
City of Kelowna

Regular Council Meeting

AGENDA

 
Tuesday, June 23, 2020

7:00 pm

Council Chamber

City Hall, 1435 Water Street
Pages

1. Call to Order

2. Reaffirmation of Oath of Office

The Oath of Office will be read by Councillor DeHart.

3. Confirmation of Minutes 1 - 11

Public Hearing - June 2, 2020
Regular Meeting - June 2, 2020

4. Development Permit and Development Variance Permit Reports

Mayor to invite anyone in the public gallery who deems themselves affected by
the required variance(s) to come forward for each item.

4.1 START TIME - 7:00 PM - Leon Ave 815-831, BL12007 (OCP20-0001)  - 1409493 Alberta
Inc., Inc.No. 2014094938

12 - 12

Requires a majority of all members of Council. (5)

To adopt Bylaw No. 12007 in order to amend the Official Community Plan for the
subject property.

4.2 START TIME - 7:00 PM - Leon Ave 815-831, BL12008 ( Z20-0001) - 1409493 Alberta
Inc., Inc. No. 2014094938

13 - 13

To adopt Bylaw No. 12008 in order to rezone the subject property.



4.3 START TIME - 7:00 PM - Leon Ave 815 - DP20-0003 DVP20-0004 - 815 Leon
Developments Ltd., Inc.No. BC1053909

14 - 111

Mayor to invite anyone in the public gallery who deems themselves affected by the
required variance(s) to come forward for each item.

To  consider  a  Development  Permit  for  the  form  and  character  of  a  6  ½  storey
apartment building;  and to consider a Development Variance Permit to vary the
following: 1) Site coverage; 2) Front yard setback; 3) Minimum landscape buffer at
rear yard; 4) Vehicle parking stall requirement; and 5) Location of car-share vehicle.

4.4 START TIME - 7:30 PM - Benvoulin Road 2175 - DP20-0025 DVP20-0026 - National
Society of Hope, Inc. No. S0025475

112 - 152

Mayor to invite anyone in the public gallery who deems themselves affected by the
required variance(s) to come forward for each item.

To consider the form and character of a multi-family residential development and to
consider a variance to increase the maximum height of the principal building.

4.5 START TIME - 8:00 PM - KLO Rd 710, 720 and Richter St 2959, 2963, BL11870 (OCP19-
0003) - KGI Kingsway Homes Ltd.

153 - 153

Requires a majority of all members of Council. (5)

To  amend  and  adopt  Bylaw  No.  11870  in  order  to  change  the  Future  Land  Use
designation from MRL - Multiple Unit Residential (Low Density) to MRM - Multiple
Unit Residential (Medium Density).

4.6 START TIME - 8:00 PM - KLO Rd 710, 720 and Richter St 2959, 2963, BL11871 (Z19-
0055) - KGI Kingsway Homes Ltd.

154 - 154

To amend and adopt Bylaw No. 11871 in order to rezone the subject property from
RU6 - Two Dwelling Housing and RM1 - Four Dwelling Housing zone to the RM5 -
Medium Density Multiple Housing zone.

4.7 START TIME - 8:00 PM - KLO Rd 710, 720 and Richter St 2959, 2963 - DP19-0062
DVP19-0063 - KGI Kingsway Homes Ltd., Inc. No. BC1154888

155 - 193

Mayor to invite anyone in the public gallery who deems themselves affected by the
required variance(s) to come forward for each item.

To issue a Development Permit and Development Variance Permit for the form and
character of multiple dwelling housing, with variances to site coverage and height.

4.8 START TIME - 8:45 PM - Pandosy St 2169 - Rescind Housing Agreement 194 - 195

To consider repealing the Rental Housing Agreement Bylaw for the subject property.



4.9 START TIME - 8:45 PM - Pandosy St 2169 - BL10624, (Housing Agreement) 196 - 196

To rescind Housing Agreement Authorization Bylaw. No. 10624. 

4.10 START TIME - 8:45 PM - Pandosy St 2169 - DP19-0165 DVP19-0166 - Pandosy Street
Developments Ltd, Inc No. BC0689792

197 - 295

Mayor to invite anyone in the public gallery who deems themselves affected by the
required variance(s) to come forward for each item.

To issue a Development Permit for form and character of a commercial  building,
hotel and associated parking structures and a Development Variance permit for a
reduction in the rear yard setback and increase in height and site coverage.

5. Reminders

6. Termination
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CITY OF KELOWNA 
 

BYLAW NO. 12007 
 

Official Community Plan Amendment No. OCP20-0001 – 
1409493 Alberta Inc., Inc.No.2014094938 

815-831 Leon Avenue 

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

Plan Bylaw No. 10500” be amended by changing the Generalized Future Land Use designation 
of Lot A District Lot 138 ODYD Plan EPP78759 located on Leon Avenue, Kelowna, B.C., from the 
MRM – Multiple Unit Residential (Medium Density) designation to the MRH – Multiple Unit 
Residential (High Density) designation; 

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

of adoption. 
 
 
Read a first time by the Municipal Council this 23rd day of March, 2020.  
 
 
Considered at a Public Hearing on the 12th day of May, 2020.  
 
 
Read a second and third time by the Municipal Council this 12th day of May, 2020. 
 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 
 

 
Mayor 

 
 
 

 
City Clerk
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CITY OF KELOWNA 
 

BYLAW NO. 12008 
Z20-0001 – 815-831 Leon Avenue 

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

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning classification 
of Lot A District Lot 138, ODYD, Plan EPP78759 located at Leon Avenue, Kelowna, BC from the 
RU6 – Two Dwelling Housing zone to the RM6 – High Rise Apartment Housing zone. 
 

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

 
 
Read a first time by the Municipal Council this 23rd day of March, 2020. 
 
 
Considered at a Public Hearing on the 12th day of May, 2020.   
 
 
Read a second and third time by the Municipal Council this 12th day of May, 2020. 
 
 
Approved under the Transportation Act this 19th day of May, 2020. 
 
                           Audrie Henry 
(Approving Officer – Ministry of Transportation) 
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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REPORT TO COUNCIL 
 
 
 

 

Date: June 23, 2020 

To: Council  

From: City Manager 

Department: Development Planning 

Application: DP20-0003 & DVP20-0004 Owner: 
815 Leon Developments Ltd., 
Inc. No. BC1053909 

Address: 815 Leon Ave Applicant: 
Corey Makus; 815 Leon 
Developments Ltd. 

Subject: Development Permit and Development Variance Permit Application  

Existing OCP Designation: MRH – Multiple Unit Residential (High Density) 

Existing Zone: RM6 – High Rise Apartment Housing 

 
 

1.0 Recommendation 

THAT final adoption of Official Community Plan Amending Bylaw No. 12007 and Rezoning Bylaw No. 12008 
be considered by Council; 

AND THAT Council authorizes the issuance of Development Permit No. DP20-0003 for Lot A District Lot 
138 ODYD Plan EPP78759 located at 815 Leon Avenue, Kelowna, BC subject to the following:  

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

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

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

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

5. The car share program at the development be operated in accordance with the Agreement 
included as Schedule “D”. 
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6. The applicant be required to post with the City a security deposit in the form of a “Letter of 
Credit” in the amount of $165,000 to ensure the provision of a 3rd car share vehicle within 24 
months of occupancy permit. 

AND THAT Council authorizes the issuance of Development Variance Permit No. DVP20-0004 for Lot A 
District Lot 138 ODYD Plan EPP78759 located at 815 Leon Avenue, Kelowna, BC; 
 

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

Section 13.12.6(b): RM6 – High Rise Apartment Housing, Development Regulations 

To vary the maximum site coverage for principal buildings, accessory structures, and parking areas 
and driveways from 50% permitted to 76%. 

Section 13.12.6(d): RM6 – High Rise Apartment Housing, Development Regulations 

To vary the minimum site front yard from 6.0m required to 2.1m. 

Section 7.6.1(c): Minimum Landscape Buffers, Level 3 

To vary the minimum landscape buffer at the rear yard from 3.0m required to 1.1m. 

Table 8.3: Required Off-Street Parking Requirements 

To vary the required vehicle parking stalls from 178 to 147. 

Section 8.2.11(b): Car-Share Incentives, Off-Street Parking Regulations 

To vary the requirement to locate a car-share vehicle within 100m of the subject property, and permit 
a car-share vehicle to be located outside of the 100m range. 

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

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

2.0 Purpose 

To consider a Development Permit for the form and character of a 6 ½ storey apartment building; and to 
consider a Development Variance Permit to vary the following: 1) Site coverage; 2) Front yard setback; 3) 
Minimum landscape buffer at rear yard; 4) Vehicle parking stall requirement; and 5) Location of car-share 
vehicle. 

3.0 Development Planning 

Development Planning supports the Development Permit for the form and character of the 6 ½ storey 
apartment building. Development Planning also supports the proposed variances. 

The proposed apartment building has a high degree of architectural articulation, both horizontally and 
vertically, thus enhancing visual interest. High quality materials are used throughout, and the colour scheme 
is both appropriate and varied. The townhouse-style units at grade are ground-oriented and feature well-
landscaped yards, activating the space, and offering visual interest to passersby. In addition, the extended 
balconies on the 3rd story above the townhouses add to the surveillance of the street provided by the 
townhouse units themselves, displaying a strong commitment to principles of Crime Prevention Through 
Environmental Design (CPTED). Finally, the main entranceway—as well as the entranceways to the 
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townhouse units—are prominent, making for a legible and easily navigable design. Altogether, the proposal 
is substantially consistent with the urban design guidelines of the Revitalization Development Permit Area. 

With regards to the variance to site coverage, the proposal is to increase site coverage from 50% permitted 
to 76%. This variance is acceptable to Staff as the development still delivers a large amount of high-quality 
landscaping and green space throughout. 

With regards to the variance to the front yard setback, the proposal is to reduce the setback from 6.0m to 
2.1m. The main entrance is setback 2.1m, while the townhouse units are setback 3.1m. This variance is 
deemed acceptable by Staff as the ground-orientation of the units at grade reduce the necessity and 
desirability of an extended setback. In support of this, land-use zones that more explicitly make provision for 
ground-oriented units allow the front yard setback to be reduced to 1.5m. 

With regards to the variance to the minimum landscape buffer at the rear yard, the proposal is to reduce the 
buffer from 3m to 1.1m. Staff deem the variance acceptable as the area wherein the landscape buffer is 
reduced fronts onto a parking area on an adjacent lot where the need for extensive landscaping is less crucial. 

With regards to the variance to the required vehicle parking stalls, the proposal is to reduce the number of 
stalls from the 178 required to 147. The parking requirement listed reflects a parking reduction of 15 stalls 
earned through the developer providing a car share operation. The 147 parking stalls provided meets the 
requirement for development within an urban centre, where parking requirements are reduced due to the 
close proximity to amenities and destinations, and the corresponding reduced need for vehicle ownership. In 
this case, the development is just outside the City Centre Urban Centre (within 200m). Given this very close 
proximity, Staff feel that it is reasonable to treat the development as one that is within an urban centre. Also, 
the apartment building is to be a purpose-built rental, and it has been established that rental units require 
less parking than owner-occupied units. For these reasons, Staff support the proposed variance. 

With regards to the variance to the location of a car-share vehicle, the proposed variance is to permit a car-
share vehicle to be located outside of 100m from the subject property. Three car-share vehicles are proposed 
for the development, to offset the requirement of 15 parking stalls, in accordance with the car-share 
incentives described in Section 8.2.11 of the Zoning Bylaw. Two car-share vehicles are to be provided within 
100m of the subject property at occupancy permit (1 on the subject property, and 1 on the street fronting the 
property). The third car-share vehicle is to be provided within 24 months of occupancy permit. The applicant 
is applying to vary the requirement that the third car-share vehicle be within 100m of the property. Instead, 
the third car-share vehicle would be located at a site within the city amenable to Modo (the car-share 
provider), and Staff. A condition of the Development Permit is that the applicant deposit a bond to ensure 
that the third car-share vehicle be provided within 24 months of occupancy permit. Staff support the variance 
to allow the third car-share vehicle to be located outside of 100m of the subject property, as the proposal is 
consistent with the City’s goal of increasing car-share activity as a community benefit and public good. 

4.0 Proposal 

4.1 Background 

At the time of application, the subject property was zoned RU6 – Two Dwelling Housing and had a future 
land use designation of MRM – Multiple Unit Residential (Medium Density). As such, the proposed 
development required both an OCP Amendment to change the future land use designation to MRH – 
Multiple Unit Residential (High Density), and a rezoning to RM6 – High Rise Apartment Housing. 

Both the OCP Amendment (OCP20-0001), and rezoning (Z20-0001) were given 1st Reading by Council on 
March 23, 2020 and forwarded to Public Hearing on May 12, 2020. At the May 12 Regular Council Meeting, 
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both files were given 2nd and 3rd Reading. The OCP Amendment and rezoning were supported on the 
condition that a height covenant would be placed on Title limiting development to 6 ½ storeys and 24m. 

4.2 Project Description 

The applicant proposes a 6 ½ storey apartment building with ground-oriented townhouse units on the first 
and second storey and apartment units’ setback above. The applicant also proposes the following variances: 
relaxing the site coverage maximum from 50% to 76%; reducing the required front yard setback from 6m to 
2.1m; reducing the required landscape buffer at the rear yard from 3m to 1.1m; relaxing the vehicle parking 
requirement from 178 stalls to 147 stalls; and allowing a car-share vehicle to be located further than 100m 
from the subject property. 

4.3 Site Context 

The subject property is located on Leon Ave. between Richter St. and Ethel St. and is 200m east of the City 
Centre Urban Centre. As the property is in close proximity to the City Centre Urban Centre, the site is within 
walking distance of a wide range of amenities and destinations, including retail and dining opportunities; 
employment opportunities; and cultural and recreational facilities. In addition, the lot is within 150m of the 
Ethel St. multi-use pathway. Related to these points, the lot has a walkscore of 74, where “most errands can 
be accomplished on foot”; and a bikescore of 96, where “daily errands can be accomplished on a bike”. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU6 – Two Dwelling Housing Single Family Housing 

East RM6 – High Rise Apartment Housing Seniors Independent and Assisted Living 

South RU6 – Two Dwelling Housing Stacked Row Housing 

West RM5 – Medium Density Multiple Housing Apartment Housing 

 

Subject Property Map: 815 Leon Ave. 
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4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM6 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Max. Floor Area Ratio Max. 2.0 with bonuses 1.64 

Max. Site Coverage (buildings, 
parking, driveways) 

50% 76%  

Max. Height 55.0m / 16 storeys 24m / 6 ½ storeys 

Min. Front Yard 6.0m 2.1m  

Min. Side Yard (west) 4.5m  4.5m 

Min. Side Yard (east) 4.5m 7.0m 

Min. Rear Yard 9.0m 10.8m 

Other Regulations 
Min. Parking Requirements 178 147  

Min. Bicycle Parking 96 97 

Min. Private Open Space 1,846m2 1,848m2 

 Indicates a requested variance to site coverage. 

 Indicates a requested variance to front yard setback. 

 Indicates a requested variance to minimum vehicle parking stall requirement. 
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5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Urban Design Development Permit Guidelines 

 Comprehensive Development Permit Area Guideline Objectives: 

o Convey a strong sense of authenticity through urban design that is distinctive for Kelowna; 
o Promote a high urban design standard and quality of construction for future development 

that is coordinated with existing structures;  
o Integrate new development with existing site conditions and preserve the character 

amenities of the surrounding area;  
o Promote interesting, pedestrian friendly streetscape design and pedestrian linkages;  
o Incorporate architectural features and detailing of buildings and landscapes that define an 

area’s character;  
o Promote alternative transportation with enhanced streetscapes and multimodal linkages;  
o Protect and restore the urban ecology (i.e. architectural and site consideration with respect 

to the ecological impact on urban design);  
o Moderate urban water demand in the City so that adequate water supply is reserved for 

agriculture and for natural ecosystem processes.  
 
 
 
 
 
 
 

6.0 Application Chronology 

Date of Application Received:  December 13, 2019 (together with OCP20-0001 & Z20-0001)  
Date Public Consultation Completed: February 13, 2020 (together with OCP20-0001 & Z20-0001)  
 
 

Report prepared by:  Aaron Thibeault, Planner II 
 
Reviewed by: James Moore, Acting Urban Planning Manager 
 
Approved for Inclusion: Terry Barton, Development Planning Department Manager 
 
 
 

Attachments:  

Attachment A: Draft Development Permit and Development Variance Permit DP20-0003 & DVP20-0004 

Attachment B: Development Permit Design Guideline Checklist 

Attachment C: Applicant Rationale 
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Development Planning Department 1435 Water Street Kelowna BC V1Y 1J4 planninginfo@kelowna.ca 250 469 8626 

 

 

Development Permit & 
Development Variance Permit 
DP20-0003 & DVP20-0004  
 

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

815 Leon Ave. 

and legally known as 

Lot A District Lot 138 ODYD Plan EPP78759 

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

Multiple Dwelling Housing. 

With variances to the following sections of Zoning Bylaw No. 8000: 

Section 13.12.6(b): RM6 – High Rise Apartment Housing, Development Regulations 

To vary the maximum site coverage for principal buildings, accessory structures, and parking areas and driveways 
from 50% permitted to 76%. 

Section 13.12.6(d): RM6 – High Rise Apartment Housing, Development Regulations 

To vary the minimum site front yard from 6.0m required to 2.1m. 

Section 7.6.1(b): Minimum Landscape Buffers, Level 3 

To vary the minimum landscape buffer at the rear yard from 3.0m required to 1.1m. 

Table 8.3: Required Off-Street Parking Requirements 

To vary the required vehicle parking stalls from 178 to 147. 

Section 8.2.11(b): Car-Share Incentives 

To vary the requirement to locate a car-share vehicle within 100m of the subject property, and permit a car-

share vehicle to be located outside of the 100m range 

 

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

Date of Council Decision   June 23, 2020    

Decision By:   COUNCIL 

Development Permit Area: Comprehensive Development Permit Area 

Existing Zone:   RM6 – High Rise Apartment Housing  

Future Land Use Designation:  MRH – Multiple Unit Residential (High Density) 

This is NOT a Building Permit. 

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

contact the City of Kelowna, Development Services Branch. 

NOTICE 
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Development Planning Department 1435 Water Street Kelowna BC V1Y 1J4 planninginfo@kelowna.ca 250 469 8626 

 

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

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

affecting the building or land. 

Owner:  815 Leon Developments Ltd., Inc.No. BC1053909 

Applicant: Corey Makus; 815 Leon Developments Ltd. 

Planner: Aaron Thibeault 

 

________________________________________   _______________________________________ 

Terry Barton       Date 
Development Planning Department Manager  
Planning & Development Services 

 

1. SCOPE OF APPROVAL 

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

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

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

2. CONDITIONS OF APPROVAL 

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

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

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

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

e) The car share program at the development be operated in accordance with the Agreement included as 
Schedule “D”.  

f) The applicant be required to post with the City a security deposit in the form of a “Letter of Credit” in the 
amount of $165,000 to ensure the provision of a 3rd car share vehicle within 24 months of occupancy permit. 

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

3. PERFORMANCE SECURITY 

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

a) An Irrevocable Letter of Credit OR certified cheque  in the amount of $364,003.91 
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Development Planning Department 1435 Water Street Kelowna BC V1Y 1J4 planninginfo@kelowna.ca 250 469 8626 

 

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

5. INDEMNIFICATION 

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

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

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

 

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

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

COMPREHENSIVE DEVELOPMENT PERMIT AREA YES NO N/A 

Authenticity and Regional Expression    

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

✓   

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

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

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

Context    

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

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

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

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

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

  ✓ 

Is the design unique without visually dominating neighbouring buildings? ✓   

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

  ✓ 

Relationship to the Street    

Do buildings create the desired streetscape rhythm? ✓   

Are parkade entrances located at grade? ✓   

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

  ✓ 

Massing and Height    

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

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

Human Scale    

Are architectural elements scaled for pedestrians? ✓   

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

Are top, middle and bottom building elements distinguished?  ✓   

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

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

✓   

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

✓   

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

✓   

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

Exterior Elevations and Materials    

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

Are entrances visually prominent, accessible and recognizable? ✓   

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

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

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

Public and Private Open Space    

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

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

✓   

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

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

✓   

Site Access    

Is the safe and convenient movement of pedestrians prioritized? ✓   

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

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

Do paved surfaces provide visual interest? ✓   

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

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

Are vehicle and service accesses from lower order roads or lanes? ✓   
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COMPREHENSIVE DEVELOPMENT PERMIT AREA YES NO N/A 

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

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

Environmental Design and Green Building    

Does the proposal consider solar gain and exposure? ✓   

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

Does the site layout minimize stormwater runoff? ✓   

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

Are green building strategies incorporated into the design? ✓   

Decks, Balconies, Rooftops and Common Outdoor Amenity Space    

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

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

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

Amenities, Ancillary Services and Utilities    

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

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

Landscape Development and Irrigation Water Conservation    

Does landscaping: - - - 

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

✓   

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

✓   

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

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

✓   

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

• Retain existing healthy mature trees and vegetation?  ✓  

• Use native plants that are drought tolerant? ✓   

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

Do any fences and retaining walls create visual interest and enhance the 
pedestrian environment? ✓   
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COMPREHENSIVE DEVELOPMENT PERMIT AREA YES NO N/A 

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

Does the Landscape Architect’s Landscape Water Conservation Report: - - - 

• Meet the requirements for Landscape Water Budget calculations for the 
landscaped area? 

✓   

• Indicate how the development complies with or varies from the 
Landscape Water Conservation Guidelines? 

✓   

Landscape Water Conservation Guidelines    

Are plants grouped into “hydro-zones” of high, medium and low or unirrigated / 
unwatered areas? 

   

Does at least 25% of the total landscaped area require no irrigation / watering?  ✓  

Does at least 25% of the total landscaped area require low water use?  ✓  

Does at most 50% of the total landscaped area require medium or high water use?  ✓  

Is mulch cover provided for shrubs and groundcover to reduce soil evaporation? ✓   

Do water features such as pools and fountains use recirculated water systems?   ✓ 

Do landscape installation standards meet the requirements of the BC Landscape 
Standard and / or the Master Municipal Construction Document? ✓   

Are the required written declarations signed by a qualified Landscape Architect? ✓   

Irrigation System Guidelines    

Is the Irrigation Plan prepared by a Qualified Professional? ✓   

Are irrigation circuits grouped into “hydro-zones” of high, medium and low or 
unirrigated / unwatered areas consistent with the landscaping plan? ✓   

Is drip or low volume irrigation used? ✓   

Are the required written declarations signed by a qualified Certified Irrigation 
Designer? ✓   

Crime prevention    

Are CPTED practices as related to landscaping, siting, form and exterior design 
included in the design? ✓   

Are building materials vandalism resistant? ✓   

Universal Accessible Design    

Is access for persons with disabilities integrated into the overall site plan and 
clearly visible from the principal entrance? ✓   

Are the site layout, services and amenities easy to understand and navigate? ✓   
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West Point Projects Ltd.   
612 Bernard Ave. Kelowna, BC V1Y 2G3 

 

 
 
November 28, 2019 
 
City of Kelowna, Planning 
1435 Water Street 
Kelowna, BC  V1Y 1J4 
  
 
Attn: Mr. Aaron Thibeault, Planner 
 
 
RE: OCP Amendment, Rezoning and Development Permit Application – 815 Leon Ave 
 
 
Dear Aaron, 
 
The attached submission is an Official Community Plan amendment, Rezoning, and Development 
Permit application for 815 Leon Avenue.  Further to our application discussions, we are pleased to 
propose a purpose-built rental building comprised of a blend of street-oriented townhomes and 
apartment units.  We are excited to introduce a new housing option to this transitional and 
vibrant area of the city.  There are a variety of floorplans which will offer a broad demographic the 
ability to make this new residence their home.  The development is committed to offer a long 
term, affordable housing solution to Kelowna residents who desire a housing option close to the 
downtown core. 

 
Project Description 
The application proposes 127 dwelling units containing a mix of townhomes and apartments in a 
six-storey structure.  The property frontage will be oriented toward Leon Avenue between Richter 
and Ethel Streets and borders Harvey Avenue to the south.  The new building is responsive to the 
neighboring properties and is a positive introduction to the streetscape.  Careful attention has 
been given to responding to the residential dwellings to the north and the busy streetscape along 
Highway 97. The proposed increase in density is an appropriate approach for this location. 
 
In order to facilitate this new development, the following is requested: 
 
Official Community Plan  

• To amend the current OCP from Multiple Unit Residential (Medium Density – MRM) to 
Multiple Unit Residential (High Density – MRH). 

 
Rezoning Application 

• Rezone the site from RU6 – Two Dwelling Housing to RM6 – High Rise Apartment 
Housing (with a height limitation) in alignment with the proposed changes to the OCP. 
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West Point Projects Ltd. 
612 Bernard Ave. Kelowna, BC V1Y 2G3 

 

Development Permit 
• Included is a proposal for a rental apartment consisting of 127 units with structured 

parking and residential amenities to support the completed development.  There are 
three variances requested for the project which are described in detail within. 

Development Variances 
• The zoning summary included in the drawing package has detailed information on the 

following requested variances: 
 

DVP 1 - Site coverage area 

DVP 2 - Front yard set back 

DVP 3 - Parking requirements 

DVP 4 – Landscape buffer  

 
Project Rationale 
Our community continues to grow in population with increased levels forecast to the year 2040.  
Providing affordable housing options is a key priority for our community.  Providing housing 
within the Urban Core is a mandate of the present Council.  The Harvey Avenue corridor is a 
location suitable for increased density with recent buildings representative of this proposed 
development.  Prato Square, Cambridge House, and Central Green are all current examples of 
new residential developments along Highway 97 within close proximity to downtown.  Beyond the 
recent buildings mentioned, there are also pre-existing 4, 5, & 12 storey structures within the 
residential block of this location.     
 
We believe the requested rezoning with a six-storey height limitation and a minor OCP 
amendment is an appropriate designation for the subject site.  The available FAR contained within 
the RM6 zone lends itself to a greater ability to organize the livable spaces and density consistent 
with surrounding multi-unit buildings. The scale and exterior materials selected are also 
responsive to the architectural language of the Urban Core.  A resident in this location will enjoy 
close community amenities, walkable activities, and everything the downtown area offers while 
realizing an affordable rental lifestyle. 

 
Site Access and Vehicle Movement 
Extensive efforts have gone into minimizing hard surfaces and streamlining traffic circulation.  A 
pre-existing SRW on the adjacent property to this site has enabled the development to access the 
property with minimal new asphalt paving.  Traffic is directed from either Richter or Ethel Street, 
onto Leon Avenue and into a shared drive aisle perpendicular the roadway.  The driveway is a 
shared entry with our neighbour to the east, 863 Leon Avenue.  This lane has allowed a greater 
expanse of green space and activation of each façade of the building. 
 
The parking levels are situated to the rear of the property with entrance doors concealed from 
Harvey Avenue utilizing landscape and architectural screening.   
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West Point Projects Ltd. 
612 Bernard Ave. Kelowna, BC V1Y 2G3 

 

A dual entry parade has eliminated ramps and unnecessary underground space.  Surface parking 
is also contained within the drive aisle to streamline the tenant and visitor experience.  Parking 
stalls are also primarily ‘Full Size Vehicle’ with a mixture of ‘Medium Size Vehicle’ stalls.  Each of 
these spaces will be effective for any type of vehicle to be parked. 

 
Landscape and Lifestyle Amenities 
The townhome units that line the frontage of Leon Avenue all have front entry doors that are 
oriented to the streetscape as well as a dedicated parking stall connected to the home.  Young 
families or those interested in compact, urban living will enjoy these homes.  Each townhome also 
has an outdoor patio which interfaces with the walkway in front of the development creating a 
warm and inviting presence. 
 
As you make your way up in the building, second level apartments will have outdoor garden and 
patio areas for private use.  Having the ability to enjoy the indoor/outdoor climate in the 
Okanagan is a priority for planning in this development. 
 
Finally, diverse common amenities are planned for the interior of the building.  These ‘themed’ 
rooms will allow a multitude of uses.  Other lifestyle amenities contemplated include a fitness 
area, dog park and pet recreation, dog wash, relaxation areas, and dedicated resident storage on 
each floor level.  Planning for the development is aimed at a lifestyle for long-term rental 
residents.  We want to ensure this building will feel like ‘home’. 

 
Community Well-Being and Connectedness 
There are two primary considerations in this section, crime prevention and urban interaction. 
As part of the community well-being, safety measures such as security cameras, secure tenant 
access, generous lighting, and activated building faces have all been contemplated.  Crime 
prevention and a sense of safety is a primary need for all of us.  The rental homes in this 
development respond to our basic need for secure shelter.  An active property manager and 
welcoming lobby environment will also add to the comfort of all residents within the 
development.  
 
The urban interaction surrounding the subject property is significant.  The installation and 
ongoing improvements to the Ethel Street Active Transportation Corridor is a feature we are truly 
excited about.  Walking, running, and cycling from the development is even greater now with the 
addition of dedicated bike lanes.  The Knowles Heritage Park is 400m from the front entrance of 
the development and provides a beautiful public park for residents to enjoy.  Also, being steps 
from the Urban Core, there are a multitude of restaurants, events, and community amenities that 
are all available.  Being ‘plugged-in’ will be easy to do from this development. 
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West Point Projects Ltd. 
612 Bernard Ave. Kelowna, BC V1Y 2G3 

 

Closing 
 
This application is a significant opportunity to add new housing options within the downtown 
neighborhood.  The proposal offers a variety of high-quality rental homes which will respond 
to the continued demand and sustainability of our growing city.  The location of the project 
reinforces the consistent theme of building forms along our city’s busiest roadway. 
 
As a group of local business owners and residents, we look forward to receiving the support 
of Staff and Council for this Development Permit Application.  We welcome your feedback as 
we work together to enhance our community. 
 
Kind Regards, 
 
Sincerely, 

 
 
Mr. Corey Makus 
Partner, 815 Leon Developments Ltd. 
 
 
 
 
cc:   Rob Haberman 
       Sam Brovender 
       West Point Projects Ltd.  
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DP20-0003 & DVP20-0004
815 Leon Ave.
Development Permit & 

Development Variance Permit Application
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To consider a Development Permit for the form 
and character of a 6 ½ storey apartment building; 
and to consider a Development Variance Permit to 
vary the following: 1) Site coverage; 2) Front yard 
setback; 3) Minimum landscape buffer at rear yard; 
4) Vehicle parking stall requirement; and 5) 
Location of car-share vehicle.

Proposal
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Development Application Submitted

Staff Review & Circulation

Public Notification Received

Initial Consideration

Public Hearing
Second & Third Readings

Dec. 13, 2019

Final Reading
DP & Variances

Council 
Approvals

Development Process

Building Permit

Feb. 13, 2019

March 23, 2020

May 12, 2020

June 23, 2020
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Context Map

Subject Property
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Subject Property Map
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OCP Future Land Use / Zoning
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The proposal requires both a rezoning and an OCP 
Amendment.
 OCP Amendment: MRM       MRH

 Rezoning: RU6       RM6

Supported on condition of a covenant limiting 
height of development to 6 ½ storeys and 24m.
 Covenant now on Title 

Background
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The applicant proposes a 6 ½ storey purpose-built 
rental apartment building with ground-oriented 
townhouse units on the first and second storey and 
apartment units setback above. 

Project/technical details
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Site Plan Ground-Oriented 
Townhouse Units

Lobby

Structured Parking

76



Elevations – North 
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Elevations – South 
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Elevations – West 
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Elevations – East 
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Renderings
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Renderings
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Renderings
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Landscape Plan – Grade 
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Landscape Plan – 3rd Storey

85



The proposed development substantially meets the 
Comprehensive Development Permit Guidelines.

Development Policy

 Extended, landscaped balconies above townhouse units provide 
attractive private space and additional ‘eyes-on-the-street’

 High degree of architectural 
articulation, horizontally and 
vertically

 Good quality materials and 
appropriate color scheme

 Ground-oriented townhouse 
units with front yards activate 
street, add visual interest and 
provide a pedestrian-friendly 
environment
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 Increase site coverage from 50% permitted to 76%.

Proposal yet delivers a large amount of high-
quality landscaping and green space throughout 
(incl. 3rd storey balconies).

Variance 1
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Reduce the front yard setback from 6.0m required 
to 2.1m.
 Main entrance is setback 2.1m, while townhouse units 

are setback 3.1m

Ground-orientation of the units at grade reduce 
the necessity and desirability of an extended 
setback.
 land-use zones that more explicitly make provision for 

ground-oriented units allow the front yard setback to 
be reduced to 1.5m

Variance 2
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Reduce the landscape 
buffer for a portion of 
the rear yard from 3m 
required to 1.1m. 

Area wherein the 
landscape buffer is 
reduced fronts onto a 
parking area on an 
adjacent lot where the 
need for extensive 
landscaping is less 
crucial.

Variance 3
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 Reduce the number of parking stalls from 178 required 
to 147. 

 The 147 parking stalls provided meets the requirement 
for development within an urban centre.

 The development is just outside the City Centre Urban 
Centre (within 200m). Given this close proximity, Staff 
believe it is reasonable to treat the development as 
one that is within an urban centre. 

 Also, the apartment building is to be a purpose-built 
rental, and it has been established that rental units 
require less parking than owner-occupied units. 

Variance 4
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Permit a car-share vehicle to be located outside of 
100m from the subject property.

3 car share vehicles are proposed, to offset the 
requirement of 15 parking stalls, in accordance 
with the car share incentives described in the 
Zoning Bylaw.

1 of the 3 car share vehicles is proposed to be 
outside of 100m of the subject property.

Staff support the variance as the proposal is 
consistent with the City’s goal of increasing car-
share activity as a community benefit and public 
good.

Variance 5
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Staff Recommendation

Staff support the Development Permit as the 
proposal substantially meets the Comprehensive 
Development Permit Guidelines.

Staff support the variances for reasons given above
 1) Site coverage (50%       76%)

 2) Front yard setback (6m      2.1m)

 3) Minimum landscape buffer at rear yard (3m       1.1m)

 4) Vehicle parking stall requirement (178       147)

 5) Location of car share vehicle (>100m from lot)
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Conclusion of Staff Remarks
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The applicant also proposes the following 
variances: 
 Relaxing the site coverage maximum from 50% to 76%;

 Reducing the front yard setback from 6m to 2.1m; 

 Reducing the landscape buffer at the rear yard from 3m 
to 1.1m; 

 Relaxing the car parking requirement from 178 to 147 
stalls; and 

 Allowing a car share vehicle to be located further than 
100m from the subject property.

Project/technical details
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Renderings
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Development Benefits

values
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Development Benefits

A wide variety of housing options

10 bachelor suites space & price conscious units 

50 one bedroom efficiently organized 

35 one bed plus den added living area

20 two bedroom corner units maximizing views

5 penthouses loft-style units for flexibility

7 townhomes 2 & 3 bdrm street front units
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Development Benefits

• Fortis Commercial New Construction Incentive Program
– New program introduced May 1st aimed at improving efficiencies beyond BC building 

code

• Extensive Amenities
– Lifestyle spaces to extend the internal living areas of each home

• EV Charging Stations
– A bank of 25 charging stations, both dedicated for residents and guest areas within 

the parkade

• Solar Ready
– Photovoltaic prepared to augment common area and EV energy consumption

smart solutions
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Responsive to the Community
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Development Variances

DVP 1 – Site Coverage Area  

76% site area coverage is proposed 

from the zoning maximum of 50%.

This variance is requested in order to 

increase density to the allowable FAR 

(floor area ratio) within the zone.  

Additional outdoor gardens and patio 

spaces are provided on the 2nd level 

podium for residents to enjoy.  

DVP 2 – Front Yard 
Set back

The allowable front yard 

set back in the RM6 zone is 

6m. This proposal requests 

a variance to 2.1m.

The proposed set back is 

appropriate here as the 

development introduces 

street-oriented townhomes 

with front yard landscaping 

along Leon Avenue.

DVP 3 – Parking Requirement

This new development will interface 

with the community as an inner-city 

building. The parking has been 

calculated as if it were within the 

urban centre boundary.

Two levels of covered onsite parking 

are proposed.  3 car share units are 

also included to meet the urban 

centre requirements for resident 

parking.  A total of 164 parking units 

are provided for the127 homes.

DVP 4 – Landscape Buffer

At the rear yard, the landscape buffer is proposed at 1.5m 

from 3m. The two neighbouring parking areas do not 

warrant extensive landscaping and there is an appropriate 

transition to the public street at Harvey Ave.
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DVP 1 - Site Coverage

Northeast elevation - Leon Avenue

Townhome units line the frontage to engage the streetscape; activated rooftops provide added 
outdoor space

Northeast elevation - Leon Avenue

Townhome units line the frontage to engage the streetscape; activated rooftops provide added 
outdoor space
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DVP 1 - Site Coverage

DVP 1 – Site Coverage Area  

76% site area coverage is proposed 

from the zoning maximum of 50%.

This variance is requested in order to 

increase density to the allowable FAR 

(floor area ratio) within the zone.  

Additional outdoor gardens and 

patio spaces are provided on the 2nd

level podium for residents to enjoy.  

Dog park & play areaDog park & play area

Podium gardens & patio 
spaces
Podium gardens & patio 
spaces
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DVP 2 – Front Yard Setback

Streetscape - inspiration image

DVP 2 – Front Yard 
Set back

The allowable front yard 

set back in the RM6 zone is 

6m. This proposal requests 

a variance to 2.1m.

The proposed set back is 

appropriate here as the 

development introduces 

street-oriented townhomes 

with front yard landscaping 

along Leon Avenue.104



DVP 2 – Front Yard Setback

Show hand sketch of Leon proportions (Outland)

105



DVP 3 - Parking Rationale

200m200m

The proximity of the site to the Downtown Urban Centre has been at the core of planning vehicle movement 

and parking for the development.  The subject property is 200 meters from the Urban Centre.  

Providing full & medium size stalls and visitor parking for each home has been provided in accordance with 

the Bylaws outlined in the Urban Centre.  The utilization of three car share vehicles is also a part of the 

parking plan in order to encourage residents to be less dependant on personal vehicles.
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DVP 3 – Car share Implementation

1st car EV car parked onsite with a dedicated charging station.

2nd car Modo vehicle parked along Leon Ave between Ethel & Richter

3rd car Modo vehicle parked within the Urban Centre beyond

100m of the development.

As demand increases at the Leon Ave location, this vehicle

will be repositioned at a dedicated parking stall onsite.

DVP 3 – Parking Requirement

This new development will interface 

with the community as an inner-city 

building. The parking has been 

calculated as if it were within the 

urban centre boundary.

Two levels of covered onsite parking 

are proposed.  3 car share units are 

also included to meet the urban 

centre requirements for resident 

parking.  A total of 164 parking units 

are provided for the127 homes.
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DVP 4 – Landscape buffer
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DVP summary

DVP 1 – Site Coverage Area  

76% site area coverage is proposed 

from the zoning maximum of 50%.

This variance is requested in order to 

increase density to the allowable FAR 

(floor area ratio) within the zone.  

Additional outdoor gardens and patio 

spaces are provided on the 2nd level 

podium for residents to enjoy.  

DVP 2 – Front Yard 
Set back

The allowable front yard 

set back in the RM6 zone is 

6m. This proposal requests 

a variance to 2.1m.

The proposed set back is 

appropriate here as the 

development introduces 

street-oriented townhomes 

with front yard landscaping 

along Leon Avenue.

DVP 3 – Parking Requirement

This new development will interface 

with the community as an inner-city 

building. The parking has been 

calculated as if it were within the 

urban centre boundary.

Two levels of covered onsite parking 

are proposed.  3 car share units are 

also included to meet the urban 

centre requirements for resident 

parking.  A total of 164 parking units 

are provided for the127 homes.

DVP 4 – Landscape Buffer

At the rear yard, the landscape buffer is proposed at 1.5m 

from 3m. The two neighbouring parking areas do not 

warrant extensive landscaping and there is an appropriate 

transition to the public street at Harvey Ave.
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REPORT TO COUNCIL 
 
 
 

 

Date: June 23, 2020 

To: Council  

From: City Manager 

Department: Development Planning 

Application: DP20-0025/DVP20-0026 Owner: 
National Society of Hope, Inc. 
No. S0025475 

Address: 2175 Benvoulin Road Applicant: 
Novation Architecture Ltd., 
Paul Shuster 

Subject: Development Permit and Development Variance Permit Application  

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

Existing Zone: RM5 – Medium Density Multiple Housing  

 
 

1.0 Recommendation 

 THAT Council authorize the issuance of Development Permit No. DP20-0025 for Lot C District Lot 128 and 
142 ODYD Plan KAP89861 Except Plan EPP37196 located at 2175 Benvoulin Road, Kelowna, BC subject to 
the following: 

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

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

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

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

AND THAT Council authorizes the issuance of Development Variance Permit No. DVP20-0026 for Lot C 
District Lot 128 and 142 ODYD Plan KAP89861 Except Plan EPP37196 located at 2175 Benvoulin Road, 
Kelowna, BC; 
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AND THAT variance to the following section of Zoning Bylaw No. 8000 be granted: 

 Section 13.11.6 (c): RM5 – Medium Density Multiple Housing Development Regulations 

To vary the maximum height of the principal building from 18.0 m or 4.5 storeys to 26.0 m or 9.0 
storeys.  

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

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

2.0 Purpose  

To consider the form and character of a multi-family residential development and to consider a variance to 
increase the maximum height of the principal building.  

3.0 Development Planning 

Development Planning Staff are recommending support for the proposed Development Permit and 
Development Permit to facilitate a 9-storey, 122-unit residential townhouse and affordable seniors housing 
development. The proposed development is considered to substantially meet the Comprehensive 
Development Permit Guidelines of the Official Community Plan (OCP) and the overall vision of the Midtown 
Urban Centre. 

4.0 Proposal 

4.1 Project Description 

The proposed seniors rental housing development is located on Benvoulin Road and consists of a 122-unit 
residential townhouse and apartment units. The proposed building is 9 storeys in height with a two-storey 
podium and an underground parkade. Access to the site will be provided from the extension of Mayer Road 
on the south side of the parcel where the main entryway and courtyard to the building is oriented.  

Form and Character 

The site is oriented on the Benvoulin Road corridor and will have significant presence along the roadway and 
the Springfield Road intersection. The two-storey podium and seven storey Encapsulated Mass Timber tower 
breaks up the building into two distinct sections and has a variety of articulated features. The tower portion 
incorporates projecting bays and recessed balconies with varying window treatments that provide visual 
interest and help mitigate the building massing. The materials are a mix of stucco, synthetic wood siding, 
brick, fibre-reinforced concrete panels, black aluminium with clear and spandrel glazed windows. The colour 
pallet is predominantly white with touches of greys, and yellow/gold accents which also provides a lighter 
context to the building massing. The podium level provides ground-oriented units with entrances into shared 
common space. This provides a pedestrian friendly interface with the at grade level street frontage and 
surrounding properties.  

Landscaping 

The proposed landscaping provides for a walking path around the entire complex which links into the front 
entry way and courtyard. The main level allows for several private amenity spaces for the ground-oriented 
units which are bordered by shrubs and trees. The plan also incorporates an existing community garden and 
proposed new community garden with bench seating and raised garden boxes.  
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Variance – Maximum Height 

To accommodate the proposal, the applicant is requesting a variance to the maximum height of the building 
from 18.0 m (4.5 storeys) to 26.0 m (9 storeys). In comparison, the existing Apple Valley buildings 1, 2 and 3, 
which are directly adjacent to the property, are five storeys in height.  

The Midtown Urban Centre is identified in the Official Community Plan (OCP) as appropriate for significant 
residential density. The height and density of the proposal fall well within the expectations for urban centre 
development.  

In addition, as a mid-rise building (6-12 storeys), the proposal will act as a transition to future high-density, 
mixed-use development in the core of this urban centre. 

The proposed development is located along the Benvoulin Road corridor, which acts as a significant edge 
and reduces any potential negative impacts of development on adjacent agricultural lands. Also, the building 
massing is located along Benvoulin Road, leaving ample separation between adjacent residential 
development.  

Staff are in support of the proposed variance as it is considered to fit into the existing and future context of 
the area. The orientation and massing of the building helps reduce its visual impact and incorporate it into 
the Benvoulin Road corridor as well as the adjacent development.  

4.2 Site Context 

The subject property is in the Highway 97 City Sector and within the Midtown Urban Centre and is currently 
vacant. The subject property is fronting Benvoulin Road and will be accessed from the extension of Mayer 
Road, which will connect to Benvoulin Court. The proposal is directly adjacent to the existing Apple Valley 
affordable seniors housing complex which is owned and operated by the Society of Hope. To the north and 
south are vacant parcels designated for future commercial and residential development. To the east is 
Benvoulin Road and agricultural lands which are in the Agricultural Land Reserve. Specifically, adjacent land 
uses are as follows: 

Orientation Zoning Land Use 

North C4 – Urban Centre Commercial Vacant 

East CD23 – Public Market and Open Air Market Vacant/Agricultural 

South A1 - Agriculture Vacant 

West RM5 - Medium Density Multiple Housing Multi-family (Apple Valley) 
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Subject Property Map: 2175 Benvoulin Road 

 

4.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM5 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Min. Lot Area 1400 m2 7,935.5 m2 

Min. Lot Width 30 m 110.4 m 

Min. Lot Depth 35 m 49.8 m 

Development Regulations 
Max. Floor Area Ratio 1.4 1.2 

Max. Site Coverage (buildings) 40% 34% 

Max. Site Coverage (buildings, 
parking, driveways) 

65% 60% 

Max. Height 18 m 26 m 

Min. Front Yard 6 m 6 m 

Min. Side Yard (south) 
under 2 ½ storeys- 4.5m  
over 2 ½ storeys – 7.0 m  

28 m 

Min. Side Yard (north) 
under 2 ½ storeys- 4.5m  
over 2 ½ storeys – 7.0 m  

4.5 m 

Min. Rear Yard 9 m 18 m 

Other Regulations 

Min. Parking Requirements 
124 resident stalls  

17 visitor stalls  
124 resident stalls  

17 visitor stalls  

Min. Bicycle Parking 
Class I- 93  
Class II- 44 

Class I- 93  
Class II- 44 

Min. Private Open Space 
1 bedroom unit- 15m2  
2 bedroom unit- 25m2  

2400 m2 

 Indicates a requested variance to maximum height from 18.0 m or 4.5 storeys to 26.0 m or 9 storeys. 
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5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Chapter 10: Social Sustainability  
Housing Availability:  
 

Support the provision of housing for all members of the community, including those in core 
housing need or requiring special needs housing (transitional)  

 
Chapter 5: Development Process  
Objective 5.5 Ensure appropriate a context sensitive built form  
 

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

- Contextual fit into the surrounding urban fabric  
- Impacts on the overall skyline  

 
 
Objective 5.22 Ensure context sensitive housing development.  

Policy .11 Housing Mix. Support a greater mix of housing unity size, form and tenure I new multi-unit 
residential and mixed-use developments. 

6.0 Application Chronology  

Date of Application Received: January 20, 2020   
Date Public Consultation Completed: May 29, 2020  

Report prepared by:  Wesley Miles, Planner Specialist 
Reviewed by: James Moore, Urban Planning & Development Policy Manager 
Approved for Inclusion: Terry Barton, Development Planning Department Manager  
 

Attachments:  

Attachment A: Draft Development and Development Variance Permit DP20-0025 & DVP20-0026  

Schedule A: Site Plan  

Schedule B: Elevations  

Schedule C: Landscape Plan  

Attachment B: Applicant Design Rationale and Renderings 
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Development Permit & 
Development Variance Permit 
DP20-0025/DVP20-0026 
 

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

2175 Benvoulin Road 

and legally known as 

Lot C District Lot 128 and 142 ODYD Plan KAP89861 Except Plan EPP37196 

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

122 unit residential townhouse and affordable seniors housing development. 

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

Date of Council Decision       

Decision By:   COUNCIL  

Issued Date:    

Development Permit Area: Comprehensive Development Permit Area 

This permit will not be valid if development has not commenced by June, 2022. 

Existing Zone: RM5 –Medium Density Multiple Housing 
Future Land Use Designation: MRM – Multiple Unit Residential (Medium Density) 

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

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

Owner:  National Society of Hope, Inc. No. S0025475 

Applicant: Novation Architecture Ltd., Paul Shuster 

 
 
________________________________________   _______________________________________ 

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

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

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

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

2. CONDITIONS OF APPROVAL 

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

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

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

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

with variances to the following section of Zoning Bylaw No. 8000:  

 Section 13.11.6 (c): Development Regulations 

To vary the maximum height of the principle building from 18.0 m or 4.5 storeys to 26.0 m or 9.0 storeys.  

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

3. PERFORMANCE SECURITY 

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

a) An Irrevocable Letter of Credit in the amount of $ 177,675.00 

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

5. INDEMNIFICATION 

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

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

 

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

Landscape Agreement or their designates. 
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Design Rationale 

____________________________________________________________________________________________________ 
 

__________________________________________________________________________________________________________ 

Paul M. Schuster – Architect AIBC, CAB, MRAIC, and NCARB Certified   
 302 – 2237 Leckie Rd.  Kelowna, BC  V1X 6Y5 │ www.novationarchitecture.com │ paul@novationarchitecture.com │ (236) 420 – 4144  

November 4th, 2019           Our File: 1833 
 
City of Kelowna 
1435 Water Street 
Kelowna, BC, V1Y 1J4 
 
Attention:  Laura Bentley, Urban Planning and Development Manager 
 
Dear Mrs. Bentley 
 
Re: Development Permit / Development Variance Permit Application for 

2175 Benvoulin Road 
  
This development proposal will adhere to the requirements of the RM5 zone as described in the City of 
Kelowna Zoning Bylaw No. 8000. 
 
Project Description   
 
The proposed project is a nine-storey multi-family residential building located along Benvoulin Road. The 
first two storeys offer townhouse style affordable rental units with target market of middle age single 
renters, while the upper floors offer affordable seniors housing, pairing well with the affordable seniors 
housing on the adjacent property. Due to its proximity to similar purpose-built building, the mall, 
transportation, farmers market, and mission park greenway, this is a very convenient location for a 
building of this type. 
 
We are proposing to work within the current RM5 zoning while applying for a height variance to achieve 
a nine-storey building. EMT (Encapsulated Mass Timber) using CLT (Cross Laminated Timber) will be 
used above the first three storeys to allow us to build higher than typical wood frame utilizing newly 
approved techniques. This format of construction will allow us to build with sustainable, locally 
harvested and readily available materials. This will help reduce construction times and allow us to use 
local trades which we would normally have to use specialty trades for high rise construction. The project 
meets key objectives of the OCP by providing affordable purpose-built rental housing with a mixture of 
apartment sizes.  
 
Design Rationale 
 
Lot access will be from Meyers Road, providing a front entry turnaround, exterior parking, loading 
zones, and two levels of parkade.  
 
 

Continued … 
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We have designed a simple shaped footprint that maximizes our unit count, provides amenity space on 
the main floor and second floor, spacious first floor entryways, and community garden spaces that are 
currently much desired by the neighboring Apple Valley tenants. To mitigate the visual impact of a nine-
story building, the project is stepped back on a podium at the third floor. The massing and design 
strategies implemented on the first two storeys differs from the rest of the building to help create a 
pedestrian friendly relation at ground level and reduces the feeling of a large building. 
 
The upper portion of the building is broken into Tetris-like extrusions that weave across the façade. 
These regions reveal a second skin of the building, using horizontal siding and fully glazed walls to 
delineate from the surrounding mass.  
 
The material selection further serves to break the uniformity of the frontage, while producing a diverse 
and visually intriguing elevation. We are proposing exterior materials to include a combination of brick, 
stucco, PVC siding, fiber-reinforced concrete panels, and curtain wall glazing. While we are using curtain 
wall to create the appearing of fully glazed walls, we will be utilizing spandrel panels on much of the 
building to ensure units are receiving equality in window sizes, and so that energy efficiency is not 
compromised. 
 
We are seeking (1) variance: 
 
1. Building Height – We are seeking a variance within the RM5 zone from the allowed 4.5 storeys to 9 
storeys. The variance in height will allow us to more effectively provide affordable housing by reducing 
the amount of land being used and by consolidating more units into one building. By utilizing new 
construction technologies and the ability to build taller wood framed buildings in British Columbia we 
can reduce construction costs and better achieve the affordable housing that this project seeks to 
provide. The variance will allow us to reduce the overall building footprint, which allows us to reduce 
site coverage. By reducing our site coverage we can provide more green space and amenity gardens. 
The goal objective of the project is to provide quality affordable housing that is sensitive to the 
surrounding area, and by reducing the footprint and increasing the height we will be able to maximize 
the use of the property and density without the typical variances of site coverage, setbacks, parking, etc. 
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I trust that you will find our application in good order.  Please contact our office if you require any 
further information. 
 
 
Kind Regards, 
 
 
Novation Architecture 
 
 
 
 
 
 
 
Paul M. Schuster, Architect  
AIBC, CAB, MRAIC and NCARB Certified 
 
(250) 718 - 1302 
paul@novationarchitecture.com 
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DP20-0025/DVP20-0026
2175 Benvoulin Road
Development Permit and Development Variance Permit 
Application
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To consider the form and character of a multi-
family residential development and to consider a 
variance to increase the maximum height of the 
principal building.

Proposal
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Development Application Submitted

Staff Review & Circulation

Public Notification Received

Building Permit

January 20, 2020

June 23, 2020 Council 
Approvals

Development Process

Development Permit/Development Variance 
Permit and Public Hearing

May 29, 2020
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Context Map
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OCP Future Land Use / Zoning
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Subject Property Map
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Property is approx. 1.91 acres and currently vacant

Proposed 122 unit seniors housing

9 Storey building w/ 2 storey podium and 
underground parking

One identified variance
 To vary the maximum height of the principle building 

from 18.0 m or 4.5 storeys to 26.0 m or 9 storeys.

Project Details
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Site Plan
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Elevations
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Elevations
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Renderings
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Renderings
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Landscaping Plan
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Landscaping Plan
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 Kelowna Official Community Plan (OCP)

 Social Sustainability 
Housing Availability: Support the provision of housing for all members of 
the community, including those in core housing need or requiring special 
needs housing (transitional) 

 Development Process 
Objective 5.5 Ensure appropriate a context sensitive built form 

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

- Contextual fit into the surrounding urban fabric 
- Impacts on the overall skyline 

Objective 5.22 Ensure context sensitive housing development. 

Policy .11 Housing Mix. Support a greater mix of housing 
unity size, form and tenure I new multi-unit residential and 
mixed-use developments.

Development Policy
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Staff Recommendation

Development Planning Staff recommend support
for the proposed Development Permit and 
Development Variance Permit:
 Substantially meets the Comprehensive Development 

Permit Guidelines of the OCP

 Integrates well into the neighboring Midtown Urban 
Centre

 Meets infill growth policies within the Permanent 
Growth Boundary
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Conclusion of Staff Remarks
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Site Plan
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CITY OF KELOWNA 
 

BYLAW NO. 11870 
 

Official Community Plan Amendment No. OCP19-0003 
710-720 KLO Road and 2959-2963 Richter Street 

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

Plan Bylaw No. 10500” be amended by changing the Generalized Future Land Use designation 
of Lot A District Lot 135 ODYD Plan EPP95051, located on KLO Road and Richter Street, 
Kelowna, B.C., from the MRL – Multiple Unit Residential (Low Density) designation to the MRM 
– Multiple Unit Residential (Medium Density) designation; 

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

of adoption. 
 
 
Read a first time by the Municipal Council this 15th day of July, 2019. 
 
 
Considered at a Public Hearing on the 30th day of July, 2019. 
 
 
Read a second and third time by the Municipal Council this 30th day of July, 2019.  
 
 
Amended and Adopted by the Municipal Council of the City of Kelowna this 
 
 
 

 
Mayor 

 
 
 

 
City Clerk
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CITY OF KELOWNA 
 

BYLAW NO. 11871 
Z19-0055  

710-720 KLO Road 2959-2963 Richter Street  
 

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

 
1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning classification 

of Lot A District Lot 135 ODYD Plan EPP95051 located at KLO Road and Richter Street, Kelowna, 
BC from the RM1 – Four Dwelling Housing zone to the RM5 – Medium Density Multiple Housing 
zone; 
 

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

 
 
Read a first time by the Municipal Council this 15th day of July, 2019. 
 
 
Considered at a Public Hearing on the 30th day of July, 2019.  
 
 
Read a second and third time by the Municipal Council this 30th day of July, 2019.  
 
 
Amended and Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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REPORT TO COUNCIL 
 
 
 

 

Date: June 23, 2020 

To: Council  

From: City Manager 

Department: Development Planning 

Application: DP19-0062 and DVP19-0063 Owner: 
KGI Kingsway Homes Ltd., Inc. 
No. BC1154888 

Address: 
710-720 KLO Rd and 2959-2963 
Richter St  

Applicant: 
New Town Architecture & 
Engineering Ltd.  

Subject: Development Permit and Development Variance Permit 

 
 

1.0 Recommendation 

THAT OCP Amendment Bylaw No. 11870 (OCP19-0003) Rezoning Bylaw No. 11871 (Z19-0055) be amended 
at third reading to revise the legal description of the subject properties from Lot 6, District Lot 135, Osoyoos 
Division Yale District Plan 3632 and Lot 7, District Lot 135, Osoyoos Division Yale District Plan 3632 to Lot A, 
District Lot 135, Osoyoos Division Yale District Plan EPP95051; 

AND THAT final adoption of OCP Amendment Bylaw No. 11870 and Rezoning Bylaw No. 11871 be considered 
by Council; 

AND THAT Council authorizes the issuance of Development Permit No. DP19-0062 for Lot A, District Lot 
135, Osoyoos Division Yale District Plan EPP95051, located at 710-720 KLO Rd and 2959-2963 Richter St, 
Kelowna, BC subject to the following: 

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

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

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

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

5. Payment-in-Lieu of parking be provided for 37 stalls according to the fee structure in Bylaw No. 
8125 prior to building permit issuance. 
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AND THAT Council authorizes the issuance of a Development Variance Permit No. DVP19-0063 for Lot A, 
District Lot 135, Osoyoos Division Yale District Plan EPP95051 located at 710-720 KLO Rd and 2959-2963 
Richter St, Kelowna, BC; 

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

 Section 13.11.6 RM5- Medium Density Multiple Housing Development Regulations 

(b) to vary the maximum site coverage from 40% to 58% (for buildings) and from 70% to 74% (for 
buildings, driveways and parking areas) 

 (c) to vary the maximum height from 4.5 storeys to 5 storeys   

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

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

  

2.0 Purpose  

To issue a Development Permit and Development Variance Permit for the form and character of multiple 
dwelling housing, with variances to site coverage, height, and parking.  

3.0 Development Planning  

Development Planning Staff are supportive of the proposed Development Permit and associated variances. 
The proposal meets the objectives of the Official Community Plan (OCP) and relevant Development Permit 
form and character guidelines, specifically: 

 Provide generous outdoor spaces, including rooftops, balconies, patios and courtyards, to allow 
residents to benefit from the favourable Okanagan weather; 

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

 Building frontages that vary architectural treatment in regular intervals in order to maintain diverse 
an aesthetically appealing streets;  

 Incorporate landscaping that compliments and softens the architectural features and edges of 
buildings; and 

 Ensure vehicular and service access has minimal impact on the streetscape. 

The proposal includes variances to building height and site coverage. These variances are commonly seen in 
the South Pandosy area, as the building must accommodate the high-water table which typically pushes the 
parkade partially above ground and achieving the City’s residential density objectives for the urban centre. 

4.0 Proposal 

4.1 Background 

An OCP amendment from MRL- Multiple Unit Residential (Low Density) to MRM- Multiple Unit Residential 
(Medium Density) and rezoning application from Ru6- Two Dwelling Housing/RM1- Four Dwelling Housing 
to RM5- Medium Density Multiple Housing received second and third reading on July 30, 2019. The applicant 
completed neighbourhood consultation in June 2019. 
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4.2 Project Description 

“KLO Gardens” is a 5 storey, 99-unit residential building with units ranging in size from 26.8m2 to 31.8m2. 
Units that are over 29 m2 do not meet the zoning bylaw definition of micro-suite housing and are subject to 
the payment of DCC’s. The units are purposefully designed as bachelor suites and will be marketed towards 
the student population attending Okanagan College. The subject property is located within close proximity 
to transit, active transportation corridors and a variety of employment and commercial opportunities. Given 
the highly desirable urban location, the applicant included adequate bicycle parking, including 5 stalls 
dedicated to shared e-bikes. The applicant worked with Planning throughout the review process to refine the 
building design to adhere to design guidelines. Due to the high-water table, the parkade is partially exposed. 
To mitigate design constraints associated with this, the applicant is proposing 3 ground-oriented units facing 
Richter St, a prominent entry facing KLO Rd and landscape features that will assist in ensuring a visually 
pleasing interface with the street.  

Form and Character 

The proposed architecture includes the following materials: red brink veneer, hardie plank in earth tones and 
exposed concrete. The design is oriented towards the street by proposing 3 ground-oriented unit entries 
facing onto Richter St and the main entry to the building onto KLO Rd. The perceived mass of the building is 
broken up at the corner by the inclusion of a second-floor open deck amenity area for residents that faces 
towards the intersection and Richter St. The building interface between adjacent single family to the north 
is predominantly an accessibility ramp that leads to the open deck amenity area. The building interface with 
the properties to the east is a significant setback due to the existing laneway and proposed surface parking 
stalls located off the lane. Staff are confident that due to the location of the amenity area, proper building 
setbacks (no variances requested) and landscape treatment, overlooking and privacy to adjacent properties 
has been sufficiently mitigated.    

Parking- Cash-In-Lieu 

The application was received in February 2019 and has been reviewed under the previous Parking and 
Loading Section of the Zoning bylaw. The application proposes 45 stalls located in an underground parking 
structure, and 17 surface stalls located off the lane. This results in a shortage of 37 vehicle stalls which the 
applicant is providing cash-in-lieu for. Due to the application being received prior to September 1, 2020, if 
Council approves the DP/DVP and a building permit is issued prior to September 1, 2020, the old cash-in-lieu 
rate of $7,500.00 per stall will apply. Alternatively, if a building permit is not issued prior to September 1, 
2020, today’s cash-in-lieu rate of $33,000.00 per stall will apply.  

Variances  

A variance for site coverage from 70% permitted to 74.3% proposed is due to the parkade exposure above 
ground. If the parkade were entirely below grade, the site coverage would be within the bylaw requirements 
at 56%. The proposed landscaping will assist in ensuring the site is visually pleasing. Permeable pavers are 
proposed for a portion of the parking off the laneway to assist with permeability.   

An additional variance for building height to 5 storeys is also required due to the water table condition. 
Planning staff are confident the minor height variance will not cause overlooking issues onto adjacent 
properties because of adequate setbacks and design.  

4.3 Site Context 

The subject properties are in the South Pandosy Urban Centre on the corner of KLO Rd and Richter St. The 
site is bordered by a single-family dwelling to the north, laneway access to the east, KLO Rd to the south, 
and Richter St to the west. The site is in the Revitalization Development Permit Area (DPA) and is subject to 
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review under the revitalization urban design guidelines. The Sensitive Infill DPA associated with the RU7 zone 
is located directly east of the subject site.  

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RM1- Four Dwelling Housing Single Dwelling Housing 

East 
RU7- Infill Housing and RU6- Two Dwelling 
Housing 

Single Dwelling Housing and Two Dwelling 
Housing 

South C5- Transitional Commercial Health Services 

West RM3- Low Density Multiple Housing  Multiple Dwelling Housing 

 

Subject Property Map:  

 
 

4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Min. Lot Area 1400m2 2303.0m2 

Min. Lot Width 30.0m 45.72m 

Min. Lot Depth 35.0m 63.02m 

Development Regulations 

Max. Floor Area Ratio 
Base= 1.1 

 
Urban Centre= 0.2 

1.293 

Max. Site Coverage (buildings) 50% 57.9% 

Max. Site Coverage (buildings, 
parking, driveways) 

70% 74.3% 
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Max. Height 18.0m or 4.5 storeys 5 storeys 

Min. Front Yard 6.0m 6.3m 

Min. Side Yard (south) 
1.5m for portion of building not 

over 2 ½ storeys 
4.5m 

Min. Side Yard (north) 
1.5m for portion of a building not 

over 2 ½ storeys 
4.5m 

Min. Rear Yard 7.0m (lane) 7.5m 

Other Regulations 

Min. Parking Requirements 
1 stall per studio unit 

1 visitor stall per 7 units 
62 stalls 

Min. Bicycle Parking 
Class 1: 0.5 per dwelling unit 
Class 2: 0.1 per dwelling unit 

Class 1: 50 
Class 2: 12  

Min. Private Open Space 7.5m2   Per bachelor unit 799.5m2 

Indicates a requested variance to…  

Maximum height from 4.5 to 5 storeys  

Maximum site coverage from 70% to 74.3% 

Cash is lieu payment for the remainder of 37 stalls 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Chapter 5: Development Process 

 Policy 5.22.11 Housing Mix Support a greater mix of housing unit size, form and tenure in new multi-
family residential and mixed-use developments.  

Focus development to designated growth areas: 

Policy 5.3.2 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. 
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6.0 Application Chronology  

Date of Application Received:  February 22, 2019  
Date Public Consultation Completed: June 2019   

Report prepared by:  Jocelyn Black, Planner Specialist  
 
Reviewed by: James Moore, Urban Planning & Development Policy Manager 
 
Approved for Inclusion: Terry Barton, Development Planning Department Manager  
 

Attachments:  

Attachment A: Draft Development Permit DP19-0062 & DVP19-0063 

  Schedule A: Site Plan 

  Schedule B: Elevations 

  Schedule C: Landscape Plan  

Attachment B: Applicant Design Rationale 
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Development Permit  
DP19-0062 & DVP19-0063 
 

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

710-720 KLO Rd & 2959-2963 Richter St, Kelowna BC 

and legally known as 

Lot A, District Lot 135, Osoyoos District Yale District Plan EPP95051 

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

Multiple Dwelling Housing 

USE as per Zoning Bylaw 

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

Date of Decision    June 23, 2020    

Decision By:   Council  

Development Permit Area: Revitalization Development Permit Area 

Existing Zone:   RM5- Medium Density Housing  

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

This is NOT a Building Permit. 

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

contact the City of Kelowna, Development Services Branch. 

NOTICE 

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

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

affecting the building or land. 

Owner:  KGI Kingsway Homes Ltd., Inc. No. BC1154888 

Applicant: New Town Architecture & Engineering Ltd.  

 

 

________________________________________   _______________________________________ 

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

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

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

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

2. CONDITIONS OF APPROVAL 

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

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

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

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

e) Payment-in-lieu of parking be provided for 37 stalls according to the fee structure in Bylaw No. 8125 prior to the issuance of 
building permit 

f) Variances to the following sections of Zoning Bylaw No. 8000: 

Section 13.11.6 RM5- Medium Density Multiple Housing Development Regulations 

(b) to vary the maximum site coverage from 40% to 58% (for buildings) and from 70% to 74% (for buildings, driveways and 
parking areas) 

(c) to vary the maximum height from 4.5 storeys to 5 storeys   

 

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

3. PERFORMANCE SECURITY 

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

a) An Irrevocable Letter of Credit in the amount of $65, 352.50 

b) A certified cheque in the amount of $65, 352.50 

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

5. INDEMNIFICATION 

Upon commencement of the works authorized by this Permit the Developer covenants and agrees to save harmless and effectually 
indemnify the Municipality against: 
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a) All actions and proceedings, costs, damages, expenses, claims, and demands whatsoever and by whomsoever brought, by 
reason of the Municipality said Permit. 

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

 

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

Landscape Agreement or their designates. 
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DP19-0062 & DVP19-0063
710-720 KLO Rd & 2959-
2963 Richter St
Development Permit and Development Variance Permit

179



A Development Variance Permit to vary the 
maximum site coverage from 40% to 58% for 
buildings and from 70% to 74% for buildings, 
driveways and parking areas AND to vary the 
maximum height from 4.5 storeys to 5 storeys.

A Development Permit for the form and character 
of the proposed building.

Proposal
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Development Application Submitted

Staff Review & Circulation

Public Notification Received

Feb 22, 2019

DP & Variances
Council 
Approvals

Development Process

Building Permit

June 19, 2019

June 23, 2020

181



Context Map
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South Pandosy Urban Centre
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Subject Property Map

184



5 storey residential FAR 1.293

99 bachelor units (26.8 m2 – 31.8 m2)

37 stalls cash in lieu

Private open space provided on outdoor rooftop 
amenity 

Two variances:
 The maximum site coverage from 40% to 58% for 

buildings and from 70% to 74% for buildings, driveways 
and parking areas;

 The maximum height from 4.5 storeys to 5 storeys.

Project details
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Site Plan
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Landscape Plan
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Elevations

East North

South West

188



Materials
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Renderings
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Supports key directions of the Healthy Housing 
Strategy

Meets the intent of the Official Community Plan 
Urban Infill Policies:
 5.2.4 Complete Communities

 5.3.2 Compact Urban Form

 5.22.11 Housing Mix 

Development Policy
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Staff Recommendation

Staff recommend support of the proposed 
Development Permit and Development Variance 
Permit:
 Variances are mitigated through architectural design 

and are minor in nature  

 Contributes to affordable housing in an Urban Centre 
environment

 Aesthetically pleasing architectural treatment 
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Conclusion of Staff Remarks

193



Report to Council 
 

 

Date: 
 

June 23, 2020 

To:  
 

Council 
 

From: 
 

City Manager 

Subject: 
 

Rescind Housing Agreement for 2169 Pandosy St  

 

Recommendation: 
 
THAT Council receives, for information, the report from the Development Planning Department dated 
June 23, 2020, with respect to the Housing Agreement for 2169 Pandosy St; 
 
AND THAT Council consider a Bylaw that would authorize the City of Kelowna to repeal Bylaw No. 
10624 being Housing Agreement Authorization Bylaw. 
 
Purpose:  
To consider repealing the Rental Housing Agreement Bylaw for the subject property.    
 
Background: 
The bylaw was adopted in 2015 as part of a land use re-designation from RU6-Two Dwelling Housing to 
HD2- Hospital and Health Support Services for the subject property. The bylaw was amended in 2017 
with an updated “Schedule A” with minor updates. The housing agreement allocates 1,400 sq ft total 
for 3 units to affordable housing units specifically for patients and families who require accommodation 
close to the Cancer Centre. 
 
Discussion: 
The Housing Agreement is remnant from the previous approval for land use. The landowner has 
updated their proposed redevelopment plan for the subject property and no longer wish to provide a 
portion of affordable housing units as the proposed use changed from being residential in nature to a 
mixed-use commercial building and hotel. Should the request to repeal and rescind the Bylaw and 
Agreement be supported, the form and character Development Permit will be considered by Council on 
June 23, 2020.  
 
 
 
 
 
 
 

194



Considerations not applicable to this report: 
Legal/Statutory Authority 
Legal/Statutory Procedural Requirements 
Existing Policy 
Financial/Budgetary Considerations 
External Agency/Public Comments 
 
 
Submitted by:    J. Black, Planner Specialist  
 
Approved for inclusion: T. Barton, Development Planning Department Manager  
 
 
cc:  
R Smith, Divisional Director Planning and Development Services  
  

195



CITY OF KELOWNA 
 

BYLAW NO. 12062 
 

Rescindment of Housing Agreement, 2169 Pandosy Street 
 

 
WHEREAS a housing agreement (the “Housing Agreement”) is registered at the Kamloops Land Title Office 
under the charge number CA4754461 against lands in the City of Kelowna particularly known and described as 
Lot A, District Lot 14, ODYD, Plan EPP27000, located on Pandosy Street, Kelowna, B.C.; 
 
NOW THEREFORE, the Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 
1. This Bylaw may be cited for all purposes as “Rescindment of Housing Agreement”; 
 
2. Bylaw No. 10624 establishing Housing Agreement all amendments thereto, are hereby repealed and the 

Housing Agreement is terminated as of the date of adoption; and 
 
3. This bylaw will come into force and effect one year after the adoption date. 
 
 
Read a first, second and third time and adopted by Municipal Council this  
 
 
 
 

 

Mayor 
 
 
 

 

City Clerk 

196



REPORT TO COUNCIL 
 
 
 

 

Date: June 23, 2020 

To: Council  

From: City Manager 

Department: Development Planning  

Application: DP19-0165 & DVP19-0166 Owner: 
Pandosy Street Developments 
Ltd, Inc No. BC0689792 

Address: 2169 Pandosy St  Applicant: GTA Architecture Ltd.  

Subject: Development and Development Variance Permit  

Existing OCP Designation: HLTH- Health District  

Existing Zone: HD2- Hospital and Health Support Services 

 
 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Permit No. DP19-0165 for Lot A, District Lot 14, 
Osoyoos Division Yale District Plan EPP27000, located at 2169 Pandosy St, Kelowna, BC subject to the 
following: 

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

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

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

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

5. The applicant submits a Heritage Conservation Plan consistent with national guidelines for 
preservation, rehabilitation and restoration outlined in the Standards and Guidelines for the 
Conservation of Historic Places In Canada which will include a Heritage Consultant to review the 
Building Permit drawings and oversee all on-site construction activities related to the heritage 
asset. 
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AND THAT Council authorizes the issuance of Development Variance Permit No. DVP19-0166 for Lot A, 
District Lot 14, Osoyoos Division Yale District Plan EPP27000, located at 2169 Pandosy St, Kelowna, BC;  

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

 Section 17.2.5.1 (c): HD2- Hospital and Health Support Services  

 To vary the maximum height from 16.5m permitted to 20.0m proposed 

 Section 17.2.5.1 (b): HD2- Hospital and Health Support Services  

 To vary the maximum site coverage from 55% permitted to 62% proposed 

Section 17.2.5.1 (f): HD2- Hospital and Health Support Services  

 To vary the minimum rear yard setback from 6.0m permitted to 4.5m for a portion of the rear yard  

AND THAT Council’s consideration of this Development Permit and Development Variance Permit be 
considered subsequent to the outstanding conditions of approval as set out in Schedule “A” attached to the 
report from Development Planning dated June 23, 2020; 

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

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

 

2.0 Purpose  

To issue a Development Permit for form and character of a commercial building, hotel and associated 
parking structures and a Development Variance permit for a reduction in the rear yard setback and increase 
in height and site coverage. 

3.0 Development Planning  

Development Planning Staff are supportive of the proposal for a mixed-use building for health services, a 
hotel and associated parkade structures. Planning considers the location of the subject property to be high 
profile as a key redevelopment opportunity along a major urban corridor containing a heritage asset 
(Collett House). Staff have worked diligently with the applicant and their consultant team over the past 
several months on the original submission and on a number of significant revisions and modifications. 
Consistent with the previous Council approval for the now expired Development Permit on the property 
(See Section 4.1 of this report) the protection and adaptive reuse of the heritage asset was a key municipal 
objective. Through working with the applicant, the heritage asset (Collett House) has now been 
incorporated into the development by relocating it to the south-west corner of the site, integrating it into 
the larger commercial development, and restoring the primary elevations consistent with National 
Heritage standards. Further information regarding the heritage asset is provided in Section 4.2 of this 
report. 
 
The commercial component of the project is 35,490 sq. ft of leasable commercial space under the Health 
Services, Major use category, which means it must be used by tenants that provide physical or mental 
health services on an out-patient basis. This is consistent with the intent of the HD2- Health District zone 
and should help to complement the existing hospital and health services in the area. The proposal also 
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includes a 74 room hotel in the form of 15 townhouse units that front onto Glenwood Ave and hotel suites 
on the floors above. 
 
The proposal meets the City’s parking regulations with a total of 193 stalls provided in two interconnected 
parkade structures. The parkades have been integrated into the overall development and located at the 
rear of the property immediately off the laneway. This meets the City’s form and character objectives of 
minimizing the aesthetic impact of a large parkade structure.   
 
The proposed building is 5 storeys in height and fronts onto Pandosy St and Glenwood Ave. An open atrium 
separates the hotel and commercial spaces and provides pedestrian access off Pandosy St. OCP objectives 
achieved in this proposal include: 

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

 Highlight the significance of community institutional and heritage buildings 

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

The most significant variance request is to accommodate additional height to 20.0m. This allows for a 5 
storey building that fronts onto Pandosy St. The request for additional height is accompanied with several 
key architectural features of the building including: 

 Lower-scaled ground-oriented units on Glenwood Ave to help integrate into the existing 
residential neighbourhood along the street, 

 A prominent open atrium feature as the main entrance to the building off Pandosy Street 

  The adaptive reuse of the heritage building to commercial (i.e. food primary) to help improve 
the streetscape interface along Pandosy St. 

Overall, the mixed-use proposal meets many of the OCP’s Urban Design objectives and Planning Staff are 
recommending support for the proposed Development Permit and associated variances. 

4.0 Proposal 

4.1 Background 

Site History 
The subject site is home to the Collett House and is currently listed on the City of Kelowna Heritage 
Registry. The house was built in 1913 and is considered a notable example of the Foursquare style, common 
during the Edwardian era as a rational expression of modern needs and conveniences.  
 
Development History 
The subject property was rezoned to HD2- Hospital and Health Support Services zone in 2015 and the 
applicant was issued a Development Permit in 2017 which subsequently expired. The HD2 zone is intended 
to provide services to the medical community associated with KHG, Interior Health and UBC Medical. The 
previous approval included the registration of an Affordable Rental Housing Agreement on title in 
exchange for a density bonus of 0.1. The agreement allocated 1,400 sq ft total for 3 units to affordable 
housing units for short term residential use for patients and families who need to be close to the Cancer 
Centre. Given the proposal is now for a commercial use (hotel) the applicant is requesting to remove the 
Housing Agreement as part of this application and do not intend to provide the affordable housing units.  
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4.2  Project Description 
The project proposes a mixed-use building with the following uses: 

Health Services, Major- 35,490 sq. ft of leasable commercial space 

Hotel- 47, 310 sq. ft (74 units) 

 

Form and Character 

Collet House- The applicant has responded to Planning’s request by incorporating the existing heritage 
house into the commercial component of the building. To assess the heritage significance and feasibility of 
relocating the house, the applicant retained a registered heritage professional. The findings of the report 
reinstated the significance of Collett Manor and recommended conservation of the house. Ultimately, 
rehabilitation is the conservation objective for the home and the report supports the adaptive relocation of 
the heritage building to the corner of Royal Ave and Pandosy St and reuse as a public commercial space, 
such as a restaurant or a café. Staff are confident that the integration of the home into the proposed 
building is an approach that will ensure the longevity of the historically significant asset.   
The commercial and hotel component are a modern design. The architecture proposes a glass atrium to 
separate the hotel and leasable space which will be programmed with landscaping and open to the public. 
The hotel units facing Glenwood Ave are ground-oriented and mimic townhouse-built form. Design ques 
have been taken from the surrounding context and Hospital Area Design Guidelines, such as giving 
attention to doors and main entrances to make the building approachable. The exterior materials and 
colors (a more muted palette) are stylistically similar to that of the Hospital campus. The architect has used 
a variety of materials to further articulate the different components of the building (i.e. ground level 
townhouse entry and upper units) to assist in the reduction of mass and scale.  
 
 

 
North Elevation 
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The west elevation, facing Pandosy St, clearly defines the ground-oriented hotel units, main entry to the 
hotel/commercial, atrium and the incorporation of Collet House. 
 
 

 
West Elevation 
 

Parking 

Access to the parking structures is provided off an existing laneway which can be accessed from Glenwood 
Ave or Richter St. Staff initially raised significant concerns about the scale and mass of the parkade structures 
in relation to the neighbourhood context to the east. The siting and imposing built form create a poor 
transition the adjacent single-family homes. The applicant is also seeking a variance to the rear yard setback 
to accommodate the southern parkade structure. The northern parkade structure is setback further from 
Glenwood Ave and is separated by the laneway. The parkade structures are within the allowable height of 
the zoning bylaw.  It is Staff’s opinion that the changes made to the design of the parkade structures were 
minor in nature but did assist in providing relief of the heavy massing related to context. The changes 
included: 

- Different finishing materials (perforated, aluminium cladding with a forest design) 

- Addition of spandrel windows to reduce the perceived mass 

 

 

Initial Submission 

201



DP19-0165 & DVP19-0166 – Page 6 

 
 

 

Final Proposed Design 

In reviewing the design changes and proposed mass of the parkade structures, Staff have considered the 
long-term strategy of potentially expanding the Health District to the east, connecting ultimately to Ethel 
St. This change would impact the future land use of the block between Pandosy St and Richter St to MRL- 
Multi-Unit Low Density housing for the southern portion of Glenwood Ave and a future land use of Health 
District along the northern portion of Royal Ave (see Proposed Future Land Use Designations below). These 
land use changes and potential future development projects will help in the transition of the proposed 
building to the east along Glenwood Ave.  

 

 

Heritage Conservation Plan 

A heritage conservation plan will be required prior to issuance of the Development Permit to ensure the 
applicant’s commitment to the heritage objective. A conservation plan needs to have a degree of flexibility 
to allow for an increased understanding of the heritage condition and construction details, while at the same 
time maintaining a firm sense of the intent and purpose. The Heritage Consultant has confirmed the project’s 
commitment to safeguarding the character-defining elements of Collett House that will involve a 
combination of reconstruction and restoration processes.  National heritage guidelines and standards will be 
followed including a heritage consultant reviewing the building permit drawings as well as overseeing 
construction of the heritage component.  Once the project is complete, the City’s Municipal Heritage 
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Register for Collett House will need to be updated with the new location and condition its character defining 
elements.  

Context 

The building generally interacts well with the existing hospital area campus and surrounding area. The Walter 
Anderson building directly to the south is 4 storeys in height and the hospital is 7 storeys. The siting of the 
proposed building creates an appropriate transition to the neighbouring area at 5 storeys.  

Variances 

The applicant is requesting three variances: 

1. Allowable site coverage from 55% to 62%. The extra site coverage is mitigated through the 
inclusion of a unique architectural feature of an atrium which will be programmed space available to 
the public, as well as the incorporation of green roof infrastructure.  

2. Rear yard setback from 6.0m to 4.5m for a portion of the rear yard. The reduction of the setback 
does not impede pedestrian circulation and the applicant is proposing to include a walkway through 
this portion of the rear yard connecting the laneway and Royal Ave.   

3. Height from 18.0 to 20.0m for a portion of the building. The additional height is for a portion of 
the building that is stepped back from the main face of the building. It will not cause shadowing onto 
the pedestrian realm or cause overlooking issues onto neighbouring properties.  

Conclusion 

The Health District is intended to integrate uses in support of the KGH campus both physically and functionally 
with the surrounding communities and to provide a moderating transition in scale from a major institutional 
centre to adjacent established residential areas”. The benefits of this proposal include: 

- Uses that support OCP policy for the Health District; 
- Uses that accomplish the intent of the HD2 zone; 
- An attractive redevelopment for a currently vacant site on a prominent corner; and  
- The successful conservation of Collet House into the proposed design.  

Ultimately, the benefits of the redevelopment of the site and the developer’s commitment to the heritage 
component are a positive contribution to the Health District and Staff are recommending support of the 
proposal.   

4.2 Site Context 

The subject property is located in the Health District and is bordered by Glenwood Ave on the north property 
line, Pandosy St on the west and Royal Ave on the south. The site poses a unique opportunity for 
redevelopment and contains one existing structure (Collett House). The properties to the east are 
predominantly single-family homes. Directly to the south/southwest is Kelowna General Hospital. The 
Heritage Conservation Area is located to the west across Pandosy St and is comprised mostly of single-family 
homes and a surface parking lot that serves KGH. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU6- Two Dwelling Housing Single dwelling housing 

East RU6- Two Dwelling Housing Single dwelling housing 

South HD1- Kelowna General Hospital   Hospital 

West 
RU1- Large Lot Housing  Single dwelling 
housing 

Single dwelling housing 
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Subject Property Map:  

 

4.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Min. Lot Area 900.0m2 5070.0m2 

Min. Lot Width 30.0m 48.53m 

Min. Lot Depth 30.0m 75.57m 

Development Regulations 
Max. Floor Area Ratio 1.2 1.2 

Max. Site Coverage (buildings) 55% 62% 

Max. Height 16.5m  20m 

Min. Front Yard 4.5m 4.5m 

Min. Side Yard (south) 
4.5m/6.0m for portions of a 

building over 12.0 
4.5m 

Min. Side Yard (north) 
4.5m/6.0m for portions of a 

building over 12.0 
4.5m 

Min. Rear Yard 6.0m  4.5m 

Other Regulations 
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Min. Parking Requirements 

Hotel: 1 per dwelling unit 
Health Services, Major: 2.5 per 

100m2 of gross floor area 
Food Primary Establishment: 1 per 

4 seating spaces to a capacity of 
40 seats  

Hotel: 74 stalls required & 74 
proposed 

Health Services: 82 stalls required & 
108 proposed 

Food Primary: 10 stalls  
TOTAL: 193 stalls  

Min. Bicycle Parking 

Class 1: 0.2/100 m2 
Class 2: 0.6/100 m2 

Food Primary:  
Class 1: 0.2/100 m2 
Class 2: 0.6/100 m2 

0.1/100 m2 
Class 2: 1/10 employees 

Hotel: 
Class 1: 1/20 sleeping unit 

Class 2: 1/20 sleeping unit 
 

Class 1: 22 stalls 
Class 2: 16 stalls 

 Indicates a requested variance to site coverage from 55% to 62% 

 Indicates a requested variance to maximum building height from 16.5m to 20m 

 Indicates a requested variance to the minimum rear yard setback from 6.0m to 4.5m 

 

5.0 Current Development Policies   

5.1 Kelowna Official Community Plan (OCP) 

Chapter 5: Development Process  

Objective 5.7 Identify and conserve heritage resources 

Objective 5.32 ensure the development of institutional facilities meets the needs of residents  

Policy 10 Health Care Facilities. Support the extension of services and appropriate building 
expansions of the Kelowna General Hospital and other health care facilities, as provided for on the 
Generalized Future Land Use Map 4.1. The form and character of future expansions should be 
compatible with the surrounding neighbourhood context.  

5.2 Zoning Bylaw No. 8000 

HD2- The purpose is to provide a zone for new development of buildings that provide services to the 
medical community associated with KGH, Interior Health Authority, and UBC Medical Programs 
including staff, clients, patients and their families. 

Allows for a range of institutional, medical-related commercial and complimentary residential uses 
within the OCP Health District future land use redesignation. 

6.0 Technical Comments  

6.1 Development Engineering Department 

6.1.1 n/a  
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7.0 Application Chronology  

Date of Application Received:  August 27, 2019  
Date Public Consultation Completed: September 12, 2019 (on site public consultation) 

April 8, 2020 (mail-outs)    

Report prepared by:  Jocelyn Black, Planner Specialist 
 
Reviewed by: Terry Barton, Development Planning Department Manager 
 
Approved for Inclusion: Ryan Smith, Division Director of Planning and Development Services  
 

Attachments:   

Attachment A: Draft Development Permit DP19-0165 and Development Variance Permit DVP19-0166 

Schedule A: Site Plan, Floor Plans and Parkade Plans 

Schedule B: Building Sections, Elevations and Materials  

Schedule C: Landscape Plan 

Attachment B: Applicant Design Rationale 

  Massing Schematics  

  Renderings  

  Heritage Report 
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                                                                                                              February 19, 2020 

City of Kelowna 
Planning Department 
1435 Water Street 
Kelowna BC, V1Y 1J4 

To whomever it may concern, 

RE: Collett House conservation within the proposed development at 2169 Pandosy Street 
- Kelowna  

This report is to comment on the appropriateness of the proposed heritage rehabilitation of 
the Collett House - 2169 Pandosy Street as part of Pandosy Street Development Ltd. new 
mixed-use development in Kelowna’s health district. The observations enclosed consider the 
proposal’s alignment with the Standards & Guidelines for the Conservation of Historic Places in 
Canada. 

Rendering of the proposed relocated and rehabilitated Collett House, within a new mixed-use 
development across the street from the Kelowna General Hospital. 
source: GTA Architecture Ltd.
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Understanding the heritage values and significance of the building 

Set deep on a large property, the grand-scale and generous proportions of this Foursquare 
style house reflect the prosperity of the developer in 1913, Horace Carlisle Spedding Collett. 
H.C. Collett was a pioneer Kelowna businessman who established and ran the Collett Bros. 
Livery and Dray with his brother James between 1905 and 1913. The construction of this large 
house on a big property coincided with the successful sale of their business and Collett’s 
transition into orchard management for the Kelowna Land and Orchard Company. From his 
later residence in Okanagan Mission, Collett remained active in agricultural and business 
community organizations and was a pivotal member of the Okanagan Historical Society. After 
the Collett family, this historic house was a residence for subsequent Kelowna families, best 
remembered as home to two prominent Kelowna doctors, the families of Drs. Campbell and 
Black (Campbell from 1921-1931 and Black 1940-1952). The Collett House was likely chosen by 
the doctors for its immediate proximity to the Kelowna Hospital, which has been located across 
the street from the subject property since 1908. Several smaller homes which used to sits 
nearby the Collett House have been demolished, making the Collett House a surviving 
testament to the historic single-family residential character of the eastern side of this block of 
Pandosy Street. 

The 1913 Collett House, is listed on Kelowna’s Heritage Register, valued for its association with 
H.C. Collett and its unaltered Foursquare style with English Arts & Crafts finishes.  
 

______________________________________________________________________________ 
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The Collett House in the 1920s. source: Kelowna Museum & Archives # 4939
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Character Defining Elements (as listed in the City of Kelowna Statement of Significance) 

- prominent corner location at Pandosy Street and Royal Avenue, set back on a large property; 

- residential form, scale and cubic massing as expressed by its two and one-half storey height 

and regular, rectangular plan;  

- Foursquare style as reflected in its rigorous symmetry and central front entry; 

- broad hipped roof with central hipped dormer and wide, closed eaves; 

- wood-frame construction with bellcast cedar shingle cladding on the lower two-thirds of the 

exterior, capped with a broad beltcourse with stucco and half-timbering above; 

- additional external elements such as its full-width open front verandah with central steps and 

shingled columns, rear screened porch with screened balcony above, and two internal red brick 

chimneys; 

- regular fenestration, including single and double assembly 9-over-1 double-hung wooden-

sash windows, triple assembly 6-over-1 and 8-over-1 double-hung wooden-sash windows, fixed 

8-pane dormer window, and small square fixed 9-pane rear windows; and 

- associated landscape features such as the grassed yard, mature trees and an early wood-

frame garage.  

Design and conservation approach review 

The proposed development involves the relocation of the heritage building to the corner of 
Royal and Pandosy and its adaptive reuse as a public commercial space, likely a restaurant or 
cafe. 

The conservation objective for the Collett House is Rehabilitation - “the sensitive adaptation 
of an historic place or individual component for a continuing or compatible contemporary use, 
while protecting its heritage value”.  1

With new zoning and density goals in the Health District, and a loss of the immediate block’s 
residential streetscape context now rezoned as HD2 Hospital and Health Support Services, the 
building’s deep siting on its property had become an obstacle to its survival, impeding any 
significant or dense development around it as per the purpose of this zoning. The proposed 
relocation of the heritage house westward to the corner of Pandosy and Royal, and its 
integration into the new multi-use complex, will showcase the building at the development’s 
most prominent, high-visibility point. In its new location, the 1913 foursquare house retains its 
original Pandosy Street orientation, but functions as a feature of the development, standing 
proud of the new complex. The proposed new use for the Collett House as a restaurant will 

 Standards & Guidelines for the Conservation of Historic Places in Canada (2nd edition)
1
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further increase its visibility, enabling locals the experience of regularly accessing, enjoying and 
creating new memories in an iconic historic Kelowna structure, which was previously 
inaccessible as a private residence.  

The conservation objective for the exterior of the Collett House is Restoration - “accurately 
revealing, recovering or 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”.   2

Three of the four exterior elevations and an important portion of the roofline and dormer will 
be conserved and restored in the adjusted location, retaining original finishes - shingles, stucco 
and half-timbering - where possible, and restoring replicated materials where missing (cedar 
roof shakes for example). The traditional, character-defining front porch will function as the 
main entrance to the commercial space. The intent is to retain and refurbish the original 
windows and the front door set as well - allowing the traditional textures and materials of the 
heritage house to contrast with the modern, sleeker finishing materials of the new complex. 

The unconventional integration of an old house into a new mixed-use high-density building 
was deemed the only practical way to conserve the Collett House on its original property but 
may ultimately represent a very robust model of conservation, as the heritage house gains both 
prominence and public access. The integration of a heritage house into a high profile 
development could even potentially help to raise awareness for Kelowna’s built heritage and 
heritage conservation program. 

To save the building in this manner however, five of the nineteen listed Character Defining 
Elements will need to be sacrificed. This is not uncommon in rehabilitation projects, and as 
long as the majority of and most important CDE’s are conserved, the overall heritage value of 
the asset will be as well. It is my opinion that the unfortunate loss of setback, back porch and 
balcony, chimneys and matures trees as part of the proposed conservation plan, will not 
compromise the ability to conserve the overall heritage value of the building, as its name, scale 
and architectural style, the important heritage values identified in the Statement of 
Significance, will not only be conserved and more visible in the development but also legally 
protected against any alterations or losses in the future. 

 Standards & Guidelines for the Conservation of Historic Places in Canada (2nd edition)2
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Rehabilitation interventions 

In keeping with the Standards & Guidelines (Standard 11 for rehabilitation - additions to 
historic places), the proposed mixed-use new building is “physically and visually compatible 
with, subordinate to and distinguishable from the historic place.” 

Distinguishability - The new mixed-use building’s modern, contemporary design and muted 
palette acts as an ideal backdrop for the contrasting saturated colours and traditional textures 
and finishes of the historic house. Although connected internally, the heritage house sits 
slightly proud of the new building and is connected via neutral transitions pieces that allow it to 
be perceived as a separate structure. 

Compatibility - The new building design features distinct separations in finishes between the 
ground floors and the upper floors, like the heritage house which features distinct cladding, 
finishing treatments and colours on its two distinct sections. Certain historic finishes from the 
heritage house (such as painted shingles) are carried out on feature panels and elevations of 
the new build, further relating the two structures to each other. 

Subordinate - While some may argue that to be subordinate an addition must be small or not 
visible, many additions to historic places include large additions, even towers. To achieve a 
subordinate relationship, the addition must not ‘steal the show’ from the historic place. The 
proposed new building does not compete with the heritage house. The heritage house is very 
visible as a feature in the proposed configuration. 

Summary 
Heritage Conservation is a tool for managing change in historic communities.  
It is my professional opinion that the thoughtful development and creative integration of the 
heritage house proposed here by GTA Architecture and the developers, is a good conservation 
solution for a scenario where both context and zoning have changed radically. Although the 
melding of the heritage house into the new complex may be an unconventional intervention, it 
was the only solution where the heritage house could be saved on site, and represents a bold 
statement of conservation efforts and permanent protection. This project will likely bring 
meaningful revitalization and conservation awareness to this high-traffic cone in Kelowna’s 
hospital district. 
 
Yours Truly, 

Elana Zysblat, heritage consultant, BCAHP
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DP19-0165 DVP19-19-
0166 
2169 Pandosy St 
Development Permit and Development Variance Permit 
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To issue a Development Permit for form and 
character of a commercial building, hotel and 
associated parking structures

To issue a Development Variance Permit for a 
reduction in the rear yard setback and increase in 
height and site coverage 

Proposal

273



Development Application Submitted

Staff Review & Circulation

Public Notification Received

August 27, 2019

June 23, 2020 DP & Variances
Council 
Approvals

Development Process

Building Permit

September 2019
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Context Map
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Subject Property Map
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Subject Property Map
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HD2 zone provides for a range of institutional, medical-
related commercial and complimentary residential uses 

Primary use is Health Services, Major 
 35, 490 sq ft of commercial space

 Physical or mental health services on an out patient basis 
(services may be of a preventative, diagnostic, treatment, 
therapeutic, rehabilitative or counseling nature) 

Secondary use is a hotel
 74 rooms

FAR 1.2

Parkade structure (193 stalls) 

Project/technical details
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5 stories (20m in height)

 Incorporating part of the existing heritage asset (Collett 
House) into the proposal by relocating, reconstructing and 
adaptive reuse 

Proposed variances to:
 Site coverage

 Height

 Rear yard setback 

Project/technical details
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Site Plan

Health 
Services 

Hotel 

North 
Parkade

South 
Parkade

Heritage
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Elevations- Pandosy (west)

Hotel Health Services  Atrium/Entry
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Elevations- Glenwood (north)  
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Elevations- East  
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Elevations- Royal (south)

284



Materials
Hardie Panel

Allura Plank-Maple

Brick- Coal

Aluminum Panel 

Wood Beams and Decking 

Exposed Concrete 

Fencing 

Steel 

Hardie Panel

Lazer Cut Aluminum Panel with 
Trees 

Windows/Finishing's 
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Landscape Plan
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Renderings
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Renderings
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Variances

1) Site coverage from 55% to 62%

2) Height from 16.5m to 20.0m

3) Rear lot line from 6.0m to 4.5m 
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Height Variance
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Rear Yard Setback
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 Identify and conserve heritage resources

Health District- integrate uses in support of the 
KGH  campus both physically and functionally with 
the surrounding communities and to provide a 
moderating transition in scale from a major 
institutional centre to adjacent established 
residential areas 

Achieves OCP Urban Design Guidelines 

Development Policy
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Staff Recommendation

Staff recommend support of the proposed 
Development Permit & Development Variance 
Permit
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Conclusion of Staff Remarks
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