
City of Kelowna

Regular Council Meeting

AGENDA

 
Tuesday, November 17, 2020

6:45 pm

Council Chamber

City Hall, 1435 Water Street
Pages

1. Call to Order

2. Reaffirmation of Oath of Office

The Oath of Office will be read by Councillor Donn.

3. Confirmation of Minutes 1 - 14

Public Hearing - October 27 2020
Regular Meeting - October 27, 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 - 6:45 PM -Harvey Ave 969 - BL11989 (OCP19-0009) - The Evangel
Family Rental Housing Society Inc. No. 516918

15 - 15

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

To adopt Bylaw No. 11989 in order to amend the Official Community Plan for the
subject  property  from  the  MRM  –  Multiple  Unit  Residential  (Medium  Density)
designation to the MRH – Multiple Unit Residential (High Density) designation.

4.2. START TIME - 6:45 PM - Harvey Ave 969 - BL11990 (Z19-0119) - The Evangel Family
Rental Housing Society Inc. No. 516918

16 - 16

To adopt Bylaw No. 11990 in order to rezone the subject property from the RM5 –
Multiple Unit Residential (Medium Density) zone to the RM6r – High Rise Apartment
Housing (Residential Rental Tenure Only) zone.



4.3. START TIME - 6:45 PM - Harvey Ave 969 - DP19-0197 DVP19-0198 - The Evangel
Family Rental Housing Society, Inc. No. S16918

17 - 80

To consider the form and character of a proposed six and a half storey rental only
apartment building with variances to site coverage, the side yard setback, parking
and daylight standards.

4.4. START TIME - 7:30 PM - Lakeshore Rd 4071 - BL12091 (OCP19-0013) - Greencorp
Ventures Inc., Inc. No. BC0987730

81 - 81

Requires a majority of all members of Council (5)

To adopt Bylaw No. 12091 in order to amend the Official Community Plan to change
the future land use designation for the subject property from the S2RES – Single /
Two Unit Residential designation to the MRM – Multiple Unit Residential (Medium
Density) designation.

4.5. START TIME - 7:30 PM - Lakeshore Rd 4071 - BL12092 (Z19-0144) - Greencorp
Ventures Inc., Inc. No. BC0987730

82 - 82

To adopt Bylaw No. 12092 in order to rezone the subject property from the RU1 –
Large Lot Housing zone to the RM5 – Medium Density Multiple Housing zone.

4.6. START TIME - 7:30 PM - Lakeshore Rd 4071 - DP19-0248 DVP19-0249 - Greencorp
Ventures Inc., Inc.No. BC0987730

83 - 120

To consider the form and character of a proposed 5 storey apartment building; and to
vary both the rear and side yard setbacks as well as building height on the subject
property.

4.7. START TIME - 7:30 PM - Lapointe Dr 5800 and 5930 - DP20-0178 DVP20-0179 - City of
Kelowna

121 - 192

To review the Form & Character Development Permit for a two storey Centre of
Excellence building for KF Aerospace and to consider one variance to increase the
building height by 2.0 metres (from a 12.0 metres to 14.0 metres).

4.8. START TIME - 8:15 PM - Lakeshore Rd 3101 - DP19-0168 DVP19-0169 - 1080426 B.C.
Ltd Inc.No. BC1080426

193 - 316

To issue a Development Permit for the form and character of a mixed-use seniors
living facility and Development Variance Permit for proposed building height and car
share location.

5. Reminders

6. Termination
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CITY OF KELOWNA 
 

BYLAW NO. 11989 
 

Official Community Plan Amendment No. OCP19-0009 
969 Harvey 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 Future Land Use designation of Lot A 
District Lot 138 Osoyoos Division Yale District Plan 31933 Except Plan 36604, located on Harvey 
Avenue, Kelowna, BC 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 2nd day of March, 2020.  
 
Considered at a Public Hearing on the 17th day of March, 2020.  
 
Read a second and third time by the Municipal Council this 17th day of March, 2020. 
 
Adopted by the Municipal Council of the City of Kelowna this  
 
 

 
Mayor 

 
 

 
City Clerk
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CITY OF KELOWNA 
 

BYLAW NO. 11990 
Z19-0119 – 969 Harvey 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 Osoyoos Division Yale District Plan 31933 Except Plan 36604, located on 
Harvey Avenue, Kelowna, BC from the RM5 – Multiple Unit Residential (Medium Density) zone 
to the RM6r – High Rise Apartment Housing (Residential Rental Tenure Only) zone; 
 

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

 
 
Read a first time by the Municipal Council this 2nd day of March, 2020.  
 
 
Considered at a Public Hearing on the 17th day of March, 2020. 
 
 
Read a second and third time by the Municipal Council this 17th day of March, 2020. 
 
 
Approved under the Transportation Act this 26th day of March, 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: November 17, 2020 

To: Council  

From: City Manager 

Department: Development Planning Department 

Application: DP19-0197 / DVP19-0198 Owner: 
The Evangel Family Rental 
Housing Society Inc. No. 
S16918 

Address: 969 Harvey Avenue Applicant: 
Paul Schuster (Novation 
Architecture) 

Subject: Development Permit and Development Variance Permit  

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

Existing Zone: RM6r – High Rise Apartment Housing (Residential Rental Tenure Only) 

 
 

1.0 Recommendation 

THAT final adoption of Official Community Plan Map Amendment Bylaw No. 11989 (OCP19-009) and 
Rezoning Bylaw No. 11990 (Z19-0119), be considered by Council; 

AND THAT Council authorizes the issuance of Development Permit No. DP19-0197 for Lot A District Lot 138 
Osoyoos Division Yale District Plan 31933 Except Plan 36604, located at 969 Harvey 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. That an arborist be retained during construction to ensure the foundation and backfilling are 
monitored and any necessary steps are taken to ensure the survivability of the trees on the 
neighbouring property in which the proposed property may affect the Tree Protection Zone. 
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AND THAT Council authorizes the issuance of Development Variance Permit No. DVP19-0198 for Lot A 
District Lot 138 Osoyoos Division Yale District Plan 31933 Except Plan 36604, located at 969 Harvey Avenue, 
Kelowna, BC;  
 
AND THAT variances to the following sections of Zoning Bylaw No. 8000 be granted, as shown on Schedule 
“A, B and C”: 

Section 13.12.6 (b) – RM6r – High Rise Apartment Housing (Residential Rental Tenure Only) - 
Development Regulations 

To vary the maximum site coverage for principal buildings, accessory structures, and parking areas 
and driveways from 50% required to 70% proposed. 

Section 13.12.6 (e) – RM6r – High Rise Apartment Housing (Residential Rental Tenure Only) - 
Development Regulations 

To vary the minimum site side yard from 4.5 m required to 3.6 m proposed for the western property 
line. 

Section 8 – Parking and Loading - Table 8.3 – Required Off-Street Parking Requirements 
To vary the minimum parking from 78 stalls required to 52 stalls proposed. 

Section 6.1.2 (c) General Development Regulations – Daylight Standards 
To vary the inclined angle of 65o required to 75o proposed to the horizontal for all points along the 
western side property line. 
 

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 the Development Planning Department dated November 17th2020;  
 
AND THAT the applicant be required to complete the above noted conditions of Council’s approval of the 
Development Permit and Development Variance Permit Application for the permits to be issued;  
 
AND FURTHER THAT this Development Permit and Development Variance Permit is valid for two (2) years 
from the date of Council approval, with no opportunity to extend. 

2.0 Purpose  

To consider the form and character of a proposed six and a half storey rental only apartment building with 
variances to site coverage, the side yard setback, parking and daylight standards.  

3.0 Development Planning  

3.1 Development Permit 

Staff are recommending support for the proposed Development Permit due to the proposal’s consistency 
with the Official Community Plan’s (OCP) design guidelines. The applicant has worked with City staff to 
refine several site issues including servicing, access, and building design. The building form, character, and 
massing fit the OCP guidelines.  

There is an existing rental building on the subject property that houses 64 dwelling units (5 one-bedroom 
units, 55 two-bedroom units, and 4 three-bedroom units) with 97 parking stalls provided. The existing 
building has 11 parking stalls in the location of the proposed building. However, the redevelopment would 

18



DP19-0197 / DVP19-0198 – Page 3 

 
 

replace 5 parking stalls for the existing building elsewhere onsite. As a result, the existing building is proposed 
to function with 6 net fewer parking stalls.  

The proposed new building is located in the north-west corner of the site. The proposed height is 6 ½ storeys 
with 46 new dwelling units consisting primary of three-bedroom units (4 one-bedroom units, 7 two-bedroom 
units, and 35 three-bedroom units). The proposed 46 dwelling units are planned with 52 parking stalls.  

The building design is simple and 
modern. The materials used are: 

1. Stucco (“evening Shadow” 
colour) 

2. PVC Horizonal Siding (“knotty 
Maple” colour)  

3. Fibre Cement Board (“Metallic 
Black” colour)  

4. Fibre Cement Board 
(“Dynamic Blue” colour) 

5. White Vinyl Window Frames 
6. Clear Glazing 

 

3.2 Development Variance Permit 

There are four variances proposed: 

1. A variance to increase the maximum site coverage by 20% (from 50% to 70%); 
a. Staff have recommended support for many site coverage variances in the past for multi-

family buildings. The average site coverage for most multi-family apartment buildings is 
between 70% and 80%. Staff are analysing these past variances and are going to propose 
new site coverage regulations in the upcoming zoning bylaw review. The general purpose for 
site coverage regulations is to ensure enough private open space, amenity area, and onsite 
infiltration of rainwater. However, with best engineering practices onsite infiltration can 
occur with relatively high site coverage amounts mitigating the original purpose of the 
regulations. Further, with the increasing popularity of rooftop amenity areas, larger 
balconies, above parkade open / amenity space, and internal amenity space, there are other 
mechanism to ensure adequate private open space versus the traditionally crude site 
coverage calculation.  
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2. A variance to the site side 
yard setback from 4.5 metre 
to 3.6 metres along the 
western property line.  

a. Staff interpret the 
setback reduction as 
reasonable as the 
building is located in 
the north-west 
corner of the site 
with limited direct 
interaction to the 
building next door. 
Further, the 
architects added 
step backs on the fifth and sixth floor to increase the distance for direct line of site from the 
upper floor units to the neighbouring building. 
 
 
 
 

3. A variance to decrease the minimum off-street parking from 78 stalls to 52 stalls.  
a. The applicant has provided a detailed parking analysis rationale letter (see Attachment ‘B’). 

Staff are recommending support for this variance as the project is truly an affordable housing 
project with the guarantee of rental housing, the site’s proximity to the Ethel Street Active 
Transportation Corridor and proximity to two Urban Centres (Downtown and 
Capri/Landmark). The affordability of the units is mandated and guaranteed by CMHC 
financing for the life of the mortgage (50 years). The applicant has provided extra bicycle 
parking to satisfy the parking bonus and the 10% reduction due to the rental only zoning 
restriction. However, this is not enough as outside Urban Centres the minimum parking 
count is much higher compared to the Urban Centre rate of 1 stall per residential unit. The 
rates are based on number of bedrooms with 3-bedroom units requiring 2 stalls per dwelling 
unit. The applicant is proposing to vary the parking rate down to the equivalent Urban Centre 
parking rate (1 stall per unit plus required visitor stalls). There is no further room onsite to 
expand the total amount of parking (unless a multi-level parkade structure is constructed), 
therefore, the applicant would need to eliminate a floor (approximately 8 dwelling units) in 
order to comply with the zoning bylaw.  Staff feel it is reasonable to reduce the parking 
requirement to the equivalent Urban Centre rate based on the affordable nature of the 
project and the applicant’s parking demand estimations outlined in their letter. 
 

PL 
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4. A variance to increase the inclined 
angle from 65o required to 75o 
proposed to the horizontal for all 
points along the western side 
property line. 

a. The main reason there is a 
daylight variance is the 
location of the building 
with the setback variance. 
Staff are recommending 
support for this variance 
for the same reasons as 
the setback variance. 
 

4.0 Proposal 
4.1 Project Description 

The applicant is proposing the construction of a new six and a half storey multi-family residential infill 
building located along Hwy 97 North (Harvey Avenue). This project is an addition to an existing three-storey 
multi-family building. The current building has a large amount of green space along in the front yard along 
Harvey Avenue. The proposed building will be built in this green space, creating an enclosed courtyard 
between the two buildings. The proposed site entrance would be from the back laneway along the south end 
of the property.  

4.2 Site Context 

The subject property is located between the downtown Urban Centre and the Capri-Landmark Urban Centre 
along Harvey Avenue. The subject property is within close proximity to downtown and is well served by 
nearby amenities including parks, restaurants, and shops. The property is also close to the Ethel Street Active 
Transportation corridor providing good cycling connectivity to various core destinations. The properties’ 
Walk Score is 76 (Very Walkable – most errands can be accomplished on foot). The surrounding area along 
Harvey Avenue is primarily zoned RM5 and RM6, while the dwellings to the south are RU6 along Laurier 
Avenue. Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RM5 – Medium Density Multiple Housing Medium Density Residential  

East RM5 – Medium Density Multiple Housing Medium Density Residential  

South RU6 – Two Dwelling Housing  Low Density Residential  

West RM5 – Medium Density Multiple Housing Medium Density Residential  

 
 
 
 
 
 
 
 
 
 
 

75o 
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Subject Property Map: 969 Harvey Avenue 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SUBJECT PROPERTY 
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4.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA 
 RM6r ZONE 

REQUIREMENTS 
PROPOSAL 

Unit Calculation - Existing Building 
1 bedroom n/a 5 

2 bedrooms n/a 55 

3 bedrooms n/a 4 

Unit Calculation - New Building 

1 bedroom n/a 4 

2 bedrooms n/a 7 

3 bedrooms n/a 35 

Development Regulations 
Max. Floor Area Ratio 1.5 (+ 0.17 bonus) = 1.67 1.62 

Max. Site Coverage (buildings, 
parking, driveways) 

3,609m2 (50%) 5,070m2 (70%) 

Max. Height 55 m 22 m 

Min. Front Yard 6.0 m 6.0 m 

Min. Side Yard (West) 4.5 m 3.6 m 

Min. Rear Yard 9.0 m 9.1 m 

Other Regulations 

Min. Parking Requirements 
86 stalls plus 6 visitor (-5 stalls for 
bonus bicycles and 10% for rental 

housing) = 78 stalls 
52  

Min. Bicycle Parking 97 116 

Min. Private Open Space 804 m2 914 m2 

Min. Loading Space 0 0 

Landscape Buffer (Front) Level 2 – 3.0m 3.0m 

Landscape Buffer (Side) Level 3 – 3.0m 3.0m 

Landscape Buffer (Rear) Level 3 – 3.0m 3.0m 

Daylight Provisions 65 % >75.5 %  

 Indicates a requested variance to Section 13.11.6(b) Development Regulations- Site Coverage. 

 Indicates a requested variance to Section 13.11.6(e) Development Regulations- Side yard setbacks. 

 Indicated a requested variance to Section 8.3.1 Residential Parking Table. 

 Indicated a requested variance to Section 6 Daylighting Standards. 
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5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

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

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

Mixed Use.3 Integration of residential uses into commercial developments as mixed-use projects is 
encouraged in Urban Centres, provided that the ground floor use remains commercial.  

Housing Mix.4 Support a greater mix of housing unit size, form and tenure in new multi-unit residential and 
mixed use developments. 

Building Height5: 

 Capri/Landmark: Generally, 4 storeys. Greater height (up to 12 storeys) may be supported on the 
Capri Shopping Centre site and in the area bordered by Dickson Avenue, Dayton Avenue, 
Springfield Road and Kirschner Road upon approval of a Council-endorsed comprehensive 
development plan for the site that provides for a variety of housing types (including but not limited 
to ground-oriented and rental apartment housing) and the provision of commercial space that is of 
an amount that, at minimum, equals that which existed in 2010. 

 

OCP Objective 5.5:  Ensure appropriate and context sensitive built form.  

Building Height. 6  In determining appropriate building height, the City will take into account such factors 
as:  

 Contextual fit into the surrounding neighbourhood; 

 Shadowing of the public realm; 

 View impacts;  

 Overlook and privacy impact on neighbouring buildings; 

 Impacts on the overall skyline; 

 Impacts on adjacent or nearby heritage structures; 

 
Chapter 4:  OCP Land Use Designation Massing and Height.3  

 Mitigate the actual and perceived bulk of buildings by utilizing appropriate massing, including:  

 Architectural elements (e.g. balconies, bay windows, cantilevered floors, cupolas, dormers);  

 Visually-interesting rooflines (e.g. variations in cornice lines and roof slopes);  

 Step back upper floors to reduce visual impact;  
                                                
1 City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, (Chapter 1 Introduction). 
3 City of Kelowna Official Community Plan, (Chapter 4 Future Land Use). 
4 City of Kelowna Official Community Plan, Policy 5.27.11 (Development Process Chapter) 
5 City of Kelowna Official Community Plan, Policy 5.8.1 (Development Process Chapter) 
6 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter). 3 City 

of Kelowna Official Community Plan, Chapter 14 (Urban Design Development Permits Area).  
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 Detailing that creates a rhythm and visual interest along the line of the building;  

 Wall projections and indentations, windows and siding treatments as well as varied material textures 
should be utilized to create visual interest and to articulate building facades;  

 Building frontages that vary architectural treatment in regular intervals in order to maintain diverse 
and aesthetically appealing streets. 

 
Chapter 14:  OCP Urban Design Guidelines Amenities, ancillary Services and Utilities.5  

 Locate loading, garbage, storage, utilities and other ancillary services away from public view. All 
such areas shall be screened and designed as an integral part of the building to minimize impact; 

 Create attractive rear alley facades with high quality materials on buildings facing residential areas 
(e.g. rear building entrances, windows, balconies, plazas, and plantings).  
  

6.0 Application Chronology 

Date of Application Received:  September 30, 2019 
Date Public Consultation Completed: November 28, 2019 
Date of First Reading:   March 2, 2020  
Date of Public Hearing:   March 17,2020 
  

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

Attachments:  

Draft Dp19-0197 / DVP0198 

a. Schedule ‘A’ Dimensions and Siting of the buildings; 
b. Schedule “B” Exterior Design and Finish of the buildings; 
c. Schedule “C” Landscaping;  

Attachment ‘A’: Applicant’s Parking and Design Rationale Letters 
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DP19-0197 & DVP19-
0198
969 Harvey Ave

Development Permit Application & Variances
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To consider the form and character of a proposed 
six and a half storey rental only apartment 
building.

Purpose
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Development Process

September 30, 2019

Council 
Approvals

Nov 17th 2020

Development Application Submitted

Staff Review & Circulation

Public Notification Received

Initial Consideration

Public Hearing
Second & Third Readings

Final Reading, Development Permit, & 
Development Variance Permit

Building Permit

November 28, 2019

March 2, 2020

March 17,2020
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Subject Property
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Rendering
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Rendering
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Landscape Plan
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1 bedroom unit

2 bedroom unit

3 bedroom unit
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Elevations
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Elevations
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Elevations
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Elevations
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Variances

The proposal requires two variances to the Zoning Bylaw:

1. A variance to increase the maximum site coverage by 20% (from 50% to 70%)
2. A variance to the site side yard setback from 4.5 metre to 3.6 metres along the

western property line
3. A variance to decrease the minimum off-street parking from 78 stalls to 52

stalls
4. A variance to increase the inclined angle from 65o required to 75o proposed to

the horizontal for all points along the western side property line
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Variances

75o
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Variances

PL
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Site Plan

PL
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Meets the intent of Official Community Plan Mixed 
Use and Urban Design Policies: 

Compact Urban Form

Contain urban growth

Context sensitive built form

Massing, articulation, & height

Development Policy
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Staff Recommendation

Staff recommend support of the Development 
Permit and Development Variance Permit
 Affordable Housing

 Add condition an arborist be retained for construction 
foundation and backfilling.
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Conclusion of Staff Remarks
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Development Planning Department 1435 Water Street Kelowna BC V1Y 1J4 planninginfo@kelowna.ca 250 469 8626 

DRAFT Development Permit & 
Development Variance Permit 
DP19-0197 / DVP19-0198 

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

969 Harvey Avenue 

and legally known as 

Lot A District Lot 138 Osoyoos Division Yale District Plan 31933 Except Plan 36604 

and permits the land to be used for an apartment building as desctibed in Schedule ‘A’, ‘B’, and ‘C’. 

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: 

Development Permit Area: 

Existing Zone: 

Future Land Use Designation: 

November 17th 2020 

COUNCIL  

Comprehensive 

RM6r – High Rise Apartment Housing (Residential Rental Tenure Only) 

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 

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: The Evangel Family Rental Housing Society Inc. No. S16918 

Applicant: Paul Schuster (NOvation Architecture) 

Planner:  AC 

________________________________________ _______________________________________ 

Terry Barton Date 
Community Planning Department Manager  
Planning & Development Services 
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Development Planning Department 1435 Water Street Kelowna BC V1Y 1J4 planninginfo@kelowna.ca 250 469 8626 

1. SCOPE OF APPROVAL

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

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

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

2. CONDITIONS OF APPROVAL

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

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

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

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

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

Section 13.12.6 (b) – RM6r – High Rise Apartment Housing (Residential Rental Tenure Only) - Development 
Regulations 

To vary the maximum site coverage for principal buildings, accessory structures, and parking areas and driveways 
from 50% required to 70% proposed. 

Section 13.12.6 (e) – RM6r – High Rise Apartment Housing (Residential Rental Tenure Only) - Development 
Regulations 

To vary the minimum site side yard from 4.5 m required to 3.6 m proposed for the western property line. 

Table 8.3 – Required Off-Street Parking Requirements 

To vary the minimum parking from 78 stalls required to 52 stalls proposed. 

Section 6.1.2 (c) General Development Regulations – Daylight Standards 

To vary the inclined angle of 65o required to 75o proposed to the horizontal for all points along the 
western side property line. 

This Development Permit and Development Variance Permit is valid for two (2) years from the date of approval, with no 
opportunity to extend. 
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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 $249,265.00 (199,412.00 x 125%) 

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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303-590 KLO Road, Kelowna, BC, V1Y 7S2P 250.868.9270 
outlanddesign.ca 

 

Monday, October 26, 2020 
 
969 Harvey Avenue 
Novation Architecture 
302-2237 Leckie Rd. 
Kelowna, BC V1X 6Y5 
 
Attn: Brandon Dobroskay, Intern Architect  
Via email to: brandon@novationarchitecture.com 
 
Re:  969 Harvey Avenue, Kelowna BC – Preliminary Cost Estimate for Bonding 
  
Dear Brandon: 
 
Please be advised of the following preliminary cost estimate for bonding of the proposed landscape 
works shown in the 969 Harvey Avenue conceptual landscape plan dated 20.10.26; 
 
• On-site Improvements: 1,659 square meters (17,857 square feet) = $199,412.00 
 
This preliminary cost estimate is inclusive of trees, shrubs, turf, mulch, topsoil, irrigation, hardscape, 
bike racks & site furnishings.  
 
You will be required to submit a performance bond to the City of Kelowna in the amount of 125% 
of the preliminary cost estimate. Please do not hesitate to contact me with any questions about the 
landscape plan. 

 
Best regards, 
 
 
 
 
 
Fiona Barton, MBCSLA, CSLA  
as per 
Outland Design Landscape Architecture 
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COMMON NAME

WHITE REDBUD
RED FOX KATSURA
PRESIDENTAL GOLD GINKGO
CASCADE FALLS BALD CYPRESS

ARCTIC FIRE DOGWOOD 
DART'S GOLD NINE BARK
PINK BEAUTY POTENTILLA 
TIGER EYES CUTTEAF STAGHORN SUMAC
MADONNA ELDER
SEM FALSE SPIREA

BISHOP'S WEED
QUAKING GRASS
ROBUST MALE FERN
BLUE DIAMOND SEA HOLLY
BLUE MAMMOTH HOSTA
WIDE BRIM HOSTA
FROSTED VIOLET CORAL BELLS
LAVANDULA STOECHAS 'OTTO QUAST'
FOUNTAIN GRASS
GIANT CONELFOWER
OCTOBER DAPHNE STONECROP
TRICOLOUR STONECROP
LAMB'S EAR

SIZE/SPACING & REMARKS

6cm CAL.
6cm CAL..
6cm CAL.
6cm CAL.

#01 CONT. /1.0M O.C. SPACING
#02 CONT. /1.5M O.C. SPACING
#01 CONT. /1.0M O.C. SPACING
#02 CONT. /1.75M O.C. SPACING
#02 CONT. /3M O.C. SPACING
#02 CONT. /1.25M O.C. SPACING

#01 CONT. /1.0 O.C. SPACING
#01 CONT. /0.6M O.C. SPACING
#01 CONT. /0.75M O.C. SPACING
#01 CONT. /0.6M O.C. SPACING
#02 CONT. /1.2M O.C. SPACING
#01 CONT. /1.0M O.C. SPACING
#01 CONT. /0.75M O.C. SPACING
#01 CONT. /0.6M O.C. SPACING
#01 CONT. /1M O.C. SPACING
#01 CONT. /1M O.C. SPACING
#01 CONT. /0.6M O.C. SPACING
#01 CONT. /0.5M O.C. SPACING
#01 CONT. /0.6M O.C. SPACING

QTY

1
2
3
3

32
26
32
18
6

41

32
90
58
90
41
32
58
89
32
32
89
89
129

BOTANICAL NAME

TREES
CERCIS CANADENSIS 'ALBA'
CERCIDIPHYLLUM JAPONICUM 'ROTFUCHS
GINKGO BILOBA 'THE PRESIDENT'
TAXODIUM DISTICHUM 'CASCADE FALLS'

SHRUBS
CORNUS STOLONIFERA 'FARROW'
PHYSCOSCARPUS OPULUTOLISUS 'DART'S GOLD'
POTENTILLA FRUTICOSA 'PINK BEAUTY'
RHUS TYPHINA 'BAILTIGER'
SAMBUCUS NIGRA 'MADONNA'
SORBARIA SORBIFOLIA 'SEM' 

PERENNIALS & GRASSES 
AEGOPODIUM PODAGARIA 'VAREGATUM'
BRIZA MEDIA
DRYOPTERI FILIX-MAS 'UNDULATA ROBUSTA'
ERYNGIUM PLANUM 'BLUE DIAMOND'
HOSTA BLUE MAMMOTH'
HOSTA 'WIDE BRIM'
HECUHERA 'FROSTED VIOLET'
OTTO QUAST FRENCH LAVENDER
PENNISETUM ALOPECUROIDES
RUDBECKIA MAXIMA
SEDUM SIEBOLDII
SEDIUM SPUIUM 'TRICOLOUR'
STACHYS BYZANTINA                                                                       

PLANT LIST

EXISTING BUILDING

NEW BUILDING

HARVEY AVENUE/ HIGHWAY 97

PROPERTY LINE

PROPERTY LINE
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E

LANDSCAPE BERM

DECORATIVE PERMEABLE 
PAVERS

PLAYGROUND WITH SAFETY 
SURFACING (TYP.)

FREE-STANDING 0.45m HT.
RAISED PLANTER (TYP.)

GATE

(5) BIKE RACKS, 20 STALLS

CENTRAL SEATING AREA WITH 
TIMBER TRELLIS

EXISTING TREES TO REMAIN

LARGE DECIDUOUS TREE (CERCIS 
CANADENSIS ALBA') (TYP.)

SMALL CONIFEROUS TREE 
(TAXODIUM DISTICHUM 
'CASCADE FALLS') (TYP.)

MEDIUM DECIDUOUS TREE
(CERCIDIPHYLLUM JAPONICUM

'ROTFUCHS') (TYP.)

MOLOK GARBAGE BIN (TYP.)

EXISTING RAMP

EXISTING TURF TO REMAIN

DECORATIVE PAVING STONE (TYP.)

LARGE DECIDUOUS TREE 
(GINKGO BILOBA 'THE 
PRESIDENT') (TYP.)

CONCRETE PAVING WITH 
SAWCUT (TYP.)

PEDESTAL PAVERS

2.0m HIGH SOLID SCREEN FENCE

ASPHALT PAVING

(13) BIKE RACKS, 
65 STALLS 

ELECTRICAL TRANSFORMER 
(REFER ELECT. DWGS)

EXISTING TRANSFORMER 

COMMUNITY PLANTER 
GARDENS (TYP.)

(1) BIKE RACK, 2 STALLS

(2) BIKE RACKS, 10 STALLS

NOTES
1. PLANT MATERIAL AND CONSTRUCTION METHODS 
SHALL MEET OR EXCEED THE CANADIAN LANDSCAPE 
STANDARDS & CITY OF KELOWNA ZONING BYLAW 7900. 

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

3. TREE AND SHRUB BEDS TO BE DRESSED IN A MINIMUM 
75mm WOOD MULCH, AS SHOWN ON PLANS. DO NO 
PLACE WEED MAT UNDERNEATH TREE AND SHRUB BEDS.

4. TREE AND SHRUB BEDS TO RECEIVE A MINIMUM 300mm 
DEPTH TOPSOIL PLACEMENT. DRYLAND SEED AREAS TO 
RECIEVE A MINIMUM OF 50mm TOPSOIL PLACEMENT.

5. SITE GRADING AND DRAINAGE WILL ENSURE THAT ALL 
STRUCTURES HAVE POSITIVE DRAINAGE AND THAT NO 
WATER OR LOOSE IMPEDIMENTS WILL BE DISCHARGED 
FROM THE LOT ONTO ADJACENT PUBLIC, COMMON, OR 
PRIVATE PROPERTIES.
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IRRIGATION LEGEND
ZONE #1: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE WATER USE 
PLANTING AREAS
TOTAL AREA: 169 sq.m.
MICROCLIMATE: NORTHWEST EXPOSURE, PARTIALLY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 94 cu.m.

ZONE #2: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE WATER USE 
PLANTING AREAS
TOTAL AREA: 205 sq.m.
MICROCLIMATE: NORTHWEST EXPOSURE, PARTIALLY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 114 cu.m.

ZONE #3: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE WATER USE 
PLANTING AREAS
TOTAL AREA: 194 sq.m.
MICROCLIMATE: NORTHEAST EXPOSURE, PARTIALLY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 108 cu.m.

ZONE #4: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE WATER USE 
PLANTING AREAS
TOTAL AREA: 168 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, FULLY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 93 cu.m.

ZONE #5: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREAS
TOTAL AREA:  99 sq.m.
MICROCLIMATE: NORTHEAST EXPOSURE, PARTIALLY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 141 cu.m.

ZONE #6: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREAS
TOTAL AREA:  98 sq.m.
MICROCLIMATE: NORTHEAST EXPOSURE, PARTIALLY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 140 cu.m.

ZONE #7: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREAS
TOTAL AREA:  95 sq.m.
MICROCLIMATE: EAST EXPOSURE, PARTIALLY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 136 cu.m.

ZONE #8: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREAS
TOTAL AREA:  113 sq.m.
MICROCLIMATE: SOUTHEAST EXPOSURE, PARTIALLY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 161 cu.m.

ZONE #9: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREAS
TOTAL AREA:  103 sq.m.
MICROCLIMATE: SOUTHEAST EXPOSURE, PARTIALLY SHADED BY BUILDING
ESTIMATED ANNUAL WATER USE: 147 cu.m.

ZONE #10: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR 
MODERATE WATER USE PLANTING AREAS
TOTAL AREA: 66 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, PARTIALLY SHADED BY BUILDING
ESTIMATED ANNUAL WATER USE: 37 cu.m.

WATER CONSERVATION CALCULATIONS
LANDSCAPE MAXIMUM WATER BUDGET (WB) =  1,385 cu.m. / year

ESTIMATED LANDSCAPE WATER USE (WU) = 1,171 cu.m. / year

WATER BALANCE = 214 cu.m. / year

*REFER ATTACHED IRRIGATION APPLICATION FOR DETAILED CALCULATIONS

IRRIGATION NOTES
1. IRRIGATION PRODUCTS AND INSTALLATION METHODS SHALL MEET OR EXCEED THE 
REQUIREMENTS OF THE WATER USE REGULATION BYLAW NO. 10480 AND THE SUPPLEMENTARY 
SPECIFICATIONS IN THE CITY OF KELOWNA BYLAW 7900 (PART 6, SCHEDULE 5).

2. THE IRRIGATION SYSTEM SHALL MEET THE REQUIREMENTS, REGULATIONS, AND BYLAWS OF THE 
WATER PURVEYOR.

3. THE IRRIGATION SYSTEM SHALL BE EQUIPPED WITH AN APPROVED BACKFLOW PREVENTION 
DEVICE, WATER METER, AND SHUT OFF VALVE LOCATED OUTSIDE THE BUILDING ACCESSIBLE TO THE 
CITY.

4. AN APPROVED SMART CONTROLLER SHALL BE INSTALLED. THE IRRIGATION SCHEDULING TIMES 
SHALL UTILIZE A MAXIMUM ET VALUE OF 7" / MONTH (KELOWNA JULY ET), TAKING INTO 
CONSIDERATION SOIL TYPE, SLOPE, AND MICROCLIMATE.

5. DRIP LINE AND EMITTERS SHALL INCORPORATE TECHNOLOGY TO LIMIT ROOT INTRUSION.

6. IRRIGATION SLEEVES SHALL BE INSTALLED TO ROUTE IRRIGATION LINES UNDER HARD SURFACES 
AND FEATURES.

7. IRRIGATION PIPE SHALL BE SIZED TO ALLOW FOR A MAXIMUM FLOW OF 1.5m /SEC.

8. A FLOW SENSOR AND MASTER VALVE SHALL BE CONNECTED TO THE CONTROLLER AND 
PROGRAMMED TO STOP FLOW TO THE SYSTEM IN CASE OF AN IRRIGATION WATER LEAK.
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Phone: (250) 762-6225             Fax: 1 (778) 381-7378 pa rkhous ing@shaw.ca 
 
 

Evangel Family Rental Housing Society 

#100 - 969 Harvey Avenue     Kelowna, BC     V1Y 8M8 
 

   

 

October 16, 2020 

 

 

City of Kelowna 

1435 Water Street 

Kelowna, BC, V1Y 1J4 

 

 

Dear Mr. Cseke, 

 

The Evangel Family Rental Housing Society has provided affordable rental housing opportunities to the 

Kelowna Community for 46 years. It is our desire to expand that service by developing an additional 46 

units of affordable family units at our current Evangel Family Manor site located at 969 Harvey Ave.  

 

The project is providing 52 stalls of resident and visitor parking for the 46 units. The project is seeking a 

variance in the required parking ratio per unit. We understand that it is in the City’s interest to ensure 

that the parking is managed over time so that the impacts of the loss of provision of parking relative to 

the bylaw are mitigated and that parking availability is commensurate to the demand. The building 

currently on site has an excess of parking in proportion to the units in the building. It is anticipated that 

the additional parking for the new building will be managed accordingly between the two buildings. 

Together, the existing parking and new parking provided will represent a parking ratio of 1.5 stall per unit. 

 

The EFRHS proposed to manage the parking long term using the same parking management system that 

has proven effective for 45+ years of property management. Below is an outline of the parking 

management plan that EFRHS employs to mitigate any parking deficiencies.  

 

 

Kind regards, 

 

 
 

Kevin Draper 

Administrator  
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Phone: (250) 762-6225             Fax: 1 (778) 381-7378 pa rkhous ing@shaw.ca 
 
 

 

1. BACKGROUND/EXPERIENCE 

Evangel Group of Societies has been managing affordable rental housing for 46 years. The latest ambition 

to serve the demand for 3-bedroom family-focused is supported by the City of Kelowna’s efforts to 

combat homeless and provide affordable housing rental and ownership opportunities in the community. 

Recently developed transportation infrastructure, experienced parking management and a decreased 

demand for parking in affordable rentals form the base of assumptions that we believe support the 

request for a parking variance at 969 Harvey Avenue.  

 

Kelowna’s Healthy Housing Strategy (HHS), adopted in 2018, identifies key directions and actions that 

benefit the provision of healthy housing. One direction given is to improve housing affordability and 

reduce barriers for affordable housing. Parking costs are one of the greatest barriers to the provision of 

affordable housing. The report indicates that “by setting minimum parking requirements, the City is 

driving up housing costs and disincentivizing sustainable modes of transportation.” A key policy direction 

provided in the HHS is to reduce parking requirements for infill and affordable housing and Appendix E-VI 

provides specific direction to identify opportunities for off-street parking reductions and/or parking 

elimination.  

 

EFRHS is supporting the City of Kelowna’s strategy by encouraging the use of transportation and 

community infrastructure to avoid downloading the cost of parking onto the tenants of affordable housing 

developments. The affordability of the units is mandated and guaranteed by CMHC financing for the life 

of the mortgage (50 years). Maintaining affordability presents a budget constraint for parking provision 

but also an opportunity for the City of Kelowna to support affordability through the implementation of 

parking reductions identified in the housing strategy.  

 

2. TRANSPORTATION AMENITIES PROVIDED  

Provision of Long and Short-Term Bicycle Parking  

The project is designed to allow tenants to store their bicycles in 22 protected spaces in the parking 

garage, 14 surface level bike parking spaces outside the building, and 82 spaces in secured courtyard areas  

outside. The provision of bicycle storage space is intended to increase sustainability by providing an 

alternative to motor vehicle use and decrease traffic density. 

Proximity to Active Transportation Options 

The location of the Project will provide opportunities for residents to live active, healthy lifestyles by using 

active transportation methods, such as walking or cycling, to access community amenities and services. 

As the City becomes more urbanized through increased population density and mixed land-use, walking 

and cycling have become viable and preferred options for residents living downtown. To meet this 

demand, the City has invested in a variety of infrastructure for cyclists and pedestrians (refer to City of 

Kelowna Pedestrian and Bicycle Masterplan). One such example, the Ethel Street Active Transportation 

Corridor (ATC), is located extremely close to the Harvey Avenue development.  

Car Co-op 

Carshare programs, such as a car co-op, provide short term vehicle rentals to members and are designed 

to provide the same convenience as personal vehicles. MODO is a car share program in the City and is 
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presented as an example of a potential car sharing opportunity for the project. Currently, there are 8 

MODO locations within a walkable distance (1.5km) of the site.  

 

3. PARKING MANAGEMENT 

Based on EFRHS’s 46 years of experiences managing affordable rental housing we have developed a 

system to manage parking that has been successful with no issues arising from tenants, service 

contractors or the municipality. The Evangel Housing Society operates three rental buildings. 969 Harvey 

Avenue- ‘The Family Manor’, 1439 Bertram Street – ‘Seniors Housing’ and 1319 KLO Road- ‘Park Housing’.  

At the building on 969 Harvey Avenue the Society charges for parking and the parking is monitored to 

ensure optimal usage. The tenant spaces are documented and waitlisted in a registry. Parking is monitored 

on a monthly basis and unused or vacant stalls are offered among the registrants.  

The target tenant group for the new development will mirror the current Family Manor whose 3-

bedrooms house young and single-parent families with one vehicle and often, no vehicle. The parking 

requirement for 3-bedroom units is 2 stalls per unit.  This project is located between two rental subzones, 

one providing a 10% reduction to parking and the other, providing a 20% reduction. The project has 

previously advocated to be included in the urban centre subzone, providing a 20% reduction. This has 

formed the basis of parking calculations. 

The current site has an excess parking of 92 stalls to 64 units plus 5 external stalls. The infill development 

would provide an additional 52 stalls for a total of 110 units. This represents a parking ratio of 1.35 stalls 

per unit. The variance would be a reduction of from 1.5 stalls/ unit to 1.35 stalls/unit.  

Table 1: Parking Provision Ratio 

 # of Units Stalls Required  Stalls Provided Ratio 

Existing 

Building 

64 87  97 1.5 

New Building 46 78  52 1.1 

Total 110 165 149 1.35 

 

The low demand for parking that exists at the Family Manor is reflected across the buildings managed by 

Evangel Housing Societies and lends itself as an example to a larger trend low parking demand in 

affordable rental housing developments.  

 

4. DECREASED PARKING DEMANDS FOR AFFORDABLE HOUSING  

We have used parking data from our current affordable rental located on site as well as similar affordable 

rental buildings in Kelowna to project the parking uptake for the new affordable units. The Evangel Family 

Manor currently has 64 units to 97 stalls. Of this number, 7 stalls have been converted into exit space, a 

workshop, and bike storage. 10 further stalls are currently vacant.  
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The Evangel Seniors Citizen Society on Bertram Street has 44 units and only 10 parking stalls. The Society 

has been managing this deficiency effectively. 

Existing affordable housing projects (BC Housing projects of similar scale and location) also provide 

reasonable estimates of parking demand. We anticipate that the demand for parking by future tenants of 

the Project will be much lower than the parking requirements, which are based on a typical market 

development. Several completed studies echo this understanding, including those completed by the City 

of Kamloops, City of Vancouver, and City of Victoria. The City of Kamloops Affordable Housing Developer 

Package states that based on parking demand trends, social housing parking requirements are 0.25 spots 

per unit.1  

Further, a scan of parking uptake from similar BC Housing affordable housing projects (scale and location) 

in Kelowna, and other locations in the Interior of BC (Penticton) were carried out to establish parking 

uptake in affordable housing developments. Tables 2 and 3 below show the differences between the 

number of units in the development, and the number of stalls in use for local housing projects and from 

similar projects across the Interior. Of the project examples given, only 39% of the parking stalls provided 

are in use. Table 4 provides two examples of parking relaxations granted, in 2018 and 2020 respectively, 

by municipalities in the interior that were over 50% reduction from the requirement. 

Table 2: Housing Projects Parking Uptake in the City of Kelowna 

City Building Name # of Units # of Stalls in Use % of Stalls in Use 

Kelowna Creekside Terrace 34 28 82% 

Kelowna Reeds Corner 20 6 30% 

Kelowna Tower Apartments 124 36 29% 

Total  178 70 39% 

 

Table 3: Housing Project Parking Uptake in Other Cities in the Interior 

City  Location # of Units # of Stalls in Use % of Stalls in Use 

Kelowna Okanagan College (KLO Rd) 36 (41 tenants) 21 58% 

Kelowna Near Bernard Avenue 

(Downtown Core)  

43 (45 tenants) 10 4% 

Total  79 31 39% 

 

 

 

                                                      
1 Kamloops Affordable Housing Developers Package, City of Kamloops (2016) 
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Phone: (250) 762-6225             Fax: 1 (778) 381-7378 pa rkhous ing@shaw.ca 
 
 

Table 4: Recently Granted Parking Variances 

City  Location # of Units Stall 

Required 

Stalls Provided Variance 

Oliver 5931 Airport Rd. 46 72 51 21 

OK Falls- 

Regional 

District of 

Okanagan 

Similkameen  

5081 8th Avenue 26 46 29 17 

 

5. CONTRIBUTION TO THE COMMUNITY 

The provision of safe, quality and affordable housing has direct impacts on individual and community 

social, psychological and economic health. As stated in the Health Housing Strategy, “when housing costs 

are affordable, individuals can have access to other factors of well-being including social and recreational 

opportunities, medical care, education and healthy food.” The Harvey Avenue project will provide 

affordable housing to the community that is well connected, with multiple transit options available, and 

is guaranteed long-term through the affordable rental housing financing with CMHC. It is for those and 

the above-stated compelling reasons that the project team is requesting a parking variance of 26 parking 

stalls for the new building. The total variance request for both buildings is 16 stalls.  If the urban parking 

centre rental subzone reduction of 20% were used instead of 10% in the calculations we would have an 

excess of parking over the 2 buildings by 12 stalls.  
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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  

October 6, 2020           Our File: 1821 
 
City of Kelowna 
1435 Water Street 
Kelowna, BC, V1Y 1J4 
 
Attention:  Jocelyn Black, Urban Planning and Development Manager 
 
Dear Mrs. Black 
 
Re: Development Permit / Development Variance Permit Application for 

969 Harvey Avenue 
  
This development proposal will adhere to the requirements of the RM6 zone as described in the City of 
Kelowna Zoning Bylaw No. 8000. 
 
Project Description   
 
The proposed project is a six-storey multi-family residential addition located along Hwy 97 N. with 
predominantly residential surroundings. The existing building is a three-storey multi-family building with 
a large amount of green space easily accessed from Harvey Avenue. The proposed building will be 
located in this open space, creating an enclosed and secured courtyard/green space for the tenants of 
the building. 
 
The current zone is RM5 and we are proposing a rezone to RM6 with a six-storey height limit to 
maximize the amount of housing we can provide in the project. With the recent RM6 developments 
across the highway, we believe this rezone is well suited to the area. We are seeking an OCP 
amendment from MRM to MRH. The property is located between two urban centres and adjacent to 
other MRH properties. The project meets key objectives of the OCP by providing sensible urban infill 
housing without requiring infrastructure upgrades. It provides affordable purpose-built rental housing 
with a mixture of apartment sizes. We see a need for 3-bedroom units within the city and therefore 
focus on providing what we can in that unit size. The project is located near public transit as well as the 
newly constructed Ethel pedestrian corridor, making it a convenient place to live for families with no 
more than one car. 
 
Design Rationale 
 
Lot access is currently from a back laneway flanking the south side of the property. The proposed 
building’s parkade and visitor parking will utilize this same access. The existing L-shaped building 
provides us the opportunity to create an enclosed and secured courtyard without compromising the 
spatial practicality of the project. We have designed a simple shaped footprint that maximizes our unit 

Continued … 
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count while providing a spacious courtyard between the buildings. The courtyard will be secured by 
decorative gate access and will provide spaces for kids to play and for parents to sit and visit while 
watching their kids. The mass of the building is broken by vertical elements to help soften the horizontal 
frontage along Harvey Avenue. As a six-storey building, we considered stepping the building back on a 
podium. After discussion with the city about the additional costs and how they would impact our goals 
on providing affordable housing, as well as the projects location along Harvey, we determined that 
stepping the building back along Harvey was not as important as it was along the west side of the 
building at the neighbouring property. Therefore, we decided we would terrace back the fifth and sixth 
floors of the west side of our building in order to soften the visual impact on the adjacent property. 
 
The material selection further serves to break the uniformity of the frontage, while producing a diverse 
and visual intriguing elevation. We are proposing exterior materials to include a combination of stucco, 
PVC siding, and concrete fibre board accents. These materials, along with the corresponding rich  
colour palette and design style will further add to the visual diversity and provide a sophisticated 
addition to the existing context.   
 
We are seeking (4) variances: 
 
1. Side Yard Setback – we are proposing a variance of 0.9m within the west side yard. While the setback 
is 4.5m, we are proposing a distance of 3.6m. We believe that the benefit of gained residential and 
parking space, as well as ease of access into the parkade, will greatly outweigh to deficit to the adjacent 
property. Additionally, to help mitigate the visual impact to the adjacent property, we have stepped 
back our fifth and sixth floors to help the building feel less intrusive, while providing more natural 
sunlight into the neighboring property. 
 
2. Site Coverage – due to the existing building on the property, as well as the need for parkade access in 
the proposed building, it is not possible to meet the 50% site coverage requirements. We are proposing 
a variance of 20%, resulting in a total site coverage of 70%. We believe that the additional units and 
exterior courtyard space will greatly benefit the site. While site space will be lost, the usability of the 
exterior courtyard will increase greatly with the landscape design we are proposing. Additionally, by 
closing off the courtyard from the public, the tenants can feel much safer and more comfortable using 
the greenspace provided. 
 
3. Parking – while the parking bylaw requires 2 stalls per 3-bedroom unit, we believe that the 
demographic we will be accommodating will likely have only 1 car per family. We think that the parking 
we do provide, when combined with the parking of the existing building, will be more than enough to 
serve the project. Additionally, we will be providing extra bike parking and storage to encourage tenants 
to use bikes. Due to the central location of the site and its proximity to the highway, we believe that 
many of the tenants of this building will be walking, biking, or using public transit regularly. However, we 
do make sure to provide a minimum of 1 stall per dwelling unit. 

 
Continued … 
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4. Daylighting – we are seeking a variance on the daylighting requirements, which indicate that no part 
of the building should project beyond the 65° inline from property line (see A4.02). Due to very limiting 
site constraints it would involve a significant change to the building to accommodate the daylighting 
requirements, which would result in a reduction of our unit count. We think the provision of a few 
additional affordable housing units is worth the trade-off of not meeting the daylighting requirements.  
However, an effort has been made to step the building back to help mitigate the extent to which we 
project into the 65° daylighting requirements. 
 
 
 
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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CITY OF KELOWNA 
 

BYLAW NO. 12091 
 

Official Community Plan Amendment No. OCP19 –0013 
4071 Lakeshore Road 

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

Plan Bylaw No. 10500” be amended by changing the Generalized Future Land Use designation 
of Lot A Section 6 Township 26 ODYD Plan 10613, located on Lakeshore Road, Kelowna, B.C., 
from the S2RES – Single/Two Unit Residential 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 24th day of August, 2020. 
 
 
Considered at a Public Hearing on the 15th day of September, 2020. 
 
 
Read a second and third time by the Municipal Council this 15th day of September, 2020. 
 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 
 

 
Mayor 

 
 
 

 
City Clerk
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CITY OF KELOWNA 
 

BYLAW NO. 12092 
Z19-0144 – 4071 Lakeshore Road 

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

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning classification 
of Lot A Section 6 Township 26, ODYD, Plan 10613 located at Lakeshore Road, Kelowna, BC from 
the RU1 – Large Lot 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 24th day of August, 2020. 
 
 
Considered at Public Hearing by the Municipal Council this 15th day of September, 2020.  
 
 
Read a second and third time by the Municipal Council this 15th day of September, 2020. 
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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REPORT TO COUNCIL 
 
 
 

 

Date: November 17, 2020 

To: Council  

From: City Manager 

Department: Development Planning 

Application: DP19-0248 & DVP19-0249 Owner: 
Greencorp Ventures Inc., 
Inc.No. BC0987730 

Address: 4071 Lakeshore Rd. Applicant: 
Shane Worman; Worman 
Commercial 

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 final adoption of Official Community Plan Amending Bylaw No. 12091 and Rezoning Bylaw No. 
12092 be considered by Council;  
 
AND THAT Council authorizes the issuance of Development Permit No. DP19-0248 for Lot A Section 6 
Township 26 ODYD Plan 10613, located at 4071 Lakeshore 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. DVP19-0249 for Lot A 
Section 6 Township 26 ODYD Plan 10613, located at 4071 Lakeshore Road, Kelowna, BC; 
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AND THAT variances to the following sections of Zoning Bylaw No. 8000 be granted:  
 
Section 13.11.6(f): RM5 – Medium Density Multiple Housing, Development Regulations 
To vary the minimum rear yard setback from 9.0m required to 6.8m proposed. 
 
Section 13.11.6(e): RM5 – Medium Density Multiple Housing, Development Regulations 
To vary the minimum side yard setback for a portion of a building below 2 1/2 storeys from 4.5m 
required to 2.9m proposed. 
 
Section 13.11.6(c): RM5 – Medium Density Multiple Housing, Development Regulations 
To vary the maximum height from 4.5 storeys permitted to 5 storeys proposed. 

 
AND THAT the applicant be required to complete the above noted conditions of Council’s approval of the 
Development Permit and Development Variance Permit 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 consider the form and character of a proposed 5 storey apartment building; and to vary both the rear and 
side yard setbacks as well as building height on the subject property. 

3.0 Development Planning 

Staff supports the development permit for the form and character of the proposed 5 storey apartment 
building; and also supports the proposed variances. 

The proposed building treatment is relatively simple in the modern design style with subtle amounts of 
architectural articulation using balconies, windows and the unit entrances. The windows and balconies will 
also act to put ‘eyes-on-the-street’ to Lakeshore Rd. to the west, as well as ‘eyes-on-the-park’ to the 
surrounding Belmont Park, adding a sense of safety to the immediate surroundings. The ground-oriented 
entrances facing north (including the main entrance of the building) work to integrate and connect the 
building with the park. The proposed landscaping is intended to help soften the modern style of the building 
and integrate the site with the surrounding park. Finally, private open space is provided through large 
balconies, as well as a shared, landscaped amenity space at the back of the property featuring a narrow 
swimming pool. Overall, the proposal substantially meets the comprehensive development permit 
guidelines in the Official Community Plan. 

The first proposed variance is to reduce the minimum rear yard setback on the east lot line from 9.0m down 
to 6.8m. Only two small areas of the building infringe on the required setback area (the northeast corner of 
the building and a stairwell area at southeast), and these parts of the building face Belmont Park, thus there 
is no impact on private property and no threat to privacy. As such, Staff deem the proposed variance to be 
acceptable. 

The second variance is to reduce the minimum side yard setback for areas of a building below 2 1/2 storeys 
from 4.5m down to 2.9m on the north lot line. The bulk of the building remains setback the required distance, 
with only the ground-oriented entrances protruding into the required setback area. As with most multi-
family zones, the RM5 zone allows for a setback facing a street to be reduced to 1.5m for ground-oriented 
housing. In this case, the north side of the building does feature ground-oriented housing, but rather than 
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facing a street, it faces park space. Still, the effect is fundamentally the same with park space as with a street, 
as it is public space and not private property. Staff deem this proposed variance to be supportable. 

The third and final variance is to increase the height of the building from the permitted 4.5 storeys to 5 
storeys. The ultimate height limit of 18.0m is maintained with the building reaching a maximum height of 
17.1m. In this case, since the building is surrounded on all sides by either park space (to the north, and east), 
or multi-family housing (to the south), it was concluded that the added half-storey would not negatively 
impact surrounding properties. In connection with this, a shadow study provided on the part of the applicant 
shows that the shadowing of the building has very little impact on surrounding properties—including the 
single-family development nearby to the north and east (see Attachment C). For these reasons, Staff deem 
the proposed height variance to be acceptable. 

4.0 Proposal 

4.1 Background 

On August 24th 2020, Council gave 2nd and 3rd Reading to rezone the lot to RM5 – Medium Density Multiple 
Housing, and accompanying OCP Amendment to change the future land use designation to MRM – Multiple 
Unit Residential Medium Density. A condition of final adoption of the rezoning and OCP Amendment is that 
a Development Permit and Development Variance Permit be considered by Council. 

4.2 Project Description 

The applicant proposes a 5 storey apartment building with 8 units, concealed parking, and ground-oriented 
housing facing north. 

Three variances are requested. The first variance is to reduce the required rear yard setback on the east lot 
line from the required 9m to 6.8m for two small areas of the building. The second variance is to reduce the 
required side yard setback for areas of a building below 2 1/2 storeys from 4.5m down to 2.9m on the north 
lot line for the ground-oriented entrances to the building. The third and final variance is to increase the height 
of the building from 4.5 storeys permitted to 5 storeys proposed. 

4.3 Site Context 

The property is located on the arterial Lakeshore Rd. in the North Okanagan Mission Sector. The lot is in 
close proximity to numerous amenities and destinations including a neighbourhood commercial centre to 
the north at Lexington Dr; Mission Recreation Park to the east (which includes both the H2o Adventure & 
Fitness Centre and Capital News Centre); Thomson Marsh Park to the southeast; Mission Creek and 
Greenway to the north; the newly introduced Bluebird Beach Park immediately to the northwest; and 
Belmont Park in the immediate surroundings 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North P3 – Parks and Open Space Park (Belmont Park) 

East P3 – Parks and Open Space Park (Belmont Park) 

South RM3 – Low Density Multiple Housing Multiple Dwelling Housing 

West RM6 – High Rise Apartment Housing Multiple Dwelling Housing 
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Subject Property Map: 4071 Lakeshore Rd. 

 

 

 

 

 

 

 

 

 

 

 

 

86



DP19-0248 & DVP19-0249 – Page 5 

 
 

 

4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM5 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Min. Lot Area 1,400m2 1,515m2 

Min. Lot Width 30.0m 32m 

Min. Lot Depth 35.0m 50m 

Development Regulations 
Max. Floor Area Ratio 1.2 1.0 

Max. Site Coverage (buildings) 40% 29% 

Max. Site Coverage (buildings, 
parking, driveways) 

50% 50% 

Max. Height 18.0m / 4.5 storeys 17.1m / 5 storeys  

Min. Front Yard 6.0m 6.0m 

Min. Side Yard (south) 4.5m / 7m 4.5m / 7m 

Min. Side Yard (north) 4.5m / 7m 2.9m / 7m  

Min. Rear Yard 9m 6.8m  

Other Regulations 
Min. Parking Requirements 17 18 

Min. Bicycle Parking 8 16 

Min. Private Open Space 200m2 323m2 

 Indicates a requested variance to height (# of storeys). 

 Indicates a requested variance to a side yard setback. 

 Indicates a requested variance to a rear yard setback. 

 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Chapter 14: Urban Design DP Guidelines 

A. Comprehensive Development Permit Area 

Objectives: 
• Promote a high urban design standard and quality of construction for future development  

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

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

 area’s character; 
• Promote alternative transportation with enhanced streetscapes and multi-modal   

 linkages. 
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6.0 Application Chronology 

Date of Application Received:  December 20, 2019  
Date Public Consultation Completed: February 24, 2020  
 
Report prepared by:  Aaron Thibeault, Planner II 
Reviewed by: Jocelyn Black, Urban Planning Manager 
Approved for Inclusion: Terry Barton, Development Planning Department Manager 
 

Attachments: 

Attachment A: Draft Development Permit and Development Variance Permit 

 Schedule A: Site Plan 

 Schedule B: Elevations & Materials and Color Board 

 Schedule C: Landscape Plan & Landscape Estimate 

Attachment B: Applicant Rationale 

Attachment C: Shadow Study 
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Development Permit & 
Development Variance Permit 
DP19-0248 & DVP19-0249 
 

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

Lot A Section 6 Township 26 ODYD Plan 10613 

and legally known as 

4071 Lakeshore Rd. 

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 13.11.6(f): RM5 – Medium Density Multiple Housing, Development Regulations 

To vary the minimum rear yard setback from 9m required to 6.8m proposed. 

Section 13.11.6(e): Medium Density Multiple Housing, Development Regulations 

To vary the minimum side yard setback for portions of a building below 2 1/2 storeys from 4.5m required to 2.9m 

proposed. 

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

To vary the maximum height from 4.5 storeys permitted to 5 storeys proposed. 

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

Date of Council Decision   November 17, 2020    

Decision By:   COUNCIL OR COMMUNITY PLANNING DEPARTMENT MANAGER 

Development Permit Area: Comprehensive Development Permit Area 

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:  Greencorp Ventures Inc., Inc.No. BC0987730 

Applicant: Shane Worman 

Planner:  Aaron Thibeault 
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________________________________________   _______________________________________ 

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

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

To vary the minimum rear yard setback from 9m required to 6.8m proposed. 

Section 13.11.6(e): Medium Density Multiple Housing, Development Regulations 

To vary the minimum side yard setback for portions of a building below 2 1/2 storeys from 4.5m required to 2.9m 

proposed. 

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

To vary the maximum height from 4.5 storeys permitted to 5 storeys proposed. 

 

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 OR certified cheque in the amount of $75,855.00 

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 
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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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ZO
NING

 CALCULATIO
NS:

Current:
RU1

Proposed:RM
5

SITE INFO
RM

ATIO
N:

 
Allowed

Proposed
G

ross Site Area=
16,303 SF (1,514.6 sm)

Allowable Building Site Coverage=
40% (6,521 SF)     

29% (4,713 SF)

Allowable Total Site Coverage=
65% (10,597 SF)

50% (8,078 SF)

F.A.R. =
1.2  (19,564 SF)

1.0 (16,975 SF)

PRIVATE O
PEN SPACE 

Proposed
269 SF (25 sm)/RESIDENCE

323 SF/RESIDENCE (20% INCREASE ABO
VE ZO

NING
 ALLO

W
S INCREASE IN SITE CO

VERAG
E)

Unit Area Calculations:NET FLO
O

R AREA
PARKING

 LEVEL:
  200 SF

FIRST LEVEL:
UNIT 101 =

2,592 SF
UNIT 102 =

2,171 SF

SECO
ND-FO

URTH LEVELS
UNITS 201, 301 & 401=

5,556 SF (1,852X3)
UNITS 202, 302 & 402 =

6,456 SF (2,152X3)

TO
TAL

16,975 SF (1,577 SM
)

 
Building Height:

Allowed: 
Proposed:

M
ax. Height =

 
18m/4.5 storeys

17.1m/5 storeys

Yard setbacks:
Allowed:

Proposed:
Front yard - 

6.0 m/1.5m front door ground oriented
6.0m

Side yard - 
4.5m up to 2-1/2 storeys/7.0m above 2-1/2 storeys/1.5 for ground oriented

4.5m 1-1/2 storeys/7.0 m above 1-1/2 storey/2.9m ground oriented housing

Rear yard - 
9.0 m

6.8 m (min.)

Parking Calculations:
Required:

Proposed:
2 per /3 bed=

2 x 8=
 16 

16
Total

16 (100% LARG
E SIZE STALLS)

Visitor=
.14X8=

2
2

Bicycle Storage:
Required:

Proposed:
Class I, .5/unit

.5X8=
4 (Required)

16 (dedicated bike storage ea. garage)
Class II, .1/unit

.1X8=
1 (Required)
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303-590 KLO Road, Kelowna, BC, V1Y 7S2P 250.868.9270 
outlanddesign.ca 

 

Tuesday, December 10, 2019 
 
4071 Lakeshore Road 
C/o Worman Homes 
Suite 202, 474 West Avenue 
Kelowna, BC V1Y 4Z2 
Attn: Shane Worman 
 
Re:  Proposed 4071 Lakeshore Road Development – Preliminary Cost Estimate for Bonding  
  
Dear Shane: 
 
Please be advised of the following preliminary cost estimate for bonding of the proposed landscape 
works shown in the 4071 Lakeshore Road conceptual landscape plan dated 19.12.10; 
 

• On-site Improvements: 642 square meters (6910 square feet) = $60,684.00 
• Off-site Improvements: 147 square meters (1582 square feet) = $12,345.25 

 
This preliminary cost estimate is inclusive of trees, shrubs, turf, mulch, topsoil, hardscape & 
irrigation.  
 
You will be required to submit a performance bond to the City of Kelowna in the amount of 125% 
of the preliminary cost estimate. Please do not hesitate to contact me with any questions about the 
landscape plan. 

 
Best regards, 
 
 
 
 
 
Fiona Barton, MBCSLA, CSLA  
as per 
Outland Design Landscape Architecture 
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DP19-0248 & DVP19-0249
4071 Lakeshore Rd.

Development Permit & 

Development Variance Permit Application
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To consider the form and character of a proposed 5 
storey apartment building; and to vary both the 
rear and side yard setbacks as well as building 
height on the subject property.

Proposal
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Development Application Submitted

Staff Review & Circulation

Public Notification Received

Initial Consideration

Public Hearing
Second & Third Readings

Dec. 20, 2019

Aug. 24, 2020

Final Reading
DP & Variances

Council 
Approvals

Development Process

Building Permit

Feb. 24, 2020

Sept. 15, 2020

Nov. 17, 2020
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Context Map

Subject Property
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OCP Future Land Use / Zoning

Subject Property
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Subject Property Map
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 5 storey 
apartment 
building

 8 units

 Concealed 
parking

 Ground-
oriented 
housing facing 
north

 3 variances

Project/technical details
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Site Plan

Car 
Access

Unit 
Entrance

Unit 
Entrance

N

Main 
Entrance
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Elevations – North 
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Elevations – South 
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Elevations – West 
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Elevations – East 

110



Rendering
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Landscape Plan
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Reduce side yard setback below 2.5 storeys from 
4m to 2.9m for north lot line.

Variance 1: Side Yard Setback

 Applies only to unit 
entrances facing north

 RM5 zone allows setback 
facing street to be reduced 
to 1.5m for ground-
oriented housing

 Ground-oriented housing 
faces park space
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 Reduce rear yard setback 
from 9m to 6.8m.

Variance 2: Rear Yard Setback

 Applies only to 2 small 
areas of the building

 Areas face Belmont Park 
to the east

 No impact on private 
property / privacy

Variance 
Area

Variance 
Area
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 Increase height from 4.5 storeys to 5 storeys.

Variance 3: Height (Storeys)

 Measured height of 
building remains 
below permitted 
limit of 18m (17.1m)

 Lot surrounded 0n all 
sides by either park 
or multi-family 
housing

 Does not stand to 
negatively impact 
surrounding 
properties

Shadow Study
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 Modern style, articulation 
provided through balconies 
windows and unit entrances

 Windows and balconies put 
‘eyes-on-the-street’ and 
‘eyes-on-the-park’ adding a 
sense of safety

 Ground-oriented entrances 
integrate and connect bldg. 
with the park / pathway

 Landscaping softens the 
modern design and 
integrates the development 
with the surrounding park

Development Policy
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Staff Recommendation

Staff support the Development Permit and 
proposed Variances:
 Proposed development substantially meets the 

Comprehensive Design Guidelines

 Side yard setback variance meets intent of ground-
oriented housing

 Rear yard setback variance does not impact private 
property / privacy

 Height of building remains below sheer height limit and 
does not unduly impact neigbouring properties
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Conclusion of Staff Remarks

118



Site Plan
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Shadow Study
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REPORT TO COUNCIL 
 
 
 

 

Date: November 17, 2020 

To: Council  

From: City Manager 

Department: Development Planning Department 

Application: DP20-0178 / DVP20-0179 Owner: City of Kelowna 

Address: 5800 and 5930 Lapointe Drive Applicant: 
KF Aerospace Centre of 
Excellence (Paula Quinn) 

Subject: Development Permit and Development Variance Permit  

Existing OCP Designation: IND- Industrial 

Existing Zone: CD12- Airport 

 
 

1.0 Recommendation 

That Council authorizes the issuance of Development Permit No. DP20-0178 for Lot 5, District Lot 32, 
Osoyoos Division Yale District, Plan EPP65593, located at 5800 Lapointe Drive and Lot 4, District Lot 32 and 
District Lot 120, Osoyoos Division Yale District, Plan EPP65593, located at 5930 Lapointe Drive, 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 two lots are consolidated into one lot.  

 
AND THAT Council authorize the issuance of Development Variance Permit DVP20-0179 for Lot 5, District 
Lot 32, Osoyoos Division Yale District, Plan EPP65593, located at 5800 Lapointe Drive and Lot 4, District Lot 
32 and District Lot 120, Osoyoos Division Yale District, Plan EPP65593, located at 5930 Lapointe Drive, 
Kelowna, BC;  
 

121
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AND THAT the variances to the following sections of Zoning Bylaw No. 8000 be granted, as shown on 
Schedule “A, B, & C”: 

Section 18 1.5(b): CD12 – Airport - Development Regulations 

To vary the maximum height from 12.0m / 3 storeys required to 14.0m / 2 storeys proposed. 
 
AND THAT the applicant be required to complete the above noted conditions of Council’s approval of the 
Development Permit and Development Variance Permit applications 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 review the Form & Character Development Permit for a two storey Centre of Excellence building for KF 
Aerospace and to consider one variance to increase the building height by 2.0 metres (from a 12.0 metres to 
14.0 metres). 

3.0 Development Planning  

3.1 Development Permit 

Staff are recommending support for the proposed Development Permit due to the proposal’s consistency 
with the Official Community Plan’s (OCP) design guidelines. The building form, character, and massing 
exceed the OCP guidelines for industrial buildings and will be a positive legacy project. 

The KF aerospace Centre for Excellence Project and building will be unique and will tell the story of the local 
company and the aviation industry. The applicant has provided a short description of the anticipated benefits 
that the project will bring to the Okanagan (See Attachment ‘A’). 

The extra 2.o metre height variance is acceptable to Nav Canada and the Airport. The variance is considered 
minor in order to construct the necessary height of the hanger space.  

The building design is modelled from an airplane with the ‘wings’ acting as the hangers. See the rendering 
below for the typical materials used and overall design of the building.  
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Figure 1: Rendering and Material Selection 

  

Subject Property Map: 5800 Lapointe Drive and 5930 Lapointe Drive  
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4.0 Proposal 
4.1 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA CD12 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 

Height 12.0 m / 3 storeys 14.0 m / 2 storeys  

Front Yard (East) 6.0 m Approx. 55.0 m 

Side Yard (South) 4.5 m  5.9 m  

Side Yard (North) 4.5 m 9.1  m 

Rear Yard (West) 4.5 m Approx. 30.0 m  

Site coverage of buildings  50 % 43%  

FAR 0.65 0.23 

Parking Regulations 

Minimum Parking 
Requirements 

28 parking stalls 30 parking stalls 

Minimum Loading Spaces 3 spaces 3 spaces 

Ratio of Parking Stalls 
Regular size: 50% Min 
Small Size: 50% Max 

Regular size: 100%  
Small Size: 0%  

Minimum Drive Aisle 
Width 

7.0 m  7.0 m 

Other Regulations 

Minimum Bicycle Parking 
Requirements 

3 bikes 3 bikes 

 A variance to increase the permitted height by 2.0 metres (from 12 metres to 14 metres); 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Objective 5.5:  Ensure appropriate and context sensitive built form.  

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

 Contextual fit into the surrounding neighbourhood; 

 Shadowing of the public realm; 

 View impacts;  

 Overlook and privacy impact on neighbouring buildings; 

 Impacts on the overall skyline; 

 Impacts on adjacent or nearby heritage structures; 

                                                
1 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter). 3 City 

of Kelowna Official Community Plan, Chapter 14 (Urban Design Development Permits Area).  
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Chapter 14:  Urban Design Guidelines Amenities, ancillary Services and Utilities.5  

 Locate loading, garbage, storage, utilities and other ancillary services away from public view. All 
such areas shall be screened and designed as an integral part of the building to minimize impact; 

 Create attractive rear alley facades with high quality materials on buildings facing residential areas 
(e.g. rear building entrances, windows, balconies, plazas, and plantings).  
  

Chapter 4:  Land Use Designation Massing and Height.3  
 Mitigate the actual and perceived bulk of buildings by utilizing appropriate massing, including:  

 Architectural elements (e.g. balconies, bay windows, cantilevered floors, cupolas, dormers);  

 Visually interesting rooflines (e.g. variations in cornice lines and roof slopes);  

 Step back upper floors to reduce visual impact;  

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

 Wall projections and indentations, windows and siding treatments as well as varied material textures 
should be utilized to create visual interest and to articulate building facades;  

 Building frontages that vary architectural treatment in regular intervals in order to maintain diverse 
and aesthetically appealing streets. 

 

6.0 Application Chronology 

Date of Application Received:   Sept 15th, 2020  
Date of Public Consultation Completed:  n/a 

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

Attachments:  

1. DP20-0178 / DVP20-0179  
a. Schedule ‘A’ Dimensions and Siting of the buildings; 
b. Schedule “B” Exterior Design and Finish of the buildings; 
c. Schedule “C” Landscaping;  

2. Attachment ‘A’ Applicant Letter 
3. Attachment ‘B’ Development Engineering Memo 
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Development Planning Department 1435 Water Street Kelowna BC V1Y 1J4 planninginfo@kelowna.ca 250 469 8626 

DRAFT Development Permit & 
Development Variance Permit 
DP20-0178 / DVP20-0179 

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

5800 Lapointe Dr, legally known as Lot 5, District Lot 32, Osoyoos Division Yale District, Plan EPP65593; and 

5930 Lapointe Dr, legally known as Lot 4, District Lot 32 and District Lot 120, Osoyoos Division Yale District, Plan 

EPP65593 

and permits the land to be used for a mixed-use development described in Schedule ‘A’, ‘B’, and ‘C’. 

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

Date of Council Decision   November 17th 2020 

Decision By: COUNCIL  

Development Permit Area: Comprehensive 

Existing Zone: CD12 - Airport 

Future Land Use Designation: IND - Industrial 

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: City of Kelowna 

Applicant: KF Aerospace Centre of Excellence (Paula Quinn, Executive Director) 

Planner:  AC 

________________________________________ _______________________________________ 

Terry Barton Date 
Community Planning Department Manager  
Planning & Development Services 
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Development Planning Department 1435 Water Street Kelowna BC V1Y 1J4 planninginfo@kelowna.ca 250 469 8626 

1. SCOPE OF APPROVAL

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

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

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

2. CONDITIONS OF APPROVAL

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

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

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

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

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

Section 18 1.5(b): CD12 – Airport – Development Regulations 

e) To vary the maximum height from 12.0m / 3 storeys required to 14.0m / 2 storeys proposed.

This Development Permit and Development Variance 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 $101,426.25 ($81,141.00  x 125%)

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. 

127

mailto:planninginfo@kelowna.ca


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

 

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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303-590 KLO Road, Kelowna, BC, V1Y 7S2P 250.868.9270 
outlanddesign.ca 

 

Wednesday, October 14, 2020 
 
KF Aerospace Center for Excellence 
C/o Meiklejohn Architects Incorporated 
233 Bernard Avenue 
Kelowna BC V1Y 6N2 
Attn: Jim Meiklejohn & Shirley Ng 
Tel: (250) 762-3004 
Email: jim-mai@shaw.ca & Shirley-mai@shaw.ca 
 
Re:  KF Aerospace Center for Excellence– Preliminary Cost Estimate for Bonding 
  
Dear Jim: 
 
Please be advised of the following preliminary cost estimate for bonding of the proposed landscape 
works shown in the KF Aerospace Center for Excellence conceptual landscape plan dated 
20.10.14; 
 
• Landscape Improvements: 12,672 square metres (136,400 square feet) = $81,141.00 
 
This preliminary cost estimate is inclusive of trees, shrubs hydroseed, mulch, topsoil & irrigation.  
 
You will be required to submit a performance bond to the City of Kelowna in the amount of 125% 
of the preliminary cost estimate. Please do not hesitate to contact me with any questions about the 
landscape plan. 

 
Best regards, 
 

 

 
Fiona Barton, MBCSLA, CSLA  
as per 
Outland Design Landscape Architecture 
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PLANT LIST
BOTANICAL NAME

SHRUBS, PERENNIALS, GRASSES & GROUNDCOVERS
ARTEMESIA LUDOVICANA 'VALERIE FINNIS'
ECHINACEA PURPUREA 'MAGNUS'
EUPATORIUM DUBIUM 'LITTLE JOE'
FESTUCA GLAUCA 'ELIJAH BLUE'
PENNISETUM ALOPECURIODES  
PEROVSKIA ATRIPLICIFOLIA                                                                          

COMMON NAME

WHITE SAGE
MAGNUS CONEFLOWER
LITTLE JOE DWARF JOE PYE
BLUE FESCUE
FOUNTAIN GRASS
RUSSIAN SAGE

SIZE/SPACING & REMARKS

PLUGS /1.0M O.C. SPACING
PLUGS /1.5M O.C. SPACING
PLUGS /1.5M O.C. SPACING
PLUGS /1.0M O.C. SPACING
PLUGS /1.0M O.C. SPACING
PLUGS /1.5M O.C. SPACING

QTY

1107
192
192

1107
436
192

NOTES
1. PLANT MATERIAL AND CONSTRUCTION METHODS SHALL MEET OR EXCEED THE CANADIAN LANDSCAPE STANDARD.

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

3. TREE AND SHRUB BEDS TO BE DRESSED IN A MINIMUM 50mm DOUGLAS RED FIR MULCH, AS SHOWN IN PLANS. DO 
NOT PLACE WEED MAT UNDERNEATH TREE AND SHRUB BEDS.

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

5.  TURF AREAS FROM SOD SHALL BE NO. 1 GRADE GROWN FROM CERTIFIED SEED OF IMPROVED CULTIVARS 
REGISTERED FOR SALE IN B.C. AND SHALL BE TOLERANT OF DROUGHT CONDITIONS. A MINIMUM OF 100mm DEPTH OF 
GROWING MEDIUM IS REQUIRED BENEATH TURF AREAS. TURF AREAS SHALL MEET EXISTING GRADES AND HARD 
SURFACES FLUSH.

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

7. HYDROSEEDING DRYLAND SEED AREAS:
INTERIOR DRYLAND SEED MIXTURE BY WEIGHT WILDFLOWER SEED MIXTURE BY WEIGHT
CRESTED WHEATGRASS             40% SILKY LUPINE      30%
TALL WHEATGRASS             25%            BALSAM ROOT      30%
SLENDER WHEATGRASS      20%            BROWN EYED SUSAN     35%
HARD FESCUE             15%

HYDROSEEDING APPLICATION RATE (DRYLAND SEED AREA)
NATIVE SEED INTERIOR DRYLAND SEED MIXTURE 75KG/HECTARE

WILDFLOWER SEED MIXTURE 1KG/HECTARE
FERTILIZER 18-18-18-2, 50%  

SULPHUR COATED UREA 300KG/HECTARE
MULCH CANFOR ECOFIBRE PLUS TAC 2,800KG/HECTARE
TACKIFIER GUAR 3% OF MIX

THE PRECEDING HYDROSEEDING MIXTURE IS TO BE APPLIED TO THE DRYLAND SEED AREA AS SHOWN ON THE 
DRAWING. SEED MIX TO BE CERTIFIED #1 GRADE BY AGRICULTURE CANADA. REFER MANUFACTURER'S SPECIFICATIONS 
FOR PRODUCT DELIVERY, STORAGE & PROTECTION.
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LANDSCAPE MAXIMUM WATER BUDGET (WB) =  12,274 cu.m. / year

ESTIMATED LANDSCAPE WATER USE (WU) = 1,094 cu.m. / year

WATER BALANCE = 6,270 cu.m. / year

*REFER ATTACHED IRRIGATION APPLICATION FOR DETAILED CALCULATIONS

WATER CONSERVATION CALCULATIONS

IRRIGATION NOTES
1. IRRIGATION PRODUCTS AND INSTALLATION METHODS SHALL MEET OR EXCEED THE 
REQUIREMENTS OF THE WATER USE REGULATION BYLAW NO. 10480 AND THE SUPPLEMENTARY 
SPECIFICATIONS IN THE CITY OF KELOWNA BYLAW 7900 (PART 6, SCHEDULE 5).

2. THE IRRIGATION SYSTEM SHALL MEET THE REQUIREMENTS, REGULATIONS, AND BYLAWS OF THE 
WATER PURVEYOR.

3. THE IRRIGATION SYSTEM SHALL BE EQUIPPED WITH AN APPROVED BACKFLOW PREVENTION 
DEVICE, WATER METER, AND SHUT OFF VALVE LOCATED OUTSIDE THE BUILDING ACCESSIBLE TO THE 
CITY.

4. AN APPROVED SMART CONTROLLER SHALL BE INSTALLED. THE IRRIGATION SCHEDULING TIMES 
SHALL UTILIZE A MAXIMUM ET VALUE OF 7" / MONTH (KELOWNA JULY ET), TAKING INTO 
CONSIDERATION SOIL TYPE, SLOPE, AND MICROCLIMATE.

5. DRIP LINE AND EMITTERS SHALL INCORPORATE TECHNOLOGY TO LIMIT ROOT INTRUSION.

6. IRRIGATION SLEEVES SHALL BE INSTALLED TO ROUTE IRRIGATION LINES UNDER HARD SURFACES 
AND FEATURES.

7. IRRIGATION PIPE SHALL BE SIZED TO ALLOW FOR A MAXIMUM FLOW OF 1.5m /SEC.

8. A FLOW SENSOR AND MASTER VALVE SHALL BE CONNECTED TO THE CONTROLLER AND 
PROGRAMMED TO STOP FLOW TO THE SYSTEM IN CASE OF AN IRRIGATION WATER LEAK.

IRRIGATION LEGEND
ZONE #1: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA:  80 sq.m.
MICROCLIMATE: SOUTHEAST EXPOSURE, FULLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 27 cu.m.

ZONE #2: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA:  141 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, FULL SUN
ESTIMATED ANNUAL WATER USE: 47 cu.m.

ZONE #3: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 138 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, FULL SUN
ESTIMATED ANNUAL WATER USE: 46 cu.m.

ZONE #4: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 228 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, FULL SUN
ESTIMATED ANNUAL WATER USE: 76 cu.m.

ZONE #5: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 198 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, FULL SUN
ESTIMATED ANNUAL WATER USE: 66 cu.m.

ZONE #6: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 197 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, FULL SUN
ESTIMATED ANNUAL WATER USE: 66 cu.m.

ZONE #7: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 222 sq.m.
MICROCLIMATE: SOUTHWEST EXPOSURE, PARTIALLY SHADED BY BUILDING
ESTIMATED ANNUAL WATER USE: 74 cu.m.

ZONE #8: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 225 sq.m.
MICROCLIMATE: SOUTHWEST EXPOSURE, PARTIALLY SHADED BY BUILDING
ESTIMATED ANNUAL WATER USE: 75 cu.m.

ZONE #9: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 227 sq.m.
MICROCLIMATE: SOUTHWEST EXPOSURE, PARTIALLY SHADED BY BUILDING
ESTIMATED ANNUAL WATER USE: 76 cu.m.

ZONE #10: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 240 sq.m.
MICROCLIMATE: SOUTHWEST EXPOSURE, PARTIALLY SHADED BY BUILDING
ESTIMATED ANNUAL WATER USE: 80 cu.m.

ZONE #11: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA:  236 sq.m.
MICROCLIMATE: SOUTHWEST EXPOSURE, PARTIALLY SHADED BY BUILDING
ESTIMATED ANNUAL WATER USE: 79 cu.m.

ZONE #12: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 236 sq.m.
MICROCLIMATE: WEST EXPOSURE, PARTIALLY SHADED BY BUILDING
ESTIMATED ANNUAL WATER USE: 79 cu.m.

ZONE #13: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 240 sq.m.
MICROCLIMATE: WEST EXPOSURE, PARTIALLY SHADED BY BUILDING
ESTIMATED ANNUAL WATER USE: 80 cu.m.

ZONE #14: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 227 sq.m.
MICROCLIMATE: SOUTHWEST EXPOSURE, PARTIALLY SHADED BY BUILDING
ESTIMATED ANNUAL WATER USE: 76 cu.m.

ZONE #15: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 225 sq.m.
MICROCLIMATE: WEST EXPOSURE, PARTIALLY SHADED BY BUILDING
ESTIMATED ANNUAL WATER USE: 75 cu.m.

ZONE #16: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 222 sq.m.
MICROCLIMATE: WEST EXPOSURE, PARTIALLY SHADED BY BUILDING
ESTIMATED ANNUAL WATER USE: 74 cu.m.
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CITY OF KELOWNA

MEMORANDUM

Date:

File No.:

To:

From:

Subject:

September 24, 2020

DP20-0178

Urban planning Management (AF) 

Development Engineer Manager (JK) 

5800 & 5930 Lapointe Dr     Form & Character

This memo contains the Development Engineering Branch comments and requirements 
regarding this Development Permit application for the Form & Character of an aerospace 
building with a height variance from 12m permitted to 14m.

The Development Engineering Branch has no requirements at this time related to the Form & 
Character DP. However, the following items will be required at the time of Building Permit. 

1. GENERAL

a. The following requirements are valid for two (2) years from the reference date of this
memo, or until the application has been closed, whichever occurs first. The City of
Kelowna reserves the rights to update/change some or all items in this memo once
these time limits have been reached.

b. These Development Engineering comments/requirements are subject to the review
and requirements from the Ministry of Transportation and Infrastructure (MoTI).

c. There is a possibility of a high-water table or surcharging of storm drains during
major storm events. This should be considered in the design of the onsite system

d. The subject lots are within the Mill Creek Flood Plain. The flood construction level for
5800 Lapointe Dr is 420m and for 5930 Lapointe Dr is 421m. The geotechnical report
to be submitted for this development is to address this flood construction level in the
context of the Mill Creek Flood Plain Bylaw No. 10248.

e. It is important to note that all future utility crossings along the Okanagan Rail Trail
are to be planned at existing crossings. If a proposed utility crossing cannot be
accommodated at an existing crossing, it must be designed per current rail crossing
design guidelines and best practices (to be determined). Additionally, all work within
the Okanagan Rail Trail requires approval from the Okanagan Rail Trail Committee.

2. DOMESTIC WATER AND FIRE PROTECTION

a. The subject lots are within the Glenmore-Ellison Irrigation District (GEID) water
supply area. The Developer is required to make satisfactory arrangements with GEID
for all water and fire protection-related issues. All charges for service connection(s)
and upgrading costs, as well as any costs to decommission existing services, shall
be the responsibility of the Developer.
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b. The Developer’s Consulting Mechanical Engineer will determine the fire protection
requirements of this proposed development and establish hydrant requirements and 
service needs. All fire flow calculations approved by GEID are to be shared with the 
Development Engineering Branch upon submittal of off-site civil engineering 
drawings. 

c. Provide an adequately sized domestic water and fire protection system complete 
with individual lot connections.  The water system must be capable of supplying 
domestic and fire flow demands of the project in accordance with the Subdivision,
Development & Servicing Bylaw. No. 7900. Provide water flow calculations for this 
development to confirm bylaw conformance.  Ensure every building site is located at 
an elevation that ensures water pressure is within the bylaw pressure limits.  Note:  
Private pumps are not acceptable for addressing marginal pressure.

3. SANITARY SEWER SYSTEM

a. Our records indicate that both properties are currently serviced with a 200mm-
diameter sanitary sewer service. The Applicant’s Consulting Mechanical Engineer 
will determine the requirements of the proposed development and establish the 
service needs. Only one service will be permitted per lot. If required, the applicant 
will arrange for the removal and disconnection of the existing service(s) and the 
installation of new larger service(s) at the applicants’ cost. An inspection manhole is 
required with an access easement for City crews.

b. The existing service connections are to be completed with an inspection chamber
(c/w Brooks Box) as per SS-S7.

4. STORM DRAINAGE AND EROSION AND SEDIMENT CONTROL

a. The Applicant must engage a Consulting Civil Engineer to provide a storm water 
management plan for this site. The storm water management plan must also include 
provision of lot grading plans, minimum basement elevations (MBE), if applicable, 
and provision of a storm drainage service and recommendations for onsite drainage
containment and disposal systems. The site’s stormwater management plan must 
conform with updated section 3 of Schedule 4 of the Subdivision, Development & 
Servicing Bylaw No. 7900.

b. An Erosion and Sediment Control Plan is to be prepared by a Professional Engineer 
proficient in the field of erosion and sediment control. The plan is to be prepared as
per section 3.14 of Schedule 4 of Bylaw 7900. If a line item for ESC is not included in
the Engineer’s cost estimate for off-site work, then an additional 3% will be added to 
the performance security based on the total off-site construction estimate. 

c. Where structures are designed or constructed below the proven high groundwater 
table, permanent groundwater pumping will not be permitted to discharge to the 
storm system. The City will approve designs that include provisions for eliminating 
groundwater penetration into the structure, while addressing buoyancy concerns. 
These design aspects must be reviewed and approved by the City Engineer.

5. ROAD IMPROVEMENTS

a. Existing driveway letdowns will be required to be used and no additional accesses 
will be permitted. 
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b. Landscaped boulevards, complete with underground irrigation, are required. 

c. No additional streetscape improvements are required to the existing frontage of the
subject lots.

6. POWER AND TELECOMMUNICATION SERVICES

a. All proposed service connections are to be installed underground.  It is the
developer’s responsibility to make a servicing application with the respective electric 
power, telephone and cable transmission companies to arrange for these services, 
which would be at the applicant’s cost.

7. GEOTECHNICAL STUDY

a. Provide a geotechnical report prepared by a Professional Engineer competent in the 
field of hydro-geotechnical engineering to address the items below:  NOTE: The City 
is relying on the Geotechnical Engineer’s report to prevent any damage to property 
and/or injury to persons from occurring as a result of problems with soil slippage or 
soil instability related to this proposed subdivision. The Geotechnical reports must be 
submitted to the Development Services Department for distribution to the 
Development Engineering Branch and Inspection Services Division prior to 
submission of Engineering drawings or application for subdivision approval.

i. Area ground water characteristics, including any springs and overland
surface drainage courses traversing the property.  Identify any monitoring 
required.

ii. Site suitability for development.

iii. Site soil characteristics (i.e. fill areas, sulphate content, unsuitable soils 
such as organic material, etc.).

iv. Any special requirements for construction of roads, utilities and building 
structures.

v. Recommendations for items that should be included in a Restrictive 
Covenant.

vi. Recommendations for roof drains, perimeter drains and septic tank 
effluent on the site.

vii. Any items required in other sections of this document.

8. DESIGN AND CONSTRUCTION

a. Design, construction supervision, and inspection of all off-site civil works and site 
servicing must be performed by a Consulting Civil Engineer and all such work is 
subject to the approval of the City Engineer.  Drawings must conform to City 
standards and requirements.

b. Engineering drawing submissions are to be in accordance with the City’s 
“Engineering Drawing Submission Requirements” Policy.  Please note the number of 
sets and drawings required for submissions.
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c. Quality Control and Assurance Plans must be provided in accordance with the
Subdivision, Development & Servicing Bylaw No. 7900 (refer to Part 5 and Schedule 
3).

d. A “Consulting Engineering Confirmation Letter” (City document ‘C’) must be
completed prior to submission of any designs.

e. Before any construction related to the requirements of this subdivision application 
commences, design drawings prepared by a professional engineer must be 
submitted to the City’s Works & Utilities Department. The design drawings must first 
be “Issued for Construction” by the City Engineer.  On examination of design 
drawings, it may be determined that rights-of-way are required for current or future
needs.

9. SERVICING AGREEMENTS FOR WORKS AND SERVICES

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

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

10. CHARGES, FEES, AND SECURITIES

a. Development Cost Charges (DCC’s) are payable at time of Building Permit. 

b. Fees per the “Development Application Fees Bylaw” include:

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

    
__________________________
James Kay, P.Eng.
Development Engineering Manager

SK

  
________________
James Kay, P.Eng
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CITY OF KELOWNA

MEMORANDUM

Date: September 24, 2020

File No.: DVP20-0179

To:  Urban Planning Management (KB) 

From:  Development Engineer Manager (JK)

Subject: 5800 & 5930 Lapointe Dr        Height from 12m to 14m   

This memo contains the Development Engineering Branch comments and requirements 
regarding this Development Variance Permit application to vary the building height from 4 12.0 
m permitted to 14.0 m proposed. 

The Development Engineering Branch has no additional comments related to the request for a 
variance in height. All other Development Engineering Branch comments are included in memo 
DP20-0178. 

  

   
__________________________
James Kay, P.Eng.
Development Engineering Manager

SK

 
________________
James Kay, P.Eng.
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DP20-0178 & DVP20-0179
5800 & 5930 Lapointe Drive

Development Permit Application & Variances
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To review the Form & Character Development 
Permit for a two storey Centre of Excellence 
building for KF Aerospace and to consider one 
variance to increase the building height by 2.0 
metres (from a 12.0 metres to 14.0 metres)

Purpose
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Development Process

September 30, 2019

Council 
Approvals

Nov 17th 2020

Development Application Submitted

Staff Review & Circulation

Development Permit, & 
Development Variance Permit

Building Permit
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Subject Property
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Site Plan
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Site Plan
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Elevations
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Elevations
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Elevations
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Renderings
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Renderings
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Renderings
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Variances

The proposal requires two variances to the Zoning Bylaw:

1. A variance to increase the maximum building height by 2
metres (from 12.0 metres to 14.0 metres)

a) Necessary to construct hanger space
b) Nav Canada and Airport have approved height increase
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Meets the intent of Official Community Plan 
Industrial Urban Design Guidelines and Policies: 

Compact Urban Form

Contain urban growth

Context sensitive built form

Massing, articulation, & height

Development Policy
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Staff Recommendation

Staff recommend support of the Development 
Permit and Development Variance Permit
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Conclusion of Staff Remarks
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KF AEROSPACE – CENTER FOR EXCELLENCE
Kelowna Public Hearing – Nov 17, 2020 171



Oct 06, 2020 PUBLIC HEARING - Presentation

Location 172



Aerial View 173



Landscape Concept 174



Landscape - Water Conservation Plan 175



Architecture - Materials 176



Architecture - Image 177



KF AEROSPACE – CENTER FOR EXCELLENCE
Roof Structure Update

(GC Wood Program)
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Wing structure topology 183
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REPORT TO COUNCIL 
 
 
 

 

Date: November 17, 2020 

To: Council  

From: City Manager 

Department: Development Planning 

Application: DP19-0168 DVP19-0169 Owner: 
1080426 B.C. LTD, Inc. No. 
BC1080426 

Address: 3101 Lakeshore Rd  Applicant: Meiklejohn Architects Inc.  

Subject: Development Permit and Development Variance Permit  

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

Existing Zone: C4- Urban Centre Commercial 

  

 
 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Permit No. DP19-0168 for Lot 2, District Lot 14, 
Osoyoos Division Yale District Plan 2863 Except Plans 36584 and 40362, located at 3101 Lakeshore 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; 

5. A car share program at the development be operated in accordance with the Agreement 
included as Schedule “D”.  

AND THAT Council authorizes the issuance of Development Variance Permit No. DVP19-0169 for Lot 2, 
District Lot 14, Osoyoos Division Yale District Plan 2863 Except Plans 36584 and 40362, located at 3101 
Lakeshore Road, Kelowna, BC; 
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DP19-0168 DVP19-0169 – Page 2 

 
 

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

 Section 14.4.5 (c) C4- Urban Centre Commercial Development Regulations  

To vary the maximum allowable height from the lesser of 15.0m or 4 storeys in the South Pandosy 
Urban Centre to 30.2m or 9 storeys. 

  Section 8.2.11 (b) Car Share Incentives   

To vary the allowable distance of an off-site car share from within 100m to +/- 205m and to allow for 
a car share stall to be located in a parkade structure.   

AND THAT the applicant be required to register a Section 219 covenant for a public right of way over the 
driveway access from Lakeshore Road to allow for future access to lands beyond;  

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 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 the form and character of a mixed-use seniors living facility and 
Development Variance Permit for proposed building height and car share location.   

3.0 Development Planning  

Staff are recommending support for the Development Permit and associated variances as the proposal will 
revitalize the subject property’s former use as a gas station into a mixed-used development that will 
contribute to the positive redevelopment and intensification of Pandosy Street and the South Pandosy 
Urban Centre in general. 

The project consists largely of a residential seniors’ living facility that will add a significant amount of density 
to a very appropriate location at the corner of KLO Rd and Lakeshore Rd in the core of the Urban Centre.  
Shops, services, transit and amenities are within a close walking distance of the subject property and the 
development is well supported by existing roads and public infrastructure.  This is consistent with the Official 
Community Plan’s long-term sustainability objectives in order to limit growth on the periphery of the 
community. 

This project represents the first major redevelopment in this section of Lakeshore Rd/ Pandosy Street, staff 
are tracking several other development scenarios that will further transform this auto-centric area into a 
mixed-use pedestrian environment creating more visual coherence over the coming decade. 

 The project’s commercial retail units at-grade will help generate activity and interest at street level.  The 
proposal meets the City’s parking requirements through a well-integrated multi-level structured parkade 
that is concealed from public view by residential units along the street frontages on all levels.  The residential 
units should help to further animated the streetscape and meet the policy intent of the OCP Urban Design 
Guidelines: 

o Develop visual and physical connections between public street and private buildings (e.g. 
patios and spill-out activity, views to and from active interior spaces, awning and 
canopies); 
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o Design buildings to occupy 100% of a property’s frontage along streets, eliminating 
elements that disrupt the streetwall such as off-street parking, dead spaces, empty lots 
of driveways  

The applicant has refined the building design over the past year, largely in response to comments from staff.  
The design breaks the building’s mass into several sub forms consisting of a curvilinear feature on the corner, 
distinct commercial retail units at-grade, mid-block sections with balconies and windows and the upper floor 
is recessed through both colours and setbacks.  Overall, the design includes several different architectural 
elements, high quality and varied building materials and colours, articulation and modest setbacks that are 
consistent with the relevant urban design guidelines: 

- Massing and height:  

o Mitigate the actual and perceived bulk of buildings by utilizing appropriate massing, 
including: 

 Architectural elements 

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

 Wall projections and indentations, windows and siding treatments as well as 
varied material textures should be utilized to create visual interest and to 
articulate building facades 

- Exterior elevations and materials 

o Continue higher quality materials used on the principal façade around any building 
corner or edge which is visible to the public  

o Use materials in combination to create contrast, enhance human scale, and reduce 
the apparent bulk of the building  

 

The project will include new sidewalks and boulevard improvements along KLO Rd and Pandosy Street that 
will implement the South Pandosy streetscape treatment including trees, street furniture, pedestrian lights, 
landscaped areas and a new transit stop.  These efforts will help to achieve the OCP urban design guideline: 

 Provide a high-quality public realm consistent with the character of urban development (i.e. 
incorporate focal points/plazas, pedestrian pathways, parks and open space, enhanced streetscapes 
and landscaping 

The proposed building is detailed in Section 4.2 Project Description of this report. The applicant has 
completed public notification as per Council Policy 367.   

 

 

 

 

 

4.0 Proposal 

4.1 Background 
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The subject property is currently vacant. Historically, the property was used as an Esso gas station and has 
received a certificate of compliance from the Province indicating the site has been satisfactorily remediated 
to meet contaminated site regulation standards for commercial and residential development.   

4.2 Project Description 

The proposed building is L-shaped and designed to address the Lakeshore Rd and KLO Rd frontages. It is 
structured with a two-storey podium with seven stories of 132 residential units above. Level 3 has a southeast 
facing amenity courtyard for resident use and internally contains many of the amenity areas for residents 
such as the dining area and multi-purpose room. The units range from 1 bedroom to 2 bedrooms. Parking is 
provided in an above ground parkade structure that is concealed by the commercial units fronting onto 
Lakeshore Rd and KLO Rd. Access to the parkade is off a driveway from Lakeshore Rd. The applicant is 
required to register a Section 219 covenant to ensure public access to lands beyond (e.g. redevelopment of 
future adjacent properties) over this driveway access. A second driveway access is proposed off KLO Rd, 
which will restrict use to service vehicles. The two driveways will not allow for through flow of vehicular traffic 
and will be restricted by bollards. The main entry and pick up/drop off location for residents is located off the 
access from Lakeshore Rd at the southwest corner of the site.  

Parking and Car Share 

The proposed parking is based off the supportive housing use category in the Zoning Bylaw. Most retirement 
living residents do not own or operate vehicles. Additionally, Parc Retirement Living offers a chauffeur 
service strictly for residents. The applicant is also proposing two car share vehicles through a car share 
agreement with Modo, which is intended to provide a greater community benefit. This has allowed for an 
overall reduction in 10 total parking stalls (5 per each vehicle).  

The applicant has agreed to the relocation of the existing bus stop on KLO Rd off the public sidewalk and 
onto their property. This creates a more desirable pedestrian environment along KLO Rd as the sidewalk will 
no longer be impeded by a bus stop. A design has been agreed to by all parties, including BC Transit, and will 
be finalized at the time of Building Permit.  

Variances  

Two variances are proposed by the applicant. The first is a proposed height variance that allows for the 
applicant to accomplish the maximum allowable density under the C4 zone. The applicant concentrated their 
design efforts on the quality of the ground level commercial component of the project to demonstrate strong 
urban design principles.  This approach ensures a quality pedestrian experience at-grade when walking along 
the sidewalks as the overall height of the building will be less apparent up close.  The height of the building 
will be appreciated further back and in conjunction with all the other existing and future buildings in South 
Pandosy.  To accomplish an active commercial frontage the following proposed conditions are key 
considerations: 

- Active commercial retail units along Lakeshore Rd, with the exception of the residential main 
entry, lounge space and Parc staff offices;  

- A commercial retail unit at the corner that has been purposefully set back to ensure the 
pedestrian realm is not impeded, and programming of the corner is possible (i.e. public art);  

- A curvilinear building form at the corner designed to enhance the corner treatment and soften 
the experience at street level;  

- The building does not take advantage of the 0.0m setback setback in the C4 zone, rather it is 
setback by 0.9m at the north property line, 4.6m at the corner, and 1.5m at the west property 
line to extend the public realm and ensure the building face is not directly at the sidewalk;  
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- Active commercial retail units along KLO Rd, with the exception of the relocated bus stop 
incorporated into the proposed building façade; and 

- Off-site landscape treatment that will extend the existing South Pandosy village sidewalk 
treatment and the addition of street trees and furniture to buffer the sidewalk from the street.  

The building is setback at level 3 and level 8 to aide in the reduction of mass and bulk. The north and west 
building face have continuous balconies and vertical screens are used to break up the building into more 
distinct sections. The building has a distinct base, middle and top, with the upper levels proposing a lighter 
grey aluminium panelling to make the building feel lighter and less imposing. Additionally, high quality 
building materials are being proposed, including brick (intended to compliment the South Pandosy 
character), cementitious and aluminium panels.  

Staff are supportive of the height variance as it has been mitigated through the high degree of attention 
given to the ground-level, architectural details described above, as well as the surrounding context 
considerations discussed in Section 3.0 of this report.    

The second variance is for the proposed location of the two car share vehicles. As per Section 8.2.11 Car Share 
Incentives of the Zoning Bylaw, car share vehicles must be located within 100m of the subject property and 
should not be located in a parkade structure. In this scenario, Planning Staff believe it is more appropriate to 
locate one of the cars at an off-site location that is located close to a transit stop and easily accessed by the 
South Pandosy neighbourhood residents. In this case, the intention of the car share incentive is not to provide 
a direct benefit to residents of Parc Retirement Living, but to give an amenity to the greater community. The 
second consideration of this variance is the location of the second car in the on-site structured parkade. 
Planning typically wish to see the car located in a highly visible location that is easily accessed by the public. 
However, the building design forces the parking to be concealed in a parkade structure which is preferred 
from an overall form and character and urban design perspective. The applicant is required through their 
agreement with Modo to ensure 24/7 access to the car-share and will do this through their concierge service.   

Overall, Planning welcomes the use of a retirement living facility into an Urban Centre. The site is highly 
walkable, located close to amenities and services regularly used by the senior’s population and has good 
access to public transit.  

4.3 Site Context 

The subject property is located within the South Pandosy Urban Centre on the corner of KLO Rd and 
Lakeshore Rd. The site is bordered by commercial development to the north and east along KLO Rd. A vacant 
property is situated to the south, and service commercial/commercial development is located to the east. 
This is a prime redevelopment opportunity given that the site is current vacant and situated at a predominant 
corner within the South Pandosy Urban Centre. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North C4- Urban Centre Commercial  Retail stores, general 

East C4- Urban Centre Commercial Financial Services/ Commercial 

South C4- Urban Centre Commercial Vacant site 

West C4- Urban Centre Commercial Gas bars/Food primary 

 
Subject Property Map:  
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4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA C4 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Max. Floor Area Ratio 2.35 2.34 

Max. Site Coverage (buildings, 
parking, driveways) 

75% 65.6% 

Max. Height 15.0m/4 storeys 30.2m/9 storeys 

Min. Front Yard 0.0m 0.9m 

Min. Side Yard (west) 0.0m 4.6m 

Min. Side Yard (east) 0.0m 1.5m 

Min. Rear Yard 0.0m 9.2m 

Other Regulations 

Min. Parking Requirements 

Residential: 0.35 per unit 
Staff: 0.5 per employee 

Visitor: 0.14 per unit 
CRU: 1.3 per 100 sqm 

Total required: 80  

Residential: 46 
Staff: 10 

Visitor: 18 
CRU: 5 

Total provided: 71 stalls 
2 car share stalls allow for reduction 

of 10 stalls 
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Min. Bicycle Parking 
Residential:  

 
 

Min. Private Open Space 

Bachelor (per unit): 8.0 m2  

1 bedroom (per unit): 10.0 m2 

2 bedroom (per unit): 15.0 m2 

Total required: 1,536 m2 

Indoor: +/- 2,030m2 

Outdoor: +/- 2,261m2 

 Indicates a requested variance to building height  

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Chapter 5: Development Process 

Objective 5.3 Focus development to designated growth areas 

Policy .2 Compact Urban Form. Develop a compact urban form that maximizes the use of existing 
infrastructure and contributes to energy efficient settlement patterns. This will be done by using 
increasing densities (approximately 75-100 people and/or jobs per ha 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.  

Objective 5.8 Achieve high quality urban design.  

Policy .2 Streetscaping. Urban Centre roads should be considered as part of the public space and 
streetscaped with full amenities (i.e. sidewalks, trees and other planting, furniture, bike facilities, 
boulevards, etc)  

Objective 5.20 Achieve high quality urban design and appropriate land uses 

Policy .2 South Pandosy Urban Design. Encourage the development of landmark buildings at key 
intersections within the precinct and at the terminus of significant sight lines. Landmark buildings 
should be distinguished from other buildings through conscientious use of siting, common 
entrances, additional storeys, articulation of the footprint or roof-line, decorative structures, colour 
and other means appropriate to the setting and desired effect  

Objective 5.22 Ensure context sensitive housing development. 

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

 

 

 

 

6.0 Application Chronology  

Date of Application Received:  October 29, 2019  
Date Public Consultation Completed: June 2019 (pre-application)/July 2020  
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Report prepared by:  Jocelyn Black, Urban Planning Manager 
Reviewed by: Terry Barton, Development Planning Department Manager 
Approved for Inclusion: Ryan Smith, Divisional Director, Planning & Development Services  
 
 

Attachments:  

Attachment A: Draft Development and Development Variance Permit DP19-0168/DVP19-0169  

  Schedule A: Site Plan 

  Schedule B: Elevations and Materials  

  Schedule C: Landscape Plan  

  Schedule D: Car Share Agreement 

Attachment B: Applicant Rationale Statement and Renderings  
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Development Permit & 
Development Variance Permit 
DP19-0168/DVP19-0169 
 

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

3101 Lakeshore Rd.  

and legally known as 

Lot 1, District Lot 14, Osoyoos Division Yale District Plan 2863, except plans 36584 and 40362 

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

Supportive Housing and retail stores, general 

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

Date of Council Decision   November 17, 2020    

Decision By:   Council 

Development Permit Area: Revitalization Area  

Existing Zone:   C4- Urban Centre Commercial  

Future Land Use Designation:  MXR- Mixed Use Residential/Commercial 

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:  1080426 B.C. LTD, Inc. No. BC1080426 

Applicant: Meiklejohn Architects Inc.  

Planner:  J. Black 

 

________________________________________   _______________________________________ 

Terry Barton       Date 
Development 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) A car share program at the development be operated in accordance with the Agreement included as “Schedule D”  

f) Variances to the following section of Zoning Bylaw No. 8000 be granted: 

 Section 14.4.5 (c) C4- Urban Centre Commercial Development Regulations  

To vary the maximum allowable height from the lesser of 15.0m or 4 storeys in the South Pandosy Urban Centre 
to 30.2m or 9 storeys. 

  Section 8.2.11 (b) Car Share Incentives   

To vary the allowable distance of an off site car share from within 100m to +/- 205m and to allow for a car share 
stall to be located in a parkade structure.   

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 $19, 081.25 

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: 

202

mailto:planninginfo@kelowna.ca


 

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

 

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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October 22, 2020 

The City of Kelowna  
Planning Department 
4035 Water Street 
Kelowna, British Columbia 
V1Y 1J4 

Attention:  Jocelyn Black, Planning Specialist 

Dear Jocelyn,  

Re:   Development Permit & Development Variance Permit Application - PARC Kelowna 
3101 Lakeshore Road, Kelowna, B.C.  
Design Rationale 

 

PARC Retirement Living provides quality rental-residential living options to a growing number of older adults 
who wish to continue to live active, independent lives – fully connected to the neighbourhoods that they 
cherish. 

Like its’ five other rental-residential projects, PARC’s objective for the Pandosy Village location is to create 
an attractive, innovative, sustainable, and durable residence that serves both the independent seniors who 
will live here and the surrounding community that will appreciate and enjoy a quality building as an important 
and positive contribution to their daily experience of life in Pandosy Village. 

Project Context and General Rationale 

The property, located at 3101 Lakeshore, has been vacant since the demolition of the Husky gas station in 
2009. The Phase 1 Environmental Report confirmed the presence of contaminated soils that will be 
remediated during the construction of this project.  

A high-water table that raises to approximately 4’ below the surface during the Spring and Summer adds 
an additional challenge to the development of this site. 

The proposed residence is a 7-storey residential L-shaped building on a 2-storey podium that occupies 
most of the site. The two-story podium is comprised of street-level retail spaces along KLO and Lakeshore, 
as well as the residence’s main entrance and reception area along Lakeshore. To avoid the high-water 
table all the proposed levels will be above grade.  

The retail and building service/amenity frontages conceal a 2-storey covered parkade. Level 1 is reserved 
for visitors, staff, and car sharing. Level 2 is reserved for residents. 

The proposed development meets all the requirements of the C-4 zoning with the singular exception of 
the overall height. PARC is requesting a height variance to the bylaw and to utilize the maximum 
allowable density. We are proposing the following benefits as replacement the courtyard requirement: 

1. Beautification: PARC will plant large street trees for immediate benefit. This is possible through the 
installation of soil cells, ensuring full growth along KLO and Lakeshore. 
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2. Custom Bus Shelter: Relocating the bus stop from KLO onto PARC’s property at PARC’s expense 
and within BC Transit’s standards.  This customized bus stop will be integrated into the overall 
building design’ and will provide a ‘backdrop’ for locally-sourced public art; 

3. Urban Plaza: Created at the corner of KLO and Lakeshore, providing a safe walk through at a busy 
intersection. An additional public art piece will be installed in the plaza.;  

4. Expansive planted boulevard: Installed along Lakeshore to provide a visual and acoustical buffer. 

5. Coffee Shop/Wine Bar: Operated by PARC and open to the public along Lakeshore.  It is also 
available for community meetings as requested by local community groups;  

6. Inclusion of a larger (1.8m clear) sidewalk, partially on PARC’s property, along KLO and Lakeshore; 

7. An additional (beyond bylaw stipulations) ‘set-back’ of the 2-storey podium at KLO and Lakeshore to 
enhance pedestrian traffic space. There is a second setback at L3 and a third setback at L8; 

8. Inclusion of additional design features will enhance the experience of the building at street level.  
These include the incorporation of ‘jogs’ in the 2-storey podium along KLO and Lakeshore, the use 
of wood elements in the feature canopies and CRU canopies, extensive landscaping (including 
greenery that will cascade over the edge of the 2-storey podium) and the use of brick and glass to 
provide transparency and a human scale to the streetscape; 

9. Provision of two (2) car share vehicles, accessible 24 hours a day, seven days a week in the L1 
parkade; 

10. The use of high-quality building materials such as brick, cementitious panels and aluminum panels 
throughout the project; 

11. The inclusion of extensive landscaping on the L4 roof deck. 

We feel that these elements are better, safer, more useable at all times of the day and more attractive 
options than a literal courtyard with limited use. 

Detailed Description of the Design 

The Public Realm and Pedestrian Experience 

 An inviting, high-quality pedestrian experience/public realm along Lakeshore and KLO is the primary 
focus of the form and character design process. The general building design creates “ins and outs” to 
improve the pedestrian space and experience. Active commercial uses inhabit 100% of the street 
frontage along KLO and 75% of the street frontage along Lakeshore.  A section of the Lakeshore 
street frontage will be occupied by a publicly accessible Coffee Shop/Wine Bar operated by PARC. 
The coffee shop/wine bar was created in direct response to community consultation with local 
residents and the perceived need for a meeting space. The residence’s lobby and main entrance 
complete the balance of Lakeshore frontage. The lobby is staffed 24 hours a day, 7 days a week, 
contributing to the vibrancy of the streetscape.    

 The existing bus stop on KLO will be relocated off City property and moved onto PARC’s property. A 
customized bus stop, adhering to BC Transit’s guidelines, is being proposed for the niche created by 
a further setback the building resulting in a wider sidewalk. A 1.8m wide sidewalk is maintained in front 
of the bus stop. The customized bus stop will be integrated into the overall building design and will 
provide a ‘backdrop’ for locally sourced public art. PARC will enter into an easement agreement with 
the City of Kelowna to facilitate this initiative.  

 The building is set back 5 feet from the north property line (KLO) allowing for an unobstructed and 
accessible sidewalk while maintaining the large, proposed street trees. Street trees and a continuous 
planter, and several benches, are proposed along the Lakeshore sidewalk to enhance the pedestrian 
experience.  

 The 2-storey podium face along KLO and Lakeshore provides a human scale to the overall 
development.  Concealed planters at the top of the podium will enable plants to cascade over the edge 
of the parapet, softening the edge of the street wall.  

 The proposed ‘corner plaza’ creates a pedestrian space featuring a strong public art installation. The 
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structural design, contained within the building envelope, enables the overhanging curved corner.  The 
structural columns of the curved feature corner are integrated within the building envelope, creating 
an openness, while also providing unobstructed pedestrian access through the plaza.  Access to the 
retail units is provided from this portion of the building.  

 Street trees are proposed on the access lane to the south side of the building, both softening and 
shading the south elevation. 

Building Façades and Massing 

 An overall setback of 5’ from the north and west property lines creates a noticeable break between 
the street level massing and the massing above. Levels 8 and 9 are set back from the street an 
additional 10’, allowing for daylight to penetrate to the street below and breaking down the overall 
building height. 

 A horizontal breaking of the mass reduces the perceived building height and increases visual interest 
for the walls facing Lakeshore and KLO. A more prominent and curved structural form enhances the 
corner plaza at the street intersection. We are creating a strong visual interest and breaking down the 
overall massing with three distinct elements: the base, middle and top.  

 The southwest and northeast corners are carved out, reducing the perceived width of the building to 
the east and the south. This creates a scale that respects the existing and future neighbourhood 
context. 

 Continuous balconies along KLO and Lakeshore reinforce the residential character of the building, 
while also providing generous exterior spaces for residents and “eyes on the street” from a safety 
perspective.  

 A thorough study of possible cladding materials was undertaken as part of the design development. 
The corner features curved aluminum panels with a wood grain pattern. Light prefabricated 
cementitious panels are proposed to reduce the massing of the building along the KLO and Lakeshore 
elevations. The top floors (Level 8 and 9) are clad in light grey aluminum panels to reflect the sky and 
the perception of lightness. Brick is introduced for the interior elevations, providing a warm and organic 
residential feel.  

 Vertical screens are proposed for Lakeshore, KLO elevations, and interior courtyard elevations. The 
screens will create distinctive Lakeshore and KLO elevations. Horizontal wood-like slats are proposed 
for these elements, introducing a natural material that complements the wood of the canopies at street 
level. 

 The canopies at the main entrance, urban plaza and bus stop are a steel structure with large integrated 
wood elements.  The canopies above the CRU’s are steel frames infilled with smaller wood slats. The 
incorporation of wood at the street level creates a more natural and welcoming appearance. 

 Extensive landscaping is proposed on the third and fourth levels. These areas are accessible to the 
residents.  

Sustainability Features 

 The building is currently registered with the Canada Green Building Council and is targeting a LEED 
Gold certification under the LEED 2009 BD+C standard.  

 The envelope follows a Passive House standard, high efficiency envelope, with a reduced number of 
envelope “ins and outs”, increased thermal insulation thickness, high energy efficient windows, low 
window to wall ratio and no thermal bridges. 

Site Access and Traffic Flow 

 A two-way 20’ access lane is proposed to the south of the property. This lane provides access to the 
parkade entrances and the one-way service lane to the east of the property. The two-way lane is 
accessed via a right turn from Lakeshore and exited via a right turn-only back onto Lakeshore. A large 
roundabout has been added in front of the parkade entrances, allowing vehicles to turn around on the 
site without needing to use the service lane. This lane provides a buffer with the south property.  
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 The service lane to the east of the building is now a one way (south to north), commercial-only lane. 
The service lane is accessed from Lakeshore. Delivery trucks will exit the site, via right turn-only onto 
KLO. 

 A car sharing agreement for two vehicles has been entered into with MODO. Both vehicles will be in 
the parkade on Level 1 and accessible from the Lakeshore pedestrian parkade entrance. An intercom 
system connected to PARC’s reception will provide access to these cars. 

Revised architectural drawings, landscape drawings, digital renderings and hand-sketched colour 
renderings are included in the revised DP submission package. 

Best regards, 

 
Patrick Schilling 
Design, Director 
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DP19-0168 DVP19-0169
3101 Lakeshore Rd

Development Permit & Development Variance Permit
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To issue a Development Permit for the form & 
character of a mixed-use seniors living facility and 
Development Variance Permit for proposed 
building height and car share location. 

Proposal
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Development Application Submitted

Staff Review & Circulation

Public Notification Received

August 15, 2019

November 17, 
2020

Development Permit & Development Variance 
Permit

Council 
Approvals

Development Process

Building Permit

Ongoing
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Context Map

SUBJECT 
PROPERTY
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Context Map

SUBJECT 
PROPERTY
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OCP Future 
Land Use / 
Zoning

SUBJECT 
PROPERTY
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Subject Property Map
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Parc Retirement Living: seniors rental-residential

132 residential units (1-2 bedrooms)

Ground-floor commercial retail units fronting onto 
KLO Rd & Lakeshore Rd

9 storeys (30.2m). Two storey podium/seven storey
residential above 

 71 parking stalls provided (resident, staff, 
commercial)

Carshare agreement for 2 stalls (one onsite/one 
offsite)

Project/technical details
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FAR: 2.34 
 Base (C4): 1.3

 Screened parking: 0.2

 Car share: 0.84
total = 2.34

Variances:
 Height

 Car-share location 

Project/technical details
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Site Plan
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Elevations- KLO Rd (north)
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Elevations- (east)
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Elevations- (south)
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Elevations- Lakeshore Rd (west)
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Elevations- Lakeshore Rd (west)
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Elevations- (south)
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Variance-Height
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Variance-
Car Share

- One stall located off site  
+/- 205.0m

- One stall located in on site 
parkade
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Landscape Plan- level 2
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Landscape Plan- level 2
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Off-site Landscape Improvements
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Ensure context sensitive housing development.
 Support a greater mix of housing unit size, form and 

tenure in new multi-residential and mixed-use 
developments 

Achieve high quality urban design and appropriate 
land uses 
 South Pandosy. Encourage landmark buildings at key 

intersections.

Development Policy
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Staff Recommendation

Staff recommend support of the DP/DVP:
 Providing seniors housing in an Urban Centre, in a 

location that has easy access to services & transit;

 Car share benefits the community as a whole, not 
intended to benefit residents of Parc;

 Height is mitigated through the ground-level street 
interaction; 

 Appropriate site to accommodate density. Allows for an 
extension of the existing streetscape character to the 
north.
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Conclusion of Staff Remarks

288



289



290



291



292



PARC Kelowna

November 17, 2020

Independent Retirement Residence

1

3101 Lakeshore Road
DP19-0168 DVP19-0169
Meiklejohn Architects Inc.
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PARC Kelowna

November 17, 2020

Independent Retirement Residence

2

Summerhill PARC
North Vancouver
2001

Mulberry PARC
Burnaby
2005 

Cedar Springs PARC
North Vancouver
2012

Westerleigh PARC
West Vancouver
2013

Oceana PARC
White Rock
2019

Our Residences

Rental Suites: 107 Rental Suites: 146 Rental Suites: 146 Rental Suites: 129 Rental Suites: 198
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PARC Kelowna

November 17, 2020

Independent Retirement Residence

3

Our Approach

Our Residents and Residences

"Seniors deserve to live in  the heart of 
the community they helped to build during 
their lives."

Rainer Müller 
Founder/Chairman
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PARC Kelowna

November 17, 2020

Independent Retirement Residence

4

• Independent, active, healthy
• Aged between 80-100 years
• Average stay 4 years
• 10%-15% are couples
• The majority of the residents come from 

the local community

Our Residents

Our Residents
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PARC Kelowna

November 17, 2020

Independent Retirement Residence

5

Our Staff 
• Living Wage Certifi ed employer
• $2.0M annual payroll in Kelowna
• 20 FTE designated staff 
• We favour hiring locally
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PARC Kelowna

November 17, 2020

Independent Retirement Residence

6

• Thrive on engaging with the community
• Active corporate citizen
• Making contributions annually to neigh-

bourhood organisations
• Focus on seniors, cultural, and social con-

nections

Our Community Involvement

Harmony Arts FestivalArtists for Kids

Silver Harbour Seniors Centre
Friends of the

Pier (White Rock)

Cedar Springs Public ArtPeace Arch Hospital in White Rock

Our Kelowna Engagement
• Rotary Centre for the Arts
• Kelowna Food Bank
• United Way
• Alzheimer Society of BC (Kelowna)
• Kelowna Chamber of Commerce
• Okanagan Historical Society
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PARC Kelowna

November 17, 2020

Independent Retirement Residence

7

PARC's Proposed Residence in
Pandosy Village
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PARC Kelowna

November 17, 2020

Independent Retirement Residence

8

Current Context
Off -site Car Share Stall
On-site Car Share Stall

Personal Services
Retail Services

Proposed Residence

5' Walking Radius
10' Walking Radius
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PARC Kelowna

November 17, 2020

Independent Retirement Residence

9

Current + PARC

2025

2030

2035

Scenarios for Future Context 
Under Current C4 Zoning
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PARC Kelowna

November 17, 2020

Independent Retirement Residence

10

Height
Below grade parkade prevented by high 
water table
Concealed parkade takes away from 
commercial and residential use
Building pushed upwards
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PARC Kelowna

November 17, 2020

Independent Retirement Residence

11

Setbacks
L1-L2 Setback (5'-0" to 3'-0")
L3-L7 Setback (15'-5" to 13'-3")
L7-L8 Setback (21'-11" to 19'-7")
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PARC Kelowna

November 17, 2020

Independent Retirement Residence

12

Breaking Down the Massing
• Several extensive setbacks at L1, L3, L8
• Upper fl oors (L8 + L9) in lighter materials
• Varied use of materials to create distinct 

base-middle-top
• Several articulations of the massing
• Continuous balconies for articulation and 

solar shading

Varied
Materials

Setback

Lighter
Materials

Setback

Articulations

Articulations

Balconies
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PARC Kelowna

November 17, 2020

Independent Retirement Residence

13

Building Articulation
• Several extensive setbacks at L1, L3, 

and L8
• Prominent curved feature at KLO and 

Lakeshore corner
• Recessed corner to create urban plaza
• Several articulations of L1/L2
• Upper fl oors (L8 + L9) in lighter materials
• Varied use of materials to create distinct 

base-middle-top

Lighter 

Setback

Urban Plaza
Setback

Curved Feature

Setback

Materials

Balconies

Balconies

Articulations Articulations
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PARC Kelowna

November 17, 2020

Independent Retirement Residence
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• Large street trees
• Cascading landscape from L3
• Custom bus shelter with public art
• Several street front articulations ("jogs")
• Active retail
• Widened sidewalk
• Feature wood canopy

Pedestrian Experience along 
KLO
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PARC Kelowna

November 17, 2020

Independent Retirement Residence
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Pedestrian Experience at the 
KLO-Lakeshore Intersection
• Feature curved corner (L3-L7) 
• Urban plaza with public art
• Active retail
• Widened sidewalk
• Feature wood canopy
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PARC Kelowna

November 17, 2020

Independent Retirement Residence
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Pedestrian Experience at
Lakeshore
• Cascading landscape from L3
• Several streetfront articulations ("jogs")
• Expansive landscaped boulevard with 

street trees
• PARC residence main entrance
• Active retail
• Widened sidewalk
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PARC Kelowna

November 17, 2020

Independent Retirement Residence
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High Quality Materials
Cementitious panel
Wood-look aluminum panel
Silver aluminum panel
Limestone brick (running bond)
Stone veneer
Sunscreen
Wood slats
Sienna brick (running bond)
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PARC Kelowna

November 17, 2020

Independent Retirement Residence
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Biophilic Design 
Connection to Nature

Dining area to courtyard
Multipurpose room to courtyard
Residential suites to courtyard + roof deck
Residential suite to street trees
Coff ee shop to street trees

Balconies to provide shading
Eyebrows to provide shading
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PARC Kelowna

November 17, 2020

Independent Retirement Residence
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Street Landscape and Uses 
Active retail
Active residential uses
Custom bus shelter with public art
Street trees
Urban plaza with public art
Planted boulevard with street trees
On-site car share stall

Salon
Coff ee Shop
Reception
Visitor Centre
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PARC Kelowna

November 17, 2020

Independent Retirement Residence
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Building Landscape (L3)
Cascading planter
Feature tree
Planter
Pergola
Exterior dining area
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KLO

Building Landscape (L4)
Raised planters for residents
Herb garden
Greenhouse
Harvest table
Exterior fi tness area
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Walking loop (L3)
Walking loop (L4)
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PARC Kelowna

November 17, 2020

Independent Retirement Residence
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Sustainability Initiatives
• Brownfi eld (former gas station)
• Low carbon mechanical systems
• High performance glazing
• Solar shading elements
• Landscaped roofs to mitigate heat island 

eff ect and reduce stormwater runoff 
• Biophilic design
• Highly advanced and effi  cient building 

systems (envelope + mechanical)
• LEED Gold design

• 67% less gas used
• 48% less total energy
• 6% less electricity used
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PARC Kelowna

November 17, 2020

Independent Retirement Residence
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Achieving Sustainability
• Extensive use of energy modelling to de-

termine optimal design
• Use of massing studies to determine 

shape of building relative to sun and site
• Use of solar studies to determine eleva-

tions with highest solar gains.
• Use of shadow studies to determine loca-

tion of building components requiring ac-
cess to sunlight

• Use of technology to increase overall en-
velope performance (thermal breaks)

Solar StudyThermal BreakSolar + Massing Study

Energy Model Options
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Independent Retirement Residence
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"Age is no barrier. It's a limitation you put 
on your mind."

Jackie Joyner-Kersee
Olympic  Medalist
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PARC Kelowna

November 17, 2020

Independent Retirement Residence

24

• Visitor Centres 
• Family Restaurant
• Temporary exterior dining facilities
• Public and private spaces separation
• Enhanced cleaning and monitoring

Appendix A
Our Covid 19 Response

PARC Visitor Centre

PARC Eatery

Our Covid 19 Response 
in Kelowna
• Integration of pandemic proof Visitor Cen-

tre

Kelowna PARC Visitor Centre Visitor Centre

PARC Eatery

PARC Visitor Centre
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