
City of Kelowna

Regular Council Meeting

AGENDA

 
Tuesday, October 4, 2022

6:00 pm

Council Chamber

City Hall, 1435 Water Street
Pages

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. Reaffirmation of Oath of Office

The Oath of Office will be read by Councillor DeHart.

3. Confirmation of Minutes 1 - 12

Regular Meeting - September 20, 2022

4. Liquor License Application Reports

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

4.1. START TIME 6:00 PM - Vaughan Ave 110-889 - LL22-0019 - 1568447 Alberta Ltd,. Inc.
No. A0093042

13 - 41

To seek Council’s support for a new liquor primary license with an occupant load of 54
persons.

4.2. START TIME 6:00 PM - Bernard Ave 510 - LL22-0020 - 0726550 B.C LTD., INC.NO.
BC0726550

42 - 57

To seek Council’s support for a new liquor primary license with an occupant load of
124 persons.

5. Development Permit and Development Variance Permit Reports

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



5.1. START TIME 6:00 PM - Osprey Ave 540 - DP22-0051 DVP22-0052 - Simple Pursuits
Inc., Inc.No. BC1206854

58 - 109

To issue a Development Permit for the form and character of a 6-storey commercial
building and to vary the minimum upper floor setback, minimum front yard setback,
minimum flanking side yard setback, and minimum commercial floor area on a retail
street.

6. Reminders

7. Termination
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REPORT TO COUNCIL 
 
 
 

 

Date: October 4, 2022 

To: Council  

From: City Manager 

Department: Development Planning 

Application: LL22-0019 Owner: 
1568447 Alberta Ltd. Inc.No. 
A0093042 

Address: 110 – 889 Vaughan Ave Applicant: Shayne Labis 

Subject: Liquor License 

Existing OCP Designation: Industrial  

Existing Zone: I2 – General Industrial  

 
 

1.0 Recommendation 

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

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

1. Council recommends support of an application from Born to Shake for a liquor primary 
license for Strata Lot 10 Section 30 Township 26 ODYD Strata Plan EPS7283 Together with 
an Interest in the Common Property in Proportion to the Unit Entitlement of the Strata Lot 
as Shown on Form V, located at 110 – 889 Vaughan Ave, Kelowna, BC for the following 
reasons: 

a. The liquor primary license is perceived to have a minimal impact on the community and 
surrounding properties. 

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

Criteria for new liquor primary: 

a. The location of the establishment: 
The proposed location is suitable for a small establishment liquor primary license as the 
property is within walking proximity to an Urban Centre and is located on a Transit 
Supportive Corridor. 

 

13



L22-0019 – Page 2 

 
 

b. The proximity of the establishment to other social or recreational facilities and public 
buildings: 
The location is not in close proximity to other Liquor Primary Establishments. The location 
is close to other social facilities.  

c. The person capacity and hours of liquor service of the establishment:  
The hours are consistent with the similar businesses in the area and has a max capacity of 
54 persons. 

d The number and market focus or clientele of liquor-primary license establishments within a 
reasonable distance of the proposed location: 
This location is not in close proximity to other liquor primary establishments.  

e. The impact of noise on the community in the immediate vicinity of the establishment:  
The potential impact for noise is minimal and would be compatible with surrounding land 
uses. 

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

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

 Purpose  

To seek Council’s support for a new liquor primary license with an occupant load of 54 persons.  

2.0 Development Planning  

Staff support the request for a new Liquor Primary License for the commercial unit known as Born to Shake. 
This area is home to several small breweries, cideries and commercial wineries, making this a complimentary 
addition to the area. The proposed business is looking to bring a different experience into this tourist and 
local hub. The establishment is located within an industrial zoned complex east of the Downtown Urban 
Centre. The impact on the surrounding community will be minimal and noise is not an anticipated issue due 
to a combination of factors including: 

 Maximum occupancy of 54 persons,  

 Compatible with surrounding land uses, 

 Hours consistent with neighbouring businesses.  

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

Born to Shake has worked with staff in creating an outdoor patio space. Hours of the patio will be consistent 
with other approved patios and the Bernard Avenue Sidewalk program:  

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

 Last Call for drinks: 10:30 pm  

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

 Patrons must exit the patio by 12:00 am  
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 A patio may not permit, make or cause any noise within the Permit Area that is liable to 
disturb the quiet, peace, rest, enjoyment, comfort or convenience of individuals or the 
public. The City of Kelowna Good Neighbor Bylaw No. 11500, Part 7 will apply at all times.  

3.0 Proposal 

3.1 Project Description 

Born to Shake specializes in the manufacturing of non-alcoholic cocktails with a variety of products from 
syrups to bitters. They also offer products and tools such as glass wear and shakers. With an approved liquor 
license, the applicant is seeking to expand the customer experience by offering cocktail classes and hosting 
special events. Retail store hours will be daily from 9am to 7pm. On select days the business will be open past 
7pm in order to host private events or to showcase new cocktail menus. Staff believe that adding this unique 
business specializing in cocktails to an area with existing breweries, cideries and commercial wineries will 
increase the diversity in the area for the public and tourists alike.  

Proposed Hours of Sale: 

 Sunday Monday Tuesday Wednesday Thursday Friday Saturday 

Open 9:00 AM 9:00 AM 9:00 AM 9:00 AM 9:00 AM 9:00 AM 9:00 AM 

Close Indoor 2:00 AM 2:00 AM 2:00 AM 2:00 AM 2:00 AM 2:00 AM 2:00 AM 

Patio 11:00 PM 11:00 PM 11:00 PM 11:00 PM 11:00 PM 11:00 PM 11:00 PM 

3.2 Site Context 

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

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North I4 – Central Business Industrial  General Industrial Uses 

East I4 – Central Business Industrial  General Industrial Uses 

South RU6 – Two Dwelling Housing Single Family Dwelling 

West I4 – Central Business Industrial  Retail Store, General 
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Subject Property Map: 110 – 889 Vaughan Ave 

 
 

4.0 Current Development Policies  

4.1 Kelowna Official Community Plan (OCP) 

 

Objective 5.8 - Encourage Employment-intensive industrial uses in the Core Area 

Policy 5.8.3 North End 
Industrial Lands 

Support the growth of industrial development in Kelowna’s North End with 
additional opportunities for specialty retail where it is supportive of the 
production and manufacturing in the area. 

Proposed business will be unique retail business to the area and does small 
scale manufacturing on-site.  

 

4.2 Council Policy #359 – Liquor Licensing Policy and Procedures 

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

 New patios associated with liquor primary licenses should be located and designed to limit potential 
impacts on surrounding property owners 

 Small establishments (with person capacity less than 100 persons) should not be located beside 
another liquor primary establishment.  
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5.0 Technical Comments  

5.1 R.C.M.P. 

No concerns  

6.0 Application Chronology  

Date of Application Accepted:  August 3, 2022  
Date Public Consultation Completed: September 12, 2022  
 

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

 

Attachments:  

Attachment A: Floor Plan/Site Plan/Occupant Load  

Attachment B: Letter of Rationale 
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Project Rationale – Born to Shake 

Who is Born to Shake? 

Born to Shake is an experiential beverage company that helps make cocktailing more approachable by 
manufacturing bitters and syrups with tons of flavour made from real ingredients and assembling DIY 
cocktail kits with easy-to-follow recipes. Born to Shake is incorporated and wholly owned by Shayne 
Labis and Nicole Barron who accumulatively have over 25+ years in the food & beverage industry with a 
primary focus on customer service and experience. 

What have they been up to so far? 

After being guests at friends’ and families’ weddings and experiencing first hand the vast disconnect 
between beautiful dinner service and the poorly executed drink service, Shayne & Nicole saw an 
opportunity to provide an elevated cocktail program and turn the "service" into an experience. 

In January of 2020, the dynamic duo took this idea and put pen to paper. They attended a wedding expo 
to try and secure clients for the upcoming summer and after a few networking events, the books were 
starting to fill up. Unfortunately, as quickly as Born to Shake gained momentum, COVID came along in 
the spring of that same year and squashed all promises for events for the foreseeable future. 

Determined not to lose any traction or to let their dreams die, Born to Shake quickly pivoted and began 
manufacturing cocktail products and assembling DIY cocktail kits for their Instagram following using in-
house recipes used for events and in-person cocktail classes hosted by the team. The products and kits 
were very well received in Kelowna, and the duo have been slowly growing the company organically 
part-time while securing the necessary licenses, approvals and equipment to eventually scale up 
production. 

Fast forward to the fall of 2021. Shayne and Nicole decided to go full-in with Born to Shake and quit 
their jobs to focus their attention on their business and manufacturing products.  

What is Born to Shake excited about and how will they positively impact our community? 

Born to Shake has secured a commercial lease to manufacture and retail their cocktail products, and to 
host in-person cocktail classes and high-end cocktail experiences at 110-889 Vaughan Ave. They look 
forward to having a tasting bar for their products and being able to create a one-of-a-kind cocktail 
experience for their customers, the residents of Kelowna and the tourists who come to visit this 
beautiful city! 

They look forward to collaborating with local business owners by bringing in complementary food trucks 
and venders, designing cocktail menus using local ingredients and spirits, and hosting cocktail paired 
dinners uniquely curated for their guests. They have already designed a number of cocktail menus for 
restaurants, breweries and wineries in the Okanagan area, always taking into consideration what the 
respective business’ unique needs and capabilities are helping them get the most out of their menus and 
staffing limitations. They have collaborated on beers with breweries, cocktail kits with distilleries and 
donated their time and resources to fundraise for local initiatives. 

Nicole & Shayne hope to be the one-stop-shop for cocktailing in Kelowna and welcoming their guests 
into a space that is finally, truly theirs to share. 
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Letter of Intent – Born to Shake – Liquor Primary License Application 

Describe the primary focus of your business including any functions and services your establishment will 
provide if liquor service is not the primary business focus.  

We manufacture non-alcoholic cocktail related products such as simple syrups, bitters and rimmers / 
garnishes. In addition to the products we manufacture, we also sell bar-related products and tools such as 
jiggers, shakers, glassware, etc. We offer in-person and virtual cocktail classes and provide elevated cocktail / 
bar service for events.  

If liquor service is not the primary business focus (e.g. retail store or spa): identify the operating hours of 
your primary business and whether or not the business focus will shift to liquor service at a set time of 
day.  

Our retail will be open from 9AM until 7PM, 7 days a week. We intend on being able to serve cocktails 
throughout these hours. We will shift to liquor service after 7PM on select days of the week and/or if we are 
hosting a private gathering or showcasing a new cocktail menu we want to feature. In these instances, we 
will provide drink service until the end of the allowable time as prescribed by our municipality: 2am. 

Identify all types of entertainment that may be offered in your establishment (e.g. films, darts, DJ booth, 
dance floor, exotic dancing, gambling, karaoke, live music, pool)  

We may have a DJ come in and play music for private events. 

Describe the type of food service your establishment will offer. Liquor primary establishments must 
provide, at a minimum, a variety of hot or cold snacks and non-alcoholic beverages during all hours of 
operation.  

We will offer mocktails and refreshing soda waters using our syrups and bitters in addition to fresh pressed 
juices. For food, we will have a selection of veggies & dips, pastries, charcuterie and/or cheese plates, chips & 
dips as well as healthy pre-made bowls available all the time. We also plan to work with mobile food trucks 
and caterers to offer food service on select days / nights of the week and we will complement their service 
with mocktails and cocktails. 

Describe the composition of the neighbourhood (e.g. commercial, residential, industrial).  

Our unit is in a commercial / industrial neighbourhood. Our patio is on the corner of the intersection which is 
two blocks away from the closest residential area. We have ample of suppression for sound / noise before 
getting anywhere near any residential neighbourhoods. Our multi-unit building is zoned for industrial use and 
is approved for a wide variety of commercial uses. Our current neighbours are cideries, breweries, auto 
shops and a gas station / car wash. 

Describe the potential for noise and other types of disturbance.  

Potential for noise may come from customers on the patio.  

Describe the measures you will implement to ensure nearby residents are not disturbed by your 
establishment or patrons of your establishment.  

Our patio will be cordoned off with railings and we will have signage to advise customers that they are not 
permitted to leave the patio with beverages. Music will be played quietly outdoors so as to not encourage 
customers to try and speak over the noise. Staff will be aware of our patrons and ensure noise is kept to a 
reasonable level. 

Identify any requests for licensing options and/or endorsements (see below).  
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1. Minors in the service areas.  

Given we manufacture non-alcohol products which are commonly used for soda waters and other liquor-
free beverages, we wouldn’t want minors to not be able to come in and purchase these products. All of 
our staff will have their Serving it Right and will be properly trained to ID all patrons requesting an 
alcoholic beverage so there won’t be any risk of a minor mistakenly receiving a liquor product. Further, if 
parents want to come in and enjoy food or drink with their kids, we want to be able to accommodate 
these guests and not have to turn them away. 

Include any other information that may be relevant to your application  

We are really excited about the opportunity to have a liquor primary license at our facility and to truly be 
able to create a one-of-a-kind cocktail experience for our customers, the residents of Kelowna and the 
tourists who come to visit our beautiful city. We see such incredible and unique experiences with both food 
and beverage in other cities, and we want to curate something special here in Kelowna! Our goal is to take 
cocktailing off its pedestal for our customers and to make it approachable and fun. We plan to do this by 
having a location where friends, families, clients and business professionals can come and learn about 
cocktails, flavours, bitters, and other cocktail related elements as well as to experience them. We want to 
provide a space where people can celebrate intimately and get away from the busyness of a regular bar or 
restaurant. We want customers to come in for a syrup and decide to stay for a cocktail while at the same 
time learning about the classes and team building events we offer.  
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LL22-0019
110 – 889 Vaughan Ave
Liquor Primary Licence Application
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To consider a Liquor Primary Licence with an
occupant load of 54 persons.

Proposal

23



Development Process

August 3, 2022

Council 
Approvals

Development Application Submitted

Staff Review & Circulation

Tuesday Council Meeting

Recommendation Forwarded to LCRB

October 4, 2022
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Context Map
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Subject Property Map
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Site Layout
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Project/technical details

Liquor Primary Licence
 Seeking Liquor Primary Licence with occupancy of 54 

persons.

Licensed Hours:
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Location is suitable
 Not in close proximity another liquor primary

The occupancy is minimal at 54 persons

New patios associated with liquor primary licences 
should be located and designed to limit potential 
impacts on surrounding property owners

Council Policy#359
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Staff Recommendation

Development Planning recommends support for 
the new Liquor Primary Licence;

That Council directs Staff to forward a resolution of 
support to the LCRB for the Liquor Primary 
Licence.
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Conclusion of Staff Remarks
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Born to Shake’s
Emporium for Cocktails
110 – 889 Vaughan Ave.

Kelowna, BC

V1Y 3R2

Shayne Labis & Nicole Barron
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Who is Born to Shake / Shayne & Nicole

• Met in 2017

• Started hosting events in 2019

• Incorporated Pour Decisions 
Entertainment Inc. in 2020

• Weathered the COVID storm 
through DIY Cocktail Kits

• Mission is to make cocktailing 
more approachable
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Overview of Proposal

• Applied for a Liquor Primary 
license with 54 person capacity 
(30x inside and 24x on patio)

• Hours of operation: 7 days a 
week from 9am – 2am with 
service on the patio ending at 
11pm 
• Days and times will vary 

depending on demand, staffing, 
holidays and events
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Overview of Proposal

• Goal is to become the           
"one-stop-shop” for cocktailing 
in Kelowna
• Tasting bar for BTS products

• Cocktail education and sample 
flights

• Bartender approved tools

• Elegant & functional glassware

• Light snacks, alcoholic and non-
alcoholic beverage offerings
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Create Experiences

• Born to Shake is more than just a 
“cocktail company” – we’re an 
experiential beverage business
• Cocktail classes in-person and 

virtually

• Private events & celebrations –
weddings, birthdays, holidays, 
meetings, etc.

• Long table dinners paired with 
cocktails
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Elevate Cocktails at Home

• Encourage folks of all 
skill levels to enhance 
their cocktails or even 
soda waters at home

• Work with industry 
partners around the 
Okanagan to cross 
utilize our products to 
better serve our 
customers
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Bring People Together… in the North End!

• Complement the food and beverage offerings in the neighbourhood

• Welcoming patio for tourists and new residents
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It Takes a Village – Community Involvement

• When we can, do what we can
• Encourage others to do the 

same

• Incremental help / change has a 
compounding effect

• “Buy your server a drink” 
campaign
• Stober Foundation / The 

Gratitude Project
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Thank you!
We honestly couldn’t be more excited to be a 
part of this growing community!
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REPORT TO COUNCIL 
 
 
 

 

Date: October 4, 2022 

To: Council  

From: City Manager 

Department: Development Planning 

Application: LL22-0020 Owner: 
0726550 B.C LTD., INC.NO. 
BC0726550 

Address: 200 - 510 Bernard Ave Applicant: Lakehouse Kitchen - Travis Pye 

Subject: Liquor License 

Existing OCP Designation: Urban Centre 

Existing Zone: UC1 – Downtown Urban Centre 

 
 

1.0 Recommendation 

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

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

1. Council recommends support of an application from Lakehouse Kitchen for a liquor primary 
license for Lot A District Lot 139 ODYD Plan 22310, located at 200- 510 Bernard Ave, 
Kelowna, BC for the following reasons: 

a. Council Policy No. 359 recommends supporting alternative entertainment options, 
and/or establishments which are less focused on alcohol consumption; 

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

Criteria for new Liquor Primary: 
a. The location of the establishment: 

The proposed location is suitable for a medium establishment liquor primary 
license as the property is within an Urban Centre. 

b. The proximity of the establishment to other social or recreational facilities and 
public buildings: 
The location is in close proximity to several food primary establishments, liquor 
primary establishments and government buildings.   
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c. The person capacity and hours of liquor service of the establishment:  
The hours are consistent with the other liquor primary and food primary 
establishments in the area. The occupancy is 124 persons.  

d. The number and market focus or clientele of liquor-primary license establishments 
within a reasonable distance of the proposed location: 
The location meets Council Policy #359 requirement for distance between medium 
capacity establishments.  

e. The impact of noise on the community in the immediate vicinity of the 
establishment:  
The potential impact for noise is minimal and would be compatible with 
surrounding land uses. 

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

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

Purpose  

To seek Council’s support for a new liquor primary license with an occupant load of 124 persons.  

2.0 Development Planning  

Staff support the request for a new liquor primary license for the commercial business known as Lakehouse 
Kitchen. Bernard Avenue is home to several food primary and liquor primary establishments allowing this 
proposal to compliment these surrounding land uses. The proposed business is looking to bring a unique 
experience downtown with cooking classes within the liquor primary. The impact on the surrounding 
community will be minimal and noise is not an anticipated issue due to a combination of factors including: 

 Indoor occupancy of 124 persons,  

 Compatible with surrounding land uses, 

 Hours consistent with neighbouring businesses.  

Council Policy No. 359 recommends supporting liquor primary license applications for establishments 
supporting alternative entertainment options and/or establishments which are less focused on alcohol 
consumption.  

3.0 Proposal 

3.1 Project Description 

Lakehouse Home Store is proposing to create a downtown cooking class experience. The current kitchen is 
undersized for the demand their programs are experiencing and they are seeking to expand in this new 
location. The proposal has the support of Kelowna Chefs Association and will be led by leading chefs in the 
industry to share knowledge with locals and tourists in the downtown urban environment. In addition to the 
cooking classes, further education will be provided on paring drinks with food as well as showcasing local 
wineries, breweries and spirits.     
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Proposed Hours of Sale: 

 Sunday Monday Tuesday Wednesday Thursday Friday Saturday 

Open 10:00 AM 10:00 AM 10:00 AM 10:00 AM 10:00 AM 10:00 AM 10:00 AM 

Close 1:00 AM 1:00 AM 1:00 AM 1:00 AM 1:00 AM 1:00 AM 1:00 AM 

3.2 Site Context 

The subject property has a future land use of Urban Centre and is located in the downtown core. The property 
is a corner site fronting onto both Bernard Avenue and Ellis Street. There is a mix of land uses in the area, 
predominantly retail and food primary establishments. The area also contains high density residential 
development in recently completed projects and multiple sites currently under construction.     

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North UC1 – Downtown Urban Centre Office 

East 
UC1 – Downtown Urban Centre - Retail 
Cannabis Sales 

Retail Store, General 

South UC1 – Downtown Urban Centre Office 

West UC1 – Downtown Urban Centre Office 

 

Subject Property Map: 200 – 510 Bernard Ave 
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4.0 Current Development Policies  

4.1 Council Policy #359 – Liquor Licensing Policy and Procedures 

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

 Medium establishments (100-249 persons) should be located within Urban Centre, minimum of 
100m from a Large or Medium establishment and not be located beside a Small establishment. 

 Where appropriate, support alternative entertainment options, and/or establishments which are less 
focused on alcohol consumption (including event-driven establishments, and Food Primary 
establishments with the Patron Participation Entertainment Endorsement) to add a mix of 
entertainment options in Urban Centres. Consider limiting potential community impacts via license 
terms and conditions (hours, capacity, etc). 

5.0 Technical Comments  

5.1 R.C.M.P. 

No concerns  

6.0 Application Chronology  

Date of Application Accepted:  August 19, 2022 
Date Public Consultation Completed: September 12, 2022  

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

 

Attachments:  

Attachment A: Floor Plan/Site Plan/Occupant Load  

Attachment B: Letter of Rationale 
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LL22-0020
510 Bernard Ave
Liquor Primary Licence Application
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To consider a Liquor Primary Licence with an
occupant load of 124 persons.

Proposal
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Development Process

August 19, 2022

Council 
Approvals

Development Application Submitted

Staff Review & Circulation

Tuesday Council Meeting

Recommendation Forwarded to LCRB

October 4, 2022
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Context Map
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Subject Property Map
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Site Layout
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Project/technical details

Liquor Primary Licence
 Seeking Liquor Primary Licence with occupancy of 124 

persons.

Licensed Hours:
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Medium establishments (100-249 persons) should 
be located within Urban Centre, minimum of 100m 
from a Large or Medium establishment and not be 
located beside a Small establishment.

Support alternative entertainment options, and/or 
establishments which are less focused on alcohol 
consumption to add a mix of entertainment 
options in Urban Centres. 

Council Policy#359
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Staff Recommendation

Development Planning recommends support for 
the new Liquor Primary Licence;

That Council directs Staff to forward a resolution of 
support to the LCRB for the Liquor Primary 
Licence.
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Conclusion of Staff Remarks
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REPORT TO COUNCIL 
 
 
 

 

Date: October 4, 2022 

To: Council  

From: City Manager 

Department: Development Planning 

Application: DP22-0051 & DVP22-0052 Owner: 
Simple Pursuits Inc., Inc. No. 
BC1206854 

Address: 540 Osprey Ave Applicant: 
Worman Commercial – Shane 
Worman 

Subject: Development Permit & Development Variance Permit Application 

Existing OCP Designation: UC – Urban Centre 

Existing Zone: UC5 – Pandosy Urban Centre 

 
 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Permit No. DP22-0051 for Lot A, District Lot 14, 
ODYD, Plan EPP121585, located at 540 Osprey Ave, Kelowna, BC subject to the following: 

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

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

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

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

AND THAT Council authorizes the issuance of Development Variance Permit No. DVP22-0052 for Lot A, 
District Lot 14, ODYD, Plan EPP121585, located at 540 Osprey Ave, Kelowna, BC; 

AND THAT variances to the following sections of Zoning Bylaw No. 12375 be granted: 

Section 14.11: UC5 - Commercial and Urban Centre Zone Development Regulations 
To vary the required minimum upper floor setback for a portion of the building above the lesser of 
16.0 m or four storeys abutting Osprey Ave from 3.0 m permitted to 1.1 m proposed. 
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Section 14.11: UC5 - Commercial and Urban Centre Zone Development Regulations 
To vary the required minimum front yard setback (Osprey Ave) from 3.0 m required to 1.1 m 
proposed. 

Section 14.11: UC5 - Commercial and Urban Centre Zone Development Regulations 
To vary the required minimum flanking side yard setback (McKay Ave) from 3.0 m required to 0.2 m 
proposed. 

Section 14.11: UC5 - Commercial and Urban Centre Zone Development Regulations 
To vary the required minimum commercial floor area on a retail street from 90% of the street 
frontage permitted to 37% proposed. 

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

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

2.0 Purpose  

To issue a Development Permit for the form and character of a 6-storey commercial building and to vary the 
minimum upper floor setback, minimum front yard setback, minimum flanking side yard setback, and 
minimum commercial floor area on a retail street. 

3.0 Development Planning  

Staff support the proposed Development Permit and associated variances for the form and character of a 
commercial building. The proposal generally complies with the Official Community Plan (OCP) Policies for 
the Pandosy Urban Centre by providing commercial development that is in accordance with the OCP 
Building Heights and Street Character mapping. 

The proposal generally conforms to the OCP Form and Character Development Permit Area Design 
Guidelines for Commercial Development. Key guidelines it meets include: 

 Orienting buildings on a corner parcel towards both streets and include distinct architectural features 

 Screening parking and loading areas from the street 

 Articulating the façade including projections, recesses, awnings, colour, and texture 

 Incorporating high quality building materials  

A unique aspect of the proposal is the use of a vehicle elevator to provide access to 23 of the parking stalls on 
the second storey of the building. The vehicle elevator is proposed as an alternative to a standard parkade 
ramp in order to more efficiently use space on a relatively small lot. The applicant has provided a report from 
a Transportation Engineer to demonstrate that the proposed vehicle elevator would be able to 
accommodate the traffic volumes of the proposed development. The report states that a maximum of 6 
vehicles would be arriving or departing during the busiest 15 minutes of the day and that any traffic queuing 
would be negligible and unlikely to affect the surrounding street network.  

Variances 

 Upper Floor Setback – the applicant has requested to vary the minimum upper floor setback required for 
the top two storeys for a portion of the building along Osprey Ave. The portion of the building that is 
within the setback area contains the elevator and stairs. As the proposed variance is only for a small 
portion of the building which has been incorporated into the design to provide articulation along the 
façade, it does not negatively impact the form and character of the building. Osprey Ave is an east-west 
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street and therefore the setback is unlikely to have a significant impact on the amount of sunlight 
reaching the sidewalk. 

 Ground Floor Setbacks – the applicant is proposing to vary the required setbacks from Osprey Ave from 
3.0 m to 1.1 m and on McKay Ave from 3.0 m to 0.2 m. The proposal was designed under the previous C4 
– Urban Centre zone which had 0.0 m front and flanking side yard setback requirements. The purpose of 
the increased setback requirements in the new Zoning Bylaw is to provide some usable space for ground 
floor commercial units in the Urban Centres (ex: for a patio) along street. The development site is unique 
as it is surrounded on 3 sides by public roads and it is constrained in size with road dedications being 
required on Pandosy Street and Osprey Ave. The proposed development includes only one ground floor 
commercial retail unit. The primary street interface for this commercial unit will be on Pandosy Street, 
where the required setbacks have been provided in accordance with the Zoning Bylaw.  

 Minimum Commercial Floor Area on a Retail Street – the applicant is proposing to reduce the required 
minimum commercial floor area on McKay Ave from 90% of the street frontage to 37% of the street 
frontage. McKay Ave is designated as a Retail Street on the Urban Centre Street Character mapping in 
the OCP. Due to the provision of parking and loading spaces along the lane and McKay Ave, only a limited 
portion of the building along McKay Ave can be used as commercial floor area. This portion of McKay 
Ave primarily functions as an access point to a City-owned surface parking lot and as a lane access to 
adjacent buildings. Glazing has been incorporated along the commercial portion of the McKay Avenue 
frontage. 

4.0 Proposal 

4.1 Project Description 

The development proposal is for a 6-storey commercial building. One commercial retail unit is located at-
grade with 8 office units above. Parking is accessed from the rear lane with 10 stalls at-grade (screened 
behind garage d00rs) and 23 stalls located on the second storey accessed by a vehicle elevator. End-of-trip 
bicycle facilities, including bicycle storage, lockers, and showers are also located on the second storey. 

The building is clad primarily in brick on the lower two floors, with stucco on the upper floors. Substantial 
glazing is provided along Pandosy St, Osprey Ave and McKay Ave. With the exception of a small portion of 
the front of the building, containing a stairwell and elevator, the building is stepped back above the second 
storey. 

4.2 Site Context 

The subject property is located on Osprey Avenue, between Pandosy Street and McKay Avenue, in the 
Pandosy Urban Centre. Osprey Park and Raymer Elementary School are located in close proximity to the 
subject site. The surrounding properties are designated UC - Urban Centre in the Official Community Plan 
and are zoned UC5 – Pandosy Urban Centre. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North UC5 – Pandosy Urban Centre Commercial building 

East UC5 – Pandosy Urban Centre Surface parking lot 

South UC5 – Pandosy Urban Centre 
Vacant parcel 
Single family dwelling 

West UC5 – Pandosy Urban Centre Commercial building 
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Subject Property Map: 540 Osprey Ave 

 

4.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA UC5 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 

Min. Lot Area 460 m2 1080.9 m2 

Min. Lot Width 13.0 m 22.84 m 

Min. Lot Depth 30.0 m 39.01 m 

Development Regulations 

Max. Floor Area Ratio 2.35 2.08 

Max. Site Coverage (buildings) 100% 81% 

Max. Site Coverage (buildings, 
structures, impermeable surfaces) 

100% 100% 

Max. Height 31.0 m or 8 storeys 25.2 m and 6 storeys 

Min. Front Yard (Osprey) 3.0 m 1.1 m  

Min. Flanking Side Yard (Pandosy) 0.0 m 1.5 m 

Min. Flanking Side Yard (McKay) 3.0 m 0.2 m  

Min. Rear Yard (lane) 0.0 m 0.2 m 

Upper Floor Setback (above 16.0 m 
or 4 storeys) 

3.0 m 1.1 m  

Min. Comm. Floor Area on a Retail 
Street (McKay Ave) 

90% 37%  

Subject Property 

61



DP22-0051 DVP22-0052 – Page 5 

 
 

Other Regulations 

Min. Parking Requirements 28 stalls 33 stalls 

Min. Bicycle Parking 
5 long-term 

 4 short-term 

16 long-term 

10 short-term  

Min. Loading Space 1 loading space 1 loading space 

 Indicates a requested variance to the minimum front yard setback. 

 Indicates a requested variance to the minimum flanking side yard setback (McKay Ave). 

 Indicates a requested variance to the minimum upper floor setback (above 16.0 m or 4 storeys). 

 Indicates a requested variance to the minimum commercial floor area on a Retail Street (McKay Ave). 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

 Objective 4.1 Strengthen the Urban Centres as Kelowna’s primary hubs of activity. 

Policy 4.1.4 Office 
Development. 

Direct large office developments to Urban Centres first, with emphasis on 
Downtown as a preferred destination. Within Urban Centres, encourage office 
development near the Frequent Transit Network, transit stations and exchanges 
or as guided by an Urban Centre Plan. 

The proposed development includes offices on the Frequent Transit Network in close 
proximity to transit stops. 

Objective 4.6 Support infill and redevelopment to promote housing diversity and enhanced 
services and amenities in the Pandosy Urban Centre. 

Policy 4.6.1 
Pandosy Building 
Heights 

Undertake a building heights study as part of an Urban Centre Plan process for 
the Pandosy Urban Centre. Until this is complete, support development in the 
Pandosy Urban Centre that is generally consistent with the building heights 
outlined in Map 4.5 to accomplish the following: 

 Focusing taller buildings along Pandosy Street and Lakeshore Road and 
tapering heights down towards Okanagan Lake to maximize the area’s visual 
and physical connection to the lake; and 

 Tapering building heights down east of Richter Street to transition into 
adjacent Core Area neighbourhoods. 

The proposed building height of 6 storeys is consistent with the maximum 8 storey 
building height identified in the OCP for the subject parcel. 

Policy 4.6.3 
Pandosy Retail 
Street Character 

Support development in the Pandosy Urban Centre that includes the following 
characteristics at grade, as outlined in Map 4.6: 

 Retail space along Pandosy Street and Lakeshore Road integrated with a 
high-quality urban streetscape experience, reinforcing this corridor as the 
Urban Centre’s high street; and 

 Retail space along Tutt Street and nearby streets in the “Pandosy Village” 
area designated as retail streets to create more dynamic spaces with high 
levels of pedestrian activity. 

The proposed development provides a commercial retail unit at-grade, with glazing 
along Pandosy St, Osprey Ave and McKay Ave. 

6.0 Application Chronology 

Date of Application Accepted:  February 25, 2022  
Date Public Consultation Completed: April 5, 2022  
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Report prepared by:  Mark Tanner, Planner II 
 
Reviewed by: Lydia Korolchuk, Urban Planning Manager 
 
Reviewed by: Terry Barton, Development Planning Department Manager 
 
Approved for Inclusion: Ryan Smith, Divisional Director, Planning & Development Services 
 

Attachments:  

Attachment A: Draft Development Permit DP22-0051 & Development Variance Permit DVP22-0052 

Schedule A: Site Plan & Floor Plans 

Schedule B: Elevations 

Schedule C: Landscape Plan 

Attachment B: Applicant Project Rationale 

Attachment C: Memorandum Re: Vehicle Elevator 

Attachment D: Project Renderings 

Attachment E: Form and Character Development Permit Guidelines Checklist 
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Development Permit DP22-0051 & 
Development Variance Permit DVP22-0052 
This permit relates to land in the City of Kelowna municipally known as 

540 Osprey Ave 

and legally known as 

Lot A, Distict Lot 14, ODYD, Plan EPP121585 

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

Commercial (Retail & Offices) 

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

Date of Council Decision   October 4, 2020    

Decision By:   COUNCIL 

Development Permit Area: Form & Character Development Permit 

Existing Zone:   UC5 – Pandosy Urban Centre  

Future Land Use Designation:  Urban 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:  Simple Pursuits Inc., Inc. No. BC1206854 

Applicant: Worman Commercial  - Shane Worman 

 
 
________________________________________   _______________________________________ 

Terry Barton       Date of Issuance 
Development Planning Department Manager  
Planning & Development Services 

  

64

mtanner
Attachment



 
 

1. SCOPE OF APPROVAL 

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

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

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

2. CONDITIONS OF APPROVAL 

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

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

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

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

and with variances to the following sections fo Zoning Bylaw No. 12375: 

Section 14.11: UC5 - Commercial and Urban Centre Zone Development Regulations 
To vary the required minimum upper floor setback for a portion of the building above the lesser of 16.0 m or four storeys 
abutting Osprey Ave from 3.0 m permitted to 1.1 m proposed. 

Section 14.11: UC5 - Commercial and Urban Centre Zone Development Regulations 
To vary the required minimum front yard setback (Osprey Ave) from 3.0 m required to 1.1 m proposed. 

Section 14.11: UC5 - Commercial and Urban Centre Zone Development Regulations 
To vary the required minimum flanking side yard setback (McKay Ave) from 3.0 m required to 0.2 m proposed. 

Section 14.11: UC5 - Commercial and Urban Centre Zone Development Regulations 
To vary the required minimum commercial floor area on a retail street from 90% of the street frontage permitted to 37% 
proposed. 

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

3. PERFORMANCE SECURITY 

As a condition of the issuance of this Permit, Council is holding the security set out below to ensure that development is carried out 
in accordance with the terms and conditions of this Permit. Should any interest be earned upon the security, it shall accrue to the 
Developer and be paid to the Developer or his or her designate if the security is returned. The condition of the posting of the security 
is that should the Developer fail to carry out the development hereby authorized, according to the terms and conditions of this Permit 
within the time provided, the Municipality may 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 $87,017.50 

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

5. INDEMNIFICATION 

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

reason of the Municipality said Permit. 

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

 

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

Landscape Agreement or their designates. 
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PROPERTY DESCRIPTION
CIVIC: 550 Osprey Avenue, Kelowna, BC
LEGAL: Lot 18, PLAN 3769 EXCEPT PLAN KAP91163,

AND LOT 1, PLAN EPP58904, BOTH OF DL 14, O.D.Y.D.
(2695 Pandosy Street and 5402 Osprey Avenue, Kelowna, BC).

ZONING CALCULATIONS:

CURRENT: C4 (Urban Centre Commercial)
NEW ZONING BYLAW: UC5 (Pandosy Urban Centre)

SITE INFORMATION:
ALLOWED PROPOSED

GROSS SITE AREA= 11,635 SF (1,080.9 SM)
ALLOWABLE SITE COVERAGE= 100% (11,635 SF) 80% (9,301 SF)
ALLOWABLE SITE COVERAGE + HARDSCAPING= 100% (11,635 SF) 100% (11,635 SF)

FAR = 2.35 = 27,342 SF 2.34 (27,218 SF)

AREA CALCULATIONS:

 ALLOWED PROPOSED
BUILDING HEIGHT = 8 Storeys(31m) 6 storeys (25.2m)

YARD SETBACKS:
FRONT YARD (OSPREY) - 3m 1.1m
FLANKING SIDE YARD (MACKAY) - 3m .2m
INTERIOR SIDE YARD (PANDOSY) - 0m 1.5m
REAR YARD (LANEWAY) - 0m .2m

SETBACK ABOVE 16m HEIGHT 
OSPREY 3m 1.1m
MACKAY 3m 3.5m
PANDOSY 3m 6.7m

PARKING CALCULATIONS: REQUIRED PROPOSED
COMMERCIAL: 2,571m2 / 100x1.3 (33.4) 33  

33-5 (long term bicycle storage) = 28* 32
ACCESSIBLE STALL (S): 1
TOTAL: 33

* REDUCTION IN PARKING ALLOWED:
-Bonus long term bicycle storage provided = minus 5 parking stalls (max allowed)

Bicycle Storage: REQUIRED PROPOSED
Long Term Commercial: .2/ 100m2 = 5 6
Bonus Long-Term Commercial: .4/100m2 = 10 10
*50% OF STALLS MUST BE FLOOR MOUNTED*

Short Term (ST-B): 4 (4/entry) 10

UNIT AREA CALCULATIONS

NAME LENGTH WIDTH AREA
CRU1
CRU2
CRU3
CRU4
CRU5
CRU6
CRU7
CRU8
CRU9

127'-0"
56'-1"
40'-10"
56'-1"
40'-9"
56'-1"
40'-9"
27'-3"
40'-10"

58'-3"
68'-0"
67'-0"
68'-0"
68'-0"
68'-0"
68'-0"
68'-0"
63'-1"

4845 SF
3656 SF
2315 SF
3635 SF
2579 SF
3635 SF
2579 SF
1820 SF
2154 SF
27218 SF

Lot  1

ST-B

ST-B
X2

ST-B

ST-B
X2

ST-B
X2

ST-B
X2

Lot  1

ST-B

ST-B
X2

ST-B

ST-B
X2

ST-B
X2

ST-B
X2

550 Osprey Avenue, Kelowna, BC

All ideas, designs, drawings and
specifications are the exclusive property of
LIME Architecture Inc.  As instruments of
service, they may not be used or reproduced
in any manner without the expressed written
consent of LIME Architecture Inc.  All
Contracting Trades shall check and verify all
levels, dimensions, data and conditions on
the site prior to commencement of any work.
Any discrepancies are to be reported
immediately to LIME Architecture Inc. Do not
Scale any dimensions from this drawing.

PROJECT

DRAWING TITLE

550 OSPREY AVENUE
----

PROJECT INFORMATION

02.20.20 - FOR DVP
03.18.20 - FOR DISCUSSION
03.19.20 - DVP Addendum #1
05.20.20 - DVP Addendum #2
01.19.22 - FOR CLIENT REVIEW
02.04.22 - DVP Addendum #3
03.09.22 - DVP Addendum #4
04.09.22 - TRS Response
05.13.22 - 50% BP REVIEW
06.07.22 - FOR DISCUSSION
06.08.22 - FOR DISCUSSION
06.13.22 - DVP ADDENDUM #5
06.22.22 - 80% REVIEW
06.23.22 - FOR DISCUSSION
06.24.22 - DVP ADDENDUM #6

Plot Date
24-Jun-22

Drawing No.
A-001

All trades are to execute the work in
accordance with the current municipality
building by-laws and requirements of other
local authorities having jurisdiction as well as
the british columbia building code - (most
recent edition) including all published
revisions and addenda.  All trades shall
assume full responsiblity for the locations
and protection of all under and above
ground utilities, wires and conduit
connections, including (but not limited to)
water, sewer, gas, hydro and telephone.

Revision No., Date
and Description

COPYRIGHT.
ALL RIGHTS RESERVED
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DP22-0051 
September 20, 2022 

 
FORM & CHARACTER – DEVELOPMENT PERMIT GUIDELINES 

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

SECTION 6.0: RETAIL, COMMERCIAL AND INDUSTRIAL 

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

N/A 1 2 3 4 5 

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

street. 
     X 

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

     X 

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. 

X      

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

   X   

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. 
     X 

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

     X 

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

X      

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; 

   X   

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

X      

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

X      

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. 

     X 
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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. 

   X   

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. 
X      

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

X      

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. 

     X 

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. 

X      

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

X      

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 

  X    

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

X      

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 

     X 

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

     X 

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). 

     X 

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. 

     X 

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. 

     X 

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

  X    
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g. Provide shielded, down lighting to provide security and ambient 

lighting while minimizing light pollution and spill over lighting into 
adjacent properties. 

X      

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

     X 

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

     X 

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

     X 

6.2 Boutique Retail 
6.2.1 Relationship to the Street N/A 1 2 3 4 5 
a. Buildings on a corner parcel should orient frontages towards both 

streets is possible and included distinct architectural features, 
such as: 

• Special or decorative canopies; or 
• Bay windows, balconies, turrets, or articulated roof line features; 

or 
• A corner entrance. 

     X 

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

  X    

6.2.2 Site Planning and Landscaping N/A 1 2 3 4 5 
a. Provide site furnishings, such as seating, bike racks, and shelters 

at building entrances and amenity areas. 
     X 

6.2.2 Site Planning and Landscaping N/A 1 2 3 4 5 
a. Provide sheltered bicycle parking in visible and well-lit locations 

near building entrance and pedestrian walkways. 
     X 

6.2.4 Building Articulation, Features, and 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. 

     X 

b. Create transparent retail frontages with visual access to the 
interior of retail stores, and avoid the use of: 

• Materials such as black out advertising panels; 
• Dark and/or reflective glass 

     X 
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DP22-0051 & DVP22-0052
540 Osprey Ave
Development Permit and Development Variance Permit 
Applications
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To issue a Development Permit for the form and 
character of a 6-storey commercial building and to 
vary the minimum front yard setback, minimum 
flanking side yard setback, and minimum 
commercial floor area on a retail street.

Proposal
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Development Application Submitted

Staff Review & Circulation

Public Notification Received

Feb 25, 2022

April 5, 2022

Development Permit
Development Variance Permit

Council 
Approval

Development Process

Building Permit

Oct 4, 2022
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Context Map

94



Future Land Use / Zoning
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UC5 is a new zone for the South Pandosy Urban 
Centre. Previously a combination of multiple zones 
including C4, and various multiple housing zones. 

The purpose is to provide a mixed commercial and 
residential zone for developments within the South 
Pandosy Urban Centre. 

UC5 – Pandosy Urban Centre
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Subject Property Map
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 6-storey commercial building

 1 commercial unit at-grade

 Offices on 2nd to 6th storeys

 33 parking stalls
 10 at-grade (screened behind garage doors)
 23 on the second storey (accessed via car elevator)

 Variances:
 Upper floor setback
 Front yard setback (Osprey Ave)
 Flanking side yard setback (McKay Ave)
 Commercial floor area (McKay Ave)

Project/technical details
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Site Plan

99



Landscape Plan
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Elevations

South Elevation (Osprey Ave)

North Elevation (lane)

West Elevation (Pandosy St)

East Elevation (McKay Ave) 101



Rendering (Osprey Ave)
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Rendering (Pandosy St)
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Rendering (McKay Ave)
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Variances
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Variances
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Variances
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Staff Recommendation

Staff recommend support for the proposed 
Development Permit and Development Variance 
Permit
 Meets the intent of the Official Community Plan

 UC –Urban Centre Designation and Policies for the Pandosy
Urban Centre

 Conforms to the Form & Character Design Guidelines 
for Commercial

 Variances are due to site constraints. Design of building 
mitigates the impact of variances.
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Conclusion of Staff Remarks
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