
City of Kelowna
Regular Council Meeting

AGENDA
 

Tuesday, May 17, 2016

6:00 pm

Council Chamber

City Hall, 1435 Water Street
Pages

1. Call to Order

2. Reaffirmation of Oath of Office

The Oath of Office will be read by Councillor Hodge.

3. Confirmation of Minutes 1 - 10

Public Hearing - May 3, 2016
Regular Meeting - May 3, 2016

4. Bylaws Considered at Public Hearing

4.1 268 Lake Avenue, BL11240 (Z16-0005) - Frank Renou & Joan Capman 11 - 11

To give Bylaw No. 11240 second and third readings in order to rezone the
subject property to facilitate the development of a carriage house.

4.2 330 Merrifield Road, BL11241 (Z16-0011) - Corey Knorr Construction Ltd. 12 - 12

To give Bylaw No. 11241 second and third readings in order to rezone the
subject property to faciltate a 2-lot subdivision.

4.3 845 Kinnear Court, BL11242 (Z15-0050) - Carol Kergan 13 - 13

To give Bylaw No. 11242 second and third readings in order to faciltate the
conversion of an accessory building to a carriage house on the subject parcel.

4.4 135 Mugford Road & 345 Rutland Road N, BL11243 (Z15-0059) - City of Kelowna 14 - 14

To give Bylaw No. 11243 second and third readings in order to rezone the
subject properties to faciltate the redevelopment and adaptive re-use of the
heritage building and site.



4.5 820 Finns Road, BL11246 (OCP15-00016) & BL11247 (Z15-0053) - Raif Holdings
Ltd.

15 - 15

To defer consideration of Bylaw No. 11246 (OCP15-0016) &  Bylaw No. 11247
(Z15-0053) to the May 31, 2016 Public Hearing at the request of the Applicant.

5. Notification of Meeting

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

6. Development Permit and Development Variance Permit Reports

6.1 2673 Bath Street, DVP15-0253 - Tara Henderson 16 - 29

City Clerk to state for the record any correspondence received.  Mayor to
invite anyone in the public gallery who deems themselves affected by the
required variance(s) to come forward.
To vary the front and side yard setback for an accessory structure on the
subject property.

6.2 1382 Graham Street, DP15-0321 & DVP16-0031 - 476462 BC Ltd. 30 - 48

City Clerk to state for the record any correspondence received.  Mayor to
invite anyone in the public gallery who deems themselves affected by the
required variance(s) to come forward.
To consider the form and character, and maximum peak roof height variance
for an existing carriage house on the property.

6.3 615 McClure Road, DVP16-0105 - Robert & Sharon Clarke 49 - 69

City Clerk to state for the record any correspondence received.  Mayor to
invite anyone in the public gallery who deems themselves affected by the
required variance(s) to come forward.
To vary the required minimum rear yard from 7.5m required to 3.04m
proposed.

6.4 1350 St. Paul Street, DP16-0017 & DVP16-0019 - Sole Downtown Developments
Ltd.

70 - 95

City Clerk to state for the record any correspondence received.  Mayor to
invite anyone in the public gallery who deems themselves affected by the
required variance(s) to come forward.
To consider a form and character Development Permit and an associated
Development Variance Permit to allow for the construction of a six storey
building with retail, office and residential uses.

7. Reminders

8. Termination
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CITY OF KELOWNA 
 

BYLAW NO. 11240 
Z16-0005 – Frank Renou & Joan Miller-Chapman  

268 Lake Avenue 

 

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

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning 
classification of Lot A, District Lot 14, ODYD, Plan 42536 located on Lake Avenue, 
Kelowna, B.C., from the RU1 – Large Lot Housing zone to the RU1c – Large Lot Housing 
with Carriage House zone. 

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

from the date of adoption. 
 
 
Read a first time by the Municipal Council this 25th day of April, 2016. 
 
 
Considered at a Public Hearing on the 
 
 
Read a second and third time by the Municipal Council this 
 
 
Approved under the Transportation Act 
 
 
____________________________________________________________________________ 
(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. 11241 
Z16-0011 – Corey Knorr Construction Ltd., Inc. No. 

BC0380398  
330 Merrifield 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 18164 located on 
Merrifield Road, Kelowna, B.C., from the RU1 – Large Lot Housing zone to the RU2 – 
Medium Lot Housing zone. 

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

from the date of adoption. 
 
 
Read a first time by the Municipal Council this 2nd day of May, 2016. 
 
 
Considered at a Public Hearing on the 
 
 
Read a second and third time by the Municipal Council this 
 
 
Approved under the Transportation Act 
 
 
____________________________________________________________________________ 
(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. 11242 
Z15-0050 – Carol Kergan  

845 Kinnear Court 

 

 
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 6, District Lot 135, ODYD, Plan 25798 located on Kinnear Court, 
Kelowna, B.C., from the RU1 – Large Lot Housing zone to the RU1c – Large Lot Housing 
with Carriage House zone. 

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

from the date of adoption. 
 
 
Read a first time by the Municipal Council this 2nd day of May, 2016. 
 
 
Considered at a Public Hearing on the 
 
 
Read a second and third time by the Municipal Council this 
 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11243 
Z15-0059 – City of Kelowna  

135 Mugford Road & 345 Rutland Road N 

 

 
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 that part of Lot 3 which may be more particularly described as 
follows: commencing at the north east corner of the area covered by Plan B3922; 
thence following the north boundary of said Lot 3, Plan 2478 bearing south 89 degrees 
48 minutes east for a distance of 50 feet; thence south 75 feet; thence bearing 89 
degrees and 48 minutes west for a distance of 50 feet to the south east corner of the 
said area covered by Plan B3922; thence following the east boundary of said area 
north for a distance of 75 feet to the point of commencement, and containing by 
admeasurement 0.086 of an acre more or less; Section 26, Township 26, ODYD, Plan 
2478 located on Mugford Road, Kelowna, B.C., and Lot 1, Section 26, Township 26, 
ODYD, Plan 9290, located on Rutland Road N, Kelowna, B.C., from the RU1 – Large Lot 
Housing zone to the P2 – Education and Minor Institutional 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 2nd day of May, 2016. 
 
 
Considered at a Public Hearing on the 
 
 
Read a second and third time by the Municipal Council this 
 
 
Approved under the Transportation Act 
 
 
____________________________________________________________________________ 
(Approving Officer-Ministry of Transportation) 
 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 

 
Mayor 

 
 
 

 
City Clerk 
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DRAFT RESOLUTION 
 
 

Re: 820 Finns Road, Bylaw No. 11246 (OCP15-0016) & BL11247 (Z15-0053) – Raif Holdings 
Ltd.             

 
 
 
THAT Council defers consideration of Bylaw No. 11246 (OCP15-0016) and Bylaw No. 11247 
(Z15-0043), for the property located at 820 Finns Road, to the May 31, 2016 Public Hearing. 
 
 
BACKGROUND: 
 
The Applicant has requested that this application be deferred to the May 31, 2016 Public 
Hearing. 
 
 
 
Date: May 4, 2016 
File: 0610-53 
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REPORT TO COUNCIL 
 
 
 

Date: May 17, 2016 

RIM No. 0940-50 

To: City Manager 

From: Community Planning Department (TY) 

Application: DVP15-0253 Owner: 

 

Tara Henderson 

 

Address: 2673 Bath Street Applicant: Leon Smit 

Subject: Development Variance Permit  

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

Existing Zone: RU6 - Two Dwelling Housing  

 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Variance Permit No. DVP15-0253 for Strata 
Lot 1 District Lot 14 ODYD Strata Plan KAS2976 Together with an Interest in the Common Property 
in Proportion to the Unit Entitlement of the Strata Lot as Shown on Form V, located at 2673 Bath 
Street, Kelowna, BC; 

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

Section 6.5.8 (a) General Development Regulations - Accessory Development 
1. To vary the required front yard setback for an accessory structure from 18.0 m required 

to 0.1 m proposed as noted on Schedule “A”. 

Section 6.5.8 (b) General Development Regulations – Accessory Development 
2. To vary the required side yard setback for an accessory structure from 1.2 m required to 

0.6 m proposed as noted on Schedule “A”. 

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

2.0 Purpose  

 
To vary the front and side yard setback for an accessory structure on the subject property. 
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DVP15-0253– Page 2 

 
 

3.0 Community Planning  

Community Planning supports the proposed variance to the front and side yard setback. The 
proposed accessory structure is a free-standing wood arbour structure intended to provide shade 
over an outdoor patio area. The structure which is designed to match the architectural features 
of the existing house is proposed in a location that follows the established streetscape pattern 
along Bath Street and of a design that is complimentary to the neighbourhood. The open wood 
beam design of the shade structure does not appear as a “building” or “garage” along the street 
frontage but rather its intended use as a shade feature. The proposed accessory structure would 
be located behind an existing 1.8 m high fence and gate.  

The location of this structure is directly beside a neighbouring carport which has brick siding. As 
the carport on the neighbouring property has opaque sides, the proposed structure and seating 
area are not visible from this adjacent property. The right of way along the front of the subject 
property is landscaped and mature vegetation on the property is being retained which further 
mitigates the visual impact to the street. 

Staff confirmed with the applicant that this area is not to be used as a carport in the future. As 
per Bylaw No. 7900, a driveway is to be located with access to an abutting lane where one exists. 
As homes in this neighbourhood redevelop, driveways and parking must access the rear lane.  The 
applicant has landscaped the boulevard frontage and installed a 1.0 m wide walkway from Bath 
Street to the patio area on the property to ensure no vehicles have access to the property from 
Bath Street. The owners are aware that if the area is used illegally as parking in the future, it 
will be subject to Bylaw enforcement.  

4.0 Proposal 

4.1 Background 

The subject property is zoned RU6 - Two Dwelling Housing, with two single detached dwellings. 
The dwellings are stratified and owned by different individuals. The north dwelling, 2673 Bath 
Street is owned by Tara Henderson, the south dwelling, 2683 Bath Street is owned by Laura 
Martyna. The owner of 2673 is coming forward with this development variance permit application 
to create an outdoor patio for their northern portion of the subject property.  

The homeowners of 2673 Bath St began construction of the shade structure in 2015 without 
permits. They were notified by City of Kelowna Building Inspectors that the structure may need a 
permit and were instructed to speak with Community Planning. The applicant stopped 
construction of the structure, met with Staff and applied for the Development Variance Permit. 

4.2 Project Description 

The proposed shade structure is 2.8 m in height, located 0.1 m from the front property line and 
0.6 m from the north side property line. The structure is 3.8 m wide (facing Bath Street) and   
6.3 m in length. Square posts 50 cm (8”) wide are used as supports for the wood beams that 
make up the roof. The roof portion of the structure is not solid; wood members are spaced 
approximately 25 cm apart. See Schedule “B” for detailed elevations.      
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DVP15-0253– Page 3 

 
 

 
Accessory Structure Plan View & Elevation (not to scale) 

 
 
 
 
 
  

 

 

 

 

 

 

 

The two variances requested are in relation to the proposed location of the accessory structure. 
The house is set back 2.3 m from the rear property line which eliminates the opportunity for the 
owner to use the rear yard as private open space.  The owners instead use the side (north) yard 
as their open space. The front yard setback which is required to be 18.0 m  is being requested at 
0.1 m.  Locating the shade structure along the front and side property line maximizes privacy as 
it is adjacent to the neighbouring accessory structure, this is also where afternoon sun shines on 
the patio area. The second variance is for the side yard setback which is required to be 1.2 m.  
As the house is 4.5 m from the side property line and it is the main outdoor open space area for 
the owners they wish to maximize the area that may be used as outdoor patio.  Setting the shade 
structure 0.6m from the property line and 0.3 m from the house allows a for 3.6 m wide sitting 
area.  

The variances, while significant in area and length, are not thought to create any conflicts in the 
neighbourhood and are appropriately mitigated through design, landscaping and the location of 
the existing fence and gate.  

 

Property Frontage: 2673 Bath Street 

PROPOSED 
STRUCTURE 

LOCATION 
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The boulevard along the front of the subject property is landscaped with sod, shrubs and trees. A 
1.8 m height fence with gates exists along the front property line.  This fence has architectural 
interest using concrete and metal accents, similar details are present on the fence of the 
neighbouring property to the north.   
 
4.3 Site Context 
The subject parcel is located on the east side of Bath Street, on the corner of Bath street and 
Osprey Avenue. The parcel is Zoned RU6 - Two Dwelling Housing and contains two single family 
dwellings. The owner of the north dwelling (the interior dwelling) is applying for the variance for 
the front (west) and side (east) property line. The property is in the South Pandosy Revitalization 
Development Permit Area, zoned MRM - Multiple Unit Residential (Medium Density) and is within 
the Permanent Growth Boundary.   

Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU6 Single Family Dwelling 

East RU6 Single Family Dwelling 
South RU6 Single Family Dwelling 
West RU6 Single Family Dwelling 

 

Subject Property Map: 2673 Bath Street 

4.4 Zoning Analysis Table  

Zoning Analysis Table 

CRITERIA RU6 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 

Minimum Lot Area 800 m2 851 m2 

Minimum Lot Width 20.0 m 37.2 m 

Minimum Lot Depth 30.0 m 22.9 m 

Development Regulations 

Osprey Ave 
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2673 BATH ST 
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Maximum Site Coverage 
(buildings) 

40% 40% 

Maximum Site Coverage 
(buildings, driveways and 

parking) 
50% 45% 

Maximum Height (accessory 
buildings) 

4.5 m 2.8 m 

Minimum Front Yard (accessory 
buildings) 

18.0 m 0.1 m  

Minimum Side Yard (south) 1.2 m +30.0 m 

Minimum Side Yard (north) 1.2 m 0.6 m  

Minimum Rear Yard 1.5 m +15.0 m 

Other Regulations 
Minimum Parking Requirements 4 stalls 3 stalls (existing) 

Minimum Private Open Space 30 m2 +30 m2 

 Indicates a requested variance to Front Yard Setback for an Accessory Structure 

 Indicates a requested variance to Side Yard Setback for an Accessory Structure  

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Chapter 14:  Urban Design Development Permits Areas 

Relationship to the Neighbourhood.1  

Unify and connect individual buildings within a development and with the surrounding 
neighbourhood (e.g.  use similar paving treatment as adjacent public spaces, consistent 
street furniture, fencing, light standards, etc.); 

Intensive Residential – Carriage House / Two Dwelling Housing Guidelines.2  

Design projects to reflect the character of the neighbourhood and the principal dwelling if 
applicable through similar architectural and landscaping themes (i.e. respecting building 
setbacks, height, massing, scale, articulated rooflines, building materials, etc.); 
Incorporate a high quality of design and architectural details to all street facing 
elevations. 

 The applicant is requesting same front and side yard setback as property to the 
north, on these smaller lots the dwelling is set back towards the rear of the 
property, eliminating private open space experience at the rear of the property.  

 The applicant is also proposing to continue the existing fence design in the new 
gate.  

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. 
 
 
 

                                                
1 City of Kelowna Official Community Plan, Policy B 1.3  (Urban Design Development Permits Areas Chapter). 
2 City of Kelowna Official Community Plan, Policy C 1.1  (Urban Design Development Permits Areas Chapter). 
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7.0 Application Chronology  

Date Application Received:      October 16, 2015  
Date Revised Site Plan (Removal of Paving Stones from ROW): December 3, 2015  
Date Public Consultation Completed:    January 18, 2016 
Date Owners Authorization Received:    March 23, 2016 

Report prepared by: 

     
Tracey Yuzik, Planner 
 
 

Reviewed by:    Terry Barton, Urban Planning Manager 
 

Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 

Attachments:  

Subject Property Map 
Site Photos 
DRAFT Development Variance Permit No. DVP15-0253 
Schedule A: Site Plan 
Schedule B: Elevations 
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REPORT TO COUNCIL 
 
 
 

Date: May 17, 2016 

RIM No. 0940-40 & 0940-50 

To: City Manager 

From: Community Planning Department (TB) 

Application: DP15-0321, DVP16-0031 Owner: 
476462 BC Ltd., Inc. No. 
BC047642 

Address: 1382 Graham Street Applicant: Okanagan Sunrise Construction 

Subject: Development and Development Variance Permit 

Existing OCP Designation: S2RES – Single/Two Unit Residential 

Existing Zone: RU6 – Two Dwelling Housing 

Proposed Zone: RU6 – Two Dwelling Housing 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Permit No. DP15-0321 for Lot 6 District Lot 
138 ODYD Plan 16006 located at 1382 Graham 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 Council authorizes the issuance of Development Variance Permit No. DVP16-0031 for 
Lot 6 District Lot 138 ODYD Plan 16006 located at 1382 Graham Street, Kelowna BC; 

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

 Section 9.5b.1(d): Carriage House Regulations 

To vary the maximum height to the peak of the roof of the carriage house from 5.72m 
required to 6.11m proposed. 

AND THAT Council’s consideration of this Development 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 February 29, 2016; 

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 permit to be issued; 
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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 maximum peak roof height variance to an existing 
carriage house on the property. 

3.0 Community Planning  

Community Planning Staff supports the development permit maximum peak roof height variance 
to allow for the legalization of the existing carriage house. The form and character of the 
carriage house fits within the local context of the neighbourhood and is consistent with the 
design guidelines in the Official Community Plan (OCP). One variance is required for the 
maximum peak height of the Carriage House and the application meets all other Zoning 
Regulations. 

The subject property is located within the Urban Core Area. The Carriage House use is consistent 
with the OCP Future Land Use of Single/Two Family Residential and is consistent with OCP 
policies for Compact Urban Form and Sensitive Infill.  

The approval of this Development Permit and Development Variance Permit will legalize an 
existing illegal Carriage House, thereby rectifying an open bylaw investigation, and the Building 
Permit will ensure that life safety and building code requirements are being met. The property 
does not require rezoning for this use. 

4.0 Proposal 

4.1 Background 

The existing 1 1/2 storey principal dwelling was constructed in 1966. Prior to the current owner 
the basement was converted into a secondary suite without permits. The accessory building was 
designed as a double garage with unheated storage on the second level and was constructed in 
2003 with all required building permits. At some point prior to the current owner it was 
converted to a carriage house without permits. The first bylaw investigation on this property 
occurred in 2005 for an “illegal secondary suite and illegal carriage house.” It was closed in 2006 
because the “tenants moved out” (as per Bylaw Officer). A second investigation occurred later in 
2006 and was closed shortly thereafter with the same remarks. The property sold in 2007, and 
under new ownership the third bylaw investigation for an illegal secondary suite and illegal 
carriage house began in November 2015. The current owner was unaware that the suite and the 
carriage house were illegal. It is due to this third investigation that this application has been 
initiated. The owners have since decommissioned the secondary suite in the principal dwelling to 
allow for the legalization of the carriage house. The maximum number of dwellings on this RU6 – 
Two Family Residential property is 2 therefore a secondary suite will not be permitted in the 
primary dwelling should the legalization of the carriage house be approved. 

 

4.2 Site Context 

The subject property is located within the Urban Core Area. It is located on the west side of 
Graham Street, north of Bernard Avenue. It is within walking distance to Martin Park, Cawston 
Avenue Recreation Corridor and transit routes on both Cawston and Bernard Avenues. It has a 
walkable score of 67 out of 100 which means that it is somewhat walkable and some errands can 
be accomplished on foot. 
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Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU6 – Two Dwelling Housing Residential 

East RU6 – Two Dwelling Housing Residential 

South RU6 – Two Dwelling Housing Residential 

West RU6 – Two Dwelling Housing Residential 

 

Subject Property Map: 1382 Graham Street 
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4.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RU6 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Minimum Lot Area 400 m2 637.18 m2 

Minimum Lot Width 13.0 m 19.36 m 

Minimum Lot Depth 30 m 32.92 m 

Development Regulations 
Maximum Site Coverage 

(buildings) 
40% 26.4% 

Maximum Site Coverage 
(buildings, driveways and 

parking) 
50% 29% 

Development Regulations (Carriage House) 
Maximum Height 4.8 m 4.2 

Maximum Height  
To principal dwelling  

5.715 m 6.11 m  

Minimum Side Yard (north) 2.0 m 9.6 m 

Minimum Side Yard (south) 2.0 m 2.3 m 

Minimum Rear Yard 1.5 m 2.1 m 

Max. Carriage House Lot 
Coverage 

14% 12.6% 

Max. Accessory Building 
Footprint 

90 m2 71.3 m2 

Max. Carriage House Net Floor 
Area of Principal Building 

75% 60% 

Other Regulations 
Minimum Parking Requirements 3 stalls 3 stalls 

Minimum Private Open Space 30 m2 per dwelling >30 m2 per dwelling 

Min. Distance to Principal 
Building 

3.0 m 5.2 m 

 Indicates a requested variance to allow the Carriage House to be taller in maximum height to principal dwelling.. 

5.0 Development Permit Guidelines 

Intensive Residential – Carriage House / Two Dwelling Housing  
Consideration has been given to the following guidelines as identified in Section 14.C. of the City of 
Kelowna Official Community Plan relating to Intensive Residential – Carriage House / Two Dwelling Housing 
Development Permit Areas: 
 

INTENSIVE RESIDENTIAL – CARRIAGE HOUSE / TWO DWELLING HOUSING YES NO N/A 

General Considerations    

Does the dwelling complement the character of the neighbourhood and the 
principal dwelling?    

Is private outdoor space maximized for each dwelling unit?    

Does lighting placement ensure safety and reduce light pollution?    
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INTENSIVE RESIDENTIAL – CARRIAGE HOUSE / TWO DWELLING HOUSING YES NO N/A 

Are parking spaces and garages located in the rear yard?    

Are impermeable surfaces minimized?    

Do all street facing elevations have a high quality of design?    

Are entrances a dominant feature visible from the street or lane?    

Does the design consider the scale and placement of windows on building faces, 
projections and dormers?    

Is utility and mechanical equipment screened from view?    

Do windows and outdoor areas respect the privacy of adjacent properties?    

Does the building location minimize shadowing on the private open space of 
adjacent properties?    

Does fencing or landscaping screen views of private open space on adjacent 
properties?    

Is fencing material in keeping with that of abutting properties?    

Are existing healthy mature trees and vegetation being retained?    

Does the front yard landscaping use drought tolerant native plants?    

Two Dwelling Housing and Carriage Houses    

Does the design create a “lanescape” with a main entrance, massing towards the 
lane and landscaping?    

Do all street facing elevations have an equal level and quality of design?    

Does the exterior design and finish complement the principal dwelling?    

Do the roofline, windows and façades incorporate variation to establish individual 
character?    

Does the massing next to private open space of adjacent properties reduce the 
sense of scale?    

5.1 Proposal – Development Permit Guidelines 

The existing accessory building meets the majority of the design guidelines for Intensive 
Residential, and it was constructed to compliment the character of the neighborhood and the 
principal dwelling. The use of dormers maximizes the habitable space while reducing massing of 
the second level. The placement of windows respects the privacy of the adjacent properties, and 
the main entrance to the carriage house is a dominant feature on the lane. 

Existing vegetation is being retained as no construction or alterations are necessary to legalize 
this suite. Private outdoor space is maximized for each unit, and an existing cedar hedge and 
fencing is used to screen views on adjacent properties. Three parking stalls are provided in the 
rear yard, two in the garage under the carriage house and one between the two dwellings. 
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6.0 Current Development Policies  

6.1 Kelowna Official Community Plan (OCP) 

Chapter 5:  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. 

 

7.0 Technical Comments 

7.1 Building & Permitting Department 

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

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

7.2 Development Engineering Department 

 Please see attached Schedule “A” – City of Kelowna Memorandum dated February 29, 
2016. 

7.3 Fire Department 

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

 Ensure an address is posted on Graham St. for emergency response - a laneway is not 
considered emergency access 

7.4 FortisBC Electric 

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

 
 
 

                                                
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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8.0 Application Chronology  

Date of Application Received:  January 29, 2016  
Date Public Consultation Completed: March 28, 2016  
 

Report prepared by: 

     
Trisa Brandt, Planner I 
 
 

Reviewed by:    Terry Barton, Urban Planning Manager 
 

Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 
 

Attachments:  

Schedule “A” – City of Kelowna Memorandum dated February 29, 2016 
Site Plan and Floor Plans 
Conceptual Elevations 
Context/Site Photos 
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DEVELOPMENT PERMIT AND 
DEVELOPMENT VARIANCE PERMIT 
 
 

 

 

 

APPROVED ISSUANCE OF DEVELOPMENT PERMIT / DEVELOPMENT VARIANCE PERMIT NO. 
DP15-0321/DVP16-0031 

 

Issued To: 476462 BC Ltd 

Site Address: 1382 Graham Street 

Legal Description: Lot 6 District Lot 138 ODYD Plan 16006 

Zoning Classification: RU6 – Two Dwelling Housing 

Development Permit Area: Intensive Residential – Carriage House 

 

SCOPE OF APPROVAL 

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

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

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

 

 

1. TERMS AND CONDITIONS 

THAT Development Permit No. DP15-0321 for Lot 6 District Lot 138 ODYD Plan 16006 located at 1382 
Graham Street, Kelowna, BC to allow the construction of a carriage house be approved subject to the 
following: 

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

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

AND THAT variances to the following sections of Zoning Bylaw No. 8000 be granted, as shown on Schedule 
“A”:  
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Section 9.5b.1(d): Carriage House Regulations 

To vary the maximum height to the peak of the roof of the carriage house from 5.72m 
required to 6.11m 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. PERFORMANCE SECURITY 

None required. 

 

 

3. DEVELOPMENT 

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

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

This Permit IS NOT a Building Permit. 

 

 

4. APPLICANT’S AGREEMENT 

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

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

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

I further covenant and agree that should I be granted a Development Permit and/or Development 
Variance Permit, the Municipality may withhold the granting of any Occupancy Permit for the occupancy 
and / or use of any building or part thereof constructed upon the hereinbefore referred to land until all of 
the engineering works or other works called for by the Permit have been completed to the satisfaction of 
the Municipal Engineer and Divisional Director of Community Planning & Real Estate. 
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Should there be any change in ownership or legal description of the property, I undertake to notify the 
Community Planning Department immediately to avoid any unnecessary delay in processing the 
application. 

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

 

 

 

Signature of Owner / Authorized Agent 

 

 

 

Date 

 

Print Name in Bold Letters 

 

Telephone No. 

5. APPROVALS 

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

 

 

___________________________________________   ___________________________ 

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

 
 

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

Date: May 17, 2016 

RIM No. 0940-50 

To: City Manager 

From: Community Planning Department (TB) 

Application: DVP16-0105 Owner: 
Sharon Beverly Clarke 

Robert Anthony Clarke 

Address: 615 McClure Road Applicant: Kevin Lee Mullins 

Subject: Development Variance Application  

Existing OCP Designation: S2RES – Single/Two Unit Residential 

Existing Zone: RU1 – Large Lot Housing 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Variance Permit No. DVP16-0105 for Lot A, 
District Lot 357, Similkameen Division Yale District, Plan 31865, located at 615 McClure Road, 
Kelowna, BC;  
 
AND THAT variances to the following section of Zoning Bylaw No. 8000 be granted:  
 

Section 13.1.6(e): RU1 – Large Lot Housing Development Regulations  
To vary the required minimum rear yard from 7.5 m permitted to 3.039 m proposed. 

2.0 Purpose  

To vary the required minimum rear yard from 7.5m required to 3.04m proposed. 

3.0 Community Planning 

Community Planning Staff supports the development variance permit to vary the minimum rear 
yard from 7.5m required to 3.04m proposed. The variance is required for the applicant to rebuild 
a single family dwelling expanding on existing foundation of a home that was destroyed by fire in 
2015. The 3.04m rear yard will still provide adequate buffer and transition to the neighbouring 
residential property to the east. 

The subject property is on the corner of McClure Road and Needham Court in the North Mission-
Crawford neighbourhood. The proposed single family dwelling is consistent with the Future Land 
Use Designation of S2RES – Single/Two Unit Residential, and does not require a development 
permit. 
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4.0 Proposal 

4.1 Background 

The subject property had a single family dwelling constructed on it in the 1960’s. At this time the 
lot was an interior lot as Needham Court did not exist and the front lot line was on McClure Road. 
The home was constructed to meet the zoning regulations for setbacks at that time. (See photo 
below taken in 2000). 

 

In 2001 the property immediately adjacent to the west was subdivided and Needham Court was 
constructed. (See photo below taken in 2003). 
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Due to the construction of Needham Court the property became a corner lot, therefore the front 
lot line became defined as the west property line under the following definition for LOT LINE, 
FRONT in the Zoning Bylaw No. 8000 Section 2.3.3 Interpretation 

LOT LINE, FRONT – URBAN AND RURAL RESIDENTIAL means, in the case of an interior lot, a 
lot line separating the lot from the street; or in the case of a corner lot, a line separating 
the narrowest street frontage of the lot from the street not including a corner rounding or 
corner cut. 

Due to this change on the subject property, the existing single family dwelling became legal non-
conforming to the current Zoning Bylaw as the minimum rear yard setback now applies to the 
property line to the east, which used to be considered a side yard setback.  

4.2 Project Description 

The single family dwelling on the subject property was destroyed by fire in 2015. The applicants 
completed a demolition permit for the remainder of the structure in 2016, preserving the 
foundation. The proposed new single family dwelling will be approximately 70% constructed on 
the existing foundation, with an expansion toward the east lot line. This would increase the non-
conformity on the minimum rear yard setback, therefore requiring a development variance 
application. 

By utilizing the existing foundation and expanding the dwelling toward the east, the applicant is 
able to preserve mature landscaping and a swimming pool on the east side of the dwelling and 
maintain their existing driveway. Due to the orientation and siting of the proposed single family 
dwelling and the siting of the other homes on the street, the defined rear yard functions more as 
a side yard. If it were defined as a side yard as it had been prior to the creation of Needham 
Court, the minimum required setback would be 2.3m. The applicant has proposed a setback of 
3.04m. The existing mature landscaping and fencing will be retained where possible to provide 
privacy to the adjacent property to the east. 

This application does not require any other variances. 
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4.3 Site Context 

The subject property is located on the south side of McClure Road, west of Needham Court and 
East of Gordon Drive. The neighbourhood is predominantly single family dwellings, and the 
property immediately to the east has recently been rezoned RU2 – Medium Lot Housing for the 
purposes of subdivision and redevelopment. 

Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU1 – Large Lot Housing Residential 

East RU2 – Medium Lot Housing Residential 

South RU1 – Large Lot Housing Residential 

West RU1 – Large Lot Housing Residential 

 

 
 
 
 
 
 
 
 
 
 
 

Rear Lot Line 

Variance (7.5m required, 

3.039 proposed) 

Front Lot Line 

McClure Road 

Ne
ed
ha
m 
Co
ur
t 
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Subject Property Map:  

 

4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RU1 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Minimum Lot Area 550 m2 m2 

Minimum Lot Width 16.5 m m 

Minimum Lot Depth 30 m m 

Development Regulations 
Maximum Site Coverage 

(buildings) 
40% 20.3% 

Maximum Site Coverage 
(buildings, driveways and 

parking) 
50% 26% 

Maximum Height 9.5 m 9.46 m 

Minimum Front Yard 4.5 m 16.32 m 

Minimum Side Yard (south) 2.3 m 6.3 m 

Minimum Side Yard (north) 2.3 m 6.68 m 

Minimum Rear Yard 7.5 m 3.039 m 

 Indicates a requested variance to vary the minimum rear yard setback from 7.5m required to 3.039m proposed. 
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5.0 Technical Comments 

5.1 Building & Permitting Department 

No Comment. 

5.2 Development Engineering Department 

Please see attached Schedule “A” City of Kelowna Memorandum dated April 14, 2016. 

6.0 Application Chronology 

Date of Application Received:  April 12, 2016  
Date Public Consultation Completed: April 12, 2016  
 
 

Report prepared by: 

     
Trisa Brandt, Planner I 
 
 

Reviewed by:    Terry Barton, Urban Planning Manager 
 

Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 
 

Attachments: 

Site Plan 
Conceptual Elevations 
Floor Plans 
Schedule “A” City of Kelowna Memorandum dated April 14, 2016 
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DEVELOPMENT PERMIT  
 

 

 

 

APPROVED ISSUANCE OF DEVELOPMENT VARIANCE PERMIT – DVP16-0105 

 

Issued To: 
Sharon Beverly Clarke 

Robert Anthony Clarke 
 

Site Address: 615 McClure Road 

Legal Description: Lot A, District Lot 357, Similkameen Division Yale District, Plan 31865 

Zoning Classification: RU1 – Large Lot Housing 

 

SCOPE OF APPROVAL 

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

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

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

1. TERMS AND CONDITIONS 

THAT Development Permit No. DVP16-0105 for for Lot A, District Lot 357, Similkameen Division Yale 
District, Plan 31865, located at 615 McClure Road, Kelowna, BC to allow the construction of a Single 
Family Dwelling be approved subject to the following: 

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

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

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

Section 13.1.6(e): RU1 – Large Lot Housing Development Regulations  
 
To vary the required minimum rear yard from 7.5 m permitted to 3.039 m proposed.  
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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. PERFORMANCE SECURITY 

None required. 

 

3. DEVELOPMENT 

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

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

This Permit IS NOT a Building Permit. 

 

4. APPLICANT’S AGREEMENT 

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

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

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

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

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

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

 

 

 

Signature of Owner / Authorized Agent 

 

 

 

Date 
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Print Name in Bold Letters Telephone No. 

5. APPROVALS 

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

 

 

___________________________________________   ___________________________ 

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

 
 

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

Date: May 17th, 2016 

RIM No. 0940-00 

To: City Manager 

From: Community Planning Department (RR) 

Application: DP16-0017, DVP16-0019 Owner: 
Sole Downtown 
Developments LTD, Inc No. 
BC1057689 

Address: 1350 St. Paul St Applicant: Edgecombe Enterprises Inc.  

Subject: Development Permit and Development Variance Permit  

Existing OCP Designation: MXR – Mixed Use Residential 

Existing Zone: C7 – Central Business Commercial 

 

1.0 Recommendation 

 
THAT Council authorizes the issuance of Development Permit No. DP16-0017 for Lot 1, DL 139, 
ODYD Plan KAP 68461 located at 1350 St. Paul 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”;  
 
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. DVP16-0019 for 
Lot 1, DL 139, ODYD Plan KAP 68461, located at 1350 St. Paul Street, Kelowna, BC;  
 
AND THAT variances to the following sections of Zoning Bylaw No. 8000 be granted:  

 
Section 8.1.11.(a)(h) Width of two-way drive aisle serving 90 degree parking  
To vary the required minimum width from 7.0 m permitted to 6.0 m proposed.  
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Section 8.2.2 Minimum number of loading spaces for a commercial use 
To vary the required number of loading spaces from 1 to 0. 
 
Section 14.7.5(e) Setback for portions of the building above 15.0 m (front yard) 
To vary the required minimum setback from 3.0m to 0.1m.  
 
Section 14.7.5(f) Setback for portions of the building above 15.0 m (side yard) 
To vary the required minimum setback from 4.0m to 3.7 m.  
 
Section 14.7.5(g) Angle of Incidence from fronting street 
To vary the required minimum angle of incidence from a fronting street from 80˚ to 88.5˚.  
 
Section 14.7.5(h) Maximum floorplate area above 15.0 m  
To vary the required maximum floorplate area for floors above 15.0 from 676m2 to 956.7m2  
 
Section 14.7.5(j) Maximum floorplate area above 15.0 m  
To vary the required maximum floorplate dimension for floors above 15.0 m from 39m to 48.1m.  
 
AND FURTHER THAT the applicant be required to complete the above noted conditions of 
Council’s approval of the Development Variance Permit Application in order for the permits to be 
issued. 

2.0 Purpose  

To consider a form and character Development Permit and an associated Development Variance 
Permit to allow for the construction of a six storey building with retail, office and residential 
uses.  

3.0 Community Planning  

Community Planning staff support the applications, and recommend approval and issuance.  

The proposed form and character largely comply with the Revitalization Permit Area Guidelines, 
and achieve OCP objectives. The developer has already constructed a similar structure at 1290 
St. Paul known as ‘Sole’.  

The proposed variances are appropriate for a midrise building form. The property is currently 
zoned C7 – Central Business Commercial, a zone structured to favor tall point towers, rather than 
shorter mixed use buildings. The proposed variances are not to key zoning elements such as 
maximum height or parking requirements, but rather to purely aesthetic matters such as building 
angle of incidence and diagonal floorplate measurements. The variance to the requirement for a 
loading zone is not expected to impact building functionality, as the laneway will provide off 
street delivery access when required.  

As part of the larger Civic Block plan for the City, staff are developing amendments to the C7 
zone, to be presented to Council in fall of 2016. These amendments, if adopted by Council, 
would alleviate the need for most of the variances required for this project.  

4.0 Proposal 

4.1 Background 
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This building would be the second Sole building constructed along St. Paul St. in downtown 
Kelowna. The first building, a nearly identical 6 floor design, was completed in early 2015, having 
been approved with a similar suite of variances to those being proposed for the Sole 2 project.  

4.2 Project Description 

The applicant has proposed a 6 floor mixed use building fronting St. Paul street. The two lower 
floors of the building will be primarily internal parking, with commercial CRUs fronting St. Paul. 
The third floor will be dedicated to office use. The top 3 floors will be used for residential 
purposes. All parking for the building will be accommodated within the structure, accessed from 
an entrance off of the alley to the rear.  

 

 

 

The first 3 floors will be clad in architectural concrete, intended to visually anchor the building 
to the ground. The three floors above will be clad in taupe and orange cementatious panel siding. 
Corrugated metal and dark timber elements will be used as building accents. Trim and belly 
bands will be of charcoal hardie plank.  
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The design includes rooftop gardens and patios above the 2nd floor and balcony space for 
residences.  

A walkway will be protected to the South side of the site, to tie across to the plaza and crosswalk 
to the west. The developer will pave the walkway. The façade along the walkway will be lit  

 

 

 

Walkway 
Connection 
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Overall, the form and character meshes well with the goals and guidelines of the Revitalization 
Development Permit area. The building has a strong street presence, with all parking internal 
and accessed from the rear.  

4.3 Variances 

The proposal requires seven variances to the Zoning Bylaw.  

Variance 1 – Variance to the minimum drive aisle width 

The applicant has applied to vary the minimum drive aisle width from 7.0 m to 6.0 m. Staff do 
not object to this variance. 6.0 m is more width than is required for emergency vehicles, and 
because the parking lot is going to be primarily used by tenants of the building, there will be 
minimal to no public inconvenience from granting the variance. This variance will allow the 
developer to include the full number of parking spaces.  

 

Variance 2 – Variance to the minimum number of loading spaces for a commercial use 

The applicant has applied for a variance to the minimum number of loading spaces for a 
commercial use, and has asked to construct without any loading spaces. Staff do not object to 
the proposed variance. Because of the rear alley access, deliveries can safely be made from the 
alley. The limited commercial uses are not expected to generate intensive loading pressures. 
There is also ample street parking and public pay parking in the neighbourhood.  
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Variances 3, 4, and 5 – Variance to the building setbacks above 15.0m, and to the maximum 
building angle of incidence.  

The applicant has applied to construct a mid-rise 6 storey building. The C7 zone is primarily 
designed to accommodate low commercial buildings along commercial streets such as Bernard 
Avenue, or for tall point towers. Despite allowing six storey buildings, C7 zoning provisions make 
the proposed building difficult to achieve.  

Staff have no objections to the proposed variances. The 6 storey building form is appropriate to 
St. Paul Street, which is developing into a mixed use transitional street. The building form will be 
similar to those of the original Sole building, the Interior Health Authority building and the 
Innovation Center. 

 

 

Variances 6 and 7 – Variances to the maximum area and diagonal measurement of floorplate 
above 15.0 m.  

 

Similar to the above mentioned variances, the restrictions on diagonal measurements and 
floorplate areas are intended to restrict the impact of tall point towers, above 13 storeys, by 
limiting their skyline effect. The restrictions render shorter building forms uneconomical.  
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4.4 Site Context 

St. Paul acts as a transitional street in Kelowna, between the first ring single family residential 
neighbourhood to the east and highly urbanized downtown to the west. Buildings along the west 
side of St. Paul range from two to six storeys in height.  

 

Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North C7 – Central Business Commercial Office Rental 

East C7 – Central Business Commercial Office Rental 

South C7 – Central Business Commercial Office Rental 

West C7 – Central Business Commercial Multiple Unit Residential  
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Subject Property Map:  
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4.5 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA C7 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Maximum Floor Area Ratio 9.0 3.8 

Maximum Height 44.0 m 21.5 m 

Minimum Front Yard 0.0 m 0.1 m 

Minimum Side Yard (south) 0.0 m 0.1 m 

Minimum Side Yard (north) 0.0 m 1.6 m 

Minimum Rear Yard 0.0 m 0.0 m 

Tower Regulations 
Minimum Front Yard above 15.0 

m 
3.0 m 0.1 m  

Minimum Side Yard (south) above 
15.0 m 

4.0 m 5.3 m 

Minimum Side Yard (north) above 
15.0 m 

4.0 m 3.7 m 

Minimum Rear Yard above 15.0 
m 

0.0 m 0.0 m 

Building Angle of Incidence 80 degrees 88.5 degrees  

Diagonal Floorplate Dimension 39.0 m 48.1 m  

Floorplate area above 15.0 m 676.0 m2 956.7 m2
 

Maximum Horizontal Dimension 
above 15.0 m 

26.0 m  

Other Regulations 
Minimum Parking Requirements 57 stalls  57 stalls  

Minimum Bicycle Parking (Class 
1) 

23 spaces 23 spaces 

Minimum Bicycle Parking (Class 
2) 

12 spaces 12 spaces 

Minimum Private Open Space 320 m2 452.9 m2 

Minimum Loading Space 1 0  

Drive Aisle Width 7.0 m 6.0 m 

 Indicates a requested variance 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

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

Objectives: 

• Use appropriate architectural features and detailing of buildings and landscapes to 
define area character; 
• Convey a strong sense of authenticity through high quality urban design that is 
distinctive of Kelowna; 
• Enhance the urban centre’s main street character in a manner consistent with the 
area’s character; 
• Provide for a scale and massing of buildings that promotes an enjoyable living, 
pedestrian, working, shopping and service experience; 
• Encourage an appropriate mix of uses and housing types and sizes; 
• Design and facilitate beautiful public open spaces that encourage year round 
enjoyment; 
• Create open, architecturally-pleasing and accessible building facades to the street; and 

• Improve existing streets and sidewalks to promote alternative transportation. 

6.0 Technical Comments  

6.1 Building & Permitting Department 

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

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

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

3.1 Spatial calculations required to support the amount of glazing between commercial 
units and the neighboring property or an alternative solution accepted by the Chief 
Building Inspector in lieu 

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

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

3.4 Storage rooms are not allowed to open directly to an exit vestibule 

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

5 Mechanical Ventilation inlet and exhausts vents are not clearly defined in these drawings 
for the enclosed parking stories. The location and noise from these units should be 
addressed at time of Development Permit since there are residential units across the lane 
and at the same elevation as these parking levels. 
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6 A Geotechnical report is required to address the sub soil conditions and site drainage at 
time of building permit application. 

7 Guards are required for all decks. The drawings provided don’t clearly identify these 
requirements, but will be reviewed at time of building permit application. 

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

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

10 Washroom requirements for the commercial space of base building are to be addressed in 
the building permit application. 

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

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

6.2 Development Engineering Department 

See Memorandum dated March 1, 2016. 

6.3 Fire Department 

1 Construction fire safety plan is required to be submitted and reviewed prior to 
construction and updated as required.  

2 Engineered Fire Flow calculations are required to determine Fire Hydrant requirements as 
per the City of Kelowna Subdivision Bylaw #7900.  

3 A visible address must be posted(COK subdivision manager)  

4 Sprinkler drawings are to be submitted to the Fire Dept. for review when available.  

5 A fire safety plan as per section 2.8 BCFC is required at occupancy. The fire safety plan 
and floor plans are to be submitted for approval in AutoCAD Drawing format on a CD or 
DVD to facilitate Fire Department pre-planning for this structure. The fire safety plan 
should clearly detail the unique requirements for this structure. A copy of the sprinkler 
system owner’s certificate is top be included in the fire safety plan.  

6 Fire Stairwells to be marked clearly (including roof access) as per Fire Department 
requirements. This would be standardized and approved by the KFD.  

7 Fire Department steel lock box acceptable to the fire dept. is required by the entrance. 
Kurt’s Lock & Safe at 100A – 1021 Ellis Street, Kelowna is the approved supplier for flush 
mount lock boxes.  

8 The standpipes connections are to be installed on the transitional landings of the 
stairwells as per NFPA 14.  

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

10 Fire alarm system is to be monitored by an agency meeting the CAN/ULC S562 Standard.  
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11  Contact Fire Prevention Branch for fire extinguisher requirements and placement.  

12 Fire department connection is to be within 45M, unobstructed, of a fire hydrant – ensure 
this is possible and that the FD connection is clearly marked and visible from the street. 

7.0 Application Chronology  

Date of Application Received:  January 19, 2016 
Date Public Consultation Completed: March 25, 2016 

 

Report prepared by: 

     
Ryan Roycroft, Planner 
 
 

Reviewed by:    Terry Barton, Urban Planning Manager 
 

Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 
 

Attachments:  

Draft Development Permit 
Engineering Memorandum 
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