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1. Call to Order

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

This Meeting is open to the public and all representations to Council form part of the public
record.  A live audio-video feed is being broadcast and recorded on kelowna.ca.

2. Confirmation of Minutes 5 - 9

PM Meeting - August 8, 2022

3. Development Application Reports & Related Bylaws

3.1. O'Reilly Road 2605 - TA22-0003 - William and Maria Kitsch 10 - 26

To review a Staff recommendation to NOT support a site-specific text amendment
application to the RR1 – Rural Residential 1 zone to reduce the minimum parcel size
for animal clinics, major from 2.0 hectares permitted to 1.31 hectares proposed.

3.2. Penno Road 480 - OCP22-0009 (BL12422) - New North West Trading Inc., BC0845659 27 - 35

To amend the Official Community Plan to change the future land use designation of
the  subject  property  from  the  IND  -  Industrial  designation  to  the  REC  -  Private
Recreational designation.

3.3. Penno Road 480 - BL12422 (OCP22-0009) - New North West Trading Inc., BC0845659 36 - 36

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

To give Bylaw No. 12422 first reading in order to amend the Official Community Plan
to change the future land use designation of the subject property from the IND -
Industrial designation to the REC - Private Recreational designation.



3.4. Collett Road 467 - Z22-0018 (BL12425) - Peter Blom 37 - 55

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

3.5. Supplemental Report - Frost Rd 1055 - OCP21-0010 (BL12382) Z21-0032 (BL12383) -
Highstreet Canyon Falls Apartments Ltd.

56 - 58

To waive the requirement for a Preliminary Layout Review Letter for OCP Bylaw
Amendment Bylaw No. 12382 and Zoning Bylaw Amendment Bylaw No. 12383 and to
forward the Bylaws for adoption.

3.6. Frost Rd 1055 - BL12382 (OCP21-0010) - Highstreet Canyon Falls Apartments Ltd. 59 - 60

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

To  adopt  Bylaw  No.  12382  in  order  to  amend  the  Future  Land  Use  designation
boundaries of portions of the subject property from the VC - Village Centre and NAT -
Natural  Areas  designations  to  the  VC  -  Village  Centre  and  NAT  -  Natural  Areas
designations. 

3.7. Frost Rd 1055 - BL12383 (Z21-0032) - Highstreet Canyon Falls Apartments Ltd. 61 - 62

To adopt Bylaw No. 12383 in order to rezone portions of the subject property from the
A1 - Agriculture 1 and the RU1h - Large Lot Housing (Hillside Area) zones to the P3 -
Parks and Open Space and the RM5 - Medium Density Multiple Housing zones. 

3.8. McKinley Beach Dr 3700 - DP22-0098 - Kinnikinnik Developments Inc., Inc.No.
BC0622664

63 - 98

To issue a Development Permit for the form and character of a new multiple dwelling
housing development.

3.9. Frost Rd 988 and 1090 - DP22-0128 - 0954654 BC Ltd., Inc.No. BC0954654 99 - 160

To issue a Development Permit for the form and character of several commercial
buildings located in the Ponds Village Centre.

4. Bylaws for Adoption (Development Related)

4.1. DeHart Rd 855 - BL12204 (Z20-0080) - 1294603 B.C. Ltd., Inc.No. BC1294603 161 - 161

To adopt Bylaw No. 12204 in order to rezone the subject property from the RU1 –
Large Lot Housing zone to the RU6 – Two Dwelling Housing zone.
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4.2. McClure Rd 4628 - BL12320 (OCP22-0001) - Paul Andrew Mitchell and Ronda Ann
Mitchell

162 - 163

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

To adopt Bylaw No. 12320 in order to amend the Official Community Plan for portions
of the subject property from the S-RES - Suburban Residential designation to the
NAT - Natural Areas designation. 

4.3. McClure Rd 4628 - BL12321 (Z21-0064) - Paul Andrew Mitchell and Ronda Ann
Mitchell

164 - 165

To adopt Bylaw No. 12321 in order to rezone the subject property from the RU1 -
Large Lot Housing zone to the RU2 - Medium Lot Housing and P3 - Parks and Open
Space zones. 

5. Non-Development Reports & Related Bylaws

5.1. 10-Year Capital Plan (2022 - 2031) 166 - 226

To provide Council with the 10-Year Capital Plan for their adoption.

5.2. Update to Development Cost Charge Program 227 - 332

To  provide  Council  with  the  update  to  the  Development  Cost  Charge  program
required to ensure capital financing is in place to support infrastructure investment to
service the 2040 Official Community Plan’s growth strategy and for Council to give
reading consideration to the new DCC Bylaws.

5.3. BL12420 Development Cost Charge Bylaw 2022 333 - 344

To give Bylaw No. 12420 first, second and third reading.

5.4. BL12419 Development Cost Charge Reserve Reduction Bylaw 345 - 351

To give Bylaw No. 12419 first, second and third reading.

5.5. Sewer Connection Area Financing Framework – Stage 3 352 - 363

To transfer reserve funds from completed sewer connection areas to support the
sustainable funding of the City’s Sewer Connection Area Program, that supports
sewer service to properties currently on private septic systems.

5.6. Knox Mountain Geotechnical Engineering Project Budget 364 - 374

To increase budget for the Knox Mountain Geotechnical Project to meet financial
requirements to commence the works in 2022.
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5.7. Transit Improvement Program – 3 year proposed budgets 375 - 398

To receive Council approval for and execution of a Memorandum of Understanding
for the Transit Improvement Program 3-year expansion initiatives for the period 2023-
2026 and, to request Council support for free transit service on municipal election
day.

6. Mayor and Councillor Items

7. Termination
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REPORT TO COUNCIL 
 
 
 

 

Date: August 22, 2022 

To: Council  

From: City Manager 

Department: Development Planning 

Application: TA22-0003 Owner: William and Maria Kitsch 

Address: 2605 O’Reilly Road Applicant: William and Maria Kitsch 

Subject: Text Amendment  

Existing OCP Designation: R-Res – Rural Residential 

Existing Zone: RR1 – Rural Residential 1 

 

1.0 Recommendation 

THAT Zoning Bylaw Text Amendment Application No. TA22-0003 to amend City of Kelowna Zoning Bylaw 
No. 8000 as outlined in the Report from the Development Planning Department dated August 22, 2022 for 
Lot 1 Section 16 Township 26 ODYD Plan KAP71228 located at 2605 O’Reilly Road, NOT be considered by 
Council. 

Purpose  

To review a Staff recommendation to NOT support a site-specific text amendment application to the RR1 – 
Rural Residential 1 zone to reduce the minimum parcel size for animal clinics, major from 2.0 hectares 
permitted to 1.31 hectares proposed.  

2.0 Development Planning  

Staff do not recommend support for the proposed text amendment to facilitate the construction of an animal 
clinics, major. The RR1 – Rural Residential 1 zone stipulates a minimum lot size of 2.0 hectares for animal 
clinics, major to create a sizable buffer to prevent nuisances that would impact neighbouring properties. The 
size, coupled with the narrow shape of the subject property would not mitigate the risks to neighbouring 
properties associated with the operation of a major animal clinic. Upon the completion of public notification, 
multiple neighbours have reached out to staff with concerns about the proposed clinic on the property. 

Staff have additional concerns about the environmental condition of the subject site.The property is located 
on a partially developed lane and does not have a sanitary sewer connection. The geotechnical report 
provided by the applicant noted that the site is bordered by steep slopes that have a risk of slope movement.  
Also, the slope angles of the adjacent slopes would need to be reduced with slope grading to accommodate 
development on site. Staff do not support the proposal to grade the site because the proposed location of 
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the facility is in a high environmentally sensitive area. The property has been identified as a coniferous 
woodland sensitive ecosystem, and the process of grading, clearing and driveway construction would have 
an adverse impact on the ecology of the site. 

Staff recognize the potential benefits of having an animal clinic, major in Kelowna that caters to native 
mammals, rodents and birds. However, the size, shape, ecology and grade of the subject site are not suitable 
enough to justify support for the proposed text amendmentfor the subject property. 

3.0 Proposal 

3.1 Project Description 

The applicants are proposing to build a wildlife rehabilitation facility on the subject site that caters to small, 
non-preadatory mammals and birds. The proposal is for a single structure with three outdoor enclosures 
where orphaned wildlife would receive medical care and rehabilitation. The primary building would be a 66.9 
m2 skidded mobile office trailer that would be serviced by a proposed 1-inch potable water line. Two outdoor 
aviaries and one outdoor animal enclosure would also be installed, along with on site parking for staff. The 
subject site does not currently have a sanitary sewer connection, and development engineering staff have 
concerns about whether the site could support a septic system. Development Engineering will provide a 
more detailed analysis should the text amendment be supported by Council. 

Site Context 

The site is located on O’Reilly Road near the intersection with Dunsmuir Road. The parcel is zoned RR1 with 
a future land use of R-Res – Rural Residential. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RR3 – Rural Residential 3 Single Dwelling Housing 

East A1 – Agriculture Agriculture 

South RR2 – Rural Residential 2 Single Dwelling Housing 

West RR3 – Rural Residential 3 Single Dwelling Housing 

 

Subject Property Map:  

Subject 
Property 
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4.0 Current Development Policies  

Objective 14.5 Protect and restore environmentally sensitive areas from development impacts. 

Policy 14.5.1 
Development 
Design in 
Environmentally 
Sensitive Areas.    

Design new development to prioritize protection of environmentally sensitive 
areas as identified in Map 21.1 Natural Environment Development Permit area. 
Design the development to not disturb natural ecosystems, preserve 
environmentally sensitive features, adapt to natural topography and to avoid 
overall environmental impact. For those developments also in a Wildfire 
Development Permit Area (Map 20.2), ensure the development is also designed 
to minimize wildfire risk. 

The proposal would initate development and impact the topography of a parcel that 
has been identified as a high environmentally sensitive area.  

Policy 14.5.9 
Habitat 
Management 
Hierarchy.    

Ensure the following sequence of management actions for all public or private 
projects be adhered to, in areas identified in Natural Environmental Development 
Permit Map 21.1, to achieve the “no net loss/net gain” principle of ESA: AVOID 
impacts to habitat through appropriate project siting and design; 

Siting of the proposed development in a high environmentally sensitive area would 
require site clearance, road construction and grading. 

5.0 Application Chronology  

Date of Application Received:  February 28, 2022 
Date Public Consultation Completed: April 4, 2022  

6.0 Alternate Recommendation  

THAT Zoning Bylaw Text Amendment Application No. TA22-0003 to amend City of Kelowna Zoning Bylaw 
No. 8000 as outlined in the Report from the Development Planning Department dated August 22, 2022 for 
Lot 1 Section 16 Township 26 ODYD Plan KAP71228 located at 2605 O’Reilly Road, be considered by Council. 

Should Council choose to proceed with the alternate recommendation the applicant will be required to 
complete an Environmental and Natural Hazard Development Permit prior to permits being issued for site 
works and construction on the site. 

 

Report prepared by:  Graham Allison, 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: Site Plan and Floor Plans 

Schedule B: Elevations 
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Modular Office Trailer

12' x 60' skidded mobile office trailer provides 720 sq. ft. of skidded mobile office space and is made

with durable, high-quality materials that meet local building, electrical, mechanical and plumbing

codes.

Exact trailer model and dimensions are to be determined based on the location chosen on the site.

Example Trailer Exterior:uct Specifications: HT COMPOSITE®

Example Interior Layout with Dimensions:
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Outdoor Enclosure Specifications
Two outdoor aviaries and one outdoor animal enclosure will be installed. All three structures are

constructed onsite and are temporary in design permitting them to be relocated on the site or

removed from the site easily. The small animal enclosure will house injured or orphaned small

mammals. The outdoor aviaries will house injured or orphaned birds.

Small animal enclosure

Material - wooden with wire mesh
Overall
71'' H x 71'' W x 38'' L
Interior
70'' H x 70'' W x 39'' L
Door
41'' H x 20'' W
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Aviary enclosure (x2)

Material -Aluminum with wire mesh
Overall

70" L x95.3"Wx75.6"H
Interior
95.3" L x 70" W x 75.6" H
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TA22-0003
2605 O’Reilly Road
Zoning Bylaw Text Amendment
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 To review a Staff recommendation to NOT support a site-
specific text amendment application to the RR1 – Rural
Residential 1 zone to reduce the minimum parcel size for
animal clinics, major from 2.0 hectares permitted to 1.31
hectares proposed.

Proposal
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Development Application Submitted

Staff Review & Circulation

Public Notification Received

Initial Consideration

Public Hearing
Second & Third Readings, Adoption

Feb 28, 2022

Aug. 22, 2022
Council 
Approvals

Development Process

Apr. 4, 2022
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Context Map

Subject Property
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Subject Property Map

Subject Property
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Proposed Office
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Proposed Enclosures
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The proposal is to construct a wildlife 
rehabilitation facility on the subject site 
specializing on small, non-predatory birds and 
mammals.

The facility would contain an office and multiple 
enclosures.
 The primary building would be a 66.9 m² skidded 

mobile office trailer that would be serviced by a 1-inch 
potable water line and a 4-inch sanitary sewer line. 

 Two outdoor aviaries and one outdoor animal enclosure 
would also be installed, along with on site parking for 
staff.

Project/technical details
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Staff Recommendation

Staff recommend that council not support the 
proposed Text Amendment Application.
 The RR1 – Rural Residential zone stipulates a minimum 

lot size of 2.0 hectares for animal clinics, major to 
create a sizable buffer to prevent nuisances that would 
impact neighbouring properties.

 The size, coupled with the narrow shape of the subject property 
would not mitigate the risks to neighbouring properties associated 
with the operation of a major animal clinic

 The proposed location of the facility is in a high 
environmentally sensitive area.

 The process of grading, clearance and driveway construction would 
have an adverse impact on the ecology of the site
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Conclusion of Staff Remarks
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Report to Council 
 

 

Date: 
 

   August 22, 2022 

To:  
 

   Council 
 

From: 
 

   City Manager 

Department:    Policy and Planning 
 

Application:  OCP22-0009 Owner: 
New North West Trading Inc., 
BC0845659 

Address: 480 Penno Road Applicant: City of Kelowna 

Subject: 2040 OCP: Future Land Use Amendment for 480 Penno Road 

Existing OCP Designation: IND - Industrial 

Proposed OCP Designation: REC – Private Recreational 

Existing Zone: P3 – Parks and Open Space 

  

 

Recommendation: 
THAT Official Community Plan Map Amendment Application No. OCP22-0009 to amend Map 3.1 in the 
Kelowna 2040 – Official Community Plan Bylaw No. 12300 by changing the Future Land Use 
designation of Lot B District Lot 123 ODYD Plan EPP41714, located at 480 Penno Road, Kelowna, BC 
from the IND – Industrial designation to the REC – Private Recreational designation, as outlined in the 
Report from the Policy & Planning Department dated August 22, 2022, be considered by Council; 
 
AND THAT the Official Community Plan Amending Bylaw No. 12422 be forwarded to a Public Hearing 
for further consideration; 
 
AND THAT the requirement to hold a Public Information Session, conduct Neighbour Consultation and 
post a Development Notice Sign, prior to the Official Community Plan Map Amending Bylaw receiving 
first reading, in accordance with the City of Kelowna’s Development Application and Heritage 
Procedures Bylaw No. 12310 and Council Policy No. 367, be waived. 
 
Purpose:  
To amend the Official Community Plan to change the future land use designation of the subject 
property from the Industrial designation to the Private Recreational designation.  
 
Background: 
During two meetings, concern was raised by Council pertaining to the subject property’s 2040 Official 
Community Plan designated Future Land Use. Council passed the following resolutions:  
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Previous Council Resolutions 
 

Resolution Date 

THAT Council direct staff to bring forward the rationale for the OCP 2040 Map 
3.1 Future Land Use designation for 480 Penno Rd 

June 27, 2022 

THAT Council receives for information, the report from the Policy & Planning 
Department dated July 25, 2022 regarding the Future Land Use for 480 Penno 
Road. 
 
THAT Council direct staff to bring forward for Council consideration a bylaw 
to amend the OCP 2040 Future Land Use Map 3.1 designation for 480 Penno 
Rd from "Industrial" to "Private Recreational”. 

July 25, 2022 

 
Discussion: 
Background 
During the October 26, 2021 Regular Meeting that followed the 2040 Official Community Plan Public 
Hearing, Council passed a resolution which directed staff to bring forward rationale for three items raised 
during the public hearing upon adoption of the Plan. These items included the Future Land Use 
designations for 1205 High Road and 4998 Gordon Drive, in addition to the building heights along the 
east side of Ellis Street. Subsequent to staff outlining the rationale for the Future Land Use designations, 
on June 27, 2022 Council passed the resolution requesting staff bring forward the rationale for the Future 
Land Use designation of 480 Penno Road (subject property).  
 
The subject property’s Future Land Use designation rationale was provided in the July 25, 2022 Report to 
Council. The Report outlined that the 2040 OCP projects a significant increase in industrial development, 
such as storage, distributing and warehousing space over the next twenty years. As part of the 2040 
OCP’s approach to addressing industrial land needs, the subject property has been designated as 
Industrial. The property is zoned P3 Parks and Open Space and continues to operate as a golf course. The 
zoning has not changed with the adoption of the 2040 OCP and the business can continue to operate. 
Should a rezoning application be processed, the property’s developable area, servicing and drainage 
management would be addressed at that time. If this property was not designated to support industrial 
uses in the future, the city may lack the availability of appropriate and adequately serviced industrial 
lands needed to support sustainable, resilient economic development in the region over the next twenty 
years.  
 
At its Regular Meeting of June 27, 2022, Council brought forward comments of concern pertaining to the 
subject property being designated as Industrial, citing impacts on climate change, environment, and 
citizens’ quality of life. Further to Council’s July 25, 2022 resolution, staff has brought forward for Council 
consideration a bylaw to amend the subject property’s future land use from Industrial to Private 
Recreational. 
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Subject Property Map: 480 Penno Road 
 

 
 
 
Development Application and Heritage Procedures Bylaw No. 12310 
The purpose of the Bylaw is to establish procedures for the processing of land development applications, 
including amendments to the Official Community Plan. The Bylaw outlines that consultation 
requirements as identified in Council Policy No. 367 must be undertaken. This Policy establishes 
standards and procedures for applicant’s public notification and consultation responsibilities in respect 
of development applications prior to initial Council consideration. This ensures transparent and 
consistent application of standards for the benefit of affected residents, the development community 
and the City.  
 
As this proposed OCP amendment involves a major change to the Future Land Use class, public 
notification prior to consideration of first reading includes posting a development notice sign, conducting 
neighbour consultation and hosting a public information session. It is recommended that Council waive 
this pre-first reading public consultation requirement as the proposal has already garnered early public 
engagement, numerous media stories, and significant public correspondence including a letter from the 
property owner. 
 
Conclusion: 
Further to the June 27 and July 25, 2022 information reports, Council directed staff to bring forward a 
bylaw to amend the Official Community Plan to change the future land use designation of the subject 
property from Industrial to Private Recreational. The land use amendment proposal has received early 
public engagement.    
 
Internal Circulation: 
Divisional Director, Planning and Development Services 
Department Manager, Development Planning 
 
Existing Policy: 
Imagine Kelowna 
2040 Official Community Plan 
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Financial/Budgetary Considerations: 
Tax Revenue: In 2021, the tax revenue of industrial lands located in the vicinity of the subject property 
was $39,279 per hectare. The 2021 tax revenue for the subject property operating as a golf course was 
$409.05 per hectare. 
 
Development Cost Charges: DCC revenue is legislated to be used on a specific suite of projects that 
support growth and cannot be used for any other purpose without amending the DCC Bylaw which 
requires Ministry approval.  There are a number of unknown variables that could significantly affect the 
actual DCC funds collected at time of property development. Notwithstanding, the following is a rough, 
conceptual scenario: It is assumed that if the 106 acre subject property successfully rezones to I2, it 
would build out to the allowable 60% site coverage. Furthermore, it is assumed that at least 30% of the 
site would be taken up by roads and environmental areas, plus most of the buildings would be large 1 
storey industrial warehouses. In this conceptual scenario, the total useable area of the site would be 
approx. 74 acres (299,467 sqm).  As such, the potential DCC revenue could be approximately 
$17  million.  
 
 
Submitted by: R. Miles, Long Range Policy Planning Manager 
 
 
 
Approved for inclusion:                  D. Noble-Brandt, Dept. Manager of Policy and Planning 
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2040 Official 
Community Plan

OCP22-0009: 480 Penno Road
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Subject Property Map

Central 
Okanagan  
East Electoral 
Area
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Future Land Use
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Staff Recommendation

.

THAT Official Community Plan Map Amendment Application No. OCP22-0009 to 
amend Map 3.1 in the Kelowna 2040 – Official Community Plan Bylaw No. 12300 by 
changing the Future Land Use designation of Lot B, Plan EPP41714, District Lot 
123, ODYD, located at 480 Penno Road, Kelowna, BC from the IND – Industrial 
designation to the REC – Private Recreational designation, as outlined in the 
Report from the Policy & Planning Department dated August 22, 2022, be 
considered by Council;

AND THAT the Official Community Plan Amending Bylaw No. 12422 be forwarded 
to a Public Hearing for further consideration;

AND THAT the requirement to hold a Public Information Session, conduct 
Neighbour Consultation and post a Development Notice Sign, prior to the Official 
Community Plan Map Amending Bylaw receiving first reading, in accordance with 
the Local Government Act, and the City of Kelowna’s Development Application and 
Heritage Procedures Bylaw No. 12310, be waived.
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2040 Official 
Community Plan
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CITY OF KELOWNA 
 

BYLAW NO. 12422 
 

Official Community Plan Amendment No. OCP22-0009  
480 Penno Road 

 
 
A bylaw to amend the "Kelowna 2040 – Official Community Plan Bylaw No. 12300". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 
1. THAT Map 3.1 – Future Land Use of “Kelowna 2040 – Official Community Plan Bylaw No. 12300” 

be amended by changing the Future Land Use designation of Lot B District Lot 123 ODYD Plan 
EPP41714, located on Penno Road, Kelowna, B.C., from the IND – Industrial designation to the 
REC – Private Recreational designation; 

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

of adoption. 
 
 
Read a first time by the Municipal Council this  
 
 
Considered at a Public Hearing on the  
 
 
Read a second and third time by the Municipal Council this  
 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 
 

 
Mayor 

 
 
 

 
City Clerk

 
 

 
 

 
 

36



REPORT TO COUNCIL 
 
 
 

 

Date: August 22,  2022 

To: Council  

From: City Manager 

Department: Development Planning 

Application: Z22-0018 Owner: Peter Blom 

Address: 467 Collett Road Applicant: Mark Graham 

Subject: Rezoning Application  

Existing OCP Designation: S-RES – Suburban-Residential 

Existing Zone: RU1  - Large Lot Housing 

Proposed Zone: 
 

RU1c  - Large Lot Housing with Carriage House 

 

1.0 Recommendation 

THAT Rezoning Application No. Z22-0018 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot 1 Section 25 SDYD Plan 7071, located at 467 Collett Road, 
Kelowna, BC from the RU1 – Large Lot Housing zone to the RU1c–  Large Lot Housing with Carriage House 
zone, be considered by Council; 

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the outstanding conditions  of 
approval as set out in Schedule “A” attached to the Report from the Development Planning Department  
dated August 22, 2022. 

Purpose  

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

2.0 Development Planning  

Staff support the proposal to rezone the subject property from RU1 – Large Lot Housing zone to the RU1c – 
Large Lot Housing with Carriage House zone. The subject property has a S-RES – Suburban Residential future 
land use designation, has a sanitary sewer connection, and is within the city’s permanent growth boundary. 
As such, the proposed zone is consistent with the Official Community Plan’s (OCP) objectives and the RU1c 
– Large Lot Housing with Carriage House zone and should integrate well within the surrounding 
neighbourhood. 
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3.0 Proposal 

3.1 Project Description 

The proposed rezoning from the RU1 – Large Lot Housing to the RU1c – Large Lot Housing with Carriage 
House zone to facilitate the construction of a carriage house.The proposed carriage house will be accessed 
via an existing driveway off Bellevue Road. The property abuts the agricultural land reserve (ALR), and a 4.0m 
landscape buffer will be required as a condition of a farm development permit prior to final adoption of the 
zone. The subject property has a Future Land Use Designation of S-RES – Suburban Residential and is within 
the City’s Permanent Growth Boundary. As such, the proposed zone is consistent with the Official 
Community Plan’s (OCP) objectives. 

3.2 Site Context 

The subject property is located at the intersection of Collett Road and Bellevue Road. The property is 
bordering an ALR parcel to the south. The parcel has a Future Land Use Designation of S-RES – Suburban 
Residential and is within the City’s Permanent Growth Boundary. The surrounding area consists primarily of 
RU1 – Large Lot Housing. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North Ru1 – Large Lot Housing Single Dwelling Housing 

East Ru1 – Large Lot Housing Single Dwelling Housing 

South A1 – Agriculture Agriculture 

West Ru1 – Large Lot Housing Single Dwelling Housing 

 

Subject Property Map:  
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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 and 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 active 
transportation facilities. 

Proposed Carriage house would provide an additional , ground oriented dwelling 
contributes to diverse and affordable housing within suburban communities. 

Objective 7.6. Support a variety of low-density housing. 

Policy 7.6.1. 
Family-friendly 
multi-unit 
housing. 

Encourage multi-unit developments near schools to include a variety of unit sizes, 
including three or more bedrooms 

Proposed Carriage house would provide an additional dwelling unit on a site near 
multiple schools 

5.0 Application Chronology  

Date of Application Received:  March 7, 2022 
Date Public Consultation Completed: March 11, 2022 

Report prepared by:  Graham Allison, 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: Site Plan 

Attachment A: Development Engineering Memo 

Attachment B: Application Rationale 
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parking. With 

paving stones

Existing 

access

Southward down 

hill grade. 

Drop of about 1 m 

over the entire 

depth of the 

property.

Open Space yet to 

be determined
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CITY OF KELOWNA 

MEMORANDUM 

Date: April 4, 2022 

File No.: Z22-0018 

To: Community Planning Services (GA) 

From: Development Engineering Manager (NC) 

Subject: 467 Collett Road  Lot 1 Plan KAP7071  Carriage House  RU1 to RU1c 

The Development Engineering Branch has the following comments and requirements associated 
with this application to rezone application to rezone the subject property from RU1 to RU1c for 
the construction of a carriage house. 

1. General

a. The following requirements are valid for one (1) year from the reference date of this
memo, or until the application has been closed, whichever occurs first.
The City of Kelowna reserves the rights to update / change some or all items in this
memo once these time limits have been reached.

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

2. Domestic Water and Fire Protection

a. The subject property is currently serviced with a 19mm PVC water service. One
metered water service will be required for the development. The disconnection of the
existing small diameter water services and the tie-in of a larger new 25mm service
can be provided by City forces at the developer’s expense.
The developer will be required to sign a Third-Party Work Order and pre-pay for the
cost of all service upgrades.

b. For estimate inquiries please contact John Filipenko by email jfilipenko@kelowna.ca.

3. Sanitary Sewer

a. Our records indicate that this property is currently serviced with a 100mm-diameter
sanitary sewer service complete with inspection chamber (IC).

b. A brooks box shall be installed over the inspection chamber if one does not exist.
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Z22-0018  467 Collett Rd   Page 2 of 2 

 
 

4. Road Improvements, Dedication, and Site Access 
 

a. Dedicate a property line corner rounding that has a radius of 6.0m. 
 

b. Only one driveway, with a maximum width of 6m, will be permitted per frontage.            
No parking is permitted within City boulevard.  

 
 
5. Electric Power and Telecommunication Services 

 
a. It is the applicant’s responsibility to make a servicing application with the respective 

electric power, telephone, and cable transmission companies to arrange for service 
upgrades to these services which would be at the applicant’s cost.  
 

b. If any road dedication or closure affects lands encumbered by a Utility right-of-way 
(such as Hydro, Telus, Gas, etc.) please obtain the approval of the utility. Any works 
required by the utility as a consequence of the road dedication or closure must be 
incorporated in the construction drawings submitted to the City’s Development 
Manager. 

 

 
 
 
 
 
 
 
________________________________________ 
Nelson Chapman, P.Eng. 
Development Engineering Manager 
 
JF 
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Design Rationale Statement 

Lot 1, Sec. 25, Twp. 28, Plan KAP 7071 

 

467 Collett rd. Kelowna BC V1W1K8 

 

Mark and Cathy Graham  

Peiter Blom (Peter) 

 

The design rational is very simple. 

We Plan to build an inobtrusive single floor 96 m2 Carriage home that will have as little visual impact as 

possible. We plan to use earth tone Hardy Plank on the walls with white trim and a grey shingle roof 

(depending on what is available at the time). We have no intention to remove any trees around the 

build site.  

In short, we plan to have as little visual impact on the neighbour hood as possible. 

 

To our knowledge, there are no policies with respect to: 

form, materials, context, objectives, design philosophy, relationship to adjacent development, or any 

other requirements connected to this property. 

 

Thank you 

Mark Graham 
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CITY OF KELOWNA 
 

BYLAW NO. 12425 
Z22-0018 

467 Collett 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 1 Section 25, ODYD, Plan 7071 located at Collett Road, Kelowna, BC from 
the RU1 – Large Lot Housing zone to the RU1c–  Large Lot Housing with Carriage House zone. 
 

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

 
 
Read a first, second and third time by the Municipal Council this   
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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Z22-0018
467 Collett Road
Rezoning Application
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To consider an application to rezone the subject 
property from RU1 – Large Lot Housing zone to 
the  RU1c – Large Lot Housing with Carriage House 
zone.

Proposal
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Development Application Submitted

Staff Review & Circulation

Public Notification Received

Initial Consideration

First, 
Second & Third Readings

Mar 7, 2022

Aug 22, 2022

Final Reading

Council 
Approvals

Development Process

Subdivision

Mar 11, 2022
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Context Map

Subject Property
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OCP Future Land Use / Zoning

Subject Property
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Subject Property Map

50



The proposed rezoning from the RU1 – Large Lot 
Housing zone to the RU1c – Large Lot Housing 
with Carriage House zone.

Would facilitate the construction of a carriage 
house behind the principal dwelling.

Property borders the ALR, which requires the 
construction of a 4-metre landscape buffer.

Project Details
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Site Plan
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Development Policy

Meets the intent of Official Community Plan 
Suburban Residential Policies by providing modest 
residential growth within existing neighbourhoods
 Proposed Carriage house would provide an additional 

ground-oriented dwelling contributes to diverse and 
affordable housing within suburban neighbourhoods.

 Provides an additional dwelling unit on a site near 
multiple schools.
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Staff Recommendation

Staff recommend support of the proposed 
rezoning to the RU1c – Large Lot Housing with 
Carriage House zone:
 Consistent with the surrounding neighbourhood uses.

 Future Land Use designation of S-RES supports the 
RU1c zone.
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Conclusion of Staff Remarks
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Report to Council 
 

 

 
 

Date: August 22nd 2022 

To: Council  

From: City Manager 

Department: Development Planning  

Application: OCP21-0010/Z21-0032 
Owner: Highstreet Canyon Falls 
Apartments Ltd., Inc. No. BC1311111 

 

Address: 1055 Frost Road Applicant: Highstreet Ventures Inc.  

Subject: Report to Council - Supplemental     

Existing OCP Designation: VC – Village Centre, NAT – Natural Areas 

Proposed OCP Designation: VC – Village Centre, NAT – Natural Areas 

Existing Zone: A1 – Agriculture 1, RU1h – Large Lot Housing (Hillside Area) 

Proposed Zone: A1 – Agriculture 1, P3 – Parks and Open Space, RM5 – Medium 
Density Multiple Housing 

 
Recommendation: 
 
THAT Council waives the requirement for a Preliminary Layout Review Letter by the Approving Officer 
to be considered in conjunction with Final Adoption of OCP Bylaw Amendment Bylaw No. 12382 and 
Zoning Bylaw Amendment Bylaw No. 12383; 

AND THAT Final Adoption of OCP Bylaw Amendment Bylaw No. 12382 and Zoning Bylaw Amendment 
Bylaw No. 12383 be considered by Council. 

 
Purpose:  
 
To waive the requirement for a Preliminary Layout Review Letter for OCP Bylaw Amendment Bylaw 
No. 12382 and Zoning Bylaw Amendment Bylaw No. 12383 and to forward the Bylaws for adoption. 
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Background: 
 
On May 31st2022 after a public hearing Council gave third readings to OCP and Zoning Bylaw 
amendments related to the construction of a multi-family development proposal at 1055 Frost Road.  At 
that time the staff recommendation included that final adoption be considered subsequent to the 
issuance of a Preliminary Layout Review (PLR) Letter for a proposed subdivision.  
 
Previous Council Resolution 
 

Resolution Date 

THAT Official Community Plan Map Amendment Application No. OCP21-0010 
to amend Map 3.1 in the Kelowna 2040 – Official Community Plan Bylaw No. 
12300 by changing the Future Land Use designation of portions of Lot 1, DL 579, 
SDYD, Plan EPP74481, located at 1055 Frost Road, Kelowna, BC from the VC – 
Village Centre and the NAT – Natural Areas designations to the VC – Village 
Centre and the NAT – Natural Areas designations as shown on Map “A” attached 
to the Report from the Development Planning Department dated May 16th 2022, 
be considered by Council;  

AND THAT the Official Community Plan Map Amending Bylaw be forwarded to 
a Public Hearing for further consideration;  

AND THAT Council considers the Public Information Session public process to be 
appropriate consultation for the Purpose of Section 475 of the Local Government 
Act, as outlined in the Report from the Development Planning Department dated 
May 16th 2022; 

AND THAT Rezoning Application No. Z21-0032 to amend the City of Kelowna 
Zoning Bylaw No. 8000 by changing the zoning classification of portions of Lot 
1, DL 579, SDYD, Plan EPP74481, located at 1055 Frost Road, Kelowna, BC from 
the A1 – Agriculture 1 zone and the RU1h –  Large Lot Housing (Hillside Area) 
zone to the P3 – Parks and Open Space zone and RM5 – Medium Density Multiple 
Housing zone as shown on Map “B” attached to the Report from the 
Development Planning Department dated May 16th 2022, be considered by 
Council;  

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

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the 
outstanding conditions of approval as set out in Schedule “A” attached to the 
Report from the Development Planning Department dated May 16th 2022; 

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the 
issuance of a Preliminary Layout Review Letter by the Approving Officer;  

AND FURTHER THAT final adoption of the Rezoning Bylaw be considered in 
conjunction with Council’s consideration of a Development Permit and 
Development Variance Permit for the subject property. 

 

First Reading 
May 16th 2022 
 
Second and Third 
Reading   
May 31st 2022 
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Discussion: 
 
Staff are recommending that Council waive the condition that final adoption be considered subsequent 
to the issuance of a subdivision PLR.  As the requirement of a Development Permit and Development 
Variance Permit has been temporarily waived, decoupling the PLR will allow the amending Bylaws to 
receive final adoption by Council under Zoning Bylaw No. 8000. The applicant has satisfied all other 
outstanding conditions including entering into a servicing agreement for the development engineering 
requirements related to this application.   
 
Should Council not support the recommendation to waive the condition, final adoption of the bylaws will 
be postponed until after the adoption of Zoning Bylaw No. 12375 and will require a Public Hearing to be 
held a second time. 
 
Conclusion: 
 
The applicants for OCP Bylaw Amendment Bylaw No. 12382 and Zoning Bylaw Amendment Bylaw No. 
12383 have satisfied the conditions of adoption except for the issuance of a subdivision Preliminary 
Layout Review (PLR) letter. Staff are recommending this outstanding condition be waived. 
 
Submitted by:     Alex Kondor, Planner Specialist  

Approved for inclusion:                  Terry Barton, Development Planning Department Manager 
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CITY OF KELOWNA 
 

BYLAW NO. 12382 
 

Official Community Plan Amendment No. OCP21-0010 
1055 Frost Road 

 
 
A bylaw to amend the "Kelowna 2040 – Official Community Plan Bylaw No. 12300". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 
1. THAT Map 3.1 – Future Land Use of “Kelowna 2040 – Official Community Plan Bylaw No. 12300” 

be amended by changing the Future Land Use designation of portions of Lot 1 District Lot 579 
SDYD Plan EPP74481, located on Frost Road, Kelowna, B.C., from the VC – Village Centre and 
NAT – Natural Areas designations to the VC – Village Centre and NAT – Natural Areas 
designations as shown on MAP “A” attached to and forming part of this bylaw; 

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

of adoption. 
 
 
Read a first time by the Municipal Council this 16th day of May, 2022. 
 
 
Considered at a Public Hearing on the 31st day of May, 2022. 
 
 
Read a second and third time by the Municipal Council this 31st day of May, 2022. 
 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 
 

 
Mayor 

 
 
 

 
City Clerk
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CITY OF KELOWNA 
 

BYLAW NO. 12383 
Z21-0032 

1055 Frost 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 portions of Lot 1 District Lot 579, SDYD, Plan EPP74481 located on Frost Road, Kelowna, BC 
from the the A1 – Agriculture 1 and the RU1h – Large Lot Housing (Hillside Area) zones to the  
P3 – Parks and Open Space and RM5 – Medium Density Multiple Housing zones as shown on  
MAP “B” attached to and forming part of this bylaw. 
 

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

 
 
Read a first time by the Municipal Council this 16th day of May, 2022. 
 
 
Considered at a Public Hearing on the 31st day of May, 2022. 
 
 
Read a second and third time by the Municipal Council this 31st 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 22nd, 2022 

To: Council  

From: City Manager 

Department: Development Planning 

Application: DP22-0098 Owner: 
Kinnikinnik Developments Inc., 
Inc.No. BC0622664 

Address: 3700 McKinley Beach Drive Applicant: Andrew Gaucher 

Subject: Development Permit Application  

Existing OCP Designation: S-RES – Suburban Residential  

Existing Zone: CD18 – McKinley Beach Comprehensive Resort Development 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Permit No. DP22-0098 for Lot 2 Section 28 Township 
23 ODYD Plan EPP76020, located at 3700 McKinley Beach Drive, Kelowna, BC subject to the following: 

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

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

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

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

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

Purpose  

To issue a Development Permit for the form and character of a new multiple dwelling housing development.  

2.0 Development Planning  

Staff are recommending support for the form and character Development Permit for the new multiple 
dwelling housing development on the subject property. The application is consistent with many of the 
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DP22-0098 – Page 2 

 
 

Official Community Plan’s (OCP) Townhouse Design Guidelines including incorporating architectural 
entrance features, and designing private outdoor amentity space with access to sunlight. The townhouse 
form responds to the sloping property well with each unit at a different floor plate elevation to respond to 
the sloping nature of the property.  This approach is prefered in order to minimize retaining walls and site 
disturbance (a key objective of the City’s Hillside Guidelines that would generally result from larger 
apartment building forms).  The building uses several materials and colours in a modern style creating a 
unique design. The application meets the intent of the Future Land Designation of S-RES – Suburban 
Residential, which speaks to the need for designing surburban neighbourhoods to be low impact, context 
sensitive and adaptable. Staff believe the form and character is strong and will be incorporated well into the 
neighbourhood.  

3.0 Proposal 

3.1 Project Description 

The  subject property is located on a 1.285 acre site located on McKinley Beach Drive. The proposal consists 
of 9-units divided into three rowhouses, with three units each. The units are on free-hold lots with a party 
wall agreement between adjoining buildings. Each unit is 3 bedroom with 2.5 bathrooms. Each unit can 
accommodate two parking stalls within the garage, and one small stall within the driveway. The design 
follows the industrial-modern motif and aims to have a unique and recognizable roofline balanced with 
pedestraian scaled design. The height and massing of the buildings step along the streetscape to account for 
the sloping grade and to allow for architectural detailing and privacy.  

3.2 Site Context 

The subject property is located in the McKinley OCP Sector, and the surrounding area is primariy zoned CD18 
– McKinley Beach Comprehensive Resort Development, and A1 – Agriculture 1. The surrounding area also 
has a Future Land Use Designation of S-RES – Suburban Residential, and R- AGR – Rural – Agricultural & 
Resource.   

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North 
CD18 - McKinley Beach Comprehensive Resort 
Development 

Single-Family Dwelling 

East 
CD18 - McKinley Beach Comprehensive Resort 
Development 

Vacant 

South 
CD18 - McKinley Beach Comprehensive Resort 
Development 

Vacant 

West 
CD18 - McKinley Beach Comprehensive Resort 
Development 

Single-Family Dwelling 
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Subject Property Map: 3700 McKinley Beach Drive 

 

3.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA CD18 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Max. Height 38.25 m 9.6 m 

Min. Front Yard 0.0 m 4.4 m 

Min. Side Yard (south) 0.0 m 1.2 m 

Min. Side Yard (north) 0.0 m 1.2 m 

Min. Rear Yard 0.0 m 13.0 m 

Other Regulations 
Min. Parking Requirements 19 27 

4.0 Current Development Policies  

4.1 Kelowna Official Community Plan (OCP) 

Objective 7.1 Create more complex communities in Suburban Neighbourhoods 

Policy 7.1.1. Area 
Structure Plan 

Support development that is consistent with adopted Area Structure Plans 
(ASPs) in Suburban Neighbourhoods. Require amendments to ASPs where 
proposals include significant increases to the number of residential units beyond 
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those signaled in an ASP or where proposals are likely to require significant 
changes to planned transportation, parks and utility infrastructure.  

The proposal aligns with the ASP.  

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

Policy 7.2.2. 
Hillside Housing 
Forms 

Encourage housing forms that best match to the topography and have the lowest 
amount of impact in hillside areas, such as minimum cuts and fills, for example, 
and provide the greatest environmental protection. Discourage housing forms 
and associated roadways that cause high amounts of slope disturbance and visual 
impact.  

The proposal utilizes the at grade area and has low impact in the hillside. 

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

Policy 7.2.3. 
Integrate Nature 

Integrate the design of active parks with adjacent natural areas while maintaining 
individual park standards. Reduce the impacts on parks on adjacent natural 
systems.  

The proposal does not interfere with the “do not disturb area”. 

5.0 Application Chronology  

Date of Application Received:  April 19th, 2022 
Date Public Consultation Completed: N/A  

Report prepared by:  Tyler Caswell, Planner I 
    Alissa Cook, 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  DP22-0098 

Schedule A: Site Plan and Floor Plans 

Schedule B: Elevations 

Schedule C: Landscape Plan 

Attachment B: Form and Character Guidelines Checklist 
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Development Permit  
DP22-0098 
 

This permit relates to land in the City of Kelowna municipally known as 3700 McKinley Beach Drive 

 

and legally known as Lot 2 Section 28 Township 23 ODYD Plan EPP76020 

 

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

 

CD18 – McKinley Beach Comprehensive Resort Development 

 

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

Date of Manager’s Decision: August 22nd, 2022  

Decision By:   COUNCIL 

Development Permit Area: Form & Character DPA 

Existing Zone:   CD18 – McKinley Beach Comprehensive Resort Development  

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:  Kinnikinnik Developments Inc.No. BC062264 

Applicant: Andrew Gaucher 

 
 
________________________________________   _______________________________________ 

Terry Barton       Date 
Development Planning Department Manager 
Planning & Development Services 

  

67

tcaswell
Attachment_1



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”; 

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. 

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 $84,291.63

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. 

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: 

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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MATERIAL/FINISH ABBREVIATIONS

LS(S) DENOTES FIBRE CEMENT LAP SIDING (SMOOTH)
LS(T) DENOTES FIBRE CEMENT LAP SIDING (TEXTURED)
FCP DENOTES FIBRE CEMENT PANEL (SMOOTH) W/ REVEAL TRIM
FCS DENOTES FIBRE CEMENT SHAKE; STRAIGHT EDGE PANEL
FCT DENOTES FIBRE CEMENT TRIM (SMOOTH)
FWM DENOTES FINISHED WOOD MEMBER (COLUMN, BEAM ETC.)
PFM DENOTES PRE-FINISHED METAL
WF DENOTES WINDOW FRAME
SV DENOTES THIN STONE VENEER
PFG DENOTES PRE-FABRICATED GUARD W/ TEMPERED GLASS
LF LANDSCAPE FEATURE (MATERIAL TBD)
AEC ARCHITECTURALLY EXPOSED CONCRETE (PAINTED)
SSM DENOTES PFM STANDING SEAM ROOF
PFMc DENOTES PRE-FINISHED METAL (CORRUGATED)
AS ACRYLIC STUCCO(SMOOTH)

NOTES:

1. COLOUR/FINISH SWATCHES PROVIDED ARE APPROXIMATE
REPRESENTATIONS FOR THE INTENDED COLOUR SCHEME;
CONTRACTOR TO SUBMIT COMPLETE FINAL COLOUR/FINISH
SWATCHES FOR OWNER/ARCHITECT APPROVAL PRIOR TO
PRODUCT PROCUREMENT & PLACEMENT.

2. PROVIDE COLOUR/FINISH MOCK-UPS FOR ARCHITECT'S REVIEW.
3. ALL PRODUCTS SPECIFIED ARE PER THE FOLLOWING OR

"APPROVED EQUAL".
4. ALL PRE-FINISHED METAL (PFM) FLASHING TO MATCH OR BE OF A

SIMILAR COLOUR TO THE FINISH MATERIAL COLOUR THAT IT SERVES
OR IS ADJACENT TO; INCLUDING BUT NOT LIMITED TO DRIP
FLASHING AROUND FIBRE CEMENT WINDOW/DOOR TRIMS; U.N.O.

5.  ALL WOOD, FIBRE CEMENT ETC. CLADDING SHALL BE TRIMED (IE.
CORNER, TERMINATION,  TRANSITION ETC.) USING  'LIGHT TRIM'
EXTRUDED ALUMINUM TRIM (OR EQUAL) U.N.O.;  TRIM PROFILE TO
SUIT THE APPROPRIATE APPLICATION.  TRIM TO BE COLOUR MATCH
TO FIELD COLOUR WHICH IT SERVES, OR THE DOMINATE FINISH
WHERE SERVING MORE THAN ONE.  PROVIDE MOCK-UP FOR
ARCHITECT'S REVIEW.

LS
5 COLOUR SELECTION

MATERIAL TYPE U.N.O.

EXTERIOR FINISH SCHEME:

MATERIAL LEGEND

1 STANDING SEAM METAL ROOF/CLADDING
COLOUR: DARK BRONZE (PVDF-CASCADIA)
PROFILE: 1" SINGLE LOCK @ 16" O.C. MAX

2 NON-COMBUSTIBLE "WOOD GRAIN" CLADDING
COLOUR: CEDAR WOODTONE

3 WEATHERED STEEL PANEL (20ga)
COLOUR: EARTH TONES (VARY BETWEEN BUILDINGS)
REVEAL: OPEN REVEAL & EXPOSED FASTENERS

1
4 SMOOTH STUCCO FINISH

FIELD COLOUR #1
COLOUR: DESERT TWILIGHT (BM 2137-40)

2
4

6

7

8

9

10

SMOOTH STUCCO FINISH
FIELD COLOUR #2
COLOUR: CAROLINA GULL (BM 2138-40)
SMOOTH STUCCO FINISH
FIELD COLOUR #3
COLOUR: SERENGETI SAND (BM 2164-40)

PRE-FINISHED METAL TRIM/FLASHING
COLOUR: DARK BRONZE (PVDF-CASCADIA)

NOT USED

METAL CLAD DOUBLE PANE WINDOWS C/W LOW E COATING
COLOUR: DARK BRONZE OR EQUAL

NOT USED.

3
4

5

PRE-FINISHED METAL GUARD RAIL W/ GLASS PANEL INSERTS
STYLE: FASCIA MOUNTED POSTS
COLOUR: BLACK
PRE-FINISHED METAL PANEL
COLOUR: DARK BRONZE (GLOSS FINISH)

11 PRE-FIN. METAL CORRUGATED SIDING (VERTICAL)
COLOUR: DARK BRONZE OR EQUAL
FINISH: MATTE

12 PERFORATED METAL GUARD RAILS
PAINTED BLACK
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SWATCHES FOR OWNER/ARCHITECT APPROVAL PRIOR TO
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3. ALL PRODUCTS SPECIFIED ARE PER THE FOLLOWING OR

"APPROVED EQUAL".
4. ALL PRE-FINISHED METAL (PFM) FLASHING TO MATCH OR BE OF A

SIMILAR COLOUR TO THE FINISH MATERIAL COLOUR THAT IT SERVES
OR IS ADJACENT TO; INCLUDING BUT NOT LIMITED TO DRIP
FLASHING AROUND FIBRE CEMENT WINDOW/DOOR TRIMS; U.N.O.

5.  ALL WOOD, FIBRE CEMENT ETC. CLADDING SHALL BE TRIMED (IE.
CORNER, TERMINATION,  TRANSITION ETC.) USING  'LIGHT TRIM'
EXTRUDED ALUMINUM TRIM (OR EQUAL) U.N.O.;  TRIM PROFILE TO
SUIT THE APPROPRIATE APPLICATION.  TRIM TO BE COLOUR MATCH
TO FIELD COLOUR WHICH IT SERVES, OR THE DOMINATE FINISH
WHERE SERVING MORE THAN ONE.  PROVIDE MOCK-UP FOR
ARCHITECT'S REVIEW.

LS
5 COLOUR SELECTION

MATERIAL TYPE U.N.O.

EXTERIOR FINISH SCHEME:

MATERIAL LEGEND

1 STANDING SEAM METAL ROOF/CLADDING
COLOUR: DARK BRONZE (PVDF-CASCADIA)
PROFILE: 1" SINGLE LOCK @ 16" O.C. MAX

2 NON-COMBUSTIBLE "WOOD GRAIN" CLADDING
COLOUR: CEDAR WOODTONE

3 WEATHERED STEEL PANEL (20ga)
COLOUR: EARTH TONES (VARY BETWEEN BUILDINGS)
REVEAL: OPEN REVEAL & EXPOSED FASTENERS

1
4 SMOOTH STUCCO FINISH

FIELD COLOUR #1
COLOUR: DESERT TWILIGHT (BM 2137-40)

2
4

6

7

8

9

10

SMOOTH STUCCO FINISH
FIELD COLOUR #2
COLOUR: CAROLINA GULL (BM 2138-40)

SMOOTH STUCCO FINISH
FIELD COLOUR #3
COLOUR: SERENGETI SAND (BM 2164-40)
PRE-FINISHED METAL TRIM/FLASHING
COLOUR: DARK BRONZE (PVDF-CASCADIA)

NOT USED

METAL CLAD DOUBLE PANE WINDOWS C/W LOW E COATING
COLOUR: DARK BRONZE OR EQUAL

NOT USED.

3
4

5

PRE-FINISHED METAL GUARD RAIL W/ GLASS PANEL INSERTS
STYLE: FASCIA MOUNTED POSTS
COLOUR: BLACK

PRE-FINISHED METAL PANEL
COLOUR: DARK BRONZE (GLOSS FINISH)

11 PRE-FIN. METAL CORRUGATED SIDING (VERTICAL)
COLOUR: DARK BRONZE OR EQUAL
FINISH: MATTE

12 PERFORATED METAL GUARD RAILS
PAINTED BLACK
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41

MATERIAL/FINISH ABBREVIATIONS

LS(S) DENOTES FIBRE CEMENT LAP SIDING (SMOOTH)
LS(T) DENOTES FIBRE CEMENT LAP SIDING (TEXTURED)
FCP DENOTES FIBRE CEMENT PANEL (SMOOTH) W/ REVEAL TRIM
FCS DENOTES FIBRE CEMENT SHAKE; STRAIGHT EDGE PANEL
FCT DENOTES FIBRE CEMENT TRIM (SMOOTH)
FWM DENOTES FINISHED WOOD MEMBER (COLUMN, BEAM ETC.)
PFM DENOTES PRE-FINISHED METAL
WF DENOTES WINDOW FRAME
SV DENOTES THIN STONE VENEER
PFG DENOTES PRE-FABRICATED GUARD W/ TEMPERED GLASS
LF LANDSCAPE FEATURE (MATERIAL TBD)
AEC ARCHITECTURALLY EXPOSED CONCRETE (PAINTED)
SSM DENOTES PFM STANDING SEAM ROOF
PFMc DENOTES PRE-FINISHED METAL (CORRUGATED)
AS ACRYLIC STUCCO(SMOOTH)

NOTES:

1. COLOUR/FINISH SWATCHES PROVIDED ARE APPROXIMATE
REPRESENTATIONS FOR THE INTENDED COLOUR SCHEME;
CONTRACTOR TO SUBMIT COMPLETE FINAL COLOUR/FINISH
SWATCHES FOR OWNER/ARCHITECT APPROVAL PRIOR TO
PRODUCT PROCUREMENT & PLACEMENT.

2. PROVIDE COLOUR/FINISH MOCK-UPS FOR ARCHITECT'S REVIEW.
3. ALL PRODUCTS SPECIFIED ARE PER THE FOLLOWING OR

"APPROVED EQUAL".
4. ALL PRE-FINISHED METAL (PFM) FLASHING TO MATCH OR BE OF A

SIMILAR COLOUR TO THE FINISH MATERIAL COLOUR THAT IT SERVES
OR IS ADJACENT TO; INCLUDING BUT NOT LIMITED TO DRIP
FLASHING AROUND FIBRE CEMENT WINDOW/DOOR TRIMS; U.N.O.

5.  ALL WOOD, FIBRE CEMENT ETC. CLADDING SHALL BE TRIMED (IE.
CORNER, TERMINATION,  TRANSITION ETC.) USING  'LIGHT TRIM'
EXTRUDED ALUMINUM TRIM (OR EQUAL) U.N.O.;  TRIM PROFILE TO
SUIT THE APPROPRIATE APPLICATION.  TRIM TO BE COLOUR MATCH
TO FIELD COLOUR WHICH IT SERVES, OR THE DOMINATE FINISH
WHERE SERVING MORE THAN ONE.  PROVIDE MOCK-UP FOR
ARCHITECT'S REVIEW.

LS
5 COLOUR SELECTION

MATERIAL TYPE U.N.O.

EXTERIOR FINISH SCHEME:

MATERIAL LEGEND

1 STANDING SEAM METAL ROOF/CLADDING
COLOUR: DARK BRONZE (PVDF-CASCADIA)
PROFILE: 1" SINGLE LOCK @ 16" O.C. MAX

2 NON-COMBUSTIBLE "WOOD GRAIN" CLADDING
COLOUR: CEDAR WOODTONE

3 WEATHERED STEEL PANEL (20ga)
COLOUR: EARTH TONES (VARY BETWEEN BUILDINGS)
REVEAL: OPEN REVEAL & EXPOSED FASTENERS

1
4 SMOOTH STUCCO FINISH

FIELD COLOUR #1
COLOUR: DESERT TWILIGHT (BM 2137-40)

2
4

6

7

8

9

10

SMOOTH STUCCO FINISH
FIELD COLOUR #2
COLOUR: CAROLINA GULL (BM 2138-40)

SMOOTH STUCCO FINISH
FIELD COLOUR #3
COLOUR: SERENGETI SAND (BM 2164-40)
PRE-FINISHED METAL TRIM/FLASHING
COLOUR: DARK BRONZE (PVDF-CASCADIA)

NOT USED

METAL CLAD DOUBLE PANE WINDOWS C/W LOW E COATING
COLOUR: DARK BRONZE OR EQUAL

NOT USED.

3
4

5

PRE-FINISHED METAL GUARD RAIL W/ GLASS PANEL INSERTS
STYLE: FASCIA MOUNTED POSTS
COLOUR: BLACK

PRE-FINISHED METAL PANEL
COLOUR: DARK BRONZE (GLOSS FINISH)

11 PRE-FIN. METAL CORRUGATED SIDING (VERTICAL)
COLOUR: DARK BRONZE OR EQUAL
FINISH: MATTE

12 PERFORATED METAL GUARD RAILS
PAINTED BLACK
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DP22-0098 
August, 2022 

 

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 3.0: TOWNHOUSES   
3.1 Townhouse Guidelines 

3.1.1 Relationship to the Street  

Townhouse built form is addressing the street frontage and front doors 
are directly accessible from a public walkway. 
 

      

Blank façades (without window openings) proposed along the street 
frontages. 

      

Prominent entrance features for the main front doors such as stoops, 
porches, recessed entries, and canopies are provided. 

      

3.1.2 Scale and Massing       

Proposed built form is sympathetic to the neighbourhood context and 
providing sensitive transition to the adjacent context (existing and future 
buildings, parks, and open spaces) 

      

Built Form is establishing a consistent rhythm along the street frontage 
with articulation of individual units through integration of projections/ 
recesses (entries and balconies), change in materials of the façade. 

      

Townhouse block is comprising of maximum 6 units.       

3.1.3 Site Planning   
Proposed townhouse development is responding sensitively to 
topography, environmental features and enhancing privacy, livability, 
safety, and accessibility to the surrounding open space network (if 
applicable). 

      

Minimum building separation of 10-12 m is provided to accommodate 
sunlight, reduce overlook between buildings and neighbouring 
properties. 

      

Building projections such as balconies are not provided within the 
setback areas, streets, and amenity areas of the proposed development. 

      

Front yard setbacks on internal roads are responding to the height of the 
townhouses, for 3 storeys townhouses greater setback is provided to 
improve livability and solar access. 

      

3.1.4 Open Spaces       

Front yards are designed to include a pathway from the fronting street to 
the primary entrance of the unit, landscaping, and semi-private outdoor 
amenity space. 

      

Design of private outdoor amenity spaces is having access to sunlight.       
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DP22-0098 
August, 2022 

 

Page 2 
 

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

N/A 1 2 3 4 5 

Design of private outdoor amenity spaces is having a railing or fencing to 
increase privacy. 

      

Design of private outdoor amenity spaces is having landscaped areas to 
soften the interface with the street or open spaces. 

      

Balconies are designed to inset or partially inset and offer privacy, 
shelter, reducing building bulk and minimize shadowing impact. 

      

Minimum of 10% of total site areas is allocated to common outdoor 
amenity area. 

      

Outdoor amenity area provides landscaping, seating, play space and 
other elements that encourage gathering or recreation. 

      

Internal road network of townhouse development is serving as additional 
shared space and is provided with high-quality pavement materials 
(example: permeable pavers). 

      

Useable spaces within the open space areas (for sitting, gathering, and 
playing) are provided. 

      

3.1.5 Parking       
Parking 
 

 
Garage doors are appropriately recessed and designed to limit the visual 
impact. 

      

Visitor parking with pedestrian connections to the townhouse units is 
provided in an accessible location (adjacent to townhouse blocks or 
centralized parking integrated with shared outdoor amenity space). 

      

3.1.6 Building Articulation, Features, and Materials       

Façade is designed and articulated to reflect positive attributes of the 
neighbourhood character. 

      

Strategy to articulate façade: Recessing or projecting of architectural 
features to highlight the identity of individual units. 

      

Strategy to articulate façade: main entrance and rooflines features, and 
other architectural elements have been incorporated in the design. 

      

Privacy of units is maintained on site and on adjacent properties by 
minimizing overlook and direct sight lines from the building. The 
following strategies have been incorporated in design: 

• Off setting the location of windows in facing walls and locating 
doors and patios to minimize privacy concerns; 

• Use of clearstory windows; 
• Use of landscaping or screening; and  
• Use of setbacks and articulation of the building. 

      

Large townhouse developments with internal circulation pattern are 
providing modest variation between different blocks of townhouse units, 
such as change in colour, materiality, building and roof form. 

      

 

84

tcaswell
Attachment_1



DP22-0098
3700 McKinley Beach Drive
Development Permit Application 
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To issue the Development Permit for the form and 
character of a new multiple dwelling housing 
development.

Proposal
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Development Application Submitted

Staff Review & Circulation

Development Permit

Building Permit

April 19, 2022

Aug 22, 2022 Council 
Approvals

Development Process
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Context Map

SUBJECT 
PROPERTY
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OCP Future Land Use 

SUBJECT 
PROPERTY
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Subject Property Map
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The subject property is a 1.285-acre site along 
McKinley Beach Drive

The project includes 9 rowhouse units, 3-bedroom, 
2.5 bathroom
 9 units are divided into 3 blocks with 3 units each

Units are on free-hold lots 
 Party wall agreement between adjoining buildings

Project Details
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Site Plan
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West & East Elevations

East

West
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Elevations

North

South
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Conceptual Rendering
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Landscape Plan
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Staff Recommendation

Staff recommend support of the proposed 
development:
 Consistent with Area Structure Plan

 Meets the majority Form and Character Guidelines

 Consistent with the surrounding neighbourhood uses
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Conclusion of Staff Remarks
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REPORT TO COUNCIL 
 
 
 

 

Date: August 22nd, 2022 

To: Council  

From: City Manager 

Department: Development Planning 

Application: DP22-0128 Owner: 
0954654 BC Ltd., Inc.No. 
BC0954654 

Address: 988 & 1090 Frost Road Applicant: Callahan Property Group 

Subject: Development Permit Application   

Existing OCP Designation: VC – Village Centre  

Existing Zone: 
C3lp – Community Commercial (Liquor Primary) and C3 – Community 
Commercial 

 

1.0 Recommendation 

THAT Council authorize the issuance of Development Permit No. DP22-0128 for Lot 1 District Lot 579 SDYD 
Plan EPP29197, located at 988 Frost Road, Kelowna, BC and Lot 3 District Lot 579 SDYD Plan EPP22118, 
located at 1090 Frost Road, Kelowna, BC subject to the following: 

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

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

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

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

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

Purpose  

To issue a Development Permit for the form and character of several commercial buildings located in the 
Ponds Village Centre.  
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2.0 Development Planning  

Staff are recommending support the proposed form and character Development Permit for a commercial 
site located in the Ponds Village Centre. The subject property has been identified as commercial in both the 
Neighbourhood 3 Area Structure Plan and the 2040 Official Community Plan (OCP). If approved, the proposal 
will contribute to completing the vision of The Ponds Village Centre.   
 

The proposal includes four commercial buildings that would contain roughly 7,773 m2 of commercial space. 
These commercial businesses will provide for a large portion of the Upper Mission area, as there are currently 
limited commercial uses. The proposal meets the majority of the Form and Character Guidelines, as a variety 
of materials and colours are proposed. The Landscape Plan indicates that there will be trees, shrubs and 
grasses planted along all three street frontages with additional plantings located throughout the site.  
 

This is the first of a two-part phase and the second phase will require a separate Development Permit. The 
applicant has indicated that no variances are required as part of the subject proposal. Overall, Staff believe 
the form and character is strong and the commercial businesses will be incorporated well into the 
neighbourhood.    

3.0 Proposal 

3.1 Background 

Development of ‘The Ponds’ neighborhood is guided by the Neighbourhood 3 Area Structure Plan (ASP) 
created in 2007. The plan envisioned a substantial mixed-use ‘Village Centre’ with places to live, work, shop, 
and socialize, that will be the focal point of the community and would accommodate a range of residential 
housing forms, an elementary school, and an array of parks, pathways, and natural areas.   
 

The subject property was identified as mixed use/commercial, and the objective of this site was to establish 
a conveniently located village centre of a scale sufficient to provide commercial services to meet the day-to-
day needs of residents throughout the neighbourhood. The Village Centre in Neighbourhood 3 is planned to 
accommodate 150,000 – 300,000 ft2 of commercial floor area. This means the Ponds Village Centre is going 
to accommodate a large portion of Upper Mission.   

3.2 Project Description 

The subject properties are 13.49 acres in size and are in the Ponds Village Centre. The proposed commercial 
development consists of four buildings, ranging in size and height. These buildings are sited throughout 
phase 1 of the site and will be entirely commercial uses.   
 

The buildings are designed with several different materials and colours, which include vertical light and dark 
siding, brown and charcoal metal panel, sand stucco, brick, dry stack stone and light fibre cement panels. 
The architect has indicated that the colours and materials were chosen as they were inspired from the 
surrounding region including the Myra Canyon Trestles. The Landscape Plan shows that there will be shade 
trees located throughout the property including buffering Frost Road, Gordon Drive and Powerline Park, and 
perennial grasses, shrubs, deciduous and coniferous trees, as well as seating areas located throughout the 
subject property.   
 

The subject properties are the first of two phases for the Ponds Commercial site. The applicant has indicated 
that the intention of phase two is to create smaller buildings that will be pedestrian oriented and have 
pedestrian connectivity throughout the site.   
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3.3 Site Context 

The subject property is in The Ponds Village Centre, the Future Land Use Designation is VC – Village Centre 
and the property is in the Permanent Growth Boundary (PGB). The properties to the South are vacant, 
however, multi-family development is currently proposed. Canyon Falls Middle School and single-family 
developments currently surround the site.   
 
The surrounding area has the Future Land Use Designations of VC – Village Centre, PSU – Public 
Services/Utilities, SMU – Suburban – Multiple Unit, NAT – Natural Area, EDINST – Educational / Institutional 
and S-RES – Suburban Residential.   
 
Specifically, adjacent land uses are as follows:  

Orientation Zoning Land Use 

North P3 – Parks and Open Space Powerline Park 

East RU3 – Small Lot Housing Single-Family Dwellings 

South 
C3 – Community Commercial and A1 – 
Agriculture 1 

Vacant Properties  

West RU1 – Large Lot Housing Single-Family Dwellings 

 

Subject Property Map: 988 & 1090 Frost Road 

 

3.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA C3 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Min. Lot Area 1300 m2 31,668 m2 

Min. Lot Width 40.0 m 265.0 m 

Min. Lot Depth 30.0 m 108.0 m 
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Development Regulations 
Max. Floor Area Ratio 1.0 0.25 

Max. Site Coverage (buildings) 50% 24.5% 

Max. Height 10.0 m 15.0 m 

Min. Front Yard 3.0 m 3.0 m 

Min. Side Yard (West) 0.0 m 3.0 m 

Min. Side Yard (East) 0.0 m 0.0 m 

Min. Rear Yard 0.0 m 3.0 m 

Other Regulations 
Min. Parking Requirements 234 311 

Min. Bicycle Long-Term Parking 16 18 

Min. Bicycle Short-Term Parking 10 36 

Min. Loading Space 4 5 

4.0 Current Development Policies  

4.1 Kelowna Official Community Plan (OCP) 

Objective 7.1 Create more complex communities in Suburban Neighbourhoods 

Policy 7.1.1 Area 
Structure Plan 
Consistency.  

Support development that is consistent with adopted Area Structure Plans 
(ASPs) in Suburban Neighbourhoods. Require amendments to ASPs where 
proposals include significant increases to the number of residential units beyond 
those signalled in an ASP or where proposals are likely to require significant 
changes to planned transportation, parks, and utility infrastructure.  

The proposed commercial site is consistent with the Area Structure Plan (ASP) 
developed for ‘The Ponds Village Centre’. If approved, it will contribute to 
completing the neighbourhood village centre. 

Policy 7.1.2 
Suburban Village 
Centre Services. 

Encourage the provision of a range of services by developing Suburban Village 
Centres that are scaled to support residential development in the surrounding 
neighbourhood. Such services may include, but are not limited to: 

 Food, retail, services and programs; 

 Banks and credit unions; 

 Medical, health and wellness services; 

 Day cares and schools; and 
Places of worship and other community gathering spaces. 

The proposed commercial site will provide opportunities for food, retail, and other 
services into the Village Centre. 

Policy 7.1.4. The 
Ponds Village 
Centre. 

Support development in the Ponds Village Centre that includes the following 
characteristics: 

 A mix of commercial and residential development to a maximum height 
of approximately four storeys; and 

Orientation of buildings towards Frost Road, with minimal surface parking 
between the road and the buildings. 

This is the first of two phases. This phase will provide commercial along Frost Road 
with parking at the rear. The second phase will include residential. 
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5.0 Application Chronology  

Date of Application Received:  June 1st, 2022  
Date Public Consultation Completed: N/A 

Report prepared by:  Tyler Caswell, Planner 
 
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  DP22-0128 

Schedule A: Site Plan and Floor Plans 

Schedule B: Elevations 

Schedule C: Landscape Plan 

Attachment B: Applicant’s Rationale 

Attachment C: OCP: Form and Character Guidelines Checklist 
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Development Permit 
DP22-0128 

This permit relates to land in the City of Kelowna municipally known as 988 & 1090 Frost Road 

and legally known as Lot 1 District Lot 579 SDYD Plan EPP29197 and Lot 3 District Lot 579 SDYD Plan EPP22118 

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

C3lp – Community Commercial (Liquor Primary) and C3 – Community Commercial 

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

Date of Council’s Decision  August 22nd, 2022 

Decision By: COUNCIL 

Development Permit Area: Form & Character DPA 

Existing Zone:  C3lp – Community Commercial (Liquor Primary) and C3 – Community Commercial 

Future Land Use Designation: VC – Village Centre 

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: 0954654 BC Ltd., Inc. No. BC0954654 

Applicant: Callahan Property Group 

________________________________________ _______________________________________ 

Terry Barton Date of Issuance 
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”; 

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. 

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 $1,138,868.75

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: 

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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   Suite 218 - 1626 Richter St. Kelowna, BC, Canada 

V1Y 2M3 

 
tel: 250.717.3000 

tf: 1.844.717.3001 

fax: 250.717.3400 

web: callahanpg.ca 

 
 
August 4, 2022 
 
 
Mayor and Council: 
 
 
We are pleased to have Council consider our application for the first buildings of Phase I of the 

Ponds Commercial development on Frost Road in the Upper Mission area.  This development 

has been long awaited by the South Mission community and in a time when many retailers are 

reducing their brick and mortar footprint and opting for more online consumer communication. 

We expect this to come as a very welcomed addition to the south slopes. 

 

In addition to market conditions over the past decade, the connectivity brought by the 

construction of South Perimeter Road to the Crawford community were major factors in tenant 

commitments which were required in order to submit this Development Permit application.    

This development as planned will be anchored by two major tenants as seen in the current 

submission which will act as an impetus for the next Phase in which we will see smaller CRUs 

housing additional amenities needed in the Upper Mission community.   

 

Respecting the policies in OCP 2040, it is our intention to create smaller buildings that 

communicate with the adjacent roadways and are even more pedestrian oriented. Entrances 

to the CRUs will be accessible and visible from the public road where possible, encouraging 

pedestrian entry. 

 

Given the smaller scale nature of the buildings in Phase 2, the design and layout will foster 

even greater pedestrian connectivity throughout the entire site. Smaller buildings along Frost 

Road will provide additional glazing and storefronts to activate the street, and pedestrian 

pathways between the buildings will provide further finer scale connections through the site to 

the road system, providing pedestrians and cyclists multiple accesses to the site. 

 

The buildings in the second phase will be grouped around an extensive green area in the 

centre of the site, which will break up the parking into smaller well landscaped parking 

enclaves and will also act as a social centre for the site as a whole. 

 

Pedestrian routes along wide sidewalks front all the buildings and create a continuous loop 

throughout Phase 2 seamlessly connecting with the pedestrian sidewalks provided in Phase 1. 

The continuous pedestrian loop is fully integrated to the central green space through multiple 

pedestrian connections, further enhancing the social nature of the central greenspace. 
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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. For buildings fronting highways, entries can be located away from 
the street, as long as there is a direct pedestrian connection to the 
site. 

      

d. 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. 
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h. Provide separation between vehicular routes (especially truck 

access/loading) and pedestrian routes on-site to avoid conflict and 
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 

      

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. 

      

6.3 Large Format Retail  
6.3.1 Relationship to the Street N/A 1 2 3 4 5 
a. Locate active uses at grade, such as restaurants, boutique shops, 

food concessions and waiting areas and use clear windows and 
doors to make the pedestrian level façade highly transparent 

      

6.3.2 Site Planning and Landscaping N/A 1 2 3 4 5 
a. Break parking areas into smaller blocks defined by landscaped 

islands and pedestrian paths (min. 1.5 m wide) in order to 
minimize the amount of paved areas. 

      

b. Design the internal circulation pattern to have direct connections 
to surrounding streets. 

      

c. Provide publicly-accessible open space on-site to provide places to 
linger. 

      

d. Provide site furnishings, such as seating, bike racks, and shelters 
at building entrances and amenity areas. 

      

6.3.3 Site Servicing, Access, and Parking N/A 1 2 3 4 5 
a. Provide sheltered bicycle parking in visible and well-lit locations 

near building entrances and pedestrian walkways. 
      

6.3.4 Building Articulation, Features & Materials N/A 1 2 3 4 5 
a. Design the façade of buildings with multiple storefronts so that 

each is defined through individual signage, entrances, canopies, 
and/or materiality. 

      

b. Wrap large format retail uses with smaller retail units around the 
periphery with individual entries accessed from the fronting 
sidewalk or open space. 
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To issue the Development Permit for the form and 
character of several commercial buildings located 
in The Ponds Village Centre.

Proposal

144



Development Application Submitted

Staff Review & Circulation

Development Permit

Building Permit

June 1st, 2022

Aug 22, 2022 Council 
Approvals

Development Process
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Context Map

SUBJECT 
PROPERTY
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OCP Future Land Use 

SUBJECT 
PROPERTY
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Subject Property Map
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The Development Permit is for four commercial 
buildings located in the Ponds Village Centre.
 This is the first of two phases.

 The buildings range in size and height.

The proposal includes rough 7,773 m² of 
commercial space.

Several materials and colours are used on the site 
that take inspiration from the local landscape.

No variances have been identified as part of the 
application.

Project Details
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Site Plan
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Elevations – Building A + B
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Conceptual Rendering –
Building A + B
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Elevations – Building G
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Conceptual Rendering – Building G
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Elevations – Building F
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Conceptual Rendering – Building F
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Materials
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Landscape Plan

158



Staff Recommendation

Staff recommend support of the proposed 
development:
 Consistent with Area Structure Plan

 Meets many of the Village Centre Guidelines

 Will provide commercial businesses to the residents in 
the region.
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Conclusion of Staff Remarks
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CITY OF KELOWNA 
 

BYLAW NO. 12204 
Z20-0080 

855 DeHart 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 45 District Lot 358 ODYD Plan 40481 located at DeHart 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 time by the Municipal Council this 12th day of April, 2021. 
 
 
Public Hearing Waived by the Municipal Council this 12th day of April, 2021. 
 
 
Read a second and third time by the Municipal Council this 10th day of May, 2021. 
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 12320 
 

Official Community Plan Amendment No. OCP22-0001 
4628 McClure Road 

 
 
A bylaw to amend the "Kelowna 2040 – Official Community Plan Bylaw No. 12300". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 
1. THAT Map 3.1 – Future Land Use of “Kelowna 2040 – Official Community Plan Bylaw No. 

12300” be amended by changing the Future Land Use designation of portions of Lot D District 
Lot 167 and Section 25 Township 28 SDYD Plan KAP53791, located on McClure Road, Kelowna, 
B.C., from the S–RES – Suburban Residential designation to the NAT – Natural Areas 
designation as shown on Map “A” attached to and forming part of this bylaw; 

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

date of adoption. 
 
 
Read a first time by the Municipal Council this 24th day of January, 2022.  
 
 
Considered at a Public Hearing on the 8th day of February, 2022. 
 
 
Read a second and third time by the Municipal Council this 8th day of February, 2022. 
 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 
 

 
Mayor 

 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 12321 
Z21-0064 

4628 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 D District Lot 167 and Section 25 Township 28 SDYD Plan KAP53791 
located on McClure Road, Kelowna, BC from the RU1 – Large Lot Housing zone to the RU2 – 
Medium Lot Housing and P3 – Parks and Open Space zones as shown on Map “B” attached to 
and forming part of this bylaw. 
 

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

 
 
Read a first time by the Municipal Council this 24th day of January, 2022.  
 
 
Considered at a Public Hearing on the 8th day of February, 2022. 
 
 
Read a second and third time by the Municipal Council this 8th day of February, 2022. 
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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Report to Council 
 

 

Date: 
 

August 22, 2022 

To:  
 

Council 
 

From: 
 

City Manager 

Subject: 
 

10-Year Capital Plan 

Department: Financial Services 

 

Recommendation: 
 
THAT Council receives, for information, the third of three reports from Financial Services dated August 
22, 2022, with respect to the 10-Year Capital Plan (2022 to 2031); 
 
AND THAT Council adopts the 10-Year Capital Plan; 
 
AND FURTHER THAT Council receives, for information, an update on the Frost Road project.  
 
Purpose:  
 
To provide Council with the 10-Year Capital Plan for their adoption. 
 
Background: 
 
This 10-Year Capital Plan (the Plan) forecasts infrastructure investment for 2022 – 2031. The Plan 
anticipates current and future cost pressures, stretches the limits of revenues by source, and makes the 
necessary decisions to put in place essential infrastructure to support a future Kelowna. 
 
Discussion: 
 
The City of Kelowna (the City) plans to invest $1.63 billion in infrastructure in the next 10 years. Of this, 
69% supports growth and improved services to the community while 31% renews aging infrastructure to 
maintain existing services. Overall, the City’s infrastructure investment has increased $131 million from 
the previous plan across the 12 capital cost centres.  
 
The City has $744 million of unfunded projects in the next 10-years across all cost centres. Of this, 70% 
supports growth and improved services while 30% is needed to renew existing infrastructure. This has 
increased $121 million from the previous plan. Three quarters of the unfunded projects are in Parks and 
Buildings. 
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The cost changes in the Plan are primarily due to factors beyond the City’s control including labour 
shortages, supply chain challenges, rising interest rates, and increased energy costs. These impacts are 
coupled with rapid growth and community demand for enhanced services at a time when existing 
infrastructure requires replacement. 
 
Despite these challenges, the City continues to deliver world-class infrastructure and services. Many 
capital projects continue to be completed; delivering on Council priorities, meeting the objectives of the 
Official Community Plan and community expectations. Capital investment focuses on the following 
areas:  
 

 Renewal of critical infrastructure,  

 Parks acquisition and development, 

 Alignment with the adopted Transportation Master Plan (TMP): Transportation & mobility 
infrastructure making it easier for people to get around by vehicle, transit, cycling and walking. 

 Flood protection infrastructure to protect the community against the effects of climate change 
and flooding, 

 Community amenities like recreation centres and public space to keep pace with Kelowna’s 
population growth and the evolving needs of its residents, 

 Airport development aligned with post-pandemic passenger forecasts. 

 Infrastructure investment aligned with the new Official Community Plan (OCP). 
 

Staff reviewed this year’s annual update of 10-Year Capital Plan with Council in two previous reports 
(June 27 and July 25, 2022). This report is intended for final review and endorsement by Council. A 
summary of the 10-Year Capital Plan is provided below. The reader is directed to the attached 10-Year 
Capital Plan for complete details.  
 
Changes from the Previous Plan to This Plan 
 
Council was introduced to standardized change categories during the second of three Council Reports 
(July 25, 2022). The purpose of presenting changes in this way is to provide details for the changes while 
also offering at-a-glance insight into the types of changes occurring. The reader is directed to view the 
Change Summary that is available by clicking the link on the last page of the 10-Year Capital Plan.  
 
When comparing the previous plan and this plan, in total there are: 

 611 P1 & P2 Projects and Programs;* 

 39 of projects have been completed or are in-progress since the previous plan and subsequently 
been removed from this Plan; 

 53 projects are new in this year’s Plan; 

 31 projects have been removed or cancelled; 

 48 projects have no scope or investment changes; 

 226 projects have resulted in changes due to the completion of the 2040 Official Community Plan 
(OCP), Transportation Master Plan (TMP), and 20-Year Servicing Plan;* and 

 69 projects across 8 cost centres have seen significant cost increase or decrease greater than $5 
million dollars.* 

 
*Updated from last report on July 25, 2022.  
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Funded Investment 
 
Overall, the City’s infrastructure investment for funded projects (P1) has increased $131 million from the 
previous plan across 12 capital cost centres. The following table compares the City’s total investment 
for funded projects in each Cost Centre in this Plan to the previous plan. 
 

Table 1. Summary of changes from the previous plan and this Plan for funded projects ($ million).  

Cost Centre 
Previous Plan 

($ million) 
This Plan 
($ million) 

Difference 
($ million) 

Real Estate and Parking $44 $46 $2 

Buildings $240 $290 $50 

Parks $226 $248 $22 

Transportation $346 $307 $(39) 

Solid Waste $63 $61 $(2) 

Storm Drainage $47 $45 $(2) 

Information Services $11 $12 $1 

Vehicle or Mobile Equipment $50 $55 $5 

Fire $13 $14 $1 

Water $108 $118 $10 

Wastewater $135 $197 $62 

Airport $216 $237 $21 

Total $1,499 $1,630 $131 

 
The funding for all cost centre P1 projects come from 10 sources. Approximately 40% of funding will 
come from external sources such as Development Cost Charges, Grants, Community Works Fund, 
Developer, and Other Contributions. City funding sources such as General Taxation, Infrastructure 
Levy, Reserves, Borrowing, and Utilities are approximately 60%.  
 
Unfunded Investment 
 
The unfunded, or P2 projects, forecast for the next 10-years increased by $121 million compared to the 
previous 10-Year Capital Plan. The 10-Year Capital Plan forecasts $744 million of unfunded capital 
investment across 12 cost centres. 
 

Table 2. Summary of changes from the previous plan to this Plan for unfunded projects ($ million). 

Cost Centre 
Previous 

Plan 
($ million) 

This Plan 
($ million) 

Difference 
($ million) 

Real Estate and Parking $13 $40 $27 

Buildings $217 $442 $225 

Parks $48 $113 $65 

Transportation $219 $54 $(165) 

Storm Drainage $24 $21 $(3) 

Information Services $1 $1 $0 

Vehicle & Mobile Equipment $0 $18 $18 

Fire $0 $1 $1 

Water $28 $38 $10 

Wastewater $73 $16 $(57) 

Total $623 $744 $121 
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Unfunded capital projects occur in eight of the 12 cost centres. Buildings and Parks account for 75% of 
the unfunded projects in the Plan, Transportation accounts for 7%, Water, Wastewater and Storm 
Drainage is 10% and the remaining 8% consists of Vehicles and Real Estate & Parking.  
 

Infrastructure Deficit 

 
The Infrastructure Deficit (ID) is comprised of the City’s share of funding for all the P2 projects. There is 
$744 million in P2 projects, but some of these projects would be supported by developer contributions, 
grants, or external funding sources. These external funding sources have been deducted from the $744 
and the City’s share of funding to advance these projects is $610 million. This is the City’s Infrastructure 
Deficit (ID) forecast for the next 10-years.  
 
As a percentage of funded capital investment, the ID trended down in 2018 and 2019 due to the increased 
revenue from the Infrastructure Levy and the Parks DCC. The ID remained relatively constant as a 
percentage of funded capital (~30%) for 2020 and 2021 but has increased in 2022 due to global influences 
and the renewal needs identified in the Buildings cost centre.  
 

Table 3. Summary of Infrastructure Deficit (ID) by year ($million). 

 2018 2019 2020 2021 2022 

ID ($millions) $463 $396 $388 $430 $610 

ID % of funded capital 44% 31% 29% 29% 37% 

 
Frost Road Update  
 
During the second of three presentations on the 10-Year Capital Plan to Council (July 25, 2022), Council 
inquired about the Frost Road Project (Frost 1 – Killdeer to Chute Lake). The following information is 
provided in response to Council’s inquiry.   
  
Previous Council Resolution  
  

Resolution  Date  

THAT staff investigate low-cost alternatives to addressing traffic from the South 
Mission.  

January 18, 2021   

  
On January 18, 2021, Council heard a report from staff that looked at major changes to the DCC Roads 
Program proposed by the TMP. This included the deferral of Frost Road beyond 2040 due to competing 
priorities and cost constraints. Council directed staff to “staff investigate low-cost alternatives to 
addressing traffic from the South Mission”.     
  
Council received a subsequent update on the project from the City Manager’s Office on September 15, 
2021.  This email provided the following information:  

   
 Currently all funding in the South Mission Sector Road DCC program reserves (Sector B) is 

committed to the South Perimeter Road project and related improvements to Stewart Rd West 
and Casorso Road.   
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 The Contractor for SPR (Arthon) will receive a lump sum payment upon completion plus annual 
payments equal to 80% of South Mission Roads DCC annual revenue (approximately $1 million) 
per year until SPR is fully paid. Repayment is projected to be complete by 2028.  

 To accommodate increased traffic flow from SPR, the City needs to complete downstream 
improvements to Stewart Road West and Casorso Road. This will occur gradually over the 
coming years as traffic increases, starting 2022.  

 The current DCC estimate for Frost Road is $4 million and includes improvements to the Chute 
Lake Road intersection. The previous commitments for SPR and Stewart Rd account for all 
Sector B DCC revenue and sufficient reserve funding for Frost Rd is not available until 2035. This 
project may be advanced if development increases and funding becomes available.  

  
Staff subsequently revised the TMP, 10-Year Capital Plan and DCC Program (underway) to include Frost 
Rd for construction in the 2035 timeframe. This timeframe recognizes that Sector B is already committed 
to funding the SPR as well as downstream improvements of Stewart Rd that will help develop a third 
north-south corridor to the area.   
  
Developing a plan for advancing Frost Rd requires a clear understanding of project scope and cost. It is for 
this reason that the 2022 budget included $120,000 for planning and design of Frost Rd. This budget is 
to confirm the road and intersection designs as well as an updated cost estimate. Additional 
considerations include the identification of any property requirements and impacts to existing utilities. 
Staff have selected a consulting firm, identified a project manager, and the work is underway. 
Furthermore, staff are exploring alternative funding arrangements that may be able to advance the 
planned construction timeframe and will return to Council with a report in Q2 of 2023.  
 
Financial/Budgetary Considerations: 
 
The 10-Year Capital Plan is based on sound financial information and assumptions and will be used to 
guide the Annual Capital Plan as part of the annual budgeting process. The 10-Year Capital Plan is a 
forecast of infrastructure investment, as Council’s approval of projects occurs during the annual budget 
process. 
 
Conclusion: 
 
This year’s update involved three touch points with Council. This is the final report and is intended for 
final review and adoption by Council. 
 
Internal Circulation: 
 
Airport Finance & Corporate Services 
Asset Management & Capital Planning 
Building Services 
Fire Services 
Financial Planning 
Information Services 
Integrated Transportation 
Parks & Buildings Planning 
Utility Planning 
Considerations not applicable to this report: 
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Legal/Statutory Authority: 
Legal/Statutory Procedural Requirements: 
Existing Policy: 
Financial/Budgetary Considerations: 
External Agency/Public Comments: 
Communications Comments: 
 
 
Submitted by:  
J. Shaw, Acting Divisional Director Financial Services 
 

Approved for inclusion:          J. Shaw, Acting Divisional Director Financial Services 
 
 
Attachments: 
Attachment 1 - 10-Year Capital Plan (2022 – 2031)  
Attachment 2 - 10-Year Capital Plan Presentation 
 
cc:  
Divisional Director, Partnerships & Investment 
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Divisional Director, Corporate Strategic Services 
Divisional Director, Financial Services 
General Manager, Infrastructure Division 
Fire Chief 
Department Manager, Infrastructure Operations 
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EXECUTIVE SUMMARY 

 
 
The City of Kelowna is located on the traditional, ancestral, and unceded 
territory of the syilx/Okanagan people.  
 
The 10-Year Capital Plan (the Plan) forecasts infrastructure investment 
for 2022 – 2031. The Plan anticipates current and future cost pressures, 
stretches the limits of revenues by source, and makes the necessary 
decisions to put in place essential infrastructure to support a future 
Kelowna. 
 
The City of Kelowna (the City) plans to invest $1.63 billion in 
infrastructure in the next 10 years. Of this, 69% supports growth and 
improved services to the community while 31% renews aging 
infrastructure to maintain existing services. Overall, the City’s 
infrastructure investment has increased $131 million from the previous 
plan across the 12 capital cost centres. 52% of total investment is in 
Parks, Buildings and Transportation.  
 
The City has $744 million of unfunded projects in the next 10-years 
across all cost centres. Of this, 70% supports growth and improved 
services while 30% renews existing infrastructure. This amount 
increased $121 million from the previous plan. 75% of the unfunded 
projects are in Parks and Buildings.  
 
The changes in the Plan are primarily due to factors beyond the City’s 
control. Labour shortages, supply chain challenges, rising interest rates, 
and increased energy costs. These impacts are coupled with rapid 
growth and community demand for enhanced services at a time when 
existing infrastructure requires replacement.  
 
Despite these challenges, the City continues to deliver world-class 
infrastructure and services. Many capital projects continue to be 
completed; delivering on Council priorities, meeting the objectives of 
the Official Community Plan and community expectations.  
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 1 OVERVIEW 

The 10-Year Capital Plan (the Plan) is reviewed and updated each year. 
Doing so, enables the City of Kelowna (the City) to respond to evolving 
community needs and other influencing factors.  
 
The Plan forecasts $1.63 billion in infrastructure investment required to 
accommodate growth, enhance services and renew existing 
infrastructure.   
 
Guided by Council and Corporate Priorities, capital investment will focus 
on the following areas: 

• Renewal of critical infrastructure, such as buildings. 

• Parks acquisition and development. 

• Alignment with the adopted Transportation Master Plan (TMP): 

Transportation & mobility infrastructure making it easier for 

people to get around by vehicle, transit, cycling and walking.   

• Flood protection infrastructure to protect the community 

against the effects of climate change and flooding. 

• Community amenities like recreation centres and public space to 

keep pace with Kelowna’s population growth and the evolving 

needs of its residents. 

• Airport development aligned with post-pandemic passenger 
forecasts. 

• Infrastructure investment aligned with the new Official 
Community Plan (OCP). 
 

INFLUENCING FACTORS & EMERGING ISSUES 
Kelowna is transforming into a more vibrant urban city. As one of the 
fastest growing cities in Canada, Kelowna is rapidly evolving. Its 
economy is diversifying, neighbourhoods are changing, and people are 
choosing new ways to get around. By 2040, Kelowna is expected to be 
home to another 45,000 people. This transition is exciting, bringing new 
energy, amenities, employment, and educational opportunities. Signs 
indicate that this pace is unlikely to let up.  
 
This rapid change challenges the way Kelowna has grown in the past. For 
many, it means increased traffic, home price escalation and the 
transformation of a small town into a big city. This growth is also taking 
place in a time of great societal, technological and environmental 
change. Advances in technology are changing how we work, shop, travel 
and communicate. The impacts of a changing climate are increasingly 
being felt.  
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In this era of rapid growth and change, there are complex choices to be 
made. We must choose not only where we grow, but how we grow. We 
must choose how we invest and where we invest. We make these choices 
by recognizing and building on what we love about this city. These 
choices are rarely easy and often involve making difficult trade-offs. 
Kelowna is impacted by ongoing current events at the global and local 
level.  

• Global. The factors influencing the Plan are beyond the City’s 
control; these include: labour shortages, supply chain 
challenges, inflation, rising interest rates, increased energy 
costs, COVID-19 recovery and climate change.  

• Local. The City also faces a number infrastructure servicing 
challenges at the local level. These include rapid growth, 
community demand for more and enhanced services, and 
greater need to replace aging assets.  
 

The City is responding to these challenges with progressive land use as 
well as transportation and infrastructure planning.  The recently adopted 
OCP and Transportation Master Plan (TMP) have set the City on a path 
to sustainable service delivery, but there will still be challenges ahead. 
 

CHALLENGES AHEAD 
Rising costs of borrowing and ongoing COVID-19 recovery has direct 
impacts to the available funds to invest in public infrastructure.  
 
COVID-19 Recovery. The financial impacts related to COVID-19 have 
long-term implications. Pay-as-you-go (PAYG) capital funding 
decreased at the beginning of the Pandemic as a measure to mitigate 
funding uncertainty. Overall, forecasted PAYG decreased $18 million 
between 2020 – 2030. There is a concentrated effort to return the PAYG 
funding to pre-pandemic levels and should reach that amount by 2031. 
Future PAYG decreases will impede this recovery. 
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Figure 1. Pay as you go Capital impacts due to COVID-19 Pandemic.  

Note: This graph has not been adjusted for inflation. 
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Borrowing Costs. The current policy of debt repayment is to not exceed 
8% of the taxation demand for supported debt and 15% of City-owned 
source revenues. Debt servicing, as a percentage of taxation demand, is 
anticipated to exceed this limit due to the borrowing costs of projects in 
the Buildings cost centre. This policy will need to be reviewed and 
amended, if necessary, to accommodate this increase.  

 

 

WHAT ARE WE DOING? 
The City is taking a proactive approach to address these complex issues: 
 
Alternative Funding. The City continues to review alternative funding 
options to help reduce the infrastructure deficit, such as a stormwater 
development cost charge and utility, community partnerships, fees and 
charges. 
 
Official Community Plan. The recently endorsed 2040 OCP optimizes 
infrastructure investment through more compact development where 
services can be more efficiently used by a greater percentage of the 
community population.  
 
Transportation Master Plan. The TMP was a 4-year process to define 
the City’s transportation vision and priorities over the next 20 years. The 
TMP works with the OCP to support growth, and help residents make 
more efficient and sustainable transportation choices through the 
development of reliable transit, improved road connections, 
comfortable bicycle routes and walkable neighbourhoods.  
 

Figure 2. Annual debt servicing as a percentage of taxation demand) 
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The proposed 10-Year Capital Plan was guided by the TMP’s endorsed 
project list, but had to balance future expenditures with current funding 
projections. As such, some TMP projects are designated P2 in the Plan, 
while others have had their timing and scope adjusted. Funding for P2 
TMP projects will be brought forward for P1 consideration within future 
annual budget processes. While the proposed Plan has maximized its use 
of available funding, it is insufficient to deliver the endorsed TMP project 
list. Recent and future inflation has made this challenge larger. 
 
Parks Master Plan. Currently in-progress. This Master Plan will establish 
priorities between five park types: city-wide, recreation, community, 
neighbourhood and linear. As well as identify needs of different 
stakeholder groups and create a plan for future park development and 
renewal moving forward. 
 
Buildings Master Plan. Currently in the planning stage. This Master Plan 
will create a vision and model to assess both infrastructure renewal and 
new construction to match growth; assess provision and distribution of 
built services and amenities across the City; and prioritize needs 
between the different building types. It will provide a tool with which City 
building expenditure can be planned. This plan will consolidate other 
functional building plans into one comprehensive document with an eye 
to ongoing renewal costs. 
 
Asset Management Program. The City has advanced its asset 
management program and is considered one of the leaders in BC.  
Recent implementation of the computerized asset management system 
will better inform infrastructure planning, improve operational 
efficiency, and extend asset service life. 
 
Ongoing Monitoring. There are many inputs and variables that are 
considered when preparing a capital project request. These inputs and 
associated standards are being refreshed to reflect current economic 
conditions and best practices in long-term capital financial planning. 
This will then inform updates to the methodology for determining the 
extent of the infrastructure deficit. 
 

CHANGES FROM THE PREVIOUS PLAN 

Priority 1 Project Changes 
Overall, the City’s infrastructure investment in Funded Projects (P1) has 
increased $131 million from the previous plan across 12 capital cost 
centres. The following table compares the City’s total investment for 
funded projects in each Cost Centre in this Plan to the previous plan. 
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Table 1. Summary of changes from the previous plan and this Plan for funded 
projects ($million). 

Cost Centre 
Previous Plan 

($ million) 
This Plan 
($ million) 

Difference 
($ million) 

Real Estate and Parking $44 $46 $2 

Buildings $240 $290 $50 

Parks $226 $248 $22 

Transportation $346 $307 $(39) 

Solid Waste $63 $61 $(2) 

Storm Drainage $47 $45 $(2) 

Information Services $11 $12 $1 

Vehicle or Mobile Equipment $50 $55 $5 

Fire $13 $14 $1 

Water $108 $118 $10 

Wastewater $135 $197 $62 

Airport $216 $237 $21 

Total $1,499 $1,630 $131 

 

Big Changes for Funded (P1) Projects 
Buildings. Cost escalation of approximately 40% on a significant 
number of projects driven by global and local factors – inflation, labour 
and material shortage, as well as overall increased construction costs.  
 
Parks. Cost escalation of approximately 30% on a significant number of 
projects driven primarily by global influences – inflation, labour and 
material shortage. 
 
Transportation. Overall capital program decreased relative to the 
current 10 Year Capital Plan. This decrease reflects a combination of 
several removed projects, updated funding projections, and a shift 
towards projects with higher levels of taxation support. 
 
Wastewater. The anerobic digestor was elevated from P2 to P1 and cost 
escalation has increased Wastewater investment. 
 
Airport. Capital projects have been aligned with 2022 Final Budget 
forecasted passenger numbers and regulatory requirements at the 
Airport. The Airport’s 10-year Capital Plan is subject to adjustment due 
to the fluidness of the Airport’s recovery from the COVID-19 pandemic. 
It will continue to be updated while developing the 2023 Preliminary 
Budget 
 

Priority 2 Project Changes 
There is $744 million in unfunded (P2) projects forecast in the next 10-
years, an increase of $121 million compared to the previous plan. 
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Table 2. Summary of changes from the previous plan to this Plan for unfunded 
projects ($million). 

Cost Centre 
Previous 

Plan 
($ million) 

This Plan 
($ million) 

Difference 
($ million) 

Real Estate and Parking $13 $40 $27 

Buildings $217 $442 $225 

Parks $48 $113 $65 

Transportation $219 $54 $(165) 

Storm Drainage $24 $21 $(3) 

Information Services $1 $1 $0 

Vehicle & Mobile Equipment $0 $18 $18 

Fire $0 $1 $1 

Water $28 $38 $10 

Wastewater $73 $16 $(57) 

Total $623 $744 $121 

 

Big Changes for Unfunded (P2) Projects 
Real Estate & Parking. Additional funding to construct parkades within 
the South Pandosy and Downtown areas. 
 
Buildings. Cost escalations caused several P1 projects to move to P2. 
Comprehensive condition assessments of existing buildings identified 
additional deferred maintenance that requires addressing in the near 
term. This cost centre accounts for nearly 60% of all unfunded projects.  
 
Parks. Cost escalations caused several P1 projects to move to P2. Parks 
accounts for 15% of the unfunded projects. 
 
Transportation. Net reduction. The Transportation P2 list was updated 
to reflect the TMP. The TMP refined the project list through a cost 
effectiveness lens, resulting in a smaller P2 list. Some projects were 
removed, some projects were elevated to P1, and some projects were 
moved beyond 2031. If inflation is persistent over a longer term, the 
value of P2 projects will increase in the absence of additional funding. 
Scenario 3 projects from the TMP are not included in the 10 Year 
Capital Plan P2 list, as the majority are beyond the 20-year planning 
horizon. 
 
Wastewater. The anerobic digestor was moved from P2 to P1 reducing 
the deficit in this cost centre.  
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INFRASTRUCTURE DEFICIT & FUNDING GAP 
The Infrastructure Deficit (ID) measures the difference between the cost 
of all the P1 and P2 projects identified in the Plan and the funding 
available to complete those projects.  
 
As a percentage of funded capital investment, the ID trended down in 
2018 and 2019 due to the increased revenue from the Infrastructure Levy 
and the Parks DCC. The ID remained relatively constant as a percentage 
of funded capital (~30%) for 2020 and 2021, but has increased in 2022 
due to global influences and the renewal needs identified in the Buildings 
cost centre.  
 

Table 3. Summary of Infrastructure Deficit (ID) by year ($million). 

 2018 2019 2020 2021 2022 

ID ($millions) $463 $396 $388 $430 $610 

ID % of funded capital 44% 31% 29% 29% 37% 

 

Funding Gap 
The funding gap is determined by the available funding compared to the 
total funding needed for both P1 and P2 projects.  

 
 
 

Figure 3. Investment Priority of funded projects versus funded & non-funded projects ($ millions). 
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Currently, three cost centres are the primary contributors to this funding 
gap, they are: 
 
Buildings. Total: $442 million funding shortfall and accounts for close to 
60% of the total unfunded investment in the Plan. There are several large 
projects totaling $374 million that are unfunded, they are: 
 

• Kelowna Community Theatre - $102 million 

• City Yards Replacement - $81 million 

• Kelowna Museum Replacement - $75 million 

• General Buildings Renewal (Services, Shell and General) - $58 
million 

• Prospera Place Renovations - $17 million 

• Capital Opportunities & Partnership Fund - $17 million 

• Glenmore Recreation Activity Centre–Development - $13 million 

• Memorial Arena - Adaptive Reuse- $11 million 
 
Transportation. Total: $54 Million. This funding gap has been reduced 
compared to the previous plan due to the adopted Transportation 
Master Plan earlier in 2022. There are several large projects totaling $20 
million, they are: 

• Abbott DCC (Rose - Gyro), ATC - $9 million 

• KLO Rd Mission Creek Bridge Replacement - $6 million 

• Road Renewal - $5 million. 
 
Parks. Total: $113 million. There are several large projects totaling $70 

million, they are: 

• Sutherland Bay Park - Expansion, Including Poplar Point Dr 

Realignment - $17 million 

• Irrigation Renewal - $12 million 

• Boat Launch - Land Acquisition and Facility Renewal - $12 

million 

• Gallagher Park - $11 million 

• Neighborhood Park Development- $13 million 

• Community Parks Development - $8 million 

 

COMPLETED COMMUNITY CAPITAL PROJECTS 
Despite challenging times, the City continues to deliver world-class 
infrastructure that supports community services.  The most recent 
Citizen Survey (2022) indicates 80% of citizens are satisfied with the 
overall level and quality of City services. This Plan will continue to meet 
the community’s expectation by delivering infrastructure that aligns 
with Council and community priorities. Some recent examples are:  
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Transportation & Mobility 
More trips by transit, carpooling, cycling & walking: 

• Opened Ethel Street Active Transportation Corridor (ATC) 
between Rose and KLO Road, providing residents with access to 
a dedicated pedestrian and bike route separate from vehicle 
traffic all the way from Cawston Avenue to Raymer Avenue. 

• Received a $2.4 million senior government grant to extend the 
Houghton Road ATC from Rutland to the Okanagan Rail Trail  

• Widened Lakeshore Road bridge over Bellevue Creek to two 
lanes of vehicle traffic, buffered bike lanes in each direction and 
added a multi-use pathway. 

 
Vibrant Neighbourhoods 
Animated parks & public spaces and key sites are proactively planned: 

• Opened Phase 3 of Glenmore Recreation Park featuring two 
sport fields and an off-leash dog park.  

• Completed final phase of Rutland Centennial Park featuring a 
basketball court, ping pong tables, new landscaping and 
lighting.  

• Improved the Cook Road boat launch, including parking lot 
upgrades. 

• Completed designs for Tall Grass and Ballou neighbourhood 
parks and unveiled design and construction schedule for the 
future of City Park.  

 
Environmental Protection 
Adaptable in the face of climate change: 

• Awarded $9 million Environmental Quality Grant from senior 
government for the Kelowna septic system elimination and 
sewer connection project, which includes eliminating over 600 
aging septic fields from Central Rutland, Rio/Rialto, and a creek 
crossing for future servicing of the Hall Road connection area. 

• Reduced greenhouse gas emissions at the Glenmore Landfill 
through the collection of landfill gas and reuse.  

• Added Electric vehicle charging stations. 

• Improved flood protection to Mill Creek. 
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 2 SUSTAINABLE SERVICE DELIVERY 

 

10-YEAR CAPITAL PLAN  
The 10-Year Capital Plan is part of the City’s rigorous capital planning 
process that supports Council priorities, Imagine Kelowna and the 
Official Community Plan and provides the framework for long-term 
planning and fiscal sustainability. It is updated annually to better 
respond to emerging issues and changing community needs. The 10-
Year Capital Plan serves two purposes: 
 

1. Deliver on Council priorities and community needs by 
prioritizing infrastructure investment within limited funding. 

2. Outline the financial constraints and the associated impacts on 
infrastructure and service delivery.  

 

INFRASTRUCTURE PLANNING PROCESS 
Economic resiliency is a Council priority 
aimed at efficient and sustainable service 
delivery supported by well-maintained 
world class infrastructure. The City’s 
infrastructure planning process starts with 
understanding community expectations 
and ends with providing infrastructure that 
delivers the expected services to the 
community.  
Council endorsed the 2030 Infrastructure 
Plan in April 2016 and set the direction for 
infrastructure investment until 2030. The 
2030 Infrastructure Plan is the City’s long-
term strategic capital plan and is the link 
between the higher-level planning 
documents including Imagine Kelowna, 
the Official Community Plan, Council and 
Corporate Priorities and the infrastructure 
delivery plans which include the 10-Year 
Capital Plan and the Annual Capital Plan.  
Recognizing that emerging issues and 
community priorities change, the 10-Year 
Capital Plan was developed and updated 
annually to respond to these changing conditions. The Annual Capital 
Plan is, in turn, directed by the 10-Year Capital Plan and in the end, the 
City turns these plans into actual public infrastructure that supports 
services the community depends on. 

Figure 1. Infrastructure planning model 

IK/OCP 
CORPORATE 

VISION 
COUNCIL 

PRIORITIES 

2030 INFRASTRUCTURE PLAN  

10 YR CAPITAL PLAN 

ANNUAL CAPITAL DELIVERY 

COMMUNITY SERVICE DELIVERY 

COMMUNITY EXPECTATIONS 

184



 

                                                                                                  10-Year Capital Plan 2022 - 2031  | 14 

 

Adequate financing needs to be in place to schedule and undertake each 
capital investment. The 10-Year Capital Plan looks at revenue sources 
such as utility rates, taxes, fees, development cost charges, grants, 
reserves or borrowing. As the City faces competing priorities, difficult 
decisions need to be made to optimize the spending to provide the most 
value to citizens and balance needs versus wants.  
 
The 10-Year Capital Plan provides the framework for long-term planning 
and fiscal management and allows the City to look ahead and answer 
four fundamental questions: 
 

1. “What do we need?” 
2. “Why do we need it?” 
3. “How are we going to pay for it?” 
4. “How much will it cost to operate and maintain?” 

 
Answering these questions allows the City to anticipate current and 
future cost pressures, stretch the limits of revenues by source, and make 
the necessary decisions to put in place essential infrastructure to support 
a future Kelowna.  By doing so, this plan will help maximize the 
investment in the community where and when it is most needed. 
 

CONSIDERATIONS 
The 10-Year Capital Plan contains infrastructure projects for all City 
service areas. Several documents have been used in this Plan’s 
preparation. These include:  
 

• Imagine Kelowna 

• Council priorities 2019 – 2022 

• 2030 Infrastructure Plan 

• 10-Year Capital Plan 2021 – 2030 (last year’s plan) 

• 2040 Official Community Plan 

• 2040 Transportation Master Plan 

• 20 – Year Servicing Plan & Financing Strategy 

• Principles & Strategies for Financial Strength & Stability 

• Infrastructure Master Plans and Asset Management Plans 

• 2045 Airport Master Plan and Airport 10-Year Capital Plan 
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 3 FUNDED PROJECTS 

 

INFRASTRUCTURE INVESTMENT 
This 10-Year Capital Plan forecasts $1.63 billion in infrastructure 
investment required to accommodate growth, enhance services, and 
renew existing infrastructure assets.  
 

 
 

 
Recognizing these future demands, infrastructure required to support 
growth accounts for $774 million (47%) of total investment and new 
infrastructure to support enhanced or improved services accounts for 
$358 million (22%) of the plan. There is approximately $498 million (31%) 
allocated to renew existing infrastructure to maintain existing services.  
 
The Plan forecasts $1.13 billion in infrastructure to accommodate growth 
and improve services to the community. This new and growth 
infrastructure will require additional funding to operate and maintain. 
Renewal of existing infrastructure is assumed to have no additional 
operational impacts because budgets are currently in place to support 
existing infrastructure.  

  

New $358 
22%

Growth $774 
47%

Renewal
$498 31%

Figure 4. Funded new, growth, & renewal investment by total amount and 
per cent. 
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COST CENTRE FORECAST 

The 10-Year Capital Plan forecasts $1.63 billion of capital investment 
across 12 cost centres.  
 

 

 
 
Investment in capital projects is allocated across the various cost 
centres. Transportation, Parks and Buildings cost centres account for 
52% of overall investment to deliver on Council Priorities, invest in 
infrastructure renewal and meet community expectations. Water, 
Wastewater, Storm Drainage and Solid Waste is 26% to meet regulatory 
requirements. The Airport is 14% to align with post-pandemic passenger 
forecasts and to meet regulatory travel requirements. The remaining 8% 
supports Fire, Vehicles, Information Services and Real Estate &Parking.  

  

Real Estate
3%

Buildings
18%

Parks
15%

Transportation
19%

Solid Waste
4%

Storm Drainage
3%

Info.Serv.
1%

Vehicles
3%

Fire
1%

Airport
14%

Water
7%

Wastewater
12%

Figure 5. Investment for each cost centre by per cent. 
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MAJOR CHANGES FOR FUNDED PROJECTS  
Significant changes between this update and the previous 10-Year Plan 
are listed below:   
 
Real Estate & Parking. Overall net investment in Real Estate and 

Parking infrastructure has increased by $2 million. 

• Electric Vehicle Infrastructure and Strategic Initiatives - New 

project added at a cost of $1 million. 

• Parking Infrastructure – Net investment increase of $1 million. 
 
Buildings. Overall net investment in Buildings infrastructure has 

increased by $49 million.  The primary driver of these year over year 

changes are cost escalations of approximately 40%.  

• Parks and Recreation Buildings – Net investment increase of $43 

million 

o Kelowna Community Campus - Net investment increase 

of $32 million. 

o Capital News Centre – Expansion- Net investment 
increase of $11 million. 

• Building Renewal, Rehabilitation & Infrastructure Upgrades- Net 
investment increase of $5 million. 
 

Parks. Overall net investment in Parks infrastructure has increased $22 

million. The primary drivers of these changes are revised project scope, 

timing related to the 20-Year Servicing Plan and cost escalation.  

• DCC Parkland Acquisition- Net investment increase of $33 
million. 

• Neighbourhood Park Development – Net investment decrease 
of $4 million 

• Community Park Development – Net investment decrease of 
$12 million 

o Casorso Park – Net investment decrease of $5 million. 

o Gallagher Park – Net investment decrease of $8 million 

and dropped to P2.  

• Recreation Park Development – Net investment decrease of $5 
million. 

• City-wide Park Development – Net investment decrease of 
$400k 

o Bluebird Beach Park DCC – Net investment increase of 
$5 million 

o Kerry Park - Future Phases - Net investment increase of 
$3 million. 

o Sutherland Bay Park – Expansion, including Poplar Point 
Dr Realignment – Net investment decrease of $8 million 
and dropped to P2. 
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• Linear/ Natural Area Park Development – Net investment 
increase of $7 million. 
 

Transportation. Overall net investment in Transportation 

infrastructure has decreased by $39 million (relative to the last 10-Year 

Capital Plan). Key changes are due to the reprioritization process that 

occurred through the TMP to better align with Imagine Kelowna and 

the 2040 OCP.   An accounting of changes was presented to Council on 

Jan 18, 2021; some notable examples of removed projects are listed 

below:  

• Ridge Rd (Cara Glen - Union) - Project removed with a cost of $30 
million. This project was 100% Development construct in the 
previous plan. 

• Gallagher 1 (Lago Vista - Gallagher) - Project removed with a 
cost of $12 million. 

• Sexsmith 5 (Longhill - Acland) – Project removed with a cost of 
$10 million. 

• Union / Valley Realignment – Project removed with a cost of $3 
million 

 

Solid Waste. Overall net investment in Solid Waste infrastructure has 

decreased by $2 million. 

• Stockpiles and Reprocessing Areas Relocation – Net investment 
decrease of $3 million. 

• Landfill Liner Design and Construction - Net investment increase 
of $1 million. 
 

Storm Drainage. Overall net investment in Storm Drainage 

infrastructure has increased by $2 million. 

• Brandt's Creek Climate Change Resiliency Projects - Project 
added at a cost of $1 million. 

• Stormwater Pond Asset Renewal Program - Project added at a 

cost of $1 million. 

 

Information Services. Overall net investment in Information Services 

infrastructure has increased by $1 million. 

• Major Systems Projects- Net investment increase of $1 million. 

 

Vehicle or Mobile Equipment. Overall net investment in Vehicle or 

Mobile Equipment infrastructure has increased by $5 million to renew 

existing vehicles, accommodate growth and modernize fleet to reduce 

GHG emissions. 

 

Fire: No significant net increase/decrease to Fire. 
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Airport. Overall net investment in Airport infrastructure increased by 

$21 million due to the alignment of projects with 2022 Final Budget 

passenger forecasts.  The Airport’s 10-year Capital Plan is subject to 

adjustment due to the fluidness of the Airport’s recovery from the 

COVID-19 pandemic and will continue to be updated while developing 

the 2023 Preliminary Budget.   

• Airport Terminal Expansion South- Project removed at a cost of 

$37 million. 

• Airport Parking, Roadways, Terminal Building Renovations and 

Airport Mill Creek Realignment - Net investment increase of $24 

million. 

• Airport Airside Pavement Rehabilitation - Net investment 

increase of $18 million. 

• Airport Land Purchases, Car Rental Facility, Airside Equipment 

and Combined Operations Building – Net investment increase of 

$16 million. 

 

Water. Overall net investment in Water infrastructure has increased by 

$10 million related to the alignment with the OCP growth scenario.  

• Kelowna Water Integration Plan - Project added at a cost of $8 

million. 

• PRV Upgrades (Potable System) - Project added at a cost of $2 

million. 

 

Wastewater. Overall net investment in Wastewater infrastructure has 

increased by $62 million related to alignment with the OCP growth 

scenario.  

• Digestion Facility - P2 elevated to P1 at a cost of $50 million. 

• New Harvey Downtown (Water St) Crossing - P2 elevated to P1 

at a cost of $10 million. 

 

OPERATIONS & MAINTENANCE IMPACTS 
Infrastructure investment decisions should consider asset lifecycle costs 
which includes both capital and operating expenses. Municipal 
infrastructure is designed to last a long time, varying from 20 – 100 years, 
and the operating expense can amount to 70 - 80% of the lifecycle cost, 
which is why it is important to consider operational impacts when 
making capital investment decisions.  
 
The Plan forecasts $1.13 billion in infrastructure to accommodate growth 
and improve services to the community. This new and growth-related 
infrastructure will require additional funding to operate and maintain. 
The operational impacts for the General Fund and Utilities will require 
approximately $15.93 million and $17.25 million respectively of 
additional funding by 2031. The General Fund cost centres will be 
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primarily funded by taxation while Utilities and Solid Waste will be 
accounted for in their respective funding models.  
 
Renewal of existing infrastructure is assumed to have no operational 
impacts because operational budgets are currently in place to support 
existing infrastructure.  
 
Table 4. Forecasted operational and maintenance (O&M) impacts for each 
service area based on historical data. 

Cost Centre (General 
Fund) 

New + Growth 
Capital Investment 

($ million) 

O&M Capital 
Investment % 

(10-Year Average) 

O & M Forecast by 
2031 

($ million) 

Real Estate & Parking $40 12.49% $5.00 

Buildings  $176 1.35% $2.38 

Parks $94 2.87% $2.70 

Transportation $241 1.75% $4.22 

Storm Drainage $30 3.89% $1.17 

Information Services $4 2.72% $0.11 

Vehicles & Equipment $10 3.68% $0.37 

Total $595 2.70% $15.93 

 

Cost Centre (Utilities & Self- 
funded)* 

New + Growth 
Capital Investment 

($ million) 

O&M Capital 
Investment % 

(10-Year Average) 

O & M 
Forecast by 

2031 
($ million) 

Solid Waste (Self-funded) $52 10.51% $5.47 

Water (Utility) $66 2.55% $1.68 

Wastewater (Utility) $137 7.37% $10.10 

Total $255 6.80% $17.25 

*  Information for Airport and Fire cost centres not included. 
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 4 FUNDING SOURCES  

 

FUNDING SOURCES 
The funding for all cost centre P1 projects come from 10 sources. 

 

 

 
Approximately 40% of funding will come from external sources such as 
Development Cost Charges, Grants, Community Works Fund, 
Developer, and Other Contributions. City funding sources such as 
General Taxation, Infrastructure Levy, Reserves, Borrowing and Utilities 
are aprpoximately 60%.  
 

General Taxation 
The City’s capital program has increased to keep pace with the demands 
of a growing community while at the same time relying less on taxation 
as a primary funding source. At $186 million over the next 10 years, 
General Taxation contributes 11% of the capital investment. Grants, user 
fees, reserves, and borrowing make-up a larger share of the funding for 
the capital program. For example, the capital plan from six years ago was 
$848 million and funded 18% from taxation whereas today the Plan is 
$1.63 billion and funded 11% from taxation.  

Figure 6. Funding sources for 10-Year Capital Plan ($ millions). Total $1.63 billion. 

Other Reserve $387 
24%

Grants $41 3%

General Taxation
$186 11%

Municipal Works 
Reserve $21 1%

Developer/Other
$67 4%

Community Works Fund 
(Gas Tax) $75 5%

Development Cost 
Charges $407 25%

Utilities $172 11%

Borrowing $218 
13%

Infrastructure Levy $56 3%
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Infrastructure Levy 
The Infrastructure Levy (IL) was approved in 2019 with an increase 
occurring in the 2020 budget, and ongoing thereafter. The amount to be 
contributed to the IL reserve over the next 10 years is $56 million ($5.6 
million annually). It is worth noting that the IL is not indexed with 
inflation. 
 
Table 5. Projected appropriations from infrastructure levy ($ millions). 

Cost Centre 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 Total 

Parks 1.3 1.7 1.4 1.4 1.9 1.7 0.9 3.0 0.1 - 13.3 

Transportation 3.0 2.3 1.7 2.3 1.3 3.9 4.2 4.1 4.4 4.2 31.5 

Storm Drainage 1.6 1.9 2.6 1.9 3.3 - - - - - 11.3 

Total 5.9 5.9 5.7 5.6 6.5 5.6 5.1 7.1 4.5 4.2 56.1* 

*Total appropriations of $56.1 million are net of the reserve opening balance and 
investment interest earned on the reserve funds.  
 

Municipal Works, Community Works & Other Reserves 
Reserve funds are used to fund infrastructure to prevent large 
fluctuations in annual general taxation requirements. There is a total of 
$387 million (24%) in total general reserve funding. Community Works 
Fund reserve, which is funded from Gas Tax, accounts for $75 million. 
The Solid Waste reserve accounts for $61 million. The Municipal Works 
reserve was established in 2015 and will fund $21 million worth of 
Buildings renewal projects in the next 10 years. 
 

Development Cost Charges 
Development cost charge (DCC) funding accounts for $407 million (25%) 
of all capital investment. The timing of DCC projects must coincide with 
the availability of DCC revenues. Should revenue not be realized due to 
slower growth, the timing of DCC projects may be adjusted.  
 

Utilities 
Utilities’ funding sources are primarily from user fees collected for 
services such as Water and Wastewater. Approximately $172 million will 
be re-invested in projects that directly benefit the respective services 
where fees were collected. 
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Borrowing 
Debenture borrowing of $218 million (13%) is required to fund significant 
buildings projects. The debt analysis only reports on debt according to 
the General Fund and the taxation impact of these borrows. 
 

Table 6. Infrastructure Projects that require borrowing. 

 

Grants 
Consistent with the City’s Financial Principles & Strategies, the Plan uses 
only confirmed grants as part of the financial strategy. As grants become 
available this will reduce reliance on taxation and other funding sources. 
A total of $40.7 million (3%) is budgeted in the Plan to be funded from 
confirmed provincial/federal grants. Storm Drainage and Airport Cost 
Centres have been approved for up to $22 million of the federal Disaster 
Mitigation and Adaption Fund grant and Wastewater Cost Centre has 
been approved for up to $9 million of the federal Investing in Canada 
Infrastructure Program grant. Both grants require the City to come up 
with its share of funding to leverage the full amount. 
 
Table 7. Federal/Provincial funding ($ millions). 

Cost Centre Project 
Assumed 
Funding 

($ million) 

Transportation Pedestrian Bridge Renewal $0.1 

Storm Drainage Mill Creek Flood Protection $13.8 

Airport 
 
 
  

Mill Creek Realignment $3.3 

Airport Biosecurity $2.7 

Airport Combined Operations Building $7.1 

Airside Lighting and Supporting Infrastructure $0.1 

Airport Runway End Safety Area $4.6 

Wastewater Sewer Connections $9.0 

Total $40.7 

 

Cost 
Centre 

Project Year 
Borrowing 
($ million) 

Buildings 

Kelowna Community Campus Building, Site Work/Field Relocation & 
Net-zero Carbon Emissions 

2023 $154.6 

Capital News Centre - Expansion, 2 Ice Sheets & Multi-use Facility 2025 $34.7 

North Glenmore Fire Hall (Station #5) - Construction 2024 $6.4 

City Hall - Envelope Renewal 2025 $7.5 

Mission Activity Centre - Construction 2025 $8.8 

City Yards - New offices 2029 $6.3 

Total $218.3 
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Developer & Other Contributions 
Developer and Other Contributions provide $67.2 million (4%) towards 
capital projects in this Plan.  
 

Table 8. Developer, Community, & Other Contributions ($ millions). 

Cost Centre 
Assumed Funding  

($ million) 

Real Estate $2.3 

Buildings $0.4 

Parks $0.5 

Transportation $13.8 

Information Services $0.5 

Airport $44.0 

Water $1.5 

Wastewater $4.2 

Total $67.2 
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FUNDING TYPES 
Funding types include General Fund and Self-Funded. Each funding type 
consists of various funding sources. 
 

General Fund 
There are nine capital Cost Centres funded from the General Fund (Real 
Estate, Buildings, Parks, Transportation, Storm Drainage, Information 
Services, Vehicles, Fire, Solid Waste).  
 
The General Fund is made up of several funding sources including 
Taxation, Gas Tax, Surplus/Reserves, DCC Reserves, 
Debenture/Borrowing, Federal/Prov Grants, Developer/Community 
Contributions, Municipal Works Reserve, Utility revenue and the 
Infrastructure Levy. The commitment from all funding sources is $1.08 
billion.  
 
Table 9. General Fund funding ($ millions). 

General Funding Source 
Amount 
($ million) 

Other Reserve $189 

General Taxation $186 

Municipal Works Reserve $21 

Developer/Other $17 

Community Works Fund (Gas Tax) $75 

Development Cost Charges $296 

Utilities $7 

Infrastructure Levy $56 

Borrowing $218 

Grants $14 

Total $1,079 

 
Revenues from landfill tipping fees contribute to the Solid Waste reserve 
in the General Fund, in turn the Solid Waste Cost Centre is funded from 
the Solid Waste reserve. Water and Wastewater are primarily funded 
from their dedicated self-funded reserves and not the General Fund. The 
Airport is fully-funded from its own self-funded reserve and is not funded 
by the General Fund.  
 

Utility Fund 
Water and Wastewater utility revenue funding provides $7 million 
towards General Fund capital investment in this Plan. Airport utility 
revenue does not contribute to the General Fund capital investment. 
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Water and Wastewater. 
Water and Wastewater infrastructure is funded primarily from Utility, 
DCC reserves, Grants, Reserves and Developer/Community/Other 
Contributions. The cost for Water and Wastewater capital projects is 
$314.8 million and is funded from the following sources. 
 
Table 10. Water & Wastewater Utility funding ($ millions). 

Water and Wastewater Funding Source 
Amount 

($ million) 

Development Cost Charges $111.8 

Dev/Community/Other Contributions $5.7 

Utility Revenue $164.8 

Grant $9.0 

Reserve $23.5 

Total $314.8 

 
Airport 
The Airport’s capital projects are split by business segment: Airside, 
Groundside, Terminal, and Airport Improvement Fee. Each segment 
maintains a reserve where the net of revenues and expenditures are 
contributed for future use of that business segment, including capital 
development.  
 
In the event the capital funding required exceeds the funds available for 
capital development the Airport will reassess the timing and scope of the 
project as well as the ability to increase fees and the capacity to take on 
additional debt when determining the best way to fund the 
development. 
 
During the 10-year term, additional debt is forecasted to be taken out for 
capital development within the Airport Improvement Fee (AIF) business 
segment.  Airport debenture affects the overall debt capacity of the City 
and these impacts must be considered holistically. 
 
Table 119. Airport Funding Sources 10-Year Capital Plan ($ millions). 

Airport Amount ($ million) 

Reserves $174.8* 

Developer/Other $44.0 

Grants $17.8 

Total $236.6 

*35.0 million will initially be funded through debt, with annual debt repayments 
funded through the AIF reserve.  
 
 
 
  

197



 

                                                                                                  10-Year Capital Plan 2022 - 2031  | 27 

 

 5 UNFUNDED PROJECTS  
 
 

UNFUNDED INFRASTRUCTURE INVESTMENT 
Infrastructure projects that are lower priority and not fully funded are 
deemed Priority 2 (P2) projects. The unfunded projects (P2) forecast for 
the next 10-years increased to $744 million. 

 
P2 projects to support growth accounts for $282 million (38%) and new 
infrastructure to support enhanced or improved services accounts for 
$240 million (32%). There is approximately $222 million (30%) for 
renewal of existing infrastructure to maintain existing services. Without 
increased funding these projects remain unfunded and contribute to the 
Infrastructure Deficit.  
 
 

  

New $240 
32%

Growth $282 38%

Renewal $222 30%

Figure 7. Unfunded new, growth, & renewal investment by total amount and per cent. 

198



 

                                                                                                  10-Year Capital Plan 2022 - 2031  | 28 

 

COST CENTRE FORECAST 

The 10-Year Capital Plan forecasts $744 million of unfunded capital 
investment across eight cost centres.  

Unfunded capital projects occur in eight of the 12 cost centres. Buildings 
and Parks account for 75% of the unfunded projects in the Plan, 
Transportation accounts for 7%, Water, Wastewater and Storm 
Drainage is 10% and the remaining 8% consists of Vehicles and Real 
Estate & Parking. 
 

INFRASTRUCTURE DEFICIT  
The Infrastructure Deficit is comprised of the City’s share of funding for 
all P2 projects net of funding from other sources including DCCs, grants, 
utilities and/or partnerships. The City’s share of the P2 projects is $610 
million and represents the City’s Infrastructure Deficit for the next 10-
years.  
 

Table 10. Infrastructure deficit for unfunded project ($ millions). 

Infrastructure  
Funding Category  

Cost 
Funding 

City Other* 

 Renewal  $222 $211 $11 

 Growth  $283 $206 $77 

New (enhance service) $239 $193 $46 

 Total  $744 $610 $134 

*Other includes DCC’s, Grants, Utilities and Partnerships. 

Figure 8. Unfunded investment for each cost centre per cent. 

Real Estate & 
Parking

6%

Buildings
60%

Parks
15%

Transportation
7%

Storm Drainage
3%

Vehicles
2%

Water
5%

Wastewater
2%
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MAJOR CHANGES FOR UNFUNDED PROJECTS 
The total value of unfunded P2 projects have increased by $121 million 
to $744 million in this Plan. The main drivers for the increase are noted 
below. This list does not include many of the smaller changes related to 
cost increases and reductions, project additions and deletions and 
impacts related to changes in project timing. 
 

Real Estate and Parking. Overall net investment in Real Estate and 

Parking infrastructure has increased by $27 million. 

• New Parkades - Design and Construction - Net investment 

increase of $28 million. The previous Plan only included the 

design phased as the construction phase was beyond the 

previous plan’s time horizon.    

 

Buildings. Overall net investment in Buildings infrastructure has 

increased significantly. Primarily driven by cost inflation of 

approximately 40%, previous P1’s becoming P2’s, and improved data on 

existing asset conditions. This has resulted in a net increase of $224 

million: 

• Kelowna Museum - Replacement Construction- Net investment 

increase of $70 million. The previous 10-Year Capital Plan only 

had the design amount, this plan has design and construction 

amounts. 

• General Building Infrastructure Renewal (Services, Shell and 

General) - Net investment increase of $41 million.   

• Kelowna Community Theatre - Replacement Construction- Net 

investment increase of $27 million. 

• City Yards - Replacement Construction- Net investment increase 

of $21 million. 

• Prospera Place - Renovations- Net investment increase of $16 

million.  

 

Parks. Overall net investment in Parks infrastructure has increased 

significantly driven by cost inflation of approximately 30%, revised Park 

Development projects and limited forecasted funding by 2031. This has 

resulted in a net increase of $65million. 

• Sutherland Bay Park - Expansion, Including Poplar Point Dr 

Realignment- Moved from P1 to P2. Total: $17 million. 

• Gallagher Park- Moved from P1 to P2. Total: $11 million. 

• Community Parks Development - Pacific Court Park renamed as 

Generic Community Park. Total: $8 million. 

• Neighborhood Park Development- Moved from P1 to P2. Total: 

$13 million. 

 

200



 

                                                                                                  10-Year Capital Plan 2022 - 2031  | 30 

 

Transportation.  Overall investment in Transportation infrastructure 

has decreased $164 million due to integration of the recently adopted 

TMP resulting in revised projects and timing. Some projects were 

removed, some projects were elevated to P1, and some projects were 

moved beyond 2031. If inflation continues, P2 projects in transportation 

may grow by an additional $90m between 2026 and 2031.  

• Clement 2- Hwy 33 Ext. (Clem & Hwy 33-1): Construction pushed 

beyond 2031 and planning elevated to P1 net decrease of $59 

million. 

• Master Planned Primary AT Routes- Project removed. Total: $14 

million. 

 

Storm Drainage. Overall net investment in Storm Drainage 

infrastructure has decreased by $3 million. 

• Trench Place - Geotechnical - Project removed. Total: $2 million. 

• Small dam upgrades - Project removed. Total: $1 million. 

 

Information Services. No significant net increase/decrease. 

 

Water. Overall net investment in Water infrastructure has increased by 

$10 million. This cost centre is funded from the Water utility and as 

project needs arise utility rates will be brought to Council for 

consideration. 

• Water Filtration Land Purchase - Project added. Total: $10 

million. 

 

Wastewater. Overall net investment in Wastewater infrastructure 

decreased due to the inclusion of DCC funding for the growth 

component of the Digestor and additional funding requirement for 

downtown growth based on the OCP. This has resulted in a net decrease 

of $57 million. 

• Digestion Facility- P2 elevated to P1. Total: $44 million. 

• New Harvey Downtown (Water St) Crossing- P2 elevated to P1. 

Total: $11 million.  
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 6 APPENDIX  
Click on the cost centre names below to view its detailed financials.  

 
 

 
 

 

300-Real Estate & 
Parking 

 

308-Information 
Services 

 

301-Buildings 

 

310-Vehicles 

 

302-Parks 

 

311-Fire 

 

304-Transportation 

 

312-Airport 

 

305-Solid_Waste 

 

313-Water 

 

306-Storm Drainage 

 

314-Wastewater 
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 7 CHANGE SUMMARY  
 
For a summary of changes between the previous plan and this Plan, 
follow this link: Change Summary 
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Meeting Agenda

Overview

 Investment Summary

Cost Centres Review

Frost Rd Update

Next Steps
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Current 
Situation

 Supply chain challenges

 Labour Shortages

 Inflation

 Interest rates pressures

 Energy costs

 Covid-19 Recovery
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Alignment with Council Priorities  & Community Expectations
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Real Estate
3%

Buildings
18%

Parks
15%

Transportation
19%

Solid Waste
4%

Storm Drainage
3%

Info.Serv.
1%

Vehicles
3%

Fire
1%

Airport
14%

Water
7%

Wastewater
12%

Funded Summary

 Total $1.63 billion 
 New / Growth: 69%

 Renewal: 31%

 Funding Sources
 External: 40%

 City: 60%
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Unfunded Summary

 Total $774 million
 New / Growth: 70%

 Renewal: 30%

 Funding Sources
 Confirmed

 DCCs

 Utilities

 Potential
 Grants

 Partnerships

Real Estate & 
Parking

6%

Buildings
60%

Parks
15%

Transportation
7%

Storm Drainage
3%

Vehicles
2%

Water
5%

Wastewater
2%
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Infrastructure Deficit
 City’s share of unfunded projects

 Infrastructure Deficit = P2’s less Confirmed & Potential funding

 $744 M - $134 M = $610 M

2018 2019 2020 2021 2022

ID ($millions) $463 $396 $388 $430 $610

ID % of funded capital 44% 31% 29% 29% 37%
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Compared to the Previous Plan

Total P1 & P2 projects 611

 Completed or In-Progress 39

 New 53

V Cancelled or Removed 31

X No changes 48

J OCP/TMP/20-YSP/MP 226

$$$/-$$$ +/- $5mil 69
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Transportation
 Investment

 $307 million (19%)

 Decrease $39 million

 Big Projects & Programs (P1)
 Active transportation & transit

 Road improvements for growth

 Road & bridge renewal

 Unfunded Projects (P2)
 Active transportation & transit

 Transportation renewal

 Share of Infrastructure Deficit- 4%

Making it easier for people to get around
by vehicle, transit, cycling & walking.
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Buildings
 Investment 

 $290 million (18%)

 Increase $50 million

 Big projects & programs (P1)
 Kelowna Community Campus

 CNC Expansion

 North Glenmore Firehall

 Unfunded projects(P2)
 Buildings Renewal

 Kelowna Community Theatre

 City Yards Replacement

 Kelowna Museum Replacement

 Share of Infrastructure Deficit- 72%

Expanding recreational, cultural, 
& protective services facilities 

to support a growing community.  
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Parks
 Investment 

 $248 million (15%)

 Increase $22 million

 Big projects and programs (P1)
 DCC parkland acquisition 

 Park Development

 Unfunded Projects (P2)
 Park infrastructure renewal

 Sutherland Bay Park

 Share of Infrastructure Deficit- 12%

Creating vibrant, animated spaces for 
the community to connect, enjoy & 

experience.
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Kelowna International Airport
 Investment 

 $237 million (14%)
 Increase $21 million

 Big Projects and Programs*
 Terminal expansion
 Airside pavement
 Hotel
 East Lands development
 Combined operations building
 Airside equipment

 Unfunded Projects (P2)
 None

*Aligned with 2022 Budget, expected to change

as part of the 2023 Budgeting process

Continuing to be
Your Link to the World.
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Wastewater
 Investment 

 $197 million (12%)

 Increase $62 million

 Big Projects & Programs (P1)
 Renewal 

 Biosolids Digestion

 Septic removal projects

 Unfunded Projects(P2)
 Wastewater New Treatment Process

 Water St Lift Station
Ensuring environmental stewardship, 

community preparedness, & resiliency while 
meeting regulatory requirements. 
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Water
 Investment 

 $118 million (7%)

 Increase $10 million

 Big Projects & Programs (P1)
 Inner City water transmission & storage 

projects. 

 Renewal & regulatory upgrades 

 Installation of water meters

 Unfunded Projects(P2)
 Water Filtration Land Purchase

 Mission Creek South Connector
Delivering high-quality drinking water 

& reliable irrigation water 
to all City customers.
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Solid Waste

 Investment 
 $61 million (4%)

 Decrease $2 million

 Big Projects and Programs (P1)
 Expansion of the landfill footprint

 Stockpiles and Reprocessing Areas

 New stormwater management program

 Unfunded Projects(P2)

 None Operating a progressive, environmentally-
aware site to manage, reduce, & divert 

waste that considers today’s 
regional needs & future demands.
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Storm Drainage
 Investment 

 $45 million (3%)

 Decrease $2 million

 Big Projects and Programs (P1)
 Mill Creek Flood Protection 

 Renewal 

 Unfunded Projects(P2)
 Airport component of the Mill Creek Flood 

Protection 

 Several stormwater major system 
components & lake outlets across the City 

 Downtown Drainage Project 

 Share of Infrastructure Deficit- 3%

Utilizing natural & engineered solutions 
to improve resiliency, flood mitigation, 
& water quality in a changing climate.
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Real Estate and Parking

 Investment
 $46 million (3%)

 Increase $2 million

 Big Projects and Programs (P1)
 General Land, Acquisition

 New Parkades

 Unfunded Projects(P2)
 New Parkades

 Share of Infrastructure Deficit- 6% Investing in strategic land acquisition & 
providing state-of-the-art, 

well-maintained parking facilities.
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Vehicles and Equipment

 Investment 
 $55 million (3%)

 Increase $5 million

 Big Projects & Programs (P1)
 Vehicle & Equipment Renewal

 Additional vehicles to support growth

 Unfunded Projects(P2)
 Vehicles & equipment demand caused by 

growth and service improvements

 Share of Infrastructure Deficit- 3%
Maintaining a reliable, sustainable 

fleet while Going Green & reducing GHGs.
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Information Services

 Investment
 $12 million (1%)

 Increase $1 million

 Big Projects & Programs (P1)
 Front Office Equipment and Server and 

Data Storage

 Major System Projects 

 Communications Network & Fibre Optics 

 Unfunded Projects(P2)
 City Front Office Equipment 

 Server & Data Storage Equipment

Transforming into a digital-first City 
by supporting hardware, software, & 

system infrastructure.
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Fire

 Investment 
 $14 million (1%)

 Increase $1 million

 Big Projects & Programs (P1)
 Vehicle/Equipment Renewal

 Communication Systems

 Unfunded Projects (P2)
 Engine Company

Responding to calls with well-trained 
personnel equipped with the necessary 

equipment & tools when the community 
needs it the most.
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Frost Rd Project

 In response to Council inquiry on July 25, 2022

 January 18, 2021: Council Resolution 
 THAT staff investigate low-cost alternatives to addressing traffic from the South Mission

 Sector B funding constraints

 South Perimeter Road & Stewart Rd improvements

 Refining Frost Rd scope & cost estimates

 Staff to return Q2 2023
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Next Steps

Adoption of 10-Year Capital Plan

Return to Council with Frost Rd Recommendation
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Questions?
For more information, visit kelowna.ca.
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Report to Council 
 

 

Date: 
 

August 22nd, 2022 

To:  
 

Council 
 

From: 
 

City Manager 

Subject: 
 

Update to Development Cost Charge Program 

Department: Financial Services 

 

Recommendation: 
 
THAT Council receives, for information, the report from Financial Services dated August 22nd, 2022, with 
respect to the Development Cost Charge program update; 
 
AND THAT Council endorse the updated 20-Year Servicing Plan and Financing Strategy, 
 
AND THAT Development Cost Charge Bylaw No. 12420 and Development Cost Charge Reserve 
Reduction Bylaw No. 12419, be given reading consideration; 
 
AND THAT the interest on the amount borrowed for the anerobic digestor be included in the 
Development Cost Charge rate calculations, 
 
AND FURTHER THAT Council direct Staff to submit the new Development Cost Charge Bylaws and 
supporting documentation to the Ministry of Municipal Affairs for their review and approval prior to 
fourth reading and adoption by Council.   
 
Purpose:  
 
To provide Council with the update to the Development Cost Charge program required to ensure 

capital financing is in place to support infrastructure investment to service the 2040 Official Community 

Plan’s growth strategy and for Council to give reading consideration to the new DCC Bylaws. 

Background: 
 
Development Cost Charges (DCCs) are designed to assist local governments in recovering costs 

expended on core infrastructure needed to support development.  DCCs facilitate development by 

providing a method to finance capital projects related to public roads, water, sanitary sewer, drainage 

and parkland acquisition and development.   
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The foundation document to the DCC Bylaw is the 20-Year Servicing Plan & Financing Strategy that 

details the infrastructure projects and financing required to service growth as outlined in the 2040 Official 

Community Plan (OCP).  The 20-Year Servicing Plan and DCC Bylaw are interrelated and for simplicity 

will be collectively termed herein as the ‘DCC program’.   

The last update to the DCC Program was February 2020 with the inclusion of a new Parks Development 

DCC.  Prior to that, the DCC Program was updated in April 2019 to bring project cost estimates in line 

with market construction and land acquisition costs.  The last major update to the DCC Program that 

reviewed growth forecasts and infrastructure servicing strategy was in 2011 in conjunction with the 2030 

OCP.  With the recent adoption of the 2040 OCP, an amendment to the DCC Program is required to 

ensure capital financing is in place to support infrastructure investment to service the anticipated growth 

by 2040.  

A previous report to Council (September 13th, 2021) outlined the proposed changes to the DCC program.   

Resolution Date 

THAT Council receives, for information, the report from the Infrastructure 
Engineering Manager dated September 13, 2021, with respect to updating 
the 20-Year Servicing Plan and the associated Development Cost Charge 
Bylaw (No. 15015); 
 
AND THAT Council direct Staff to move forward with stakeholder 
engagement prior to returning to Council for reading consideration. 
 

September 13th, 2021 
 

 

Since that time, staff have received feedback from key stakeholders including Urban Development 

Institute (UDI), Canadian Home Builders Association, UBCO, and Okanagan College (Attachment 1). 

Discussion: 

Summarized below are the DCC program inputs, challenges and proposed changes that have been 

reviewed with key stakeholders.  The reader is directed to the attached 20-Year Servicing Plan & 

Financing Strategy for complete details (Attachment 3). 

The 2040 OCP estimates Kelowna’s population will grow by 25% adding an additional 45,000 residents.  

Housing needs related to the 2040 population projections anticipate that demand for apartment, 

townhomes and compact family-friendly housing options will outpace the demand for single-detached 

housing.   

Commercial, Institutional, and Industrial land uses were estimated based on the non-residential land 

available for development.  Modest growth in each of the non-residential categories is expected in the 

2040 planning horizon. 

The DCC program is comprised of 234 infrastructure and parkland acquisition projects valued at $1.3 

billion and revenue from the DCC program is legislated to be used exclusively to fund this large capital 
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program that extends to 2040.  The DCC program is funded from DCCs (65%), City funding (29%), and 

developer constructed works and grants (6%).  An important element of the funding strategy for this 

update is that the City’s share of funding (29%) is the same as the previous program.  Assumed grants 

are not part of the financing strategy and if the City receives provincial/federal grants the DCC program 

will be updated to reflect the financial benefit of grant revenue. 

Table 1- Total DCC Capital Program recoverable costs ($ Millions). 

Service Developer Funded City Funded Government 
Funded 

Total 

Developer 
Construct 

DCCs Tax Utility Grants/ 
Partnership 

Transportation 40.4 311.2 167.2   9.0 527.8 

Water 3.6 32.1   26.2  61.9 

Wastewater Trunks 4.1 38.4   20.1  62.7 

Wastewater Treatment  85.0   36.8  121.8 

Drainage   9.2 28.0   20.8 57.9 

Parkland Acquisition  217.8 26.7    244.5 

Parks Development  142.4 74.7    217.1 

Totals 48.1 836.1 296.6 83.1 29.8 1,293.8 

 

Construction and land acquisition increases.  Global supply chain issues, inflation, labour shortage and an 

oversupply of construction projects flooding the market have caused upward pressure on construction 

costs, with tender costing coming in significantly higher than engineering estimates.  Construction and 

land costs in the DCC program have not been updated in three years and since that time construction 

costs have increased on average by 20% and land costs have increased more than 40%.  All project costs 

in this update reflect 2021 costs so are approximately 1 year old and may not reflect the recent surge in 

construction and land costs. If construction and land costs continue to trend upward, the DCC Program 

costs may need to be updated within a year to keep pace with inflation. 

Secondary Suites and Carriage Houses.  It is estimated that 30% of single-family homes in Kelowna will 

be built with suites or carriage houses.  Council agreed in 2008 to charge a flat fee DCC of $2,500 for all 

secondary suites and carriage houses which would normally be charged a much higher rate (equivalent 

to a condominium); with the revenue difference borne by taxation and utility funding.  The current 

practice was flagged by the Ministry as an area that needed to be amended because it provided a specific 

land use subsidy which is not permitted, as any subsidy must be applied evenly for all land uses.   

In response to the Ministry’s concern, this update has introduced a new category for Carriage Houses and 

assessed a higher DCC in the range of $23,000 - $28,000, to better reflect the actual infrastructure impact 

of these stand-alone units. 

Secondary suites are often exempt from paying DCCs because their construction value is less than the 

$50,000 minimum required to trigger DCCs as defined by the Local Government Act.  For this update, it 
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is proposed that suites are not assessed a DCC.  Simply stated, once the developer pays their residential 

DCC for the base build, the secondary suite can be constructed with no further DCCs levied.  With the 

expected increase in suites and their associated demand on infrastructure, tax/utility funding used 

previously to subsidize suites has been carried forward and applied to the municipal tax assist to offset 

the infrastructure burden that suites may cause.  The Ministry agreed that increasing the municipal assist 

is an equitable and transparent approach to addressing the incremental infrastructure impacts caused by 

suites on the overall program. 

The municipal assist increase to offset the infrastructure burden caused by suites is unique to Kelowna 

with most communities not accounting for these impacts and allowing the program to absorb them. 

Industrial DCCs.  The City has some of the lowest Industrial DCCs in the province, which does not fully 

fund the servicing demands of the shifting ‘light industrial’ development trend.  To better reflect the true 

cost for servicing, the Industrial category has been split into two categories – Light Industrial and Heavy 

Industrial. The Light Industrial DCC is approximately 50% of the Commercial DCC rate and is more in line 

with the cost of servicing this development form.  The Heavy Industrial DCC is consistent with the 

previous DCC program and collects DCC based on a gross site area for land intensive industrial 

developments like gravel extraction, wrecking yards, outdoor storage and asphalt and concrete plants. 

Storm Drainage DCC.  DCC legislation permits the inclusion of a Drainage DCC to fund the infrastructure 

required to meet the demands placed on drainage systems and natural flood zones by development.  The 

recent floods of 2017 and 2018 have demonstrated a need to better manage the City’s major drainage 

systems which include the City’s creeks and streams.   

The City’s growth strategy focuses development in the core area and urban centres, densifying 

development and putting more demand on the drainage system.  A new Drainage DCC is proposed to 

fund the work along the City’s primary drainage corridors and outfalls.  The first major project is capacity 

improvements to Mill Creek that runs through the City’s core area and is an area of future development 

densification.   

The project funding split assigns 25% to growth and 75% to City funding sources and equitably accounts 

for improvements necessary to remedy existing deficiencies along Mill Creek as well as the demand from 

new development.   

Parks Acquisition DCC for Commercial/Industrial.  Council approved the Parks Development DCC in 

February 2020 and as part of the preferred scenario Council directed staff to explore the inclusion of a 

Parks Acquisition DCC for the Commercial and Industrial DCCs.  This Parks Acquisition DCC is now 

included in Commercial and Industrial DCC rates. 

Shift to City Wide DCCs.  The City’s DCC program dates to the 1980’s and, back when it was first 

developed, area specific DCCs were used extensively as there were many suburban areas of the City that 

had unique servicing demands.  With the recent adoption of the 2040 OCP, the City’s land use plan is 

shifting with more emphasis on development within the core area and urban centres.  This change has 

caused the City to rethink the area specific approach and move to a municipal-wide approach where 
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appropriate.  The proposed DCC program assesses DCCs on a municipal-wide basis for all service areas 

except Transportation where the sectors were consolidated from six in the current program to three for 

the proposed DCC program.  The three sectors within Transportation were retained as there are unique 

transportation servicing challenges to each sector that warrant the sector approach. 

Anerobic Digestor.  The City is planning the construction of a large anerobic digestor in 2030 to reduce 

the amount of biosolids produced at the wastewater treatment plant.  This large capital investment ($78 

million) will require borrowing and the interest is included in the DCC rate calculations.  The Ministry 

requires Council resolution for inclusion of interest on the amount borrowed in the DCC rate calculations. 

Staff are working on the feasibility study for the digestor and will bring future report(s) to Council for 

consideration.  Should the strategy for solid waste management change the DCC Bylaw will be amended. 

Changes to DCC Bylaw.   

 The DCC Bylaw has been updated to align with the new Zoning Bylaw.  The new Zoning Bylaw is 

anticipated to be adopted by Council in September 2022 after Ministry approval.   

 The new Carriage House and Light Industrial categories have been added to the DCC Bylaw and 

the new Drainage DCC has been included.  

 Secondary suites are no longer required to pay DCCs and the existing Council approved subsidy 

has been carried forward but is now shown as a municipal assist factor for transparency.  

 There are 4 residential dwelling categories based on the existing density gradient formula that 

encourages higher density developments through lower DCCs.    

 The Residential 5 category (small apartment < 600 sq. ft.) was rolled up into the Residential 4 

category (apartment).  A review of occupancy patterns determined that the difference in 

occupancy between Residential 4 and the Residential 5 category was not enough to warrant a 

separate rate, particularly given that micro suite units of less than 300 sq. ft. are already exempt, 

per legislation. 

 The proposed DCC program assesses DCCs on a municipal-wide basis for all service areas except 

Transportation where the sectors were consolidated from six in the current program to three for 

the proposed DCC program.   

 In addition to the new DCC Bylaw (12420), a new DCC Reserve Reduction Bylaw (12419) was 

developed to draw down existing reserves for the sectors that were consolidated as part of this 

update.  The two Bylaws will work together to fund the program but only the DCC Bylaw (12420) 

will be the ‘forward-facing’ Bylaw that will be used to collect DCCs. 

 A legal review of the DCC Bylaw was completed and there were several housekeeping edits to 

improve readability, transparency, and consistency with the Local Government Act. 

Financial/Budgetary Considerations: 
 
DCCs have increased on average by 14% since the last update in 2019 and are dependent on where 

development is occurring in the City (Figure 1 and Attachment 2).  City Centre area encompasses about 

87% of the forecasted growth in the City and DCCs have increased less than 5% per year for the past 3-
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years leading up to this update. The average overall DCC increase in this area is 13% since the last update 

and is within recent inflation for construction and land.   

 

Figure 1- Total combined DCC by land use and sector.  

Southwest Mission is nearing buildout with some of the infrastructure already in place.  Encompassing 

5% of the forecasted growth, this area is seeing the smallest DCC increase but still has the highest overall 

DCCs due to high costs of extending services to this area.  The average overall DCC increase in this area 

is 4% since the last update.   

North of City Centre encompasses 8% of forecasted growth and DCC rates have increased in the range 

of 4% to 12% per year since the last update in 2019.  The average overall DCC increase in this area is 25% 

since the last update.   
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In addition to inflationary impacts, this increase reflects the large transportation infrastructure projects 

needed to support growth in this area including:  

 Acland 2 (Airport Way – John Hindle Dr)     $15.2 million 

 Commonwealth Rd.         $10.5 million 

 Glenmore 5 (Union – John Hindle)      $10.5 million 

 Glenmore Rd Safety Upgrades (John Hindle – Lake Country)  $14.8 million 

 Hollywood Rd and ATC (various phases).      $27.3 million 

The Local Government Act requires municipalities to provide a level of financial assistance through a 

municipal assist factor (MAF) which reflects Council’s desire to encourage development and is largely a 

political decision.  The way the City has historically applied the MAF for the purpose of DCC calculation 

is different than most municipalities in BC and not consistent with best practice.  The difference is how 

existing reserves are accounted for in the DCC calculation and is negligible when reserve balances are 

low, but when the reserve balances are high the difference in the municipal assist amount is appreciable.   

The Council approved subsidy for secondary suites was carried forward in this update but it is now 

shown as part of the municipal assist as opposed to buried in the DCC calculations.  The Ministry agreed 

that increasing the municipal assist is an equitable and transparent approach to addressing the 

incremental infrastructure impacts caused by suites, 

   Table 2 - Municipal assist factors for both the base MAF and the secondary suite assist. 

 
Municipal Assist Factors (%) 

 Transportation Water Sewer Drainage Parks 

Base 15% 1% 1% 1% 8% 

S. Suites 1% 1% 1% 1% 3% 

Total 16% 2% 2% 2% 11% 

 

Communications: 
 
The DCC Program update has been ongoing for two years with many touch points with UDI, CHBA and 

external stakeholders (see Attachment 1).   

In general, external stakeholders are appreciative of the level of engagement and opportunity to provide 

industry feedback.  Their remaining concerns are shown below (italicized) with the City’s rationale 

following: 

 Secondary Suites and how the subsidy is now shown as part of the municipal assist.  Their preference 

would be to present the secondary suite subsidy as a stand-alone item like the current practice.   

o The current practice was flagged by the Ministry as an area that needed to be amended 

because it provided a specific land use subsidy which is not permitted, as any subsidy must 

be applied evenly for all land uses.  The Ministry agreed that increasing the municipal assist 
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is an equitable and transparent approach to addressing the incremental infrastructure 

impacts caused by suites, 

 Historic accounting of the municipal assist amount and how it did not align with best practice.   

o The City changed the accounting practice as part of this update and is now in-line with best 

practice. 

 The shift from sector based to city wide for water infrastructure is inequitable to Sector B development.   

o The City has provided justification for growth related infrastructure and completed analysis 

of Sector B reserves.  Sector B DCCs remain the highest in the community but they have the 

smallest percent increase in this update compared to other sectors, in part based on the 

outcomes of this analysis.  The shift from sector based to city wide for Sector B sewer and 

water has provided a financial benefit to this area through reduced DCCs. 

 The DCC increase negatively affects housing affordability.   

o The City’s residential DCCs represent only a small part (3-5%) of the purchase price of 

residential housing and DCCs as percentage of housing price are equal to or less than what 

they were 10-years ago.  DCCs fund critical infrastructure that support growth and facilitate 

development and housing supply by providing a method to finance infrastructure investment 

needed to support development. Without DCCs, development and housing supply would be 

constrained because developments that triggered upgrades would be burdened with 100% 

of the cost, making many developments unviable.  Although not desirable, the overall 

average DCC increase of 14% is well within inflationary escalation for construction and land 

in the past 3-years since the last update.  Several other BC communities struggling with 

the same inflationary challenges are proposing DCC rates increases in excess of 30% and 

as high as 85%.     

Legal/Statutory Procedural Requirements: 

The Local Government Act requires the Inspector of Municipalities to approve local government DCC 

bylaws. The following process, which is recommended by the DCC Best Practices Guide, is being followed 

by staff for amending the DCC Bylaw.  

• Development of draft DCCs by staff – Jun 2020 – Sep 2021 

• Report to inform Council – Sep 2021 

• Stakeholder engagement – Oct 2021 – June 2022 

• Council readings (1st, 2nd and 3rd) of proposed DCC Bylaw – August 2022, 

• Submission of DCC Bylaw and Supporting Documentation to Ministry of Community 

Services – Aug 2022, 

• Statutory approval from Inspector of Municipalities – 8 weeks (estimate) 

• Fourth Reading and adoption of DCC Bylaw by Council - Nov 2022 (estimate) 

 
Legal/Statutory Authority: 
 
The DCC Bylaw (12420) sets out the charges collected from developers for public roads, water, sewer, 

drainage and public parkland acquisition and development when subdividing or constructing, altering, or 
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extending a building, pursuant to the Local Government Act.  DCC Reserve Reduction Bylaw (12419) was 

developed to draw down existing reserves for the sectors that were consolidated as part of this update.  

The two Bylaws will work together to fund the program but only the DCC Bylaw (12420) will be the 

‘forward-facing’ Bylaw that will be used to collect DCCs. 

The new DCC rates will be in force immediately after the adoption by Council of the DCC Bylaw.  The 

Local Government Act provides in-stream protection of up to 1-year from changes to DCC rates for 

subdivision and building permit applications provided the application is complete and all application fees 

have been paid prior to DCC Bylaw adoption date. 

Conclusion: 
 
The City has demonstrated its commitment to achieving a balanced approach for this DCC update.  While 

key cost drivers (land and construction costs) are entirely beyond the City's control, the City has 

contained the size of the DCC program and implemented improvements that reflect the true cost of 

servicing growth while at the same time ensuring the DCC program is understandable, transparent and 

aligns with best practice.   

Internal Circulation: 
Divisional Director, Infrastructure 
Divisional Director, Planning & Development Services 
Divisional Director, Partnerships & Investments 
OCP Project Planner 
Parks & Buildings Planning Manager 
Utility Planning Manager 
Strategic Transportation Planning Manager 
Transportation Engineering Manager 
Financial Analyst, Infrastructure 
City Clerk 
Senior Airport Finance and Corporate Services Manager 
 
Considerations not applicable to this report: 
Existing Policy: 
External Agency/Public Comments: 
 
Submitted by:  
 
J. Shaw, Acting Financial Services Director 
 
 
Approved for inclusion:                               
 
 
Attachment 1 – Stakeholder Engagement 
Attachment 2 – Proposed DCC Rate Schedule 
Attachment 3 – 20-Year Servicing Plan and Financing Strategy 

Attachment 4 – DCC Presentation 
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Attachment 1 – Stakeholder Engagement 

 

Stakeholder Engagement Date 

City/UDI DCC Working Group Meeting #1 Jan 20, 2020 

Council Report – 20-Year Servicing Plan Update Mar 16, 2020 

City/UDI DCC Working Group Meeting #2 Jul 17, 2020 

Council Report – 20-Year Servicing Plan – Water, Wastewater, Drainage Aug 10, 2020 

City/UDI DCC Working Group Meeting #3 Feb 19, 2021 

Ministry of Municipal Affairs Meeting Mar 3, 2021 

SLT DCC Update #1 Apr 14, 2021 

SLT DCC Update #2 July 22, 2021 

Council Report - DCC Program Update (including proposed DCC rates) Sep 13, 2021 

City/UDI/CHBA Stakeholder Engagement meeting Sep 17, 2021 

Draft 20-Year Servicing Plan circulated to UDI Oct 8, 2021 

Letter to UDI - City response to questions Dec 3, 2021 

Letter to UDI - City response to questions Dec 17, 2021 

Ministry of Municipal Affairs Meeting Dec 17, 2021 

Letter to UDI – City response to questions Jan 28, 2022 

Letter to UDI – City response to questions #4 Feb 4, 2022 

Letter to City – UDI’s feedback on DCC Update Feb 16, 2022 

UDI meeting with City Manager, Senior Leaders and staff Mar 11, 2022 

Letter to UDI – City response to UDI questions from Mar 11 meeting Apr 29, 2022 

Okanagan College meeting Jun 17th, 2022 

City/UDI/CHBA stakeholder engagement meeting July 18th, 2022 

University of British Columbia Okanagan Jul 22nd, 2022 

Email to UDI/CHBA – City response to questions from Jul 18th meeting Aug 2nd, 2022 
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Schedule A – Proposed DCC Rates 

Note: * Some parts of Kelowna are not serviced by the City’s Water or Wastewater services.  These areas would not be subject to the DCC for these specific services. (ex. most of Transportation 
sector R-E is not serviced by Kelowna’s DCC Water program, so the combined total rate does not include the water charge.  These areas may be subject to charges from other water 
service providers, including the Glenmore Ellison Irrigation District, Rutland Waterworks and the Black Mountain Irrigation District.) 

 

Land Use 

Service Area Roads Water 
Sanitary Sewers 

Drainage 
Parks 

Total* 
Trunks 

Treatme
nt 

Acquisition 
Developme

nt 

Sector R-I R-B R-E W-A S-A T-A D-A P-A P-D 
Inner City/ 
Common 

South-West 
Mission 

North of 
Inner City 

Unit of Measure 
Inner 
City/ 

Common 

South 
Mission 

North of 
Inner City 

City-wide City-wide City-wide City-wide City-wide City-wide Combined Combined Combined 

Residential 1 
Single-detached or 
Units/Ha <= 15 
Per lot or unit 

$11,903 $27,352 $19,619 $998 $1,908 $4,772 $702 $8,337 $6,462 $35,083 $50,531 $41,800 

Residential 2 
15 < Units/Ha <= 35 
Per Lot or Unit 

$10,760 $24,725 $17,735 $903 $1,725 $4,314 $492 $8,337 $6,462 $32,992 $46,957 $39,064 

Residential 3 
35 < Units/Ha <= 85 
Per lot or unit 

$7,998 $18,378 $13,182 $671 $1,282 $3,207 $281 $8,337 $6,462 $28,237 $38,616 $32,750 

Residential 4 
> 85 Units/Ha 
 Per Unit 

$7,287 $16,745 $12,011 $611 $1,168 $2,922 $211 $8,337 $6,462 $26,997 $36,455 $31,110 

Carriage 
House 

Carriage house 
Per unit 

$4,504 $10,349 $7,423 $378 $722 $1,806 $211 $8,337 $6,462 $22,419 $28,264 $24,960 

Commercial 

Per Square Metre 
(Minimum charge 
equivalent to 93 sq. 
m) 

$39.42 $90.57 $64.96 $3.31 $6.32 $15.80 $2.81 $13.80 $10.70 $92.15 $143.31 $114.39 

Institutional 
A 

Per Square Metre 
(Minimum charge 
equivalent to 93 sq. 
m) 

$39.42 $90.57 $64.96 $3.31 $6.32 $15.80 $2.60 Exempt Exempt $67.44 $118.59 $89.68 

Institutional B 

Per Square Metre 
(Minimum charge 
equivalent to 93 sq. 
m) 

$0.00 $0.00 $0.00 $3.31 $6.32 $15.80 $2.60 Exempt Exempt $28.03 $28.03 $24.72 

Heavy 
Industrial 

Per Hectare 
(Minimum charge 
equivalent to 0.405 
ha) 

$29,402 $67,560 $48,460 $5,536 $10,580 $26,464 $5,267 $10,296 $7,980 $95,526 $133,684 $109,047 

Light 
Industrial 

Per Square Metre 
(Minimum charge 
equivalent to 93 sq. 
m) 

$19.71 $45.28 $32.48 $1.65 $3.16 $7.90 $2.11 $6.90 $5.35 $46.78 $72.36 $57.90 
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EXECUTIVE SUMMARY 
The purpose of the 20-Year Servicing Plan & Financing Strategy is to provide a detailed 
analysis of the major servicing required to accommodate growth as outlined in the 2040 
Official Community Plan (2040 OCP) and provides the foundation document for the 
Development Cost Charge (DCC) Bylaw.  In conjunction with the proposed 2040 OCP and 
Transportation Master Plan (TMP), the 20-Year Servicing Plan has been updated to reflect 
future infrastructure demands for the community.  The 20-Year Servicing Plan informs the 
DCC Bylaw which sets out the charges imposed on developers to offset infrastructure 
expenditures incurred by the City to service the needs for new development.  The 20-Year 
Servicing Plan and DCC Bylaw have been maintained and administered by the City of 
Kelowna for more than 30 years. 

The 20-Year Servicing Plan and DCC Bylaw are interrelated and for simplicity will be 
collectively termed herein as the ‘DCC Program.’ 

The Local Government Act limits the infrastructure eligible for recovery through DCCs to 
roads, water, sanitary and drainage infrastructure as well as parkland acquisition and 
development.  Although this provides an essential framework to service growth, there are 
many other infrastructure needs required to satisfy the demands of a growing community 
that are not DCC eligible such as protective services, transit service, recreation/cultural and 
operational facilities.  As well, DCCs only cover a portion of the upfront capital investment 
for the eligible categories and do not support long-term operation, maintenance, or renewal 
costs of infrastructure.   

Minor DCC Bylaw updates, to bring project estimates in line with updated market 
construction and land acquisition costs, occur regularly, most recently in April 2019.  In 
February 2020, a new Parks Development DCC category was added to the DCC Program.  
The last major update to the DCC Program was in 2011 in conjunction with the 2030 OCP. 

The current DCC Program aligns closely with the B.C. Best Practice Guide but there are 
several changes in this proposed update that will help to make it more understandable, 
transparent, and better reflect the true cost of servicing different forms of development. 

The 2040 OCP estimates an additional 45,000 residents and a total population of nearly 
190,000 by 2040.  Housing needs related to the 2040 population projections anticipate that 
demand for apartment, townhomes and compact family-friendly housing options will 
outpace the demand for single-detached housing.   
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Commercial, Institutional, and Industrial land uses were estimated based on the non-
residential land available for development.  Modest growth in each of the non-residential 
categories is expected by 2040. 

The DCC Program is comprised of 234 infrastructure and parkland acquisition projects 
valued at $1.3 billion and revenue from the DCC Program is legislated to be used exclusively 
to fund this large capital program that extends to 2040.  The DCC Program is funded from 
DCCs (65%), City funding (29%), and developer constructed works and grants (6%).  An 
important element of the funding strategy for this update is that the City’s share of funding 
(29%) is the same as the previous program.  Assumed grants are not part of the financing 
strategy and if the City receives provincial/federal grants the DCC Program will be updated 
to reflect the financial benefit of grant revenue. 

Table 1: Total DCC Capital Program recoverable costs 
Major Services – Funding Sources ($ Millions)* 

Service Developer Funded Municipal 
Funded 

Government 
Funded 

Total 

Developer 
Construct 

DCCs Tax Utility Grants/ 
Partnership 

Transportation 40.4 311.2 167.2   9.0 527.8 
Water 3.6 32.1   26.2  61.9 

Wastewater Trunks 4.1 38.4   20.1  62.7 

Wastewater Treatment  85.0   36.8  121.8 

Drainage   9.2 28.0   20.8 57.9 
Parkland Acquisition  217.8 26.7    244.5 

Parks Development  142.4 74.7    217.1 

Totals 48.1 836.1 296.6 83.1 29.8 1,293.8 
*Numbers presented may not sum to totals due to rounding  
 
Summarized below are the big moves and challenges addressed in the current update: 

1. Construction and land acquisition increases.  Global supply chain issues, inflation, 
labour shortage and an oversupply of construction projects flooding the market have 
caused upward pressure on construction costs, with tender costing coming in 
significantly higher than engineering estimates.  Construction and land costs in the 
DCC Program have not been updated in more than three years and since that time 
construction costs have increased on average by 20% and land costs have increased 
more than 40%.  All project costs in this update reflect 2021 cost so are 
approximately 1 year old and may not reflect the recent surge in construction and 
land costs. 
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The estimates have been reviewed by City staff and professional consultants and 
are considered reasonable on an aggregate basis.  There are 234 infrastructure and 
parkland acquisition projects that each have detailed costing.  It is probable that 
some unit costs may be high and some low, but the aggregated average is within 
reasonable engineering estimates.  Also, the project contingency is in the 25% range 
for most projects which is on the low end for what Engineers and Geoscientists 
British Columbia (EGBC) recommends based on the level of project design.  As 
noted, construction and land costs are based on 2021 costs and have not been 
updated to reflect recent inflationary increases.  If construction and land costs 
continue to trend upward, the DCC Program costs may need to be updated within a 
year of the adoption of this update to keep pace with inflation. 

Secondary Suites and Carriage Houses.  It is estimated that 30% of single-family 
homes in Kelowna will be built with suites or carriage houses.  Council agreed in 
2008 to charge a flat fee DCC of $2,500 for all secondary suites and carriage houses 
which would normally be charged a much higher rate (equivalent to a 
condominium); with the revenue difference borne by taxation and utility funding.  
The current practice was flagged by the Ministry as an area that needed to be 
amended because it provided a specific land use subsidy which is not permitted, as 
any subsidy must be applied evenly for all land uses.  
  
This update has introduced a new category for Carriage Houses and assessed a 
higher DCC in the range of $23,000 - $28,000, to better reflect the actual 
infrastructure impact of these stand-alone units. 
 
Secondary suites are often exempt from paying DCCs because their construction 
value is less than the $50,000 minimum required to trigger DCCs as defined by the 
Local Government Act.  For this update, it is proposed that suites are not assessed 
a DCC.  Simply stated, once the developer pays their residential DCC for the base 
build the secondary suite can be constructed with no further DCCs levied.  With the 
expected increase in suites and their associated demand on infrastructure, 
tax/utility funding used previously to subsidize suites has been carried forward and 
applied to the municipal tax assist to offset the infrastructure burden that suites 
may cause.  The Ministry agreed that increasing the municipal assist is an equitable 
and transparent approach to addressing the incremental infrastructure impacts 
caused by suites. 
 
Industrial DCCs.  The City has some of the lowest Industrial DCCs in the province 
that do not fully fund the servicing demands of the shifting ‘light industrial’ 
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development trend.  To better reflect the true cost for servicing, the Industrial 
category has been split into two categories – Light Industrial and Heavy Industrial. 
The Light Industrial DCC is approximately 50% of the Commercial DCC rate and is 
more in line with the cost of servicing this development form.  The Heavy Industrial 
DCC is consistent with the previous DCC Program and collects DCC based on a 
gross site area for land intensive industrial developments like gravel extraction, 
wrecking yards, outdoor storage, and asphalt and concrete plants. 
  

2. Storm Drainage DCC.  DCC legislation permits the inclusion of a Drainage DCC to 

fund the infrastructure required to meet the demands placed on drainage systems 

and natural flood zones by development.  The recent floods of 2017 and 2018 have 

demonstrated a need to better manage the City’s major drainage systems which 

include the City’s creeks and streams.  A new Drainage DCC is proposed to fund the 

work along the City’s primary drainage corridors and outfalls.  The first major 

project is capacity improvements to Mill Creek that runs through the City’s core 

area and is an area of future development densification.   

 

The project funding split assigns 25% to growth and 75% to City funding sources.  

This proportion is based on the anticipated growth by 2040.  The 75% of project 

funding coming from City funding sources equitably accounts for improvements 

necessary to remedy existing deficiencies along Mill Creek.   

 

The Mill Creek Flood Protection project is supported by a $22 million federal grant 

that reduces the overall project cost and reduces both the City and DCC share of 

funding equitably. 
 

3. Parks Acquisition DCC for Commercial/Industrial.  Council approved the Parks 

Development DCC in February 2020 and as part of the preferred scenario Council 

directed staff to explore the inclusion of a Parks Acquisition DCC for the 

Commercial and Industrial DCCs.  This new Parks Acquisition DCC is now included 

in Commercial and Industrial DCC rates. 
 

4. Shift to City Wide DCCs.  Primary objectives of this DCC update are to align with 

best practice and, where possible, simplify and make the program more 

understandable for the development community.  The City’s DCC Program dates to 
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the 1980’s and, back when it was first developed, area specific DCCs were used 

extensively as there were many suburban areas of the City that had unique 

servicing demands.  With the recent adoption of the 2040 OCP and TMP, the City’s 

land use plan is shifting with more emphasis on development within the core area 

and urban centres.  This change has caused the City to rethink the area specific 

approach and move to a Municipal-wide approach where appropriate.  The 

proposed DCC Program assesses DCCs on a Municipal-wide basis for all service 

areas except Transportation where the sectors were consolidated from six in the 

current program to three for the proposed DCC Program.  The three sectors within 

Transportation were retained as there is unique transportation challenges to each 

sector that warrant the sector approach. 

Table 2: Number of areas for current and proposed DCC Program. 
Service Previous (# of areas) Proposed (# of areas) 
Water Area specific (3) Municipal-wide (1) 
Wastewater Trunks Areas specific (3) Municipal-wide (1) 
Wastewater Treatment Municipal-wide (1) Municipal-wide (1) 
Storm Drainage N/A* Municipal-wide (1) 
Parks acquisition & Development Municipal-wide (1) Municipal-wide (1) 
Transportation Area specific (6) Area specific (3) 

* Storm Drainage is a new DCC proposed in this update. 

 
5. Updated DCC rates.  DCCs have increased since the last update in 2019 and are a 

dependent on where development is occurring in the City (Figure 1 and Table 3).  All 

DCCs except Transportation are city-wide and uniform across the City.  

Transportation DCCs vary based on three sectors resulting in 3 different DCC rates. 

6. Municipal Assist.  The Local Government Act requires municipalities to provide a 

level of financial assistance through a municipal assist factor (MAF) which reflects 

Council’s desire to encourage development and is largely a political decision.  The 

way the City has historically applied the MAF for the purpose of DCC calculation is 

different than most municipalities in BC and not consistent with best practice.  The 

difference is how existing reserves are accounted for in the DCC calculation and is 

negligible when reserve balances are low, but when the reserve balances are high 

the difference in the municipal assist amount is appreciable.  The City’s current 

approach is defendable but has been changed to align with best practice.   
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The Council approved subsidy for secondary suites was carried forward in this 

update but it is now shown as part of the municipal assist as opposed to buried in 

the DCC calculations.   

Table 3- Municipal assist factors for both the base MAF and the secondary suite assist. 
 Municipal Assist Factors (%) 

 Transportation Water Sewer Drainage Parks 
Base 15% 1% 1% 1% 8% 
S. Suites 1% 1% 1% 1% 3% 
Total 16% 2% 2% 2% 11% 

 

7. Changes to DCC Bylaw.   

• The DCC Bylaw has been updated to align with the new Zoning Bylaw.  The new 

Zoning Bylaw is anticipated to be adopted by Council in September 2022 after 

Ministry approval.   

• The new Carriage House and Light Industrial categories have been added to the 

DCC Bylaw and the new Drainage DCC has been included.  

• Secondary suites are no longer required to pay DCCs and the existing Council 

approved subsidy has been carried forward but is now shown as a municipal 

assist factor for transparency.  

• There are 4 residential dwelling categories based on the existing density 

gradient formula of development units per hectare that encourages higher 

density developments through lower DCCs.    

• The Residential 5 category (small apartment < 600 sq. ft.) was rolled up into the 

Residential 4 category (apartment) because these units have similar 

infrastructure demand based on the average population per unit.  Legislation 

also exempts micro-suites < 300 sq. ft. from DCCs.  

• The proposed DCC Program assesses DCCs on a Municipal-wide basis for all 

service areas except Transportation where the sectors were consolidated from 

six in the current program to three for the proposed DCC Program.  The three 

sectors within Transportation were retained as there are unique transportation 

challenges to each sector that warrant the sector approach. 

• In addition to the new DCC Bylaw (12420), a new DCC Reserve Reduction Bylaw 

(12419) was developed to draw down existing reserves for the sectors that were 
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consolidated as part of this update.  The two bylaws will work together to fund 

the program but only the DCC Bylaw (12420) will be the ‘forward-facing’ bylaw 

that will be used to collect DCCs. 

• A legal review of the DCC Bylaw was completed and there were several 

housekeeping edits to improve readability, transparency, and consistency with 

the Local Government Act. 

Figure 1: Total combined DCC by land use and sector. 
 

These rates include all DCCs (i.e., water, wastewater, drainage, parks, and transportation).  
DCC rates are for comparative purpose and actual rates may differ based on services 
received.  For example, development in Southeast Kelowna would not pay Wastewater 
DCCs because there is no service in that area and the total DCC would be lower than that 
shown.  Similarly, water service for the area north of the Inner City is supplied primarily 
from other water purveyors so the Water DCC is not included but may be assessed by 
another water purveyor or the City depending on the location of the development.   
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DCCs have increased since the last update in 2019 and are dependent on where 
development is occurring in the City (Figure 1 and Appendix A).  City Centre represents 
about 85% of the new residential units and DCCs have increased less than 5% per year for 
the past 3-years leading up to this update and are well within recent inflation for 
construction and land.   Cumulative increase in residential DCCs, excluding carriage houses, 
for the three years since the last update is approximately 14%. 

Southwest Mission is nearing buildout with some of the infrastructure already in place.  This 
area is seeing the smallest increase of less than 3% per year since the last update in 2019 
but still has the highest overall DCCs due to high costs of extending services to this area at 
the southern boundary of the City. Cumulative increase in residential DCCs, excluding 
carriage houses, for the three years since the last update is approximately 4%. 

The DCC rates for North of the Inner City have increased in the range of 4% to 12% per year 
since the last update in 2019.  Cumulative increase in residential DCCs, excluding carriage 
houses, for the three years since the last update is approximately 24%. 

In addition to inflationary impacts, this increase reflects the large transportation 
infrastructure projects needed to support growth in this area including:  

• Acland 2 (Airport Way – John Hindle Dr) -    $15.2 million 
• Commonwealth Rd -        $10.5 million 
• Glenmore 5 (Union – John Hindle) -     $10.5 million 
• Glenmore Rd Safety Upgrades (John Hindle – Lake Country) -   $14.8 million 
• Hollywood Rd and ATC (various phases) -     $27.3 million 

 
The new Light Industrial DCC reflects the impacts of servicing this development type and is 
comparable to the Industrial DCC levied by other similar communities.  The Heavy Industrial 
rate remains one of the lowest in the province. 
 
In summary, the City has demonstrated its commitment to achieving a balanced approach for 
this DCC update.  While key cost drivers (land and construction costs) are entirely beyond 
the City's control, the City has contained the size of the DCC Program and implemented 
improvements that reflect the true cost of servicing growth while at the same time ensuring 
the DCC Program is understandable, transparent and aligns with best practice.   
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Table 4: Proposed DCC Rates. 

Note: * Some parts of Kelowna are not serviced by the City’s Water or Wastewater services.  These areas would not be subject to the DCC for these specific services. (ex. 
most of Transportation sector R-E is not serviced by Kelowna’s DCC Water program, so the combined total rate does not include the water charge.  These areas may 
be subject to charges from other water service providers, including the Glenmore Ellison Irrigation District, Rutland Waterworks and the Black Mountain Irrigation 
District.) 

Land Use 

Service Area Roads Water Sanitary Sewers Drainage Parks Total* 
Trunks Treatment Acquisition Development 

Sector R-I R-B R-E W-A S-A T-A D-A P-A P-D 
Inner City/ 
Common 

South-West 
Mission 

North of 
Inner City 

Unit of Measure 
Inner City/ 
Common 

South 
Mission 

North of 
Inner City 

City-wide City-wide City-wide City-wide City-wide City-wide Combined Combined Combined 

Residential 1 
Per unit or lot 
Single-detached or 
Units/Ha <= 15 

$11,903 $27,352 $19,619 $998 $1,908 $4,772 $702 $8,337 $6,462 $35,083 $50,531 $41,800 

Residential 2 
Per unit or lot 
15 < Units/Ha <= 35  

$10,760 $24,725 $17,735 $903 $1,725 $4,314 $492 $8,337 $6,462 $32,992 $46,957 $39,064 

Residential 3 
Per unit 
35 < Units/Ha <= 85 

$7,998 $18,378 $13,182 $671 $1,282 $3,207 $281 $8,337 $6,462 $28,237 $38,616 $32,750 

Residential 4 
Per unit 
> 85 Units/Ha 

$7,287 $16,745 $12,011 $611 $1,168 $2,922 $211 $8,337 $6,462 $26,997 $36,455 $31,110 

Carriage 
House 

Per unit 
$4,504 $10,349 $7,423 $378 $722 $1,806 $211 $8,337 $6,462 $22,419 $28,264 $24,960 

Commercial 
Per Square Metre 
 

$39.42 $90.57 $64.96 $3.31 $6.32 $15.80 $2.81 $13.80 $10.70 $92.15 $143.31 $114.39 

Institutional A Per Square Metre  
 

$39.42 $90.57 $64.96 $3.31 $6.32 $15.80 $2.60 Exempt Exempt $67.44 $118.59 $89.68 

Institutional B 
Per Square Metre 
 

$0.00 $0.00 $0.00 $3.31 $6.32 $15.80 $2.60 Exempt Exempt $28.03 $28.03 $24.72 

Heavy 
Industrial 

Per Hectare  
$29,402 $67,560 $48,460 $5,536 $10,580 $26,464 $5,267 $10,296 $7,980 $95,526 $133,684 $109,047 

Light 
Industrial 

Per Square Metre  
$19.71 $45.28 $32.48 $1.65 $3.16 $7.90 $2.11 $6.90 $5.35 $46.78 $72.36 $57.90 
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1 INTRODUCTION AND BACKGROUND 

1.1 OVERVIEW OF SERVICING PLAN AND FINANCING STRATEGY 

Located at the core of one of the fastest growing metropolitan areas in Canada, the City of 
Kelowna is home to a population of over 143,000 residents, making it the largest community 
in the Regional District of Central Okanagan.  Kelowna’s population is projected to grow by 
45,000 to nearly 190,000 by 2040.  To accommodate growth, the City has identified 
infrastructure investment valued at $1.3 billion to fund transportation, utilities (water, 
sanitary sewer, and drainage) and parks infrastructure and land acquisition.  

The 20-year Servicing Plan and Financing Strategy serves as the foundation for City’s 
Development Cost Charge (DCC) program.  The 20-Year Servicing Plan and DCC Bylaw are 
interrelated and for simplicity will be collectively termed herein as the ‘DCC Program.’ 

This update to the DCC Program is considered a ‘Major’ DCC amendment as defined by the 
BC Best Practice Guide and includes a comprehensive review of growth forecasts, 
infrastructure servicing demand, construction and land costs, and principles and 
fundamentals to ensure the DCC Program aligns with best practices in a fair and equitable 
manner. 

1.2 GUIDING LEGISLATION AND MUNICIPAL PLANS AND POLICIES 

The DCC Program was developed to be consistent with the following legislation, plans and 
policy guides: 

Local Government Act, 
The Development Cost Charge Best Practice Guide (BPG), 
City of Kelowna Development Cost Charges Bylaw No. 10515, 2020 as amended, 
City of Kelowna 2040 Official Community Plan, adopted January 2022, 
City of Kelowna 2040 Transportation Master Plan, adopted January 2022, 
City of Kelowna 10-year Capital Plan 2021-2030, 
City of Kelowna Asset Management Plans,  
Kelowna and UDI DCC Review, 2018, 
City of Kelowna 2030 Official Community Plan, Bylaw No. 10500, as amended, 
City of Kelowna Zoning Bylaw No. 8000, 2022 as amended, 
Various capital planning programs and cost estimates. 
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1.3 STAFF AND STAKEHOLDER CONSULTATION 

The DCC Program update has been ongoing for more than two years in parallel with 
updates to the 2040 OCP and TMP.  Along the way, the cross departmental project team 
has had extensive communication with stakeholders including Urban Development Institute 
(UDI), Canadian Home Builders Association (CHBA), University of British Columbia (UBCO), 
Okanagan College, Council, Ministry of Municipal Affairs, members of the Senior Leadership 
Team and City Staff.  Major stakeholder touch points are listed in Appendix C. 

1.3.1 Consultation with City Staff 

The DCC Program update engaged City staff at key phases of the project.  Three key 
working groups were engaged throughout the course of the assignment.  

Steering Committee: This committee was composed of staff and senior management from 
Finance, Infrastructure, Policy and Planning and Development Services.  The Steering 
Committee provided direction to the project team. 

Technical Team: Composed of representatives from Finance, Infrastructure, Policy and 
Planning and Development Services.  The team was consulted regularly and responsible all 
aspects of the update.  

Senior Leadership Team sub-committee:  The Senior Leadership sub-committee, 
including the City Manager, was consulted three times throughout the study process to 
communicate recommendations and ensure continued support for the DCC Program 
fundamentals and rates. 

1.3.2 External Stakeholders Industry 

To date, UDI, CHBA and other stakeholders have been consulted throughout the DCC 
Program update (Appendix C).  Several meetings and correspondence have occurred 
leading up to this update.  

1.3.3 Council Engagement 

The following public meetings were held with Council to keep them informed on the 
process, infrastructure impacts and rates: 

• 2040 Infrastructure Impact Analysis August 12th, 2019 
• 20-Year Servicing Plan Update – March 16th, 2020 
• DCC Program Update September 13th, 2021 
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1.3.4 Ministry Consultation 

Several meetings with the Ministry of Municipal Affairs were held to discuss policy and 
process issues with regards to costing, the treatment of funding agreements and 
partnerships, and program implementation.  Feedback from these meetings was used to 
refine assumptions in the DCC Program to ensure they align with Ministry expectations and 
expedite the approval. 
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2 KEY ELEMENTS OF THE DCC REVIEW 
The last major amendment to the DCC Program was in 2011 in conjunction with the 2030 
OCP.  Minor DCC Program updates, to bring project cost estimates in line with updated 
market construction and land acquisition costs, occur regularly, most recently in April 2019.  
In February 2020, a new Parks Development DCC category was added to the program.   

The proposed DCC Program ensures that the benefiter of municipal services pay 
infrastructure costs in a fair and equitable manner.  The proposed DCC Program creates 
certainty by providing stable charges to the development industry and by allowing timely 
construction of infrastructure necessary to accommodate growth. 

Policy recommendations from this review were assessed against the BC DCC Best Practice 
Guide to ensure conformity with local practice and precedent.  Five outlines key elements, 
decisions and supporting rationale used in the update, while also indicating whether the 
proposed approach aligns with the Best Practice Guide. 

Table 5: DCC Key Elements and Best Practice 
Key element Proposed DCC 

Update 
Rationale Aligns with Best 

Practice Guide? 
Time Frame 20 years Aligns with 2040 OCP, TMP and capital 

planning time frames 

 

City-wide or 
area-specific 
charge? 

Citywide and 
area-specific 

Each capital program gives due 
consideration for the geography of 
service provision and benefit. 

Allocation of growth and capital projects 
have been reviewed to consolidate 
service area geographies in a manner 
that ensures equitable allocation of 
cost and benefit from infrastructure 
investment. 

 

Grant 
Assistance/ 
Cost Sharing 

Yes Select transportation and drainage 
projects will be partially funded via 
sharing agreements.  Grant 
assistance included in this program 
reflects approved grants and reflects 
qualification for inclusion per 
Ministry direction. 
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Key element Proposed DCC 
Update 

Rationale Aligns with Best 
Practice Guide? 

Developer 
Contribution 

Yes Select transportation, water and 
wastewater projects include 
assumptions for developer 
contributions, including for frontage 
improvement requirements. 

 

Interim 
Financing 

Yes Projects do not require interim financing, 
however, interest on long-term debt 
financing has been included for 
certain projects. 

 

Benefit 
Allocation 

25% to 100% Benefit to existing and benefit to growth 
is calculated on a project-by-project 
basis following service-specific 
assumptions. 

100% is used to reflect exclusive benefit 
to new development. 

25% is used to reflect estimated benefit 
to new residents based on proportion 
of new population growth to total 
population. 

 

Municipal 
Assist Factor 

1% to 15% The calculation of the municipal assist 
factors was updated to align with the 
DCC Best Practices Guide. 

Kelowna is contributing the minimum 
allowable assist factor of 1% for 
water, wastewater, and drainage 
programs. 

A municipal assist of 15% is maintained 
for transportation programs, and 8% 
for parkland acquisition and parks 
development programs to offset cost 
impacts to development and 
recognize the broader benefit of 
some of the projects that may not be 
fully captured by the BTE allocations. 

 

Secondary 
Suite Assist 

1% to 3% Municipal assist to support infrastructure 
burden caused by secondary suites 
is included. 
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Key element Proposed DCC 
Update 

Rationale Aligns with Best 
Practice Guide? 

Units of 
Charge 

Per unit/parcel, 
per sqm of 
gross floor area, 
and per site 
area 

Residential units are assessed on a per 
lot or unit basis, distinguished by 
density (in terms of units per ha) in 
line with anticipated occupancy.  

Commercial, Institutional and Light 
Industrial are assessed on a per 
square meter gross floor area basis, 
as impact on infrastructure 
correlates with floor space. 

Heavy Industrial uses are assessed on a 
site area basis, as these the impact 
of these uses correlates more with 
land area than built space. 
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3 GROWTH PROJECTIONS AND EQUIVALENCIES 

3.1 OVERVIEW OF THE 2040 OCP 

Kelowna’s 2040 Official Community Plan (2040 OCP) serves as the guiding document for 
planning for growth up to 2040.  The 2040 OCP addresses land uses, mapping, and policies 
to reflect the community’s vision and clearly signals where development will be prioritized 
and supported via planned delivery of infrastructure and amenities.  

3.2 RESIDENTIAL GROWTH 

Kelowna’s population is projected to grow by approximately 45,000 by 2040 raising the 
City’s population to 190,000.  

Table 6: Projected Residential Growth by Unit Type 2021-2040 
Type Density New 

Units 
Persons 
Per Unit 

New 
Population 

Residential 1 SFU 4,186 2.64 11,060 
Residential 2 15 – 35 UPH 2,392 2.39 5,710 

Residential 3 35 – 85 UPH 3,356 1.78 5,960 

Residential 4 > 85 UPH 13,602 1.62 22,010 

Carriage House Per Unit 299 1.00 300 
Secondary Suite Per Unit 1,495 1.00 1,500 

Total Residential OCP Growth to 2040 25,330  1.84 46,540 

 

Data from the 2016 Census and recent trends in building permit data indicates an overall 
shift in new residential development towards multi-family units and more compact housing 
forms.  As a result, the DCC Program includes the following housing types, in line with 
categorizations suggested by the Best Practices Guide: 

Residential 1 - (Single-family homes and multi-family development less than 15 dwelling 
units per hectare) – The City is projecting an additional 4,186 new Residential 1 units which 
may contain secondary suites.  Census data shows no difference in the number of people 
living in single-family homes relative to lot size.  Therefore, the burden on the City’s 
infrastructure, based on lot size, is the same for single-family homes and on average there 
are 2.64 people per unit.  However, some single-family units are expected to also include 
secondary suites (see below).   
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Secondary Suites and Carriage Houses - Secondary Suites and Carriage Houses.  It is 
estimated that 30% of single-family homes in Kelowna will be built with suites or carriage 
houses.  Council agreed in 2008 to charge a flat fee DCC of $2,500 for all secondary suites 
and carriage houses which would normally be charged a much higher rate (equivalent to a 
condominium); with the revenue difference borne by taxation and utility funding.  The current 
practice was flagged by the Ministry as an area that needed to be amended because it 
provided a specific land use subsidy which is not permitted, as any subsidy must be applied 
evenly for all land uses.   

This update has introduced a new category for Carriage Houses and assessed a higher DCC 
in the range of $23,000 - $28,000, to better reflect the actual infrastructure impact of these 
stand-alone units. 

Secondary suites are often exempt from paying DCCs because their construction value is less 
than the $50,000 minimum required to trigger DCCs as defined by the Local Government Act.  
For this update, it is proposed that suites are not assessed a DCC.  Simply stated, once the 
developer pays their residential DCC for the base build the secondary suite can be 
constructed with no further DCCs levied.  With the expected increase in suites and their 
associated demand on infrastructure, tax/utility funding used previously to subsidize suites 
has been carried forward and applied to the municipal assist to offset the infrastructure 
burden that suites may cause.  The Ministry agreed that increasing the municipal assist is an 
equitable and transparent approach to addressing the incremental infrastructure impacts 
caused by suites. 

Residential 2 – Multi-family developments with a density greater than 15 and less than or 
equal to 35 residential dwelling units per hectare (duplex, triplex, four-plex and row 
housing).  The City is forecasting an additional 2,392 Residential 2 units by 2040.  Census 
data indicates that these units have similar household size with on average 2.39 PPU. 

Residential 3 – Mulli-family developments with a density greater than 35 and less than or 
equal to 85 residential dwelling units per net hectare (generally row housing and up to four 
storey apartment buildings).  The City is forecasting an additional 3,356 Residential 3 units 
by 2040.  Census data indicate that these units have average household size of 1.78 PPU. 
 
Residential 4 – Multi-family developments with a density greater than 85 residential 
dwelling units per net hectare (generally apartments greater than four storeys).  The City is 
forecasting an additional 13,602 Residential 4 units by 2040.  Census data indicates that on 
average there are 1.62 people per unit living in apartments. 
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Previous versions of the DCC Program included a Residential 5 category for small 
apartment units 55.8 square metres (approximately 600 square feet) or less, which qualified 
for a reduced DCC rate on the assumption that these units typically are home to fewer 
residents on account of their small size.  A review of occupancy patterns determined that 
the difference in occupancy between Residential 4 (apartment units) and the Residential 5 
category was not enough to warrant a separate rate, particularly given that micro suite units 
of less than 29 square metres are already exempt, per legislation.  As such, the previous 
Residential 5 category has been rolled up into the Residential 4 category, resulting in an 
adjustment to overall per unit equivalencies to reflect the blended category. 

3.3 NON-RESIDENTIAL GROWTH 

Estimated future growth for non-residential land uses is noted in Table 7.  To estimate the 
future commercial, industrial, and institutional growth projections, the basis of the current 
DCC Bylaw was reviewed, along with the amount of available non-residential land available 
for development.  Growth in each non-residential category is stated in terms of the way the 
DCC is calculated – per square meter of gross floor area for Commercial, Institutional and 
Light Industrial uses, and per net hectare of site area for Heavy Industrial land uses (Table 
7). 

Table 7: Projected Non-Residential Growth by Type 2021-2040 
Land Use Calculation Method New Development 
Commercial Square metres of GFA 313,000 
Institutional Square metres of GFA 210,000 
Light Industrial Square metres of GFA 187,000 
Heavy Industrial Hectares of Site Area 40 

Note: Figures have been rounded 

Light and Heavy Industrial 
Historically, industrial development has been primarily land-extensive in nature, often 
resulting in buildings with modest gross floor area and coverage ratios when compared to 
the total area of the development site.   

However, given the changing nature of industrial-type work and shifting development 
trends, it is becoming increasingly common for ‘light industrial’ type employment, such as 
some commercial, production, distribution, and repair-focused activities, to occur in higher-
density built forms.  As these activities can locate on smaller sites with more gross floor 
area and higher coverage ratios, including multi-story development in some cases, the land 
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area of site may not reflect the amount of employment and customers, or subsequent 
demand for services, occurring thereon. 

The City has some of the lowest Industrial DCCs in the province that do not fully fund the 
servicing demands of the shifting ‘Light industrial’ development trend.  To better reflect the 
true cost for servicing the Industrial category has been split into two categories – Light 
Industrial and Heavy Industrial.  The distinction between the two industrial categories will 
be based on the Zoning Bylaw with Zones I1 and I2 categorized as Light Industrial and 
Zones I3 and I4 categorized as Heavy Industrial.  The Light Industrial DCC is approximately 
50% of the Commercial DCC rate and is more in line with the cost of servicing this 
development form 

The forecast for industrial demand to 2040 was prepared in terms of land area, with a total 
forecast of 95 hectares of industrial land.  Based on a review of city-wide industrial zoning, 
55 ha of the industrial land supply growth projection is assumed to be Light Industrial in 
nature.  Assuming an average development density of 0.34 FSI for Light Industrial projects, 
in line with higher end assumption of the OCP and recent market studies1, results in a 
forecast of just under 187,000 square metres of Light Industrial growth by 2040. 

3.4 EQUIVALENT UNITS 

Equivalency factors are established to reflect the relative demand on infrastructure from 
each of the land use categories.  The land use category, Residential 1, serves as the 
baseline for the assessment of impacts on infrastructure of all other residential and non-
residential categories. 

 One (1) Equivalent Unit = 1 Single Family (Residential 1) Unit 

Transportation, Water and Wastewater Trunks and Treatment: The relative demand on 
the transportation, sewer and water systems is determined using estimated number of 
persons per unit for residential growth, and equivalent population per square metre and per 
hectare of site area for non-residential growth.  These equivalencies mirror the approach 
employed in the previous DCC Program. 

Drainage: The demand on the storm drainage system of developing a parcel of land is 
expressed as the amount of stormwater run-off that must be accommodated by the system. 
The accepted parameter for expressing imperviousness in stormwater run-off calculations 

 
1 Rollo + Associates, Commercial Demand Study for City of Kelowna, November 2018 
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is the “run-off coefficient”.  The run-off coefficient reflects the ratio between the 
impervious area on a parcel and the total area of the parcel.  Run-off coefficients are then 
used to determine equivalency factors necessary to develop Equivalent Drainage Units 
(EDUs), the basis for calculating drainage DCCs. 

Parkland Acquisition and Park Development: Parks Acquisition and Development DCC 
assumes an equal weighting between all residential unit types, primarily to reflect the 
relative increase in demand for parks space that comes from higher density development.  
Non-residential rates are based on the same equivalencies used for transportation, water, 
and wastewater, but have been adjusted down by 50% to account for the reduced demand 
for parkland generated by businesses compared to residential uses. 

Light Industrial Equivalencies:  The built form of the emerging "Light Industrial" buildings 
is much more dense than traditional Heavy Industrial uses and has a much higher level of 
employment and customers per hectare.  For the DCC services, employment is deemed the 
key driver of the demand for services.  Non-residential land uses with higher employment 
density generate greater demand for services and should, therefore, be subject to higher 
DCC rates.  The Light Industrial DCC is approximately 50% of the Commercial DCC rate and 
is more in line with the cost of servicing this development form.  

Table 8: Equivalency Factors by Land Use and Unit Type 
Equivalency Factors Transportation Water & Wastewater 

Trunks and Treatment 
Drainage Parks 

Residential 1 
(per dwelling unit) 

100% 100% 100% 100% 

Residential 2 
(per dwelling unit) 

90% 90% 70% 100% 

Residential 3 
(per dwelling unit) 

67% 67% 40% 100% 

Residential 4 
(per dwelling unit) 

61% 61% 30% 100% 

Carriage House 
(per dwelling unit) 

38% 38% 30% 100% 

Commercial 
(per square metre) 

0.33% 0.33% 0.40% 0.17% 

Institutional 
(per square metre) 

0.33% 0.33% 0.37% 0.17% 

Light Industrial 
(per square metre) 

0.17% 0.17% 0.30% 0.08% 

Heavy Industrial 
(per hectare) 

247% 555% 750% 124% 
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4 MAJOR SERVICING REQUIREMENTS 

4.1 SUMMARY OF CAPITAL PROGRAM 

The key elements for determining the DCC rates include recoverable infrastructure costs, 
growth forecasts and equivalencies described earlier in this report.  

As specified by the Local Government Act, the DCC recoverable costs for the projects 
include construction costs, engineering, design, administration, contingency, and financing 
costs on long-term debt where appropriate.  The DCC recoverable cost is calculated on a 
project-by-project basis after accounting for benefit to existing (described below), capital 
grants, subsidies, developer contributions, or other deductions consistent with legislation.  

For some projects, a portion of the project may provide benefit to the existing residents and 
businesses in Kelowna.  This benefit to existing (BTE) and associated net costs are funded 
from City sources, such as property taxes and utility rates.  The amount of City funding, 
along with the municipal assist factor, is identified as Total Municipal Costs.  An overview 
of the DCC costs by infrastructure type is provided in Table 9.   

Table 9: DCC Costs by Service ($millions) 
Service Total Capital 

Costs 
Cost Sharing1 Opening 

Reserve 
DCC Recoverable 
Program Costs2 

Total Municipal 
Costs3 

Transportation  $527.8   $49.3  $74.9  $236.4   $167.2  

Water  $61.9   $3.7  $19.3  $12.7   $26.2  

Sewer Trunks  $62.7   $4.1  $5.2  $33.3   $20.1  
Sewer Treatment  $121.8   -    ($7.4)  $92.4   $36.8  

Drainage  $58.0   $20.8  -  $9.2   $28.0  

Parkland Acquisition  $244.5   -    $35.4  $182.4   $26.7  
Park Development  $217.1   -    $1.0  $141.4   $74.7  

Total  $1,293.8   $77.9  $128.4  $707.8  $379.7  

Note:  (1) Cost sharing includes approved government grants and anticipated developer contributions. 
 (2) Net of DCC reserve balances collected under previous DCC Program 

(3) Includes municipal assist factor and benefit to existing development. 
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4.2 GEOGRAPHIC SECTOR COST ALLOCATION 

The BC Best Practice Guide allows DCCs to be calculated on a municipal-wide or area 
specific (sector) basis, however, the recommended practice is that DCCs are established on 
a municipal-wide basis, unless there is a significant disparity between development and 
benefiting users.  A municipal-wide charge has been applied to all service areas except 
Transportation where the sectors were consolidated from six in the previous program to 
three for the proposed DCC Program.  The three sectors within Transportation were 
retained as there is unique transportation challenges to each sector that warrant the sector 
approach.  These sectors include: 

Sector I – City Centre (including City Centre, Southeast Kelowna, Rutland, Black Mountain) 

Sector B – South Mission 

Sector E – North of Inner City (including University, McKinley, Airport and north Industrial) 

4.3 COST ALLOCATION: BENEFIT TO EXISTING & GROWTH 

For each capital project, costs are allocated between benefit to existing residents (BTE) 
and new growth.  To determine the proper allocation for each project, individual projects 
were reviewed using the following criteria: 

• Projects that are required solely to accommodate new growth.  These projects would 
not be contemplated if no new growth were forecasted and one hundred percent (100%) 
of the benefit and cost (net tax assist) of each project in this category has been 
assigned to new growth.   

• Projects that are required for growth but also provide benefit to existing residents either 
through improvement to service levels or renewal of existing infrastructure.  For these 
projects the BTE was determined by quantifying the level of service improvement and 
asset renewal costs and summing these two as a percentage of the overall project: 

BTE = Level of Service Improvement + Asset Renewal Compensation 

Level of service improvement BTE was based on engineer analysis, or the percent of 
growth expected by 2040 (25%), where appropriate.  The asset renewal BTE was 
assessed based on the depreciated value of assets being replaced as part of the 
project.  

The following table indicates, in general terms, the percentage of costs that are 
attributable to existing residents according to the type of services.   
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Table 10: Benefit to Growth Shares by Service 
Service Benefit to existing (%) 
Transportation 0% to 94% 
Water 0% to 58% 
Sewer Trunks 0% to 73% 
Sewer Treatment 30% 
Drainage 75% 
Parkland Acquisition 0% 
Park Development* 0% to 52% 

Note: *Park development is assumed 100% to growth but is netted 
down to account for project components that are ineligible for DCC 
funding, in line with statutory limitations of the LGA. 

4.4 MUNICIPAL ASSIST 

Legislation requires municipalities to contribute an ‘municipal assist factor’ (MAF) to pay 
for municipal parks and infrastructure.  The assist factor is a percentage of the 
development related costs that is paid by the municipality and is in addition BTE (described 
above).  No guidance is provided by the Ministry as to the magnitude of the assist factor; 
some local governments set it as low as one percent, while others have set it as high as 
50%.  The assist factor reflects Council’s desire to encourage development and is largely a 
political decision.  A comparison of assist factors is set out in the table below.  These MAF’s 
include an assist to support secondary suites discussed in the next section. 

Table 11: Municipal Assist Factor 
Community Municipal Assist Factor (%) 

Transportation Water Sewer Drainage Parks 
Kelowna 16% 2% 2% 2% 11% 
Surrey 5% 10% 10% 10% 5% 

Langley 1% 1% 1% 1% 1% 
Abbotsford 10% 1% 1% 10% 5% 
Chilliwack 10% 10% 10% 10% 10% 
Coquitlam 1% 1% 1% 1% 1% 
Richmond 1% 1% 1% 1% 1% 
Kamloops 10% 1% 1% 1% 1% 

Vernon 1% N/A 1% 1% N/A 
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4.5 SECONDARY SUITE MUNICIPAL ASSIST 

The Council approved subsidy for secondary suites was carried forward in this update but it 
is now shown as part of the municipal assist as opposed to buried in the DCC calculations.  
The Ministry agreed that increasing the municipal assist is an equitable and transparent 
approach to addressing the incremental infrastructure impacts caused by suites, 

The secondary suite municipal assist is included with the municipal assist described in 
Section 4.4 and increases the MAF used in the previous DCC Program by the amounts 
shown in Table 12. 

 
Table 12: Secondary Suite Municipal Assist Factor 

 Municipal Assist Factors (%) 
 Transportation Water Sewer Drainage Parks 
Base 15% 1% 1% 1% 8% 
S. Suites 1% 1% 1% 1% 3% 
Total 16% 2% 2% 2% 11% 

 

The unit count for secondary suites has been removed from the DCC calculations because 
the secondary suite assist included in the DCC rate calculations, as reductions from the 
DCC recoverable capital costs, more than accounts for any infrastructure needs associated 
with secondary units.  It would be inequitable, to include the secondary suite unit count in 
the DCC rate calculation as any associate costs have been removed; including the units 
would artificially reduce the DCC rates and the City would not fully fund the development-
related costs associated with meeting the increased needs arising from all other 
development.    

4.6 INTEREST ON LONG-TERM DEBT 

Per the Best Practices Guide interest is permitted to be included in a DCC where fixed-
capacity infrastructure, such as a Wastewater Treatment Plant (‘the Plant’), needs to be 
constructed before growth can occur, and before adequate DCCs can be collected.  The City 
has identified the Wastewater Treatment Digestor project as eligible for interest recovery of 
growth’s share as the project expands the Plant’s capacity to facilitate future growth.  The 
interest on long-debt financing must utilize a rate not more than the prevailing Municipal 
Finance Authority debenture rate and end by the year 2040.  The amount is identified in 
Appendix A of the Wastewater Treatment Servicing Plan & Financing Strategy.  
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4.7 DCC CAPITAL PROJECTS BY SERVICE 

The DCC Program was developed by reviewing infrastructure plans and identifying those 
projects required to meet the demand to accommodate growth as identified in the 2040 
OCP.  All project costs were updated to reflect current construction and land acquisition 
costs.  Project details for each service category of infrastructure are included below. 

4.7.1 Transportation 

The Transportation DCC Program includes new roads and bridges, capacity improvements, 
active transportation corridors, sidewalks, street improvements, intersection improvements 
and signalization.  The program and calculations are shown in Appendix A. 

4.7.2 Total Program Costs 

The total cost of the Transportation DCC Program is approximately $527.8 million.  These 
costs include the construction of new transportation infrastructure, engineering, 
contingency, project administration, interest, and land costs, where applicable. 

Table 13: Transportation DCC Program Costs ($millions) 
Total Capital 

Costs 
Cost Sharing Opening 

Reserve 
DCC Recoverable 

Program Costs 
Municipal Costs 

$527.8 $49.3 $74.8 $236.5 $167.2 
 
 

Sector: City Centre (R-I) South Mission (R-B) North of City centre (R-E) 
 $207.2 $17.3 $12 

 

4.7.3 Allocation of Benefit and Tax Assist 

The Transportation program identifies the proportion of the costs attributable to new 
growth for each project.  The City share of funding is comprised of renewal costs and level 
of service improvements as described previously (see Section 4.3).  Level of service 
assumptions are based on the nature of the improvement and are summarized below.   
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Table 14: Transportation Level of Service BTE Assumptions 

Project Type Assumed BTE 
Major Intersection Capacity Improvements 33% 
Traffic Signals & Roundabouts 33% 
Road Safety Improvements 33% 
Urban Centre New Population Share 46% 
Stand Alone Biking Projects 50% 

 

The BTE for infrastructure renewal is determined on a project-by-project basis and is 
added to the level of service BTE.  See Appendix A for total BTE for individual projects. 

4.7.4 Consideration of Local Contributions by Development 

Per s.506, Division 11, Part 14 of the Local Government Act, provision of local services is a 
direct developer responsibility, the functions or services of which are not to be included in 
the determination of DCC rates.  To this effect, when a DCC eligible roads project includes 
an anticipated local share (i.e., developer construct frontage improvement), the gross cost 
of the project is netted down to reflect the local share to be provided by developers. 

A provision for the local share is included in the Transportation capital program as an 
assumed percentage of the total program cost, set at 10% for projects where a developer 
contribution is anticipated (Appendix A).  This assumption that development preceding road 
construction will build some of the road project as part of their frontage improvements 
reduces the project value and lowers the recoverable DCC.  Without this assumption 
Transportation DCCs would be higher. 

4.7.5 Municipal Assist Factor 

A municipal assist of 16% is applied for the Transportation DCC Program which is 
comprised of an 15% municipal assist plus 1% tax assist for secondary suites.  
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4.7.6 Traffic Generation and Calculation of Road Impact 

The demand for transportation infrastructure is based on persons per unit associated with 
each land use as described in Section 3.4.   

Table 15: Equivalent Units for Transportation 
Land Use Base Unit Equivalent Unit 

Per Base Unit 
Residential 1 Dwelling Unit  1.00 
Residential 2 Dwelling Unit  0.904  
Residential 3 Dwelling Unit  0.672 
Residential 4 Dwelling Unit  0.612  
Carriage House Dwelling Unit 0.378 
Commercial Gross Floor Area (m2) 0.0033 
Institutional Gross Floor Area (m2) 0.0033 
Light Industrial Gross Floor Area (m2) 0.0017 
Heavy Industrial Site Area (ha) 2.47 

 

4.7.7 Geography of Charges 

The Transportation DCC Program uses a sector approach to determine the allocation of 
project costs.  A common sector rate (R-I City Centre) applies across the entire City.  
Additional area specific rates apply to the north and south sectors of the City,  

As part of this update, the number of Transportation sectors was reduced from 6 to 3.  
Sectors R-A South East Kelowna, R-C North East Rutland and R-D Bell Mountain/Gallagher 
Ridge were combined with Sector R-I City Centre.  Sectors R-B South Mission and R-E 
North of Inner City were retained as there is unique transportation challenges to each 
sector that warrant the sector approach.  A map of the Transportation program sectors is 
provided in Figure 1 on the following page. 
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Figure 2: DCC Transportation Service Sector Plan.  

 

CITY CENTRE 
R-I 
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4.7.8 Water 

The City is one of five major water purveyors operating within Kelowna’s municipal 
boundaries.  The City provides water service to approximately 80,000 of its 140,000 
residents with the remainder of the City serviced primarily by four independent irrigation 
districts.   

The Water DCC Program includes new and upgraded mains, pump stations, disinfection 
facilities and reservoirs.  The DCC Program and calculations are shown in Appendix A. 

Total Program Costs 

The total cost of the water program is approximately $61.9 million.  These costs include the 
construction of new water infrastructure, plus engineering, contingency, project 
administration and land costs, where applicable.  

Table 16: Water DCC Program Costs ($millions) 
Total Capital 

Costs 
Cost Sharing Opening 

Reserve  
DCC 

Recoverable 
Program Costs 

Municipal 
Costs 

$61.9 $3.7 $19.3 $12.7 $26.2 

Allocation of Benefit 

Allocation is assumed 100% for growth related projects that are not replacing an existing 
asset or improving service levels.  For projects that replace or upgrade existing 
infrastructure, the cost for renewal and service level improvement are accounted within the 
Benefit to Existing category and funded from City sources. 

Municipal Assist Factor 

A municipal assist of 2% is applied for the Water DCC Program which is comprised of a 1% 
municipal assist plus a 1% an assist for secondary suites.  

Water Demand and Calculation for Equivalent Population 

The Water DCC is based on the need for additional infrastructure to meet the demands of 
growth.  Persons per unit are used to project demand for water service as described in 
Section 3.4 and summarized below.   
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Table 17: Equivalent Units for Water 
Land Use Base Unit Equivalent 

Unit Per Base 
Unit 

Residential 1 Dwelling Unit  1.000 
Residential 2 Dwelling Unit  0.904  
Residential 3 Dwelling Unit  0.672  
Residential 4 Dwelling Unit  0.612  
Carriage House Dwelling Unit 0.378 
Commercial Gross Floor Area (m2) 0.0033 
Institutional Gross Floor Area (m2) 0.0033 
Light Industrial Gross Floor Area (m2) 0.0017 
Heavy Industrial Site Area (ha) 5.545 

 

Geography of Charges 

The Water DCC Program applies only to the area within the City’s water utility boundary. 
Areas outside this boundary are not subject to the City’s DCCs but may be subject to 
separate charges administer by the other water purveyors. 

Previous versions of the DCC Program divided the service area into three distinct sectors.  
For this DCC Program the three sectors have been combined into one consolidated city-
wide sector.  The geography of this service sector is shown in Figure 3 on the following 
page. 
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Figure 3: Water DCC Service Sector Plan.  
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4.7.9 Wastewater Trunks 

The City’s wastewater utility provides wastewater service for approximately 100,000 of its 
140,000 residents.  The Wastewater Trunks DCC Program includes new trunk sewer mains, 
sanitary pump stations and sewer upgrades. 

Total Program Costs 

The total cost of the Wastewater Trunk DCC Program is approximately $62.7 million.  These 
costs include the construction of new wastewater infrastructure, plus engineering, 
contingency, and project administration.  

Table 18: Wastewater Trunk DCC Program Costs ($millions) 
Total Capital 

Costs 
Cost Sharing Opening 

Reserve 
DCC 

Recoverable 
Program Costs 

Municipal 
Costs 

$62.7  $4.1  5.3  $33.2  $20.1 

Allocation of Benefit 

Allocation is assumed 100% for growth related projects that are not replacing an existing 
asset or improving service levels.  For projects that replace or upgrade existing 
infrastructure, the cost for renewal and service level improvement are accounted within the 
Benefit to Existing category and funded from City sources (Appendix A). 

Municipal Assist Factor 

A municipal assist of 2% is applied for the Wastewater Trunks DCC Program which is 
comprised of a 1% municipal assist plus a 1% assist for secondary suites.  
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Wastewater Trunk Demand and Calculation for Equivalent Population 

The demand for wastewater infrastructure is based on the persons per unit associated with 
each land use as described in Section 3.4 and summarized below. 

Table 19: Equivalent Units for Wastewater Trunks 
Land Use Base Unit Equivalent 

Unit Per 
Base Unit 

Residential 1 Dwelling Unit  1.000 
Residential 2 Dwelling Unit  0.904  
Residential 3 Dwelling Unit  0.672  
Residential 4 Dwelling Unit  0.612  
Carriage House Dwelling Unit 0.378 
Commercial Gross Floor Area (m2) 0.0033 
Institutional Gross Floor Area (m2) 0.0033 
Light Industrial Gross Floor Area (m2) 0.0017 
Heavy Industrial Site Area (ha) 5.545 

 

Geography of Charges 

Previous versions of the DCC Program divided the service area into two distinct sectors.  
For this DCC Program these two sectors have been combined into one consolidated sector 
(Figure 4).  
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Figure 4: Wastewater Trunk DCC Service Sector Plan.  
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4.7.10 Wastewater Treatment 

The Wastewater Treatment DCC Program includes the wastewater treatment digester and 
associated debt financing costs. 

Total Program Costs 

The total cost of the Wastewater Treatment DCC Program is approximately $121.8 million. 
These costs include the construction of new wastewater digester, plus engineering, 
contingency, project administration, and carry over reserve fund balances, where applicable, 
plus eligible debt financing costs.  

Table 20: Wastewater Treatment DCC Program Costs ($millions) 
Total Capital Costs Opening Reserve DCC Recoverable 

Program Costs 
Municipal Costs 

$121.8 $(7.4) $92.4 $36.8 

 

Allocation of Benefit to Existing 

As the wastewater treatment digester serves both growth and existing resident within the 
Wastewater service area, the benefit to growth is calculated relative to the change in 
service capacity and change in population within the service area.  This equates to a 31% 
benefit to existing, and 69% benefit allocated to growth. 

Municipal Assist Factor 

A municipal assist of 2% is applied for the Wastewater Treatment DCC Program which is 
comprised of a 1% municipal assist plus a 1% assist for secondary suites.  

Wastewater Treatment Demand and Calculation for Equivalent Population 

Equivalent units for Wastewater Treatment are calculated on an occupancy per unit basis, 
in the same manner as the Wastewater Trunks program. 
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Table 21: Equivalent Units for Wastewater Treatment 
Land Use Base Unit Equivalent Unit 

Per Base Unit 
Residential 1 Dwelling Unit  1.000 
Residential 2 Dwelling Unit  0.904  
Residential 3 Dwelling Unit  0.672  
Residential 4 Dwelling Unit  0.612  
Carriage House Dwelling Unit 0.378 
Commercial Gross Floor Area (m2) 0.0033 
Institutional Gross Floor Area (m2) 0.0033 
Light Industrial Gross Floor Area (m2) 0.0017 
Heavy Industrial Site Area (ha) 5.545 

 

Geography of Charges 

The Wastewater Treatment DCC Program applies to the same geography as the 
Wastewater Trunks program (Figure 5).   
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Figure 5: Wastewater Treatment Service Sector Plan. 
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4.7.11 Stormwater Drainage 

The previous DCC Program did not include a separate Drainage DCC but did fund minor 
drainage infrastructure associated with road works.  This includes catch basins, manholes 
and drainage mains needed for drainage on DCC roads.   

The recent floods of 2017 and 2018 have demonstrated a need to better manage the City’s 
major drainage systems which includes the City’s creeks and streams.  A new Drainage 
DCC is introduced to fund major system drainage work.  The primary focus of drainage 
works in the next few years is Mill Creek that runs through the City’s core area and is an 
area of future development densification.  Future drainage works will focus on other major 
creeks and streams throughout the City. 

Total Program Costs 

The total cost of the Drainage DCC Program is $57.9 million.  These costs include the 
construction of new drainage infrastructure, plus engineering, contingency, project 
administration, where applicable.   

Table 22: Drainage DCC Program Costs ($millions) 
Total Capital 

Costs 
Grant Funding Opening 

Reserve 
DCC 

Recoverable 
Program Costs 

Municipal 
Costs 

$57.9 $20.8 $0 $9.1 $28.0 

Allocation of Benefit 

Allocation of benefit to growth is estimated at 25% based on the projected population 
growth as a share of total population by the 2040. 

Municipal Assist Factor 

A municipal assist factor of 2% is applied for the Drainage DCC Program which is comprised 
of a 1% municipal assist plus a 1% assist for secondary suites. 
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Drainage Demand and Calculation for Equivalent Population 

The impact on the storm drainage system by development is expressed as the amount of 
stormwater run-off that must be accommodated by the system as described in Section 3.4. 
Run-off coefficients are used to determine equivalency factors necessary to develop 
Equivalent Drainage Units (EDUs), the basis for calculating drainage DCCs.   

Table 23: Equivalent Units for Drainage 
Land Use Base Unit Equivalent Drainage 

Unit Per Base Unit 
Residential 1 Dwelling Unit 1.000 
Residential 2 Dwelling Unit 0.700 
Residential 3 Dwelling Unit 0.400 
Residential 4 Dwelling Unit 0.300 
Carriage House Dwelling Unit 0.300 
Commercial Gross Floor Area (m2) 0.004 
Institutional Gross Floor Area (m2) 0.0037 
Light Industrial Gross Floor Area (m2) 0.0030 
Heavy Industrial Site Area (ha) 7.500 

Geography of Charges 

The City’s creeks and streams act as major drainage corridors and provide flood protection 
for the entire City.  For this reason, the Drainage DCC is assessed at a city-wide level.  
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4.7.12 Parkland Acquisition 

The Parkland Acquisition DCC Program includes acquiring parkland for neighbourhood, 
community, recreational, city-wide, and linear parks throughout the city.  The program is 
consistent with the City’s OCP, and Linear Parks Master Plan.  The program and 
calculations are shown in Appendix A. 

Total Program Costs 

Total cost of the Parkland Acquisition DCC Program is $244.5 million. 

Table 24: Parkland Acquisition DCC Program Costs ($millions) 
Total Capital Costs Opening Reserve DCC Recoverable 

Program Costs 
Municipal Costs 

$244.5 $35.4 
 

$182.4 $26.7 

Allocation of Benefit 

The City’s Parkland Acquisition program is intended to maintain a parkland provision 
standard of 2.2 ha of parkland per 1,000 residents as the city grows.  As such, 100% of 
Parkland Acquisition costs are assumed to be associated with growth. 

Municipal Assist Factor 

A municipal assist of 11% is applied for the Parkland Acquisition DCC Program which is 
comprised of an 8% tax assist plus a 3% tax assist for secondary suites.  

Parkland Acquisition Calculation for Equivalent Population 

The City reviewed its parkland demand and land uses as part of the 2020 update to the 
DCC Program which introduced a Park Development DCC Program.  This approach 
assumes an equal weighting between all residential unit types, primarily to reflect the 
relative increase in demand for parks space that comes from higher density development 
and the high cost of land in the core area.  

Per Council direction as part of Parks Development DCC, this DCC Program update includes 
a commercial and industrial Parks acquisition DCC.  The Parks equivalency for non-
residential use are 50% of those used for water, wastewater, drainage, and transportation to 
reflect the reduced demand generated by non-residential uses on parks. 
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Table 25: Equivalent Units for Parkland Acquisition 
Land Use Base Unit Equivalent Unit Per 

Base Unit 
Residential 1 Dwelling Unit 1.00 
Residential 2 Dwelling Unit 1.00 
Residential 3 Dwelling Unit 1.00 
Residential 4 Dwelling Unit 1.00 
Carriage House Dwelling Unit 1.00 
Commercial Gross Floor Area (m2) 0.0017 
Institutional Gross Floor Area (m2) Exempt 
Light Industrial Gross Floor Area (m2) 0.0008 
Heavy Industrial Site Area (ha) 1.2350 

Geography of Charges 

The Parks Acquisition and Development programs are applied municipal-wide consistent 
with past practice. 

4.7.13 Park Development 

The Park Development DCC Program includes park improvements neighbourhood, 
community, city and linear parks throughout the city.  The program is consistent with the 
City’s 2040 OCP, and Linear Parks Master Plan.  The program and calculations are shown in 
Appendix A. 

Total Program Costs 

Total cost of the Park Development DCC Program is $217.1 million. 

Table 26: Park Development DCC Program Costs ($millions) 
Total Capital Costs Opening Reserve DCC Recoverable 

Program Costs 
Municipal Costs 

$217.1 $1.0 $141.4 $74.7 

Allocation of Benefit 

Like Parkland Acquisition, projects in the Park Development program are assumed to be 
100% growth related.  However, certain park improvements, such as washrooms, are not 
considered DCC recoverable per legislation in the Local Government Act.  These ineligible 
capital improvements must be municipal funded. 
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Municipal Assist Factor 

A municipal assist of 11% is applied for the Park Development DCC Program which is 
comprised of an 8% municipal assist plus a 3% tax assist for secondary suites.  

Park Development Calculation for Equivalent Population 

Park Development equivalencies follow the same approach as described for the Parkland 
Acquisition program. 

Table 27: Equivalent Units for Park Development 
Land Use Base Unit Equivalent Unit Per 

Base Unit 
Residential 1 Dwelling Unit 1.00 
Residential 2 Dwelling Unit 1.00 
Residential 3 Dwelling Unit 1.00 
Residential 4 Dwelling Unit 1.00 
Carriage House Dwelling Unit 1.00 
Commercial Gross Floor Area (m2) 0.0017 
Institutional Gross Floor Area (m2) Exempt 
Light Industrial Gross Floor Area (m2) 0.0008 
Heavy Industrial Site Area (ha) 1.2350 

Geography of Charges 

The Parks Acquisition and Development programs are applied municipal-wide consistent 
with past practice. 
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5 DCC RATE SUMMARY 

5.1 SUMMARY OF PROPOSED DCC RATES 

A summary of the combined charges for each land use category based on the three 
Transportation sectors (Table 28).  The three sectors include: 

City Centre – Sector I (including City Centre, Southeast Kelowna, Rutland, Black Mountain) 

South Mission - Sector B  

North of City Centre – Sector E (including University, McKinley, Airport and north 

Industrial) 

Table 28: Combined DCC Rate by Location 
Land use Unit City 

Centre 
South 

Mission 
North of 

City centre* 

Residential 1 
(Single-detached or < 15 UPH) 

Per Unit or Lot $35,083 $50,531 $41,800 

Residential 2 
(15< Unit/HA <= 35) 

Per Unit or Lot $32,992 $46,957 $39,064 

Residential 3 
(35< Unit/HA <= 85 UPH) 

Per Unit $28,237 $38,616 $32,750 

Residential 4 
(>85 UPH) 

Per Unit $26,997 $36,455 $31,110 

Carriage House Per Unit $22,419 $28,264 $24,960 
Commercial GFA (m2) $92.15 $143.31 $114.39 
Institutional GFA (m2) $67.44 $118.59 $89.68 
Light Industrial GFA (m2) $46.78 $72.36 $57.90 
Heavy Industrial Site Area (ha) $95,526 $133,684 $109,047 

(*)  Areas outside of the Kelowna’s water service area are not subject to the City’s water DCC.  Development 
in this area may be subject to charges from other water service providers, including the Glenmore Ellison 
Irrigation District, Rutland Waterworks and the Black Mountain Irrigation District. 
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Table 29: Detailed Proposed DCC Rates 

Note: * Some parts of Kelowna are not serviced by the City’s Water or Wastewater services.  These areas would not be subject to the DCC for these 
specific services. (e.g., most of Transportation sector R-E is not serviced by Kelowna’s DCC Water program, so the combined total rate does not include the 
water charge.  These areas may be subject to charges from other water service providers, including the Glenmore Ellison Irrigation District, Rutland 
Waterworks, and the Black Mountain Irrigation District.) 

Land Use 

Service Area Roads Water Sanitary Sewers Drainage Parks Total* 
Trunks Treatment Acquisition Development 

Sector R-I R-B R-E W-A S-A T-A D-A P-A P-D 
Inner City/ 
Common 

South-West 
Mission 

North of 
Inner City 

Unit of Measure Inner City/ 
Common 

South 
Mission 

North of 
Inner City 

City-wide City-wide City-wide City-wide City-wide City-wide Combined Combined Combined 

Residential 1 
Per unit or lot 
Single-detached or 
Units/Ha <= 15 

$11,903 $27,352 $19,619 $998 $1,908 $4,772 $702 $8,337 $6,462 $35,083 $50,531 $41,800 

Residential 2 Per unit or lot 
15 < Units/Ha <= 35  

$10,760 $24,725 $17,735 $903 $1,725 $4,314 $492 $8,337 $6,462 $32,992 $46,957 $39,064 

Residential 3 
Per unit 
35 < Units/Ha <= 85 

$7,998 $18,378 $13,182 $671 $1,282 $3,207 $281 $8,337 $6,462 $28,237 $38,616 $32,750 

Residential 4 
Per unit 
> 85 Units/Ha 

$7,287 $16,745 $12,011 $611 $1,168 $2,922 $211 $8,337 $6,462 $26,997 $36,455 $31,110 

Carriage 
House 

Per unit 
$4,504 $10,349 $7,423 $378 $722 $1,806 $211 $8,337 $6,462 $22,419 $28,264 $24,960 

Commercial 
Per Square Metre 
 

$39.42 $90.57 $64.96 $3.31 $6.32 $15.80 $2.81 $13.80 $10.70 $92.15 $143.31 $114.39 

Institutional A 
Per Square Metre  
 

$39.42 $90.57 $64.96 $3.31 $6.32 $15.80 $2.60 Exempt Exempt $67.44 $118.59 $89.68 

Institutional B Per Square Metre 
 

$0.00 $0.00 $0.00 $3.31 $6.32 $15.80 $2.60 Exempt Exempt $28.03 $28.03 $24.72 

Heavy 
Industrial 

Per Hectare  
$29,402 $67,560 $48,460 $5,536 $10,580 $26,464 $5,267 $10,296 $7,980 $95,526 $133,684 $109,047 

Light 
Industrial 

Per Square Metre  
$19.71 $45.28 $32.48 $1.65 $3.16 $7.90 $2.11 $6.90 $5.35 $46.78 $72.36 $57.90 
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6 IMPLEMENTATION 

6.1 TIMING OF COLLECTION 

Municipalities collect DCCs at subdivision approval or building permit issuance.  The City 
collects DCCs for detached and attached single family residential developments at time of 
subdivision approval.  All other development will be levied DCCs at time of building permit.   

In the case of a phased development, DCCs are payable for the approved phased based on 
the type and density of development at the time of the subdivision or building permit 
application. Future phases of development will be assessed later in accordance with the 
DCC Bylaw at the time of subdivision or building permit approval of each future phase. 

6.2 IN-STREAM APPLICATIONS 

The new DCC rates will be in force immediately after the adoption by Council of the DCC 
Bylaw.  The Local Government Act provides in-stream protection of up to 1-year from 
changes to DCC rates for subdivision and building permit applications provided the 
application is complete and all application fees have been paid prior to DCC Bylaw adoption 
date. 

In-stream protection applies to both building permit and subdivision applications received 
prior to the adoption of the new DCC Bylaw.   

For building permit (BP), development permit and rezoning applications:  
The application is determined to be complete including receipt of applicable fees 
and; 
The related building permit is issued and DCC paid prior to 1-year from the Bylaw 
adoption date. 

For subdivision applications:  
Application for Preliminary Layout Review (PLR) is considered complete including 
receipt of applicable fees and; 
Conditional approval does not lapse during the 1-year exemption period and final 
subdivision approval and DCC are paid prior to 1-year the anniversary date. 
 

New DCC rates apply in all circumstances for BP and Subdivision applications 1-year after 
the Bylaw adoption date.  All BP or subdivision application extensions beyond the 1-year 
anniversary are subject to the new DCC rates. 
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6.3 DCCS ON REDEVELOPMENT AND EXPANSION PROJECTS 

When an existing building or development undergoes an expansion or redevelopment the 
developer is responsible for the applicable DCCs but may receive a DCC credit for the 
existing development or building on the original site.   

For example, if a single-family lot is subdivided into two to construct two small lot single 
family residential units, then DCCs are credited for the existing single-family lot. 

6.4 DCC REBATES AND CREDITS 

When development precedes the construction of infrastructure improvements identified in 
the DCC Program, the developer will be responsible to ‘front-end’ the capital costs for the 
required trunk works, services and frontage improvements.   

Developers may be eligible for DCC credits to offset the capital expenditures provided the 
work is identified in the DCC Program, is not directly attributable to the development and is 
not otherwise required through the Subdivision and Servicing Bylaw 7900.  DCC credits are 
only available for the oversizing component of the infrastructure.  In other words, the 
component of the capital costs between local and trunk requirements is eligible for DCC 
credits.  It is expected that developers are responsible for the capital costs associated with 
the local standard as described below.   

6.4.1 DCC Credit for Developments Fronting DCC Roads 

This policy explains the standard service component and oversizing component, clarifies the 
developer’s responsibility and identifies DCC Credit eligibility. The overarching intent of this 
policy is to improve consistency and clarity for developments adjacent to DCC projects. All 
bolded items have definitions provided at the end of the section. 

When development precedes construction of a road identified in the DCC Program, the 
Developer will be required to construct the following works to the standard identified in the 
DCC Program and Bylaw 7900, without DCC credits: 

• If the development flanks a road identified in the DCC Program, dedicate the 
required right-of-way to the road centreline and construct the Standard Service 
Component of the road improvements. 

• If a DCC road is required through the development, dedicate the required right-of-
way and construct the Standard Service Component of the road improvements. 
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If the developer is asked to construct the Oversizing Component at the same time as the 
Standard Service Component, the developer will receive DCC credits for the works 
associated with the Oversizing Component only. 

DCC Credit – The total DCC credit will be the lower of: 

1. The applicable DCCs payable for the development for the service and sector for 
which the works were completed.   For example, it the developer constructs road 
improvements for a DCC road in Sector E, the associated Oversize costs would be 
deducted from the Sector E Road DCCs only, to the maximum DCC amount payable; 
or 

2. The value of the DCC project as estimated in the latest version of 20 Year Servicing 
Plan & Financial Strategy; or 

3. The actual cost of construction of the project as verified by contract tender costs 
provided by the developer. 

Prior initiating any works, the developer is responsible to identify the scope of works 
qualifying as Oversizing Component eligible for DCC credits.  The City will review the 
developer’s scope of work and cost estimates and provide direction on works that are 
eligible for DCC credit. 

Standard Service Component – Includes all frontage elements that would be required for a 
road of that classification as per Bylaw 7900, which may include but not be limited to: storm 
infrastructure, sidewalk, curb, boulevard, parking, bike lane, street lighting and first travel 
lane. The Standard Service Component is the developer’s responsibility and must be 
constructed regardless of whether the road is a DCC project. 

Oversizing Component – The trunk works beyond the Standard Service Component.  The 
Oversizing component may include 3rd and 4th travel lanes of a 4-lane arterial road, centre 
median, traffic signals, and active transportation corridor.  Oversizing Component does not 
include works directly attributable to the development or any infrastructure required by the 
developers TIA. 

Traffic Impact Assessment (TIA) – A study to assess the impacts of a proposed 
development on the City’s existing transportation network. 
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6.5 MONITORING AND ACCOUNTING 

The City undertakes annual reporting on DCC revenues and expenditures.  In addition to the 
annual report, the City tracks all projects in the DCC Program.  This tracking system 
monitors the status of the project from the conceptual stage through to its final 
construction, and includes information about the estimated costs, the actual construction 
costs, and the funding sources for the projects.  The construction costs are based on the 
tender prices received, and the land costs based on the actual price of utility areas and or 
other land and improvements required for servicing purposes.  The tracking system 
indicates when projects are completed, their actual costs, and includes new projects that 
are added to the program. 

It is recommended that this practice continue to ensure transparency and facilitate regular 
updates to the calculation. 

6.6 ANNUAL INDEXING AND COMPREHENSIVE REVIEWS 

The Best Practice Guide recommends updating construction and land costs in the DCC 
Program on an annual or biennial basis, to ensure that costs resulting from inflation are 
covered.  In British Columbia, the Community Charter allows municipalities to index their 
DCC rates in accordance with the percentage change in the applicable consumer price 
index, without triggering the need for a formal by-law amendment process.  The applicable 
index is the British Columbia consumer price index.  Municipalities may use the provision a 
maximum of once per year for up to four years.    

A more comprehensive review of the DCC Program should be undertaken every five years.  
While the LGA does not mandate regular DCC bylaw reviews, the City would benefit from a 
regularly scheduled comprehensive DCC update and public process.  For example, the City 
may choose to review it growth forecasts, servicing needs, and project funding every 5 
years, involving key stakeholders throughout the process.  This, coupled with annual rate 
indexing, would improve transparency and predictability for the development industry. 
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APPENDIX A – RATE CALCULATION 
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APPENDIX B – STAKEHOLDER TOUCH POINTS  
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Stakeholder Engagement Date 

City/UDI DCC Working Group Meeting #1 Jan 20, 2020 

Council Report – 20-Year Servicing Plan Update Mar 16, 2020 

City/UDI DCC Working Group Meeting #2 Jul 17, 2020 

Council Report – 20-Year Servicing Plan – Water, Wastewater, Drainage Aug 10, 2020 

City/UDI DCC Working Group Meeting #3 Feb 19, 2021 

Ministry of Municipal Affairs Meeting Mar 3, 2021 

SLT DCC Update #1 Apr 14, 2021 

SLT DCC Update #2 July 22, 2021 

Council Report - DCC Program Update (including proposed DCC rates) Sep 13, 2021 

City/UDI/CHBA Stakeholder Engagement meeting Sep 17, 2021 

Draft 20-Year Servicing Plan circulated to UDI Oct 8, 2021 

Letter to UDI - City response to questions Dec 3, 2021 

Letter to UDI - City response to questions Dec 17, 2021 

Ministry of Municipal Affairs Meeting Dec 17, 2021 

Letter to UDI – City response to questions Jan 28, 2022 

Letter to UDI – City response to questions #4 Feb 4, 2022 

Letter to City – UDI’s feedback on DCC Update Feb 16, 2022 

UDI meeting with City Manager, Senior Leaders and staff Mar 11, 2022 

Letter to UDI – City response to UDI questions from Mar 11 meeting Apr 29, 2022 

Okanagan College meeting Jun 17th, 2022 

City/UDI/CHBA stakeholder engagement meeting July 18th, 2022 

University of British Columbia Okanagan Jul 22nd, 2022 

Email to UDI/CHBA – City response to questions from Jul 18th meeting Aug 2nd, 2022 
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APPENDIX C – AMENDED BYLAW 
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DCC Program Update

August 22nd, 2022
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Agenda

Overview

DCC Program Updates

Proposed Rates

Next Steps
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DCC Program

20-Year Servicing Plan & Financing 
Strategy

DCC Bylaw
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What Are DCCs?

 DCCs are collected from developers at subdivision or building permit.

 DCCs are imposed by bylaw pursuant to the Local Government Act.

 DCCs facilitate development by providing a method to finance capital 
projects related to growth.

 Require approval from the Inspector of Municipalities.

DCCs pay for the cost of expanding and upgrading the 
community’s transportation, utility and park infrastructure 
to meet the needs and impacts of growth.
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Eligible Infrastructure

Transportation

Sewage 

Water 

Drainage

Parkland Acquisition & Improvement
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Ineligible Infrastructure

 Fire halls, police buildings,

 Recreation, cultural centers or libraries,

 City Hall, Works Yard,

 Arenas, sports field lighting, artificial 
turf, park buildings,

 Affordable housing,

 Childcare facilities,

 Operation & maintenance of City’s 
infrastructure,

 New or upgraded works needed for the 
existing population.
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Why Update the DCC Program?

Last DCC Program Update in 2019,

 Incorporate the impact of inflation on land & construction costs,

Update the capital programs to reflect new 2040 OCP with 45,000 
residents anticipated by 2040.

Align transportation program with 2040 TMP,

Update population data and how population & infrastructure demand 
is distributed across different development forms.
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DCC Update Objectives

 Infrastructure servicing plan & financial 
strategy to accommodate growth 
identified in 2040 OCP,

Equitable approach that aligns with BC 
Best Practice Guide,

Minimize rate increases,

Simplify where possible and ensure 
transparency.
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Challenges & Big Moves

 Inflation since last update (2019)
 >20% Construction
 >40% Land

 New Storm Drainage DCC,

 Split Industrial category into Light and 
Heavy Industrial

 Secondary Suites and Carriage houses,

 Residential 5 category combined with 
Res 4,

 Parks Acquisition DCC 
for Commercial/Industrial,

 Shift to City wide DCC.
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Drainage DCC

Existing Challenge: 

 Program does not include Drainage DCC ,

 Urban core area planned for future 
development densification,

 Development increase runoff and demand 
on drainage system.

Proposed Solution: 

 Drainage DCC proposed to fund 
infrastructure along Mill Creek,

 DCC will be combined with DMAF grant & 
general revenue to fund project.
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Industrial DCC

Existing Challenge: 

 Kelowna Industrial DCC some of the lowest in province,

 Infrastructure demand based on land intensive industrial 
operations,

 Industrial type development shifting to ‘light industrial’ 

Proposed Solution:

 Split Industrial category in Light Industrial and Heavy 
Industrial,

 Heavy Industrial Category land intensive operations,

 Light Industrial calculated at 50% of Commercial  DCC, 

 Light/Heavy assessed based on Zoning Bylaw.
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Secondary Suites & Carriage Houses

Existing Challenge: 
 Secondary Suites & Carriage houses assessed 

$2,500 flat rate DCC,

 Direct subsidy not permitted & flagged by 
Ministry,

 Does not accurately reflect infrastructure 
demand.

Proposed Solution:
 Secondary suite not assessed DCC,

 Tax assist increased to match existing subsidy,

 Carriage houses assessed standalone DCC.
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Parks Acquisition DCC Commercial/Industrial

 Parks Development DCC added to 
DCC program in February 2020,

 Preferred scenario ‘Model A – Full 
Implementation’ included 
Commercial/Industrial Parks 
Acquisition DCC in Year 2.

 The has been added to the proposed 
DCC program.
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Water, Wastewater, Drainage & 
Parks assesses on a ‘city-wide’ 
DCC.  

Transportation has three sectors 
because of unique infrastructure 
needs.  

14

DCC Sectors
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DCC Program

Amount 
($ millions)

Total Program $1,294

DCC Recoverable $836

Municipal Share $380

Grant/Other $78

65%

29%

6%

DCC Recoverable

Municipal Share

Grant/Other

$1.29B
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DCC Services

Transportation
41%

Parks
36%

Wastewater
14%

Water
5%

Drainage
4%

$1.29B

Amount
($ millions)

Total Program $1,294

Transportation $528

Parks $462

Wastewater $184

Water $62

Drainage $58
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Municipal Assist Factor

Municipal Assist Factors (%)

Transportation Water Sewer Drainage Parks

Base 15% 1% 1% 1% 8%

S. Suites 1% 1% 1% 1% 3%

Total 16% 2% 2% 2% 11%
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Proposed DCC Rates
Most of Sector E not serviced by 
City water so charges assume no 
water DCC.  Service provided by 
others.

*
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Stakeholder Engagement

Met with UDI many times over the last two years,

Also met with CHBA, UBCO and Okanagan College.

Remaining concerns:
 Secondary Suites and how the subsidy is now shown as part of the municipal 

assist.  

 Historic accounting of the municipal assist amount & how it did not align with 
best practice. 

 The shift from sector based to city wide for water infrastructure is inequitable to 
Sector B development.

 The DCC increase negatively affects housing affordability.  
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Housing affordability & DCCs
Residential DCCs represent only a small (3–5%) of the purchase price.

DCC facilitate housing supply by providing core infrastructure.

DCCs as a percentage of housing price are equal to or less than what 
they were 10-years ago.

2010 2022
Single Family Home
Inner Core 4.30% 2.86%
Southwest Mission 5.03% 3.27%
North of Inner City 3.83% 2.43%

Apartment (mid-high rise)
Inner Core 5.12% 5.07%
Southwest Mission N/A N/A
North of Inner City 5.60% 5.42%
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Proposed DCC increases are lower than DCC 
Updates in Other Jurisdictions

21

City Year Rate Adjustment

Metro Vancouver Sewerage Proposed +85%

Regional District of Nanaimo Proposed +39%

City of Coquitlam Proposed +33%

District of North Vancouver 2018 +40% to +80%

City of Markham 2022 +44%

District of Langley 2020 +80%

City of Toronto, ON
2018
2022

+85%
+45%

City of Vancouver 
2017
2022

+25%
+25%
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DCC Rate Comparison:
Residential 1 – Inner City

Kelowna Rates

Comparator Rates

22

Scenario Current Proposed Increase 

$/unit $30,989 $35,083 $4,095 (13%)

Municipality $/ Unit

Langley Township (2022)* $57,603

Coquitlam (2022 proposed)* $69,669

Surrey (2022)* $57,842

Richmond (2019)* $49,937

Vernon (2020) $20,168

Kamloops (2020) $12,275
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Kelowna Rates

Comparator Rates

DCC Rate Comparison:
Residential 4 – Inner City

23

Municipality $/ Unit

Langley Township (2022)* $32,470

Surrey (2022)* $32,132

Coquitlam (2022 proposed)* $28,517

Richmond (2019)* $20,309

Vernon (2020) $10,656

Kamloops (2020) $5,022

Scenario Current Proposed Increase

$/unit $23,977 $26,997 $3,020 (13%)
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DCC Rate Comparison:
Commercial – Inner City

Kelowna Rates

Comparator Rates

24

Municipality $/ Square meter

Richmond (2019)* $180.49

Langley Township (2022)* $164.05

Surrey (2022)* $160.45

Coquitlam (2022 proposed)* $117.86

Kamloops (2020) $72.05

Vernon (2020) $45.79

Scenario Current Proposed Increase

$/Square meter $81.84 $92.15 $10.31 (12%)
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DCC Rate Comparison:

Light Industrial (new) - Inner City

Kelowna Rates

Comparator Rates

25

Municipality $/ Square meter

Richmond (2019)* $134.20

Langley Township (2022)* $103.21

Kamloops (2020) $88.33

Surrey (2022)* $76.65

Coquitlam (2022 proposed)* $64.53

Vernon (2020) $44.78

Scenario Current1 Proposed Increase

$/Square meter $25.72 $46.78 $21.06 (82%)
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DCC Rate Comparison:
Heavy Industrial - Inner City

Kelowna Rates

Comparator Rates

26

Municipality $/ Hectare

Langley Township (2022)* $361,252

Kamloops (2020) $309,168

Surrey (2022)* $268,267

Coquitlam (2022 proposed)*
$225,852

Vernon (2020) $156,742

Richmond (2019)* $108,814

Scenario Current Proposed Increase

$/Hectare $87,453 $95,526 $8,073 (9%)
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Implementation

DCC Bylaw (12420) sets out charges,

DCC Reserve Reduction Bylaw (12419) necessary to drawdown 
existing reserve balances of consolidated sectors.
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In-Stream Protection

28

New DCC rates will be effective at bylaw adoption,

Legislation provides one-year grace period for in-stream applications*
 Building permit applications,

 Subdivision applications.

* Applications must be complete & received prior to adoption of the new bylaw.
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Borrowing 

Wastewater anerobic Digestor will require borrowing to front-end 
this large investment ($78 million),

Project planned for 2030 but still requires additional pre-design work,

Ministry requires Council resolution for inclusion of interest on the 
amount borrowed in the DCC rate calculations,

DCC Bylaw will be amended if the strategy of solids management 
changes.
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Final Thoughts

DCC program services expected growth to 2040 & aligns with OCP, 
TMP and Zoning Bylaw,

DCC update achieves a balanced approach with new development 
funding growth related infrastructure,

Key cost drivers (land and construction) are beyond City’s control,

DCC increases were minimized, and

DCC program is understandable, transparent & aligns with best 
practice.
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Questions?
For more information, visit kelowna.ca.
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CITY OF KELOWNA 
 

BYLAW NO. 12420 
 

Development Cost Charge Bylaw 
 
 

WHEREAS a local government may, by bylaw, impose development cost charges; 

AND WHEREAS development cost charges may be imposed for the purpose of providing funds to assist the 
municipality in paying the capital cost of providing, constructing, altering, or expanding sewage, water, 
drainage and highway facilities, other than off-street parking facilities and providing parkland and improving 
parkland, to serve directly or indirectly, the development in respect of which the charges are imposed; 

AND WHEREAS the Council of the City of Kelowna has considered the matters referred to in section 564(4) of 
the Local Government Act; 

AND WHEREAS in the opinion of the Council, the charges imposed by this Bylaw are related to capital costs 
attributable to projects included in the City’s financial plan, and projects consistent with the City’s Official 
Community Plan. 

NOW THEREFORE the Municipal Council of the City of Kelowna, in open meeting assembled, enacts as 
follows: 
 
PART 1 – SHORT TITLE 
 
1.1 This bylaw may be cited for all purposes as “Kelowna Development Cost Charge Bylaw No. 12420”. 
 
PART 2 - DEFINITIONS 
 
2.1 For the purpose of this bylaw, words and phrases that are not defined in this section shall have the 

meaning assigned to them in the Local Government Act. 
 
2.2 In this bylaw: 
 
"Building" means any construction used or intended for supporting or sheltering any use or occupancy and 
includes a mobile home. 
 
"Commercial" means any use in any of the following Zones, except for Residential Dwelling Units and 
Airports, as defined by the Zoning Bylaw, in the CD12 Zone:  
 

C1 – Local & Neighbourhood Commercial 
C2 – Vehicle Orientated Commercial 
CA1 – Core Area Mixed Use 
VC1 – Village Centre 
UC1 – Downtown Urban Centre 
UC2 – Capri-Landmark Urban Centre 
UC3 – Midtown Urban Centre 
UC4 – Rutland Urban Centre 
UC5 – Pandosy Urban Centre 
CD12 – Airport 
CD17 – Mixed Use Commercial – High Density 
CD18 – McKinley Beach Resort 
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CD20 – University 
CD22 – Central Green 
CD 26 - Capri Centre 
HD2 - Residential and Health Support Services 

 
“Carriage House” means a Residential Dwelling Unit that is authorized as a Carriage Housing under the 
Zoning Bylaw. 
 
“Construction” includes building, erection, installation, repair, alteration, addition, enlargement, moving, 
locating, relocating, reconstruction, demolition, removal, excavation, or shoring. 
 
“Floor Area” means the sum of the horizontal areas of each floor of a building measured from the face of the 
exterior walls, except motor vehicle and bicycle parking. 
 
“Group Home” means a Group Home as defined in the Zoning Bylaw. 
 
“Heavy Industrial” means any use, other than Residential Dwelling Units, in the I3 – Heavy Industrial Zone or 
the I4 – Natural Resource Extraction Zone, and also includes Airports, as defined by the Zoning Bylaw, in the 
CD12 Zone. 
 
"Light Industrial" means any use, other than Residential Dwelling Units, in the I1 – Business Industrial Zone or 
the I2 – General Industrial Zone. 
 
"Institutional A" means any use, other than Residential Dwelling Units or Institutional B uses, in any of the 
following Zones: 
 

P1 – Major Institutional 
P2 – Education and Minor Institutional 
P3 – Parks and Open Space 
P4 – Utilities 
P5 – Municipal District Park 
HD1 – Kelowna General Hospital 

 
"Institutional B" means schools up to Grade 12, dormitories for post-Secondary schools located on a post-
Secondary school campus, and Group Homes in any of the zones included in the definition of Institutional A 
uses. 
 
“Lot” means a Lot as defined in the Zoning Bylaw. 
 
"Residential Dwelling Unit" means one or more habitable rooms with self-contained sleeping, living, cooking 
and sanitary facilities and direct access to the open air without passing through any other similar unit, and 
includes a mobile home as defined in the Zoning Bylaw, but does not include a Secondary Suite as defined by 
the Zoning Bylaw.   
 
“Residential 1” means all Single Residential Lots larger than 375 square metres, regardless of density, and 
any other developments with a density of not more than 15 residential dwelling units per hectare. 
  
“Residential 2” means developments with a density greater than 15 and less than or equal to 35 residential 
dwelling units per hectare. 
 
“Residential 3” means developments with a density greater than 35 and less than or equal to 85 residential 
dwelling units per hectare. 
 

334



“Residential 4” means developments with a density greater than 85 residential dwelling units per hectare. 
 
“Seasonal Agricultural Commercial” means a seasonal (no more than 6 months per year) commercial 
development in an agricultural zone, including but not limited to seasonal fruit and vegetable sales, seasonal 
agricultural tourism business. 
 
“Seasonal Agricultural Industrial” means a seasonal (no more than 6 months per year) industrial 
development in an agricultural zone, including but not limited to seasonal fruit and vegetable processing. 
 
"Single Residential Lot” means a Lot on which Single Detached Housing is a permitted use, and which is 
zoned Agriculture or Rural Residential under Section 10 of the Zoning Bylaw, or an RU Zone under Section 11 
of the Zoning Bylaw.  
 
“Site Area” means the gross area of the site that is proposed for development in the building permit 
application. 
 
“Zone(s)” means the areas into which the City is divided in accordance with the Zoning Bylaw. 
 
"Zoning Bylaw" means the City of Kelowna Zoning Bylaw No. 12375 as amended and updated from time to 
time. 
 
PART 3 – IMPOSITION of DEVELOPMENT COST CHARGES 
 
3.1 Development Cost Charges for the purpose of providing funds to assist with each of the services set 

out in Schedule A, attached to and forming part of this bylaw, including providing and improving 
parkland, are hereby imposed on every person who obtains: 

 
(a) approval of a subdivision creating at least one additional Single Residential Lot, or 
 
(b) a building permit for any additional Residential Dwelling Unit(s), or any additional floor area 

for a Commercial, Light Industrial, Institutional A or Institutional B use 
 
(c) a building permit involving additional Site Area for Heavy Industrial or Seasonal Agricultural 

Industrial uses. 
 
3.2 Development Cost Charges imposed under section 3.1(a) must be paid before the approval of the 

subdivision plan, and Development Cost Charges under section 3.1(b) must be paid before the 
building permit is issued. 

 
PART 4 – CALCULATION OF APPLICABLE CHARGES 
 
4.1 The amount of development cost charges payable shall be calculated in accordance with Schedule A, 

as follows: 
 

(a) in the case of a subdivision, development cost charges for each of the services shown in 
Schedule A shall be the product of the number of additional Lots times the relevant amounts 
for the use in question, all as shown in Schedule A, 

 
(b) in the case of a building permit for additional Floor Area, development cost charges shall be 

the product of the total Floor Area shown in the building permit plans, in square metres, 
times the relevant amounts for the use in question, all as shown in Schedule A, 
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(c) in the case of a building permit involving additional Site Area, development cost charges shall 
be the product of the Site Area shown in the building permit plans, in hectares, times the 
relevant amounts for the use in question, all as shown in Schedule A. 

 
4.2 Despite section 3.1(b), if the total Floor Area shown in the building permit plans is 93 square metres or 

less, the development cost charges for that Floor Area shall be 93 times the relevant amounts shown 
in Schedule A. 
 

4.3 Despite section 3.1(c), if the Site Area shown in the building permit plans is 0.405 hectare or less, the 
development cost charges for that Site Area shall be 0.405 times the relevant amounts shown in 
Schedule A. 
 

4.4 For the purpose of calculating the amount of development cost charges payable for Roads, the 
boundaries of the Sectors referred to in Schedule A as “South Mission”, “North of Inner City” and 
“Main City / Common” are shown on the map attached to and forming part of this bylaw as Schedule 
B. 
 

4.5 For certainty, in the case of a development that includes Residential Dwelling Units, the amount of 
development cost charges for those units shall be added to the development cost charges payable in 
relation to any additional floor area for any other use.  

 
PART 5 – REPEAL AND EFFECTIVE DATE  
 
5.1 “Kelowna Development Cost Charge Bylaw No. 15015”, and all amendments thereto, are hereby 

repealed. 
 

5.2 This bylaw shall come into full force and effect and be binding on all persons as of the date of 
adoption. 

 
 
Read a first, second and third time by the Municipal Council this 
 
Approved by the Inspector of Municipalities this 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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Land Use Residential 1 Residential 2 Residential 3 Residential 4 Carriage House Commercial Light Industrial Heavy Industrial Institutional A Institutional B Seasonal Seasonal

Single-detached 15 < Units/Ha <= 35 35 < Units/Ha <=85 85 < Units/Ha Agricultural Agricultural 

Residenital or Industrial Commercial

Units/Ha <= 15 minimum charge minimum charge minimum charge minimum charge minimum charge minimum charge minimum charge

93 sq. mtr. 93 sq. mtr. 0.405 hecare 93 sq. mtr. 93 sq. mtr. 0.405 hecare 93 sq. mtr.

($/Lot or Unit) ($/Lot or Unit) ($/Lot or Unit) ($/Unit) ($/Unit) ($/m2 Floor Area) ($/m2 Floor Area) ($/Hectare Site Area) ($/m2 Floor Area) ($/m2 Floor Area) ($/Hectare Site Area) ($/m2 Floor Area)

SERVICES Sector

ROADS
South Mission R-B 27,352 24,725 18,378 16,745 10,349 90.57 45.28 67,560 90.57 Exempt 33,780 45.28
North of Main City R-E 19,619 17,735 13,182 12,011 7,423 64.96 32.48 48,460 64.96 Exempt 24,230 32.48
Main City/Common R-I 11,903 10,760 7,998 7,287 4,504 39.42 19.71 29,402 39.42 Exempt 14,701 19.71

WATER
City-Wide W-A 998 903 671 611 378 3.31 1.65 5,536 3.31 3.31 2,768 1.65

WASTEWATER TRUNKS
City-Wide S-A 1,908 1,725 1,282 1,168 722 6.32 3.16 10,580 6.32 6.32 5,290 3.16

WASTEWATER TREATMENT
City-Wide T-A 4,772 4,314 3,207 2,922 1,806 15.80 7.90 26,464 15.80 15.80 13,232 7.90

DRAINAGE
City-Wide D-A 702 492 281 211 211 2.81 2.11 5,267 2.81 2.81 2,634 1.40

PARKS
Parkland Acquisition P-A 8,337 8,337 8,337 8,337 8,337 13.80 6.90 10,296 Exempt Exempt 5,148 6.90
Park Development P-D 6,462 6,462 6,462 6,462 6,462 10.70 5.35 7,980 Exempt Exempt 3,990 5.35

Schedule 'A'
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Schedule ‘B’ 
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DCC Transportation Sector Plan
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accuracy. All information should be verified.
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DCC Water Sector Plan

This map is for general information only.
The City of Kelowna does not guarantee its
accuracy. All information should be verified.
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DCC Wastewater Trunks Sector Plan

This map is for general information only.
The City of Kelowna does not guarantee its
accuracy. All information should be verified.

NOTES:
FUTURE DEVELOPMENT AREAS INCLUDED IN DEVELOPMENT
CHARGE CALCULATIONS ARE THOSE WHICH WILL ACCUR IN AREAS
TO BE SERVICED BY THE CITY OF KELOWNA SEWER UTILITY
FOR DISPOSAL THROUGH THE MAIN POLLUTION CONTROL CENTER.
(NOT INCLUDING THE TRADE WASTE PLANT)
SERVICEABILITY TO BE DETERMINED ON A SITE SPECIFIC BASIS.
EXISTING LAND USE CONTRACT AREAS WITHIN ANY SECTOR SHOWN
ON THIS MAP MAY BE EXEMPT FROM DEVELOPMENT COST CHARGE
BY-LAW PROVISIONS.
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DCC Wastewater Treatment Sector Plan

This map is for general information only.
The City of Kelowna does not guarantee its
accuracy. All information should be verified.
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NOTES:
FOR PURPOSES OF THE DEVELOPMENT COST CHARGE BY-LAW FOR
THE SEWAGE TREATMENT/DISPOSAL. THE CORPORATE LIMITS OF
THE CITY OF KELOWNA FORM THE AREA BOUMDARY. ALL
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DISPOLSAL THROUGH THE MAIN POLLUTION CONTROL CENTER.
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DCC Drainage Sector Plan
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The City of Kelowna does not guarantee its
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DCC Parkland Acquisition Sector Plan and 
DCC Park Development Sector Plan

This map is for general information only.
The City of Kelowna does not guarantee its
accuracy. All information should be verified.
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CITY OF KELOWNA 
 

BYLAW NO. 12419 
 

Development Cost Charge Reserve Reduction Bylaw  
 

 

WHEREAS Development Cost Charge Reserve Reduction Bylaw No. 12419 is for the purpose of drawing down 
existing sector-specific Development Cost Charge reserves and does not impose development cost charges;   
 
AND WHEREAS the Development Cost Charge revenue previously collected in sector reserves must be used 
for the purpose for which it was collected and must be drawn down to zero; 
 
AND WHEREAS Kelowna Development Cost Charge Bylaw No. 12420 imposes development cost charges 
pursuant to the Local Government Act; 
 
NOW THEREFORE the Municipal Council of the City of Kelowna, in open meeting assembled, enacts as 
follows: 
 
PART 1 – SHORT TITLE 
 
1.1 This bylaw may be cited for all purposes as “Development Cost Charge Reserve Reduction Bylaw No. 

12419”. 
 
PART 3 – IMPOSITION OF DEVELOPMENT COST CHARGES 
 
3.1 There are no development cost charges imposed as part of this bylaw, as shown in Schedule A 

attached to and forming part of this bylaw. 
 
3.2 This bylaw is in effect until repealed. The City of Kelowna will submit a bylaw to repeal this bylaw once 

the reserves are drawn down to zero.  
 
3.3 Development cost charges are imposed in accordance with Kelowna Development Cost Charge Bylaw 

No. 12420.  
 
3.4  The reserves to be drawn down are provided in the table below and their geographically areas shown 

in Schedule B, attached to and forming part of this bylaw: 
 

Service Sector  
Assessment Area 
Methodology 

Balance ($) Reserve No. 

Roads SE Kelowna R-A Specified Area 5,394,256.89 R741 

Roads NE of Inner City R-C Specified Area 651,936.86 R743 

Roads North of Hwy 33  R-D Specified Area 289,613.16 R744 

Water Inner City W-A Specified Area 18,316,190.28 R701 

Water South Mission W-B Specified Area 0.00 R702 

Water Clifton/Glenmore W-D Specified Area 1,009,649 R704 

Wastewater Trunks Inner City S-A Specified Area 4,034,610.21 R721 

Wastewater Trunks South Mission S-B Specified Area 1,198,628.62 R730 

 
 

345



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 
 
Approved by the Inspector of Municipalities this 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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Schedule A 
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Schedule B – Service Area Maps 
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Figure 1: DCC Transportation Service Sector Plan.  
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Figure 2: Water DCC Service Sector Plan 
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Figure 3: Wastewater Trunk DCC Service Sector Plan 
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Report to Council 
 

 

Date: 
 

August 22, 2022 

To:  
 

Council 
 

From: 
 

City Manager 

Subject: 
 

Sewer Connection Area Financing Framework – Stage 3 

Department: Utility Services and Financial Planning 

 

Recommendation: 
 
THAT Council receives for information, the report from Utility Services and Financial Planning dated 
August 22, 2022, with regard to the Sewer Connection Area Financing Framework – Stage 3; 
 
AND THAT the balance of the Cary Road, Rutland – McKenzie Bench, Rutland North, and Southwest 
Rutland Sewer Connection Area Reserves, and the MFA Debt Sewer Reserve R816 be transferred to the 
Septic Removal Specified Area Reserve Fund; 
 
AND THAT the balance of the 2405-DF000 deferred revenue account (related to the Clifton Road North 
Extension Connection Area), the balance of the North End Industrial Sewer Connection Area Reserve, 
and $333,000 from the Septic Removal Specified Area Reserve Fund be transferred to R204 – CWME – 
Wastewater utility general reserve; 
 
AND FURTHER THAT the Cary Road, Rutland – McKenzie Bench, Rutland North, Southwest Rutland, 
and North End Industrial Sewer Connection Area Reserves be closed. 
 
Purpose:  
To transfer reserve funds from completed sewer connection areas to support the sustainable funding of 
the City’s Sewer Connection Area Program, that supports sewer service to properties currently on 
private septic systems. 
 
Background: 
Throughout 2021 and 2022, staff have been working to modernize the financial framework for the City’s 
Sanitary Sewer Connection Area (SSCA) Program. To support the proposed framework, three stages of 
bylaw/policy amendments and development were identified: 

 
1. Stage 1: Amend Sewerage System User Bylaw No. 3480 to permit an increased sewer development 

charge in select areas of the City where public sewers have been constructed as part of the SSCA 
program, and establish the Septic Removal Specified Area Reserve Fund.  
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2. Stage 2: Rescind and replace Sewer Connection Charge Bylaw No. 11540 to update connection area 

maps, cost estimates, prioritization list, and establish a formalized approach to coordinating with 
development. 

3. Stage 3: Creation, closing, and updates to financial reserves necessary for future collection and 
management of funds collected for design and construction of sanitary sewer connection areas. 

 
Council adopted all resolutions for Stage 1 and 2 on February 07, 2022, and April 04, 2022, respectively. 
Stage 3 is the focus of this report.  
 
Stage 3 follows the guiding principles established during Stage 1:  
 
1. FAIR - Fees collected under the authority of the revised bylaw must be fair. 
2. EFFICIENT - Providing the greatest opportunity for sewer service connections and decommissioning 

of private, on-site sewage systems. 
3. FLEXIBLE - Provide flexibility to accelerate sanitary sewer installation when coordination with 

development or capital works is possible. 
4. OPPORTUNISTIC – Prioritize applications for senior government grants for projects where reserves 

exist. Ensure that customers capitalize on development opportunities, but not rely on it. 
5. EQUITABLE - Once all public infrastructure within a connection area is completed, the benefits of 

surplus reserve funds, if any, resulting from grants, City/Developer contributions, and/or 
City/developer-built works must be applied to help initiate work in other connection areas. This 
addresses some issues regarding grant prioritization or opportunities that defer work to other areas. 

 
Discussion: 
The core component of Stage 3 is to create, close, transfer, and update financial reserve amounts to align 
with the new financial framework. The resolutions outlined in this memo will result in a Septic Removal 
Specified Area Reserve Fund balance of $5.7M. This reserve was established to hold funding for sewer 
connection area projects identified in Sewer Connection Area Prioritization Bylaw No. 12343. These funds 
will be immediately available to leverage future provincial and federal grant opportunities and fund high 
priority connection area projects. The lack of available funds has historically been the greatest barrier to 
grant application success.  
 
The majority of surplus funds outlined for transfer in this Report to Council are attributed to a mix of 
additional development within connection areas, surpluses from grants, and actuarial surpluses on MFA 
Debt amounts.  
 
The transfers of these surpluses are supported by Council Policy 384 – Financial Reserves, the Community 
Charter, and recent legal reviews - see Legal/Statutory Authority section below for more details.  
 
Conclusion: 
Adoption of the recommendations in this report would complete Stage 3 of the proposed financial 
framework and result in funds immediately available for future grant applications. The new financial 
framework provides residents an affordable opportunity to connect to the City’s sanitary system, 
improves funding conditions for future grant applications, and sets the stage for funding some higher 
priority works in absence of grants. 
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Legal/Statutory Authority: 
As per the Septic Removal Specified Area Reserve Fund Bylaw No. 12316, the reserve is for the City to 
hold and manage the funds collected for the design and construction of sanitary sewer connection areas. 
Additionally, the establishment bylaw states that surplus funds from completed Sewer Connection Areas 
may be credited to this Reserve Fund. 
 
As per 189 (2) of the Community Charter “If the amount to the credit of a reserve fund is greater than 
required for the purpose for which the fund was established, the council may, by bylaw, transfer all or 
part of the amount to another reserve fund.” 
 
Existing Policy: 
The resolutions in this report align with Council Policy 384 – Financial Reserves. 
 
Internal Circulation: 
Community Engagement 
Grants & Special Projects 
Infrastructure Delivery 
Capital Planning & Asset Management 
Planning & Development Services 
Policy & Planning 
Utility Services 
 
Considerations not applicable to this report: 
Alternate Recommendation 
Communications Comments 
External Agency/Public Comments 
Financial/Budgetary Considerations 
Personnel Implications 
 
Prepared by:   J. Hager, Design Technician 
 
Submitted by:    M. Antunes, Acting Financial Planning Manager 
 
Approved for inclusion:        J. Shaw, Acting Divisional Director, Financial Services 
 
Approved for inclusion:        M. Logan, General Manager, Infrastructure 
 
Attachment 1 –Sewer Connection Area Financing Framework – Stage 3 Presentation 
 
cc: Divisional Director, Financial Services 

Divisional Director, Planning & Development Services 
City Clerk  
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Sanitary Sewer Connection Area Financing 
Framework – Stage 3
Presentation to Council

August 22, 2022
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Objectives of the presentation

Review of staged approach

Summary of reserve transfers

Outcomes and next steps

Questions
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SSCA financial framework updates

Stage 1: Amend Sewerage System User Bylaw No. 3480 and establish 
Septic Removal Area Specified Reserve Fund

Stage 2: Rescind and replace Sewer Connection Charge Bylaw No. 11540

Stage 3: Creation, closing, and updates to financial reserves

SSCA: Sanitary Sewer Connection Area
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Guiding principles

Guiding Principles for updated financing framework:

 FAIR

 EFFICIENT

 FLEXIBLE

 OPPORTUNISTIC

 EQUITABLE
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Resolutions will result in a Septic Removal Specified Area Reserve Fund 
(Bylaw No. 12316) balance of ~$5.7M

Reserve surpluses are attributed to 20 years of:
 Additional development within connection areas; 

 Grant surpluses;

 Interest payments; and 

 Actuarial surpluses on MFA Debt.

The wastewater utility has front-ended cost of construction for some 
connection areas – debts to be repaid from relevant surplus reserves

Once transfers are completed, redundant reserves to be closed

Summary of reserve transfers
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Setup for success

SRSARF balance available to leverage future and current grants:
 ICIP grant sewer projects in Rio/Terrace and Central Rutland

 Open ICIP grant application for Okaview connection area

Future grant application will follow the prioritization sequencing 
established by Sewer Connection Area Prioritization Bylaw No. 12343 
(Stage 2) 

ICIP: Investing in Canada Infrastructure Program
SRSARF: Septic Removal Specified Area Reserve Fund
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Outcomes (slide from Stage 1 and 2)

We have an improved plan

 Improved health and environmental conditions
 Ground and surface water quality

Financial
 Grant reliant – setup for success

 Shovel-ready grant projects

Responsible growth and development
 New framework is required to achieve 2040 OCP (especially in Rutland)

 Continuing to target highest impact areas

OCP: Official Community Plan
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Next steps

Stage 1 to 3 –COMPLETE

Subdivision, Development & Servicing Bylaw No. 7900 amendments
 Standards and details for low pressure sewer (septic areas only)

Review of Council Policy No. 304 – Expanding or Adding Properties to 
Specified Areas
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Questions?
For more information, visit kelowna.ca.
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Report to Council 
 

 

Date: 
 

August 22, 2022 

To:  
 

Council 
 

From: 
 

City Manager 

Subject: 
 

Knox Mountain Geotechnical Engineering Project Budget 

Department: Utility Services 

 

Recommendation: 
 
THAT Council receives for information, the report from Utility Services dated August 22, 2022, regarding 
budget required for the Knox Mountain Geotechnical Engineering Project; 
 
AND THAT the 2022 Financial Plan be amended to include the addition of $2,600,000 to the Knox 
Mountain Geotechnical Engineering Project with Funding of $1,850,000 from the Slope Stability Reserve, 
and $750,000 from the Community Works Fund Reserve as noted in the Financial/Budgetary 
Considerations section below. 
 
Purpose:  
To allocate the appropriate budget required for the Knox Mountain Geotechnical Project to meet 
financial requirements to commence the works in 2022. 
 
Background: 
Between 2020 and 2022, Council approved $2,750,000 of funding towards the rehabilitation of a slope 
failure above 930 Bay Avenue (Knox Mountain Metals) that potentially impacted both that property and 
buried utilities along Royal View Avenue above. A consultant team was engaged through a competitive 
process to complete a preliminary design, detailed design and bid package for a geotechnical solution to 
mitigate this problem and to improve public safety. All project components were to be constructed on 
public lands. 
 
In 2022, the project Consultant completed their preliminary design and provided an estimated cost of 
final design and construction at approximately $6,o00,000 to meet City scope objectives.  Staff became 
concerned during the design review and identified significant construction and inflationary risks that 
could result in even higher construction costs. Key concerns were the quantity of earthworks and waste 
materials handling, as well as an uncertainty of being able to secure the specialized contractors necessary 
to complete this complex type of work. It was felt that to better control costs, that the City directly 
engage a design-build contractor specializing in this type of work in the hopes of obtaining an equivalent 
technical solution at a lower cost and with a better mitigation of construction risks.  
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In early spring 2022, staff conducted a value review with GSI International, a reputable and well-known 
design-build contractor of similar type geotechnical solutions. This contractor reviewed the quantities, 
cost estimate and other construction risks of concern of the proposed original design. This contractor 
subsequently presented an alternative design and construction package resulting in a lower construction 
cost of $4,830,000 with a high degree of accuracy of that estimate.  
 
Staff have reviewed the alternate solution and now feel confident that the solution will lead to better 
cost management, and meet our construction timing concerns. To meet the project requirements while 
incorporating ongoing construction inflation, completion of ancillary testing and contingency for 
potential scope items and funding staff costs, staff are requesting $2,600,000 of budget to allocated to 
complete the project (refer to Tables 1 and 2).  

 
Discussion: 
The current project budget requires funding before staff can proceed with an award of a construction 
services contract. Staff recognize that this project is complicated both technically and legally. The City 
recognizes this opportunity to achieve a viable solution after years of monitoring, investigations, studies 
and reports. The project and cost estimate as proposed are exposed to the current inflationary conditions 
of the heavy construction industry. Further delay in project delivery would likely result in higher costs. 
Staff have determined this to be the best path forward.   
 
Financial/Budgetary Considerations 
Delays and deferrals of other capital projects in 2022 have resulted in sufficient capital funding to be in 
place for the recommended project timing. Tables 1 and 2 below summarize the estimated budget 
amendment requirements: 
 
Table 1. Cost Estimate and Budget Shortfall 

Item Amount Notes 
Expenditures to Date $520,000 Geotechnical Investigation, Instrumentation 

Installation, Monitoring and Reporting, Solution 
Development, Preliminary Design and Cost 
Estimating 

Projected Construction Cost $4,316,000 Design-Build Estimate – GSI International 
Contingency & Administration $514,000 Applied 10% + administrative costs 

Updated Project Cost $5,350,000  

Original Budget ($2,750,000) From 2020, 2021 and 2022 Financial Plans 

Shortfall $2,600,000  

 
Table 2. Funding Sources 

Item Amount Notes 

Slope Stability Reserve - R058 $1,850,000 Reserve funds specific to these types of projects  

Community Works Fund 
Reserve R837 

$750,000 Advanced from 2023 in the 10 Year Capital Plan 

Total $2,600,000  
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Conclusion: 
By increasing the project’s budget as proposed in this report, City staff will be able to initiate a Notice of 
Intent process to award final design and construction services, and move forward with the purchasing 
and construction phases of project delivery. Construction on the project is possible to commence in the 
fall 2022 and be completed by summer 2023.   
 
Internal Circulation: 
Community Engagement 
Financial Planning 
Infrastructure Delivery 
Capital Planning & Asset Management 
Risk Management 
Purchasing 
 
Considerations not applicable to this report: 
Alternate Recommendation 
Communications Comments 
Legal/Statutory Authority 
Existing Policy 
External Agency/Public Comments 
Personnel Implications 
 
Submitted by:    R. MacLean, Utility Planning Manager 
 
Approved for inclusion:        M. Logan, Infrastructure Delivery General Manager 
 
cc: Acting Divisional Director, Financial Services 

City Clerk  
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Knox Mountain Geotechnical 
Engineering Project
August 22, 2022
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Purpose

To provide an update on the slope rehabilitation needs for the Knox 
Mountain Geotechnical Project.

To present the budget needs to complete the final construction 
phase in 2022 and 2023. 
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Solutions

Aerial perspective of failed slope (2021)
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Soil anchor solution
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Item Amount Notes

Expenditures to Date $520,000 Geotechnical Investigations, Instrumentation, 

Monitoring and Reporting, Solution 

Development, Design and Cost Estimating

Projected Construction Cost $4,316,000 Design-Build Estimate

Contingency & Administration $514,000 Applied 10% + administrative costs

Updated Project Cost $5,350,000

Original Budget ($2,750,000) From 2020, 2021 and 2022 Financial Plans

Shortfall $2,600,000

Project Cost Summary
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Outcomes

Meets the City’s objectives
A safe public feature

Protection of neighbourhoods and local business

Environmental improvements

Protects key City Infrastructure

Secure pricing

Construction is ready to proceed. 

Resilient and lower risk solution
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Thank You
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Report to Council 
 

Date: 
 

August 22, 2022 

To:  
 

Council 
 

From: 
 

City Manager 

Subject: 
 

Transit Improvement Program – 3 year proposed budget 

Department: Integrated Transportation 

 

Recommendation: 
 
THAT Council receives for information, the report from Integrated Transportation dated August 22, 
2022, with respect to the Transit Improvement Program 3-year expansion initiatives and free transit on 
election day. 
 
AND THAT Council directs staff to enter a Memorandum of Understanding with BC Transit setting out 
the City’s intention to proceed with the service expansions detailed in year-1 (2023/24). 
 
AND THAT the Mayor and City Clerk be authorized to execute the Memorandum of Understanding.  
 
AND THAT Council provide approval for free transit within the City of Kelowna on municipal election 
day. 
 
Purpose:  
 
To receive Council approval for and execution of a Memorandum of Understanding for the Transit 
Improvement Program 3-year expansion initiatives for the period 2023-2026 and, to request Council 
support for free transit service on municipal election day. 
 
Background: 
Each year, a Memorandum of Understanding (MOU) related to proposed transit expansion initiatives is 
signed by the Local Government, setting out the City’s intention to proceed. This is subject to annual 
City Council budget deliberations each Fall. The MOU also allows BC Transit to include local expansion 
hours and infrastructure budget submissions in its draft Service Plan to the Province to seek the 
matching funding. The Transit Improvement Program (TIP) now includes major high-priority 
infrastructure investments that support future transit system development. This annual report to 
Council takes the form of an update of proposed transit expansion initiatives and associated budgets 
and request to proceed with the MOU. It also includes a one-time request to authorize free transit in 
Kelowna on election day beginning this fall and on election years thereafter.  
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Discussion: 
Ridership on the Kelowna Regional Transit system has rapidly recovered through 2022 reaching a high 
point in mid-summer of 96% of pre-pandemic levels1. Effective September, service levels will be near 
those delivered prior to the pandemic and are expected to be sufficient to meet demand. Further 
investments will be needed to service additional ridership growth in the years ahead. 
As part of the ongoing annual budgeting process with BC Transit, Staff have received and summarized 
the proposed three-year expansion initiatives and associated budgets for the period April 1, 2023, to 
March 31, 2026. The draft budgets reflect investment priorities and current conditions with an 
incremental return to investment in new service hours recognizing constraints the system faces, 
particularly capacity at the transit operations centre. Years one and two of the TIP focus on investments 
in service that can be delivered without the need for additional buses. Year-one targeted off-peak 
expansions carry-over from the previous year’s program after being postponed due to a one-time cap 
on Provincial transit funding. Year-two proposals include continued investment in off-peak service 
while year-three sees a significant investment in new peak service and on-time performance 
improvements on frequent routes and RapidBus2. Custom (Paratransit) investments, which are derived 
from the 2018 Paratransit Services Review, will remain on hold through year 1 of the program. 
Expansions aimed at improving equity between the Paratransit and Conventional transit systems are 
re-introduced in years 2 and 3 of the program and will be achieved via Taxi Supplement3.  
 
Three Year Proposed Service Expansion Summary 

PROPOSED CONVENTIONAL EXPANSION INITIATIVES 

AOA 

Period 

In  

Service 

Annual 

Hours 

Vehicle 

Requirements 

Est. Annual 

Revenue 

Est. Annual 

Total Costs 

Est. Annual 

Net 

Municipal 

Share 

2023/24 September 

5,200 0 $122,235 $654,860 $226,871 

Description 

Weekend frequency improvement on 8 University, 10 

North Rutland and 97 Okanagan. Weekday midday 

frequency improvement on 8 University and 97 Okanagan. 

Additional resources allocated for on-time performance 

improvements as needed.  

2024/25 September 

5,350 0 $125,761 $696,672 $245,634 

Description 

Initiatives from the Transit Future Action Plan, including 

investing in frequent routes at off-peak times, add 

weekend service to route 4, investment to maintain service 

reliability, and the Upper/Lower Mission Service 

Restructure. 

2025/26 September 11,000 5 $258,575 $1,726,702 $773,121 

                                                           
1 Currently ridership is at 85% of pre-pandemic levels.  
2 Pending resolution of capacity constraints at the transit operating centre.  
3 Taxi Supplement utilizes taxi services in the community to fulfill requests for travel by Paratransit ‘HandyPass’ 
holders. These rides are dispatched by the operating company, and the customer pays a standard handyDART fare 
for their trip. 
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Description 

Initiatives from the Transit Future Action Plan: investing in 

frequent and rapid routes, investment to maintain service 

reliability, and expansion to bring Route 11 into Rutland 

Exchange. Additional resources allocated for on-time 

performance improvements as needed. 

NOTE:  Work is underway via a Facility Master Plan to address vehicle capacity constraints at the 
current Kelowna facility; however, this work is on-going, and this option will be subject to further 
review and approval by BC Transit to ensure that additional vehicles can be accommodated 
 

PROPOSED CUSTOM (TAXI SUPPLEMENT) EXPANSION INITIATIVES 

AOA 

Period 

In  

Service 

Annual 

Hours 

Vehicle 

Requirements 

Estimated 

Annual 

Revenue 

Estimated 

Annual 

Total Costs 

Estimated 

Annual Net 

Municipal 

Share 

2024/25 April 

0 0 $15,013 $199,052 $51,292 

Description 
Introduce basic weekend handyDART service on Sunday via 

taxi supplement. 

2025/26 April 

0 0 $44,248 $586,084 $150,977 

Description 

Expand the handyDART service hour span of weekday 

service to reflect Conventional hours of operation, via taxi 

supplement. 

 
Performance monitoring and progress on interim improvements at the transit operating centre over 
the coming months will inform any refinements to the budgets and expansion priorities in years 2 and 3 
which will be reflected in the following year’s program. 
 
The TIP now includes high-priority infrastructure investments that are anticipated to be cost-shared 
with BC Transit and eligible for Federal grant funding4. Local share of costs may be paid via lease fees 
within Annual Operating Agreements or as lump-sum payment upon project completion. Key initiatives 
include renewal and expansion of various transit exchanges, interim upgrades to the current transit 
operating centre and, further out, a new transit operations centre5. 
  

                                                           
4 The current federal transit funding program is the Investing in Canada Infrastructure Program (ICIP) which funds 
of to 80% of eligible project costs.  
5 Hardy upgrades will address constraints that are limiting the ability to expand service and accommodate electric 
buses. Upgrades are expected to extend the life of the facility to the end of the decade. The new operating centre 
will be constructed on the city’s property at Hollywood Rd and John Hindle Drive (‘Serwa’ site).  
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PROPOSED TRANSIT SYSTEM CAPITAL INITIATIVES & STUDIES 

Description Transit Exchanges 

Rationale 

Four new transit facilities: Midtown Exchange, OC College, Mission Recreation 

Exchange, Kelowna Airport transit Hub and Rutland Park & Ride and Mobility Hub 

adjacent to the existing Transit exchange.  

Project 
Planning 
Operating 
Budget for 
Studies 

Proposed 
Scheduling of 
Study  

Estimated In-
Service Date 

Estimated 
Total Capital 
Cost 

Est. Annual 
Local 
Government 
Share of 
Lease Fee 

Est. Annual 
Local Share of 
Lease Fee 
(Federal 
Funding Inc) 

Ongoing 2020/21 
2023/24 -

2029/30 
$20,800,000 $1,048,522 $393,368 

Description Operation & Maintenance Facility 

Rationale 
The project includes a new O&M Facility and Interim facility refurbishments to 

support expansion of transit services. 

Project 
Planning 
Operating 
Budget for 
Studies 

Proposed 
Scheduling of 
Study  

Estimated In-
Service Date 

Estimated 
Total Capital 
Cost 

Est. Annual 
Local 
Government 
Share of 
Lease Fee 

Est. Annual 
Local Share of 
Lease Fee 
(Federal 
Funding Inc) 

Complete 2020/21 
2023/24-

2030/31 
$124,610,000 $2,966,076 $1,279,680 

Description Transit Priority 

Rationale 
Transit priority measures are needed to improve the performance and reliability of 

the transit system. 

Project 
Planning 
Operating 
Budget for 
Studies 

Proposed 
Scheduling of 
Study  

Estimated In-
Service Date 

Estimated 
Total Capital 
Cost 

Est. Annual 
Local 
Government 
Share of 
Lease Fee 

Est. Annual 
Local Share of 
Lease Fee 
(Federal 
Funding inc). 

$200,000 
2024/25-

2025/26 
2029/30 $24,000,000 $1,209,833 $453,886 

Projects have been identified through Transit Future Action Plans or Service Reviews. Projects costs are 

representative of an order of magnitude cost estimate which may have a high variance. Local government 

lease fees are provided with the Investing in Canada Infrastructure Program (ICIP) while the program is 

available and as well as the standard lease fee share. 
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Free transit on election day 
The provision of free transit on election day is expected to have a negligible effect on revenue while 
reducing barriers to participating and increasing voter turnout. The initiative is proposed for service 
offered within the City of Kelowna only on both conventional and custom (HandyDART) service 
beginning on this year’s municipal election on October 15th and on all municipal general voting days 
thereafter.  
 
Conclusion: 
Ridership on the Kelowna Regional Transit System is nearing full recovery. Targeted investment in 
service will ensure that the system can service ridership levels at and above those experienced in the 
years prior to the pandemic. A focus on off-peak expansion in years one and two adds to mid-day, 
evening and weekend services that have not seen any significant investment in years. Year three sees a 
return to investment in peak-period service on high productivity routes pending completion of capacity 
enhancements at the current transit operating centre. Major transit infrastructure projects are included 
in the TIP for information. Projects include exchange enhancements, upgrades to the current transit 
operating centre, a new centre and transit priority measures under consideration for heavily congested 
transit corridors. Free access to transit on the Kelowna municipal election day is proposed to support 
residents in getting to and from polling stations.  
 
Internal Circulation: 
Financial Planning Manager 
Strategic Transportation Planning Manager 
Financial Services, Revenue Supervisor 
Financial Services, Financial Analyst 
Financial Services, Budget Supervisor 
 
Financial/Budgetary Considerations:  
Net new cost for transit services for the 2023 budget year is estimated at $75,624 (Conventional only) 
and, in 2024, $233,125 (Conventional) and $17,097 (Custom). Estimated net new costs for 2025 are 
projected at $421,463 (Conventional) and $84,520 (Custom). Net new cost for infrastructure studies is 
estimated at $100,000 per year in 2024 and 2025.  
 
Revenue loses stemming from the provision of free transit on election day is projected to be below 
$10,000 annually. 
 
External Agency/Public Comments:  
BC Transit has reviewed and approved the report and attachments.  
 
Considerations applicable to this report: 
Existing Policy 
TMP Policy 3.9 – Focus the bulk of new service investment on the best performing routes that offer the 
highest return in terms of emissions and congestion reduction. 
TMP Policy 3.4 – Apply transit priority measures along Transit Supportive Corridors, where appropriate. 
TMP Policy 3.7 – Support BC Transit’s efforts to electrify the transit fleet by 2040. 
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Considerations not applicable to this report: 
Legal/Statutory Authority: 
Legal/Statutory Procedural Requirements: 
Financial/Budgetary Considerations: 
External Agency/Public Comments: 
Communications Comments: 
 
Submitted by:   M. Kittmer, Transit Service Coordinator 
 
Approved for inclusion: M. Logan, Infrastructure General Manager 
 
Attachment 1 – TIPS MOU 2023-24 to 2025-26 Kelowna 
Attachment 2 - Transit Improvement Program Presentation 
 
cc: General Manager, Infrastructure 
 Divisional Director, Corporate Strategic Services 
 Division Director, Partnerships & Investments 
 C. Mossey, Senior Manager Government Relations, BC Transit 
 M. Lockley, Planning Manager, BC Transit 
 M. Boyd, Director of Corporate and Strategic Planning, BC Transit 
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July 28, 2022 
 
Attn:  Jerry Dombowsky 
 Transit & Programs Manager 
 City of Kelowna 
 1435 Water Street 
 Kelowna, BC  V1Y 1J4 
 
Re: Transit Improvement Program - 3 Year Transit Expansion and Infrastructure Initiatives 
 

 
Dear Jerry, 
  
The purpose of this letter is to confirm transit service expansion plans for 2023/24, approve transit 
expansion priorities for the subsequent two years and identify transit infrastructure initiatives required 
to support transit system growth. 

 
BC Transit confirms service expansion plans with local government partners on an annual basis to 
coordinate the development of three-year budgets and capital plans with the Provincial Service Plan. 
Confirmation of next year’s desired level of transit service expansion is also required to support the 
procurement of buses. This year, facility infrastructure requirements have been added to inform your 
multi-year budget development and ensure that infrastructure investments are advanced to align 
with proposed transit service expansion.  

As your transit system has service initiatives requiring expansion funding, we have attached a 
Memorandum of Understanding (MOU) to formalize the process of securing provincial funding on 
your behalf. This MOU summarizes specific transit expansion initiatives for the next three operating 
years from 2023-2024 through to 2025-2026, as well as future capital initiatives required to support 
transit service.  These initiatives are derived from recommendations outlined in the most recent 
service plan(s) received by your Council and validated in collaboration with local government staff.   
 
Transit service expansion and infrastructure investments are important components to sustaining 
and growing a successful transit system.  These investments in your transit system come with 
several considerations.  To support Council decision making, we have provided updated order-of-
magnitude costing for each Transit Service and Infrastructure Initiative.  These are based on the 
estimated annual increase to revenue service hours, the estimated increases to the Taxi Supplement 
budget for Custom Transit (if applicable) and the estimated facility lease fees associated with future 
facilities and transit infrastructure.  
 
There are a few key considerations when reviewing your initiatives.  When a proposed expansion is 
dependent on an infrastructure investment, it will be shown in the proposed expansion table.  
Additionally, estimated lease fees for infrastructure projects are shown in a separate table. If your 
expansion requires additional vehicles, this is identified and factored into estimated total costs.  
Should vehicles be procured following MOU signoff and a decision is made to not pursue service 
expansion, the lease fees for the new vehicles will still be added to your operating budget for a 

381



 

2 

 

minimum of one year. If expansion requests exceed available provincial funding, BC Transit’s service 
prioritization process will be used to determine which projects receive funding.    
 
One of the key challenges we continue to face through this process is the higher probability that 
demand for expansion vehicles will exceed the availability in each fleet category.  More advanced 
lead times are required for procurement and delivery of buses, and bus orders need to be 
strategically timed to align with our deployment plans.  While every effort is made to align bus orders 
with demand, some expansion initiatives will likely be impacted by the limited availability of certain 
vehicle types.  Despite these challenges, we continue to work with our local government partners to 
identify and develop expansion priorities, and to align our expansion initiatives with our overall fleet 
procurement plans. 
 
By conveying proposed transit service expansion and capital initiatives as far in advance as possible, 
we are seeking to achieve four important goals: 
 

1. Ensure 3-year expansion initiatives are consistent with the expectations of local 
governments. 

2. Provide local government partners with enhanced 3-year forecasts that identify longer term 
funding requirements.   

3. Ensure transit system infrastructure investments needed to support transit service expansion 
plans are aligned with transit service expansion initiatives identified in both local government 
and BC Transit’s 3 year operating budgets and the long-term capital plans. 

4. Attain a commitment from local governments that allow BC Transit to proceed with the 
procurement and management of resources necessary to implement transit service 
expansions. 

 
Upon confirmation of your Council’s commitment to the expansion initiatives, we will include your 
request in BC Transit’s draft Service Plan funding request to the Province.  Following confirmation 
of the provincial budget, I will confirm with you if supporting provincial funding was secured and 
initiate a transit service implementation plan and work with local government to advance capital 
infrastructure planning as required to ensure alignment with transit service expansion initiatives.  I 
look forward to working with you on the continued improvement of your transit service and encourage 
you to contact me if you have any questions regarding these proposed initiatives.   
 
We ask that a signed copy of this letter be returned to BC Transit by August 31, 2022.  If you are 
unable to meet this deadline, please contact me at your earliest convenience. 
 
 
 
Yours truly, 
 

 
 
 
Chelsea Mossey 
Senior Manager, Government Relations 
BC Transit  
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Three-Year Transit Expansion Plan and Capital Initiatives for Information 
 
 

Date July 28, 2022 

Expiry August 31, 2022 

System Kelowna Regional (City of Kelowna) 

 
 
Proposed Transit Service Expansion Initiatives  
The table below outlines expansion initiatives for the 2023/24 fiscal year with an estimated costing 
based on the hourly rates of your existing system. Confirmation of next year’s transit service 
expansion is required for provincial budgeting and the procurement of buses. Please ensure that 
these initiatives are consistent with your local government expectations. Upon receipt of this MOU, 
we will confirm funding from the Province on your behalf.  Please keep in mind that should vehicles 
be procured to support your expansion following agreement to the MOU and a determination is made 
that an expansion is no longer desired by the local government, the lease fees related to the new 
vehicles will still be added to your operating budget for a minimum of one-year.   
 
 

PROPOSED CONVENTIONAL EXPANSION INITIATIVES 

AOA Period 
In  

Service 
Annual 
Hours 

Vehicle 
Requirements 

Estimated 
Annual 

Revenue 

Estimated 
Annual 

Total Costs 

Estimated 
Annual Net 
Municipal 

Share 

2023/24 September 

5,200 0 $122,235 $654,860 $226,871 

Description 

Weekend frequency improvement on 8 University, 10 North 
Rutland and 97 Okanagan. Weekday midday frequency 
improvement on 8 University and 97 Okanagan. Additional 
resources allocated for on-time performance improvements as 
needed.  
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The table below outlines expansion initiatives for year two and three of the three-year transit service 
expansion initiatives with an estimated costing based on the hourly rates of your existing system. 
Please ensure that these initiatives are consistent with your local government expectations. Upon 
confirmation of your local government’s intent to commit to the expansion and budget, we will 
proceed with the request to secure funding from the Province on your behalf. 
   
 

PROPOSED CONVENTIONAL EXPANSION INITIATIVES 

AOA Period 
In  

Service 
Annual 
Hours 

Vehicle 
Requirements 

Estimated 
Annual 

Revenue 

Estimated 
Annual 

Total Costs 

Estimated 
Annual Net 
Municipal 

Share 

2024/25 September 

5,350 0 $125,761 $696,672 $245,634 

Description 

Initiatives from the Transit Future Action Plan, including 
investing in frequent routes at off-peak times, add weekend 
service to route 4, investment to maintain service reliability, and 
the Upper/Lower Mission Service Restructure. 

2025/26 September 

11,000 5 $258,575 $1,726,702 $773,121 

Description 

Initiatives from the Transit Future Action Plan, including 
investing in frequent and rapid route with a focus on improving 
service to the Rutland area, investment to maintain service 
reliability, and expansion to bring Route 11 into the Rutland 
area. Additional resources allocated for on-time performance 
improvements as needed. 

NOTE:  Work is underway via a Facility Master Plan to address vehicle capacity constraints at the current 
Kelowna facility; however, this work is on-going and this option will be subject to further review and 
approval by BC Transit to ensure that additional vehicles can be accommodated 
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PROPOSED CUSTOM (TAXI SUPPLEMENT) EXPANSION INITIATIVES 

AOA Period 
In  

Service 
Annual 
Hours 

Vehicle 
Requirements 

Estimated 
Annual 

Revenue 

Estimated 
Annual 

Total Costs 

Estimated 
Annual Net 
Municipal 

Share 

2024/25 April 

0 0 $15,013 $199,052 $51,292 

Description 
Introduce basic weekend handyDART service on Sunday via 
taxi supplement. 

2025/26 April 

0 0 $44,248 $586,084 $150,977 

Description 
Expand the handyDART service hour span of weekday service 
to reflect Conventional hours of operation, via taxi supplement. 
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Proposed Transit Infrastructure Initiatives 
To support future transit system development, the following capital infrastructure initiatives are 
provided for information. These initiatives align with your community’s Transit Future 
Plan/Service Review.  Below is a description of the initiatives, project planning studies, 
estimated lease fees and fiscal year they are anticipated to be in-service. As infrastructure 
projects advance, more accurate schedules, and cost estimates will be developed.  Please 
ensure that these initiatives are consistent with your local government expectations.  

 

PROPOSED TRANSIT SYSTEM CAPITAL INITIATIVES & STUDIES 

Description Transit Exchanges 

Rationale 

Four new on-street transit facilities: A Midtown Transit Exchange, OC College, Mission 
Recreation Transit Exchange, Kelowna Airport (YLW) transit Hub and a Rutland Park & Ride 
and Mobility Hub adjacent to the existing Transit exchange.  

Project Planning 
Operating Budget 
for Studies 

Proposed 
Scheduling of 
Study  

Estimated In-
Service Date 

Estimated Total 
Capital Cost 

Estimated 
Annual Local 
Government 
Share of Lease 
Fee 

Estimated 
Annual Local 
Government 
Share of Lease 
Fee (Federal 
Funding 
Included) 

 Ongoing  2020/21 
2023/24 -
2029/30 

 $        
20,800,000  

 $          
1,048,522  

 $             
393,368  

Description Operation & Maintenance Facility 

Rationale 
The project includes a new O&M Facility and Interim facility refurbishments to the current 
facility to support expansion of transit services 

Project Planning 
Operating Budget 
for Studies 

Proposed 
Scheduling of 
Study  

Estimated In-
Service Date 

Estimated Total 
Capital Cost 

Estimated 
Annual Local 
Government 
Share of Lease 
Fee 

Estimated 
Annual Local 
Government 
Share of Lease 
Fee (Federal 
Funding 
Included) 

 Complete  2020/21 2023/24-2030/31 
 $      
124,610,000  

 $          
2,966,076  

 $          
1,279,680  

Description Transit Priority 

Rationale 
Transit priority measures are needed to improve the performance and reliability of the transit 
system. 

Project Planning 
Operating Budget 
for Studies 

Proposed 
Scheduling of 
Study  

Estimated In-
Service Date 

Estimated Total 
Capital Cost 

Estimated 
Annual Local 
Government 
Share of Lease 
Fee 

Estimated 
Annual Local 
Government 
Share of Lease 
Fee (Federal 
Funding 
included) 

 $                
200,000  2024/25-2025/26 2029/30 

 $        
24,000,000  

 $          
1,209,833  

 $             
453,886  
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Projects have been identified through Transit Future Action Plans or Service Reviews. Projects costs are representative of an order of magnitude cost estimate 
which may have a high variance. Local government lease fees are provided with the Investing in Canada Infrastructure Program (ICIP) while the program is 
available and as well as the standard lease fee share. 
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Approval 

  
On behalf of the City of Kelowna, I/we are confirming to BC Transit to proceed with the request for 
funding to the Province on our behalf for the 2023/24 Fiscal year, and that we will budget accordingly 
for the initiatives identified above and will review and confirm on an annual basis as per the advice 
provided and with the knowledge a more detailed budget will follow as service details and capital 
initiatives are confirmed. 
 
 

Signature:  Date:  

Name:  Position:  

    

Signature:  Date:  

Name:  Position:  
 
 

 
 
On behalf of BC Transit 
 
 

Signature:  Date: July 28, 2022 

Name: Chelsea Mossey Position: 
Senior Manager, Government 
Relations 
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Transit Improvement Program  
Three Year Outlook
August 22, 2022
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Transit Improvement Program

 Details transit expansion priorities over a three-year 
horizon for both the Conventional and Paratransit systems.

 Three-year MOU is signed annually with BC Transit by the 
Local Government, setting out the City’s intention to 
proceed with expansions detailed in the TIP.

 Enables BC Transit to move forward the local business plans 
including fleet and service hours
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Pandemic Recovery
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Prioritizing Investments

 Transit Future Action Plan - details investment priorities, 
guides decision making. 

 Paratransit (custom) services review – details priorities with 
objective of improving productivity & reducing variability in 
service availability as compared to Conventional transit.  

 Performance Analysis – ongoing route/trip level ridership 
and run-time analysis. 

 Public input – service requests, inquiries. 
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Conventional Transit 
Expansion Initiatives

PROPOSED CONVENTIONAL EXPANSION INITIATIVES

AOA Period
In 

Service

Annual     

New Hours

Vehicle 

Requirements

Est. Annual 

Revenue

Est. Annual

Total Costs

Est. Annual 

Net Municipal 

Share

2023/24 September

5,200 0 $122,235 $654,860 $226,871

Description

Weekend frequency improvement on 8 University, 10 North 
Rutland and 97 Okanagan. Weekday midday frequency 
improvement on 8 University and 97 Okanagan. Additional 
resources allocated for on-time performance improvements as 
needed. 

2024/25 September

5,350 0 $125,761 $696,672 $245,634

Description

Initiatives from the Transit Future Action Plan, including investing 
in frequent routes at off-peak times, add weekend service to 
route 4, investment to maintain service reliability, and the 
Upper/Lower Mission Service Restructure.

2025/26 September

11,000 5 $258,575 $1,726,702 $773,121

Description

Initiatives from the Transit Future Action Plan: investing in 
frequent and rapid routes, investment to maintain service 
reliability, and expansion to bring Route 11 into Rutland Exchange. 
Additional resources allocated for on-time performance 
improvements as needed.
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Custom (Paratransit)
Expansion Initiatives

PROPOSED CUSTOM (TAXI SUPPLEMENT) EXPANSION INITIATIVES

AOA Period
In 

Service

Annual 

Hours

Vehicle 

Requirements

Estimated 

Annual 

Revenue

Estimated 

Annual

Total Costs

Estimated 

Annual Net 

Municipal 

Share

2024/25 April

0 0 $15,013 $199,052 $51,292

Description
Introduce basic weekend handyDART service on Sunday via 
taxi supplement.

2025/26 April

0 0 $44,248 $586,084 $150,977

Description
Expand the handyDART service hour span of weekday 
service to reflect Conventional hours of operation, via taxi 
supplement.
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Transit Infrastructure
PROPOSED TRANSIT SYSTEM CAPITAL INITIATIVES & STUDIES

Description Transit Exchanges

Rationale
New  transit facilities: Midtown Exchange, OC College, Mission Recreation Exchange,  Airport Transit Hub and Rutland 

Park & Ride and Mobility Hub adjacent to the existing Transit exchange. 

Project Planning Operating 

Budget for Studies
Proposed Scheduling of Study Estimated In-Service Date Estimated Total Capital Cost

Est. Annual Local 

Government Share of Lease 

Fee

Est. Annual Local Share of 

Lease Fee (Federal Funding 

Inc)

Ongoing 2020/21 2023/24 -2029/30 $20,800,000 $1,048,522 $393,368 

Description Operation & Maintenance Facility

Rationale The project includes a new O&M Facility and Interim facility refurbishments to support expansion of transit services.

Project Planning Operating 

Budget for Studies
Proposed Scheduling of Study Estimated In-Service Date Estimated Total Capital Cost

Est. Annual Local 

Government Share of Lease 

Fee

Est. Annual Local Share of 

Lease Fee (Federal Funding 

Inc)

Complete 2020/21 2023/24-2030/31 $124,610,000 $2,966,076 $1,279,680 

Description Transit Priority

Rationale Transit priority measures are needed to improve the performance and reliability of the transit system.

Project Planning Operating 

Budget for Studies
Proposed Scheduling of Study Estimated In-Service Date Estimated Total Capital Cost

Est. Annual Local 

Government Share of Lease 

Fee

Est. Annual Local Share of 

Lease Fee (Federal Funding 

inc).

$200,000 2024/25-2025/26 2029/30 $24,000,000 $1,209,833 $453,886 
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Free Transit on Election Day

Saturday, October 15, 2022 (Saturday service 
level). 

Reduce barriers to participating & increase voter 
turnout. 

Offered by many other communities served by BC 
Transit. 

Applicable to Conventional and Custom transit. 
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Recommendations

THAT Council authorizes the Mayor and City Clerk to 
execute the 3-year Memorandum of Understanding 
on behalf of the City of Kelowna for transit service 
over the 2023-2026 service periods.

AND THAT Council approve provision of free transit 
within the City of Kelowna on municipal election day 
for person travelling to polling stations. 
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Questions?
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