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1. Call to Order

THE CHAIR WILL CALL THE HEARING TO ORDER:

I would like to acknowledge that we are gathered today on the traditional, ancestral, unceded
territory of the syilx/Okanagan people.

This evening, Council will hold both a Public Hearing and a Regular Meeting.

The purpose of the Hearing is to hear from the public on matters contained in the various
bylaws which, if  adopted, will  amend Kelowna 2030 - Official Community Plan Bylaw No.
10500 and Zoning Bylaw No. 8000.

After the close of the Public Hearing, Council  will  then debate and vote on the proposed
bylaws at the Regular Meeting that follows.

Council has been provided with the information, correspondence, petitions or reports that
have  been  received  concerning  the  subject  bylaws.  This  information  is available  to  the
public on the table in the foyer of Council Chamber. Reports are also available to the public
online under Council at Kelowna.ca.

For those in attendance this evening, or who have already submitted letters to Council, a
reminder that this Hearing is open to the public and all representations to Council form part of
the public record. A live audio feed may also be broadcast and recorded by Castanet.

Following the close  of  the  Public  Hearing,  no further  information from the applicant  or
members of the public will be accepted by Council.

2. Individual Bylaw Submissions

2.1 Section 8 Parking & Loading Zoning Bylaw Text Amendment Application TA18-0009
(BL11850) - City of Kelowna

4 - 62

To consider an update to Section 8 Parking & Loading Zoning Bylaw for  various
parking regulations.

2.2 Farris Rd 454, Z19-0048 (BL11937) - Scott Cramp and Lei Zhang 63 - 68



To consider rezoning the subject property from the RU1 - Large Lot Housing zone to
the RU1c – Large Lot Housing with Carriage House zone to facilitate the development
of a carriage house.

2.3 Eldorado Rd 509 - Z19-0069 (BL11938) - Judith Parsons 69 - 73

To consider rezoning the subject property from RU1 – Large Lot Housing zone to the
Ru2 – Medium Lot Housing zone to accommodate a three lot subdivision.

2.4 Kyndree Ct 1222 - LUC19-0002 (BL11940) - Hans and Krystyna Schubel 74 - 77

To consider a Land Use Contract discharge to facilitate a proposed 2-lot subdivision.

2.5 Underhill St 1940, LUC18-0004 (BL11941), OCP18-0015 (BL11942), Z18-0071
(BL11943)  - 1940 Underhill Developments Corp.

78 - 143

To consider a Land Use Contract discharge, an OCP amendment from the existing
OCP designations to the MXR – Mixed Use (Residential/Commercial) designation and
to consider a rezoning application from the P2 – Education and Minor Institutional
zone to the C4 – Urban Centre Commercial zone in order to facilitate a mixed-use
development.

2.6 Summit Dr 1932, TA19-0014 (BL11944), Z19-0070 (BL11945) - Summit Real Estate
Holdings Ltd., No. BC 1098449

144 - 149

To consider an amendment to the CD3 zone to allow for retail cannabis sales as a
primary  use  and  to  rezone  the  subject  property  from  the  CD3  -  Comprehensive
Development 3 zone to the CD3rcs - Comprehensive Development 3 zone (Retail
Cannabis Sales) to facilitate the development of a retail cannabis sales establishment.

2.7 Abbott St 1781, HD19-0002 (BL11946),  HRA18-0001 (BL11923) - Davara Holdings
Ltd., Inc. No. BC0797640

150 - 200

To consider a Heritage Designation Bylaw to formally protect the Murchison House,
and to consider a Heritage Revitalization Agreement to rehabilitate and reconfigure
the heritage asset into office commercial space, and to allow two dwelling housing in
a proposed new semi-detached house on the subject property.

2.8 Abbott St 1884, Z19-0065 (BL11947) - William James Feist and Treena June Harley 201 - 206

To consider rezoning the property from the RU1 – Large Lot Housing zone to the
RU1c – Large Lot Housing with Carriage House zone to allow for the construction of a
carriage house.

3. Termination

4. Procedure on each Bylaw Submission

(a)     Brief description of the application by City Staff (Community Planning);
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(b)     The applicant is requested to make representation to Council regarding the project and is
encouraged to limit their presentation to 15 minutes.

(c)     The Chair will call for representation from the public in attendance as follows:

    (i)     The microphone at the public podium has been provided for any person(s) wishing to
make representation at the Hearing.

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

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

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

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

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

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

Date: October 7th, 2019 

RIM No. 1250-30 

To: City Manager 

From: Development Planning Department (AC) 

Application: TA18-0009 Owner: n/a 

Address: n/a  Applicant: City of Kelowna 

Subject: Section 8 Parking & Loading Zoning Bylaw Text Amendment Application  

 

1.0 Recommendation 

THAT Zoning Bylaw Text Amendment Application No. TA18-0009 to amend the City of Kelowna Zoning 
Bylaw No. 8000 by the replacing Section 8 Parking and Loading with a new Section 8 Parking and Loading as 
identified in Schedule “B” and outlined in the Report from the Development Planning Department dated 
October 7th, 2019, be considered by Council;  

AND THAT the Zoning Bylaw Text Amendment Bylaw be forwarded to a Public Hearing for further 
consideration. 

2.0 Purpose  

To consider an update to Section 8 Parking & Loading Zoning Bylaw for various parking regulations.  

3.0 Development Planning 

As the City of Kelowna continues to evolve into an increasingly urban environment with enhanced public 
transportation options, urban infill, and complete urban centres, Staff has recognized the need to review the 
City’s parking standards as directed by numerous policy initiatives including Imagine Kelowna and the 
Pedestrian and Bicycle Master Plan. This report proposes new parking standards for the Zoning Bylaw 
regulating the supply and design of private off-street parking and the provision of active transportation 
facilities.  
 
Many of the existing parking requirements contained within Zoning Bylaw No. 8000 were ‘carry overs’ from 
the previous Zoning Bylaw No. 4500 which was created decades ago. Those parking regulations focused on 
an auto-oriented approach which ensured that each destination could accommodate peak parking demand 
on-site, thereby minimizing the potential for off-site impacts. The existing requirements, with the exception 
of mixed-use residential / commercial land uses within the urban centres, have little consideration for the 
availability of alternative forms of transportation, urban context, or development forms. The combination of 
high minimum vehicular parking requirements and few alternative transportation solutions have contributed 
to: 
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 an over-supply of parking;  

 inefficient use of land; 

 negative impact on form and character with vehicle-oriented solutions (e.g. parking lots, garages, 
parkades, driveways, etc.); 

 creating barriers for redevelopment due to the high cost of parkades or limited space on-site on small 
properties to achieve a feasible parking area; 

 dispersed development patterns, which in turn strengthen automobile dependence and discourages 
alternative forms of transportation such as transit and walking; and 

 more vehicle use, which in turn increases pressure for new roads and widening existing roads (e.g. six 
laning of Hwy 97 from Hwy 33 to Edwards). 

 
The proposed amendments are meant to incorporate several outstanding actions that were directed to Staff 
as part of higher-level policy documents including: The Official Community Plan, Healthy Housing Strategy, 
Council adopted Car-sharing strategy, previously adopted 2012 Kelowna Housing Strategy, Community 
Climate Action Plan, Imagine Kelowna, and the Pedestrian and Bicycle Master Plan. The proposed changes 
are intended to modernize parking regulations, minimize spill-over into sensitive areas, alter minimum and 
maximum parking requirements, and consider alternative transportations options like car-sharing and 
increased cycling infrastructure in order to promote more sustainable forms of development. This includes 
supporting more cost-efficient and land-efficient forms of development, supporting the envisioned urban 
structure and public transit investments, encouraging transportation alternatives to the automobile, and 
mitigating the environmental impacts of parking facilities. 

3.1 Project Description – Overview of Major Changes 
 
For a comprehensive review of the proposed changes, see Attachment ‘A’ (Summary of Changes) and 
Attachment ‘B’ (Proposed Text Amendments to Zoning Bylaw No. 8000). Staff reviewed many other 
municipalities’ parking regulations and they vary widely across the province depending on the particular 
situation and context. The proposed changes are informed from this research, Staff’s experience with 
development applications, and consultation with the Urban Development Industry (UDI). Staff have 
consulted with UDI and met with them to review the proposed regulations with adjustments made to reflect 
industry trends.   
 
Adjust Parking Rates: 
The existing parking requirements are high for some commercial and industrial land uses. Many overlapping 
commercial and industrial uses are not justified in having their own parking requirement (e.g., video store 
versus convenience store versus retail store). To simplify the standards and improve their accuracy, the 
proposed standards consolidate uses particularly for retail, restaurant, and industrial/employment uses. 
Revised parking requirements have been developed to better reflect modern levels of parking, allow for 
shared-use of parking where appropriate, decrease inefficient land use patterns, and balance the need to 
require appropriate levels of parking without contributing to extensive oversupply. 
 
The proposed changes also adjust the parking rates within the Urban Centres and Village Centres. The 
general reduction in required parking is meant to better reflect the actual parking demand for different 
dwelling types and to align with the City’s Transportation Demand Management goals for residential units 
within Urban Centres and Village Centres.  
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Rental Housing Incentive: 
Staff are recommending a 20% parking reduction within Urban Centres or 10% parking reduction outside 
Urban Centres be applied to purpose-built rental housing developments. The parking for rental housing 
developments can be managed more efficiently with a rental pool of parking and when located in an Urban 
Centre with associated services, amenities, and alternate transportation options. The rental land use will 
need to be guaranteed though the new Local Government Act zoning powers for rental apartments. 
 
Car-Sharing: 
New car-sharing regulations will be introduced into the Zoning Bylaw in order to encourage diversity and 
choice in transportation alternatives. The proposed changes add definitions and incentives surrounding car-
sharing. The proposal introduces a reduction in the amount of required off-street parking subject to the 
provision of a car-share vehicle up to a 20% maximum reduction. The proposed rate is a five-stall reduction 
for every car sharing vehicle provided. The parking rate reduction was based on Staff’s recommendation that 
would lead to the viability of car sharing as a community amenity. The specific recommended numbers are 
based on research from other BC municipalities, current market conditions for a car-sharing fleet, 
memberships, and cash-in-lieu of parking.  
 
Active Transportation (End-of-Trip Facilities, Bicycle Parking, & Bicycle Incentives): 
Staff are recommending end-of-trip facilities regulations be added to the Zoning Bylaw. End-of-trip 
facilities means the suite of complementary common facilities such as clothing lockers, change rooms, 
washrooms, shower access, bike repair spaces, and bike wash stations that are necessary to support 
cyclists, runners, walkers and other active commuters where these amenities are needed at the end of 
their trip. Requiring these amenities, targeted towards employees, be incorporated into commercial 
and industrial developments will support the City of Kelowna’s desired alternate transportation modal 
split and encourage vehicular trip reductions.  
 
The bicycle parking standards are proposing to change. The number of short-term bicycle parking 
spaces is proposed to be based on the number of building entrances not the gross floor area. This 
change is to better reflect the actual need and location of these stalls.  The main change in the long-
term bicycle parking stalls is increasing the number of bicycle parking stalls from 0.5 stalls per dwelling 
unit to 0.75 stalls per dwelling unit. The proposal is to require at least 50% of long-term bicycle stalls to 
be anchored to the ground rather than in a vertical fashion. Secure horizontal bicycle parking allows 
easier access to bicycles, increasing the likelihood of commuter use.  
 
Staff are recommending bicycle incentives be added to parking regulations. If a devel opment was to 
provide additional long-term bicycle parking on top of the increased minimum requirements, then a 
reduction in vehicular parking would be applied as a bonus incentive.  
 
Downtown Parking Exemptions 
Staff are recommending a further reduction in the minimum parking regulations for commercial parking in 
the downtown core. This area was chosen as it is the only area in Kelowna that is designated as a ‘walkers 
paradise’ by the website WalkScore. The lower required parking rate will facilitate Kelowna’s urbanization 
and contribute to the live, work, play neighbourhood goals for the downtown. Staff contemplated 
eliminating parking requirements for commercial development but concluded an interim step should be 
pursued. This step would still require reduced off-street parking and the City will reconsider eliminating 
minimum parking requirements as part of a larger long-term policy decision. This review would likely happen 
subsequent to the implementation of a new OCP and along with a broader shift toward relying less on 
vehicles for daily routines. 
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Tandem Parking 
Staff initially proposed to eliminate tandem parking in multi-family developments including townhouses due 
the impractically of a two-vehicle household using tandem parking. After discussion with UDI, Staff are 
proposing to restrict tandem parking outside the urban core. UDI’s preference is to keep the existing tandem 
parking rules in order to maximize the number of townhouse units that could be developed on any lot within 
the City of Kelowna. Staff are recommending permitting tandem parking within the urban core as there is 
increased probability of alternate transportation is more viable and a household is less likely to reply upon 
two vehicles.  
 
Size of Vehicular and Universal Accessible Parking 
The introduction of compact car size into the Zoning Bylaw occurred in 2011. The assumption was compact 
cars such as smart cars would proliferate throughout the ownership market. That widespread adoption of 
compact vehicles has not occurred, and compact stalls have created numerous challenges in developments 
throughout Kelowna. Staff are recommending eliminating the provision that allows compact cars.  Further, 
the BC Building Code has eliminated the requirements for Universal Accessible parking stalls and assigned 
each municipality to set Universal Accessibility standards within their Zoning Bylaws. After review of the 
previous regulations and review of best practice Staff have recommended new standards for Universal 
Accessible parking. 
 
Short-Term Rental Accommodation Parking 
The short-term rental accommodation regulations introduced in spring 2019 include parking 
requirements for that use. While operators in single or two dwelling housing can often accommodate 
some additional parking for this use on-site, this is not feasible for those in existing townhouse and 
apartment developments. Several business license applications have been turned down because 
parking requirements cannot be met. Staff do not want to encourage an oversupply of parking in new 
developments simply to allow for short-term rental accommodation. As such, staff recommend 
removing the parking requirement for multiple dwelling housing. The requirement for one parking 
space per two sleeping units for single and two dwelling housing would remain.  

3.2 Summary 
 
In conclusion, these amendments are meant to implement the policy directions approved in the OCP, various 
policy documents, and directed by Council resolutions. Staff realize there may be implications to on-street 
parking management strategies in both an urban and suburban context. In the urban context, the best 
pedestrian, most successful, and most desirable public spaces all have high demand for parking and limited 
supply. Municipalities best tools are the introduction of progressive parking management techniques. In the 
suburban context, there are usually limited opportunities to utilize active transportation methods, such as 
walking, to necessary destinations. As a result, the suburban reliance on private vehicles is increased. This is 
why the recommendation is to minimize on-street parking issues in suburban areas but efficiently utilize all 
parking spaces in urban areas.  
 
The proposed regulations will influence the City’s Cash-in-lieu of parking program. In general, the various 
parking incentives and the overall reduction of parking may result in less money received into this program. 
However, in the long-term, lower parking requirements encourage urban centre development, promote 
alternate transportation options, and reflect the actual usability rate. 
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3.3 Consultation Summary 
 
Staff held meetings and engaged in formal correspondence with the UDI while developing these regulations. 
Internal departments that were consulted and coordinated with were: Policy & Planning, Real Estate, Parking 
Services, Development Engineering, Building, & Parks Planning. 
 

4.0 Current Development Policies 

4.1 Kelowna - Official Community Plan (OCP) 
 

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

 The City of Kelowna’s efforts will be focused on creating more mixed-use neighbourhoods (as 
identified on the OCP Future Land Use map) and on ensuring that residents can conveniently and 
safely travel by bus or by foot, bicycle and other forms of active transportation to get to major 
community destinations while ensuring the efficient movement of goods and services. 

 Place increased emphasis on sustainable modes of transportation (walking, cycling, transit) while 
maintaining automobile, commercial goods, and emergency vehicle mobility. 

 Reduce peak hour trips and the percentage of trips undertaken by single occupant vehicles, 
particularly in Urban Centres, in order to reduce or eliminate the expansion of the transportation 
network and capacity. 

 Parking Initiatives. Implement parking management programs that promote reduced car ownership, 
reduced car trips, and increased use of active modes of transportation. 

 Promote the use of alternative modes of transportation in site design (e.g. prominent bicycle racks 
for convenience and security, orient building entrances to pedestrian areas). 

4.2 Kelowna - Pedestrian and Bicycle Master Plan  
 

Recommendations for Zoning Bylaw amendments from Pedestrian and Bicycle Master Plan identified in 
Table 7.1.  
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4.3 Kelowna – Community Climate Action Plan  
 

The actions recommended to reduce transportation emissions reflect the community’s draft goal “to 
embrace diverse transportation options to shift away from our car-centric culture” as heard during Imagine 
Kelowna engagement. Further, the actions build on participants’ suggestions heard during the Imagine 
Kelowna On Point discussions on climate and transportation:  

 Increase parking costs / reduce parking  

 Build more bike paths and bike lanes  

 Increase dedicated bike / multi-use paths 
by allocating more resources in the annual 
budget and making active transportation a 
priority  

 Improve transit systems by establishing 
consistent schedules and affordable rates  

 Embrace autonomous vehicles  

 Support car share and car-pooling. 

4.4 Kelowna – Healthy Housing Strategy  
 
Action: Reduce parking requirements for infill and affordable housing. 
 
Negative effects of off-street parking requirements, and particularly ones that are high, include: 

 Affordability: the cost of constructing parking is passed on to the end user, and structured parking 
can cost up to $70,000 per stall; 

 Land use: off-street parking regulations demand that each project dedicate valuable land to parking 
vehicles, and estimates for urban areas are that 30% of land is for vehicle parking; and 

 Transportation choice: parking restrictions are the greatest driver of transportation mode changes, 
and creating cities where driving and parking are easy will only create greater demand for driving and 
parking. 

 

Report prepared by:  Adam Cseke, Planner Specialist 
Reviewed by:   Laura Bentley, Urban Planning & Development Policy Manager 
Reviewed by:   Terry Barton, Development Planning Department Manager 
Approved by: Ryan Smith, Divisional Director, Planning & Development Services 

 

Attachments:  

Attachment ‘A’ Summary of Changes 

Attachment ‘B’ Proposed Text Amendments to Zoning Bylaw No.8000 

The Cost of Roads 

Roads are much more expensive to maintain than 
active transportation pathways. In Kelowna, the 
approximate cost of maintaining 1 km of roadway is 
$2,700 per lane km and $1,074 for 1 lane km of multi-
use pathway.  

(Source: City of Kelowna, Road improvements 
enroute News Release – May 16, 2017) 
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TA18-0009
Parking Regulations
Zoning Bylaw Update

10



To consider an update to Section 8 Parking & 
Loading of the Zoning Bylaw for various parking 
regulations.

Purpose
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Context
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Secondary Suite Parking

Universal Accessible 
Parking Stalls

Parking Incentives

Off-site parking Covenants

Landscape Islands

Tandem Parking

Residential Parking Rates

Commercial & Industrial 
Parking Rates

Outline

 Downtown Commercial 
Parking

 Bike Parking Rates and 
Standards

 End-of-Trip Facilities 
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Secondary Suite Parking Configuration Update

Secondary Suite Parking

14



15



Universal Accessible Stalls
Table 8.2.19 Amount of Accessible Parking Spaces

Total Number of 
Parking Spaces 

Onsite.

Minimum Number of 
Required Accessible Parking 

Spaces

Minimum Number of 
Required Van-Accessible 

Parking Spaces
1 – 4 spaces 0 spaces 0 spaces

5 – 36 spaces 1 space 1 space
37 – 68 spaces 2 spaces 1 space

69 – 100 spaces 3 spaces 1 space
101-150 spaces 4 spaces 1 space
151-200 spaces 5 spaces 1 space
201-300 spaces 6 spaces 2 spaces
301-400 spaces 7 spaces 2 spaces
401-500 spaces 8 spaces 2 spaces

Over 500 spaces 2% of total 2 spaces
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Car-share:
 For every car-share provided, 5 stall reduction in minimum 

parking amount
 Maximum reduction of 20%

Bicycle:
 If a development provides additional bicycle parking over 

and above the expanded minimums then up to 5 vehicle 
parking reduction is applied

 Maximum reduction of 20%

Rental Housing:
 If rental housing guaranteed 20% reduction can apply 

within an urban centre and a 10% reduction can apply 
outside an urban centre

Parking Incentives
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Propose to delete

Better to handle as a parking variance to Council and 
have a private agreement between property owners
 Example: “The Shore”

Off-site Parking Covenants
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Delete existing language 
2.0m2 per required 
parking stalls

For Parking Lots over 50 
stalls:
 Landscape island at the 

end of each aisle

 Max 15 stalls before 
landscape island

Landscape Islands
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Tandem parking spaces is permitted only for the 
following land uses (not between land uses): 

 single dwelling housing (which may be in tandem with a 
secondary suite or carriage house); 

 short-term rental accommodations;

 two dwelling housing; and

 townhouses where the lot is located within the Urban Core 
as defined in the Official Community Plan. Visitor parking 
stalls cannot be configured in tandem.

Tandem Parking
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Amend residential parking rates

Clarify visitor parking is in addition to the base 
requirement

Add definition for lock-off units (count as a dwelling 
unit for the purpose of visitor stalls)

Residential Parking Rates
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Simplify commercial and industrial land 

Reduce parking rates
 Match C4 commercial rates with C7

 Lower general industrial parking rates but add separate 
calculation for commercial / office uses on industrial lots 

Commercial and Industrial Parking 
Rates
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Reduce commercial parking in the downtown from 1.3 
stalls per 100m2 to 0.9 stalls per 100 m2

Downtown Commercial Parking
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Short term bicycle parking rates changed from # of 
stalls per dwelling unit to GFA or # of stalls per 
building entrance

Long Term bicycle parking rates for residential 
increased from 0.5 spaces per dwelling unit to 0.75 
spaces per dwelling unit 

50% long range bicycle parking shall be Ground-
Anchored

Bike Parking Rates and Standards
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End-Of-Trip Facilities

27



Staff recommendation

Staff are recommending support for the new 
Section Parking and Loading Standards
 Consistent with:

 Imagine Kelowna

 Community Climate Action Plan

 Pedestrian and Bicycle Master Plan

 Healthy Housing Strategy

 Council endorsed resolutions on car-sharing
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Conclusion of Staff Remarks
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ATACHMENT A – PROPOSED TEXT AMENDMENTS TO ZONING BYLAW No. 8000 – TA18-0009 

 

Zoning Bylaw 8000 – Section 8 Updates 
No. Summary of Change New Language if Any Brief Rationale 

1. Delete Section 9.5.a.10 (move into 
parking table) 
 
Secondary suite parking:  
i. shall be designated as being solely for 
the use of the secondary suite;  
ii. shall be accessed from a lane in 
circumstances where a rear or a side lane 
abuts the property;  
iii. shall be surfaced with permanent 
surface of asphalt, concrete or similar 
hard surfaced material.  
iv. shall be accessed from any driveway 
existing at the time the secondary suite 
use commences in circumstances where 
no rear or side lane abuts the property;  
v. can be located in the driveway and in 
tandem with the single detached 
dwelling parking as long as two 
additional off-street parking stalls are 
provided for the principal dwelling.  
 

Secondary Suite in Table 8.1: 
 
1.0 space (shall be designated solely for the use of 
secondary suite) can be located in the driveway and 
in tandem with the single detached dwelling parking 
as long as two additional off-street parking stalls are 
provided for the principal dwelling. 
 
Secondary parking (e.g. Secondary suites & carriage 
houses) can be surfaced with porous material.  

Purpose is to have parking rules in one location 
instead of flipping between sections and to 
simplify the rule / interpretation of the rule. 
 
Language deemed redundant: 
ii. shall be accessed from a lane in circumstances 
where a rear or a side lane abuts the property 
(Rule already exists within each zone);  
iii. shall be surfaced with permanent surface of 
asphalt, concrete or similar hard surfaced 
material (rule already exists).  
iv. shall be accessed from any driveway existing 
at the time the secondary suite use commences 
in circumstances where no rear or side lane 
abuts the property. 
 
Porous materials for secondary parking 
encouraged to allow for onsite water infiltration.  
 

2. Added minimum requirements for the 
amount of Accessible Parking stalls and 
Van Accessible Parking stalls. 

See Section 8.2.20. 
The number of Accessible parking stalls is based 
upon the total parking stalls provided onsite. Add 
accessible parking requirements to parking lots 
below 50 stalls and to add a van-accessible parking 
stall requirement. 

  

The new BC Building code does not require 
Accessible Parking stalls anymore and it is the 
responsibility of local governments to have their 
own regulations. The proposed regulations 
come from the recommendations produced by 
the Province and general best practice 
accessibility requirements. 

3. Add the car-share incentives and 
definitions  

See Section 8 Proposal document To support car-shares and support policy work 
done to promote Alternative Transportation 
Demand management strategies. Development 
Community would like this applied to 
commercial.  
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Zoning Bylaw 8000 – Section 8 Updates 
No. Summary of Change New Language if Any Brief Rationale 

4. Reorganize Section 8 language 1. Begin with General Provisions and 
Development Standards. 

2. Detail off-street parking rules including 
number of spaces, car-share incentives, 
tandem parking, location of off-street 
parking, and size / ratio of off-street stalls 

3. Add Table Parking Schedule for number of 
parking stalls per specific use classification. 

4. Provide off-street Loading requirements 
5. Add Table Loading Schedule for number of 

loading stalls per specific use classification 
6. Provide Off-street Bicycle Parking 

requirements 
7. Add Table Bicycle Schedule for number of 

Bicycle stalls per specific use classification 

Make it easier for people to understand the rules 
and regulations of various parking standards  

5. Section 8.1.10 Off-site parking 
covenants for non-residential use 
classes: 
Previously there was a set a rules that 
had a maximum distance in which off-
site parking was allowed assuming a 
parking covenant was registered on 
those lots 

Delete Section 8.1.10 Off-site parking covenants for 
non-residential use classes 

Development community recommends keeping 
this option open to provide flexibility for 
development. Staff think off-site parking could 
be provided in the future but through cash-in-
lieu of providing parking or parking variances 
instead of a parking covenant which sterilizes 
land the covenant is on for future development.  
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Zoning Bylaw 8000 – Section 8 Updates 
No. Summary of Change New Language if Any Brief Rationale 

6. Section 8.1.7 landscape islands 
Change how the landscape island 
requirement is calculated. Current rules 
require 2.0m2 of landscape island area 
per required parking stall (applies only to 
parking lots over 50 stalls)  

Any parking lot over 50 vehicles must incorporate 
landscaped islands as described below: 
 

(a) Landscape islands are required at the end of each 
parking aisles.  

(b) The maximum number of parking stalls in a 
consecutive row is 15 with a landscape island 
separating the next 15 stalls or drive aisle. 

(c) Landscaped islands are not to be longer than the 
adjacent parking stall  

(d) Landscape islands shall be clearly delineated as 
separate and in addition to required parking and 
loading spaces; 

(e) shall be located such that loading and unloading 
vehicles can gain access without undue 
interference from the landscape islands.  

(f) Landscaping shall be consistent with Section 7 
regulations. 
 

In order to have better design standards and to 
beautify surface parking lots, the same amount 
of landscaping is required (approximately) in 
both rules but the new rules are more specific 
requiring better layouts. Previously, a surface 
parking lot could have one landscape island area 
in the rear or corner and not have any within the 
aisles (as long as the total area was met).  

7. Delete overall maximum parking 
regulation as identified in S.8.2.3 and 
replace with a maximum per use 
category 
Section 8.2.3 
To support City of Kelowna objectives for 
transportation demand management: 

a) the maximum number of parking 
spaces for each use classification is 
125% of the minimum number 
required;  

 

Amend Table 8.3 and add maximum parking per land 
use category 

There are multiple proposed incentives to 
reduce minimum parking requirements, which 
would create too much administrative 
uncertainty if the maximum parking regulation 
is based on an aggregate amount. Therefore, it 
is recommended to add maximum parking 
calculation based on a per use category basis 
and is meant to reflect similar maximum parking 
regulations in the original bylaw that were based 
on 125% of the minimum parking. 
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Zoning Bylaw 8000 – Section 8 Updates 
No. Summary of Change New Language if Any Brief Rationale 

8. Change the way rounding up works for 
number of spaces of parking, loading, 
and bicycle requirements (existing rule 
simply rounds up) 

Section 8.2.5, Section 8.3.3, & Section 8.4.3 
Where calculation of the total number of parking 
spaces yields a fractional number, the following 
counting rules apply (unless specifically defined in 
Table 8.1 Parking Schedule): 

a) Any fraction less than one-half (0.5) rounds 
down to the nearest whole integer (including 
zero); and 

b) Any fraction one-half (0.5) or greater rounds up 
to the nearest whole integer.   

The purpose is to not force relatively small 
developments / additions into providing one 
loading stall and the other calculations followed 
to be consistent (will have marginal impact to 
both bicycle and car parking) 

9. Section 8.2.12 Tandem Parking 
Allow tandem parking for S2RES uses. 
Prevent tandem parking from being 
counted towards the required parking 
other uses including multi-family. 
However, townhouses that are located 
within urban centres could count tandem 
stalls as part of the required parking. 

Tandem Parking spaces can be counted as meeting 
minimum parking requirements but only for the 
following uses land uses:  

(a) single dwelling housing; 
(b) secondary suites; 
(c) carriage houses;  
(d) short-term rental accommodations 
(e) two dwelling housing; 
(f) Townhouses but the property must be 

located within the Urban Core as defined in 
the Official Community Plan. 

Default regulation for most townhouse 
developments should not have their primary 
parking in tandem. There are some situations 
where tandem can make sense. For example, in 
the urban core with good walkability and/or 
access to transit. 
 

10. Section 8.2.13 
Old Language: 
no off-street parking shall be located in 
the required front yard except that a 
maximum of two required spaces may be 
located on a driveway which provides 
access to a required off-street parking 
space that is not in the front yard 

 

no off-street parking shall be located in the front or 
flanking side yard setback area except: 

1. for parking spaces located on a driveway 
which provides access to a required off-
street parking space that is not in the front 
or flanking yard setback area; and  

2. for the situations described in the Figure 
8.2.12 

 

 

Diagrams meant to clarify regulations in order 
for easier understanding.  
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Zoning Bylaw 8000 – Section 8 Updates 
No. Summary of Change New Language if Any Brief Rationale 

11. Section 8.2.15 
Old language: 
All two-way surface drive aisles 
residential strata developments. 

All two-way surface drive aisles without adjacent 
parking. 

Clarify meaning and understanding of rule. 

12. Added language and diagrams to clarify 
rules for wheel stops in surface parking 
areas. Previous language only required 
wheel stops when encroaching upon 
another property line. 

See section 8.1.18 for wheel stop requirements and 
diagram 

Standard parking rules across many 
municipalities and consistent with best 
practices. 

13. Add maximum drive way and drive aisle 
grades rules with diagrams to provide 
clarity. 

Maximum grades: 
(a) The maximum grade for a drive aisle or parking 

stalls is 8%; 
(b) The maximum grade for a driveway is 15%;  
(c) Where a drive aisle or parking space is located 

within 6.0m of a street boundary it must 
comply with applicable grade requirements 
prescribed in Subdivision, Development & 
Servicing Bylaw 

Subdivision, Servicing, and Development Bylaw 
currently states maximum drive way grades but 
no maximum drive aisle grades. Numbers are 
consistent with best practices across 
municipalities. The rules need to be in the 
Zoning Bylaw as the Zoning Bylaw is meant to 
provide development rules on-site and the 
Subdivision, Servicing, and Development Bylaw 
is meant to provide the rules for off-site 
standards. 

14. Add parking for people with disabilities 
into the count of full size vehicle stalls. 

*For the purpose of calculating the percentage of full 
size vehicle parking stalls, parking stalls for people 
with disabilities shall be included in the minimum 
number full size vehicle parking stalls. 

Clarify meaning and understanding of rule. 

15. Reduce Parking rate for residential units 
in C4 and C7 zones. 

0.8 space per bachelor dwelling unit (includes 
microsuites); 
0.9 spaces per 1 bedroom dwelling unit; 
1.0 spaces per 2 bedroom or more dwelling units;  

To better reflect the parking demand and the 
City’s Transportation Demand Management 
goals for smaller residential units within an 
urban Centre. 

16. Reduce Parking rate for residential units 
within urban centres and village centres 
for zones other than C4 & C7. 

0.9 space per bachelor dwelling unit (includes 
microsuites); 
1.0 spaces per 1 bedroom dwelling unit; 
1.25 spaces per 2 bedroom dwelling unit;  
1.5 spaces per 3 bedroom or more dwelling units 

To better reflect the parking demand and the 
City’s Transportation Demand Management 
goals for residential units within Urban Centres 
and Village Centres. 
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Zoning Bylaw 8000 – Section 8 Updates 
No. Summary of Change New Language if Any Brief Rationale 

17. Add parking bonus for rental housing 20% discount if located in an urban centre and 10% 
discount if outside urban centre if the zoning restricts 
the development to rental only. 

This meets the new provincial amendments to 
allow for rental restrictions and the evidence 
that a rental parking pool reduces the demand 
for overall parking requirements.  

18. Change visitor calculation from 1 per 7 
dwelling units to 0.14 spaces per 
dwelling units and add a visitor stall size 
restriction 

0.14 spaces per dwelling units for visitor stalls Easier to understand and calculate and Visitor 
stalls should better reflect typical vehicle size. 

19. Update congregate housing and 
supportive housing numbers 

See proposed Tale 8.1  

20. Simplified Commercial land uses for 
parking rates 

See proposed Tale 8.1 Numbers approximate from research in other 
jurisdictions. Move away from regulations that 
are based on seats and / or employee numbers 
as those numbers can easily vary and are 
difficult to enforce. Purpose was to simplify 
commercial parking rules and to match existing 
land uses with current literature on various 
commercial parking rates 

21. Reduce General Industrial rates but 
increase office / accessory uses 
associated within Industrial   

See proposed Tale 8.1 To better align with actual parking demand and 
reduce variances. 

22. S.8.1.6  
Sentence Deleted about conforming to 
Section 7 

Sentence Deleted Superfluous sentence, Section 7 must be 
adhered to regardless of this sentence  

23. S.8.2.13 & S8.2.14 
Combine and simplify rules 

See proposal To clarify meanings and simplify interpretations 

24. Deleted parking Requirements for Public 
Parks 

See Table 8.3.6 Community, Recreational, and 
Cultural 

Parking rates for parks unnecessary due to too 
many variables. i.e. type of park, restriction of 
topography, and park demand.  

25. Off Street Bicycle Parking standards 
changed 

Replaced class 1 & 2 with Short-term & long-term 
bicycle parking and added a rule that only 60% of the 
bicycle parking may be arranged in a vertical 
configuration. 

Meets best practice for bicycle standards as 
vertical bicycle parking is not easily accessible 
for seniors, children, or other physical 
restrictions. 
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Zoning Bylaw 8000 – Section 8 Updates 
No. Summary of Change New Language if Any Brief Rationale 

26. Off Street Bicycle Parking rates changed Short term bicycle parking rates changed from # of 
stalls per dwelling unit or per GFA to # of stalls per 
building entrance. 
Long Term bicycle parking rates for residential 
increased from 0.5 spaces per dwelling unit to 0.75 
spaces per dwelling unit. 
 
Add rules regarding bicycle parking stall size 
dimensions. 

Follows best practice of short term bicycle 
parking fitting within existing site constraints. 
Comparable municipalities rules vary greatly for 
long term bicycle parking per unit (0.25 to 1.5 
spaces per unit). The proposed rate is necessary 
in Kelowna to meet the objectives of commuter 
mode split and general demand for bicycle 
facilities. 

27. Added End-of-Trip facilities as a 
regulation 

For commercial and industrial properties as certain 
number of common amenities are required based on 
the size of the development.  

The End-of-Trip rate are needed to meet 
Kelowna’s objectives of commuter mode split 
and general demand for bicycle facilities those 
developments. 

28. Add definition of Lock-off units Add rule stating lock-off units shall not be counted as a 
dwelling unit for the base minimum parking 
requirement but the lock-off units should be counted 
as a dwelling unit for the purpose of the minimum 
visitor parking. 

Lock-off units are helpful as mortgage helpers of 
condo owners and provide a flexibility in unit 
type. The challenge for parking requirements is 
they could be used as a whole dwelling unit, 
thus, not needed any extra parking, or they 
could be used as a rental unit which then parking 
demand would increase irregularly based on the 
timing of various rental accommodations. Other 
Lower Mainland municipalities have addressed 
this problem by adding the lock-off unit to the 
minimum visitor parking calculation. 

29. Add Diagram 8.3.8 Parking Exception 
Area 

All Properties shown in Diagram 8.3.8 shall not be 
required to meet any vehicle parking space 
requirements if the height of the buildings are:  

• 15.0 metres or less; and 
• 4 storeys or less.   

This section was unintentional removed as part 
of a previous update and should be included 
back in the bylaw to encourage the updating of 
buildings located in the historical area of 
downtown. 

30. Eliminate compact car Change the situation where 10% of the total parking 
count was allowed to be configured in compact size to 
be regular stall size. In multiple family this changes 
from 50% full size, 40% medium, 10% compact to 60% 
regular and 40% small. 

Too many complaints and evidence that 
compact car parking stalls were unusable even 
with small cars.  
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Zoning Bylaw 8000 – Section 8 Updates 
No. Summary of Change New Language if Any Brief Rationale 

31. Reduce Commercial Parking 
requirements 

Lower the C4 parking rate to match the C7 parking rate 
(from 1.75 spaces per 100m2 GFA to 1.3 spaces per 100 
m2 GFA); and 
Reduce commercial parking minimum for a specified 
area within the downtown urban centre 

Having a consistent commercial parking rate 
across the urban centres is important and 
matches the previous C7 parking stall rate. The 
commercial parking is proposed to be reduced in 
area’s that are designated as a ‘walkers 
paradise’. This will help facilitate urban style 
development contributing to the City’s 
downtown goal of a live, work, play area 
whereby vehicles are less reliant for daily 
routines. 

32. Add bicycle parking incentives Reduce vehicle parking spaces by 20% up to a 
maximum of 5 stalls if extra bicycle parking spaces are 
provided. 

The City’s objective in the Pedestrian and 
Bicycle Master Plan is that 25% of all trips under 
5km are made by cycling or walking by 2036. As 
such, it would be appropriate to offer a 
reduction in parking for exceeding the new 
increased bicycle parking minimums. 

33. Amend the parking regulations for short-
term rental accommodations 

1.0 space per two sleeping units for single family type 
developments (no change from existing regulation) 
and no additional parking required for short-term 
rental accommodations for multi-family 
developments. 

The initial regulation had extra parking 
requirements for short-term rental 
accommodations in multi-family dwelling units 
if that dwelling unit had less than 2 parking 
spaces. Multi-family developments with or 
without parkades cannot readily add parking 
spaces and Staff feel the existing parking for a 
multi-family dwelling unit could handle the 
demand from a short-term rental 
accommodation. Further, in a multi-family 
dwelling situation the strata can regulate 
themselves and either permit or deny short-
term rentals.  
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Attachment B – PROPOSED TEXT AMENDMENTS TO ZONING BYLAW No. 8000 – TA18-0009 
 
Delete Section 9.5.a.10 (move into parking table) 
Secondary suite parking:  
i. shall be designated as being solely for the use of the secondary suite;  
ii. shall be accessed from a lane in circumstances where a rear or a side lane abuts the property;  
iii. shall be surfaced with permanent surface of asphalt, concrete or similar hard surfaced material.  
iv. shall be accessed from any driveway existing at the time the secondary suite use commences in 
circumstances where no rear or side lane abuts the property;  
v. can be located in the driveway and in tandem with the single detached dwelling parking as long as two 
additional off-street parking spaces are provided for the principal dwelling.  
 
Add the following definitions into Section 2 
 

• Car-Share Organization: means operations that allow members of the general public to book 
vehicles on a short-term as-needed basis, paying only for the time they use the vehicle and the 
distance they drive. The operators are responsible for maintenance, insurance and vehicle 
booking through an online application. 
 

• Car-Share Vehicle (classic): A vehicle owned or leased by a car-share organization where the 
vehicle is returned to the same location at the end of every booking to a shared-vehicle parking 
area. 
 

• Car-Share Vehicle (One-way): A vehicle owned or leased by a car-share organization that has 
no fixed or dedicated parking space.  
 

• Car-Share Vehicle Parking Space: A parking space reserved for the exclusive use of a classic or 
one-way car share vehicle.  

 
• Short-term bicycle parking means bicycle parking that is provided for patrons, customers, 

and visitors of a development in a manner that is convenient and readily accessible for 
bicycles to park. Short-term parking of bicycles should serve the main entrance of a building 
and should be visible to pedestrians and bicyclists. 
 

• Long-term bicycle parking means bicycle parking that is specifically provided and equipped 
for residents, students, employees, and others who generally stay at a site for several hours. 
The parking provided shall be easy to access for a range of users, secure for long periods of 
time and provide shelter from weather. 
 

• End-of-trip facilities means the suite of complementary common facilities such as clothing 
lockers, change room, washroom, shower access, bike repair space, and bike wash stations 
that are necessary to support cyclists, joggers, walkers and other active commuters where 
these amenities are needed at the end of their trip.  
 

• Lock-off Unit means a smaller dwelling unit within a larger principal dwelling unit, which must 
have separate external access to a shared common hallway and shared internal access, and which 
can be locked off from the larger dwelling unit, but does not include a secondary suite; 
 

• Townhouse means any development with three or more dwelling units, with each dwelling unit 
having a direct entrance at grade. Townhouse definition includes row housing and stacked row 
housing. 

 
Replace Section 8 of the Zoning Bylaw with the new Section 8 identified below:  
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Section 8 – Parking and Loading 
 
8.1 General Provisions and Development Standards 
 
8.1.1  Where provision of off-street parking or loading spaces is required by this Bylaw, a plan of the 

proposed site layout and landscape plan shall be included with the development permit 
application or building permit, as the case may be.  The plans must be included with the 
building permit application.  The site plan must be drawn to scale and must clearly illustrate the 
lot size and configuration, building locations, parking spaces, loading spaces, on-site 
circulation, access driveways, landscaping, fences, and any other details relevant to the review 
of the development proposal. 

 
8.1.2  Off-street parking spaces shall not be credited as off-street loading spaces or vice versa. 
 
8.1.3 In lieu of providing the required number of off-street vehicular where the City owns and 

operates a parking facility within urban centres, a property owner within an urban centre may 
pay to the City a sum of money equal to the number of parking spaces not provided multiplied 
by the applicable cash-in-lieu amount as determined from time to time by Council.  The sum of 
money will be deposited in the parking facilities reserve fund for disposition as directed by 
Council. Cash-in-lieu is not permitted where compliance with Ministry of Transportation & 
Infrastructure (MOTI) standards is required.  

 
8.1.4 Every off-street parking or loading area (including every access road to such areas) required by 

this Bylaw to accommodate three (3) or more vehicles: 

(a) shall have a durable, dust-free hard surface of concrete, asphalt or similar material, 
constructed such that the surface drainage is directed to the public storm sewer system 
(if available), or alternatively to approved planting areas, or an approved on-site 
drainage system; 

(b) despite Section 8.1.4(a), any requirement for hard surfacing such as concrete or asphalt 
does not apply (but dust free surface shall be required) to agricultural zones, public 
parks, or open space uses; 

(c) shall clearly delineate individual parking spaces, loading spaces, spaces for the 
disabled, manoeuvring aisles, entrances, and exits with pavement markings, signs, 
and/or other physical means; 

(d) shall be designed to allow forward entry to and exit from the lot on which the parking 
or loading area is located directly to a dedicated public street or lane, without 
encumbering any lands other than the subject lot.  This provision does not apply where 
parking or loading can be provided and accessed directly from an abutting lane. This 
provision shall not apply where tandem parking results in the provision of three or more 
parking spaces where access is from a local collector road or a road of a lesser standard 
as identified in the City of Kelowna's Official Community Plan;  

8.1.5   No required parking shall be provided parallel to and flanking a lane unless the parking area is 
accessible by a driveway and is screened from the lane by a physical barrier. 

 
8.1.6 Any parking lot over 50 vehicles must incorporate landscaped islands as described below: 
 

(a) Landscaped islands are required at the end of each parking aisle;  
(b) The maximum number of parking spaces in a consecutive row is 15 with a landscaped island 

separating the next 15 spaces or drive aisle; 
(c) Landscaped islands are not to be longer than the adjacent parking space; 
(d) Landscaped islands shall be clearly delineated as separate and in addition to required 

parking and loading spaces; 
(e) Locate landscaped islands such that loading and unloading vehicles can gain access 

without undue interference; 
(f) Landscaping shall be consistent with Section 7 regulations. 
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8.1.7 Every off-street parking or loading area, and access thereto, shall have fencing, curbs, or secured 

wheel stops to prevent vehicles from encroaching upon property lines. 
 
8.1.8 All off-street parking spaces on parcels with 5 or more parking spaces and abuts a pedestrian 

walkway or landscaped area without a barrier curb needs to have a wheel stop that is 0.9 
metres from the walkway or landscaping area and minimum 0.15 metres in height as 
described Figure 8.1.8. This requirement does not apply to a parking space if the parking 
space is configured parallel to the curb or drive aisle. 

 

 
 
8.1.9 Where a wheel stop is provided pursuant to Section 8.1.8 the portion of the parking space 

between the wheel stop and the front edge of the parking space, as marked in Figure 8.1.8, 
is exempt from the requirements of section 8.1.4 and may be surfaced with permeable 
material or landscaping, provided that no landscaping exceeds 0.15 metres in height. 

 
8.1.10 Every off-street parking or loading area which is illuminated shall have all lighting positioned in 

such a manner that light falling onto abutting properties is minimized. 
 
8.1.11 Any trash storage or collection area co-existing with any parking or loading area: 

(a) shall be clearly delineated as separate and in addition to required parking and loading 
spaces; 

(b) shall be located such that collection vehicles can gain access without undue interference 
with the operation of the parking and loading area; and 

(c) shall have a fenced or landscaped screen as required by Section 7. 
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8.1.12 Maximum grades. 

(a) The maximum grade for a drive aisle or a parking space is 8%; 
(b) The maximum grade for a driveway is 15%; 
(c) Where a drive aisle or a parking space is located within 6.0 metres of a fronting property 

line it must comply with applicable grade requirements prescribed in the Subdivision, 
Development & Servicing Bylaw.  

 
Figure 8.1.12.a - Maximum Grades for Parking Areas 
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Figure 8.1.12.b – Example Parkade Configuration 
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8.2 Off-Street Parking Regulations 
 
8.2.1 Where any development is proposed, including new development, change of use of existing 

development, or enlargement of existing development, off-street vehicle parking (including 
parking for the disabled, and visitors) shall be provided onsite by the property owner in 
accordance with the requirements of this Bylaw. 

 
Parking Setbacks  

8.2.2 All off-street parking for non-residential use classes shall have a minimum 1.5 metre setback 
from any front lot line, any side or rear property line abutting residential zones, or any lot 
line abutting a street unless the building setback is smaller. For example, if the building 
setback is 0 metres then the parking setback is 0 metres. 

 
8.2.3 All off-street parking for residential use classes shall have a minimum 1.5 metre setback from 

any side or rear lot line or 3.0 m from any flanking street unless the development contains two 
or less dwelling units or the building setback is smaller. For example, if the building setback is 
0 metres then the parking setback is 0 metres.  

 
8.2.4 All off-street parking for residential use classes containing two or less dwelling units shall not 

have any off-street parking spaces located in the required front yard or flanking street setback 
area.  

 
8.2.5 Notwithstanding Section 8.2.4, off-street parking for residential use classes containing two or 

less dwelling units may be located in the required front yard or flanking street setback area if: 

(a) the parking spaces are located on a driveway which provides access to a required off-
street parking space that is not in the front yard or flanking street setback area; or 
 

(b) One off-street parking space may be located in the required front yard or flanking 
street setback area that does not provide access beyond the front yard or flanking 
street setback area if the parking space meets one of the permitted parking 
configurations shown specifically in Figure 8.2.5: 
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Figure 8.2.5 - Permitted and Not Permitted Parking Configurations 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
Side Yard Parking – Double Garage Side Yard Parking – Single Garage Corner Lot Parking 

 
 
 
 
 
 
 
 
 
 
 
 
 

  

Front Yard Parking 1 – 
Double Garage 

Front Yard Parking 1 – 
Single Garage 

Front Yard Parking 2 – 
Single Garage 

   
 
 
 
 
 
 
 
 
 
 
 
 

Front Yard Parking 2 – 
Double Garage 

Perpendicular Parking – 
Permitted 

Perpendicular Parking – 
NOT Permitted 
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Tandem Parking 

 
8.2.6 Tandem parking spaces is permitted only for the following land uses (not between land 

uses):  

(a) single dwelling housing (which may be in tandem with a secondary suite or carriage 
house);  

(b) short-term rental accommodations; 
(c) two dwelling housing; and 
(d) townhouses where the lot is located within the Urban Core as defined in the Official 

Community Plan. Visitor parking stalls cannot be configured in tandem. 
Size and Ratio 
 
8.2.7 Each required off-street parking space and parking lot layout shall conform to the following 

provisions: 

Table 8.2.7 (a) Dimensions of Parking Spaces and Drive Aisles  

 Min. 
Length 

Min. 
Width 

Min. Height 
Clearance 

Parking Spaces: 
Regular Size Vehicle Parking Space 

 
6.0m 

 
2.5m 

 
2.0m 

Small Size Vehicle Parking Space 4.8m 2.3m 2.0m 

Accessible Parking Spaces 6.0m 3.9m 2.3m 

Van-Accessible Parking Spaces 6.0m 4.8m 2.3m 

Regular Size Parallel Parking Space 7.0m 2.6m 2.0m 

Small Size Parallel Parking Space 6.5m 2.5m 2.0m 

Drive Aisles:    
All two-way drive aisles serving 90 degree parking (e.g. 
parking lot, parkade, garage) 

n/a 7.0m 2.0m 

All two-way surface drive aisles without adjacent parking n/a 6.0m 2.0m 

One way drive aisles (60 degree parking) n/a 5.5m 2.0m 

One way drive aisles (45 degree parking & parallel parking) n/a 3.5m 2.0m 

 
 

Table 8.2.7 (b) Ratio of Parking Space Sizes 

Uses: 
Min. Regular Size 

Vehicle Parking Spaces 
Max. Small Size Vehicle 

Parking Spaces 

Single Detached Dwelling or Two 
Dwelling Attached Housing  

50% 50% 

Carriage house or secondary suite 0% 100% 
Short-term rental accommodations 0% 100% 
Dwelling units in the RU7 zone 0% 100% 
Multiple dwelling housing 50%   50% 

Commercial 
100% for customer stalls 

50% for all other stalls 
0% for customer stalls 
50% for all other stalls 

Industrial 70% 30% 
Institutional 50% 50% 

 For the purpose of calculating the percentage of regular size vehicle parking spaces, “Accessible 
Parking Spaces” shall be included in the minimum number regular size vehicle parking spaces. 
 All visitor parking stalls must be regular size vehicle parking spaces. 

 
8.2.8 Length, width and height measurements shall be clear of obstructions (including but not 

limited to columns, property lines, curbs, walls, pipes, roof features, fences, and emergency 
exit painted areas). Spacing measurements shall be taken from the inside to inside of 
obstructions. 
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8.2.9 Where a parking space abuts an obstruction (including but not limited to columns, property 

lines, curbs, walls, pipes, roof features, fences, and emergency exit painted areas) the 
parking space shall follow the following regulations: 

(a) be an additional 0.2 m wider where the parking space abuts an obstruction on one side; 
(b) be an additional 0.5 m wider where the parking space abuts an obstruction on both 

sides; and 
(c) be an additional 0.8 m wider where the parking space abuts a door way. 

 
Number of Spaces 
 
8.2.10 The minimum and maximum number of off-street vehicle parking spaces required for each use 

(including visitor spaces) is specified in Table 8.3 Required Parking except where additional 
parking is required by the Ministry of Transportation & Infrastructure (MOTI) if the site has 
direct access to a provincial highway. The total vehicle parking amount can be reduced with 
the car-share parking incentives (as per section 8.2.12), the rental housing incentives (as per 
Section 8.2.13), and the bicycle parking incentives (as per Section 8.5.8). 

 
8.2.11  Car-Share Incentives: 

 
Within the Urban Core, University South Village Centre, and Glenmore Valley Village Centre 
as defined in the Official Community Plan, the total minimum off-street vehicle parking 
requirements for multiple dwelling housing and any commercial use (e.g. office and retail) 
can be reduced by five (5) parking spaces per car share vehicle (must provide a new vehicle 
to a car-share organization) subject to the following regulations: 

(a) The maximum reduction in total required parking is 20% (for base parking 
requirement); 

(b) The car-share vehicle parking space must be located on-site or within 100 metres of 
the subject property, in a highly visible spot, at-grade, publicly accessible at all times 
(i.e. not within an enclosed parkade), clearly marked for the exclusive use of the shared 
vehicle, and guaranteed to operate for a minimum of two years;   

 
8.2.12  Rental Housing Incentives: 

 
 If a development rezones to a sub-rental zone guaranteeing the development as rental 

housing, then a 20% reduction to the parking requirement (both base and visitor) can be 
applied if the development is located within an urban centre and a 10% reduction to the 
parking requirement (both base and visitor) can be applied if the development is located 
outside an urban centre. 

 
8.2.13 Parking spaces for secondary uses shall be provided in addition to the required parking 

spaces for the principal use on a site. 
 
8.2.14 Where calculation of the total number of parking spaces yields a fractional number: 

(a) Any fraction less than one-half (0.5) rounds down to the nearest whole integer (including 
zero); and 

(b) Any fraction one-half (0.5) or greater rounds up to the nearest whole integer.   
 
8.2.15 Where gross floor area is used as a unit of measurement for the calculation of required 

parking spaces, it must exclude all parking and loading areas, secure bicycle parking areas, 
common stairways and mechanical rooms within the building. 
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8.2.16 Where Table 8.3 Required Parking does not clearly define requirements for a development, 
the single use class or combination of use classes most representative of the proposed 
development shall be used to determine the parking requirements. 

 
8.2.17 Where a development consists of a mix of use classes, the total off-street parking requirement 

shall be the sum of the off-street parking requirements for each use class. 

(a) Notwithstanding Section 8.2.17, in mixed-use developments the parking spaces 
required for Offices and other commercial related land uses can be shared with the 
residential visitor parking requirements. Parking spaces must be available for both 
land uses (commercial and visitor) at all times. 

 
8.2.18 Lock-off Units do not require any separate parking spaces but must be counted as a dwelling 

unit for the purpose of minimum required visitor parking space amounts. 
 
8.2.19 Accessible Parking Standards: 
  

(a) The minimum accessible parking shall be provided as a function of the total number of 
parking space provided onsite as described in Table 8.2.19: 

Table 8.2.19 Amount of Accessible Parking Spaces  
Total Number of Parking 

Spaces Onsite. 
Minimum Number of Required 

Accessible Parking Spaces 
Minimum Number of Required 
Van-Accessible Parking Spaces 

1 – 4 spaces 0 spaces 0 spaces 
5 – 36 spaces 1 space 1 space 

37 – 68 spaces 2 spaces 1 space 
69 – 100 spaces 3 spaces 1 space 
101-150 spaces 4 spaces 1 space 
151-200 spaces 5 spaces 1 space 
201-300 spaces 6 spaces 2 spaces 
301-400 spaces 7 spaces 2 spaces 
401-500 spaces 8 spaces 2 spaces 
Over 500 spaces 2% of total 2 spaces 

 
(b) If a visitor parking space is required, then at least one of those visitor parking spaces 

shall be configured as an accessible parking space;  
(c) Designate as an accessible parking space using appropriate signage;  
(d) Include accessible parking spaces in the calculation of the applicable minimum parking 

requirement; and 
(e) Accessible parking spaces shall be located as close to a main building entrance, on a level 

non-skid surface. 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 8.2.19 Accessible Parking Standards 
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Table 8.3 – Required Off-Street Parking Requirements 
Table 8.3.1 Residential Parking 

Land Use / Type of 
Development 

Base Parking Requirement 
(number of spaces  

Minimum Visitor 
Parking Requirement 

 C4 & C7 Zones 

All other non-
single family 
zones within 
Urban or Village 
Centres  

All other non-
single family 
zones not within 
an Urban or 
Village Centre 

Multiple Dwelling Housing: 
Apartment Housing  
Townhouses 
Row Housing 
Stacked Row Housing  
Three Dwelling Housing 
Four Dwelling Housing 
 

Min 0.8 spaces 
& Max 1.25 
spaces per 
bachelor 
dwelling unit 
(includes 
micro-suite 
housing); 

Min 0.9 spaces 
& Max 1.25 
spaces per 
bachelor 
dwelling unit 
(includes 
micro-suite 
housing); 

Min 1.0 space & 
Max 1.25 spaces 
per bachelor 
dwelling unit 
(includes micro-
suite housing); 

Min 0.14 spaces & Max 
0.2 spaces per 
dwelling unit  

Min 0.9 spaces 
& Max 1.25 
spaces per 1 
bedroom 
dwelling unit; 

Min 1.0 space & 
Max 1.25 spaces 
per 1 bedroom 
dwelling unit; 

Min 1.25 spaces & 
Max 1.6 spaces 
per 1 bedroom 
dwelling unit; 

Min 1.0 space 
& Max 1.5 
spaces per 2 or 
more 
bedroom 
dwelling unit;  

Min 1.25 spaces 
& Max 1.6 
spaces per 2 
bedroom 
dwelling unit; 

Min 1.5 spaces & 
Max 2.0 spaces 
per 2 bedroom 
dwelling unit 

Min 1.5 spaces 
& Max 2.0 
spaces per 3 
bedroom 
dwelling unit 

Min 2.0 spaces & 
Max 2.5 spaces 
per 3 bedroom or 
more dwelling 
units;  

 Visitor parking is to be easily accessible to the access points of the corresponding development and/or buildings. 
Visitor parking is a separate minimum parking requirement that rounds up or down independent of the basic parking 
requirement. 
 These regulations do not apply to the RU7 zone. See Table 8.3.1 Residential Parking for RU7 parking regulations. 
 Lock-off Units do not require any separate parking spaces but must be counted as a dwelling unit for the purpose 

of minimum required visitor parking space amounts. 
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Table 8.3.1.1 Residential Parking 

Land Use / Type of 
Development 

Base Parking Requirement Visitor Parking 
Requirement  Minimum Maximum 

Bed and Breakfast Homes 
 

1.0 space per sleeping unit plus 
parking requirement for principal 
dwelling unit 

1.5 spaces per sleeping 
unit n/a 

Boarding or Lodging Houses 
1.0 space per 2 sleeping units 

1.5 space per 2 
sleeping units 

n/a 

Carriage House  
Secondary Suites 

1.0 space  2.0 spaces n/a 

Congregate Housing & 
Supportive Housing 

0.35 spaces per sleeping unit; Plus 
0.5 spaces per non-resident on-
duty employee or 3.0 spaces 
(whichever is greater)  

n/a 
Min 0.14 spaces & 

Max 0.2 spaces per 
dwelling unit 

Group Homes, Major 
Group Homes, Minor 

1.0 space; plus an additional 1.0 
space per 3 beds 

2.0 spaces; plus an 
additional 1.25 space1 

per 3 beds 
n/a 

Home Based Business, 
Major 

1.0 space  2.0 spaces n/a 

Home Based Business, 
Minor 

No spaces required n/a n/a 

Home Based Business, Rural 1.0 space n/a n/a 

Mobile Homes in RM7 zone 2.0 spaces per dwelling unit 
2.5 spaces per dwelling 

unit 

Min 0.14 spaces & 
Max 0.2 spaces per 

dwelling unit  
Residential units in the RU7 
zone 

1.0 space per dwelling unit 
2.0 spaces per dwelling 

unit 
n/a 

Residential 
Security/Operator Unit 1.0 space per dwelling unit 

2.0 spaces per dwelling 
unit 

n/a 

Short – Term Rental 
Accommodation: 

  

n/a 

• Principal use & 
• Secondary use for 

Multiple Dwelling 
Housing 

Equivalent to the parking 
requirements for the principal use 
for that zone. 

n/a 

• Secondary use for 
single detached 
housing, semi-
detached housing, 
& duplex housing 

1.0 space per two sleeping units    

n/a 

Single Detached Housing 
Two Dwelling Housing 
 

2.0 spaces per dwelling unit n/a 

0.0 spaces or  Min 
0.14 spaces & Max 

0.2 spaces per 
dwelling unit  

 Visitor parking is to be easily accessible to the access points of the corresponding development and/or buildings. 
Visitor parking is a separate minimum parking requirement that rounds up or down independent of the basic parking 
requirement. 
 Parking space can be located in the driveway and in tandem with the single detached dwelling parking as long as 
two additional off-street parking spaces are provided for the principal dwelling. Notwithstanding Section 8.1.4, 
parking for secondary suites or carriage houses can be surfaced with a dust-free material. 
 Within residential strata (non-RU7) developments with 3 or more dwelling units the visitor parking requirement 
is 0.14 spaces per dwelling unit. 
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Table 8.3.2 Commercial  

Land Use / Type of Development 
Parking Requirement      NOTE:  GFA = Gross Floor Area 

Minimum Maximum 

Boat Storage 
1.0 spaces per 10 boat storage 
spaces plus 2 spaces for 
employees 

1.25 spaces per 10 boat storage 
spaces plus 2 spaces for 
employees 

Commercial Schools See table 8.3.5 Institutional for 
school parking requirements n/a 

Gas Bars 2.0 spaces per service bay (plus 
GFA for any retail) n/a 

Hotels 
Motels 

0.8 spaces per sleeping units in 
the C7 zone; plus requirements 
of other uses 
1.0 space per sleeping unit; plus 
requirements of other uses 

1.5 spaces per sleeping units, 
plus requirements of other uses 

All commercial uses in the C4 zone 
even if listed separately below   1.3 spaces per 100 m² GFA 3.0 spaces per 100 m² GFA 

All commercial uses in the C7 zone 
even if listed separately below    0.9 spaces per 100 m² GFA  2.5 spaces per 100 m² GFA 

Animal Clinics, Major and Minor 
Health Services, Major and Minor 
(includes dental offices, surgeries, 
and similar uses) 

3.5 spaces per 100 m2 GFA,  5.0 spaces per 100 m² GFA 

Food Primary Establishment 
Liquor Primary Establishment 
Drive-in Food Services 

2.5 spaces per 100 m² GFA or 5.0 
spaces (whichever is greater) 3.5 spaces per 100 m2 GFA, 

Fleet Services 

2.0 spaces per 100 m² GFA; or 1 
spaces per vehicle in fleet plus 1 
per employee on duty 
(whichever is greater) 

2.5 spaces per 100 m² GFA; or 
1.25 spaces per vehicle in fleet 
plus 1.25 spaces per employee 
on duty (whichever is greater) 

Personal Services 
(includes hairdressers, dry cleaners, 
repair of personal goods, travel 
agents, and similar uses) 

2.5 spaces per 100 m² GFA 3.5 spaces per 100 m² GFA 

Financial Services 
Offices 2.5 spaces per 100 m² GFA 3.5 spaces per 100 m² GFA 

All other commercial uses not listed 
above:  

  

(a) GFA less than 1,000 m² 2.0 spaces per 100 m2 GFA 2.5 spaces per 100 m² GFA 
(b) GFA 1,000 m² to 2,000 m² 2.5 spaces per 100 m² GFA 3.5 spaces per 100 m² GFA 
(b) GFA 2,000 m² to 20,000 m² 3.0 spaces per 100 m² GFA 4.0 spaces per 100 m² GFA 
(c) GFA greater than 20,000 m² 4.0 spaces per 100 m² GFA 5.25 spaces per 100 m² GFA 

 For shopping centres, calculate the area by adding all the tenant spaces together. 
 This rule only applies to land use categories that are based on a number of parking spaces per GFA. 
 The minimum parking requirement may be affected by Diagram 8.3.8 Parking Exception Areas 

 
 
 

Table 8.3.3 Agriculture  

Land Use / Type of Development Parking Requirement 
Minimum Maximum 

Greenhouses and Plant Nurseries 6.7 spaces per 100 m² GFA of retail 
sales structure 

n/a 

Farm Retail Sales 5.0 spaces per 100 m² GFA, 
minimum 4 

n/a 
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Table 8.3.4 Industrial 

Land Use / Type of Development 
Parking Requirement 

Minimum Maximum 
Bulk Fuel Depot 
 

1.0 space per employee on duty 
n/a 

General Industrial Uses 
 

1.0 space per 100 m² GFA (includes 
mezzanine area);  
Plus 
2.5 spaces per 100 m² GFA for all floor 
area devoted to accessory activities 
such as any indoor display, office, 
administrative or technical support, 
or retail sale operations. 

2.5 spaces per 100 m² GFA (includes 
mezzanine area);  
Plus 
3.0 spaces per 100 m² GFA for all 
floor area devoted to accessory 
activities such as any indoor 
display, office, administrative or 
technical support, or retail sale 
operations. 

Warehousing and Storage 0.5 spaces per 100 m² GFA (minimum 
2 spaces); 
Plus 
2.5 spaces per 100 m² GFA for all floor 
area devoted to accessory activities 
such as any indoor display, office, 
administrative or technical support, 
or retail sale operations. 

1.0 space per 100 m² GFA; 
Plus 
3.0 spaces per 100 m² GFA for all 
floor area devoted to accessory 
activities such as any indoor 
display, office, administrative or 
technical support, or retail sale 
operations. 

 
 

Table 8.3.5 Institutional   

Land Use / Type of Development 
Parking Requirement 

Minimum Maximum 
Cemetery 1.0 space per employee  n/a 
Detention and Correction Services 1.0 space per 2 inmates (capacity) n/a 
Emergency and Protective Services 4.0 spaces per 100 m² GFA n/a 
Extended Medical Treatment Services 
Hospitals 

1.0 space per 100 m² GFA n/a 

Funeral Services 3.5 spaces per 100 m2 GFA n/a 
School, Elementary 1.0 space per 100 m² GFA n/a 
School, Secondary 1.5 spaces per 100 m² GFA n/a 
Universities or Colleges 2.0 spaces per 100 m² GFA n/a 
Temporary Shelter Services 1.0 space per 3 beds  n/a 
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Table 8.3.6 Community, Recreational, and Cultural 

Land Use / Type of Development 
Parking Requirement 

Minimum Maximum 
Bowling Alley 2.0 spaces per alley n/a 
Child Care Centre, Major  
(includes preschool) 

1.0 space per 10 children, plus 1 per 
2 employees on duty; but a 
minimum of 4.0 spaces 

n/a 

Child Care Centre, Minor 2.0 spaces n/a 
Cultural and Recreation Services 

Exhibition and Convention Facilities 
1.0 space per 5 seating spaces; or 
20.0 spaces per 100 m² of floor area 
used by patrons (whichever is the 
greater) 

n/a 

Cultural Facility (e.g. Museum, Art Gallery) 2.5 spaces per 100 m² GFA n/a 
Curling Rink 4.0 spaces per curling sheet n/a 
Golf Course 6.0 spaces per hole; plus the parking 

required for other secondary uses 
n/a 

Golf Driving Range 2.0 spaces per tee n/a 
Library 2.5 spaces per 100 m² GFA n/a 
Participant Recreation Services, Outdoor 
(except golf courses) 
Participant Recreation Services, Indoor 
(except curling rinks, swimming pools, and 
racquet clubs) 

1.0 space per employee on duty, 
plus 1.0 space per 3 users 

n/a 

Racquet Clubs 3 per court n/a 
Recycled Materials Drop-off Centre 1 per recycling container, minimum 

of 2 
n/a 

Religious Assemblies 1 per 5 seats or 10 per 100 m² of GFA 
(whichever is greater) 

n/a 

Spectator Entertainment Establishment 1 per 4 seats n/a 
Spectator Sports Establishment 1 per 4 seats n/a 
Swimming Pool (Public) 25.0 per 100 m² of pool water 

surface 
n/a 

Tourist Campsite 1.1 per camping space n/a 

 
 

Table 8.3.7 Water Uses  

Land Use / Type of Development 
Parking Requirement 

Minimum Maximum 
Marinas 1 per 2 boat spaces n/a 
Marine Fuel Facilities 1 per business n/a 
Marine Equipment Rentals 1 per 1 boat space, plus 1 per 

business 
n/a 
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Diagram 8.3.8 Parking Exception Areas 

 
1. Notwithstanding Table 8.3.2 Commercial Parking Requirements, the minimum parking 

requirement for all C-7 zoned lots in Area 1 & 2 shown in Diagram 8.3.8 shall be 0.9 stalls per 100 m2 
of Gross Floor Area (GFA). This rule only applies to land use categories that are based on a number 
of parking spaces per GFA.   

2. All lots in Area 2 shown in Diagram 8.3.8 shall not be required to meet any vehicle parking space 
requirements if the height of the buildings on the lot are:  

o 15.0 metres or less and 4 storeys or less.   
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8.4 Off-Street Loading 
 
8.4.1 Where development is proposed, including new development, change of use of existing 

development, or enlargement of existing development, off-street loading spaces shall be 
provided by the property owner in accordance with the requirements of this Bylaw.  Detention 
and correction services located within a security fence are exempt from providing off-street 
loading spaces. 

 

 Number of Spaces 

 
8.4.2 The number of off-street loading spaces, including bus loading spaces, required for each use is 

specified in Table 8.4 Minimum Loading Required. The maximum number of loading spaces 
required by this section is three (3) spaces. 

 
8.4.3 Where calculation of the total number of loading spaces yields a fractional number, the 

following counting rules apply (unless specifically defined in Table 8.4 Minimum Loading 
Required): 

a) Any fraction less than one-half (0.5) rounds down to the nearest whole integer 
(including zero); and 

b) Any fraction one-half (0.5) or greater rounds up to the nearest whole integer.   
 
8.4.4 Where gross floor area is used as a unit of measurement for the calculation of required 

loading spaces, it must exclude all parking and loading areas, secure bicycle parking areas, 
common stairways and mechanical rooms within the building. 

 
8.4.5 Where the Loading Schedule does not clearly define requirements for a particular 

development, the single use class or combination of use classes is most representative of the 
proposed development shall be used to determine the loading space requirement. 

 
8.4.6 Where a development consists of a mix of use classes, the total off-street loading requirement 

shall be the sum of the off-street loading requirements for each use class, unless there is a 
complementary demand or differences in periods of use for loading that warrants a different 
requirement. 

 Location 

 
8.4.7 Off-street loading spaces shall be provided entirely within the property of the development 

being served. 
 
8.4.8 Off-street loading spaces shall be oriented away from residential development. 

 Size and Access 

 
8.4.9 Each off-street loading space shall be of adequate size and accessibility to accommodate the 

vehicles expected to load and unload, but in no case shall a loading space be less than 28 m² in 
area, less than 3.0 m in width, or have less than 4.0 m in overhead clearance. 

 
8.4.10 Each required bus loading space shall be a minimum of 3.6 m in width, a minimum of 12.2 m 

in length, and have a minimum clearance of 4.6 m. 
 
8.4.11 Access to any loading area shall be provided, wherever possible, internally to the development 

or from a lane abutting the development. 
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8.4.12 Access to any loading area shall be arranged such that no backing or turning movement of 
vehicles going to or from the site causes interference with traffic on the abutting streets or 
lanes. 

 

Table 8.4 – Minimum Loading Required 
 
  
Type of Development (Use) Required Loading Spaces 
Child Care Centre, Major 
 

For 9 – 15 children                  0 car loading space 
For 16 – 25 children               0 car loading space 
For 26 or more children       1 car loading space 

Commercial Uses (except above) and 
Industrial Uses 

1 per 1,900 m² GFA 

Community, Educational (except below), 
Recreational and Institutional Uses 

1 per 2,800 m² GFA 

Food Primary Establishment 1 per 2,800 m² GFA 
Hotels 
Motels 

1 per 2,800 m² GFA 

Liquor Primary Establishment  1 per 2,800 m² GFA 
Schools, Universities or Colleges 1.5 car loading spaces per 100 students, minimum 5; plus 3 bus 

loading spaces 
 

55



 
Section 8 – Parking and Loading Revised October 26, 2015 8-14 

8.5 Off-Street Bicycle Parking 
 
8.5.1 Where any development is proposed, including new development, change of use of existing 

development, or enlargement of existing development, off-street bicycle parking shall be 
provided by the property owner in accordance with the requirements of this Bylaw. 

8.5.2 The number of short-term and long-term off-street bicycle parking spaces required for each 
use class is specified in Table 8.5 Minimum Bicycle Parking Required. 

 
8.5.3 Where calculation of the total number of parking spaces yields a fractional number: 
 

a) Any fraction less than one-half (0.5) rounds down to the nearest whole integer 
(including zero); and 

b) Any fraction one-half (0.5) or greater rounds up to the nearest whole integer. 
 
8.5.4 Where the Bicycle Parking Schedule does not clearly define requirements for a particular 

development the single use or combination of use most representative of the proposed 
development shall be used to determine the parking requirement. 

8.5.5 Short-Term Bicycle Parking Standards: 

(a) Short-Term Bicycle Parking must be conveniently located within: 15 metres of 
any main entrances (whether inside or outside of the building), a well-lit area, 
clearly visible to visitors, and subject to casual surveillance by occupants of the 
building(s). 

(b) Short-term bicycle parking spaces shall be provided in a bicycle rack that is 
permanently anchored to the ground or a wall.  

(c) Design and install short-term bicycle parking to the minimum dimensions 
shown in Table 8.5.1 Minimum Dimensions for Bicycle Parking. 

 
8.5.6 Long-Term Bicycle Parking Standards:  

(a) Long-Term Bicycle Parking must be located inside a building or within a secure, 
weather-protected, dedicated bicycle parking facility accessible to residents, 
employees or other identified users of the building.  

(b) The entry door into the long-term bicycle parking facility must have a minimum 
width of 0.9 metres. 

(c) Long-Term Bicycle Parking spaces can be arranged in a Ground-Anchored or 
Wall-Mounted configuration provided that:  

i. A minimum 50% of the required Long-Term Bicycle Parking shall be 
Ground-Anchored.  

ii. Wall-Mounted bicycle racks located in front of an automobile stall within 
a parkade will only be counted towards the minimum Long-Term Bicycle 
Parking if the automobile stall meets the minimum Regulat - size vehicle 
standards.  

(d) A minimum of 75% of the Long-Term Bicycle Parking spaces shall be located 
at-grade or within one storey of building grade and shall be easily accessible to 
users. 

(e) Long-Term Bicycle Parking spaces must have a minimum unobstructed height 
clearance of 1.9 metres between the floor and any mechanical equipment, or, if there 
is no mechanical equipment, between the floor and the ceiling. 

(f) Design and install Long-Term Bicycle Parking spaces to the minimum 
dimensions shown in Table 8.5.1 Minimum Dimensions for Bicycle Parking. 

(g) A "bicycle repair and wash station" is required after 20 long term bike parking stalls 
are required. A "bicycle repair and wash station" includes tools for bikes, a 
commercial grade pump, access to water, and a way to raise a bikes up to perform 
simple maintenance. 
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8.5.7 Bicycle racks shall be: 
(a) constructed of theft resistant material; 
(b) securely anchored with tamper-proof hardware to the floor, building, or ground; 
(c) constructed to support from two points on the bicycle frame for a horizontal rack; and  
(d) constructed to enable the bicycle frame and at least one wheel to both be securely 

locked to the rack with a single U-style lock. 
 
8.5.8 Bicycle Parking Incentives: 

 Within the Urban Core, University South and Glenmore Valley Village Centres as defined in 
the Official Community Plan, the total minimum off-street vehicle parking requirements can 
be reduced by 20 percent (20%) up to a maximum of five (5) parking spaces (for the base 
parking requirement) subject to the provision of the bonus long-term bicycle parking spaces 
identified within Table 8.5. 

 
 

Table 8.5 – Minimum Bicycle Parking Required 
 
Type of Development  
(General Uses)  

Bicycle Parking Spaces  
Required Long-term  Bonus Long-term Required Short-term 

Institutional Zones  1 per 25 employees n/a 6 per entrance 

Apartment Housing  
(includes supportive 
housing) 

0.75 per 2 bedroom or 
less dwelling units 
1.0 per 3 bedroom or 
more dwelling units  

1.0 per bachelor or 1-
bedroom dwelling unit  
1.5 per 2-bedroom 
dwelling units 
2.0 per 3-bedroom or 
more dwelling units  

6 per entrance, plus for 
buildings with greater than 
70 units: 1 space for every 
additional 5 units 

Assisted Living 
Facility  
(dwelling unit for 
elderly and / or people 
with disabilities) 
and Congregate 
Housing  

1.0 space per 20 
dwelling units plus 1.0 
space per 10 employees 

n/a 6 per entrance 

Townhouses  No requirement  n/a  
4 spaces or 1 per 5 units 
(whichever is greater)  

Commercial Uses 1 per 500 m2 of GFA  2.0 per 500 m2 of GFA 
2 per entrance or 1 space 
per 750m2 of GFA 
(whichever is greater) 

Industrial Uses  
0.5 per 1,000 m2 of GFA 
 

1.0 per 1,000 m2 of GFA No requirement 

Type of Development  
(Specific Uses)  

Bicycle Parking Spaces  
Required Long-term Required Short-term 

Hotel / Motel 1 per 20 sleeping units 6 per entrance 
Day-care centre for 15 
or more children 

1 per 10 employees, min 2 
spaces 

1 for each 10 students of planned capacity, min 
2 spaces 

Elementary and 
Secondary Schools 

1 per 10 employees, min 2 
spaces 

6 per entrance or 3 per 10 student seats at 
entrance (whichever is greater) 

Post-secondary 
Schools 

1 per 10 employees plus 1 for 
each 10 students of planned 
capacity, min 2 spaces 

6 per entrance or 3 per 10 student seats at 
entrance (whichever is greater) 

Cultural Facility or 
Library  

1 space for 15 employees 

2 per entrance (for buildings up to 1,000 m2); 
6 per entrance (for buildings greater than 
1,000m2 GFA) 
16 spaces per entrance 
(for buildings greater 2,000m2 GFA) 
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Health Services  1 space for 15 employees 
6 spaces per public building entrance or 1 per 
1000m2 (whichever is greater) 

Offices   1 per 500 m2 of GFA 
2 per entrance or 1 space per 750m2 of GFA 
(whichever is greater) 

Community 
Recreation Services  

1 space per 15 employees 12 spaces per public building entrance 

Notes: 
 Utilize the ‘General Uses’ for bicycle parking calculations unless the land use matches the Specific Uses . 
 Regulation only applies to lots with 5 or more dwelling units.  

 Industrial Uses (for the purpose of bicycle parking calculations): means any principal or secondary use 
that is exclusively within an Industrial zone. For example, if a principal or secondary use is within a 
commercial and an industrial zone then that use shall be calculated with the commercial bicycle parking 
rate (e.g. a food primary or liquor primary establishment located in an industrial area would use the 
commercial bicycle parking rate).  
 All area numbers are based on Gross Floor Area (GFA). 
 The bike parking exclusion for Townhouses only applies to dwelling units which have an attached 
private garage with direct entry from the garage to the dwelling unit , otherwise, the Apartment Housing 
category must be used to calculate the long term-bicycle parking requirement.  
 Townhouses without an attached private garage with direct entry from the garage to the dwelling unit 
can utilize the bonus bicycle parking provisions within apartment housing.  

 
 
 
 
 
 
 
Table 8.5.1 Minimum Dimensions for Bicycle Parking (in metres) 

 Ground Anchored Rack Wall Mounted Rack 
Angle of Rack (in an 
aerial perspective, 
measured from the 
plane of the nearest wall 
of a building) 

>45 degrees <45 degrees >45 degrees <45 degrees 

Minimum space depth 1.8 m 1.45 m 1.2 m 1.2 m 
Minimum aisle width 1.5 m 1.5 m 1.5 m 1.5 m 
Minimum distance 
between bicycle racks (for 
racks that accommodate 
two or more bicycles) 

0.9 m 1.3 m 0.9 m 1.3 m 

Minimum distance 
between bicycle racks (for 
racks that accommodate 
no more than one bicycle) 

0.45 m 0.65 m 0.45 m 0.65 m 

Minimum distance 
between bicycle racks 
and wall, entrance door to 
bicycle storage facility, or 
other obstacle. 

0.6 m 0.6 m 0.6 m 0.6 m 
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Figure 8.5.1: Short-Term Bicycle Parking Configuration Example 

 
  
Figure 8.5.2: Long-Term Bicycle Parking Configurations Example 
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60



 
Section 8 – Parking and Loading Revised October 26, 2015 8-14 

 
 
 
 
 
8.6 End 0f Trip Facilities 
 
8.6.1 Where any commercial or industrial development is proposed, the end-of-trip facilities shall 

be provided in accordance with Table 8.6 below: 
 

Table 8.6 Required End-of-Trip Facilities  
Long-Term Bicycle 
Parking Spaces  

Number of Toilets 
Number of 

Sinks 
Number of 

Showers 
Number of storage 

lockers 
0-3  0 0 0 0 
4-29  2 2 2 0.5 lockers per bicycle 

space 
30-64  4 4 4 0.5 lockers per bicycle 

space 
65 and over  +2 for each additional 

30 bicycle spaces 
+2 for each 
additional 
30 bicycle 

spaces 

+2 for each 
additional 
30 bicycle 

spaces 

0.5 lockers per bicycle 
space 

 End of trips shall include a "bicycle repair and wash station" including tools for bikes, a commercial grade 
pump, access to water, and way to raise a bike up to perform simple maintenance. A "bicycle repair and wash 
station" is required after 4 long term bike parking stalls are required. 
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Section 8 – Parking and Loading amended as follows: 

 

Sub-Section 8.1 Off-Street Vehicle Parking – BL8654, BL8528, BL10796, BL10816, BL11140, BL11263 

Sub-Section 8.3 Development Standards – BL8528 

Sub-Section 8.4 Off-Street Bicycle Parking – BL8654 & BL10613 

Sub-Section 8.5 General Provisions – BL8654, BL9120 

Table 8.1 – Parking Schedule –  BL8367, BL8430, BL8528, BL8820, BL8881, BL8900, BL8960, BL9041,  BL9723, BL9766, BL9953, 

BL10686, BL10796, BL10804, BL10981; BL10997, BL11140, BL11313 

Table 8.2 – Loading Schedule – BL8960, BL10804 

Table 8.3 – Bicycle Parking Schedule – BL8528, BL8654, BL8960, BL11140 
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REPORT TO COUNCIL 
 
 
 

Date: September 30, 2019 

RIM No. 1250-30 

To: City Manager 

From: Development Planning - Urban 

Application: Z19-0048 Owner: Scott Cramp & Lei Zhang 

Address: 454 Farris Rd Applicant: Protech Consulting 

Subject: Rezoning Application  

 

1.0 Recommendation 

THAT Council rescinds first reading of Rezoning Bylaw No. 11812, 

AND THAT Rezoning Application No. Z19-0048 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot 2 Section 25 Township 28 SDYD Plan EPP89749, located at 454 
Farris Road, Kelowna, BC from the RU1 Large Lot Housing zone to the RU1c – Large Lot Housing with 
Carriage House zone, be considered by Council;  

AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration. 

2.0 Purpose  

To rezone the subject property from RU1 - Large Lot Housing to RU1c – Large Lot Housing with Carriage 
House to facilitate the development of a carriage house. 

3.0 Development Planning 

Development Planning Staff support the proposed rezoning application from the RU1 – Large Lot Housing 
zone to RU1c – Large Lot Housing with Carriage House zone to facilitate the development of a carriage 
house. The Official Community Plan (OCP) Future Land Use designation of the subject property is S2RES – 
Single/ Two Unit Residential, which supports this zoning change. The concept of the carriage house is 
aligned with the OCP Policies of Compact Urban Form – increasing density where infrastructure already 
exists, and of Carriage Houses & Accessory Apartments. The property is connected to City sanitary sewer 
and within the Permanent Growth Boundary of the City.  

The applicant has submitted preliminary drawings for a carriage house indicating that it can be constructed 
to meet the Zoning Bylaw requirements without any variances. Should the rezoning application be 
supported by Council, a Development Permit would not be required, and the applicant could apply directly 
for a Building Permit.  

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

The Rezoning application at 454 Farris Road was received by the City of Kelowna on February 13, 2019. The 
original application was to rezone the parcel from RU1 to RU1c before it was subdivided to allow for the 
construction of a carriage house. A two-lot subdivision was planned for after the completion of the rezoning 
process. This would have created two parcels that allowed for the development of a carriage house on each 
parcel. 

On March 26, 2019, Staff received the completed neighbourhood consultation form. It contained the list of 
addresses and a map indicating the properties consulted. Initial consideration for the original rezoning 
application was on April 15, 2019 and a Public Hearing was held on May 7, 2019. In the days prior, Staff learned 
that the Neighbourhood Consultation was not completed as per Council Policy 367. The Public Hearing was 
left open pending confirmation of the neighbourhood consultation completion. 

After the Public Hearing, the applicant decided to complete the subdivision of the larger parcel into two lots 
prior to completing the rezoning application. This has now been completed and registered with the Land 
Title Office.  

3.2 Project Description 

The proposed rezoning will apply only to the newly created corner parcel.  
The parcel to the north will retain the RU1 – Large Lot Housing zone and 
a new house can be constructed. Should the owner want to develop a 
carriage house on this parcel, a new Rezoning Application would be 
required. 

The Building and Permitting department have accepted a delayed 
demolition bond to ensure that the existing dwelling is demolished prior 
to further development occurring on the parcels. Currently, the existing 
house straddles the shared property line. Refer to Figure 1 for the 
proposed future layout of the corner parcel.  

3.3 Site Context 

The 5,510 m² site is located in the Mission Sector area within the Permanent Growth Boundary. The original 
454 Farris Road parcel has been subdivided into three titled parcels. The proposed rezoning will apply to the 
corner parcel with the other two parcels retaining the RU1 – Large Lot Housing zone. 

  

Figure 1 - Larger lot has been 
subdivided into two new titled lots 
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Subject Property Map: 454 Farris Road 

 

4.0 Current Development Policies  

4.1 Kelowna Official Community Plan (OCP) 

Chapter 5: Development Process 

Objective 5.22 Ensure context sensitive housing development 

Policy .6 Sensitive Infill. Encourage new development or redevelopment in existing residential areas to 
be sensitive to or reflect the character of the neighbourhood with respect to building design, height and 
siting. 

Objective 5.22 Ensure context sensitive housing development 

Policy .12 Carriage House & Accessory Apartments. Support carriage houses and accessory apartments 
through appropriate zoning regulations. 

5.0 Application Chronology  

Date of Application Received:   February 13, 2019  
Date of Initial Consideration:   April 15, 2019 
Date of first Public Hearing:   May 7, 2019 
Date New Public Consultation Completed: September 9, 2019  
 
Report prepared by:  Lydia Korolchuk, Planner II 
 
Reviewed by:   Laura Bentley, Urban Planning & Development Policy Manager 
 
Approved for Inclusion: Terry Barton, Development Planning Department Manager 
 
Attachments: 
Schedule A: Site Plan & Survey Plan 
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REPORT TO COUNCIL 
 
 
 

Date: October 7, 2019 

To: Council  

From: City Manager 

Department: Development Planning  

Application: Z19-0069 Owner: Judith Parsons  

Address: 509 Eldorado Road 
Applicant: Sid Molenaar, Integrity Services 
Inc. 

 

Subject: Rezoning Application 

 

1.0 Recommendation 

THAT Rezoning Application No. Z19-0069 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot 5 District Lot 167 ODYD District Plan 16646 located at 509 
Eldorado Road, Kelowna, BC from the Ru1 – Large Lot Housing zone to the Ru2 – Medium Lot Housing 
zone be considered by Council; 

AND THAT the Rezoning Bylaw be forwarded to Public Hearing for further consideration. 

AND FURTHER THAT final adoption of the Rezoning Bylaw be considered subsequent to the outstanding 
conditions of approval as set out in Schedule “A” attached to the Report from the Development Planning 
Department dated June 3, 2019. 

2.0 Purpose  

To rezone the subject property from RU1 – Large Lot Housing to Ru2 – Medium Lot Housing to 
accommodate a three lot subdivision. 

3.0 Development Planning 

Development Planning Staff support the proposed Rezoning amendment from Ru1 – Large Lot Housing 
zone to RU2 – Medium Lot Housing zone to facilitate a three lot subdivision. The subject property is 
designated S2RES – Single/Two Unit Residential in the Official Community Plan (OCP) and is within the 
Permanent Growth Boundary. The proposal is generally consistent with the OCP Urban Infill Policies and is 
fully serviced.  
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4.0 Proposal 

4.1 Project Description 

The subject property is approximately 1,538 m2 (0.38 acres) in size and has an existing single family dwelling 
and pool. Both the dwelling and the pool will be required to be removed prior to final subdivision approval. 
The proposal will take advantage of existing infrastructure as the subject property is fully serviced.  

Should Council support the proposed rezoning staff will work with the applicant to complete the 
subdivision. The proposed lots are slightly over 500 m2 in size and meet the minimum size requirements of 
the RU2 zone.    

4.2 Site Context 

The subject property is located in the North Mission – Crawford City Sector west of the intersection of 
Lakeshore Road and Eldorado Road. The surrounding neighbourhood is largely comprised of RU1 with 
several infill developments consisting of RU2 and RU6 in the general area. The property is located in close 
proximity to public transit and bus stops on Lakeshore Road. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North Ru1 – Large Lot Housing Residential 

East Ru1 – Large Lot Housing Residential 

South Ru2 – Medium Lot Housing Residential 

West Ru1 – Large Lot Housing Residential 

 

Subject Property Map: 509 Eldorado 
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5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Chapter 5: Development Process 

Objective 5.3 Focus development to designated growth areas 

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

Objective 5.22 Ensure context sensitive housing development 

Policy .6 Sensitive Infill. Encourage new development or redevelopment in existing residential 
areas to be sensitive to or reflect the character of the neighbourhood with respect to building 
design, height and siting. 

6.0 Technical Comments  

6.1 Development Engineering Department 

 See attached memorandum dated June 3, 2019 

7.0 Application Chronology  

Date of Application Received:  April 9, 2019  
Date Public Consultation Completed: August 14, 2019  

Report prepared by:  Wesley Miles, Planner Specialist 
Reviewed by: Dean Strachan, Community Planning & Development Manager 
Approved for Inclusion: Terry Barton, Development Planning Department Manager 
 

Attachments:  

Schedule A: Development Engineering Memo 

Attachment A: Proposed Subdivision Layout 
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CITY OF KELOWNA 

 

MEMORANDUM 
 
 
Date: June 3, 2019 
 
File No.: Z19-0069 
 
To: Community Planning (WM) 
 
From: Development Engineering Manager (JK)   
 
Subject: 509 Eldorado Road            RU1 to   RU2 
  
     
Development Engineering has the following comments and requirements associated with this 
application.  
 
 
1. General 
 

Road frontage improvements are triggered by this rezoning application. The requirements 
include curb and gutter, storm drainage system and pavement widening. Also required is 
a landscaped boulevard, street lighting and the re-location or adjustment of utility 
appurtenances if required to accommodate the upgrading construction. The cost of this 
construction is at the applicant’s expense. 
 
The proposed redevelopment includes the subject parcel being subdivided into two lots. A 
subdivision application will require service upgrades that include the installation of 
additional services. The work will require road cuts and boulevard and pavement 
restoration. Development Engineering is prepared to defer the requirements of the 
rezoning to the subdivision stage (S19-0036).    

 
 
 
 
_________________________ 
James Kay, P. Eng. 
Development Engineering Manager 
 
JA 
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REPORT TO COUNCIL 
 
 
 

Date: October 7, 2019 

To: Council  

From: City Manager 

Department: Development Planning – Suburban, Rural 

Application: LUC19-0002 Owner: Hans and Krystyna Schubel 

Address: 1222 Kyndree Court Applicant: 
Urban Options Planning & 
Permits 

Subject: Land Use Contract Discharge Application  

 

1.0 Recommendation 

THAT Application No. LUC19-0002 to discharge LUC77-1023 from Lot A Section 8 Township 23 Osoyoos 
Division Yale District Plan 33589, located at 1222 Kyndree Court, Kelowna, BC, be considered by Council; 
 
AND THAT the Land Use Contract Discharge be forwarded to a Public Hearing for further consideration.  

2.0 Purpose  

To consider a Land Use Contract discharge to facilitate a proposed 2-lot subdivision.  

3.0 Development Planning  

Development Planning staff support the discharge of Land Use Contract LUC77-1023 to facilitate a 
proposed 2-lot subdivision of the subject property. In order to accomplish the proposed subdivision the 
Land Use Contract currently regulating this property will need to be discharged. The LUC will be discharged 
in accordance with Council Policy No. 282 (Strategy for Elimination of Remaining Land Use Contracts). 

The underlying zone (RR3 – Rural Residential 3) fits with the established neighbourhood and is an 
appropriate zone for the existing land use.  

4.0 Proposal 

4.1 Background 

The current LUC affects 12 properties in total and generally restricts the use to one single family dwelling 
per lot. In conformance with Council Policy No. 282, Staff will bring forward a bylaw terminating the Land 
Use Contract on the remaining adjacent parcels. This is a separate process from the discharge of an LUC, as 
termination eliminates the LUC one year after Council adoption whereas a discharge is immediate. 

Land Use Contracts were a tool regularly used in the 1970s before it was eliminated on November 15, 1978. 
The purpose of the tool was to allow local governments to arrive at agreements with specific developers to 

74



LUC19-0002 – Page 2 

 
 

grant development rights over and above what was allowed under current zoning. This was typically done 
in exchange for commitments by developers to help finance infrastructure costs of developments.  

Issues have arisen with the continued application of land use contracts as they supersede any subsequent 
bylaw dealing with land use and development including: Zoning Bylaws, Development Cost Charge Bylaws 
and Development Permits. The Local Government Act was amended in 2014 stating all land use contracts 
in the province will be terminated as of June 30th, 2024. Land use contracts will remain in force until that 
date unless terminated early by the municipality or discharged through application.  

4.2 Project Description 

The applicant has proposed that the existing Land Use Contract (LUC77-1023) be discharged to facilitate 
the proposed 2-lot subdivision of the property. A Preliminary Layout Review (PLR) has been issued for the 
site and should Council support the proposed land use contract discharge, the applicant would be 
permitted to proceed with the proposed subdivision of the property.  

4.3 Site Context 

The subject property is located in the Glenmore – Clifton – Dilworth City Sector near the intersection of 
Clifton Rd N and Kyndree Ct. The surrounding neighbourhood is comprised of A1 – Agricultural 1 and RR3 – 
Rural Residential 3 zone properties. Other surrounding zones  include P3 – Parks and Open Space and RU1h 
– Large Lot Housing (Hillside Area).  

Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North A1 – Agricultural 1 Agricultural / Residential  

East A1 – Agricultural 1 Rural Residential 

South A1 – Agricultural 1 Rural Residential 

West A1 – Agricultural 1 Agricultural / Residential 

 

Subject Property Map: 1222 Kyndree Court 
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5.0 Current Development Policies  

5.1 Council Policy No 282 – Strategy for Elimination of Remaining Land Use Contracts  

Council Policy No. 282. Includes the following statement: 

That the City of Kelowna initiate proceedings to discharge the contracts subject to consultation with the 
affected owners of the land and subject to prior approval by council with regard to affected contracts.  

6.0 Application Chronology  

Date of Application Received:  June 26, 2019  
 

Report prepared by:  Andrew Ferguson, Planner l 
 
Reviewed by: Laura Bentley, Urban Planning & Development Policy Manager 
 
Approved for Inclusion: Terry Barton, Development Planning Department Manager 

 

Attachments  

Attachment A: Proposed Subdivision Plan 
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REPORT TO COUNCIL 
 
 
 

Date: Oct 7th 2019 

To: Council  

From: City Manager 

Department: Development Planning (AC)   

Application: 
LUC18-0004, OCP18-0015, & Z18-
0071         

Owner: 
1940 Underhill Developments 
Corp. 

Address: 1940 Underhill St Applicant: 
District Development Group – 
Michael Fujii 

Subject: 
OCP Amendment, Rezoning Application, and Land Use Contract Discharge.   
 

Existing OCP 
Designation: 

MRH – Multiple Unit Residential (High Density) & EDINST (Education / Major 
Institutional) 

Proposed OCP 
Designation: 

MXR – Mixed Use (Residential/Commercial) 

Existing Zone: P2 – Education and Minor Institutional 

Proposed 
Zone: 

C4 – Urban Centre Commercial 

 

1.0 Recommendation TEST 

THAT Application No. LUC 18-0004 to discharge LUC76-1039 from Lot A, District Lot 127 & 4646, ODYD, 
Plan KAP74477 located at 1940 Underhill Street, Kelowna, BC, be considered by Council; 

AND THAT Official Community Plan Map Amendment Application No. OCP18-0015 to amend Map 4.1 in the 
Kelowna 2030 – Official Community Plan Bylaw No. 10500 by changing the Future Land Use designation of 
Lot A, District Lot 127 & 4646, ODYD, Plan KAP74477 located at 1940 Underhill Street, Kelowna, BC, from 
MRH – Multiple Unit Residential (High Density) & EDINST (Education / Major Institutional) to MXR – Mixed 
Use (Residential / Commercial), be considered by Council; 

AND THAT Council considers the Public Information Session public process to be appropriate consultation 
for the purpose of Section 475 of the Local Government Act, as outlined in this Development Planning 
Department Report; 

AND THAT Rezoning Application No. Z18-0071 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot A, District Lot 127 & 4646, ODYD, Plan KAP74477 located at 1940 
Underhill Street, Kelowna, BC, from P2 – Education and Minor Institutional to C4 – Urban Centre 
Commercial, be considered by Council;  

AND THAT the Land Use Contract Discharge Bylaw, the Official Community Plan Map Amendment Bylaw, 
and the Rezoning Bylaw be forwarded to a Public Hearing for further consideration; 
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AND FURTHER THAT final adoption of the OCP Map Amending Bylaw and the Rezoning Bylaw be 
considered subsequent to: 

1. The completion of the outstanding items identified in Attachment “A” of this Development Planning 
Department report outlining the Development Engineering and Ministry of Transportation and 
Infrastructure conditions. 

2. An arborist report of all the onsite trees. 

2.0 Purpose  

To consider a Land Use Contract discharge, an OCP amendment from the existing OCP designations to the 
MXR – Mixed Use (Residential/Commercial) designation and to consider a rezoning application from the P2 
– Education and Minor Institutional zone to the C4 – Urban Centre Commercial zone in order to facilitate a 
mixed-use development. 

3.0 Development Planning  

Staff supports the Land Use Contract Discharge, Rezoning, Official Community Plan (OCP) amendment. The 
site is centrally located in the Midtown Urban Centre. The intention of the OCP and other City policies is to 
densify Urban Centres and the proposed mixed-use residential building with ground floor commercial meets 
this objective. The development aims to provide a diversity of market housing options in close proximity to 
services and amenities. The proposal will improve neighbourhood walkability by increasing residential 
densities into a prominent commercial area and will decrease the dependency on vehicular transportation.   

The current Land Use Contract applies only to this property and was established in the 1970s to facilitate the 
institutional uses that existed formerly on the property. The Province has mandated all LUCs be eliminated 
by 2024, therefore, an early discharge is consistent with City and Provincial policies.  

The future land use designations on the property are currently split between Institutional and High Density 
Residential. The High Density Residential applies on the eastern portion of the site and the Institutional 
applies on the western portion of the site. The change in future land use designation is supported as that 
designation is specific to certain institutional uses (like a school district office or a religious assembly). The 
surrounding future land uses are either MXR – Mixed Use or MRH – Multiple Unit Residential (High Density). 
Changing the OCP designation of the entire site to MXR – Mixed Use is consistent with the surrounding 
context and consistent with the policies of the OCP. The C4 - Urban Centre Commercial zone is the 
appropriate zone in conjunction with the MXR – Mixed Use future land use designation and the surrounding 
context. Staff are supportive of these applications including rezoning the entire site for a two-phase project. 
Phase 2 does not have any development plans yet, but the traffic study and all the engineering / frontage 
improvements were considered and studied assuming that portion of the site were to redevelop. The C4 zone 
applies to many mixed-use developments in Urban Centres and allows for a range of office, retail, and 
residential uses in an urban form. 

A traffic study was completed in cooperation with the applicant, the City’s engineering Staff, and MOTI’s 
Staff. The final review letter and recommendations are attached to this report. The recommended outcomes 
as a result of the traffic study and the City’s Development Engineering review on off-site improvements are: 

1. MOTI recommends adding an eastbound right turn lane on Highway 97 at Dilworth Drive. This will 
improve the operation and safety of the eastbound traffic flow along Highway 97 since this 
movement at this intersection is one of the most congested along Highway 97. 

2. Full frontage improvements along all property boundaries.  
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3. Transit improvements and new bus stops (exact location to be determined with review by a civil 
engineer in conjunction with the Engineering Servicing Agreement). These stops should meet BC 
Transit’s standards for accessibility and include shelters.   

4. Install northbound right-hand turn arrow at Springfield & Dilworth intersection. Potentially 
contribute to eastbound / westbound dual left. 

5. Lane reconfiguration and install northbound right-hand turn lane at Baron & Dilworth intersection. 

6. Install full signalization, including left-hand turn lanes for northbound and southbound and 
pedestrian signals for Baron & Underhill intersection. 

Improvements along Dilworth Drive north of the Springfield intersection, which will include lane 
reconfiguration, are to be completed by the adjacent Orchard Park Mall redevelopment. 

Staff are recommending adding the completion of an arborist report as a final reading condition in order to 
inform Staff’s analysis of the applicant’s final Development Permit package in order to see if there are any 
onsite trees that could be retained. 

4.0 Proposal 
4.1 Project Description 

The purpose of the applications is to 
redevelop the property in a two-phase 
approach. The first phase is meant to 
consist of three six-storey wood framed 
buildings located on the southern 
portion of the lot. There is one 
commercial retail unit (2,300 ft2) within 
building 2 and a total of 297 rental 
dwelling units are proposed in the three 
buildings. The existing building is to be 
retained and used as a marketing and 
sales office for the potential 
development of phase 2.  

The necessary applications for approval include a: Land Use Contract Discharge, a change in the Official 
Community Plan designation, a Rezoning, a Development Permit, and Development Variance Permit 
application.  Staff are tracking two potential variances with the current proposal at this early stage. The first 
potential variance is to increase the height of the building from 4 storeys to 6 storeys. The second potential 
variance is related to vehicle parking stalls but depends on the outcome of the proposed Parking and Loading 
section update presented to Council in a separate report. Staff and the developer will continue to work on 
this issue and Staff will provide recommendations on the merits of the Development Permit and associated 
variances in a separate Council Report should the land use bylaws be supported. Depending on the outcome 
of land use bylaws and the parking updates, the applicant will finalize their Development Permit package 
and are open for potential changes.   

4.2 Site Context 

The potential development site consists of one lot and is located on the south east corner of the Dilworth 
Drive and Baron Road intersection. The potential development property fronts Baron Road on the north side, 
Dilworth Drive on the west side, Underhill Street on the east side, and Haynes Road on the south side which 
is currently only developed to a residential lane standard. The property currently has an existing building and 

Phase 1 

Phase 2 
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parking lot in the northwest corner, with the rest of the property being largely undeveloped. The overall 
development site is relatively flat with a slight south western slope. The elevation ranges from 371 metres 
along the Underhill Street frontage to 370 metres at the west end of Haynes Road. 

Subject Property Map: 1940 Underhill Street 

 

 
4.3 Public Notification & Other City Plans  

Staff have reviewed this application and it may proceed without affecting either the City’s Financial Plan or 
Waste Management Plan.  

To fulfill Council Policy No. 367 for ‘OCP Major and ‘Zoning Major’ applications, the applicant held a public 
information session on Wednesday July 10th, 2019 at 2170 Harvey Ave from 5:30 pm to 7:30 pm. About 80 
people attended the open house. The applicant also completed the neighbourhood notification process by 
contacting all properties within 50 m of the subject properties. 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

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

Contain urban growth.2 Reduce greenfield urban sprawl and focus growth in compact, connected and 
mixed-use (residential and commercial) urban and village centres. 

Mixed Use.3 Integration of residential uses into commercial developments as mixed-use projects is 
encouraged in Urban Centres, provided that the ground floor use remains commercial.  
 
Building Height.4. 16 storeys, where the OCP designation provides for high-density multiple-units. 
 
Residential Land Use Policies.5   

 Support a greater mix of housing unit size, form and tenure in new multi-unit residential and mixed 
use developments. 

 Ensure context sensitive housing development. 
 
Commercial Land Use Policies.6  Encourage Mixed-use commercial development.  

6.0 Technical Comments 

6.1 Building & Permitting Department 

No comment on rezoning. 

6.2 Development Engineering Department 

See attached memorandum dated July 20th 2018. 

6.3 Fire Department 

No comment on rezoning. 

6.4 Ministry of Transportation and Infrastructure  

Ministry Traffic Operations has concluded review of the letter dated March 7, 2019, prepared by Trevor Ward 
- T.J. Ward Consulting Group Inc. in response to Ministry Comments of January 11, 2019 and supporting 
documents. 
 
At this time the TIS is accepted as a true representation of the impacts of the proposed development.  
 
As with most applications for large developments, the current and future congestion of our Highway 97 
corridor is of great concern when reviewing any additional impacts. Any additional traffic, we know will lead 
to greater congestion and delays.  
 
It is difficult to ascertain which impacts are a result of additional development (those which could be avoided 
by not approving the development); and which would be evident even without the development. For 
instance, yes, the background conditions would likely “fail” without some form of capacity improvements; 
                                                      
2 City of Kelowna Official Community Plan, (Chapter 1 Introduction). 
3 City of Kelowna Official Community Plan, (Chapter 4 Future Land Use). 
4 City of Kelowna Official Community Plan, Policy 5.5.1 (Chapter 5 Development Process). 
5 City of Kelowna Official Community Plan, Objective 5.22 (Chapter 5 Development Process). 
6 City of Kelowna Official Community Plan, Objective 5.24 (Chapter 5 Development Process). 
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but perhaps the impacts could be spread out over the network if they are background in nature and people 
are able to adjust their behaviours. This isn’t the case with development traffic adjacent to the impacted 
intersections.  
 
The improvements recommended on the City intersections may help in dissipating some impacts to Ministry 
intersections; however it is clear additional capacity is also required at those Ministry intersections as well.  
 
As noted in the response document, there is limited right-of-way available for significant capacity 
improvements at the Dilworth and Leckie intersections. Capacity improvements should be included where 
possible as part of the development (i.e. right turn lane from the highway to Dilworth). It should be noted 
that this improvement will not help mitigate turning delays from the cross streets, or the left turn delays from 
the highway; and that a greater level of congestion and delay overall on the corridor will be expected with 
the approval of this development. The City, knowing these impacts to the general traveling public, should be 
very aware of these impacts as the approving authority of this development.  
 
The Ministry will act within reasonable effort to mitigate these impacts where possible, without further 
impacting mobility and safety on the Highway 97 Corridor; however should not be held accountable for the 
increased congestion which would occur as a result of this development moving forward.  
 
 

7.0 Application Chronology 

Date of Application Received:  June 15th 2018  
Date Traffic Study completion:  June 10th 2019 
Date Public Consultation Completed: July 10th 2019  
  
 
 

Report prepared by:   Adam Cseke, Planner Specialist 
Reviewed by:    Laura Bentley, Urban Planning Manager 
Reviewed by:  Terry Barton, Development Planning Department Manager 
 

Attachments:  

1. Development Brief 
2. Attachment ‘A’ Development Engineering Memo dated July 20th 2018 
3. Development Package 
4. Traffic Study final conclusions 
5. Neighbour Consultation Form 
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1940 UNDERHILL STREET
REZONING & DEVELOPMENT PERMIT 06.2018
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sITE sITE sITE

1940 UNDERHILL STREET

5PROJECT NUMBER 04738V 
JUNE 13, 2018 10:38 AM

The maps above are from Kelowna’s Official Community Plan (“Kelowna 2030”) and indicate the City’s urban structure strategies on a citywide basis. These maps illustrate that 
our site is located within the “Core Area,” within the “Permanent Growth Boundary,” within one of the only five designated “Urban Centre Areas,” and within the “Central City” sector.

OCP 2030 KELOWNA
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1940 UNDERHILL STREET

6PROJECT NUMBER 04738V 
JUNE 13, 2018 10:38 AM

OCP 2030 Vision for Urban Centres. A vibrant, amenity-rich area wherein different land uses 
frequently occur within the same building and almost always occur within a one-block area.

Urban centres contain a variety of housing types, the presence of which contributes to social 
diversity. Urban centres are highly urbanized, pedestrian friendly environments that draw 
people for work, shopping, and recreation from a broad community of approximately 25,000 
residents living within approximately 2 kilometres.

OCP 2030 KELOWNA

sITE
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1940 UNDERHILL STREET
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JUNE 13, 2018 10:38 AM

Data in this page is from Urban Centers Roadmap (July 2016) by the City of Kelowna

Principles for Urban centre Development

Principle 1: Mix it Up
Principle 2: Places for People
Principle 3: Healthy Housing Mix
Principle 4: Social Spaces
Principle 5: Placemaking
Principle 6: Going Green
Principle 7: People First Transportation
Principle 8: Make it Walkable

" we need to build on the potential that is there, 
make sure each centre has a heart or focus area."
- Stakeholder workshop participant

KELOWNA URBAN CENTRES

sITE
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1940 UNDERHILL STREET

8PROJECT NUMBER 04738V 
JUNE 13, 2018 10:38 AM

FREQUENT TRaNsIT LINKING FIVE URBaN cENTREs waLKaBILITY GaPs

The urban centres are also well-positioned from a transit perspective with 
Rapid-bus and frequent transit corridors linking all five urban centres. The urban 
centres will also be linked by existing or planned ATCs that will form the primary 
pedestrian and bicycle network as identified by the Pedestrian and Cycling 
Master Plan.

The mapping reinforces the need for significant improvements in sidewalk 
construction in all of the urban centres to create walkable and transit oriented 
urban centres.

Data in this page is from Urban Centers Roadmap (July 2016) by the City of Kelowna

TRANSIT AND WALKABILITY

sITE

sITE
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URBaN cENTRE PLaNNING PRIORITIZaTION MaTRIX

cURRENT chaRacTER

sITE

1940 UNDERHILL STREET

9PROJECT NUMBER 04738V 
JUNE 13, 2018 10:38 AM

Based on a technical analysis of vacant and underutilized parcels, there is capacity 
to support 11,000 units and 6,500 jobs in the Urban Core. This information reinforces 
there is ample development potential in the urban centres to support growth in the 
short-term and long-term.
Data in this page is from Urban Centers Roadmap (July 2016) by the City of Kelowna

DEVELOPMENT POTENTIAL
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LEGaL DEscRIPTION
PLAN KAP74477 LOT A DISTRICT LOT 127 & DL 4646

PID 025-799-657
KID 606118

cIVIc aDDREss
1940 UNDERHILL STREET, KELOWNA

cURRENT ZONING
a1 (AGRICULTURAL 1); 

P2 (EDUCATIONAL AND MINOR INSTITUTIONAL)

c6 (REGIONAL COMMERCIAL)

sITE aREa
16244.80m2 (174857.57sF)

c6

aDJacENT ZONE

c6

aDJacENT ZONE

c6

aDJacENT ZONE

RM6
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c4
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c4

P2 a1
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MaX FaR 1.3 + bonuses = max 2.35      2.35

sITE cOVERaGE           max 75%

BUILDING hEIGhT         15m

sETBacKs    FRONT YaRD    0.0m
       sIDE YaRD     0.0m
       sIDE YaRD FROM RM6  2.0m
       REaR YaRD     0.0m

FaR  PROPOsED DEVELOP.         1.20

sITE cOVERaGE cURRENT + PROPOsED DEVELOP.  28.87%

BUILDING hEIGhT          19.35m

sETBacKs      FRONT YaRD   61.20m
         sIDE YaRD    9.60m /3.80m
         REaR YaRD    4.50m

NOTE: cURRENT DaTa REFLEcTs PROPOsED DEVELOPMENT FOR ThE 
sOUTh PORTION OF ThE LOT. FUTURE DEVELOPMENT TO INcLUDE PROPOsaL 
FOR ThE NORTh PORTION OF ThE LOT.

c4 ZONING DaTa PROPOsEDsITE DaTa
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BUILDING
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50

m
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.2
0m
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Milanofiori Residential Complex, Milano, Italy

Ceil, Sydney, Australia Ceil, Sydney, Australia Edificio Rua Simpatia, Sao Paulo, Brazil
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1 INTRODUCTION 
 

This Servicing Brief is to support the proposed development located at 1940 Underhill 

Street in Kelowna. Aplin and Martin has reviewed the relevant documentation to produce 

the following Engineering Servicing Brief. The following is a list of some of the included 

documentation: 

 

• City of Kelowna Official Community Plan Bylaw No. 10500 

• City of Kelowna Zoning Bylaw No. 8000 

• City of Kelowna Subdivision, Development & Servicing Bylaw No. 7900 

• British Columbia Building Code 

• British Columbia Plumbing Code 

• Preliminary Site Layout Sketches 

 

From the research completed on the above documentation and preliminary design 

works completed for the site, A&M presents engineering analysis and feasibility 

recommendations for the following: 

 

• Site Access; 

• Offsite Roadworks; 

• Pavement Analysis; 

• Sanitary Servicing; 

• Water Servicing; 

• Drainage; 

• Lot Grading; 

• Geotechnical; and, 

• Outside Agencies. 

 

The scope of work undertaken includes assessing the current onsite conditions and the 

offsite infrastructure, specifically water, wastewater, stormwater, and roads to identify 

any existing capacity constraints and anticipate and quantify any upgrades required for 

the proposed development permit, and subsequent servicing agreement. An analysis of 

the proposed site plan has also been undertaken to quantify the populations and loads 

that this development will generate. This study is based on information gathered through 

a review of relevant land development plans and policies, engineering materials, 

environmental assessments and on-site analysis. 

 

1.1 SITE INFORMATION 

 

Background Information 

The development site comprises one existing property: 

 

Site Area: 16,252 m2 

PID: 025-799-657 

Address: 1940 Underhill Street 

Legal Description: LOT A LAND DISTRICT 41 PLAN KAP74477 
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1.2 LOCATION 

 

The subject development site is located in Kelowna in the Dilworth-Enterprise area south 

of Highway No.97. 

 

1.3 SITE DETAILS 

 

The potential development site consists of one lot and is located on the southeast corner 

of the Dilworth Drive and Baron Road intersection.  The potential development property 

fronts Baron Road on the north side, Dilworth Drive on the west side, Underhill Street on 

the east side, and Haynes Road on the south side which is currently only developed to a 

residential lane standard.  The property currently has an existing building and parking lot 

in the northwest corner, with the rest of the property being largely undeveloped.  The 

overall development site is relatively flat with a slight southwestern slope.  The elevation 

ranges from 371m along the Underhill Street frontage to 370m at the west end of Haynes 

Road.  

 

2 ENGINEERING 
 

The engineering section provides details on the anticipated improvements that will be 

required to service site build out as depicted in the preliminary site plan information 

provided by the architect. 

 

2.1 ACCESS 

 

Primary access to the site is from the north from Highway 97 via Dilworth Drive and/or 

Underhill Street. 

 

Direct access to the development parcel can be provided off of Underhill Street.  

Removal of the existing access off of Underhill Street may be required depending on the 

final layout. New accesses may be required to coordinate with the onsite layout and 

planned access points. It is anticipated Haynes Road from Dilworth Drive to Underhill 

Street will be maintained for fire access only, with the remaining portion to the east of 

Underhill Street being dedicated to the property to the south (2275 Haynes Road). If 

Haynes Road is closed, it is anticipated it will be dedicated to the existing parking lot to 

the south of the project site as well (2271 Harvey Avenue). 

 

2.2 OFFSITE ROADWORKS 

 

The west side of the site is fronted by Dilworth Drive, classified as a “City of Kelowna 4 

Lane Arterial Road”. As Dilworth Drive currently exists as an urban arterial standard, it is 

anticipated that no further upgrades will be required along this frontage.  

 

The north side of the site is fronted by Baron Road, classified as a “City of Kelowna 2 

Lane Major Collector Road”.  As Baron Road currently exists as an urban collector 

standard, it is anticipated that no further upgrades other than boulevard treatments will 

be required along this frontage. 
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The east side of the site is fronted by Underhill Street, classified as a “City of Kelowna 2 

Lane Local Road”.  As Underhill Street currently exists as an urban local standard, it is 

anticipated that no further upgrades other than boulevard treatments will be required 

along this frontage. 

 

2.3 PAVEMENT ANALYSIS 

 

Based on a visual review the existing pavement along Dilworth Drive is in good condition. 

No alligator cracking or other major visible surface deficiencies are present so it is 

believed that the pavement structure is adequate.  The existing pavement along 

Underhill Street is in good condition. No major visible surface deficiencies are present, 

so it is believed that the pavement structure is adequate. The existing pavement along 

Baron Road is in fair visible condition. Alligator cracking and settlement is present along 

the frontage of the property. Any potential road improvements will need to be confirmed 

by a geotechnical engineer. 

   

2.4 SANITARY 

 

The site lies within the City of Kelowna service boundary.  Existing mains and pump 

stations are in place to service the overall area. 

 

There is currently a 200mm PVC sanitary service installed in 2002 extending from a 

750mm PVC trunk main also installed in 2002 located in the Underhill Street dedication 

along the east frontage of the development site.  This existing trunk main extends from 

Baron Road and provides service to a large catchment area. The existing 200mm 

sanitary service has a depth of 3.4m at the property line, and with a minimum grade of 

1.0%, minimum cover will be maintained throughout the site.  

 

The flows from Baron Road and Underhill Street are directed into a 750mm PVC sanitary 

trunk main located within the Haynes Road Right of Way along the south property line 

of the development site, with the trunk main then extending south down Dilworth Drive.  

 

The development plan includes two residential towers up to 30 stories high, with the first 

two floors being commercial/retail space, and three six storey buildings with the first 

floor being commercial/retail space. Assuming building footprints of 10,000 sq.ft. for the 

towers and 15,000 sq.ft. for the six storey buildings, residential unit footprints of 2,000 

sq.ft., and 2 people/unit as per the City of Kelowna design criteria the resulting 

population is 800 people.  An additional population of a 122 people is provided by the 

proposed commercial space based on 75 people per gross hectare as per the City’s 

design criteria. The population density increase brought about by this development will 

generate a sanitary flow increase of 9.45 L/s.  

 

The City of Kelowna has confirmed August 1, 2017 that based on their analysis of the 

sanitary system, the system can accommodate the additional proposed flows without 

necessitating upgrades at Mayer Road.  This information updates the City of Kelowna’s 

original comments dated July 6 2017. 
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2.5 WATER 

 

The development site is located in the City of Kelowna Water District. 

 

There is an existing 38mm Copper water service installed in 1991 extending from a 250 

mm PVC water main also installed in 1991 located along Dilworth Drive.  This existing 

water main loops and connects into the existing 250mm PVC water network on Haynes 

Road and Underhill Street installed in 2002, as well as the existing 200mm PVC main in 

Baron Road installed in 1985. In accordance with the City of Kelowna design 

requirements the minimum fire flow for this type of site use is 150l/s at a maximum 

velocity of 4.0m/s. The City of Kelowna has confirmed that the 250mm watermain in 

Dilworth Drive has a water pressure of 60psi based on hydrant tests performed at the 

south west corner of the property, with a residual pressure of 52psi given 150l/s fireflow. 

As there is sufficient capacity to attain the required fire flow demand for this parcel no 

water main upgrades are expected on as part of this proposed development project.  

The existing water service connection servicing the site will need to be upsized based 

on mechanical loading calculations or a new water service can be provided off the 

existing 250mm watermain in Underhill Street and Haynes Road if the existing service is 

decommissioned.   

 

 Residential Commercial 

Population 800 122 

Maximum Day Demand 
(MDD)(l/s) 16.7 2.5 

Min. Fire Flow (l/s) 150 150 

Peak Hour Demand (PHD) (l/s) 37.0 5.6 

Fire Flow + MDD (l/s) 166.7 152.5 
 

Existing hydrants are located near the southeast intersection corner of Dilworth Drive 

and Baron Road, the southwest intersection corner of Baron Road and Underhill Street, 

the northeast intersection corner of Dilworth Drive and Haynes Road, and on the west 

frontage of Underhill Street across from 1947 Underhill Street.  

 

As the four existing hydrants surrounding the site meet the City of Kelowna maximum 

fire hydrant spacing requirements of 90m, it is anticipated that no additional offsite fire 

hydrants will be required.  Based on the current site plan an onsite fire hydrant is 

anticipated to provide fire protection to all buildings.  We have not allowed for fire 

protection systems or measures onsite.  A review of FUS requirements will be necessary 

at the detail design stage.  

 

2.6 DRAINAGE 

 

There is an existing 250mm PVC storm service installed in 2003 extending from a 

600mm perforated PVC main main installed in 2002 located along Haynes Road.  This 

existing storm main discharges into the existing 600mm concrete storm main installed 

in 1991 running south along Dilworth Drive. An existing 375mm perforated PVC storm 

main with portions installed in 1991 and 1996 also exists running west down Baron Road, 

as well as a 600mm perforated PVC storm main installed in 2002 running south along 

Underhill Street that connects into the Haynes Road storm system. The City of Kelowna 
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has confirmed that the 600mm main in Haynes Road should have sufficient capacity; 

however downstream constraints may exist along the alignment to Mill Creek. As per the 

City of Kelowna Bylaw, a storm water management strategy that will limit the post-

development runoff to the pre-development levels will be required, so offsite storm main 

improvements are not anticipated. 

 

All storm water flows will be directed to storm water retention facilities where flows will 

be released into the municipal system at 5-year pre-development levels. Based on an 

environmental and geotechnical investigation to determine the hydrogeological 

characteristics of the ground, infiltration may be incorporated into the onsite system to 

reduce retention facility sizes.  

 

2.7 LOT GRADING 

 

The site elevation along the Underhill Street frontage is 371m to 370mm and slopes 

slightly down to 369.7m along the Dilworth Drive frontage at the south-west property 

corner.  The proposed development is not expected to change the overall topography 

of the site. 

 

2.8 GEOTECHNICAL 

 

A report on existing soil conditions, infiltration rates, ground water levels, and 

recommended road structure will be required at a later date.  It is expected that retention 

of a geotechnical engineer as part of this development project will be necessary.  

 

2.9 OUTSIDE AGENCIES 

 

2.9.1 Franchise Utilities  

 

Fortis BC Electricity is the power authority in this area.  There is no overhead utility 

infrastructure located in the vicinity of the proposed development site, with the 

proposed development being serviced underground from the existing infrastructure. 

 

Distribution systems are dynamic and available capacity can change on a frequent basis.  

Coordination and consultation with the project electrical engineer and Fortis BC 

Electricity will be required to determine the scope of any upgrades required to service 

this site.   

 

 

2.9.2 Street lighting 

 

All road frontages are currently serviced by davit street light poles. 

 

2.9.3 Gas 

 

Apart from the necessary connections to the site for servicing purposes there are no 

offsite upgrades expected.  Although there are no anticipated capacity issues, 

confirmation will be required from Fortis BC at the time of development application. 
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3 CONCLUSION 
 

Aplin & Martin Consultants Ltd. has undertaken a comprehensive review of the proposed 

development plans, as well as the information pertaining to the adjacent and 

downstream infrastructure.  We believe that our designs are complete.  The only offsite 

deficiency is the sanitary main capacity constraint at Mayer Road.  There are no further 

deficiencies or capacity constraints identified that would prohibit the development of 

this site. 

 

If any additional information or clarification is required, please contact the undersigned. 

 

Sincerely, 

 

APLIN & MARTIN CONSULTANTS LTD. 

 

 

 
 

Ben Rawlinson, AScT 

Project Manager 
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T.J.Ward Consulting Group Inc.   Tel: (604) 649-6986 
1610 Granite Road, Lake Country, B.C.  V4V 1M9    

March 7, 2019 
 
Ministry of Transportation and Infrastructure 
Okanagan-Shuswap District 
#300-`358 St. Paul Street,  
Kelowna, B.C. V1Y 2E1 
 
Attention:    Audrie Henry, District Development Technician 
 

Response to Ministry Comments of January 11, 2019 
 
My apologies for the delay in responding but I was overseas for the entire month of February 
and just returned on Tuesday.  
 
I have now reviewed the Ministry’s comments provided through Robyn Clifford on January 11, 
2019 and discussed each item directly with the author of the comments, Jill Morrison of your 
Kamloops office in a production telephone conversation later in January. Our responses to each 
of the items resulting from that discussion and our further review/analysis are as follows: 

 
1. Concept Drawings/Feasibility of Potential Improvements.  

 
(a) Right-of-Way Widths at Highway 97 Intersections: I understand that the key issue 

here is to provide some information on the feasibility of any recommended 
improvements. To address this request, the City of Kelowna’s online mapping was 
used to establish the existing curb-to-curb widths and right-of-way widths on each of 
the approach legs of the two key intersections on Harvey Avenue/Highway 97 at 
Dilworth Drive and Leckie Street – see printouts included in this document at the end 
of the letter. The measurements so obtained are as follows: 

 
Intersection Leg Right-of-Way Curb-Curb 
Highway 97 east of Dilworth Drive 36.9 m 27.2 m 
Highway 97 west of Dilworth Drive 38.8 m 27.4 m 
Dilworth Drive north of Highway 97 25.0 m 19.2 m 
Dilworth Drive south of Highway 97 26.3 m 18.8 m 
   
Highway 97 east of Leckie Road 40.5 m 35.4 m 
Highway 97 west of Leckie Road 40.0 m 28.4 m 
Leckie Road north of Highway 97 23.8 m 16.2 m 
Leckie Road south of Highway 97 25.0 m 17.8 m 

 
The measurements given in this table indicate that providing additional lanes on 
Dilworth Drive both north and south of Highway 97, and on Leckie Road both north 
and south of the highway are not possible, assuming that a minimum of 6 m is 
required to provide sidewalks, boulevards, etc. on each side in addition to the existing 
travel lanes. This is unfortunate as the provision of full right turn lanes on the north 
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and south legs of Dilworth Drive and Leckie Road would be advantageous to the 
operation of these intersections – and they would be relatively low-cost 
improvements. 
 

(b) Property Requirements of Recommended Development Initiated Improvements: It is 
acknowledged that under background conditions, a number of laning improvements 
were identified for these two intersections on Highway 97 as given in Table 5.1 of 
the TIA report. If these were to be implemented, they would require additional 
property given the constraints indicated above. It should be noted that whilst the 
scope approved by the Ministry for this TIA study did require the intersections to be 
analysed under background conditions, it did not require any improvements under 
these conditions to be identified. As you know, these analysis results are simply the 
benchmark against which to compare the results with the development traffic 
superimposed. So they have been identified in this report in order to be thorough. 
From the perspective of the proposed development’s impact, these identified 
improvements under background conditions should be ignored – although admittedly 
the Ministry may be interested in them from a long-range planning perspective. 
However, under combined conditions, the improvements required to these 
intersections in order to operate at no worse a level of service than under background 
conditions are all signal phasing and timing changes which do not need any additional 
property – see Table 5.2 of the original TIA report dated June 7, 2018. So the concern 
raised in Item #1 of the Ministry’s letter of January 11 is moot. 

 
(c) Provision of Eastbound Right Turn Lane on Highway 97 at Dilworth Drive: The 

City’s webpage mapping indicates that may be possible to provide an eastbound right 
turn lane on Highway 97 for vehicles turning into Dilworth Drive – see mark-up on 
the aerial photograph of this intersection at the end. Although our analysis shows that 
this does little to improve the theoretical capacity of the intersection with the 
northbound left turn movement still being a problem, it would improve the practical 
operation of this intersection as well as the safety. From personal experience, often 
the eastbound curb lane along Highway 97 is stopped because a right turning vehicle 
at this intersection is blocked from making their turn because there are pedestrians 
crossing the turn lane. It only needs two automobiles or one longer vehicle (there is 
a storage length of no more than 9.0 metres) wanting to make the eastbound right 
turn being delayed by a pedestrian and the entire eastbound curb lane is stopped.  
 

(d) Road Widening Adjacent to Development Site: The Ministry’s response notes that 
“The site plan itself appears to leave no room for future expansion. The minimal set 
backs would not easily accommodate the improvement measures proposed to 
accommodate background conditions.” It is assumed that this comment refers to 
Dilworth Drive and/or Baron Street adjacent to the development site. As discussed 
with Jill, it would seem that there has been some misunderstanding here as the City 
is requiring the development to dedicate sufficient land to allow for the proposed 
northbound right turn lane on Dilworth Drive at Baron Street and any other 
improvements identified for Baron Street to be provided for from the site. These 
improvements and property requirements were discussed with the City even before 
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the traffic study was undertaken. The development site does not extend to Springfield 
Road and so any improvements on this road do not affect the proposed development 
site. Furthermore, I indicated that double left turn lanes had been recommended for 
Springfield Road at Dilworth Drive in a similar TIA for the lands on the south side 
of Springfield Road back in 2008. No changes have been made to this intersection 
to-date, and yet the traffic volumes have increased over the intervening 10 years. 
However, the City has stated in their response to the TIA that the Underhill Street 
development will be required to make a contribution towards the future upgrade of 
this intersection, assuming that it proceeds as proposed. This, in my opinion is a very 
reasonable proposal, given that this intersection is already a problem, caused by the 
numerous other developments that have been approved over the years that have 
contributed to the traffic volume increases. 

 
(e) Kelowna & Environs Development Impact on Highway 97: During our conversation, 

Jill expressed her concern that the proposed development was going to add traffic 
onto Highway 97 and that it appeared it would be difficult to make adequate 
improvements to the highway to accommodate this additional traffic. Unfortunately, 
Highway 97 has become the backbone of the City of Kelowna’s transportation 
network. In a simplistic sense, any development that takes place anywhere in Kelowna 
or West Kelowna impacts Highway 97 between Gordon Drive and Highway 33. Had 
this proposed development on Underhill Street been located on a site outside of the 
800 m corridor along Highway 97 that comes within the Ministry’s zone of influence, 
it would have generated the same amount of traffic that would have had the same 
orientation to Highway 97, and yet the Ministry would have no input and no 
improvements would be required on the highway as a result of the development. From 
a personal perspective, I live in Lake Country in a development that is going to consist 
of 1,300 single-family homes when finished. The majority of shopping by both my 
wife and myself is made along this same Highway 97 Corridor, whether at Costco, 
Home Depot, Walmart, London Drugs, Staples, Bank of Montreal, Save-on-Foods, 
or Orchard Park Mall. This development is beyond the reach of the Ministry and 
therefore it has contributed nothing to any Highway 97 upgrades, and, for that matter, 
little to the Lake Country roads either.  

 
(f) Master Plan for Highway 97 Signal Phasing: The comment was made during the 

January 2019 conversation that the Ministry has an established Master Plan for 
Highway 97 through Kelowna specifying which intersections were to have advance 
left turns in either the east-west direction along the highway or the north-south 
direction across the highway, and that the left turn phases recommended in the TIA 
report as given in Table 5.2 are not included in this Plan. It is unfortunate that the 
contents of this plan were not provided to the consultant team when approving the 
scope of the study so that they could be taken into consideration. On the other hand, 
given the results of the analysis in this study, the Ministry should perhaps consider 
updating their plan to reflect current conditions.  

 
2. Comparison of V/C Background versus Combined Conditions. As was noted in our 

conversation, the first table presenting a summary of the analysis results under background 
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conditions provides two sets of V/C ratios. The first column of numbers starting with 1.38 
are the ratios with no improvements whilst the second column starting with 0.95 are the 
resultant ratios with the improvements mentioned in the table. The second table presenting 
a summary of the results of the combined conditions also provides two sets of V/C ratios. 
The first column of numbers starting with 1.56 are with the development traffic included 
but no improvements whilst the second column starting with 1.11 are with the 
improvements mentioned. This means that the 1.11 of the last column in the second table, 
i.e., combined with improvements, should be compared to the 1.38 of the fourth column in 
the first table, i.e., background with no improvements. This shows that combined with 
improvements is lower than background with no improvements. You indicated that you 
now understood these tables, and this was no longer an issue. 

 
We have now done further analysis of alternative improvement scenarios and have not 
found any others that provide a better result. These have included: 

 Eliminating a pedestrian crossing from one or more legs, 
 Adding an eastbound right turn lane on Highway 97 at Dilworth Drive,  
 Adding a second southbound left turn lane on Dilworth Drive, and  
 Adding a second westbound left turn on Highway 97 at Dilworth Drive. 

.  
However, some traffic impact study textbooks suggest reassigning some of the 
development traffic if considered appropriate in order to reduce problem v/c ratios for 
critical movements. This makes sense in practice as drivers will tend to change their routes 
over time when alternatives exist to select the route that has the least congestion and the 
smallest delays. This is particularly true when applied to residential trips where the drivers 
take the same route every day. This concept is captured in this reassignment process and 
was investigated for both the intersections along Highway 97. It was found that if the 
development generated traffic travelling southbound on Dilworth Drive through the 
Highway 97 intersection destined to the development site is reassigned to make a left turn 
onto Highway 97 and then a right turn into Underhill Street, then this intersection performs 
better than under background conditions with no improvements. Similarly, if the 
development generated traffic arriving westbound on Highway 97 and making a left turn 
into Leckie Road is reassigned to continue westbound and make the left turn at Underhill 
Street instead, the same finding applies. In reality, this is what is going to occur as these 
drivers are regular residents of the Underhill Street development and will find the route 
with the least delays. If we were dealing with impulse buyers such as shoppers, this idea 
may not apply, but we are dealing with residents making their regular daily trip.    

  
A summary of the analysis results of some of the above improvement scenarios is 
provided in Table 1 in Appendix A at the end of this report.   

 
3. Synchro Files – 2022. We both agreed that the horizon year of 2022 was not to be included 

in the study as an analysis year and that no Synchro files for this year of 2022 should be 
included in the files submitted. 

 
4. Peak Hour Factors.  In your email you requested that ”if you would like an exception to 

this to reflect what is actually happening then please show the calculated PHF using 
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multiple days of data,…”. After submitting our response to your first set of comments on 
October 9, 2018, I requested my analysis engineer to re-analyse a sampling of Highway 
97/Dilworth Drive intersection scenarios at 2020 as a sensitivity analysis reducing any PHF 
values that were above your stated maximum of 0.95 down to 0.95. A comparison of the 
original set of results using the actual PHF with the second set of results using the 
maximum of 0.95 revealed that there was very little difference in the V/C results, i.e., just 
0.01 or no difference at all. The results of this sensitivity analysis for 2020 were 
documented and included in a technical memorandum to the City and it was passed on to 
your Kelowna office so I assume you received it. This sampling has now been extended to 
cover most of the key original scenarios at the two intersections on Highway 97 (Harvey 
Avenue) for 2034 and the results are included in Tables 2 through 5 in the appendix at the 
end of this submission. 

 
5. Signal Timing Sheets.  Mark Merlo of WSP Consultants in Vancouver, the engineer who 

did all of the analysis for the study, has confirmed that the only times when the signal 
timing may have departed from the Ministry’s standards is for some of the background 
analysis where right turn lanes were added. In these cases, the six second minimum green 
has sometimes been reduced to five seconds. As the study was not required to identify 
potential improvements under background conditions since these improvements have no 
bearing on the outcome of the analysis under combined conditions which seek to identify 
improvements that enable the intersection to operate no worse than under background 
conditions, these departures from the Ministry’s standards are moot. 

 
6. File Naming Convention: In response to your comment, I have asked Mark to provide a 

list of the codes he has used for the Synchro files and the list he has provided is as 
follows: 

a. 095 means with a max v/c ratio of 0.95. 
b. Timing means with only signal timing or phasing changes. 
c. Opt AA:  Testing need for new left turn phases. 
d. Opt BB:  Reassigning some traffic where necessary. 
e. Opt CC:  EBR at Dilworth. 
f. EBR-NBL-Leckie means testing an EBR and NBL at Leckie. 
g. Dil2WBL means testing a second westbound left at Dilworth. 
h. DilEBR means testing an eastbound right turn at Dilworth. 
i. IMP: Dilworth EBR (except 2020), NBR, SBR, NBL phase, SBL phase; Leckie 

SBR, EBL phase, WBL phase. 
j. Rev1 (or another number) means a minor correction on a previous scenario. 
k. Opt 1F:  Dilworth 2EBL, EBR, 2 WBL, 2 NBL, free NBR, SBR; Leckie SBR, EBL 

phase, WBL phase. 
l. Opt 2A:  Dilworth EBR, NBR, SBR, NBL phase, SBL phase; Leckie 2 NBL, SBR, 

EBR, EBL phase, WBL phase. 
m. Opt 3A:  Dilworth EBR, NBR, SBR, NBL phase, SBL phase; Leckie SBR, EBL 

phase, WBL phase. 
n. Opt 3C:  Dilworth EBR, NBR, SBR, NBL phase, SBL phase; Leckie SBR, EBL 

phase, WBL phase. 
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o. Opt 3D:  Dilworth EBR, NBR, SBR, NBL phase, SBL phase; Leckie SBR, EBL 
phase, WBL phase. 

p. Opt 4A:  Dilworth NBR, SBR, NBL phase, SBL phase; Leckie 2 NBL, SBR, EBL 
phase, WBL phase. 

q. Opt 4C:  Dilworth EBR, NBR, SBR, NBL phase, SBL phase; Leckie 2 NBL, SBR, 
EBL phase, WBL phase. 

r. Opt 4E:  No changes on Hwy 97 intersections. 
s. Opt 9:  Dilworth EBR, NBR, SBR, NBL phase, SBL phase; Leckie SBR, EBL 

phase, WBL phase. 
t. 2EBLWBL:  test of protected/permissive double left at Dilworth. 

 
Conclusions and Recommendations:  Based on the investigations undertaken in response to the 
Ministry’s second set of comments of January 2019 and the undersigned’s very productive 
conversation with the Ministry’s traffic engineer on this file, Jill Morrison of your Kamloops 
office, as well as additional analysis undertaken, the following are the conclusions and 
recommendations: 

   
A. Based on available on-line mapping, there is very little opportunity to add additional lanes 

of any type to Dilworth Drive or Leckie Road on either side of Highway 97. However, right 
turn lanes on the highway at either intersection would be feasible.  
 

B. The introduction of the advance green phases at the two intersections on Highway 97 at 
Dilworth Drive and Leckie Road as originally recommended back in the TIA of June 2018 
are still the recommended, and most effective, improvements needed in order to better 
accommodate the additional traffic generated by the proposed development. As was noted 
in the original TIA, this development only adds 121 vehicles to this intersection in the pm 
peak hour when fully developed, and this is only a 1.6% increase over the 2034 pm peak 
hour volume of 7,468 vehicles through this intersection. 

 
C. It is understood that the Ministry has a master plan designating which intersections are to 

have advance green phases. If this plan conflicts with the recommendations of this TIA, it 
is recommended that the Ministry undertake a review of their plan and update where 
appropriate. 

 
D. Highway 97 between Spall Road and Highway 33 is probably one of the two most important 

elements of the City of Kelowna’s road network, the other being the approach to the Lake 
Bridge. Because of the retail stores and centres that exist along this section of the highway 
corridor, almost all developments in Kelowna as well as beyond, for example Lake Country, 
add to the traffic volumes that pass though this section of highway.  
 

E. The City of Kelowna has already given notice that they are requiring a cash contribution 
from the developer towards the upgrading of the intersection of Springfield Road/ Dilworth 
Drive.  
 

F. If the Ministry is ultimately requesting some form of physical improvement on the highway 
as a result of the proposed Underhill Street development, it is recommended that the 
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developer be asked to add an eastbound right turn lane on Highway 97 at Dilworth Drive. 
This will go a long way to improving the operation and safety of the eastbound traffic flow 
along Highway 97 since this movement at this intersection is one of the most congested 
along Highway 97. 
 

G. Using the Ministry’s guideline of a maximum PFH of 0.95 makes very little difference to 
the analysis results and makes no difference to the recommended improvements. 
 

H. The only times that the minimum green time was reduced below the Ministry’s standard 
minimum was for right turn lanes added under background conditions. This analysis was 
not a requirement of the approved scope for the study.    

 
I trust that this now addresses all of the Ministry’s concerns and that this development project can 
now move forward. Please feel free to contact me if you have any other questions or concerns.  

 
 
 
Yours truly, 
 
T. J. WARD CONSULTING GROUP INC. 
 
 
 
Trevor J. Ward, P. Eng., M.B.A. 
President 
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Neighbour Consultation Form 

(Council Policy No.367) 

               
A summary of neighborhood consultation efforts, feedback and response must be provided to City staff, 

identifying how the efforts meet the objectives of this Policy. This form must be filled out and submitted 

to the File Manager a minimum of 20 days prior to initial consideration by Council. 

 

I,       , the applicant for Application No.     

 

for                

     (brief description of proposal) 

  

at        have conducted the required neighbour  

(address) 

consultation in accordance with Council Policy No. 367. 

 

 My parcel is located outside of the Permanent Growth Boundary and I have consulted all owners & 

occupants within a 300m radius 

 My parcel is located inside of the Permanent Growth Boundary and I have consulted all owners & 

occupants within a 50m radius 

 

I have consulted property owners and occupants by doing the following:       

 

               

 

              . 

 

Please initial the following to confirm it has been included as part of the neighbour consultation: 

 

 Location of the proposal; 

 Detailed description of the proposal, including the specific changes proposed; 

 Visual rendering and/or site plan of the proposal; 

 Contact information for the applicant or authorized agent; 

 Contact information for the appropriate City department; 

 Identification of available methods for feedback. 

 

 

Please return this form, along with any feedback, comments, or signatures to the File Manager 20 days 

prior to the anticipated initial consideration by Council date. On the back of this form please list those 

addresses that were consulted.  

 

 
 

City of Kelowna 
1435 Water Street 
Kelowna, BC  V1Y 1J4 
TEL 250 469-8600 
FAX 250 862-3330 
kelowna.ca 

District Development Group OCP18-0015, Z18-0071

Change of OCP and Zone to C4

1940 Underhill St.

Y
Y
Y
Y
Y
Y

installed development signs on the property

50 metre radius, newspaper ads ran in both local papers on June 26 and July 3, public information meeting held on July 10/19

June 13/19, sent a total of 386 mailouts on June 19/19 notifing of the public informaton meeting to all residents within a
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Address Spoke with 
Owner & 
Occupant 

Left Package 
with Owner & 

Occupant 

Date 

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

Units 101 - 413 2388 Baron Rd.
1875 Dilworth Dr.
Units 101 - 104 1865 Dilworth Dr.
Units 101 - 410 1950 Durnin Rd.
Units 101 - 1703 1947 Underhill St.
Units 101 - 905 1966 Durnin Rd.
Units 101 - 905 1967 Underhill St.
2310 Baron Rd.
2271 Harvey Ave.
2800 One Adelaide St. East Toronto (Out of province owner)
100 - 130 Adelaide St. West Toronto (Out of province owner)
218 - 1626 Richter St.
102 - 266 Lawrence Ave
100 - 1449 St. Paul St.

Mail
Mail
Mail
Mail
Mail
Mail
Mail
Mail
Mail
Mail
Mail
Mail
Mail
Mail
Mail101 - 324 2360 Baron Rd.

June 19/19
June 19/19
June 19/19
June 19/19
June 19/19
June 19/19
June 19/19
June 19/19
June 19/19
June 19/19
June 19/19
June 19/19
June 19/19
June 19/19
June 19/19
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REPORT TO COUNCIL 
 
 
 

Date: October 7, 2019 

To: Council  

From: City Manager 

Department: Development Planning    

Application: TA19-0014 & Z19-0070 Owner: 
Summit Real Estate Holdings 
Ltd., No. BC 1098449 

Address: 1920-1936 Summit Dr  Applicant: The Heartland Group 

Subject: Rezoning and Text Amendment Application  

Existing Zone: CD3 - Comprehensive Development 3 

Proposed Zone: CD3rcs - Comprehensive Development 3 (Retail Cannabis Sales) 
 

 

1.0 Recommendation 

THAT Zoning Bylaw Text Amendment Application No. TA19-0014 to amend City of Kelowna Zoning Bylaw 
No. 8000 as outlined in the Report from the Development Planning Department dated September 30, 2019 
be considered by Council;  

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

AND THAT final adoption of the Zoning Bylaw Text Amendment Application No. TA19-0014 be considered 
subsequent to the approval of the Ministry of Transportation and Infrastructure; 

AND THAT Rezoning Application No. Z19-0070 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of all land shown on the Strata Plan EPS4570, located at 1920-1936 
Summit Dr, Kelowna, BC from the CD3 - Comprehensive Development 3 zone to CD3rcs - Comprehensive 
Development 3 (Retail Cannabis Sales) be considered by Council;  

AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration;  

AND FURTHER THAT if the Rezoning Bylaw is adopted, Council direct Staff to send a recommendation to 
the British Columbia Liquor and Cannabis Regulation Branch that they support issuance of a non-medical 
cannabis retail store license for this legal lot with the following comments: 

 The proposed location meets local government bylaw requirements and as such, no negative impact 
is anticipated; 

 The views of the residents were captured during a public hearing process for the rezoning of the 
property and Council meeting minutes summarizing those views are attached; and 
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Z19-0070 and TA19-0014 

 
 

Local government recommends that the application be approved because of compliance with local 
regulations and policies. 

2.0 Purpose  

To amend the CD3 zone to allow for retail cannabis sales as a primary use and to rezone the subject property 
from CD3 - Comprehensive Development 3 zone to CD3rcs - Comprehensive Development 3 zone (Retail 
Cannabis Sales) to facilitate the development of a retail cannabis sales establishment.  

3.0 Development Planning  

Development Planning Staff recommend support for the rezoning and text amendment application to allow 
for a retail cannabis sales establishment on the subject property. A text amendment is required to add retail 
cannabis sales as a primary use in Area 2 – the commercial portion – of the existing CD3 zone. The additional 
use is consistent with the Future Land Use Designation for the property and the proposal complies with 
Zoning Bylaw regulations regarding the retail cannabis sales use. There are no other retail cannabis sales 
establishments located or proposed within 500 m of the property.   

The application was processed following the initial intake of retail cannabis sales rezoning applications. As 
such, it was evaluated with the City’s standard rezoning process, established in the Development Application 
Procedures Bylaw.  

Should Council support the proposed text amendment and rezoning bylaws, Staff would send a 
recommendation to the British Columbia Liquor and Cannabis Regulation Branch indicating support for 
issuance of a non-medical cannabis retail store license for this property. 

The application meets the Zoning Bylaw No. 8000 and there are no variances being requested. Further, the 
applicant has confirmed the completion of public notification in accordance with Council Policy No. 367. 

4.0 Proposal 

4.1 Project Description 

A retail cannabis sales establishment is proposed in an existing ground-floor commercial retail unit.  

4.2 Site Context 

The property is located in Glenmore and has a Future Land Use Designation of Commercial. The surrounding 
area has a mix of residential uses and densities as well as retail and personal service use. A retail liquor sales 
establishment is located on the same property and is an identified sensitive use.  

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North CD3- Comprehensive Development 3 Apartment housing 

East CD27- Comprehensive Development 27 Apartment housing  

South P3- Parks and Open Space Participant recreation services, outdoor 

West RU1- Large Lot Housing Single dwelling housing 
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Z19-0070 and TA19-0014 

 
 

Subject Property Map:  
 

 

 

5.0 Technical Comments 

5.1 Development Engineering Department 

The application does not compromise any municipal infrastructure.  

6.0 Application Chronology  

Date of Application Received:  November 27, 2018  
Date Public Consultation Completed: July 15, 2019  

Report prepared by:  Jocelyn Black, Planner Specialist 
 
Reviewed by: Laura Bentley, Urban Planning & Development Policy Manager 
 
Approved for Inclusion: Terry Barton, Development Planning Department Manager 
 
Attachments:  
 
Attachment A: Site Plan 
Schedule A: Amendments to City of Kelowna Zoning Bylaw No. 8000 
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Schedule I – Site Plan  
 
Including showing how security and all bylaw requirements are being met 
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SCHEDULE “A” – Amendments to City of Kelowna Zoning Bylaw No. 8000 

TA19-0014 

Zoning Bylaw No. 8000 

No. Section Existing Text Proposed Text Rationale 

 Schedule B- 
Comprehensive 
Development 
Zones 

 
 

Schedule B- Comprehensive 
Development Zones  

Schedule B- Comprehensive 
Development Zones 

 

1.  1.2 Permitted Uses  

The permitted principal uses in 
Area 2 of this zone, as shown on 
Figure CD 3.1, are: 

Child care centre, major 
Community recreation services 
Financial services 

Food primary establishment 

Health services 
Liquor primary establishment, 
minor 

Offices 
Participant recreation services, 
indoor, 

Personal service establishments 
Public libraries and cultural 
exhibits 

Retail liquor stores 
Retail stores, convenience 

Retail stores, general 
 

 

1.2 Permitted Uses  

The permitted principal uses in Area 
2 of this zone, as shown on Figure CD 
3.1, are: 

Child care centre, major 
Community recreation services 
Financial services 

Food primary establishment 

Health services 
Liquor primary establishment, minor 

Offices 
Participant recreation services, 
indoor, 

Personal service establishments 

Public libraries and cultural exhibits 

Retail cannabis sales establishment 

Retail liquor stores 

Retail stores, convenience 

Retail stores, general 
 
 

Addition of retail 
cannabis sales as a 
primary use in 
Area 2 
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REPORT TO COUNCIL 
 
 
 

Date: October 7, 2019 

To: Council 

From: City Manager 

Department: Development Planning - Urban   

Application: HRA18-0001 Owner: 
Davara Holdings Ltd., Inc. No. 
BC0797640 

Address: 1781 Abbott Street Applicant: 
Davara Holdings Ltd., Inc. No. 
BC0797640 

Subject: Heritage Revitalization Agreement 

Heritage Register: Included 

 

1.0 Recommendation 

THAT Council consider designation of the building located at Lot 2, District Lot 14, ODYD, Plan 2614, located 

at 1781 Abbott Street, Kelowna, BC, commonly known as the “Murchison House” as Designated Heritage 
Buildings to Section 611 of the Local Government Act; 
  
AND THAT Council consider a Bylaw which would authorize the City of Kelowna to enter into a Heritage 

Revitalization Agreement for Lot 2, District Lot 14, ODYD, Plan 2614, located at 1781 Abbott Street, 
Kelowna, BC, in the form attached as Schedule A to the Report from the Development Planning Department 
dated October 7, 2019;  
 
AND THAT the Heritage Designation Bylaw No. 11946 be forwarded to a Public Hearing for further 
consideration;  
 
AND THAT the Heritage Revitalization Agreement Authorization Bylaw No. 11923 be forwarded to a Public 
Hearing for further consideration; 
 
AND THAT final adoption of the Heritage Revitalization Agreement Authorization Bylaw No. 11923 be 
considered subsequent to the Heritage Designation Bylaw No. 11946 being adopted for the Murchison 
House; 
 
AND FURTHER THAT the Heritage Revitalization Agreement conditions outlined in Attachment D to the 
Report from the Development Planning Department dated November 14, 2018 be completed prior to 
adoption of the Heritage Revitalization Agreement Authorization Bylaw No. 11923. 
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HRA18-0001 – Page 2 

 
 

2.0 Purpose  

To consider a Heritage Designation Bylaw to formally protect the Murchison House, and to consider a 
Heritage Revitalization Agreement to rehabilitate and reconfigure the heritage asset into office commercial 
space, and to allow two dwelling housing in a proposed new semi-detached house on the subject property. 

3.0 Development Planning  

Staff support the Heritage Designation (HD) and the Heritage Revitalization Agreement (HRA) for the 
subject property. The applicant has applied to have the existing heritage building, known as the Murchison 
House designated with an HD Bylaw.  This will ensure long-term protection of the heritage asset through 
municipal bylaw, a power afforded to municipalities by the Local Government Act.  Once the property is 
designated by bylaw, the owner must obtain a Heritage Alteration Permit to make any exterior alterations 
in the future.  This is an acknowledgment that some changes to the protected heritage property will be 
inevitable over time as heritage buildings must be useful and safe like any other. 

The Official Community Plan (OCP) encourages the formal protection of heritage buildings and the 
consideration of adaptive reuse as a strategy to facilitate it.  In exchange for restoring and protecting the 
heritage building, the property owner is proposing an HRA, which is a formal, written agreement with the 
City regarding the subject property’s land use regulations.  An HRA is a powerful and flexible tool under the 
Local Government Act to suit unique properties and situations.  The terms of the agreement will supersede 
the Zoning Bylaw and propose specific use, density and siting regulations (e.g. landscaping and parking) for 
mutual benefit between the property owner and City.   

The land use and development regulations for the HRA were developed by Staff in collaboration with the 
applicant.  The proposed rehabilitation and adaptive reuse of the heritage building to an office commercial 
space will be carried out consistent with national heritage standards outlined in the Standards and Guidelines 
for the Conservation of Historic Places in Canada with the process monitored by a third-party Registered 
Heritage Consultant.    

Given the application timing, the City’s Heritage Advisory Committee (HAC) was not in operations, and so in 
lieu of that typical review, the applicant was required to retain the services of a Registered Heritage 
Consultant to review and comment on the proposed design (Attachment B). The Heritage Consultant 
identified that the proposal meets several key Heritage Conservation Area Guidelines and is generally in 
keeping with the Standards and Guidelines for the Conservation of Historic Places in Canada. Additionally, 
the proposal is consistent with the City of Kelowna’s Adaptive Reuse Guidelines for Residential Heritage 
Buildings, with its residential component and scale of use. 
 
The residential and modest commercial mixed-use concept is supported by Staff given the subject property’s 
corner location and general proximity to the Downtown, which is in keeping with the OCP’s sustainability 
and urban infill objectives.  It is expected to attract residents who want to live close to their place of work, 
and a small office that is compatible with the neighbourhood setting.  

In summary, Staff agree with the Heritage Consultant’s professional opinion, that the proposal represents a 
“thoughtful and creative development proposal that is a good model of conservation and evolution for a historic 
neighbourhood” 1. 

 

4.0 Proposal 

                                                
1 Ance Building Sevices Co. Inc. – The Heritage Consultant Report, March 29, 2019 
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4.1 Background 

The subject property is located in the Abbott Street Heritage Conservation Area (HCA) and is included on the 
City of Kelowna’s Heritage Register. As detailed in the Heritage Consultant’s report, the subject heritage 
house is a “unique heritage asset on Kelowna’s Heritage Register. It represents the interwar development period 
in Kelowna when undeveloped residential lots near Kelowna’s downtown were being infilled with houses, 
introducing new architectural styles to the city including Revival styles” 1. 

Built in 1939 for prominent businessman Earle E. Murchison, the Abbott Street and Marshall Street Heritage 
Conservation Area Guidelines identify the Murchison House as a “Mediterranean Revival” style house. The 
Murchison House was built at a time when the “Abbott Street neighbourhood was mostly filled in with earlier 
residences, and so its non-conforming Moderne design contributes to the eclectic character of the area2”. 
Furthermore, the heritage value of the subject property and the heritage house “lies in the building’s unique 
design, its association with Murchison and his business Orchard City Motors, as a long-term home for Murchison 
(1939 until his death in 1972), and for its unaltered exterior” 1. 

  

Figures 1 (left): Current eastern (Abbott Street) facing façade. Figure 2 (right): Current northern (Riveside Avenue) facing façade of 
Murchison House located at 1781 Abbotts Street. 

4.2 Project Description 

The applicant provided a letter of rational and proposed work plan outlining how the character defining 
elements of the rehabilitation and restoration measures will be met (Attachment A). The applicant’s 
proposed adaptive reuse for the Murchison Property consist of the following key objectives: 

1. rehabilitate and reconfigure the existing Murchison House to accommodate for commercial office 
use, and; 

2. construct a new two-dwelling infill housing on the subject property. 
 
Murchison House:  
A primary design goal of the overall project is to keep the heritage building as the primary feature on the 
subject property and continue to contribute to the Abbott Street HCA. To achieve this goal, the elevation of 
Murchison House that is currently facing Riverside Avenue will be reoriented to face Abbott Street by 
repositioning the house onto a new foundation. The proposed new siting will bring the house closer to both 
                                                
2 Murchison House Statement of Significance, City of Kelowna Heritage Register. 
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Riverside Avenue and Abbott Streets. The relocation plan (Figure 3) shows the current footprint outlined in 
a dashed black line and the proposed new siting and orientation in grey. 

Figure 3: Proposed relocation and orientation of the Murchison House on the subject property. 

The size and height of the heritage building will not change, with the exception of an addition to the house 
that was made in 1994, which will be removed. As the subject property is located within the Mill Creek Flood 
Plain, the existing basement will be converted to a crawlspace, as a result decreasing the overall floor area of 
the building. The commercial floor area will be 118 m2, which is within the recommended maximum for 
adaptive reuse along local roads. 

The exterior heritage rehabilitation and restoration of the Murchison House will be consistent with the 
Statement of Significance as set out in the City of Kelowna Heritage Register and according to best practices 
established in the Standards and Guidelines. As part of the HRA, the applicant has agreed to follow the 
heritage rehabilitation and restoration recommendations as outlined in the Heritage Consultant’s report. 
Any deviations or changes from the outlined recommendations will first be reviewed and approved by the 
Heritage Consultant prior to proceeding. 

Finally, the Murchison House will have a Heritage Designation as a function of this application, providing a 
benefit to the City and ensure long term preservation. The designation would allow the applicant to apply for 
tax incentives through the Heritage Building Tax Incentive Program, which is proposed to be submitted in 
conjunction with a building permit at a later date. 

Infill Housing: 
The relocation and reorientation of the Murchison House will create ample space along the eastern portion 
of the lot to allow for the construction of a duplex house. All vehicular access will be from Riverside Avenue. 

N 
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Private outdoor living spaces between the units and Riverside Avenue are designed to act as a buffer in 
addition to setting back one of the units, as a result breaking up the building’s street elevation and perceived 
mass (Figure 4).  

Overall Site: 
The applicant has worked with Staff to improve both the on-site and boulevard landscape design. 
Landscaping on the property reflects elements of the Abbott Street Recreational Corridor streetscaping. A 
row of small deciduous trees will be planted along the eastern property boundary to create privacy with other 
trees on the site creating attractive outdoor spaces for both the neighbouring property to the east and the 
proposed new infill housing. Additionally, a medium deciduous feature tree will be located at the 
northwestern corner of the property creating an inviting outdoor sitting area. Similar level of attention is 
given to the boulevard landscaping improvements along Riverside Avenue. Taking inspiration from the 
Abbott Street multi-recreational corridor design, the sidewalk to be constructed along Riverside Avenue will 
be inset with boulevard trees planted adjacent to the road, thus buffering pedestrians from the road and 
adding shade to the sidewalk.  

Figure 4: Rendering illustrating the proposed location of the Murchison House and the new dwelling on the subject property 

Site Context 

Located at the northern corner of Abbot Street and Riverside Avenue, the subject property is zoned RU1 – 
Large Lot Housing, is within the Permanent Growth Boundary, and located immediately south of the City 
Centre Urban Centre. The subject property is a short walk to the Okanagan Lake and several waterfront 
parks, downtown, and is on major recreational and transit corridors. The neighbourhood to the east, west 
and south is generally characterized by single detached residential dwellings, some with carriage houses. To 
the north of the property is Highway 97 and the City Centre. A number of surrounding properties are on the 
Heritage Register. 
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Subject Property Map: 1781 Abbott Street. Blue colour denotes properties that are on the Heritage Register. 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Chapter 1: Introduction 

Goals for a Sustainable Future: 

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

2.0 Address Housing Needs of All Residents – Address housing needs of all residents by working 
towards an adequate supply of a variety of housing.  

Chapter 5: Development Process 

Objective 5.3: Focus Development to Designated Growth Areas. 

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

Objective 5.7: Identify and Conserve Heritage Resource. 

Policy .2 Heritage Designation. Encourage owners of properties listed in the Kelowna Heritage 
Register and identified as significant to voluntarily provide long-term heritage protection to their 
properties through the use of a Heritage Designation Bylaw. 
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Policy .3 Heritage Revitalization Agreements. Consider the adaptive reuse of heritage buildings 
appropriate within any future land use designation, provided that a Heritage Revitalization 
Agreement is negotiated with the City and provided that the project meets the criteria established 
for sensitive neighbourhood integration.  

Policy .4 Heritage Conservation Areas. Continue to recognize the established heritage conservation 
areas of Abbott Street and Marshal Street. 

Objective 5.22: Ensure Context Sensitive Housing Development 

Policy .6 Sensitive Infill. Encourage new development or redevelopment in existing residential areas 
to be sensitive to or reflect the character of the neighborhood with respect to building design, height 
and siting 

Chapter 9 - Heritage Policies 

Objective 9.2: Identify and conserve heritage resources. 

6.0 Technical Comments  

6.1 Development Engineering Department 

Please refer to attached Development Engineering Department Memorandum, dated November 14, 2018. 

7.0 Application Chronology 

Date of Application Received:     November 5, 2018 
Date Public Consultation Completed:    March 26, 2019 
Date of Registered Heritage Consultant Report Received: May 14, 2019 
Date of Revised Plans Received:     June 20, 2019 

Report prepared by:  Barbara B. Crawford, Planner II 
Reviewed by: Laura Bentley, Urban Planning & Development Policy Manager 
Approved for Inclusion: Terry Barton, Development Planning Department Manager 
 

Attachments: 

Schedule A: Heritage Revitalization Agreement 

Schedule B: Site Plan 

Schedule C: Elevations, floor plans and colour board 

Schedule D: Landscape Plan and estimate 

Attachment A: Applicant’s Rationale and Renderings 

Attachment B: Ance Building Services Co. Inc. Heritage Consultant’s Report  

Attachment C: Statement of Significance City of Kelowna 

Attachment D: Development Engineering Memo, dated November 14, 2019 
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303-590 KLO Road, Kelowna, BC, V1Y 7S2P 250.868.9270 
outlanddesign.ca 

 

Thursday, June 6 2019 
 
Murchison House, 1781 Abbott Street 
Davara Holdings Limited 
911 Borden Avenue 
C/o Dave Sargent, Development Manager 
Via email to: dave.sargent@davara.ca 
 
Re: Murchison House, 1781 Abbott Street – Preliminary Cost Estimate for Bonding 
  
Dear Dave: 
 
Please be advised of the following preliminary cost estimate for bonding of the proposed landscape 
works shown in the Project Name Center conceptual landscape plan dated 19.06.20; 
 
• On-site Improvements: 133 square metres (1,432 square feet) = $26,175.00 
• Off-site Improvements: 230 square metres (2,476 square feet) of = $14,984.00 
  
This preliminary cost estimate is inclusive of trees, shrubs, turf, mulch, topsoil & irrigation.  
 
You will be required to submit a performance bond to the City of Kelowna in the amount of 125% 
of the preliminary cost estimate.Please do not hesitate to contact me with any questions about the 
landscape plan. 

 
Best regards, 
 
 
 
 
 
Fiona Barton, MBCSLA, CSLA  
as per 
Outland Design Landscape Architecture 
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City of Kelowna                                                                                                             March 29, 2019 
Planning Department 
1435 Water Street 
Kelowna BC, V1Y 1J4 

To whomever it may concern, 

RE: Davara Holdings Ltd. Rehabilitation Proposal at 1781 Abbott Street - Kelowna  

This report is to comment on the appropriateness of the proposed heritage rehabilitation at 
1781 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. 

Rendering of the proposed rehabilitated Murchison House with new infill house at rear. 
source: NIDO Design Inc.
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Brief history of development 

The subject house is a unique heritage asset on Kelowna’s Heritage Register. It represents the 
interwar development period in Kelowna when undeveloped residential lots near Kelowna’s 
downtown were being infilled with houses, introducing new architectural styles to the city 
including Revival styles. 

The subject house is noted as a ‘Mediterranean Revival’ style house on the Style Register list 
the Abbott Street & Marshall Street Heritage Conservation Areas Development Guidelines 
(Appendix D - 1997). Within the Mediterranean Revival family, it is a Mission/Pueblo Revival 
design with Moderne elements. The architectural trend for Mission Revival houses in the 1930s 
came from California, where desert-based Spanish mission buildings were influencing 
residential architecture and were featured in Hollywood films and popularized through house 
design catalogues. 

Evaluating heritage values and significance 

The subject house was “built for 
Earle A. Murchison in 1939, at a 
time when the Abbott Street 
neighbourhood was mostly 
filled in with earlier residences, 
and so its non-conforming 
Moderne design contributes to 
the eclectic character of the 
area .” The Statement of 1

Significance for the property 
goes on to describe Earle 
Murchison is as “a man who 
sold the essence of modernity - 
the automobile.”  The heritage 
value of the property lies in the 
building’s unique design, its 
association with Murchison and 
his business Orchard City 
Motors, as a long-term home 
for Murchison (1939 until his 
death in 1972) and for its 
unaltered exterior. 

Direct quote from the Murchison House Statement of Significance on kelowna.ca1

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

The Murchison House and its immediate area in the winter of 1949. The 
modern house stands out as the only flat roofed, single-storey house in the 
area. source: Kelowna Public Archives #7119
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Recommendations and strategies to inform the rehabilitation 

Siting   

The proposed relocation and reorientation of the building on its property, retains a residential 
siting with front and side yards. The new siting is closer to both Riverside and Abbott streets, 
but aligns with both street’s average setbacks. The proposed siting will make the historic house 
more visible and the restoration efforts appreciated, especially with its new commercial/office 
use which will bring a constant flow of visitors and users onto the property and inside the 
building. The relocation plan ( ) shows the current footprint outlined in a dashed black 
line and the proposed new siting and orientation in grey. 

The proposal involves the Riverside facing entrance reoriented to face Abbott Street and the 
entire building shifted 34’-7" west and 11'-9" south.

______________________________________________________________________________ 
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Conservation Treatments 

Given the close proximity of this property to Kelowna’s downtown and the relatively generous 
size of the property, an overall conservation approach of rehabilitation and restoration is a 
fitting combination of treatments to apply here. Rehabilitation “involves the sensitive 
adaptation of an historic place… for a continuing or compatible contemporary use, while 
protecting its heritage value. ” Restoration “involves accurately revealing, recovering or 2

representing the state of an historic place or individual component as it appeared at a 
particular period in its history, while protecting its heritage value.” 

Rehabilitation measures - The proposed adaptive reuse of the historic building to a 
commercial/office space and the introduction of a new dwelling building ‘behind’ the historic 
building to its east will help to: 

1. finance the repair and restoration of the historic building’s character defining elements 
2. convert a rather small house (in contemporary standards) to a highly-used, accessible work 
space, thus taking the pressure off the original single-storey design to be altered 
3. alter the Abbott Street entrance to a more public-friendly and practical office entry 
4. densify the large property by adding a new duplex behind the historic house, making the 
property more sustainable and economically viable into the future 
5. through relocation of the historic house closer to the high-visibility corner, make room for the 
infill and enhance the visibility of the heritage asset 

Restoration measures - The two primary facades facing Abbott and Riverside will be restored 
to their 1939 appearance including the reinstatement of missing wood windows on the 
Riverside elevation. The restoration will include: 

Historically accurate wood windows 
Historically accurate textured stucco 
Roofline and foundation banding, as per the original design 
Unique tile entrance roof 
Decorative clay pipe drains 
Unique stepped end-wall chimney 

The only alterations proposed on the primary elevations are the improving the building 
entrances and access to accommodate its commercial use. See following page. 

 Standards and Guidelines for the Conservation of Historic Places in Canada - 2nd edition 2010
2

______________________________________________________________________________ 
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Proposed west elevation - Abbott Street:

Restore textured stucco cladding, stepped chimney, tiled entrance roof, roofline and 
foundation banding, double wood window assembly and 1939 black and white colour scheme. 
Rehabilitate entrance to be centred on the facade and accommodate public access and higher 
traffic. The new entrance design is distinguishable from and compatible with the historic house, 
as required in Standards & Guidelines for the Conservation of Historic Places. 

Proposed south elevation - Riverside Avenue:  

Restore textured stucco cladding, 1939 black and white colour scheme and roofline and 
foundation banding. Restore historically accurate wood window assemblies on this facade, 
currently vinyl. Introduce a historically accurate arched gate, as per the feature on the current 
west elevation, to seamlessly and discreetly incorporate the new accessible ramp at the rear of 
the building.

______________________________________________________________________________ 
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Proposed infill house 
In keeping with the heritage value of the Murchison House, as outlined in the Statement of 
Significance (“non-conforming Moderne design which contributes to the eclectic character of 
the area), and in keeping with the Standards & Guidelines (standard 11 for rehabilitation - 
additions to historic places), the proposed infill design is “physically and visually compatible 
with, subordinate to and distinguishable from the historic place .” Compatibility, 3

distinguishability and being subordinate are all subjective notions, which can be interpreted 
differently by people. Distinguishability for example, can be very subtle, achieved in some 
cases through a simple change in material or colour tone. However in the case of the 
Murchison property, where a legacy of bold, contemporary, modern design is the core of its 
heritage value, it is appropriate to enhance the pillar of distinguishability when adding to the 
historic property. 

Distinguishability - The infill design is a clearly contemporary structure, which is both honest (it 
doesn’t create confusion about what is historic and what is new) and traditional (architects in 
the past never imitated traditional design but applied the trending designs of their time, which 
allows us to easily read and interpret historic and mixed-era streetscapes).  

Compatibility - The infill design is compatible in form (square massing and flat roof) and in its 
black and white colour scheme. It reads like the grandson of the historic house, genetically 
related but taller and wearing modern clothes. There is a clear relation and dialogue between 
the two structures. 

Subordinate - While some may argue that to be subordinate a structure must be smaller, this is 
not the case. Many additions to historic places includes large additions, even towers. To 
achieve this relationship the addition must not ‘steal the show’ from the historic house. The 
infill house is sited at the rear with the bulk of its massing on the north edge of the lot, thus not 
visible from the street. Its minimalist, restrained design allows the very expressive, textured 
ornamental features of the historic house to shine. 

Standards and Guidelines for the Conservation of Historic Places in Canada - page 233

______________________________________________________________________________ 
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Rendering of the Murchison House 
(right) side by side with a new infill 
house (right). 

source: NIDO Design Inc.
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Summary 

It is my professional opinion that the thoughtful and creative development proposed here by 
Nido Design and the property owners, is a good model of conservation and evolution for a 
historic neighbourhood. Heritage Conservation is a tool for managing change in historic places 
and Heritage Conservation Areas. Although the infill design may appear bold to some, or 
unprecedented in Kelowna’s HCAs, it reflects the heritage values of the property, follows the 
national standards for additions to historic places, and meets the Objectives of Kelowna’s 
Heritage Conservation Areas. 

Yours Truly, 

Elana Zysblat, heritage consultant 
BCAHP President

______________________________________________________________________________ 
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Statement of Significance

Home of Earle A. Murchison, a prominent 
local businessman through the 1930s, 1940s 
and 1950s.

Murchison House

+

-

Leaflet (http://leafletjs.com) | Map data © 

Google (http://googlemaps.com)

Page 1 of 3Murchison House | City of Kelowna

9/4/2019https://www.kelowna.ca/our-community/arts-culture-heritage/heritage/heritage-register/mur...
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Place Description

The historic place is the singlestorey stucco Murchison House, built in the 
Moderne style in 1939, located at 1781 Abbott Street in Kelowna's South 
Central neighbourhood, and within the Abbott Street Heritage Conservation 
Area.

Heritage Value

The heritage value of the residence is found in its being a rare example for 
Kelowna of a house in the Moderne style; and for its association with a man 
who sold the essence of modernity  the automobile.

The house was built for Earle A. Murchison in 1939, at a time when the Abbott 
Street neighbourhood was mostly filled in with earlier residences, and so its 
nonconforming Moderne design contributes to the eclectic character of the 
area. It was built by a Mr. Alton; no architect has been identified with it. The 
austere simplicity, white stucco, and horizontal banding are features that 
distinguish the style.

The house has value as well for the association with Murchison, a prominent 
local businessman. He came to Kelowna after having been a commercial 
fisherman on the Coast. Murchison and his partner, Harold A. Truswell, 
purchased Kelowna's Ford dealership in 1927, in the same year that the Model 
A was introduced. Their business, Orchard City Motors, located in the 400 
block of Bernard Avenue, served individual consumers and also the fruit
growing industry, as it also sold Cletrac tractors and Hardy sprayers. After the 
Ford dealership was acquired by Arena Motors in the 1950s, Murchison and 
Truswell, together with H.R. McClure, operated Kelowna TractorSprayers 
Ltd. for some years at 1560 Water Street.

Murchison was resident here until 1966. A later owner constructed an 
addition in 1994, but the house retains its integrity as seen from the street.

Character Defining Elements

Page 2 of 3Murchison House | City of Kelowna

9/4/2019https://www.kelowna.ca/our-community/arts-culture-heritage/heritage/heritage-register/mur...
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 Yard has mature trees and shrubs
 Good example of Moderne architectural style
 Semicircular door opening at the entrance off the raised landing
 Simple design with two projecting bands of trim below the roof parapet
 Large textured stucco finish throughout unifies the design 
 Straight stepped chimney
 Central symmetrical window faces Abbott Street with a central fixed four 
component unit and double hung windows on both sides
 Original features appear unaltered
 A decorative, repeated motif runs between the two projecting bands

(/sites/files/1/styles/image_gallery_-_large/public/uploads/heritage/img0063a.jpg?
itok=qmji1P8v)

Page 3 of 3Murchison House | City of Kelowna
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SCHEDULE “A” 
HERITAGE REVITALIZATION AGREEMENT 

 
 
 
THIS AGREEMENT dated as of the______ day of _____________, 2019 
 
 
BETWEEN: 
 
 City of Kelowna, a Municipal Corporation having offices at 1435 Water 

Street, Kelowna, British Columbia V1Y 1J4 
 
  (herein called the "CITY") 
 
                    OF THE FIRST PART 
 
AND:  Davara Holdings Ltd.  of 
  1-911 Borden Avenue, Kelowna, British Columbia, V1Y 6A5 
   
 
  (herein called the "OWNER") 
 
               OF THE SECOND PART 
 
WHEREAS a local government may, by bylaw, enter into a Heritage Revitalization Agreement with the 
Owner of property identified as having heritage value, pursuant to Section 610 of the Local Government 
Act; 
 
AND WHEREAS the Owner owns certain real property on which is situated a building of heritage value, 
known as the “Murchison House”, pursuant to the City’s Heritage Register, which property and building 
are located at 1781 Abbott Street, Kelowna, BC and legally described as:  
 
 Parcel Identifier: 010-990-011 
 Lot 2, District Lot 14, ODYD, Plan 2614 
 
 (herein called the "Subject Property ") 
 
AND WHEREAS the Owner has presented to the City a proposal for the use, development and 
preservation of the Subject Property and has voluntarily and without any requirement by the City, 
entered into this agreement pursuant to Section 610 of the Local Government Act; 
 
AND WHEREAS a local government must hold a Public Hearing on the matter before entering into, or 
amending, a Heritage Revitalization Agreement if the agreement or amendment would permit a change 
to the use or density of use that is not otherwise authorized by the applicable zoning of the Subject 
Property and for these purposes Section 464 through 470 of the Local Government Act apply; 
 
AND WHEREAS within thirty days after entering into, or amending, a Heritage Revitalization Agreement 
the local government must file a notice in the Land Title Office in accordance with Section 594 of the 
Local Government Act and give notice to the Minister responsible for the Heritage Conservation Act in 
accordance with Section 595 of the Local Government Act; 
 
NOW THEREFORE in consideration of the mutual promises contained in this agreement and other good 
and valuable consideration, the receipt and sufficiency of which is hereby acknowledged, the parties 
agree as follows: 
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1.0 Heritage Revitalization 
 
1.1 The parties agree that the Subject Property have heritage value, deserving of protection and 

conservation and the Owner specifically agrees to rehabilitate1, maintain, preserve and protect 
the heritage character of the existing Heritage Building (Murchison House) located on the 
Subject Property in accordance with Attachments A, B and C.  

 
 
1.2 The parties agree that the Subject Property may, notwithstanding Zoning Bylaw no. 8000  

including the provisions identified in the RU1 – Large Lot Housing zoning on the Subject 
Property, be used for the following permitted uses: 

   
(a) The adaptive reuse1 of the existing Heritage Building on the property to allow office as a 

permitted use, provided that: 
 
i. The the existing Heritage Building is relocated and repositioned as per the Site Plan 

illustrated in Schedule B; 
 

ii. The maximum floor area of the commercial space be limited to 118m2; 
 

iii. The hours of operation to serve clients from the commercial space shall take place between 
7:00am – 6:00pm, Monday through Saturday; 

 
iv. The number of staff operating from the existing Heritage Building is limited to a maximum 

of 5; 
 

v. The business sign adhere to the City Sign Bylaw No.11530, and be approved by Development 
Planning Department prior to installation. 

 
(b) The construction of new housing on the property to allow two dwelling housing as a permitted 

use, provided that: 
 

i. The use is in conformance with the Heritage Revitalization Agreement Bylaw No. 11923, as 
two dwelling housing; 
 

ii. The dimensions and the siting of the two dwelling housing to be constructed on the Subject 
Property be in general accordance with Schedule B; 

 
iii. The exterior design and finish of the two dwelling housing to be constructed on the Subject 

Property be in general accordance with Schedule C. 
 

 
(c) The site planning and landscaping on the Subject Property, provided that: 

 
iv. A minimum of six on-site surface parking stalls and a designated area for bike racks shall be 

provided as per the Site Plan illustrated Schedule B;  
                                                
1 As defined by “Standards and Guidelines for the Conservation of Historic Places in Canada”, second edition, 2010, 
and detailed in City of Kelowna’s “Adaptive Reuse Guidelines for Residential Heritage Buildings”. 
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v. A minimum of three dedicated on-site parking stalls shall be provided for the office use 

operating from the Heritage Building, and three on-site parking stalls shall be provided for 
the two dwelling housing; 

 
vi. Parking signs for minimum of 2 commercial office parking stalls shall be installed, and 

indicate hours for office parking use: “Commercial Parking 7:00am – 6:00pm, Residential 
Visitor Parking 6:00pm – 7:00am, Monday to Saturday, and Sunday”; 

 
vii. A historical plaque summarizing the heritage value of the Heritage Building and the works 

completed on the Subject Property shall be installed and maintained at the expense of the 
applicant, subject to approval by the City of Kelowna; 

 
viii. The Owner agrees to install and maintain landscaping on the Subject Property in general 

accordance with the attached landscape plans (Schedule D); 
 

ix. The Owner agrees to post a Landscape Performance Security bond with the City in the form 
of a "Letter of Credit" or cash in the amount of 125% of the estimated value of the 
landscaping, as determined by a professional landscaper, as outlined in Schedule D. 

 
1.3 The parties agree that, except as varied or supplemented by the provisions of this agreement, all 

bylaws and regulations of the City and all laws of any authority having jurisdiction shall apply to 
the property and commercial business. 

 
1.4 Where a Heritage Alteration Permit is required, the discretion to approve, refuse, or revise such 

permit is delegated by Council to the Divisional Director, Planning and Development Services. 
 

1.5 The Owner agrees to prove and pay for all servicing required by the proposed development of 
the subject property and to provide required bonding for same, including, but not limited to: 
domestic water and fire protection, sanitary sewer, storm drainage, road improvements, power 
and telecommunication services and street lights, as per Development Engineering 
Memorandum, dated November 14, 2018, (Attachment D).  

 
2.0 Conservation and Maintenance of Existing Development. 
 
2.1 The Owner agrees not to alter the exterior of the existing Heritage Building or heritage character 

other than as described in Schedules B and C pursuant to a Heritage Alteration Permit issued by 
the City, and in accordance with this agreement; 

  
2.2 The Owner agrees to maintain the exterior of the existing Heritage Building on the Subject 

Property in general accordance with the Acne Building Services Heritage Report entitled “Davara 
Holdings Ltd. Rehabilitation Proposal at 1781 Abbott Street, Kelowna” prepared by Elena Zysblat, 
registered heritage consultant, dated March 29, 2019, Attachment B; 
 

2.3 If original features must be replaced, the new material shall be similar or identical to the original 
and shall be subject to the issuance of a minor Heritage Alteration Permit. Where original 
features were removed through earlier renovations or alterations and the replacements were not 
in keeping with the original style of the existing Heritage Building, any subsequent replacement 
of these features shall complement the building’s heritage style; 
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2.4 The heritage restoration will follow the recommendations outlined in Acne Building Services 

Heritage Report attached as Attachment B. Any deviations or changes from outlined 
recommendations will first be reviewed and approved by the Heritage Consultant. Additionally, 
the design architect will provide a letter of conformance upon completion of heritage restoration 
and prior to occupancy. 

 
2.5 Upon occupancy of the heritage asset, the Heritage Consult must an updated Statement of 

Significance submit to the City for review.  
 
4.0 Commencement and Completion 
 
4.1 The Owner agrees to commence the proposed development upon adoption of City of Kelowna 

Heritage Revitalization Agreement Authorization Bylaw No. 11923 and to commence all such 
works within 2 years of the adoption of the HRA.    

 
5.0 Damage or Destruction 
 
5.1 In the event that no more than 75% of the Heritage Building is damaged, the parties agree as 

follows: 
 
  a) The Owner may repair the Heritage Building in which event the Owner shall forthwith 

commence the repair work and complete same within one year of the date of damage; 
 

 OR, in the event that the Heritage Building is destroyed,  
 

  b) The City may, by bylaw, and after conducting a Public Hearing in the manner 
prescribed by Sections 464 through 470 of the Local Government Act, cancel this 
agreement, whereupon all use and occupation of the Subject Property shall thenceforth 
be in accordance with the zoning bylaws of the City and in accordance with all other 
bylaws or regulations of the City or any other laws of authority having jurisdiction. 
  

6.0 Breach 
 
6.1 In the event that the Owner is in breach of any term of this Agreement, the City may give the 

Owner notice in writing of the breach and the Owner shall remedy the breach within 30 days of 
receipt of the notice.  In the event that the Owner fails to remedy the breach within the time 
allotted by the notice, the City may, by bylaw and after conducting a Public Hearing in the 
manner prescribed by Sections 464 through 470 of the Local Government Act, cancel this 
Agreement whereupon all use and occupation of the Subject Property shall thenceforth be in 
accordance with the zoning bylaws of the City and in accordance with all other bylaws or 
regulations of the City or any other laws of authority having jurisdiction. 

 
7.0 Amendment 
 
7.1 The parties acknowledge and agree that this Agreement may only be amended by one of the 

following means: 
 
  a) By bylaw with the consent of the parties provided that a Public Hearing shall be held if 

an amendment would permit a change to use or density of use on site or; 
 
  b) By Heritage Alteration Permit (HAP), issued pursuant to Section 617 of the Local 

Government Act.  
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8.0 Representations 
 
8.1 It is mutually understood and agreed upon between the parties that the City has made no 

representations, covenants, warranties, promises or agreements expressed or implied, other 
than those expressly contained in this Agreement. 

 
9.0 Statutory Functions 
 
9.1 Except as expressly varied or supplemented herein, this Agreement shall not prejudice or affect 

the rights and powers of the City in the exercise of its statutory functions and responsibilities 
including, but not limited to, the Local Government Act and its rights and powers under any 
enactments, bylaws, order or regulations, all of which, except as expressly varied or 
supplemented herein, are applicable to the Subject Property. 

 
10.0 Inurement 
 
10.1 This Agreement inures to the benefit of and is binding upon the parties hereto and their 

respective heirs, executors, administrators, successors and assigns. 
 
11.0 Other Documents 
 
11.1 The Owner agrees at the request of the City, to execute and deliver or cause to be executed and 

delivered all such further agreements, documents and instruments and to do and perform or 
cause to be done and performed all such acts and things as may be required in the opinion of the 
City to give full effect to the intent of this Agreement. 

 
12.0 Notices 
 
12.1 Any notice required to be given pursuant to this Agreement shall be in writing and shall either be 

delivered mailed by registered mail as follows: 
 

(a) To the City: 
  
  City of Kelowna 
  1435 Water Street 
  Kelowna, B.C.  V1Y 1J4 
 
  ATTENTION: City Clerk 
 

(b) To the Owner: 
   
  David Sargent 
  1-911 Borden Ave 
  Kelowna, BC 
  V1Y 6A5 
 
    

Or, to such other address to which a party hereto may from time to time advise in writing 
 
13.0 No Partnership or Agency 
 
13.1 The parties agree that nothing contained herein creates a relationship between the parties of 

partnership, joint venture or agency. 
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IN WITNESS WHEREOF this Agreement has been executed by the parties hereto on the day and year 
first above written. 
 
  

199



200



REPORT TO COUNCIL 
 
 
 

Date: October 7, 2019 

RIM No. 1250-30 

To: Council  

From: City Manager 

Application: Z19-0065 
Owner: William James Feist & Treena June 
Harley 

 

Address: 1884 Abbott Street 
Applicant: Urban Options Planning & 
Permits 

 

Subject: Rezoning Application  

 

1.0 Recommendation 

THAT Rezoning Application No. Z19-0065 to amend the City of Kelowna Zoning Bylaw No. 8000 by 

changing the zoning classification of Lot 21 Block 3 District Lot 14 ODYD Plan 1395, located at 1884 

Abbott St., Kelowna, BC from the RU1 – Large Lot Housing zone to the RU1c – Large Lot Housing with 
Carriage House zone, be considered by Council;  
 
AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration. 

2.0 Purpose  

To consider rezoning the property from RU1 – Large Lot Housing to RU1c – Large Lot Housing with Carriage 
House to allow for the construction of a carriage house. 

3.0 Development Planning  

Development Planning supports the proposed rezoning to RU1c – Large Lot Housing with Carriage House.  

The subject property has a Future Land Use Designation of Single / Two Unit Residential (S2RES) and is 
within the Permanent Growth Boundary, which supports the proposed RU1c zone. Also, the addition of 
residential units in already built-up areas advances the Official Community Plan (OCP) policy of developing 
a compact urban form.  

In addition, the proposal is sensitive to the context of the neighbourhood, and, as such, upholds the OCP 
policy regarding sensitive infill. Related to this, the subject property is in the Heritage Conservation area, and 
staff have determined that the form and character of the proposed carriage house is in substantial agreement 
with the Heritage Alteration Permit Guidelines.  
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4.0 Proposal 

4.1 Project Description 

The proposed rezoning would allow for a carriage house on the subject property, requiring demolition of the 
existing small accessory building. The proposed carriage house is to consist of a 2-car garage at grade and a 
1-bedroom dwelling unit above. The carriage house would be accessed from a lane at the rear of the property. 
In addition to the 2-car garage, 2 other parking stalls will be provided on site, for a total of 4 (1 more than the 
required 3). No variances are required. 

The proposed carriage house would also require a Heritage Alteration Permit. Staff can confirm that the 
proposed carriage house meets the Heritage Alteration Permit Guidelines, and a Heritage Alteration Permit 
would be issued should Council approve the rezoning. 

4.2 Site Context 

The subject property is located on Abbott Street and is in the Heritage Conservation Area. The lot is along 
the Abbott Street Recreation Corridor and is within easy walking distance of the City Centre, City Park and 
the Highway 97 transit corridor.  

The property to the south, at 1888 Abbott St., was rezoned to RU1c in 2017. Also, the property to the north, 
at 1874 Abbott St., added a legal secondary suite in 2013. There are numerous RU1c zoned properties in the 
neighbourhood and in the immediate area.  

Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU1 – Large Lot Housing Residential 

East RU1 – Large Lot Housing Residential 

South RU1c – Large Lot Housing with Carriage House Residential 

West RU1 – Large Lot Housing Residential 

 

Subject Property Map: 1884 Abbott St. 
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5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Chapter 5: Development Process 

Objective 5.3 Focus development to designated growth areas. 

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

 Objective 5.22 Ensure context sensitive housing development. 

Policy .6 Sensitive Infill. Encourage new development or redevelopment in existing 
residential areas to be sensitive to or reflect the character of the neighbourhood with respect 
to building design, height and siting. 

Chapter 9: Arts, Culture and Heritage 

 Objective 9.2 Identify and conserve heritage resources. 

Policy .4 Conservation Areas. Development in the Abbott Street and Marshall Street 
Heritage Conservation Area outlined on Map 9.1 will be assessed using the Abbott Street and 
Marshall Street Heritage Conservation Area Guidelines in Chapter 16. 

6.0 Technical Comments  

6.1 Development Engineering Department 

All Development Engineering requirements have been satisfied. 

7.0 Application Chronology  

Date of Application Received:  May 13, 2019  
Date Public Consultation Completed: June 4, 2019  

Report prepared by:  Aaron Thibeault, Planner II 
 
Reviewed by: Laura Bentley, Urban Planning & Development Policy Manager 
 
Approved for Inclusion: Terry Barton, Development Planning Department Manager 

 

Attachments:  

Attachment A: Site Plan 

Attachment B: Applicant Rationale 
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April 25, 2019  

City Of Kelowna 
Urban Planning Department 
1435 Water Street 
Kelowna, BC 
  

RE: Proposed rezoning and Heritage Alteration Permit at 1884 Abbott Street 

 
Dear Urban Planner: 

We are applying to rezone the subject property from the existing “RU1 – Large Lot Housing” 
zone to the “RU1c – Large Lot Housing with Carriage House” zone in order to permit the 
construction of a 1½ storey carriage house.   

The subject property is located within the Abbott Street Heritage Conservation area and will 
also require an application for a Heritage Alteration Permit to authorize construction of the 
carriage house.  The existing dwelling is not listed on the Heritage Register, but is identified 
in Abbott Street & Marshal Street Heritage Conservation Area Development Guidelines as an 
“Early Vernacular Cottage” style building, located within an area of dominant “Early 
Vernacular Cottage” style. 

The new carriage house will be located behind the existing dwelling, adjacent to the lane.  
The two parking stalls to be located within the garage portion of the carriage house will 
provide parking for the principal dwelling, while the parking for the residential portion of the 
carriage house will be surface parking stalls located adjacent to the carriage house. 

The proposed carriage house will incorporate design elements to complement the existing 
dwelling on the site, including the use of complementary building materials and colours for 
both buildings.  The private open space, as well as the entrance to the carriage house will be 
located on the north side of the building to provide easy access to the parking stall as well.   

As part of the site development, a small 14.85m2 covered porch addition to the front of the 
principal dwelling is being proposed.  The porch addition is designed to utilize the same finish 
materials and colours as the existing dwelling and the proposed carriage house. 

The downtown area was developed with single unit dwellings on large lots dating back to the 
early 1900’s, a time associated with the early incorporation of the City of Kelowna.  The 
neighbourhood has seen a resurgence of development in the last 20 years.  The property 
located directly to the south of the subject property was rezoned to add the “c” designation 
to the site to allow for the development of a carriage house in 2017.  
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URBAN OPTIONS Planning & Permits  Kelowna, BC  250.575.6707  birte@urbanoptions.ca  

 

As well, the location of the subject property will provide walking access to many employment 
and commercial uses in the nearby downtown business district as well as to several beach 
accesses to Okanagan Lake.  

We believe this proposal is a good fit for the area and will contribute to positive infill density 
in this area of Kelowna. 

Regards 

 

Birte Decloux on behalf of Bill Feist. 
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