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1. Call to Order

2. Reaffirmation of Oath of Office

The Oath of Office will be read by Councillor Wooldridge.

3. Confirmation of Minutes

Public Hearing - June 4, 2019
Regular Meeting - June 4, 2019

4. Bylaws Considered at Public Hearing

4.1 Clement Ave 816, BL11711 (TA18-0006) - PC Urban Clement Holdings Ltd., Inc. No.
BC1099980

1 - 1

To give Bylaw No. 11711 second and third reading in order to allow for additional
commercial uses on the subject property.

4.2 Clement Ave 816, BL11712 (Z18-0059) - PC Urban Clement Holdings Ltd., Inc. No.
BC1099980

2 - 2

To give Bylaw No. 11712 second and third reading in order to rezone the subject
property from the I2 - General Industrial and I4 - Central Industrial to the I4 - Central
Industrial zone.

4.3 St. Paul St 1310, BL11822 (Z19-0024), Vibona Enterprises LTD., Inc. No. BC0458875 3 - 3

To give Bylaw No. 11822 second and third reading in order to rezone the subject
property from the I2 -  General  Industrial  zone to the C7rcs -  Central  Commercial
(Retail Cannabis Sales) zone.



4.4 Valley Rd 330, BL11830 (OCP19-0002) - Springdale Properties Ltd., Inc. No.
BC0864963

4 - 5

Requires a majority vote of Council (5).

To give Bylaw No. 11830 second and third reading in order to amend the Official
Community Plan of portions of the subject property from the MRL - Multiple Unit
Residential  (Low  Density)  designation  to  the  MRM  -  Multiple  Unit  Residential
(Medium Density) designation.

4.5 Valley Rd 330, BL11831 (Z19-0041) - Springdale Properties Ltd., Inc. No. BC0864963 6 - 7

To give Bylaw No. 11831 second and third reading in order to rezone portions of the
subject property from the A1 - Agriculture 1 zone to the RM3 - Low Density Multiple
Housing and RM5 Medium Density Multiple Housing zone.

4.6 Lawrence Ave 1100, BL11846 (LUC19-0001) - M.R.D. Holdings Inc. No. BC0681200 8 - 8

Requires a majority vote of Council (5).

To give Bylaw No. 11846 second and third reading in order to discharge LUC73-65 off
the subject property.

4.7 Lawrence Ave 1100, BL 11847 (Z19-0031) - M.R.D. Holdings Inc. No. BC0681200 9 - 9

To give Bylaw No. 11847 second and third reading in order to rezone the subject
property from the RM3 - Low Density Multiple Housing zone to the C4rcs - Urban
Centre (Retail Cannabis Sales) zone.

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

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.

6.1 Dougall Rd N 300 & 310, BL11413 (Z17-0014) - Nadeem Hussain 10 - 10

To amend and adopt Bylaw No. 11413 in order to rezone the subject property from
RU1 - Large Lot Housing zone to the C4 - Urban Centre Commercial zone.

6.2 Dougall Road N 310, DP17-0033 and DVP17-0034 - Nadeem Hussain 11 - 41

To consider the form and character of a proposed 5-storey mixed-use building with a
variance to the maximum building height.



6.3 Vaughan Ave 889, BL11676 (Z17-0094) - 1568447 Alberta Ltd 42 - 42

To adopt Bylaw No. 11676 in order to rezone the subject property from the I2 –
General Industrial zone and the I4 – Central Industrial zone to the I4 – Central
Industrial zone.  

6.4 Vaughan Ave 889, DP17-0214 and DVP17-0215 - 1568447 Alberta Ltd 43 - 66

To consider the form and character of three new industrial buildings and to consider a
variance to the front setback.

6.5 Westpoint Dr. 872, DVP17-0218 - Derek Elmer & Wai Wah Wong 67 - 74

To consider a Staff recommendation to NOT issue a Development Variance Permit to
vary the height of a retaining wall from 1.2m to the proposed 3.1m on the subject
property.

6.6 Nickel Rd 280, DP18-0237 DVP18-0238 - 1126112 Alberta Ltd., Inc. No. A0084599 75 - 98

To consider the form and character and a variance to the maximum site coverage of
buildings,  driveways  and  parking  to  facilitate  the  construction  of  four  dwelling
housing on the subject property.

6.7 Benvoulin Ct 2080, DP19-0045 and DVP19-0046 - Simple Pursuits Inc. No. BC0449611 99 - 119

To  consider  the  form  and  character  of  a  proposed  5-storey  purpose-built  rental
building with 16 units of supportive housing and to consider a variance to reduce the
number of required parking stalls.

6.8 865 Rose Ave, DVP19-0044 - Colin & Nanci Macdonald - TO BE DEFERRED DUE TO
LACK OF SIGNAGE to the July 16th Council meeting

120 - 127

To consider issuance of a Development Variance Permit to vary the required side yard
setback and the rear yard setback to facilitate the conversion of an existing accessory
building to a carriage home.

6.9 Ethel St 1368, DVP19-0091 - Lois McCloskey 128 - 134

To vary the minimum front yard setback, to vary the minimum flanking street side
yard setback, and to vary the minimum rear yard setback.

6.10 Abbott Street 1983, HAP18-0014 - Robert B. Wall and Hilda A. Wall 135 - 168

To consider the form and character of a proposed single family project located within
the Abbott Marshall Heritage Conservation Area and to consider variances to the
maximum site coverage of buildings and to vary the minimum distance between an
accessory building to the principle dwelling.

7. Reminders



8. Termination



CITY OF KELOWNA 
 

BYLAW NO. 11711 
TA18-0006 – I4 – Central Industrial – 816 Clement 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 Section 15.4.2 – I4 – Central Industrial – Principal Uses, be amended by adding in its 
appropriate location a new subsection (kk) that reads as follows: 
 

 (kk) The following land uses are permitted only within buildings fronting onto Clement Ave and on 
 LOT B Section 30 Township 26 ODYD PLAN EPP83554 located on Clement Ave: 
  
 - offices 
 - business support services 
 - financial services 
 - government services 
 - health services 
 - retail liquor sales establishment 
 - retail stores, service commercial 
 - retail stores, general 

- commercial schools 
 

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 3rd day of December, 2018. 
 
 
Considered at a Public Hearing on the  
 
 
Read a second and third time by the Municipal Council this  
 
 
Approved under the Transportation Act this 
 
 
(Approving Officer – Ministry of Transportation) 
 
Adopted by the Municipal Council of the City of Kelowna this  
 

 
Mayor 

 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11712 
Z18-0059 – 816 Clement 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 B, Section 30, Township 26, ODYD, PLAN EPP83554 located on Clement Ave, Kelowna, 
BC from the I2 – General Industrial and I4 – Central Industrial zones to the I4 – Central Industrial 
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 3rd day of December, 2018. 
 
 
Considered at a Public Hearing on the  
 
 
Read a second and third time by the Municipal Council this  
 
 
Approved under the Transportation Act this 
 
 
(Approving Officer – Ministry of Transportation) 
 
Adopted by the Municipal Council of the City of Kelowna this  
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11822 
Z19-0024 – 1310 St. Paul Street  

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

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning classification 
of Lot 12 District Lot 139 Osoyoos Division Yale District Plan 645, located on St. Paul St, Kelowna, 
BC from the I2 – General Industrial zone to the C7rcs – Central Business Commercial (Retail 
Cannabis Sales) 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 27th day of May, 2019.  
 
 
Considered at a Public Hearing on the   
 
 
Read a second and third time by the Municipal Council this   
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11830 
 

Official Community Plan Amendment No. OCP19-0002 
330 Valley Road 

 
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 Future Land Use designation of portions of 
Lot 2 Section 33 Township 26 ODYD Plan 4043 Except Parcel A (DD 130155F and Plan B6158), 
located on Valley Road, Kelowna, BC from the MRL – Multiple Unit Residential (Low Density) 
designation to the MRM – Multiple Unit Residential (Medium Density) designation as shown on 
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 27th day of May, 2019. 
 
Considered at a Public Hearing on the  
 
Read a second and third time by the Municipal Council this  
 
Adopted by the Municipal Council of the City of Kelowna this  
 
 

 
Mayor 

 
 

 
City Clerk
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CITY OF KELOWNA 
 

BYLAW NO. 11831 
Z19-0041 – 330 Valley 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 portions of Lot 2 Section 33 Township 26 ODYD Plan 4043 Except Parcel A (DD 130155F and 
Plan B6158), located on Valley Road, Kelowna, BC from the A1 – Agriculture 1 zone to the RM3 – 
Low Density Multiple Housing and RM5 – Medium Density Multiple Housing zone as shown on 
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 27th day of May, 2019. 
 
 
Considered at a Public Hearing on the   
 
 
Read a second and third time by the Municipal Council this   
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11846 
 

Discharge of Land Use Contract  
LUC73-65 (J71898)  

1100 Lawrence Avenue  
 
 
WHEREAS a land use (the “Land Use Contract”) is registered at the Kamloops Land Title Office under 
number J71898 against lands in the City of Kelowna particularly known and described as Lot A, District 
Lot 137, Osoyoos Division Yale District Plan 25293 located at 1100 Lawrence Avenue, Kelowna, B.C.; 
 
WHEREAS Section 546 of the Local Government Act provides that a land use contract that is registered 
in a Land Title Office may be discharged in the manner specified in the Land Use Contract, by bylaw 
following a public hearing on the proposed bylaw; 
 
NOW THEREFORE, the Municipal Council of the City of Kelowna, in open meeting assembled, enacts as 
follows: 
 
1. This Bylaw may be cited for all purposes as “Land Use Contract LUC73-65 Discharge Bylaw”. 
 
2. The Land Use Contract is hereby cancelled and of no further force and effect and the City of 

Kelowna is hereby authorized and empowered to apply for the discharge of the Land Use 
Contract from the Lands. 
 

 
Read a first time by the Municipal Council this 27th day of May, 2019. 
 
Considered at a Public Hearing on the  
 
Read a second and third time by the Municipal Council this  
 
Approved under the Transportation Act this  
 

 
(Approving Officer – Ministry of Transportation) 
 
Adopted by the Municipal Council of the City of Kelowna this  
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 

 

8



CITY OF KELOWNA 
 

BYLAW NO. 11847 
Z19-0031 – 1100 Lawrence 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 137, Osoyoos Division Yale District Plan 25293 located on Lawrence Avenue, 
Kelowna, BC from the RM3 – Low Density Multiple Housing zone to the C4rcs – Urban Centre 
(Retail Cannabis Sales) 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 27th day of May, 2019. 
 
 
Considered at a Public Hearing on the  
 
 
Read a second and third time by the Municipal Council this  
 
 
Approved under the Transportation Act this  
 
   
(Approving Officer – Ministry of Transportation) 
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11413 
Z17-0014  300 & 310 Dougall Road 

 
 

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

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning classification 
of Lot A, Section 26, Township 26, ODYD, Plan EPP75524 located on Dougall Road, Kelowna, 
B.C., from the RU1 – Large Lot 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  12th day of June, 2017. 
 
Considered at a Public Hearing on the 27th day of June, 2017. 
 
Read a second and third time by the Municipal Council this 27th day of June, 2017. 
 
Approved under the Transportation Act this 18th day of July, 2017. 
 
__________Audrie Henry_ _________________________________________ 
(Approving Officer – Ministry of Transportation) 
 
Amended and adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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REPORT TO COUNCIL 
 
 
 

Date: June 18, 2019 

RIM No. 0940-50 

To: City Manager 

From: Community Planning Department (LK) 

Application: DP17-0033 & DVP17-0034 Owner: Nadeem Hussain 

Address: 310 Dougall Road N Applicant: New Town Services Inc. 

Subject: Development Permit & Development Variance Permit Applications  

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

Existing Zone: RU1 – Large Lot Housing 

Proposed Zone: C4- Urban Centre Commercial 

 

1.0 Recommendation 

THAT Rezoning Bylaw No. 11413 be amended at third reading to revise the legal description of the subject 
properties from Lot 20 Section 26 Township 26 ODYD Plan 5494 and Lot 21 Section 26 Township 26 ODYD 
Plan 5494 to Lot A Section 26 Township 26 ODYD Plan EPP75524;  

AND THAT final adoption of Rezoning Bylaw No. 11413 (Z17-0014) be considered by Council;  

AND THAT Council authorizes the issuance of Development Permit No. DP17-0033 for Lot A Section 26 
Township 26 ODYD Plan EPP75524, located at 310 Dougall Road N, Kelowna, BC subject to the following:  

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

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

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

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

AND THAT the applicant be required to complete the above noted conditions of Council’s approval of the 
Development Permit Application in order for the permits to be issued;  

AND THAT Council authorizes the issuance of Development Variance Permit No. DVP17-0034 for Lot A 
Section 26 Township 26 ODYD Plan EPP75524, located at 310 Dougall Road N, Kelowna, BC;  
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DP17-0033 & DVP17-0034 – Page 2 

 
 

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

Section 14.4.5(c): C4 – Urban Centre Commercial Development Regulations  
To vary the required maximum building height from the lessor of 15.0 m or 4 storeys permitted to 15.5 
m and 5 storeys proposed;  

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 proposed 5-storey mixed-use building with a variance to the 
maximum building height. 

3.0 Community Planning 

Community Planning Staff are supportive of the Development Permit and associated variance as the 
proposal meets many of the objectives and supporting policies of the Official Community Plan (OCP), as 
well as the applicable Urban Design Guidelines. Some of these include: 

 Promote interesting, pedestrian friendly streetscape design and pedestrian linkages; 

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

 Incorporate architectural features and detailing of buildings and landscapes that define an area’s 
character; 

 Provide outdoor spaces, including rooftops, balconies, patios and courtyards; 

 Mitigate the actual and perceived bulk of buildings by utilizing appropriate massing, including: 
o Architectural elements (e.g. balconies, bay windows, cantilevered floors, cupolas, 

dormers); 
o Step back upper floors to reduce visual impact; 
o Detailing that creates a rhythm and visual interest along the line of the building; 
o 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. 
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DP17-0033 & DVP17-0034 – Page 3 

 
 

The ground floor commercial along Dougall Street is an important objective for the revitalization efforts in 
the Rutland Urban Centre. As Hwy 33 becomes more vehicle focused due to its provincial highway status, it 
is the intent to establish Dougall Street as the main boutique retail shopping street effectively creating a 
‘high street’. Enhanced streetscaping will also be implemented to help the retail experience and overall 
identity of the area. 

The property is within the Rutland Urban Centre and is located on the south side of the McIntosh Road 
multi-use corridor which will provide good cycling and pedestrian connectivity for the area and to the Rail 
Trail. The property has a Walk Score of 79 (Very Walkable – Most errands can be accomplished on foot) and 
a transit score of 40 with a few nearby public transit options. The bike score is 62, make this a very bikeable 
area. 

4.0 Proposal 

4.1 Project Description 

At-grade commercial extends along both Dougall Rd & McIntosh Rd to aide in providing a pedestrian 
oriented scale and connection along the streetscape. This enhances the public realm at the street level and 
will add to creating an active and vibrant urban centre.  
There are four storeys consisting of 17 condo units above the commercial space and 6 townhouse units 
above one level of structured parking. The condo units vary in size from bachelor to 1 and 2-bedrooms and 
the town-homes provide two-master bedrooms each. All units provide spacious balconies and the 
townhouses and south facing condos open onto a shared courtyard amenity area. This space provides an 
outdoor gathering area for the building that is screened and private from the public street realm below.  

McIntosh Rd is part of the active transportation network; therefore, vehicular crossings are limited. A new 
mid-block, one-way east/west half lane will be constructed to connect Dougall Rd to the existing north 
/south lane along the south side of the property. Site access will be from the north/south lane that extends 
along the west property line. The Zoning Bylaw Regulations for parking stall requirements have been met 
with the provision of 31 parking stalls. With the proximity to the active transportation corridor, the amount 
of bicycle stalls provided far exceeds the amount of bike stalls required.  

Form and Character 

The buildings’ architectural design has strong modern lines with a flat roof design. The main floor has 
ground-oriented commercial units with entry doors facing both street frontages. The 5-storey building 
massing is oriented along McIntosh Rd and then steps down to 3-storey townhouses. This reduces the over-
all scale of the building and provides a height transition to the single-family dwellings located to the south. 
The building utilizes vertical elements along with articulation and colour variation to provide visual interest 
to the facades. The provision of generous patios and balconies with large roof overhangs meet the outdoor 
amenity space requirements as well as providing visual interest to the overall streetscape. 

The building utilizes a natural colour palette for the exterior finishes. This includes low-maintenance stucco 
in varying colours: gray as the primary colour with brown, light gray and white as accent colours to provide 
warmth to the modern design. Landscaping along the boulevard will separate the pedestrian realm from 
the street. Tiered landscaping is provided for the upper courtyard patios to delineate and provide privacy to 
the inhabitants. 

Variance 

The applicant is requesting a minor variance to the maximum height from 15 m or 4 storeys to 15.5 m and 5 
storeys proposed. The variance applies to the portion of the building which extends along McIntosh Road 
only. The building height then steps down to three storeys for the townhouses. This provides a transition in 
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massing to the existing single-family homes to the south. With the massing oriented to the north side of 
the site, shadowing and overlook conflicts are avoided.  

4.2 Site Context 

The subject property is located at the Southwest corner of the Dougall Road and McIntosh Road 
intersection. Two parcels were consolidated to a single titled lot and the existing dwellings have been 
demolished. The parcel is currently bordered by single family development on all sides, with multi 
developments further south along Dougall Road and across the rear lane. A recently approved apartment 
building is now under construction at the NE corner of Dougall & McIntosh.  

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU2 – Medium Lot Housing Single Dwelling Housing 

East RU1 – Large Lot Housing Single Dwelling Housing 

South RU1– Large Lot Housing Single Dwelling Housing 

West C4 – Urban Centre Commercial Single Dwelling Housing 

 
Context Map                         Future Land Use 

          

Subject Property Map: 300 & 310 Dougall Road  
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4.1 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA C4 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Lot Area 460 m2 1667 m2 

Lot Width 13 m 37.7 m 

Lot Depth 30 m 44.3 m 

Development Regulations 
Floor Area Ratio 1.47 1.47 

Site Coverage 75 % 63 % 

Height 15 m or 4 storeys 15.5 m & 5 storeys 

Front Yard (Dougall Rd) 0 m 0 m 

Flanking Side Yard (McIntosh Rd) 0 m 0 m 

Side Yard (south to lane) 0 m 1.3 m 

Rear Yard 0 m 5.3 m 

Other Regulations 
Minimum Parking Requirements 27 stalls 31 stalls 

Bicycle Parking 
Class I - 12 
Class II - 4 

Class I - 20 
Class II - 6 

Private Open Space 331 m2 495 m2 

 Indicates a requested variance to the maximum height from 15 m and 4 storeys to 15.5 m and 5 storeys. 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

Complete Communities.1 Support the development of complete communities with a minimum intensity of 
approximately 35-40 people and/or jobs per hectare to support basic transit service – a bus every 30 
minutes. (approx. 206 people / hectare proposed). 

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

Streetscaping.3 Urban Centre roads should be considered as part of the public space and streetscaped with 
full amenities (i.e. sidewalks, trees and other planting, furniture, bike facilities, boulevards, etc.). 

Rutland Urban Centre.4 Ensure that the urban design for Uptown Rutland clearly differentiates this 
commercial district from others in the City and interior of BC. This will be pivotal to making the bus 
exchange area and redevelopment of Rutland a success. To this end, redevelopment should: 

 feature special architecture and/or landmarks that draw the interest of passers-by at the northeast 
and northwest corners of the Highway 33 and Dougall Road intersection as these are important sites 

                                                      
1 City of Kelowna Official Community Plan, Policy 5.2.4 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter). 
3 City of Kelowna Official Community Plan, Policy 5.8.1 (Development Process Chapter). 
4 City of Kelowna Official Community Plan, Policy 5.20.1 (Development Process Chapter). 
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DP17-0033 & DVP17-0034 – Page 6 

 
 

that should be used to mark the entranceway to the pedestrian-oriented, commercial core of the 
TOD. 

6.0 Application Chronology  

Date of Application Received:   February 16, 2017  
Date Public Consultation Completed:  February 27, 2017 
Date of Rezoning Public Hearing:  June 27, 2017 
Date of Rezoning Extension Expiry:  June 27, 2019 
 

Report Prepared by:  Lydia Korolchuk, Planner 
 
Approved for Inclusion: Terry Barton, Planning Department Manager 
 

Attachments:  

Attachment A: OCP Comprehensive Design Guidelines 
Attachment B: Draft Development Permit and Development Variance Permit: DP17-0033 & DVP17-0034 
Attachment C: Development Engineering Memorandum 
Schedule A: Site Plan 
Schedule B: Conceptual Elevations 
Schedule C: Landscape Plan 
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DEVELOPMENT PERMIT GUIDELINES 
 
Comprehensive Development Permit Area  
Consideration has been given to the following guidelines as identified in Section 14.A. of the City of Kelowna 
Official Community Plan relating to Comprehensive Development Permit Areas: 
 

COMPREHENSIVE DEVELOPMENT PERMIT AREA YES NO N/A 

Authenticity and Regional Expression    

Do landscaping and building form convey a character that is distinct to Kelowna 
and the Central Okanagan? 
 

✓    

Are materials in keeping with the character of the region? ✓    

Are colours used common in the region’s natural landscape? ✓    

Does the design provide for a transition between the indoors and outdoors? ✓    

Context    

Does the proposal maintain the established or envisioned architectural character 
of the neighbourhood? 

✓    

Does interim development consider neighbouring properties designated for more 
intensive development? 

  ✓  

Are façade treatments facing residential areas attractive and context sensitive? ✓    

Are architectural elements aligned from one building to the next? ✓    

For exterior changes, is the original character of the building respected and 
enhanced? 

  ✓  

Is the design unique without visually dominating neighbouring buildings? ✓    

For developments with multiple buildings, is there a sense of architectural unity 
and cohesiveness? 

  ✓  

Relationship to the Street    

Do buildings create the desired streetscape rhythm? ✓    

Are parkade entrances located at grade? ✓    

For buildings with multiple street frontages, is equal emphasis given to each 
frontage? 
 

✓    

Massing and Height    

Does the design mitigate the actual and perceived mass of buildings? ✓    

Does the height consider shading and view impacts for neighbouring properties 
and transition to less intensive areas? 

✓    

Human Scale    

Are architectural elements scaled for pedestrians? ✓    

Are façades articulated with indentations and projections? ✓    
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COMPREHENSIVE DEVELOPMENT PERMIT AREA YES NO N/A 

Are top, middle and bottom building elements distinguished?  ✓    

Do proposed buildings have an identifiable base, middle and top? ✓    

Are building facades designed with a balance of vertical and horizontal 
proportions? 
 

✓    

Are horizontal glazed areas divided into vertically proportioned windows 
separated by mullions or building structures? 
 

✓    

Does the design incorporate roof overhangs and the use of awnings, louvers, 
canopies and other window screening techniques? 
 

✓    

Is the visual impact of enclosed elevator shafts reduced through architectural 
treatments? 

  ✓  

Exterior Elevations and Materials    

Are buildings finished with materials that are natural, local, durable and 
appropriate to the character of the development? 

✓    

Are entrances visually prominent, accessible and recognizable? ✓    

Are higher quality materials continued around building corners or edges that are 
visible to the public? 

✓    

Are a variety of materials used to create contrast, enhance the pedestrian 
environment and reduce the apparent mass of a building? 

✓    

Are elements other than colour used as the dominant feature of a building?  ✓   

Public and Private Open Space    

Does public open space promote interaction and movement through the site? ✓    

Are public and private open spaces oriented to take advantage of and protect 
from the elements? 
 

✓    

Is there an appropriate transition between public and private open spaces? 
 

✓    

Are amenities such as benches, garbage receptacles, bicycle stands and 
community notice boards included on site? 
 

✓    

Site Access    

Is the safe and convenient movement of pedestrians prioritized? ✓    

Are alternative and active modes of transportation supported through the site 
design? 

✓    

Are identifiable and well-lit pathways provided to front entrances?   ✓  

Do paved surfaces provide visual interest?  ✓   

Is parking located behind or inside buildings, or below grade? ✓    

Are large expanses of parking separated by landscaping or buildings?   ✓  

Are vehicle and service accesses from lower order roads or lanes? ✓    

Do vehicle and service accesses have minimal impact on the streetscape and 
public views? 

✓    
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COMPREHENSIVE DEVELOPMENT PERMIT AREA YES NO N/A 

Is visible and secure bicycle parking provided in new parking structures and 
parking lots? 

✓    

Environmental Design and Green Building    

Does the proposal consider solar gain and exposure? ✓    

Are green walls or shade trees incorporated in the design?  ✓   

Does the site layout minimize stormwater runoff?  ✓   

Are sustainable construction methods and materials used in the project?  ✓   

Are green building strategies incorporated into the design?  ✓   

Decks, Balconies, Rooftops and Common Outdoor Amenity Space    

Are decks, balconies or common outdoor amenity spaces provided? ✓    

Does hard and soft landscaping enhance the usability of decks, balconies and 
outdoor amenity spaces? 

✓    

Are large flat expanses of roof enhanced with texture, colour or landscaping 
where they are visible from above or adjacent properties? 

✓    

Amenities, Ancillary Services and Utilities    

Are loading, garage, storage, utility and other ancillary services located away 
from public view? 

✓    

Are vents, mechanical rooms / equipment and elevator penthouses integrated 
with the roof or screened with finishes compatible with the building’s design?  

✓    

Landscape Development and Irrigation Water Conservation    

Does landscaping: - - - 

• Compliment and soften the building’s architectural features and mitigate 
undesirable elements? 

✓    

• Maintain the dominant pattern of landscaping along the street and 
surrounding properties? 

✓    

• Enhance the pedestrian environment and the sense of personal safety? ✓    

• Screen parking areas, mechanical functions, and garbage and recycling 
areas? 

  ✓  

• Respect required sightlines from roadways and enhance public views? ✓    

• Retain existing healthy mature trees and vegetation?  ✓   

• Use native plants that are drought tolerant? ✓    

• Define distinct private outdoor space for all ground-level dwellings?   ✓  

Do any fences and retaining walls create visual interest and enhance the 
pedestrian environment? 

  ✓  

Do parking lots have one shade tree per four parking stalls?   ✓  
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Development Permit & 
Development Variance Permit 
DP17-0033/DVP17-0034  
 

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

310 Dougall Road N 

and legally known as 

Lot A Section 26 Township 26 ODYD Plan EPP75524 

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

MULTIPLE DWELLING HOUSING with Commercial uses. 

USE as per Zoning Bylaw 

Apartment Housing 

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

Date of Council Decision   June 18, 2019   

Decision By:   COUNCIL  

Development Permit Area: Comprehensive 

This permit will not be valid if development has not commenced by June 18, 2021. 

Existing Zone:  C4  Future Land Use Designation:  MXR 

This is NOT a Building Permit. 

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

contact the City of Kelowna, Development Services Branch. 

NOTICE 

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

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

affecting the building or land. 

Owner:  Nadeem Hussain 

Applicant: New Town Services Inc. 

 

 

________________________________________   _______________________________________ 

Terry Barton       Date 
Planning Department Manager  
Planning & Development Services 
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1. SCOPE OF APPROVAL 

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

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

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

2. CONDITIONS OF APPROVAL 

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

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

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

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

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

Section 14.4.4.5(c): C4 – Urban Centre Commercial Development Regulations  
To vary the required maximum building height from the lessor of 15.0 m or 4 storeys permitted to 15.5 m and 5 
storeys proposed. 

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

3. PERFORMANCE SECURITY 

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

a) An Irrevocable Letter of Credit in the amount of  $99,904.38 

b) A certified cheque in the amount of  $99,904.38 

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

4. INDEMNIFICATION 

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

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

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

 

The PERMIT HOLDER is the CURRENT LAND OWNER.  
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Security shall ONLY be returned to the signatory of the  
Landscape Agreement or their designates. 
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ZONING BYLAW BUILDING/SITE 

ZONE: C4

PERMITTED MIXED USE

MINIMUM LOT 

MINIMUM LOT DEPTH 30 

MINIMUM LOT WIDTH 13.0 

MAXIMUM FLOOR AREA 1.47

MAXIMUM SITE 75 

MAXIMUM HEIGHT: 15 m OR 4 

MINIMUM FRONT 0.0m (DOUGALL RD 

MINIMUM SIDE 0.0 m (MCINTOSH 

MINIMUM SIDE 0.0 m 

MINIMUM REAR 0.0 m (TO REAR 

CIVIC ADDRESS: 300 DOUGALL ROAD, KELOWNA 

LEGAL DESCRIPTION: LOT 20, SECTION 26, TOWNSHIP 26, ODYD, PLAN 5494, PID# 

SITE AREA: 1,666.92 m² (BEFORE ROAD 
WIDENING)

PROPOSED NET FLOOR AREA: 2448.67 m²

REQUIRE PROPOSE

C4

MIXED USE

1,666.92 

44.3 

37.7 

1.3 + 0.17 (PARKING BONUS) = 1.47

79.8% AFTER WIDENING
63 % BEFORE WIDENING

15.5 m OR 5 

0.0 

0.0 

0.0 

5.3 

CIVIC ADDRESS: 310 DOUGALL ROAD, KELOWNA BC

LEGAL DESCRIPTION: LOT 21, SECTION 26, TOWNSHIP 26, ODYD, PLAN 5494, PID# 

PROPERTY #

PROPERTY #

PARKING: 

REQUIRED:

1 STALL PER DWELLING UNIT: 23 STALLS
1 STALL FOR EVERY 7 DWELLING UNITS DESIGNATED TO VISITOR PARKING: 3 STALLS
1.75 STALLS FOR EVERY 100m² GFA OF COMMERCIAL SPACE:  208.12 m² = 4 STALLS
TOTAL REQUIRED PARKING: 30 STALLS

PROVIDED:

25 STALLS IN PARKADE AND 6 STALL IN TOWNHOUSE GARAGES: 31 STALLS

BICYCLE PARKING:

REQUIRED:

APARTMENT - CLASS I - 0.5 PER DWELLING UNIT: 11.5
CLASS II - 0.1 PER DWELLING UNIT: 2.3

COMMERCIAL - CLASS I - 0.2 PER 100m² GLA OR 1 PER 10 EMPLOYEES: 0.42
CLASS II - 0.6 PER 100m² GLA: 1.25

TOTAL CLASS I REQUIRED: 12 TOTAL CLASS I PROVIDED: 20
TOTAL CLASS II REQUIRED: 4 TOTAL CLASS II PROVIDED: 6

PRIVATE OPEN SPACE SUMMARY:

BACHELOR (6.0m² EACH) 1 UNITS = 6.0m²
1 BEDROOM (10m² EACH) 1 UNITS = 10.0m²
2 BEDROOM (15m² EACH) 21 UNITS = 315.0m²

TOTAL REQUIRED: = 331.0m²

PRIVATE OPEN SPACE PROPOSED: = 5329.33 SF (495.11 m²)
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SEAL

Verify all dimensions and datums prior to

commencement of work.

This drawing must not be scaled

ALL CONTRACTORS ARE REQUIRED TO PERFORM

THEIR WORK AND SUPPLY THEIR PRODUCTS IN

COMPLIANCE WITH ALL BUILDING CODES AND

LAWS OF THE PROVINCE OF BRITISH COLUMBIA

This drawing is an instrument of service and the

property of New Town Services. The use of this

drawing shall be restricted to the original site for which

it was prepared and publication thereof is expressly

limited to such use.

Report all errors and omissions to the Architect.
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DOUGALL RD MIXED-USE

DEVELOPMENT

A4.02

BUILDING
ELEVATIONS

MAY 15, 2019

4002

310 DOUGALL RD.,

KELOWNA, BC

 1/8" = 1'-0"A3.01

1 NORTH TOWNHOUSE ELEVATION

 1/8" = 1'-0"A3.01

2 SOUTH CONDO ELEVATION

No Date Description

1 APR 13,
2017

Issued for DP

2 MAY 15,
2019

Re-Issued for DP
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CITY OF KELOWNA 
 

BYLAW NO. 11676 
Z17-0094 – 889 Vaughan 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 1 Section 30 Township 26 ODYD Plan EPP34493, located on Vaughan Avenue, Kelowna, 
BC from the I2 – General Industrial zone and the I4 – Central Industrial zone to the I4 – Central 
Industrial 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 27th day of August, 2018. 
 
 
Considered at a Public Hearing on the 25th day of September, 2018. 
 
 
Read a second and third time by the Municipal Council this 25th day of September, 2018. 
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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REPORT TO COUNCIL 
 
 
 

Date: June 18, 2019 

RIM No. 0940-50 

To: City Manager 

From: Community Planning Department (LK) 

Application: DP17-0214, DVP17-0215 Owner: 1568447 Alberta Ltd. 

Address: 889 Vaughan Ave Applicant: Blue Green Architecture Inc. 

Subject: Development Permit & Development Variance Permit Applications  

Existing OCP Designation: IND - Industrial 

Existing Zone: I2 – General Industrial & I4 – Central Industrial 

Proposed Zone: I4 – Central Industrial 

 

1.0 Recommendation 

THAT final adoption of Rezoning Bylaw No. 11676 be considered by Council;  

AND THAT Council authorizes the issuance of Development Permit No. DP17-0214 for Lot 1 Section 30 
Township 26 ODYD Plan EPP34493, located at 889 Vaughan 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 
form of a “Letter of Credit” in the amount of 125% of the estimated value of the landscaping, as 
determined by a Registered Landscape Architect;  

AND THAT Council authorizes the issuance of Development Variance Permit No. DVP17-0215 for Lot 1 
Section 30 Township 26 ODYD Plan EPP34493, located at 889 Vaughan Avenue, Kelowna, BC;  

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

Section 15.4.5(c): I4 – Central Industrial Development Regulations  
To vary the required minimum front yard from 6.0 m permitted to 1.5 m proposed. 
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AND THAT Council’s consideration of this Development Permit and Development Variance Permit be 
considered subsequent to the outstanding conditions of approval as set out in Attachment “A” attached to 
the Report from the Community Planning Department May 7, 2019;  

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 the form and character of three new industrial buildings and to consider a variance to the front 
setback. 

3.0 Community Planning  

Community Planning Staff are supportive of the development proposal and the requested variance as it 
meets many of the objectives and supporting policies of the Official Community Plan (OCP), as well as the 
applicable urban design guidelines. Some of these include: 

 Promote interesting, pedestrian friendly streetscape design and pedestrian linkages; 

 Respond architecturally to summer sun with buildings that have overhangs and recesses of 
sufficient depth to provide comfort and shade; 

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

 Align architectural features (e.g. window rhythm, cornice lines) to create visual continuity with 
neighbouring buildings; 

 Mitigate the actual and perceived bulk of buildings by utilizing appropriate massing, including: 
o Architectural elements (e.g. balconies, bay windows, cantilevered floors, cupolas, 

dormers); 
o Detailing that creates a rhythm and visual interest along the line of the building; 
o 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. 

The proposed buildings have units with main entries facing to the street frontages along both Clement and 
Vaughan. The entries are made prominent and recognizable by details which include wood finish metal 
siding and canopies over the doorways. The canopies also provide shading for the glazed commercial 
façades.  

This vacant site fronts onto three streets and through this development will be urbanized to have curb, 
gutter, sidewalks and appropriate street lighting installed. Along Clement, the pedestrian realm is further 
enhanced by providing a minimum 3.0 m wide sidewalk that is separated from the roadway by a row of 
boulevard trees and landscaping. This project and the adjacent PC Urban development will provide a 
contiguous streetscape from Richter St to Ethel St. 

4.0 Proposal 

4.1 Background 

This site has a long history of varied development proposals following the sale of the former BC Tree Fruit 
packing house. Under the original proposal (in 2012/2013), the entire block (from Richter St to Ethel St) was 
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intended to be divided into three lots. The westernmost parcel was proposed to contain some commercial 
office and residential (PC Urban). The middle lot was intended to contain a restored packinghouse 
repurposed as a commercial market and the subject property was to include a large brewery facility. The 
brewery project did not proceed and a new proposal for a light industrial business park has come forward. 

4.2 Project Description 

The applicant is proposing to construct three new two-storey business industrial buildings on the subject 
property. Each bay has a roll-up door with loading access and a mezzanine level for office or storage use. 
The I4- Central Industrial zone allows for a wide mix of light industrial uses from breweries and distilleries to 
industrial technology development and product design.  

The buildings face onto the three street frontages with two site access points, one from Ethel Street and 
the second access from Vaughan Avenue. This allows the buildings and not parking to dominate the 
streetscape. A central drive aisle allows the parking and loading bays to be directly accessible to the units. A 
landscaped plaza is provided between the two Clement Avenue buildings to break-up the massing along 
the streetscape and provide pedestrian linkages thru the site. A number of trees will be added to the site 
along with landscaped corners to enhance the public boulevard. 

 

The site is within a transitional area with more intensive industrial uses to the north and residential area on 
the south side of Clement Avenue. The proposed two-storey buildings provide a visually interesting 
streetscape through the use of projecting facades, varied rooflines and commercial frontages with a mix of 
glazing and brick façade treatments. The main building finish uses red brick and painted concrete panels in 
burgundy and tan colours. White and wood finish metal siding are used as accents on the building facades 
with dark grey canopies. The result is a modern visually interesting business industrial complex that will 
contribute to the redevelopment along Clement Avenue. 

Variance 

The proposal seeks one variance to reduce the front setback requirement from 6.0 m to 1.5 m along the 
Clement Avenue property line. Staff is supportive of this variance as it will bring the unit entries closer to 
the street to enhance the pedestrian realm. This variance will also provide a consistent setback along 
Clement Avenue and will align with the adjacent PC Urban development site. 
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4.3 Site Context 

The project site is located to the east of the City Centre Urban Centre along Clement Avenue. The site has 
street frontage along three sides (Clement Avenue, Vaughan Avenue and Ethel Street). 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North I4 – Central Industrial Zone Warehouse/ Storage 

East I4 – Central Industrial Zone Warehouse/ Storage, Vacant 

South RU6 – Two Dwelling Housing Single Family Dwellings 

West I2 General Industrial, I4 – Central Industrial Zone Vacant (PC Urban Development site) 

 

Context Map:     Future Land Use: Industrial 

          

Subject Property Map: 889 Vaughan Avenue 
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Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA I4 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Lot Area 1300 m2 7820 m2 

Lot Width 40 m 115.47 m 

Lot Depth 30 m 47.22 m 

Development Regulations 
Floor Area Ratio 3.0 0.70 

Height 18.0 m 9.55 m 

Front Yard (Clement Ave) 6.0 m 1.5 m 

Side Yard (west) 0.0 m 0.20 m 

Side Yard (Ethel St) 0.0 m 1.4 m 

Rear Yard (Vaughan Ave) 0.0 m 0.90 m 

Other Regulations 
Minimum Parking Requirements 88 stalls 89 stalls 

Bicycle Parking 16 spaces 18 spaces 

Loading Space 3 spaces 3 spaces 

 Indicates a requested variance to the front setback from 6.0 m required to 1.5 m proposed. 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

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

Business Centres. 2  Encourage, in areas designated as “Industrial,” the provision of business centres that 
incorporate a mix of research, light manufacturing and associated business office uses. 

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 

 Refer to Attachment ‘A’ dated October 19, 2017. 

  

                                                      
1 City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.28.2 (Development Process Chapter). 
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7.0 Application Chronology  

Date of Application Received:  October 11, 2017  
Date of Rezoning Public Hearing: September 25, 2018 
Date Public Consultation Completed: June 26, 2018 
Date of Amended Plans Received: March 28, 2019  
 
Report prepared by:   Lydia Korolchuk, Planner 
 
Approved for Inclusion:  Terry Barton, Urban Planning Manager 
 

Attachments:  

Attachment A: Draft Development Permit & Development Variance Permit – DP17-0214 & DVP17-0215 
Attachment B: Comprehensive Design Guidelines 
Attachment C: Development Engineering Memorandum  
Schedule A: Site Plan 
Schedule B: Elevations 
Schedule C: Landscape Plan 
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REPORT TO COUNCIL 
 
 
 

Date: June 18,2019 

RIM No. 0940-50 

To: City Manager 

From: Community Planning Department (SS) 

Application: DVP17-0218 Owner: 
Derek Elmer  

Wai Wah Wong 

Address: 872 Westpoint Drive Applicant: Wai Wah Wong 

Subject: Development Variance Permit  

Existing OCP Designation: S2RES – Single / Two Unit Residential 

Existing Zone: Ru1 – Large Lot Housing 

 

1.0 Recommendation 

THAT Council NOT authorize the issuance of Development Variance Permit No. DVP17-0218 for the 
property known as Lot 40 District Lot 358 Osoyoos Division Yale District Plan 40481, located at 872 
Westpoint Drive, Kelowna, BC. 

2.0 Purpose  

To consider a Staff recommendation to NOT issue a Development Variance Permit to vary the height of a 
retaining wall from 1.2m to the proposed 3.1m on the subject property. 

3.0  Community Planning  

Staff does not support the proposed variance due to the fact that the over height retaining wall was 
constructed without permits and there are other ways to develop the backyard without an over height 
retaining wall (i.e. tiered wall). Permitting a variance after a retaining wall is built is always discouraged; 
however, the applicant is now seeking the variance permit for the height of retaining wall followed by 
building permits for the retaining wall.  The building permit process for the retaining wall will require sealed 
engineering design and schedules to achieve building permit approvals.  

In fulfillment of Council Policy No. 367 respecting public consultation, the applicant undertook neighbor 
consultation by individually contacting the neighbors within a 50 metre radius. Staff has not fielded any 
objections or correspondence from the neighbors. 
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DVP17-0218 – Page 2 

 
 

4.0 Proposal 

4.1 Project Description 

The applicant has an existing over-height retaining wall on their property that was likely constructed at the 
time as the single family dwelling (1992). In the Fall of 2017, construction started to extend the retaining 
wall around the remaining portion of their rear yard and the new section of retaining wall was added. The 
height of the retaining wall is a maximum of 3.1 metres, and including a glass fence and railing directly 
above it, it is 4.2 metres in height. The applicant is seeking a retaining wall height variance, to vary the 
maximum height of a retaining wall from 1.2 metres permitted to 3.1 metres proposed. 

4.2 Site Context 

The subject property is located in the North Mission – Crawford Sector and is approximately 0.728 acres 
(2,946 m2 in area). It currently has one single detached dwelling. The rear of the subject property faces 
north/northwest, and adjacent properties to the rear are downslope and accessed off Dehart Road. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North Ru1 – Large Lot Housing S2Res - Single /Two Unit Residential 

East Ru1 – Large Lot Housing S2Res - Single /Two Unit Residential 

South Ru1 – Large Lot Housing S2Res - Single /Two Unit Residential 

West Ru1 – Large Lot Housing S2Res - Single /Two Unit Residential 

 

Subject Property Map: 872 Westpoint Drive 
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5.0 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA Ru1 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Maximum Retaining Wall Height 1.2 m 3.1 m 

 Indicates a requested variance to increase the maximum retaining wall height 

6.0 Technical Comments 

6.1 Building & Permitting Department 

 This work was done without permits; validation of capacity is to be by a structural engineer at time 
of building permit application.  

6.2 Development Engineering Department 

 This Development Variance Permit application does not compromise any municipal services. 

7.0 Application Chronology 

Date of Application Received:   October 4, 2017  
Date Public Consultation Completed:  November 29, 2017  

8.0 Alternate Recommendation  

In this case, staff recognize compliance with the bylaw would require a tiered retaining wall system which 
would disturb a much greater area of the natural slope and be in proximity with the existing sanitary utility 
corridor. The applicant proposes, via qualified landscape professional, a recommended landscape 
treatment to supplement the native screen with three plant varieties; two vining plants and one tree form 
shrub with the goal of softening the look of the retaining wall. A proposed landscape plan is shown in the 
attachments. 

THAT Council authorizes the issuance of Development Variance Permit No. DVP17-0218 for Lot 40 District 
Lot 358 Osoyoos Division Yale District Plan 40481, located at 872 Westpoint Drive, Kelowna BC;  
 
AND THAT variances to the following section[s] of Zoning Bylaw No. 8000 be granted:  
Section [7.5.9]: [RU1 – Large Lot Housing Development Regulations]  
To vary the required retaining wall from 1.2 m permitted to 3.1m proposed.  
 
AND THAT the applicant be required to complete the noted conditions of Council’s approval of the 
Development Variance Permit Application in order for the permits to be issued;  

 The retaining wall be signed off by a qualified professional. 

 The landscaping to be completed to the satisfaction of the Suburban and Rural Planning Manager. 
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Report prepared by:   Sergio Sartori, Development Technician 
Reviewed by:    Dean Strachan, Suburban and Rural Planning Manager 
Approved for Inclusion:  Terry Barton, Planning Department Manager 
 

Attachments: 

Draft Development Variance Permit No. DVP17-0218 

Attachment A - Site Plan 

Attachment B - Landscape Plan 
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872 Westpoint Drive - Kelowna, BC
Roll 12-184-485, Lot 40 Plan KAP40481

Retaining Wall Landscape Plan
March 21, 2019

N

Scale: As Noted

SITE PLAN
SCALE 1:400

RETAINING WALL PLAN
SCALE 1:75

Legend

My Map

This map is for general information only. The City of Kelowna
does not guarantee its accuracy, currency or completeness.

All information should be verified.

Meters0 4020

March 14, 2019

Notes

RESIDENCE

WESTPO
INT D

RIVE

Legend

My Map

This map is for general information only. The City of Kelowna
does not guarantee its accuracy, currency or completeness.

All information should be verified.

Meters0 4020

March 14, 2019

Notes

EXISTING LOCK BLOCK RETAINING WALL

NEW IRRIGATION FLUSH VALVE (TYP.)

NEW DROUGHT TOLERANT, VIGOROUS VINE
PLANTINGS (CAMPSIS RADICANS AND

PARTHENOCISSUS TRICUSPIDATA) (TYP.)

NEW LOCK BLOCK RETAINING WALL

EXISTING TURF AREA

NEW SHRUB PLANTINGS (SPIRAEA PRUNIFOLIA) 
(TYP.)

EXISTING SHRUB PLANTINGS (TYP.)

EXISTING TREE (TYP.)

EXISTING PLANTED AREA (TYP.)

NEW IRRIGATION DRIP RING FOR 
TREE-FORM SHRUBS (TYP.)

NEW IRRIGATION LATERAL LINE (TYP.)

NEW IRRIGATION SLEEVE 
THROUGH RETAINING WALL

NEW NATIVE, TREE FORM SHRUB PLANTINGS
(AMELANCHIER ALNIFOLIA) (TYP.)

NOTES
1. PLANT MATERIAL AND CONSTRUCTION METHODS SHALL MEET OR EXCEED 
C.N.L.A. STANDARDS.

2. ALL SOFT LANDSCAPE AREAS SHALL BE WATERED BY A FULLY AUTOMATIC 
TIMED UNDERGROUND IRRIGATION SYSTEM.

3. TREE AND SHRUB BEDS TO BE DRESSED IN A MINIMUM 50mm WOOD 
MULCH. DO NOT PLACE WEED MAT UNDERNEATH TREE AND SHRUB BEDS.

4. TREE AND SHRUB BEDS TO RECEIVE A MINIMUM 300mm DEPTH TOPSOIL 
PLACEMENT.

5. SITE GRADING AND DRAINAGE WILL ENSURE THAT ALL STRUCTURES HAVE 
POSITIVE DRAINAGE AND THAT NO WATER OR LOOSE IMPEDIMENTS WILL BE 
DISCHARGED FROM THE LOT ONTO ADJACENT PUBLIC, COMMON, OR 
PRIVATE PROPERTIES.

PLANT LIST

BOTANICAL NAME

TREEFORM SHRUBS
AMELANCHIER ALNIFOLIA

SHRUBS
SPIRAEA PRUNIFOLIA

VINES
CAMPSIS RADICANS
PARTHENOCISSUS TIRCUSPIDATA

COMMON NAME

SASKATOON

BRIDAL WREATH SPIREA

TRUMPET VINE
BOSTON IVY

QTY

8

4

12
5

SIZE / SPACING & REMARKS

#15 CONT.

#02 CONT. 

#02 CONT. 
#02 CONT. 

AMELANCHIER ALNIFOLIA

SPIREA PRUNIFOLIA

CAMPSIS RADICANS
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Development Variance Permit 
DVP17-0218 
 

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

872 Westpoint Dr 

and legally known as 

LOT 40 DISTRICT LOT358 OSOYOOS DIVISION YALE DISTRICT PLAN 40481 

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

S.7.5.9 Fencing and Retaining Walls 
To vary the required retaining wall from 1.2m permitted to 3.1m proposed.  

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

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

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

Date of Decision:   June 18th 2019 

Decision By:   CITY COUNCIL 

Issued Date:   DATE 

Development Permit Area: NA 

File Manager:   SS 

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

Existing Zone: RU1 – Large Lot Housing   

Future Land Use Designation: S2RES – Single Two Unit Residential  

This is NOT a Building Permit. 

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

contact the City of Kelowna, Development Services Branch. 

NOTICE 

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

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

affecting the building or land. 

Owner:  Derek Elmer & Wai Wah Wong 

Address: 872 Westpoint Dr, V1W 2Z4 

City:  Kelowna, BC 

Phone:  250-215-9105 

 

 

________________________________________   ___________________________ 

Dean Strachan, Suburban and Rural Planning Manager  Date 
Planning & Development Services 
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1. SCOPE OF APPROVAL 

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

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

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

2. CONDITIONS OF APPROVAL 

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

b) Landscaping to be provided on the land be in accordance with Attachment “B”; and 

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

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

3. PERFORMANCE SECURITY 

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

a) A Certified Cheque in the amount of; $3260.00   

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

4. Indemnification 

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

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

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

 

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

Landscape Agreement or their designates. 
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REPORT TO COUNCIL 
 
 
 

Date: June 4, 2019 

RIM No. 0940-00 

To: City Manager 

From: Community Planning Department (AJ) 

Application: DP18-0237 & DVP18-0238 Owner: 
1126112 Alberta Ltd. Inc. No. 
A0084599 

Address: 280 Nickel Road Applicant: Radec Group 

Subject: Development Permit and Development Variance Permit Applications  

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

Existing Zone: RU1 – Large Lot Housing 

Proposed Zone: RM1 – Four Dwelling Housing 

 

1.0 Recommendation 

THAT Rezoning Bylaw No. 11403 be amended at third reading to revise the legal description of the subject 
property from Lot 4 Section 27 Township 26 ODYD Plan 8839 to Lot A Section 27 Township 26 ODYD Plan 
EPP87929;  

AND THAT final adoption of Rezoning Bylaw No. 11403 be considered by Council;  

AND THAT Council authorizes the issuance of Development Permit No. DP18-0237 for Lot A Section 27 
Township 26 ODYD Plan EPP87929, located at 280 Nickel Road, Kelowna, BC subject to the following:  

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

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

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

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

AND THAT Council authorizes the issuance of Development Variance Permit No. DVP18-0238 for Lot A 
Section 27 Township 26 ODYD Plan EPP87929, located at 280 Nickel Road, Kelowna, BC;  

AND THAT a variance to the following section of Zoning Bylaw No. 8000 be granted:  
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Section 13.7.6(a): RM1 – Four Dwelling Housing Development Regulations 
To vary the required maximum site coverage of buildings, driveways and parking areas from 50% to 
59% proposed. 

AND THAT Council’s consideration of this Development Permit and Development Variance Permit be 
considered subsequent to the outstanding conditions of approval as set out in Attachment “A” attached to 
the Report from the Community Planning Department dated June 4, 2019;  

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 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 and a variance to the maximum site coverage of buildings, driveways 
and parking to facilitate the construction of four dwelling housing on the subject property. 

3.0 Community Planning  

Community Planning Staff support the development proposal and requested variance to facilitate the 
construction of two semi-detached dwellings (four units) on the subject property. The application is 
consistent with the Official Community Plan (OCP) Urban Design Guidelines and will enhance the 
neighbourhood character. The project is an example of sensitive infill as it modestly increases the density of 
the parcel while respecting the massing and scale of the existing single family homes in the area. The west 
side of Nickel Road is seeing more redevelopment to increase densities as another multi-family project to 
the south of the subject site is currently in the development stage.  

The site has a Walk Score of 57 – Somewhat Walkable (Some errands can be accomplished on foot) and a 
transit score of 42 (Some transit – a few public transportation options in the area). The parcel is centrally 
located between the Midtown and Rutland Urban Centres. The site has easy access via Highway 33 W to 
nearby amenities, including restaurants, shops, parks and recreation in the vicinity. The site also provides 
good cycling connectivity to Rails with Trails and the Houghton Rd ATC. 

Council Policy No. 367 with respect to public consultation was undertaken by the applicant and all 
neighbours within 50 m radius of the subject parcel. 

4.0 Proposal 

4.1 Project Description 

The proposed development is for the construction of two semi-detached dwellings with a shared driveway 
access to the site. Each unit provides a single car garage along with four additional at-grade parking stalls 
which are centrally located between the two buildings. The end unit facing Nickel Rd has a ground-oriented 
entry to establish a friendlier interface to the pedestrian realm. Each unit has a private outdoor patio to 
meet the amenity space requirements. The gable roof forms and natural colour palette infuses an updated 
modern feel to the street while respecting the two-storey nature of the area. 

4.2 Variance Request 

The applicant is requesting a variance to increase the total site coverage of buildings, driveways and 
parking areas from 50% permitted to 59% proposed. The site coverage maximum is required to ensure 
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permeability of the site for storm water management. To mitigate the increased hard surfacing required for 
the drive aisle and parking area, the proposal utilizes permeable pavers to ensure sufficient site drainage is 
provided. The use of asphalt paving, permeable pavers and cast in place concrete creates a more visually 
appealing roadway.  

4.3 Site Context 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North 
RU1 – Large Lot Housing, RM4 – Transitional 
Low-Density Housing 

Single Family Dwelling, Row housing 

East RU6 – Two Dwelling Housing Single & Two Dwelling Housing 

South 
RU1 – Large Lot Housing, RM4 – Transitional 
Low-Density Housing 

Single Family Dwelling, Row housing 

West RM3 – Low-Density Multiple Housing Semi-Detached Dwellings 

 

Context Map                    Future Land Use 

          

Subject Property Map: 280 Nickel Road 
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4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM1 ZONE REQUIREMENTS PROPOSAL 

Site Details 
Site Coverage (buildings) 40% 28% 

Site Coverage (buildings, driveways 
& parking) 

50% 59% 

Floor Area Ratio 0.60 0.44 
Development Regulations 

Height 2 ½ storeys or 9.5 m 2 storeys & 8.2 m 

Front Yard 4.5 m 4.5 m 

Side Yard (south) 2.5 m 6.0 m 

Side Yard (north) 2.5 m  2.5 m 

Rear Yard 7.5 m 7.5 m 

Other Regulations 

Minimum Parking Requirements 8 stalls required 8 stalls provided 

Private Open Space 25 m2 /unit required 40-50 m2 /unit provided 

 Indicates a requested variance to the site coverage including buildings, driveways and parking areas from 50% maximum to 59% proposed. 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

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

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

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 

Permits. 

6.2 Development Engineering Department 

 See attached Development Engineering Memorandums.  

 

                                                      
1 City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter). 
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7.0 Application Chronology  

Date of Application Received:  December 6, 2018  
Date Public Consultation Completed: January 25, 2019  
 
Prepared by:   Arlene Janousek, Planner 
 
Approved for Inclusion: Terry Barton, Urban Planning Manager 
 

Attachments:  

Attachment A: Development Engineering Memorandums 
Attachment B: Project Rationale 
Attachment C: Draft Development Permit 
Schedule A: Site Plan and Floor Plans 
Schedule B: Elevations and Materials  
Schedule C: Landscape Plan 
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CITY OF KELOWNA 
 

MEMORANDUM 
 
 
Date: December 10, 2018 
 
File No.: DP18-0237 
 
To:  Urban Planning Management (LK) 
 
From:  Development Engineer Manager (JK) 
 
Subject: 280 Nickel Rd    
 

 
The Development Engineering comments and requirements regarding this Development Permit 
application are as follows: 
 
1) General 

 
a. All the offsite infrastructure and services upgrades are addressed in the 

Rezoning Engineering Report under file Z16-0064. 
 

2) Road Improvements 
 

a. Nickel Rd must be upgraded to a 2-lane major collector along the full frontage of 
this proposed development including curb and gutter, LED street lights, irrigated 
landscaped boulevard, sidewalk, drainage system including catch basins, and 
pavement removal and replacement and re-location or adjustment of utility 
appurtenances if required to accommodate the upgrading construction. Road 
cross section to be used is SS-R5. 
 

b. Cash-in-lieu payment noted in permit Z16-0064 section 5-Road Improvements 
will not be required as the developer is required to build above upgrades. 

 
3) Servicing Agreements for Works and Services 

 

a) A Servicing Agreement is required for all offsite works and services on City lands in 
accordance with the Subdivision, Development & Servicing Bylaw No. 7900.  The 
applicant’s Engineer, prior to preparation of Servicing Agreements, must provide 
adequate drawings and estimates for the required works.  The Servicing Agreement 
must be in the form as described in Schedule 2 of the bylaw. 

 

b) Part 3, “Security for Works and Services”, of the Bylaw, describes the Bonding and 
Insurance requirements of the Owner.  The liability limit is not to be less than 
$5,000,000 and the City is to be named on the insurance policy as an additional 
insured. 

 
 

    
__________________________ 
James Kay, P.Eng. 
Development Engineering Manager 
AS 
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CITY OF KELOWNA 

 

MEMORANDUM 
 
 
Date: March 21, 2019 Revised II 
 
File No.: Z16-0064  
 
To: Urban Planning Management (LK) 
 
From: Development Engineering Manager (SM)   
 
Subject: 280 Nickel Rd                     RU1 to RM1  
 
 
The Development Engineering Division has the following comments and requirements 
associated with this rezoning application. The Development Engineering Technologist for this 
project is Aaron Sangster. 
 

 
1. Domestic Water and Fire Protection 
 

The property is located within the Black Mountain Irrigation District (BMID) service area. 
The water system must be capable of supplying domestic and fire flow demands of the 
project in accordance with the Subdivision, Development & Servicing Bylaw.  The 
developer is responsible, if necessary, to arrange with BMID staff for any service 
improvements and, if necessary, the decommissioning of existing services. 
   

2. Sanitary Sewer 
 

Our records indicate that this property is currently serviced with a 100mm-diameter 
sanitary sewer service. The developer’s consulting mechanical engineer will determine 
the development requirements of this proposed development and establish the service 
needs. Only one service will be permitted for this development. Service upgrades can be 
provided by the City at the applicant’s cost, if required. The applicant will be required to 
sign a Third Party Work Order for the cost of the service upgrade. For estimate inquiry’s 
please contact Andy Marshall, by email amarshall@kelowna.ca or phone, 250-469-8591. 

 
3. Storm Drainage 

 
a) Provide an adequately sized drainage system complete with individual lot 

connections.  The Subdivision, Development and Servicing Bylaw requires that 
each lot be provided with an individual connection; however, the City Engineer 
may permit use of individual ground water disposal systems, where soils are 
suitable.  For on-site disposal of drainage water, a hydrogeotechnical report will 
be required complete with a design for the disposal method (i.e. trench drain / 
rock pit).  The Lot Grading Plan must show the design and location of these 
systems for each lot. 

 
b) Provide the following drawings: 

 
i) A detailed Lot Grading Plan (indicate on the Lot Grading Plan any slopes 

that are steeper than 30% and areas that have greater than 1.0 m of fill); 
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Z16-0064                          2 -                   

ii) A detailed Stormwater Management Plan for this subdivision; and, 
 

iii) An Erosion and Sediment Control Plan. 
 

4. Geotechnical Report  
 
As a requirement of this application the owner must provide a geotechnical report 
prepared by a Professional Engineer qualified in the field of hydro-geotechnical survey to 
address the following: 
 
(a) Area ground water characteristics. 

 
(b) Site suitability for development, unstable soils, etc. 

 
(c) Drill and / or excavate test holes on the site and install pisometers if necessary. 

Log test hole data to identify soil characteristics, identify areas of fill if any.  
Identify unacceptable fill material, analyse soil sulphate content, identify 
unsuitable underlying soils such as peat, etc. and make recommendations for 
remediation if necessary. 

 
(d) List extraordinary requirements that may be required to accommodate 

construction of roads and underground utilities as well as building foundation 
designs. 

 
(e) Additional geotechnical survey may be necessary for building foundations, etc.    

 
5. Road Improvements  
  

Nickel Rd must be upgraded to a 2-lane major collector along the full frontage of this 
proposed development including curb and gutter, LED street lights, irrigated landscaped 
boulevard, sidewalk, drainage system including catch basins, and pavement removal 
and replacement and re-location or adjustment of utility appurtenances if required to 
accommodate the upgrading construction. The road cross section to be used is SS-R5. 

 
6. Subdivision  
 

(a) Grant Statutory Rights of Way if required for utility services. 
 

(b) Provide a 2.5m road dedication along the full frontage of Nickel Road. 
 
(c) If any road dedication or closure affects lands encumbered by a Utility right-of-

way (such as Hydro, Telus, Gas, etc.) please obtain the approval of the utility. 
Any works required by the utility as a consequence of the road dedication or 
closure must be incorporated in the construction drawings submitted to the City’s 
Development Manager. 

 
7. Development Permit and Site Related Issues 

 
(a) Direct the roof drains into on-site rock pits or splash pads. 

 
(b) Provide for parking onsite. 

 
8. Electric Power and Telecommunication Services 

 
The electrical and telecommunication services to this building must be installed in an 
underground duct system, and the building must be connected by an underground 
service.  It is the developer’s responsibility to make a servicing application with the 
respective electric power, telephone and cable transmission companies to arrange for 
these services, which would be at the applicant’s cost. 
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9. Design and Construction 

 
a) Design, construction supervision and inspection of all off-site civil works and site 

servicing must be performed by a Consulting Civil Engineer and all such work is 
subject to the approval of the City Engineer.  Drawings must conform to City 
standards and requirements. 

 
b) Engineering drawing submissions are to be in accordance with the City’s 

“Engineering Drawing Submission Requirements” Policy.  Please note the 
number of sets and drawings required for submissions. 

 
c) Quality Control and Assurance Plans must be provided in accordance with the 

Subdivision, Development & Servicing Bylaw No. 7900 (refer to Part 5 and 
Schedule 3). 

 
d) A “Consulting Engineering Confirmation Letter” (City document ‘C’) must be 

completed prior to submission of any designs. 
 
e) Before any construction related to the requirements of this subdivision application 

commences, design drawings prepared by a professional engineer must be 
submitted to the City’s Development Engineering Department.  The design 
drawings must first be “Issued for Construction” by the City Engineer.  On 
examination of design drawings, it may be determined that rights-of-way are 
required for current or future needs. 

 
10. Servicing Agreements for Works and Services 

 
a) A Servicing Agreement is required for all works and services on City lands in 

accordance with the Subdivision, Development & Servicing Bylaw No. 7900.  The 
applicant’s Engineer, prior to preparation of Servicing Agreements, must provide 
adequate drawings and estimates for the required works.  The Servicing 
Agreement must be in the form as described in Schedule 2 of the bylaw. 

 
b) Part 3, “Security for Works and Services”, of the Bylaw, describes the Bonding 

and Insurance requirements of the Owner.  The liability limit is not to be less than 
$5,000,000 and the City is to be named on the insurance policy as an additional 
insured. 
 

11. Charges and Fees 
 
a) Development Cost Charges (DCC’s) are payable 
 
b) Fees per the “Development Application Fees Bylaw” include: 
 

i) Street/Traffic Sign Fees: at cost if required (to be determined after 
design). 

ii) Survey Monument, Replacement Fee: $1,200.00 (GST exempt) – only if 
disturbed. 

iii) Engineering and Inspection Fee: 3.5% of construction value (plus GST). 

 

 

_________________________________________ 
James Kay, P. Eng. 
Development Engineering Manager 
 
AS 
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Development Permit & 
Development Variance Permit 
DP18-0237/DVP18-0238  
 

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

280 Nickel Road  

and legally known as 

Lot A Section 27 Township 26 ODYD Plan EPP87929 

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

Four Dwelling Housing  

with a variance to the following section of Zoning Bylaw No. 8000 in general accordance with Schedule “A”: 

 Section 13.7.6(a)]: [RM1 – Four Dwelling Housing Development Regulations 
To vary the required maximum site coverage of buildings, driveways and parking areas from 50% to 59% proposed. 

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

Date of Council Decision:      

Decision By:   Council 

Development Permit Area: Comprehenisive Development Permit Area 

This permit will not be valid if development has not commenced within two years of the issuance date. 

Existing Zone: RM1   Future Land Use Designation: MRL 

This is NOT a Building Permit. 
In addition to your Development Permit, a Building Permit may be required prior to any work commencing. For further information, 
contact the City of Kelowna, Development Services Branch. 

NOTICE 
This permit does not relieve the owner or the owner’s authorized agent from full compliance with the requirements of any federal, 
provincial or other municipal legislation, or the terms and conditions of any easement, covenant, building scheme or agreement 
affecting the building or land. 

Owner:  1126112 Alberta Ltd. Inc. No. A0084599 

Applicant: Radec Group  

 
 
________________________________________   _______________________________________ 

Terry Barton       Date 
Urban Planning Manager  
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1. SCOPE OF APPROVAL 

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

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

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

2. CONDITIONS OF APPROVAL 

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

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

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

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

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

3. PERFORMANCE SECURITY 

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

a) An Irrevocable Letter of Credit or certified cheque in the amount of $26,793.75 

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

4. INDEMNIFICATION 

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

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

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

 

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

Landscape Agreement or their designates. 
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PROJECT STATISTICS:

MUNICIPAL ADDRESS 280 NICKEL ROAD,

KELOWNA, BC  V1X 4E6

PID 009-781-366

LEGAL DESCRIPTION LOT 4 SECTION 27 TOWNSHIP 26 OSOYOOS

DIVISION YALE DISTRICT PLAN 8839

CURRENT ZONING RU1 - LARGE LOT HOUSING

PROPOSED ZONING RM1 - FOUR DWELLING HOUSING

OCP MRL (MULTIPLE UNIT RESIDENTIAL, LOW DENSITY)

PROPOSED TWO DUPLEXES (FOUR DWELLING UNITS TOTAL)

EACH DWELLING: 2-STOREYS, 3 BEDROOM w/

ATTACHED 1-CAR GARAGE + 1 SURFACE PARKING

LOT AREA 1,045.14 m² / 11,250 sf

PERMITTED  PROPOSED

MAXIMUM SITE COVERAGE 40% (418 m² /4,500 sf) 28% (291 m² /3,136 sf)

BUILDINGS

***VARIANCE***

MAXIMUM SITE COVERAGE 50% (522.6 m² /5,625 sf) 59% (617 m² /6,637 sf)

BUILDINGS, DRIVEWAYS,

PARKING

MAXIMUM SITE COVERAGE 49% (512 m² /5,513 sf)

IMPERMEABLE DRIVEWAYS,

PARKING, BUILDINGS

MAXIMUM F.A.R. 0.6 0.44 

TOTAL NET FLOOR AREA 627 m² /6,750 sf 456.7 m² /4,916 sf

TOTAL NET FLOOR AREA - BLDG 1 227.7 m²  / 2,484 sf

TOTAL NET FLOOR AREA - BLDG 2 225.8 m²  / 2,432 sf

MINIMUM FRONT YARD 4.5 m 4.5 m (14'-9")

MINIMUM SIDE YARD NORTH 2.5 m 2.5 m (8'-3")

MINIMUM SIDE YARD SOUTH 2.5 m 6.0 m (19'-10")

MINIMUM REAR YARD 7.5 m 7.5 m (24'-7")

MAXIMUM HEIGHT 9.5 m / 2.5 storeys 8.2 m / 27'-0" (2 storeys)

PRIVATE OPEN SPACE 25 m² / 269 sf

UNIT 1 42 m² / 450 sf

UNIT 2 47 m² / 504 sf

UNIT 3 47 m² / 504 sf

UNIT 4 53 m² / 569 sf

PARKING 8 (2 per 3-bed dwelling) 8 (2 per 3-bed dwelling)

BUILDING 1

FLOOR AREA GROSS AREA  TOTAL NET AREA TOTAL

UNIT 01 -

MAIN LVL 775 sf 545 sf

SECOND LVL 723 sf 1,498 sf 723 sf 1,268 sf

UNIT 02 -

MAIN LVL 723 sf 493 sf

SECOND LVL 723 sf 1,446 sf 723 sf 1,216 sf

UNIT 03 -

MAIN LVL 723 sf 493 sf

SECOND LVL 723 sf 1,446 sf 723 sf 1,216 sf

UNIT 04 -

MAIN LVL 723 sf 493 sf

SECOND LVL 723 sf 1,446 sf 723 sf 1,216 sf

CONTACT:

DESIGN: Paula Guerra

GARNET DESIGN STUDIO INC.

604.789.4418

paula@garnetdesignstudio.com

paula@radecgroup.com

CONSTRUCTION: RADEC GROUP

955 Timmins

Penticton, BC V2A 5V3

250.492.0069

alan@radecgroup.com

CIVIL + STRUCTURAL: Dan Salhstrom, P. Eng

WSA ENGINEERING (2012) LTD

2248 Columbia Ave

Castlegar, BC V1N 2X1

1.888.617.6927 x 1

dans@wsaeng.ca

GEOTECHNICAL: Jennifer Anderson, P. Eng

NTERIOR TESTING SERVICES LTD.

#1-1925 Kirschner Road

Kelowna, BC V1Y 1N7

250.860.6540

jennifer@interiortesting.com

SURVEYOR: Gary Borne, BCLS

VECTOR GEOMATICSSURVEYING & LTD

170-1855 Kirschner Road

Kelowna, BC V1Y 4N7

250.801.3594

gary.borne@vectorgeomatics.com

LANDSCAPE: Keith Nyhof, BCLSA

BENCH SITE DESIGN INC.

4-1652 Water St

Kelowna, BC V1Y 1J7

250.470.2342

keith@benchsitedesign.com
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A3 BLDG 1 - FOUNDATION + MAIN FLOOR PLAN
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A7 BLDG 1 - ELEVATIONS
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A9 BLDG 2 - ELEVATIONS

A10 BLDG 2 - ELEVATIONS

A11 BLDG 1 - COLOURED ELEVATIONS

A12 BLDG 1 - COLOURED ELEVATIONS
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REPORT TO COUNCIL 
 
 
 

Date: June 18, 2019 

RIM No. 0940-50 

To: City Manager 

From: Community Planning Department (LK) 

Application: DP19-0045 & DVP19-0046 Owner: 
Simple Pursuits Inc., Inc. No. 
BC0449611 

Address: 2080 Benvoulin Court Applicant: Simple Pursuits Inc. 

Subject: Development Permit and Development Variance Permit Applications  

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

Existing Zone: C4 – Urban Centre Commercial 

 

1.0 Recommendation 

THAT final adoption of Zoning Bylaw Text Amendment No. 11796 be considered by Council;  

AND THAT Council authorizes the issuance of Development Permit No. DP19-0045 for Lot B District Lot 
128 ODYD Plan KAP83889, located at 2080 Benvoulin Court, Kelowna, BC subject to the following:  

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

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

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

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

AND THAT Council authorizes the issuance of Development Variance Permit No. DVP19-0046 for Lot B 
District Lot 128 ODYD Plan KAP83889, located at 2080 Benvoulin Court, Kelowna, BC;  

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

Section 8.1: Parking and Loading – Parking Schedule  
To vary the number of parking stalls from 82 stalls required to 72 stalls provided; 

AND THAT the Applicant be required to register on title a Section 219 Covenant to require the main floor 
(16 dwelling units) be used for supportive housing purposes; 
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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 the form and character of a proposed 5-storey purpose-built rental building with 16 units of 
supportive housing and to consider a variance to reduce the number of required parking stalls. 

3.0 Community Planning  

Staff are recommending support for the proposed Development Permit and associated variance as the 
proposal aligns with both the Journey Home Strategy and the Healthy Housing Strategy in its aim to help 
address the community’s housing needs. The form and character of the development is in general 
accordance with the relevant Development Permit guidelines of the Official Community Plan (OCP), as well 
as applicable urban design guidelines. Some of these include: 

 Orient windows, entrances, balconies, and other building elements to surrounding points of 
interest and activity; 

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

 Incorporate architectural features and detailing of buildings and landscapes that define an area’s 
character; 

 Provide outdoor spaces, including rooftops, balconies, patios and courtyards; 

 Mitigate the actual and perceived bulk of buildings by utilizing appropriate massing, including: 
o Detailing that creates a rhythm and visual interest along the line of the building; 
o 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. 

The property is within the Midtown Urban Centre on Benvoulin Court. The subject property is well served 
by nearby amenities including parks, restaurants, shopping centre, summertime farmer’s market as well as 
transportation options. The property is in close proximity to the Mission Park Greenway and multiple 
bicycle network choices. The site has a Walk Score of 58 (Somewhat Walkable – some errands can be 
accomplished on foot) and a Transit Score of 48 (Some Transit- A few nearby public transportation 
options).  

4.0 Proposal 

4.1 Background 

A Text Amendment to the C4 – Urban Centre Commercial zone to focus commercial space to the 
appropriate streets recently came before Council. The subject proposal was the trigger of the text 
amendment as in reviewing the proposal it was determined that requiring commercial frontage along 
Benvoulin Court was placing commercial to side streets where the focus should be on multi-residential 
development. Staff would prefer to see the commercial nodes focused on the appropriate roadways as 
identified in the OCP Map 7.3 – 20 Year Major Roads. 
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4.2 Project Description 

The applicant is proposing an 82-unit multiple dwelling housing project on the site. The 5-storey building 
would include 18 supportive housing micro-suite units on the main floor and 16 bachelor units per floor for 
the remaining four floors. The project is aimed at providing housing for youth that are capable of living on 
their own with some minor levels of support provided. The main floor units would be rented to a youth 
service provider who would determine the candidates to live in the building and the remaining 64 units 
would be regular market rental suites. To ensure that the main floor units are utilized for supportive 
housing, the applicant will be required to register on title a Section 219 Covenant in this regard. 

Form and Character 

The proposal incorporates a modern, minimalistic building design with punch windows in order to 
maximize energy efficiency of the building. The exterior is finished with stucco and fibre cement panels in 
white and varying grey tones. Stained wood is utilized for the entry canopy and screening for the amenity 
area. This along with the site landscaping adds a level of warmth to the building design. The building has 
two front entry doors with one providing access to the supportive housing and the other to the market 
rental units. 

A large amenity space is provided at-grade in the form of a common courtyard with a community garden, 
bocce area, bbq’s and a grass/soft landscaped area that can be utilized for both active or passive recreation. 
A separate amenity building is adjacent to the green space. This building also includes additional storage 
lockers for the building occupants and will provide an additional gathering area for building residents. 

Variance 

The applicant is proposing a variance to the number of total parking stalls from 79 stalls required to 72 stalls 
provided. Seventy stalls are required for tenants and 9 stalls are required for visitor parking. The Healthy 
Housing Strategy notes that rental apartments have a greater parking efficiency due to their ability to 
manage the parking stall pool. This allows the development to provide more affordable units due the cost 
associated with providing structured parking based on zoning bylaw requirements rather than estimated 
parking demand. With the reduction in parking stalls provided, the applicant is over providing secure on-
site bicycle storage facilities. This will allow the parking stalls to be allocated as parking demand requires. 
The parcel is within the Midtown Urban Centre and within walking distance of the Orchard Park Transit 
exchange as an alternative transportation option. 

4.3 Site Context 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North C4 – Urban Centre Commercial Various commercial uses 

East 
C4 – Urban Centre Commercial 
RM5 – Medium Density Multiple Housing 

Vacant Site 
Society of Hope Housing 

South RM5 – Medium Density Multiple Housing Seniors Housing 

West C4 – Urban Centre Commercial Various commercial uses 
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Subject Property Map: 2080 Benvoulin Court 

 

4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA C4 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Lot Area 1300 m2 2604  

Lot Width 13.0 m 34.8 m 

Lot Depth 30.0 m 59.0 m 

Development Regulations 
Floor Area Ratio 1.3 1.22 

Site Coverage 75% 67% 

Height 37 m/ 12 storeys 16.92 m/ 5 storeys 

Front Yard 0.0 m 3.95 m 

Side Yard (south) 2.0 m 2.0 m 

Side Yard (north) 0.0 m 0.0 m 

Rear Yard 0.0 m 0.0 m 

Other Regulations 
Minimum Parking Requirements 70 stalls 63 stalls 

Visitor Parking 9 stalls 9 stalls  

Bicycle Parking 
Class I – 41 required 
Class II – 9 required 

Class I – 85 required 
Class II – 9 required 

Private Open Space 504 m2 537.9 m2 

 Indicates a requested variance to the total number of parking stalls from 79 required to 72 stalls provided. 
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5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

Objective 5.9 1 Support the creation of affordable and safe rental, non-market and/or special needs 
housing. 

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

5.2 Healthy Housing Strategy 

Affordability, Quality, Community and Location 3 The housing needs of all Kelowna residents are met 
through affordable, accessible and diverse housing options. 

Promote and Protect Rental Housing 4 Rental housing plays a vital role in Kelowna’s Housing System. 
Without enough supply, growing demand can result in increased competition for rental units, driving prices 
up and pushing out those least able to afford the increases. 

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 application. 

6.2 Development Engineering Department 

 Development Engineering requirements will be addressed at time of Building Permit Application. 

Application Chronology  

Date of Application Received:  January 3, 2019  
Date Public Consultation Completed: February 24, 2019  
 

Report prepared by:  Lydia Korolchuk, Planner 

Approved for Inclusion by: Terry Barton, Urban Planning Manager 

Attachments:  

Draft Development Permit and Development Variance Permit: DP19-0045 & DVP19-0046 
Attachment A: OCP Design Guidelines 
Schedule A: Site Plan and Floor Plans 
Schedule B: Conceptual Elevations & Finish Schedule 
Schedule C: Landscape Plan 

                                                           
1 City of Kelowna Official Community Plan, Objective 5.9 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter). 
3 Healthy Housing Strategy, Introduction 1.1. 
4 Healthy Housing Strategy, Introduction 3.1. 
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Development Permit & 
Development Variance Permit 
DP19-0045/DVP19-0046  
 

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

2080 Benvoulin Court 

and legally known as 

Lot B District Lot 128 ODYD Plan KAP83889 

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

MULTIPLE DWELLING HOUSING/ SUPPORTIVE HOUSING 

USE as per Zoning Bylaw 

Apartment Housing/ Supportive Housing 

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

Date of Council Decision   June 18, 2019   

Decision By:   COUNCIL  

Development Permit Area: Revitalization 

This permit will not be valid if development has not commenced by June 18, 2021. 

Existing Zone:  C4  Future Land Use Designation:  MXR 

This is NOT a Building Permit. 

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

contact the City of Kelowna, Development Services Branch. 

NOTICE 

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

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

affecting the building or land. 

Owner:  Simple Pursuits Inc., Inc. No. BC0449611 

Applicant: Simple Pursuits Inc. 

 

 

________________________________________   _______________________________________ 

Terry Barton       Date 
Planning Department Manager  
Planning & Development Services 
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1. SCOPE OF APPROVAL 

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

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

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

2. CONDITIONS OF APPROVAL 

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

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

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

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

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

Section 8.1: Parking and Loading – Parking Schedule  
To vary the number of parking stalls from 82 stalls required to 72 stalls provided. 

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

3. PERFORMANCE SECURITY 

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

a) An Irrevocable Letter of Credit in the amount of  $145,575.63 

b) A certified cheque in the amount of  $145,575.63 

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

4. INDEMNIFICATION 

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

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

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

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

Landscape Agreement or their designates. 
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Revitalization Development Permit Area  
Consideration has been given to the following guidelines as identified in Section 14.B. of the City of Kelowna 
Official Community Plan relating to Revitalization Development Permit Areas: 
 

REVITALIZATION DEVELOPMENT PERMIT AREA YES NO N/A 

Relationship to the Neighbourhood and Street    

Does the proposal maintain the established or envisioned architectural character 
of the neighbourhood?   ✓   

Do developments adjacent to non-revitalization areas create an appropriate 
transition? 

  ✓  

Are spaces for pedestrian friendly amenities, such as street furniture, included on 
site? 

 ✓   

Is the ratio of streetwall height to street width less than 0.75:1? ✓    

Does the building frontage occupy the entire length of the street, without drive 
aisles or other dead zones? 

  ✓  

Building Design  

Are architectural elements aligned from one building to the next?   ✓  

Are the effects of shadowing on public areas mitigated?   ✓  

Are doors or windows incorporated into at least 75% of street frontage?   ✓   

Do proposed buildings have an identifiable base, middle and top?   ✓  

Are windows, entrances, balconies and other building elements oriented towards 
surrounding points of interest and activity? 

✓    

Are architectural elements such as atriums, grand entries and large ground-level 
windows used to reveal active interior spaces? 

 ✓   

Are buildings designed with individual entrances leading to streets and pathways 
rather than with mall style entrances and internal connections? 

✓    

For multiple unit residential projects, is ground level access for first storey units 
provided? 

 ✓   

Are buildings finished with materials that are natural, local, durable and 
appropriate to the character of the development? 

 ✓   

Are prohibited materials such as vinyl siding, reflective or non-vision glass, plastic, 
unpainted or unstained wood, and concrete block not used in the design? 

✓    

Are stucco and stucco-like finishes omitted as a principal exterior wall material?  ✓   

Are vents, mechanical rooms/equipment and elevator penthouses integrated with 
the roof or screened with finishes compatible with the building’s design? 

 ✓   

View Corridors   

Are existing views preserved and enhanced? ✓    

Vehicular Access and Parking  

Are at-grade and above-grade parking levels concealed with façade treatments? ✓    

Are garage doors integrated into the overall building design? ✓    
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REVITALIZATION DEVELOPMENT PERMIT AREA YES NO N/A 

Are pedestrian entrances more prominent features than garage doors and vehicle 
entrances? 

✓    

Is surface parking located to the rear of the building or interior of the block?  ✓   

Are truck loading zones and waste storage areas screened from public view?  ✓   

Do parking lots have one shade tree per four parking stalls? ✓    

Are pedestrian connections provided within and between parking lots?   ✓  

Are driving, parking, pedestrian and cycling areas distinguished through changes 
in colour or pattern of paving materials? 

✓    

Signage  

Is signage design consistent with the appearance and scale of the building?   ✓  

Are corporate logos on signs complimentary to the overall building character?   ✓  

Is signage lighting minimized?   ✓  

Public Art  

Is public art incorporated into the project?  ✓   
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REPORT TO COUNCIL 
 
 
 

Date: June 18, 2019 

RIM No. 0940-50 

To: City Manager 

From: Community Planning Department (AF) 

Application: DVP19-0044 Owner:   Colin & Nanci Macdonald 

Address: 865 Rose Ave Applicant: Colin & Nanci Macdonald 

Subject: Development Variance Permit   

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

Existing Zone: RU6 – Two Dwelling Housing 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Variance Permit No. DVP19-0044 for Lot 8, District 
Lot 136, ODYD, Plan 8116, located at 865 Rose Avenue, Kelowna, BC 

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

Section 9.5b.1(i): RU1 – Specific Use Regulations  
To vary the required minimum side yard from 1.5 m permitted to 0.99 m proposed. 

Section 9.5b.1(j): RU1 – Specific Use Regulations  
To vary the required minimum rear yard from 0.9 m permitted to 0.75 m proposed. 

2.0 Purpose  

To consider issuance of a Development Variance Permit to vary the required side yard setback and the rear 
yard setback to facilitate the conversion of an existing accessory building to a carriage home.   

3.0 Community Planning  

Community Planning Staff recommend support for the Development Variance Permit proposing to vary 
the side and rear yard setbacks. The existing accessory garage has been in the same location for close to 60 
years and is one storey in height, therefore, the conversion of the existing building from a garage to a 
carriage home is expected to have a minimal impact on the adjacent residential properties. 
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4.0 Proposal 

4.1 Background 

The subject property located at 865 Rose Avenue currently comprises an existing one storey single family 
dwelling with a one storey accessory garage located at the rear.  

4.2 Project Description 

The accessory garage located at the rear of the property and accessing off of the rear lane was originally 
constructed as an accessory garage in the 1950’s.  The applicant is proposing to convert the existing 
accessory garage into a 56.11 m2 carriage home with a single vehicle garage. This development variance 
application is a result of a bylaw enforcement file which originated in July of 2017.  The owner of the 
property has worked with staff to facilitate the required Development Variance Permit application to 
resolve any bylaw related issues on-site  

4.3  Site Context.  

The subject property is located in the South Pandosy City Sector near the intersection of Ethel Street and 
Rose Avenue, just northeast of Cameron Park. The surrounding neighbourhood consists largely of RU6 – 
Two Dwelling Housing and RU7 – Infill Housing properties with some RU1 – Large Lot Housing and RM1 – 
Four Dwelling Housing properties.  

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU6 – Two Dwelling Housing Residential 

East RU6 – Two Dwelling Housing Residential 

South RU7 – Infill Housing  Residential 

West RM1 – Four Dwelling Housing Residential 
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Subject Property Map: 865 Rose Avenue  

 

4.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RU6 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Side Yard (east) 1.5 m 0.99 m 

Rear Yard 0.9 m 0.75 m 

 Indicates a requested variance to side yard setback 

 Indicates a requested variance to rear yard setback 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

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

Carriage Houses & Accessory Apartments.2 Support carriage houses and accessory apartments through 
appropriate zoning regulations.   

                                                           
1 City of Kelowna Official Community Plan, Policy 5.3.2 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.22.12 (Development Process Chapter). 
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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 
Permits. 

 A third party work order may be required with the Development Engineering Department for an 
upgraded water line and sewage connection. These requirements are to be resolved prior to 
issuance of the Building Permit. 

 HPO (Home Protection Office) approval or release is required at time of Building Permit 
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 
complex at time of permit application. 

6.2 Development Engineering Department 

 DVP Application to vary rear yard and side yard setbacks to not compromise any municipal services 

6.3 Fire Department 

 Requirements of section 9.10.19 Smoke Alarms and Carbon Monoxide alarms of the BCBC 2012 are 
to be met. 

 All units shall have a posted address on Rose Avenue. 

 Ensure access from Rose Ave to carriage house is maintained by 1.1 metre unobstructed access 
from primary approach. 

 It was noted that gates were to be installed on access route to rear structures. Gate shall be 
openable with no special knowledge and is not permitted to be locked. Gate width shall conform to 
BCBC code requirements for access. 

7.0 Application Chronology  

Date of Application Received:  February 7, 2019  
Date Public Consultation Completed: May 22, 2019  
 
 
Report prepared by:                                     Andrew Ferguson, Planner 
Reviewed by:                                                   Terry Barton, Urban Planning Manager  
Approved for Inclusion:                              Ryan Smith, Community Planning Department Manager 

 

Attachments:  

Attachment A: Site Plan 
Draft DVP Permit (DVP19-0044) 
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Colin and Nanci Macdonald

Colindkm@Telus.Net

778-214-3046
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Colin and Nanci Macdonald

Colindkm@Telus.Net

778-214-3046
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Development Permit 
DVP19-0044 
 

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

865 Rose Avenue  

and legally known as 

Lot 8, District Lot 136, ODYD, Plan 8116 

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

Two Dwelling Housing 

 

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

Decision By:   Council 

Development Permit Area: n/a  

This permit will not be valid if development has not commenced by June 18, 2021. 

Existing Zone: RU6 – Two Dwelling Housing Future Land Use Designation: MRL – Multiple Unit Residential (Low Density) 

This is NOT a Building Permit. 

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

contact the City of Kelowna, Development Services Branch. 

NOTICE 

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

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

affecting the building or land. 

Owner: Colin and Nanci Macdonald   

Applicant:  Colin and Nanci Macdonald  

 

 

________________________________________   _______________________________________ 

Terry Barton       Date 
Community Planning Manager  
Community Planning & Strategic Investments 
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1. SCOPE OF APPROVAL 

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

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

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

2. CONDITIONS OF APPROVAL 

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

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

3. PERFORMANCE SECURITY 

None required 

5. INDEMNIFICATION 

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

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

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

 

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

Landscape Agreement or their designates. 
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REPORT TO COUNCIL 
 
 
 

Date: June 18, 2019 

RIM No. 0940-50 

To: City Manager 

From: Community Planning Department (AJ) 

Application: DVP19-0091 Owner: Lois Constance McCloskey 

Address: 1368 Ethel Street Applicant: 
Urban Options Planning & 
Permits 

Subject: Development Variance Permit 

Existing OCP Designation: S2RES – Single / Two Unit Residential  

Existing Zone: RU6 – Two Dwelling Housing 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Permit No. DVP19-0091 for Lot 2, District Lot 138, 
ODYD, Plan 31153, located at 1368 Ethel Street, Kelowna, BC;  

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

 Section 13.6.6(f): RU6 – Two Dwelling Housing Development Regulations 
 To vary the minimum front yard from 4.5m permitted to 3.3m proposed.  

 Section 13.6.6(g): RU6 – Two Dwelling Housing Development Regulations 
 To vary the minimum flanking street side yard from 4.5m permitted to 4.3m proposed.  

 Section 13.6.6(h): RU6 – Two Dwelling Housing Development Regulations 
 To vary the minimum rear yard from 7.5m permitted to 7.39m 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 minimum front yard setback, to vary the minimum flanking street side yard setback, and to 
vary the minimum rear yard setback.  

3.0 Community Planning  

Community Planning staff are supportive of varying the front yard, flanking street side yard, and rear yard 
setbacks on the subject property. The variances are expected to have a nominal impact and are a result of 
relocating a heritage home to the property. It would have been preferable if the home was placed on the 
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property in compliance with the Zoning Bylaw; however, given the relatively minor nature of the variances, 
staff are willing to support this application. 

4.0 Proposal 

4.1 Background 

The subject property is zoned RU6 and is located in the Central City sector of Kelowna. A heritage home 
was relocated to the subject property from 1730 Ethel Street in 2016. When the home was relocated, it was 
placed in error 4.3m from Fuller Avenue; however, the flanking side yard setback requirement is a minimum 
of 4.5m. The foundation was built directly under the home where it was placed, requiring a Development 
Variance Permit application to bring the home into conformance with the Zoning Bylaw. The applicant is 
requesting a second variance to allow for an entrance stairway to project into the front yard setback by 
varying the minimum front yard from 4.5m permitted to 3.3m proposed. The third variance is to bring the 
rear yard setback into compliance by varying the minimum rear yard from 7.5m permitted to 7.39m 
proposed. The applicant has confirmed completion of public notification in accordance with Council Policy 
No. 367. 

4.2 Project Description  

The flanking side yard and rear yard variances are intended to rectify current non-conformance. The 
additional variance requested is to allow for the construction of a ground-oriented entrance staircase facing 
the Ethel Street frontage. This variance is expected to have limited impact on the established street 
pattern, and will allow for the home’s entrance to be oriented in a manner that enhances its relationship to 
the Ethel Street Active Transportation Corridor. The project meets all other zoning regulations including 
height, floor area, and site coverage.  

4.3 Site Context 

Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU7 – Infill Housing Two Dwelling Housing 

East RU7 – Infill Housing Single Dwelling Housing 

South RU7 – Infill Housing Single Dwelling Housing 

West RU7 – Infill Housing Single Dwelling Housing 

 
Subject Property Map: 1368 Ethel Street  
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4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RU6 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Lot Area 440m2 526m2 

Lot Width 15.0m 20.7m 

Lot Depth 30.0m 25.3m 

Development Regulations 
Height 9.5m / 2.5 storeys 4.16m 

Front Yard 4.5m 3.3m 

Side Yard (south) 2.0m 4.85m 

Side Yard (north) 4.5m 4.3m 

Rear Yard 7.5m 7.39m 

 Indicates a requested variance to the minimum required front yard. 

 Indicates a requested variance to the minimum required flanking side yard. 

 Indicates a requested variance to the minimum required rear yard.  

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

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

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

6.0 Application Chronology 

Date of Application Received:  April 10, 2019 
Date Public Consultation Completed: May 21, 2019  
 
Report prepared by:  Arlene Janousek, Planner    
 
Approved for Inclusion: Terry Barton, Urban Planning Manager 
 
Attachments: 

Draft Development Variance Permit No. DVP19-0091 
Schedule A: Site Plan 
Schedule B: Conceptual Elevations 
                                                      
1 City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter). 
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Development Variance Permit  
DVP19-0091 
 

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

1368 Ethel Street, Kelowna, BC  

and legally known as 

Lot 2, District Lot 138, ODYD, Plan 31153  

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

Single Dwelling Housing 

with variances to the following sections of Zoning Bylaw No. 8000 in general accordance with Schedule “A”:  

 Section 13.6.6(f): RU6 – Two Dwelling Housing Development Regulations 

 To vary the minimum front yard from 4.5m permitted to 3.3m proposed.  

 Section 13.6.6(g): RU6 – Two Dwelling Housing Development Regulations 

 To vary the minimum flanking street side yard from 4.5m permitted to 4.3m proposed. 

Section 13.6.6(h): RU6 – Two Dwelling Housing Development Regulations 

 To vary the minimum rear yard from 7.5m permitted to 7.39m proposed. 

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

Date of Council Decision:     
Decision By:   Council 

This permit will not be valid if development has not commenced within two years of the issuance date. 

Existing Zone: RU6    Future Land Use Designation: S2RES 

This is NOT a Building Permit. 

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

contact the City of Kelowna, Development Services Branch. 

NOTICE 

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

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

affecting the building or land. 

Owner:  Lois Constance McCloskey 

Applicant: Urban Options Planning & Permits 

 

 

________________________________________   _______________________________________ 

Terry Barton       Date 
Urban Planning Manager  
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1. SCOPE OF APPROVAL 

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

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

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

2. CONDITIONS OF APPROVAL 

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

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

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

3. INDEMNIFICATION 

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

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

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

 

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

Landscape Agreement or their designates. 
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REPORT TO COUNCIL 
 
 
 

Date: June 18, 2019 

RIM No. 0940-60 

To: City Manager 

From: Community Planning Department (BBC) 

Application: HAP18-0014 Owner: 
Robert Bruce Wall and Hilda 
Agnes Wall  

Address: 1983 Abbott Street Applicant: Robert Wall 

Subject: Heritage Alteration Permit - Major 

Existing OCP Designation: S2RES – Single / Two Unit Residential 

Existing Zone: RU1 – Large Lot Housing 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Heritage Alteration Permit No. HAP18-0014 for Lot 2, District Lot 
14, Osoyoos Division, Yale District, Plan 3998, located at 1983 Abbott 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 section of Zoning Bylaw No. 8000 be granted as shown on Schedule 
A: 

 Section 6.5.3(g): General Development Regulations 

To vary the minimum distance between an accessory building and a principle dwelling in a 
residential zone from 3.0m permitted, to 2.65 m proposed 

 Section 13.1.6(a): RU1 - Urban Residential Zone, Development Regulations 

 To vary the maximum site coverage of buildings from 40% permitted, to 42.6% 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.  
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2.0 Purpose 

To consider the form and character of a proposed single family project located within the Abbott Marshall 
Heritage Conservation Area and to consider variances to the maximum site coverage of buildings and to 
vary the minimum distance between an accessory building to the principle dwelling. 

3.0 Community Planning 

Community Planning Staff recommend support for the proposed Heritage Alteration Permit. The proposal 
is consistent with the Heritage Alteration Permit Guidelines (Attachment A). The applicant retained the 
services of a Registered Heritage Consultant to review and comment on the proposed design (Attachment 
B). In her report, the Consultant identified that the proposed new build met a number of objectives of the 
City’s Heritage Conservation Areas as outlined in the Official Community Plan (OCP), including: 

 Maintain the residential and historical character of the Marshall Street and the Abbott Street Heritage 
Conservation Areas; 

 Encourage new development, additions and renovations to existing development which are compatible 
with the form and character of the existing context; 

 Ensure that change to buildings and streetscapes will be undertaken in ways which offer continuity of 
the ‘sense-of-place’ for neighbours, the broader community; and 

 Provide historical interest for visitors through context sensitive development.  

There are a several mature trees located on the subject property, as well as a public boulevard tree located 
in front of the lot on Abbott Street. The applicant is dedicated to retain and protect the existing mature 
trees on the property during construction of the new dwelling, and has been working with a registered 
Arborist to prepare a tree protection plan for the on-site and the boulevard trees, including a temporary 
protection fencing during the construction phase (Attachment B). 

Variances 

The applicant is requesting consideration for two variances: the maximum site coverage of buildings 
located on the property, and the minimum distance between the accessory building to the principle 
dwelling.  The site coverage variance is considered minimal being 2.4% over bylaw requirements.  Staff 
gave consideration to both the relatively small lot size and the fact that the proposed new principle 
dwelling will utilize the existing building footprint on-site. 

The second variance for the minimum distance between the accessory building and the principle dwelling is 
only for a small section, not the entire length of the distance separating the two structures. With the 
exception of this small section, the distance between the accessory building and the principle dwelling 
exceeds the minimum Zoning Bylaw requirement.  

To fulfil Council Policy No. 367, the applicant submitted a Neighbour Consultation Summary Form to staff 
on January 19, 2019, outlining that the neighbours within 50 m of the subject property were notified. 

4.0 Proposal 

4.1 Background 

The subject property is located in the Abbott Street Heritage Conservation area, but is not included in the 
Heritage register. The Abbott Street Conservation Guidelines identify the dominant style for the subject 
property and the adjacent buildings as ‘Late Vernacular Cottage’. The existing dwelling does not have 
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heritage protection but an approved Heritage Alteration Permit is required before a Demolition Permit can 
be issued. 

As detailed in the Heritage Consultant’s report, “the subject house is one of a row of four identical single-
storey cottages built in, or just before 1914”. Over time all four cottages underwent alterations, and the three 
most altered buildings adjacent to the subject property (1979, 1985, and 1989 Abbott Street) “no longer 
present as Vernacular Cottages but as Craftsman-inspired bungalows typical to the 1920’s and 1930’s”. 
Furthermore, “recent alterations have significantly altered the character of the original streetscape to a 
character that is not related to the original development”. The building on the subject property is the only 
one that has retained the original 1914 form and massing, however the Consultant noted that “given the 
alterations on either side, now looks out of context and historically unrelated to its neighbours”.  

That applicant also retained the services of a structural engineer to conduct structural assessment of the 
existing building on the property (Attachment B). The structural assessment report recommended that 
“due to significant deterioration of the structure, a new build is the best approach”. Furthermore, due to the 
many alterations over the years, the Heritage Consultant was unable to “visually identify the original 
finishes, as such their condition, if they survived on the building, was impossible to assess”.  

4.2 Project Description 

The applicant is proposing to demolish the existing 117m2 (1,257ft2) single detached dwelling with an 

attached single car garage, and construct a new 104m2 (1119ft2) single detached house and a 49m2 (531ft2) 

detached two-car garage. The 1.5 storey new build is proposed to be located approximately on the same 

footprint as the existing structure and will maintain access from a rear lane. 

 

In keeping with the Abbott Street Conservation Area Guidelines, the new build design recommendations 

made by the Heritage Consultant consisted of “retaining the appearance of a grouping of four cottages that 

share the same lineage and design”. As such the design approach for a new build at the subject property was 

recommended to “adapt the street-facing roofline to a front-gabled form and enlarge the building to the 

general 1.5 storey height of its neighbours”.  

 

In addition to the design cues that were included from adjacent and neighbouring houses such as the 1.5 

storey height, front gabled façade roofline and partially enclosed veranda, the applicant’s designer 

incorporated a number of recommended design, finish and architectural elements traditional to Vernacular 

Cottages of 1914, including (as illustrated in Figure 1): 

 a separate hipped veranda roof which extends the entire width of the façade; 

 vertical window openings with projecting sills - upper and lower sashes of equal dimensions; 

 slim, square veranda posts roughly 5” wide but not wider than 6”; 

 smooth finish horizontal lap siding; 

 smooth finish window and door casings; 

 smooth finish trim corner 5.5” boards; 

 historic (low) veranda railing height of 20”- 24”; 

 authentic Edwardian-era colour scheme and placement; 

 solid wood traditional front door, partially glazed; and,  

 Historic Edwardian colour scheme - a contrasting colour scheme, consisting of a dark or mid-tone body, 
light trim and dark windows. 
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Figure 1 : East (Abbott Street) facing elevation of the proposed new building at 1983 Abbott Street.  

 

4.3 Site Context 

The 360.2 m2 subject property is located near the corner of Abbott Street and Beach Avenue. It is in close 
proximity to the Kelowna General Hospital, several waterfront parks, and downtown Kelowna. It is located 
on the Abbott Street Recreation Corridor and is within the Permanent Growth Boundary.  

Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU1 – Large Lot Housing Residential 

East RU1 – Large Lot Housing Residential 

South 
RU1 – Large Lot Housing 
RU1C – Large Lot Housing with Carriage House 

Residential 

West RU1 – Large Lot Housing Residential 
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Subject Property Map: 1983 Abbott Street 

 

4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RU1 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Site Coverage of Buildings 40% 42.6%  

Site Coverage of Buildings, 
Driveways, and Parking 

50% 45.7% 

Height 2.5 storey or 9.5m  1.5 storey or 6.03m 

Front Yard 4.5m 4.5m 

Side Yard (south) 2.0m 2.0m 

Side Yard (north) 2.0m 2.0m 

Rear Yard (to an accessory building 
from lane access) 

1.5m 1.5m 

Other Regulations 

Minimum Parking Requirements 2 2 

Minimum distance between an 
accessory building and a principle 

dwelling 
3.0m 2.65m ❷ 

 Indicates a requested variance to vary the maximum site coverage of buildings from 40% permitted, to 42.6% proposed  

❷ Indicates a requested variance to vary the minimum distance between an accessory building and a principle dwelling in a residential zone from 

3.0m permitted, to 2.65 m proposed.  
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5.0 Application Chronology 

Date of Application Received:     October 26, 2018  
Date Public Consultation Completed:    January 9, 2019  
Date of Registered Heritage Consultant Report Received: February 8, 2019 
Date of Revised Plans Received:     February 10, 2019 
Date Tree Protection Plan Received:    April 1, 2019 

Report prepared by:   Barbara B. Crawford, Planner II 
Reviewed and Approved by:  Terry Barton, Development Planning Department Manager  

Attachments:  

Draft Heritage Alteration Permit No. HAP18-0014  
Attachment A - Heritage Alteration Permit Guidelines 
Attachment B:  

 Ance Building Services - Registered Heritage Consultant Report 

 KO Structural Engineering – Structural Assessment 

 Cody’s - Tree Protection Plan 
Attachment C - Applicant’s Rationale Letter 
Schedule A - Site Plan and Elevations 
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HERITAGE ALTERATION PERMIT GUIDELINES 
 
Heritage Conservation Area 
Consideration has been given to the following guidelines as identified in Chapter 16 of the City of Kelowna 
Official Community Plan relating to Heritage Conservation Areas: 
 

HERITAGE CONSERVATION AREA YES NO N/A 

Site Layout and Parking    
Are established front yard setbacks maintained within 10% of neighbouring 
building setbacks? 

   

Are parking spaces and garages located in the rear yard?    

Are established building spacing patterns maintained?    

Does the carriage house complement the character of the principal dwelling?    

Are accessory buildings smaller than the principal building?    

Building Massing    

Is the established streetscape massing maintained?    

Is the massing of larger buildings reduced?    

Roof Forms, Dormers and Chimneys    

Is the roof pattern in keeping with neighbouring buildings?    

Are skylights hidden from public view?    

Are high quality, low maintenance roofing materials being used?    

Are the roofing materials similar to traditional materials?    

Are the soffit, overhang and rain water drainage features in keeping with the 
building’s architectural style?    

Do secondary roof elements have a similar pitch as the principal roof?    

Are chimneys in keeping with the building’s architectural style?    

Cladding Materials    

Are low maintenance building materials being used?    

Are the building materials similar to traditional materials?    

Are exterior colours in keeping with the traditional colours for the building’s 
architectural style?    

Doors and Windows    
Are established window placement, style and window-to-wall area ratios 
maintained?    
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HERITAGE CONSERVATION AREA YES NO N/A 

Are established door placement, style and door-to-wall area ratios maintained?    

Is the main entrance a dominant feature visible from the street?    

Is the main entrance in keeping with the building’s architectural style?    

Are the door and window design details consistent with the building’s architectural 
style?    

Landscaping, Walks and Fences    

Are existing healthy mature trees being retained?    

Is the front yard landscaping consistent with neighbouring properties?    

Is street facing fencing or screening landscaping no more than 1 m in height?    

Privacy and Shadowing Guidelines    

Are there clear sightlines from the street to the front yard and dwelling?    

Does the building location minimize shadowing on the private open space of 
adjacent properties?    
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City of Kelowna                                                                                                              February 8, 2019 
Planning Department 
1435 Water Street 
Kelowna BC, V1Y 1J4 

To whomever it may concern, 

RE: Sticks & Stones Rebuild Proposal at 1983 Abbott Street - Kelowna 

This report is to comment on the appropriateness of the proposed rebuild at 1983 Abbott 
Street, a property within the Abbott Street Heritage Conservation Area. The below 
observations consider the proposal’s alignment with both the HCA’s Guidelines for new 
development as well as with the Standards & Guidelines for the Conservation of Historic Places 
in Canada.  

left: Sticks & Stones Design 
Group architectural drawing of 
the proposed rebuild facade 
elevation at 1983 Abbott Street. 
Proposed colour scheme added 
by author.
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Brief history of development and alterations 

The subject house is one of a row of four identical single-storey cottages built in or just before 
1914. As seen in the below May, 1914 fire insurance plan, the four cottages featured a single-
storey height, full-width front verandas, and small single-storey extensions at the rear. They 
each also had a single-storey wood shed at the rear. 

 

The earliest photograph found of 
the cottages is this aerial from 
1946. It shows that at the time, 
three of the four cottages (from 
Beach) featured hipped main 
roofs and gabled rear extensions, 
while the house at 1989 Abbott 
had a front gabled main roof. It is 
unknown whether the 1989 
Abbott roof form was always 
different from the group or an 
alteration carried out in the three 
decades since construction. Over 
time all four cottages underwent 
alterations, most notably the 
application of stucco cladding 
and the full or partial enclosing of 
their verandas.  

______________________________________________________________________________ 
Ance Building Services  ::  739 Campbell Avenue, Vancouver BC V6A 3K7  tel:  604.722.3074 ::  Page 2

left top: Crop from sheet 16 of 
Goad’s 1914 Atlas for Kelowna 
showing the subject block of Abbott 
Street (at the time the 700 block). 
Source: Library and Archives of 
Canada 

left bottom: Crop from an aerial of 
Kelowna taken in April, 1946 
showing the corner of Abbott and 
Beach Avenue. 
Source: http://vintageairphotos.com
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In the above photographs from 2009 and 2011, the four houses still retained their original 
cottage form and scale. 1985 Abbott (left side - lower photo) now also featured a low-pitch 
front gable roof like at 1989 Abbott (right side - lower photo). The facade window patterns and 
opening dimensions were consistent on all houses with the exception of 1983 Abbott. At the 
time of these photographs the veranda hipped roofs survived on all four. All these factors 
together illustrated that the four houses were linked to each other in design and age and the 
streetscape was integral.  

Recent alterations at 1979 Abbott (2013) involved a new gabled roof, similar to 1985 and 1989 
Abbott. In 2016, 1989 Abbott underwent a complete rebuild, diverting significantly from the 
historic cottage form and massing. This new build features a ‘historic inspired’ 1.5 storey front 
portion with a front gabled roof and a front gabled veranda. 

At the current time, this historic streetscape consists of three 1.5 storey cottages with front 
gabled main roofs and one single-storey cottage with a hipped roof. The 1.5 storey cottages all 

______________________________________________________________________________ 
Ance Building Services  ::  739 Campbell Avenue, Vancouver BC V6A 3K7  tel:  604.722.3074 ::  Page 3

1979 and 1983 Abbott in May 2009. Source: google street view

1985 and 1989 Abbott  in September 2011. Source: google street view
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have partially enclosed verandas whereas the single-storey cottage has a fully-enclosed 
veranda. The veranda roofs are all still full-width hipped roofs except for at 1989 Abbott where 
the new veranda roof is gabled. From a traditional design perspective, the three most altered 
buildings (1979, 1985 and 1989 Abbott) no longer read as vernacular cottages but as 
Craftsman-inspired bungalows typical of the 1920s and 30s. These recent alterations have 
significantly altered the character of the original streetscape - to a character that is not related 
to the original development, nor to the design trends of the pre WWI era. 

Below are two house models from early house plan catalogues, likely similar to those used by 
early Kelowna builders. The Sears Roebuck Kismet model, on the left, was first introduced in 
1911. The original cottages in question would have been similar to this model. The Ray H. 
Bennett Lumber Co. York model, on the right, marketed as a ‘suburban bungalow’ in 1922, is 
more in line with the current appearance of the altered houses in the subject grouping. 

The only building still to retain its 1914 form and massing is the subject house at 1983 
Abbott which, given the alterations on either side, now looks out of context and 
historically unrelated to its neighbours. A detailed structural report by KO Structural 
Engineering recommends that due to significant deterioration of the structure, rebuilding the 
house is the best approach. Additionally, due to the many alterations over the years, no original 
finishes are visible, so their condition, if they survive on the building, was impossible to assess. 

New build design recommendations 
With streetscape integrity an important priority in the Abbott Street HCA, and the HCA 
Guideline’s encouragement to take inspiration from the ‘dominant neighbourhood roof 
pattern’; and in an attempt to retain the appearance of a grouping of four cottages that share 
the same lineage and design - it was deemed that the best design approach for a new build at 
1983 Abbott would be to adapt the street-facing roofline to a front-gabled form and enlarge 
the building to the general 1.5 storey height of its neighbours.  

______________________________________________________________________________ 
Ance Building Services  ::  739 Campbell Avenue, Vancouver BC V6A 3K7  tel:  604.722.3074 ::  Page 4

Sears & Roebuck 20’ wide 2-bedroom ‘Kismet’ model as 
marketed in 1912. Source: http://www.searsarchives.com

Ray H. Bennett 24’ wide 2-bedroom York model. 
Source: http://www.antiquehomestyle.com
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The proposed design take cues from adjacent/neighbouring houses in the following 
features: 
• 1.5 storey height 
• front gabled facade roofline 
• partially enclosed veranda 

The proposed design aligns with the original design from 1914 with: 
• a separate hipped veranda roof which extends the entire width of the facade (still retained 

at 1979, 1983 and 1985 Abbott) 
• vertical window openings with projecting sills - upper and lower sashes of equal dimensions 

(still evident at rear of 1983 Abbott and on 1985 Abbott as well as on archival photos from 
2009-2011 for all four cottages) 

The proposed design applies the following finishes and architectural elements traditional 
to vernacular cottages of 1914: 
• slim, square veranda posts roughly 5” wide but not wider than 6” 
• smooth finish horizontal lap siding (6.5” width installed at  5” exposure) 
• smooth finish window and door casings - consistent everywhere at 5.5” 
• smooth finish trim corner 5.5” boards  
• historic (low) veranda railing height of 20”- 24” 
• authentic Edwardian-era colour scheme and placement 
• solid wood traditional front door, partially glazed 

The above architectural elements are also found on comparable modest-sized Kelowna 
cottages of the same pre-WW1 era: 

The Trench House - 1911 - 784 Lawrence Avenue, The Knowles House - 1907 - 865 Bernard 
Avenue, The Tutt House - 1910 - 809 DeHart Avenue, The DeHart House - c. 1907 - corner of 
Ethel Street and Sutherland Avenue, Dr. H.L.A. Keller House - 1902 - 2005 Pandosy Street, 
The Temple House - 1910 - 356 Park Avenue, The Reekie House - 1907 - 429 Park Avenue 

Historic Edwardian colour scheme: 
A 1914 house would have had a contrasting colour scheme - typically a dark or mid-tone body, 
light trim and dark windows. The following colours and proposed placement reflect this: 

siding/body   window and door trim  windows & front door 
(HardiePlank) Gray Slate        columns/corner & facia boards (Euroline) Charcoal Black

(HardiePlank) Sail Cloth  can also be lacquered wood

______________________________________________________________________________ 
Ance Building Services  ::  739 Campbell Avenue, Vancouver BC V6A 3K7  tel:  604.722.3074 ::  Page 5
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It is my professional opinion that the thoughtful, and well-researched new build proposed here 
by Sticks & Stones Design Group and the property owners, achieves all of the above and meets 
the Objectives of Kelowna’s Heritage Conservation Areas as listed in Chapter 16 of the Official 
Community Plan: 

• Maintain the residential and historical character of the Marshall Street and the Abbott Street 
Heritage Conservation Areas; 
• Encourage new development, additions and renovations to existing development which are 
compatible with the form and character of the existing context; 
• Ensure that change to buildings and streetscapes will be undertaken in ways which offer 
continuity of the ‘sense-of-place’ for neighbours, the broader community; and 
• Provide historical interest for visitors through context sensitive development. 
 
Yours Truly, 

Elana Zysblat
heritage consultant, CAHP
President of the Board, BC & Yukon Chapter - Canadian Association of Heritage Professionals

______________________________________________________________________________ 
Ance Building Services  ::  739 Campbell Avenue, Vancouver BC V6A 3K7  tel:  604.722.3074 ::  Page 6
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1913 Kent Road
Kelowna, BC V1Y 7S6

 t: 236.420.3640
f: 250.860.1253

e: info@kostructural.com

Abbott Street
Structural

Assessment

Prepared for
Bob Wall

Job Number: 18-04285
1983 Abbott Street

Kelowna, BC

 August 20, 2018
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1913 Kent Road
Kelowna, BC V1Y 7S6

 t: 236.420.3640
f: 250.860.1253

e: info@kostructural.com

August 20, 2018

Bob Wall

1868 Ethel Street

Kelowna, BC

V1Y 2Z4

Attention: Bob Wall

Subject: Structural Assessment of Existing Heritage House

at 1983 Abbott Street, Kelowna, BC

1. INTRODUCTION

KO Structural Engineering Ltd. (KO) was contracted by Bob Wall in regards to the above 

residential property.  Mr. Wall indicated that he would like to re-build this residential building,  

but has been denied permits from the  local building authorities since this building's age could 

possibly designate it as a heritage building.  Mr. Wall believes that a preliminary structural 

assessment of the property would be beneficial to the building permit process.  Keith Ohlhauser,

P.Eng and Breanna Martin of KO structural visited the site on August 16th, 2018 and were 

accompanied by Bob Wall (the home owner).  The following constitutes the structural 

assessment.

  

2. OBSERVATIONS

All observations were limited to visual inspections only and only structural elements that were 

accessible from ground level.  Those structural elements that were not visually checked, have 

been sized using the smallest typical structural element that would have been used at the time.

The house is a 1-storey house completed around 1915 – built upon a shallow crawl space, as 

was typical of the time.  It appears that a few additions have been made to the main entrance 

2
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1913 Kent Road
Kelowna, BC V1Y 7S6

 t: 236.420.3640
f: 250.860.1253

e: info@kostructural.com

way and possibly the rear mud room as well.

Fig.1 – Front View of Property

The floor system has settled significantly with noticeable “dips” as you walk from the front 

through to the back of the house.

There is additional evidence of water staining on the ceiling and the owner has indicated that he

has repaired the drywall ceiling in one of the bedrooms.

The bathroom ceiling also has some evidence of water staining and there is a lack of ceiling 

mounted fans, which does not allow moist air to ventilate to the exterior.

The exterior roof overhangs along the sides of the house do not have any eavestroughs attached.

The exterior roof has areas of “sagging” indicating some possible water damage.

The following structural elements were observed or are considered typical of construction 

during the time of build.

3
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1. Floor joist system – 2x8 D.Fir joists, spanning 11'-0” and spaced 24” o.c.

2. Center crawl space support beam of 6x6 D.Fir timbers supporting the 11'-0” span floor 

joists on each side of the beam with 4x4 timber posts spaced approximately 5'-0” o.c.

3. The support posts for the main timber floor beams are approximately 24” high, and 

additional steel teleposts have been installed to reduce the spans to about 5'-0” lengths.

4. It unclear if the teleposts are installed over concrete pads.

5. The owner has indicated the the exterior foundation is a Permanent Wood Foundation 

type and is not sitting on any concrete footings.

6. The exterior wall thickness indicates that 2x4 construction was used in the framing of 

the load bearing walls.  Typical spacings of 16” o.c. have been assumed.

7. The attic was unavailable for viewing, but typical roof construction of the time would 

indicate that 2x4 roof rafters and 2x6 ceiling joists would have been used with a maximum 

spacing of 24” o.c.

8. No window or door headers were observed, (2) ply 2x6 would be sufficient for a typical 

window header of 6'.

3. ANALYSIS AND DISCUSSION

Structural elements are analyzed for ultimate limit states (strength) and serviceability limit 

states (deflection) design.  The following structural elements were analyzed and found to pass 

both ultimate and serviceability design requirements:

1. Floor Joists – OK

2. Support Beam – OK

3. Roof Rafters – OK

4. Typical Headers – OK

5. Wall Studs – OK

6. Steel Telepost – OK

4
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Some items that have serviceability issues:

1. Steel Teleposts – There wasn't a lot of room to crawl into the crawl space to verify that

all the teleposts were bearing on concrete pads.

2. Exterior Foundation – The exterior foundation wasn't exposed and it wasn't possible to 

verify that the foundation was constructed of permanent wood foundations.  However, there 

were noticeable dips and drops in the floor system indicating possible foundation settlements 

along the exterior bearing points, possibly confirming PWF construction. PWF construction 

would likely be prone to wood rot after 100 years, especially since there are no eavestroughs 

visible on either side of the roof.  This allows rain water to accumulate against the PWF.  Frost 

protection and drain tile installations could not be verified and are most likely substandard 

which could also contribute to the uneven floor joist system.

3. Roof Joists – Although the roof joists pass the current ultimate and serviceability limit 

states design requirements, it is obvious that long term creep has resulted in serviceability 

failure as obvious dips are visible in the roof structure; as would be expected after 100 years of 

service.  It was impossible to verify if this deflection failure is due to long term creep or damage

from water penetration into the roof as KO was unable to access the attic areas.  However, 

water staining of the ceiling indicates that these structural elements have been exposed to high 

amounts of moisture.

4. Wall Studs – Although the wall studs exceed the ultimate and serviceability limit stated 

designs; it's likely the the current energy and insulation specifications are exceeded.

These serviceability issues can all be repaired; however, the cost of repairing these would 

exceed the cost of rebuilding the structure.  

For example, the wood studs could be replaced or sistered up with deeper 2x6 studs to meet the 

current energy codes. While the cost of the actual additional studs may be the same, the labour 

cost of framing around redundant 2x4 studs would exceed that of simply building 2x6 walls by 

themselves.

5
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Likewise, the cost of leveling the floor system would require lifting the house structure to pour 

or replace a new level foundation.  The crawl space height would most likely require increase to

allow easier access.  This cost would obviously be higher than new construction as well.

The roof dips could also be fixed by sistering up new straight joists beside the sagging ones, but

the cost of labour to do this, while maintaining the integrity of the current system, would be 

much higher than simply re-building.

Finally, even after repairing the structural, most of this structure would actually be new 

construction, except for the fact that the floor and roof layouts would still be the old residence.  

So, the owner would be paying for new construction without receiving the actual benefits of 

new, modern layouts and potential additional storeys.

4. RECOMMENDATIONS

KO Structural would recommend re-building this residence instead of repairing the deficiencies

and bringing the existing building up to current codes.

While it's always possible to repair the structure, the cost of repair is too extravagant and the 

final result would be a  poorly laid out residence.

5. CLOSURE

This report has been prepared by KO Structural Engineering Ltd. and is based upon visual 

inspections of the structure only. No physical samples were taken from the structure or 

analyzed.  Should additional information become available, KO requests the opportunity to 

review the report. Our scope of work does not include verifying any other existing conditions 

(eg geotechnical conditions, fire separations requirements, setbacks, waterproofing, hand & 

guardrails, building envelope & environmental separation requirement).

Information gathered will be retained on file for future use. If you have any questions or 

concerns please contact our office at your earliest convenience.

6
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Sincerely,

KO Structural Engineering Ltd.

Keith Ohlhauser, P.Eng

(230) 420 – 3640

email: kohlhauser@kostructural.com

7
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April 1, 2019 
Bob Wall 
1983 Abbott St 
Kelowna B.C. 

Subject Property 
1983 Abbott St  
Kelowna, B.C. 

Contact: Bob Wall  

Tree Protection Requirements:

Cody Tree Service was contacted to inspect the trees at 1983 Abbott St and provide a strategy 
for the protection of the trees during the construction of a new residence on the subject property. 
A Norway maple on the front, west side of the property, a locust on the north side, and an 
emerald maple on the south side of the property. The trees along the edge of the property will be 
very close to the building envelope of the project and a temporary fence will be required. It will 
need to be constructed along the trees to protect them from the furthest point that the excavation 
will take in relation the to trees proximity to the building. 

The maple at the front of the property requires a temporary fence to be constructed around the 
perimeter drip line to ensure the trees roots are protected form the construction. Placement of the 
fence should be adequate to block all access to the root zone of the tree. 

1983 Abbott St 

Existing Home for demolition 

Temporary fence 
 locations 

N 

Tree locations 
Temporary Fence location 

Abbott St 
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With temporary fence enclosures around the root zone of the trees, they will be protected from 
compaction damage and root destruction during the construction process. 

The fences should include signs that have contact information for the client in the event disruption 
to the barrier for the trees is realized. Contractors should be made aware in the event of 
disruption or damage to the fence or the tree needs to be reported immediately and the fence 
restored and the tree inspected. If roots are disrupted in the course of the digging of the 
foundation, documentation of the root damage should be conducted and an arborist called in to 
inspect the root damage and provide recommendations for their remediation.

The fences should be constructed as outlined and the trees watered weekly throughout the 
construction process. A long deep watering of the trees will be required and mulch over the root 
zones to keep the moisture in the soil and to protect the roots from desiccation. Additionally, a
circular well should be constructed prior to the mulch installation to retain the water around the 
root zone of the trees.  

Inspection of the retained trees needs to be completed prior to construction and post 
construction, as well as one year after the construction of the home is completed. These 
inspections are to ensure the trees continue to be in good health after the project is complete. 
Inspections need to be carried out by a certified arborist and a report generated upon completion 
of the inspection to be retained by the client for his records and the City of Kelowna. 

Jeff Judson 
Cody Tree Service 
ISA TRAQ Certified Tree Risk Assessor 1159  

Box 23020 Plaza 33, Kelowna B.C. V1X 7K7 Ph: (250) 862-8900 Fax: (250) 491-8433              
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 Page 1 of 2 
 

Letter of Rationale 
 

1983 Abbott Street 
 
 

 
We purchased the house located at 1983 Abbott in July 2017 with the intent of a forever home.  Our goal was a 
home in a central location with convenient access for an older couple.   
   
The house was built in 1915 as a seasonal rental.   It has been tenant occupied for most of its life span.  Over the 
years various renovations have been made to convert the home to a year around home.   Unfortunately, these 
repairs have not kept pace with the deterioration of the home.    
 
After a structural assessment by Keith Ohlhauser (P.Eng) of KO Structural Engineering it has been recommended 
“that the cost of repair would be too extravagant and the final result would be a poorly laid out 
residence”.   Listed below are the upgrades that are required to bring the house to current code standards. 

- The house would have to be raised to gain access to the foundation.  The existing wooden foundation 
would have to be completely removed and replaced with cement foundation etc.  At the same time all 
the services would have to be replaced as they are all deficient based on current standards. 

- Before the house is replaced, various rim joists and floor joists would have to be replaced to eliminate 
the rotten parts. 

- The interior of the house would have to be completely removed to access the exterior walls.  The 
exterior walls could then be repaired with 2X6 studs.  This is necessary to support the rotten studs as 
well as provide additional insulation. 

- The roof would have to be completely removed as the structural integrity of the trusses has been 
compromised over time.  New engineered trusses would be required.   Of course, new shingles etc. 

- As the various repairs progressed, all new mechanical and electrical upgrades are required.  Being built 
as a seasonal rental, services were minimal.  As this house was primarily tenant occupied, upgrades 
were done on a as required basis only. 

 
It is our desire to build a new home that would be in keeping with the neighbourhood.  With that in mind we 
hired Ryan Esbjerg, a designer that has experience with heritage inspired homes.  Our original instructions were 
to design a house that from outward appearances is a freshly painted heritage home.  We feel this has been 
accomplished.   
 
There are several mature trees on the property.  The maple on the boulevard would be untouched.  We have 
already started the process of bringing the hedge on the south west side back to a tailored hedge.  An arborist 
has been consulted regarding the two trees close to the house.  He feels that he can prune the trees to the point 
where they will not be damaged by the new construction.  There was a pine tree on the north west corner, this 
tree was diseased and had to be removed.  It will be replaced with a dog wood.  There will be a curved walk 
approaching the house.  The front of the house will have foundation planting in keeping with the 
neighbourhood.  The balance of the lot will be landscaped as per drawings. 
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 Page 2 of 2 
 

 
As part of the design process, the neighbours with a direct view of the home have been approached. Ted & 
Marilyn W. (1979 Abbott St, the home directly adjacent to the north), expressed concerns regarding the view 
into their hot tub.  The choice and positioning of the windows were discussed.  As all the first-floor windows on 
that side of the house are transom windows that are positioned above site lines this would hot be a concern.  All 
the approached neigbours gave positive comments, were open to the change and felt that the home would be a 
welcome addition to the neighbourhood. The neighbours directly to south are away.  The project has been 
discussed with them but unfortunately, we were unable to show them the images.  At the time of discussion, 
they were excited about the project and were looking forward to seeing the finished result.  
 
We feel that a significant amount of effort has been expended to make this home fit into the neighbourhood.   
 
Bob Wall/Hilda Wall 
250 317 5388 
 
 
 
Attached: 
 

- Structural Engineering Report (KO Structural Engineering) 
- Energy Efficiency Analysis (Enforma Inc) 
- Neighbours signatures and comments.  
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EXISTING ZONE: RU1
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**MINOR VARIANCE REQUIRED**
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Heritage Alteration Permit 
HAP18-0014 
 
 

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

1983 Abbott Street 

and legally known as 

Plan 2, District Lot 14, Osoyoos Division, Yale District, Plan 3998 

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

Large Lot Housing with new single detached house and a detached accessory building used as garage 

with variances to the following sections of Zoning Bylaw 8000 in accordance with Schedule “A” 

 Section 6.5.3(f): General Development Regulations 

To vary the minimum distance between an accessory building and a principle dwelling in a residential zone from 3.0m 
permitted, to 2.65 m proposed 

 Section 13.1.6(a): RU1 - Urban Residential Zone, Development Regulations 

 To vary the maximum site coverage of buildings from 40% permitted, to 42.6% proposed. 

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

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

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

Date of Decision:   June 18,2019 

Decision By:   City Council 

Issued Date:   TBD 

Development Permit Area: Abbott Marshall Heritage Conservation Area 

This permit will not be valid if development has not commenced by XXXX, 2021. 

Existing Zone: RU1    Future Land Use Designation: S2RES 

This is NOT a Building Permit. 

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

contact the City of Kelowna, Development Services Branch. 

NOTICE 

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

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

affecting the building or land. 

Owner:  Robert Bruce Wall and Hilda Agnes Wall 

 

 

________________________________________   ___________________________ 

Terry Barton, Development Planning Department Manager  Date 
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1. SCOPE OF APPROVAL 

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

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

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

2. CONDITIONS OF APPROVAL 

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

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

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

3. PERFORMANCE SECURITY 

None Required 

4. Indemnification 

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

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

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

 

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

Landscape Agreement or their designates. 
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