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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 a Regular Meeting.

Council has been provided with the information, correspondence, petitions or reports that
have been received concerning the subject bylaw. 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 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.

2. Reaffirmation of Oath of Office

The Oath of Office will be read by Councillor DeHart.

3. Confirmation of Minutes 1 - 3

Tuesday Meeting - January 16, 2024

4. 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.

4.1 START TIME 4:00 PM - Appaloosa Rd 3226 - BL12606 (Z23-0025) - Astria Academy
Nominee Ltd., Inc.No. BC1396329

4 - 4

To adopt Bylaw No. 12606 in order to rezone the subject property from the RR2 -
Small Lot Rural Residential zone to the I2 – General Industrial zone. 



4.2 START TIME 4:00 PM - Appaloosa Rd 3226 - DP23-0079 DVP23-0170 - Astria
Academy Nominee Ltd., Inc.No. BC1396329

5 - 76

To issue a Development Permit for the form and character of three new industrial
buildings and a Development Variance Permit to vary the minimum flanking side yard
setback.

5. Reminders

6. Termination

7. 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.



City of Kelowna 
Regular Council Meeting., 

Minutes 

Tuesday, January 16, 2024  
Council Chamber  
City Hall, 1435  Water Stre x.~  

Mayor Tom Dyas, „Maxni'e DeHart, Gord Lou rove, Mohini Singh, Rick 
Webber and Loyal VA!' ride  

Councillors Ron Cannan harlie g e 

Councillor L~ 

City Manager, i t-.City Cle tephen Fleming; Divisional Director, 
Planning, Climate Sustainability and Development Services, Ryan Smith; 

irni pity Planr ng 8peJoiept  Manager, Dean Strachan; Legislative 
echni Natasha jcti fnp  

Leaislativ -~ordinato , Confidential), Arlene McClelland 

Date: 
Location: 

Members Present 

Members Participating 
Remotely 

Members Absent 

Staff Present 

Staff Participating 
Remotely 

(* De 

er at 4:00 p.m. 

Reaffirrrign of 

The Oath of C)'f Councillor Webber. 

Confirmation of 

THAT the Minutes of the Public Hearing and Regular Meeting of November 21, 2023 and 
November 28, 2023 be confirmed as circulated. 

Carried 

4. Call to Order the Public Hearing 

Mayor Dyas called the Hearing to order at 4:02 p.m. 

5. Individual Bylaw Submissions 
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5.1 START TIME 4:00 PM - Lynrick Rd 1702 - OCP23-Doss (BL126o3) Z22-0028 (BL12604) 
- Varro Developers Inc., Inc. No. BC1285726 

Staff: 
- Displayed a PowerPoint Presentation summarizing the application. 

Ruchir Dhall, Architecture Panel Inc., Applicant 
- Displayed a PowerPoint Presentation. 
- The proposal is for 38 Townhome units on the subject property; the gross site area is ioo,000 square 

feet, with 35,000 square feet dedicated to environmental and 65,000 square feet for the MF-2 zone; 
the proposal is conforming to the Zoning Bylaw with no variances requested. 

- Spoke to the challenges imposed by the site and how the d; Sign accommodates these with the 
guidance from city staff. `'`"'" 

- The amenity areas are inward looking to not cause issues.ftrsfrounding neighbours. 
- Spoke to the site plan and style of the units that will add'value to the neighborhood. 
- Spoke to the Landscape Plan that will provide enough landscape buffering; used hardscape 

features and elements to provide good way finding and pedestrian network to provide safety and 
interest.  

City Clerk invited anyone participating online ''the gallery who deemed themselves affected to 
indicate they wish to speak followed by commennt,~ trim Council. 

Gallery:  

Jim Browning, Lynrick Road  
- The proposed development backs into their backyard. 4 
- Raised concern with the placement of the dumpster in thislopment being next to his yard. 
- Raised concerns with parking and increased traffic on Lynrick 
- Raised concern andW

IN

Bout bufferingbetweQrlahedevel •'' Fnt and adjacent properties. 
r t:•i 

On-Line ' '•:n:.,  

Raised concern with paf :: pa esp 'J  Iy with lack i larking currently. 
Raiser  , sic  r-, rith in r rqs 'fin :;i -and spee suggested placing speed bumps on Lynrick 
Roa..44' ~i3fflC 'c~'~: {n r4•q+,i ~.,:;::}':t,: ;:., g:r,1. 

R `' oncern with"C! ' P P z m a hind rotes r', n.., Go her Creek. ::. :,;..  P 

Applicant -1~~ t sponse: _ 
a,' y,

en
 

- Advised't1 3 sufficient par' ,is avails 1e on site as perthe Zoning Bylaw requirements and project 
design.~:'a  
There is ade landscape .uf{fering between the dumpster and adjacent properties; could look 
into other locatforthe du:,.psterorcreate a bigger screen. 

- Have tried to be siAive to415 gn and space and do not anticipate pollutants going into Golpher 
Creek; have consult .;staff regarding rehabilitation with planting that will provide a richer 
biodiversity than what f ently. 

Staff: 
- Responded to questions from Council. 

Applicant: 
- Responded to questions from Council. 

There were no further comments. 

6. Termination 

The Hearing was declared terminated at 4:39  p.m. 
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7. Call to Order the Regular Meeting 

City Clerk called the meeting to order at 4:39 p.m. 

8. Bylaws Considered at Public Hearing 

8.1 STARTTIME 4:00 PM - Lynrick Rd 1702 - BL126o3 (OCP23-Dols) -Varro Developers 
Inc., Inc. No. BC1285726 

Moved By Councillor Lovearove/Seconded By Councillor DeHart 

THAT Bylaw No. 12603 be read a second and third time. 

Carried 
..srt44Xa t,~~r f r ~ r4 •nf ':, 

8.2 STARTTIME oo PM - Lynrick Rd 1 ' `r 4 02 : y 762-0028) - Varro Developers Inc., 
Inc. No. BC1285726

it 

Moved By Councillor DeHart/Seconded By Councillof•yl/boldridge  

THAT Bylaw No. 12604 be read a second hird time. 

Carried 

9. Reminders—Nil. 

10. Termination 

The meeting was-cM'rd terminate 4:43 

Mayor D,y City Clerk 

: \/'
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CITY OF KELOWNA 
 

BYLAW NO. 12606 
Z23-0025 

3226 Appaloosa Road  
 
 
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 15 Section 2 Township 23 ODYD Plan 18861 located on Appaloosa Road, Kelowna, BC from 
the RR2 - Small Lot Rural Residential zone to the I2 – General Industrial 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 8th day of January 2024. 
 
Approved under the Transportation Act this 11th day of January, 2024. 
 Audrie Henry 
(Approving Officer – Ministry of Transportation) 
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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REPORT TO COUNCIL 
DEVELOPMENT PERMIT & 
DEVELOPMENT VARIANCE PERMIT 

 

1.0 Recommendation 

THAT final adoption of Rezoning Bylaw No. 12606 be considered by Council; 
 
AND THAT Council authorizes the issuance of Development Permit No. DP23-0079 and Development 
Variance Permit No. DVP23-0170 for Lot 1, Section 2, Township 23, ODYD, Plan EPP134314, located at 3226 
Appaloosa Road, Kelowna, BC subject to the following: 

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

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

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

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

 
AND THAT the variance to the following section of the Zoning Bylaw No. 12375 be granted: 

 Section 14.12 – Industrial, Institutional and Water Zone Development Regulations 
 To vary the minimum flanking side yard setback from 2.0m required to 1.0m proposed. 
 
AND THAT the applicant be required to complete the above noted conditions of Council’s approval of the 
Development Permit Application and Development Variance Permit in order for the permits to be issued; 
 
AND FURTHER THAT this Development Permit ad 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 for the form and character of three new industrial buildings and a 
Development Variance Permit to vary the minimum flanking side yard setback.  

Date: February 13, 2024 

To: Council 

From: City Manager 

Address: 3226 Appaloosa Road 

File No.: DP23-0079 and DVP23-0170  

Zone: I2 – General Industrial 
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DP23-0079 and DVP23-0170 – Page 2 

 
 

 

3.0 Development Planning  

Staff support the proposed Development Permit for the form and character of three new industrial buildings. 
Each building is two-storeys with a mezzanine space on the upper floor. The proposal conforms with policies 
for The Gateway District by supporting the development of industrial lands, providing low-impact industrial 
when adjacent to residential, and adding employment. The proposal is also in substantial compliance with 
the Official Community Plan (OCP) Form and Character Guidelines for Industrial and Service Commercial 
Development. The applicant is concurrently developing the subject property and the adjacent property to 
the east; in terms of form and character, both projects have been designed to fit within the context of one 
another and to complement each other.  
 
Key design guidelines that are met for the project include:  

 Locate buildings to ensure good sight lines for vehicular and pedestrian traffic; 

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

 Distribute trees and landscaping throughout the site; 

 Articulating the façade facing the road through a variation of colour, plantings, and glazing; 

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

 
Proposed materials include concrete tilt up walls that are painted white and accented with dark grey and 
light grey, with a simple reveal pattern, together creating a modern design. Expansive curtain wall glazing 
features highlight each building along the Academy Way frontage, which is contrasted by the dark grey 
panels and slit windows adjacent to it. To bring some colour into the design, the canopy over the entrances 
is painted a bright green which ties into the windows on the west façade. The less visible façades along the 
east and north side of the northernmost building use reveals and paint to maintain visual interest. 
 
Finally, to increase the walkability of the neighbourhood, several stairways from the subject property to the 
existing sidewalk along Academy Way will connect the new development with the neighbourhood. On-site 
walkability and accessibility are achieved with canopy covered sidewalks located along the length of each 
building’s main frontage.  
 
Flanking Side Yard Setback Variance: 
A variance is proposed to reduce the flanking side yard setback from 2.0m required to 1.0m to accommodate 
a 1.0m road dedication along Academy Way. The proposed variance is considered minor in nature and is not 
expected to impact the overall landscaping requirements for the project. Currently Academy Way is a fully 
built-out road; the dedicated area will be landscaped with no net loss in the overall landscaped area. 
Additionally, the applicant has met the required on-site tree and landscaping requirements along Academy 
Way with no net loss to the required total number of on-site trees.  
 
In order to help mitigate the side yard setback variance and to enhance the public realm, the applicant is 
proposing a public art piece to be designed and installed by a local artist. Estimated at approximately 
$47,600, the voluntary art piece is a mural that would be painted on fence panels located along Academy 
Way. The proposed mural would be painted on two separate fence panels located between the buildings to 
ensure the design, form and character of the buildings and the landscaping are not obstructed but are 
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enhanced by the mural. The addition of a public art piece at an industrial development would engage visitors 
and the public, add visual interest along Academy Way and further enhance the public realm.  

4.0 Subject Property & Background 

4.1 Subject Property Map 

 

The subject property is a corner lot located at Appaloosa Rd and Academy Way, is within an industrial area 
of The Gateway District with many industrial services and is near Highway 97. Located within the permanent 
growth boundary, the 2040 Official Community Plan (OCP) designates the subject property as IND – 
Industrial, which supports the continued development of industrial lands under this designation. The 
development pattern in the surrounding area varies between rural residential, industrial, and single dwelling 
housing. 

5.0 Zoning Bylaw Regulations Summary 

AREA & UNIT STATISTICS 
Gross Lot Area 8,114m2 

Net Industrial Floor Area 7,977m2 

Total Number of Units 18 

 

DEVELOPMENT REGULATIONS 

CRITERIA I2 ZONE PROPOSAL 
Total Maximum Floor Area Ratio 1.5 0.65 

Max. Site Coverage (buildings) 60% 45.3% 

Max. Site Coverage (buildings, parking, 
driveways) 

90% 90% 

Max. Height 16.0m 9.85m 
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DEVELOPMENT REGULATIONS 

CRITERIA I2 ZONE PROPOSAL 
Setbacks 

Min. Front Yard (South - Appaloosa) 2.0m 16.0m 

Min. Flanking Side Yard (West – Academy Way) 2.0m 1.0m  

Min. Side Yard (East) 0m 0.3m 

Min. Rear Yard (North) 4.5m 4.5m 

Landscaping 

Min. Number of Trees 25 trees 25 trees 

 Indicates a requested variance to minimum flanking side yar setback from 2.0 m required to 1.0 m proposed. 

 

PARKING REGULATIONS 

CRITERIA I2 ZONE REQUIREMENTS PROPOSAL 

Total Required Vehicle Parking 75 stalls 77 stalls 

Total Loading Stalls 3 stalls 3 stalls 

Bicycle Stalls Long-Term 3 stalls 3 stalls 

6.0 Application Chronology 

Application Accepted:    April 21, 2023  
Adoption of Zoning Amendment Bylaw: February 13, 2024 
 
Report prepared by:  Barbara B. Crawford, Planner II 
Reviewed by: Dean Strachan, Community Planning & Development Manager 
Reviewed by: Nola Kilmartin, Development Planning Department Manager 
Approved for Inclusion: Ryan Smith, Divisional Director, Planning & Development Services 

Attachments:  

Attachment A: Draft Development Permit DP23-0079 and DVP23-0170 
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: Public Artwork Mural Concept 
 
 
For additional information, please visit our Current Developments online at 
www.kelowna.ca/currentdevelopments.  
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Development Permit DP23-0079

Development Variance Permit DVP23-0170  

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

3226 Appaloosa Road 

and legally known as 

Lot 1, Section 2, Township 23, ODYD, Plan EPP134314 

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

General Industrial 

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

Date of Council Approval: February 13, 2024

Development Permit Area: Form and Character 

Existing Zone:  I2 – General Industrial 

Future Land Use Designation:  IND - Industrial 

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: Astria Academy Nominee Ltd., Inc.No. BC1396329 

Applicant: Jack Priestley – Orion Commercial Construction Ltd. 

________________________________________ _______________________________________

Dean Strachan Date of Issuance
Community Planning and Development Manager 
Planning & Development Services 
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DP23-0079 and DVP23-0170 
Page 2 of 2 

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. DP23-0079 and Development Variance Permit DVP23-0170 for 
Lot 1, Section 2, Township 23, ODYD, Plan 134314 located at at 3226 Appaloosa Road, 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 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 
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 $62,682.50 

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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DP23-0079 & DVP23-0170 
February 13, 2024

 
FORM & CHARACTER – DEVELOPMENT PERMIT GUIDELINES 

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

SECTION 6.0: RETAIL, COMMERCIAL AND INDUSTRIAL 

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

N/A 1 2 3 4 5 

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

street.
     

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

     

c. For buildings fronting highways, entries can be located away from 
the street, as long as there is a direct pedestrian connection to the 
site. 

      

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

     

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

pedestrian traffic. 
     

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

     

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

     

d. Distribute trees and landscaping throughout the site in order to:
Soften property edges facing the street; 
Define internal roads, pedestrian routes, and open spaces; 
Create pleasant pedestrian conditions; 
Screen parking, loading, service, and utility areas; 
Manage stormwater on-site; and 
Break up large rows of parking by substituting a parking stall with 
a canopy tree in planter every 8-10 parking stalls; 

     

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

      

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

g. Pedestrian pathways should provide clear sight lines and connect 
the following: 
Parking areas to building entrances; 
Main building entrances to public sidewalks (where applicable); 
Main building entrances to transit stopes (where applicable); 
Between buildings on adjacent lots. 
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h. Provide separation between vehicular routes (especially truck 

access/loading) and pedestrian routes on-site to avoid conflict and 
distinguish pedestrian routes from driving surfaces by using varied 
paving treatments and/or raising walkways to curb level. 

     

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

     

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

access with neighbours and to minimize curb cuts.       

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

      

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

     

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

     

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

     

f. Locate loading, utilities, mechanical equipment and garbage 
collection areas away from public view by: 
Integrating these facilities into the footprint of the building; or 
Screening using fencing, walls, and/or landscaping 

     

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

     

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

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

     

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

     

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

     

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

     

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

      

f. Locate, size and design ground-mounted signs to be oriented to 
pedestrians as opposed to vehicles.       
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g. Provide shielded, down lighting to provide security and ambient 

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

     

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

     

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

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

     

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

street. 
     

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

     

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

incorporating street trees. 
     

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

     

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

     

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

the building to outdoor amenity spaces. 
     

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

      

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

side of the building. 
     

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

     

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

     

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

     

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

     

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

projections, recesses, plantings, awnings, color and texture to 
reduce the visual size of any unglazed walls. 
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b. Use different exterior materials to distinguish between the 

plant/warehouse component of a building from the office/sales 
component. 

     

5.1.5 Publicly Accessible and Private Open Spaces N/A 1 2 3 4 5 
Public Art 
a. Where applicable, integrate public art on-site to generate interest 

and activity and reflect the unique natural, Indigenous, or human 
history of Kelowna. 

     

b. Provide adequate building setbacks and space to accommodate 
the pedestrian view and experience of public art installations. 

     

c. Site artwork at key pedestrian spaces such as courtyards, mid-
block connections, lanes, and plazas. 
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Development Permit and Development Variance Permit

DP23-0079 and DVP23-0170
3226 Appaloosa Rd
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To issue a Development Permit for the 
form and character of three new 
industrial buildings and a Development 
Variance Permit for the minimum 
flanking side yard setback.

Purpose
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Development Application Submitted

Staff Review & Circulation

Public Notification Received

Initial Consideration

Reading Consideration

Final Reading & DP/DVP

Building Permit

Apr 21, 2023

Nov 27, 2023

Council 
Approvals

Development Process

July 19, 2023

Jan 8, 2024

Feb 13, 2024
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Context Map
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Subject Property Map
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Site Plan
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Development Permit for new industrial 
buildings
Three new buildings
18 total units - mezzanine
9.6m in height
77 parking stalls
3 loading stalls
25 trees

Technical Details

54



Site Plan
Academy Way
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Elevations

Academy Way

Overall street elevation of the three buildings from Academy Way

Building ABuilding BBuilding C
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Elevations – Building A
South – Fronting Appaloosa Rd

East – Drive Aisle West – Fronting Academy Way
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Elevations – Building B
South –Within the Site

East – Drive Aisle West – Fronting Academy Way
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Elevations – Building C
South –Within the Site

East – Drive Aisle West – Fronting Academy Way
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Materials
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Landscape Plan
Academy Way
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To vary the minimum flanking side yard 
setback from 2.0m required to 1.0m 
proposed

Variance
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Flanking Side Yard Setback
Academy Way
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Public Art Piece - Mural
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Academy Way
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Public Art Piece – Mural Concept

Example of an Existing Mural by the artist:
OK Tire on Gray Road, Kelowna 65



OCP Design Guidelines

Articulating the façade facing the road through a 
variation of colour, plantings, and glazing;

Provide direct and clearly defined pedestrian 
access from public sidewalks, parking areas, and 
transit stops to building entrances;

Where parking areas are visible from the street, 
screen them with tree planting, berming, low 
walls, decorative fencing and/or hedging.
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Staff Recommendation

Staff recommend support for the proposed 
Development Permit and Development 
Variance Permit as it:
Meets OCP Design Guidelines

Materials, glazing, landscaping
On- and off-site pedestrian connectivity

Variance is minor
Not impact overall landscape requirements
Voluntary public artwork
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Rendering – Southwest

Academy Way
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ACADEMY

69



2

Project
Details

Astria Academy is a 55,000 square foot light 
industrial strata development located on two 
prime acres in Reid’s Corner of Kelowna. 

The rezoning application was submitted in 
March 2023 and has progressed smoothly 
through the review process. 

Our building permit applications have been 
submitted and reviewed and construction is 
anticipated to commence in early April. 

The project includes excellent features, 
including:
• Attractive architectural design
• 1 x EV rough-in per unit
• Skylights in each units
• Large, 12’ x 14’ overhead doors
• Front park, rear load configurations

This is Astria’s first project in Kelowna and one 
that we are very excited about. 

Warehouse
55,000 Sq.ft

Parking Stalls
77

Grade Doors
19

Mezzanine
30%
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Project
Location
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Variance
Request

A variance to the side setback on Academy 
Way is requested to accommodate a 1 metre 
road dedication. The proposed setback will 
reduce the landscape buffer from 2 metres to 
1 metre. 

The following reasons are provided in support 
of the variance:
• The proposed buildings are of an attractive 

industrial design with significant glazing 
features presenting to Academy Way. 

• The variance will ensure a strong street 
presence, drawing pedestrian attention to 
the project.

• Academy Way is a fully built-out road and 
the dedicated area will be landscaped 
boulevard. 

• The public realm will be enhanced by two 
public art pieces designed and installed by 
Jomae, a local Kelowna artist.

• The artist is currently working on the 
concept. The art will be installed near the 
end of construction, once landscaping has 
been completed. 

• The value of the public art piece is $50,000. 
More details on the public art are on the 
following pages. 
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7https://www.heyjomae.com/
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