
City of Kelowna

Regular Council Meeting

AGENDA

 
Tuesday, February 20, 2018

6:00 pm

Council Chamber

City Hall, 1435 Water Street
Pages

1. Call to Order

2. Reaffirmation of Oath of Office

The Oath of Office will be read by Councillor Stack.

3. Confirmation of Minutes 1 - 13

Public Hearing - February 6, 2018
Regular Meeting - February 6, 2018

4. Bylaws Considered at Public Hearing

4.1 Eldorado Rd 485, BL11544 (Z17-0085) - Chris and Shanna Roworth 14 - 14

To give Bylaw No. 11544 second and third readings and  adopt in order to rezone the
subject property from the RU1 - Large lot Housing zone to the RU2 - Medium Lot
Housing zone.

4.2 Knowles Rd 504, BL11545 (Z17-0095) - David and Jennifer Rolleston 15 - 15

To give Bylaw No. 11545 second and third readings and adopt in order to rezone the
subject property from the RU1 - Large Lot Housing zone to the RU2 - Medium Lot
Housing zone.

4.3 Taylor Rd 255, BL11547 (Z17-0092) - 0725353 BC Ltd Inc 16 - 16

To give Bylaw No. 11547 second and third readings in order to rezone the subject
property from the RU1-Large Lot Housing zone to the RM3 - Medium Lot Housing
zone.

4.4 Barton St 4658, Z17-0115 (BL11549), Jason and Vicki Dreger 17 - 17

To give Bylaw No. 11549 second and third readings and adopt in order to rezone the
subject property from the RU1 – Large Lot Housing zone to the RU1c – Large Lot
Housing with Carriage House zone.



4.5 Bath St 2630, Z17-0108 (BL11550)  - Greencorp Ventures Inc. 18 - 18

To give Bylaw No. 11550 second and third readings in order to rezone the subject
property  from the RU6 -  Two Dwelling Housing zone to  the RM3 –  Low Density
Multiple Housing zone.

4.6 Shanks Rd 4085 & 4133, TA18-0001 (BL11551) - Geen Family Holdings Ltd 19 - 20

To give Bylaw No. 11551 second and third readings in order 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 0.70ha on the subject properties.

5. Notification of Meeting

The City Clerk will provide information as to how the following items on the Agenda were
publicized.

6. Development Permit and Development Variance Permit Reports

6.1 Queensway Ave 289 DP17-0191 DVP17-0192 - Westcorp Projects 21 - 122

City  Clerk to state for  the record any correspondence received.  Mayor  to invite
anyone  in  the  public  gallery  who  deems  themselves  affected  by  the  required
variance(s) to come forward.

To consider staff non-support of a Development Permit for the Form &Character
Development Permit of a 33 storey hotel &luxury condo tower project with two levels
of underground parking and a mixed-use 6 storey podium. To consider staff non-
support of a Development Variance Permit for four variances related to the maximum
building height, podium height &size regulations as well as to consider a reduction in
the number of loading stalls.

6.2 Poplar Point Dr 380, DVP17-0254 - Darlene Ramsay 123 - 132

To obtain approval for a Development Variance Permit to vary the Okanagan Lake
Sight  Lines  Regulation  to  allow  for  construction  of  a  new  house  on  the  subject
property.

6.3 St Paul St 1350, DVP17-0280 - Sole Downtown Developments Ltd Inc No BC1057689 133 - 145

City  Clerk to state for  the record any correspondence received.  Mayor  to invite
anyone  in  the  public  gallery  who  deems  themselves  affected  by  the  required
variance(s) to come forward.
To  vary  the  number  and  height  of  identification  and  fascia  signs  on  the  subject
property.



6.4 Academy Way 695, DVP18-0002 - Watermark Developments Ltd Inc No BC0642787 146 - 164

City  Clerk to state for  the record any correspondence received.  Mayor  to invite
anyone  in  the  public  gallery  who  deems  themselves  affected  by  the  required
variance(s) to come forward.
To vary the maximum height from 3 storeys (permitted) to 3 ½ storeys (proposed) for
a multi-family apartment building project.

6.5 Academy Way 655, DP18-0003 DVP18-0004 - Watermark Developments Ltd Inc No
BC0642787

165 - 190

City  Clerk to state for  the record any correspondence received.  Mayor  to invite
anyone  in  the  public  gallery  who  deems  themselves  affected  by  the  required
variance(s) to come forward.
To consider the form and character of a 3 ½ storey apartment building on Academy
Way known as ‘U Seven’ and to consider a Development Variance Permit to vary the
maximum height from 3 storeys (permitted) to 3 ½ storeys (proposed).

7. Reminders

8. Termination
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CITY OF KELOWNA 
 

BYLAW NO. 11544 
Z17-0085 – 485 Eldorado Road 

 
 

 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 8000". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning classification 
of Lot A District Lot 167 ODYD Plan 35110 located on Eldorado Road, Kelowna, B.C., from the 
RU1 – Large Lot Housing zone to the RU2 – Medium Lot Housing zone. 

 
2. This bylaw shall come into full force and effect and is binding on all persons as and from the date 

of adoption. 
 
 
Read a first time by the Municipal Council this 29th day of January, 2018. 
 
Considered at a Public Hearing on the   
 
Read a second and third time by the Municipal Council this   
 
Adopted by the Municipal Council of the City of Kelowna this  
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11545 
Z17-0095 – 405 Knowles Road 

 
 

 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 8000". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning classification 
of Lot 1 District Lot 167 ODYD Plan 15446 located on Knowles Road, Kelowna, B.C., from the RU1 
– Large Lot Housing zone to the RU2 – Medium Lot Housing zone. 

 
2. This bylaw shall come into full force and effect and is binding on all persons as and from the date 

of adoption. 
 
 
Read a first time by the Municipal Council this 29th day of January, 2018. 
 
Considered at a Public Hearing on the   
 
Read a second and third time by the Municipal Council this   
 
Adopted by the Municipal Council of the City of Kelowna this  
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11547 
Z17-0092 – 255 Taylor Road 

 
 
 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 8000". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning classification 
of Lot A Section 22 Township 26 ODYD Plan EPP70227, located at Taylor Road, Kelowna, BC 
from the RU1 – Large Lot Housing zone to the RM3 – Low Density Multiple Housing zone. 

 
2. This bylaw shall come into full force and effect and is binding on all persons as and from the date 

of adoption. 
 
 
Read a first time by the Municipal Council this 29th day of January, 2018. 
 
Considered at a Public Hearing on the   
 
Read a second and third time by the Municipal Council this   
 
Approved under the Transportation Act this   
 
 
______________ _________________________________________ 
(Approving Officer-Ministry of Transportation) 
 
Amended at third reading and adopted by the Municipal Council of the City of Kelowna this  
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 

 
 

16



CITY OF KELOWNA 
 

BYLAW NO. 11549 
Z17-0115 – 4658 Barton Street 

 
 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 8000". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning classification 
of Lot 5, District Lot 580A, SDYD, Plan KAP69497 located at Barton Street, Kelowna, BC from 
the RU1 – Large Lot Housing zone to the RU1c – Large Lot Housing with Carriage House zone. 

 
2. This bylaw shall come into full force and effect and is binding on all persons as and from the date 

of adoption. 
 
 
Read a first time by the Municipal Council this 5h day of February, 2018. 
 
 
Considered at a Public Hearing on the   
 
 
Read a second and third time and adopted by the Municipal Council this  
 
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11550 
Z17-0108 – 2630 Bath Street 

 
 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 8000". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning classification 
of Lot 1 District Lot 14 ODYD Plan 3785, located at Bath Street, Kelowna, BC from the RU6 – Two 
Dwelling Housing zone to the RM3 – Low Density Multiple Housing zone. 

 
2. This bylaw shall come into full force and effect and is binding on all persons as and from the date 

of adoption. 
 
 
Read a first time by the Municipal Council this 5th day of February, 2018. 
 
Considered at a Public Hearing on the   
 
Read a second and third time by the Municipal Council this  
 
Adopted by the Municipal Council this 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11551 
TA18-0001 – 4085 & 4133 Shanks Road 

 
 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 8000". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT City of Kelowna Zoning Bylaw No. 8000, Section 9 – Specific Use Regulations, be 
amended by adding a new Section 9.13.4 Site Specific Regulations in its appropriate location 
as follows: 

 
9.13.4 Site Specific Regulations 
 
Regulations apply for Temporary Farm Worker Housing on a site specific basis as follows: 

 
 Legal Description Civic Address Reglation 
1. Lot 20 Section 34 Township 23 ODYD 

Plan 500 Except Plan KAP45154  
Lot 19 Section 34 Township 23 ODYD 
Plan 500 Except Plan KAP45154    

4085 Shanks Road 
 
4133 Shanks Road 

For the purposes of Temporary Farm 
Worker Housing, these parcels shall be 
considered one farm unit, and the 
following regulations shall apply to this 
farm unit only. 
Notwithstanding section 9.13.2(a) TFWH 
Footprint Size, the TFWH footprint may 
not exceed 0.70 ha for structures to 
accommodate a maximum of 140 
temporary farmworkers.  
Notwithstanding section 9.13.3(a) and 
9.13.3(b) Temporary Farmworker 
Allocation, structures to accommodate a 
maximum of 140 temporary farm workers 
shall be permitted on this farm unit in this 
city sector as identified on Official 
Community Plan Map 5.4. 

 
 

2. AND THAT Section 9.11 MICRO SUITE HOUSING be deleted in its entirty that reads: 
 

“9.11 MICRO SUITE HOUSING 
 
9.11.1  Micro-suite housing is only permitted on lots where the use is permitted in the 

zone, in the following areas: 
 

 Urban Centers as defined in the Official Community Plan 

 The University South Village Center as defined in the Official Community Plan 
 

  9.11.2  Micro-Suite Housing must be located within 400 m of a bus stop or transit 
station.” 

 
 
 

19



 
And replaced with: 
 

“9.14 MICRO SUITE HOUSING 
 
9.14.1  Micro-suite housing is only permitted on lots where the use is permitted in the 

zone, in the following areas: 
 

 Urban Centers as defined in the Official Community Plan 

 The University South Village Center as defined in the Official Community Plan 
 

  9.14.2  Micro-Suite Housing must be located within 400 m of a bus stop or transit 
station.” 

 
3. This bylaw shall come into full force and effect and is binding on all persons as and from the date 

of adoption. 
 
 
Read a first time by the Municipal Council this  5th day of February, 2018. 
 
Considered at a Public Hearing on the   
 
Read a second and third time by the Municipal Council this   
 
 
Approved under the Transportation Act this 
 
(Approving Officer – Ministry of Transportation) 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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REPORT TO COUNCIL 
 

Date: February 20, 2018 

RIM No. 09400 & 0940-50 

To: City Manager 

From: Community Planning Department (AC) 

Application: DP17-0191 & DVP17-0192 Owner: 
1324632 Alberta Inc. No. 
A72431 

Address: 289 Queensway Ave Applicant: 
Westcorp Projects Inc (Gail 
Temple) 

Subject: Development Permit & Development Variance Permit Application  

OCP Designation: MXR – Mixed Use (Residential/Commercial) 

Zone: C7 – Central Business Commercial 
 

1.0 Recommendation 
THAT Council NOT authorize the issuance of Development Permit No. DP17-0191 for Lot 1, District Lot 139, 
ODYD, Plan EPP77920, located at 289 Queensway Ave, Kelowna, BC.   

AND THAT Council NOT authorize the issuance of Development Variance Permit DVP17-0192 for Lot 1, 
District Lot 139, ODYD, Plan EPP77920, located at 289 Queensway Ave, Kelowna, BC. 

2.0 Purpose  
To consider staff recommendation of non-support of a Development Permit for the Form & Character 
Development Permit of a 33 storey hotel & luxury condo tower project with two levels of underground 
parking and a mixed-use 6 storey podium. To consider staff recommendation of non-support of a 
Development Variance Permit for four variances related to the maximum building height, podium height & 
size regulations as well as to consider a reduction in the number of loading stalls. 

3.0 Community Planning 
3.1 Development Permit and Associated Variances 

Staff are recommending that Council not support the proposed Development Permit and associated 
variances.  The proposal’s overall size, height and massing are overwhelming for the subject property and its 
unique downtown context.  The property is in close proximity to a number of culturally significant places 
including Kerry Park & Stuart Park, the Sails, Okanagan Lake, the historical character of Bernard Avenue and 
and City Hall.  In addition to creating shadowing impacts on these lower scale spaces, the proposal’s built 
form may create an overpowering visual presence lacking the sensitivity and integration that development 
of the subject property needs.   By virtue of the size and prominence, the proposed building may impact the 
qualities that some people value in the surrounding public spaces. 
 
The proposal is not without merits in regards to some components of the project.  The mixed-use component 
of the project is strong containing not only a hotel and residential units, but also commercial retail units, a 
restaurant and café at ground level, a second publicly accessible restaurant on the 16th floor, and a conference 
space as part of the hotel.  In addition, the design quality of the ground-oriented spaces adjacent to Kerry 
Park and Queensway should create a positive public/private interface. 
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DP17-0191 & DVP17-0192 – Page 2 

 
 

 
However, of more significance and weight, the applicant is proposing a height variance from 76.5m (26 
storeys) as outlined in the Zoning Bylaw to 131m (33 storeys). The height variance and its impact is further 
accentuated by relatively large tower floor areas (i.e. width of the tower) and two further variances for the 
six-storey podium structure.  It has never been the City’s intention to achieve the region’s tallest tower on 
this property and public policy states that contextual fit with the surrounding public realm and neighbouring 
buildings are of utmost importance.   
 

 
 

 

 

 

 

Figure 1:  Kelowna Tall Building Comparison Chart 

 
Although Council previously supported a height variance to 87m (26 storeys) in 2014 (DP14-0024 / DVP14-
0025), for a past version of this project, that DP has now expired.  The City’s policies, vision, and goals for this 
site were originally determined in the Downtown Plan and then adopted into the Official Community Plan 
(OCP): 

“The former Willow Inn site at the corner of Queensway Avenue and Mill Street is significant given the 
site’s proximity to the waterfront and its high visibility. In order to achieve approval for up to 19 storeys 
on this site, any proposed development should be required to demonstrate that it gives careful 
consideration to view impacts from other parts of downtown, is a signature landmark building and that 
it meets a high standard of design excellence regarding aesthetics and building performance.”  

Furthermore, the OCP’s foundational building height policy emphasises the need for the proposal to 
demonstrate an appreciation and understanding of the context of the subject property: 
 
  Objective 5.5:  Ensure appropriate and context sensitive built form.  

Building Height. 1  In determining appropriate building height, the City will take into account such 
factors as:  

 Contextual fit into the surrounding neighbourhood; 

 Shadowing of the public realm; 

 View impacts;  

 Overlook and privacy impact on neighbouring buildings; 

 Impacts on the overall skyline; 

 Impacts on adjacent or nearby heritage structures; 

 
                                                      
1 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter).  
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DP17-0191 & DVP17-0192 – Page 3 

 
 

 
Figure 2: Proposed Westcorp Building 

 
Staff acknowledge that some flexibility to building height policy could be rationalized, but not to the extent 
as proposed.  Key design changes to create a more favourable proposal would include:   

1. Reduction in the tower floor areas to achieve a more slender form; this would reduce massing and 
visual impact and help to reduce shadowing on neighbouring properties and the public realm. 

2. Reduction in podium height especially on Water Street in order to provide a consistent streetscape 
experience and better transition to neighbouring buildings; and 

3. Reduction in overall height would provide a more context sensitive development consistent with 
public policy and land use governance direction. 

 
An alternative recommendation of support is included in Section 6.0 of this report for Council’s 
consideration. 
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DP17-0191 & DVP17-0192 – Page 4 

 
 

3.2 Tall Building Design Considerations 

When assessing the merits of a tall building project, staff break the design into three components:  the base 
of the building called the podium; the middle of the building largely consisting of the tower; and the top of 
the building as it relates to Kelowna’s skyline.   

 
Top: The tops of tall buildings, including upper floors and roof-top mechanical or telecommunications equipment, signage, and 
amenity space, should be designed, primarily through tower massing and articulation, and secondarily through materials, to create 
an integrated and appropriate conclusion to the tall building form. 

 
Middle: The location, scale, floor plate size, orientation and separation distances of the middle affect sky view, privacy, wind, and 
the amount of sunlight and shadows that reach the public realm and neighbouring properties. The design and placement of the tower 
should effectively resolve these matters to ensure that a tall building minimizes its impact of surrounding streets as well as existing 
and/or future buildings on adjacent properties.   

 
Podium: The lower storeys of a tall building should frame the public realm, articulate entrances and assist in the creation of an 
attractive and animated public realm which provides a safe, interesting, and comfortable pedestrian experience.  The podium should 
define and support adjacent streets at an appropriate scale, integrate with adjacent buildings, assist to achieve a transition down to 
lower-scale buildings and minimize the impact of parking and servicing on the public realm. 
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DP17-0191 & DVP17-0192 – Page 5 

 
 

3.3 Development Permit – Top of Building 

The building height is proposed at 131m representing 33 storeys.  There are two floors of mechanical rooms, 
screening structures, and a penthouse amenity area at the top of the building.  There is no exposed 
mechanical equipment and these levels have exterior finishes consistent with the main tower.  They are also 
stepped back from the main tower to further soften and recess their appearance.   

However, these two floors are above and beyond the measured building height (exempt from Zoning Bylaw 
definition for building height) and contributes to the mass and scale of the project.  The applicant is proposing 
a luxury-type product for both the hotel and condo units resulting in the desire for large floor-to-ceiling 
heights for each level. The hotel lobby has a 24’ ceiling, the hotel floors have 9’ ceilings, the restaurant on the 
16th floor has a 16’ ceiling, the residential floors have 10’, the 4 premium residential floors have 12’-8” ceilings 
and the penthouse floor has a 14’ ceiling.  The larger floor-to-ceiling heights is the key contributor to the 
overall height of the tower. 

3.4 Development Permit – Middle of Building (Tower) 

The tower floor areas, known as the ‘floorplate’ has increased significantly from the applicant’s previous 2014 
approved Development Permit.  The past floorplate was 745 m2and the applicant’s proposed floorplates are 
933.0 m2, 901.3m2, & 833.1m2.  Staff remain concerned regarding the proposed new floorplates sizes as it 
directly relates to the buildings’ overall massing and scale.  The preference, consistent with many other 
Canadian urban centres, is to have floorplates for tall buildings within the range of 650 to 750 m2.  This would 
lead to the creation of a more slender tower form minimizing the building’s three-dimensional massing and 
scale, helping to mitigate visual/physical impact on surrounding streets, parks, open spaces and 
neighourbouring properties. 

 
(25% larger than original) 

Figure 3: Comparison of Tower Floor Plates between Previous 2014 Development Permit & Current Proposal  
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DP17-0191 & DVP17-0192 – Page 6 

 
 

The main tower is an elliptical shape softening the edges of what otherwise would be rectangular form and 
contributing to a unique building design.  The elliptical form helps to minimize east/west view corridor 
impacts (e.g. shadowing on Kerry Park), however, the north/south view corridor is impacted by the longer, 
wider tower shape (Stuart Park and City Hall).  The material pallet for the tower utilizes a variety of building 
materials, all high quality and durable.  To further increase the tower’s visual interest, all the residential units 
and almost all the hotel units have balconies.  They have been arranged in a manner that further creates 
unique character and complementary to the elliptical shape. 

3.5 Development Permit – Base Building (Podium) 

The role of the base building (known as the podium) is to help tall buildings fit harmoniously within the 
existing street context and to define the edges of adjacent streets, parks, and open spaces. This street 
framing is important to have the appropriate scale and proportion in order to maintain human-scale and 
comfort, access to sunlight and sky views for pedestrians and neighbour properties.  

The podium design on the western elevation has strong urban design merits.  It steps down from the tall 
tower with terraces and articulation towards the Kerry Park edge and results in an effective transition to 
public space.  The interface demonstrates human-scale proportion and includes a pedestrian plaza and 
seating area to act as an extension to Kerry Park.  Ground-oriented commercial spaces including a coffee 
shop and publically accessible restaurant have been incorporated into the building to further create a positive 
interface. Shifting the building back from the western property line (previous DP has zero lot line interface) 
has resulted in the creation of patios for dining and socializing. 

However, the two proposed variances related to the podium indicate the overall size and massing is large on 
the eastern elevation along the Water Street frontage.  The total height of the podium facing Water Street 
is 27.7 m and the height of the podium before a 3m stepback is 19.2m. Creating a streetwall and podium that 
is too tall and large and will dominate the public realm; decreasing the pedestrian human-scale at street level.  
The adjacent building (BMO Bank) is 3 storeys (13.7 m in height) which makes the applicant’s podium design 
more than double the size.  Further, the other neighbouring buildings on Water Street and the heritage and 
historical character of Bernard Avenue are even lower at 2 storeys and protected from tall building 
development through the Downtown Height Map.  The proposed podium does not step down or provide a 
sensitive transition to these existing buildings.  It would create inconsistency in street proportion and scale 
and compromises reasonable sunlight exposure and sky views from the sidewalks.  Staff would suggest 
aligning the podium height more in keeping with the existing buildings to create a consistent streetwall along 
Water Street resulting in a more comfortable urban environment. 

The applicant’s rationale for the proposed podium height largely relates to the project’s provision of 
structured parking.  The interior of the podium consists of six storeys of structured parking on-top of two 
floor of underground parking.  This results in the project providing 36 parking stalls in excess of the City’s 
Zoning Bylaw requirements.  Staff have suggested that the applicant reduce the number of parking stalls in 
an effort to reduce the podium height and have a more attractive street interface.  Alternatively, the 
applicant could also reduce the tower height in order to reduce the number or residential units lowering the 
parking demand.  However, the applicant informed staff that there was no flexibility in the parking numbers 
or overall unit count and wished to proceed with variances to the podium.  The streetscape and public realm 
along Water Street is an important issue and staff cannot recommend support for increasing the massing 
and height of the podium. 
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DP17-0191 & DVP17-0192 – Page 7 

 
 

Figure 4: Best management practice for podium heights: the height and scale should respond to the scale of neighbouring buildings and 
the street proportion. 

 

 

Figure 5: Proposed podium height along Water Street in relationship to neighbouring buildings  

 

13.4m
m 

27.7m
.3m 

BMO Building Bernard Ave Queensway Laneway Stuart Park Blenz Building 
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DP17-0191 & DVP17-0192 – Page 8 

 
 

3.6 Development Variance Permit 

The four variances associated with the applicant’s proposal: 

1. To increase the podium height without a setback from 16.0 metres to 20.25m for the Queensway 
frontage as per A-54 drawing attached to Schedule ‘A’. 

2. To increase the maximum floorplate for any building above 16.0m from 1,221m2 to 3,130m2; 
3. To increase the overall height of the building from 76.5 metres (approx. 26 stories) to 131 metres (33 

stories); and 
4. To decrease the number of loading stalls from 6 spaces to 3 spaces;  

 
The previous application (DP14-0024 / DVP14-0025) approved the reduction in the number of loading stalls 
to 3 spaces. The operational needs of the hotel and residential uses are similar in both the old 2014 proposal 
and the current proposal. Therefore, Staff see no issue in the loading stall reduction variance. 

3.7 Background 

In 2008, the subject properties were involved in the CD21 – Comprehensive Development (“CD21 Downtown 
Zone”) zone that aimed to facilitate the redevelopment of several blocks of the downtown core of Kelowna, 
reshaping the downtown into a vibrant, high-density, and pedestrian friendly area. The zone proved highly 
controversial, and the introduction of a large number of tall towers was the focus of considerable public 
discussion. The CD21 bylaw was ultimately defeated by Council in 2010. 

Following the defeat of the CD21 zone, Council tasked staff with the development of a plan to guide the 
development of the downtown into the future. Working with diverse interest groups over several years, a 
new Downtown Plan was completed and its height policies adopted into the OCP by Council on February 27, 
2012.  
 
Within the context of its broader goals for the success of Kelowna’s downtown, the Downtown Plan 
specifically contemplated building height and an appropriate downtown skyline.  The public consultation 
process gained public trust and established confidence around a comprehensive approach. The Downtown 
Building Heights Map provides general maximum height guidance on a lot-by-lot basis, and expresses a form 
of development that generally increases height as buildings move away from the lake. Originally, the 
Downtown Plan (which was adopted into the OCP) suggested this property was suitable for a maximum of 
19 storeys in height under the premise of a hotel use. Section 3.8 outlines Westcorp’s original proposal made 
in 2014 and compares it to the current proposal. The 2014 application was approved by Council in August 
2014 but has since expired. 
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3.8 Comparative Analysis 

See Westcorp’s rationale (attached to this report) outlining why it was necessary to re-design the project. 
The key changes from the previous project to the current one are: 

Summary of Differences in Project Proposals 

CRITERIA Previous Proposal Current Proposal 

 

Height 26 storeys / 88m 33 storeys / 131m* 

FAR 5.4 7.63 

No. of 
Units 

187 hotel rooms and 27 long-stay 
rental units (214 units total) 

174 hotel rooms and 40 residences (214 units 
total) 

Tower 
Floorplates 

745 m2 933 m2 

Parking 
237 parking stalls in above-grade 

parkade (+5 surface stalls) 
289 parking stalls (majority in two levels 

underground) +5 surface stalls 

Tenants 
along Kerry 

Park 

Restaurant and coffee shop on the 
edge of Kerry Park 

no change from previous project 

Hotel  

Hotel’s hospitality suite and hotel 
pool located on the conference level 
-conference terraces were “shared” 

with hotel guests 

Hotel’s hospitality suite and pool terrace are on 
the 2nd level of the hotel. The conference level 

terraces (level 6) will be for exclusive use of 
conference/event attendees 

Tower & 
Parkade 
Location 

Tower was located at the Kerry Park 
property line because of large 

parkade structure that needed to fit 
behind it 

The tower is pulled back toward Water St. This is 
made possible because the above-grade parking 

structure is significantly smaller. The tower 
relocation has allowed the design of terraces that 

step up from the lake and park 

Balconies & 
Terraces 

Room balconies were appropriately 
sized for hotel rooms and affixed to 

the exterior of the structure 

Large terraces are an integral part of each floor 
slab. The residential terraces are expansive and 

include outdoor kitchens 

Elevators 
The hotel tower serviced by 3 

elevators 

The tower is serviced by 6 elevators, 3 for the 
hotel rooms, conference level and 17th floor 
restaurant, 2 for the residences, and one for 

service purposes. With 2 additional elevators to 
the conference level, the total number of 

elevators servicing the conference level is 5 

Retail 
Retail opportunities located on 
Water St. side of the building 

Retail opportunities are located on both Water 
St. and within the hotel lobby 

Tower 
Restaurant 

No mid-tower restaurant 
The project includes a 17th floor publically 
accessible restaurant as well as a culinary 

teaching venue 

*The current design’s floor slab thickness is also a factor in the increased height. Each of the floor slabs of 
the new tower will be 4” thicker than in the previous proposal. Increased ceiling heights and floor slab 
thickness account for 16.5m (38%) of the height increase 
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Figure 6: Comparison of current proposal to past version of the project  

3.9 Queensway Treatment  

The Queensway interface is substantially changed from the previous development permit. Instead of a 
standard roadway and cul-de-sac on Queensway, the applicant and staff worked collaboratively on a street 
plaza design, one that would provide a pedestrian-friendly entrance to Kerry Park, the Visitor Information 
Centre, and the applicant’s proposed hotel/condo project. The materials selection is of high quality with the 
intent of stimulating year-round use and creating a vibrant streetscape.  The cost and construction of the 
plaza will be borne by Westcorp, and through a maintenance agreement with the City of Kelowna, Westcorp 
will be responsible for the plaza’s annual maintenance due to the custom selection of high quality materials 
well above and beyond city standards (e.g. typical frontage improvement for asphalt, curb & gutter and 
sidewalks). The total road upgrade cost is estimated at $536,515 ($100,912 for Mill Street, $50,165 for Water 
Street, & $385,438 for Queensway Ave) which would need to be bonded for as part of a DP approval. 
 
3.10 Project Description - Laneway 

At the request of Staff, the applicant has agreed to move the entire building from the previous Development 
Permit application 0.8m north to create a 6.8m laneway on the south side. This, although not required as 
part of the current Development Permit application, would allow the City to be better able to carry out service 
in the laneway. It would also benefit the existing businesses being serviced by the current 6.0m wide laneway 
as the vehicle turning movements and overall functionality would improve with the lane widening. 

The podium design on the laneway elevation has been considered by the applicant and includes cladding and 
glazing down the entire length of the laneway in order to improve the character and visual quality from the 
Bernard Avenue view corridor.   

2014 Approved DP 

26 storeys – 87m 

Proposed DP 

33 storeys – 131m 

2014 Approved DP 

26 storeys 

OCP Height Policy 

19 storey maximum 

Proposed DP 

33 storeys 
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3.10 Site Context 

The subject property is located in the heart of downtown, near the waterfront at the corner of Water Street 
and Queensway Ave.    

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North 
C4 – Urban Centre Commercial &  
RM6 – High Rise Apartment Housing 

Vacant & Residential 

East 
I2 – General Industrial 
I4 – Central Industrial 

Industrial & 
Commercial 

South CD5 – Multi-Purpose Facility 
Arena & 
Parking Lot 

West 
RM6 – High Rise Apartment Housing; 
C7 – Central Business Commercial; & 
P3 - Parks 

Mixed use (residential / commercial) 
Residential 
Park 

Subject Property Map: 289 Queensway Ave 
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3.11 Zoning Analysis Table 

The zoning analysis table shows the requirements of the C7 zone compared to the proposal: 

Zoning Analysis Table 

CRITERIA C7 ZONE REQUIREMENTS PROPOSAL 

For portion of building between 0.0 metres & 16.0 metres in height  

Front Yard, Flanking 
Street & Rear Setback 

0.0 m 0.0 m 

Lane Setback 0.0 m 0.0 m 

Floorplate No restriction 1,671 m2 

For portion of building between 16.0 metres & above in height  

  
Podium 
(17.07m) 

Tower 

Front Yard, Flanking 
Street, & Rear Setback 

3.0 m 

3.0m for most 
area except  

0.0m for Water 
St frontage up 

to 20.25m tall 

>3.0 m 

Lane Setback 0.0 m 0.0m  ~10.0 m 

Floorplate 1,221 m2 3,129.3 m2 
 933 m2 

Development Regulations 

Height 

Podium Tower Podium Tower 

16.0 / ~4.5 stories 
(unless Bldg 
steps back) 

76.5 m / ~26.0 
storeys 

27 m / 6 stories 
131 m / 33 
storeys  

Corner Cut Setback  4.5 m n/a (roundabout) 

FAR 9.0 7.92 

Parking Regulations 

Minimum Parking 
Requirements 

259 stalls parking stalls 
(40 stalls for residential units 

6 stalls for visitors 
39 stalls for commercial 

174 stalls for hotel) 

295 parking stalls  
(36 stalls over or 14%) 

Minimum Loading 
Requirements 

6 loading stalls 
(5.3 for hotel & restaurant + 0.529 for 

commercial area) 
3 loading stalls  

Ratio of Parking Stalls 
Small Size: 10% Max 

Medium Size: 40% Max 
Regular Size: 50% Min 

Small Size: 6.4% 
Medium Size: 34.9%  
Regular Size: 56.9%  

Minimum Bicycle Parking 
Requirements 

Class 1: 36 bikes 
Class 2: 20 bikes 

Class 1: 36 bikes 
Class 2: 20 bikes 

Other Regulations 

Minimum commercial 
Min 90% frontage on Water St 
Min 90% frontage on Water St 

100% frontage on Water St 
>90% on Queensway Ave 
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Zoning Analysis Table 

CRITERIA C7 ZONE REQUIREMENTS PROPOSAL 

Minimum Private Open 
Space 

785 m2 2,741 m2 

The four proposed variances associated with this permit are as follows: 

 To increase the podium height without a setback from 16.0 metres to 20.25m for the Queensway 
frontage as per A-54 drawing attached to Schedule ‘A’. 
 To increase the maximum floorplate for any building above 16.0m from 1,221m2 to 3,130m2; 
To increase the overall height of the building from 76.5 metres (approx. 26 stories) to 131 metres (33 
stories); and 
To decrease the number of loading stalls from 6 spaces to 3 spaces;  
 

4.0 Current Development Policies 

4.1 Kelowna Official Community Plan (OCP) 

Development Process 

Compact Urban Form.2 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. 

Commercial Land Use Policies.3 Encourage mixed-use commercial development.  

Contain Urban Growth.4 Reduce greenfield urban sprawl and focus growth in compact, connected 
and mixed-use (residential and commercial) urban and village centres. 

Ensure appropriate and context sensitive built form and building height. 5  

In determining appropriate building height, the City will take into account such factors as:  

 Contextual fit into the surrounding neighbourhood; 

 Shadowing of the public realm; 

 View impacts;  

 Overlook and privacy impact on neighbouring buildings; 

 Impacts on the overall skyline; 

 Impacts on adjacent or nearby heritage structures; 

 

 

 

 

                                                      
2 City of Kelowna Official Community Plan, Policy 5.3.2 (Development Process Chapter). 
3 City of Kelowna Official Community Plan, Objective 5.24 (Development Process Chapter). 
4 City of Kelowna Official Community Plan, Goals for a Sustainable Future, Objective 1 (Chapter 1 Introduction)  
5 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter).  
  

33



DP17-0191 & DVP17-0192 – Page 14 

 
 

Downtown Building Heights Map 6   

 

Building Massing and Height. 7   
 Mitigate the actual and perceived bulk of buildings by utilizing appropriate massing, 

including:  

 Architectural elements (e.g. balconies, bay windows, cantilevered floors, cupolas, dormers);  

 Visually-interesting rooflines (e.g. variations in cornice lines and roof slopes);  

 Step back upper floors to reduce visual impact;  

 Detailing that creates a rhythm and visual interest along the line of the building;  

 Wall projections and indentations, windows and siding treatments as well as varied material 
textures should be utilized to create visual interest and to articulate building facades;  

 Building frontages that vary architectural treatment in regular intervals in order to maintain 

diverse and aesthetically appealing streets.  

                                                      
6 City of Kelowna Official Community Plan, Policy 5.7.2 (Development Process Chapter).   
7 City of Kelowna Official Community Plan, Policy 14.4 (Urban Design DP Guidelines).   
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5.0 Technical Comments 

5.1 Building & Permitting Department 

 Full Plan check for Building Code related issues will be done at time of Building Permit 
application.  

5.2 Development Engineering Department 

a) All the off-site infrastructure and services upgrades are addressed as part of the previous 
associated Rezoning Application - Engineering Report (Z14-0006). 

b) A License of Occupation agreement will need to be executed between the City of Kelowna and 
the Property Owner. 

c) A Maintenance agreement for works within Queensway ROW will need to be executed between 
the City of Kelowna and the Property Owner. 

5.3 Fire Department 

 A fire safety plan and full review will be required at the time of Building Permit application. 
 

6.0 Alternate Recommendation 

Council authorizes the issuance of Development Permit No. DP17-0191 for Lot 1, District Lot 139, ODYD, Plan 
EPP77920, located at 289 Queensway Ave, Kelowna, BC, subject to the following:  

1. The dimensions and siting of the building to be constructed on the land be in accordance with 
Schedule “A,”;  

2. The exterior design and finish of the building to be constructed on the land, be in accordance with 
Schedule “B”;  

3. Landscaping to be provided on the land be in accordance with Schedule “C”;  
4. The applicant be required to post with the City a Landscape Performance Security deposit in the form 

of a “Letter of Credit” in the amount of 125% of the estimated value of the landscaping, as 
determined by a Registered Landscape Architect;  

5. That the outstanding conditions set out in Attachment “A” attached to the Report from the 
Community Planning Department dated February 20th 2017; 

AND THAT Council authorize the issuance of Development Variance Permit DVP17-0192 for Lot 1, District 
Lot 139, ODYD, Plan EPP77920, located at 289 Queensway Ave, Kelowna, BC, subject to the following: 

A maintenance agreement with associated bonding be signed and submitted with the City of 
Kelowna to ensure the upgraded off-sites improvements along Queensway Ave and Water St are 
provided for and maintained for in perpetuity.  

AND THAT the variances to the following sections of Zoning Bylaw No. 8000 be granted: 

Section 14.7.5 Development Regulations (h)i. 
To vary the maximum height of a building before a 3 metre setback is required from 16 metres to 
20.25 metres for the Queensway frontage as per A-54 drawing attached to Schedule ‘A’. 

Section 14.7.5 Development Regulations (h)iii. 
To vary the maximum floorplate for any building above 16.0m from 1,221m2 to 3,130m2 limited to 
the seventh floor as per A-56 drawing attached to Schedule ‘A’. 
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Section 14.7.5 Development Regulations (b) 
To vary the maximum height of a building from 76.5 metres to 131 metres. 

Section 8 Parking and Loading – Table 8.2 Loading Schedule 
To vary the number of loading spaces from 6 spaces to 3 spaces.  

AND THAT the applicant be required to complete the above noted conditions of Council’s approval of the 
Development Permit and Development Variance Permit applications in order for the permits to be issued;  
 
AND THAT the applicant be required to complete the following conditions prior to a building permit being 
issued: 

1. That a subdivision be registered with the land titles office completing the land exchange and lane 
dedication; 

a. As part of the new registered plans, the vehicular right-of-way and turn around within the 
lane be amended to reflect the updated plans; & 

b. A statutory right-of-way be registered on the property guaranteeing public access between 
the proposed building and Queensway Rd / Kerry Park. 

2. That a license of occupation be signed by the City of Kelowna to permit the canopy encroachments 
across the property lines. 

3. That a license of occupation be registered for the Hotel permitting the portions of Queensway Ave 
to be used for Hotel purposes such as valet services. 

AND FURTHER THAT this Development Permit and Development Variance Permit is valid for two (2) years 
from the date of Council approval, with no opportunity to extend. 
 

7.0 Application Chronology 

Date of Application Received:  September 1st 2017  
Date Public Consultation Completed: December 1st 2017 
  

Report prepared by:   Adam Cseke, Planner Specialist 
Reviewed by:    Terry Barton, Urban Planning Manager 
Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 

Attachments:  

Applicant Rationale  
DP17-0191 & DVP17-0192 
Pedestrian Wind Study 
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Project Rationale 
 

 

 

In 1928, the Willow Inn Hotel, located on the subject property, was the hub of social activity in 

Kelowna’s downtown.  It was a popular place for social local gatherings and patrons of the hotel 

provided vital support to the businesses along Bernard Ave.  The hotel was an important link 

between the downtown and the waterfront.   

 

In an effort to honour the site’s historic use, Westcorp sought to locate a world class hotel and 

conference centre in this highly visible location and was granted approval for the project in June 

2014.  With the completion of the Kelowna Yacht Club and Stuart Park, the proposed hotel 

represents the final component of the revitalization of the downtown waterfront.    It will provide 

a key connection point along the waterfront and it will help to achieve one of the key principles 

of the Downtown Plan, namely to “Enhance Kelowna’s identity nationally and internationally 

and enhance the identity of downtown as Kelowna’s Principal Centre.”  The hotel will contribute 

significantly to the increase of commercial activity on the waterfront, will stimulate year-round 

use and will create a vibrant and energetic public realm. 

 

With its sinuous lines drawn from the surrounding topography and a palette of materials inspired 

by nature, the hotel project will significantly reinforce the identity of the City and contribute to 

the emerging “Kelowna Brand.”    

 

Key objectives for the hotel project are: 

 Create an iconic building on one of the most visible locations on the downtown 

waterfront. 

 Create a high-end destination hotel with active and inviting public spaces adjacent to 

Kerry Park. 

 Create first class conference space for business and social uses. 

 Accommodate required parking on-site. 

 

The DP for the 24 storey hotel was approved in Aug 2014, and a revised DP (to reflect minor 

revisions to design) was issued in October 2015.   

 

Through the course of detailed design work in 2016, it became increasingly apparent, both from 

interior design and functionality perspectives, that the large parkade within the podium was a 

significant constraint.  In addition, with the market becoming increasingly robust in Kelowna, it 

also became apparent that the project could much better respond to market conditions if a certain 

number of for-sale residential units could be included within the project instead of the proposed 

long-stay rental units.  With a desire to seek solutions to functionality issues, and a desire to 

include units with different unit sizes, outside patio space, elevator and parking needs than what 

had been designed into the original project, Westcorp chose to halt construction plans and enter 

into a redesign exercise.  The result of that work is the current application.   
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Significant Changes 
Inclusion of residential condo units:  the previous project had 189 hotel rooms and 25 long-stay 

rental suites for a total of 214 units.  The current project has 174 hotel rooms and 49 for-sale 

residential units for a total of 223 units.  The inclusion of condo units will increase the number of 

people living in our downtown core and add to the vibrancy of the building, surrounding streets 

and waterfront.  

 

Parking:  The previous project provided 242 parking stalls in a large above-grade parking 

structure with hotel and retail uses “wrapped around” it.  In the current project, we have been 

able to significantly reduce the size of the above grade parking structure by creating two full 

levels of parking underground.  The current project has two separate parking areas:  

Hotel and public parking area- 156 stalls below-grade accessed off of Queensway Ave 

Residential secured parking area - 133 stalls above-grade accessed off of the laneway.  If 

there are excess stalls in this area once stalls have been designated to homeowners, the 

balance will be available for valet service which will free up additional stalls in the public 

parking area. 

 

Tower Placement/Interface with Kerry Park:  The significant shrinking of the above-

ground parkade allowed the tower to move eastward away from Kerry Park.  This created a 

structure that slopes back from the lake with a series of stepped terraces.  In addition to creating 

a soft transition in the massing along the lake front, the result was the creation of expansive 

terraces for outdoor experiences with strong connections to the lake on the lower levels of the 

hotel.   At-grade animation, as with the previous project, is created through adjacent uses such as 

coffee shop, restaurant, lobby bar and hotel lobby.  The current design has also pulled the overall 

building back from the Kerry Park edge to create larger patios for the coffee shop and restaurant 

than had been previously possible.  In our view, the current design has created a softer friendlier 

interface, and the tower is much softened in impact due to its location away from the park edge. 

 

Tower shape and aesthetics:  The tower in the previous project was elliptical in shape, the 

cladding was a white composite material and the balconies were affixed to the structure.   

In the current design, the tower is still generally elliptical (because this shape presents a narrow 

face to the lake and Queensway view corridor), but now, with larger balconies as part of the floor 

slabs, the building edge undulates in a sinuous and fluid way.   The slender massing of the tower 

is punctuated with the mid-level banding of the sky restaurant that balances the tower’s vertical 

elements at the base and at its mid-section into two proportionally pleasing halves.  The sky 

restaurant floor also provides the transition between the rhythm of balconies of the hotel floors 

(13 units per floor) and the rhythm of balconies of the suites and condo units (up to 6 units per 

floor). Natural looking manufactured cladding will mimic the warmth of wood.  When one looks 

up, the tower has a soft textural quality created by the multi-terraces which are clad on the 

undersides in soft natural earth tone materials that further enhance the rhythmic and undulating 

lines of the building.  At night, the terraces are visible with warm up-lighting washing the tower 

walls with a subtle comforting glow.  This vertical lighting treatment will ensure that the 

building looks warm regardless of time of year or occupancy level.  The tower is capped with a 

glowing beacon structure that will locate this downtown landmark on the night skyline.   This 

landmark building will help to identify the downtown core as “Kelowna’s Principal Centre.” 
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Elevator Core and Tower Floor Plate:  The previous design had 3 hotel elevators and 2 

conference-only elevators.  The current design has 3 hotel elevators servicing the hotel rooms, 

conference areas and 16th floor restaurant, 2 conference-only elevators, and 3 residential 

elevators.  The addition of 3 elevators has caused the floor plate to increase, however, it is still 

within the limitations set by the C7 zone. 

 

Tower Height:  The previous project was 24 storeys.  The current project is 32 storeys.  

(There are 31 storeys of hotel and residential uses in the project.  The 32 floor is a 

mechanical/technical floor, but since there is possibility that a portion of that floor might not be 

required for mechanical and could become available for use as private upper deck for the 

penthouse owner, this level, for the purposes of DP, is being counted as a floor.) 

The number of storeys in the tower is essentially the result of balancing the additional costs of 

construction of the larger floor plate, core, and underground parkade with the revenue required to 

make the project feasible.  At 32 storeys, the tower will look the same height as the One Water 

project in the North End and will essentially “bookend” the Civic District, much like the 

previous 24 storey hotel tower would have.   In sky line studies, the tower stands out from its 

surrounding neighbours, but with the recent approval of 20 storeys at Lawrence and Ellis (Ella) 

and with other towers anticipated to follow in the Lawrence/Leon corridors, the hotel tower will 

become the “edge” of a downtown core tower cluster over time.   Further, with the tower now 

pulled back from the Kerry Park edge, the experience from the pedestrian level will be much 

more focused on the podium.  

The shadow study of the previous project showed that the tower’s shadow will not have any 

major shadow impact on other buildings, particularly since there are no buildings located on the 

north side of the proposed development.  The majority of the shadow impact will be on the 

Queensway Ave. turnaround and edge of Stuart Park during hours and seasons of minimum use, 

and the slender form of the tower will ensure that the shadowing that does occur, moves swiftly 

along its path.  With the additional height in this design, the shadow will be somewhat 

lengthened, which will have little additional impact.  In fact, it may actually provide a bit of 

relief on the Stuart Park concrete ice-rink pad for portions of the afternoon in the height of 

summer.      

Another important aspect to note in the height consideration is the reality that commercial floors 

have a much higher floor to ceiling height than typical residential floors. The lobby has a 24’ 

ceiling, the podium floors have 14’ ceilings, the hotel floors have 9’ ceilings, the 16th floor 

restaurant has a 16’ ceiling, the residential floors have 10’ ceilings, the 4 premium residential 

floors have 12’8” ceilings, and the penthouse floor has a 14’ ceiling.  

 

Conference Terraces:  In the original design, the large west-facing terrace on the 

conference level was for the shared use of hotel guests and conference users.  This was not ideal, 

but with the large parkade and subsequent tower placement in the previous design, it was 

unavoidable.  In the new design, the number of expansive stepped terraces has allowed us to 

separate uses on the terraces.   The 2nd floor terrace and pool area is for hotel patrons and 

residential home owners, and the 5th level terraces (conference level) are now solely for 

conference event use which will greatly enhance the ability to accommodate outdoor events such 

as weddings, galas, etc.  The generous terraces facing north and west will allow for two outdoor 

events to occur simultaneously. 
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Public Spaces Added to the Tower:  A public restaurant, private dining rooms and a 

culinary teaching kitchen facility have been introduced on the 16th level of the tower.   Views 

from this vantage point overlooking the lake and bridge will be spectacular.  The restaurant will 

be unique in Kelowna and will provide a new and interesting public space in our city.  

 

Retail:  In the previous design, retail shops were confined to Water St. because of lack of room 

within the lobby.  In the current design, with a more generously sized lobby, retail has been 

included within the lobby as well as on Water St.  These lobby retail kiosks will help to animate 

both the lobby and the Queensway corridor.    

 

Laneway Elevation:  In the previous design, architectural interest in the lane was provided 

by colour and texture on the metal screening of the parkade.  In the current design, the cladding 

and glazing of the Queensway and Water St. facades will be carried down the entire length of the 

lane which will improve the view of the podium from the buildings across the lane.  Glazing has 

also been wrapped around the building at the laneway entrance to improve transparency and the 

overall look and feel for pedestrians and motorists heading north on Water St.   

 

Water St. Façade:  In the previous design, there were retail units at grade with canopies that 

extended over the sidewalk, two levels of long-stay residential units above, a kaleidoscope 

feature for architectural interest, and metal screening for the parkade levels and conference 

ballroom. 

In the current design, there are retail units at grade, this time set back from the property line so 

that the floor above provides the shelter rather than canopies.  This has eliminated the need for an 

encroachment agreement along Water St.  Wood-like cladding and glazing mask the parkade 

levels, and glazing has been added to the conference level to provide transparency and balance to 

the podium. 

  

 

The new design has allowed Westcorp to solve many of the functionality issues that would have 

negatively impacted the potential success of the previously proposed hotel.  GCA, world class 

hotel designers have brought a global sensibility to the project, one that will elevate this building 

and Kelowna on the world stage.   We believe that this proposal fully meets the objectives we 

had hoped to achieve when we embarked on this exciting project.  
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Development Permit & 
Development Variance Permit 
DP17-0191 & DVP17-0192 
 

This permit relates to land in the City of Kelowna municipally known as 

289 Queensway 

and legally known as 

Lot 1 District Lot 139, ODYD, Plan KAP77920 

and permits the land to be used for the development with variances to the following sections of the Zoning Bylaw 8000: 

Section 14.7.5 Development Regulations (h)i. 
To vary the maximum height of a building before a 3 metre setback is required from 16 metres to 20.25 metres 
for the Queensway frontage as per A-54 drawing attached to Schedule ‘A’. 

Section 14.7.5 Development Regulations (h)iii. 
To vary the maximum floorplate for any building above 16.0m from 1,221m2 to 3,130m2 limited to the seventh 
floor as per A-56 drawing attached to Schedule ‘A’. 

Section 14.7.5 Development Regulations (b) 
To vary the maximum height of a building from 76.5 metres to 131 metres. 

Section 8 Parking and Loading – Table 8.2 Loading Schedule 
To vary the number of loading spaces from 6 spaces to 3 spaces.  

 
The development has been approved subject to any attached terms and conditions, and to full compliance with the approved plans 

bearing the stamp of approval and the above described development permit number. 

The present owner and any subsequent owner of the above described land must comply with any attached terms and conditions. 

Date of Decision:   February 20th 2017 

Decision By:   CITY COUNCIL 

Issued Date:   DATE 

Development Permit Area: Comprehensive Development Permit Area 

File Manager:   AC 

This permit will not be valid if development has not commenced within 2 years of the council approved Date of Decision. 

Existing Zone: C7 – Central Business Commercial    

Future Land Use Designation: MXR – Mixed Use (Residential/Commercial) 

This is NOT a Building Permit. 

In addition to your Development Permit, a Building Permit may be required prior to any work commencing. For further information, 

contact the City of Kelowna, Development Services Branch. 

NOTICE 

This permit does not relieve the owner or the owner’s authorized agent from full compliance with the requirements of any federal, 

provincial or other municipal legislation, or the terms and conditions of any easement, covenant, building scheme or agreement 

affecting the building or land. 
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Owner:  1324632 Alberta Inc. No A72431 

Address: 8215-112 Street 

City:  Edmonton, Ab 

Phone:  n/a 

 

 

________________________________________   ___________________________ 

Ryan Smith, Community Planning Department Manager  Date 
Community Planning & Strategic Investments 

 

 

1. SCOPE OF APPROVAL 

This Development Permit applies to and only to those lands within the Municipality as described above, and any and all buildings, 
structures and other development thereon. 

This Development Permit is issued subject to compliance with all of the Bylaws of the Municipality applicable thereto, except as 
specifically varied or supplemented by this permit, noted in the Terms and Conditions below. 

The issuance of a permit limits the permit holder to be in strict compliance with regulations of the Zoning Bylaw and all other Bylaws 
unless specific variances have been authorized by the Development Permit. No implied variances from bylaw provisions shall be 
granted by virtue of drawing notations that are inconsistent with bylaw provisions and that may not have been identified as required 
Variances by the applicant or Municipal staff. 

2. CONDITIONS OF APPROVAL 

a) The dimensions and siting of the building to be constructed on the land be in accordance with Schedule “A”; 

b) The exterior design and finish of the building to be constructed on the land be in accordance with Schedule “B”;  

c) Landscaping to be provided on the land be in accordance with Schedule “C”; and 

d) The applicant be required to post with the City a Landscape Performance Security deposit in the form of a “Letter of 
Credit” in the amount of 125% of the estimated value of the landscaping, as determined by a Registered Landscape 
Architect. 

e) A maintenance agreement with associated bonding be signed and submitted with the City of Kelowna to 
ensure the upgraded off-sites improvements along Queensway Ave and Water St are provided for and 
maintained for in perpetuity. 

f) That a subdivision be registered with the land titles office completing the land exchange and lane dedication; 

a. As part of the new registered plans, the vehicular right-of-way and turn around within the lane be 
amended to reflect the updated plans; & 

b. A statutory right-of-way be registered on the property guaranteeing public access between the proposed 
building and Queensway Rd / Kerry Park. 

g) That a license of occupation be signed by the City of Kelowna to permit the canopy encroachments across the 
property lines. 

h) That a license of occupation be registered for the Hotel permitting the portions of Queensway Ave to be used 
for Hotel purposes such as valet services. 

This Development Permit is valid for two (2) years from the Council Date of Decision if applicable, or Community Planning 
Department Manager approval, with no opportunity to extend. 
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3. PERFORMANCE SECURITY 

As a condition of the issuance of this Permit, Council is holding the security set out below to ensure that development is carried out 
in accordance with the terms and conditions of this Permit. Should any interest be earned upon the security, it shall accrue to the 
Developer and be paid to the Developer or his or her designate if the security is returned. The condition of the posting of the security 
is that should the Developer fail to carry out the development hereby authorized, according to the terms and conditions of this Permit 
within the time provided, the Municipality may use enter into an agreement with the property owner of the day to have the work 
carried out, and any surplus shall be paid over to the property own of the day. Should the Developer carry out the development 
permitted by this Permit within the time set out above, the security shall be returned to the Developer or his or her designate. There 
is filed accordingly: 

a) A Certified Cheque in the amount of n/a    OR 

b) An Irrevocable Letter of Credit in the amount of n/a 

Before any bond or security required under this Permit is reduced or released, the Developer will provide the City with a statutory 
declaration certifying that all labour, material, workers’ compensation and other taxes and costs have been paid. 

4. Indemnification 

Upon commencement of the works authorized by this Permit the Developer covenants and agrees to save harmless and effectually 
indemnify the Municipality against: 

a) All actions and proceedings, costs, damages, expenses, claims, and demands whatsoever and by whomsoever brought, by 
reason of the Municipality said Permit. 

All costs, expenses, claims that may be incurred by the Municipality where the construction, engineering or other types of works as 
called for by the Permit results in damages to any property owned in whole or in part by the Municipality or which the Municipality 
by duty or custom is obliged, directly or indirectly in any way or to any degree, to construct, repair, or maintain. 

 

The PERMIT HOLDER is the CURRENT LAND OWNER.  
Security shall ONLY be returned to the signatory of the  

Landscape Agreement or their designates. 
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EXECUTIVE SUMMARY 

The following document provides preliminary results for the Pedestrian Wind Study conducted for the proposed 

Downtown Kelowna Hotel (Project) located in Kelowna, BC. The project site, photographs of the wind tunnel study 

model and the wind statistics recorded at the Kelowna Airport (and used in the study) are shown in Images 1, 2, 

and 3, respectively. The RWDI Pedestrian Wind Criteria, which deal with both pedestrian safety and comfort as it 

relates to wind force, are also described in order to assist with the interpretation of the results presented. 

The predicted wind comfort and safety conditions pertaining to the two site and surrounding configurations 

assessed are graphically depicted on a site plan in Figures 1a through 2b. These conditions and the associated 

wind speeds are presented in Tables 1 and 2. These results are presented in the attached results package and 

can be summarized as follows: 

 Wind speeds in the study area are predicted to meet the wind criterion used to assess pedestrian wind 

safety for both configurations; 

 Overall, pedestrian wind comfort conditions in areas on and around the site are expected to be calm and 

appropriate for the intended use, and are expected to remain similar to the exiting conditions; 

 Wind conditions in the above grade podium, terrace and lounge areas are mostly comfortable for passive 

activities throughout the year, however, wind speeds at a few locations may be higher-than-desired 

along the west of the tower at balconies and the roof deck.  

While referring to the RWDI Pedestrian Wind Criteria description that follows, we encourage the design team to 

review the results and assess them against the intended pedestrian usage at specific locations.  If there are 

locations where improved conditions are desired, the RWDI team is prepared to discuss and suggest conceptual 

wind control strategies.  Additional commentary regarding background on wind flow patterns, wind comfort 

levels, and any further recommendations for wind control measures to help moderate wind activity in areas of 

high wind activity will be presented within the final report. Prior to issuing the report, we suggest that we have a 

teleconference to go over the results and discuss the types/locations/feasibilities of possible wind control 

measures.  
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Image 1: Site plan – Aerial view of site and surroundings (courtesy of Google™ Earth) 

 

 

 

W
A
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Image 2a: Wind tunnel study model - Existing configuration 

  

Image 2b: Wind tunnel study model - Proposed configuration 
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Summer (May – October) Winter (November – April) 

 
 

 

Wind Speed 

(km/h) 

Probability (%) 

Summer Winter 

 
Calm 26.9 30.1 

 
1-10 47.4 47.5 

 
11-20 20.5 17.7 

 
21-30 4.6 3.9 

 
31-40 0.6 0.7 

 
>40 0.1 0.1 

Image 3: Directional distribution of winds approaching Kelowna Airport from 1986 - 2016 

 

  

105



PEDESTRIAN WIND STUDY – PRELIMINARY RESULTS 
DOWNTOWN KELOWNA HOTEL 

RWDI#1501922 
August 16, 2017 
 
 
 

rwdi.com Page 5 
 

RWDI PEDESTRIAN WIND CRITERIA  

The RWDI pedestrian wind criteria are used in the current study.  These criteria have been developed by RWDI 

through research and consulting practice since 1974.  They have also been widely accepted by municipal 

authorities as well as by the building design and city planning community.  

RWDI Pedestrian Wind Criteria 

Comfort 

Category 

GEM Speed 

(km/h) 
Description 

Sitting < 10 
Calm or light breezes desired for outdoor restaurants and seating areas 

where one can read a paper without having it blown away 

Standing < 14 
Gentle breezes suitable for main building entrances, bus stops, and other 

places where pedestrians may linger 

Strolling < 17 
Moderate winds that would be appropriate for window shopping and 

strolling along a downtown street, plaza or park  

Walking < 20 
Relatively high speeds that can be tolerated if one’s objective is to walk, run 

or cycle without lingering 

Uncomfortable > 20 
Strong winds of this magnitude are considered a nuisance for all pedestrian 

activities, and wind mitigation is typically recommended 

Notes: 

(1)  Gust Equivalent Mean (GEM) Speed = max(mean speed, gust speed/1.85); and; 

(2)  GEM speeds listed above based on a seasonal exceedance of 20% of the time between 6:00 and 23:00. 

Safety Criterion 
Gust Speed 

(km/h) 
Description 

Exceeded > 90 
Excessive gust speeds that can adversely affect a pedestrian's balance and 

footing. Wind mitigation is typically required. 

Notes:  

Based on an annual exceedance of 9 hours or 0.1% of the time for 24 hours a day. 

 

A few additional comments are provided below to further explain the wind criteria and their applications.   

 Both mean and gust speeds can affect pedestrian comfort and their combined effect is typically 

quantified by a Gust Equivalent Mean (GEM) speed, with a gust factor of 1.85. 

 

 Instead of standard four seasons, two periods of summer (May to October) and winter (November to 

April) are adopted in the wind analysis, because in a cold climate such as that found in Kelowna, there 

are distinct differences in pedestrian outdoor behaviours between these two time periods.  
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 Nightly hours between midnight and 5 o’clock in the morning are excluded from the wind analysis for 

comfort since limited usage of outdoor spaces is anticipated, while wind safety analysis is conducted for 

a 24-hour period. 

 

 A 20% exceedance is used in these criteria to determine the comfort category, which suggests that wind 

speeds would be comfortable for the corresponding activity at least 80% of the time or four out of five 

days. 

 

 Only gust winds need to be considered in the wind safety criterion. These are usually rare events, but 

deserve special attention in city planning and building design due to their potential safety impact on 

pedestrians.    

 

 These criteria for wind forces represent average wind tolerance.  They are sometimes subjective and 

regional differences in wind climate and thermal conditions as well as variations in age, health, clothing, 

etc. can also affect people's perception of the wind climate.  Comparisons of wind speeds for different 

building configurations are the most objective way in assessing local pedestrian wind conditions. 
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TABLE

Table 1:  Pedestrian Wind Comfort and Safety Conditions 

Speed 

(km/h)
Rating

Speed 

(km/h)
Rating

Speed 

(km/h)
Rating

1 Existing 8 Sitting 6 Sitting 42 Pass

Proposed 3 Sitting 3 Sitting 17 Pass

2 Existing 7 Sitting 6 Sitting 41 Pass

Proposed 5 Sitting 4 Sitting 32 Pass

3 Existing 8 Sitting 7 Sitting 43 Pass

Proposed 8 Sitting 7 Sitting 48 Pass

4 Existing 8 Sitting 6 Sitting 44 Pass

Proposed 8 Sitting 7 Sitting 47 Pass

5 Existing 8 Sitting 6 Sitting 42 Pass

Proposed 8 Sitting 7 Sitting 45 Pass

6 Existing 8 Sitting 6 Sitting 42 Pass

Proposed 9 Sitting 7 Sitting 52 Pass

7 Existing 8 Sitting 6 Sitting 44 Pass

Proposed 12 Standing 10 Sitting 69 Pass

8 Existing 7 Sitting 6 Sitting 41 Pass

Proposed 12 Standing 10 Sitting 64 Pass

9 Existing 7 Sitting 6 Sitting 43 Pass

Proposed 9 Sitting 8 Sitting 50 Pass

10 Existing 7 Sitting 6 Sitting 40 Pass

Proposed 8 Sitting 6 Sitting 46 Pass

11 Existing 7 Sitting 6 Sitting 38 Pass

Proposed 6 Sitting 5 Sitting 53 Pass

12 Existing 5 Sitting 5 Sitting 36 Pass

Proposed 8 Sitting 7 Sitting 53 Pass

13 Existing 6 Sitting 5 Sitting 32 Pass

Proposed 6 Sitting 5 Sitting 36 Pass

14 Existing 5 Sitting 4 Sitting 32 Pass

Proposed 6 Sitting 5 Sitting 38 Pass

15 Existing 7 Sitting 6 Sitting 50 Pass

Proposed 8 Sitting 7 Sitting 42 Pass

16 Existing 7 Sitting 6 Sitting 43 Pass

Proposed 5 Sitting 4 Sitting 31 Pass

17 Existing 8 Sitting 6 Sitting 45 Pass

Proposed 7 Sitting 6 Sitting 43 Pass

18 Existing 7 Sitting 6 Sitting 43 Pass

Proposed 9 Sitting 7 Sitting 55 Pass

19 Existing 7 Sitting 6 Sitting 44 Pass

Proposed 6 Sitting 5 Sitting 35 Pass

20 Existing 8 Sitting 6 Sitting 45 Pass

Proposed 10 Sitting 8 Sitting 52 Pass

21 Existing 8 Sitting 6 Sitting 42 Pass

Proposed 9 Sitting 8 Sitting 48 Pass

22 Existing 8 Sitting 7 Sitting 44 Pass

Proposed 11 Standing 9 Sitting 58 Pass

Location Configuration

Wind Comfort Wind Safety

Summer Winter Annual
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TABLE

Table 1:  Pedestrian Wind Comfort and Safety Conditions 

Speed 

(km/h)
Rating

Speed 

(km/h)
Rating

Speed 

(km/h)
Rating

Location Configuration

Wind Comfort Wind Safety

Summer Winter Annual

23 Existing 9 Sitting 7 Sitting 47 Pass

Proposed 9 Sitting 8 Sitting 57 Pass

24 Existing 7 Sitting 6 Sitting 42 Pass

Proposed 7 Sitting 6 Sitting 40 Pass

25 Existing 8 Sitting 7 Sitting 43 Pass

Proposed 8 Sitting 7 Sitting 46 Pass

26 Existing 8 Sitting 7 Sitting 42 Pass

Proposed 8 Sitting 7 Sitting 45 Pass

27 Existing 7 Sitting 6 Sitting 49 Pass

Proposed 9 Sitting 8 Sitting 51 Pass

28 Existing 8 Sitting 7 Sitting 46 Pass

Proposed 10 Sitting 8 Sitting 50 Pass

29 Existing 9 Sitting 7 Sitting 46 Pass

Proposed 9 Sitting 8 Sitting 47 Pass

30 Existing 8 Sitting 7 Sitting 46 Pass

Proposed 10 Sitting 8 Sitting 53 Pass

31 Existing 8 Sitting 7 Sitting 46 Pass

Proposed 10 Sitting 8 Sitting 56 Pass

32 Existing 7 Sitting 6 Sitting 39 Pass

Proposed 8 Sitting 7 Sitting 48 Pass

33 Existing 9 Sitting 7 Sitting 48 Pass

Proposed 9 Sitting 7 Sitting 53 Pass

34 Existing 7 Sitting 6 Sitting 47 Pass

Proposed 9 Sitting 7 Sitting 54 Pass

35 Existing 8 Sitting 7 Sitting 49 Pass

Proposed 9 Sitting 8 Sitting 53 Pass

36 Existing 6 Sitting 5 Sitting 37 Pass

Proposed 7 Sitting 5 Sitting 47 Pass

37 Existing 5 Sitting 4 Sitting 32 Pass

Proposed 10 Sitting 7 Sitting 55 Pass

38 Existing 6 Sitting 5 Sitting 45 Pass

Proposed 10 Sitting 8 Sitting 60 Pass

39 Existing 6 Sitting 5 Sitting 33 Pass

Proposed 7 Sitting 6 Sitting 47 Pass

40 Existing 6 Sitting 5 Sitting 38 Pass

Proposed 6 Sitting 5 Sitting 47 Pass

41 Existing 7 Sitting 6 Sitting 42 Pass

Proposed 9 Sitting 8 Sitting 55 Pass

42 Existing 8 Sitting 7 Sitting 42 Pass

Proposed 9 Sitting 8 Sitting 62 Pass

43 Existing 8 Sitting 6 Sitting 44 Pass

Proposed 8 Sitting 6 Sitting 53 Pass

44 Existing 8 Sitting 6 Sitting 43 Pass

Proposed 7 Sitting 7 Sitting 55 Pass
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TABLE

Table 1:  Pedestrian Wind Comfort and Safety Conditions 

Speed 

(km/h)
Rating

Speed 

(km/h)
Rating

Speed 

(km/h)
Rating

Location Configuration

Wind Comfort Wind Safety

Summer Winter Annual

45 Existing 8 Sitting 7 Sitting 43 Pass

Proposed 8 Sitting 7 Sitting 55 Pass

46 Existing 8 Sitting 6 Sitting 44 Pass

Proposed 11 Standing 10 Sitting 62 Pass

47 Existing 8 Sitting 7 Sitting 44 Pass

Proposed 9 Sitting 8 Sitting 65 Pass

48 Existing 8 Sitting 6 Sitting 42 Pass

Proposed 8 Sitting 7 Sitting 58 Pass

49 Existing 9 Sitting 7 Sitting 45 Pass

Proposed 8 Sitting 7 Sitting 49 Pass

50 Existing 9 Sitting 7 Sitting 46 Pass

Proposed 8 Sitting 7 Sitting 53 Pass

51 Existing 9 Sitting 7 Sitting 46 Pass

Proposed 9 Sitting 8 Sitting 60 Pass

52 Existing N/A

Proposed 11 Standing 9 Sitting 63 Pass

53 Existing N/A

Proposed 7 Sitting 5 Sitting 46 Pass

54 Existing N/A

Proposed 10 Sitting 8 Sitting 61 Pass

55 Existing N/A

Proposed 7 Sitting 6 Sitting 43 Pass

56 Existing N/A

Proposed 15 Strolling 12 Standing 74 Pass

57 Existing N/A

Proposed 8 Sitting 7 Sitting 55 Pass

58 Existing N/A

Proposed 9 Sitting 8 Sitting 57 Pass

59 Existing N/A

Proposed 7 Sitting 6 Sitting 44 Pass

60 Existing N/A

Proposed 11 Standing 10 Sitting 65 Pass

61 Existing N/A

Proposed 17 Strolling 14 Standing 79 Pass

62 Existing N/A

Proposed 8 Sitting 6 Sitting 52 Pass

63 Existing N/A

Proposed 8 Sitting 7 Sitting 53 Pass

64 Existing N/A

Proposed 10 Sitting 8 Sitting 63 Pass

65 Existing N/A

Proposed 12 Standing 9 Sitting 73 Pass

66 Existing N/A

Proposed 13 Standing 11 Standing 69 Pass
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TABLE

Table 1:  Pedestrian Wind Comfort and Safety Conditions 

Speed 

(km/h)
Rating

Speed 

(km/h)
Rating

Speed 

(km/h)
Rating

Location Configuration

Wind Comfort Wind Safety

Summer Winter Annual

67 Existing N/A

Proposed 9 Sitting 7 Sitting 61 Pass

68 Existing N/A

Proposed 15 Strolling 11 Standing 81 Pass

69 Existing N/A

Proposed 14 Standing 10 Sitting 81 Pass

70 Existing N/A

Proposed 9 Sitting 9 Sitting 66 Pass

71 Existing N/A

Proposed 10 Sitting 8 Sitting 71 Pass

72 Existing N/A

Proposed 12 Standing 10 Sitting 75 Pass

73 Existing N/A

Proposed 12 Standing 9 Sitting 70 Pass

74 Existing N/A

Proposed 12 Standing 11 Standing 70 Pass

75 Existing N/A

Proposed 12 Standing 11 Standing 71 Pass

76 Existing N/A

Proposed 18 Walking 14 Standing 79 Pass

77 Existing N/A

Proposed 18 Walking 14 Standing 79 Pass

≤ 10 Sitting ≤ 90 Pass

11 - 14 Standing > 90 Exceeded

Existing 15 - 17 Strolling

Proposed 18 - 20 Walking

> 20 Uncomfortable

Configurations

Without the proposed development

With the proposed development

Seasons Hours

Summer = May - October 6:00 - 23:00 for comfort

Winter = November - April 0:00 - 23:00 for safety

Comfort Speed (km/h) Safety Speed (km/h)

(20% Seasonal Exceedance) (0.1%  Annual Exceedance)
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TABLE 2: PERCENTAGE OF PEDESTRIAN WIND COMFORT AND 
SAFETY CATEGORIES  

 
   
COMFORT CATEGORY          Sitting        Standing Strolling Walking  Uncomfortable    SAFETY CATEGORY 
 GEM Wind Speed (mph)         0 – 6            0 -8  0 - 10  0 – 12  >12    Gust Speed ≥56 (mph)  
 Category Limit          ≥80%          ≥80%  ≥80%  ≥80%  >20%     > 0.15% Seasonal 
       

      Config.             Season          %    %                 %               %              %         RATING                      %              RATING 

 
Seasons Hours                                            
Summer = May to October 6:00 to 23:00 for Comfort              
Winter = November to April 0:00 to 23:00 for Safety                    
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1 Existing Summer 88 96 98 99 1 Sitting 0 Pass 

  
Winter 92 97 98 99 1 Sitting 

  

 
Proposed Summer 100 100 100 100 0 Sitting 0 Pass 

  
Winter 100 100 100 100 0 Sitting 

             2 Existing Summer 88 96 98 99 1 Sitting 0 Pass 

  
Winter 92 97 98 99 1 Sitting 

  

 
Proposed Summer 96 99 100 100 0 Sitting 0 Pass 

  
Winter 97 99 100 100 0 Sitting 

             3 Existing Summer 88 96 98 99 1 Sitting 0 Pass 

  
Winter 91 97 98 99 1 Sitting 

  

 
Proposed Summer 89 96 98 99 1 Sitting 0 Pass 

  
Winter 91 97 99 99 1 Sitting 

             4 Existing Summer 88 95 98 99 1 Sitting 0 Pass 

  
Winter 91 96 98 99 1 Sitting 

  

 
Proposed Summer 89 97 99 100 0 Sitting 0 Pass 

  
Winter 92 97 98 99 1 Sitting 

             5 Existing Summer 88 96 98 99 1 Sitting 0 Pass 

  
Winter 92 97 98 99 1 Sitting 

  

 
Proposed Summer 88 96 99 99 1 Sitting 0 Pass 

  
Winter 91 96 98 99 1 Sitting 

             6 Existing Summer 89 96 98 99 1 Sitting 0 Pass 

  
Winter 92 97 99 99 1 Sitting 

  

 
Proposed Summer 84 93 96 98 2 Sitting 0 Pass 

  
Winter 89 95 97 98 2 Sitting 

             7 Existing Summer 89 96 98 99 1 Sitting 0 Pass 

  
Winter 92 97 99 99 1 Sitting 

  

 
Proposed Summer 74 84 90 93 7 Standing 0 Pass 

  
Winter 80 89 93 95 5 Sitting 

             8 Existing Summer 90 97 99 100 0 Sitting 0 Pass 

  
Winter 93 98 99 100 0 Sitting 

  

 
Proposed Summer 74 83 89 93 7 Standing 0 Pass 

  
Winter 80 88 92 95 5 Sitting 

             9 Existing Summer 90 97 99 99 1 Sitting 0 Pass 

  
Winter 93 97 99 100 0 Sitting 

  

 
Proposed Summer 85 95 98 99 1 Sitting 0 Pass 

  
Winter 88 95 98 99 1 Sitting 

             10 Existing Summer 91 98 99 100 0 Sitting 0 Pass 

  
Winter 94 98 99 100 0 Sitting 

  

 
Proposed Summer 89 96 98 99 1 Sitting 0 Pass 

  
Winter 91 97 98 99 1 Sitting 

             11 Existing Summer 93 99 100 100 0 Sitting 0 Pass 

  

Winter 95 99 100 100 0 Sitting 
  

 
Proposed Summer 91 95 96 97 3 Sitting 0 Pass 

  
Winter 93 96 98 98 2 Sitting 

             12 Existing Summer 96 99 100 100 0 Sitting 0 Pass 

  
Winter 97 99 100 100 0 Sitting 

  

 
Proposed Summer 85 93 96 98 2 Sitting 0 Pass 

  
Winter 89 94 97 98 2 Sitting 

             13 Existing Summer 96 99 100 100 0 Sitting 0 Pass 
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TABLE 2: PERCENTAGE OF PEDESTRIAN WIND COMFORT AND 
SAFETY CATEGORIES  

 
   
COMFORT CATEGORY          Sitting        Standing Strolling Walking  Uncomfortable    SAFETY CATEGORY 
 GEM Wind Speed (mph)         0 – 6            0 -8  0 - 10  0 – 12  >12    Gust Speed ≥56 (mph)  
 Category Limit          ≥80%          ≥80%  ≥80%  ≥80%  >20%     > 0.15% Seasonal 
       

      Config.             Season          %    %                 %               %              %         RATING                      %              RATING 

 
Seasons Hours                                            
Summer = May to October 6:00 to 23:00 for Comfort              
Winter = November to April 0:00 to 23:00 for Safety                    
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Winter 97 99 100 100 0 Sitting 

  
 

Proposed Summer 95 99 100 100 0 Sitting 0 Pass 

  
Winter 96 99 100 100 0 Sitting 

             14 Existing Summer 96 99 100 100 0 Sitting 0 Pass 

  

Winter 97 99 100 100 0 Sitting 
  

 
Proposed Summer 94 99 100 100 0 Sitting 0 Pass 

  
Winter 95 99 99 100 0 Sitting 

             15 Existing Summer 89 96 98 99 1 Sitting 0 Pass 

  
Winter 92 97 98 99 1 Sitting 

  
 

Proposed Summer 89 97 99 100 0 Sitting 0 Pass 

  
Winter 91 97 99 100 0 Sitting 

             16 Existing Summer 88 96 98 99 1 Sitting 0 Pass 

  
Winter 92 96 98 99 1 Sitting 

  

 
Proposed Summer 96 99 100 100 0 Sitting 0 Pass 

  
Winter 97 99 100 100 0 Sitting 

             17 Existing Summer 87 95 98 99 1 Sitting 0 Pass 

  
Winter 91 96 98 99 1 Sitting 

  

 
Proposed Summer 89 97 99 100 0 Sitting 0 Pass 

  
Winter 92 97 99 99 1 Sitting 

             18 Existing Summer 88 96 98 99 1 Sitting 0 Pass 

  
Winter 92 97 98 99 1 Sitting 

  

 
Proposed Summer 83 91 94 97 3 Sitting 0 Pass 

  
Winter 88 94 96 97 3 Sitting 

             19 Existing Summer 89 96 98 99 1 Sitting 0 Pass 

  
Winter 92 97 98 99 1 Sitting 

  

 
Proposed Summer 94 99 100 100 0 Sitting 0 Pass 

  
Winter 96 99 100 100 0 Sitting 

             20 Existing Summer 87 95 98 99 1 Sitting 0 Pass 

  
Winter 91 96 98 99 1 Sitting 

  

 
Proposed Summer 81 90 94 97 3 Sitting 0 Pass 

  
Winter 87 93 95 97 3 Sitting 

             21 Existing Summer 88 96 98 99 1 Sitting 0 Pass 

  
Winter 91 97 98 99 1 Sitting 

  

 
Proposed Summer 81 92 95 97 3 Sitting 0 Pass 

  
Winter 85 93 96 98 2 Sitting 

             22 Existing Summer 86 94 97 99 1 Sitting 0 Pass 

  
Winter 90 96 98 99 1 Sitting 

  

 
Proposed Summer 78 89 93 96 4 Standing 0 Pass 

  
Winter 83 91 95 97 3 Sitting 

             23 Existing Summer 84 93 97 98 2 Sitting 0 Pass 

  
Winter 89 95 97 98 2 Sitting 

  

 

Proposed Summer 83 92 94 96 4 Sitting 0 Pass 

  
Winter 85 93 96 97 3 Sitting 

             24 Existing Summer 89 96 99 99 1 Sitting 0 Pass 

  
Winter 92 97 99 99 1 Sitting 

  

 
Proposed Summer 91 97 99 100 0 Sitting 0 Pass 

  
Winter 93 98 99 100 0 Sitting 

             25 Existing Summer 87 95 98 99 1 Sitting 0 Pass 

  
Winter 91 96 98 99 1 Sitting 
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TABLE 2: PERCENTAGE OF PEDESTRIAN WIND COMFORT AND 
SAFETY CATEGORIES  

 
   
COMFORT CATEGORY          Sitting        Standing Strolling Walking  Uncomfortable    SAFETY CATEGORY 
 GEM Wind Speed (mph)         0 – 6            0 -8  0 - 10  0 – 12  >12    Gust Speed ≥56 (mph)  
 Category Limit          ≥80%          ≥80%  ≥80%  ≥80%  >20%     > 0.15% Seasonal 
       

      Config.             Season          %    %                 %               %              %         RATING                      %              RATING 

 
Seasons Hours                                            
Summer = May to October 6:00 to 23:00 for Comfort              
Winter = November to April 0:00 to 23:00 for Safety                    
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Proposed Summer 86 94 97 99 1 Sitting 0 Pass 

  
Winter 89 95 98 99 1 Sitting 

             26 Existing Summer 88 96 98 99 1 Sitting 0 Pass 

  
Winter 91 97 98 99 1 Sitting 

  

 

Proposed Summer 87 95 97 99 1 Sitting 0 Pass 

  
Winter 89 95 98 99 1 Sitting 

             27 Existing Summer 91 95 97 98 2 Sitting 0 Pass 

  
Winter 93 97 98 99 1 Sitting 

  

 
Proposed Summer 86 93 96 97 3 Sitting 0 Pass 

  
Winter 88 95 97 98 2 Sitting 

             28 Existing Summer 86 94 97 99 1 Sitting 0 Pass 

  
Winter 90 95 98 99 1 Sitting 

  
 

Proposed Summer 81 91 96 98 2 Sitting 0 Pass 

  
Winter 87 93 96 98 2 Sitting 

             29 Existing Summer 84 92 96 98 2 Sitting 0 Pass 

  
Winter 89 94 97 99 1 Sitting 

  
 

Proposed Summer 83 92 96 98 2 Sitting 0 Pass 

  
Winter 88 94 97 98 2 Sitting 

             30 Existing Summer 86 94 97 99 1 Sitting 0 Pass 

  
Winter 91 96 98 99 1 Sitting 

  
 

Proposed Summer 81 90 95 97 3 Sitting 0 Pass 

  
Winter 87 93 96 97 3 Sitting 

             31 Existing Summer 86 94 97 99 1 Sitting 0 Pass 

  
Winter 90 95 98 99 1 Sitting 

  
 

Proposed Summer 81 90 94 97 3 Sitting 0 Pass 

  
Winter 87 93 96 97 3 Sitting 

             32 Existing Summer 93 98 99 100 0 Sitting 0 Pass 

  
Winter 94 98 99 100 0 Sitting 

  
 

Proposed Summer 87 96 98 99 1 Sitting 0 Pass 

  
Winter 91 96 98 99 1 Sitting 

             33 Existing Summer 85 94 97 99 1 Sitting 0 Pass 

  
Winter 89 95 98 99 1 Sitting 

  
 

Proposed Summer 84 93 97 99 1 Sitting 0 Pass 

  
Winter 89 95 97 99 1 Sitting 

             34 Existing Summer 90 96 98 99 1 Sitting 0 Pass 

  
Winter 93 97 99 99 1 Sitting 

  
 

Proposed Summer 84 93 96 98 2 Sitting 0 Pass 

  
Winter 89 95 97 98 2 Sitting 

             35 Existing Summer 86 94 97 99 1 Sitting 0 Pass 

  
Winter 90 95 98 99 1 Sitting 

  
 

Proposed Summer 82 91 95 97 3 Sitting 0 Pass 

  

Winter 88 93 96 98 2 Sitting 
             36 Existing Summer 93 98 99 100 0 Sitting 0 Pass 

  
Winter 95 99 100 100 0 Sitting 

  
 

Proposed Summer 88 96 98 99 1 Sitting 0 Pass 

  
Winter 92 97 98 99 1 Sitting 

             37 Existing Summer 96 99 100 100 0 Sitting 0 Pass 

  
Winter 97 99 100 100 0 Sitting 

  
 

Proposed Summer 81 89 93 96 4 Sitting 0 Pass 
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TABLE 2: PERCENTAGE OF PEDESTRIAN WIND COMFORT AND 
SAFETY CATEGORIES  

 
   
COMFORT CATEGORY          Sitting        Standing Strolling Walking  Uncomfortable    SAFETY CATEGORY 
 GEM Wind Speed (mph)         0 – 6            0 -8  0 - 10  0 – 12  >12    Gust Speed ≥56 (mph)  
 Category Limit          ≥80%          ≥80%  ≥80%  ≥80%  >20%     > 0.15% Seasonal 
       

      Config.             Season          %    %                 %               %              %         RATING                      %              RATING 

 
Seasons Hours                                            
Summer = May to October 6:00 to 23:00 for Comfort              
Winter = November to April 0:00 to 23:00 for Safety                    
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Winter 87 93 95 97 3 Sitting 

             38 Existing Summer 92 97 98 99 1 Sitting 0 Pass 

  
Winter 94 98 99 100 0 Sitting 

  

 
Proposed Summer 81 91 94 96 4 Sitting 0 Pass 

  

Winter 86 93 96 97 3 Sitting 
             39 Existing Summer 95 99 100 100 0 Sitting 0 Pass 

  
Winter 96 99 100 100 0 Sitting 

  

 
Proposed Summer 88 95 98 99 1 Sitting 0 Pass 

  
Winter 92 97 98 99 1 Sitting 

             40 Existing Summer 95 98 99 100 0 Sitting 0 Pass 

  
Winter 96 99 100 100 0 Sitting 

  

 
Proposed Summer 93 97 99 99 1 Sitting 0 Pass 

  
Winter 95 98 99 100 0 Sitting 

             41 Existing Summer 89 96 98 99 1 Sitting 0 Pass 

  
Winter 92 97 99 99 1 Sitting 

  

 
Proposed Summer 83 92 95 98 2 Sitting 0 Pass 

  
Winter 88 94 97 98 2 Sitting 

             42 Existing Summer 89 96 99 100 0 Sitting 0 Pass 

  
Winter 91 97 99 99 1 Sitting 

  

 
Proposed Summer 84 93 96 97 3 Sitting 0 Pass 

  
Winter 87 94 97 98 2 Sitting 

             43 Existing Summer 88 95 98 99 1 Sitting 0 Pass 

  

Winter 91 96 98 99 1 Sitting 
  

 
Proposed Summer 89 95 97 99 1 Sitting 0 Pass 

  
Winter 92 96 98 99 1 Sitting 

             44 Existing Summer 88 96 98 99 1 Sitting 0 Pass 

  
Winter 91 97 98 99 1 Sitting 

  

 
Proposed Summer 89 95 97 98 2 Sitting 0 Pass 

  
Winter 91 96 98 99 1 Sitting 

             45 Existing Summer 88 96 98 99 1 Sitting 0 Pass 

  
Winter 91 97 98 99 1 Sitting 

  

 
Proposed Summer 86 94 96 98 2 Sitting 0 Pass 

  
Winter 89 95 97 99 1 Sitting 

             46 Existing Summer 89 96 98 99 1 Sitting 0 Pass 

  
Winter 92 97 99 99 1 Sitting 

  

 
Proposed Summer 76 88 93 95 5 Standing 0 Pass 

  
Winter 82 91 94 96 4 Sitting 

             47 Existing Summer 87 95 98 99 1 Sitting 0 Pass 

  
Winter 91 96 98 99 1 Sitting 

  

 
Proposed Summer 84 92 95 96 4 Sitting 0 Pass 

  
Winter 86 93 96 97 3 Sitting 

             48 Existing Summer 88 95 98 99 1 Sitting 0 Pass 

  
Winter 91 97 98 99 1 Sitting 

  

 
Proposed Summer 87 94 96 98 2 Sitting 0 Pass 

  
Winter 89 96 97 98 2 Sitting 

             49 Existing Summer 85 94 97 99 1 Sitting 0 Pass 

  
Winter 90 95 98 99 1 Sitting 

  

 
Proposed Summer 88 95 97 99 1 Sitting 0 Pass 

  
Winter 91 96 98 99 1 Sitting 
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TABLE 2: PERCENTAGE OF PEDESTRIAN WIND COMFORT AND 
SAFETY CATEGORIES  

 
   
COMFORT CATEGORY          Sitting        Standing Strolling Walking  Uncomfortable    SAFETY CATEGORY 
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      Config.             Season          %    %                 %               %              %         RATING                      %              RATING 

 
Seasons Hours                                            
Summer = May to October 6:00 to 23:00 for Comfort              
Winter = November to April 0:00 to 23:00 for Safety                    
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50 Existing Summer 83 93 97 99 1 Sitting 0 Pass 

  
Winter 88 95 97 99 1 Sitting 

  

 
Proposed Summer 86 94 96 98 2 Sitting 0 Pass 

  
Winter 89 95 97 99 1 Sitting 

             51 Existing Summer 85 94 97 99 1 Sitting 0 Pass 

  
Winter 89 95 98 99 1 Sitting 

  

 
Proposed Summer 85 92 95 96 4 Sitting 0 Pass 

  
Winter 87 94 96 97 3 Sitting 

             52 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 77 87 91 94 6 Standing 0 Pass 

  
Winter 84 91 94 96 4 Sitting 

             53 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 89 95 98 99 1 Sitting 0 Pass 

  
Winter 93 97 98 99 1 Sitting 

             54 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 80 88 92 95 5 Sitting 0 Pass 

  
Winter 86 92 95 96 4 Sitting 

             55 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 90 96 98 99 1 Sitting 0 Pass 

  
Winter 93 97 98 99 1 Sitting 

             56 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 67 77 83 88 12 Strolling 0 Pass 

  
Winter 73 83 88 91 9 Standing 

             57 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 86 94 96 98 2 Sitting 0 Pass 

  
Winter 89 95 97 99 1 Sitting 

             58 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 82 92 96 98 2 Sitting 0 Pass 

  
Winter 87 94 97 98 2 Sitting 

             59 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 91 97 99 100 0 Sitting 0 Pass 

  
Winter 94 98 99 100 0 Sitting 

             60 Existing Summer N/A        

  

Winter N/A        

 
Proposed Summer 76 86 92 95 5 Standing 0 Pass 

  
Winter 81 89 94 96 4 Sitting 

             61 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 62 74 80 85 15 Strolling 0 Pass 

  
Winter 69 80 85 89 11 Standing 

             62 Existing Summer N/A        
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TABLE 2: PERCENTAGE OF PEDESTRIAN WIND COMFORT AND 
SAFETY CATEGORIES  

 
   
COMFORT CATEGORY          Sitting        Standing Strolling Walking  Uncomfortable    SAFETY CATEGORY 
 GEM Wind Speed (mph)         0 – 6            0 -8  0 - 10  0 – 12  >12    Gust Speed ≥56 (mph)  
 Category Limit          ≥80%          ≥80%  ≥80%  ≥80%  >20%     > 0.15% Seasonal 
       

      Config.             Season          %    %                 %               %              %         RATING                      %              RATING 

 
Seasons Hours                                            
Summer = May to October 6:00 to 23:00 for Comfort              
Winter = November to April 0:00 to 23:00 for Safety                    
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Winter N/A        

 
Proposed Summer 86 94 97 98 2 Sitting 0 Pass 

  
Winter 91 96 98 99 1 Sitting 

             63 Existing Summer N/A        

  

Winter N/A        

 
Proposed Summer 85 92 95 97 3 Sitting 0 Pass 

  
Winter 90 95 97 98 2 Sitting 

             64 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 80 89 92 95 5 Sitting 0 Pass 

  
Winter 86 92 95 96 4 Sitting 

             65 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 75 82 86 90 10 Standing 0 Pass 

  
Winter 83 88 91 93 7 Sitting 

             66 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 74 83 87 91 9 Standing 0 Pass 

  
Winter 77 85 90 93 7 Standing 

             67 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 82 91 94 96 4 Sitting 0 Pass 

  
Winter 83 92 95 97 3 Sitting 

             68 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 69 79 84 88 12 Strolling 0 Pass 

  
Winter 76 85 89 92 8 Standing 

             69 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 73 80 84 88 12 Standing 0 Pass 

  
Winter 81 87 90 92 8 Sitting 

             70 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 82 91 94 96 4 Sitting 0 Pass 

  
Winter 83 92 95 97 3 Sitting 

             71 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 81 88 91 94 6 Sitting 0 Pass 

  
Winter 86 91 94 95 5 Sitting 

             72 Existing Summer N/A        

  
Winter N/A        

 

Proposed Summer 74 85 90 93 7 Standing 0 Pass 

  
Winter 77 87 91 94 6 Standing 

             73 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 74 85 90 93 7 Standing 0 Pass 

  
Winter 77 87 91 94 6 Standing 

             74 Existing Summer N/A        

  
Winter N/A        
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SAFETY CATEGORIES  

 
   
COMFORT CATEGORY          Sitting        Standing Strolling Walking  Uncomfortable    SAFETY CATEGORY 
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Summer = May to October 6:00 to 23:00 for Comfort              
Winter = November to April 0:00 to 23:00 for Safety                    
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Proposed Summer 73 84 90 94 6 Standing 0 Pass 

  
Winter 77 86 90 94 6 Standing 

             75 Existing Summer N/A        

  
Winter N/A        

 

Proposed Summer 74 85 90 93 7 Standing 0 Pass 

  
Winter 77 87 91 94 6 Standing 

             76 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 62 72 78 83 17 Walking 0 Pass 

  
Winter 70 80 84 88 12 Standing 

             77 Existing Summer N/A        

  
Winter N/A        

 
Proposed Summer 62 72 78 83 17 Walking 0 Pass 

  
Winter 70 80 84 88 12 Standing 
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REPORT TO COUNCIL 
 
 
 

Date: February 20, 2018 

RIM No. 0940-00 

To: City Manager 

From: Community Planning Department (CD) 

Application: DVP17-0254 Owner: Darlene Ramsay 

Address: 380 Poplar Point Drive Applicant: Darlene Ramsay 

Subject: Development Variance Permit 

Existing OCP Designation: Single/Two Unit Residential  

Existing Zone: RU1 – Large Lot Housing 

 

1.0 Recommendation 

That Council authorize the issuance of Development Variance Permit No. DVP17-0254 for Lot 5, District Lot 
219, ODYD, Plan 6511, located on 380 Poplar Point Drive, Kelowna, BC; 

AND THAT a variance to the following section of Zoning Bylaw No. 8000 be granted: 

Section 6.11.1 – Okanagan Lake Sight Lines – To vary the required Okanagan Lake 120° Panoramic 
Sight Lines to 87° proposed.  
 

AND FURTHER THAT this Development Variance Permit is valid for two (2) years from the date of Council 
approval, with no opportunity to extend. 

2.0 Purpose  

To obtain approval for a Development Variance Permit to vary the Okanagan Lake Sight Lines Regulation to 
allow for construction of a new house on the subject property.  

3.0 Community Planning  

Staff support the requested variance to allow construction of a new house, which is proposed to be located 
within the required Okanagan Lake Sight Line of a neighbouring home to the north. The proposed house 
would be located approximately 12 metres further from the lake than the existing house, which would allow 
the affected neighbour a greater panoramic view of the lake than they currently have. Additionally, the new 
house will be relocated outside the required 15 metre Okanagan Lake Riparian Area setback, since the 
existing house is currently within the Riparian Area.  

The variance to the sight line requirement would result in the unobstructed sight line for the home on the 
northern property being reduced from 60° required to 27° proposed.   
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1 City of Kelowna Official Community Plan, Chapter 14, Section 15.0 (Urban Design DP Guidelines Chapter) 

 

 
 

4.0 Proposal 

4.1 Background 

The subject property is an urban residential lot located adjacent to Okanagan Lake. As a result of the 
proximity to the lake, the property is subject to the Okanagan Lake Sight Lines constraints. The applicant 
proposes construction of a new house, which does not conform to the current zoning requirements for 
Okanagan Lake Sight Lines.   

The intent of Section 6.11 of the Zoning Bylaw with respect to Okanagan Lake sight lines is to “not obstruct 
views of the lake from the established abutting development”. This policy places the onus on the proponent of 
a new development to ensure adjacent occupants are afforded a reasonable panoramic view and are 
provided an opportunity to be consulted when the proposed development does not conform.  

4.2 Project Description 

The proposed new home will be two stories high and located approximately 12 metres further upland from 
the lake than the existing house. The house that currently resides on the subject property will be demolished. 
The placement of the new home would allow the affected neighbour a greater panoramic view of the lake 
than they currently have.  Additionally, it is important to note that the new house will be relocated outside 
the required 15 metre Okanagan Lake Riparian Area setback, since the existing house is currently located 
within the Riparian Area.  

4.3 Site Context 

The proposed new home is located within a single family residential area on Poplar Point Drive adjacent to 
Okanagan Lake.   

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 

 
Subject Property Map: 380 Poplar Point Drive 
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1 City of Kelowna Official Community Plan, Chapter 14, Section 15.0 (Urban Design DP Guidelines Chapter) 

 

 

4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA ZONE REQUIREMENTS PROPOSAL 

Minimum Okanagan Lake 
Sightlines 

120° 87° 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 
Lakeside Development. 1 

 Provide and enhance natural open spaces related to the lakeside context of the 
development; 

 Minimize the obstruction of lake views; 

 Preserve inland views to the lake by reducing the height of lakeside development in relation 
to development height permitted inland; 

 Design lakeside developments to act as a transition between the lake and inland 
development (i.e., incorporate lake inspired themes, unique features to take advantage of 
the lakeside setting, etc.); 

 Incorporate distinctive massing articulation, architectural treatment, and appropriate 
materials on the lakeside frontage.  

6.0 Technical Comments  

6.1 Building & Permitting Department 

No comment 

6.2 Development Engineering Department 

No comment 

 

7.0 Application Chronology  

Subject Property 

Affected Property with 
Reduced Sightline 
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1 City of Kelowna Official Community Plan, Chapter 14, Section 15.0 (Urban Design DP Guidelines Chapter) 

 

Date of Application Received:  November 24, 2017  
  
Report prepared by:   Corey Davis, Environmental Coordinator 
Reviewed by:    Terry Barton, Urban Planning Manager 
Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 

Attachments:  

Site Plan/Conceptual Elevations 
Development Variance Permit 
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REPORT TO COUNCIL 
 
 
 

Date: February 20, 2018 

RIM No. 0940-00 

To: City Manager 

From: Community Planning Department (KB) 

Application: DVP17-0280 Owner: 
Sole Downtown Developments 
Ltd., Inc. No. BC1057689 

Address: 1350 St. Paul Street Applicant: 
Edgecombe Builders (John 
Downs) 

Subject: Development Variance Permit  

Existing OCP Designation: MXR – Mixed Use (Residential / Commercial) 

Existing Zone: C7 – Central Business Commercial 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Variance Permit No. DVP17-0280 for STRATA LOT 1 
DISTRICT LOT 139 OSOYOOS DIVISION YALE DISTRICT STRATA PLAN EPS4599 TOGETHER WITH AN 
INTEREST IN THE COMMON PROPERTY IN PROPORTION TO THE UNIT ENTITLEMENT OF THE STRATA 
LOT AS SHOWN ON FORM V, located at 1350 St. Paul Street, Kelowna, BC;  

AND THAT variances to the following sections of Sign Bylaw No. 8235 be granted:  

Section 5.5.3: Specific Regulations  
To vary the maximum height of fascia signs from 1.0 m above the second storey (permitted) to up 
to 3.5 m above the second storey (proposed). 

Section 6.1: Specific Zone Regulations 
Major Commercial (C3, C4, C6, C7, C8, CD22 Sub-Areas A&B and CD24 Sub Area A, CD25) 
To vary the number of fascia signs per business frontage from 2 (permitted) to 6 (proposed). 
To vary the number of identification signs per business from 1 (0.5 m2 maximum area) permitted to 
2 (1.74 m2 total maximum area) proposed. 

AND FURTHER THAT this Development Variance Permit is valid for two (2) years from the date of Council 
approval, with no opportunity to extend. 

2.0 Purpose  

To vary the number and height of identification and fascia signs on the subject property. 
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3.0 Community Planning  

Community Planning Staff support the requested variance. The variance application applies to a six storey 
mixed-use building, known as “Sole Downtown”, which is currently nearing completion. The proposed sign 
locations are directly related to each commercial space, as they represent the first three storeys on the 
building frontage. Proposed materials and colours of each sign compliment the new building’s exterior and, 
based on the renderings provided by the applicant, the visual impact would be minimal to pedestrian and 
vehicle traffic. The overall sign designs including size, siting and materials meets the intent of the 
Revitalization Design Guidelines in the City of Kelowna Official Community Plan. The application for “Sole 
Downtown” is the same as was approved for “Sole Kelowna” in March 2015. 

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

4.0 Proposal 

4.1 Project Description 

The “Sole Downtown” Building has commercial space on the first three storeys and residential on the top 
three storeys. The proposed six fascia signs are to be located on the business frontages on the first three 
storeys. The exact content and names for the signs will be determined at a later date. The subject property 
is in a Revitalization Area and the building design has an industrial feel that speaks to the uses traditionally 
found in the area. 

The following chart highlights the proposed variances to Sign Bylaw No. 8235. 

Sign Type Section 5.5.3 – Specific Regulations Proposal 

Fascia A fascia sign may only be located more 
than 1.0 m above the second story 
provided that: 
(a) the sign consists only of a logo, the 
name of a building, the street address, 
or a particular tenant; 
(b) the sign, in the form of individual 
letters, symbols or logos is directly 
attached to or inscribed on the building 
face; and 
(c) there are no more than one sign per 
building face and no more than 4 per 
building provided all signs are identical and 
identify the same business. 

To allow fascia signs to be located up to 3.5 
m above the second storey in the form of 
individual letters, symbols or logos to be 
attached to a composite aluminium panel 
attached to the building face 

Sign Type Section 6.1 – Specific Regulations Proposal 

Fascia 2 per business frontage Allow 6 total 

Identification 1 per business (0.5 m2 maximum area) Allow 2 total (1.74 m2 total maximum area) 

All of the proposed signs are located on the east façade of the building. Two fascia signs will be located on 
each storey for the first three storeys. Each proposed fascia sign consists of a 3.65 metres x 0.45 metres 
powder coated “Nu Sparkle Silver” colour back panel, which will match the exterior railing on the building. 
Lettering, making up the business name and logo, will be cut from “Alupanel”. There are two identification 
signs, each in the form of individual letters, numbers and symbols. One identification sign (63 inches x 38.82 
inches) is centred on the second floor façade. The sign features “Nu Sparkle Silver” colour highlights, and 
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the word “Downtown” beneath the “Sole” logo. The second identification sign, with the year “2017” is 24 
inches x 10.74 inches and will be centred on the third floor façade. 

Figure 1 – Rendering of “Sole Downtown” showing the proposed signage 

 

4.2 Site Context 

The subject property is located on the west side of St. Paul Street between Doyle Avenue and Cawston 
Avenue. On this block, the west side of St. Paul Street is zoned Commercial and Industrial and the east size 
is zoned Commercial. Future Land Use of St. Paul Street in this block ix MXR – Mixed Use (Residential / 
Commercial), and one parcel at the northeast corner of St. Paul Street and Cawston Avenue has the future 
land use of PARK – Major Park/Open Space (public). 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North I2 – General Industrial Industrial / Commercial 

East C7 – Central Business Commercial Commercial Offices, Parking Lot 

South C7 – Central Business Commercial Mixed Use Commercial and Residential 

West C7 – Central Business Commercial Mixed Use Commercial and Residential 
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Subject Property Map: 1350 St. Paul Street 

 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Chapter 14 – Urban Design DP Guidelines 

Revitalization Design Guidelines, Downtown Considerations 

Guideline 3.8 – Incorporate high quality signage utilizing traditional size, style, fonts and design. 
Prominent and colourful signage creating a rich visual character is encouraged, however, illuminated signs 
in fluorescent colours are discouraged. 

Guideline 7.0 – Signage 

7.1 Design signage that is high quality, imaginative, and innovative; 

7.2 Design signage with consideration of the size of any individual sign as part of the overall scheme 
of building signage and the appearance of the building’s façade. Scale and architectural expression 
should not be compromised by size and number of signs; 

7.3 Box signs are strongly discouraged; 

7.4 Incorporate concise messaging and simple graphics into signage. Corporate and store logos are 
appropriate only if they form part of an overall sign design, and are suitably scaled to the façade 
composition; 
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7.5 Light lettering on a dark background is preferred over dark lettering on a light background and 
consideration should be given to those with visual impairment; 

7.6 Minimize signage lighting (i.e., incorporate indirect front-lit signs wherever possible); 

7.7 Counter-balance illuminated signs with natural materials and appropriate framing. 

6.0 Technical Comments 

6.1 Development Engineering Department 

Does not compromise any municipal infrastructure 

7.0 Application Chronology 

Date of Application Received:  December 6, 2017 
Date Public Consultation Completed: January 12, 2018 
 
 
Report prepared by:   Kimberly Brunet, Planner 
Reviewed by:    Terry Barton, Urban Planning Manager 
Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 

Attachments:  

Draft Development Variance Permit No. DVP17-0280 
Attachment “A” – Building Elevation and Sign Details 
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Development Variance Permit 
DVP17-0280 
 

This permit relates to land in the City of Kelowna municipally known as 

1350 St. Paul Street 

and legally known as 

STRATA LOT 1 DISTRICT LOT 139 OSOYOOS DIVISION YALE DISTRICT STRATA PLAN EPS4599 TOGETHER WITH AN 

INTEREST IN THE COMMON PROPERTY IN PROPORTION TO THE UNIT ENTITLEMENT OF THE STRATA LOT AS SHOWN 

ON FORM V 

and permits the land to be used for the following development: 

Mixed Use Commercial and Residential 

with variances to the following sections of the Sign Bylaw No. 8235: 

Section 5.5.3: Specific Regulations  
To vary the maximum height of fascia signs from 1.0 m above the second storey (permitted) to up to 3.5 m above the second 
storey (proposed). 

Section 6.1: Specific Zone Regulations 
Major Commercial (C3, C4, C6, C7, C8, CD22 Sub-Areas A&B and CD24 Sub Area A, CD25) 

To vary the number of fascia signs per business frontage from 2 (permitted) to 6 (proposed). 
To vary the number of identification signs per business from 1 (0.5 m2 maximum area) permitted to 2 (1.74 m2 total maximum 
area) proposed. 

The development has been approved subject to any attached terms and conditions, and to full compliance with the approved plans 

bearing the stamp of approval and the above described development permit number. 

The present owner and any subsequent owner of the above described land must comply with any attached terms and conditions. 

Date of Decision:   February 20, 2018 

Decision By:   City Council 

Issued Date:   February 20, 2018 

Development Permit Area: N/A 

This permit will not be valid if development has not commenced by February 20, 2020. 

Existing Zone: C7 – Central Business Commercial Future Land Use Designation: MXR – Mixed Use (Residential / Commercial) 

This is NOT a Building Permit. 

In addition to your Development Permit, a Building Permit may be required prior to any work commencing. For further information, 

contact the City of Kelowna, Development Services Branch. 
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NOTICE 

This permit does not relieve the owner or the owner’s authorized agent from full compliance with the requirements of any federal, 

provincial or other municipal legislation, or the terms and conditions of any easement, covenant, building scheme or agreement 

affecting the building or land. 

Owner:  Sole Downtown Developments Ltd., Inc. No. BC1057689 

Applicant: Edgecombe Builders (John Downs) 

 

 

 

________________________________________   ___________________________ 

Ryan Smith, Community Planning Department Manager  Date 
Community Planning & Strategic Investments 

 

SCOPE OF APPROVAL 

This Development Permit applies to and only to those lands within the Municipality as described above, and any and all buildings, 
structures and other development thereon. 

This Development Permit is issued subject to compliance with all of the Bylaws of the Municipality applicable thereto, except as 
specifically varied or supplemented by this permit, noted in the Terms and Conditions below. 

The issuance of a permit limits the permit holder to be in strict compliance with regulations of the Zoning Bylaw and all other Bylaws 
unless specific variances have been authorized by the Development Permit. No implied variances from bylaw provisions shall be 
granted by virtue of drawing notations that are inconsistent with bylaw provisions and that may not have been identified as required 
Variances by the applicant or Municipal staff. 

2. CONDITIONS OF APPROVAL 

a) The dimensions and siting of the signage and design/finish are to be constructed on the land in general accordance with 
Attachment “A”; 

This Development Permit is valid for two (2) years from the date of Council approval, with no opportunity to extend. 

3. PERFORMANCE SECURITY 

None required. 

4. Indemnification 

Upon commencement of the works authorized by this Permit the Developer covenants and agrees to save harmless and effectually 
indemnify the Municipality against: 

a) All actions and proceedings, costs, damages, expenses, claims, and demands whatsoever and by whomsoever brought, by 
reason of the Municipality said Permit. 

All costs, expenses, claims that may be incurred by the Municipality where the construction, engineering or other types of works as 
called for by the Permit results in damages to any property owned in whole or in part by the Municipality or which the Municipality 
by duty or custom is obliged, directly or indirectly in any way or to any degree, to construct, repair, or maintain. 

 

The PERMIT HOLDER is the CURRENT LAND OWNER.  
Security shall ONLY be returned to the signatory of the  

Landscape Agreement or their designates. 
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Sole Downtown – Variance Proposal  

The building has commercial space on the first three floors, with residential on the top three floors.  The 
proposed six fascia signs are to be located on the business frontages on the first three floors.  All of the 
proposed signs are located on the east façade of the building.  Two fascia signs will be located on each 
storey for the first three stories.  Each proposed fascia sign consists of a 3.65m wide by .45m high 
powder coated “Nu Sparkle Silver” colour back panel.  The colour will match the exterior railing on the 
building.  Lettering making up the business name and logo will be cut from “Alupanel”.  The content and 
names for these signs will be determined at a later date.   

 There are two identification signs each in the form of individual letters, numbers, or symbols.  
One sign (1.6m wide x .99m tall) is centered on the second floor façade.  This sign will feature “Nu 
Sparkle Silver” colour highlights, and the word “Downtown” beneath the “Sole” logo.  This will help 
delivery companies and visitors easily distinguish between this building and the original “Sole” building.  
The second sign is .61m wide by .27m tall, and will be centered on the third floor façade.   
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REPORT TO COUNCIL 
 
 
 

Date: February 20, 2018 

RIM No. 0940-00 

To: City Manager 

From: Community Planning Department (KB) 

Application: DVP18-0002 Owner: 
Watermark Developments Ltd., 
Inc. No. BC0642787 

Address: 695 Academy Way Applicant: Mission Group Homes Ltd. 

Subject: Development Variance Permit Application  

Existing OCP Designation: MRM – Multiple Unit Residential (Medium Density) 

Existing Zone: RM4 – Transitional Low Density Housing 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Variance Permit No. DVP18-0002 for Lot 4 Section 3 
Township 23 Osoyoos Division Yale District Plan EPP53793, located at 695 Academy Way, Kelowna, BC;  
 
AND THAT variances to the following section of Zoning Bylaw No. 8000 be granted:  

Section 13.10.6(c): RM4 – Transitional Low Density Housing Development Regulations  
To vary the required maximum height from 13.0 m or 3 storeys (permitted) to 13.0 m or 3 ½ storeys 
(proposed).  

 
AND FURTHER THAT this Development Variance Permit is valid for two (2) years from the date of Council 
approval, with no opportunity to extend. 

2.0 Purpose  

To vary the maximum height from 3 storeys (permitted) to 3 ½ storeys (proposed) for a multi-family 
apartment building project. 

3.0 Community Planning 

Community Planning Staff are in support of the Development Variance Permit application. The 
Development Permit for form and character for “U Six” was approved by Council on December 11, 2017. 
Upon building permit submission and reviewing more detailed drawings, it was determined that the 
amount of exposed lower floor on the south (down slope) elevation was not able to be considered in 
conformance with the zone. It was determined that a height variance would be required.  
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The applicant explored ways to eliminate the need for the variance, but they do not feel the options 
maintain design integrity or financial viability. Consideration was given by the applicant to the following 
alternatives: 

 Lowering the parkade further into the ground to eliminate the first half storey: however, this would 
cause the homes facing north to become sunken into the ground due to the site slope. In addition, 
redesigning the parkade to accommodate a stepped building would create a single-loaded parking 
layout.  

 Stepping the top floor back to create a 2 ½ storey condition on the south elevation: this would 
result in a loss in units, added building complexity and substantial cost. 

 Manipulating the grade in front of the building to reduce the exposed building face: this would 
result in a series of substantial retaining walls which would detract from the overall building and 
landscape design. 

Staff would not be supportive of a variance to absolute height as it would increase the building profile on 
this prominent hillside property. However, staff note that the application is under the absolute maximum 
height permitted under Zoning Bylaw No. 8000 (13.0 m permitted, 13.0 m proposed), and the variance is for 
the number of storeys (3 storeys permitted, 3 ½ storeys proposed), which results from positioning the 
building on the sloped subject property. 

The applicant has confirmed the completion of public notification in accordance with Council Policy No. 
367.  

4.0 Proposal 

4.1 Background 

The subject property is located within the University Village Neighbourhood, a comprehensive planned 
community under the University Village Master Plan (October 2009). Nearby buildings include ‘U5B’, ‘U5A’, 
‘U3B’ and ‘U3A’.  

The Development Permit for form and character for ‘U Six’ was considered by Council on December 11, 
2017. Upon building permit submission and reviewing more detailed drawings, it was determined that the 
amount of exposed lower floor on the south elevation was not able to be considered three storeys and that 
a variance would be required. 

4.2 Project Description 

The ‘U Six’ project is a 57 unit development. The three storey wood frame building is located on the north 
side of the subject property, perpendicular to Academy Way. The proposed driveway would be located 
directly off Academy Way. The access connects to a 47 stall surface parking lot and a 44 stall parkade under 
the ‘U Six’ building. The front entrance and entry to the parkade are located at grade. There are raised 
planters and landscaping along the front facade which helps to add visual interest to the building and help 
to soften the building mass. 
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Figure 1: The Façade of “U Six” as viewed from Academy Way. The north elevation is three storeys. The 
scope of the variance on the south elevation, where the front entrance and parkade entrance are located, is 
3 ½ storeys. 

 

 

4.3 Site Context 

The ‘U6’ development project is located on the east side of Academy Way, in close proximity to the 
University of British Columbia Okanagan Campus. The property has a Future Land Use Designation of MRM 
– Multiple Unit Residential (Medium Density) in the Official Community Plan and it is located within the 
Permanent Growth Boundary. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RM4 – Transitional Low Density Housing Multiple Dwelling Housing (‘U5B’) 

East A1 – Agriculture 1 Park & Potential S2RES 

South RM4 – Transitional Low Density Housing Vacant 

West RM3 – Low Density Multiple Housing Vacant 
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Subject Property Map: 695 Academy Way 

 

4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM4 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Site Coverage (buildings) 50 % 28.6 % 

Site Coverage (buildings, driveways 
and parking) 

60 % 49.9 % 

Floor Area Ratio 0.7467 0.6475 

Height 13.0 m (3 storeys) 13.0 m (3 ½ storeys)  

Front Yard (west) 
4.5 m for first 2 storeys 
6.0 m above 2nd storey 

6.0 m 

Side Yard (north) 4.5 m 4.5 m 

Side Yard (south) 4.5 m 23.8 m 

Rear Yard (east) 9.0 m 27.0 m 

Other Regulations 

Minimum Parking Requirements 91 stalls 
91 stalls 

(44 stalls within parkade) 
(47 stalls at grade) 

Bicycle Parking 
29 Class I spaces 
6 Class II spaces 

43 Class I spaces 
6 Class II spaces 

Private Open Space 1,320 m2 > 1,320  m2 
 Indicates a requested variance to vary the required maximum height from 13.0 m or 3 storeys (permitted) to 13.0 m or 3 ½ storeys (proposed) 

 

  

Subject Property 
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5.0 Technical Comments 

Not applicable 

6.0 Application Chronology  

Date of Application Received:  January 5, 2018  
Date Public Consultation Completed: January 23, 2018  
 
 
Report prepared by:   Kimberly Brunet, Planner 
Reviewed by:    Terry Barton, Urban Planning Manager 
Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 

Attachments:  

Draft Development Variance Permit No. DVP18-0002 
Applicant’s Letter of Rationale 
Attachment “A” - Building Elevations and Renderings 
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Development Variance Permit 
DVP18-0002 
 

This permit relates to land in the City of Kelowna municipally known as 

695 Academy Way 

and legally known as 

Lot 4 Section 3 Township 23 Osoyoos Division Yale District Plan EPP53793 

and permits the land to be used for the following development: 

THREE AND A HALF STOREY MULTIPLE DWELLING HOUSING  

with variances to the following sections of the Zoning Bylaw 8000: 

Section 13.10.6(c): RM4 – Transitional Low Density Housing Development Regulations  
To vary the required maximum height from 13.0 m or 3 storeys (permitted) to 13.0 m or 3 ½ storeys (proposed).  

 
The development has been approved subject to any attached terms and conditions, and to full compliance with the approved plans 

bearing the stamp of approval and the above described development permit number. 

The present owner and any subsequent owner of the above described land must comply with any attached terms and conditions. 

Date of Decision:   February 20, 2018 

Decision By:   City Council 

Issued Date:   February 20, 2018 

Development Permit Area: N/A 

This permit will not be valid if development has not commenced by February 20, 2020. 

Existing Zone: RM4 – Transitional Low Density Housing  

Future Land Use Designation: MRM – Multiple Unit Residential (Medium Density) 

This is NOT a Building Permit. 

In addition to your Development Permit, a Building Permit may be required prior to any work commencing. For further information, 

contact the City of Kelowna, Development Services Branch. 

NOTICE 

This permit does not relieve the owner or the owner’s authorized agent from full compliance with the requirements of any federal, 

provincial or other municipal legislation, or the terms and conditions of any easement, covenant, building scheme or agreement 

affecting the building or land. 

Owner:  Watermark Developments Ltd., Inc. No. BC0642787 

Applicant: Mission Group Homes Ltd. 

 

 

 

________________________________________   ___________________________ 

Ryan Smith, Community Planning Department Manager  Date 
Community Planning & Strategic Investments 
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1. SCOPE OF APPROVAL 

This Development Permit applies to and only to those lands within the Municipality as described above, and any and all buildings, 
structures and other development thereon. 

This Development Permit is issued subject to compliance with all of the Bylaws of the Municipality applicable thereto, except as 
specifically varied or supplemented by this permit, noted in the Terms and Conditions below. 

The issuance of a permit limits the permit holder to be in strict compliance with regulations of the Zoning Bylaw and all other Bylaws 
unless specific variances have been authorized by the Development Permit. No implied variances from bylaw provisions shall be 
granted by virtue of drawing notations that are inconsistent with bylaw provisions and that may not have been identified as required 
Variances by the applicant or Municipal staff. 

2. CONDITIONS OF APPROVAL 

a) The dimensions and siting of the building to be constructed on the land be in accordance with Schedule “A”; 

b) The exterior design and finish of the building to be constructed on the land be in accordance with Schedule “B”;  

This Development Permit is valid for two (2) years from the date of Council approval, with no opportunity to extend. 

3. PERFORMANCE SECURITY 

None required. 

4. Indemnification 

Upon commencement of the works authorized by this Permit the Developer covenants and agrees to save harmless and effectually 
indemnify the Municipality against: 

a) All actions and proceedings, costs, damages, expenses, claims, and demands whatsoever and by whomsoever brought, by 
reason of the Municipality said Permit. 

All costs, expenses, claims that may be incurred by the Municipality where the construction, engineering or other types of works as 
called for by the Permit results in damages to any property owned in whole or in part by the Municipality or which the Municipality 
by duty or custom is obliged, directly or indirectly in any way or to any degree, to construct, repair, or maintain. 

 

The PERMIT HOLDER is the CURRENT LAND OWNER.  
Security shall ONLY be returned to the signatory of the  

Landscape Agreement or their designates. 
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Landmark Six – 10th Floor    
1000 - 1631 Dickson Ave  t: 250.448.8810 
Kelowna, BC  V1Y 0B5  f: 250.762.4236	

	
missiongroup.ca	

	
	
Ms.	Kimberly	Brunet	
Planner,	City	of	Kelowna	
1435	Water	Street	
Kelowna	BC,		V1Y	1J4	
	

January	4,	2017	
	
RE:	Development	Variance	Permit	Application	–	U	Six	
	
Ms.	Brunet	
	
Further	to	our	previous	discussions,	we	enclose	our	Development	Variance	Permit	application	
for	the	“U	Six”	condominium	project	at	695	Academy	Way.		The	variance	is	being	requested	to	
the	allowable	building	height	in	the	RM4	zone	in	excess	of	3	storeys	permitted.		While	the	
Development	Permit	for	this	property	was	previously	considered	in	December	2017,	the	
requirement	for	a	height	variance	was	not	identified	at	that	time.	
	
U	Six	has	been	designed	in	conformance	with	the	University	Heights	Master	Plan.		The	Area	
Structure	Plan	and	subsequent	rezoning	and	subdivision	plans	have	dictated	the	lot	layouts	and	
topography	for	these	development	parcels.		As	such,	a	building	form	perpendicular	to	Academy	
Way	is	required,	and	is	most	sensitive	to	the	hillside	condition.		The	U	Six	building	is	designed	as	
a	3	storey	building	above	a	structured	parkade.		However,	as	we	are	building	on	a	sloping	
building	site,	the	south	side	of	the	building	facing	the	surface	parking	lot	creates	a	3	½	storey	
condition.		While	the	RM5	zone	allows	for	an	additional	“half”	storey,	the	RM4	zone	does	not.		
This	makes	RM4	a	more	difficult	zone	to	design	to	in	hillside	areas.	
	
Per	your	request,	we	have	explored	ways	to	eliminate	the	need	for	this	variance,	but	none	of	
these	options	maintain	design	integrity	or	financial	viability.		These	considerations	have	
included	the	following:	
	

• Lowering	the	parkade	further	into	the	ground	to	eliminate	the	first	half	storey:	this	is	
not	possible	as	it	would	cause	the	homes	facing	north	to	become	sunken	into	the	
ground	due	to	the	site	slope.		In	addition,	redesigning	the	parkade	to	accommodate	a	
stepped	building	would	create	a	single-loading	parking	layout.		This	is	far	less	efficient	
and	is	not	financially	viable.	

• Stepping	the	top	floor	back	to	create	a	2.5	storey	condition	on	the	south	elevation:	this	
would	result	in	a	significant	loss	in	homes,	adds	building	complexity	and	substantial	cost.	
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• Manipulating	the	grade	in	front	of	the	building	to	reduce	the	exposed	building	face:	this	
would	result	in	a	series	of	substantial	retaining	walls.		These	walls	would	detract	from	
the	overall	building	and	landscape	design.	
	

We	believe	the	proposed	building	is	in-keeping	with	University	Heights	master	plan	and	will	be	
a	welcomed	addition	to	this	growing	neighbourhood.		Given	the	above	rationale,	we	believe	the	
proposed	variance	is	a	sensible	solution.		We	looking	forward	to	moving	forward	with	this	
application	in-tandem	with	our	previously	submitted	Development	Permit	application.	
	
Should	you	require	any	further	information,	please	contact	us	at	your	convenience.	
	
Regards,	
	
Mission	Group	
	
	
	
	
Luke	Turri	
Vice	President,	Development	
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REPORT TO COUNCIL 
 
 
 

Date: February 20, 2018 

RIM No. 0940-00 

To: City Manager 

From: Community Planning Department (KB) 

Application: DP18-0003 / DVP18-0004 Owner: 
Watermark Developments Ltd., 
Inc.No. BO0642787 

Address: 655 Academy Way Applicant: Meiklejohn Architects 

Subject: Development Permit and Development Variance Permit Application 

Existing OCP Designation: MRM – Multiple Unit Residential (Medium Density) 

Existing Zone: RM4 – Transitional Low Density Housing 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Permit No. DP18-0003 for Lot 5 Section 3 Township 
23 Osoyoos Division Yale District Plan EPP53793, located at 655 Academy Way, Kelowna, BC subject to the 
following:  

 
1. The dimensions and siting of the building to be constructed on the land be in accordance with 
Schedule “A,”  
 
2. The exterior design and finish of the building to be constructed on the land, be in accordance 
with Schedule “B”;  
 
3. Landscaping to be provided on the land be in accordance with Schedule “C”;  
 
4. The applicant be required to post with the City a Landscape Performance Security deposit in the 
form of a “Letter of Credit” in the amount of 125% of the estimated value of the landscaping, as 
determined by a Registered Landscape Architect;  

 
AND THAT the applicant be required to complete the above noted conditions of Council’s approval of the 
Development Permit Application in order for the permits to be issued;  
 
AND THAT this Development Permit is valid for two (2) years from the date of Council approval, with no 
opportunity to extend. 
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AND THAT Council authorizes the issuance of Development Variance Permit No. DVP18-0004 for Lot 5 
Section 3 Township 23 Osoyoos Division Yale District Plan EPP53793, located at 655 Academy Way, 
Kelowna, BC;  
 
AND THAT variances to the following section of Zoning Bylaw No. 8000 be granted:  

Section 13.10.6(c): RM4 – Transitional Low Density Housing Development Regulations  
To vary the required maximum height from 13.0 m or 3 storeys (permitted) to 13.0 m or 3 ½ storeys 
(proposed).  
 

AND FURTHER THAT this Development Variance Permit is valid for two (2) years from the date of Council 
approval, with no opportunity to extend. 

2.0 Purpose  

To consider the form and character of a 3 ½ storey apartment building on Academy Way known as ‘U 
Seven’ and to consider a Development Variance Permit to vary the maximum height from 3 storeys 
(permitted) to 3 ½ storeys (proposed). 

3.0 Community Planning  

Staff are recommending support for the Development Permit and Development Variance Permit 
application due to the proposal’s consistency with the Official Community Plan’s (OCP) design guidelines 
and the vision of the University Village Master Plan. Staff would have preferred more architectural 
variability in the project as it closely resembles “U Six”, however it still remains within acceptable range for 
form and character for apartment buildings. 

3.1 Form and Character 

The key design features are: 

1. ‘U Seven’ emulates the desirable form and character of nearby buildings by designing a sense of 
architectural cohesiveness along Academy Way with the ‘U’ building design theme.  

2. The orientation of the building respects the University Village Master Plan concept, with the long 
articulated building form following the site contours and the short building façade facing Academy 
Way. There is an entrance to the building along Academy Way, which, together with landscaping, 
helps to create a defined street edge and promote a pedestrian-friendly streetscape. 

3. The University Village Master Plan states all multiple family residential and mixed-use buildings 
should contain understructure (beneath habitable or commercial space) parking1. ‘U Seven’ meets 
this guideline by providing an enclosed parkade that accommodates 44 vehicles. The parking 
structure is screened from view by proposing a comprehensive landscape plan on the downslope 
side of the parkade. Further, the parkade entrance is located to avoid pedestrian-vehicle conflicts. 

3.2 Variances 

Staff would not be supportive of a variance to absolute height as it would increase the building profile on 
this prominent hillside. However, staff note that the application is under the absolute maximum height 
permitted under Zoning Bylaw No. 8000 (13.0 m permitted, 13.0 m proposed), and the variance is for the 
number of storeys (3 storeys permitted, 3 ½ storeys proposed), which results from positioning the building 
on the sloped subject property. 

                                                      
1 Part 2 University Master Plan (October 2009) – Watermark 
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The applicant explored ways to eliminate the need for the variance, but they do not feel the options 
maintain design integrity or financial viability. Consideration was given by the applicant to the following 
alternatives: 

 Lowering the parkade further into the ground to eliminate the first half storey: however this would 
cause the homes facing north to become sunken into the ground due to the site slope. In addition, 
redesigning the parkade to accommodate a stepped building would create a single-loaded parking 
layout. 

 Stepping the top floor back to create a 2 ½ storey condition on the south elevation: this would 
result in a loss in units, adds building complexity and substantial cost. 

 Manipulating the grade in front of the building to reduce the exposed building face: this would 
result in a series of substantial retaining walls which would detract from the overall building and 
landscape design. 

3.3 Neighbourhood Notification 

The applicant has confirmed the completion of public notification in accordance with Council Policy No. 
367.  

4.0 Proposal 

4.1 Background 

The subject property is located within the University Village Neighbourhood, a comprehensive planned 
community under the University Village Master Plan (October 2009). Nearby buildings include ‘U6’, ‘U5B’, 
‘U5A’, ‘U3B’ and ‘U3A’.  

4.2 Project Description 

The ‘U Seven’ project is a 57 unit development. The three storey wood frame building is located on the 
north side of the subject property, perpendicular to Academy Way. The proposed driveway will be located 
directly off Academy Way. The access connects to a 47 stall surface parking lot and a 44 stall parkade under 
the ‘U Seven’ building. 

The overall site planning for ‘U Seven’ is consistent with the pedestrian circulation patterns established in 
the neighbourhood. The site has a public trail at the rear of the property and has a direct connection to the 
main pedestrian pathway along Academy Way. This trail connectivity provides connections to both 
University of British Columbia Okanagan (UBCO) Campus to the north and to future projects to the south. 

An area of steep slopes on the eastern portion of the subject property is not suitable for development and 
will be protected through a no-disturbance agreement. 

4.3 Character & Materials 

The architectural form and character of the buildings is designed in a “campus modern” style and reflects 
similar architectural styles along the east side of 
Academy Way. The ‘U Seven’ building has a 
complementary form, image and colour to the previous 
approved ‘U6’, ‘U5B’, ‘U5A’ and additional buildings 
along Academy Way. 

The brick and Hardie exterior is reflective of recent ‘U6’ 
and ‘U5’ buildings. As the building is built into the hill, 
the north side of the building has ground oriented units 

Figure 1: ‘U Seven’ Rendering of the Main Entrance  
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at grade. The south side, where the variance is requested from 3 to 3 ½ storeys, has raised planters and 
landscaping along the front facade which helps to add visual interest to the building and help to soften the 
building mass. 

Figure 2: The Façade of “U Seven” as viewed from Academy Way. The north elevation is three storeys. 
The scope of the variance on the south elevation, where the front entrance and parkade entrance are 
located, is 3 ½ storeys. 

 

4.4 Site Context 

The ‘U Seven’ development project is located on the east side of Academy Way, near the UBCO Campus. 
The property has a Future Land Use Designation of MRM – Multiple Unit Residential (Medium Density) in 
the Official Community Plan and it is located within the Permanent Growth Boundary. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RM4 – Transitional Low Density Housing Multiple Dwelling Housing (‘U6’) 

East A1 – Agriculture 1 Park & Potential S2RES 

South RM4 – Transitional Low Density Housing Vacant 

West RM3 – Low Density Multiple Housing Vacant 
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Subject Property Map: 655 Academy Way 

 

4.5 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM4 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Site Coverage (buildings) 50 % 27.1 % 

Site Coverage (buildings, driveways 
and parking) 

60 % 47.4 % 

Floor Area Ratio 0.7467 0.6475 

Height 13.0 m (3 storeys) 13.0 m (3 ½ storeys)  

Front Yard (west) 
4.5 m for first 2 storeys 
6.0 m above 2nd storey 

6.0 m 

Side Yard (north) 4.5 m 4.5 m 

Side Yard (south) 4.5 m 23.8 m 

Rear Yard (east) 9.0 m 27.0 m 

Other Regulations 

Minimum Parking Requirements 91 stalls 
91 stalls 

(44 stalls within parkade) 
(47 stalls at grade) 

Bicycle Parking 
29 Class I spaces 
6 Class II spaces 

43 Class I spaces 
6 Class II spaces 

Private Open Space 1,320 m2 > 1,320  m2 

 Indicates a requested variance to vary the required maximum height from 13.0 m or 3 storeys (permitted) to 13.0 m or 3 ½ storeys (proposed) 

 

Subject Property 
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5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Chapter 5 - Development Process 

Policy # Description 

5.2.3 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. 

5.2.5 Integrated Land Use. Integrate land use approaches wherever possible to improve 
opportunities for biodiversity, ecosystem connectivity, recreation, agriculture and local food 
production, while reducing conflicts. 

5.5.1 For all areas of the City outside the Urban Centres. Buildings heights shall be a maximum of 
four storeys for residential and six storeys for apartment hotels and hotels. Additional height 
restrictions may be imposed as a result of airport-related zoning regulations. 

5.10.1 Maximize Pedestrian / Cycling Connectivity. Require that pedestrian and cyclist movement 
and infrastructure be addressed in the review and approval of all City and private sector 
developments, including provision of sidewalks and trails and recognition of frequently used 
connections and informal pedestrian routes. With new developments, require dedication of on-
site walking and cycling paths where necessary to provide links to adjacent parks, schools, 
transit stops, recreation facilities, employment nodes, cul-de-sacs and large activity areas. 

5.11.4 Multi-Unit Residential Parking. Encourage developers / landlords to unbundle parking price 
from the multi-family housing or rental price. 

5.22.1 Cluster Housing. Require new residential development to be in the form of cluster housing on / 
or near environmentally sensitive areas and areas of steeper slopes to lessen site disturbance 
and environmental impact on those areas identified on the Future Land Use Map 4.1 as single-
two unit residential hillside. Steeply sloped areas should be retained as natural open space, 
public or private. The intent of the clustering would be to preserve features identified through 
the Development Permit process that otherwise might be developed and to maximize open 
space in order to: 

a) Protect environmentally sensitive areas of a development site and preserve them on a 
permanent basis utilizing the most appropriate tools available; 

b) Facilitate creative and flexible site design that is sensitive to the land’s natural features 
and adaptive to the natural topography; 

c) Decrease or minimize non-point source (i.e. asphalt roofs, driveways and parking) 
pollution impacts by reducing the amount of impervious surfaces in site development; 

d) Promote overall cost savings on infrastructure installation and maintenance; and 
e) Provide opportunities for social interaction, walking and hiking in open space areas. 

6.0 Technical Comments  

6.1 Development Engineering Department 

Does not compromise any municipal infrastructure 
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7.0 Application Chronology  

Date of Application Received:  December 12, 2017  
Date Public Consultation Completed: January 23, 2018 
Date of Circulation Comments Closed: January 30, 2018 
 
 
Report prepared by:   Kimberly Brunet, Planner 
Reviewed by:    Terry Barton, Urban Planning Manager 
Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 

Attachments:  

Draft Development Permit and Development Variance Permit No. DP18-0003/DVP18-0004 
Applicant’s Rationale Statements 
Attachment “A” – Site Plan 
Attachment “B” – Building Elevations, Colour Board and Renderings 
Attachment “C” – Landscaping Plan 
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Development Permit & 
Development Variance Permit 
DP18-0003 & DVP18-0004 
 

This permit relates to land in the City of Kelowna municipally known as 

655 Academy Way 

and legally known as 

Lot 5 Section 3 Township 23 Osoyoos Division Yale District Plan EPP53793 

and permits the land to be used for the following development: 

3 ½ Storey Multi Family Building 

with variances to the following section of the Zoning Bylaw 8000: 

Section 13.10.6(c): RM4 – Transitional Low Density Housing Development Regulations  
To vary the required maximum height from 13.0 m or 3 storeys (permitted) to 13.0 m or 3 ½ storeys (proposed).  

The development has been approved subject to any attached terms and conditions, and to full compliance with the approved plans 

bearing the stamp of approval and the above described development permit number. 

The present owner and any subsequent owner of the above described land must comply with any attached terms and conditions. 

Date of Decision:   February 20, 2018 

Decision By:   City Council 

Issued Date:   February 20, 2018 

Development Permit Area: Comprehensive Development Permit Area 

This permit will not be valid if development has not commenced by February 20, 2020. 

Existing Zone: RM4 – Transitional Low Density Housing  

Future Land Use Designation: MRM - Multiple Unit Residential (Medium Density) 

This is NOT a Building Permit. 

In addition to your Development Permit, a Building Permit may be required prior to any work commencing. For further information, 

contact the City of Kelowna, Development Services Branch. 
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NOTICE 

This permit does not relieve the owner or the owner’s authorized agent from full compliance with the requirements of any federal, 

provincial or other municipal legislation, or the terms and conditions of any easement, covenant, building scheme or agreement 

affecting the building or land. 

Owner:  Watermark Developments Ltd., Inc. No. BC0642787 

Applicant: Meiklejohn Architects  

 

 

 

________________________________________   ___________________________ 

Ryan Smith, Community Planning Department Manager  Date 
Community Planning & Strategic Investments 

 

SCOPE OF APPROVAL 

This Development Permit applies to and only to those lands within the Municipality as described above, and any and all buildings, 
structures and other development thereon. 

This Development Permit is issued subject to compliance with all of the Bylaws of the Municipality applicable thereto, except as 
specifically varied or supplemented by this permit, noted in the Terms and Conditions below. 

The issuance of a permit limits the permit holder to be in strict compliance with regulations of the Zoning Bylaw and all other Bylaws 
unless specific variances have been authorized by the Development Permit. No implied variances from bylaw provisions shall be 
granted by virtue of drawing notations that are inconsistent with bylaw provisions and that may not have been identified as required 
Variances by the applicant or Municipal staff. 

2. CONDITIONS OF APPROVAL 

a) The dimensions and siting of the building to be constructed on the land be in accordance with Schedule “A”; 

b) The exterior design and finish of the building to be constructed on the land be in accordance with Schedule “B”;  

c) Landscaping to be provided on the land be in accordance with Schedule “C”; and 

d) The applicant be required to post with the City a Landscape Performance Security deposit in the form of a “Letter of 
Credit” in the amount of 125% of the estimated value of the landscaping, as determined by a Registered Landscape 
Architect. 

This Development Permit is valid for two (2) years from the date of Council approval, with no opportunity to extend. 

3. PERFORMANCE SECURITY 

As a condition of the issuance of this Permit, Council is holding the security set out below to ensure that development is carried out 
in accordance with the terms and conditions of this Permit. Should any interest be earned upon the security, it shall accrue to the 
Developer and be paid to the Developer or his or her designate if the security is returned. The condition of the posting of the security 
is that should the Developer fail to carry out the development hereby authorized, according to the terms and conditions of this Permit 
within the time provided, the Municipality may use enter into an agreement with the property owner of the day to have the work 
carried out, and any surplus shall be paid over to the property own of the day. Should the Developer carry out the development 
permitted by this Permit within the time set out above, the security shall be returned to the Developer or his or her designate. There 
is filed accordingly: 

a) An Irrevocable Letter of Credit in the amount of $193,221.25 

Before any bond or security required under this Permit is reduced or released, the Developer will provide the City with a statutory 
declaration certifying that all labour, material, workers’ compensation and other taxes and costs have been paid.  
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4. Indemnification 

Upon commencement of the works authorized by this Permit the Developer covenants and agrees to save harmless and effectually 
indemnify the Municipality against: 

a) All actions and proceedings, costs, damages, expenses, claims, and demands whatsoever and by whomsoever brought, by 
reason of the Municipality said Permit. 

All costs, expenses, claims that may be incurred by the Municipality where the construction, engineering or other types of works as 
called for by the Permit results in damages to any property owned in whole or in part by the Municipality or which the Municipality 
by duty or custom is obliged, directly or indirectly in any way or to any degree, to construct, repair, or maintain. 

 

The PERMIT HOLDER is the CURRENT LAND OWNER.  
Security shall ONLY be returned to the signatory of the  

Landscape Agreement or their designates. 
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