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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 evening, Council will hold both a Public Hearing and a Regular Meeting.

The purpose of the Hearing is to hear from the public on matters contained in the various
bylaws which, if  adopted, will  amend Kelowna 2040 - Official Community Plan Bylaw No.
12300 and Zoning Bylaw No. 12375.

After the close of the Public Hearing, Council  will  then debate and vote on the proposed
bylaws at the Regular Meeting that follows.

Council has been provided with the information, correspondence, petitions or reports that
have  been  received  concerning  the  subject  bylaws.  This  information  is available  to  the
public online at Kelowna.ca/council or by request to the Office of the City Clerk.

For those participating this evening, or who have already submitted letters to Council,  a
reminder that this Hearing and the 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.

Following the close  of  the  Public  Hearing,  no further  information from the applicant  or
members of the public will be accepted by Council.

2. Reaffirmation of Oath of Office

The Oath of Office will be read by Councillor Hodge.

3. Confirmation of Minutes 1 - 8

Tuesday Meeting - September 12, 2023

4. Call to Order the Public Hearing

5. Individual Bylaw Submissions



5.1 START TIME 4:00 PM - Cara Glen Way 1691 - Z23-0033 (BL12573) TA23-0008
(BL12574) - Rutherford Crestview Developments Ltd., Inc.No. A0085980

9 - 32

To  rezone  a  portion  of  the  subject  property  from  the  RR1  –  Large  Lot  Rural
Residential zone to the MF2 – Townhouse Housing zone and to amend the Zoning
Bylaw with a Site-Specific Text Amendment to allow apartment housing up to four
storeys in height on the subject property. 

6. Termination

7. Call to Order the Regular Meeting

8. Bylaws Considered at Public Hearing

8.1 START TIME 4:00 PM - Cara Glen Way 1691 - BL12573 (Z23-0033) - Rutherford
Crestview Developments Ltd., Inc.No. A0085980

33 - 34

To give Bylaw No. 12573 second and third reading in order to rezone a portion of the
subject  property  from  the  RR1  –  Large  Lot  Rural  Residential  zone  to  the  MF2  –
Townhouse Housing zone.

8.2 START TME 4:00 PM - Cara Glen Way 1691 - BL12574 (TA23-0008) - Rutherford
Crestview Developments Ltd., Inc.No. A0085980

35 - 35

To give Bylaw No. 12574 second and third reading in order to allow a Site-Specific
Text Amendment for the subject property.

9. Termination

10. Call to Order the Public Hearing

11. Individual Bylaw Submissions

11.1 START TIME 4:00 PM - Amendments Regarding Electric Vehicle Readiness
Requirements - TA23-0009 (BL12582) - City of Kelowna

36 - 69

To amend the Zoning Bylaw to include Electric Vehicle (EV) Readiness requirements
in all new residential developments.

12. Termination

13. Call to Order the Regular Meeting

14. Bylaws Considered at Public Hearing

14.1 START TIME 4:00 PM - Amendments Regarding Electric Vehicle Readiness
Requirements - BL12582 (TA23-0009) - City of Kelowna

70 - 79

To give Bylaw No. 12582 second and third reading.



15. Development Permit and Development Variance Permit Reports

City Clerk 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.

15.1 START TIME 5:00 PM - St Paul St 1405 - DP21-0123 DVP21-0124 - Abacio Properties
Ltd., Inc.No. C1384016

80 - 204

To issue a Development Permit and Development Variance Permit for the form and
character of a mixed-use tower with variances to long term bicycle parking and floor
plates.

15.2 START TIME 6:00 PM - Lawson Ave 1021 - BL12559 (Z23-0015) - 1288384 B.C. Ltd.,
Inc.No. BC1288384

205 - 205

To adopt Bylaw No. 12559 in order to rezone from the MF3 – Apartment Housing
zone to the MF3r – Apartment Housing with Rental Only zone.

15.3 START TIME 6:00 PM - Lawson Ave 1021 - DP23-0042 DVP23-0043 - 1288384 B.C.
Ltd., Inc.No. BC1288384

206 - 259

To issue a Development Permit for the form and character of apartment housing
and a Development Variance Permit to vary the minimum tree size ratio, minimum
growing medium area, minimum side yard setbacks, minimum rear yard setback for
a parkade, and minimum building stepback.

16. Reminders

17. Termination



18. Procedure on each Bylaw Submission

a)     Brief description of the application by City Staff (Development Planning);

(b)     The applicant has up to 15 minutes to make representations to Council regarding the
project.

(c)     The Chair will call for representation from the public participating in person and online as
follows:

    (i)     Any  person  wishing  to  make  representations  during  the  Hearing  will  have  the
opportunity to do so.

     (ii)     Speakers have up to 5 minutes to share their remarks. 

(d)     Final calls for representation (ask three times). Unless Council directs that the Public
Hearing on the bylaw in questions be held open, the Chair shall state to participants the the
Public Hearing on the Bylaw is closed.

(e)     Once the public has had an opportunity to comment, the applicant is given up to 10
minutes to respond to any questions raised. 

(f)     Questions of staff by members of Council must be asked before the Public Hearing is
closed and not during debate of the bylaw at the Regular Meeting, unless for clarification.

Note:  Any applicant or member of the public may use electronic visual aids to assist in their
presentation or questions.  Online participants must be able to share their screen to display
the item.
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REPORT TO COUNCIL 
REZONING

 

1.0 Recommendation 

THAT Rezoning Application No. Z23-0033 to amend the City of Kelowna Zoning Bylaw No. 12375 by changing 
the zoning classification of portions of Lot 20 Section 32 Township 26 ODYD Plan KAP60008 Except Plans 
KAP77707, KAP87078 and KAP91641, located at 1691 Cara Glen Way, Kelowna, BC from the RR1 – Large Lot 
Rural Residential zone to the MF2 – Townhouse Housing zone as shown on Map “A” attached to the Report 
from the Development Planning Department dated August 14, 2023, be considered by Council; 

AND THAT Zoning Bylaw Text Amendment Application No. TA23-0008 to amend City of Kelowna Zoning 
Bylaw No. 12375 as outlined in the Report from Development Planning Department dated August 14, 2023, 
for Lot 20 Section 32 Township 26 ODYD Plan KAP60008 Except Plans KAP77707, KAP87078 and KAP91641, 
located at 1691 Cara Glen Way be considered by Council; 

AND THAT the Rezoning Bylaw and Zoning Bylaw Text Amending Bylaw be forwarded to a Public Hearing 
for further consideration; 

AND THAT final adoption of the Rezoning Bylaw and Zoning Bylaw Text Amending Bylaw be considered 
subsequent to the outstanding conditions of approval as set out in Attachment “A” attached to the Report 
from the Development Planning Department dated August 14, 2023; 

AND FURTHER THAT final adoption of the Rezoning Bylaw and Zoning Bylaw Text Amending Bylaw be 
considered subsequent to the portion of the property being rezoned to MF2 – Townhouse Housing zone as 
shown on on Map “A”, attached to the Report from the Development Planning Department dated August 
14, 2023, being consolidated with Lot 1 Section 32 Township 26 ODYD Plan KAP91641, located at 530 
Caramillo Ct, Kelowna, BC. 

2.0 Purpose  

To rezone a portion of the subject property from the RR1 – Large Lot Rural Residential zone to the MF2 – 
Townhouse Housing zone and to amend the Zoning Bylaw with a Site-Specific Text Amendment to allow 
apartment housing up to four storeys in height on the subject property.  

3.0 Development Planning  

Staff support the proposed rezoning application for a portion of the subject property from the RR1 – Large 
Lot Rural Residential zone to the MF2 – Townhouse Housing zone. If approved, the MF2 zoned portion of the 
property would be consolidated with the adjacent MF2 zoned property to the south to facilitate a multi-

Date: August 14, 2023 

To: Council 

From: City Manager 

Address: 1691 Cara Glen Way 

File No.: Z23-0033 TA23-0008  

 Existing Proposed 

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

Zone: RR1 – Large Lot Rural Residential MF2 – Townhouse Housing 

9



Z23-0033 – Page 2 

 
 

dwelling development. The remainder of the property would be dedicated to the City as parkland and 
consolidated into Knox Mountain Park East.  

Official Community Plan (OCP) policy for the Core Area Neighbourhood supports multi-dwelling 
development where the property was zoned to allow for such uses when the OCP was adopted. This rezoning 
would allow for a minor addition to an existing development site to make it more practical to develop. The 
proposal also complies with OCP policy which encourages the preservation and acquisition of natural areas 
and protecting hillsides and environmentally sensitive areas. 

Lot Area Proposed (m2) 

Gross Site Area 34,722 

Road Dedication N/A 

Undevelopable Area  ~32,900 

Net Site Area ~1822 

 

4.0 Site Context & Background 

Orientation Zoning Land Use 

North P3 – Parks and Open Space Knox Mountain Park East 

East 
RU4 – Duplex Housing 
RR1 – Large Lot Rural Residential 

Townhouse Housing Strata 
Single Detached Housing 

South 
MF2 – Townhouse Housing 
RR1 – Large Lot Rural Residential 

Vacant 
Single Detached Housing 

West RR1 – Large Lot Rural Residential Vacant 

 
Subject Property Map: 1691 Cara Glen Way 

 
 

Subject Property 
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Z23-0033 – Page 3 

 
 

The subject property is located in Glenmore, east of Clifton Road. Cara Glen Way adjacent to the subject 
property is currently being constructed to provide access to the site. Knox Mountain Park East is immediately 
to the north.  The surrounding neighbourhood is primarily comprised of single detached dwellings, while 
there are townhouses and apartments located west of Clifton Road.  
 
4.1 Background 

On May 19, 2009, Council adopted an OCP Amendment (OCP06-0005) and Rezoning Bylaw (Z06-0024) to 
rezone the neighbouring property at 530 Caramillo Ct, immediately south of the subject property, to the RM3 
– Low Density Multiple Housing zone. A Development Permit and Development Variance Permit were 
subsequently issued by Council on June 10, 2010 for a five building, 60 unit apartment housing development. 
The variance allowed the buildings to be up to 6 storeys in height. The Development Permit and 
Development Variance Permit expired in 2012 as construction of the project did not commence. 

When Zoning Bylaw No. 12375 was adopted in September 2022, in order to carry over the uses and density 
allowed by the existing RM3 zoning, the property at 530 Caramillo Ct was given the MF2 – Townhouse 
Housing zone with a site-specific condition that permits apartment housing up to four storeys in height. 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Objective 5.3 Design residential infill to be sensitive to neighbourhood context 

Policy 5.3.5 Existing 
Uses and Scales 

Consider support for stacked row housing, low rise apartments and mixed use 
buildings in Core Area Neighbourhoods where the property was zoned to allow 
for such uses on the date that the Official Community Plan was adopted. 

The adjacent property is zoned to allow four storey apartment buildings since 
2009. The proposed rezoning of a small portion of the subject property is a minor 
addition to create a practical development site. 

 

Objective 10.1 Acquire new parks to enhance livability throughout the City. 

Policy 10.1.15 
Natural Areas 

Preserve a diversity of Natural Areas for habitat and ecosystem conservation with 
limited trails and other low impact activities. The network should contain 
representative Okanagan ecosystems , contain areas of natural beauty and of 
high visual sensitivity, with opportunities for view points, staging areas, and linear 
trails. Aim for contiguous spaces that link to other regionally and provincially 
protected spaces.  

The balance of the subject property, not subject to rezoning will be dedicated to the 
City as parkland and incorporated as part of Knox Mountain Park East. 

 

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. Design the development to not disturb natural ecosystems, preserve 
environmentally sensitive features, adapt to natural topography and to avoid 
overall environmental impact. 

The proposed rezoning is for the flatter portion of the property near the road. Steep 
slopes and the majority of ‘high’ environmentally sensitive areas are contained on 
the property, which will be dedicated as parkland. 
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Z23-0033 – Page 4 

 
 

6.0 Application Chronology 

Application Accepted:     May 16, 2023 
Neighbourhood Notification Summary Received: June 15, 2023 
 
Report prepared by:  Mark Tanner, Planner II 
Reviewed by: Jocelyn Black, Urban Planning Manager 
Reviewed by: Terry Barton, Development Planning Department Manager 
Approved for Inclusion: Ryan Smith, Divisional Director, Planning & Development Services 
 
Attachments:  
Map A: Zoning Amendment 
Schedule A: Proposed Text Amendment 
Attachment A: Development Engineering Memo 
Attachment B: Proposed Zoning Plan 
 
For additional information, please visit our Current Developments online at 
www.kelowna.ca/currentdevelopments.  
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Schedule A – Proposed Text Amendment 

No. Section  Current 
Wording 

Proposed Wording Reason for Change 

1. Section 13.7 – Multi-Dwelling 
Zones, 13.7 Site Specific 
Regulations  

N/A 13.7 Site Specific Uses and Regulations  
Uses and regulations apply on a site-specific basis as follows: 

Legal 
Description 

Civic Address Regulation 

6 Lot 20 Section 
32 Township 
26 ODYD Plan 
KAP60008 
Except Plans 
KAP77707, 
KAP87078 and 
KAP91641 

1691 Cara Glen 
Way 

The MF2 – Townhouse 
Housing portion of this 
property is permitted to 
have Apartment 
housing limited to 4 
storeys. 

To allow apartment 
housing up to 4 storeys 
in height as a permitted 
use. 

14
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CITY OF KELOWNA 

MEMORANDUM 

Date: June 5, 2023 

File No.: Z23-0033 

To: Urban Planning Manager (JB) 

From: Development Engineering Manager (NC) 

Subject: 1691 Cara Glen Way RR1 to MF2 

The Development Engineering Department has the following comments associated with this 
Rezoning Application to rezone a portion (westernmost 0.44 ac only) of the subject property from 
the RR1 - Large Lot Rural Residential zone to the MF2 – Townhouse Housing zone with a site-
specific regulation to allow apartment housing up to 4 storeys. 
The Development Engineering Technician for this file is Cindal McCabe (cmccabe@kelowna.ca). 

1. GENERAL

a. The following comments and requirements are valid for a period of two (2) years from the
reference date of this memo, or until the application has been closed, whichever occurs first.
The City of Kelowna reserves the rights to modify some or all items in this memo if the zone
amendment bylaw is not adopted within this time.

b. The applicant intends to consolidate the MF2 portion of the subject property with the existing
MF2 zoned property directly to the south (Lot A Plan KAP91641). Development Engineering
understands that the completion of this subdivision consolidation is a condition of final
adoption of rezoning application Z23-0033.

c. All comments made within this memo for Z23-0033 are applicable only to the context of the
combined rezoning and lot consolidation. If the lot consolidation does not go forward, this
memo is not valid, and Development Engineering must review and produce a new memo.

d. Works and Services for the development on the future consolidated parcel are outlined in the
Development Engineering memo under file S21-0081.

2. DOMESTIC WATER AND FIRE PROTECTION

a. The portion of the subject property being rezoned will be serviced when it is consolidated
with the existing MF2 parcel to the south (Lot A Plan KAP91641). No additional services will
be permitted. The remaining park dedication area does not require services.

15
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Z23-0033 - 1691 Cara Glen Way Page 2 of 2 

3. SANITARY SEWER SYSTEM

a. The portion of the subject property being rezoned will be serviced when it is consolidated
with the existing MF2 parcel to the south (Lot A Plan KAP91641). No additional services will
be permitted. The remaining park dedication area does not require services.

4. STORM DRAINAGE

a. The portion of the subject property being rezoned will be serviced when it is consolidated
with the existing MF2 parcel to the south (Lot A Plan KAP91641). No additional services will
be permitted. The remaining park dedication area does not require services.

5. ROADWAY AND STREETSCAPE

a. No frontage improvements are required of this application as they are being constructed with
application S21-0081.

6. POWER AND TELECOMMUNICATION SERVICES

a. All proposed service connections are to be installed underground. It is the Developer’s
responsibility to make a servicing application with the respective electric power, telephone,
and cable transmission companies to arrange for these services. Utility companies are
required to obtain the City’s approval before commencing construction.

b. Provide all necessary Statutory Rights-of-Ways for any utility corridors as may be required.

Nelson Chapman, P.Eng. 
Development Engineering Manager
CM 

elsonoooooooooooooooooooooooooooooooooo  Chapmannnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnn, P.P Eng.
eveeeeeeeeeeelopment EnEEE gineering M
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PROPOSED 
ZONING
ZONES

 � MF2* - Townhouse Housing, and;

 � RR1 - Rural Residential. 

The design proposes the rezoning of a portion (0.44 
ac) of 1691 Cara Glen Way to the MF2 - Townhouse 
Housing zone including the Site Specific Regulations 
- that allow for a 4-storey apartment building - noted 
in Section 13.7 that currently has been placed on 
530 Caramillo Ct. The intent is to consolidate the 
rezoned land to the multi-family zoned parcel at 530 
Caramillo Ct. 

The remainder 10.18 acres of 1691 Cara Glen Way 
- zoned RR1 and not subject to rezoning - is to be 
dedicated as parkland to the City of Kelowna as an 
expansion of Knox Mountain Park. 

*The parcel currently zoned as MF2 (530 Caramillo 
Court) has a site-specific condition from a previously 
adopted rezoning that allows for apartment buildings 
up to 4-storeys. The 0.44 acres rezoned MF2 would 
be consolidated an extension of that same condition. 

The property at 530 Caramillo Ct. including the 
neighbourhood park is not seeking rezoning, but are 
shown as part of the comprehensive master plan. 
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Z23-0033 TA23-0008
1691 Cara Glen Way
Rezoning & Site-Specific Text Amendment Application
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To rezone a portion of the subject property from 
the RR1 – Large Lot Rural Residential zone to the 
MF2 –Townhouse Housing zone and to amend the 
Zoning Bylaw with a Site-Specific Text 
Amendment to allow apartment housing up to four 
storeys in height on the subject property.

Purpose

19



Development Application Submitted

Staff Review & Circulation

Public Notification Received

Initial Consideration

Public Hearing

Final Reading

Building Permit

May 16, 2023

Aug 14, 2023

Council 
Approvals

Development Process

June 15, 2023
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Context Map

Knox Mountain Park East
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OCP Future Land Use

C-NHD – Core Area Neighbourhood

S-RES – Suburban Residential

EDINST – Educational / Institutional

PARK – Park and Open Space

NAT – Natural Area
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Subject Property Map

23



MF2 –Townhouse Housing**
 **Site-Specific Text Amendment to allow apartment 

housing up to four storeys

Rezoning only a small portion of the panhandle of 
the lot

Matches zoning on neighbouring lot to south
 To be consolidated

Remainder of the lot will be dedicated to the City 
as parkland

Project Details
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Zoning Amendment
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OCP Objectives & Policies

Policy 5.3.5 Existing Uses and Scales
 Consider support for low rise apartments in Core Area 

Neighbourhoods where the property was zoned to allow 
for such uses when Official Community Plan was adopted

Policy 10.1.15 Natural Areas
 Preserve a diversity of natural areas for habitat and 

ecosystem conservation with limited trails and other low 
impact activities

Policy 14.5.1 Development in Environmentally 
Sensitive Areas
 Prioritize protection of environmentally sensitive features
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Staff Recommendation

Staff recommend support for the proposed 
rezoning as it is consistent with:
 OCP Future Land Use C-NHD

 OCP Policies
 Policy 5.3.5: Existing Uses and Scales

 Policy 10.1.15: Natural Areas

 Policy 14.5.1: Development in Environmentally Sensitive Areas

 Development Permit to follow
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1691 CARA GLEN WAY | Rezoning Application
September 2023 Public Hearing Presentation

KNOX MOUNTAIN PARK
SUBJECT PARCEL

530 CARAMILLO

PARK
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EXISTING ZONE

 RR1 - Large Lot Rural Residential.

 The adjacent parcel is currently zoned MF2 (530  

Caramillo Court) with a site-specific condition  

that allows for apartment buildings up to

4-storeys.

COMPLETING THE NEIGHBOURHOOD

The Missing Piece

The application seeks to fulfill the OCP's goals  

and complete the Core Area along the edge of  

Knox Mountain Park with a compact and walkable  

neighbourhood.

Within the Core Area

The 3.47-hectare site is situated on the northern  

reaches of Kelowna’s core along the southern edge of  

Knox Mountain Park.

Diverse Housing Forms

A top priority in the OCP for the Core Area  

Neighbourhood and supported by the proposed  

ground-oriented and multi-family residential.

Guided by Topography

The rezoned portion will provide for an improved

hillside development form and site configuration

once consolidated with 530 Caramillo Ct.

Significant Parkland Dedication

The application proposes to dedicate 95% of the site  

(3.29 ha) as an expansion of Knox Mountain Park

EXISTING  
ZONING
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History 
and the 
Missing 
Link

• “Old Glenmore” (Late 1970’s)

• Adjacent site zoned (2009)

• Development Permit issued & road construction bonding paid (2000’s)

• Site ownership

• Zoning on adjacent site updated with new Land Use Bylaw in Fall 2022

• Construction started on Cara Glen Way and Park (April 2023).

• South-facing Knox Mountain Lands.

• OCP goals – “Core Area” with compact, walkable neighborhood.

• Application to rezone 5% of lands and consolidate with approved adjacent parcel to south.

• 95% of lands to be dedicated to City Of Kelowna/Knox Mountain Park

• Ensures proper long-term stewardship.

• Form and Character Development Permit (early 2024).
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PROPOSED  
ZONING PLAN
PROPOSED ZONE

MF2 - Townhouse Housing.  

The zone allows for:

- Duplex Housing;

- Semi-detached Housing;

- Single Detached Housing;

- Stacked Townhouses,

- Townhouses, and;

- Apartments

 The design proposes to continue the same 

site specific condition to the small portion 

(0.44 ac) of 1691 Cara Glen Way.

EXPANDING KNOX MOUNTAIN PARK

 The remaining 8.13 acres are to be dedicated  

as public parkland as an expansion of Knox  

Mountain Park.
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CARA GLEN  
NEIGHBOURHOOD
DESIGN FEATURES

Respecting the Landform

The design preserves the natural surroundings while  

accommodating community growth + recreational  

opportunities.

Diversity of Homes

A combination of Townhomes and Apartments - of  

various sizes + layouts - provide for a variety of  

lifestyles, life stages and incomes.

Sustainable Growth

Providing a variety of new housing types in an urban  

area where residents live closer to jobs, amenities,  

transit, and active transportation routes.

Walkable Neighbourhood

Coherent pattern of streets, sidewalks and trails  

promote a pedestrian focused neighbourhood.

Connections to Nature

The proposal preserves 95% of the site for Natural  

Parks including a proposed new trail network

that will connect to the existing trails within Knox  

Mountain Park.

Conceptual Layout only to support Rezoning and is  

subject to change through detailed design and approval  

process.
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CITY OF KELOWNA 
 

BYLAW NO. 12573 
Z23-0033 

1691 Cara Glen Way  
 
 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 12375". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT City of Kelowna Zoning Bylaw No. 12375 be amended by changing the zoning classification 
of portions of Lot 20 Section 32 Township 26 ODYD Plan KAP60008 Except Plans KAP77707, 
KAP87078 and KAP91641 located on Cara Glen Way, Kelowna, BC from the RR1 – Large Lot Rural 
Residential zone to the MF2 – Townhouse Housing zone 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 14th day of August, 2023. 
 
 
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 
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CITY OF KELOWNA 
 

BYLAW NO. 12574 
TA23-0008 

1691 Cara Glen Way 
 
 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 12375". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT City of Kelowna Zoning Bylaw No. 12375, Section 13 – Multi-Dwelling Zones, Section 
13.7 – Site Specific Regulations be amended by adding in its appropriate location the following: 

“ 
 Legal Description Civic Address Regulation 

6. 

Lot 20 Section 32 
Township 26 ODYD 

Plan KAP60008 
Except Plans 

KAP77707, KAP87078 
and KAP91641 

1691 Cara Glen 
Way 

The MF2 – Townhouse Housing portion of 
this property is permitted to have 
Apartment housing limited to 4 storeys. 

“ 
 

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 14th day of August, 2023. 
 
 
Considered at a Public Hearing on this  
 
 
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 
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REPORT TO COUNCIL 
Text Amendment

 

1.0 Recommendation 

THAT Zoning Bylaw Text Amendment Application No. TA23-0009 to amend the City of Kelowna Zoning 
Bylaw No. 12375 by changing Section 8 – Parking and Loading as identified in Schedule “A” and outlined in 
the Report from Development Planning and Climate Action and Environmental Stewardship Departments 
dated September 25th, 2023, be considered by Council; 

AND THAT the Zoning Bylaw Text Amending Bylaw be forwarded to a Public Hearing for further 
consideration; 

AND FURTHER THAT final adoption of the Zoning Bylaw Text Amending Bylaw be considered subsequent 
to the approval of the Ministry of Transportation and Infrastructure. 

2.0 Purpose  

To amend the Zoning Bylaw to include Electric Vehicle (EV) Readiness requirements in all new residential 
developments.  

3.0 Development Planning  

Council endorsed the City’s Community EV & E-Bike Strategy in September 2021, which has an overarching 
vision of Kelowna being a city where charging an EV is easy, convenient and affordable. One of the key 
objectives of this Strategy is to increase access to EV charging on private property, particularly in residential 
properties. In 2022, Council directed staff (R0087/22/02/07) to include residential EV readiness requirements 
as part of Kelowna Zoning Bylaw 12375. “EV Readiness” means that a parking space features an energized 
electrical outlet capable of charging an EV, when charging equipment is installed in the future.   
 
Based on stakeholder engagement and policy evaluation completed, staff recommends inclusion of the 
following residential EV readiness requirements, defined in Section 8 (Parking and Loading) of Kelowna 
Zoning Bylaw 12375 (bylaw amendment in Schedule “A”):  
 

 New residential developments – minimum of one energized electric vehicle outlet per dwelling 
unit.  

 Exception for “rental only” zones, where a minimum 25% of required parking spaces require an 
energized electric vehicle outlet. 

 
This approach was based on balancing the following objectives:  
  

 Minimize upfront costs for builders/developers: EV charging infrastructure inevitably has a cost; 
however, Kelowna seeks to balance policies that minimize upfront costs while not pushing these 
costs onto EV owners and strata’s in the future.   

Date: September 25, 2023 

To: Council 

From: City Manager 

File No.: TA23-0009  
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 Minimize costs for EV owners: Installing EV charging at the time of construction can significantly 
reduce overall cost of EV charging infrastructure (compared to retrofitting in the future).  

 Simple for strata’s to administer: It is difficult, or legally impossible, for strata’s to fairly allocate 
access to EV charging among a limited number of stalls or to allow owners to change stalls. Rental 
buildings do not have the same legal barriers to swap parking spaces, or strata governance 
complexities, and therefore reduced EV ready requirements are recommended for rentals.   

 Equitable for residents: Ensure residential charging is available in all newly constructed residential 
buildings for every dwelling.   

 Future-proofing: EV ready infrastructure anticipates technology trends and accommodates 
addition of suitable EV charging systems as they change overtime.  

  
3.1 Background  

 
BC leads all Canadian provinces in EV registrations. Nearly one fifth of all new vehicle purchases in 2022 
were EVs. Rapid sales growth aligns with strong federal and provincial legislation, which requires 100 per 
cent of passenger vehicle sales to be zero emissions vehicles (ZEV) by 2035. In anticipation of increasing EV 
ownership, over 15 BC jurisdictions have already implemented EV ready polices for new residential 
developments in recent years, demonstrating the technical and practical feasibility of EV ready infrastructure 
in the residential sector.  
 
Home charging availability will be required for wider scale EV adoption. Kelowna’s 2021 EV engagement 
survey estimates that 84 per cent of current EV charging is done at home. Seventy per cent of non-EV owners 
identified an EV as their first choice for their next new automobile. Charging availability at home will be 
critical to enable the transition to EVs from now through 2035.  
 
Retrofitting existing buildings will remain a persistent, frustrating challenge for many Kelowna 
residents. Legal complexity, strata decision-making gridlock, and high costs to retrofit are persistent barriers 
that will be amplified as EV sales continue to grow.  EV readiness ensures that newly constructed single-
family and multi-family buildings are “future-proof” for resident needs.  
 
EV ready new buildings are cost-effective. In multi-family buildings, electrical loads are commonly shared 
across numerous EV chargers, through use of an Electric Vehicle Energy Management System (EVEMS – or, 
“smart charging”). Numerous studies estimate costs $1,800 or less, per parking stall, regardless of building 
type (low, mid, high-rise).  Costs for EV readiness in new single-family homes will typically be significantly 
less than multi-family buildings, ranging from $200-$500, depending up the site configuration, 
calculated load, and panel sizing.  
 
EV readiness unlocks a significant source of greenhouse gas (GHG) reductions in Kelowna. Transitioning 
personal vehicles to EVs represents the most impactful GHG emissions reduction opportunity in Kelowna in 
the coming decades, representing nearly 50 per cent of our modelled emissions reductions by 2050. Without 
EV ready residential buildings, Kelowna is unlikely to meet our 2030 and 2050 community GHG emissions 
reduction targets.   
 
EV charging availability is a valuable asset that increases desirability and livability of new homes. 
Kelowna’s 2040 Official Community Plan (OCP) growth projections assume that 76 per cent of new units over 
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the next 20 years will be in the form of multi-family housing. As EVs become more prevalent and Kelowna 
increases in density, EV ready buildings will be increasingly sought out by buyers and renters.  
 

3.2 Stakeholder Engagement 

 The City facilitated public engagement on its Community EV & E-Bike Strategy from December 2020 
– April 2021, which included public comment on EV readiness initiatives.   

 After public engagement, from September through October 2021, staff collected feedback on EV 
ready initiatives from numerous interested groups, predominantly represented by the development 
industry.   

 City staff also engaged with FortisBC on considerations for Kelowna’s power supply and electricity 
grid impacts throughout 2021 through 2023.   

 Staff conducted further industry engagement in April 2023 to provide education and awareness of 
EV ready initiatives, policy drivers, and technical considerations, with collaboration of third-party 
experts at FortisBC, Plug in BC, and Prism Engineering.  

4.0 Current Development Policies  

4.1 Kelowna Official Community Plan (OCP) 

Objective 12.1 Design the community to be more resilient to a changing climate   

Policy 12.1.1 GHG 
Emissions 
Reduction Targets  

In partnership with senior governments; local citizens and businesses; non-profits; 
external agencies; and utility providers; work towards reducing absolute community 
greenhouse gas emissions below 2007 levels by:  

 4 per cent below 2007 levels by 2023;  
 25 per cent below 2007 levels by 2033;  
 80 per cent below 2007 levels by 2050 

 
Note: new targets were endorsed by Council in 2022 - 40 per cent below 2007 levels by 2030 and net-zero 
by 2050. Further community engagement is needed before updating the OCP. 
EV ready policy unlocks significant GHG emissions reductions in the transportation sector 
through personal EV use; upwards of 50 per cent of Kelowna’s community reductions by 
2050. 

Objective 12.7 Support the transition to emerging low-emission transportation technologies   

Policy 12.7.1 Low 
Carbon Fuels   

Support the expansion and use of low carbon fuels (e.g., electricity, hydrogen, etc.) as 
one way of reducing GHG emissions from the transportation sector.  

EV ready policy is critical to enable Kelowna residents to transition to EVs and electricity 
use as a low carbon fuel.   

Policy 12.7.2 Electric 
Mobility  

Provide infrastructure to support and expand electric vehicle (EV) and E-Bike ownership 
through the following initiatives:  

 Residential charging infrastructure: Ensure access to appropriate EV and e-bike 
charging infrastructure (such as Level 2 conduits for EVs), in new construction  

EV ready policy directly supports this OCP objective.  

4.2 Imagine Kelowna 

Kelowna community vision: take action in the face of climate change. 
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5.0 Stakeholder Engagement 

Text Amendment Application:     July 12, 20223  
EV Strategy Public Engagement Session:  December 2020 – April 2021  
Development Industry Engagement Session 1:   September - October 2021  
Development Industry Engagement Session 2:   April 18, 2023  
FortisBC engagement collaboration:    2021 through 2023 (numerous)  
Please refer to Attachment “A” for a summary of 2023 development industry engagement and Attachment 
“B” for FortisBC letter of support. 
 
Report prepared by:  Todd Brunner, Community Energy Specialist 
Reviewed by:   Jocelyn Black, Urban Planning Manager 
Reviewed by: Chris Ray, Climate Action and Environmental Stewardship Manager 
Approved for Inclusion: Ryan Smith, Divisional Director, Planning & Development Services 
 
Attachments:  

 Schedule A: TA23-0009 - Schedule A – Proposed Text Amendments  
 Attachment A: Summary of 2023 Engagement Feedback  
 Attachment B: FortisBC Letter of Support  

 
For additional information, please visit our Current Developments online at 
www.kelowna.ca/currentdevelopments.  
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Schedule A – Zoning Bylaw No. 12375  

TA23-0009 - Schedule A – Proposed Text Amendments 

Content Changes to Zoning Bylaw No. 12375 

No. Section  Current Wording Proposed Wording Reason for Change 

1.  Section 5 – 
Definitions & 
Interpretation, 5.3 
General Definitions 

n/a 
 

ELECTRIC VEHICLE means a vehicle that 
uses electricity for propulsion, and that can 
use an external source of electricity to 
charge the vehicle's batteries. 

New definition required for 
incorporating EV ready 
requirements into Kelowna 
Bylaw No. 12375 

2.  Section 5 – 
Definitions & 
Interpretation, 5.3 
General Definitions 

n/a 
 

ELECTRIC VEHICLE ENERGY 
MANAGEMENT SYSTEM means a system 
to control electric vehicle supply 
equipment electrical loads comprised of 
monitor(s), communications equipment, 
controller(s), timer(s) and other applicable 
devices. 

New definition required for 
incorporating EV ready 
requirements into Kelowna 
Bylaw No. 12375 

3.  Section 5 – 
Definitions & 
Interpretation, 5.3 
General Definitions 

n/a 
 

ELECTRIC VEHICLE SUPPLY EQUIPMENT 
means a complete assembly consisting of 
conductors, connectors, devices,  
apparatus, and fittings installed specifically 
for the purpose of power transfer and 
information  
exchange between a branch electric circuit 
and an electric vehicle. 

New definition required for 
incorporating EV ready 
requirements into Kelowna 
Bylaw No. 12375 

4.  Section 5 – 
Definitions & 
Interpretation, 5.3 
General Definitions 

n/a 
 

ENERGIZED OUTLET means a connected 
point in an electrical wiring installation at 
which current is taken to supply electric 
vehicle supply equipment. An energized 
outlet can take the form of an outlet box 
with a cover, or an electrical receptacle. 

New definition required for 
incorporating EV ready 
requirements into Kelowna 
Bylaw No. 12375 
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Schedule A – Zoning Bylaw No. 12375  

No. Section  Current Wording Proposed Wording Reason for Change 

5.  Section 5 – 
Definitions & 
Interpretation, 5.3 
General Definitions 

LEVEL 2 CHARGING means a Level 2 
electric vehicle charging level as defined 
by SAE International’s J1772 standard. 

LEVEL 2 CHARGING means a Level 2 
electric vehicle charging level as defined by 
SAE International’s J1772 standard and may 
include variable rate charging that is 
controlled by an electric vehicle energy 
management system.  

Revise definition to align 
with new EV ready 
requirements  

6.  Section 5 – 
Definitions & 
Interpretation, 5.3 
General Definitions 

LEVEL 3 CHARGING means direct 
current (DC) level 1, or higher, electric 
vehicle charging station as defined by 
SAE International's J1772 standard. 

Delete Revise definition to use 
current industry standard 
language of Direct Current 
Fast Charging (DCFC) 

7.  Section 5 – 
Definitions & 
Interpretation, 5.3 
General Definitions 

n/a DIRECT CURRENT FAST CHARGING 

(DCFC) means direct current electric vehicle 

charging as defined by SAE International's 

J1772 standard and includes provision of 

electric vehicle charging equipment. 

Revise definition to use 
current industry standard 
language of Direct Current 
Fast Charging (DCFC) 

8.  Section 5 – 
Definitions & 
Interpretation, 5.3 
General Definitions 

ALTERNATIVE FUEL 
INFRASTRUCTURE means any one of 
the following: 

(a) level-3 electric vehicle charging 
station (also known as a DC fast 
charger), or its equivalent; 

(b) fast-fill compressed natural gas 
(CNG) vehicle refueling station; 

(c) hydrogen vehicle refueling 
station; and /or 

(d) liquefied petroleum gas 
(propane) vehicle refueling 
station. 

ALTERNATIVE FUEL INFRASTRUCTURE 
means any one of the following: 

(a) Direct Current Fast Charger (DCFC), 
or its equivalent; and /or 

(b) Hydrogen vehicle refueling station. 

Alter the definition to 
exclude traditional fuels and 
focus on emission free re-
powering infrastructure. 

41

SSkabows
Schedule 1



  
T A 2 3 - 0 0 0 9  

P a g e  | 3 

 

                                                                                                                                                                                                                            
Schedule A – Zoning Bylaw No. 12375  

No. Section  Current Wording Proposed Wording Reason for Change 

 

9.  Section 8.2.18 
Electric Vehicle 
Charging 

n/a See Chart A To introduce the minimum 
EV ready charging 
requirements across various 
zones. 

10.  Table 8.3.1 – 
Residential Multi-
Dwelling Parking 

See Chart B See Chart C Reformatting, relocating 
various provisions, and 
updating the parking 
requirements for single 
family dwellings within the 
Urban Centres and Infill 
Housing to only require one 
parking space which is to 
have an electric vehicle 
energized outlet capable of 
level two charging. 

11.  Table 8.3.1a – Other 
Residential Parking 

See Chart D See Chart E Reformatting, relocating 
various provisions, and 
updating the parking 
requirements for single 
family dwellings within the 
Urban Centres and Infill 
Housing to only require one 
parking space which is to 
have an electric vehicle 
energized outlet capable of 
level two charging. 

12.  Section 11.6 – Site 
Specific 
Regulations 

Notwithstanding, Section 5.3 General 
Definitions, & Table 8.3.1a Other 
Residential Parking, the following uses 
and regulations are permitted:  

Notwithstanding, Section 5.3 General 
Definitions, & Table 8.3.1a Other Residential 
Parking, the following uses and regulations 
are permitted:  

Update the reference table 
to align with the 
renumbering and 
reformatting of the parking 
tables. 
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Schedule A – Zoning Bylaw No. 12375  

No. Section  Current Wording Proposed Wording Reason for Change 

• Boarding and Lodging Houses can 
operate within an accessory building in 
addition to the Single Detached Housing; 
and  
• The minimum parking is two stalls for 
the Boarding and Lodging use for the 
site; and  
• The maximum of 14 residents on the 
subject property. 

• Boarding and Lodging Houses can operate 
within an accessory building in addition to 
the Single Detached Housing; and  
• The minimum parking is two parking 
spaces for the Boarding and Lodging use for 
the site; and  
• The maximum of 14 residents on the 
subject property. 
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Chart A 

Proposed - Table 8.2.18 – Minimum Electric Vehicle Parking and Charging Requirements  

Electric Vehicle Charging 

8.2.18 The minimum electric vehicle parking and charging requirements are described in Table 8.2.18. 

Table 8.2.18 – Minimum Electric Vehicle Parking and Charging Requirements 

Land Use / 
Type of 
Development 

Minimum amount of electric vehicle energized outlets per parking 
space capable of providing level 2 charging .8 

Effective 
Date Urban Centre 

Zones  

MF1 Zone, 
Village Centre 
Zones, and 
Zones fronting 
a Transit 
Supportive 
Corridor 

All other zones 
within the Core 
Area 

All other zones 
outside the Core 
Area .6 

Apartment 
Housing, .1 , .2, .3 

, & .4 
Stacked 
Townhouses, .1 , 

.2, .3 , & .4& 
Townhouses .1 , 

.2, .3 , & .4 
 
 
 

 

Min 0.8 
energized 
spaces .6 per 
bachelor 
dwelling unit 

Min 0.9 
energized 
spaces .6 per 
bachelor 
dwelling unit 

Min 1.0 
energized 
space .6  per 
dwelling unit 

Min 1.0 
energized space 
.6 per dwelling 
unit 

April 1, 
2024 .7 

Min 0.9 
energized 
spaces .6 per 1 
bedroom 
dwelling unit 

Min 1.0 
energized 
space .6 per 1 or 
more bedroom 
dwelling unit 

Min 1.0 
energized 
space  .6 per 2 
or more 
bedroom 
dwelling unit 

Congregate 
Housing .1 , .2, .3 , 

& .4 &  
Supportive 
Housing .1 , .2, .3 , 

& .4 
 

Min 0.35 
energized 
spaces per 
sleeping unit 

Min 0.35 
energized 
spaces per 
sleeping unit 

Min 0.35 
energized 
spaces per 
sleeping unit 

Min 0.35 
energized spaces 
per sleeping unit 
 
 

Duplex 
Housing, .1  & .5 
Semi-
Detached 

Min 1.0 
energized 
space  per 
dwelling unit 

Min 1.0 
energized 
space  per 
dwelling unit 

Min 1.0 
energized 
space  per 
dwelling unit 

Min 1.0 
energized space  
per dwelling unit 
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Housing, .1  & .5 
& 
Single 
Detached 
Housing  .1  & .5 

FOOTNOTES (Section 8.2.18) 
.1 The minimum energized electric vehicle energized outlets do not apply to the visitor parking. 
.2 Energized Outlets must be labelled for their intended use for electric vehicle charging only. 
.3 Energized Outlets must be assigned to an individual vehicle parking space and must be located 

no further than 1.0 metre from that parking space.  
.4 No more than one Energized Outlet may be assigned to an individual vehicle parking space. 
.5 The  minimum energized electric vehicle energized outlets do not apply to secondary suites or 

carriage houses.  
.6 The minimum amount of electric vehicle energized outlets per parking space capable of 

providing level 2 charging can be reduced by 75% if the lot is zoned with a “r – rental only” sub-
zone that restricts the dwelling units to a rental only tenure and prohibits any building 
stratification or bareland stratification. 

.7 This is the date these regulation will come into effect. 

.8 Where base parking requires a minimum of less than 1.0 space per dwelling unit, all parking 
spaces require an energized outlet capable of providing level 2 charging shall be provided. For 
example: each dwelling unit should be assigned an energized parking space prior to a dwelling 
unit being assigned two or more energized parking spaces. 
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Chart B 

Original - Table 8.3.1 – Residential Multi-Dwelling Parking  

 

Table 8.3 – Required Off-Street Parking Requirements 

Table 8.3.1 Residential Multi-Dwelling Parking 

Land Use / 

Type of 

Development 

Base Parking Requirement 

(Number of spaces) 
Minimum 

Visitor 

Parking 

Requirement 
.1 , .2 

Urban 

Centre 

Zones .5 

MF1 Zone .4 , 

Village Centre 

Zones, and Zones 

fronting a Transit 

Supportive 

Corridor 

All other zones 

within the Core 

Area 

All other zones 

outside the 

Core Area .3 

Apartment 

Housing 

Townhouses 

Stacked 

Townhouses 

Residential 

Security 

Operator Unit  

 

Min 0.8 

spaces & 

Max 1.25 

spaces per 

bachelor 

dwelling unit  

Min 0.9 spaces .4 & 

Max 1.25 spaces 

per bachelor 

dwelling unit 

Min 1.0 space & 

Max 1.25 spaces 

per bachelor 

dwelling unit 

Min 1.0 space & 

Max 1.25 spaces 

per bachelor 

dwelling unit 

Min 0.14 

spaces .1 & 

Max 0.2 

spaces per 

dwelling unit 

Min 0.9 

spaces & 

Max 1.25 

spaces per 1 

bedroom 

dwelling unit 

Min 1.0 space .4 & 

Max 1.25 spaces 

per 1 bedroom 

dwelling unit 

Min 1.2 spaces 

& Max 1.6 

spaces per 1 

bedroom 

dwelling unit 

Min 1.25 spaces 

& Max 1.6 

spaces per 1 

bedroom 

dwelling unit 

Min 1.0 

space  & Max 

1.5 spaces 

per 2 or 

more 

bedroom 

dwelling unit  

Min 1.1 spaces .4 & 

Max 1.6 spaces 

per 2 bedroom 

dwelling unit 

Min 1.4 spaces 

& Max 2.0 

spaces per 2 

bedroom 

dwelling unit 

Min 1.5 spaces & 

Max 2.0 spaces 

per 2 bedroom 

dwelling unit 

Min 1.4 spaces .4 & 

Max 2.0 spaces 

per 3 bedroom 

dwelling unit 

Min 1.6 spaces 

& Max 2.5 

spaces per 3 

bedroom or 

more dwelling 

unit 

Min 2.0 spaces 

& Max 2.5 

spaces per 3 

bedroom or 

more dwelling 

unit 
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FOOTNOTES (Table 8.3.1.): 

.1 Visitor parking is to be easily accessible to the access points of the corresponding development  and/or 

buildings. Visitor parking is a separate minimum parking requirement that rounds up or down 

independent of the basic parking requirement. 

.2 Regardless of the parking rate (spaces per unit). The minimum number of dwelling units when the first 

visitor parking space is required is five (5) dwelling units. For example, a lot with four (4) dwelling units 

does not require a visitor parking space. 

.3 Minimum and maximum parking rates for various Comprehensive Development Zones are outline in 

Table 8.3.1a Other Residential Parking. 

.4 MF1 zoned lots with four dwelling units or less shall have a minimum of one (1) parking space per 

dwelling unit. The parking rate identified above applies to MF1 lots with five dwelling units or more.  

.5 All lots in the areas identified as 3 storeys in Map 4.1 within the OCP (UC1 Downtown) shall 

not be required to meet any vehicle parking space requirements if the height of the buildings 

on the lot are 4 storeys or less and 15.0 metres or less. 
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Chart C 

Proposed - Table 8.3.1 – Residential Multi-Dwelling Parking 

Table 8.3 – Required Residential Off-Street Parking Requirements .6 

Land Use / 

Type of 

Development 

Urban Centre 

Zones .5 

MF1 Zone .4 , 

Village Centre 

Zones, and 

Zones fronting a 

Transit 

Supportive 

Corridor 

All other zones 

within the Core 

Area 

All other zones 

outside the Core 

Area .3 

Minimum 

Visitor 

Parking 

Requirement 
.1 , .2 

Apartment 

Housing , 

Townhouses , 

Stacked 

Townhouses , 

& Residential 

Security 

Operator Unit  

 

Min 0.8 

spaces &  

Max 1.25 

spaces per 

bachelor 

dwelling unit  

Min 0.9 spaces .4 

& Max 1.25 

spaces per 

bachelor 

dwelling unit 

Min 1.0 space & 

Max 1.25 spaces 

per bachelor 

dwelling unit 

Min 1.0 space & 

Max 1.25 spaces 

per bachelor 

dwelling unit 

Min 0.14 

spaces .1 & 

Max 0.2 

spaces per 

dwelling unit 

Min 0.9 

spaces & Max 

1.25 spaces 

per 1 

bedroom 

dwelling unit 

Min 1.0 space .4 & 

Max 1.25 spaces 

per 1 bedroom 

dwelling unit 

Min 1.2 spaces & 

Max 1.6 spaces 

per 1 bedroom 

dwelling unit 

Min 1.25 spaces 

& Max 1.6 

spaces per 1 

bedroom 

dwelling unit 

Min 1.0 space  

& Max 1.5 

spaces per 2 

or more 

bedroom 

dwelling unit  

Min 1.1 spaces .4 

& Max 1.6 spaces 

per 2 bedroom 

dwelling unit 

Min 1.4 spaces & 

Max 2.0 spaces 

per 2 bedroom 

dwelling unit 

Min 1.5 spaces & 

Max 2.0 spaces 

per 2 bedroom 

dwelling unit 

Min 1.4 spaces .4 

& Max 2.0 spaces 

per 3 bedroom 

dwelling unit 

Min 1.6 spaces & 

Max 2.5 spaces 

per 3 bedroom 

or more 

dwelling unit 

Min 2.0 spaces & 

Max 2.5 spaces 

per 3 bedroom 

or more 

dwelling unit 

Congregate 

Housing & 

Supportive 

Housing 

Min 0.35 spaces per sleeping unit; Plus a Min 0.5 spaces per non-

resident on-duty employee or a Min of 3.0 spaces (whichever is 

greater). 

Max 2.0 spaces per sleeping unit 

Min 0.14 

spaces & Max 

0.2 spaces 

per dwelling 

unit 

Single 

Detached 

Housing , 

Semi-

Min 1.0 space 

per dwelling 

unit   &  Max 

n/a 

Min 1.0 space per 

dwelling unit   &  

Max n/a 

Min 2.0 spaces 

per dwelling 

unit   &  Max n/a 

Min 2.0 spaces 

per dwelling unit   

&  Max n/a 

Min 0.0 .7 

spaces & Max 

n/a 
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Table 8.3 – Required Residential Off-Street Parking Requirements .6 

Land Use / 

Type of 

Development 

Urban Centre 

Zones .5 

MF1 Zone .4 , 

Village Centre 

Zones, and 

Zones fronting a 

Transit 

Supportive 

Corridor 

All other zones 

within the Core 

Area 

All other zones 

outside the Core 

Area .3 

Minimum 

Visitor 

Parking 

Requirement 
.1 , .2 

Detached 

Housing , & 

Duplex 

Housing 

FOOTNOTES (Table 8.3.1.): 

.1 Visitor parking is to be easily accessible to the access points of the corresponding development  and/or 

buildings. Visitor parking is a separate minimum parking requirement that rounds up or down 

independent of the basic parking requirement. 

.2 Regardless of the parking rate (spaces per unit). The minimum number of dwelling units when the first 

visitor parking space is required is five (5) dwelling units. For example, a lot with four (4) dwelling units 

does not require a visitor parking space. 

.3 Minimum and maximum parking rates for various Comprehensive Development Zones are outline in 

Table 8.3.1 Other Residential Parking. 

.4 MF1 zoned lots with four dwelling units or less shall have a minimum of one (1) parking space per 

dwelling unit. The parking rate identified above applies to MF1 lots with five dwelling units or more.  

.5 All lots in the areas identified as 3 storeys in Map 4.1 within the OCP (UC1 Downtown) shall 

not be required to meet any vehicle parking space requirements if the height of the buildings 

on the lot are 4 storeys or less and 15.0 metres or less. 

.6 This table provides the minimum and maximum base parking requirements for various residential land 

uses. 

.7 Within a residential strata with five or more dwelling units the visitor parking requirement is 0.14 spaces 

per dwelling unit. 

 
 

 

 

  

49

https://www.kelowna.ca/sites/files/1/docs/related/final_ocp2040_map4_1_heightsdowntown.pdf
https://www.kelowna.ca/sites/files/1/docs/related/final_ocp2040_map4_1_heightsdowntown.pdf
SSkabows
Schedule 1



  
T A 2 3 - 0 0 0 9  

P a g e  | 11 

 

  
                                                                                                                                                                                                                          
Schedule A – Zoning Bylaw No. 12375  

Chart D 

Original - Table 8.3.1a – Other Residential Parking  

Table 8.3.1a Other Residential Parking 
GFA = gross floor area 

m2 = square metres 

Land Use / Type of 

Development 

Base Parking Requirement Visitor Parking 

Requirement .1 Minimum Maximum 

Agriculture & Rural 

Zones and Single & 

Two Dwelling Zones 

2.0 space per sleeping unit n/a 

0.0 spaces or Min 0.14 

spaces & Max 0.2 spaces 

per dwelling unit .3 

Bed and Breakfast 

Homes 
1.0 space per sleeping unit 

1.5 spaces per sleeping 

unit 
n/a 

Boarding or Lodging 

Houses 

1.0 space; plus 0.9 stalls 

per sleeping unit 

1.5 space; plus 2.0 

spaces per sleeping unit 
n/a 

Carriage House  1.0 space .2 2.0 spaces n/a 

Child Care Centre, 

Major 

1.0 Space per 11 children 

of capacity 
n/a n/a 

Child Care Centre, 

Minor 
1.0 space n/a n/a 

Congregate Housing 

& Supportive 

Housing 

0.35 spaces per sleeping 

unit; Plus 

0.5 spaces per non-

resident on-duty 

employee or 3.0 spaces 

(whichever is greater) 

n/a 

Min 0.14 spaces & Max 

0.2 spaces per dwelling 

unit 

Group Home 1.0 space; plus 0.35 stalls 

per sleeping unit 

2.0 spaces; plus 1.0 stall 

per sleeping unit 
n/a 

Home-Based 

Business, Major 
1.0 space 2.0 spaces n/a 

Home-Based 

Business, Major for 

Health Services on 

lots located on Royal 

2.5 spaces per 100 m2 GFA 
5.0 spaces per 100 m² 

GFA 
n/a 
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Schedule A – Zoning Bylaw No. 12375  

Table 8.3.1a Other Residential Parking 
GFA = gross floor area 

m2 = square metres 

Land Use / Type of 

Development 

Base Parking Requirement Visitor Parking 

Requirement .1 Minimum Maximum 

Avenue or 

Christleton Avenue 

Home-Based 

Business , Minor 
n/a n/a n/a 

Home-Based 

Business , Rural 
1.0 space n/a n/a 

Mobile Homes 
2.0 spaces per dwelling 

unit 

2.5 spaces per dwelling 

unit 

Min 0.14 spaces & Max 

0.2 spaces per dwelling 

unit 

Residential units 

within the CD20 

Zone  

1.0 space per dwelling 

unit, except 0.15 spaces 

per student only 

residences 

1.5 spaces per dwelling 

unit 

Min 0.14 spaces per 

dwelling unit, except 

0.05 spaces per student 

only residences & Max 

0.2 spaces per dwelling 

unit 

Residential units 

within the CD22 

zone 

1.1 spaces per dwelling 

unit greater than 2 

bedrooms 

1.0 space per 2 bedroom 

dwelling unit 

0.9 spaces per 1 bedroom 

dwelling unit 

0.75 spaces per bachelor 

dwelling unit 

2.0 spaces per dwelling 

unit greater than 2 

bedrooms 

1.6 space per 2 

bedroom dwelling unit 

1.25 spaces per 1 

bedroom dwelling unit 

1.0 spaces per bachelor 

dwelling unit 

Min 0.14 spaces & Max 

0.2 spaces per dwelling 

unit 

Residential units 

within the CD26 

zone 

1.0 space per dwelling unit 
1.5 spaces per dwelling 

unit 

Min 0.14 spaces & Max 

0.2 spaces per dwelling 

unit 

Secondary Suites 1.0 space .2 2.0 spaces n/a 

Residential Security / 

Operator Unit 
1.0 space per dwelling unit 

2.0 spaces per dwelling 

unit 
n/a 
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Schedule A – Zoning Bylaw No. 12375  

Table 8.3.1a Other Residential Parking 
GFA = gross floor area 

m2 = square metres 

Land Use / Type of 

Development 

Base Parking Requirement Visitor Parking 

Requirement .1 Minimum Maximum 

Short – Term Rental 

Accommodation: 

• Multi-Dwelling 
Zones and Core 
Area and Other 
Zones 

No additional parking 

required (i.e., equivalent 

to the parking 

requirements for the 

principal dwelling unit 

within that zone). 

n/a n/a 

Short – Term Rental 

Accommodation: 

• Agriculture & 
Rural Zones and 
Single & Two 
Dwelling Zones 

 

1.0 space per two sleeping 

units 
n/a n/a 

FOOTNOTES (Table 8.3.1a.): 

.1 Visitor parking is to be easily accessible to the access points of the corresponding development and/or 

buildings. Visitor parking is a separate minimum parking requirement that rounds up or down 

independent of the basic parking requirement. 

.2 Parking space can be located in the driveway and in tandem with the single detached dwelling parking 

as long as two additional off-street parking spaces are provided for the principal dwelling. 

Notwithstanding Section 8.1.4, parking for secondary suites or carriage houses can be surfaced with a 

dust-free material. 

.3 Within a residential strata with five or more dwelling units the visitor parking requirement is 0.14 spaces 

per dwelling unit. 
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Schedule A – Zoning Bylaw No. 12375  

Chart E 

Proposed - Table 8.3.1 – Other Residential Parking 

Table 8.3.1 Other Residential Parking 
GFA = gross floor area 

m2 = square metres 

Land Use / Type of 

Development 

Base Parking Requirement Visitor Parking 

Requirement .1 Minimum Maximum 

Bed and Breakfast 

Homes 
1.0 space per sleeping unit 

1.5 spaces per sleeping 

unit 
n/a 

Boarding or Lodging 

Houses 

1.0 space; plus 0.9 spaces 

per sleeping unit 

1.5 space; plus 2.0 

spaces per sleeping unit 
n/a 

Carriage House  1.0 space .2 2.0 spaces n/a 

Child Care Centre, 

Major 

1.0 Space per 11 children 

of capacity 
n/a n/a 

Child Care Centre, 

Minor 
1.0 space n/a n/a 

Group Home 1.0 space; plus 0.35 spaces 

per sleeping unit 

2.0 spaces; plus 1.0 

space per sleeping unit 
n/a 

Home-Based 

Business, Major 
1.0 space 2.0 spaces n/a 

Home-Based 

Business, Major for 

Health Services on 

lots located on Royal 

Avenue or 

Christleton Avenue 

2.5 spaces per 100 m2 GFA 
5.0 spaces per 100 m² 

GFA 
n/a 

Home-Based 

Business , Minor 
n/a n/a n/a 

Home-Based 

Business , Rural 
1.0 space n/a n/a 

Mobile Homes 
2.0 spaces per dwelling 

unit 

2.5 spaces per dwelling 

unit 

Min 0.14 spaces & Max 

0.2 spaces per dwelling 

unit 
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Schedule A – Zoning Bylaw No. 12375  

Table 8.3.1 Other Residential Parking 
GFA = gross floor area 

m2 = square metres 

Land Use / Type of 

Development 

Base Parking Requirement Visitor Parking 

Requirement .1 Minimum Maximum 

Residential units 

within the CD20 

Zone  

1.0 space per dwelling 

unit, except 0.15 spaces 

per student only 

residences 

1.5 spaces per dwelling 

unit 

Min 0.14 spaces per 

dwelling unit, except 

0.05 spaces per student 

only residences & Max 

0.2 spaces per dwelling 

unit 

Residential units 

within the CD22 

zone 

1.1 spaces per dwelling 

unit greater than 2 

bedrooms 

1.0 space per 2 bedroom 

dwelling unit 

0.9 spaces per 1 bedroom 

dwelling unit 

0.75 spaces per bachelor 

dwelling unit 

2.0 spaces per dwelling 

unit greater than 2 

bedrooms 

1.6 space per 2 

bedroom dwelling unit 

1.25 spaces per 1 

bedroom dwelling unit 

1.0 spaces per bachelor 

dwelling unit 

Min 0.14 spaces & Max 

0.2 spaces per dwelling 

unit 

Residential units 

within the CD26 

zone 

1.0 space per dwelling unit 
1.5 spaces per dwelling 

unit 

Min 0.14 spaces & Max 

0.2 spaces per dwelling 

unit 

Secondary Suites 1.0 space .2 2.0 spaces n/a 

Residential Security / 

Operator Unit 
1.0 space per dwelling unit 

2.0 spaces per dwelling 

unit 
n/a 

Short – Term Rental 

Accommodation: 

• Multi-Dwelling 
Zones and Core 
Area and Other 
Zones 

No additional parking 

required (i.e., equivalent 

to the parking 

requirements for the 

principal dwelling unit 

within that zone). 

n/a n/a 

Short – Term Rental 

Accommodation: 

• Agriculture & 
Rural Zones and 

1.0 space per two sleeping 

units 
n/a n/a 
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Schedule A – Zoning Bylaw No. 12375  

Table 8.3.1 Other Residential Parking 
GFA = gross floor area 

m2 = square metres 

Land Use / Type of 

Development 

Base Parking Requirement Visitor Parking 

Requirement .1 Minimum Maximum 

Single & Two 
Dwelling Zones 

 

FOOTNOTES (Table 8.3.1a.): 

.1 Visitor parking is to be easily accessible to the access points of the corresponding development and/or 

buildings. Visitor parking is a separate minimum parking requirement that rounds up or down 

independent of the basic parking requirement. 

.2 Parking space can be located in the driveway and in tandem with the single detached dwelling parking 

as long as two additional off-street parking spaces are provided for the principal dwelling. 

Notwithstanding Section 8.1.4, parking for secondary suites or carriage houses can be surfaced with a 

dust-free material. 

.3 Deleted 
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Attachment A: Summary of 2023 Engagement Feedback 

 
Development Industry Comment  
(summarized) 

City Response 

Differentiate rental units and 
condominiums:  with a single owner, 
there are no strata issues to hamper 
future installation of EV chargers 
 

Staff have adjusted policy recommendation for “Rental-only” designated 
developments, which will require 25% of stalls to be EV ready.  

Protect in-stream applications: 
Developers need time to adjust their 
plans and budgets 
 

In-stream applications (e.g. DP/BP issued) will not be subject to EV ready 
requirements. Further, an effective date of April 1, 2024 will provide 
sufficient notice to any new developments that have not been issued 
DP/BP.  

Phase in: preference to phase-in to 
100% EV Ready over 5 or more years 
 

A phase-in based on % of stalls EV ready partially achieves City policy 
objectives, but presents additional challenges:  

i. Not all residents would have access to convenient charging. Trading 
parking stalls is not feasible in stratas. 

ii. Could result in stranded assets, where the chargers/infrastructure 
installed initially could become obsolete as charging needs expand. 

iii. Unlikely have significant cost savings relative to the fully EV ready 
options. 

Ensure Capacity: project design should 
accommodate future EV charging using 
electrical conduit approach 

Conduit-only approach does not provide meaningful future-proofing or 
future cost-savings. Higher levels of “partial infrastructure” (e.g. 
conduit/panels/breakers/upsized transformer/etc.) installed upfront have 
similar costs to fully EV ready, but do not remove strata barriers or provide 
convenient equitable charging access to residents. 

Costs: additional costs range between 
$5,000to $6,000 per stall in 
infrastructure and cabling 

Electric Vehicle Energy Management Systems (i.e. load sharing), which 
have not been deployed at-scale yet in Kelowna, significantly reduce costs.  
Numerous costing studies1 and real-world experience suggest that 100% 
EV Ready stalls can be installed for <$2000 per stall.  

Electrical capacity: concerns on utility 
capacity to manage large-scale 
electrification 
 

FortisBC fully supports EV ready initiatives and have plans and programs in 
place to mitigate impacts (see FortisBC letter of support). FortisBC local 
connection fees for additional EV loads impose minimal additional cost to 
development.  In some cases, network-scale improvements may trigger 
additional costs for developments, but EV energy management systems 
are can significantly reduce the additional electrical infrastructure required. 

Housing affordability: intensifies the 
housing affordability issue in our city 
 

Costs of EV ready (expected <$2000 per stall)  ensure that these buildings 
are future-proof and will enable residents to transition to EVs seamlessly. 
Design strategies, such as load-sharing, will significantly reduce costs. It is 
significantly less expensive to design into new build than to retrofit. 

Reduce DCCs: temporary DCC 
reduction to help offset some of the 
additional costs 
 

EV ready parking is anticipated to increase financial value and sales/rental 
prices of those dwelling units and provides a valuable amenity to residents.  

 

                                                                    
1 Kamloops (2021), Calgary/Edmonton (2022), Greater Toronto Hamilton Area (2021), Richmond (2017), North Vancouver (2018) 
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To:  Todd Brunner, MRM – Community Energy Specialist 
From:  Draydan Power, P.Eng. – Manager, EV Infrastructure & Investment 
Date:  January 13th, 2022 
 
Subject: City of Kelowna EV Readiness Proposal Letter of Support 

 
The City of Kelowna has requested comment from FortisBC (the Company) regarding the adoption of electric 
vehicles (EV) and the associated electric system impact. FortisBC will always meet the electricity needs of the 
province and is committed to supporting the installation of EV chargers at all levels: residential, commercial, 
workplace, fleet, and public fast charging. Increasing the availability of charging infrastructure is an important 
component of encouraging the adoption of EVs. FortisBC does not believe that mandating EV ready developments 
will overwhelm our existing infrastructure provided there is good coordination between FortisBC, the City of Kelowna, 
and the building industry.  
 
The Company has a Long Term Electric Resource Plan that anticipates the increasing EV charging load on the 
electric system.  FortisBC is prepared to invest in the necessary upgrades as they are required. Distribution-level 
upgrades are typical when connecting new loads and our existing policies are in place to ensure developers are billed 
fairly for any required upgrades. Larger substation and transmission level upgrades would be identified well in 
advance of their need as system load growth is continually monitored through forecasting and modelling tools, which 
include the evolving EV adoption rates. 
 
To further help mitigate system impacts at the residential level, the Company will be piloting an incentive program for 
customers who are willing to charge their EV at times when overall system load is lower. The expectation of this 
program will be to mitigate peak demand, meaning less impact on the existing utility infrastructure. For Multi-Unit 
Residential Buildings, FortisBC recommends using an EV Energy Management System (EVEMS) that will allow for 
simultaneous charging of multiple EVs while maintaining a predetermined energy demand, allowing FortisBC to 
accurately model the load in the system and reducing the required electrical infrastructure within the development. 
 
New technologies are also emerging as EV adoption increases such as battery storage systems that allow a battery 
to draw and store power from the electrical system off peak, such as the middle of the night. The battery storage 
would then distribute the energy to an EV charger at a normal output during a typical system peak without 
overloading the distribution system. 
 
FortisBC will continue to adapt to the changing landscape of transportation electrification and is eager to meet with 
the City of Kelowna if there are further questions or concerns on this topic. 
 
Thank you, 
 
 

Draydan Power, P.Eng. 
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Electric Vehicle (EV) Readiness 
Requirements for All New Residential 
Developments 

September 25, 2023
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Purpose

To amend Zoning Bylaw No. 12375 to include 
Electric Vehicle (EV) Readiness requirements 
in all new residential developments. 
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Previous Council Direction 
 Sept 27, 2021:Council endorsed 

the EV and E-Bike Strategy

 Feb 7, 2022: Council directs staff 
to include the EV readiness 
requirements as part of 
forthcoming Kelowna Zoning 
Bylaw updates:

 All new residential 
developments have a 
minimum of 1 energized 
electric vehicle outlet per 
dwelling unit
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Key Terms

Transformer
Meter +
Panel +
Wiring

Energized 
Outlet 
at parking 
space 
(Level 2) 

Charger installed 
later by owner 
(when needed)

“EV Ready”
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BC Leading the EV Charge
 Rapidly increasing EV adoption rates in BC

 Now approx. 1 in 5 cars sold 

 Federal and provincial EV sales mandate of 100% of new sales by 
2035

Figure : CleanBC 2020 Zero-Emission Vehicle Update
2022 Sales data: S&P Global

Legislated Sales 

Requirement 

• 26% by 2026 

• 90% by 2030

• 100% by 2035
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Charging availability at home 
critical to enable transition to EVs

Image: Argonne National Laboratory
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Retrofitting multi-family
buildings is costly and complicated

 Estimated cost at 
construction: $930 
to $1,550 per EV 
ready stall 

 studies show 
common 
configuration is less 
than $1,800 per stall

 Cost of retrofit: 
three or more times 
per stall and much 
more complex

Mid-rise building example (140 units)

Source: https://letstalk.kamloops.ca/26316/widgets/106607/documents/74855 64



EVs Unlock Significant GHG 
Reductions 

Kelowna GHG Emissions Profile
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Many Local Governments in BC 
Have Adopted EV Readiness

Example Municipality (year) EV Readiness Level (MURBs)

Vancouver (2018) 100% of stalls

Burnaby (2018) 100% of stalls

Surrey (2019) 100% of stalls

New Westminster (2019) 100% of stalls

City of North Vancouver (2019) 100% of stalls

Dist. of North Vancouver (2021) 100% of stalls

Richmond (2017) 100% of stalls

Port Moody (2019) 100% of stalls

Saanich (2020) 100% of stalls

Dist. of West Vancouver (2018) 100% of stalls

Victoria (2020) 100% of stalls

Nelson (2020) 1 per dwelling

Langley (2019) 1 per dwelling

Coquitlam (2018) 1 per dwelling

Penticton (2023) 1 per dwelling

Port Coquitlam (2018) Partial infrastructure (“high”)

Kamloops (2023) Partial infrastructure (“low”)
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Stakeholder Engagement

Public 
Engagement  
(Dec 2020 –
Apr 2021)

EV Strategy 
Complete 
(Fall 2021)

Zoning Bylaw 
Engagement 

(Fall 2021)

Additional 
Dev. Industry 
Engagement 
(April 2023)

Development Industry Feedback:
• Differentiate rental buildings
• Prefer phased approach
• Potential impact on construction 

costs and affordability concerns
• Electricity supply and availability

Public Support:
• Predictable charging
• Future-proof new construction; 

avoids retrofit issues 
• Increase EV purchase interest
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Staff Recommendation

Amend Zoning Bylaw 12375 : Effective April 1, 
2024, electric vehicle ready parking spaces shall 
be in provided in accordance with the following EV 
Ready requirements :

 For all new residential developments, require 
minimum of 1 energized electric vehicle outlet (“EV 
ready”) per dwelling unit

 Exception for “rental only” zones, where a minimum 
25% of parking spaces require 1 energized electric 
vehicle outlet 
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Questions?
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CITY OF KELOWNA 
 

BYLAW NO. 12582 
TA23-0009 – Amendments Regarding Electric Vehicle Readiness 

Requirements 
 
 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 12375". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT Section 5 – Definitions & Interpretations, Section 5.3 – General Definitions be 

amended by adding the following in the appropriate locations: 

 

a) ” ELECTRIC VEHICLE means a vehicle that uses electricity for propulsion, and that can use 

an external source of electricity to charge the vehicle's batteries.”, 

 

b) “ELECTRIC VEHICLE ENERGY MANAGEMENT SYSTEM means a system to control 

electric vehicle supply equipment electrical loads comprised of monitor(s), 

communications equipment, controller(s), timer(s) and other applicable devices.”, 

 

c) “ELECTRIC VEHICLE SUPPLY EQUIPMENT means a complete assembly consisting of 

conductors, connectors, devices, apparatus, and fittings installed specifically for the 

purpose of power transfer and information exchange between a branch electric circuit and 

an electric vehicle.”, 

 

d) “ENERGIZED OUTLET means a connected point in an electrical wiring installation at which 

current is taken to supply electric vehicle supply equipment. An energized outlet can take 

the form of an outlet box with a cover, or an electrical receptacle.”, and 

 
e) “DIRECT CURRENT FAST CHARGING (DCFC) means direct current electric vehicle 

charging as defined by SAE International's J1772 standard and includes provision of electric 
vehicle charging equipment.”; 

 
2. AND THAT Section 5 – Definitions & Interpretations, Section 5.3 – General Definitions, 

LEVEL 2 CHARGING be amended by deleting “.” after “J1772 standard” and replacing it with 

the following: 

 

“and may include variable rate charging that is controlled by an electric vehicle energy 

management system.”; 

 

3. AND THAT Section 5 – Definitions & Interpretations, Section 5.3 – General Definitions, 

LEVEL 3 CHARGING be deleted in its entirety; 
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4. AND THAT Section 5 – Definitions & Interpretations, Section 5.3 – General Definitions be 

amended as follows: 

 

Deleting the following: 

“ALTERNATIVE FUEL INFRASTRUCTURE means any one of the following: 

(a) level-3 electric vehicle charging station (also known as a DC fast charger), or its 

equivalent; 

(b) fast-fill compressed natural gas (CNG) vehicle refueling station; 

(c) hydrogen vehicle refueling station; and /or 

(d) liquefied petroleum gas (propane) vehicle refueling station.” 

 

And replacing it with: 
 

“ALTERNATIVE FUEL INFRASTRUCTURE means any one of the following: 

(a) Direct Current Fast Charger (DCFC), or its equivalent; and /or 

(b) Hydrogen vehicle refueling station.“; 

 
5. AND THAT Section 8 – Parking and Loading, Section 8.2 – Off-Street Parking Regulations 

be amended by adding in its appropriate location Table 8.2.18 outlined in Schedule A as 

attached to and forming part of this bylaw; 

 
6. AND THAT Section 8 – Parking and Loading, Section 8.3 – Required Off-Street Parking 

Requirements be amended by deleting Table 8.3 – Required Off-Street Parking Requirements 

in its entirety and replacing it with Table 8.3 outlined in Schedule B as attached to and forming 

part of this bylaw; 

 

7. AND THAT Section 8 – Parking and Loading, Section 8.3 – Required Off-Street Parking 

Requirements be amended by deleting Table 8.3.1a Other Residential Parking in its entirety 

and replacing it with Table 8.3.1 outlined in Schedule C as attached to and forming part of this 

bylaw; 

 

8. AND FURTHER THAT Section 11 – Single and Two Dwelling Zones, Section 11.6 – Site 

Specific Regulations be amended as follows:  

 

Deleting the following: 

  

“Notwithstanding, Section 5.3 General Definitions, & Table 8.3.1a Other Residential Parking, the 

following uses and regulations are permitted:  
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 Boarding and Lodging Houses can operate within an accessory building in addition to 

the Single Detached Housing; and  

 The minimum parking is two stalls for the Boarding and Lodging use for the site; and  

 The maximum of 14 residents on the subject property.” 

 
And replacing it with: 
 

 
“Notwithstanding, Section 5.3 General Definitions, & Table 8.3.1a Other Residential Parking, 

the following uses and regulations are permitted:  

 Boarding and Lodging Houses can operate within an accessory building in addition to 

the Single Detached Housing; and  

 The minimum parking is two parking spaces for the Boarding and Lodging use for the 

site; and  

 The maximum of 14 residents on the subject property.”; 

 
9. 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 25th day of September, 2023. 
 
 
Considered at a Public Hearing on the 
 
 
Read a second and third time by the Municipal Council this 
 
 
Approved under the Transportation Act this 
 
  
(Approving Officer – Ministry of Transportation) 
 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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Schedule A 

Electric Vehicle Charging  

8.2.18  The minimum electric vehicle parking and charging requirements are described in Table 8.2.18. 
 

Table 8.2.18 – Minimum Electric Vehicle Parking and Charging Requirements 

Land Use / 
Type of 
Development 

Minimum amount of electric vehicle energized outlets per parking 
space capable of providing level 2 charging .8 

Effective 
Date Urban Centre 

Zones  

MF1 Zone, 
Village Centre 
Zones, and 
Zones fronting 
a Transit 
Supportive 
Corridor 

All other zones 
within the Core 
Area 

All other zones 
outside the Core 
Area .6 

Apartment 
Housing, .1 , .2, .3 

, & .4 
Stacked 
Townhouses, .1 , 

.2, .3 , & .4& 
Townhouses .1 , 

.2, .3 , & .4 
 
 
 

 

Min 0.8 
energized 
spaces .6 per 
bachelor 
dwelling unit 

Min 0.9 
energized 
spaces .6 per 
bachelor 
dwelling unit 

Min 1.0 
energized 
space .6  per 
dwelling unit 

Min 1.0 
energized space 
.6 per dwelling 
unit 

April 1, 
2024 .7 

Min 0.9 
energized 
spaces .6 per 1 
bedroom 
dwelling unit 

Min 1.0 
energized 
space .6 per 1 or 
more bedroom 
dwelling unit 

Min 1.0 
energized 
space  .6 per 2 
or more 
bedroom 
dwelling unit 

Congregate 
Housing .1 , .2, .3 , 

& .4 &  
Supportive 
Housing .1 , .2, .3 , 

& .4 
 

Min 0.35 
energized 
spaces per 
sleeping unit 

Min 0.35 
energized 
spaces per 
sleeping unit 

Min 0.35 
energized 
spaces per 
sleeping unit 

Min 0.35 
energized spaces 
per sleeping unit 
 
 

Duplex 
Housing, .1  & .5 
Semi-
Detached 
Housing, .1  & .5 
& 

Min 1.0 
energized 
space  per 
dwelling unit 

Min 1.0 
energized 
space  per 
dwelling unit 

Min 1.0 
energized 
space  per 
dwelling unit 

Min 1.0 
energized space  
per dwelling unit 
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Single 
Detached 
Housing  .1  & .5 

FOOTNOTES (Section 8.2.18) 
.1 The minimum energized electric vehicle energized outlets do not apply to the visitor parking. 
.2 Energized Outlets must be labelled for their intended use for electric vehicle charging only. 
.3 Energized Outlets must be assigned to an individual vehicle parking space and must be located 

no further than 1.0 metre from that parking space.  
.4 No more than one Energized Outlet may be assigned to an individual vehicle parking space. 
.5 The  minimum energized electric vehicle energized outlets do not apply to secondary suites or 

carriage houses.  
.6 The minimum amount of electric vehicle energized outlets per parking space capable of 

providing level 2 charging can be reduced by 75% if the lot is zoned with a “r – rental only” sub-
zone that restricts the dwelling units to a rental only tenure and prohibits any building 
stratification or bareland stratification. 

.7 This is the date these regulation will come into effect. 

.8 Where base parking requires a minimum of less than 1.0 space per dwelling unit, all parking 
spaces require an energized outlet capable of providing level 2 charging shall be provided. For 
example: each dwelling unit should be assigned an energized parking space prior to a dwelling 
unit being assigned two or more energized parking spaces. 
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Schedule B 
 

Table 8.3 – Required Residential Off-Street Parking Requirements .6 

Land Use / 

Type of 

Development 

Urban Centre 

Zones .5 

MF1 Zone .4 , 

Village Centre 

Zones, and 

Zones fronting a 

Transit 

Supportive 

Corridor 

All other zones 

within the Core 

Area 

All other zones 

outside the Core 

Area .3 

Minimum 

Visitor 

Parking 

Requirement 
.1 , .2 

Apartment 

Housing , 

Townhouses , 

Stacked 

Townhouses , 

& Residential 

Security 

Operator Unit  

 

Min 0.8 

spaces &  

Max 1.25 

spaces per 

bachelor 

dwelling unit  

Min 0.9 spaces .4 

& Max 1.25 

spaces per 

bachelor 

dwelling unit 

Min 1.0 space & 

Max 1.25 spaces 

per bachelor 

dwelling unit 

Min 1.0 space & 

Max 1.25 spaces 

per bachelor 

dwelling unit 

Min 0.14 

spaces .1 & 

Max 0.2 

spaces per 

dwelling unit 

Min 0.9 

spaces & Max 

1.25 spaces 

per 1 

bedroom 

dwelling unit 

Min 1.0 space .4 & 

Max 1.25 spaces 

per 1 bedroom 

dwelling unit 

Min 1.2 spaces & 

Max 1.6 spaces 

per 1 bedroom 

dwelling unit 

Min 1.25 spaces 

& Max 1.6 

spaces per 1 

bedroom 

dwelling unit 

Min 1.0 space  

& Max 1.5 

spaces per 2 

or more 

bedroom 

dwelling unit  

Min 1.1 spaces .4 

& Max 1.6 spaces 

per 2 bedroom 

dwelling unit 

Min 1.4 spaces & 

Max 2.0 spaces 

per 2 bedroom 

dwelling unit 

Min 1.5 spaces & 

Max 2.0 spaces 

per 2 bedroom 

dwelling unit 

Min 1.4 spaces .4 

& Max 2.0 spaces 

per 3 bedroom 

dwelling unit 

Min 1.6 spaces & 

Max 2.5 spaces 

per 3 bedroom 

or more 

dwelling unit 

Min 2.0 spaces & 

Max 2.5 spaces 

per 3 bedroom 

or more 

dwelling unit 

Congregate 

Housing & 

Supportive 

Housing 

Min 0.35 spaces per sleeping unit; Plus a Min 0.5 spaces per non-

resident on-duty employee or a Min of 3.0 spaces (whichever is 

greater). 

Max 2.0 spaces per sleeping unit 

Min 0.14 

spaces & Max 

0.2 spaces 

per dwelling 

unit 

Single 

Detached 

Housing , 

Semi-

Detached 

Housing , & 

Min 1.0 space 

per dwelling 

unit   &  Max 

n/a 

Min 1.0 space per 

dwelling unit   &  

Max n/a 

Min 2.0 spaces 

per dwelling 

unit   &  Max n/a 

Min 2.0 spaces 

per dwelling unit   

&  Max n/a 

Min 0.0 .7 

spaces & Max 

n/a 
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Table 8.3 – Required Residential Off-Street Parking Requirements .6 

Land Use / 

Type of 

Development 

Urban Centre 

Zones .5 

MF1 Zone .4 , 

Village Centre 

Zones, and 

Zones fronting a 

Transit 

Supportive 

Corridor 

All other zones 

within the Core 

Area 

All other zones 

outside the Core 

Area .3 

Minimum 

Visitor 

Parking 

Requirement 
.1 , .2 

Duplex 

Housing 

FOOTNOTES (Table 8.3.1.): 

.1 Visitor parking is to be easily accessible to the access points of the corresponding development  and/or 

buildings. Visitor parking is a separate minimum parking requirement that rounds up or down 

independent of the basic parking requirement. 

.2 Regardless of the parking rate (spaces per unit). The minimum number of dwelling units when the first 

visitor parking space is required is five (5) dwelling units. For example, a lot with four (4) dwelling units 

does not require a visitor parking space. 

.3 Minimum and maximum parking rates for various Comprehensive Development Zones are outline in 

Table 8.3.1 Other Residential Parking. 

.4 MF1 zoned lots with four dwelling units or less shall have a minimum of one (1) parking space per 

dwelling unit. The parking rate identified above applies to MF1 lots with five dwelling units or more.  

.5 All lots in the areas identified as 3 storeys in Map 4.1 within the OCP (UC1 Downtown) shall 

not be required to meet any vehicle parking space requirements if the height of the buildings 

on the lot are 4 storeys or less and 15.0 metres or less. 

.6 This table provides the minimum and maximum base parking requirements for various residential land 

uses. 

.7 Within a residential strata with five or more dwelling units the visitor parking requirement is 0.14 spaces 

per dwelling unit. 
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Schedule C 
 

 
 

Table 8.3.1 – Other Residential Parking 
GFA = gross floor area 

m2 = square metres 

Land Use / Type of 

Development 

Base Parking Requirement Visitor Parking 

Requirement .1 Minimum Maximum 

Bed and Breakfast 

Homes 
1.0 space per sleeping unit 

1.5 spaces per sleeping 

unit 
n/a 

Boarding or Lodging 

Houses 

1.0 space; plus 0.9 spaces 

per sleeping unit 

1.5 space; plus 2.0 

spaces per sleeping unit 
n/a 

Carriage House  1.0 space .2 2.0 spaces n/a 

Child Care Centre, 

Major 

1.0 Space per 11 children 

of capacity 
n/a n/a 

Child Care Centre, 

Minor 
1.0 space n/a n/a 

Group Home 1.0 space; plus 0.35 spaces 

per sleeping unit 

2.0 spaces; plus 1.0 

space per sleeping unit 
n/a 

Home-Based 

Business, Major 
1.0 space 2.0 spaces n/a 

Home-Based 

Business, Major for 

Health Services on 

lots located on Royal 

Avenue or 

Christleton Avenue 

2.5 spaces per 100 m2 GFA 
5.0 spaces per 100 m² 

GFA 
n/a 

Home-Based 

Business , Minor 
n/a n/a n/a 

Home-Based 

Business , Rural 
1.0 space n/a n/a 

Mobile Homes 
2.0 spaces per dwelling 

unit 

2.5 spaces per dwelling 

unit 

Min 0.14 spaces & Max 

0.2 spaces per dwelling 

unit 
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Residential units 

within the CD20 

Zone  

1.0 space per dwelling 

unit, except 0.15 spaces 

per student only 

residences 

1.5 spaces per dwelling 

unit 

Min 0.14 spaces per 

dwelling unit, except 

0.05 spaces per student 

only residences & Max 

0.2 spaces per dwelling 

unit 

Residential units 

within the CD22 

zone 

1.1 spaces per dwelling 

unit greater than 2 

bedrooms 

1.0 space per 2 bedroom 

dwelling unit 

0.9 spaces per 1 bedroom 

dwelling unit 

0.75 spaces per bachelor 

dwelling unit 

2.0 spaces per dwelling 

unit greater than 2 

bedrooms 

1.6 space per 2 

bedroom dwelling unit 

1.25 spaces per 1 

bedroom dwelling unit 

1.0 spaces per bachelor 

dwelling unit 

Min 0.14 spaces & Max 

0.2 spaces per dwelling 

unit 

Residential units 

within the CD26 

zone 

1.0 space per dwelling unit 
1.5 spaces per dwelling 

unit 

Min 0.14 spaces & Max 

0.2 spaces per dwelling 

unit 

Secondary Suites 1.0 space .2 2.0 spaces n/a 

Residential Security / 

Operator Unit 
1.0 space per dwelling unit 

2.0 spaces per dwelling 

unit 
n/a 

Short – Term Rental 

Accommodation: 

 Multi-Dwelling 
Zones and Core 
Area and Other 
Zones 

No additional parking 

required (i.e., equivalent 

to the parking 

requirements for the 

principal dwelling unit 

within that zone). 

n/a n/a 

Short – Term Rental 

Accommodation: 

 Agriculture & 
Rural Zones and 
Single & Two 
Dwelling Zones 

 

1.0 space per two sleeping 

units 
n/a n/a 

FOOTNOTES (Table 8.3.1a.): 
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.1 Visitor parking is to be easily accessible to the access points of the corresponding development and/or 

buildings. Visitor parking is a separate minimum parking requirement that rounds up or down 

independent of the basic parking requirement. 

.2 Parking space can be located in the driveway and in tandem with the single detached dwelling parking 

as long as two additional off-street parking spaces are provided for the principal dwelling. 

Notwithstanding Section 8.1.4, parking for secondary suites or carriage houses can be surfaced with a 

dust-free material. 

.3 Deleted 
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REPORT TO COUNCIL 
DEVELOPMENT PERMIT & 
DEVELOPMENT VARIANCE PERMIT 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Permit No. DP21-0123 and Development Variance 
Permit No. DVP21-0124 for Lot A District Lot 139 ODYD PLAN 25942, located at 1405 St Paul St, Kelowna, 
BC subject to the following: 

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

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

3. Landscaping to be provided on the land be in accordance with Schedule “C”; 
4. The applicant be required to post with the City a Landscape Performance Security deposit in the 

amount of 125% of the estimated value of the Landscape Plan, as determined by a Registered 
Landscape Architect; 

5. The applicant be required to make a payment into the Housing Opportunities Reserve Fund as 
established by Bylaw No. 8593 in accordance with Table 6.8.b. in Zoning Bylaw No. 12375; 

6. The applicant be required to provide Payment-in-Lieu of Parking for 8 stalls in accordance with 
Bylaw No. 8125; 

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

Section 8.5.6(c)i.: Parking and Loading, Off-Street Bicycle Parking 
To vary the minimum ground-anchored long-term bicycle parking from 50% required to 0% 
proposed; 

Table 8.5.1: Minimum Dimensions for Bicycle Parking 
To vary the minimum distance between bicycle racks (for racks that accommodate no more than one 
bicycle) from 0.45 m required to 0.35 m proposed; 

Table 9.11: Tall Building Regulations 
To vary the maximum floor plate above 16.0 m for residential use from 750 m2 GFA required to    
1,002 m2 GFA proposed for Level 6; 

Table 9.11: Tall Building Regulations 
To vary the maximum floor plate above 16.0 m for residential use from 750 m2 GFA required to          
769 m2 GFA proposed for Level 7 to Level 12; 

Date: October 17, 2023 

To: Council 

From: City Manager 

Address: 1405 St Paul St 

File No.: DP21-0123 & DVP21-0124 

Zone: UC1 – Downtown Urban Centre 
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AND THAT the applicant be required to complete the above noted conditions of Council’s approval of the 
Development Permit and Development Variance Permit Applications in order for the permits to be issued; 

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

2.0 Purpose  

To issue a Development Permit and Development Variance Permit for the form and character of a mixed-use 
tower with variances to long term bicycle parking and floor plates.  

3.0 Development Planning  

Development Planning Staff recommend support for the Development Permit and Development Variance 
Permit for the form and character of a 35-storey mixed-use tower including a five level parkade podium and 
four variances. The project adequately meets some of the Official Community Plan (OCP) Chapter 18 Design 
Guidelines (Attachment B), and includes some of the public benefits to qualify for additional height under 
OCP Policy 4.4.3. for Taller Downtown Buildings. 

The purpose of OCP Policy and Design Guidelines is to promote architectural and urban design excellence 
and sustainability, while encouraging a complimentary fit with the existing and planned neighbourhood 
context. Each proposed project should contribute to a safe, vibrant, and engaging public and pedestrian 
realm. Staff conduct a comprehensive review of each tower project application to ensure the proposed 
design has a positive influence on the public realm and responds appropriately to site context.  

OCP Policy 4.4.3. Taller Downtown Buildings.  

Consider support for development that is higher than the heights outlined in Downtown Heights Map 4.1 (26 
storeys for the subject property) where the proposal contains significant benefit to Kelowna citizens, including 
some or a combination of the following: 

OCP Policy 4.4.3. Taller Downtown Buildings Proposed Project 

 An affordable, supportive and/or rental housing 
component that further advances Urban Centre 
housing objectives;  

The applicant has chosen to contribute to the 
Housing Opportunities Reserve Fund in the 
amount of $700,000 in exchange for additional 
height.  

 A significant public amenity that supports the 
fostering of more inclusive and socially 
connected Urban Centres such as parks, public 
spaces, schools, post-secondary institutions, or 
childcare facilities;  

A 100 m2 open public space is proposed at the 
corner of St Paul St and Doyle Ave in the form of 
an urban plaza. 

 

 Offsite considerations, including enhanced 
streetscapes, provision of Active Transportation 
Corridors, tree canopy protection and 
enhancement, or green infrastructure within 
the road right of way;  

Enhanced streetscape improvements for St Paul 
St and Doyle Ave are required as a function of this 
development. These are above and beyond the 
standard road cross section and include wider 
sidewalks, curb bulb-outs, soil cells for trees, 
textured concrete, and benches. 

 Smaller tower floorplates to mitigate the 
impact on views and shadowing;  

Two floor plate variances are requested to 
increase the maximum floor plates between Level 
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6 and Level 13. Level 6 requires a floor plate 
variance from 750 m² to 1,002 m2 and Levels 7 to 
12 require a floor plate variance to 769 m2.  

 Outstanding and extraordinary design.  OCP Chapter 18 Design Guidelines Checklist for 
High-Rise Mixed-Use is included in this report as 
Attachment B, indicating average scores for most 
of the Guidelines. It does not meet the threshold 
to be considered outstanding and extraordinary 
design. 

 
The applicants have submitted a Public Benefit Strategy (Attachment C) to describe their view of how the 
project provides adequate public benefit to qualify for the additional height above the 26 storeys in 
accordance with Policy 4.4.3. 

OCP Chapter 18 Design Guidelines for High-Rise Residential & Mixed Use: 

The proposed project meets a few OCP Design Guidelines well, including the following: 
2.1.6.a. Express a unified architectural concept that incorporates variation in façade treatments; 
5.1.1.b. For buildings on corner sites with retail frontages, ensure there are active frontages on both 
facades by wrapping the primary retail façade to the secondary frontage; 
5.1.5.a. Wherever possible, include publicly accessible open space on-site, such as hard or soft 
landscaped setbacks, plazas, and courtyards. 

Street Level & Podium: 
The proposed public space at the corner of St Paul St and Doyle Ave is approximately 100 m2 with ample 
height to allow natural light. A 1,530.0 m2 grocery store fronting Doyle Ave and additional retail units along 
St Paul St create active retail frontages on both facades with clearly defined entrances. Varying façade 
treatments along the podium are achieved through a variety of textured cement fibre board, wood veneer 
elements, lighting, and projections. 
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The proposed podium does not adequately meet several Design Guidelines including: 

 5.1.2.b. Provide a minimum podium height of 2 storeys and a maximum podium height of 4 
storeys; 

 5.1.2.c. On corner sites, vary the height and form of the podium to respect and respond to the 
height and scale of existing context on adjacent streets; 

Staff have curated the Zoning Bylaw such that parking requirements, podium massing and height, and total 
tower height work together and are correlated. As the height of a tower or the number of small units 
increases, the parking requirements increase, and therefore the podium height and massing increase. The 
massing of the proposed parkade podium has been one of Staff’s primary concerns for the duration of this 
application. The 35-storey project is 33% micro-suites/bachelor units creating a high unit count, therefore the 
parking requirements necessitate a large five level podium. Although the five-level podium meets Zoning 
Bylaw Regulations, it is contrary to OCP Design Guidelines. The podium is not context sensitive to other 
nearby developments such as the UBC Tower under construction at 550 Doyle Ave which does not have a 
parking podium as it accommodates all required parking underground, or The Brooklyn at 1471 St Paul St 
which has a podium that is only 12.5 m in height along St Paul St and rises to 16.0 m in height along the lane. 
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Tower Middle: 
The proposed tower adequately meets the 
following Design Guideline for the Tower Middle: 
 5.1.6.h. Consider inset or partially inset balcony 

arrangements that may offer greater privacy and 
comfort, particularly on higher floors. 

Tower Top: 
However, the Tower Top does not adequately meet 
several Design Guidelines including: 
 5.1.6.i. Design the top of tall buildings to 

terminate and be distinguishable from the middle 
building and to make a positive contribution to the 
skyline;  

 5.1.6.j. Setback the upper floors of the tower and 
incorporate a projecting cornice or other feature 
to terminate the building and contribute to a 
varied skyline. 

Payment-in-Lieu of Parking Bylaw No. 8125: 

The applicants have proposed Payment-in-Lieu of 
Parking under Bylaw No. 8125 in the amount of 
$299,128.00 (Bulletin – Current Rates). The lower 
provision of parking is acceptable given the central 
location in the Downtown Urban Centre with 
access to employment, services, and alternate 
transportation. However, the inability to provide 
the required parking while keeping the podium 

massing and height within OCP Design Guidelines signals that the number of units or the height of the tower 
may exceed the intent of the bylaw. 

 

Variances: 

Floor Plates: 
A floor plate refers to the Gross Floor Area of each level of a tower above 16.0 m height. Smaller floor plates 
create a slenderer tower that has less of an impact on wind, shadows, view corridors, and reduces the 
looming feel of a tall tower on the pedestrian experience. 

Two floor plate variances are requested which will have a minor impact on the public realm in terms of 
shadowing. On Level 6, a variance is requested from 750 m2 required to 1,002 m2 to accommodate a larger 
indoor common amenity area for the benefit of the residents. On Levels 7 to 12, a variance is requested from 
750 m2 required to 769 m2, which is considered minor and only impacts a portion of the building. 

Long-Term Bicycle Parking: 
The applicants have proposed a unique bicycle storage solution which triggers two variances: one to provide 
all bicycle storage in vertical racks rather than ground anchored racks, and one to reduce the minimum 
distance between bicycle racks. While vertical racks may be slightly more difficult to use than standard 
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ground-oriented racks, the space saved by using vertical racking allows most bicycle stalls to be located at 
grade rather than on higher floors in the parkade podium which may contribute to increased use. 

However, when considering the variance to allow a vertical racking system for bike parking in conjunction 
with the high number of micro-suites/bachelor units and the Payment-in-Lieu of providing required parking, 
the total number of long-term bicycle spaces should be increased to at least one space per unit. This could 
help facilitate utilization of alternative forms of transportation and further justify the reduction in parking. 

Summary: 

This project as proposed meets Zoning Bylaw Regulations and OCP Guidelines in an average way, on a 
significant corner for pedestrians in the centre of the Downtown Urban Centre. Ideally, the project would 
have less micro-suites, less podium massing, enhanced design of the tower and tower top, and more bicycle 
parking to be considered above average and context sensitive.  

Positive aspects of this project include the likelihood of a grocery store anchor tenant, enhanced 
streetscapes, significant residential density in an appropriate location, installation of a bus shelter, and a 
$700,000 contribution to the Housing Opportunities Reserve Fund. Staff have negotiated with the applicant 
to improve the negatives associated with this application; however, the developer has reached their 
maximum number of changes to ensure financial viability of the project. In a housing market situation 
highlighted by the recent Housing Needs Assessment, Staff are recommending support for this project while 
acknowledging the challenges associated with this proposal. 
 
 
 
 
 
 
 
 
 
 
 
 
 

4.0 Subject Property & Background 

4.1 Subject Property Map 
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The subject property is located on the south-east corner of St Paul St and Doyle Ave which is one of the most 
pedestrian oriented and prominent corners in the centre of Kelowna’s Downtown. It is across the street from 
the under-construction University of British Columbia Downtown Campus Tower which was designed by a 
world recognized architect and features underground parking and a large public courtyard along St Paul St. 
It is one block east of the Civic Precinct and Cultural District and within walking distance to the Art Walk, 
Stuart Park, Queensway Transit Exchange, and the historic section of Bernard Ave.  

4.2 Background 

On February 13, 2021, the applicants applied for a rezoning from C4 – Urban Centre Commercial to C7 – 
Central Business Commercial under Zoning Bylaw No. 8000. The zone amending bylaw received three 
readings by Council on May 30, 2022, but did not proceed to fourth reading and adoption. On September 26, 
2022, the entire Downtown Urban Centre was rezoned to UC1 – Downtown Urban Centre under Zoning 
Bylaw No. 12375, and the previous rezoning was rescinded. 

 

 

 

 

 

5.0 Zoning Bylaw Regulations Summary 

AREA & UNIT STATISTICS 
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Gross Lot Area 3,163.5 m2 

Total Number of Units 342 

Micro-suite 56 
Bachelor 56 
1-bed 112 
2-bed 118 

Net Commercial Floor Area 1,671.0 m2 

Grocery Store Floor Area (incl. in above) 1,530.0 m2 

DEVELOPMENT REGULATIONS 

CRITERIA UC1 ZONE PROPOSAL 
Total Maximum Floor Area Ratio 8.7 6.25 

Base FAR 7.2  

Bonus FAR 1.5  

Max. Site Coverage (buildings) 100% 97.7% 

Max. Site Coverage (buildings, 
parking, driveways) 

100% 97.7% 

Max. Height 147 m / 40 storeys 110.9 m / 35 storeys 

Base Height 95.0 m / 26 storeys  

Bonus Height 52.0 m / 14 storeys  

Max. Podium Height 16.0 m 16.0 

Setbacks 

Min. Front Yard (north) 0.0 m 0.0 m 

Min. Side Yard (east) 0.0 m 0.9 m 

Min. Flanking Side Yard (west) 0.0 m 0.0 m 

Min. Rear Yard (south) 0.0 m 0.0 m 

Step backs 

Min. Fronting Street (Doyle Ave) 3.0 m 3.0 m 

Min. Flanking Street (St Paul St) 3.0 m 3.0 m 

Min. Flanking Lane (east) 0.0 m 3.0 m 

Min. Interior Lot Line (south) 4.0 m 4.0 m 

Urban Centre & Tall Building Regulations 

Min. Retail on Doyle Ave 90% 94.7% 

Min. Retail on St Paul St 90% 91.2% 

Max. Floor Plate L6 750.0 m2 1,002.0 m2
 

Max. Floor Plate L7-12 750.0 m2 769.0 m2 
 

Max. Floor Plate L 13-35 750.0 m2 749.7 m2 

Amenity Space 

Total Required Amenity Space 3,562.0 m2 6,136 m2 

Common 1,368 m2 2,328 m2 

 Indicates a requested variance to maximum floor plate from 750.0 m2 required to 1,002 m2 proposed for Level 6 
only. 
 Indicates a requested variance to maximum floor plate from 750.0 m2 required to 769 m2 proposed for Levels 7 to 
12 only. 
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PARKING REGULATIONS 

CRITERIA UC1 ZONE REQUIREMENTS PROPOSAL 

Total Required Vehicle Parking 357 stalls 349 stalls * 

Residential 309 301 
Visitor/Commercial 48 46 

Ratio of Regular to Small Stalls 
Min. 50% Regular 
Max. 50% Small 

67% Regular  
33% Small 

Bicycle Stalls Short-Term 12 stalls 16 stalls 

Bicycle Stalls Long-Term 260 stalls 286 stalls  

Bike Wash & Repair yes yes 

End of Trip Facilities no no 

* 8 stalls Payment-in-Lieu of Parking 
 Indicates a requested variance to minimum percentage of ground-mounted bicycle racks from 50% required to 
0% proposed. 
 Indicates a requested variance to minimum distance between vertical bicycle racks from 0.45 m required to 0.35 
m proposed. 

 m2 

6.0 Alternate Recommendation  

THAT Council NOT authorize the issuance of Development Permit No. DP21-0123 and Development 
Variance Permit No. DVP21-0124 for LOT A DL 139 ODYD PLAN 25942, located at 1405 St Paul St, Kelowna, 
BC. 

7.0 Application Chronology  

Application Accepted:   May 30, 2021 
Adoption of Zoning Bylaw No. 12375: September 26, 2022 
Neighbourhood Notification:  September 6, 2023 

Report prepared by:  Trisa Atwood, Planner Specialist 
Reviewed by:   Lydia Korolchuk, Acting Urban Planning Supervisor  
Reviewed by:   Jocelyn Black, Urban Planning Manager 
Approved for Inclusion: Ryan Smith, Divisional Director, Planning & Development Services 

Attachments:  

Attachment A: Draft Development Permit DP21-0123 & DVP21-0124 
Schedule A: Site Plan & Floor Plans 
Schedule B: Elevations & Sections & Renderings 
Schedule C: Landscape Plan 

Attachment B: OCP Form and Character Development Permit Guidelines 
Attachment C: Applicant’s Public Benefit Strategy Letter 
 
For additional information, please visit our Current Developments online at 
www.kelowna.ca/currentdevelopments.  
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Development Permit & Development Variance Permit 

DP21-0123 & DVP21-0124 
 

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

1405 St Paul St 

and legally known as 

LOT A DL 139 ODYD PLAN 25942 

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

High-Rise Residential & Mixed Use 

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

 

Date of Council Approval: September 12, 2023 

Development Permit Area: Urban Centre 

Existing Zone:   UC1 – Downtown Urban Centre 

Future Land Use Designation:  Urban Centre 

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

 

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:    Abacio Properties Ltd. Inc. No. C1384016 

Applicant:   Shane Chen, Kerkhoff Construction 

 
 
________________________________________   _______________________________________ 

Jocelyn Black       Date of Issuance 
Urban Planning Manager  
Planning & Development Services 
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1. SCOPE OF APPROVAL

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

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

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

2. CONDITIONS OF APPROVAL

THAT Council authorizes the issuance of Development Permit No. DP21-0123 and DVP21-0124 for LOT A DL 139 ODYD 
PLAN 25942, located at 1405 St Paul St, Kelowna, BC subject to the following: 

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

“B”;
3. Landscaping to be provided on the land be in accordance with Schedule “C”;
4. The applicant be required to post with the City a Landscape Performance Security deposit in the amount of

125% of the estimated value of the Landscape Plan, as determined by a Registered Landscape Architect;
5. The applicant be required to make a payment into the Housing Opportunities Reserve Fund as established by

Bylaw No. 8593 in accordance with Table 6.8.b. in Zoning Bylaw No. 12375;
6. The applicant be required to provide Payment-in-Lieu of Parking for 8 stalls in accordance with Bylaw No.

8125;

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

Section 8.5.6(c)i.: Parking & Loading, Off-Street Bicycle Parking 
To vary the minimum ground-anchored long-term bicycle parking from 50% required to 0% proposed; 

Table 8.5.1: Minimum Dimensions for Bicycle Parking 
To vary the minimum distance between bicycle racks from 0.45 m required to 0.35 m proposed; 

Table 9.11: Tall Building Regulations 
To vary the maximum floor plate above 16.0 m for residential use from 750 m2 GFA required to 1,002 m2 GFA 
proposed for Level 6 only; 

Table 9.11: Tall Building Regulations 
To vary the maximum floor plate above 16.0 m for residential use from 750 m2 GFA required to 769 m2 GFA 
proposed for Level 7 to Level 12 only; 

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

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

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 owner of the day. Should the Developer carry out the development as 
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per the conditions of this permit, the security shall be returned to the Developer or his or her designate following proof of Substantial 
Compliance as defined in Bylaw No. 12310. There is filed accordingly: 

a) An Irrevocable Letter of Credit OR certified cheque OR a Surety Bond in the amount of $510,635.28 

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. PAYMENT-IN-LIEU OF PARKING BYLAW NO. 8125 

Parking Cash-in-Lieu in the amount of $299,128.00 required for 8 stalls as part of the proposed development within the Downtown 
Urban Centre 

5. HOUSING OPPORTUNITIES RESERVE FUND 

Housing Opportunities Reserve Fund Payment in the amount of $700,000 required for 2% of 342 dwelling units authorized by the 
building permit in accordance with Table 6.8.b in Zoning Bylaw No. 12375. 

6. 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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2040 Official Community Plan – Chapter 18 Design Guidelines  

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

SECTION 2.0: GENERAL RESIDENTIAL AND MIXED USE 

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

N/A 1 2 3 4 5 

2.1 General residential & mixed use guidelines 
2.1.1 Relationship to the Street N/A 1 2 3 4 5 
a. Orient primary building facades and entries to the fronting street 

or open space to create street edge definition and activity.       
b. On corner sites, orient building facades and entries to both 

fronting streets.       
c. Minimize the distance between the building and the sidewalk to 

create street definition and a sense of enclosure.       
d. Locate and design windows, balconies, and street-level uses to 

create active frontages and ‘eyes on the street’, with additional 
glazing and articulation on primary building facades. 

      

e. Ensure main building entries are clearly visible with direct sight 
lines from the fronting street.       

f. Avoid blank, windowless walls along streets or other public open 
spaces.       

g. Avoid the use of roll down panels and/or window bars on retail and 
commercial frontages that face streets or other public open 
spaces. 

      

h. In general, establish a street wall along public street frontages to 
create a building height to street width ratio of 1:2, with a 
minimum ratio of 1:3 and a maximum ratio of 1:1.75. 

• Wider streets (e.g. transit corridors) can support greater streetwall 
heights compared to narrower streets (e.g. local streets); 

• The street wall does not include upper storeys that are setback 
from the primary frontage; and 

• A 1:1 building height to street width ratio is appropriate for a lane 
or mid-block connection condition provided the street wall height 
is no greater than 3 storeys. 

Staff note: Podium height is 16. 0 m, St Paul St and Doyle Ave are 20 
m wide; the street wall is above the maximum ratio (1:1.25). 

      

2.1.2 Scale and Massing N/A 1 2 3 4 5 
a. Provide a transition in building height from taller to shorter 

buildings both within and adjacent to the site with consideration 
for future land use direction. 

      

b. Break up the perceived mass of large buildings by incorporating 
visual breaks in facades. 

      

c. Step back the upper storeys of buildings and arrange the massing 
and siting of buildings to: 
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• Minimize the shadowing on adjacent buildings as well as public 
and open spaces such as sidewalks, plazas, and courtyards; and 

• Allow for sunlight onto outdoor spaces of the majority of ground 
floor units during the winter solstice. 

2.1.4 Site Servicing, Access, and Parking N/A 1 2 3 4 5 
a. Locate 0ff-street parking and other ‘back-of-house’ uses (such as 

loading, garbage collection, utilities, and parking access) away 
from public view. 

      

b. Ensure utility areas are clearly identified at the development 
permit stage and are located to not unnecessarily impact public or 
common open spaces. 

      

c. Avoid locating off-street parking between the front façade of a 
building and the fronting public street. 

      

d. In general, accommodate off-street parking in one of the 
following ways, in order of preference: 

• Underground (where the high water table allows) 
• Parking in a half-storey (where it is able to be accommodated to 

not negatively impact the street frontage); 
• Garages or at-grade parking integrated into the building (located 

at the rear of the building); and  
• Surface parking at the rear, with access from the lane or 

secondary street wherever possible. 

      

e. Design parking areas to maximize rainwater infiltration through 
the use of permeable materials such as paving blocks, permeable 
concrete, or driveway planting strips. 

      

f. In cases where publicly visible parking is unavoidable, screen using 
strategies such as: 

• Landscaping; 
• Trellises; 
• Grillwork with climbing vines; or 
• Other attractive screening with some visual permeability. 

      

g. Provide bicycle parking at accessible locations on site, including: 
• Covered short-term parking in highly visible locations, such as 

near primary building entrances; and 
• Secure long-term parking within the building or vehicular parking 

area. 

      

h. Provide clear lines of site at access points to parking, site 
servicing, and utility areas to enable casual surveillance and safety. 

      

i. Consolidate driveway and laneway access points to minimize curb 
cuts and impacts on the pedestrian realm or common open 
spaces. 

      

j. Minimize negative impacts of parking ramps and entrances 
through treatments such as enclosure, screening, high quality 
finishes, sensitive lighting and landscaping. 

      

2.1.5 Streetscapes, Landscapes, and Public Realm Design N/A 1 2 3 4 5 
a. Site buildings to protect mature trees, significant vegetation, and 

ecological features.       
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b. Locate underground parkades, infrastructure, and other services 
to maximize soil volumes for in-ground plantings.       

c. Site trees, shrubs, and other landscaping appropriately to 
maintain sight lines and circulation.       

d. Design attractive, engaging, and functional on-site open spaces at 
grade with high quality, durable, and contemporary materials, 
colors, lighting, furniture, and signage. 

Staff note: Refer to landscape drawings for lighting and public art 
design precedents of columns for on-site open space & seating 
(public plaza at corner). 

      

e. Ensure site planning and design achieves favourable microclimate 
outcomes through strategies such as: 

• Locating outdoor spaces where they will receive ample sunlight 
throughout the year; 

• Using materials and colors that minimize heat absorption;  
• Planting both evergreen and deciduous trees to provide a balance 

of shading in the summer and solar access in the winter; and 
• Using building mass, trees and planting to buffer wind. 

      

f. Use landscaping materials that soften development and enhance 
the public realm. 

      

g. Plant native and/or drought tolerant trees and plants suitable for 
the local climate. 

      

h. Select trees for long-term durability, climate and soil suitability, 
and compatibility with the site’s specific urban conditions. 

Staff note: Detailed off-site landscaping and soil cells will be 
required at time of Building Permit. 

      

i. Design sites and landscapes to maintain the pre-development 
flows through capture, infiltration, and filtration strategies, such 
as the use of rain gardens and permeable surfacing. 

      

j. Design sites to minimize water use for irrigation by using 
strategies such as: 

• Designing planting areas and tree pits to passively capture 
rainwater and stormwater run-off; and 

• Using recycled water irrigation systems. 

      

k. Create multi-functional landscape elements wherever possible, 
such as planting areas that also capture and filter stormwater or 
landscape features that users can interact with. 

      

l. Select materials and furnishings that reduce maintenance 
requirements and use materials and site furnishings that are 
sustainably sourced, re-purposed or 100% recycled. 

      

m. Use exterior lighting to complement the building and landscape 
design, while: 

• Minimizing light trespass onto adjacent properties; 
• Using full cut-off lighting fixtures to minimize light pollution; and 
• Maintaining lighting levels necessary for safety and visibility. 

      

94



DP21-0123 DVP21-0124 
September 13, 2023 

n. Employ on-site wayfinding strategies that create attractive and 
appropriate signage for pedestrians, cyclists, and motorists using 
a ‘family’ of similar elements. 

      

2.1.6 Building Articulation, Features and Materials N/A 1 2 3 4 5 
a. Express a unified architectural concept that incorporates variation 

in façade treatments. Strategies for achieving this include: 
• Articulating facades by stepping back or extending forward a 

portion of the façade to create a series of intervals or breaks; 
• Repeating window patterns on each step-back and extension 

interval; 
• Providing a porch, patio, or deck, covered entry, balcony and/or 

bay window for each interval; and 
• Changing the roof line by alternating dormers, stepped roofs, 

gables, or other roof elements to reinforce each interval. 

      

b. Incorporate a range of architectural features and details into 
building facades to create visual interest, especially when 
approached by pedestrians. Include architectural features such as: 
bay windows and balconies; corner feature accents, such as turrets 
or cupolas; variations in roof height, shape and detailing; building 
entries; and canopies and overhangs. 
 
Include architectural details such as: Masonry such as tiles, brick, 
and stone; siding including score lines and varied materials to 
distinguish between floors; articulation of columns and pilasters; 
ornamental features and art work; architectural lighting; grills and 
railings; substantial trim details and moldings / cornices; and 
trellises, pergolas, and arbors. 

      

c. Design buildings to ensure that adjacent residential properties 
have sufficient visual privacy (e.g. by locating windows to 
minimize overlook and direct sight lines into adjacent units), as 
well as protection from light trespass and noise. 

      

d. Design buildings such that their form and architectural character 
reflect the building’s internal function and use. 

      

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

      

f. Provide weather protection such as awnings and canopies at 
primary building entries. 

      

g. Place weather protection to reflect the building’s architecture.       
h. Limit signage in number, location, and size to reduce visual clutter 

and make individual signs easier to see.  
      

i. Provide visible signage identifying building addresses at all 
entrances. 
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SECTION 5.0: HIGH-RISE RESIDENTIAL & MIXED USE 

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

N/A 1 2 3 4 5 

5.1.1 Relationship to the Street N/A 1 2 3 4 5 
a. Design podiums to have transparent frontages to promote ‘eyes 

on the street’, using strategies such as: 
• Having continuous commercial and retail uses with windows and 

primary entrances facing the street; and 
• Having ground-oriented residential units with windows and 

primary entrances facing the street. 

      

b. For buildings on corner sites with retail frontages, ensure there are 
active frontages on both facades by wrapping the primary retail 
façade to the secondary frontage. The primary façade can be 
emphasized by using higher quality materials and detailing and 
creating a more prominent entrance. 

      

c. For residential podiums with townhouse frontages, refer to 
Section 3.1 for Guidelines for that portion of the building.       

d. Locate private, indoor amenity facilities such as bicycle storage 
along secondary street frontages as opposed to primary street 
frontages. 

      

e. Blank walls over 5 m in length along a commercial frontage are 
strongly discouraged and should be avoided. 

      

Building Address and Access 
f. Use architectural and landscape features to create well-defined, 

clearly visible and universally acceptable primary building 
entrances. Additionally: 

• Differentiate between residential and commercial entrances; 
• Design lobby entryways to ensure they are well-defined and 

visually emphasized in the façade; 
• For retail frontages, provide small format retail storefronts with 

frequent entrances and a minimum depth of 10 m; and 
• Locate main building entries close to transit stops. 

      

Sidewalk Interface 
g. Design the streetscape fronting building to have defined zones as 

follows: 
• Frontage zone next to the building that may include patios, 

seating or space for pedestrians to access building entrances; 
• Pedestrian zone that accommodates pedestrians walking along 

the sidewalk; 
• Furnishing/planting zone that provides space for street trees, 

landscaping, seating, and lighting; and 
• Edge zone that provides a buffer from moving bicycles and 

vehicles. 

      

h. Provide a generous sidewalk width and space for streetscape 
amenities such as street trees, benches & patios. 

      

5.1.2 Scale and Massing N/A 1 2 3 4 5 
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Podium 
a. Provide a minimum first floor height of 4.5 metres, measured from 

grade. 
Staff note: minimum first floor height is not met on portions of the 
project fronting St Paul St. 

      

b. Provide a minimum podium height of 2 storeys and a maximum 
podium height of 4 storeys, and ensure that the total podium 
height does not exceed 80% of the adjacent street right-of-way 
width. 

      

c. On corner sites, vary the height and form of the podium to respect 
and respond to the height and scale of the existing context on 
adjacent streets. 

      

d. When adjacent sites are lower in height and are not anticipated to 
change, provide a transition in the podium height down to lower-
scale neighbours. 

• When adjacent sites include heritage buildings, design the scale 
and height of the podium to align with the heritage building 
height. 

      

Tower Middle 
e. Orient towers in a north/south direction. 
Staff note: The tower is mostly square and not oriented in either 
direction. 

      

f. A maximum of four towers should be located within an individual 
block, with staggered tower spacing. 

      

5.1.3 Site Planning N/A 1 2 3 4 5 
Building Placement 
a. Site podiums parallel to the street and extend the podium along 

the edges of streets, parks, and open space to establish a 
consistent street wall. 

      

b. Additional considerations for building placement include: 
• Site towers to be setback from the street wall and closer to the 

lane 
• Greater setbacks can be provided at strategic points or along the 

entire frontage for increased architectural interest and improved 
pedestrian experience, for example to provide space for tree 
planting, wider sidewalks, plazas and other open spaces. 

• Greater setbacks can be provided along retail streets in order to 
accommodate street cafes and patios (3 – 4 m). 

• On corner sites with retail frontage, provide a triangular setback 
4.5 m in length abutting along the property lines that meet at each 
corner of the intersection. 

      

Building Separation 
c. Maintain a minimum spacing distance of 25 m between towers, 

measured from the exterior walls of the buildings, including 
balconies. 
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d. Place towers away from streets, parks, open space, and 
neighbouring properties to reduce visual and physical impacts of 
the tower. 

     
 

Fit and Transition 
e. Promote fit and transition in scale between tall buildings and 

lower-scaled buildings, parks, and open spaces by applying 
angular planes, minimum horizontal separation distances, and 
other strategies such as building setbacks and stepbacks to limit 
shadow and visual impacts. 

      

Solar Access 
f. Orient buildings to maximize solar access to adjacent streets and 

public spaces, while also considering optimizing for solar 
orientation to improve energy performance and occupant 
comfort. Strategies for minimizing impact on solar access include: 

• Limiting the scale and height of the podium; 
• Designing slender towers with generous separation distances; and 
• Locating towers on site to minimize shadowing adjacent buildings 

and open spaces. 

      

Views from the Public Realm 
g. Site buildings to create, frame, or extend views from the public 

realm to important natural and human made features (e.g. to 
Okanagan Lake) by using strategies such as varying setbacks to 
protect important views. 

      

5.1.4 Site Servicing, Access, and Parking N/A 1 2 3 4 5 
a. Wherever possible, provide access to site servicing and parking at 

the rear of the building or along a secondary street. Through-lanes 
are encouraged to minimize the need for vehicle turnarounds on 
site. 

      

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

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

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

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

      

c. An additional acceptable strategy for mitigating visual impacts 
from above ground parking is to create a setback between the 
ground floor and upper storeys of the podium that can 
accommodate significant soil volumes for planting trees and other 
landscaping to screen the parking structure. 

• Public art can also be used to mitigate visual impacts from blank 
walls on upper storey podium levels.  
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d. Minimize the visual impact of garage doors, parking entrances and 
service openings on the public realm by using strategies such as 
recessing, screening, and site minimization. 

• Avoid split level, raised or sunken parkade entrances. 

      

e. Locate drop-off areas into the side or rear of the site and provide 
pedestrian access to the street frontage.       

f. Provide clearly visible pedestrian access to and from parking 
areas.       

g. Integrate service connections, vents, mechanical rooms and 
equipment with the architectural treatment of the building, and/or 
locate to minimize visual impact and screen from view with 
materials and finishes compatible with the building. 

   

 

 

 

5.1.5 Publicly Accessible and Private Open Spaces N/A 1 2 3 4 5 
Publicly Accessible Open Space 
a. Wherever possible, include publicly accessible open space on-site, 

such as hard or soft landscaped setbacks, plazas, and courtyards. 
      

b. Define and animate the edges of open spaces with well-
proportioned podiums and active uses at-grade.  

      

c. Locate and design publicly accessible open space to: 
• Be directly accessible from the fronting public sidewalk; 
• Maximize access to sunlight and encourage year-round use 

through the use of landscaping, seating, and weather protection; 
• Where possible, complement and connect with publicly accessible 

open space on neighbouring properties; and 
• Maximize the safety, comfort, amenity, and accessibility. 

      

d. On larger sites, use publicly accessible open space to provide 
through-block pedestrian connections.       

e. Where provided, tailor furniture elements as appropriate to 
encourage a range of seating and gathering opportunities, 
including both fixed and unfixed seating to allow for flexibility of 
use. 

      

Private Open Spaces 
f. Provide private outdoor amenity spaces on site, such as balconies, 

private courtyards, private gardens, and accessible green roofs. 
      

g. Locate and design shared private outdoor amenity space to: 
• Maximize access to sunlight; 
• Minimize noise, smell and/or visual impacts from site servicing or 

mechanical equipment; 
• Provide seating, lighting, trees, shade structures, and weather 

protection. 

      

h. Locate private patios and gardens to minimize overlook from 
neighbours. 

      

i. For shared rooftop amenity spaces (e.g., on top of the podium 
parkade), ensure a balance of amenity and privacy by: 

• Limiting sight lines from overlooking residential units to outdoor 
amenity space areas through the use of pergolas or covered areas 
where privacy is desired; and 
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• Controlling sight lines from the outdoor amenity space into 
adjacent or nearby residential units by using fencing, landscaping, 
or architectural screening. 

j. Design private balconies to be large enough to provide usable 
outdoor space. 

      

k. Locate indoor amenity areas adjacent to shared outdoor amenity 
areas and allow access between the two areas. 

      

5.1.6 Building Articulation, Features & Materials N/A 1 2 3 4 5 
a. Design tall building to have a cohesive architectural look with a 

distinct podium, tower, and top. Strategies for achieving this 
includes changes in articulation, materials, and the use of step 
backs. 

      

Podium 
b. Provide architectural expression in a pattern, scale, and proportion 

that is in relation to neighbouring buildings and that differentiates 
it from the tower. Examples of such design elements include the 
use of cornice lines, window bays, entrances, canopies, durable 
building materials, and energy efficient fenestration. 

      

c. Highlight primary retail facades with high quality materials and 
detailing with particular attention to building entrances. 

      

d. Avoid blank walls, but if necessary, articulate them with the same 
materials and design as other active frontages. 

      

e. Along mixed-use and commercial street frontages, avoid locating 
balconies (projecting or inset) within the first 2 storeys of the 
podium. Between 3 and 6 storeys, inset balconies behind the 
streetwall.  

      

f. Provide weather protection and signage in accordance with 
Guidelines found in Section 4.1.6 as well as lighting in accordance 
with Section 2.1.5. 

      

Tower Middle 
g. On sites with multiple towers, provide variation in the design and 

articulation of each tower façade to provide visual interest while 
maintaining a cohesive architecture overall.  

      

h. Design balconies to limit increases in the visual mass of the 
building and to become an extension of interior living space, while 
balancing the significant potential for heat loss through thermal 
bridge connections which could impact energy performance.  

• Consider that inset or partially inset balcony arrangements may 
offer greater privacy and comfort, particularly on higher floors. 

      

Tower Top 
i. Design the top of tall buildings to terminate and be 

distinguishable from the middle building and to make a positive 
contribution to the skyline. 

• Design and screening of mechanical rooms, and incorporation of 
roof top amenity spaces and architectural lighting, can be used to 
distinguish the tower top. 
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j. Setback the upper floors of the tower and incorporate a projecting 
cornice or other feature to terminate the building and contribute 
to a varied skyline. 
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August 30th, 2023 

 

City of Kelowna 

Community Planning Department 

1435 Water Street 

Kelowna, BC, V1Y 1J4 

 

Attn:  Ryan Smith, Divisional Director, Planning and Development Services 

 Jocelyn Black, Development Planning Department Manager 

 Trisa Atwood, Planner II 

 

Re:  One Varsity, 1405 St Paul, Kelowna, BC – Development Permit and Development 

Variance Permit Application – Supplemental Document to Development Proposal 

Application Form 

 

 

ONE VARSITY, 1405 ST PAUL, - PUBLIC BENEFIT STRATEGY 

 

Kerkhoff Construction is pleased to submit to the City of Kelowna a Development Permit and 
Development Variance application for the site at 1405 St. Paul St. Approximately 0.8 acres 
(6,163.5 sq. m) in size, this site is centrally located and an ideal location to introduce infill 
density and activate Kelowna's growing downtown district. 

 

The proposed redevelopment of 1405 St. Paul St. will create a distinct and central residential 

development within a short walk to downtown amenities, the future UBCO Downtown campus, 

Lake Okanagan waterfront, and Queensway Exchange transit hub. A new inner city grocery 

store at grade will contribute to the commercially activated downtown public realm and 

encourage further social cohesiveness. A decorated open plaza juxtaposed against the entrance 

way of the grocery store will serve as a gathering point for residents and end users alike which 

solidifies this vertical community within the downtown core. The podium levels have a modern 

interlocking panel façade which synergizes with the next door UBCO tower and reinforces the 

theme of a frame plaza intersection on Doyle Ave and St Paul St.  The building offers a highly 

amenitized lifestyle for the occupants, as well as being on the cutting edge of green living by 

DocuSign Envelope ID: 8C9ACDEF-8B06-4B8D-AB19-BF51DF950B81
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promoting low carbon transportation options, being 100% EV ready in the parkade and 

exceeding the current Kelowna’s Energy Step Code for building design.  

The project will contribute to the Housing Opportunities Reserve Fund for the City purchase of 
land for provision of affordable housing. In addition, working with the City’s transportation 
improvement plan, avenues of transportation improvements will be evaluated in the 
neighbourhood at the appropriate time (Building Permit Stage). 
 
The proposal includes one 35-storey tower atop a 5-storey podium that includes above-ground 
parking. The site redevelopment will not change or influence connectivity patterns and will 
retain the existing lane way on the east edge of the site. The development will provide 342 new 
housing units: 

• 56 micro suites, 

• 56 studio apartments, 

• 112 one-bedroom apartments, and 

• 118 two-bedroom apartments. 
 

The following outlines contributions to the community that the project will provide as part of 
the Public Benefit Strategy for the One Varsity - 1405 St Paul Development Permit and 
Development Variance Permit Application. 

 
COMMUNITY 
 
1) Downtown Grocery Store 

 
a) Grocery stores are great community builders because they bring people together in a 

common space and provide opportunities for social interaction.  
b) The surrounding local businesses will thrive off employment opportunities and it will 

contribute to the overall wellbeing and vitality of the community by meeting essential 
needs.  

c) The inclusion of a downtown grocery store will also reduce vehicle trips for existing and 
future residents of the downtown core district. This pedestrian presence increases 
amenities along the urban corridor, influences engagement and support for smaller 
businesses.  

d) Active streets in urban centers inevitably create a communal desire to contribute to a 
vibrant and inclusive community. 
 

2) Housing Diversity 
 
a) One varsity will provide a significant supply of studios, one- and two-bedroom homes to 

the community of Kelowna. These mix of options and sizes will meet the needs of any 
family looking for a place to call home in the downtown core. 
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3) Compact Communities 

 
a) A concentrated tax base provides new or renewed services to the area, benefiting all 

residents. 
b) Social networks and gathering places, including parks/trails/cafes/community services, 

are within walking distance for more people. 
c) A smaller development footprint allows for larger, more open communal  outdoor 

spaces. 
 

SUSTAINABILITY 
 
4) Bike Culture 

 

• The project development is focused on growing the ever-popular bike community in the 
City of Kelowna. At grade, the project is providing a approximately 2,000SF bike room 
where residents can store and conduct maintenance at well-equipped repair stations.  
  

5) Mass Transit Proximity 
 
a) 1405 St Paul will be accessible by multiple modes of transportation, being located less 

than a 5-minute walk from the Queensway Exchange. There is also a nearby bus stop 
along Doyle Ave. for ability to pick up the bus line. 
 

6) Sustainable Land Use 
 
a) Opportunity for lower emissions; Energy-efficient buildings allow for a smaller ecological 

footprint for the residents. 
b) The reliance on a carbon emitting individual cars is reduced based on the increased 

walkability of the surrounding neighborhood. 
c) Urban sprawl is curbed, protecting valuable ALR land and regenerating brownfield or 

infill sites. 
 

7) High Performance Buildings 
 
a) With the new provincial building requirements, 1405 St Paul will meet or exceed the 

standards of Energy Step Code 2.  
b) Low carbon building measure including locally manufactured materials and low-VOC 

emitting materials will be used where possible.  
c) Energy efficient mechanical and electrical systems, including lighting and energy 

efficient appliances, will be preferred in the building fit out. Specified common areas 
(stairwells and parking) will have occupancy sensors to limit the duration and/or 
intensity of operational lighting and be equipped with LED bulbs. Outdoor lighting will 
be controlled by photocells or timers.  
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8) Landscaping 

 
a) Private green roof terrace to offer opportunities for gardening and landscaping. 
b) New street trees and landscaping will contribute to the local greenery in the 

neighborhood. 
 
 
URBAN CENTRE INTEGRATION 
 
9) Places for People 

 
a) The project is inviting, safe, accessible, and comfortable on the streets as part of the 

urban design planning including sidewalks, semi-covered pedestrian plaza, landscaping, 
and street furnishings. 

b) Entrances are clearly visible and accessible. 
c) Commercial spaces and public realm will be well-defined and legible to residents and 

visitors. 
 

10) Placemaking 
 
a) The landscape and design will draw on the Kelowna culture and identity. 
b) The street design completes and unifies the Doyle Ave and St. Paul St. corridors and 

clearly identifies the centre of Kelowna’s downtown and innovation district. 
 

11) Building Articulation and Features 
 
a) Architectural podium cutout to lighten the massing at grade and on the street corner. 
b) Unified architectural concept with varied façade treatment. 
c) Durable building design for the local climate and region. 

 
 
ARCHITECTURAL DESIGN 
 
12) Defined Skyline 

 
a) The colour palette of the tower is unlike its surrounding buildings to create a unique 

landmark that will be iconic amongst the landscape 
b) Elegant point tower profile, with a mixture of textures and colours of spandrel, fibre 

cement and metal panels. Movement is created all the way up and around the tower 
with patterning of panels and alternating balcony sizes.  
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13) Neighborhood Interfaces 

 
a) The North end of the site, with its open plaza and decorated columns, not only serves as 

an entry way to the urban grocer, but also as the focal point of this vertical community 
with connection to the streetscape which will draw end users into the site. 

b) The frontage along Doyle will further activate the public realm with much needed retail 
spaces that would serve the local community.  
 

14) Prominent Features 
 
a) Architectural features at the lobby entrance to create a sense of arrival and place for the 

residents of the building. This also breaks up the façade into distinct, programmatic 
themes to give a more human scale rhythm to the street wall. 

b) Colourful and distinguished datum lines stretch from the top of the tower to the bottom 
of the podium for a connected, cohesive, and dynamic vertical massing. 

c) A pair of public art pieces will be commissioned and designed to encapsulate the 
exposed columns underneath the building canopy to further distinguish the plaza and 
create a focal point for social gatherings. 

 

On behalf of our entire team, we would like to thank the City of Kelowna for their support and 
consideration of the Development Permit and Development Variance Permit Application for 
One Varsity – 1405 St Paul. We are truly honored to be part of the Kelowna landscape and 
deeply appreciate the trust you have placed in us to create a development that integrates with 
the vibrant character of the city. Your guidance and insights have been instrumental in shaping 
a design that meets the highest standards of architecture but also enriches the lives of those 
who will live, work, and visit within it. We look forward to continued collaboration with staff 
and the City of Kelowna to bring our vision of this great project to reality.  

 

Sincerely, 

 
 
 

 

Bruno Jury P.Eng, MBA, LEED Green Assoc. 

Vice President of Development 

Kerkhoff Develop - Build 

581 Lawrence Avenue, Kelowna, BC V1Y 6L8 

P 604.824.4122 C 604.652.2009 E bjury@kerkhoff.ca 
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1. THE ARCHITECT IS NOT RESPONSIBLE FOR INFORMATION CONCERNING THE SITE 
AND SURVEY INFORMATION PREPARED BY OTHERS.

2. THE CONTRACTOR SHALL SITE VERIFY THE SURVEY INFORMATION PRIOR TO 
PROCEEDING WITH THE WORK.  FAILURE TO REPORT ANY DISCREPANCIES SHALL 
CONSTITUTE ACCEPTANCE OF THE SITE CONDITIONS.

3. THE CONTRACT DOCUMENTS PREPARED BY THE ARCHITECT ARE THE ARCHITECT'S 
COPYRIGHT PROPERTY AND SHALL BE RETURNED TO THE ARCHITECT UPON 
REQUEST.  REPRODUCTION OF CONTRACT DOCUMENTS IN WHOLE OR IN PART IS 
FORBIDDEN WITHOUT THE ARCHITECT'S WRITTEN PERMISSION. 

4. SCOPE OF WORK SHALL NOT BE LIMITED TO THAT SHOWN ON THE DRAWINGS AND 
SHALL INCLUDE WORK REQUIRED TO ELIMINATE ALL EXISTING, ABANDONED OR 
REDUNDANT COMPONENTS, AND TO FACILITATE PROPER EXECUTION OF THE 
WORK. 

5. PER WASTE MANAGEMENT RECOMMENDATIONS, EACH RESIDENTIAL BUILDING 
SHOULD CONSIST OF (2) 4-YARD CO-MINGLED RECYCLING BINS AND (2) 4-YARD 
GARBAGE BINS. EACH OF THESE WILL BE SERVICED 2X PER WEEK. REFER TO BIN 
DIAGRAM ON SHEET FOR DIMENSIONS.
A. PROVISION: ADDITIONAL 96 GALLON TOTES FOR FUTURE RECYCLING NEEDS.

6. PER WASTE MANAGEMENT RECOMMENDATIONS, EACH COMMERCIAL WASTE ROOM 
SHOULD CONSIST OF (2) 4-YARD CO-MINGLED RECYCLING BINS AND (2) 4-YARD 
GARBAGE BINS. EACH OF THESE WILL BE SERVICED 1X PER WEEK. REFER TO BIN 
DIAGRAM ON SHEET FOR DIMENSIONS.

GENERAL NOTES - WASTE MANAGEMENT
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DP1.14 Scale: 1 : 150

1 LEVEL 35 PH FLOOR PLAN

FAR/FSR - LEVEL 35
NAME AREA FAR

COMMON AREA 122.34 m² NO
RESIDENTIAL 627.39 m² YES
GFA 749.73 m²
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MECHANICAL PENTHOUSE
FLOOR PLAN
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1405 St. Paul
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NORTH & SOUTH ELEVATION

135924

TL

DP2.01

1405 St. Paul

#1405 St Paul St.
Kelowna, BC 

V1Y 9N2

Kerkhoff Construction

Author LM

ELEVATIONS - MATERIAL LEGEND

Key
Value Keynote Text

2a FIBRE CEMENT CLADDING - DARK STONE
2b FIBRE CEMENT CLADDING - LIGHT STONE
3 TYPICAL TOWER GLAZING: VITRUM 6MM

CLEAR SN68# 2 1/2" WMEB - ARGON 4MM
CLEAR ANNEALED - CHARCOAL ALUMINUM
FRAMES

4a SPANDREL PANEL/BACK PAINTED GLASS -
CHARCOAL ALUMINUM FRAMES - BLUE

4b SPANDREL PANEL/BACK PAINTED GLASS -
CHARCOAL ALUMINUM FRAMES - WHITE

4c SPANDREL PANEL/BACK PAINTED GLASS -
CHARCOAL ALUMINUM FRAMES - GREEN

4d
6c STOREFRONT SPANDREL: SUPPLIER TBC -

CHARCOAL ALUMINUM FRAMES -
CHARCOAL

7 CLEAR TEMPERED OR LAMINATED
GLAZING WITH ALUMINUM GUARDRAIL AND
POSTS

8a METAL PANEL CLADDING - HARVEST GOLD
MICA

8b METAL PANEL CLADDING - NEWBURYPORT
BLUE

8c METAL PANEL CLADDING - WHITE
8d METAL PANEL CLADDING - GREY
11 LOUVER PANEL - COLOR TO MATCH

MULLION
15b PAINTED CONCRETE - GREY
15c PAINTED CONCRETE - WHITE
15e CONCRETE COLUMN CAST IN PLACE
23a PREFINISHED ALUMINIUM CAPPING -

SILVER

DP2.01 Scale: 1 : 250

1 OVERALL NORTH ELEVATION
DP2.01 Scale: 1 : 250

2 OVERALL SOUTH ELEVATION
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EAST AND WEST ELEVATION

135924

TL

DP2.02

1405 St. Paul

#1405 St Paul St.
Kelowna, BC 

V1Y 9N2

Kerkhoff Construction

Author LM

ELEVATIONS - MATERIAL LEGEND

Key
Value Keynote Text

2a FIBRE CEMENT CLADDING - DARK STONE
2b FIBRE CEMENT CLADDING - LIGHT STONE
3 TYPICAL TOWER GLAZING: VITRUM 6MM

CLEAR SN68# 2 1/2" WMEB - ARGON 4MM
CLEAR ANNEALED - CHARCOAL ALUMINUM
FRAMES

4a SPANDREL PANEL/BACK PAINTED GLASS -
CHARCOAL ALUMINUM FRAMES - BLUE

4b SPANDREL PANEL/BACK PAINTED GLASS -
CHARCOAL ALUMINUM FRAMES - WHITE

4c SPANDREL PANEL/BACK PAINTED GLASS -
CHARCOAL ALUMINUM FRAMES - GREEN

4d
6c STOREFRONT SPANDREL: SUPPLIER TBC -

CHARCOAL ALUMINUM FRAMES -
CHARCOAL

7 CLEAR TEMPERED OR LAMINATED
GLAZING WITH ALUMINUM GUARDRAIL AND
POSTS

8a METAL PANEL CLADDING - HARVEST GOLD
MICA

8b METAL PANEL CLADDING - NEWBURYPORT
BLUE

8c METAL PANEL CLADDING - WHITE
8d METAL PANEL CLADDING - GREY
10b ALUMINUM FEATURE SCREENS -

POWDERCOATED CHARCOAL
11 LOUVER PANEL - COLOR TO MATCH

MULLION
14 ENTRANCE CANOPY - METAL PANEL TBC
15a PAINTED CONCRETE - BLUE
15b PAINTED CONCRETE - GREY
15c PAINTED CONCRETE - WHITE
15d CONCRETE WALL CAST IN PLACE
15e CONCRETE COLUMN CAST IN PLACE
23a PREFINISHED ALUMINIUM CAPPING -

SILVER
24 ALUMINUM LATTICE STRUCTURE - WOOD

GRAIN FINISH
26 GARAGE METAL GATE

DP2.02 Scale: 1 : 250

1 OVERALL EAST ELEVATION
DP2.02 Scale: 1 : 250

2 OVERALL WEST ELEVATION

No. DESCRIPTION DATE
A DEVELOPMENT PERMIT

APPLICATION
2021-10-18

B DEVELOPMENT PERMIT -
TRS RESPONSE

2022-02-17

C DEVELOPMENT PERMIT -
TRS RESPONSE #2

2022-08-03

D DEVELOPMENT PERMIT -
TRS RESPONSE #3

2022-11-22

E DEVELOPMENT PERMIT -
RESUBMISSION

2023-06-23

F DEVELOPMENT PERMIT -
RESUBMISSION

2023-08-25
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#1405 St Paul St.
Kelowna, BC 

V1Y 9N2

Kerkhoff Construction

JM LM

No. DESCRIPTION DATE
A DEVELOPMENT PERMIT

APPLICATION
2021-10-18

B DEVELOPMENT PERMIT -
TRS RESPONSE

2022-02-17

C DEVELOPMENT PERMIT -
TRS RESPONSE #2

2022-08-03

D DEVELOPMENT PERMIT -
TRS RESPONSE #3

2022-11-22

E DEVELOPMENT PERMIT -
RESUBMISSION

2023-06-23

F DEVELOPMENT PERMIT -
RESUBMISSION

2023-08-25
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Approver
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Kerkhoff Construction

Author Checker

MARCH 21

8:00 AM
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2023-06-23

F DEVELOPMENT PERMIT -
RESUBMISSION

2023-08-2510:00 AM 12:00 PM

2:00 PM 4:00 PM 6:00 PM

JUNE 21
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2:00 PM 4:00 PM 6:00 PM

LOCATION: KELOWNA, BC / TIMES: NOTED / POSITION: 49 .8863* N, 119.4966* W / BASE PLAN: GOOGLE MAPS/CITY  OF KELOWNA GIS DATA / DRAFTED BY: JL
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Development Permit & Development Variance Permit

DP21-0123 & DVP21-0124
1405 St Paul St

153



To consider a Development Permit and 
Development Variance Permit for the form and 
character of a mixed-use tower with variances to 
long term bicycle parking and maximum floor 
plates.

Purpose

154



Development Application Submitted

Design Revisions & Staff Review

Zoning Bylaw No. 12375 Adopted

Neighbourhood Notification Received

Development Permit & 
Development Variance Permit

Building Permit

May 30, 2021

Council 
Approval

Development Process

Sept 6, 2023

Oct 17, 2023

2021-2023

Sept 26, 2022
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Context Map

Civic Precinct & 
Cultural District

156



Subject Property Map

UBC Downtown
43 storeys

Interior Health
5 storeys

Multi-Family
4 storeys

Office Building
2 storeys 157



3D Site Context (SE)

UBC

IH

1405 St Paul

Madison

Brooklyn & 
Bernard Block

RCMP
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Site Photo
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UC1 – Downtown Urban Centre
 342 units

 Microsuites/Bachelor: 112

 One-Bedroom: 112

 Two-Bedroom: 118

 35 storeys in height

 5 level podium

 1,530 m2 grocery store

 4 variances

 349 parking stalls (8 payment-in-lieu)

Technical Details

160



Variances
 Section 8.5.6.c: Off-Street Bicycle Parking
To vary the minimum ground-anchored long-term bicycle parking from 50%
required to 0% proposed;

 Table 8.5.1: Minimum Dimensions for Bicycle Parking
To vary the minimum distance between bicycle racks from 0.45 m required to
0.35 m proposed;

 Table 9.11: Tall Building Regulations
To vary the maximum floor plate above 16.0 m for residential use from 750 m2

GFA required to 1,002 m2 GFA proposed for Level 6 only;

 Table 9.11: Tall Building Regulations
To vary the maximum floor plate above 16.0 m for residential use from 750 m2

GFA required to 769 m2 GFA proposed for Level 7 to Level 12 only.
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Site Plan
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Elevation 
– North 
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Elevation 
–West
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Materials Board
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Street Level 
Landscape 
Plan

S
t 

P
au

l S
t

Doyle Ave

166



OCP Policy 4.4.3
Taller Downtown Buildings

Consider support for development that is higher than 
26 storeys where the proposal contains significant 
benefit to Kelowna citizens Parking Requirements

The proposal should include some or a combination 
of the following on next slide.
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OCP Policy 4.4.3. Taller Downtown 
Buildings

Proposed Project

 An affordable, supportive and/or rental
housing component that further
advances Urban Centre housing
objectives;

• Contribution to the Housing Opportunities
Reserve Fund in the amount of $700,000

 A significant public amenity that
supports the fostering of more inclusive
and socially connected Urban Centres
such as parks, public spaces, schools,
post-secondary institutions, or child
care facilities;

• Approximately 100 m2 public plaza
proposed

 Offsite considerations, including
enhanced streetscapes, provision of
Active Transportation Corridors, tree
canopy protection and enhancement, or
green infrastructure within the road
right of way;

• Enhanced streetscape improvements for St
Paul St and Doyle Ave are required

 Smaller tower floorplates to mitigate
the impact on views and shadowing;

• Level 6 requires a floor plate variance from
750 m2 to 1,002 m2

• Levels 7 to 12 require a floor plate variance
to 769 m2

 Outstanding and extraordinary design. • Adequately meets OCP Chapter 18 Design
Guidelines with average scores

• Does not meet the threshold to be
considered outstanding and extraordinary
design
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Tall Building Comparison
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OCP Chapter 18 Design 
Guidelines
2.1.6.a. Express a unified architectural concept 

that incorporates variation in façade treatments. 

5.1.1.b. For buildings on corner sites with retail 
frontages, ensure there are active frontages on 
both facades. 

5.1.5.a. Wherever possible, include publicly 
accessible open space on-site. 
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Rendering
Podium – Doyle Ave

171



Parking, Podium, Tower Height

Zoning Bylaw & OCP Design Guidelines curated for 
regulations to work in conjunction with one another:
 Parking Requirements

 Podium Height

 Podium Massing

 Tower Height

172



Requires 
More 

Parking

Increase 
Massing of 

Podium

Taller 
Tower

High 
Number of 

Small 
Units
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Podium Design Guidelines
(not met)

5.1.2.b. Provide a minimum podium height of 2 
storeys and a maximum podium height of 4 storeys. 

5.1.2.c. On corner sites, vary the height and form of 
the podium to respect and respond to the height and 
scale of the existing context on adjacent streets. 

5.1.2.d. When adjacent sites are lower in height, 
provide a transition in the podium height. 
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Podium - 1405 St Paul St

175



UBC - 550 Doyle Ave
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The Brooklyn – 1471 St Paul St

12.5 m 16.0 m 177



Tower Middle & Tower Top

5.1.6.h. Consider inset or partially inset balcony 
arrangements. 

5.1.6.i. Design the top of tall buildings to terminate 
and be distinguishable from the middle building, to 
make a positive contribution to the skyline. 

5.1.6.j. Setback the upper floors of the tower and 
incorporate a projecting cornice or other feature to 
terminate the building and contribute to a varied 
skyline. 
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Tower Middle 
& Tower Top

Rendering 
Facing NE
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Tower Middle 
& Tower Top

Rendering 
Facing NE

180



Floor Plate 
Variances

750 m2 required

Level 6: 1,002 m2

Level 7-12: 769 m2

Level 13-35: 749 m2

181



Amenity 
Level 
Landscape 
Plan
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Bike Parking Variances

Reduce distance 
between vertical stalls

 Provide all bicycle 
stalls in vertical format 
vs horizontal format 
(50% horizontal 
required)

183



Summary
Likelihood of grocery store for anchor tenant
Enhanced streetscapes & off-site improvements
Bus shelter
Significant residential density
$700,000 to Housing Opportunities Reserve Fund

Challenges associated with project:
Podium Massing
Tower Middle & Tower Top
High number of micro-suites
Threshold to meet OCP Policy 4.4.3. for extra height
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Staff Recommendation

Staff recommend support for the proposed 
Development Permit and Development Variance 
Permit, while acknowledging challenges with the 
project.
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ONE VARSITY – 1405 ST PAUL

1405 ST PAUL ST

OCTOBER 2023
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ONE VARSITY – 1405 ST PAUL One Water Street

Kelowna, BC

We Develop. 
We Build.

We develop and build – 

both for ourselves and for clients. 

This unique expertise brings 

additional value to clients looking 

for a builder that has walked a 
mile in their shoes.

© Arcadis 2023 10 October 2023 2
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ONE VARSITY – 1405 ST PAUL

OUR HISTORY

WHERE IT ALL STARTED

Since its beginning in 1968 as J.C. Kerkhoff and 

Sons Construction, Kerkhoff Construction has 

built a strong and respected profile, both locally 

and internationally. From the very first home, built 

and sold in Chilliwack, BC, Kerkhoff Construction 

has held firmly to the family commitment to 

excellence, innovation, and integrity, and above 

all else, client satisfaction.

The Kerkhoff Develop·Build of today has been 

formed by three generations – a grandfather who 

immigrated with his family to Canada from the 

Netherlands, four sons boldly expanding the 

business and now a grandson continuing the 

legacy into tomorrow. From multifamily high-rises 

to schools, churches and shopping centers, 

we’ve come to grow an in-depth knowledge 

of construction and development.

© Arcadis 2023 17 October 2023 3
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ONE VARSITY – 1405 ST PAUL

PROJECT TIMELINE

1st Development 
Permit/Rezoning 
Submission

TRS #1 
Submitted to City

Updated 
Materials and 
Podium Massing

TSR 2 
Provided to City

Added White to 
Podium, 
Connected 
Design to Tower

TRS 3 
Provided to City

Submission with 
New UC1 Zoning

1st Development 
Permit 
Resubmission

Reduced Podium 
Height, Reduction 
of Variances

2nd  Development 
Permit Resubmission

Added Square-footage 
to Plaza, Reduction of 
Podium Massing

Zoning Bylaw 
Adopted

2
0

2
1

2
0

2
2

2
0

2
3

Rezoning Approved/TRS

TRS #2 Comments Received

City of Kelowna C7 Zoning City of Kelowna UC1 Zoning

City Comments Received

City Comments Received

© Arcadis 2023 10 October 2023 4
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ONE VARSITY – 1405 ST PAUL

190



ONE VARSITY – 1405 ST PAUL

© Arcadis 2023 617 October 2023

CONNECTED 
COMMUNITY

Local Amenities Map
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ONE VARSITY – 1405 ST PAUL

NEW ICONIC URBAN NODE

© Arcadis 2023 7

ONE VARSITY – 1405 ST PAUL

S
T

 P
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U
L

 S
T

R
E

E
T

DOYLE AVE

FUTURE 
DEVELOPMENT

YMCA/INTERIOR 
HEALTH BUILDING

Concept Render, UBCO, 

Olson Kundig/HCMA

17 October 2023

UBCO        
CAMPUS

OUR SITE
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ONE VARSITY – 1405 ST PAUL

© Arcadis 2023 817 October 2023

ONE VARSITY – 1405 ST PAUL

Kelowna currently has 600 rental apartment 

homes under construction, and no new 

concrete high rises in the Urban Core.

Demand for Student Housing

• Close to 12,000 students with only 
2,100 beds available on campus

• The waitlist for student housing 
at UBCO is in the thousands

• New residence building under 
construction will only add approximately 
200 beds to the Kelowna campus

City’s Housing Policy

• Focuses on policy, regulatory and 
partnership opportunities

• Diverse housing options are required, 
ranging from ground-oriented single 
family homes all the way up to high-rise 
construction condominiums

HEALTHY HOUSING

193



ONE VARSITY – 1405 ST PAUL

ADDRESSING HOUSING NEEDS

© Arcadis 2023 9

ONE VARSITY – 1405 ST PAUL

The development will provide 342 new housing units. To achieve 

this project vision, a set of principles and policies are provided. The 

1405 St. Paul St. concept embodies and implements these directions.

Places for People

• Inviting, safe, accessible, and comfortable street access

• Creates a street wall

• Forms a consistent style and character downtown

• Commercial spaces and public realm will be well-defined 

• A public plaza at the northeast corner

• Public spaces and streets will be animated

Healthy Housing Mix

• A mix of unit sizes and types 

– 112 studio apartments

– 112 one-bedroom apartments

– 118 two-bedroom apartments

• The proposed site includes a mix of uses that will serve the needs of locals

• Housing located near downtown jobs

• High-density residential is near frequent transit
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ONE VARSITY – 1405 ST PAUL

PUBLIC REALM 
BENEFIT

© Arcadis 2023 10

ONE VARSITY – 1405 ST PAUL

Public Realm Design

• Corner open plaza

• Public art on exposed columns

• Engaging and inviting open spaces

• Active uses at grade 

• Trees and planting maintain appropriate sight 

lines and circulation

• Animated street front

• Unified Architectural concept, paying respect 

to UBCO design

• Exterior lighting to highlight building design

17 October 2023

S
t.

 P
a
u
l 
S

t.

Doyle Ave.

GROCERY 

STORE

CRU #2

CRU #1

CORNER 

PLAZA

Precedent Images
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ONE VARSITY – 1405 ST PAUL

© Arcadis 2023 11

ONE VARSITY – 1405 ST PAUL

RESPONSE TO THE OCP 5.0 HIGH RISE 
RESIDENTIAL AND MIXED USE

Precedent Image

17 October 2023

Precedent Image
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ONE VARSITY – 1405 ST PAULONE VARSITY – 1405 ST PAUL

RESPONSE TO THE OCP 5.0 HIGH RISE 
RESIDENTIAL AND MIXED USE

© Arcadis 2023 10 October 2023 12

197



ONE VARSITY – 1405 ST PAUL

© Arcadis 2023 13

ONE VARSITY – 1405 ST PAUL

17 October 2023

VARIANCE RESPONSE #1 

9.11 – Tall Building Regulations Floor 

Plate Size Variance

Level 6 Expanded Private Amenity Spaces

Allowable C7 sq ft: 13,142 sq ft (1,221 sqm)

Allowable UC1 sq ft: 8,073 sq ft (750 sqm)

Proposed: 10,785 sq ft(1,002 sqm)
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ONE VARSITY – 1405 ST PAUL

© Arcadis 2023 14

ONE VARSITY – 1405 ST PAUL

17 October 2023

VARIANCE RESPONSE #2 

9.11 – Tall Building Regulations 

Floor Plate Size Variance

Level 07-12 Expanded Floorplate Size

Allowable C7 Sqft: 13,142 sq ft (1,221 sqm)

Allowable UC1 Sqft: 8,073 sq ft (750 sqm)

Proposed: 8,277 sq ft (769 sqm)
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ONE VARSITY – 1405 ST PAUL

© Arcadis 2023 15

ONE VARSITY – 1405 ST PAUL

VARIANCE RESPONSE #3 

17 October 2023

Section 8.5.6 - Long Term Bike Parking Standards

Allowable: 50% Ground Anchored | Proposed: 0% Ground Anchored
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ONE VARSITY – 1405 ST PAUL

© Arcadis 2023 16

ONE VARSITY – 1405 ST PAUL

17 October 2023

VARIANCE RESPONSE #4 

Table 8.5.1 Minimum Dimensions for Bike Parking

Allowable: 0.45m between racks | Proposed: 0.35m between racks
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ONE VARSITY – 1405 ST PAUL

VERTICAL NEIGHBOURHOOD

Social Benefits

• A smaller development footprint allows for 

larger, more open common outdoor spaces.

• Social networks and gathering places – 

including parks, trails, cafes, community 

services – are within walking distances.

Evironmental Benefits

• Reduced reliance on carbon-emitting 

individual cars due to increased walkability 

in a compact neighbourhood.

• Local businesses gain customers in 

their community.

Economic Benefits

• Smaller development footprint shared 

among more residents results in lower 

housing costs, providing attainable 

housing for more households.

© Arcadis 2023 10 October 2023 17
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ONE VARSITY – 1405 ST PAUL

KEY 
MESSAGES

• Addresses housing 

shortage especially 

with UBCO demand

• Supports healthy 

housing mix

• Public realm benefit

© Arcadis 2023 18
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ONE VARSITY – 1405 ST PAUL

© Arcadis 2023
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CITY OF KELOWNA 
 

BYLAW NO. 12559 
Z23-0015 

1021 Lawson Avenue  
 
 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 12375". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT City of Kelowna Zoning Bylaw No. 12375 be amended by changing the zoning classification 
of Lot A District Lot 138 ODYD Plan EPP121306 located on Lawson Avenue, Kelowna, BC from 
the MF3 – Apartment Housing zone to the MF3r – Apartment Housing with Rental Only zone. 
 

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

 
 
Read a first, second and third time by the Municipal Council this 14th day of August, 2023. 
 
 
Approved under the Transportation Act this 25th day of August, 2023. 
 Blaine Garrison 
(On behalf of the Minister of Transportation and Infrastructure) 
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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REPORT TO COUNCIL 
DEVELOPMENT PERMIT & 
DEVELOPMENT VARIANCE PERMIT 

 

1.0 Recommendation 

THAT final adoption of Rezoning Bylaw No. 12559 be considered by Council; 

AND THAT Council authorizes the issuance of Development Permit No. DP23-0042 and Development 
Variance Permit No. DVP23-0043 for Lot A District Lot 138 ODYD Plan EPP121306, located at 1021 Lawson 
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 
amount of 125% of the estimated value of the Landscape Plan, as determined by a Registered 
Landscape Architect; 

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

Table 7.2 – Tree & Landscaping Planting Requirements 
To vary the minimum ratio between tree size from minimum 50% large trees and maximum 25% 
small trees permitted to 0% large trees and 100% small trees proposed. 

Table 7.2 – Tree & Landscaping Planting Requirements 
To vary the minimum growing medium area from 75% soil based landscaping permitted to 35% soil 
based landscaping proposed. 

Section 13.5 – Multi-Dwelling Zones, Development Regulations 
To vary the minimum side yard setback (west) from 3.0 m permitted to 0.0 m proposed. 

Section 13.5 – Multi-Dwelling Zones, Development Regulations 
To vary the minimum side yard setback (east) from 3.0 m permitted to 0.0 m proposed. 

Section 13.5 – Multi-Dwelling Zones, Development Regulations 
To vary the minimum rear yard setback for parkade with lane access which does not project more 
than 2.3 m above finished grade from 1.5 m permitted to 0.3 m proposed. 

 

Date: October 17, 2023 

To: Council 

From: City Manager 

Address: 1021 Lawson Ave 

File No.: DP23-0042 DVP23-0043 

Zone: MF3r – Apartment Housing with Rental Only 
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DP23-0042 DVP23-0043 - Page 2 

 
 

Section 13.5 – Multi-Dwelling Zones, Development Regulations 
To vary the minimum building stepback from the front yard from 3.0 m permitted to 2.2 m proposed. 

AND THAT the applicant be required to contribute $15,000 to the City of Kelowna Tree Planting Fund prior 
to issuance of the Development Permit; 

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

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

2.0 Purpose  

To issue a Development Permit for the form and character of apartment housing and a Development 
Variance Permit to vary the minimum tree size ratio, minimum growing medium area, minimum side yard 
setbacks, minimum rear yard setback for a parkade, and minimum building stepback. 

3.0 Development Planning  

Staff support the proposed Development Permit for the form and character of apartment housing. The 
proposal generally aligns with Official Community Plan (OCP) Form and Character Design Guidelines for Low 
& Mid-Rise Residential Development. Key guidelines that are met include: 

 Orienting primary building facades and entries to the fronting street, with active frontages and 
additional glazing and articulation on primary facades. 

 Incorporating a range of architectural features and details, including balconies, canopies, and 
overhangs, and substantial natural building material such as wood. 

 Articulating the building, including façade modulation, providing patios and balconies, and changing 
materials with the change in building plane to define the building’s top, middle, and base. 

 Providing vehicle access from the lane, with parking provided primarily underground and away from 
public view. 

Proposed materials primarily include black hardie shingles, white stucco, wood coloured composite cladding, 
black metal corrugated siding, and corten steel sheets. 

Common amenity spaces include an indoor lounge area on the main floor, an outdoor amenity deck including 
barbeque area and fire pit, and a rooftop deck. A publicly accessible Modo car share would be accommodated 
in a surface parking stall accessed from the lane. 
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West Side Yard Setback Variances 
A variance is proposed to reduce the minimum side yard setback for a portion of the west side of the building 
to 0.0 m from the laneway. This variance is to accommodate an at-grade entrance from the lane and a 
stairwell. This allows at-grade access to the elevator, eliminating the need to have an accessible ramp along 
the entire frontage of the building which would prevent a strong connection between the main entrance of 
the building and ground-floor units and the street. 

 

East Side Yard Setback Variance 
A variance is proposed for a portion of the east side of the building to 0.0 m from the adjacent lot. The 
proposed setback reduction would allow the portion of the parkade which projects ~1.8 m above the finished 
grade to be constructed to the lot line. The walls of the habitable portion of the building meet the setback 
requirements. This variance allows regular size stalls to be built on both sides of the parkade level to avoid a 
parking stall size ratio variance. 
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Rear Yard Setback Variance 

A setback variance is proposed to reduce the minimum setback requirement for a partially underground 
parkade from 1.5 m to 0.3 m. The proposed variance will be adjacent to an existing concrete retaining wall of 
similar height on the adjacent property which supports an outdoor patio area. Therefore, the reduced 
setback is unlikely to lead to any adverse impact on the neighbouring property. 

 

Building Stepback Variance 

A variance is proposed to reduce the required stepback for portions of the front of the building from 3.0 m to 
2.3 m. A portion of the front of the building does meet the required stepback. While the required stepback is 
reduced, a substantial stepback is still provided, and the façade is well articulated in compliance with OCP 
Design Guidelines. 
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Landscaping Variances 

Due to the limited size of the site, underground parkade, and other on-site infrastructure, the area available 
for landscape plantings is constrained. As the required minimum soil volumes required for the health and 
survivability of large trees (growing 15 to 25 metres in height) cannot be met, the applicant is proposing to 
plant only small trees (generally growing no higher than seven to eight metres) on the subject property. As 
the required landscape buffers contain hard surfaced pathways, an electrical transformer, and portions of 
the parkade, a variance to the minimum soil-based landscaping is also requested. 

To offset the requested landscaping variances, the applicant is proposing to contribute $15,000 to the City’s 
Tree Planting Fund which will be used to fund the planting of trees on public lands within the City. The 
applicant will still be planting the required street trees within the road right-of-way along the street frontage.  

4.0 Subject Property & Background 

4.1 Subject Property Map 

 

The subject property is located on Lawson Ave between Gordon Drive, Graham Street, and Bernard Avenue. 
Gordon Drive and Bernard Avenue are both designated as Transit Supportive Corridors and have transit stops 
within 200 m of the subject property. Commercial and mixed-use buildings, including Centuria Urban Village 
are located within a 400 m distance along Gordon Drive. Martin Park and Knowles Heritage Park are located 
within 400 m to the west. 

5.0 Zoning Bylaw Regulations Summary 

AREA & UNIT STATISTICS 
Gross Lot Area 761 m2 

Total Number of Units 22 

Bachelor 7 
1-bed 11 
2-bed 4 

Subject Property 
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DEVELOPMENT REGULATIONS 

CRITERIA MF3 ZONE PROPOSAL 
Total Maximum Floor Area Ratio 2.35 1.4 

Base FAR 1.8 1.4 

Rental Bonus FAR 0.3 n/a 

Underground Parking 
Bonus FAR 

0.25 n/a 

Max. Site Coverage (buildings) 65% 62% 

Max. Site Coverage (buildings, 
parking, driveways) 

85% 84% 

Max. Height 22 m & 6 storeys 21.7 m & 6 storeys 

Setbacks 

Min. Front Yard (north) 4.5 m 4.72 m 

Min. Side Yard (west) 3.0 m 0.0 m  

Min. Side Yard (east) 3.0 m 0.0 m  

Min. Rear Yard (south) 

 Building 

 Parkade 

  

 4.5 m 

 1.5 m 

  

 4.5 m 

 0.3 m   

Stepbacks 

Min. Fronting Street (north) 3.0 m 2.2 m  

Amenity Space 

Total Required Amenity Space 317 m2 317 m2 

Common 88 m2 140.1 m2 

Landscaping 

Min. Number of Trees 5 trees 7 trees 

Min. Large Trees 3 0  

Min. Growing Medium Area 75% soil based landscaping 35% soil based landscaping  

 Indicates a requested variance to the minimum side yard setback (west) from 3.0 m to 0.0 m. 
 Indicates a requested variance to the minimum side yard setback (east) from 3.0 m to 0.0 m. 
 Indicates a requested variance to the minimum rear yard setback for a parkade from 1.5 m to 0.3 m. 
 Indicates a requested variance to the minimum front yard building stepback from 3.0 m to 2.2 m. 
 Indicates a requested variance to the minimum number of large trees from 3 to 0. 
 Indicates a requested variance to the minimum growing medium area from 75% soil based landscaping to 35% 
soil based landscaping. 

 

PARKING REGULATIONS 

CRITERIA MF3 ZONE REQUIREMENTS PROPOSAL 

Total Required Vehicle Parking 16 stalls 17 stalls 

 Residential 25.8  

 Visitor 3.1  

 “r” Subzone Reduction -2.9  

 Car Share Reduction -5  

 Bonus Bicycle Parking Reduction -5  

Ratio of Regular to Small Stalls 
Min. 50% Regular 
Max. 50% Small 

50% Regular 
50% Small 

Bicycle Stalls Short-Term 6 stalls 6 stalls 

Bicycle Stalls Long-Term 29 stalls 29 stalls 

Bonus Stalls Provided for 
Parking Reduction 

y 

Bike Wash & Repair y 
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6.0 Application Chronology 

Application Accepted:   March 10, 2023 
Neighbour Notification Received: June 29, 2023 
     September 15, 2023 
 
Report prepared by:  Mark Tanner, Planner II 
Reviewed by: Lydia Korolchuk, Acting Planning Supervisor 
Reviewed by: Jocelyn Black, Urban Planning Manager 
Approved for Inclusion: Ryan Smith, Divisional Director, Planning & Development Services 

Attachments:  

Attachment A: Draft Development Permit DP23-0042 & Development Variance Permit DVP23-0043 
Schedule A: Site Plan & Floor Plans 
Schedule B: Elevations & Sections 
Schedule C: Landscape Plan 

Attachment B: OCP Form and Character Development Permit Guidelines 
Attachment C: Renderings 
 
For additional information, please visit our Current Developments online at 
www.kelowna.ca/currentdevelopments.  
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Development Permit & Development Variance Permit 

DP23-0042 DVP23-0043 
 

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

1021 Lawson Ave 

and legally known as 

Lot A District Lot 138 ODYD Plan EPP121306 

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

Apartment Housing 

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

 

Date of Council Approval: October 17, 2023 

Development Permit Area: Form & Character 

Existing Zone:   MF3r – Apartment Housing with Rental Only 

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

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

 

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:    1288384 BC Ltd., Inc. No. BC1288384 

Applicant:   BlueGreen Architecture Inc. 

 
 
________________________________________   _______________________________________ 

Dean Strachan       Date of Issuance 
Community Planning & Development Manager  
Planning & Development Services 
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1. SCOPE OF APPROVAL 

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

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

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

2. CONDITIONS OF APPROVAL 

THAT Council authorizes the issuance of Development Permit No. DP23-0042 and Development Variance Permit No. DVP23-0043 
for Lot A District Lot 138 ODYD Plan EPP121306 located at 1021 Lawson Ave, Kelowna, BC, subject to the following: 

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 amount of 125% of the 
estimated value of the Landscape Plan, as determined by a Registered Landscape Architect; 

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

Table 7.2 – Tree & Landscaping Planting Requirements 
To vary the minimum ratio between tree size from minimum 50% large trees and maximum 25% small trees permitted to 
0% large trees and 100% small trees proposed. 

Table 7.2 – Tree & Landscaping Planting Requirements 
To vary the minimum growing medium area from 75% soil based landscaping permitted to 35% soil based landscaping 
proposed. 

Section 13.5 – Multi-Dwelling Zones Development Regulations 
To vary the minimum side yard setback (west) from 3.0 m permitted to 0.0 m proposed. 

Section 13.5 – Multi-Dwelling Zones Development Regulations 
To vary the minimum side yard setback (east) from 3.0 m permitted to 0.0 m proposed. 

Section 13.5 – Multi-Dwelling Zones Development Regulations 
To vary the minimum rear yard setback for parkade with lane access which does not project more than 2.3 m above finished 
grade from 1.5 m permitted to 0.3 m proposed. 

Section 13.5 – Multi-Dwelling Zones Development Regulations 
To vary the minimum building stepback from the front yard from 3.0 m permitted to 2.2 m proposed. 

AND THAT the applicant be required to contribute $15,000 to the City of Kelowna Tree Planting Fund prior to issuance of the 
Development Permit; 

AND FURTHER THAT this Development Permit is valid for two (2) years from the date of Manager 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 owner of the day. Should the Developer carry out the development as 
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DP23-0042 DP23-0043 
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per the conditions of this permit, the security shall be returned to the Developer or his or her designate following proof of Substantial 
Compliance as defined in Bylaw No. 12310. There is filed accordingly: 

a) An Irrevocable Letter of Credit OR certified cheque OR a Surety Bond in the amount of $55,902.50 

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. 

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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Multifamily

23 06 12

1021 LAWSON AVE
KELOWNA, BC

MF3R RESIDENTIAL DEV.

20.781

ISSUED FOR DP
AMENDMENT

1/8" = 1'-0"1 SITE PLAN

Bonus Long-term (per 8.5.8.) 29

Required Long-term BONUS BONUS

Short Term 6

Bicycle Parking Required/Provided

Total 17.0 17.0

Van-Accessible Parking Space 0.0 0.0

Accessible Parking Space 1.0 1.0

Small Size (SC) 0.5 9.0 9.0

Regular Size Vehicle (RC) 0.5 7.0 7.0

Space Requirements Req'd Required Provided

Total 22 17.0

Sub-Total 17.0

20% red. (per 8.5.8.) -5.0

20% red. (per 8.2.11(b)) -4.0

Parking Reduction 10% red. (per 8.2.11.(a)) -2.9

Total 28.9

Visitor Parking 22 0.14 3.1

2 Bed 4 1.4 5.6

1 Bed 11 1.2 13.2

Studio 7 1.0 7.0

Total Total Units Multiplier Parking Req'

Lawson Ave. Condos - Parking Requirements

PERMEABLE COVERAGE MIN = 114 sq.m PERMEABLE COVERAGE = 124 sq.m

LANDSCAPING IMPERMEABLE COVERAGE MAX = 648 sq.m IMPERMEABLE COVERAGE = 638 sq.m

SHORT TERM = 6 6

BICYCLE PARKING LONG TERM = 29 29

BUILDING FRONTAGE MAXIMUM 100M 16 m

2+BEDROOM DWELLING -25 m²

1 BED DWELLING -15 m² See private open space calcs on A 2.1

COMMON AND PRIVATE AMENITY SPACE STUDIO DWELLING -7.5 m²

3m - 9' 10 1/9" SIDEYARD - 3m

STEPBACKS (LVL. 3 AND ABOVE) FRONTYARD AND SIDEYARD FRONTYARD - 2.2m

SIDE YARD - 3m - 9'-10 1/9" SIDE YARD (West) - 0m

REAR YARD - 4.5m - 14'-9 1/6" REAR YARD (South) - 4.5m

SIDE YARD - 3m - 9'-10 1/9" SIDE YARD (East) - 0m

FRONT YARD - GROUND ORIENTED UNITS - 3m - 9'-10 1/9" FRONT YARD (North) - 5m

SETBACKS

FRONT YARD - 4.5m - 14'-9 1/6" FRONT YARD (North) - 6.5m

REAR YARD - 1.5m - 4' 11" REAR YARD - 0.3m

SETBACKS (PARKADE UNDER 1.2m)

BUILDING HEIGHT (MAX) 18m FOR 4 STOREYS OR 22m FOR 6 STOREYS 21.7m over 6 storeys (inc. roof)

LOT COVERAGE (INCL. DRIVEWAYS + PARKING AREAS) 85% 84%

LOT COVERAGE (INCL. PARKADE) 65% 62%

FAR(FLOOR AREA RATIO) 2.35 Maximum 1.4

BUILDING AREA (INCL. PARKADE) N/A 455 m²

BUILDING AREA (N.I.C. PARKADE) N/A 314.5 m²

GFA (GROSS FLOOR AREA) N/A 2098m²

LOT DEPTH MIN 30 m 36.7 m

LOT WIDTH MIN 30 m 22.9 m

PARCEL SIZE MIN 1400 m² 762 m²

APARTMENT HOUSING RENTAL APARTMENT HOUSING RENTALPRINCIPAL USE

MF3r MF3r

MF3 Required Provided

LOT A,DISTRICT LOT 138, O.D.Y.D., PLAN EPP121306

LAWSON AVE MULTIFAMILY

NO. DATE DESCRIPTION

1 23 02 14 DP AMENDMENT
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ENLARGED SUITE PLANS
- UNIT B AND C

Lawson Ave.
Multifamily
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1021 LAWSON AVE
KELOWNA, BC

MF3R RESIDENTIAL DEV.

20.781

ISSUED FOR DP
AMENDMENT

1/4" = 1'-0"1 LEVEL 2 - B1
1/4" = 1'-0"2 LEVEL 2 - B2

1/4" = 1'-0"3 LEVEL 3 - B3

Tot. Int. 1,269

Patio 110 90 90 290

Unit C1 3 1 423 423 423 1,269

Main 2 3 4 5 Roof

Number of Units No. of Bedrooms Areas per Floor (SF) Totals

1/4" = 1'-0"4 LEVEL 3 - C1.1
1/4" = 1'-0"5 LEVEL 4 and 5 - C1.2

Tot. Int. 2,789

Patio 71 0 71

Unit B3 2 Studio 352 352 704

Patio 30 30
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Main 2 3 4 5 Roof

Number of Units No. of Bedrooms Areas per Floor (SF) Totals
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PRE-FINISHED METAL CORRUGATED SIDING (HORIZONTAL) 
COLOUR: WEATHERED ZINC

4 HARDIESHINGLE SIDING 
TYPE: STRAIGHT EDGE PANEL 
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8 MASS TIMBER EXPOSED STRUCTURE
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MANUFACTURER: CASCADIA METALS
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CORTEN STEEL SHEETS
TYPE: PRE-TREATED BEFORE INSTALLATION

6
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12
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DP23-0042 
October 2023 

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

SECTION 2.0: GENERAL RESIDENTIAL AND MIXED USE 

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

N/A 1 2 3 4 5 

2.1 General residential & mixed use guidelines 
2.1.1 Relationship to the Street N/A 1 2 3 4 5 
a. Orient primary building facades and entries to the fronting street 

or open space to create street edge definition and activity. 
     ✔ 

b. On corner sites, orient building facades and entries to both 
fronting streets. 

✔      

c. Minimize the distance between the building and the sidewalk to 
create street definition and a sense of enclosure. 

    ✔  

d. Locate and design windows, balconies, and street-level uses to 
create active frontages and ‘eyes on the street’, with additional 
glazing and articulation on primary building facades. 

     ✔ 

e. Ensure main building entries are clearly visible with direct sight 
lines from the fronting street. 

     ✔ 

f. Avoid blank, windowless walls along streets or other public open 
spaces. 

     ✔ 

g. Avoid the use of roll down panels and/or window bars on retail and 
commercial frontages that face streets or other public open 
spaces. 

✔      

h. In general, establish a street wall along public street frontages to 
create a building height to street width ration of 1:2, with a 
minimum ration of 1.1:3 and a maximum ration of 1:1.75. 

• Wider streets (e.g. transit corridors) can support greater streetwall 
heights compared to narrower streets (e.g. local streets); 

• The street wall does not include upper storeys that are setback 
from the primary frontage; and 

• A 1:1 building height to street width ration is appropriate for a lane 
of mid-block connection condition provided the street wall height 
is no greater than 3 storeys. 

     ✔ 

2.1.2 Scale and Massing N/A 1 2 3 4 5 
a. Provide a transition in building height from taller to shorter 

buildings both within and adjacent to the site with consideration 
for future land use direction. 

     ✔ 

b. Break up the perceived mass of large buildings by incorporating 
visual breaks in facades. 

     ✔ 

c. Step back the upper storeys of buildings and arrange the massing 
and siting of buildings to: 

• Minimize the shadowing on adjacent buildings as well as public 
and open spaces such as sidewalks, plazas, and courtyards; and 

• Allow for sunlight onto outdoor spaces of the majority of ground 
floor units during the winter solstice. 

    ✔  
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2.1.3 Site Planning N/A 1 2 3 4 5 
a. Site and design buildings to respond to unique site conditions and 

opportunities, such as oddly shaped lots, location at prominent 
intersections, framing of important open spaces, corner lots, sites 
with buildings that terminate a street end view, and views of 
natural features. 

   ✔   

b. Use Crime Prevention through Environmental Design (CPTED) 
principles to better ensure public safety through the use of 
appropriate lighting, visible entrances, opportunities for natural 
surveillance, and clear sight lines for pedestrians. 

     ✔ 

c. Limit the maximum grades on development sites to 30% (3:1)      ✔ 
d. Design buildings for ‘up-slope’ and ‘down-slope’ conditions 

relative to the street by using strategies such as: 
• Stepping buildings along the slope, and locating building 

entrances at each step and away from parking access where 
possible; 

• Incorporating terracing to create usable open spaces around the 
building 

• Using the slope for under-building parking and to screen service 
and utility areas; 

• Design buildings to access key views; and 
• Minimizing large retaining walls (retaining walls higher than 1 m 

should be stepped and landscaped). 

✔      

e. Design internal circulation patterns (street, sidewalks, pathways) 
to be integrated with and connected to the existing and planed 
future public street, bicycle, and/or pedestrian network. 

     ✔ 

f. Incorporate easy-to-maintain traffic calming features, such as on-
street parking bays and curb extensions, textured materials, and 
crosswalks. 

✔      

g. Apply universal accessibility principles to primary building entries, 
sidewalks, plazas, mid-block connections, lanes, and courtyards 
through appropriate selection of materials, stairs, and ramps as 
necessary, and the provision of wayfinding and lighting elements. 

     ✔ 

2.1.4 Site Servicing, Access, and Parking N/A 1 2 3 4 5 
a. Locate 0ff-street parking and other ‘back-of-house’ uses (such as 

loading, garbage collection, utilities, and parking access) away 
from public view. 

    ✔  

b. Ensure utility areas are clearly identified at the development 
permit stage and are located to not unnecessarily impact public or 
common open spaces. 

     ✔ 

c. Avoid locating off-street parking between the front façade of a 
building and the fronting public street. 

     ✔ 

d. In general, accommodate off-street parking in one of the 
following ways, in order of preference: 

• Underground (where the high water table allows) 
• Parking in a half-storey (where it is able to be accommodated to 

not negatively impact the street frontage); 

     ✔ 
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• Garages or at-grade parking integrated into the building (located 
at the rear of the building); and  

• Surface parking at the rear, with access from the lane or 
secondary street wherever possible. 

e. Design parking areas to maximize rainwater infiltration through 
the use of permeable materials such as paving blocks, permeable 
concrete, or driveway planting strips. 

✔      

f. In cases where publicly visible parking is unavoidable, screen using 
strategies such as: 

• Landscaping; 
• Trellises; 
• Grillwork with climbing vines; or 
• Other attractive screening with some visual permeability. 

✔      

g. Provide bicycle parking at accessible locations on site, including: 
• Covered short-term parking in highly visible locations, such as 

near primary building entrances; and 
• Secure long-term parking within the building or vehicular parking 

area. 

     ✔ 

h. Provide clear lines of site at access points to parking, site 
servicing, and utility areas to enable casual surveillance and safety. 

     ✔ 

i. Consolidate driveway and laneway access points to minimize curb 
cuts and impacts on the pedestrian realm or common open 
spaces. 

     ✔ 

j. Minimize negative impacts of parking ramps and entrances 
through treatments such as enclosure, screening, high quality 
finishes, sensitive lighting and landscaping. 

     ✔ 

2.1.5 Streetscapes, Landscapes, and Public Realm Design N/A 1 2 3 4 5 
a. Site buildings to protect mature trees, significant vegetation, and 

ecological features. 
     ✔ 

b. Locate underground parkades, infrastructure, and other services 
to maximize soil volumes for in-ground plantings. 

  ✔    

c. Site trees, shrubs, and other landscaping appropriately to 
maintain sight lines and circulation. 

     ✔ 

d. Design attractive, engaging, and functional on-site open spaces 
with high quality, durable, and contemporary materials, colors, 
lighting, furniture, and signage. 

     ✔ 

e. Ensure site planning and design achieves favourable microclimate 
outcomes through strategies such as: 

• Locating outdoor spaces where they will receive ample sunlight 
throughout the year; 

• Using materials and colors that minimize heat absorption;  
• Planting both evergreen and deciduous trees to provide a balance 

of shading in the summer and solar access in the winter; and 
• Using building mass, trees and planting to buffer wind. 

     ✔ 

f. Use landscaping materials that soften development and enhance 
the public realm. 

     ✔ 

230

mtanner
Attachment



DP23-0042 
October 2023 

g. Plant native and/or drought tolerant trees and plants suitable for 
the local climate. 

     ✔ 

h. Select trees for long-term durability, climate and soil suitability, 
and compatibility with the site’s specific urban conditions. 

     ✔ 

i. Design sites and landscapes to maintain the pre-development 
flows through capture, infiltration, and filtration strategies, such 
as the use of rain gardens and permeable surfacing. 

     ✔ 

j. Use exterior lighting to complement the building and landscape 
design, while: 

• Minimizing light trespass onto adjacent properties; 
• Using full cut-off lighting fixtures to minimize light pollution; and 
• Maintaining lighting levels necessary for safety and visibility. 

     ✔ 

k. Employ on-site wayfinding strategies that create attractive and 
appropriate signage for pedestrians, cyclists, and motorists using 
a ‘family’ of similar elements. 

✔      

2.1.6 Building Articulation, Features and Materials N/A 1 2 3 4 5 
a. Express a unified architectural concept that incorporates variation 

in façade treatments. Strategies for achieving this include: 
• Articulating facades by stepping back or extending forward a 

portion of the façade to create a series of intervals or breaks; 
• Repeating window patterns on each step-back and extension 

interval; 
• Providing a porch, patio, or deck, covered entry, balcony and/or 

bay window for each interval; and 
• Changing the roof line by alternating dormers, stepped roofs, 

gables, or other roof elements to reinforce each interval. 

     ✔ 

b. Incorporate a range of architectural features and details into 
building facades to create visual interest, especially when 
approached by pedestrians. Include architectural features such as: 
bay windows and balconies; corner feature accents, such as turrets 
or cupolas; variations in roof height, shape and detailing; building 
entries; and canopies and overhangs. 
 
Include architectural details such as: Masonry such as tiles, brick, 
and stone; siding including score lines and varied materials to 
distinguish between floors; articulation of columns and pilasters; 
ornamental features and art work; architectural lighting; grills and 
railings; substantial trim details and moldings / cornices; and 
trellises, pergolas, and arbors. 

     ✔ 

c. Design buildings to ensure that adjacent residential properties 
have sufficient visual privacy (e.g. by locating windows to 
minimize overlook and direct sight lines into adjacent units), as 
well as protection from light trespass and noise. 

     ✔ 

d. Design buildings such that their form and architectural character 
reflect the buildings internal function and use. 

     ✔ 

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

     ✔ 
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f. Provide weather protection such as awnings and canopies at 
primary building entries. 

     ✔ 

g. Place weather protection to reflect the building’s architecture.      ✔ 
h. Limit signage in number, location, and size to reduce visual clutter 

and make individual signs easier to see.  
     ✔ 

i. Provide visible signage identifying building addresses at all 
entrances. 

     ✔ 

 

SECTION 4.0: LOW & MID-RISE RESIDENTIAL MIXED USE 

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

N/A 1 2 3 4 5 

4.1 Low & mid-rise residential & mixed use guidelines 
4.1.1 Relationship to the Street N/A 1 2 3 4 5 
i. Ensure lobbies and main building entries are clearly visible from 

the fronting street. 
     ✔ 

j. Avoid blank walls at grade wherever possible by: 
• Locating enclosed parking garages away from street frontages or 

public open spaces; 
• Using ground-oriented units or glazing to avoid creating dead 

frontages; and 
• When unavoidable, screen blank walls with landscaping or 

incorporate a patio café or special materials to make them more 
visually interesting. 

     ✔ 

Residential & Mixed Use Buildings 
k. Set back residential buildings on the ground floor between 3-5 m 

from the property line to create a semi-private entry or transition 
zone to individual units and to allow for an elevated front 
entryway or raised patio. 

• A maximum 1.2 m height (e.g. 5-6 steps) is desired for front 
entryways. 

• Exceptions can be made in cases where the water table requires 
this to be higher. In these cases, provide a larger patio and screen 
parking with ramps, stairs and landscaping. 

    ✔  

l. Incorporate individual entrances to ground floor units accessible 
from the fronting street or public open spaces. 

     ✔ 

m. Site and orient buildings so that windows and balconies overlook 
public streets, parks, walkways, and shared amenity spaces while 
minimizing views into private residences. 

     ✔ 

4.1.2 Scale and Massing N/A 1 2 3 4 5 
a. Residential building facades should have a maximum length of 60 

m. A length of 40 m is preferred. 
     ✔ 

b. Residential buildings should have a maximum width of 24 m.      ✔ 
c. Buildings over 40 m in length should incorporate a significant 

horizontal and vertical break in the façade. 
✔      

232

mtanner
Attachment



DP23-0042 
October 2023 

d. For commercial facades, incorporate a significant break at 
intervals of approximately 35 m. 

✔      

4.1.3 Site Servicing, Access, and Parking N/A 1 2 3 4 5 
a. On sloping sites, floor levels should step to follow natural grade 

and avoid the creation of blank walls. 
✔      

b. Site buildings to be parallel to the street and to have a distinct 
front-to-back orientation to public street and open spaces and to 
rear yards, parking, and/or interior court yards: 

• Building sides that interface with streets, mid-block connections 
and other open spaces and should positively frame and activate 
streets and open spaces and support pedestrian activity; and 

• Building sides that are located away from open spaces (building 
backs) should be designed for private/shared outdoor spaces and 
vehicle access. 

     ✔ 

c. Break up large buildings with mid-block connections which should 
be publicly-accessible wherever possible. 

✔      

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

✔      

4.1.4 Site Servicing, Access and Parking N/A 1 2 3 4 5 
a. Vehicular access should be from the lane. Where there is no lane, 

and where the re-introduction of a lane is difficult or not possible, 
access may be provided from the street, provided: 

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

• Impacts on pedestrians and the streetscape is minimised; and 
• There is no more than one curb cut per property. 

     ✔ 

b. Above grade structure parking should only be provided in 
instances where the site or high water table does not allow for 
other parking forms and should be screened from public view with 
active retail uses, active residential uses, architectural or 
landscaped screening elements. 

     ✔ 

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

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

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

     ✔ 

4.1.5 Publicly-Accessible and Private Open Spaces N/A 1 2 3 4 5 
a. Integrate publicly accessible private spaces (e.g. private 

courtyards accessible and available to the public) with public open 
areas to create seamless, contiguous spaces. 

✔      
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b. Locate semi-private open spaces to maximize sunlight 
penetration, minimize noise disruptions, and minimize ‘overlook’ 
from adjacent units. 

     ✔ 

Rooftop Amenity Spaces 
c. Design shared rooftop amenity spaces (such as outdoor recreation 

space and rooftop gardens on the top of a parkade) to be 
accessible to residents and to ensure a balance of amenity and 
privacy by: 

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

• Controlling sight lines from the outdoor amenity space into 
adjacent or nearby residential units by using fencing, landscaping, 
or architectural screening. 

     ✔ 

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

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

and ensure drainage is accommodated. 

    ✔  

4.1.6 Building Articulation, Features, and Materials N/A 1 2 3 4 5 
a. Articulate building facades into intervals that are a maximum of 15 

m wide for mixed-use buildings and 20 m wide for residential 
buildings. Strategies for articulating buildings should consider the 
potential impacts on energy performance and include: 

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

• Repeating window pattern intervals that correspond to extensions 
and step backs (articulation) in the building façade; 

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

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

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

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

within each interval. 

     ✔ 

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

     ✔ 

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

     ✔ 

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

     ✔ 
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e. Incorporate distinct architectural treatments for corner sites and 
highly visible buildings such as varying the roofline, articulating 
the façade, adding pedestrian space, increasing the number and 
size of windows, and adding awnings or canopies. 

✔      

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

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

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

occurs. 

✔      

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

     ✔ 

h. Place and locate awnings and canopies to reflect the building’s 
architecture and fenestration pattern. 

     ✔ 

i. Place awnings and canopies to balance weather protection with 
daylight penetration. Avoid continuous opaque canopies that run 
the full length of facades. 

     ✔ 

j. Provide attractive signage on commercial buildings that identifies 
uses and shops clearly but which is scaled to the pedestrian rather 
than the motorist. Some exceptions can be made for buildings 
located on highways and/or major arterials in alignment with the 
City’s Sign Bylaw. 

✔      

k. Avoid the following types of signage: 
• Internally lit plastic box signs; 
• Pylon (stand alone) signs; and 
• Rooftop signs. 

✔      

l. Uniquely branded or colored signs are encouraged to help 
establish a special character to different neighbourhoods. 

✔      
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Development Permit & Development Variance Permit

DP23-0042 DVP23-0043
1021 Lawson Ave
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To issue a Development Permit for the form and 
character of apartment housing and a 
Development Variance Permit to vary the 
minimum tree size ratio, minimum growing 
medium area, minimum side yard setbacks, 
minimum rear yard setback for a parkade, and 
minimum building stepback.

Purpose
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Development Application Submitted

Staff Review & Circulation

Public Notification Received

Initial Consideration

Reading Consideration

Final Reading & DP & DVP

Building Permit

March 10, 2023

July 24, 2023

Council 
Approvals

Development Process

June 29, 2023 
& 

Sept 15, 2023

Aug 14, 2023

Oct 17, 2023
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Context Map
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Subject Property Map
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5-storey rental apartment building
 22 units

 7 bachelor

 11 one-bedroom

 4 two-bedroom

 17 parking stalls
 15 in parkade, 2 surface stalls

 Modo Car Share

 29 Long-Term Bicycle Parking Stalls

Technical Details
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Site Plan
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Elevation – North 
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Elevation – South 
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Elevation – West 
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Elevation – East 
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Materials Board
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Landscape Plan
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Rendering – NW
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Rendering – SW
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Variances

Variances
 East & west side yard setbacks

 Rear yard setback (for parkade only)

 Building stepback

 Landscaping
 Large trees

 Growing medium area
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Side Yard Setback - West
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Side Yard Setback - East
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Rear Yard Setback
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Building Stepback
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Landscaping

 Large Trees
 3 large trees required
 0 proposed

 Minimum soil based 
growing medium area
 75% required
 35% proposed

 Applicant proposing to 
contribute $15,000 to 
the City’s Tree Planting 
Fund
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OCP Design Guidelines

Orienting primary building facades and entries to 
the fronting street

 Incorporating a range of architectural features and 
details, including balconies, canopies, and 
overhangs, and substantial natural building 
material such as wood.

Articulating the building, including façade 
modulation, providing patios and balconies, and 
varied materials 

Providing vehicle access from the lane, with 
parking provided primarily underground
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Staff Recommendation

Staff recommend support for the proposed 
Development Permit & Development Variance 
Permit as it:
 Aligns with OCP Design Guidelines

 Variances are minor
 Constrained site

 Don’t negatively impact overall form & character

 Voluntary developer contribution to Tree Planting Fund
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