
City of Kelowna

Public Hearing

AGENDA

 
Tuesday, February 20, 2018

6:00 pm

Council Chamber

City Hall, 1435 Water Street
Pages

1. Call to Order

 

THE CHAIR WILL CALL THE HEARING TO ORDER:

 

1.     (a)    The purpose of this Hearing is to consider certain bylaws which, if adopted, shall
amend Kelowna 2030 - Official Community Plan Bylaw No. 10500 and Zoning Bylaw No. 8000.

 

(b)   All persons who believe that their interest in property is affected by the proposed bylaws
shall be afforded a reason-able opportunity to be heard or to present written submissions
respecting matters contained in the bylaws that are the subject of this hearing.  This Hearing
is open to the public and all representations to Council form part of the public record.  A live
audio feed may be broadcast and recorded by Castanet.

 

(c)   All information, correspondence, petitions or reports that have been received concerning
the subject bylaws have been made available to the public.  The correspondence and petitions
received after February 7, 2018 (date of notification) are available for inspection during the
course of this hearing and are located on the information table in the foyer of the Council
Chamber.

 

(d)   Council debate on the proposed bylaws is scheduled to take place during the Regular
Council meeting after the conclusion of this Hearing. It should be noted, however, that for
some items a final decision may not be able to be reached tonight.

 

(e)   It must be emphasized that Council will not receive any representation from the applicant
or members of the public after conclusion of this Public Hearing.

 

2. Notification of Meeting



The City Clerk will provide information as to how the Hearing was publicized.

3. Individual Bylaw Submissions

3.1 Eldorado Rd 485, Z17-0085 (BL11544)  - Chris and Shanna Roworth 4 - 8

To rezone the subject property from RU1 – Large Lot Housing zone to the RU2 –
Medium Lot Housing zone to facilitate a two lot subdivision.

3.2 Knowles Rd 504, Z17-0095 (BL11545) - David and Jennifer Rolleston 9 - 13

To rezone the subject property from the RU1 – Large Lot Housing zone to the RU2 –
Medium Lot Housing zone to facilitate a two lot subdivision.

3.3 Taylor Rd 255, Z17-0092 (BL11547) - 0725353 BC Ltd Inc 14 - 23

To rezone the subject property from RU1 – Large Lot Housing to RM3 – Low Density
Multiple Housing to facilitate the development of multiple dwelling housing.

3.4 Barton St 4658, Z17-0115 (BL11549) - Jason and Vicki Dreger 24 - 31

A rezoning application to rezone to RU1c – Large Lot Housing with Carriage House to
facilitate the development of a carriage house.

3.5 Bath St 2630, Z17-0108 (BL11550)  - Greencorp Ventures Inc. 32 - 48

To rezone the subject property to RM3 - Low Density Multiple Housing zone facilitate
the development of multiple dwelling housing.

3.6 Shanks Rd 4085 & 4133, TA18-0001 (BL11551) - Geen Family Holdings Ltd 49 - 71

To consider a site specific text amendment to allow temporary farm worker housing
to  accommodate  a  maximum  of  140  temporary  farm  workers  and  to  allow  a
temporary farm worker housing footprint of 0.70 ha on the subject properties.

4. Termination

5. Procedure on each Bylaw Submission

(a)     Brief description of the application by City Staff (Land Use Management);

(b)     The Chair will request that the City Clerk indicate all information, correspondence,
petitions or reports received for the record.

(c)     The applicant is requested to make representation to Council regarding the project and is
encouraged to limit their presentation to 15 minutes.

(d)     The Chair will call for representation from the public in attendance as follows:
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    (i)     The microphone at the public podium has been provided for any person(s) wishing to
make representation at the Hearing.

     (ii)     The Chair will recognize ONLY speakers at the podium.

     (iii)     Speakers are encouraged to limit their remarks to 5 minutes, however, if they have
additional information they may address Council again after all other members of the public
have been heard a first time.

(e)     Once the public has had an opportunity to comment, the applicant is given an
opportunity to respond to any questions raised.  The applicant is requested to keep the
response to a total of 10 minutes maximum.

(f)     Questions by staff by members of Council must be asked before the Public Hearing is
closed and not during debate of the bylaw at the Regular Meeting, unless for clarification.

(g)     Final calls for respresentation (ask three times).  Unless Council directs that the Public
Hearing on the bylaw in question be held open, the Chair shall state to the gallery that the
Public Hearing on the Bylaw is closed.

Note:  Any applicant or member of the public may use visual aids (e.g. photographs, sketches,
slideshows, etc.) to assist in their presentation or questions.  The computer and ELMO
document camera at the public podium are available.  Please ask staff for assistance prior to
your item if required.
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REPORT TO COUNCIL 
 
 
 

Date: Jan 29, 2018 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (TA) 

Application: Z17-0085 Owner: 
Chris Roworth 

Shanna Harvey-Roworth 

Address: 485 Eldorado Road Applicant: Chris and Shanna Roworth 

Subject: Rezoning Application  

Existing OCP Designation: S2RES – Single / Two Unit Residential 

Existing Zone: RU1 – Large Lot Housing 

Proposed Zone: RU2 – Medium Lot Housing 

 

1.0 Recommendation 

THAT Rezoning Application No. Z17-0085 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification Lot A District Lot 167 ODYD Plan 35110, located at 485 Eldorado Road, 
Kelowna, BC from the RU1 – Large Lot Housing zone to the RU2 – Medium Lot Housing zone, be 
considered by Council;  
 
AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration. 

2.0 Purpose  

To rezone the subject property from RU1 – Large Lot Housing zone to the RU2 – Medium Lot Housing zone 
to facilitate a two lot subdivision. 

3.0 Community Planning  

The subject property is within the North Mission - Crawford Sector of Kelowna. It is designated as S2RES – 
Single/Two Unit Residential in the Official Community Plan (OCP) and as such the application to rezone to 
RU2 to facilitate a 2 lot subdivision is in compliance with the designated future land use. In addition, the 
Official Community Plan urban infill policies support the densification of urban residential neighbourhoods 
where infrastructure already exists, and through sensitive development including the use of smaller lots.  
 
The subject property is fully serviced and both proposed lots meet subdivision requirements for the RU2 – 
Medium Lot Housing. 
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Based on current OCP Policy and the services available, Community Planning Staff supports this 
application. 

4.0 Proposal 

4.1 Background 

The subject property has an existing single family dwelling constructed in 1968 which will be demolished as 
a function of this rezoning and subdivision. 

4.2 Project Description 

The applicant is requesting permission to rezone and then subdivide the existing 931m2 parcel into two 
parcels. The subject property is fully serviced and both proposed lots meet subdivision requirements for the 
RU2 – Medium Lot Housing.  

4.3 Site Context 

The subject property is located west of Lakeshore Road in the Lower Mission. It is walking distance to the 
Eldorado Road beach access and the Lakeshore Recreation Corridor. The neighbourhood is characterized 
by Single Dwelling Housing, and there is one other active RU1 to RU2 rezoning in close proximity on 
Eldorado Road. 

The subject property earns a walkscore of 23 which means it is a car-dependent neighbourhood. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU1 – Large Lot Housing Single Dwelling Housing 

East RU1 – Large Lot Housing Single Dwelling Housing 

South RU1 – Large Lot Housing Single Dwelling Housing 

West RU6 – Two Dwelling Housing Semi-Detached Housing 
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Subject Property Map: 485 Eldorado Road 

 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Development Process 
 
Focus development to designated growth areas.1 
 
Compact Urban Form. Develop a compact urban form that maximizes the use of existing infrastructure 
and contributes to energy efficient settlement patterns. This will be done by increasing densities 
(approximately 75 - 100 people and/or jobs per ha located within a 400 metre walking distance of transit 
stops is required to support the level of transit service) through development, conversion, and re-
development within Urban Centres in particular and existing areas as per the provisions of the Generalized 
Future Land Use Map.  
 
Permanent Growth Boundary. Establish a Permanent Growth Boundary as identified on Map 4.1 and Map 
5.2. The City of Kelowna will support development of property outside the Permanent Growth Boundary 
for more intensive use only to the extent permitted as per the OCP Future Land Use designations in place 
as of initial adoption of OCP Bylaw 10500, except for Agri-Business designated sites or as per Council’s 
specific amendment of this policy. The Permanent Growth Boundary may be reviewed as part of the next 
major OCP update.  
 
                                                      
1 City of Kelowna Official Community Plan, Objective 5.3 (Development Process Chapter).   
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Ensure context sensitive housing development.2 
 
Sensitive Infill. Encourage new development or redevelopment in existing residential areas to be sensitive 
to or reflect the character of the neighbourhood with respect to building design, height and siting.  

Healthy Communities. Through current zoning regulations and development processes, foster healthy, 
inclusive communities and a diverse mix of housing forms, consistent with the appearance of the 
surrounding neighbourhood.  

6.0 Technical Comments 

6.1 Development Engineering Department 

All Development Engineering Requirements have been deferred until Subdivision Approval. 

7.0 Application Chronology  

Date of Application Received:  September 14, 2017  
Date Public Consultation Completed: December 11, 2017  
 
Report prepared by:  Trisa Atwood, Planner II 
 
Reviewed by:   Terry Barton, Urban Planning Manager  
 
Approved for Inclusion: Ryan Smith, Community Planning Department Manager 

 

Attachments: 

Attachment “A”: Proposed Subdivision Plan 

                                                      
2 City of Kelowna Official Community Plan, Objective 5.27 (Development Process Chapter) 
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REPORT TO COUNCIL 
 
 
 

Date: January 29, 2018 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (TA) 

Application: Z17-0095 Owner: 
David Reginald John Rolleston 

Jennifer Lynn Rolleston 

Address: 504 Knowles Rd Applicant: David & Jennifer Rolleston 

Subject: Rezoning Application 

Existing OCP Designation: S2RES – Single / Two Unit Residential 

Existing Zone: RU1 – Large Lot Housing 

Proposed Zone: RU2 – Medium Lot Housing 

 

1.0 Recommendation 

THAT Rezoning Application No. Z17-0095 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot 1 District Lot 167 ODYD Plan 15446, located at 504 Knowles Road, 
Kelowna, BC from the RU1 – Large Lot Housing zone to the RU2 – Medium Lot Housing zone, be 
considered by Council;  
 
AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration. 

2.0 Purpose 

To rezone the subject property from the RU1 – Large Lot Housing zone to the RU2 – Medium Lot Housing 
zone 
to facilitate a two lot subdivision. 

3.0 Community Planning  

The subject property is within the North Mission - Crawford Sector of Kelowna. It is designated as S2RES – 
Single/Two Unit Residential in the Official Community Plan (OCP) and as such the application to rezone to 
RU2 to facilitate a 2 lot subdivision is in compliance with the designated future land use. In addition, the 
Official Community Plan urban infill policies support the densification of urban residential neighbourhoods 
where infrastructure already exists, and through sensitive development including the use of smaller lots.  
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One of the proposed lots will require a Development Variance Application to reduce the required lot depth 
from 30.0m to approximately 27.5m due to an irregularly shaped subject property. The subject property is 
fully serviced and meets all other requirements for the RU2 – Medium Lot Housing. 
 
Based on current OCP Policy and the services available, Community Planning Staff supports this 
application. 

4.0 Proposal 

4.1 Background 

The subject property features a single family dwelling that is located on the western side of the lot. 

4.2 Project Description 

The applicant is requesting permission to rezone and then subdivide the existing 1403.5 m2 parcel into two 
parcels. Proposed Lot 1 will require a Development Variance Permit to vary the minimum lot depth from 
30.0m to approximately 27.5m. Both proposed lots meet all other requirements for RU2 – Medium Lot 
Housing. The applicant intends to preserve the existing house, however, the remaining lot has potential to 
be subdivided into 2 lots in the future should the existing house be demolished. 

4.3 Site Context 

The subject property is located west of Lakeshore Road in the Lower Mission. It is walking distance to the 
Eldorado Road beach access and the Lakeshore Recreation Corridor. The neighbourhood is characterized 
by Single Dwelling Housing, and there is one other active RU1 to RU2 rezoning in close proximity on 
Eldorado Road. 

The subject property earns a walkscore of 29 which means that most errands require a vehicle. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU1 – Large Lot Housing Single Dwelling Housing 

East RU1 – Large Lot Housing Single Dwelling Housing 

South RU1 – Large Lot Housing Single Dwelling Housing 

West RU1 – Large Lot Housing Single Dwelling Housing 
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Subject Property Map: 504 Knowles Road 

 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Development Process 
 
Focus development to designated growth areas.1 
 
Compact Urban Form. Develop a compact urban form that maximizes the use of existing infrastructure 
and contributes to energy efficient settlement patterns. This will be done by increasing densities 
(approximately 75 - 100 people and/or jobs per ha located within a 400 metre walking distance of transit 
stops is required to support the level of transit service) through development, conversion, and re-
development within Urban Centres in particular and existing areas as per the provisions of the Generalized 
Future Land Use Map.  
 
Permanent Growth Boundary. Establish a Permanent Growth Boundary as identified on Map 4.1 and Map 
5.2. The City of Kelowna will support development of property outside the Permanent Growth Boundary 
for more intensive use only to the extent permitted as per the OCP Future Land Use designations in place 
as of initial adoption of OCP Bylaw 10500, except for Agri-Business designated sites or as per Council’s 
specific amendment of this policy. The Permanent Growth Boundary may be reviewed as part of the next 
major OCP update.  
 
 

                                                
1 City of Kelowna Official Community Plan, Objective 5.3 (Development Process Chapter).   
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Ensure context sensitive housing development.2 
 
Sensitive Infill. Encourage new development or redevelopment in existing residential areas to be sensitive 
to or reflect the character of the neighbourhood with respect to building design, height and siting.  

Healthy Communities. Through current zoning regulations and development processes, foster healthy, 
inclusive communities and a diverse mix of housing forms, consistent with the appearance of the 
surrounding neighbourhood.  

6.0 Technical Comments 

6.1 Development Engineering Department 

All Development Engineering Requirements have been deferred until Subdivision Approval. 

7.0 Application Chronology 

Date of Application Received:  September 22, 2017  
Date Public Consultation Completed: December 17, 2017 
 
Report prepared by:  Trisa Atwood, Planner II 
 
Reviewed by:   Terry Barton, Urban Planning Manager  
 
Approved for Inclusion: Ryan Smith, Community Planning Department Manager 
 

Attachments:  

Attachment “A”: Proposed Subdivision Plan 

                                                
2 City of Kelowna Official Community Plan, Objective 5.27 (Development Process Chapter). 
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REPORT TO COUNCIL 
 
 
 

Date: January 29, 2018 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (TA) 

Application: Z17-0092 Owner: 
0725353 BC Ltd Inc No 
BC0725353 

Address: 255 Taylor Road Applicant: Jasbir KhunKnun 

Subject: Rezoning Application  

Existing OCP Designation: MRL – Multiple Unit Residential (Low Density) 

Existing Zone: RU1 – Large Lot Housing 

Proposed Zone: RM3 – Low Density Multiple Housing 

 

1.0 Recommendation 

 
THAT Rezoning Application No. Z17-0092 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot A, Section 22, Township 26, ODYD, Plan EPP70227, located at 255 
Taylor Road, Kelowna, BC from the RU1 – Large Lot Housing zone to the RM3 – Low Density Multiple 
Housing zone be considered by Council;  
 
AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration;  
 
AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the outstanding conditions 
of approval as set out in Schedule “A” attached to the Report from the Community Planning Department 
dated January 29, 2018;  
 
AND FURTHER THAT final adoption of the Rezoning Bylaw be considered in conjunction with Council’s 
consideration of a Development Permit for the subject property. 

2.0  Purpose 

To rezone the subject property from RU1 – Large Lot Housing to RM3 – Low Density Multiple Housing to 
facilitate the development of multiple dwelling housing. 
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3.0 Community Planning  

Community Planning supports the proposed rezoning from RU1 – Large Lot Housing to RM3 – Low Density 
Multiple Housing as it is consistent with the Official Community Plan (OCP) Future Land Use Designation of 
Multiple Unit Residential (Low Density) and located within the Permanent Growth Boundary. The subject 
property is located within 400m of the nearest transit stop, walking distance to Mission Creek Greenway, and 
is a convenient proximity to schools, transit, shopping, and both Midtown and Rutland Urban Centres.  It 
achieves the OCP Policy of Compact Urban Form (Policy 5.2.3) by utilizing existing urban infrastructure such 
as existing roads and public utilities. In addition, the RM3 zone restricts height to three storeys which is a half 
storey higher than height restrictions in the surrounding RU1 zones, therefore, this incremental increase 
meets the OCP Policy of Sensitive Infill (Policy 5.22.6).  Lastly, 16 of the 24 units will be three-bedroom units, 
supplying a type of housing that currently has low inventory within the City. 
 
A requirement of rezoning will be the dedication of ~2.5m wide road right-of-way along Taylor Road in order 
to reach the required width for the eventual cross section of the roadway and will include the construction of 
sidewalks, curb, gutter, landscaped boulevard, and storm sewer. 
 
Should Council support the rezoning, Staff will bring forward a Development Permit for Council 
consideration. There are no variances being requested at this time. 

4.0 Proposal 

4.1 Background 

The subject property was recently subdivided to create this larger parcel which is now suitable for 
development. Any existing structures would be demolished to facilitate this development. 

4.2 Project Description 

The proposed rezoning will facilitate the development of 24 townhome units featuring 8 two-bedroom units 
and 16 three-bedroom units. All units have access to a double garage with four additional visitor surface 
parking stalls. Private outdoor space is achieved through ground level patios and private second storey 
balconies. A 3.0m landscaped buffer is proposed around the entire perimeter of the site, offering privacy for 
adjacent neighbours. 

4.3 Site Context 

The subject property is located within the Rutland Sector, between Midtown and Rutland Urban Centres. It 
is within walking distance to nearby transit, schools, and Mission Creek Greenway for active outdoor 
activities. It receives a WalkScore of 60 meaning that it is somewhat walkable. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU1 – Large Lot Housing Single Dwelling Housing 

East RU1 – Large Lot Housing Single Dwelling Housing 

South 
RU6 – Two Dwelling Housing 
RU2 – Medium Lot Housing 

Semi-Detached Housing 
Single Dwelling Housing 

West RU6 – Two Dwelling Housing Semi-Detached Housing 
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Subject Property Map: 255 Taylor Road 

 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

Compact Urban Form.1 Develop a compact urban form that maximizes the use of existing 
infrastructure and contributes to energy efficient settlement patterns. This will be done by increasing 
densities (approximately 75 - 100 people and/or jobs located within a 400 metre walking distance of 
transit stops is required to support the level of transit service) through development, conversion, and 
re-development within Urban Centres (see Map 5.3) in particular and existing areas as per the 
provisions of the Generalized Future Land Use Map 4.1. 

Sensitive Infill.2 Encourage new development or redevelopment in existing residential areas to be 
sensitive to or reflect the character of the neighbourhood with respect to building design, height and 
siting. 

Family Housing.3 Support housing alternatives for families when single detached housing is too 
costly, including features that are important to families such as: outdoor space, direct access to 
grade, workshop space, larger units, safe design, and neighborhood characteristics (e.g.: location 
and amenities). 

                                                
1 City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter).   
3 City of Kelowna Official Community Plan, Policy 5.22.13 (Development Process Chapter). 
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6.0 Technical Comments 

6.1 Building & Permitting Department 

 Full Plan check for Building Code related issues will be done at time of Building Permit 
applications.  There are no concerns regarding the proposed rezoning. 

6.2 Development Engineering Department 

 Please see attached Schedule “A”: Development Engineering Memorandum. 

6.3 Ministry of Transportation 

 Preliminary Approval is granted for the rezoning for one year pursuant to Section 52(3)(a) of the 
Transportation Act.  Please forward the bylaw after 3rd reading for Ministry signature. 

 

7.0 Application Chronology  

Date of Application Received:  September 28, 2017  
Date Public Consultation Completed: November 21, 2017  
 
 
 
Report prepared by:   Trisa Atwood, Planner II 
Reviewed by:    Terry Barton, Urban Planning Manager 
Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 

Attachments:  

Schedule “A” attached to the Report from Community Planning dated January 29, 2018 
Landscape Plan 
Conceptual Elevations 
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REPORT TO COUNCIL 
 
 
 

Date: February 5, 2018 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (AF) 

Application: Z17-0115 Owner:  
Jason Paul Douglas Dreger 

Vicki Lynn Dreger 

Address: 4658 Barton Street Applicant:  
Urban Options Planning & 
Permits 

Subject: Rezoning Application 

Existing OCP Designation: S2RES – Single/Two Unit Residential 

Existing Zone: RU1 – Large Lot Housing  

Proposed Zone: RU1c – Large Lot Housing with Carriage House 

 

1.0 Recommendation 

THAT Rezoning Application No. Z17-0115 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot 5, District Lot 580A, SDYD, Plan KAP69497 located at 4658  
Barton Street, Kelowna, BC from the RU1 – Large Lot Housing zone to the RU1c – Large Lot Housing with 
Carriage House zone be considered by Council; 
 
AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration. 

2.0 Purpose  

A rezoning application to rezone to RU1c – Large Lot Housing with Carriage House to facilitate the 
development of a carriage house. 

3.0 Community Planning  

Community Planning supports the proposed rezoning from RU1 – Large Lot Housing to RU1c – Large Lot 
Housing with Carriage House as it is in line with the Official Community Plan (OCP) Future Land Use 
Designation of S2RES – Single/Two Unit Residential for the subject property and is located within the 
Permanent Growth Boundary. The property is fully serviced and is in close proximity to transit, parks, and 
schools. It is therefore consistent with the OCP Urban Land Use Policy of Compact Urban Growth.  The one 
storey design of the carriage house is an example of a modest increase in density that also follows the OCP 
Policy of Sensitive Infill.  
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4.0 Proposal 

4.1 Background 

The subject property currently has a two-storey single family dwelling with a tandem two car garage and an 
additional surface parking spot.  

4.2 Project Description 

The proposed rezoning from RU1 to RU1c would facilitate the development of a carriage house on the 
subject property. The proposed carriage house meets all of the zoning regulations and does not require any 
variances. The property has an OCP Future Land Use of S2RES – Single/Two Unit Residential, is fully 
serviced, and is located within the Permanent Growth Boundary. The subject property is suitable for an 
increase in density as it is located near transit routes with access to parks and schools. 

The proposed rezoning meets the OCP Urban Land Use Policies for Compact Urban Growth and Sensitive 
Infill. These policies state that growth should occur in areas that are already serviced and have access to 
transit, and that growth should be designed to be sensitive to the existing character of the neighbourhood.   

4.3 Site Context 

The subject property is located in Lower Mission near the intersection of Raymer Road and McClure Road 
and just west of Mission Ridge Park. It is in close proximity to transit routes along Gordon Drive and is 
within walking distance to both Mission Ridge Park and Woodhaven Regional Park. There is one other RU1c 
zoned property in the same residential block and several RU1c zoned properties within the neighborhood. 
Other surrounding zones within the neighborhood include some RU2 – Medium Lot Housing and RU6 – 
Two Dwelling Housing properties.  

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU1 – Large Lot Housing Residential 

East RU1 – Large Lot Housing Residential 

South RU1 – Large Lot Housing Residential 

West RU1 – Large Lot Housing Residential 

 

 
Site Context Map                                                                                        Future Land Use Map 
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Subject Property Map: 4658 Barton Street 

 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

Compact Urban Form.1 Develop a compact urban form that maximizes the use of existing 
infrastructure and contributes to energy efficient settlement patterns. This will be done by increasing 
densities (approximately 75 - 100 people and/or jobs located within a 400 metre walking distance of 
transit stops is required to support the level of transit service) through development, conversion, and 
re-development within Urban Centres (see Map 5.3) in particular and existing areas as per the 
provisions of the Generalized Future Land Use Map 4.1. 

Sensitive Infill.2 Encourage new development or redevelopment in existing residential areas to be 
sensitive to or reflect the character of the neighbourhood with respect to building design, height and 
siting.  

Carriage Houses & Accessory Apartments.3 Support carriage houses and accessory apartments 
through appropriate zoning regulations. 

6.0 Technical Comments  

6.1 Building & Permitting Department 

 Full Plan check for Building Code related issues will be done at time of Building Permit 
applications. Please indicate how the requirements of Radon mitigation and NAFS are being 
applied to this complex at time of permit application.  

 No concerns with proposed rezoning  

                                                      
1 City of Kelowna Official Community Plan, Policy 5.3.2 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter). 
3 City of Kelowna Official Community Plan, Policy 5.22.12 (Development Process Chapter). 
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6.2 Development Engineering Department 

 See attached memo dated December 15, 2017 

6.3 Fire Department 

 No concerns with proposed rezoning  

 

7.0 Application Chronology  

Date of Application Received:  December 15, 2017  
Date Public Consultation Completed: January 16, 2018 
  
Report prepared by:                                      Andrew Ferguson, Planner 
Reviewed by:                                                    Terry Barton, Urban Planning Manager 
Approved for Inclusion:                                Ryan Smith, Community Planning Department Manager 
 
Attachments:  
Development Engineering Memorandum  
Site Plan and Floor Plans  
Conceptual Elevations 
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- LAMINATE SHINGLES
- BITUMEN SATURATED ROOFING PAPER
- 7/16" SHEATHING W/ H-CLIPS
- ENGINEERED ROOF TRUSSES @ 24" O.C.
- R-44 INSULATION
- 6 MIL POLY VAPOUR BARRIER
- 1/2" CEILING BOARD (TEXTURED)

1 ROOF SYSTEM

- HARDIEPLANK LAP SIDING
- BUILDING PAPER
- 3/8" SHEATHING
- 2X6 STUD WALL - STUDS @ 16" O.C.
- R-20 INSULATION
- 6 MIL POLY VAPOUR BARRIER
- 1/2" DRYWALL (PAINTED)

2 EXTERIOR WALL

- 1/2" DRYWALL (PAINTED)
- 2X4 STUD WALL - STUDS @ 16" O.C.
- 1/2" DRYWALL (PAINTED)

- WALLS RUNNING PERPENDICULAR TO FLOOR JOIST LAYOUT
  ARE TO HAVE A STUD SPACING OF 19.2" O.C. WITH STUDS 
  DIRECTLY ABOVE JOIST

3 INTERIOR LOAD
BEARING WALL

- 1/2" DRYWALL (PAINTED)
- 2X4 STUD WALL - STUDS @ 16" O.C.
- 1/2" DRYWALL (PAINTED)

4 INTERIOR NON-LOAD
BEARING WALL

- INTERIOR FLOOR COVERINGS
- 3/4" T & G PLYWOOD SUBFLOOR
- 9 1/2" TJI SILENT FLOOR (SEE APPROVED LAYOUT
   FOR JOIST SPACING AND PLACEMENT)
- 1/2" DRYWALL (TEXTURED) IN FINISHED AREAS ONLY
- REFER TO APPROVED FLOOR LAYOUT DIAGRAM

5 FLOOR SYSTEM

6 CONCRETE FOUNDATION

- 4" CONCRETE SLAB (20 MPA MIN)
- 10M BARS @ 16" E.W. IN TILED FLOOR AREAS
- 6 MIL POLY LAPPED NOT LESS THAN 12" 
- MINIMUM 4" CLEAN GRANULAR MATERIAL

7 CONCRETE SLAB

- 8" CONCRETE FROST WALL 
- MIN. 20 MPa 28 DAY CONCRETE STRENGTH
- 10M BAR (HORIZ.) @ 18" O.C.
- 10M BAR (VERT.) @ 48" O.C. ALTERNATING
- 24" X 24" 15M CORNER BARS @ ALL CORNERS
- 1 1/2" CLEAR TO REBAR FROM INSIDE OF WALL
- 1/2" A307 ANCHOR BOLTS REQ'D @ 4'-0" O.C.
- R12 RIGID INSULATION

- 8" X 16" CONTINUOUS CONCRETE FOOTING
- 2 ROWS 10M BAR CONTINUOUS
- 2" CLEAR TO REBAR FROM BOTTOM OF FOOTING

- UNEXCAVATED EARTH
- 6" PERIMETER DRAIN W/ MIN. 6" GRAVEL COVER
- PROVIDE MINIMUM 24" FROST PROTECTION

GENERAL NOTES

1. THE DESIGNER MAKES EVERY EFFORT TO PROVIDE COMPLETE AND ACCURATE HOME PLANS.  HOWEVER, WE ASSUME NO LIABILITY FOR ANY ERRORS AND OR OMISSIONS WHICH MAY AFFECT CONSTRUCTION.  IT IS THE RESPONSIBILITY OF THE BUILDER TO CHECK AND VERIFY ALL DIMENSIONS AND DETAILS 
BEFORE PROCEEDING WITH CONSTRUCTION.  SHOULD ANY DISCREPANCIES BE FOUND ON THESE PLANS IT IS INCUMBENT ON YOU TO ADVISE OUR OFFICE AS SOON AS POSSIBLE.  BY DOING SO WE WILL BE ABLE TO MAKE CORRECTIONS TO THE DRAWINGS AND REPLACE ANY PLANS IF NECESSARY.  IN THIS WAY 
WE CAN BETTER SERVE YOU AND PREVENT ERRORS FROM REOCCURRING. 

2. ALL FOOTINGS MUST BE PLACED ON UNDISTURBED OR COMPACTED SOILS AND BELOW THE FROST LINE.  FOUNDATION WALL HEIGHTS AND THICKNESSES AS WELL AS FOOTING SIZES MAY NEED TO BE ADJUSTED AND/OR REINFORCED DUE TO SITE CONDITIONS.  ANY ENGINEERING SERVICES REQUIRED ARE THE 
RESPONSIBILITY OF THE OWNER OR BUILDER.

3. APPROVED SMOKE ALARMS TO BE INSTALLED AND INTERCONNECTED.

4. BUILDER TO CHECK SNOW LOAD REQUIREMENTS FOR THEIR LOCAL AREA AND MAKE ANY NECESSARY ADJUSTMENTS PRIOR TO CONSTRUCTION.

5. CARBON MONOXIDE ALARMS SHALL CONFORM TO CSA 6.19, "RESIDENTIAL CARBON MONOXIDE ALARMING DEVICES".

6. DAMPROOFING OF 6 MIL POLYETHYLENE, WITH SEAMS LAPPED, OVER 4" OF GRANULAR FILL SHALL BE LAID UNDER CONCRETE SLABS.  A FLEXIBLE SEALANT SHALL BE PLACED WHERE THE SLAB AND FOUNDATION WALL MEET.

7. DIMENSIONS TAKE PRECEDENCE TO SCALE.

8. DRAINAGE AROUND FOUNDATION TO CONSISTING OF A 4" DIAMETER PIPED COVERED WITH A MINIMUM OF 6" CRUSHED STONE SHALL BE PLACED AROUND THE PERIMETER OF THE BUILDING.

9. ENSURE THAT WINDOWS IN FUTURE BEDROOMS HAVE A MINIMUM AREA OF .35m2 (3.75 FT2) WITH AN UNOBSTRUCTED HEIGHT AND WIDTH OF 380mm (15").  THE WINDOW OPENING SHALL BE A MAXIMUM OF 1.5m (5') ABOVE THE FLOOR.

10. EXTERIOR DIMENSIONS ARE TO FACE OF SHEATHING.

11. EXTERIOR WALLS ARE DRAWN AT 5 7/8"

12. FOUNDATION WALLS TO HAVE 1 1/2" RIGID INSULATION TO MIN 24" BELOW GRADE.  ATTIC SPACES TO HAVE MIN. R-44.  ROOF JOISTS AND CANTILEVERED FLOORS MIN R-28.  EXTERIOR 2X6 WALLS MIN. R-20.  INTERIOR BASEMENT 2X4 WALLS MIN. R-14.

13. LIGHTING AND ELECTRICAL LAYOUTS TO BE SPECIFIED BY THE OWNER OR BUILDER AND MUST MEET WITH 1998 BCBC REQUIREMENTS.

14. PLANS ARE BASED ON THE USE OF #2 OR BETTER SPF, UNLESS OTHERWISE STATED.  LAMINATED BEAMS WILL REQUIRE AN ENGINEER'S CERTIFICATION.  THIS IS THE RESPONSIBILITY OF THE OWNER OR BUILDER.

15. REFER TO ENGINEERED FLOOR JOIST AND ROOF TRUSS LAYOUT TO CONFIRM BEAM, POST AND PAD FOOTING LOCATION AND SIZES.  ENSURE PROPER BEARING IS PROVIDED FOR ALL BEAMS.

16. ROOF SPACES SHALL BE VENTED WITH ROOF, EAVE AND/OR GABLE END TYPE VENTS TO A MIN OF 1:300 OF THE INSULATED AREA.

17. SITING OF THE HOME IS THE RESPONSIBILITY OF THE BUILDER IN CONJUNCTION WITH THE HOMEOWNER.

18. THE DRAWINGS HAVE BEEN PREPARED TO CONFORM TO THE 2012 EDITION OF THE BRITISH COLUMBIA BUILDING CODE.  THE BUILDER IS RESPONSIBLE FOR ENSURING THAT ALL CONSTRUCTION CONFORMS TO THE BCBC AND LOCAL BUILDING CODES AND BYLAWS.  ALL CONSTRUCTION AND INSTALLATION OF 
MATERIALS SHALL BE DONE IN ACCORDANCE WITH GOOD BUILDING PRACTICES AND MANUFACTURERS INSTRUCTIONS.  LOCAL BUILDING DEPARTMENTS MAY REQUIRE CERTIFICATION FROM A STRUCTURAL ENGINEER FOR PART OR ALL OF THE STRUCTURE.  ANY ENGINEERING FEES ARE THE RESPONSIBILITY OF 
THE OWNER OR BUILDER.

19. THE INSTALLATION OF ALL PLUMBING, HVAC AND ELECTRICAL EQUIPMENT AND MATERIALS SHALL BE IN ACCORDANCE  WITH MANUFACTURERS SPECIFICATIONS AND THE APPLICABLE SECTIONS OF THE 2012 BCBC.

20. THE SITING OF THE HOME MUST BE IN COMPLIANCE WITH CITY OF KELOWNA BYLAWS.  BEFORE COMMENCEMENT OF CONSTRUCTION, ENSURE THAT THE SITE PLAN HAS BEEN APPROVED BY A CITY OF KELOWNA BUILDING OFFICIAL.

21. VANITY SIZES ARE FOR REFERENCE ONLY.  REFER TO APPROVED KITCHEN LAYOUT FOR CABINET SIZES.

22. CONSTRUCTION LOADS ON THE STRUCTURE CAUSED BY INTERIM STORAGE OF MATERIALS OR USE OF EQUIPMENT, SHALL NOT BE ALLOWED TO EXCEED THE DESIGN LOADINGS.

23. CONFIRM ALL DIMENSIONS ON-SITE PRIOR TO BEGINNING CONSTRUCTION

24. EXTERIOR DOORS SHALL BE SOLID CORE AND WEATHERSTRIPPED.  GARAGE DOORS TO DWELLING TO BE AS ABOVE AND SELF-CLOSING.

25. GRADES SHOWN ON PLANS ARE ESTIMATED.  FOUNDATION WALL HEIGHTS AND HOUSE SITING MAY REQUIRE ADJUSTMENT TO SUIT SITE CONDITIONS.

26. MIN. 25% OF UNOBSTRUCTED ROOF VENT AREA SHALL BE AT BOTH THE SOFFIT AND TOP OF ATTIC.  ROOF VENTING SHALL BE IN ACCORDANCE WITH BCBC 9.19.1.2.

27. PROVIDE BAFFLE FOR AIR SPACE (EQUAL TO SOFFIT VENTING) BETWEEN INSULATION AND ROOF SHEATHING AT EXTERIOR WALL LINE.

28. THE FACE OF SHEATHED EXTERIOR WALLS SHALL BE FLUSH WITH FOUNDATION WALLS.

29. WOOD IN CONTACT WITH CONCRETE TO BE DAMP-PROOFED WITH SILL GASKET OR OTHER APPROVED METHOD.  PLATES TO BE ANCHORED TO CONCRETE FOUNDATION WITH 1/2" DIA. A307 ANCHOR BOLTS AT 4'-0" O.C.
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PROJECT DATA: CIVIC ADDRESS   4658 BARTON STREET
KELOWNA, BC  V1W 2B5

LEGAL ADDRESS LOT 5 PLAN KAP69497
CURRENT ZONING RU-1 LARGE LOT HOUSING
FUTURE LAND USE S2RES - SINGLE TWO UNIT RESIDENTIAL

RU1 ZONE STANDARDS PROPOSED

SITE AREA 550.00m2 1059.92m2

EXISTING BUILDING FOOTPRINT AT GRADE 146.94m2

EXISTING BUILDING TOTAL FINISHED FLOOR AREA 153.00m2

PROPOSED SUITE AREA 89.90m2

PROPOSED ACCESSORY BUILDING FOOTPRINT 89.90m2

PROPOSED DRIVEWAY AREA (CONCRETE) 0.00m2

EXISTING DRIVEWAY AREA (CONCRETE) 68.30m2

ACCESSORY BUILDING SITE COVERAGE 14% 8.5%

SUITE AREA TO MAIN DWELLING AREA 75% 58.8%

SITE COVERAGE 40.0% 22.3%

SITE COVERAGE INCLUDING HARD SURFACES 50.0% 28.8%

BUILDING HEIGHT OF EXISTING HOUSE 9.5m/2 1/2 STOREYS

BUILDING HEIGHT OF PROPOSED SUITE 4.8m/1 1/2 STOREYS 3.990m/1 STOREY

PEAK OF EXISTING DWELLING ROOF

PARKING STALLS PROVIDED 3 3

PRIVATE OPEN SPACE 30.00m2 95.00m2

SETBACK TO PRINCIPLE BUILDING 3.000m 23.647m

REAR (WEST) YARD SETBACK 2.000m 4.939m

SIDE (NORTH) YARD SETBACK 2.000m 6.856m

SIDE (SOUTH) YARD SETBACK 2.000m 2.000m

1 IN 200 YEAR FLOOD CONSTRUCTION LEVEL 343.660m 405.000m
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REPORT TO COUNCIL 
 
 
 

Date: February 5, 2018  

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (KB) 

Application: Z17-0108 Owner: 
Greencorp Ventures Inc., 
Inc.No. BC0987730 

Address: 2630 Bath Street Applicant: Worman Commercial 

Subject: Rezoning Application 

Existing OCP Designation: MRL – Multiple Unit Residential (Low Density) 

Existing Zone: RU6 – Two Dwelling Housing 

Proposed Zone: RM3 – Low Density Multiple Housing 

 

1.0 Recommendation 

THAT Rezoning Application No. Z17-0108 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot 1 District Lot 14 Osoyoos Division Yale District Plan 3785, located 
at 2630 Bath Street, Kelowna, BC from the RU6 – Two Dwelling Housing zone to the RM3 – Low Density 
Multiple Housing zone, be considered by Council;  
 
AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration;  
 
AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the outstanding conditions 
of approval as set out in Schedule “A” attached to the Report from the Community Planning Department 
dated February 5, 2018;  
 
AND FURTHER THAT final adoption of the Rezoning Bylaw be considered in conjunction with Council’s 
consideration of a Development Permit and Development Variance Permit for the subject property. 

2.0 Purpose  

To rezone the subject property to facilitate the development of multiple dwelling housing. 

3.0 Community Planning  

Community Planning Staff support the rezoning application located within the Permanent Growth 
Boundary and within the South Pandosy Urban Centre from the RU6 – Two Dwelling Housing to the RM3 – 
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Multiple Dwelling Housing (Low Density) zone. The RM3 zone meets the density objective of the Official 
Community Plan (OCP) MRL - Multiple Unit Residential (Low Density) designation. The MRL designation 
forms part of a density gradient and transition from the S2RES along Wardlaw Avenue and Abbott Street 
(to the north and west) and the higher density MRM and MXR (to the east and south), as part of the heart of 
the urban centre. 

The subject property is located near shops and services, parks and transit, that would provide a three-
bedroom stacked townhome housing option in great need in the City. It addresses several objectives of the 
OCP, notably:  

 Housing Mix. Support a greater mix of housing unit size, form and tenure in new multi-unit 
residential.  

 Family Housing. Support housing alternatives for families when single detached housing is too 
costly, including features that are important to families such as: outdoor space, direct access to 
grade, larger units, safe design, and neighbourhood characteristics (e.g. location and amenities).  

 Ground-Oriented Housing. Encourage all multiple-unit residential buildings in neighbourhoods 
with schools and parks to contain ground-oriented units with 2 or more bedrooms so as to provide 
a family housing choice within the multi-unit rental or ownership markets, especially where such 
can be provided on non-arterial and non-collector streets.  

Staff are currently tracking two variances on the development, for site coverage and the south side yard 
setback. Should Council support this rezoning, Staff will bring forward a Development Permit and 
Development Variance Permit for Council consideration. 

The applicant has confirmed the completion of neighbourhood consultation in accordance with Council 
Policy No. 367. 

4.0 Proposal 

4.1 Project Description 

The application is to rezone the subject property from RU6 – Two Dwelling Housing to RM3 – Low Density 
Multiple Housing to allow for a multiple dwelling development in the form of a stacked townhome.  

The development features three single storey condominium style homes stacked on top of each other. The 
three-bedroom ground floor unit has direct access from the street, and from an attached garage, and 
features a large, private yard. The second and third floors each feature three bedroom units, which private, 
at grade entrances, private lifts and direct access to a double car garage. Each of the upper floor homes has 
an outdoor living space on large decks with landscape features. 

All vehicular access for the development is proposed to come from the lane that fronts this development on 
the north property line. The laneways will be upgraded along the property’s lane frontage and the bollards, 
that are currently located in the north lane, will be removed. 

4.2 Site Context 

The subject property is located on Bath Street, north of Osprey Avenue. The property lies within the South 
Pandosy Urban Centre Area, in the City’s South Pandosy – KLO Sector. It is in close proximity to the 
Pandosy Village Centre and it is located within the Permanent Growth Boundary. 
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Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU6 – Two Dwelling Housing Single Dwelling Housing 

East RU6 – Two Dwelling Housing Single Dwelling Housing 

South RU6 – Two Dwelling Housing Single Dwelling Housing 

West RU6 – Two Dwelling Housing Single Dwelling Housing 

 

Subject Property Map: 2630 Bath Street 

 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Chapter 5 - Development Process 

Objective 5.3 Focus development to designated growth areas 

Policy .2 - Compact Urban Form. Develop a compact urban form that maximizes the use 
of existing infrastructure and contributes to energy efficient settlement patterns. This will 
be done by increasing densities (approximately 75 - 100 people and/or jobs located within a 
400 metre walking distance of transit stops is required to support the level of transit 
service) through development, conversion, and re-development within Urban Centres (see 
Map 5.3) in particular and existing areas as per the provisions of the Generalized Future 
Land Use Map 4.1. 
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Objective 5.22 Ensure context sensitive housing development 

Policy .6 Sensitive Infill. Encourage new development or redevelopment in existing 
residential areas to be sensitive to or reflect the character of the neighbourhood with 
respect to building design, height and siting. 
 
Policy .7 Healthy Communities. Through current zoning regulations and development 
processes, foster healthy, inclusive communities and a diverse mix of housing forms, 
consistent with the appearance of the surrounding neighbourhood. 
 
Policy .13 Family Housing. Support housing alternatives for families when single detached 
housing is too costly, including features that are important to families such as: outdoor 
space, direct access to grade, workshop space, larger units, safe design, and 
neighbourhood characteristics (e.g.: location and amenities). 

 
Objective 5.23 Address the needs of families with children through the provision of appropriate 
family-oriented housing 
 

Policy .1  Ground-Oriented Housing. Encourage all multiple-unit residential buildings in 
neighbourhoods with schools and parks to contain ground-oriented units with 2 or more 
bedrooms so as to provide a family housing choice within the multi-unit rental or ownership 
markets. High density residential projects in the Downtown area are encouraged to include 
a ground-oriented housing component, especially where such can be provided on non-
arterial and non-collector streets. 

6.0 Technical Comments 

6.1 Development Engineering Department 

See Schedule “A” City of Kelowna Memorandum 

 

7.0 Application Chronology  

Date of Application Received:  November 10, 2017  
Date Public Consultation Completed: January 18, 2018  
 
 
Report prepared by:   Kimberly Brunet, Planner 
Reviewed by:    Terry Barton, Urban Planning Manager 
Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 

Attachments:  

Schedule “A” City of Kelowna Memorandum 
Attachment “A” Initial Drawing Package 
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REPORT TO COUNCIL 
 
 
 

Date: February 5, 2018 

RIM No. 1250-04 

To: City Manager 

From: Community Planning Department (LB) 

Application: TA18-0001 Owner: 
Geen Family Holdings Ltd., Inc. 
No. BC1054713 

Address: 4085 & 4133 Shanks Rd Applicant: Cody Walsh 

Subject: Text Amendment Application  

Existing OCP Designation: REP – Resource Protection Area 

Existing Zone: A1 – Agriculture 1 

 

1.0 Recommendation 

THAT Zoning Bylaw Text Amendment No. TA18-0001 to amend City of Kelowna Zoning Bylaw No. 8000 as 
outlined in the Report from the Community Planning Department dated February 5, 2018 for Lot 20 
Section 34 Township 23 ODYD Plan 500 Except Plan KAP45154 located at 4085 Shanks Road, Kelowna, BC 
and for Lot 19 Section 34 Township 23 ODYD Plan 500 Except Plan KAP45154 located at 4133 Shanks Road, 
Kelowna, BC be considered by Council; 

AND THAT the Zoning Bylaw Text Amending Bylaw be forwarded to a Public Hearing for further 
consideration; 

AND THAT final adoption of the Zoning Bylaw Text Amending Bylaw be considered subsequent to the 
outstanding conditions of approval as set out in Schedule “A” attached to the Report from the Community 
Planning Department dated February 5, 2018;  

AND THAT final adoption of the Zoning Bylaw Text Amending Bylaw be considered subsequent to approval 
from the Ministry of Transportation and Infrastructure; 

AND FURTHER THAT final adoption of the Zoning Bylaw Text Amending Bylaw be considered in conjunction 
with Council’s consideration of a Farm Help Development Permit for the subject properties. 

2.0 Purpose  

To consider a site specific text amendment to allow temporary farm worker housing to accommodate a 
maximum of 140 temporary farm workers and to allow a temporary farm worker housing footprint of 0.70 ha 
on the subject properties, and to consider a text amendment to renumber Section 9.11 Micro Suite Housing 
to Section 9.14. 
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3.0 Community Planning 

Community Planning staff support the proposed text amendment to the Zoning Bylaw to allow temporary 
farm worker housing (TFWH) for a maximum of 140 temporary farm workers and to increase the maximum 
TFWH footprint to 0.70 ha on the subject properties. The application meets other regulations, policies and 
guidelines for TFWH, and the proposed siting and landscaping is designed to limit the impact on agricultural 
land and to mitigate potential impacts of a large TFWH use. 

Company Operations 

Coral Beach Farms, the cherry growing company owned and operated by the property owners (the Geen 
family), has 68.8 ha (170 acres) of land in the City of Kelowna, with an additional 368.3 ha (910 acres) across 
the Central Okanagan, North Okanagan, and Thompson regions. The scale of its operations demand 
significant labour resources in the growing, harvesting and pruning seasons. Although the orchards currently 
planted on the subject site do not warrant 140 farm workers, several site features contribute to its viability 
for this use: 

 Central location for the company’s broader operations; 

 Access to Highway 97 and transit service; and 

 Ability to place TFWH outside of the Agricultural Land Reserve (ALR). 

Furthermore, a new cherry packing facility planned for the north portion of the site would increase labour 
needs in this location. 

Site Layout & TFWH Objectives 

The proposal generally meets the Ministry of 
Agriculture’s objectives for TFWH and the City’s 
related policies to protect agricultural land. The needs 
of the agriculture industry are met through the 
provision of housing for temporary farm workers on a 
site that serves their widespread operations. The 
residential impact of TFWH and loss of agricultural 
land are minimized by siting the TFWH outside of the 
ALR and following principles for farm residential 
footprints / homeplating, including locating the TFWH 
close to the road within a contiguous area, and 
providing a landscaped buffer. The potential for the 
TFWH to be used for non-farm purposes is minimized 
through the use of temporary structures (i.e. trailers) 
on non-permanent foundations that can be removed 
if no longer needed. 

Access for the TFWH will be from Shanks Road, and 
the site is expected to have access to Highway 97 
North in association with the future cherry packing 
facility. Shanks Road will be upgraded to a rural local 
road standard along the subject properties and to the 
City of Kelowna boundary to the north. BC Transit 
Route 23 connecting Kelowna with Lake Country also 
runs along Highway 97 adjacent to the property. 
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The Farm Help Development Permit application shows the proposed location and layout of the TFWH, 
including a landscape plan. The siting and landscaping help to mitigate potential impacts on adjacent 
properties, with natural / or and newly planted landscaped buffers proposed around the TFWH area.  

Development Permit & Restrictions 

Should Council choose to support the site specific text amendment, a Farm Help Development Permit would 
be brought forward for Council’s consideration at a later date. In keeping with the Ministry of Agriculture’s 
Guide to Bylaw Development in Farming Areas and the City’s regulations for TFWH, the property owner 
would be required to register Section 219 restrictive covenants on title that generally state: 

 The TFWH will be used for temporary farm workers only; 

 The owner will remove the TFWH if the farm operation changes such that it is no longer required; 

 The TFWH will only be used for farm workers for a specified number of months of the year (typically 
a maximum of eight, though may be increased to ten); and 

 The maximum number of TFWH accommodation permitted on this farm unit within this City sector. 

Public Notification  

As staff understand it, the applicant completed neighbourhood notification in accordance with Council Policy 
No. 367 and has been in contact with nearby residents and property owners regarding the proposal. 

Housekeeping Amendment 

In preparing the site specific text amendment, staff noted that Section 9.11 Micro Suite Housing should be 
numbered Section 9.14, as it follows Section 9.13 Temporary Farm Worker Housing in the Zoning Bylaw. 
Staff recommend support of a housekeeping amendment to renumber it to Section 9.14 Micro Suite 
Housing. 

4.0 Proposal 

4.1 Background 

Temporary Farm Worker Housing Regulations 

In 2017, Council adopted new regulations for TFWH following consultation with the Ministry of Agriculture, 
the farming industry, and the public. The regulations were intended to address concerns related to: 

 Potential misuse of farm worker housing; 

 Loss of agricultural land; 

 Changes to the agricultural landscape; 

 Increased demands on municipal infrastructure; and 

 A perceived ‘detachment’ of the workers having no connection to the community. 

The new regulations allow farmers to have accommodations for up to 40 temporary farm workers on parcels 
less than 8 ha and up to 60 temporary farm workers for parcels 8 ha or greater on farm units within each City 
sector. This enables farmers to have multiple TFWH locations within the City. It was acknowledged at the 
time that applications for structures to accommodate more temporary farm workers per sector would require 
a site specific text amendment with a demonstrated need for the added housing. Additional restrictions on 
use, siting, types of structures and other components of TFWH are found in the Zoning Bylaw and in policies 
and guidelines in the Official Community Plan. 
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Subject Proposal 

The owners of the subject properties own and operate Coral Beach Farms Ltd., a cherry growing company 
based in Lake Country. The company currently has 271.1 ha (670 acres) of cherries planted with an additional 
165.9 ha (410 acres) planned by 2020. Most of the land owned or leased by the company is in the Central and 
North Okanagan, with 68.8 ha (170 acres) within the City of Kelowna. The cherries are currently packed at 
the company’s facility in Carr’s Landing. 

Coral Beach Farms employs 800 to 900 staff in the peak summer season, 40 to 80 staff in the shoulder 
seasons, and 15 staff year round. By 2020 the company expects to employ over 1,000 staff. Approximately 
60% of seasonal staff are brought in under the Seasonal Agricultural Workers Program (SAWP) from Mexico 
and Jamaica, with the remainder primarily being international backpackers and out-of-province Canadians. 
Across the Okanagan the company currently has 410 beds for SAWP staff plus another 350 beds of rented 
accommodation. 

On the subject properties, 3.6 ha (9 ac) were planted with sweet cherries in spring 2017. A future cherry 
packing facility is being considered for the northernmost property at 7980 Highway 97 North to 
accommodate the company’s growth. A Development Permit application will be submitted for that facility 
at a later date. 

4.2 Project Description 

The application is for 140 beds for TFWH in temporary structures on non-permanent foundations. A site 
specific text amendment is required to allow more beds than permitted in the Zoning Bylaw, as well as a 
larger TFWH footprint. A Farm Help Development Permit application has also been submitted showing the 
proposed siting, layout, landscaping, and access. 

The TFWH and associated 
facilities will be located entirely 
outside of the Agricultural Land 
Reserve (ALR) in the west 
portions of the properties, with 
access from Shanks Road. The 
housing will be in two groups of 
trailers with 70 beds on each 
property plus common space with 
kitchen, laundry and seating 
facilities. Parking and picnic areas 
will be located between the two 
dormitory sites. A water reservoir 
and pump station for domestic 
use, irrigation and fire flow will be 
located in the northwest corner of 
4133 Shanks Road. Septic tanks 
will be adjacent to each dormitory 
with septic fields down the slope 
to the east. 

In addition to the treed areas, which would remain as natural buffers to the orchard and the property to the 
south, landscape buffers will be planted around the TFWH area. The buffers will be 3 m to 6 m in width with 
a variety of native tree and shrub species. 
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4.3 Site Context 

The subject properties are within the City’s McKinley Sector and are outside of the Permanent Growth 
Boundary. The majority of the site is within the ALR, with the western portions, where the TFWH is proposed, 
outside of the ALR. Along with the two properties where the TFWH will be located, a third property 
immediately to the north make up this farm unit, with a total of 11.4 ha (28.2 acres). 

The surrounding area includes land both in and outside of the ALR, with agricultural, residential and some 
business uses. Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North A1 – Agriculture 1 
Agriculture / agri-business (The Jammery) 
Residential 

East First Nations Reserve Residential / outdoor storage 

South A1c – Agriculture 1 with Carriage House Residential 

West A1 – Agriculture 1 Agriculture / natural open space 

 

Map 1: Subject Properties 
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Map 2: Agricultural Land Reserve Boundary 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Chapter 5: Development Process 

Objective 5.33 Protect and enhance local agriculture. 

Policy 5.33.1 Protect Agricultural Land. Retain the agricultural land base by supporting the ALR and by 
protecting agricultural lands from development, except as otherwise noted in the City of Kelowna 
Agricultural Plan. Ensure that the primary use of agricultural land is agriculture, regardless of parcel size. 

Objective 5.34 Preserve productive agricultural land. 

Policy 5.34.2 Farm Help Housing. Accommodation for farm help on the same agricultural parcel will be 
considered only where: 

 Agriculture is the principal use on the parcel, and 

 The applicant demonstrates that the additional housing is necessary to accommodate farm 
employee(s) whose residence on the farm property is considered critical to the overall operation of 
the farm. The primary consideration is whether the scale of the farm operation is large enough that 
permanent help is deemed necessary. 

Temporary farm worker housing (e.g. bunkhouse accommodation on non-permanent foundations) is the 
preferred solution where the need for farm worker housing is justified. 

Policy 5.34.3 Homeplating. Locate buildings and structures, including farm help housing and farm retail 
sales area and structures, on agricultural parcels in close proximity to one another and where appropriate, 
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near the existing road frontage. The goal should be to maximize use of existing infrastructure and reduce 
impacts on productive agricultural lands. 

Chapter 15: Farm Protection Development Permit Guidelines 

Guideline 1.2 On agricultural lands, where appropriate, locate all buildings and structures, including farm 
help housing and farm retail sales, within a contiguous area (i.e. homeplate). Exceptions may be permitted 
where the buildings or structures are for farm use only. 

Guideline 1.8 Design temporary farm working housing such that: 

 Temporary farm worker housing should use all existing dwellings within the farm unit, prior to 
building new temporary farm worker housing, unless the existing dwellings are used for a use 
consistent with the Agriculture Land Commission Act. Alternatively, the existing dwellings on the 
farm unit must be removed, decommissioned to an approved use or demolished including 
decommissioning the existing septic system, prior to the authorization of a new temporary farm 
worker housing structure. 

 Temporary farm worker housing footprint should be contiguous with the residential footprint (i.e. 
homeplate) and / or within 50 metres of the road and / or located to maximize agricultural potential 
and limit negative impacts on the farm parcel. 

 Temporary farm worker housing should have a minimum 3 metre wide vegetated buffer for 
screening to adjacent property lines and between the temporary farm worker housing and active 
farming areas. 

5.2 Ministry of Agriculture 

Purpose and goals for TFWH and associated bylaw standards: 

 Meet the needs of the agriculture industry; 

 Minimize the residential impact of TFWH in the agricultural area; 

 Minimize loss and / or fragmentation of agricultural land due to TFWH; and 

 Minimize the risk of TFWH being used for non-farm purposes. 

6.0 Technical Comments 

6.1 Development Engineering Department 

 See attached memorandum in Schedule “A”. 

6.2 Fire Department 

 Fire Department access is to be met as per BCBC 3.2.5.  

 Fire Department connection is to be unobstructed within 45 m of a fire hydrant. 

 Dumpster / refuse container must be 3 m from structures or overhangs. 

6.3 Interior Health Authority 

 See attached letter in Attachment A. 
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6.4 Ministry of Agriculture 

 Some clear benefits for this agriculture operation to consolidate TFWH in a location which is also in 
close proximity to the future proposed packing plant is positive.   

 Locating TFWH on portions of parcels 4085 & 4133 Shanks Rd that are outside ALR is supported, 
agriculture productivity at the proposed location will be lower due to both terrain & soils.  The non-
ALR site with some existing buffers & natural terrain separation is ideal.  Pro-actively addressing 
appropriate buffers between the TFWH & adjacent home is advised. 

 The size & scale of Coral Beach Farms allows for flexibility & management options that help 
maximize agriculture production as a farm unit.  Compromises that support farm function are 
generally supported, the challenge is to include measures to protect future agricultural use of 
individual lots. 

7.0 Application Chronology 

Date of Complete Application Received: October 18, 2017  
Date Public Consultation Submitted:  December 11, 2017  
 

Agricultural Advisory Committee January 11, 2018 

The above noted application was reviewed by the Agricultural Advisory Committee at the meeting held 
on January 11, 2018 and the following recommendations were passed: 

THAT the Agricultural Advisory Committee recommends that Council support Farm Help Development 
Permit Application No. FH18-0001 for the properties located at 4085 and 4133 Shanks Road, Kelowna, 
BC for temporary farm worker housing for 140 temporary farm workers. 
 

Carried – Moved by Keith Duhaime / Seconded by Dominic Rampone 
 
Anecdotal Comments: 
The Agricultural Advisory Committee commended the applicant for working with City staff to ensure 
that the City’s policies and the Agricultural Land Commission’s policies were adhered to. The Committee 
noted that the application provided for good buffering, the use of non-permanent foundations and that 
the size of the farm operations supports the need for the large number of temporary farm workers. It was 
also noted by the Committee that subject property is close to transportation. 

 
Report Prepared by: Laura Bentley, Planner Specialist 
 
Reviewed by: Ryan Smith, Community Planning Department Manager 
 
Approved for Inclusion: Doug Gilchrist, Divisional Director, Community Planning & Real Estate 

Attachments:  

Schedule “A”: City of Kelowna Memorandum 
Attachment A: Interior Health Letter 
Attachment B: Applicant Letter of Rationale 
Attachment C: Proposed Plans 
Attachment D: Site Photos 
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BUILDING SETBACK & HEIGHT
REQUIREMENTS (BYLAW 8000):

A1 - AGRICULTURE 1
FRONT YARD 6.00
REAR YARD 10.00
REAR YARD (Accessory Buildings) 3.00
SIDE YARD 3.00
*Setback requirements indicated on Site Plan

MAXIMUM SITE COVERAGE (Residential) 10.00%
PROPOSED SITE COVERAGE (Middle Property) 2.02%
PROPOSED SITE COVERAGE (South Property) 2.06%

MAXIMUM BUILDING HEIGHT 6.00
PROPOSED BUILDING HEIGHT 3.66
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DORM AREA #2 - MULTI-SEASON USEDORM AREA #1 - SUMMER USE ONLY

A.3
2.0

TFWH DETAILS
SCALE: 3/32 = 1'-0" ; 1/16" = 1'-0"

TYPICAL DORMITORY UNIT INFORMATION:

TYPE: DIMENSIONS: BEDROOMS: TOILETS: SINKS: SHOWERS: NOTES:

A.1 60'-0" x 12'-0" 6 3 6 3 -
A.2 60'-0" x 12'-0" 4 2 4 2 1 Mechanical Room + 1 Laundry Room
B.1 44'-8" x 12'-0" 4 2 4 2 1 Storage Room
B.2 44'-8" x 12'-0" 4 2 4 2 1 Exit Corridor

GENERAL NOTES:

· Total Building Height = 10'-0" (plus platform)
· 5

8" "PRO ROCK TYPE X" Gypsum Board on Corridor Wall Assembly
· 90 Minute Rated Doors (WH-M 31204) C/W Gasket / Seals / Closers (UL LISTED 55H5)
· Each Bedroom contains 90.35 SQ' / 722.80 CU.Ft. of Livable Space
· One Window per Bedroom = 10.86 SQ' of Unprotected Glazing

5x A.1 UNIT ; 1x A.2 UNIT ; 1x B.1 UNIT ; 1x B.2 UNIT
TOTAL BEDROOMS / AREA
42 / 3,794.70 SQ'

TOTAL OCCUPANTS
70 (28 ROOMS DOUBLE OCCUPANCY)

ADDITIONAL USEABLE FLOOR AREA
MIN. 1,005.30 SQ' REQUIRED
MAX. 2,946.19 SQ' ALLOWABLE

REQUIREMENTS (Per Occupant Load):
- 12 REFRIGERATORS
- 36 COOKTOP BURNERS
- SEATING FOR 70
- 5 LAUNDRY MACHINE PAIRS

S.1
2.0

TYPICAL TFWH SECTION (DORMS & COMMON AREAS)
SCALE: NTS

Temporary Foundations:
"I" Beams of Mobile Units fastened
to Lumber or Metal Foundations
on Compact 3 4"-minus Pads (per
Geotechnical Eng.) Skirt open
areas beneath Units.

Arch. Metal Cladding ; Vinyl
Windows ; Exit Doors as per BCBC
(See Images)

Living Areas as per TFWH &
SAWP Rules & Regulations;
FRR Ratings as per BCBC

Pre Fabricated Units:
Units built on or off Site shall be built
to be Mobile via Transport Truck;
Required Hallways & Exit Corridors
shall be built on-site to connect
adjacent Units (See Plan).

PROPOSED AREA = 8,782.00 SQ' (INCLUDES C.A.) PROPOSED AREA = 8,782.00 SQ' (INCLUDES C.A.)
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5x A.1 UNIT ; 1x A.2 UNIT ; 1x B.1 UNIT ; 1x B.2 UNIT
TOTAL BEDROOMS / AREA
42 / 3,794.70 SQ'

TOTAL OCCUPANTS
70 (28 ROOMS DOUBLE OCCUPANCY)

ADDITIONAL USEABLE FLOOR AREA
MIN. 1,005.30 SQ' REQUIRED
MAX. 2,946.19 SQ' ALLOWABLE

REQUIREMENTS (Per Occupant Load):
- 12 REFRIGERATORS
- 36 COOKTOP BURNERS
- SEATING FOR 70
- 5 LAUNDRY MACHINE PAIRS

TFWH #1

COMMON AREA (C.A.) x2
PROPOSED AREA = 2,430.00 SQ'
3x 'COMMON' UNIT (Per Dorm)
*COMMON AREA FOR TFWH #1 SHOWN;
MIRROR PLAN FOR TFWH AREA #2

AMENITIES:
- 1,294 Cu' Walk-in Refridgerator
- 36 Cooktop Burners
- 6 Double Sinks
- Seating for 70
- M/F Washroom (not required)
- Utility Room

W.I. REFRIDGERATOR

UTILITIES M F

KITCHEN

COMMON AREA

LANDSCAPE BUFFER
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3.0M BUILDING SETBACK

3.0M BUILDING SETBACK
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Existing Agriculture Roadway
upgraded to this point
(from Shanks Road)

ROAD

A.2.2
3.0

TFWH LANDSCAPE PLAN
SCALE: 1/32" = 1'-0"
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SCHEDULE A - LANDSCAPE BED DETAILS:

Note: All topsoil to be relocated from other areas of 3 parcels. All Landscape areas to be planted in min. 0.6M of topsoil. All
areas disturbed by Construction not to be used for Driveways / Parking shall be Hydro-Seeded to natural/native grasses. All
required Landscaping (as indicated below) shall be watered by an automatic irrigation system.

Landscape Bed A - North P.L. - 3.0M X 36.0M
*H2O Storage Structure will provide additional Buffering

6 - DOUGLAS FIR - 6.0M O.C. 1 ROW NORTH
6 - TOWER POPLAR - 6.0M O.C. 1 ROW SOUTH
30 - OREGON GRAPE HOLLY - 1.2M O.C. 1 ROW NORTH
15 - CUTLEAF SMOOTH SUMAC - 2.4M O.C. 1 ROW SOUTH

Landscape Bed B - West P.L. (Shanks Road) - 3.0M X 170.0M
37 - TOWER POPLAR - 4.5M O.C. 1 ROW EAST
64 - MOUNT BAKER LILAC - 2.5M O.C. 1 ROW WEST
12 - OREGON GRAPE HOLLY - 1.2M O.C. GROUPINGS OF 3 @ EACH DRIVEWAY ACCESS

Landscape Bed C - South of Dorm #1 - 4.5M (min.) X 110.0M
*3.0-3.5M High Topsoil Berm for Easterly 45.0M*

19 - PONDERSA PINE - 6.0M O.C. 1 ROW SOUTH
18 - QUAKING ASPEN - 6.0M O.C. 1 ROW CENTER
72 - CUTLEAF SMOOTH SUMAC - 3.0M O.C. 2 ROWS SOUTH / CENTER (BETWEEN TREES)
92 - OREGON GRAPE HOLLY - 2.4M O.C. 2 ROWS NORTH - ALTERNATE W/ SNOWBERRY
92 - WHITE SNOWBERRY - 2.4M O.C. 2 ROWS NORTH - ALTERNATE W/ OREGON GRAPE

Landscape Bed D - Orchard - 6.0M X 56.0M (Agriculture Buffer - Type II)
10 - DOUGLAS FIR - 6.0M O.C. 1 ROW ALONG ROAD
8 - QUAKING ASPEN - 6.0M O.C. 1 ROW ALONG ORCHARD
15 - CUTLEAF SMOOTH SUMAC - 3.0M O.C. 1 ROW ALONG ORCHARD (BETWEEN ASPENS)
46 - OREGON GRAPE HOLLY - 2.4M O.C. 2 ROWS CENTER - ALTERNATE W/ SNOWBERRY
46 - WHITE SNOWBERRY - 2.4M O.C. 2 ROWS CENTER - ALTERNATE W/ OREGON GRAPE

NOTE (all Landscape Beds):
Only Trees shown for clarity;
See 'Schedule A' for
Landscape Bed Details

SCHEDULE B - PLANTING DETAILS:

Common Name Species Height Spread Zone Qty

TREES

TOWER POPLAR Populus x canescens 'Tower' 30'-40' 5'-10' 3 43

QUAKING ASPEN Populus tremuloides 50'+ 20'+ 3 26
PONDEROSA PINE Pinus ponderosa 40'-50' 10'-20' 3 19
DOUGLAS FIR Pseudotsuga menziesii 50'+ 20'+ 3 16

BARRIER SHRUBS

CUTLEAF SMOOTH SUMAC Rhus glabra 5'-10' 5'-10' 3 102
MOUNT BAKER LILAC Syringa x hyacinthiflora 'Mount Baker' 5'-10' 5'-10' 3 64

OREGON GRAPE HOLLY Mahonia aquifolium 3'-4' 3'-4' 4 180

WHITE SNOWBERRY Symphoricarpos albus 4'-5' 4'-5' 3 138

TOTAL PLANTINGS 588
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Coral Beach Farms – Proposed TFWH  4085 / 4133 Shanks Road 

Existing Site Images 

Page 1 of 3 

 

SHANKS ROAD 
 

 
   

 

 

 
Current End of Pavement – Adjacent to North 
P.L. of  4133 (approximate) 

 

Current Condition of Shanks Road – South View 

   

 

4133 SHANKS ROAD (LOT 19) 
 

 
   

 

 

 
View from South P.L. – North View – Location of 
Internal Road / Proposed Dorm #2 

 

View from South P.L. – North View – 
Topography to East of Proposed Dorm #2 – 
Natural Landscape Buffer to Agriculture 

 

 

 

View from North P.L. – North View – Condition 
of Northerly Neighbouring Property 
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Coral Beach Farms – Proposed TFWH  4085 / 4133 Shanks Road 

Existing Site Images 

Page 2 of 3 

 

4085 SHANKS ROAD  (LOT 20) 
 

 
   

 

 

 
View from North P.L. – South View – Location of 
Internal Road / Proposed Dorm #1 

 

View from North P.L. – South View - Topography 
to East of Proposed Dorm #1 – Natural 
Landscape Buffer to Agriculture 

 

 

 
View from South P.L. – North-East View – 
General Area of Proposed Dorm #1 

 

View from South/West P.L. (corner) – East View 
– Condition of Southerly Neighbouring Property 

   

 

INTERNAL FARM ROAD 
 

 
   

 

 

 
4085 – South View – Steep Slope 12% proposed 

 

4085 – South View – Proximity of Southerly 
Neigbouring Home – Landscape Berm Proposed 
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Coral Beach Farms – Proposed TFWH  4085 / 4133 Shanks Road 

Existing Site Images 
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AGRICULTURE 
 

 
   

 

 

 
4085 / 4133 – North View – ‘Upper’ Planted 
Orchard 

 

4085 / 4133 – North View – ‘Upper’ Planted 
Orchard 

 

 

 
4133 – West View – ‘Upper’ Planted Orchard - 
Topography to East of Proposed Dorm #2 – 
Natural Landscape Buffer to Agriculture 

 

4085 / 4133 – South View – ‘Upper’ Planted 
Orchard 

 

 

 
4085 / 4133 – South View – ‘Lower’ Planted 
Orchard / 7980 Hwy 97N – Future Cherry 
Packaging Facility 

 

7980 Hwy 97N – North-East View - Future 
Cherry Packaging Facility 
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