
City of Kelowna
Regular Council Meeting

AGENDA
 

Tuesday, April 5, 2016

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 Donn.

3. Confirmation of Minutes 1 - 5

Public Hearing - March 15, 2016
Regular Meeting - March 15, 2016

4. Bylaws Considered at Public Hearing

4.1 909 Juniper Road (formerly known as 1035 Hollywood Road South), BL11194
(OCP15-0014) - Seventh Day Adventist Church (British Columbia Conference)

6 - 7

Requires a majority of all members of Council (5).
To give Bylaw No. 11194 second and third readings in order to change the
Future Land Use designation of the subject property to facilitate a single and
two dwelling housing subdivision.

4.2 909 Juniper Road (formerly known as 1035 Hollywood Road South), BL11195
(Z15-0043) - Seventh Day Adventist Church (British Columbia Conference)

8 - 9

To give Bylaw No. 11195 second and third readings in order to rezone the
subject property to faciltiate a single and two dwelling housing subdivision.

4.3 468 Barkley Road, BL11208 (Z15-0067) - Wyane & Lisa Heinen 10 - 10

To give Bylaw No. 11208 second and third readings in order to rezone the
subject property to facilitate the development of a carriage house.

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 1960 Water Street, HAP15-0012 - Christina & Kelly Donovan 11 - 23

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 a Heritage Alteration Permit application for an addition to an
existing Single Detached House, and to vary the rear yard setback and the side
yard setback to a Single Detached House on the subject property.

6.2 1088 Sunset Drive, DVP15-0301 - Strata Corp. KAS2503 24 - 41

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 width of a drive aisle from 5.6 m to 5.3 m on the subject property.

6.3 540 Osprey Avenue, BL11133 (Z15-0005) - 0958123 BC Ltd. 42 - 42

To adopt Bylaw No. 11133 in order to rezone the subject property to facilitate
a five storey mixed use building.

6.4 540 Osprey Avenue, DP15-0020 & DVP15-0021 - 0958123 BC Ltd. 43 - 60

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 mixed use building and to vary site
coverage and building height on the subject property.

6.5 206 Lochview Road, DVP15-0293 - Norval Bradley 61 - 73

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 front yard setback on the subject property.

6.6 332 Lake Avenue, DP15-0173 & DVP15-0174 - Windmill Ventures Ltd. & 0797989
BC Ltd.

74 - 118

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 a Staff recommendation to NOT issue a Development Permit and
Development Variance Permit for the form and character of a 25 unit, 5 1/2
storey multi-family development.



6.7 775 Academy Way, DP15-0314 & DVP15-0315 - Watermark Developments Ltd. 119 - 157

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 a Development Permit and a Development Variance Permit
application for an 87 unit 4 ½ storey apartment development known as ‘U3B’.

6.8 805 Academy Way, DP15-0316 & DVP15-0317 - Watermark Developments Ltd. 158 - 195

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 a Development Permit and Development Variance Permit for a 63-
unit 4 storey apartment development known as ‘U3A’.

7. Reminders

8. Termination
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CITY OF KELOWNA 
 

BYLAW NO. 11194 
 

Official Community Plan Amendment No. OCP15-0014 – 
Seventh-Day Adventist Church (British Columbia Conference)  

909 Juniper Road (formerly known as 1035 Hollywood Road South) 
 
A bylaw to amend the "Kelowna 2030 – Official Community Plan Bylaw No. 10500". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 
1. THAT Map 4.1 - GENERALIZED FUTURE LAND USE of “Kelowna 2030 – Official 

Community Plan Bylaw No. 10500” be amended by changing the Generalized Future 
Land Use designation of Lot A, Section 23, Township 26, ODYD, Plan EPP56593 located 
at Juniper Road, Kelowna, B.C., from the  EDINST – Educational / Major Institutional 
designation to the S2RES – Single / Two Unit Residential designation as per Map “A” 
attached to and forming part of this bylaw; 

 
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 25th day of January, 2016. 
 
Amended and read a first time by the Municipal Council this 14th day of March, 2016. 
 
Read a second and third time by the Municipal Council  
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 
 

 
Mayor 

 
 
 

 
City Clerk
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CITY OF KELOWNA 
 

BYLAW NO. 11195 
Z15-0043 – Seventh-Day Adventist Church (British Columbia 

Conference)  
909 Juniper Road (formerly known as 1035 Hollywood Road 

South) 

 

 
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 portions of Lot A, Section 23, Township 26, ODYD, Plan EPP56593, 
located on Juniper Road, Kelowna, B.C., from the P2 – Education and Minor 
Institutional zone to the RU2 – Medium Lot Housing zone and the RU6 – Two Dwelling 
Housing zone as per Map “B” attached to and forming part of this bylaw. 

 
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 25th day of January, 2016. 
 
Amended and re-read a first time by the Municipal Council this 14th day of March, 2016. 
 
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. 11208 
Z15-0067 – Wayne & Lisa Heinen  

468 Barkley 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 16, District Lot 167, ODYD, Plan 13550 located on Barkley Road, 
Kelowna, B.C., 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 7th day of March, 2016. 
 
 
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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REPORT TO COUNCIL 
 
 
 

Date: April 5, 2016 

RIM No. 0940-60 

To: City Manager 

From: Community Planning Department (LK) 

Application: HAP15-0012 Owner: Christina & Kelly Donovan 

Address: 1960 Water Street Applicant: Peter Chataway 

Subject: Development Permit & Development Variance Permit  

Existing OCP Designation: S2RES – Single / Two Unit Residential 

Existing Zone: RU1 – Large Lot Housing 

Heritage Register: Not Included 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Heritage Alteration Permit No. HAP15-0012 for Lot 11 
District Lot 14 ODYD Plan 1406, located at 1960 Water Street, 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”; 

AND THAT variances to the following sections of Zoning Bylaw No. 8000 be granted as shown on 
Schedule “C”: 

 Section 13.1.6 (d): RU1 – Large Lot Housing Development Guidelines 

 To vary the required minimum side yard from 2.3 m permitted to 1.52 m proposed. 

 Section 13.1.6 (e): RU1 – Large Lot Housing Development Guidelines 

 To vary the required minimum rear yard from 7.5 m permitted to 4.2 m proposed. 

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

2.0 Purpose  

To consider a Heritage Alteration Permit application for an addition to an existing Single 
Detached House, and to vary the rear yard setback and the side yard setback to a Single 
Detached House on the subject property. 
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3.0 Community Planning  

Community Planning Staff supports the HAP application for an addition and variances to an 
existing Single Detached Dwelling. The subject property is located within the Abbott Street 
Conservation Area, but is not included on the Heritage Register. The existing dwelling is 
consistant with the Early Suburban Bungalow style. The Heritage Conservation Area Development 
guidelines suggest the design should be consistant with the immediate context and dominant 
style of the block, which is Late Vernacular Cottage. 

The application is in keeping with heritage principles and policies to maintain the residential 
character of the area, and provides an example of sensitive development. In fulfillment of 
Council Policy No. 367 respecting public consultation, the applicant undertook neighbour 
consultation by individually contacting the neighbours. No concerns were identified during the 
consultation. 

4.0 Proposal 

4.1 Project Description 

The applicant is proposing an addition to 
the existing single detached house which 
will expand the current footprint and make 
it more functional. The house will be 
transformed from single storey into a 1½  
storey dwelling.  

A new covered patio on the south side of 
the house (See Fig. 1) provides an outdoor 
amenity area for the homeowners, while 
maintaining a flush front entry which is 
characteristic of the period. A new foyer 
area will provide a storage closet and 
primary entry to the house on the east side of the building (See Fig. 2). By constructing an 
addition in this area, the existing parking space and front driveway will be removed and 
rehabilitated. The two on-site parking stalls will be provided in a tandem configuration which is 
accessed from the rear lane. 

The proposed second storey addition will 
provide two additional bedrooms and 
bathrooms along with a family lounge 
area. The exterior walls of the addition 
will match those of the existing main floor 
below on the south, east and west sides of 
the house. The north side steps back, 
therefore the second storey has a smaller 
footprint than that of the main floor. 

In matching the existing exterior wall 
location, a side setback variance is 
requested to the west side property line 
for the upper storey addition (See Fig. 3). 
The Zoning Bylaw requires a 2.0 m setback 

for a 1 ½ storey building, while the proposed setback is 1.6 m to the side property line. This 
setback is generally required to provide a fire separation and privacy to the adjacent dwelling. As 

Figure 1 – Covered Patio to be added. 

Figure 2 – Area of addition and driveway to be removed. 
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the side property line is adjacent to the lane, a large separation to the adjacent parcel is 
maintained. The adjacent parcel has a single car garage which runs parallel to the lane as well as 
protecting many mature trees. This will ensure the second storey addition will not infringe on the 
privacy of the adjacent parcel.  

The second requested variance is for the 
rear yard setback to the proposed 
addition of the foyer area (See Fig. 3). 
The Zoning Bylaw rear yard setback 
requirement is 7.5 m. The proposed 
setback to the exterior wall will be 4.2 m, 
which will be flush with the exterior wall 
of the existing portion of the house along 
the north facade. As the addition is being 
constructed to match the original exterior 
wall locations, the non-conformity is not 
increasing. This area acts like that of a 
side setback and accommodates the 
required parking stalls in a tandem 
configuration. 

The addition proposes features which 
meet several characteristics of Late 
Vernacular Cottage. This includes the new 
gable roof and dormers, a flush front 
entry, clustered window sashes and rear 
yard parking. The building finishes will 
match the existing with horizontal siding  
provided at the gable ends and wood 
shingles for the dormers.  

4.2 Site Context 

The subject property has a lot area of approximately 378 m² and is located at the northeast 
corner of Water Street and Beach Avenue. The subject property is zoned RU1 – Large Lot Housing 
and has a Future Land Use designation of S2RES – Single / Two Unit Residential in the Official 
Community Plan (OCP). The property is within the Permanent Growth Boundary and the Abbott 
Street Heritage Conservation Area. 

The parcel is surrounded by residential development on all sides. The front property line faces 
Abbott Street with the east side facing Beach Avenue and the west side adjacent to the lane. The 
rear property line is shared with the adjacent parcel to the north. 

Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU1 – Large Lot Housing Single dwelling housing 

East RU1 – Large Lot Housing Single dwelling housing 

South RU1 – Large Lot Housing Single dwelling housing 

West RU1 – Large Lot Housing Single dwelling housing 

 
  

Figure 3 – Location of side and rear setback variances are 
indicated in red. 
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Subject Property Map: 1960 Water Street 

 

4.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RU1 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Minimum Lot Area 550 m2 378.5 m2 

Minimum Lot Width 17 m 17.37 m 

Minimum Lot Depth 30 m 21.12 m 

Development Regulations 
Maximum Site Coverage 

(buildings) 
40% 30.62% 

Maximum Site Coverage 
(buildings, driveways and 

parking) 
50% 48.30% 

Maximum Height 9.5 m or 2 ½ stories 4.88 m & 2 stories 

Minimum Front Yard 4.5 m 4.6 m 

Minimum Side Yard (east) 4.5 m (flanking street) 4.5 m 

Minimum Side Yard (west) 2.3 m 1.6 m 

Minimum Rear Yard 7.5 m 4.2 m 

Other Regulations 
Minimum Parking Requirements 2 stalls 2 stalls 

Minimum Private Open Space 30 m2 78m 2 

 Indicates a requested variance to the side setback. 

  Indicates a requested variance to the rear setback. 
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5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

Heritage Conservation Area.1 Continue to recognize the established heritage conservation areas 
of Abbott Street and Marshall Street as identified on Map 9.1. 

5.2 Abbott Street and Marshall Street Heritage Conservation Areas Development Guidelines 

Late Vernacular Cottage Characteristics: 

 Less fancifull feel to the architecture 

 Flush Gable Verges 

 Stucco or horizontal siding 

 Up to 2 storey massing 

 Clustered vertical window sashes 

 Asymmetrical facade design 

 Flush front entrance 

 Minor decorative detailing 

 Gable roof forms 

 Wood or interlocking asphalt shingle 

 Side or rear yard parking 

6.0 Technical Comments 

6.1 Building & Permitting Department 

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

applications. 

6.2 Development Engineering Department 

 See Attachment A 

7.0 Application Chronology  

Date of Application Received:  November 5, 2015  
Date Public Consultation Completed: January 4, 2016  

Report prepared by: 

     
Lydia Korolchuk, Planner 

                                                
1 City of Kelowna Official Community Plan, Policy 5.7.4 (Development Process Chapter). 
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Reviewed by:    Terry Barton, Urban Planning Manager 
 

Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 
 

Attachments:  

Schedule A: Site Plan & Conceptual Elevations 
Attachment A: Subject Propserty Map 
Attachment B: Development Engineering Memorandum dated November 20, 2015 
Attachment C: Draft Heritage Alteration Permit No. HAP15-0012 
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HERITAGE ALTERATION PERMIT 
 
 

 

 

 

APPROVED ISSUANCE OF HERITAGE ALTERATION PERMIT NO. HAP15-0012 

 

Issued To: Christina & Kelly Donovan 

Site Address: 1960 Water Street 

Legal Description: Lot 11 District Lot 14 ODYD Plan 1406 

Zoning Classification: RU1 – Large Lot Housing 

 

SCOPE OF APPROVAL 

This 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 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 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. 

1. TERMS AND CONDITIONS 

THAT Heritage Alteration Permit No. HAP15-0012 for Lot 11 District Lot 14 ODYD Plan 1406, located at 
1960 Water Street, Kelowna, BC to allow the construction of an addition to a Single Detached House be 
approved subject to the following: 

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”; 

AND THAT variances to the following sections of Zoning Bylaw No. 8000 be granted, as shown on Schedule 
“C”:  

Section 13.1.6 (d): RU1 – Large Lot Housing Development Guidelines 

 To vary the required minimum side yard from 2.3 m permitted to 1.52 m proposed. 

 Section 13.1.6 (e): RU1 – Large Lot Housing Development Guidelines 

 To vary the required minimum rear yard from 7.5 m permitted to 4.2 m proposed. 
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AND FURTHER THAT this Heritage Alteration Permit is valid for two (2) years from the date of Council 
approval, with no opportunity to extend. 

2. PERFORMANCE SECURITY 

None required. 

3. DEVELOPMENT 

The land described herein shall be developed strictly in accordance with the terms and conditions and 
provisions of this Permit and any plans and specifications attached to this Permit that shall form a part 
hereof. 

If the Permit Holder does not commence the development permitted by this Permit within two years of 
the date of this Permit, this Permit shall lapse. 

This Permit IS NOT a Building Permit. 

4. APPLICANT’S AGREEMENT 

I hereby declare that all of the above statements and the information contained in the material submitted 
in support of this Permit are to the best of my belief, true and correct in all respects. Upon issuance of 
the Permit for me by the Municipality, then in such case, I covenant and agree 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 granting to me the said Permit. 

b) All costs, expenses, claims that may be incurred by the Municipality if the construction by me of 
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. 

I further covenant and agree that should I be granted a Heritage Alteration Permit, the Municipality may 
withhold the granting of any Occupancy Permit for the occupancy and / or use of any building or part 
thereof constructed upon the hereinbefore referred to land until all of the engineering works or other 
works called for by the Permit have been completed to the satisfaction of the Municipal Engineer and 
Divisional Director of Community Planning & Real Estate. 

Should there be any change in ownership or legal description of the property, I undertake to notify the 
Community Planning Department immediately to avoid any unnecessary delay in processing the 
application. 

I HEREBY UNDERSTAND AND AGREE TO ALL THE TERMS AND CONDITIONS SPECIFIED IN THIS PERMIT. 

 

 

 

Signature of Owner / Authorized Agent 

 

 

 

Date 

 

Print Name in Bold Letters 

 

Telephone No. 
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5. APPROVALS 

Issued and approved by Council on the ______ day of _____________________, 2016. 

 

 

___________________________________________   ___________________________ 

Ryan Smith, Community Planning Department Manager  Date 
Community Planning & Real Estate 

 
 

The PERMIT HOLDER is the CURRENT LAND OWNER.  
Security shall be returned to the PERMIT HOLDER. 
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REPORT TO COUNCIL 
 
 
 

Date: March 15, 2016 

RIM No. 0940-50 

To: City Manager 

From: Community Planning Department (RR) 

Application: DVP15-0301 Owner: Strata Corp. KAS2503 

Address: 1088 Sunset Dr.  Applicant: 
Thinkspace Architecture 
Planning Interior Design 

Subject: Development Variance Permit  

Existing OCP Designation: MRH – Multiple Unit Residential High Density 

Existing Zone: RM6 – High Rise Apartment Housing 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Variance Permit No. DVP15-0301 for 
Common Property Strata Plan KAS2503, located at 1088 Sunset Dr., Kelowna, BC;  
 
AND THAT variances to the following section of Zoning Bylaw No. 8000 be granted:  
 

Section 8.1.11 (i)  Drive Aisle Width  
To vary the required drive aisle width from 6.0 m to 5.3 m as 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 width of a drive aisle from its current 5.6 m to 5.3 m on the subject property. 

3.0 Community Planning  

Community Planning supports the variance application. The variance will allow the developer to 
address a long standing mechanical issue, while not compromising the overall aesthetics of the 
Discovery Bay development. City technical staff in the Development Engineering, Building and 
Permitting and Fire Departments have reviewed the application, and have no safety or code 
concerns.  
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4.0 Proposal 

4.1 Background 

The Discovery Bay Resort is an existing 236 unit residential building. The building climate control 
system cannot provide sufficient heating or cooling during peak months, so the developer has 
provided plans to install a new system.  

 

Figure 1 Existing Entry 

4.2 Project Description 

Working with City Planning staff, the developer has drawn up plans to locate the large chilling 
unit over the existing vehicular entrance. This location will not compromise building aesthetics 
for either residents or passers-by, and will be concealed from all angles by the entry archway 
feature.  

Because of the size and weight of the chiller, the entry structure will need to be reinforced. As 
consequence of this reinforcement, the pillars around the drive aisles will be expanded, reducing 
the drive aisle width from 5.6 m to 5.3 m. The minimum required drive aisle width per the Zoning 
Bylaw is 6.0 m.  

The City has reviewed the variance request with Development Engineering, Building and 
Permitting and the Fire Department to ensure that the proposed variance does not constitute an 
undue hazard to traffic or reduce Fire access. All review bodies are satisfied that the entrance 
will remain accessible to emergency response vehicles. 
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New stucco walls and 
cornice to conceal chiller 

Columns to be 
reinforced 

Fire Truck Profile 
(largest vehicle) 

26



DVP15-0301 – Page 4 

 
 

4.3 Site Context 

The subject property is the Discovery Bay Resort, off of Sunset Drive. It is surrounded by other 
resort elements. The design of the renovation is such that the chiller will be concealed by the 
entry feature,  

Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North P3 Waterfront Park 

East RM6 - High Rise Apartment Housing High Density Residential 

South RM6 High Rise Apartment Housing High Density Residential 

West P3 Waterfront Park 
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 Zoning Analysis Table 

CRITERIA ZONE REQUIREMENTS CURRENT PROPOSAL 

 Other Regulations 
Drive Aisle Width 6.0 m 5.6 m 5.3 m   

4.4 Technical Comments  

4.5 Building & Permitting Department 

1) Dimensions of opening to be verified with the fire department to allow for access. 

4.6 Development Engineering Department 

1) This development variance permit application to vary the drive aisle to the parkade does 
not compromise any municipal services. It is suggested that the appropriate 
warning/information signage be posted for traffic entering this narrow drive aisle. 

4.7 Fire Department 

1)  After a discussion with the engineer, we are satisfied that KFD's largest apparatus shall 
be able to access the ramp - both the width and height variance is acceptable. 

2) Ensure that during construction, this width is maintained in case of an emergency 

5.0 Application Chronology  

Date of Application Received:  November 30, 2015 

Report prepared by: 

     
Ryan Roycroft, Planner 
 
 

Reviewed by:    Terry Barton, Urban Planning Manager 
 

Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 
 

Attachments:  

Site Plan 
Conceptual Elevations 
Letter of Rationale 
 

28



29



30



31



32



33



34



35



36



37



38



39



40



41



CITY OF KELOWNA 
 

BYLAW NO. 11133 
Z15-0005 – 0958123 BC Ltd., Inc. No. BC0958123 

540 Osprey Avenue 

 

 
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 14, ODYD, Plan EPP14200 located on Osprey 
Avenue, Kelowna, B.C., from the RU6 – Two Dwelling Housing zone to the C4 – Urban 
Centre Commercial 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 24th day of August, 2015. 
 
 
Considered at a Public Hearing on the 15th day of September, 2015. 
 
 
Read a second and third time by the Municipal Council this 15th day of September, 2015. 
 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 

 

42



REPORT TO COUNCIL 
 
 
 

Date: April 5, 2016 

RIM No. 0940-50 

To: City Manager 

From: Community Planning Department (TY) 

Application: DP15-0020 & DVP15-0021 Owner: 
0958123 BC Ltd., 

Inc. No. BC0958123 

Address: 540 Osprey Avenue Applicant: U-NeeK Thinking 

Subject: Development Permit & Development Variance Permit Application  

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

Existing Zone: C4 – Urban Centre Commercial 

 

1.0 Recommendation 

THAT final adoption of Rezoning Bylaw No. 11133 (Z15-0005) be considered by Council; 

AND THAT Council Authorizes the issuance of Development Permit No. DP15-0020 for Lot A 
District Lot 14 ODYD Plan EPP14200, located at 540 Osprey Avenue, 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 amount of 125% of the estimated value of the landscaping, as determined by a 
Registered Landscape Architect; 

5. The Development Permit not be issued until the lot consolidation is register at the Land 
Title Office; 

AND THAT Council authorizes the issuance of Development Variance Permit No. DVP15-0021 for 
Lot A District Lot 14 ODYD Plan EPP14200, located at 540 Osprey Ave, Kelowna, BC; 

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

 Section 14.4.5 (b) – C4 – Urban Centre Commercial Development Regulations  

A) To vary the required maximum site coverage from 75 % permitted to 91% proposed.  
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Section 14.4.5 (c) – C4 – Urban Centre Commercial Development Regulations  

B) To vary the required maximum height from the lesser of 15.0 m or 4 storeys permitted 
to 17.8 m or 5 storeys proposed.  

AND THAT this Development Permit and Development Variance Permit be subsequent to the 
payment of cash-in-lieu payment in the amount of $45,000.00 for six parking stalls.   

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.     

2.0 Purpose  

To consider the form and character of a mixed use building and to vary site coverage and building 
height on the subject property. 

3.0 Community Planning  

Community Planning Staff supports the proposed Development Permit and Development Variance 
Permit applications on the subject property. The applicant is proposing a mixed use building that 
meets the intent of the Future Land Use of MXR – Mixed Use Residential / Commercial and the C4 
–  Urban Centre Commercial zone. The building as proposed provides residential, commercial and 
office opportunities with retail located on the first storey, offices on the second storey, and 
residential on the remaining three storeys. 

The applicant worked with City Staff to bring forward an example of a mixed use development 
with three types of uses on one property. This development will add six residential units with the 
goal of densifying the Pandosy Urban Centre, and encouraging a live/work/play ideal. The two 
variances for consideration should not create any conflicts within the neighbourhood, are 
proposed to be mitigated through design measures and overall the project will be a benefit to 
South Pandosy Urban Town Centre. The building brings a mix of residential unit sizes into the 
Centre which meets Kelowna’s OCP community goals of supporting new housing units in the form 
of townhomes and apartments. This also supports Kelowna’s infrastructure policies and social 
sustainability goals. Please see the Current Development Policies section of this report for 
highlights on the OCP goals met with this application.  

4.0 Proposal 

4.1 Background 

A 1940s single family home that was on the subject property was renovated and relocated to 
2047 Doryan Street, Kelowna BC.   

As part of the rezoning application Z15-0005 which rezoned the subject property from RU6 to C4, 
City of Kelowna Community Planning identified that a 1.5 m dedication requirement along the 
front of the property was required in order to construct a sidewalk along the north side of Osprey 
Avenue. The subject property line has been adjusted to reflect this.  

4.2 Project Description 

The five storey building uses a mix of exterior finishes. The first storey will be coloured concrete 
with a textured finish. The remaining storeys will be a mix of materials such as stucco, split 
faced concrete masonry block, corrugated metal, and wood finish fibreglass siding. The design 
proposed by the applicant is consistent with Kelowna’s OCP Urban Design Guidelines for 
revitalization areas incorporating retail on the first storey, bicycle parking on the front of the 
building, and the use of public art.  
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Proposed South Elevation & Materials  

 

A zero lot line is permitted and utilized along the west side 
of the property. This west wall of the proposed building is 
void of any architectural details such as windows in order to 
meet BC building code fire separation requirements and as 
such does not have the same aesthetic appeal as other 
exterior walls. The adjacent property to the west is also 
permitted to construct along the property line, as such the 
applicant on the subject property designed the building 
anticipating this. As this west side of the building will be 
exposed until a new building is constructed to the west, the 
applicant has proposed a mural installation to enhance 
visual interest for the neighbouring properties and traffic along Pandosy Street. The final design 
has not been determined; however the applicant has noted the proposed size and location as 
shown on Schedule B.   

On the first storey along the Osprey Avenue frontage, the proposed building will provide retail 
space with two entrances to the upper storeys. Patio space for the second to fifth storeys are 
designed along the front and rear of the building.  
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Variances 

Two variances are triggered with the proposed design for site coverage and building height. The 
maximum site coverage as required in Zoning Bylaw No. 8000, C4 Zone is 75%. The first storey of 
the development creates a site coverage of 91%, the upper storeys of the building have a 
footprint on the site of 37%. The site coverage is triggered on the first storey as all parking is 
enclosed, ensuring all parking is screened from neighbouring properties as noted as a guideline in 
Kelowna’s OCP’s site and context considerations. The same exterior treatment along the front of 
the building will continue around the rear parking enclosure. Although a large variance, the 
parking area being enclosed with a quality exterior design provides an appealing addition to the 
neighbourhood at the pedestrian level. Massing of the building is mediated with only a 37% site 
coverage on the second to fourth storeys. The fifth storey has a total of 10% site coverage. The 
building as proposed is also mediated by recent neighbouring developments with similar three 
and four storey urban buildings.   

The fifth storey requires the second variance as noted in the Zoning Analysis Table in this report. 
The C4 zone has a maximum building height of the lesser of 4 storeys or 15.0 m. The proposed 
building is 5 storeys or 17.8 m. The footprint of the fifth storey is 22% of the storey below it, set 
back 5.0 m from the front of the building, and 6.0 m from each side. This reduces the visibility of 
the top storey from surrounding properties as well as pedestrian and vehicular traffic. The floor 
area of the fifth floor is 56.5 m2, and together with patio trellis is 132.5 m2. 

Parking Strategy 

Approval of the proposed development permit will allow the applicant to provide cash-in-lieu 
payment for the 6 parking spaces not provided on site. The applicant is required to provide the 
City with $45,000 as per the Payment in Lieu of Parking Bylaw No. 8125, Schedule A, South 
Pandosy Urban Town Centre. The applicant has accommodated six full size parking stalls (one per 
residential unit) along with the one accessible parking space for the commercial uses. The six 
commercial spaces required as part of Zoning Bylaw No. 8000 will be paid for by the applicant in 
the amount of $7,500 per required off-street parking space. The location of the subject property 
within the South Pandosy Town Centre affords the development opportunities for alternative 
means of transportation. Shops, businesses and schools are within walking distance and the 
subject property is within 100 m of a BC Transit stop. These local amenities will help encourage 
less vehicle reliance.  

The landscape design along Osprey Avenue takes into account safety and sightlines for pedestrian 
use as well as vehicular traffic using the adjacent lane. Trees will be installed with root 
protection for the building and City infrastructure. A Landscape Agreement is a requirement of 
this Development Permit that will secure bonding to ensure the landscape as per Schedule C is 
installed as per British Columbia Society of Landscape Architects standards.   

4.3 Site Context  

The subject property is located on the north side of Osprey Avenue between Pandosy Street and 
Richter Street in the South Pandosy sector of Kelowna. The property is currently zoned C4 - 
identified in Kelowna’s OCP as MRX, and is within the Permanent Growth Boundary.  

Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North C4 Retail Commercial Building 

East C4 Non-Accessory Parking Lot 

South RU6 Single Family Dwelling 

West C4 Retail Commercial Building 
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Subject Property Map: 540 Osprey Avenue 

 

4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA C4 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 

Minimum Lot Area 460 m2 543.21 m2 

Minimum Lot Width 13.0 m 22.01 m 

Minimum Lot Depth 30.0 m 24.68 m 

Development Regulations 

Maximum Floor Area Ratio 1.3 + (0.2*(7/12)) = 1.42 1.42  

Maximum Site Coverage 75% 91%  

Maximum Building Height 4 Storeys or 15.0 m 5 storeys or 17.8 m  

Minimum Front Yard 0.0 m 0.4 m 

Minimum Side Yard (west) 0.0 m 0.0 m 

Minimum Side Yard (east) 0.0 m 0.4 m 

Minimum Rear Yard 0.0 m 0.0 m 

Other Regulations 

Minimum Parking 
Requirements 

1 per dwelling unit  
= 6 required 

 
1.75 per 100m2 GFA of 

commercial space  
382 m2 of GFA commercial  

(6.7) = 7 required 
 1 to be accessible parking 

 
13 total 

6 residential 
1 commercial (accessible)  

 
7 total   

  Cash-in-lieu payment of 6 missing 
parking spaces 
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Bicycle Parking Class I 
0.5 per dwelling unit = 3 
0.2 per 100 m2 GLA = 1 

11 

Bicycle Parking Class II 
0.1 per dwelling unit = 1 

0.6 per 100m2 GLA = 3 
7 

Private Open Space 
 6.0 m2 per bachelor = 24m2 

10.0 m2 per 1 bedroom = 10 m2 
15.0 m2 per +1 bedroom = 15.0m2 

44 m2 

16 m2 
92 m2 

 Indicates a requested variance to the Maximum Site Coverage 

 Indicates a requested variance to the Maximum Building Height 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Goals For a Sustainable Future 1 The objectives and policies in each of the OCP chapters are 
focused on creating a sustainable community. Some of the main goals of this OCP are to: 
Contain Urban Growth. Reduce greenfield urban sprawl and focus growth in compact connected 
and mixed-use (residential and commercial) urban and village centres. 

Land Use Designation Definitions  
Mixed Use (Residential / Commercial) (MXR) 2 Developments that provide for commercial floor 
space on the ground floor or above, with additional potential for residential units above the 
ground floor. 

Development Process Compact Urban Form.3 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. 

Other Urban Centres 4 : Locate taller buildings in the geographic centre of Urban Centres and 
generally decrease height moving away from the centre, to a maximum of 4 storeys at the 
periphery of the Urban Centres, where adjoining land is designated for single/two unit housing. 

 
Site and Context Considerations 5 Ensure all parking is screened from public view or contained 
within the structure. 
 
Revitalization Development Permit Guideline Objectives 6 
Use appropriate architectural features and detailing of buildings and landscapes to define area 
character; 
Convey a strong sense of authenticity through high quality urban design that is distinctive of 
Kelowna; 
Enhance the urban centre’s main street character in a manner consistent with the area’s 
character; 
Provide for a scale and massing of buildings that promotes an enjoyable living, pedestrian, 
working, shopping and service experience; 

                                                
1 City of Kelowna Official Community Plan, (Introduction Chapter). 
2 City of Kelowna Official Community Plan, (Future Land Use Chapter). 
3 City of Kelowna Official Community Plan, Policy 5.3.2 (Development Process Chapter). 
4 City of Kelowna Official Community Plan, Policy 5.5.1 (Development Process Chapter). 
5 City of Kelowna Official Community Plan, Policy 5.5.1 (Development Process Chapter). 
6 City of Kelowna Official Community Plan, Objectives (Urban Design Development Permit Areas Chapter). 
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Encourage an appropriate mix of uses and housing types and sizes; 
Design and facilitate beautiful public open spaces that encourage yearround enjoyment; 
Create open, architecturally-pleasing and accessible building facades to the street; and 
Improve existing streets and sidewalks to promote alternative transportation. 

Town Centre (S. Pandosy / Rutland / Capri-Landmark) 7 
A vibrant, amenity-rich area wherein different land uses frequently occur within the same 
building and almost always occur within a one-block area. 

Housing Mix 8 

Deliver services and infrastructure and create financial structures that will support the aim of 
having 57% of new housing units in the form of townhouses and apartments. 

6.0 Technical Comments  

6.1 Building & Permitting Department 

 Development Cost Charges (DCC’s) are required to be paid prior to issuance of any 
Building Permit(s)  

 Placement permits are required for any sales or construction trailers that will be on site. 
The location(s) of these are to be shown at time of development permit application.  

 A Hoarding permit is required and protection of the public from the staging area and the 
new building area during construction. 

 A Building Code analysis is required for the structure at time of building permit 
applications, but the following items may affect the form and character of the building(s): 

o Any security system that limits access to exiting needs to be addressed in the code 
analysis by the architect. 

o Access to the roof is required per NFPA and guard rails may be required and should 
be reflected in the plans if required.  

o We strongly recommend that the developer have his professional consultants 
review and prepare solutions for potential impact of this development on adjacent 
properties. Any damage to adjacent properties is a civil action which does not 
involve the city directly. The items of potential damage claims by adjacent 
properties are items like settlement of foundations (preload), damage to the 
structure during construction, additional snow drift on neighbour roofs, excessive 
noise from mechanical units, vibration damage during foundation preparation work 
etc. 

o A Geotechnical report is required to address the sub soil conditions and site 
drainage at time of building permit application.  

o Fire resistance ratings are required for storage, janitor and/or garbage enclosure 
room(s). The drawings submitted for building permit is to clearly identify how this 
rating will be achieved and where these area(s) are located. 

 An exit analysis is required as part of the code analysis at time of building permit 
application. The exit analysis is to address travel distances within the units, number of 
required exits per area, accessibility etc 

 Washroom requirements for base building are to be addressed in the building permit 
application. This will be addressed at time of building permit application. 

                                                
7 City of Kelowna Official Community Plan, Policy D.1.19(Urban Design Development Permit Areas Chapter). 
8 City of Kelowna Official Community Plan, Policy 7.3.1 (Infrastructure Chapter). 
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 Size and location of all signage to be clearly defined as part of the development permit. 
This should include the signage required for the building addressing to be defined on the 
drawings per the bylaws on the permit application drawings. 

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

6.2 Development Engineering Department 

 All requirements for rezoning application Z15-0005 have been met. 

6.3 FortisBC Inc - Electric 

 There are primary distribution facilities within the lane adjacent the subject’s north 
property line. The applicant is responsible for costs associated with any change to the 
subject property's existing service, if any, as well as the provision of appropriate land 
rights where required. 

 

7.0 Application Chronology  

Date of Application Received:    January 28, 2015 
Date of Z15-0005 3rd Reading:    September 15, 2015 
Date Development Engineering Requirements Met  February 19, 2016 
 

Report prepared by: 

     
Tracey Yuzik, Planner 
 
 

Reviewed by:    Terry Barton, Urban Planning Manager 
 

Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 
 

Attachments:  

DRAFT Development Permit DP15-0020 DVP15-0021 
Schedule A: Site Plan & Floor Plans  
Schedule B: Elevations  
Schedule C: Landscape Plan  
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REPORT TO COUNCIL 
 
 
 

Date: April 5, 2016 

RIM No. 0940-50 

To: City Manager 

From: Community Planning Department (TY) 

Application: DVP15-0293 Owner: Norval Bradley 

Address: 206 Lochview Rd Applicant: Oasis Contracting 

Subject: Development Variance Permit  

Existing OCP Designation: S2RES – Single/Two Unit Residential 

Existing Zone: A1 – Agricultural 1  

 

1.0 Recommendation  

THAT Council authorizes the issuance of Development Variance Permit No. DVP15-0293 for Lot 2 
Section 7 Township 23 ODYD Plan 18805, located at 206 Lochview Road, Kelowna, BC; 

AND THAT variances to the following section of Zoning Bylaw No. 8000 be granted, as shown on 
Schedule “A” and “B”: 

Section 11.1.6 (c): A1 – Agricultural 1 Development Regulations 
 To vary the required minimum front yard from 6.0 m permitted to 1.3 m 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 front yard setback on the subject property. 

3.0 Community Planning  

Community Planning supports the proposed variance as the existing single family dwelling is 
located 1.35 m from the front property line. Proper permits and applications were applied for at 
the time of construction and a Board or Variance decision approved a dwelling to be constructed 
in this location.  

The owner wishes to renovate their dwelling in order to enclose a stairwell that is used to access 
the main floor from Lochview Road. The renovation is proposed with the same front yard setback 
as the existing single family home. As this renovation would increase the existing dwelling 
footprint it does require Council approval through a development variance permit. 
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Other renovations are proposed throughout the dwelling, the addition along the front property 
line is the only portion of the renovations that requires a development variance permit.  

Kelowna’s Official Community Plan (OCP) seeks to consider the existing architecture and 
established streetscape when considering a variance such as this. The established front yard 
setback of single family homes along Lochview Road are substantially closer to the front property 
line along than typical A1 zoned properties as the steep terrain along this road limits the 
available land for dwellings. Staff are in support of the proposed application as the streetscape 
will not be altered and the proposed design meets the form and character of the existing 
dwelling facade and does not increase the (legal) non-conformity of the dwelling.  

4.0 Proposal 

4.1 Background 

In 1992, a single family dwelling was constructed on the property, it was built 1.35 m from the 
front property. From Lochview Road, the grade of the property slopes down towards Okanagan 
Lake at an average of 45%. The owners applied for a Variance through a Board of Variance (BOV) 
application in order to site the dwelling this close to the front property line in order to reduce 
grading impacts on the hillside. The BOV decision allowed the dwelling to be constructed within 
0.3 m of the front property line however the dwelling was constructed with a 1.35 m setback. 

4.2 Project Description 

The applicant is proposing to enclose an existing stairwell that leads to the main floor of the 
dwelling from Lochview Road. The main floor of the dwelling is one storey below Lochview Road. 
The addition will result in a front door facing Lochview Road that leads to an indoor stairwell. 
The addition will be flush with the existing garage along Lochview Road, set back 1.3 m from the 
front property line. The addition is 3.0 m in length.   

  
Existing South Elevation Proposed South Elevation  

Addition 
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4.3 Site Context 

The subject property is located on the shore of Okanagan Lake, on Lochview Road in the 
Glenmore-Clifton-Dilworth Sector of Kelowna. The parcel is zoned A1 – Agricultural 1, is located 
in the Okanagan Lake Foreshore Development Permit Area and is within the Permanent Growth 
Boundary.  

Adjacent land uses are as follows: 
Orientation Zoning Land Use 

North A1 Single Family Residential 

East A1 Vacant Lot / Road Right of Way 

South A1 Single Family Residential 

West W1 Okanagan Lake 

 
 

Subject Property Map: 206 Lochview Road 

  

Existing East View Proposed East Elevation  

Addition 
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4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA A1 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Minimum Lot Area 9.9 acres/40,000 m2 0.7 acres/2,691 m2 

Minimum Lot Width 40.0 m 32.4 m 

Development Regulations 
Maximum Site Coverage 
(residential buildings) 

10% 9.5% 

Maximum Height 9.5 m 6.0 m 

Minimum Front Yard 6.0 m 1.3 m  

Minimum Side Yard (north) 3.0 m 3.2 m 

Minimum Side Yard (south) 3.0 m 3.2 m 

Minimum Rear Yard 10.0 m + 60.0 m 

Other Regulations 
Minimum Parking Requirements 2  2  

Minimum Okanagan Lake 
Sightlines 

120° + 120° 

 Indicates a requested variance to front yard setback 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Comprehensive Development Permit Areas 

Context.1 Respect and enhance the original character of an existing building when modifying its 
exterior; 

The proposed renovation carries the same architectural character as the existing building. 
Quality material such as cultured stone and stucco are proposed.  

 
Relationship to the street.2 Locate buildings to provide an effective street edge while respecting 
the established, desired streetscape rhythm; 

Lochview Road has an established average front yard setback of 2.7 m.  

6.0 Technical Comments  

6.1 Building & Permitting Department 

A Full Plan Check is required at time of Building Permit application. 
Current Building Code Current Building code applies to the addition as well as spatial calculation 
at time of application.  
 

6.2 Development Engineering 

The proposed variance does not compromise any municipal services.  
  

                                                      
1 City of Kelowna Official Community Plan, Policy 2.5 (Urban Design Development Permit Areas Chapter). 
2 City of Kelowna Official Community Plan, Policy 3.1 (Urban Design Development Permit Areas Chapter). 
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7.0 Application Chronology  

Application Received:       November 26, 2015  
Public Consultation Completed:     January 16, 2016  
Public Consultation and Notification Package Submitted:  February 29, 2016 

Report prepared by: 

     
Tracey Yuzik, Planner 
 
 

Approved for Inclusion:  Todd Cashin, Suburban and Rural Planning Manager 
 
 

Attachments:  

DRAFT DVP15-0293 
Schedule A: Site Plan 
Schedule B: Elevations 

65



66



67



68



69



70



71



 
DEVELOPMENT VARIANCE PERMIT 
 
 

 

 

APPROVED ISSUANCE OF DEVELOPMENT VARIANCE PERMIT NO. DVP15-0293 

 

Issued To: Norval Bradley 

Site Address: 206 Lochview Road 

Legal Description: Lot 2 Section 7 Township 23 ODYD Plan 18805 

Zoning Classification: A1 – Agricultural 1 

Developent Permit Area: n/a 

 
SCOPE OF APPROVAL 

This 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 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 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. 

1. TERMS AND CONDITIONS 

THAT Development Permit No. DVP15-0293 for Lot 2 Section 7 Township 23 ODYD Plan 18805, located at 
206 Lochview Road, Kelowna, BC to allow the construction of a residential addition be approved subject 
to the following: 

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

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

AND THAT variances to the following sections of Zoning Bylaw No. 8000 be granted, as shown on Schedule 
“A” and “B”:  

Section 11.1.6 (c): A1 – Agricultural 1 – Zone Development Regulations 

To vary the required front yard setback from 6.0 m permitted to 1.3 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. 

  

72



DVP15-0293 

 

2. PERFORMANCE SECURITY 

None required. 

3. DEVELOPMENT 

The land described herein shall be developed strictly in accordance with the terms and conditions and 
provisions of this Permit and any plans and specifications attached to this Permit that shall form a part hereof. 

If the Permit Holder does not commence the development permitted by this Permit within two years of the 
date of this Permit, this Permit shall lapse. 
This Permit IS NOT a Building Permit. 

4. APPLICANT’S AGREEMENT 

I hereby declare that all of the above statements and the information contained in the material submitted in 
support of this Permit are to the best of my belief, true and correct in all respects. Upon issuance of the 
Permit for me by the Municipality, then in such case, I covenant and agree 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 granting to me the said Permit. 

b) All costs, expenses, claims that may be incurred by the Municipality if the construction by me of 
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. 

I further covenant and agree that should I be granted a Development Permit and/or Development Variance 
Permit, the Municipality may withhold the granting of any Occupancy Permit for the occupancy and / or use of 
any building or part thereof constructed upon the hereinbefore referred to land until all of the engineering 
works or other works called for by the Permit have been completed to the satisfaction of the Municipal 
Engineer and Divisional Director of Community Planning & Real Estate. 

Should there be any change in ownership or legal description of the property, I undertake to notify the 
Community Planning Department immediately to avoid any unnecessary delay in processing the application. 

I HEREBY UNDERSTAND AND AGREE TO ALL THE TERMS AND CONDITIONS SPECIFIED IN THIS PERMIT. 

 

 

Signature of Owner / Authorized Agent 

 

 

Date 

 

Print Name in Bold Letters 

 

Telephone No. 

5. APPROVALS 

Issued and approved by Council on the ______ day of _____________________, 2016. 

 

___________________________________________   ___________________________ 

Ryan Smith, Community Planning Department Manager  Date 
Community Planning & Real Estate 

 

The PERMIT HOLDER is the CURRENT LAND OWNER.  
Security shall be returned to the PERMIT HOLDER. 
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REPORT TO COUNCIL 
 
 
 

Date: 4/5/2016 

RIM No. 0940-00 & 0940-50 

To: City Manager 

From: Community Planning Department (AC) 

Application: DP15-0173, DVP15-0174 Owner: 

Windmill Ventures Ltd., 
Inc.No. BC0686196 & 
0797989 B.C. Ltd., Inc. No. 
BC0797989 

Address: 332 Lake Ave Applicant: DiStefano Architecture 

Subject: Development Permit and Development Variance Permit  

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

Existing Zone: RM5 – Medium Density Multiple Housing 

 

1.0 Recommendation 

THAT Council NOT authorize the issuance of Development Permit DP15-0173 and Development 
Variance Permit DVP15-0174 for Lot A, District Lot 14, ODYD, Plan KAP90495, located at 332 Lake 
Ave, Kelowna, BC.; 

2.0 Purpose  

To consider a Staff recommendation to NOT issue a Development Permit and Development 
Variance Permit for the form and character of a 25 unit, 5 ½ storey multi-family development.  

3.0 Community Planning 

Staff are recommending to Council a position of non-support for the proposed Development 
Permit and Development Variance Permit due to the proposal’s negative impact on the 
surrounding single family neighborhood. Under the variance, the applicant is proposing a six 
storey building on the edge of a multi-family area that transitions to the Abbott Street Heritage 
Conservation Area, a well-established single family neighbourhood to the west. The multi-family 
area along Pandosy Street contains three and four story buildings, consistent with the height 
requirements of the RM5 zone. This six story building proposal would be the tallest structure in 
the overall neighbourhood and located on the edge of it. This is contrary to the OCP’s policy for 
sensitive urban infill. This public policy promotes responsible development solutions that provide 
the public with a level of confidence and creditability such that development will not negatively 
erode the character of their neighbourhood. 
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Figure 1:  Proposed Building’s Relationship to Neighbourhood 

 

Further, the OCP Urban Design Guidelines discourage the construction of surface parking lots 
fronting Lake Ave. The proposal under consideration is contrary to this policy as the site plan 
proposes a surface parking lot fronting Lake Avenue. The surface parking lot prevents a 
streetscape rhythm of buildings to be established and would further erode the character of the 
neighbourhood.  

 

Figure 2:  Proposed Surface Parking Lot 

 

Overall, a development proposal that reduced the height (consistent with the RM5 zone) would 
reduce the number of units and reduce the need for a surface parking lot. A shorter building 
would provide a more sensitive transition to the surrounding Abbott Street Heritage Conservation 
Area and would be more in keeping with City Policy. Eliminating the surface parking lot would 
meet City Policy by adhering to best urban design principles. This would create an opportunity 
for future collaboration between property owners to develop a similar density on the corner of 
Lake Ave and Water Street thus providing a more comprehensive approach to the area. This 
would ultimately achieve the desired streetscape pattern, transitional land use, and building 
form.  
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4.0 Proposal 

4.1 Background 

The applicant had a previous development permit and development variance permit (DP08-0250 
& DVP-0251) on the subject property approved by Council on March 23rd 2010. There were 
extensions granted, but the applicant failed to complete the final conditions prior to the permit 
expiry date (File closed March 28th 2012). Those permits were for the construction of a similar 
size condominium project, with a parkade underneath. The variances originally applied for were 
a reduction in rear yard setback from 7.0 metres to 4.5 metres and a building height variance to 
permit 5 stories. 

4.2 Project Description 

A 25-unit condominium project, with parkade underneath, is proposed on the subject property. 
Of the 25 units, 20 are proposed to be 2-bedroom units and 5 are to be 1-bedroom units.  The 
subject property is currently zoned RM5 and supported with nearby amenities such as bus stops 
along Pandosy St, downtown shops and business within walking distance and nearby beach parks. 

Parking 

The site plan includes a 21 stall surface parking lot fronting Lake Avenue and 16 stalls in 
covered parking under the building. The number of stalls meets the requirements of the 
Zoning Bylaw.  The request for the height variance allows additional units in the building 
triggering the need for additional parking stalls.  A smaller building would need less 
parking stalls, effectively reducing the size of the surface parking lot and its impact to the 
neighbourhood. 

Character & Materials 

The shape of the building is articulated with accents by way of stained wood, an arched 
canopy against a tiled entrance wall, stone masonry above the canopy, coloured railings 
with planter boxes, wood balcony soffits, coloured metal deck fascia, coloured metal 
columns supporting the balconies and coloured window frames. The predominant colour is 
beige with some stone detailing and wood accent features. 

Figure 3:  Proposed Water Street Elevation 
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The applicant suggested that the architecture is inspired by one of the early modern Art 
Deco homes in the Abbott Street neighbourhood. However, the adaptation is challenged 
by applying a single family residential style of architecture to a much larger scale multi-
family building. The relevance of this inspiration is questionable as the dominant form of 
the single family homes along Water Street immediately to the west of the development is 
bungalow style with pitched roofs.  A more sensitive approach to building design would 
have considered the style of the immediate neighbourhood. 

Landscape 

The landscape buffers terrace from each property line to the second floor of the building 
in order to hide the first floor of structured parking. This is achieved with a series of 
retaining walls. The proposed street trees on the City’s right-of-way will require approval 
from the City’s Urban Forestry department.  The current landscape plan may not be 
applicable to the boulevard area given the requirement to protect the large existing tree 
along Water Street. 

Green Features 

The applicant is proposing the inclusion of several green features for the building design 
including considerations for energy efficiencies and building-landscaping system 
innovations.  The project will utilize Fortis BC’s energy efficient construction program 
including the provision of natural gas appliances, energy efficient heating/cooling units 
and individualized metering for each unit.  The building will be built with non-
combustible, impact resistant, no-rot magnesium oxide boards.  The roof top is also 
proposed as an amenity space for residents with garden boxes and a social gathering 
space. 

Variances 

The Zoning Bylaw permits a maximum building height of 18.0 m or 4.5 stories in the RM5 
zone.  The applicant is seeking a height variance to allow a building of 20.06 m in height 
facilitating 5 ½ stories.  Planning Staff have suggested to the applicant that the building 
mass above the first three stories should be set back from Water Street to provide a 
transition to the single family neighbourhood.  While this would reduce the applicant’s 
unit count, it would demonstrate the principle of transitioning to existing, lower density 
building forms.  Kelowna has witnessed the recent construction of many multi-family 
developments in other urban neighbourhoods.  It has become evident that sensitive urban 
infill and providing adequate transitions to the surrounding neighbourhoods is critical to 
ensure successful integration. 

The rear yard setback variance has increased from the previous application because the 
applicant is no longer proposing to access the parkade from the lane. The parkade is now 
accessed from the surface parking lot fronting Lake Avenue. The required rear yard 
setback is 7.0 metres and the applicant’s proposal is for 1.5 metres.  

Neighbouring Parcel 

During the application process, Planning Staff recommended to the applicant to work with 
the adjacent corner lot (1891 Water Street) to achieve a larger, consolidated site. The 
additional land would benefit the development in that there would be greater area to 
achieve the desired unit count without the need for the height variance. Ideally, the 
development would be wrapped around the Lake Avenue and Water Street corner with 
parking situated in the rear. The applicant approached the property owner at 1891 Water 
Street, but the two owners did not arrive at an agreement. Without the corner property, 
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the applicant’s proposal is limited to the subject property at 332 Lake Avenue in which 
the ‘L’ shape lot and its relatively small size creates challenges to achieve a sensitive RM5 
infill development.    

 

Figure 4:  Consolidated Approach 

 

If the applicant restricts the development to only the yellow area, Staff would be supportive of 
some of the variances. Developing only within the yellow area provides enough remainder land to 
be consolidated for future development with 1891 Water Street and provides for a suitable multi-
family infill project. The current proposal under the ‘L’ shaped lot configuration constrains the 
future potential of the corner lot to redevelop. 

 

4.3 Site Context 

The subject property is located adjacent to the Abbott Street Heritage Conversation area and 
within the edge of an Urban Centre. The site is level, and is designated as MRM – Multiple 
Residential (Medium Density) in the OCP Future Land Use Map. Specifically, the adjacent land 
uses are as follows: 

Orientation Zoning Land Use 

North P4 - Utilities  Utilities 

East RM5 -  Medium Density Multiple Housing  Residential 

South 
RM5 -  Medium Density Multiple Housing & 
RU1 – Large Lot Housing 

Residential 

West RU1 – Large Lot Housing Residential 

 
 
 
 
 
 
 
 

332 Lake 

Ave 

1891 

Water 

St 
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Subject Property Map: 332 Lake Ave 

 

5.0 Zoning Analysis Table  

Zoning Analysis Table 

CRITERIA C9 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Height 16.5m / 4.5 storeys 20.06 m /  5 ½ storeys  

FAR 1.3 1.14 

Front Yard (west) 6.0 m 
6.02m  

(to match phase 1) 

Side Yard (south) 
4.5 m for 1st 2.5 stories & 

7.0 m for anything above 2.5 stories 

4.7 m for 1st 2.5 stories & 
7.0 m for anything above 2.5 

stories 

Side Yard (north) 
4.5 m for 1st 2.5 stories & 

7.0 m for anything above 2.5 stories 

4.7 m for 1st 2.5 stories & 
7.0 m for anything above 8.3 

stories 

Rear Yard (south) 7.0 m / 1.5 m to parkade 4.5 m /1.5 m to parkade 

Other Regulations 

Minimum Parking 
Requirements 

Total: 37 
16 covered parking stalls 
21 surface parking stalls 

Total: 37 

Minimum Bicycle Parking 
Requirements 

Class 1: 13 bikes 
Class 2: 3 bikes 

Class 1: 25 bikes 
Class 2: 3 bikes 

Loading space 1 1 
 

 Variance to increase the allowable height.  
 Variance to decrease the rear yard setback.  

 

Front Yard 

Flanking Side Yard 

Side Yard 

Rear Yard 

Side Yard 
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6.0 Current Development Policies  

The applicant’s proposal contravenes the following Official Community Plan (OCP) policies:  

Chapter 5:  Development Process 

Sensitive Infill.1 Encourage new development or redevelopment in existing 
residential areas to be sensitive to or reflect the character of the neighbourhood 
with respect to building design, height, and siting. 

 
Objective 5.5:  Ensure appropriate and context sensitive built form. 
Building Height. 2  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 
 

Chapter 14:  Urban Design Guidelines 
Amenities, ancillary Services and Utilities.3 
11.1 - Locate loading, garbage, storage, utilities and other ancillary services away 
from public view. All such areas shall be screened and designed as an integral part 
of the building to minimize impact;  
11.3 - Create attractive rear alley facades with high quality materials on buildings 
facing residential areas (e.g. rear building entrances, windows, balconies, plazas, 
and plantings). 

 
Chapter 4:  Land Use Designation 

Massing and Height.3 
4.1 - 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. 
 
 
 

                                                
1 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter). 
3 City of Kelowna Official Community Plan, Chapter 14 (Urban Design Development Permits Area). 
2 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter). 
3 City of Kelowna Official Community Plan, Chapter 14 (Urban Design Development Permits Area). 
 

80



DP15-0173 & DVP15-0174 – Page 8 

 
7.0 Technical Comments  

The following technical staff comments are provided should Council support the Alternative 
Recommendation under Section 9.0 of this report: 

7.1 Building & Permitting Department 

a) Development Cost Charges (DCC’s) are required to be paid prior to issuance of any 
Building Permit(s). 

b) Placement permits are required for any sales or construction trailers that will be on site. 
The location(s) of these are to be shown at time of development permit application.  

c) A Hoarding permit is required and protection of the public from the staging area and the 
new building area during construction. Location of the staging area and location of any 
cranes should be established at time of DP. 

d) A Building Code analysis is required for the structure at time of building permit 
applications, but the following items may affect the form and character of the building(s): 

i. Vestibules may be required at parking level or on all upper floors; 

ii. Fire department access must meet the minimum requirements to the front door as 
per BCBC; 

iii. Any security system that limits access to exiting needs to be addressed in the code 
analysis by the architect; and 

iv. Access to the roof is required per NFPA and guard rails may be required and should 
be reflected in the plans if required.  

e) A Geotechnical report is required to address the sub soil conditions and site drainage at 
time of building permit application. including parking garages.  

f) Guards are required for all decks and parking areas. The drawings provided don’t clearly 
identify compliance to these minimum requirements, but will be reviewed at time of 
building permit application. The appearance of these guards may affect the form and 
character of the building. 

g) Fire resistance ratings are required for storage, janitor and/or garbage enclosure room(s). 
The drawings submitted for building permit is to clearly identify how this rating will be 
achieved and where these area(s) are located. 
 

h) An exit analysis is required as part of the code analysis at time of building permit 
application. The exit analysis is to address travel distances within the units, number of 
required exits per area, door swing direction, handrails on each side of exit stairs, width 
of exits etc. 
 

i) Size and location of all signage to be clearly defined as part of the development permit. 
This should include the signage required for the building addressing to be defined on the 
drawings per the bylaws on the permit application drawings. 
 

j) Mechanical Ventilation inlet and exhausts vents are not clearly defined in these drawings 
for the enclosed parking storeys. The location and noise from these units should be 
addressed at time of Development Permit.  
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k) Full Plan check for Building Code related issues will be done at time of Building Permit 

applications. Please indicate how the requirements of Radon mitigation and NAFS are 
being applied to this structure at time of permit application. 

7.2 Development Engineering 

 See the attached Development Engineering Memos dated September 21st 2015. 

7.3 Fire Department 

a) Construction fire safety plan is required to be submitted and reviewed prior to 
construction and updated as required. Template available online at Kelowna.ca.  

b) Engineered Fire Flow calculations are required to determine Fire Hydrant requirements as 
per the City of Kelowna Subdivision Bylaw #7900. Should a hydrant be required on this 
property it shall be deemed private and shall be operational prior to the start of 
construction.  

c) A visible address must be posted as per City of Kelowna By-Laws.  

d) Sprinkler drawings are to be submitted to the Fire Department for review when available.  

e) A fire safety plan as per section 2.8 BCFC is required at occupancy. The fire safety plan 
and floor plans are to be submitted for approval in AutoCAD Drawing format on a CD.  

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

g) Approved fire steel lock box or key tube acceptable to the Fire Department is required at 
the entrance.  

h) All requirements of the City of Kelowna Fire and Life Safety Bylaw 10760 shall be met.  

i) Fire alarm system is to be monitored by an agency meeting the CAN/ULC S561 Standard.  

j) Contact Fire Prevention Branch for fire extinguisher requirements and placement.  

k) Fire department connection is to be within 45M of a fire hydrant.  

l) Ensure FD connection is clearly marked and visible from the street.  

m) Dumpster/refuse container must be 3 meters from structures or if inside the parking 
garage, it shall be enclosed within a rated room  

n) Do not issue BP unless all life safety issues are confirmed.  

8.0 Application Chronology  

Date of Application Received:  August 4th 2015 
Public Notification (Policy #367):   January 7th 2016  

9.0 Alternate Recommendation 

Alternative recommendations have been drafted by Staff for the Council’s consideration in 
supporting the applicant’s proposed Development Permit and Development Variance Permit as 
follows: 

THAT Council authorize the issuance of Development Permit DP15-0173 for Lot A, District Lot 
14, ODYD, Plan KAP90495, located on 332 Lake Ave, Kelowna, BC, subject to the following: 

1. The dimensions and siting of the building to be constructed on the land be in general 
accordance with Schedule “A”; 
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2. The exterior design and finish of the building to be constructed on the land be in 

general accordance with Schedule “B”; 

3. Landscaping to be provided on the land be in general accordance with Schedule “C”; 

4. Prior to issuance of the Building Permit, the requirements of the Development 
Engineering Branch must be satisfied as described in the attached report dated 
September 21st 2015; 

5. That 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 professional landscaper; 

AND THAT Council authorize the issuance of Development Variance Permit DVP15-0174 for Lot 
A, District Lot 14, ODYD, Plan KAP90495, located on 332 Lake Ave, Kelowna, BC. 

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

Section 13.11.6 (c) Development Regulations 

Vary the maximum height from 18.0 metres or 4.5 stories required to 20.1 metres or 5 ½ 
stories proposed. 

Section 13.11.6 (f) Development Regulations 

Vary the required rear yard setback from 7.0m to 4.5m proposed.  

AND THAT the applicant be required to complete the above noted conditions of Council’s 
approval of the Development Permit/Development Variance Permit Applications in order for 
the permit to be issued.  

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

Report prepared by: 

     
Adam Cseke, Planner   
 

Reviewed by:    Terry Barton, Urban Planning Manager 

Approve for Inclusion by:  Ryan Smith, Community Planning Manager 
 

Attachments:  

Subject Property Map 
Development Engineering Memos dated September 21

st
 2015 

Draft Development Permit / Development Variance Permit 

 Schedule ‘A’ 
o Site Plan  
o Floor Plan 

 Schedule ‘B’ 
o Elevations 
o Colour Board 

 Schedule ‘C’ 
o Landscaping 
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REPORT TO COUNCIL 
 
 
 

Date: April 5th, 2016 

RIM No. 0940-40 

To: City Manager 

From: Community Planning (AC) 

Application: DP15-0314 & DVP15-0315 Owner: 
Watermark Developments 
Ltd., Inc. No. BC0642787 

Address: 775 Academy Way Applicant: Mission Group Homes 

Title: Development Permit and Development Variance Permit 

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

Existing Zone: RM5 – Medium Density Multiple Housing 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Permit No. DP15-0314 for Lot 2, Section 3 
& 10, Township 23, ODYD, Plan EPP53793, located on 775 Academy Way, Kelowna, BC subject to 
the following: 

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

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

3. An updated Landscape Plan be provided on the land in general accordance with Schedule 
“C” and to the satisfaction of the Community Planning Director; 

4. Prior to issuance of the Building Permit, the requirements of the Development Engineering 
Branch must be satisfied as described in the report’s “Attachments”; 

5. 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 professional landscaper;  

AND THAT Council authorizes the issuance of Development Variance Permit No. DVP15-0315, Lot 
2, Section 3 & 10, Township 23, ODYD, Plan EPP53793, located on 775 Academy Way, Kelowna, 
BC. 

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

Section 8.1 – Parking Schedule 
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Vary the parking requirements from 152 parking stalls required to 103 parking stalls 
proposed. 

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 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. 

2.0 Purpose 

To consider a Development Permit and a Development Variance Permit application for an 87 unit 
4 ½ storey apartment development known as ‘U3B’.  

3.0 Community Planning  

The applicant is proposing a variance to the number of parking stalls as required by the City’s 
Zoning Bylaw in support of the proposed 87-unit multi-family building.  The proposed parking 
ratio of stalls to units is 1.18 representing a 33% reduction.  In support of the parking relaxation, 
the applicant has committed to a number of Transportation Demand Management (TDM) 
strategies to help promote alternative forms of transportation and minimize possible parking 
impacts.   

Staff have assessed the applicant’s request in consideration to the OCP policy for parking 
relaxations:    

Parking Relaxations.1 Consider parking requirement relaxations, in areas that are not 
part of a cash-in-lieu program, where an approved TDM strategy indicates a lower use of 
vehicles and the City is satisfied that parking relaxations would not create parking spill-
over problems on adjoining neighbourhood streets. Parking relaxations will not be 
considered in hillside areas (as defined on Map 4.1 - Future Land Use). 

While the parking variance represents a significant reduction from the Zoning Bylaw, staff are 
supportive of the variance largely due to the unique character of the University South Village 
neighbourhood and the project’s intended niche demographic. 

Staff acknowledge that the Zoning Bylaw’s regulations for the provision of parking are broad-
based in nature and do not consider the uniqueness of individual neighbourhoods in the City.  The 
most significant neighbourhood variable in the University South Village is the combination of 
walkability (measured by distance to UBCO) and frequency of transit service (along John Hindle 
Way) within walking distance.  As walkability and transit frequency become viable options, 
parking utilization should decrease.   

While it is challenging to determine the ‘appropriate’ number of parking stalls for any given 
development, Planning staff are conscious of the community consequences of oversupplying 
parking.  It can lead to increased automobile ownership, vehicle miles traveled and congestion on 
the City’s roads.  Parking availability affects travel mode choices for residents, increasing single-
occupancy vehicle use and decreasing the use of transportation alternatives.  This would not be 
in keeping with the OCP Vision and its livability objectives for the City.  Therefore, Planning staff 
are recommending support to Council for the parking variance in consideration of the merits of 
the project as a whole. 

 

                                                
1
 City of Kelowna Official Community Plan, Policy 5.11.1 (Development Process Chapter). 
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4.0 Proposal 

4.1 Background 

The subject property is located within the University South Neighbourhood, a comprehensive 
planned community under the University Village Master Plan (October 2009). The applicant has 
recently completed a subdivision of a RM5 lot within the neighbourhood in order to develop two 
different types of residential buildings: ‘U3A’ as a rental building and ‘U3B’ and a condo building.  
The development permits will be considered by Council individually as they relate to two 
separate legal parcels, however, both projects rely upon a coordinated approach to the site 
layout. 

4.2 Project Description 

The ‘U3B’ project is an 87-unit condo development. The site has been terra-formed and rough 
graded to create a relatively flat building site slightly lower in elevation than the U3A site.  An 
environmental covenant (e.g. no build/no disturb) has been registered on the eastern portion of 
the property to protect the steep slope areas representing approximately 28% of the overall site. 

The wood frame building is 4 ½ stories and located towards the rear of the property parallel to 
the top of the steep slope area.  The proposed drive way will be located directly off Academy 
Way and will access the proposed 55 stall under-structure parking area and 48 stall surface 
parking lot.  An emergency vehicle looping route will be established through both the U3A and 
U3B sites to adequately address fire truck and emergency vehicle access. 

 

Figure 1 – U3A & U3B Site Layout 
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Character & Materials 

The architectural form and character of the building is designed in a “campus modern” 
style and reflects similar architectural styles along the east side of Academy Way. Both 
‘U3A’ and ‘U3B’ have a complimentary form, image, and colour. Both buildings will use a 
combination of Hardie Panel, Hardie Siding, and stucco.  The design has incorporated 
significant vertical elements to break up the mass of the buildings, provided ground 
oriented housing units, a defined entrance and unique colours to adequately meet 
building design guidelines.  

 

Figure 2: Concept Rendering 

 

 

 

Site Layout & Landscape  

The site plan shows common landscape elements for both ‘U3A’ and ‘U3B’ that contribute 
towards a consistent image between the two sites. The applicant is proposing significant 
tree planting and landscape areas to help mitigate the surface parking lot’s visual impact. 
A dedicated pedestrian circulation system will connect the building entrances to the 
parking areas and connect beyond the property to the Academy Way multi-use corridor 
and the public trail system to the east.  
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4.3 Parking Variance 

The applicant is proposing to provide 103 parking stalls for 87 units.  The City’s Zoning Bylaw 
requires the project to have 152 stalls and so the applicant is requesting a variance of 33%.  The 
Applicant feels confident that this number of stalls is appropriate for the development.  In 
support of the variance, the applicant has committed to the following TDM measures: 

 The parking stalls will be de-coupled from the sale of each unit meaning that potential 
purchasers may choose to not acquire a parking stall and save money on their purchase.  
This will also provide more transparency to potential purchasers on the true costs of 
parking. 

 The project will include 10 additional Class 1 bike storage stalls and a maintenance and 
repair area with a washing station as an amenity to encourage cycling; 

 A well-defined pedestrian circulation system connected to the Academy Way Multi-use 
corridor and the public trail system to the east to promote walking and cycling options; 
and 

 As part of both U3A and U3B, the developer will commit to funding the cost of a car-share 
pool vehicle in partnership with OGO Care-Share to support the overall neighbourhood.  

 

 

 

For context, Staff provide the following chart for Council’s consideration that summarizes the 
parking variances within the University South Village neighbourhood: 

 

Project Number of Units 
Number of Parking 

Stalls per unit 
Parking Variance 

Academy Hill 78 1.49 0% 

U1 66 1.41 7% 

U2 112 1.38 7% 

Veda (Micro Suites) 251 0.58 42% 

U3A 63 1.10 26% 

U3B 87 1.18 33% 

 

4.4   Public Notification 

In fulfillment of Council Policy No. 367 respecting public consultation, the applicant undertook 
neighbour consultation by individually contacting the neighbours. No major issues were identified 
during the initial consultation with neighbouring parcels. However, most of the adjacent parcels 
are currently undeveloped.  

4.5   Site Context 
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The U3A and U3B development projects are located on the north slope adjacent to Academy 
Way. The property has a Future Land Use designation of MRM – Multiple Unit Residential (Medium 
Density) in the Official Community Plan and is within the Permanent Growth Boundary. 

 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North 
C3 – Neighbourhood Commercial 
RM5 – Medium Density Multiple Housing 

Vacant 

East A1 – Agricultural Park 

South RM4 – Transitional Low Density Housing Multiple family dwellings 

West 
RM5 – Medium Density Multiple Housing 
A1 – Agricultural 

Vacant – micro suite application 
Vacant – single family subdivision application 

 

 

 

 

 

 

 

 

 

Subject Property Map: 775 Academy Way 
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4.6 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM5 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Site Coverage (buildings) 40 % 16 % 

Site Coverage (buildings, 
driveways, and parking) 

60 % 35 % 

FAR 1.14 0.47 

Height 18.0 m and 4 ½ storeys 12.0 m and 4 ½ storeys 

Front Yard (west) 6.0 m 110.5 m 

Side Yard (north) 7.0 m 7.0 m 

Side Yard (south) 7.0 m 7.0 m 

Rear Yard (east) 9.0 m 43.0 m  

Other Regulations 
Private Open Space 2,115 m2 2,305 m2 

Parking Stalls 152 103  

Bicycle Spaces 
44 Class 1 spaces 
9 Class 2 spaces 

54 Class 1 spaces 
10 Class 2 spaces 

 Indicates a requested variance to reduce the minimum number of parking stalls by 33%. 

5.0 Current Development Policies 
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5.1 Kelowna Official Community Plan (OCP) 

Chapter 14 - Comprehensive Development Permit Area 

 Objectives 

 Convey a strong sense of authenticity through urban design that is 
distinctive for Kelowna; 

 Promote a high urban design standard and quality of construction for future 
development that is coordinated with existing structures; 

 Integrate new development with existing site conditions and preserve the 
character amenities of the surrounding area; 

 Promote interesting, pedestrian friendly streetscape design and pedestrian 
linkages; 

 Provide for a scale and massing of buildings that promotes a safe, enjoyable 
living, pedestrian, working shipping and service experience; 

 Incorporate architectural features and detailing of buildings and landscapes 
that define an areas’ character; and 

 Promote alternative transportation with enhanced streetscapes and multi-
modal linkages; 

Chapter 5 - Development Process 

Maximize Pedestrian/Cycling Connectivity2.  Require that pedestrian and cyclist 
movement and infrastructure be addressed in the review and approval of all City 
and private sector developments, including the provision of sidewalks and trails 
and recognition of frequently used connections and informal pedestrian routes.  
With new developments, require dedication of on-site walking cycling paths where 
necessary to provide links to adjacent parks, schools, transit stops, recreation 
facilities, employment nodes, cul-de-sacs and large activity areas. 

Support parking management programs3 that promote reduced vehicles 
ownerships, reduced vehicles trips, and increased use of active modes of 
transportation. 

Preferred Parking4.  Encourage preferred or dedicated parking stalls for electric 
vehicles, shared cars and/or hybrid vehicles and small vehicles for all 
developments. 

Multi-Unit Residential Parking5.  Encourage developers to unbundle parking price 
from the multi-family housing or rental price. 

 

 

 

6.0 Technical Comments  

                                                
2
 City of Kelowna Official Community Plan, Policy 5.10.1 (Development Process Chapter). 

3
 City of Kelowna Official Community Plan, Policy 5.11 (Development Process Chapter). 

4
 City of Kelowna Official Community Plan, Policy 5.11.3 (Development Process Chapter). 

5
 City of Kelowna Official Community Plan, Policy 5.11.4 (Development Process Chapter). 
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6.1 Building & Permitting Department 

 Development Cost Charges (DCC’s) are required to be paid prior to issuance of any 
Building Permit(s)  

 Placement permits are required for any sales or construction trailers that will be on site. 
The location(s) of these are to be shown at time of development permit application.  

 A Building Code analysis is required for the structure at time of building permit 
applications, but the following items may affect the form and character of the building(s): 

o Any security system that limits access to exiting needs to be addressed in the code 
analysis by the architect. 

o Access to the roof is required per NFPA and guard rails may be required and should 
be reflected in the plans if required.  

o Handicap parking is required in the parkade of the Condo building and access 
provided to the lobby. Vestibule between parkade and lobby to be designed for 
barrier free dimensions 

o Separate Permits required for all retaining walls in excess of 1.2 meters and 
require engineering design. Provide schedules and drawings for each retaining 
wall. 

 Mechanical Ventilation inlet and exhausts vents are not clearly defined in these drawings 
for the enclosed parking storey. The location and noise from these units should be 
addressed at time of Development Permit. 

 A Geotechnical report is required to address the sub soil conditions and site drainage at 
time of building permit application.  

 Fire resistance ratings are required for storage, janitor and/or garbage enclosure room(s). 
The drawings submitted for building permit is to clearly identify how this rating will be 
achieved and where these area(s) are located. 

 An exit analysis is required as part of the code analysis at time of building permit 
application. The exit analysis is to address travel distances within the units, number of 
required exits per area, accessibility, etc. 

 Size and location of all signage to be clearly defined as part of the development permit. 
This should include the signage required for the building addressing to be defined on the 
drawings per the bylaws on the permit application drawings. 

 Separate Building permits required for each carport at time of application. 

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

6.2 Fire Department 

 Construction fire safety plan is required to be submitted and reviewed prior to 
construction and updated as required. Template available online at Kelowna.ca  

 Engineered Fire Flow calculations are required to determine Fire Hydrant requirements as 
per the City of Kelowna Subdivision Bylaw #7900. Should a hydrant be required on this 
property it shall be deemed private and shall be operational prior to the start of 
construction.  

 A visible address must be posted on Academy Way as per City of Kelowna By-Laws. 

 Sprinkler drawings are to be submitted to the Fire Dept. for review when available. Floor 
isolation valves shall be installed as per bylaw 10760 section 5.3 - under 7 feet in height.  

 A fire safety plan as per section 2.8 BCFC is required at occupancy. The fire safety plan 
and floor plans are to be submitted for approval in AutoCAD Drawing format on a CD. This 
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plan shall address the unique characteristics in this building as well as the evacuation 
procedures with all staffing levels.  

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

 Approved Fire Department steel lock box or key tube acceptable to the fire dept. is 
required by the fire dept. entrance.  

 All requirements of the City of Kelowna Fire and Life Safety Bylaw 10760 shall be met.  

 Fire alarm system is to be monitored by an agency meeting the CAN/ULC S561 Standard.  

 Contact Fire Prevention Branch for fire extinguisher requirements and placement.  

 Fire department connection is to be within 45M (unobstructed) of a fire hydrant. 

 Ensure FD connection is clearly marked and visible from the street.  

 Dumpster/refuse container must be 3 meters from structures and overhangs or if inside 
the parking garage, it shall be enclosed within a rated room.  

 Do not issue BP unless all life safety issues are confirmed. 

6.3 Real Estate and Building Services 

 It should be noted that with each new multi-family residential complex approved, the 
potential impact/costs for parking enforcement increases.  When variances are granted 
the potential impact on City resources increases. 

6.4 Parks Planning 

 Provide an obvious link from main building entrances to public trail along the eastern 
property line and multi-use corridor along the Academy Way frontage by providing a clear, 
continuous sidewalk / pedestrian connection and wayfinding signage. 

 Provide Multi-use trail and landscaping to match previous developments to the north along 
the Academy Way frontage. 
 

6.5 Development Engineering Department 

 See attached memorandum. 
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7.0 Application Chronology  

Date of Application Received: December 17th, 2015 
Date of Public Consultation:  February 19th, 2016  
 

Report prepared by: 

     
Adam Cseke, Planner 
 
 

Approved for Inclusion:  Ryan Smith, Community Planning Manager 
 

Attachments:  

Applicant Notification 
Development Engineering Memorandum 
Applicant Rationale 
Draft Development Permit / Development Variance Permit 

 Schedule ‘A’ 
o Site Plan  
o Floor Plan 

 Schedule ‘B’ 
o Elevations 

 Schedule ‘C’ 
o Landscape Plan 

 

129



130



131



132



133



134



135



136



137



138



139



140



141



142



143



144



145



146



147



148



149



150



151



152



153



Fu
tu

re
 T

ra
il 

Co
nn

ec
tio

n 
(U

4 
Si

te
)

Co
nn

ec
tio

n 
to

 
U

3A
 S

ite

Pa
rk

ad
e 

Ra
m

p

154



155



156



157



REPORT TO COUNCIL 
 
 
 

Date: April 5th, 2016 

RIM No. 0940-40 

To: City Manager 

From: Community Planning (AC) 

Application: DP15-0316 & DVP15-0317 Owner: 
Watermark Developments 
Ltd., Inc. No. BC0642787 

Address: 805 Academy Way Applicant: Mission Group Homes 

Title: Development Permit and Development Variance Permit 

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

Existing Zone: RM5 – Medium Density Multiple Housing 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Permit No. DP15-0316 for Lot 1, Section 3 
& 10, Township 23, ODYD, Plan EPP53793, located on 805 Academy Way, Kelowna, BC subject to 
the following: 

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

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

3. Landscaping to be provided on the land be in general accordance with Schedule “C”; 

4. Prior to issuance of the Building Permit, the requirements of the Development Engineering 
Branch must be satisfied as described in the report’s “Attachments”; 

5. 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 professional landscaper;  

AND THAT Council authorize the issuance of Development Variance Permit No. DVP15-0317, Lot 
1, Section 3 & 10, Township 23, ODYD, Plan EPP53793, located on 805 Academy Way, Kelowna, 
BC. 

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

Section 8.1 – Parking Schedule 

Vary the parking requirements from 93 parking stalls required to 69 parking stalls 
proposed. 
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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 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. 

2.0 Purpose 

To consider a Development Permit and Development Variance Permit for a 63-unit 4 storey 
apartment development known as ‘U3A’. 

3.0 Community Planning  

The proposed ‘U3A’ development will provide 63 rental units in the University South Village 
neighbourhood primarily serving UBCO students and helping to address the community housing 
need for rental options.  The multi-family development is consistent with the OCP Future Land 
Use designation and the subject property’s current RM5 zoning.  The applicant is requesting a 
parking variance to the Zoning Bylaw for a 26% relaxation to the number of parking stalls. The 
reduction will equate to providing approximately 1 stall per unit plus visitor parking.  The 
Applicant suggests that this is the appropriate number of stalls for this type of housing.  This is 
based on the Applicant’s experience in the neighborhood with similar types of developments at 
‘U1’ and ‘U2’.   Planning Staff have assessed the applicant’s request in consideration to the OCP 
policy for parking relaxations: 

Parking Relaxations.1 Consider parking requirement relaxations, in areas that are not 
part of a cash-in-lieu program, where an approved TDM strategy indicates a lower use of 
vehicles and the City is satisfied that parking relaxations would not create parking spill-
over problems on adjoining neighbourhood streets. Parking relaxations will not be 
considered in hillside areas (as defined on Map 4.1 - Future Land Use). 

The parking relaxation is further supported by the Applicant’s Transportation Demand 
Management Strategy and they are proposing a number of improved site development features to 
promote walking and cycling. While the parking variance represents a significant reduction from 
the Zoning Bylaw, staff are supportive of the variance largely due to the unique character of the 
University South Village neighbourhood and the project’s intended niche demographic. 

Staff acknowledge that the Zoning Bylaw’s regulations for the provision of parking are broad-
based in nature and do not consider the uniqueness of individual neighbourhoods in the City.  The 
most significant neighbourhood variable in the University South Village is the combination of 
walkability (measured by distance to UBCO) and frequency of transit service (along John Hindle 
Way) within walking distance.  As walkability and transit frequency become viable options, 
parking utilization should decrease.   

While it is challenging to determine the ‘appropriate’ number of parking stalls for any given 
development, Planning staff are conscious of the community consequences of oversupplying 
parking.  It can lead to increased automobile ownership, vehicle miles traveled and congestion on 
the City’s roads.  Parking availability affects travel mode choices for residents, increasing single-
occupancy vehicle use and decreasing the use of transportation alternatives.  This would not be 
in keeping with the OCP Vision and its livability objectives for the City.  Therefore, Planning staff 

                                                
1
 City of Kelowna Official Community Plan, Policy 5.11.1 (Development Process Chapter). 
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are recommending support to Council for the parking variance in consideration of the merits of 
the project as a whole. 

 

 

 

4.0      Proposal 

4.1 Background 

The subject property is located within the University South Neighbourhood, a comprehensive 
planned community under the University Village Master Plan (October 2009). The applicant has 
recently completed a subdivision of a RM5 lot within the neighbourhood in order to develop two 
different types of residential buildings: ‘U3A’ as a rental building and ‘U3B’ and a condo building.  
The development permits will be considered by Council individually as they relate to two 
separate legal parcels, however, both projects rely upon a coordinated approach to the site 
layout. 

4.2 Project Description 

The ‘U3A’ project is a 63-unit rental development. The site has been terra-formed and rough 
graded to create a relatively flat building site.  A Fortis Right-of-Way is secured on the western 
portion of the property adjacent to Academy Way for a natural gas line. 

The 4 storey wood frame building is located on the north side of the site perpendicular to 
Academy Way.  The proposed drive way will be located directly off Academy Way and will access 
a 69 stall surface parking lot as well as access ‘U3B’. 

Figure 1 – U3A & U3B Site Layout 

 

 

Character & Materials 
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The architectural form and character of the building is designed in a “campus modern” 
style and reflects similar architectural styles along the east side of Academy Way. Both 
‘U3A’ and ‘U3B’ have a complimentary form, image, and colour. Both buildings will use a 
combination of Hardie Panel, Hardie Siding, and stucco.  The design has incorporated 
significant vertical elements to break up the mass of the buildings, provided ground 
oriented housing units, a defined entrance and unique colours to adequately meet 
building design guidelines.  

 

Figure 2:  U3A - Front Facade 

 

 

Site Layout & Landscape  

The site plan shows common landscape elements for both ‘U3A’ and ‘U3B’ that contribute 
towards a consistent image between the two sites.  A dedicated pedestrian circulation 
system will connect the building entrances to the parking areas and connect beyond the 
property to the Academy Way multi-use corridor and the public trail system to the east. 

Planning Staff requested that the Applicant provide an underground structured parking 
area rather than rely solely upon a surface parking lot.  The University South Village 
Master Plan (2009) created a vision for the area that parking spaces for automobiles would 
be largely limited to under-building/structured facilities with only minor surface parking 
lots. 

 3.8 Design (Parking Structures)2 – All multiple family residential and mixed 
use buildings will contain understructure (beneath habitable or commercial 
space) in keeping with zoning requirements. Parking structures should be 
screened from views/wrapped by other uses, and entrances must be located to 
avoid pedestrian-vehicle conflicts. 

The Applicant has declined this request and proposed all parking for U3A be provided 
through a surface parking lot.  They have sited the costs of providing structured parking as 
a significant obstacle that would lead to price implications on the rental units.  The 

                                                
2 Part 2 University South Village Master Plan (October 2009) – Watermark 
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Applicant is proposing to mitigate the aesthetic and environmental impacts of the surface 
parking through the following measures: 

 Unit pavers for the visitor stalls (9 stalls) to enhance surface permeability for 
water infiltration; 

 Bio-swale areas to help catch storm water run-off and further help water 
infiltration; 

 Increased landscaped areas and tree planting;  

 A well-defined pedestrian circulation system through the parking lot giving 
prominence to walking and cycling; 

 A linear greenspace and amenity area through the center of the site to provide a 
future connection to the commercial property to the north and the further multi-
family developments to the south; and 

 Significant tree planting and landscape areas around the parking lot. 
 
Figure 3:  U3A - Landscape Plan 
 

 

4.3   Housing Agreement  

The Applicant will commit to a housing agreement with the City for rental units over a 20 year 
period.  This is an important objective as the most recent CMHC Rental Market Survey for 
Kelowna states that the rental vacancy is well below the 3% threshold.  The Housing Agreement 
will come to Council for consideration should the Development Permit be supported. 

4.4   Parking Variance 

The applicant is proposing to provide 69 parking stalls for 63 apartment units.  The City’s Zoning 
Bylaw requires the project to have 93 stalls and so the applicant is requesting a variance of 26%.  
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The Applicant feels confident that this number of stalls is appropriate for the development.  As 
the owners of the building, should parking spillover become a problem in the future, the City 
would work with them on possible parking management solutions. 

 In support of the variance, the applicant has committed to the following TDM measures:   

 Additional Class 1 bicycle storage; 

 Dedicated bicycle maintenance & repair room with wash station; 

 Separated parking fee from monthly rental fee; 

 Managing the stalls as a ‘parking pool’ rather than dedicated stalls to residents; 

 Provision of electrical vehicle charging station with free charging for residents; and 

 Funding the cost of a car-share pool vehicle in partnership with OGO Car-Share to support 
the overall neighbourhood; 

 
For context, Staff provide the following chart for Council’s consideration that summarizes the 
parking variances within the University South Village neighbourhood: 

Project Number of Units 
Number of Parking 

Stalls per unit 
Parking Variance 

Academy Hill 78 1.49 0% 

U1 66 1.41 7% 

U2 112 1.38 7% 

Veda (Micro Suites) 251 0.58 42% 

U3A 63 1.10 26% 

U3B 87 1.18 33% 

 

4.5     Public Notification 

In fulfillment of Council Policy No. 367 respecting public consultation, the applicant undertook 
neighbour consultation by individually contacting the neighbours. No major issues were identified 
during the initial consultation with neighbouring parcels. However, most of the adjacent parcels 
are currently undeveloped.  

4.6     Site Context 

The ‘U3A’ and ‘U3B’ development projects are located on the north slope adjacent to Academy 
Way. The property has a Future Land Use designation of MRM – Multiple Unit Residential (Medium 
Density) in the Official Community Plan and is within the Permanent Growth Boundary. 

 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North 
C3 – Neighbourhood  Commercial 
RM5 – Medium Density Multiple Housing 

Vacant 

East A1 – Agricultural Park 

South RM4 – Transitional Low Density Housing Multiple family dwellings 

West 
RM5 – Medium Density Multiple Housing 
A1 – Agricultural 

Vacant – micro suite application 
Vacant – single family subdivision application 
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Subject Property Map: 805 Academy Way 

 

 

4.1 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM5 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Site Coverage (buildings) 40 % 18.7 % 

Site Coverage (buildings, 
driveways, and parking) 

60 % 52.1 % 

FAR 1.1 0.59 

Height 18.0 m and 4 ½ storeys 12.2 m and 4 storeys 

Front Yard (west) 6.0 m 20.0 m 

Side Yard (north) 7.0 m 8.0 m 

Side Yard (south) 7.0 m 25.0 m 

Rear Yard (east) 9.0 m 12.0 m  
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Other Regulations 
Private Open Space 1,495 m2 1,538 m2 

Parking Stalls 93 69  

Bicycle Spaces 
32 Class 1 spaces 
7 Class 2 spaces 

42 Class 1 spaces 
8 Class 2 spaces 

 Indicates a requested variance to reduce the minimum number of parking stalls by 33%. 

 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Chapter 14 - Comprehensive Development Permit Area 

 Objectives 

 Convey a strong sense of authenticity through urban design that is 
distinctive for Kelowna; 

 Promote a high urban design standard and quality of construction for future 
development that is coordinated with existing structures; 

 Integrate new development with existing site conditions and preserve the 
character amenities of the surrounding area; 

 Promote interesting, pedestrian friendly streetscape design and pedestrian 
linkages; 

 Provide for a scale and massing of buildings that promotes a safe, enjoyable 
living, pedestrian, working shipping and service experience; 

 Incorporate architectural features and detailing of buildings and landscapes 
that define an areas’ character; and 

 Promote alternative transportation with enhanced streetscapes and multi-
modal linkages; 

Chapter 5 - Development Process 

Maximize Pedestrian/Cycling Connectivity3.  Require that pedestrian and cyclist 
movement and infrastructure be addressed in the review and approval of all City 
and private sector developments, including the provision of sidewalks and trails 
and recognition of frequently used connections and informal pedestrian routes.  
With new developments, require dedication of on-site walking cycling paths where 
necessary to provide links to adjacent parks, schools, transit stops, recreation 
facilities, employment nodes, cul-de-sacs and large activity areas. 

Support parking management programs4 that promote reduced vehicles 
ownerships, reduced vehicles trips, and increased use of active modes of 
transportation. 

Preferred Parking5.  Encourage preferred or dedicated parking stalls for electric 
vehicles, shared cars and/or hybrid vehicles and small vehicles for all 
developments. 

                                                
3
 City of Kelowna Official Community Plan, Policy 5.10.1 (Development Process Chapter). 

4
 City of Kelowna Official Community Plan, Policy 5.11 (Development Process Chapter). 

5
 City of Kelowna Official Community Plan, Policy 5.11.3 (Development Process Chapter). 
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Multi-Unit Residential Parking6.  Encourage developers to unbundle parking price 
from the multi-family housing or rental price. 

6.0 Technical Comments  

6.1 Building & Permitting Department 

 Development Cost Charges (DCC’s) are required to be paid prior to issuance of any 
Building Permit(s)  

 Placement permits are required for any sales or construction trailers that will be on site. 
The location(s) of these are to be shown at time of development permit application.  

 A Building Code analysis is required for the structure at time of building permit 
applications, but the following items may affect the form and character of the building(s): 

o Any security system that limits access to exiting needs to be addressed in the code 
analysis by the architect. 

o Access to the roof is required per NFPA and guard rails may be required and should 
be reflected in the plans if required.  

o Handicap parking is required in the parkade of the Condo building and access 
provided to the lobby. Vestibule between parkade and lobby to be designed for 
barrier free dimensions 

o Separate Permits required for all retaining walls in excess of 1.2 meters and 
require engineering design. Provide schedules and drawings for each retaining 
wall. 

 Mechanical Ventilation inlet and exhausts vents are not clearly defined in these drawings 
for the enclosed parking storey. The location and noise from these units should be 
addressed at time of Development Permit. 

 A Geotechnical report is required to address the sub soil conditions and site drainage at 
time of building permit application.  

 Fire resistance ratings are required for storage, janitor and/or garbage enclosure room(s). 
The drawings submitted for building permit is to clearly identify how this rating will be 
achieved and where these area(s) are located. 

 An exit analysis is required as part of the code analysis at time of building permit 
application. The exit analysis is to address travel distances within the units, number of 
required exits per area, accessibility, etc. 

 Size and location of all signage to be clearly defined as part of the development permit. 
This should include the signage required for the building addressing to be defined on the 
drawings per the bylaws on the permit application drawings. 

 Separate Building permits required for each carport at time of application 

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

6.2 Fire Department 

 Construction fire safety plan is required to be submitted and reviewed prior to 
construction and updated as required. Template available online at Kelowna.ca  

 Engineered Fire Flow calculations are required to determine Fire Hydrant requirements as 
per the City of Kelowna Subdivsion Bylaw #7900. Should a hydrant be required on this 

                                                
6
 City of Kelowna Official Community Plan, Policy 5.11.4 (Development Process Chapter). 
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property it shall be deemed private and shall be operational prior to the start of 
construction.  

 A visible address must be posted on Academy Way as per City of Kelowna By-Laws. 

 Sprinkler drawings are to be submitted to the Fire Dept. for review when available. Floor 
isolation valves shall be installed as per bylaw 10760 section 5.3 - under 7 feet in height.  

 A fire safety plan as per section 2.8 BCFC is required at occupancy. The fire safety plan 
and floor plans are to be submitted for approval in AutoCAD Drawing format on a CD. This 
plan shall address the unique characteristics in this building as well as the evacuation 
procedures with all staffing levels.  

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

 Approved Fire Department steel lock box or key tube acceptable to the fire dept. is 
required by the fire dept. entrance.  

 All requirements of the City of Kelowna Fire and Life Safety Bylaw 10760 shall be met.  

 Fire alarm system is to be monitored by an agency meeting the CAN/ULC S561 Standard.  

 Contact Fire Prevention Branch for fire extinguisher requirements and placement.  

 Fire department connection is to be within 45M (unobstructed) of a fire hydrant. 

 Ensure FD connection is clearly marked and visible from the street.  

 Dumpster/refuse container must be 3 meters from structures and overhangs or if inside 
the parking garage, it shall be enclosed within a rated room.  

 Do not issue BP unless all life safety issues are confirmed. 

6.3 Real Estate and Building Services 

 It should be noted that with each new multi-family residential complex approved, the 
potential impact/costs for parking enforcement increases.  When variances are granted 
the potential impact on City resources increases.  

6.4 Parks Planning 

 Provide an obvious link from main building entrances to public trail along the eastern 
property line and multi-use corridor along the Academy Way frontage by providing a clear, 
continuous sidewalk / pedestrian connection and wayfinding signage. 

 Provide Multi-use trail and landscaping to match previous developments to the north along 
the Academy Way frontage. 

6.5 Development Engineering Department 

 See attached memorandum. 

7.0 Application Chronology  

Date of Application Received: December 17th, 2015 
Date of Public Consultation:  February 19th, 2016  

Report prepared by: 

     
Adam Cseke, Planner 
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Approved for Inclusion:  Ryan Smith, Community Planning Manager 
 

Attachments:  

Development Engineering Memorandum 
Applicant Rationale 
Draft Development Permit / Development Variance Permit 

 Schedule ‘A’ 
o Site Plan  
o Floor Plan 

 Schedule ‘B’ 
o Elevations 

 Schedule ‘C’ 
o Landscape Plan 
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