. These environmentally

sensitive areas include:

1. The Marwell Wetlands

2. The Quartz Road — Yukon River area

The adoption of land use and development recommendations for Marwell must

contain objectives and policies that protect these unique environmental assets

and where feasible and safe, encourage the development of features to enhance

public access.

3.7 Yukon River Corridor

The proximity of the Yukon River is a unique feature of the Marwell Area. The

river, has for the most part been ignored with the land development in Marwell

turning its back on the waterfront except when freight was loaded and off-loaded

in years past. The waterfront is now difficult to access. The riverside within a 30

metre setback area has dense brush which restricts views of the river.

There is a strong potential for development which would benefit the land owners

of Marwell, City residents as well as visitors, that being the development of a trail

network and interpretive features along the waterfront. The possibility of

constructing a dyke along part of the waterfront to mitigate against flood hazards

provides a unique opportunity to integrate a recreational trail as well as

interpretive features. Also, the City has been considering operating a “trolley”

system utilising the White Pass railbed in the Downtown area. There may be an

opportunity to extend a “trolley” system into the southern area of Marwell with a

terminus in the lands currently owned by the Yukon Government. The “trolley”

system may also require a storage facility that could be located on the

Government of Yukon lands if deemed feasible.
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3.8 Industrial Land Supply

It was noted in Section 3.2 that it is incumbent upon the City (with the
Government of Yukon) to ensure that there is an adequate supply of industrial
land to meet current demands and allow for the growth of the City’s economic
base. Based on anecdotal evidence, several large property owners in Marwell
that have “general industrial” enterprises plan to relocate from Marwell to
alternative sites in the City. Two factors have been mentioned in their potential
decision to relocate:

1. They are generally seeking industrially designated sites in reasonably
close proximity to the Alaska Highway.

There is anecdotal evidence that suggests that the City has an insufficient
supply of industrial land to meet current demands let alone a supply to
accommodate future economic growth related needs. Working with the
Government of Yukon (the major land owner and developer), the City should
identify current and forecasted demands for industrial land and if it is
determined that the supply is inadequate, initiate planning to expand the
supply.

2. They are seeking certainty with respect to the use and disposition of their
current land holdings in the Marwell Area.

The recommendations contained arising from the Marwell Area Planning
Study should provide the large land owners with the certainty that they are
seeking.

3.9 Property Owners Survey & Open House

The Marwell Area Steering Committee, with the consultants, developed a
package of preliminary land use and infrastructure upgrading recommendations
in the Fall of 2000. The Steering Committee was anxious to present these draft
recommendations to the Marwell property owners before giving them their final
blessing and presenting them to the City Council.

Property Owners Survey

In early January, 2001, a Brief Survey was delivered to all Marwell Property
Owners to describe the work and draft recommendations arising from the
Marwell Planning Study and provide an opportunity to indicate agreement or
disagreement with the draft recommendations. According to City Property
Records, there are a total of 88 distinct owners who own approximately 200
separate properties throughout the Marwell Area. The surveys were colour-
coded to facilitate tracking results in four separate areas to provide a more
accurate picture of localised priorities and corresponding choices. The four
areas are described as follows:

DNA
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A. Gold Road Area: predominantly smaller lots in the east-central area of
Marwell fronting directly on the Yukon River as well as the site of the January
2001 ice dam flooding event.

B. Large Lots: the remaining large lots that accommodate some of the general
indUstrial uses including the tank farm, fuel depots and YTG works yard.

C. Industrial Road: mainly the lots flanking both sides of Industrial Road from
south of Calcite Road to Two Mile Hill Road.

D. Copper Road: primarily the smaller service commercial properties flanking
both sides of Copper Road.

A total of 25 surveys were completed resulting in a response rate of 28.4%
(25/88). While the response rate of 28.4% may be disappointing, all areas of
Marwell were represented, with distribution as follows:

Gold Road Area 8

Large Lots 7

Industrial Road 7

Copper Road 3

Total 25

The Property Owners Survey contained a total of 6 questions, 4 related to land
use and 2 related to infrastructure. Survey highlights include the following:

• The results are consistent across all 4 areas of Marwell;

+ Over 75% of survey respondents feel that the Official Community Plan should
be changed to provide a mix of industrial and commercial uses;

• Over 75% of survey respondents generally agree with the proposed
infrastructure upgrading strategy with the strongest support for road
upgrading throughout Marwell;

• Just over 60% of survey respondents prefer roads with curb and gutter.
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The results of the Survey are summarised in the following table

Figure 3.1: Marwell Property Owners Survey — Jan. 2001: Summary of Results

Land Use & Development Gold Rd. Large Industrial Copper Total*
Lots Road Road

Questions Y N Y N Y N V N Y N

1 Do you agree with the 2 3 0 7 2 4 1 1 5 15
current OCP Designation of
“Industrial” for Marwell?

2 Should Marwell be re- 2 5 3 3 2 4 1 1 8 13
designated as Commercial
in the OCP?

3 Do you feel that the OCP 5 3 6 1 6 1 2 1 19 6
should be changed to
provide a mix of Industrial
and Commercial uses?

4 If you agree with a mix of See Appendix A - Survey Comments Summary
Industrial and Commercial
uses for Marwell, please
show where they should be
encouraged.

Infrastructure Upgrading Gold Rd. Large Industrial Copper Total*
Lots Road Road

Questions YIN YIN YIN YIN YIN
5 Are you in favour of See Appendix A - Survey Comments Summary

upgrading Marwell’s
infrastructure for your Area?

5.1 Water system extension to 5 3 5 1 6 0 2 1 18 5
Gold Road Area

5.2 Sewer system extension to 5 3 5 1 6 0 2 1 18 5
Gold Road Area

5.3 Road upgrading throughout 7 1 5 2 5 2 3 0 20 5
Marwe II

5.4 New Storm Drainage system 5 3 5 2 5 1 2 1 17 7
throughout Marwell

6 Which Road Option do you See Appendix A - Survey Comments Summary
prefer?

6.1 Roads with curb & gutter 4 3 4 2 13

6.2 Roads with no curb & gutter 4 2 1 1 8

A number of totals do not add up to 25 as responses were riot provided to all questions.

DNA
June2001 Page 24



City of Whitehorse
_____

_____

Marwell Area Planning Report

Property Owners Open House

A Marwell Property Owners Open House was held on January 3Qth
, 2001 in the

Finning Boardroom. The purpose of the Open House was to present the results
of the Marwefl Property Owners Survey and seek public comment and input
towards the development of final draft land use and infrastructure
recommendations for the Marwell Area.

Approximately 20 people attended the Open House over a 5 hour period, with a
majority coming from the “Gold Road” area of Marwell. Several Steering
Committee Members were also able to attend the Open House. The Property
Owners who attended were in general agreement with the results of the Property
Owners Survey. Input and comments from the property owners can be
summarised as follows:

• Floodproofing: The recent ice-damming event and related flooding in the
Gold Road area prompted several comments and queries with respect to the
need for some form of flood-proofing in the area. There appeared to be
consensus around the option of constructing protective dykes along the
Yukon Riverfront as opposed to raising the area’s roads and lots.

• Infrastructure Upgrade Priorities: There were many questions relating to
the timing and priorities that will be used to develop an implementation
strategy for the upgrading of Marwell infrastructure. As might be expected,
the Gold Road area community, who were well represented at the Open
House, are somewhat anxious about the potential timing of water and sewer
extensions to their area along with the need for floodproofing measures.
There were also some comments relating to the need for fire protection
capacity in the Gold Road area.

• Road Upgrading: As noted in the survey results, approximately 60% of the
respondents prefer roads with curb and gutter to those without. The Property
Owners who attended the Open House forwarded several roads-related
comments around the central theme of “what makes the most sense for
Marwell”. It is fair to say that the wide diversity of traffic volumes and types
will require road specific upgrading approaches, especially where heavy
traffic accesses properties along Industrial Road.
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4.0 RESPONSES & RECOMMENDATIONS

4.1 A Vision for Marwell — Long Term Framework for Change

Land use and infrastructure upgrading recommendations have been developed

for consideration by the City of Whitehorse after extensive consultation with the

Marwell Area Steering Committee and Marwell Property Owners. These

recommendations reflect input and suggestions provided by the Steering

Committee over the last few months as well as the results of the Property

Owners Survey and input provided by the Property Owners at the January 30th

2001 Open House. There is a good degree of consistency amongst the three

sources of input. As such, the foflowing recommendations reflect a strong

consensus amongst the Steering Committee, which includes senior City staff,

and the Marwell Community.

It must be noted that the Kwanlin Dun First Nation, who own Lot 226 (a large

block of land comprising approximately 1/3 of the Marwell Area) are not a

member of the Steering Committee although they attended and participated in

most of the Steering Committee meetings. The Kwanlin Dun First Nation has

requested that the Marwell Area Land Use and Development Recommendations

represent neither the First Nation’s acceptance nor rejection.

The central land use issue facing Marwell is reconciling the current 1994 Official

Community Plan (OCP) designation of Industrial with the current land use profile

and recent development trends in Marwell over the last 5 to 10 years. The

current OCP acknowledges and encourages the transition of the Quartz-Copper

Corridor to a mix of commercial and light industrial uses. Since 1994, the

transition has spread beyond the Corridor to other areas of Marwell including

Industrial Road, Calcite Road as well as parts of the Gold Road Area.

Based on input from the Steering Committee, the Property Owners Survey and

the Property Owners Open House it can be concluded that:

• The current OCP designation of Industrial is not appropriate;

• There is limited support for redesignating Marwell as Commercial;

• There is significant support to more strongly acknowledge that Marwell is and

will continue to redevelop with a mix of service commercial and light industrial

activities;

• Finally, there is support for the development of a trail network along the

Yukon River consistent with the recommendations contained in the Yukon

River Corridor Plan, although this support may not necessarily represent the

views of riverfront property owners.

DNA
June 2001 Page 26



City of Whitehorse

________ ________
_________

Marwell Area Planning Report

4.2 Official Community Plan Recommendations

The City is currently in the later stages of developing a new Official Community
Plan. The following items are recommended for inclusion in the new OCP:

Land Use Designations

A proposed Land Use Plan for Marwell is presented in Figure 4.1. The purpose
of the Land Use Plan is to provide a general indication of appropriate land uses
for the Marwell Area taking into account current uses and reflecting trends that
are likely to continue for the foreseeable future. It must be emphasised that the
areas shown on Figure 4.1 are approximate only and the boundaries should
not be considered absolute. It should be noted that a number of existing
properties will be rendered “non-conforming” if the recommended land use
designations are adopted. Care should be exercised to ensure that this does not
jeopardise the on-going viability of enterprises currently operating on these
p rope rties.

The Marwell Land Use Plan includes the following land use designations:

Light Industrial: LI

Light Industrial is a new designation that does not exist in the current 1994
Official Community Plan. This designation would be an alternative to a more
general “industrial” designation that is more appropriate for the City’s other
industrial use areas such as Kulan or McRae.

The objective of the Light Industrial designation is to acknowledge and protect
on-going light industrial and service industrial uses and activities, generally away
from the primary road network. Properties in the Light Industrial area are
assumed to be larger than Service Commercial type lots to accommodate, for
example, more outdoor materials and equipment storage. As well, exposure to
vehicle traffic is assumed to be less critical than for service commercial uses.

Future proposals for the use and development of Light Industrial lands at the
north-east intersection of Mountain View Drive and Tlingit Street must address
and ensure continuing protection of the adjacent small creek that flows into the
Marwell Wetlands, as described in Section 2.8 and Figure 2.3.

Service Commercial: CS

Service Commercial is a new designation that does not exist in the current 1994
Official Community Plan. This designation would be an alternative to a more
general “commercial” designation.

The objective of the Service Commercial designation is to recognise the “auto
access-oriented” commercial development that has taken place along Marwell’s
primary road network over the last 10 or so years and that is now inconsistent
with the Citys 1994 OCP. The Service Commercial designation generally covers
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the areas in Marwell that have a higher exposure to the travelling public.
Additionally, an area setback from the Yukon River has also been designated for
Service Commercial uses with the general intent that development in this area
would accommodate tourism oriented initiatives that would complement potential
public recreational and interpretive initiatives along the waterfront.

Commercial — Residential Mix: CR

Commercial — Residential Mix is a designation that currently is limited to the
City’s Downtown Plan which is part of the 1994 Official Community Plan. This
designation recognises the trend to developments that provide a harmonious
blend of appropriately scaled residential and service commercial uses.

The objective of the Commercial — Residential Mix designation is to permit the
introduction of a limited amount of new multi-unit residential development along
the Yukon River waterfront just north of the Downtown area. The designated
area already contains a limited amount of relatively new service commercial
development.

The potential use and development of lands designated as Commercial —

Residential Mix must address the existence of the Quartz Road — Yukon River
Environmentally Sensitive Area as described in Section 2.8 and Figure 2.4 by
ensuring that the unique features at this location are protected. Proposals should
also identify ways and means to provide public access and amenities along the
waterfront including connections to a potential trail network and accommodation
of a trolley-type amenity.

Environmental Reserve: ER

The Environmental Reserve designation is intended to formally acknowledge and
protect the small creek that flows northward into the Marwell Wetlands as well as
the steep slope west of the rear lots along Copper Road. As noted on Figure 4.1,
the lands designated as Environmental Reserve include approximately three
existing, developed lots located on the west side of Copper Road near the
intersection with Tlingit Street. The City should work with these property owners
to ensure that existing uses and activities are not impacting on the small creek.

Kwanlin Dun First Nation Lands — Lot 226

No land use designations have been identified for the Kwanlin Dun First Nation
lands at their request.
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Objectives:

In addition to the proposed land use designations noted above, the following
Official Community Plan objectives are recommended to guide the use and
development of lands in the Marwell Area.

A. To ensure that there is a ready supply of designated industrial land in the City
to meet current needs and equally important, to foster growth and
sustainability in the City’s economic base;

B. To respect the needs of current industrial enterprises and ensure that new
development initiatives do not negatively impact on their ability to carry on
normal, day-to-day business operations;

C. To recognise that Marwell will continue to be an area in transition expected to
meet the needs of current general industrial, light industrial and service
commercial business and property owners;

D. To accept that Marwell and its strategic location will continue to be a unique
area in Whitehorse that supports a mix of service commercial and light
industrial uses;

E. To embrace innovative redevelopment initiatives that support a blend of
service commercial and light industrial uses, and to a limited extent, tourism-
related and multi-unit residential uses where noted;

F. To encourage the redevelopment of lands adjacent to the Yukon River
consistent with service and tourism-related commercial uses and consider
residential uses in closer proximity to Downtown near the intersection of
Quartz and 2nd Avenue;

G. To protect those lands in and around the Marwell Area that are considered to
have High Wildlife Values and Moderate to High Environmental Sensitivity
according to the City’s Ecosystem Mapping Data;

H. To ensure that future subdivision proposals provide opportunities for additions
and linkages to the. existing Marwell road network;

I. To protect a corridor for a future 2’ Yukon River bridge crossing as an
extension of Industrial Road.

Policies

In addition to the proposed land use designations and objectives noted above,
the following Official Community Plan policies are recommended to guide the

use and development of lands in the Marwell Area.
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1. The City should ensure that sufficient general industrial land is available to
facilitate relocation of those uses in Marwell that are no longer considered
economic or appropriate by their current owners;

2. The City will look favourably on proposals to subdivide larger properties in
Marwell to create smaller, service commercial lots along the following roads:

• Quartz (both sides with conditions — see Policy 5)
• Copper (both sides)

• Industrial (both sides)

• Calcite (south-east side)

• Galena (both sides)

• Platinum (both sides)

A lot size of 464 square metres shall be considered as the minimum lot size
by the City in considering redevelopment proposals along the above-noted
corridors although it is expected that lot sizes in excess of 1,000 square
metres will generally be the norm to accommodate parking and the storage of
materials and equipment consistent with current Service Commercial
development throughout Marwell.

3. The City will consider proposals to develop office space along the Copper-
Quartz and Industrial Road Corridors as ancillary uses to Service Commercial
proposals;

4. The City will consider proposals to develop multi-unit residential uses along
the Yukon River in the south-east corner of Marwell near the intersection of
Quartz Road and Second Avenue. Any residential development proposals
must respect the high wildlife and environmental values associated with the
Yukon River and associated islands and channels prevalent in this area.

5. The City will require detailed site assessments to identify appropriate set
backs and site development measures to ensure the environmental and
wildlife integrity in the following Marwell area locations:

a) East Side of Quartz Road north of Second Avenue Intersection. This
wildlife area is centred on the shallow water and island habitats along the
west bank of the Yukon River at Kishwoot Island.

b) East Side of Mountainview Drive north of Tlingit Road Intersection. The
Marwell wetlands appear to receive a substantial input or water from a
small creek draining the upslope area to the west of Copper Road.

6. The City will look favourably on Service Commercial proposals located along
the Yukon River waterfront for tourism-oriented uses. The City will also look
favourably on proposals that provide clear linkages to potential trail network
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initiatives that may be developed along the waterfront including such
amenities as outdoor patios, interpretive features and the like.

7. The City will look favourably upon proposals to subdivide larger properties in
Marwell that provide new road network connections that facilitate travel
throughout Marwell and provide opportunities for further development
initiatives. New network connections include, but are not limited to:

• Industrial Road south to Quartz providing development opportunities along
the Yukon Riverfront;

• Quartz Road south to Industrial Road;

• Calcite Road south-west to either Tungsten Road or Copper Road.

4.3 Zoning Recommendations

It is likely that new development proposals will require the rezoning of properties
from Service Industrial (IS) to Service Commercial (CS).

Purpose

The “purpose” of the CS Zone, as articulated in Section 10.4 of Zoning Bylaw 97-
42 is valid and does not require amendment.

Principal, Secondary & Conditional Uses

The following additional “principal” uses may be appropriate for Service
Commercial development in Marwell and should be considered by the City:

• Commercial storage

• Equipment rentals

• Warehouse sales

No changes are required to the secondary nor conditional uses for the Service
Commercial Zone.

Development & Other Regulations

No changes are required to the “development” regulations although it should be
recognised that new service commercial type proposals will likely consist of
larger and wider lot sizes than the current minimum of 464 square metres and
the current minimum lot width of 15 metres.

With respect to potential service commercial development along the Yukon River
waterfront, the following new CS Zone regulations should be considered by the
City:

• Require a dedication of land along the waterfront for public use to
accommodate the construction of protective dyke works and/or the
development of a trail network;
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Where direct linkages to a trail network are not part of a development
proposal, require vegetation screening on the rear lots facing the waterfront.

4.4 Environmentally Sensitive Areas

The environmentally sensitive areas in Marwell present unique opportunities to
protect, and where feasible, enhance sensitive wetland and Yukon River
features. These areas provide unique opportunities for careful integration with
both development proposals in Marwell as well as linkages to other areas of the
City with unique environmental and/or wildlife values.

Marwell Wetlands

The Marwell Wetlands and associated creeks take up a significant portion of
Marwell. This area has both high environmental sensitivity and high wildlife
values. The vast majority of the Marwell Wetlands are located on the Kwanlin
Dun First Nations lands (Lot 226). At the request of the KDFN, the proposed
Marwell Plan is silent about these lands. Nevertheless, it is recommended that
the City of Whitehorse and the KDFN work closely towards the protection of the
Marwell Wetlands as a unique area in all of Whitehorse. The location of the
Wetlands provides a rare opportunity to expose residents and visitors alike to an
area with unique features. It is hoped that through co-operation between the City
and the KDFN, public access and amenities can be developed to enhance the
public’s knowledge and awareness of the special role that the Wetlands play in
Whitehorse.

With respect to the un-named creek that flows into the Wetlands from west of
Copper Road and under Mountain View Drive, it is critical that the watercourse
and the lands immediately adjacent to it are protected from further disturbance.
The creek, through careful site planning measures including site specific
setbacks, erosion and sedimentation controls, should be an important feature in
any development proposal for the lands designated “light industrial” near the
intersection of Mountain View Drive and Tlingit Street.

Quartz Road — Yukon River

This area generally encompasses the small islands and adjacent Yukon River
edge east of the intersection of Quartz Road and Second Avenue. The
challenge in this location is two-fold:

1. to ensure that proposed development initiatives do not adversely impact on
the Yukon River, small islands in the River, and the excellent, localised bird
habitat;

2. to ensure that any development proposal integrates public access and
interpretive features that expose residents and visitors alike to the habitat
features that are so close and accessible.

These challenges can be achieved through careful, site specific planning that
may include setback requirements in addition to those already included in the
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City’s Zoning Bylaw 97-42, as well as the introduction of appropriate native
vegetation, trail development, and interpretive/educational features including
signage.

4.5 Yukon River Corridor Plan

The City of Whitehorse completed the Yukon River Corridor Plan in 1999. It is
understood that the Plan’s recommendations and policies, where appropriate, will
be integrated into the City’s new Official Community Plan.

The Yukon River Corridor Plan identifies, at a broad scale, areas next to or within
the Marwell Study Area that have High Environmental Sensitivity. These areas
encompass the wetlands north of Marwell as well as some of the Marwell lands
immediately adjacent to the Yukon River in the general vicinity of Quartz and
Second Avenues.

The Yukon River Corridor Plan (1999), provides the following recommendations:

• Environmental Areas with High Sensitivity shall be kept substantially free from
disturbance;

• Any development within 100 metres of the Yukon River, or any other
stream/wetland should be subject to site specific examination;

• Areas identified with High Sensitivity can provide important educational and
interpretive opportunities. Any viewing or interpretive areas or improvements
should be developed in a manner which does not encroach on
environmentally sensitive habitat;

• Activities deemed suitable in areas of High Sensitivity include:
Hiking and jogging

> Ecological interpretation
> Environmental awareness educational programs

Wildlife viewing
> Photography and painting

With respect to the Marwell Area, the Yukon River Corridor Plan recommends
the following:

Gradual redevelopment of the Mai’well area is encouraged. This
should include provision for trail continuity along the riverfront,
consideration of tourism development opportunities, and clean up
of contaminated sites in the area.
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4.6 Yukon River Trail Development

The City of Whitehorse is adopted a Trails Master Plan in 1997. The 1997 Plan
does not explicitly identify proposed trails in the Marwell Area although it
identifies a possible linkage that appears to connect the Two Mile Hill Trail to the
Yukon River along Spook Creek.

Nonetheless, the Marwell Area, and more specifically the Yukon River waterfront,
provides a unique opportunity to develop a trail network that links the Downtown
with the Takhini and Porter Creek Neighbourhoods. This potential link is
identified on Figure 4.1 Proposed Marwell Land Use Plan. Figure 4.1 also
identifies a Spook Creek Trail link with Two Mile Hill.

Objectives:

A. To encourage the development of a Yukon River Trail corridor along the
riverfront edge of Marwell.

B. To utilise, where feasible, the abandoned Yukon & White Pass Railway
railbed for recreation trail purposes and possible future trolley use.

C. To acknowledge, in the design and development of a recreation trail corridor,
that the Marwell Area currently supports a wide range of service commercial
and industrial uses and will likely continue to do so for the foreseeable future.

D. To integrate, where feasible, potential tourism commercial related
development along the Yukon River waterfront with a recreational trail
corridor and/or a trolley line.

Policies

1. Redevelopment proposals on lands adjacent to the Yukon River must provide
public access to a Yukon River Trail Network.

2. The City will look favourably upon development proposals that enhance a
Yukon River Trail Network through one or more of the following measures:

• development of the trail itself;

• opportunities to optimise access the trail;

• integration of proposed development with the trail such as interpretive
amenities.

3. The planning, design and development of a trail network along the Yukon
River waterfront should:

• consider the possibility of the construction of a dyke along portions of the
waterfront to mitigate flood and erosion hazards
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• consider sharing a recreational corridor with a seasonally operated trolley
using the existing railbed and as such avoid potential conflicts

• consider 4-season non-motorised recreational opportunities

• include interpretive, educational features including signage at key
locations along the waterfront including references to the rich historical
legacy of Marwell such as its First Nation use and industrial importance to
the growth of Whitehorse

• consider safety features including the possible thinning of existing dense
brush to remove “blind” spots and to also enhance views “outward” toward
the Yukon River

• consider screening and security measures along those parts of the trail
corridor that run parallel , and along the “back-yards” of existing industrial
operations

• consider integrating Kishwoot Island and the Marwell Wetlands (subject to
discussions with the Kwanhin Dun First Nation) as strategic anchors to a
new trail network along the Yukon River

4.7 Potential Subdivision & Road Network Additions

The potential subdivision of the larger parcels of land throughout Marwell
provides opportunities to develop new links to the existing Marwell road network.
Careful scrutiny should be placed on subdivision proposals to ensure that new
road links can be developed and to avoid the creation of limited access cul-de
sacs. The Marwell Preliminary Engineering Study (DNA May 2001), identifies
possible road network linkages and subdivision concepts (see Drawing C-4) that
should be considered when reviewing subdivision proposals.

The potential subdivision layouts shown on Drawing C-4 reflect redevelopment of
areas that are not likely fully utilised, and cannot be utilised by new owners or
tenants without creating a serviced subdivision. The lot sizes shown are subject
to adjustment to suit demand.

The proposed future roads are shown on Drawing C-4. Most roads on private
property would require construction by the property owners, and are assumed to
occur during a process of subdivision.

The road connecting Quartz and Platinum is located about mid-way between the
river and the back of existing lots fronting Industrial Road. The road connecting
from the “road” lot on Copper to Tlingit is located to route behind the Swales
buildings on parcel I, and provide access to the rear of parcels I and K. These
roads would also provide opportunity for through traffic, although that is not the
primary purpose. The use of cul-de-sacs to discourage through traffic is not
considered practical in an industrial! commercial area.
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The connection of Gold to Tungsten Road is recommended to eliminate a long
dead end and is also required for storm sewer construction and watermain
looping. It is recommended that the City acquire the right of way when the land
is subdivided, and undertake construction of the road and utilities during the
Marwell upgrading program.

The Extension of Jade Road to Gypsum is suggested to allow subdivision of
adjacent lands if desired, and could also be utilised for extending the proposed
storm sewer to the river. The extension of Granite Road to Gypsum is suggested
to eliminate a dead end, but may not provide any other advantage in terms of
land access.

48 Future Second Yukon River Crossing

The potential bridge location is shown on Figure C-4 of the Marwell Preliminary
Engineering Study (DNA May 2001), where conceived by the City for a future link
to the east shore of the river. Further studies are necessary to confirm the exact
location and feasibility of the bridge. The City would be advised to acquire the
right of way during any subdivision of that property. The configuration of the
intersection with Platinum Road as shown may require construction to an interim
alignment if the bridge construction lags the road upgrading.
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5.0 IMPLEMENTATION

5.1 Offcial Community Plan

The City is currently undertaking a comprehensive review of its Official
Community Plan. This is an opportune time to integrate the recommended
changes to the OCP arising from the Marwell Area planning process into the
City’s overall OCP Review Process. The City can use this opportunity to present
the recommended changes for Marwell to a wider City audience.

5.2 Zoning Bylaw

The City should consider amending its current Zoning Bylaw to incorporate the
recommendations presented in Section 4.3 of this Report. The proposed Zoning
Bylaw revisions go hand-in-hand with the recommended OCP changes.

5.3 Site Servicing

The Marwell Preliminary Engineering Study (DNA May 2001), presents an overall
infrastructure upgrading strategy. The infrastructure upgrading strategy is
presented in the following Table 4.1:

Table 4.1: Proposed Marwell Infrastructure Upgrading Strategy

Road Water Sewer Drainage System Road Upgrading
Works Works

Calcite Curb/storm sewer 1Dm paved

Copper

Galena Curb & gutter 1Dm paved

Gold V V Curb & gutter 1Dm paved

Granite .7 V Curb & gutter 1Dm paved

Gypsum V Curb & gutter 1Dm paved

Industrial: V Curb/ storm sewer 14m paved
(2 Mile to Copper)

Industrial: Curb & gutter 14m paved
(Copper to Calcite)

Industrial: V V Curb/ storm sewer 14m paved
(Calcite to Platinum)

Jade V V Curb & gutter 1Dm paved

Jasper Curb & gutter lOm paved

Platinum V Curb & gutter 1Dm paved

Quartz

Silver V V Curb & gutter lOm paved

Tlingit Curb & gutter lOm paved

Tungsten V Curb & gutter lOm paved
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5.3.1 Water Works

Watermains and hydrants are proposed for extension on the streets shown in
Table 4.1, where no water infrastructure exists. Services will be connected to
properties. Some re-circulation of piping may be required for thermal protection.
Watermains will also be extended on future subdivision roads.

5.3.2 Sewer Works

Sewer mains are proposed for the streets shown in Table 4.1 where no sewer
infrastructure exists. Properties will be connected to the sewers. Sewers will
also be extended on future subdivision roads

5.3.3 Drainage

Generally, roads are proposed to have curb and gutter to convey surface
drainage. The gutters will require an outlet after approximately 300m of length,
into a storm sewer, to avoid large flows accumulating in the gutter. While curb
may be somewhat “over-dressed” for some areas of Marwell, it is recommended
due to the positive drainage it provides and because it will not restrict access to
property frontage like ditching and culverts. Gravel swales are not recommended
due to the flat grades of the site. Curb can be barrier type or rolled type; with
rolled type used where unlimited travel over the curb is required.

A stormwater pumpstation was originally considered necessary at the river to lift
water from the depth of the pipe to high river level. However, pumping can be
avoided if the collection system is split into two river discharge locations at the
foot of Tungsten and Industrial Roads. The storm piping would be installed from
the high river level (summer), with minimal cover in some locations. There are a
few areas where the road grade would require raising by about O.5m to provide
pipe cover; the roads require regrading in any case for drainage collection. The
final sections of each storm system could be constructed as a ditch, where
located away from the road network.

5.3.4 Road Upgrading

All roads are proposed to be upgraded to paved surface. City standards do not
allow for gravel or BST treatment. Industrial Road is proposed to be
approximately 14m width to allow for 4 lanes of traffic to 2 Mile Hill and also to
the future Yukon River Bridge link. Other roads are proposed at lOm width, as
per the City “Industrial Road” Standard.

5.3.5 Floodproofing

A dyke is proposed along the edge of the Yukon River to protect the lower area
of Marwell from flooding during ice-jam events on the river. A 30 metre wide
public right of way and 6m sewer easement is in place next to the Yukon River
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where the dyke can be constructed. The dyke would be an earth structure of
approximately 1 .5m height, and would also serve as a trail surface and limited
maintenance vehicle use. The storm sewer or ditch penetrations of the dyke
would be fitted with headwalls and flapgates or check valves to prevent backf low
into the storm system during high water.

5.4 Proposed Phasing of Infrastructure Upgrading

A discussion of proposed phasing of the recommended infrastructure upgrading
strategy for Marwell is presented in the Marwell Preliminary Engineerinci Study
(DNA May 2001). Construction of the infrastructure improvements will be phased
over several years to allow for financing to be handled in smaller amounts, and
for construction contracts to be more easily managed over several short
construction seasons. Considerations for phasing can be given to technical
constraints such as building upstream for sewer and drainage piping, and the
need to construct complete loops of watermains to provide circulation for frost
protection. Other criteria for phasing includes the political priorities which must
reflect the desire of property owners to make the necessary contributions for their
respective frontages.

It has been assumed that all works proposed for a given block will be constructed
in that contract; ie. piping will be installed and the road improvements will be
completed at that time.

A phasing plan has been prepared which proposes that the work be completed
over 4 phases. The proposed phasing plan is summarised as follows:

Phase 1

• upgrade Industrial Road from Gold Road to Quartz, Calcite Road and
Platinum Road;

• a drainage outfall to the Yukon River near the end of Industrial road and most
the work within the Industrial Road drainage basin;

• Platinum Road upgrading is included to provide circulation continuity for the
watermain

• dyke works are included to 50% completion only to defer some of the costs
until phase 2

Phase 2

‘ upgrade the balance of the Gold Road area, including Gold, Silver, Gypsum,
Tungsten, Granite and Jade Roads;

• sanitary sewers will be connected to the existing trunk main on Gold and
Gypsum;

• watermain circulation loops will be completed along Tungsten, Gold and
Gypsum;
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• the remaining 50% of the dyke works will be completed;

• the lower portion of the Marwell trunk sewer main east of Platinum will also be
constructed during this phase if possible.

Phase 3

• the section of Industrial Road west of Quartz, Jasper Road, and drainage
upgrading to Copper.

Phase 4

• includes Tlingit and Galena Roads

• second portion of the Marwell trunk sewer from Platinum to Copper should
also be constructed with this phase, if possible.
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THE MARWELL
Number 1, March 1997

TIMES
(they are a changin’)

Welcome to the first edition ofthe Marwell Times! The Marwell Times will be
publishedfrom time to time to provide information on the progress ofthe Marwell
Planning & Preliminaiy Engineering Study to businesses and individuals with an

interest in the use and development ofthe Marwell Area.

WHERE The Marwell Area runs north from 2nd Avenue to the bottom of the escarpment
below the Range Road and Crow Street areas and east to the Yukon River.

WHAT The City of Whitehorse has retained David Nairne & Associates Ltd. to prepare
the Marwell Planning & Preliminary Engineering Study. The purpose of the
Study is to provide recommendations with respect to the future use and
development of the Marwell Area. The Study will also explore the need to
upgrade the existing municipal infrastructure to address current deficiencies and
accommodate future growth and development.

WHO A Marwell Project Steering Conitnittee has been established to provide the City of
Whitehorse and the Consultant Team with input and direction throughout the
project and to represent the landowners and businesses of Marwell. The Steering
Committee includes the following people:

Rob Harvey - C7iairpersoii 668-2000

Torn Martin North 600 Petro .... 633-8824
Keith Bvram Pellv Const 667-6161
Scott Widmever.... Calcite Bus. Cen... 633-3183
Randy Lewis Decora Landscap.. 667-2756
Frank Sjlvestrj Redwood Realty... 668-3500
Dennis Shewfelt ... City - Planning 668-8335
Steve Duncan Duncan’s 667-6613

Ifyou are interested in participating on the Steering (‘o,,,mittee, give Rob Harve’ a call.

\ \ \ N N N N N N N N N N N N N N N N N N N N N N N N NNN N N N N N\zN \

Bob Smith Finning Tractor.668-4800
Murray Swales Kreitzer Fuel 668-7478
Ken Steele White Pass 633-7780
Yvonne Harris Kwanlin Dun ....667-6465
Cohn Farvnowski.. City - Eng 668-8307
David Parfitt Yukon Govt 667-8191



WHY Marwell is undergoing a transition of late with a wider variety of businesses,
offices and services, and a wider variety of needs all co-existing, where as once

the vast majority of owners and tenants were indeed industrial in nature. The
changing nature of Marwell has resulted in competing needs and expectations
for what Marwell should become and what purposes it should serve. For
example:

does the zoning need to change?
should there be more commercial types of development?
how or should the larger parcels of land be sub-divided?
are more roads needed and where should they go?
how should storm drainage problems be addressed?

* what road surface improvements are needed?
‘ how should the riverfront be developed?

WHAT WILL The Marwell Study will likely include a number of recommendations that

IT MEAN TO could have an impact on you, your business, and what you might be able to do

YOU? with your land holdings in the area. For example:
recommendations to upgrade the local municipal infrastructure
may result ii local improvement charges
changes in zoning may allow a wider variety of commercial uses

‘ proposed new road development may allow subdivision of larger
land holdings

new flood plain information may result in new building criteria

HOW CAN The Steering Committee will be meeting with the Consultant Team in several

YOU GET planning workshops over the next few months. You are encouraged to contact

INVOLVED’ individual members of the Steering Committee, or the Chair of the Steering
Committee, to make sure that your thoughts, ideas and concerns known to
them and the Consultant Team. The First Steering Committee Meeting is
scheduled for the afternoon ofApril 2, 1997.

In addition, the Steering Committee will be hosting two Open Houses where
you are invited to come and see what has been accomplished and voice your
opinions on the directions and recommendations coming from the Steering
Committee.

For more information, contact a member of the Steering Committee or Rob Harvey, at
668-2000.

\ \ ‘\/ /‘/



Number 2, April 1997

THE MARWELL TIMES
(they are a changin’)

..LOCATION, LOCATION, LOCATION!!!

The Plarming & Preliminary Engineering Study is now well underway. The Marwell Steering
Committee met on April 2 to discuss the project, meet the consultants and start the process of of
developing recommendations for the future use and development of the Marwell Area. To kick off the
meeting, the Steering Committee considered the following questions. Responses to the questions are
presented in order of priority.

1. What are the three best things about Marwell?
• Location and access

• Mix of uses and development
• Good development potential & reasonable land costs

2. What are the three worst things about Marwell?
+ Road conditions
• Poor drainage
• Poor services

3. What wouldyou change in Manvell?
• Do future planning including revising the current zoning for Marwell
• Upgrade the roads
• Upgrade the services

The Steering Committee Waizls To Hear From You!!

The Steering Committee wants to get some feedback and input from you before their next meeting with
the consultants. Your participation is critical to making sure that the Marwell Plan reflects your
priorities and expectations. The Steering Committee would like you to answer the following 4
questions:

1. The zoning for Marwell is mainly Service Industrial (MS). Circle your choice:

a) Should the MS zoning stay the sante with no changes?

b) Should the existing MS zoning provide more certainty about what uses are allowed in
Marwell?

c) Should Manvell be divided into separate Commercial and Industrial Zones?

2 Do you think that large parcels of land should he subdivided to increase density in the area?

YES NO

3. The City of\\iiitehorse Official Community Plan is dedicated to the protection of the Yukon
River waterfront. Are you in favour of improving access to. and along, the waterfront with a
trail svsteni?

YES NO

z/s/A N N N ‘N



4. Which of the following services are essential to your day to day business?

Sanitary Sewer: YES NO

Water: YES NO

Roads: YES NO

_____

For roads, which of the following level of service do you prefer?
URBAN: Curb & Gutter

_____

RURAL: GraveIfBST/Paved Roads with roadside ditches

Please comment below on any problems you have experienced with existing services.

Please drop offyour completed survey at any one ofthe Steering Committee
Members who are ideiitfled on the map ofMarwell, below. Also, please mark an

“X” on the map your approximate location.

The Steering (‘omnmittcL’ Thanks You In Advance For Taking The Time TO

Respomid To This BriL’fSurvey!
N \ N N N N N N N N N N N N N N N N N N N NNN
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I A Newsletter from your Marwell Area Steering Committee + the City of Whitehorse
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January 2001

After a 3 year break, we are once again working on the Marwell Planning and
Preliminary Engineering Study. The Steering Committee, pretty much intact

I since 1997, is again working with Yukon Engineering Services and David Nairne
+ Associates to prepare a Land Use and Servicing Strategy for the Marwell Area.
A list of the Steering Committee members is provided on the back.

As you may recall, the project came to a
halt in 1997 because of uncertainty over
the issue of local improvement charges and
the potential costs to Marwell land-owners.

The City of Whitehorse has a new Local
Improvement Policy. Local improvement

I
costs now apply to surface improvements
only. Sub-surface improvements, such as
water and sewer, and storm sewer services

I will be paid for by the City in full and there
is no direct cost to individual property
owners. The actual works will be

I scheduled as part of the City’s Capital
Planning process.

The City of Whitehorse is committed to
improving the surface and sub-surface
infrastructure throughout Marwell. The task
of the Steering Committee is to recommend
a servicing upgrading strategy to the City

I which will probably include:
• upgrading the roads
• improving surface drainage

•
installing water + sewer lines

Converting overhead power lines to

I underground is expensive. The City’s LIC
does not cover these costs in existing
developed areas.

The City of Whitehorse is also open to
suggestions for possible changes to the
existing zoning throughout Marwell to
recognise the area’s changing role in the
City. There is a general recognition that
Marwell has changed to support a wider
mix of service industrial and commercial
uses.

The Steering Committee needs your
help. In order to make strong
recommendations to City Council it needs
to hear from you about your preferences
with respect to a servicing strategy and
possible changes to the zoning for Marwell.
Please take a few moments to fill out the
attached Survey and drop it off at YES in
the Calcite Business Centre on Calcite
Road.

The results of the Survey will be presented
at a Public Open House scheduled for
Tuesday, January 30, 2001 in the 2nd Floor
Boardroom at Finning on Industrial Road
from 3:00 to 8:00 PM.

Improving Marwell Will
Not Happen Without

You!

See You On January 30 at the Finning Building
Marwell Area Steering Committee
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The Marwell Area Steering Committee
Rob Harvey (Chair) Yukon Engineering Services 668-2000

Roland McCaffrey YTG — Government Services 667-8191

Keith Byram Pefly Construction 667-6161

Steve Duncan Duncan’s 667-6613

George Gottschal Finning Tractor 668-4800

Rachel Lewis Decora Landscaping 667-2756

Grant Macintosh North 600 Petro Ltd. 633-8807

Mike Mickey 17077 Yukon Inc. 667-7368

Frank Silvestri Redwood Realty 668-3500

Murray Swales Swales Investments 668-6553

Scoff Widmeyer/Burt Wolfe Calcite Business Centre 633-3183

The City of Whitehorse
Lesley Cabott Manager, Planning Services 668-8337

Janet Ryan Engineering Technologist 668-8311

Wayne Tuck City Engineer 668-8306

David Nairne + Associates
Giorgio Caon Engineer 1-604-984-3503

Bruce Daykin Engineer Technologist 1-604-984-3503

Michael Kloppenburg Planner 1-604-984-3503

Any Questions? — Talk to the Steering Committee

Marwell Area Steering Commiftee
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Marwell Planning & Preliminary Engineering Study Survey

Thank you for taking the time to complete this short
survey. Your input will greatly assist your Marwell Area
Steering Committee to develop strong recommendations
to present to City Council.

__

[ExIsTING OFFICIAL COMMUNITY PLAN DESIGNATION 1
Background: While the Marwell Area is currently designated as INDUSTRIAL in the
City of Whitehorse 1994 Official Community Plan (OCP) the actual range of uses and
activities suggests an area in transition. In fact, the OCP encourages the Quartz-Copper
Corridor through Marwell to continue the transition to a mix of commercial and light
industrial uses. The current blend of industrial, light industrial and commercial uses is
generally described below.

General Description of Existing Land Uses:

HI Heavy Industrial IS Service Industrial
CS Service Commercial U Undeveloped

Marwell Area Steering Committee January 2001



N Marwell Planning & Preliminary Engineering Study Survey

N 1. Do you agree with the current OCP Designation of “Industrial” for
Marwell?

Yes No
1 I__

• 2. Should Marwell be re-designated as Commercial in the OCP?

Yes___ No___

I
I

I

I

I

I

II

II

N
N

3. Do you feel that the Official Community Plan should be changed
to provide a mix of Industrial and Commercial uses?

Yes___ Not___

4. If you agree with a mix of Industrial and Commercial uses for
Marwell, please show where they should be encouraged on the
Map:

Marwell Area Steering Committee January 2001



Marwell Planning & Preliminary Engineering Study Survey

I PROPOSAL TO UPGRADE MARWELL’S INFRASTRUCTURE

Background: Based on the work done to date, the Marwell Steering
Committee has proposed, for your consideration, the following infrastructure
upgrading strategy:

• extend water service to the “Gold Road” area of Marwell to replace trucked
delivery and provide a proper level of fire protection;

• extend sewer service to the “Gold Road” area of Marwell to replace existing on-
site sewage collection and disposal systems;

• upgrade the roads throughout Marwell including paving and adding curb and
gutter or ditching (to be reviewed);

• install a system of underground pipes and ditching to collect surface runoff
throughout Marwell to address seasonal drainage problems.

As well, the City is already planning to upgrade Industrial Road from 2-Mile Hill to
Galena to a 4 lane, curb and gutter standard similar to Copper Road. Not all
areas of Marwell require upgrading to the existing infrastructure. The table below
indicates where the upgrading is proposed.

Water Works Sewer Works

Marweu Area Steering Committee January 2001



Marwell Planning & Preliminary Engineering Study Survey

5. Are you in favour of upgrading Marwell’s infrastructure for your

Area?

System Yes No

1. Water System Extension To Gold Road Area

2. Sewer System Extension To Gold Road Area

3. Road Upgrading Throughout Marwell

4. New Storm Drainage System Throughout Marwell

If you said “NO” to any of the above, please tell us why:

There are 2 options for upgrading the roads in Marwell (independent of the

planned upgrading for Industrial Road):

A. Paved roads with full curb and gutter (approximately $615 per frontage metre based
on Local Improvement Policy of 2/3 cost share to Property Owner); or

B. Paved roads without full curb and gutter (approximately $560 per frontage metre
based on Local Improvement Policy of 2/3 cost share to Property Owner).

6. Which Option Do You Prefer? (choose one):

ption 1: Roads With Curb & Gutter

LOption 2: Roads With NO Curb & Gutter 1
Please feel free to provide any additional comments on the road upgrading.

Please drop off your completed Surveys by JANUARY 17 at Yukon
Engineering Services, #1 Calcite Business Centre, 151 Industrial Road or

Fax them to 667-2220 attn. Rob Harvey.

THANK YOU FOR YOUR INPUT - WE LOOK FORWARD TO SEEING YOU AT

THE OPEN HOUSE ON JANUARY 30th AT THE FINNING BOARDROOM

Marwell Area Steering Committee January 2001



Marwell Planning & Preliminary Engineering Study Survey Results

1. Do you agree with the current OCP
Designation of “Industrial” for Marwell?

Yes4 No 13

2. Should Marwell be re-designated as
Commercial in the OCP?

Yes

___

No

___

3. Do you feel that the Official Community Plan
should be changed to provide a mix of
Industrial and Commercial uses?

Yes 151 No 6

4. If you agree with a mix of Industrial and
Commercial uses for Marwell, please show
where they should be encouraged on the
Map:

SEE COMMENTS SUMMARY

Marwell Area Steering Committee January 2001



Marwell Planning & Preliminary Engineering Study Survey Results

PROPOSAL TO UPGRADE MARWELL’S INFRASTRUCTURE
1

Background: Based on the work done to date, the Marwell Steering
Committee has proposed, for your consideration, the following infrastructure
upgrading strategy:

a extend water service to the “Gold Road” area of Marwell to replace trucked
delivery and provide a proper level of fire protection;

• extend sewer service to the “Gold Road” area of Marwell to replace existing
on-site sewage collection and disposal systems;

• upgrade the roads throughout Marwell including paving and adding curb and
gutter or ditching (to be reviewed);

• install a system of underground pipes and ditching to collect surface runoff
throughout Marwell to address seasonal drainage problems.

As well, the City is already planning to upgrade Industrial Road from 2-Mile Hill to
Galena to a 4 lane, curb and gutter standard similar to Copper Road. Not all
areas of Marwell require upgrading to the existing infrastructure. The table below
indicates where the upgrading is proposed.

Road Water Works Sewer Works Drainage System Road Upgrading

Calcite /

Copper

Galena V

Gold V /

Granite V V V V

Gypsum V V V V

Industrial V

(2 Mile to Galena)

Industrial V V V V

(Galena to Gold)

Jade V V V

Jasper V V

Platinum V

Quartz

Silver V V V V

Tlingit V V

Tungsten V V

Marwell Area Steering Committee January 2001



Marwell Planning & Preliminary Engineering Study Survey Results

5. Are you in favour of upgrading Marwell’s
infrastructure for your Area?

System Yes No

1. Water System Extension To Gold Road Area 15 5

2. Sewer System Extension To Gold Road Area 15 5

3. Road Upgrading Throughout Marwell 18 3

4. New Storm Drainage System Throughout 15 6

Marwell

SEE COMMENTS SUMMARY

There are 2 options for upgrading the roads in Marwell
(independent of the planned upgrading for Industrial Rd):

A. Paved roads with full curb and gutter (approximately
$615 per frontage metre based on Local Improvement
Policy of 2/3 cost share to Property Owner); or

B. Paved roads without full curb and gutter
(approximately $560 per frontage metre based on
Local Improvement Policy of 2/3 cost share to
Property Owner).

6. Which Option Do You Prefer? (choose one):

Option 1: Roads With Curb & Gutter 11

Option 2: Roads With NO Curb & Gutter 8

SEE COMMENTS SUMMARY
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Marwell Planning & Preliminary Engineering Study Survey Results

4. If you agree with a mix of Industrial and
Commercial uses for Marwell, please show
where they should be encouraged:

Designate entire Marwell area as mixed Industrial and

Commercial, with a caveat that the commercial operators
squelch any future whining with respect to existing or future
industrial neighbours.(Christ Almighty, we have horses there
already!!!!)

Where it makes sense follow the existing Pattern.

Blue
Area

1.

3.

Green 1. Copper Road requires improved storm drainage.

Area

2. Allow it to grow as market requires.

Yellow 1. All commercialllight industrial.

Area

2. All current service industrial and service commercial should be

combined.

7. Indicates combined in existing entire Marwell area to Argus
Property.

Grey 1. Indicates industrial to the west, and commercial along

Area waterfront.

2. It would be nice to have some commercial lots along the river

area. (ie Restaurants, shops.)

4. It is not necessary. It is not a priority. Water and sewer are the
top priorities.

Marwell Area Steering Committee January 2001



Marwell Planning & Preliminary Engineering Study Survey Results

5. If you said “No” to any of the above, please
tell us why:

Blue 4. Would like to see water and sewer along Calcite prior to road

Area upgrade.

Green 2. How does the area flooding accommodate water and sewer

Area lines, manholes and insulated lines? How can these trenches
even be pumped out and sand filled to install a system plus
maintenance? Is a surface utilidor system and short
underpasses an option?

Yellow 3. Too expensive. We do not need water and sewer.

Area

6. Until financial implications and flooding issue addressed,
would prefer to hold off.

Grey No comments provided for item 5.
Area

Marwell Area Steering Committee January 2001



Marwell Planning & Preliminary Engineering Study Survey Results

6. Additional comments on the road upgrading:

1. I have a property that is currently serviced with water and
sewer by the City, and zoned Service Industrial. My property
includes extensive frontage on both Galena and Industrial,
and I fail to see how enhanced roadways would improve my
property value at this time. I suspect that it is inevitable that
Marwell will evolve into a Commercial zone, but in the absence
of a demonstrated demand for the amenities of enhanced
roads, I am opposed to the costs that I would have to bear.

2a. Provision for on road parking where possible. And 2b.
Incentives for businesses to enhance visual appeal.

3. Technique to eliminate ditches, but no sidewalks. And 3b.
Calcite should be widened and underground drainage used.

5. Widen road bed on Calcite with underground drainage.

Green 2. Curbs interfere with industrial traffic, parking, loading etc.,
Area and should never be installed until water system and sewer is

proven (3-4 years)

Yellow 1. Needs lots of review and individual consultation. Upgrade
Area costs $$.

3. BST or Chip seal would be adequate.

4. BST or Chip seal would be adequate.

5. BST or Chip seal would be adequate.

7. We’ve really waited too long for upgrading. Improvements will
greatly enhance investments in our area.

Grey 1. Some BST, some paved.
Area

2. Any improvement from the mud or dust we now have would be
greatly appreciated. This is a very nice area to work and live
in. Thank you for your efforts.

4. Properly maintained roads would be sufficient. No need for
curb and gutter.

Blue
Area
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City of Whitehorse

_______________

Marwell Area Planning Report

Objectives:

In addition to the proposed land use designations noted above, the following
Official Community Plan objectives are recommended to guide the use and
development of lands in the Marwelt Area.

A. To ensure that there is a ready supply of designated industrial land in the City
to meet current needs and equally important, to foster growth and
sustainability in the City’s economic base;

B. To respect the needs of current industrial enterprises and ensure that new
development initiatives do not negatively impact on their ability to carry on
normal, day-to-day business operations;

C. To recognise that Marwell will continue to be an area in transition expected to
meet the needs of current general industrial, light industrial and service
commercial business and property owners;

D. To accept that Marwell and its strategic location will continue to be a unique
area in Whitehorse that supports a mix of service commercial and light
industrial uses;

E. To embrace innovative redevelopment initiatives that support a blend of
service commercial and light industrial uses, and to a limited extent, tourism-
related and multi-unit residential uses where noted;

F. To encourage the redevelopment of lands adjacent to the Yukon River
consistent with service and tourism-related commercial uses and consider
residential uses in closer proximity to Downtown near the intersection of
Quartz and 2nd Avenue;

G. To protect those lands in and around the Marwell Area that are considered to
have High Wildlife Values and Moderate to High Environmental Sensitivity
according to the City’s Ecosystem Mapping Data;

H. To ensure that future subdivision proposals provide opportunities for additions
and linkages to the existing Marwell road network;

I. To protect a corridor for a future 2’ Yukon River bridge crossing as an
extension of Industrial Road.

Policies

In addition to the proposed land use designations and objectives noted above,
the following Official Community Plan policies are recommended to guide the
use and development of lands in the Marwell Area.
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