
City of Kelowna

Regular Council Meeting

AGENDA

 
Tuesday, August 9, 2022

6:00 pm

Council Chamber

City Hall, 1435 Water Street
Pages

1. Call to Order

2. Reaffirmation of Oath of Office

The Oath of Office will be read by Councillor Singh.

3. Confirmation of Minutes 1 - 13

Public Hearing - July 26, 2022
Regular Meeting - July 26, 2022

4. Liquor License Application Reports

Mayor to invite anyone participating online or in the public gallery who deems themselves
affected by the liquor license application to come forward.

4.1. START TIME 6:00 PM - Clement Ave 740 - LL22-0006 - Cap J Lodges Ltd., Inc.No. BC
1099980

14 - 39

To seek Council’s  support for a lounge endorsement to the LCRB manufacturing
license.

4.2. START TIME 6:00 PM - Vaughan Ave 109-889 - LL22-0010 -1568447 Alberta Ltd.,
Inc.No. A0093042

40 - 67

To seek Council’s support for a new lounge endorsement for a manufacturer with an
occupancy of 30 persons.

5. Development Permit and Development Variance Permit Reports

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



5.1. START TIME 6:00 PM - Wardlaw Ave 640 - BL12345 (Z21-0077) - Innascore
Developments Inc., Inc. No. BC1161787

68 - 68

To adopt Bylaw No. 12345 in order to rezone the subject property from the RU6 - Two
Dwelling Housing zone to the RM3 - Low Density Multiple Housing zone.

5.2. START TIME 6:00 PM - Wardlaw Ave 640 - DP21-0190 DVP21-0191 - Innascore
Development INC., INC.NO. BC1161787

69 - 110

To issue a Development Permit and Development Variance Permit for the form and
character of a Multiple Dwelling Housing with variances to the side yard setback and
rear yard parking setback.

5.3. START TIME 6:30 PM - McClure Rd 634 - BL12370 (Z22-0008) - McClure Road
Development Ltd., Inc.No. BC1284976

111 - 111

To adopt Bylaw No. 12370 in order to rezone the subject property from the RU1 –
Large Lot Housing zone to the RU6 – Two Dwelling Housing zone.

5.4. START TIME 6:30 PM - McClure Rd 634 - DVP22-0026 - McClure Road Development
Ltd., Inc.No. BC1284976

112 - 135

To issue a Development Variance Permit to vary the required lot width from 18.0m
required to 17.67m proposed to facilitate a two-lot subdivision.

5.5. START TIME 6:30 PM - Findlay Rd 1300 - DP22-0091 DVP22-0092 - R 547 Enterprises
Ltd., Inc.No. BC0822036

136 - 193

To issue a Development Permit for the form and character of a new industrial building
and to issue a Development Variance Permit to vary the front yard landscape buffer
size. 

5.6. START TIME 6:30 PM - Cameron Ave 1201 - DVP22-0126 - Various Owners 194 - 209

To issue a Development Variance Permit to vary maximum fence height regulation in
the front yard from 1.2m to 1.83m to facilitate addition to existing fence.

6. Reminders

7. Termination
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REPORT TO COUNCIL 
 
 
 

 

Date: August 9, 2022 

To: Council  

From: City Manager 

Department: Development Planning 

Application: LL22-0006 Owner: 
Cap J Lodges Ltd., Inc.No. 
BC1099980 

Address: 1-740 Clement Avenue Applicant: Brown Beverage Consulting Inc. 

Subject: Liquor License Application  

Existing OCP Designation: C-NHD - Core Area Neighbourhood 

Existing Zone: C4- Urban Centre Commercial 

 

1.0 Recommendation 

THAT Council directs Staff to forward the following Recommendation to the Provincial Liquor and Cannabis 
Regulation Branch (LCRB):  

In accordance with ‘Division 9 (71)’ of the Liquor Control and Licensing Regulation and Council Policy 359, BE 
IT RESOLVED THAT: 

1. Council recommends support of an application from Brown Beverage Consulting Inc. for a Lounge 
Endorsement for a Manufacturer’s License for Strata Lot 1 Section 30 Township 26 ODYD Strata 
Plan EPS7013 together with an interest in the common property in proportion to the unit 
entitlement of the strata lot as shown on Form V, located at 1-740 Clement Avenue, Kelowna, BC 
for the following reasons:  

 The addition of Lounge Endorsement to the Manufacturer License is perceived to have a 
minimal impact on the community and surrounding properties as this is an existing business 
that is changing the type of liquor license with no perceivable changes to operation. 

2. Council’s comments on LCLB’s prescribed considerations are as follows:  

a. The location of the establishment:  
The proposed location is suitable for manufacturer with lounge endorsement as the property 
is in close proximity to the Downtown Urban Centre and near a medium density (multi-
family) residential area.  
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b. The proximity of the establishment to other social or recreational facilities and public 
buildings: 

The location is in close proximity to other small social gatherings establishments and the 
RCMP building.   

c. The person capacity and hours of liquor service of the establishment:  
The proposed capacity is 157 persons. The inside areas will be open until midnight while the 
outdoor patio area will comply with outdoor patio standards and shut down at 11:00pm.  

d. The number and market focus or clientele of liquor-primary license establishments within a 
reasonable distance of the proposed location:  

The location is in close proximity to other small establishment Manufacturer with Lounge 
Endorsements.  

e. The impact of noise on the community in the immediate vicinity of the establishment:  

The potential impact for noise is minimal and would be compatible with surrounding land 
uses. 

f. The impact on the community if the application is approved: 

The potential for negative impact is minimal as this is an existing business.  

3. Council’s comments on the views of residents are as contained within the minutes of the meeting 
at which the application was considered by Council. The methods used to gather views of residents 
were as per Council Policy #359 “Liquor Licensing Policy and Procedures.” 

Purpose  

To seek Council’s support for a Lounge Endorsement to the LCRB manufacturing license.   

2.0 Development Planning  

Staff support the request for the lounge endorsement to the LCRB manufacturing license. The proposed 
maximum occupancy would be 157 persons, consistent with the food primary license currently operating on-
site. There are three service areas: two indoor and one outdoor. Area 1 inside permits 65 persons, area 2 
inside permits 42 persons and the patio area permits 50 persons. As per Council Policy 359, the establishment 
would be considered a “medium” (capacity from 100 to 249 persons) establishment. The current hours of the 
business are 9:00am to 12:00am seven days per week and the applicant is not seeking to change these hours. 
With the addition of the lounge endorsement the applicant has agreed to reduce patio hours from the current 
12:00am to be consistent with the Bernard Avenue Sidewalk Program and other outdoor patio area 
standards:  

 Patio hours of operation: 9:00 am – 11:00 pm 

 Last Call for drinks: 10:30 pm  

 Alcohol to be cleared from the patio area by 11:00 pm 

 Patrons must exit the patio by 12:00 am  

 A patio may not permit, make or cause any noise within the Permit Area that is liable to 
disturb the quiet, peace, rest, enjoyment, comfort or convenience of individuals or the 
public. The City of Kelowna Good Neighbor Bylaw No. 11500, Part 7 will apply at all times.  
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3.0 Proposal 

3.1 Project Description 

Bad Tattoo Brewing, an existing business operating under a Food Primary License, are seeking to transition 
to a Manufacturing License which will allow them to brew beer on-site. The applicant is currently in the 
approval process with the LCRB for a Manufacturing License with an On-Site Store Endorsement. In order to 
allow for the sale and service of liquor for on-site consumption, as they do under their existing Food Primary 
License, they are seeking a Lounge Endorsement to their Manufacturing License. 

Operating Hours: 

 Sunday Monday Tuesday Wednesday Thursday Friday Saturday 

Open 9:00am 9:00am 9:00am 9:00am 9:00am 9:00am 9:00am 

Close 12:00am 12:00am 12:00am 12:00am 12:00am 12:00am 12:00am 

3.2 Site Context 

The subject property is located within the Core Area Neighbourhood (C-NHD) and along a Transit Supportive 
Corridor on Clement Avenue. The surrounding area has a mix of industrial, institutional and residential 
zonings.  

Specifically, adjacent land uses are as follows: 
Orientation Zoning Land Use 

North I4 – Central Industrial General Industrial Uses 

East I4 – Central Industrial General Industrial Uses 

South 
RM4 – Transitional Low Density Housing 
RU6 – Two Dwelling House 
RM6 – High Rise Apartment Housing 

Residential  

West PI – Major Institutional RCMP Building 

 
Subject Property Map: 740 Clement Ave 
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4.0 Current Development Policies  

4.1 Council Policy 359 

New patios associated with liquor establishments should be located and designed to limit potential impacts 
on surrounding property owners. 

5.0 Technical Comments  

5.1 RCMP 
No specific policing concerns. 

5.2 Fire Department 
No Objections. 

6.0 Application Chronology  

Date of Application Accepted:  April 13, 2022 

Date Public Consultation Completed: May 10, 2022 
 

Report prepared by:  Jason Issler, Planner I 
 
Reviewed by: Lydia Korolchuk, Urban Planning Manager 
 
Reviewed by: Terry Barton, Development Planning Department Manager 
 
Approved for Inclusion: Ryan Smith, Divisional Director, Planning & Development Services 
 

 

Attachments:  

Attachment A: Site Plan & Floor Plan / Occupant Load 

Attachment B: Letter of Rationale 
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Person 02 = 42

Person 01 = 65

Patio 1 = 50

1 - 740 Clement Avenue, Kelowna, BC, V1Y 0H5

310519

July 22, 2021
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LL22-0006
740 Clement Ave
Liquor License Application
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To seek Council’s support for a Lounge 
Endorsement to the LCRB Manufacturing Licence. 

Proposal
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Development Process

April 13, 2022

Council 
Approvals

Development Application Submitted

Neighbourhood Consultation

Staff Review & Circulation

Tuesday Council MeetingAug 9, 2022

Recommendation Forwarded to LCRB

May 10, 2022
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Subject Property Map
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Context Map
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Site Layout
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Project/technical details

Transitioning from a Food Primary to Lounge 
Endorsement Licence.
 Seeking to sell and serve what is produced on-site.

 Patio hours will be consistent with City outdoor patio 
hours with alcohol cleared by 11:00pm.
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Location is suitable
 Not in close proximity to large liquor primary 

establishments.

Hours of service are suitable (9 AM to 12 AM)
 Outdoor patio consistent with Bernard Ave Sidewalk 

program.

 Negative impacts are considered to be minimal as this 
is an existing business.

Council Policy#359
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Staff Recommendation

Development Planning recommends support for 
the Lounge Endorsement Licence;

That Council directs Staff to forward a resolution of 
support to the LCRB for the Liquor Primary 
License.
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Conclusion of Staff Remarks

30



LCRB-
MANUFACTURING 
LOUNGE

KELOWNA CITY 
APPLICATION 
L22-0006

BAD TATTOO BREWING –

740 CLEMENT AVE. 

KELOWNA B.C
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BAD TATTOO 
PIZZERIA 

OPERATING AND LICENSED IN KELOWNA SINCE 

SUMMER 2021 AS A FOOD PRIMARY ESTABLISHMENT.

INTERIOR OCCUPANCY = 107

PATIO = 50 

HOURS OF OPERATION 0900-12:00 MIDNIGHT 7 DAYS A 

WEEK.  

Liquor and Cannabis Regulation Branch

Food Primary Licence #310519

Expires on June 30, 2022

Establishment Name: Bad Tattoo Pizzeria

Licence Name: FOOD PRIMARY

Location Address: 1 - 740 Clement Ave

Kelowna, BC  V1Y0H5

Issued to: BAD TATTOO PIZZERIA KELOWNA LTD.

HOURS OF SALE

Monday Tuesday Wednesday Thursday Friday Saturday Sunday

Start 09:00 AM 09:00 AM 09:00 AM 09:00 AM 09:00 AM 09:00 AM 09:00 AM

Stop 12:00 AM 12:00 AM 12:00 AM 12:00 AM 12:00 AM 12:00 AM 12:00 AM

TERMS AND CONDITIONS

CAPACITY

Person 01 65

Person 02 42

Patio 1 50

• The terms and conditions to which this licence is subject include the terms and conditions contained in the licensee 

Terms and Conditions Handbook, which is available on the Liquor and Cannabis Regulation Branch website. The 
Terms and Conditions Handbook is amended from time to time.

• Liquor may only be sold, served and consumed within the service areas outlined on the official plan, unless 

otherwise endorsed or approved by the LCRB
• For the sale and consumption of all types of liquor in establishments with a primary focus on the service of food.

• Off-site exemption to tied house restrictions allows for the sale and promotion of products from Bad Tattoo Brewing 

(MFR# 305989) subject to product exclusivity and other requirements set out in your licensee handbook.  Licensed 
establishments are required to sell a range of products from a variety of manufacturers.  

YOUR CURRENT VALID LICENCE MUST BE 
PROMINENTLY DISPLAYED AT ALL TIMES.  
TAMPERING, ALTERING OR DEFACING THIS 
LICENCE IN ANY MANNER MAY RESULT IN 
THE LICENCE BEING CANCELLED.

Licence issued by the General Manager 
under the authority of the Liquor Control and 
Licensing Act.

Licence Printed: April 6, 2022
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BAD TATTOO –
CHANGE FROM 
FOOD PRIMARY TO 
MANUFACTURING 
LICENCE 
DESIGNATION 

Bad Tattoo Brewing has been an established manufacturer 

in Penticton for a decade with an attached Food Primary –

Pizzeria. 

Bad Tattoo’s Brewery Brand of products have been popular 

in BC and Alberta.

To expand the Brewery Brand in late 2021 Bad Tattoo has 

applied and  received an Approval In Principle from the LCRB 

to change the status of the Licence from a Food Primary to a 

Brewery with an onsite retail store. 

To ensure that the current Food Primary offerings are 

allowed in the establishment, Bad Tattoo has applied for a 

Lounge Endorsement. 
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WHY THE CHANGE FROM A FOOD PRIMARY TO  A MANUFACTURER:

Basic Manufacturing Licence will permit the licensee to:

• Have an onsite retail store in which to sell their own manufacturer products.

• Brew special small lots on premise for sale to patrons. 

• With additional Lounge endorsement – the establishment will be able to continue 

to serve their renowned pizzas other food items and a variety of liquor and non-

liquor beverages to patrons. ( Minors are permitted if accompanied by an adult). 

Food Primary:

• Do not allow off-sales or liquor manufacturing thus restricting licensees options. 
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BAD TATTOO – LOUNGE ENDORSEMENT 

NO CHANGES TO OCCUPANCY OR FLOORPLANS 

HOURS ON PATIO REDUCED BY 1 HOUR TO 11:00P.M.

• Hours of Operation:

• Interior – 9:00 AM to Midnight 7 

days a week.  

• Interior Occupancy = 107

• Patio Hours: 9:00 Am to 11:00 PM 

• Patio Occupancy = 50 persons 
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PATIO = 50 PERSONS
9:00 AM TO 11:00 PM 
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INTERIOR
WITH FOOD SERVICE AND MICRO BREW SYSTEM  
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PUBLIC 
NOTIFICATION 

• Local community was 

notified of application with 

handouts and signage 

displayed outside of 

establishment. 
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LOUNGE ENDORSEMENT WILL 
NOT NEGATIVELY AFFECT THE 
LOCAL COMMUNITY – NOISE , 
TRAFFIC OR COMMUNITY SAFETY 

• Bad Tattoo operations will 

remain the same. Focus on 

food ( pizzeria) with same 

compliment of liquor 

beverages. 

• The only changes the public 

will notice is onsite brewing 

with micro brew system and 

ability to purchase Bad 

Tattoo Brew products from 

this location.
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REPORT TO COUNCIL 
 
 
 

 

Date: August 9, 2022 

To: Council  

From: City Manager 

Department: Development Planning  

Application: LL22-0010 Owner: 
1568447 Alberta Ltd., Inc.No. 
A0093042 

Address: 109 – 889 Vaughan Ave Applicant: 
Thrive Liquor & Cannabis 
Advisors 

Subject: Liquor License Application 

Existing Zone: I4rcs – Central Industrial (Retail Cannabis Sales) 

 

1.0 Recommendation 

THAT Council directs Staff to forward the following Recommendation to the Provincial Liquor and Cannabis 
Regulation Branch (LCRB): 

In accordance with ‘Division 9 (71)’ of the Liquor Control and Licensing Regulation and Council Policy 359,  

BE IT RESOLVED THAT: 

1. Council recommends support of an application from Thrive Liquor & Cannabis Advisors for a 
lounge endorsement for Strata Lot 9 Section 30 Township 26 ODYD Strata Plan EPS7283, located 
at 109-889 Vaughan Ave, Kelowna, BC for the following reasons:  

• Establishment will have a small occupancy and appropriate hours for its location.  

2. Council’s comments on LCLB’s prescribed considerations are as follows:  

a. The location of the winery/special event area: 
The proposed location is suitable for a manufacturer - lounge endorsement as the property is in 
close proximity to Downtown Urban Centre and in a medium density residential area.  

b. The proximity of the winery/special event area to other social or recreational facilities and 
public buildings: 
The location is near other small social/recreational facilities and the RCMP building. 

 c. The person capacity of the winery lounge:  
Occupancy will be minimal at 30 persons.  

d. Traffic, noise, parking and zoning:  
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The potential impact for traffic, noise and parking is minimal. Zoning supports land use.  

e. The impact on the community if the application is approved: 
The potential for negative impact is minimal.  

3. Council’s comments on the views of residents are as contained within the minutes of the meeting 
at which the application was considered by Council. The methods used to gather views of 
residents were as per Council Policy #359 “Liquor Licensing Policy and Procedures.” 

Purpose  

To seek Council’s support for a new lounge endorsement for a manufacturer with an occupancy of 30 persons. 
  

2.0 Development Planning  

Staff are supportive of the Manufacturer - lounge endorsement in order to allow customers to consume the 
manufacturer’s product on-site. The area is already home to several small breweries, cideries and commercial 
wineries. This establishment is located within an industrial zoned complex north of the Downtown Urban 
Centre. As a result, the impact on the surrounding community will be minimal and noise is not an anticipated 
issue due to a combination of factors including: 

o Maximum occupancy of 30 persons,  

o Hours of operation are in line with similar businesses in the area,   

o  Compatible with surrounding land uses   

Council Policy No. 359 recommends supporting lounge endorsement applications for small establishments 
outside of Urban Centre’s when surrounding land-uses, and general impact on the local neighbourhood is 
minimal.  

3.0 Proposal 

3.1 Background 

An application has been forwarded by the licensee to the Provincial Liquor and Cannabis Regulation Branch 
(LCRB) for their approval. Procedurally, this type of application requires a Local Government resolution prior 
to the LCRB making a final decision. 

3.2 Project Description 

Motherlove Ferments has been in operation since 2015 and offers a variety Kombucha products. The 
applicant is seeking to add a lounge area within the tasting area and retail space. The establishment is 
seeking an occupancy of 30 persons. The applicant will be working with local vendors to offer a variety of 
food options for customers to enhance the customer experience. Full meals including: entrees, appetizers, 
desserts and non-alcohol selections will be offered.  

Operating Hours: 

 Sunday Monday Tuesday Wednesday Thursday Friday Saturday 

Open 9:00am 9:00am 9:00am 9:00am 9:00am 9:00am 9:00am 

Close 12:00am 12:00am 12:00am 12:00am 12:00am 12:00am 12:00am 
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3.3 Site Context 

The subject property has a future land use of Industrial and is in close proximity to the Downtown Urban 
Centre. The property is a corner site fronting onto both Clement Avenue and Ethel Street. The area to the 
north is predominantly industrial with the south side of Clement Avenue being residential with a mix of single 
family and multi-family developments. Clement Avenue is designated as a Transit Supportive Corridor within 
the 2040 Official Community Plan.  

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North I4 – Central Business Industrial  General Industrial Uses 

East I4 – Central Business Industrial  General Industrial Uses 

South RU6 – Two Dwelling Housing Single Family Dwelling 

West I4 – Central Business Industrial  Retail Store, General 

 

Subject Property Map: 889 Vaughan Ave 

 
 

4.0 Current Development Policies  

4.1  Council Policy #359 – Liquor Licensing Policy and Procedures  

The following sections of Policy #359 are applicable to this application:  

 New lounge endorsements should be located and designed to limit potential impacts on surrounding 
property owners. 
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5.0 Application Chronology  

Date of Application Received:  May 20, 2022  

Date Public Consultation Completed: June 13, 2022 
 

Report prepared by:  Jason Issler, Planner I 
 
Reviewed by: Lydia Korolchuk, Urban Planning Manager 
 
Reviewed by: Terry Barton, Development Planning Department Manager 
 
Approved for Inclusion: Ryan Smith, Divisional Director, Planning & Development Services 
 

Attachments:  

Attachment A: Letter of Rationale 

Attachment B: Site Plan/Occupant Load 

44



45

jissler
Attachment_1



46

jissler
Attachment_1



47

jissler
Attachment_1



LL22-0010
109-889 Vaughan Ave
Liquor Licence Application
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To seek Council’s support for a new Lounge 
Endorsement for a manufacturer with an 
occupancy of 30 persons. 

Proposal
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Development Application Submitted

Staff Review & Circulation

Council Consideration

LCRB Consideration

May 20, 2022

Aug 9, 2022
Council 
Approvals

Development Process
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Context Map
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OCP Future Land Use / Zoning
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Subject Property Map
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Lounge Endorsement for a Manufacturer
 30 Person Occupancy

Hours of Operation

Project/technical details
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Site Plan/Occupant Load
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Council Consideration

Location: Industrial Area in close proximity to Downtown Urban 
Centre

Proximity: Close to similar small gatherings and RCMP building

Capacity/Hours: 30 person occupancy. Closes at midnight

Traffic, noise, parking & zoning: Industrial site with large 
surface parking, on TSC, noise minimal

 Impact: Believed to be minimal 
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Council Policy #359. 
 New lounge endorsements should be located and designed to limit 

potential impacts on surrounding property owners.

Development Policy
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Staff Recommendation

Staff recommend support for proposed lounge 
endorsement:
 person capacity minimal

 Does not negatively impact the neighbourhood

Recommendation to be forwarded to Liquor & 
Cannabis Regulation Branch.
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Conclusion of Staff Remarks
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MotherLove 
Ferments 
Kombucha Bar

Rochelle Minagawa July 26, 2022 

109-889 Vaughan Ave, 
Kelowna BC V1Y 0H8
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Rochelle Minagawa

• MotherLove Ferments 
incorporated in 2016


• Health and wellness are a core 
value of the founders’


• As a high-level athlete, fueling the 
body is important for optimal 
performance


• The vision of MotherLove is to 
protect our health and the health 
of our planet

Background and Bio
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Overview of Proposal
• MotherLove’s alcoholic brand is called 

“Daypass” by MotherLove


• Have applied for manufacturing license 
with a tasting room, small retail space and 
lounge area, capacity applied for 30 
persons (25 guests and 5 staff)


• Hours of operation: We anticipate being 
open 9am-Midnight Monday to Sunday 
depending upon staffing availability.


• Job creation: Increasing product offerings 
will create jobs in both manufacturing and 
customer service
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Overview of Proposal
Location

• Property is located at 109-889 Vaughan Ave 


• Tasting room will have non-alcoholic and 
alcoholic options on tap and for purchase


• Goal is to create a “better for you” beverage that 
is organic and low sugar


• Increases diversity in the North End by having 
beverage options other than beer and wine
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Products

• Kombucha is a fermented tea made 
from organic tea, organic cane sugar 
and fermented with a culture or “mother”


• Water Kefir is a fermented, probiotic 
water that is non-caffeinated 


• 4 flavours of each product line plus a 
rotating seasonal tap


• Hard Kombucha will fermented with 
honey and green tea

Overview
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• Growlers are donated to local charities 
and events and proceeds from tastings 
go to local non-profit organizations 


• Commitment to sustainability


• Leftover tea is given to local farms 
to use as compost


• Refillable growlers encouraging zero 
waste


• Compostable/biodegradable cups 
and take out containers


• Tap handles and flight trays are 3D 
printed by a local company using 
biodegradable plastic

Community Involvement
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Thank you
We are excited to be a 
part of the community
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CITY OF KELOWNA 
 

BYLAW NO. 12345 
Z21-0077 

640 Wardlaw 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 26 District Lot 14, ODYD, Plan 3249 located on Wardlaw Avenue, Kelowna, 
BC from the RU6 – Two Dwelling Housing zone to the RM3 – Low 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, second and third time by the Municipal Council this 25th day of April, 2022. 
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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REPORT TO COUNCIL 
 
 
 

 

Date: August 9, 2022 

To: Council  

From: City Manager 

Department: Development Planning 

Application: DP21-0190 & DVP21-0191 Owner: 
Innascore Developments Inc., 
Inc.No. BC1161787 

Address: 640 Wardlaw Ave Applicant: Innascore Developments Inc 

Subject: Development Permit and Development Variance Permit  

Existing OCP Designation: C-NHD – Core Area Neighbourhood 

Existing Zone: RM3 – Low Density Multiple Housing  

 
 

1.0 Recommendation 

THAT Rezoning Bylaw No. 12345 be amended at third reading to revise the legal description of the subject 
property from Lot 26 District Lot 14 ODYD Plan 3249 to Lot A District Lot 14 ODYD Plan EPP119942; 

AND THAT final adoption of Rezoning Bylaw No. 12345 be considered by Council;  

AND THAT Council authorizes the issuance of Development Permit No. DP21-0190 for Lot A District Lot 14 
ODYD Plan EPP119942, located at 640 Wardlaw Ave, 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 variances to the following sections of Zoning Bylaw No. 8000 be granted:  

Section 8.2.3: Parking and Loading  

To vary the required minimum 1.5m setback from rear property line.  
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Section 13.9.6(e): RM3 – Low Density Multiple Housing Development Regulations 

To vary the required minimum side yard from 4.0 m permitted to 2.48 m 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 issue a Development Permit and Development Variance Permit for the form and character of a Multiple 
Dwelling Housing with variances to the side yard setback and rear yard parking setback.  

3.0 Development Planning  

Staff are supportive of the Development Permit and associated variances for the form and character of the 
9-unit multiple dwelling housing project. The proposed development meets several of the Official 
Community Plan (OCP) Form and Character Development Permit Guidelines including selected building 
finishes, façade articulation and complimentary landscaping. Staff worked with the applicant to create a 
design that provided an interactive streetscape, human scale design and visually prominent and recognizable 
entrances.  

The subject property is located directly north of the Pandosy Urban Centre on Wardlaw Ave between 
Pandosy Street and Richter Street. Both streets are designated as Transit Supportive Corridors (TSC). As this 
project is located midblock, the height and massing provides an appropriate transition from the TSC to the 
adjacent properties.  

The location of the site is highly walkable and in close proximity to the Pandosy Urban Centre as well as 
several parks. The subject property is two blocks East of Kinsmen Park and the Abbott Street Active 
Transportation Corridor. Additional density in this area is supported by the local amenities including nearby 
parks, Okanagan Lake, transit, restaurants and shopping opportunities in the area. In recent years, the area 
has seen much redevelopment which includes a mix of commercial and mixed-use residential buildings. 

4.0 Proposal 

4.1 Project Description 

The applicant is proposing to construct a 3-storey 9-unit condo building on the subject property. The unit mix 
includes:  

 five 1-bedroom and  

 four 2-bedroom units. 

One ground orientated unit fronts onto Wardlaw Avenue. The remaining eight units are accessed primarily 
from a shared common entry through the parkade. The main entrance to the building from the street, and 
for visitors, is located along the West elevation of the apartment. All vehicle access for the site is from the 
laneway which leads into a covered parking area. 

Each unit has a patio, which meets the Zoning Bylaw requirements for private open space. The site provides 
a dog run, multiple benches and generous landscaping with over a dozen trees planted throughout site to 
encourage both passive and active recreation.  
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Form and Character  

The building form proposes a flat-roof modern design with articulation and varied material textures to add 
visual interest. The building uses a variety of material types with a combination of composite hardi-panel, 
metal panel siding and wood panelling to break up the massing along the front.   

Variances  

The project proposes two variances. The first is to reduce the side yard setback for a portion of the building 
along the East property line from the required 4.0m down to 2.48m. The portion projecting into the setback 
is an exit stairwell and will not have negative impacts as the building itself is outside of the setback.  

The second variance is for the parking stalls directly abutting the lane. The parking regulations require 
parking stalls be located a minimum 1.5m from side and rear property lines to coincide with required 
landscape buffers. However, landscape buffers are not required between buildings and public laneways, 
therefore the applicant is proposing parking along the lane. This is common for projects within the City’s 
urban centres and for industrial sites where buildings are often situated adjacent to the property line.  

4.2 Site Context 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU6 – Two Dwelling Housing Two Dwelling Housing 

East RM1 – Four Dwelling Housing Four Dwelling Housing 

South RU6 – Two Dwelling Housing Single Family Dwelling 

West RM1 – Four Dwelling Housing Two Dwelling Housing 

 

Subject Property Map: 640 Wardlaw Ave  
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4.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM3 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Max. Floor Area Ratio 0.8 0.8 

Max. Site Coverage (buildings) 50% 50% 

Max. Height 10.m 10.0m 

Min. Front Yard 1.5m 1.5m 

Min. Side Yard (West) 4.0m 4.0m 

Min. Side Yard (East) 4.0m 2.48m 

Min. Rear Yard 3.0m 6.0m 

Other Regulations 
Min. Parking Requirements 10 10 

Min. Bicycle Parking 11 11 

Min. Private Open Space 160m2 184m2 

Parking Rear Yard Setback 1.5 0m  

 Indicates a requested variance to Zoning Bylaw Section 13.9.6 (e)  

 Indicates a requested variance to Zoning Bylaw Section 8.2.3 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Objective 5.3 Design residential infill to be sensitive to neighbourhood context. 

Policy 5.3.2 
Transition from 
Transit Supportive 
Corridors 

Transition from Transit Supportive Corridors. Provide a transition area allowing 
for 3- 4 storeys in height, as outlined in Figure 5.3, serving as a transition from the 
medium density development along the Transit Supportive Corridors and lower 
density residential areas in the Core Area. Encourage ground-oriented residential 
such as stacked townhouses and bungalow courts with setbacks that respect 
adjacent lower density residential areas. Discourage commercial uses in the 
transition zone. 

This proposal is located midblock between two Transit Supportive Corridors being 
Pandosy Street and Richter Street. This location is appropriate to transition down 
to three stories from those higher density corridors.  

Policy 5.3.3 
Strategic Density 

Where a proposed development in Core Area Neighbourhoods is not adjacent to 
a Transit Supportive Corridor, consider support for stacked rowhousing and low 
rise apartment and mixed use buildings, under the following circumstances: 
The project proposal includes an affordable and/or rental housing component 

The proposal includes 10 rental units.  
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6.0 Application Chronology  

Date of Application Accepted:  August 4, 2021 
Date Public Consultation Completed: March 10, 2022  
 

Report prepared by:  Jason Issler, Planner I 
 
Reviewed by: Dean Strachan, Community Planning & Development Manager 
 
Reviewed by: Terry Barton, Development Planning Department Manager 
 
Approved for Inclusion: Ryan Smith, Divisional Director, Planning & Development Services 
 
 

Attachments:  

Attachment A: Draft Development Permit and Development Variance Permit DP21-0190 DVP21-0191 

 Schedule A: Site Plan and Floorplan 

 Schedule B: Building Elevations  

 Schedule C: Landscape Plan 

Attachment B: OCP Form and Character Development Permit Guidelines 

Attachment C: Project Renderings 

Attachment D: Letter of Rational  
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Development Planning Department 1435 Water Street Kelowna BC V1Y 1J4 planninginfo@kelowna.ca 250 469 8626 
 

 
Development Permit & 
Development Variance Permit 
DP21-0190 & DVP21-0191 
 

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

640 Wardlaw Ave 

and legally known as 

Lot A District Lot 14 ODYD Plan EPP119942 

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

RM3 – Low Density Multiple Housing  

 

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

Date of Council Decision   July 26, 2022    

Decision By:   COUNCIL  

Development Permit Area: Form and Character DPA 

Existing Zone:   RM3 – Low Density Multiple Housing  

Future Land Use Designation:  C-NHD – Core Area Neighbourhood 

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:  Innascore Development Inc., Inc.No. BC1161787 

Applicant: Innascore Development Inc. 

Planner:  Jason Issler 
 
 
 
 
 
________________________________________   _______________________________________ 

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

Section 8.2.3: Parking and Loading  

To vary the required minimum 1.5m setback from rear property line.  

Section 13.9.6(e): RM3 – Low Density Multiple Housing Development Regulations 

To vary the required minimum side yard from 4.0 m permitted to 2.48 m 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 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 $23,027.63 

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

5. INDEMNIFICATION 

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

a) All actions and proceedings, costs, damages, expenses, claims, and demands whatsoever and by whomsoever brought, by 
reason of the Municipality said Permit. 
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Development Planning Department 1435 Water Street Kelowna BC V1Y 1J4 planninginfo@kelowna.ca 250 469 8626 
 

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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Page 1 
 

FORM & CHARACTER - DEVELOPMENT PERMIT GUIDELINES 
 
Consideration has been given to the following guidelines as identified in Chapter 18 of the City of Kelowna 
2040 Official Community Plan: 
 

RATE PROPOSALS COMPLIANCE TO PERTINENT GUIDELINE  
(1 is least complying & 5 is highly complying)  

N/A 1 2 3 4 5 

CHAPTER 4.0: LOW & MID-RISE RESIDENTIAL & MIXED USE  
4.1 Guidelines  

4.1.1 Relationship to the Street  

Lobby area and main building entrance is clearly visible from the fronting 
street and sidewalk. 

    4  

Wherever possible, blank walls at grade are not encouraged.      4  

Enclosed parking garages are located away from street frontages or 
public open space. 

     5 

Ground oriented units with entries or glazing have been provided to 
avoid the blank/dead frontage along the street. 

     5 

When unavoidable, blank walls have been screened with landscaping or 
have been incorporated with a patio/café or special materials have been 
provided to make them visually interesting. 

    4  

Residential and Mixed-use Buildings  

Residential buildings at the ground floor have a set back between 3-5m 
from the property line to create a semi-private entry or transition zone to 
individual units and to allow for an elevated front entryway or raised 
patio. 

 1     

A maximum 1.2m desired height (e.g., 5-6 steps) for front entryways has 
been provided. Where the water table requires this to be higher, in these 
cases, larger patio has been provided and parking has been screened 
with ramps, stairs, and landscaping. 

     5 

Ground floor units accessible from the fronting street or public open 
spaces have been provided with individual entrances. 

     5 

Buildings are sited and oriented so that windows and balconies are 
overlooking public streets, parks, walkways, and shared amenity spaces 
while minimizing views into private residences. 

   3   

4.1.2 Scale and Massing  
Proposed residential building façade has a length of 60m (40m length is 
preferred). 

     5 

Buildings over 40m in length are incorporating significant horizontal and 
vertical breaks in façade. 

NA      

Commercial building facades are incorporating significant break at 
approximately 35m intervals. 

NA      

Proposed residential building has a maximum width of 24m.      5 

4.1.3 Site Planning  
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RATE PROPOSALS COMPLIANCE TO PERTINENT GUIDELINE  
(1 is least complying & 5 is highly complying)  

N/A 1 2 3 4 5 

On sloping sites, building floor levels are following the natural grade and 
avoiding the blank wall situation. 

NA      

Buildings are sited to be parallel to the street and have a distinct front-to-
back orientation to public street and open spaces and to rear yards, 
parking, and/or interior courtyards. 

     5 

Building sides that are interfacing with streets, mid-block connections, 
and other open spaces (building fronts) are positively framing and 
activating streets and open spaces and supporting pedestrian activity. 

    4  

Larger buildings are broken up with mid-block connections which have 
public accessibility wherever possible.  

NA      

Ground floors adjacent to mid block connections have entrances and 
windows facing the mid block connection. 

NA      

4.1.4 Site Servicing, Access, and Parking  

Vehicular access is provided from the lane.       5 

Where there is no lane, and where the re-introduction of a lane is difficult 
or not possible, access is provided from the street, provided: 

 Access is from a secondary street, where possible, or from the 
long face of the block; 

 Impacts on pedestrians and the streetscape is minimized; and, 
 There is no more than one curb cut per property. 

NA      

Above grade structure parking should only be provided in instances 
where the site or high water table does not allow for other parking forms. 

     5 

When parking cannot be located underground due to the high water 
table and is to be provided above ground, screen the parking structure 
from public view as follows: 

 On portions of the building that front a retail or main street, 
line the above ground parking with active retail frontage; 

 On portions of the building that front onto non-retail streets, 
line the above ground parking with an active residential 
frontage, such as ground oriented townhouse units; 

 When active frontages are not able to be accommodated, 
screen parking structures by using architectural or 
landscaped screening elements; 

 On corner sites, screen the parking structure from public view 
on both fronting streets using the appropriate strategy listed 
above. 

     5 
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RATE PROPOSALS COMPLIANCE TO PERTINENT GUIDELINE  
(1 is least complying & 5 is highly complying)  

N/A 1 2 3 4 5 

Buildings with ground floor residential may integrate half-storey 
underground parking to a maximum of 1.2m above grade, with the 
following considerations: 

 Semi-private spaces should be located above to soften the edge 
and be at a comfortable distance from street activity; and 

 Where conditions such as the high water table do not allow for 
this condition, up to 2m is permitted, provided that entryways, 
stairs, landscaped terraces, and patios are integrated and that 
blank walls and barriers to accessibility are minimized. 

NA      

4.1.5 Publicly Accessible and Private Open Spaces  

Publicly accessible private spaces (e.g,. private courtyards accessible and 
available to the public) have been integrated with public open areas to 
create seamless, contiguous spaces. 

NA      

Semi-private open spaces have been located to maximize sunlight 
penetration, minimize noise disruptions, and minimize ‘overlook’ from 
adjacent units. 

   3   

Outdoor Amenity Areas: design plazas and parks to: 
 Contain ‘three edges’ (e.g., building frontage on three sides) 

where possible and be sized to accommodate a variety of 
activities; 

 Be animated with active uses at the ground level; and, 
 Be located in sunny, south facing areas. 

 

   3   

Internal courtyard design provides: 
 amenities such as play areas, barbecues, and outdoor seating 

where appropriate. 

 a balance of hardscape and softscape areas to meet the specific 
needs of surrounding residents and/or users. 

NA      

Mid-block connections design includes active frontages, seating, and 
landscaping. 

    4  

Rooftop Amenity Spaces  
Shared rooftop amenity spaces (such as outdoor recreation space and 
rooftop gardens on the top of a parkade) are designed to be accessible to 
residents and to ensure a balance of amenity and privacy by: 

 Limiting sight lines from overlooking residential units to outdoor 
amenity space areas through the use of pergolas or covered 
areas where privacy is desired; and 

  Controlling sight lines from the outdoor amenity space 
into adjacent or nearby residential units. 

NA      

Reduce the heat island effect by including plants or designing a green 
roof, with the following considerations: 

 Secure trees and tall shrubs to the roof deck; and 
 Ensure soil depths and types are appropriate for proposed plants 

and ensure drainage is accommodated. 

NA      
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RATE PROPOSALS COMPLIANCE TO PERTINENT GUIDELINE  
(1 is least complying & 5 is highly complying)  

N/A 1 2 3 4 5 

4.1.6 Building Articulation, Features & Materials  

Articulate building facades into intervals that are a maximum of 15m 
wide for mixed-use buildings and 20m wide for residential buildings. 
Strategies for articulating buildings should consider the potential 
impacts on energy performance (see 2.2.1), and include: 

 Façade Modulation – stepping back or extending forward a 
portion of the façade to create a series of intervals in the facade; 

 Repeating window patterns at intervals that correspond to 
extensions and step backs (articulation) in the building facade; 

 Providing a porch, patio, deck, or covered entry for each interval; 
 Providing a bay window or balcony for each interval, while 

balancing the significant potential for heat loss through thermal 
bridge connections which could impact energy performance; 

 Changing the roof line by alternating dormers, stepped roofs, 
gables, or other roof elements to reinforce the modulation or 
articulation interval; 

 Changing the materials with the change in building plane; and 
 Provide a lighting fixture, trellis, tree, or other landscape feature 

within each interval. 

    4  

Break up the building mass by incorporating elements that define a 
building’s base, middle and top. 

     5 

Use an integrated, consistent range of materials and colors and provide 
variety by, for example, using accent colors. 

     5 

Articulate the facade using design elements that are inherent to the 
building as opposed to being decorative. For example, create depth in 
building facades by recessing window frames or partially recessing 
balconies to allow shadows to add detail and variety as a byproduct of 
massing. 

     5 

Incorporate distinct architectural treatments for corner sites and highly 
visible buildings such as varying the roofline (See Figure 41), articulating 
the facade, adding pedestrian space, increasing the number and size of 
windows, and adding awnings and canopies. 

    4  

Weather Protection  
Provide weather protection (e.g. awnings, canopies, overhangs, etc.) 
along all commercial streets and plazas (See Figure 42), with particular 
attention to the following locations: 

 Primary building entrances, 
 Adjacent to bus zones and street corners where people wait for 

traffic lights; 
 Over store fronts and display windows; and 
 Any other areas where significant waiting or browsing by people 

occurs. 

NA      

Architecturally-integrate awnings, canopies, and overhangs to the 
building and incorporate architectural design features of buildings from 
which they are supported. 

   3   
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640 WARDLAW AVE KELOWNA BC  
APPENDIX A – DESIGN RATIONALE STATEMENT  
 

As per previous communication and meetings with the City of Kelowna Planning Department and as 
part of the design process the design rationale is in accordance with the RM3 Zone (supported by the 
current OCP under future land use of MRL). Further to the application information as it pertains to the 
Rezoning associated with the proposed Development at 640 Wardlaw Ave in Kelowna, we propose the 
following Design Rationale for the project.  

RM3 justification: 

• Oversized lot (bigger than a standard city lot)  
• Supported by the current OCP  
• City of Kelowna’s need for higher density  
• Lot consolidation with neighboring properties not possible as they are developed.  

The 640 Wardlaw proposal has been developed with the City of Kelowna’s request and need for higher 
density on central, older single-family lots (RU6). Under City’s Guidelines and the OCP,  the proposed 
building takes advantage of the property’s frontage onto Wardlaw Ave and its public lane. The unique 
nature and location of this lot with its unusual size (70’x140’) is ideal for incorporating a ground-oriented 
unit facing Wardlaw Ave. This will soften the building facade while keeping a residential look for the 
building and the street frontage.  

The design compliments nearby buildings and supports the transitional nature of the neighbourhood, the 
current OCP and the RM3 zone. The design was developed carefully to blend with neighboring multi-
family projects (old and new) and creates a steppingstone and transition for future increase in density 
and redevelopment of the area as promoted by the OCP.  

Architecturally, the intent is to implement a horizontal, modern architectural style with colours and 
materials that closely relate to other major developments and buildings in the neighbourhood, along 
Pandosy St, and Lakeshore Rd.  

The result is a modern, contemporary design with single level residential unit plans. This ensures a 
bigger and roomier feel for the end user. The unit mix allows for a variety in sales price, targeting a wide 
range of potential buyers and allowing for affordable product within the building.  
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Along the street frontage, the newly proposed development fits in with surrounding setbacks and 
ensures that it blends in with the street frontage of both neighboring properties (see renderings). The 
proposal achieves required Bylaw parking numbers and accommodates visitor parking along the public 
lane. The oversized decks and outdoor common area exceed the bylaw requirement for private open 
space.  

The focus with this development is to create a community feel within a walkable neighbourhood. The lot 
and its location are perfectly suited for an increase in density, based on the neighbourhood, its 
surroundings and the City of Kelowna OCP). 

 
 
 
 
 

John Saliken | Principal 
Architect AIBC, AAA,  

 john@suvaarchitecture.com 
 direct 604 318 1904 
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 To issue a Development Permit for the form and 
character of a Multiple Dwelling Housing building and 
to issue a Development Variance Permit to vary the 
required side yard setback and rear parking setback

Proposal
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Development Application Submitted

Staff Review & Circulation

Public Notification Received

1st 2nd 3rd Reading

Bylaw Adoption
DP&DVP

Aug 4, 2021

April 25, 2022

Building Permit

Council 
Approvals

Development Process

Mar 10, 2022

Aug 9, 2022
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Context Map
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Subject Property Map
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Technical Details

Multiple Dwelling Housing 
 3 Storey

 9 Residential Units
 5 one bedroom

 4 two bedroom

 At grade covered parking
 10 Parking Stalls

 Private open space on balconies and at grade 
landscaped areas
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Proposed Site Plan
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Proposed Rendering
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Proposed Rendering
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Street Facing Elevation (Wardlaw Ave)
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Lane Facing Elevation 
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West Elevation 
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East Elevation 
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Landscape Plan
N
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Development Policy

OCP Core Area Neighbourhood
 Increase diversity of housing types

 Transition down from Transit Supportive Corridors to 
low-rise apartments. 

OCP Design Guidelines
 Use integrated, consistent range of materials and 

colours.
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Staff Recommendation

Staff recommend support for the DP & DVP 
application
 Consistent with OCP Design Guidelines.

 Variances are minor and support overall function of the 
site.

 Appropriate location for low-rise design.
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Conclusion of Staff Remarks

110



CITY OF KELOWNA 
 

BYLAW NO. 12370 
Z22-0008 

634 McClure 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 13 District Lot 357, SDYD, Plan 18280 located on McClure Road, Kelowna, BC from the RU1 
–  Large Lot Housing zone to the RU6 – Two Dwelling 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, second and third time by the Municipal Council this 30th day of May, 2022. 
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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REPORT TO COUNCIL 
 
 
 

 

Date: August 9th, 2022 

To: Council  

From: City Manager 

Department: Development Planning 

Application: DVP22-0026 Owner: 
McClure Road Development 
Ltd., Inc.No. BC1284976 

Address: 634 McClure Road Applicant: Urban Options Planning Corp. 

Subject: Development Variance Permit Application  

Existing OCP Designation: S-RES – Suburban Residential 

Existing Zone: RU6 – Two Dwelling Housing 

 

1.0 Recommendation 

THAT final adoption of Rezoning Bylaw No. 12370 be considered by Council; 

AND THAT Council authorize the issuance of Development Variance Permit No. DVP22-0026 for Lot 13 
District Lot 357 SDYD Plan 18280, located at 634 McClure Road, Kelowna, BC; 

AND THAT variance to the following section of Zoning Bylaw no. 8000 be granted: 

 Section 13.6.5(a): RU6 – Two Dwelling Housing, Subdivsion Regulations 
 To vary the required lot width from 18.0m required to 17.67m proposed. 

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

Purpose  

To issue a Development Variance Permit to vary the required lot width from 18.0m required to 17.67m 
proposed to facilitate a two-lot subdivision.  

2.0 Development Planning  

Staff support the proposed Development Variance Permit application to vary the required lot width from 
18.0m required to 17.67m proposed. The property is zoned RU6 – Two Dwelling Housing and both proposed 
lots meet the minimum 700m2. Since the required density is being met, Staff believe the proposed lot width 
is wide enough to support two dwellings on each proposed lot. If the property is successfully subdivided, the 
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owners would then be able to apply for a Building Permit, where the minimum parking, setbacks, drive aisle 
and other development regulations would be required to be met. 

3.0 Proposal 

3.1 Project Description 

The Development Variance Permit Application is to vary the required lot width in order to facilitate a two-lot 
subdivision. The variance would be to the lot width from 18.0m to 17.67m, which is required in order to 
subdivide the subject property. The property is zoned RU6 – Two Dwelling Housing, so if successful, two 
dwellings would be permitted on each lot. 

3.2 Site Context 

The subject property is in the North Mission – Crawford OCP Sector and is within the Permanent Growth 
Boundary. The surrounding area is primarily zoned RU1 – Large Lot Housing, RU2 – Medium Lot Housing and 
RU6 – Two Dwelling Housing. In addition, the surrounding area has the Future Land Use Designation of S-
RES – Suburban Residential.  

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU2 – Medium Lot Housing Single-Family Dwelling 

East RU1 – Large Lot Housing Single-Family Dwelling 

South RU6 – Two Dwelling Housing Duplex 

West RU1 – Large Lot Housing  Single-Family Dwelling 

 

Subject Property Map: 634 McClure Road 
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3.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RU6 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Min. Lot Area 700.0m2  700.8m2 (Lot 1) / 701.0m2 (Lot 2) 

Min. Lot Width 18.0m 17.67m 

Min. Lot Depth 30.0m 39.6m 

 Indicates a requested variance to Section 13.6.5a – Subdivision Regulations 

4.0 Current Development Policies  

Objective 7.2 Design Suburban Neighbourhoods to be low impact, context sensitive and adaptable 

Policy 7.2.1 
Ground Oriented 
Housing 

Consider a range of low-density ground-oriented housing development to improve 
housing diversity and affordability to reduce the overall urban footprint of 
Suburban Neighbourhoods. Focus more intensive ground-oriented housing where 
it is in close proximity to small scale commercial services, amenities like schools and 
parks, existing transit service and/or transportation facilities 

The proposed development is ground-oriented housing. 

5.0 Application Chronology  

Date of Application Received:  January 31st, 2022 
Date Public Consultation Completed: February 15, 2022 
 

Report prepared by:  Tyler Caswell, Planner I 
 
Reviewed by: Dean Strachan, Community Planning & Development Manager 
 
Reviewed by: Terry Barton, Development Planning Department Manager 
 
Approved for Inclusion: Ryan Smith, Divisional Director, Planning & Development Services 
 

Attachments:  

Attachment A: Draft Development Permit  DVP22-0026 

Schedule A: Proposed Subdivision Plan 

Attachment B: Applicant’s Rationale 

Attachment C: Proposed Building Design 
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Development Variance Permit 
DVP22-0026 

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

634 McClure Road 

and legally known as 

Lot 13 District Lot 357 SDYD Plan 18280 

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

RU6 – Two Dwelling Housing 

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

Date of Council Decision August 9th, 2022 

Decision By: COUNCIL  

Existing Zone:  RU6 – Two Dwelling Housing 

Future Land Use Designation: S-RES – Suburban Residential

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

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

Owner: McClure Road Development Ltd., Inc.No. BC1284976 

Applicant: Urban Options Planning Corp. 

________________________________________ _______________________________________ 

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

That variances to the following section of the Zoning Bylaw No. 8000 be granted in accordance with Schedule “A”:

Section 13.6.5(a ): RU6 – Two Dwelling Housing, Subdivision Regulations  

To vary the the required lot width from 18.0m required to 17.67m proposed. 

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

3. INDEMNIFICATION

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

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

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

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

Landscape Agreement or their designates. 
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PROPOSED SUBDIVISION PLAN OF LOT 13 DISTRICT LOT 357

SIMILKAMEEN DIVISION YALE DISTRICT PLAN 18280

SCALE  1:250

ALL DISTANCES ARE IN METRES AND DECIMALS THEREOF.

0 1055

THE INTENDED PLOT SIZE OF THIS PLAN IS 280mm IN

WIDTH BY 432mm IN HEIGHT (B SIZE) WHEN PLOTTED AT

A SCALE OF 1:250

CITY OF KELOWNA

CIVIC ADDRESS: 634 McCLURE ROAD

PID: 003-158-101

FIELD SURVEY COMPLETED ON DECEMBER 15, 2021.

BENNETT LAND SURVEYING LTD. ACCEPTS NO RESPONSIBILITY OR LIABILITY

FOR ANY DAMAGES THAT MAY BE SUFFERED BY A THIRD PARTY AS A RESULT

OF ANY DECISIONS MADE, OR ACTIONS TAKEN BASED ON THIS DOCUMENT.

ALL RIGHTS RESERVED. NO PERSON MAY COPY, REPRODUCE,

TRANSMIT OR ALTER THIS DOCUMENT IN WHOLE OR IN PART WITHOUT

THE CONSENT OF BENNETT LAND SURVEYING LTD..

OFFSETS TO PROPERTY LINES ARE NOT TO  BE USED TO DEFINE  BOUNDARIES.

REFER  TO CURRENT CERTIFICATE(S) OF TITLE FOR

ADDITIONAL, EXISTING OR PENDING CHARGES.

PROPERTY DIMENSIONS SHOWN ARE DERIVED FROM: FIELD SURVEY

FEATURES SHOWN  WITHOUT DIMENSIONS SHOULD BE CONFIRMED WITH

BENNETT LAND SURVEYING LTD.

THIS PLAN SHOWS THE LOCATION OF VISIBLE FEATURES ONLY, AND DOES  NOT

INDICATE BURIED SERVICES THAT MAY EXIST ON OR AROUND THE  SUBJECT SITE.

C:\JOBS\BLS KELOWNA JOBS\100490 634 MCCLURE RD KELOWNA\SK100490.DWG

FB707 P44-49, 62-63 (PB)

C

bennett

LAND SURVEYING LTD.

BC LAND SURVEYORS

#201 - 1470 ST. PAUL STREET,

KELOWNA, BC

V1Y 2E6

TEL 250-763-5711

www.bennettsurveys.com

TREE SPECIES AND DIMENSIONS SHOULD BE CONFIRMED BY A QUALIFIED

ARBORIST. SHADED AREA IS NOT AN INDICATION OF DRIP LINE LOCATION

UNLESS SPECIFICALLY LABELED.

BUILDING LOCATION BASED ON SURVEY TIES TO VISIBLE EXTERIOR

SURFACES UNLESS OTHERWISE NOTED.

THIS PLAN HAS BEEN PREPARED FOR CONSTRUCTION PURPOSES

ONLY AND IS FOR THE EXCLUSIVE USE OF OUR CLIENT.

ZONING: RU1

CHARGES / INTERESTS ON TITLE THAT MAY

IMPACT THE LOCATION OF IMPROVEMENTS:

F26643 - RESTRICTIVE COVENANT

ELEVATIONS ARE TO CGVD28 GEODETIC DATUM, AND ARE DERIVED FROM

OBSERVATIONS TO CITY OF KELOWNA GEODETIC CONTROL MONUMENTS.

FINAL LOT DIMENSIONS TO BE CONFIRMED BY LEGAL SURVEY.

NOTE:
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URBAN OPTIONS Planning Corp. ◼ 202-1470 St. Paul Street, Kelowna BC   250.575.6707 ✉ birte@urbanoptions.ca

January 10, 2021 

City of Kelowna 

Urban Planning Department 

1435 Water Street 

Kelowna, BC 

Rezoning, DVP, & 2-Lot Subdivision Application at 634 McClure Road 

Dear Planning Staff, 

The purpose of this application is to rezone the subject property from “RU1 – Large Lot Housing” to 

“RU6 – Two Dwelling Housing.” In addition, an application for a two-lot Subdivision and 2 Variance 

applications for lot width will be submitted. The intent is to create two lots which will each support two 

dwellings. The existing dwelling located on this property will be removed as part of the development 

process. The immediate area of the subject property is designated in the OCP as Single/Two Unit 

Residential (S2RES), a designation that supports the RU6 zone. 

Both Variance applications are being requested to reduce the width of each resulting lot from 18.0m 

to 17.6m. Although the width will be reduced, the reduction is minimal and each property will maintain 

the required lot area of 700m2 to support two-dwelling housing. 

The immediate neighbourhood includes a range of housing densities such as RU1c, RU2, and RU6. 

The neighbourhood consists of several older dwellings located on large lots. However, there have 

been several subdivisions since the mid-2000’s that have created smaller lots in the neighbourhood. 

The area is well served with several schools, parks, and the Okanagan Mission Community Hall. 

Shopping is an easy walk away to the local commercial hub. 

The change of zoning on the subject property to the RU6 – Two Dwelling Housing zone will provide 

additional units in this desirable neighbourhood. We believe this project creates positive infill in a 

growing area of Kelowna and will have minimal impact on the neighbourhood. Under the direction of 

City Council, infill development is an important step towards increasing the housing supply in the area 

and resolving the unaffordable housing crisis. For any questions regarding this application, please 

contact Urban Options Planning Corp. at 250.575.6707. 

Regards, 

Birte Decloux, RPP MCIP 

Urban Options Planning Corp. 
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DVP22-0026
634 McClure Road
Development Variance Application
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To consider a Development Variance Permit to vary 
the required lot width from 18.0m required to 
17.67m proposed to facilitate a two-lot subdivision. 

Proposal
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Development Application Submitted

Staff Review & Circulation

Public Notification Received

Jan 31st, 2022

Feb 15th, 2022

Development Variance Permit
Council 

Approval

Development Process

Building Permit

Aug 9th, 2022

123



Context Map
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Site Map
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The applicant is seeking a variance to vary the 
minimum lot width from 18.0m required to 17.67m 
proposed.
 The variance would allow for a two-lot subdivision.

 Both proposed lots meet the minimum 700m2 in size.

 If successful, the applicant would be able to build 
two houses on each lot.

Project/technical details
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Site Plan
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Conceptual Elevation
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Staff Recommendation

Staff recommend support of the proposed 
Development Variance Permit application.
 The required 700m2 density is being met.

 The addition of two new dwellings into the 
neigbourhood.

 Staff believe the proposed lot width is wide enough to 
support two dwellings.
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Conclusion of Staff Remarks
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634 McClure
Variance to lot line length
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Specific variance to 
reduce front lot line from 
18m required to 17.67m 
– a reduction of 0.33m 
or 1foot
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Proposed 
buildings
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Neighbourhood context 685 McClure Road – lot width of 16.12m

621 & 625 McClure Road – lot width of 13.71m each

661 McClure Road – lot width of 13.72m.

Neighbouring properties 663 & 667 McClure 
Road (not shown) have a lot width of 13.72m & 
13.73m.
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Questions?
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REPORT TO COUNCIL 
 
 
 

 

Date: August 9th, 2022 

To: Council  

From: City Manager 

Department: Development Planning 

Application: DP22-0091 / DVP22-0092 Owner: 
R 547 Enterprises Ltd., Inc.No. 
BC0822036 

Address: 1300 Findlay Road Applicant: 
Team Construction 
Management (1981) Ltd. 

Subject: Development Permit and Development Variance Permit Application  

Existing OCP Designation: IND – Industrial  

Existing Zone: I2 – General Industrial 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Permit No. DP22-0091 for Lot A Section 34 Township 
26 ODYD Plan EPP107390, located at 1300 Findlay 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 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. DVP22-0092 for Lot A 
Section 34 Township 26 ODYD Plan EPP107390 located at 1300 Findlay Road, Kelowna, BC; 

AND THAT variance to the following section of the Zoning Bylaw no. 8000 be granted: 

 Section 7.6.1(b): Minimum Landscape Buffer Treatment Levels Schedule 
 To vary the required landscape buffer from 3.0m required to 2.0m proposed. 

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

To issue a Development Permit for the form and character of a new industrial building and to issue a 
Development Variance Permit to vary the front yard landscape buffer size.   

2.0 Development Planning  

Staff support the proposed development and associated front yard landscape buffer variance due to the 
consistency with the Official Community Plan’s (OCP) Urban Design Guidelines. The subject property is 
located on Findlay Road  near the intersection with Fitzpatrick Road, and the proposal meets the intent of 
the industrial nature of the area. The building uses several materials and colours that will be incorporated 
well into the neighbourhood. 

Staff also support the variance to the front yard landscape buffer, as the applicant has proposed a 2.0m 
buffer, where five large shades trees will be planted to improve the streetscape. As part of the original 
rezoning application (Z18-0107) the applicant dedicated a large 0.41-acre parcel (1308 Findlay Road) to the 
City, which is within the Francis Brook riparian area. This parcel contains part of the Francis Brook Linear Park 
trail. Overall, the proposed form and character is strong and will important addition to the new industrial 
area. 

3.0 Proposal 

3.1 Project Description 

The Development Permit and Development Variance Permit applications are for a new industrial building 
that will facilitate an automotive and equipment repair shop. The proposed building is on Findlay Road and 
was rezoned to I2 – General Industrial in April 2021. The building is situated towards the front of the parking, 
while hiding the majority of the hardscaping in the rear. The project uses several materials and colours 
including aluminium overhead door, smooth precast concrete panel, and stained wood posts with concrete 
base. The colours include blue pantone, red pantone, medium and light grey pantone, and process black. The 
Landscape Plan (Schedule C) includes five shades trees along Findlay Road to help mitigate the variance 
request. The plan also proposed shrubs and grasses, as well as molok bins at the rear of the property. 

3.2 Site Context 

The subject property is in the Rutland OCP Sector and is within the Permanent Growth Boundary (PGB). The 
surrounding area is primarily zoned I2 – General Industrial, RM3 – Low Density Multiple Housing and A1 – 
Agriculture 1.  

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North I2 – General Industrial Francis Brook Riparian Area 

East RM3 – Low Density Multiple Housing Townhomes 

South I2 – General Industrial & I1 – Business Industrial General Industrial 

West A1 – Agriculture 1  Single-Family Dwelling  

 

 

 

 

137



DP22-0091 / DVP22-0092 – Page 3 

 
 

Subject Property Map: 1300 Findlay Road 

 

3.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA I2 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Min. Lot Area 10,000m2 6,100m2 

Min. Lot Width 40.0m 116.55m 

Min. Lot Depth 35.0m 66.95m 

Development Regulations 
Max. Floor Area Ratio 1.5 0.35 

Max. Site Coverage (buildings) 60% 30.28% 

Max. Height 14.0m 9.14m 

Min. Front Yard 7.5m 15.9m 

Min. Side Yard (south) 4.5m 10.7m 

Min. Side Yard (north) 4.5m 10.7m 

Min. Rear Yard 6.0m 19.8m 

Other Regulations 
Min. Parking Requirements 32 36 

Min. Long-Term Bicycle Parking 2 4 

Min. Loading Space 1 1 

Min. Front Yard Landscape Buffer 3.0m 2.0m 

 Indicates a requested variance to Table 7.1 – Minimum Landscape Buffer Treatment Levels 

4.0 Current Development Policies  

Objective 6.4. Support the continued development of industrial lands. 

Require low impact industrial uses where industrial lands are adjacent to 
residential lands. Such uses should be primarily indoors, have limited outdoor 
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Policy 6.4.4. 
Industrial / 
Residential Interface. 

storage and include buffering and screening to reduce impacts on residential 
neighbourhoods. 

The proposal is oriented towards the front of the property to limit surface 
parking and includes shade trees to limit the impact to neighbouring 
residential. 

 

5.0 Application Chronology 

Date of Application Received:  April 11th, 2022 
Date Public Consultation Completed: May 24th, 2022 
 

Report prepared by:  Tyler Caswell, Planner I 
 
Reviewed by: Dean Strachan, Community Planning & Development Manager 
 
Reviewed by: Terry Barton, Development Planning Department Manager 
 
Approved for Inclusion: Ryan Smith, Divisional Director, Planning & Development Services 
 

Attachments:  

Attachment A: Draft Development Permit  DP22-0091 / DVP22-0092 

Schedule A: Site Plan and Floor Plans 

Schedule B: Elevations 

Schedule C: Landscape Plan 

Attachment B: OCP Form and Character Development Permit Guidelines 

139



Development Permit & 
Development Variance Permit 
DP22-0091 / DVP22-0092 

This permit relates to land in the City of Kelowna municipally known as 1300 Findlay Road 

and legally known as Lot A Section 34 Township 26 ODYD Plan EPP107390 

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

I2 – General Industrial 

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

Date of Council Decision August 9th, 2022 

Decision By: COUNCIL 

Development Permit Area: Form and Character Development Permit Area 

Existing Zone: I2 – General Industrial  

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: R547 Enterprises Ltd. Inc.No. BC0822036 

 Applicant: Chuck Cullen – Team Construction Management Ltd. 

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) That variances to the following section of the Zoning Bylaw No. 8000 be granted in accordance with Schedule “A”
Section 7.6.1(b): Minimum Landscape Buffer Treatment Level Schedule 

To vary the required landscape buffer from 3.0m required to 2.0m 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 $30,315.69

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

4. INDEMNIFICATION

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

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

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

Landscape Agreement or their designates. 
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DP22-0091 / DVP22-0092 
  June 2022 

FORM & CHARACTER – DEVELOPMENT PERMIT GUIDELINES 

Consideration has been given to the following guidelines as identified in Chapter 18 of the City of 
Kelowna 2040 Official Community Plan: 

SECTION 6.0: RETAIL, COMMERCIAL AND INDUSTRIAL 

RATE PROPOSALS COMPLIANCE TO PERTINENT GUIDELINE  
(1 is least complying & 5 is highly complying)  

N/A 1 2 3 4 5 

6.1 General Guidelines 
6.1.1 Relationship to the Street N/A 1 2 3 4 5 
a. Orient the long side of each building to be parallel to the public 

street. 
      

b. Locate entries to be visible and directly accessible from the public 
street. 

      

c. Avoid blank walls adjacent to the highway, streets, walkways, 
parks, or other amenity spaces. 

      

6.1.2 Site Planning and Landscaping N/A 1 2 3 4 5 
a. Locate buildings to ensure good sight lines for vehicular and 

pedestrian traffic. 
      

b. Provide direct, safe, continuous, and clearly defined pedestrian 
access from public sidewalks, parking areas, and transit stops to 
building entrances. 

      

c. Use large canopy trees to define the public realm (e.g. at the 
sidewalk and property edge facing the street) 

      

d. Distribute trees and landscaping throughout the site in order to: 
• Soften property edges facing the street; 
• Define internal roads, pedestrian routes, and open spaces; 
• Create pleasant pedestrian conditions; 
• Screen parking, loading, service, and utility areas; 
• Manage stormwater on-site; and 
• Break up large rows of parking by substituting a parking stall with 

a canopy tree in planter every 8-10 parking stalls; 

      

e. Provide on-site bio-retention facilities (e.g. bioswales, rain 
gardens) to collect, store and filter stormwater from parking 
areas. 

      

f. Use permeable materials such as paving blocks or permeable 
concrete in parking areas to maximize rainwater infiltration. 

      

g. Pedestrian pathways should provide clear sight lines and connect 
the following: 

• Parking areas to building entrances; 
• Main building entrances to public sidewalks (where applicable); 
• Main building entrances to transit stopes (where applicable); 
• Between buildings on adjacent lots. 

      

h. Provide separation between vehicular routes (especially truck 
access/loading) and pedestrian routes on-site to avoid conflict and 

      
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distinguish pedestrian routes from driving surfaces by using varied 
paving treatments and/or raising walkways to curb level. 

i. Base new development on an internal circulation pattern that 
allows logical movement throughout the site and that will 
accommodate, and not preclude, intensification over time. 

      

6.1.3 Site Servicing, Access, and Parking N/A 1 2 3 4 5 
a. Design site accesses to provide the potential for future shared 

access with neighbours and to minimize curb cuts. 
      

b. Where practical, link access drives and parking lots of adjacent 
properties in order to allow for circulation of vehicles between 
sites. 

      

c. The preferred location for main parking areas is at the rear and/or 
side of the building. Avoid locating large parking areas between 
the building and the street. 

      

d. Where parking areas are visible from the street, screen them using 
strategies such as tree planting, berming, low walls, decorative 
fencing and/or hedging. 

      

e. Break parking areas into smaller blocks defined by landscaping in 
order to minimize the amount of paved areas. 

      

f. Locate loading, utilities, mechanical equipment and garbage 
collection areas away from public view by: 

• Integrating these facilities into the footprint of the building; or 
• Screening using fencing, walls, and/or landscaping 

      

g. Provide areas for temporary snow storage that do not conflict 
with site circulation, landscaping, and access to utility boxes. For 
example, by providing access via a lane away from public view. 

      

6.1.4 Building Articulation, Features, and Materials N/A 1 2 3 4 5 
a. Avoid facing unarticulated facades to the street and use 

projections, recesses, arcades, awnings, color, and texture to 
improve the pedestrian experience 

      

b. Design primary entrances to face the street, exhibit design 
emphasis, and provide weather protection by means of canopy or 
recessed entry. 

      

c. Design buildings such that their form and architectural character 
reflect the building’s internal function and use (e.g. an industrial 
building, a large format retail mall). 

      

d. Design signage as an integral element of the building’s façade and 
to be compatible in scale and design with the design, color and 
material of the building. 

      

e. Allow for brand identification where there are multiple buildings 
and uses on a site, but avoid individual corporate image, color, and 
signage back-lit signs from dominating the site. 

      

f. Locate, size and design ground-mounted signs to be oriented to 
pedestrians as opposed to vehicles. 

      

g. Provide shielded, down lighting to provide security and ambient 
lighting while minimizing light pollution and spill over lighting into 
adjacent properties. 

      
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h. Provide weather protection at building entrances close to transit 
stops, and in areas with pedestrian amenities. 

      

i. Incorporate substantial, natural building materials such as 
masonry, stone, and wood into building facades. 

      

j. Use an integrated, consistent range of materials and colors and 
provide variety by, for example, using accent colors. 

      

6.4 Industrial and Service Commercial  
6.4.1 Relationship to the Street N/A 1 2 3 4 5 
a. Design primary entries to be clearly visible and accessible from the 

street. 
      

b. Site the building’s primary façade parallel to the street and close 
to the minimum setback to establish a defined street edge. 

      

c. Include glazing, as a major component of street facing facades.       
d. Maintain and enhance street edge definition by preserving or 

incorporating street trees. 
      

e. Locate the office, reception, or sales component of the building 
closer to the street than the plant or warehouse component. 

      

f. Do not locate service doors (e.g., an overhead loading door) facing 
the street. 

      

6.4.2 Site Planning and Landscaping N/A 1 2 3 4 5 
a. Pedestrian pathways should provide clear sight lines and connect 

the building to outdoor amenity spaces. 
      

b. Consider providing landscaped green roofs to manage runoff, add 
visual appeal, improve energy efficiency, reduce heat island effect, 
and provide amenity value. 

      

6.4.3 Site Servicing, Access, and Parking N/A 1 2 3 4 5 
a. The preferred location for main parking areas is at the rear and/or 

side of the building. 
      

b. Avoid locating large parking areas between the building and 
street. A single loaded row of visitor parking and passenger drop-
off areas may be located between the building and the street. 

      

c. Where parking areas are visible from the street, screen it using 
strategies such as tree planting, berming, low walls, decorative 
fencing and/or hedging. 

      

d. Break parking areas into smaller blocks defined by landscaping in 
order to minimize the amount of paved areas. 

      

e. Locate outdoor storage areas within rear yards and/or interior side 
yards and screened from street view. 

      

6.4.4 Building Articulation, Features and Materials N/A 1 2 3 4 5 
a. Avoid facing unarticulated facades to the street and use 

projections, recesses, plantings, awnings, color and texture to 
reduce the visual size of any unglazed walls. 

      

b. Use different exterior materials to distinguish between the 
plant/warehouse component of a building from the office/sales 
component. 

      
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DP22-0091 / DVP22-0092
1300 Findlay Road
Development Permit and Development Variance Permit Applications
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To issue a Development Permit for the form and 
character of a new industrial building and to issue a 
Development Variance Permit to vary the front 
yard landscape buffer size.

Proposal
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Development Application Accepted

Staff Review & Circulation

Public Notification Received

April 11th, 2022

DP & DVP Council 
Approvals

Development Process

Building Permit

May 24th, 2022

Aug 9th, 2022
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Context Map

SUBJECT 
PROPERTY
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Future Land Use

SUBJECT 
PROPERTY

169



Subject Property Map
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Development Permit is for a new industrial 
building.
 The DP is to facilitate an automotive repair shop.

 Rezoning completed in April 2021.

The building will be located towards Findlay Road, 
while the majority of the parking and hardscaping 
will be at the rear.

Existing single-family dwelling to be removed.

Project details
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Site Plan
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Elevations

East and West View 173



Conceptual Renderings
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Conceptual Renderings
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Conceptual Renderings

176



Conceptual Renderings
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Landscape Plan
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Applicant is requesting one variance to the 
landscape buffer.
 The front yard landscape buffer setback from 2.0m 

proposed to 3.0m required.

Project details
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Meets the Intent of the Official Community Plan 
(OCP)
 Gateway Area OCP Guidelines 

 Sensitive Industrial

 Riparian Area Protection

Development Policy

180



Staff Recommendation

Staff recommend support for the Development 
Permit and Development Variance Permit 
applications
 Supported by policies in the OCP

 Consistent with Gateway Region

 The impact of the variances are mitigated with the 
strong form and character and the planting of five 
shade trees.
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Conclusion of Staff Remarks
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REPORT TO COUNCIL 
 
 
 

 

Date: August 9, 2022 

To: Council  

From: City Manager 

Department: Development Planning 

Application: DVP22-0126 Owner: Various Owners 

Address: Multiple Addresses Applicant: Barski Construction 

Subject: Development Variance Permit Application  

Existing OCP Designation: C-NHD – Core Area Neighbourhood 

Existing Zone: RU5 – Bareland Strata Housing 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Variance Permit No. DVP22-0126 for properties 
identified in ‘Schedule A’, located at 1201 Cameron Ave, Kelowna, BC; 

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

Section 7.5.3 – Fencing and Retaining Walls: 

 To vary the maximum fence height in urban residential zones in a front yard from 1.2m permitted to 
1.83m proposed. 

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

Purpose  

To issue a Development Variance Permit to vary maximum fence height regulation in the front yard from 1.2m 
to 1.83m to facilitate addition to existing fence.   

2.0 Development Planning  

Staff are recommending support for the proposed increase in fence height in the front yard of the subject 
property. The applicant is proposing an addition to portions of an existing fence to create a consistent height 
along Gordon Drive. The existing fence has portions sitting at the requested 1.83m height already while other 
portions are 1.2m. The variance is to increase the portions that are 1.2m to a consistent 1.83m fence. The 
purpose of the additional height is to create additional privacy, security and noise mitigation from the 
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pedestrian and vehicle traffic along Gordon Drive and in consideration to the existing single-family land use 
with backyards oriented towards an arterial.  

3.0 Proposal 

3.1 Background 

A Text Amendment (TA19-0004) to the fencing and retaining walls section was adopted by Council on April 
20th, 2020, which amended the fence height maximums for urban residential properties from 2.0m permitted 
on flanking streets and front yards to 1.06m. After the bylaw was in place for a year, a new Text Amendment 
(TA20-0023) came forward to change this regulation from 1.06m to 1.2m, which was adopted by Council on 
June 14th, 2021. The original size of 1.06m was adopted because it was the same height as pool railing height, 
however, after a little over a year, Staff proposed the 1.2m fence height after listening to fence manufacturing 
companies and property owners. The 1.2m still achieves the lower fencing height in residential zones in the 
front yard but was better aligned with fencing standards. 

3.2 Project Description 

The proposed Development Variance Permit Application is to increase the fence height along Gordon Drive 
from 1.2m permitted to 1.83m proposed. The strata currently has a 1.2m concrete panel wall which is 
deteriorating and the applicant is seeking to replace it with a 1.83m hardi panel fence. The strata is looking to 
increase the wall height for increased security, privacy, and noise mitigation along Gordon Road. 

 

Fig. 1: Existing strata fencing along Gordon Drive 

3.3 Site Context 

The subject property is located on Gordon Drive adjacent to the Guisachan Village Centre. The surrounding 
area is primarily zoned RU5 – Bareland Strata Housing, RM3 – Low Density Multiple Dwelling and RM4 – 
Transitional Low Density Housing. The surrounding area has a Future Land Use Designation of C-NHD - Core 
Area Neighbourhood and VC – Village Centre.  

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RM4 – Transitional Low Density Housing Vacant 

East A1 – Agriculture 1 Agriculture 

South RM7 – Mobile Home Park Mobile Home Park  

West RU5 – Bareland Strata Housing Single Family Dwellings 
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Subject Property Map: 1201 Cameron Ave 

 
 

4.0 Application Chronology  

Date of Application Received:  May 6, 2022 

Date Public Consultation Completed: July 7, 2022  
 

Report prepared by:  Jason Issler, Planner I 
 
Reviewed by: Dean Strachan, Community Planning & Development Manager 
 
Reviewed by: Terry Barton, Development Planning Department Manager 
 
Approved for Inclusion: Ryan Smith, Divisional Director, Planning & Development Services 
 

Attachments:  

Schedule A: Affected Addresses  

Attachment A: Draft Development Variance Permit DVP22-0126 

Attachment B: Letter of Rationale 
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No. Legal Description Address PID
1 Strata Lot 14 District Lot 136 ODYD Strata Plan K768 Together 

with an interest in the common property in proportion to the unit 
entitlement of the strata lot as shown on form 1.

14 1201 Cameron Ave 014-759-331

2 Strata Lot 15 District Lot 136 ODYD Strata Plan K768 Together 
with an interest in the common property in proportion to the unit 

entitlement of the strata lot as shown on form 1.
15 1201 Cameron Ave 014-759-349

3 Strata Lot 16 District Lot 136 ODYD Strata Plan K768 Together 
with an interest in the common property in proportion to the unit 

entitlement of the strata lot as shown on form 1.
16 1201 Cameron Ave 014-759-357

4 Strata Lot 17 District Lot 136 ODYD Strata Plan K768 Together 
with an interest in the common property in proportion to the unit 

entitlement of the strata lot as shown on form 1.
17 1201 Cameron Ave 014-759-365

5 Strata Lot 18 District Lot 136 ODYD Strata Plan K768 Together 
with an interest in the common property in proportion to the unit 

entitlement of the strata lot as shown on form 1.
18 1201 Cameron Ave 014-759-373

6 Strata Lot 19 District Lot 136 ODYD Strata Plan K768 Together 
with an interest in the common property in proportion to the unit 

entitlement of the strata lot as shown on form 1.
19 1201 Cameron Ave 014-759-381

7 Common Property Strata Plan

Schedule A: Affected Addresses in 1201 Cameron Ave (Strata Plan K768)
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Development Variance Permit 
DVP22-0126 
 

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

1201 Cameron Ave 

and properties as shown on: 

Schedule A: “Affected Addresses” 

 

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

 

RU5 – Bareland Strata Housing 

 

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

Date of Council Decision   August 9, 2022 

Decision By:   COUNCIL  

Existing Zone:   RU5 – Bareland Strata Housing 

Future Land Use Designation:  C-NHD – Core Area Neighbourhood  

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:  Various Owners 

Applicant: Owen Barski – Barski Construction  

 
 
 
 
________________________________________   _______________________________________ 

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 

That variances to the following section of the Zoning Bylaw No. 8000 be granted in accordance with Schedule “B”: 

Section 7.5.3 – Fencing and Retaining Walls: 

To vary the maximum fence height in urban residential zones from a flanking road from 1.2m permitted to 1.83 proposed. 

 

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

3. INDEMNIFICATION 

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

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

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

 

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

Landscape Agreement or their designates. 
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Dear city of kelowna and council 
 
I am writing this email on behalf of sandstone strata 1201 Cameron ave. 
 
We are looking to complete the construction of a section of fence that is already completed  on 
the Gordon side of the subdivision that had been completed 2 years ago. 
The reason for the removal of the old fence Is • it is only 4 ft tall Which allows for people to hop 
over and damage ( vehicles, RV’s) and other personal belongings to the residents Of sandstone 
village • theft. There has been multiple thefts  that have taken place there • the old fence is 
heavy concrete panels. And have been falling apart  in many places Residents are concerned for 
there safety For all of these reasons 
 
The new fence consists of. 
 
It's a hardi panel fence 
 That is 6ft tall grade to top 
It has 6x6 treated posts every 6ft 
Posts are 3ft under ground  concreted in 
 
The layers of the fence are 
Treated  2x2 framing 
With 3/8 treated plywood on both sides. 
With blue skin  wrapped from bottom and 3 inches up each side. 
Walls are wrapped with building paper  (Ty par ) Then covered with hardy board Horizontal  
with 7 inch spacing On both sides With a treated 2x6 too plate and a metal cap flashing on top 
All painted to match 
 
Please review our variance application 
And help us keep the safety of the people Of the 65+ age  in Sandstone Village Safe Thank you ! 
 

Owen Barski   
Owner/ Barski Construction inc. 
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DVP22-0126
1201 Cameron Ave
Development Variance Application
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To consider a Staff recommendation to issue a 
Development Variance Permit to vary the 
maximum fence height from 1.2m permitted to 
1.83m proposed.

Proposal

202



Development Application Submitted

Staff Review & Circulation

Public Notification Received

May 6, 2022

July 7, 2022

Development Variance Permit
Council 

Approval

Development Process

Building Permit

Aug 9, 2022
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Context Map

SUBJECT 
PROPERTY
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The applicant is proposing to add an addition to 
the existing fence on Gordon Dr.

Once variance is required as part of the 
application:
 To vary the height from 1.2m to 1.83m.

The additional height is proposed to increase 
security, privacy and noise mitigation along 
Gordon Dr.

Project/technical details
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Proposed Wall Location
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Variances

207



Staff Recommendation

Staff recommend support for the proposed 
Development Variance Permit Application
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Conclusion of Staff Remarks
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