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1. Call to Order

THE CHAIR WILL CALL THE HEARING TO ORDER:

1.     (a)    The purpose of this Hearing is to consider certain bylaws which, if adopted, shall
amend Kelowna 2030 - Official Community Plan Bylaw No. 10500 and Zoning Bylaw No. 8000.

(b)   All persons who believe that their interest in property is affected by the proposed bylaws
shall be afforded a reason­able opportunity to be heard or to present written submissions
respecting matters contained in the bylaws that are the subject of this hearing.  This Hearing is
open to the public and all representations to Council form part of the public record.  A live audio
feed may be broadcast and recorded by Castanet.

(c)   All information, correspondence, petitions or reports that have been received concerning
the subject bylaws have been made available to the public.  The correspondence and petitions
received after December 20, 2016 (date of notification) are available for inspection during the
course of this hearing and are located on the information table in the foyer of the Council
Chamber.

(d)   Council debate on the proposed bylaws is scheduled to take place during the Regular
Council meeting after the conclusion of this Hearing. It should be noted, however, that for
some items a final decision may not be able to be reached tonight.

(e)   It must be emphasized that Council will not receive any representation from the applicant
or members of the public after conclusion of this Public Hearing.

2. Notification of Meeting

The City Clerk will provide information as to how the Hearing was publicized.

3. Individual Bylaw Submissions
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3.1 160 Hwy 33 W, BL11334  (Z16-0020) - 661682 BC Ltd 4 - 32

To rezone the subject property to facilitate the redevelopment of the former office
building located on the site into a small craft distillery and lounge area.

3.2 3031 Abbott St, BL11337 (Z16-0048) - Calvin and Sunok Condy 33 - 46

To rezone the subject property to facilitate the development of a proposed five-unit
townhouse project on the subject property.

3.3 410 Providence Ave and 347 Quilchena Dr,  BL11328 (OCP16-0013) & BL11329 (TA16-
0008) - Kettle Valley Holding Ltd

47 - 83

To amend the Official Community Plan to change the Future Land Use designation and
to amend the Kettle Valley Comprehensive Development Zone (CD2) to facilitate the
development of Single Family Residential and Multi-Family Residential development
on the subject property.

4. Termination

5. Procedure on each Bylaw Submission

(a)     Brief description of the application by City Staff (Land Use Management);

(b)     The Chair will request that the City Clerk indicate all information, correspondence,
petitions or reports received for the record.

(c)     The applicant is requested to make representation to Council regarding the project and is
encouraged to limit their presentation to 15 minutes.

(d)     The Chair will call for representation from the public in attendance as follows:

    (i)     The microphone at the public podium has been provided for any person(s) wishing to
make representation at the Hearing.

     (ii)     The Chair will recognize ONLY speakers at the podium.

     (iii)     Speakers are encouraged to limit their remarks to 5 minutes, however, if they have
additional information they may address Council again after all other members of the public
have been heard a first time.

(e)     Once the public has had an opportunity to comment, the applicant is given an opportunity
to respond to any questions raised.  The applicant is requested to keep the response to a total
of 10 minutes maximum.

(f)     Questions by 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.

(g)     Final calls for respresentation (ask three times).  Unless Council directs that the Public
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Hearing on the bylaw in question be held open, the Chair shall state to the gallery that the
Public Hearing on the Bylaw is closed.

Note:  Any applicant or member of the public may use visual aids (e.g. photographs, sketches,
slideshows, etc.) to assist in their presentation or questions.  The computer and ELMO
document camera at the public podium are available.  Please ask staff for assistance prior to
your item if required.
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REPORT TO COUNCIL 
 
 
 

Date: December 12, 2016 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (PMc) 

Application: Z16-0020 Owner: 661682 BC Ltd. 

Address: 160 HWY 33 W Applicant: Jordan Kutev Architect Inc. 

Subject: Rezoning Application  

Existing OCP Designation: Mixed Use (Commercial/Residential)(MXR) 

Existing Zone: P4 – Utilities 

Proposed Zone: C4 – Urban Centre Commercial 

 

1.0 Recommendation 

THAT Rezoning Application No. Z16-0020 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot A, Sec. 26, Twp. 26, O.D.Y.D., Plan kap74060, located at 
160 HWY 33 W., Kelowna, BC from the P4 – Utilities zone to the C4 – Urban Centre Commercial 
zone, be considered by Council;  
 
AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration;  
 
AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the outstanding 
conditions of approval as set out in Schedule “A” attached to the Report from the Community 
Planning Department dated December 12, 2016;  

 

2.0 Purpose 

To rezone the subject property to facilitate the redevelopment of the former office building 
located on the site into a small craft distillery and lounge area. 

 

3.0 Community Planning  

The proposed upgrades and adaptive reuse of the former office building located on the subject 
property will help contribute to the overall revitalization efforts in the Rutland Urban Centre.   
The applicant is proposing to create a venue for tasting of distillery products produced on-site 
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and also new restaurant experiences.   The proposed façade design imitates old western 
pioneering architecture for reasons of nostalgia.   The character of this design in context with 
the building form in the surrounding Rutland Urban Centre will be unique and create an easily 
recognizable image for the business.   The façade design includes elements that will help 
animate the streetscape along Hwy 33 West.   It is anticipated that this upgrade will be an 
interim use of the property over the next decade until a more comprehensive redevelopment 
plan is undertaken.   The proposed land use change to C4-Urban Centre Commercial is consistent 
with the zoning of surrounding properties and consistent with the OCP Future Land Use 
Designation of Commercial.   It is for these reasons that Community Planning is supportive of the 
proposal. 
 
Should the application to rezone the subject property be supported by Council, an associated 
Form & Character Development Permit will be administered by Staff. 
 

4.0 Proposal 

4.1 Background 

The subject property was developed with a small office building and several accessory buildings, 
and was formerly the location of the Rutland Waterworks works yard and office.  The property 
was sold to the current owner in 2006.  The shop buildings located on the site were removed in 
2013. 

 

4.2 Project Description 

The applicant is proposing to renovate the existing office building into a craft distillery tasting 
room and snack bar, as well as the constructing of an addition to the rear of the building to 
house a new craft distillery.  The existing driveway access will remain to provide access to a 
parking area to be developed in the rear yard, as well as to provide access to a loading bay to 
service the new distillery. 

As part of the development program, the building façade facing highway 33 is designed to be 
refinished with wood finishes and details reminiscent of a “western” style store front.  The 
redevelopment of the site also includes a landscape plan to upgrade the site landscaping, and to 
improve the buffering of the parking area located in the rear of the building to the neighbouring 
properties. 

4.3 Site Context 

The subject property is located on the north side of HWY 33 W, near the intersection of HWY 33 
W and Rutland Road.  This site is located within the Rutland Urban Centre. 

Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North 
P2 – Education and Minor Institutional 
P1 – Major Institutional 

Rutland community Hall 
Post Office 

East 
C4LP – Urban Centre Commercial (liquor 
primary) 

Vacant night club (old Cadillac Lounge) 

South C4 – Urban Centre Commercial HWY 33 / Commercial uses 

West C4 – Urban Centre Commercial Retail irrigation supplies 
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Subject Property Map:         160 HWY 33 W 
 

 
 

4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA C4 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Minimum Lot Area 460 m2 3,330 m2 

Minimum Lot Width 13 m 18.3 m 

Minimum Lot Depth 30 m 110.6 m 

Development Regulations 
Maximum Floor Area Ratio 1.0 0.07 

Maximum Site Coverage 
(buildings) 

75% 7.3% 

Maximum Height 15m/ 4 storeys 4.4m/1 storey 

Minimum Front Yard 0.0 m 0.0 m 

Minimum Side Yard (west) 0.0 m 0.0 m 

Minimum Side Yard (east) 0.0 m 6.4 m 

Vacant Night Club  
(former Cadillac Lounge) 

SUBJECT PROPERTY 

Credit Union building 

Rutland Community Hall 
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Minimum Rear Yard 0.0 m 97 m 

Other Regulations 
Minimum Parking Requirements 5 stall required 5 stall provided 

Minimum Bicycle Parking 2 required 2 provided 

Minimum Loading Space 1 stall required 1 stall provided 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

Compact Urban Form.1 Develop a compact urban form that maximizes the use of existing 
infrastructure and contributes to energy efficient settlement patterns. This will be done by 
increasing densities (approximately 75 - 100 people and/or jobs located within a 400 metre 
walking distance of transit stops is required to support the level of transit service) through 
development, conversion, and re-development within Urban Centres (see Map 5.3) in particular 
and existing areas as per the provisions of the Generalized Future Land Use Map 4.1. 

Ensure that Urban Centres develop as vibrant commercial nodes2 

Encourage uses and commercial venture that promote local tourism3 

6.0 Technical Comments 

6.1 Building & Permitting Department 

This building will be required to meet the requirements for a F1 occupancy classification. 
A code consultant will be required to provide a code analysis for the distillery portion of 
this building. 

Fire resistance ratings are required for storage, janitor and/or garbage enclosure room(s). 
The drawings submitted for building permit is to clearly identify how this rating will be 
achieved and where these area(s) are located. 

An exit analysis is required as part of the code analysis at time of building permit 
application. The exit analysis is to address travel distances within the units, number of 
required exits per area, accessibility etc. 

Size and location of all signage to be clearly defined as part of the development permit. 
This should include the signage required for the building addressing to be defined on the 
drawings per the bylaws on the permit application drawings. 

Full Plan check for Building Code related issues will be done at time of Building Permit 
applications. 

(Please note The applicant has provided a consultant report for BC Building Code review 
of the proposed development to address concerns.) 

6.2 Development Engineering Department 

See Development Engineering memo dated July 5, 2116 

6.3 Ministry of Transportation and Infrastructure 

                                                
1 City of Kelowna Official Community Plan, Policy 5.3.2 (Development Process Chapter, page 5.3). 
2
 City of Kelowna Official Community Plan, Objective 5.25 (Development Process Chapter, page 5.28). 

3
 City of Kelowna Official Community Plan, Objective 5.26 (Development Process Chapter, page 5.29). 
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Supported, will require “No Parking” signs to be installed along highway frontage. 

6.4 Irrigation District (RWD) 

No Comment. 
 

7.0 Application Chronology  

Date of Application Received:   February 13, 2016  
Date Public Consultation Completed:  May 25, 2016 
Revised architectural drawings received   March 31, 2016 
Engineering comments received    July 7, 2016 
Code review received     September 20, 2016 
 
 

Report prepared by: 

 

     
Paul McVey, Urban Planner 
 
 

Reviewed by:    Ryan Smith, Community Planning Department Manager 
 

Approved for Inclusion:  Doug Gilchrist, Divisional Director, Community Planning & 
Real Estate 

 

Attachments: 

Site Plan 
Rationale Letter 
Conceptual Elevations 
Landscape Plan 
Context/Site Photos 
Summary of Technical Comments 
Copy of Notification Letter 
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Dear local neighbours: 

Below is a plan of what our new concept will be on 160 Hwy 33 West.  The concept is as follows: 

The purpose of the project is to create a small craft distillery that will sell small product both on-site in 

the form of cocktails and for take-home consumption.  Since it will have a lounge endorsement, we aim 

to install a wood fired pizza oven that will sell pizza and Calzones: as well as offer beer, wine and other 

non-alcoholic refreshments.  All of the alcoholic products will be served in a responsible manner. 

This project has many benefits for the Rutland area including: 

 Cleans up an otherwise dormant building and parking lot. 

 Creates excitement into the area. 

 Creates a minimum of 5 new jobs. 

 Provides a new entrant for the Rutland area: There is no distillery or wood fired pizza place. 

 Creates potential for tourists to stop which will add to greater residual benefit to the area. 

 Allows for something new for locals to visit. 

 

Should you have any further questions or concerns please do let me know. 

Dan Allen 

President – Endless Summer Distillery 

250-212-8602 
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REPORT TO COUNCIL 
 
 
 

Date: December 12, 2016 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (LK) 

Application: Z16-0048 Owner: Calvin & Sunok Condy 

Address: 3031 Abbott Street Applicant: John Sproule 

Subject: Rezoning Application  

Existing OCP Designation: MRM – Multiple Unit Residential (Medium Density) 

Existing Zone: RU1 – Large Lot Housing  

Proposed Zone: RM4 – Transitional Low Density Housing 

 

1.0 Recommendation 

THAT Rezoning Application No. Z16-0048 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot 8 Block 2 District Lot 14 ODYD Plan 4743, located at 3031 
Abbott Street, Kelowna, BC from the RU1 – Large Lot Housing zone to the RM4 – Transitional Low 
Density Housing zone, be considered by Council; 

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

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the outstanding 
conditions of approval as set out in Schedule “A” attached to the Report from the Community 
Planning Department dated August 31, 2016; 

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

2.0 Purpose  

To rezone the subject property to facilitate the development of a proposed five-unit townhouse 
project on the subject property. 

3.0 Community Planning  

Community Planning Staff recommends support for the proposed rezoning to facilitate the 
development of a five-unit townhouse on the subject property. 

The proposed rezoning is consistent with the Official Community Plan (OCP) Future Land Use 
designation of MRM – Multiple Unit Residential (Medium Density). The MRM designation extends to 

33



Z16-0048 – Page 2 

 
 

a number of properties to the North, East and South of the subject property. To date, only one 
other site has redeveloped. Due to the small lot sizes, the assembly of multiple lots is generally 
needed to achieve the development and density envisioned for the area. With the site being a 
corner lot, the property presents an opportunity for urban infill development that isn’t 
achievable on individual interior lots. 

The property’s proximity to retail services, employment opportunities, recreation and 
transportation options make it an appropriate location for the addition of residential density. The 
proposed project will help contribute to fulfilling the City’s policy of ‘Complete Communities’ by 
increasing the residential density of the property and neighbourhood. The project is also 
consistent with several other OCP Urban Infill policies including ‘Compact Urban Form’ and 
‘Sensitive Infill’. The parcel fronts onto the Abbott Street multi-use corridor fulfilling the City’s 
policy of Ground Oriented Housing. 

Although row housing and stacked row housing are permitted forms of development within the 
RM4 zone, it was created with low rise apartments in mind and the development regulations 
reflect this. As a row house development on a small urban lot, several of the development 
regulations are not met and variances are being requested. 

Row houses are typically developed under the RM3 zone and Staff are considering the variances 
in light of the development regulations for similar forms of development in other zones. For 
example, the development has access to grade and individual unit entrances face onto Newsom 
Road and Abbott Street, and is considered ground-oriented housing. Several OCP policies support 
this form of development to improve housing options for families. While both the RM2 and RM3 
zones have development regulations that specifically encourage ground-oriented housing, 
primarily through the reduction of front and side yard setbacks, the RM4 zone does not have 
these same provisions since ground-oriented housing is not characteristic of the zone. 

In fulfillment of Council Policy No. 367, the applicant completed public notification and 
consultation with property owners within 50 m of the subject property.  

4.0 Proposal 

4.1 Project Description 

Proposed Development 

The proposed development consists of a five-unit, three storey townhouse building with attached 
garages. The intent is to create a building strata, thus allowing the units to be sold individually. 
Unit sizes range from just under 1,600 ft² (148 m²) up to 1,800 ft² (167 m²), with private exterior 
decks or patio space. The unit breakdown comprises of one two-bedroom unit and the four three-
bedroom units, making this development appealing for families.  

Secured parking is provided for each of the units. The rear of the building has four attached 
garages which are accessed from the lane and one garage accessed from Newsom Avenue. Each 
garage offers tandem parking for two vehicles. Each unit has an at-grade pedestrian entrance 
facing either Newsom Avenue or Abbott Street. The location along Abbott Street, and the 
proximity to the South Pandosy amenities and Okanagan Lake make this development appealing 
to expectant buyers. 

Rezoning 

The property is currently zoned RU1 – Large Lot Housing and the proposed zone is RM4 – 
Transitional Low Density Housing. The RM4 zone was created to facilitate development that 
provides a transition between low and medium density developments. It is the lower density of 
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the two zones under the MRM – Multiple Unit Residential (Medium Density) Future Land Use 
designation, the other being RM5 – Medium Density Multiple Housing. 

Variances 

This project is similar to another that was approved by Council in March of this year and located 
at 1295 St. Paul Street in the downtown for a 4-unit townhouse development. The applicant is 
requesting several similar variances to facilitate this housing form on the subject parcel. The 
variances are noted in the Zoning Analysis Table in Section 4.3 below and include increasing the 
site coverage, reducing setbacks, and allowing an additional driveway access. Should the zoning 
be supported by Council, a development permit and the variances will come forth to Council for 
approval. 

4.2 Site Context 

The subject property is located at the southeast corner of Abbott Street and Newsom Avenue in 
the South Pandosy Urban Centre. It is west of the SOPA development on Pandosy Street. The 
parcel is designated for development as MRM – Multiple Unit Residential (Medium Density) within 
the Official Community Plan (OCP) and is within the Permanent Growth Boundary. The 
surrounding area is characterized by a mix of single dwelling housing to the north, south and 
west. There is some multi-residential to the north and mixed use commercial and residential to 
the east along Pandosy Street. The Kelowna Paddle Centre is across Abbott Street to the west. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU1 – Large Lot Housing Single Dwelling Housing 

East RU1 – Large Lot Housing Single Dwelling Housing 

South RU1 – Large Lot Housing Single Dwelling Housing 

West P3 – Parks & Open Space 
Single Dwelling Housing 
Paddle Centre 

 

Context Map:          Future Land Use 
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Subject Property Map: 3031 Abbott Street 

 

4.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM4 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Minimum Lot Area 900 m2 632.70 m2 * 

Minimum Lot Width 30.0 m 14.90 m * 

Minimum Lot Depth 30.0 m 43.04 m * 

Development Regulations 
Maximum Floor Area Ratio 1.15 1.15 

Maximum Site Coverage 
(buildings) 

50% 51%  

Maximum Site Coverage 
(buildings, driveways and 

parking) 
60% 68.8%  

Maximum Height 13.0 m / 3 storeys 13.0 m & 3 storeys 

Minimum Front Yard 
4.5 m (two storeys or less) 

6.0 m (more than two storeys) 
3.0 m  

6.0m  

Minimum Side Yard (south) 
2.3 m (two storeys or less) 

4.5 m (more than two storeys) 
1.5 m  

Minimum Side Yard (north) 4.5 m 0.6 m  

Minimum Rear Yard 7.5 m (two storeys or less) 1.5 m  

Other Regulations 
Minimum Parking Requirements 10 stalls (5 full, 5 medium) 10 stalls (5 full, 5 medium)  

Minimum Private Open Space 25 m2 per dwelling 58 m2 per dwelling (average) 

Subdivision, Development & Servicing Bylaw No. 7900 

Driveway Access (not allowed 
with rear lane access) 

No driveway access 
Newsom Avenue driveway access 

proposed  

Ab
bo
tt 
Str
ee
t 

Pa
nd
os
y 
Str
ee
t 

KLO Road 

SOPA 
Square 
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* No subdivision is being proposed; therefore, the lot does not need to conform to the minimum lot dimensions of the RM4 

subdivision regulations. 

 Indicates a requested variance to increase the building site coverage from 50% to 51%. 

 Indicates a requested variance to increase the total site coverage from 60% to 68.8%. 

 Indicates a requested variance to reduce the front yard setback from 4.5 m to 3.0 m proposed. 

 Indicates a requested variance to reduce the side yard setback from 4.5m to 1.5m proposed. 

 Indicates a requested variance to reduce the flanking street side setback from 4.5 m to 0.6 m proposed. 

 Indicates a requested variance to reduce the rear yard setback from 7.5 m to 1.5 m proposed. 

 Indicates a requested variance to allow a driveway access when a parcel abuts a lane. 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

Complete Communities.1 Support the development of complete communities with a minimum 
intensity of approximately 35-40 people and/or jobs per hectare to support basic transit service – 
a bus every 30 minutes. 

Compact Urban Form.2 Develop a compact urban form that maximizes the use of existing 
infrastructure and contributes to energy efficient settlement patterns. This will be done by 
increasing densities (approximately 75 - 100 people and/or jobs located within a 400 metre 
walking distance of transit stops is required to support the level of transit service) through 
development, conversion, and re-development within Urban Centres (see Map 5.3) in particular 
and existing areas as per the provisions of the Generalized Future Land Use Map 4.1. 

Sensitive Infill.3 Encourage new development or redevelopment in existing residential areas to 
be sensitive to or reflect the character of the neighbourhood with respect to building design, 
height and siting. 

Healthy Communities.4 Through current zoning regulations and development processes, foster 
healthy, inclusive communities and a diverse mix of housing forms, consistent with the 
appearance of the surrounding neighbourhood. 

Housing Mix.5 Support a greater mix of housing unit size, form and tenure in new multi-unit 
residential and mixed use developments. 

Ground-Oriented Housing.6 Encourage all multiple-unit residential buildings in neighbourhoods 
with schools and parks to contain ground-oriented units with 2 or more bedrooms so as to provide 
a family housing choice within the multi-unit rental or ownership markets. High density 
residential projects in the Downtown area are encouraged to include a ground-oriented housing 
component, especially where such can be provided on non-arterial and non-collector streets. 

  

                                                      
1 City of Kelowna Official Community Plan, Policy 5.2.4 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.3.2 (Development Process Chapter). 
3 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter). 
4 City of Kelowna Official Community Plan, Policy 5.22.7 (Development Process Chapter). 
5 City of Kelowna Official Community Plan, Policy 5.22.11 (Development Process Chapter). 
6 City of Kelowna Official Community Plan, Policy 5.23.1 (Development Process Chapter). 
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6.0 Technical Comments  

6.1 Building & Permitting Department 

 No concerns with rezoning. 

 Additional comments provided for Development Permit and Development Variance Permit 
applications. 

6.2 Development Engineering Department 

 Refer to Attachment A dated August 31, 2016. 

6.3 Fire Department 

 The complex shall have one main address with unit numbers or each addressed off of the 
street that the unit is accessed from. 

 Laneways are not for emergency access. 

6.4 FortisBC - Electric 

 There are FortisBC Inc (Electric) (“FBC(E)”) primary distribution facilities along Abbott 
Street and Newsom Avenue.  Based on the plans submitted, it is unclear whether 
adequate space has been provided to accommodate the transformation required to 
service the proposed development.   It is recommended that FBC(E) be contacted as soon 
as possible to determine servicing and land rights requirements for the proposed design.  
The applicant is responsible for costs associated with any change to the subject property's 
existing service, if any, as well as the provision of appropriate land rights where required. 

Otherwise, FBC(E) has no concerns with this circulation. 

7.0 Application Chronology  

Date of Application Received:  August 29, 2016  
Date Public Consultation Completed: September 28, 2016  
Date of Amended Plans Received:  November 24, 2016 

Report prepared by: 

     
Lydia Korolchuk, Planner 
 
Reviewed by:    Terry Barton, Urban Planning Manager 
 
Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 

Attachments:  

Attachment ‘A’ – Development Engineering Memorandum 
Siteplan & Floor Plans 
Conceptual Elevations & Renderings 
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REPORT TO COUNCIL 
 
 
 

Date: December 5, 2016 

RIM No. 1250-04 

To: City Manager 

From: Community Planning Department (LK) 

Application: 
OCP16-0013 

TA16-0008 
Owner: 

Kettle Valley Holdings Ltd., 
INC. No. 551772 

City of Kelowna 

Address: 
410 Providence Avenue 

347 Quilchena Drive 
Applicant: Aplin Martin Consultants Ltd. 

Subject: OCP Amendment & Text Amendment Applications  

Existing OCP Designation: 
EDINST – Educational/ Major Institutional 
PARK – Major Park/Open Space (public) 
 

Proposed OCP Designation: 
S2RES – Single/ Two Unit Residential 
MRM – Multiple Unit Residential (Medium Density) 
PARK – Major Park/Open Space (public) 

Existing Zone: CD2 – Kettle Valley Comprehensive Residential Development 

 

1.0 Recommendation 

THAT Official Community Plan Map Amendment Application No. OCP16-0013 to amend Map 4.1 in 
the Kelowna 2030 - Official Community Plan Bylaw No. 10500 by changing the Future Land Use 
designation of Lot 1 Section 23 Township 28 SDYD Plan KAP85435 located at 410 Providence 
Avenue, Kelowna, BC from the EDINST – Educational/ Major Institutional to MRM – Multiple Unit 
Residential (Medium Density), EDINST – Educational/ Major Institutional to S2RES – Single/ Two 
Unit Residential, EDINST – Educational/ Major Institutional to PARK – Major Park/Open Space 
(Public) designations as shown on Map “A” attached to the Report from Community Planning 
Department dated December 5, 2016, be considered by Council; 

AND THAT Official Community Plan Map Amendment Application No. OCP16-0013 to amend Map 
4.1 in the Kelowna 2030 - Official Community Plan Bylaw No. 10500 by changing the Future Land 
Use designation of portions of Lot 2, Section 23, Township 28, SDYD, Plan KAP85435, located on 
Quilchena Drive, Kelowna, B.C. from the EDNIST – Education/Major Institutional designation to 
PARK – Major Park / Open Space designation as shown on Map “A” attached to the Report from 
Community Planning Department dated December 5, 2016, be considered by Council; 

THAT Official Community Plan Map Amendment Application No. OCP16-0013 to amend Map 4.1 in 
the Kelowna 2030 - Official Community Plan Bylaw No. 10500 by changing the Future Land Use 
designation of 

47



OCP16-0013 & TA16-0008 – Page 2 

 
 

 

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

AND THAT Council considers the Public Information Session public process to be appropriate 
consultation for the Purpose of Section 879 of the Local Government Act, as outlined in the 
Report from the Community Planning Department dated December 5, 2016; 

AND THAT Zoning Bylaw Text Amendment Application No. TA16-0008 to amend City of Kelowna 
Zoning Bylaw No. 8000 as outlined in the Report from the Community Planning Department dated 
December 5, 2016 for Lot 1 Section 23 Township 28 SDYD Plan KAP85435 located at 410 
Providence Avenue 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 Official Community Plan Map Amending Bylaw and the 
Zoning Bylaw Text Amending Bylaw be considered subsequent to the outstanding conditions of 
approval as set out in Schedule “A” attached to the Report from the Community Planning 
Department dated September 28, 2016. 

2.0 Purpose  

To amend the Official Community Plan to change the Future Land Use designation and to amend 
the Kettle Valley Comprehensive Development Zone (CD2) to facilitate the development of Single 
Family Residential and Multi-Family Residential development on the subject property. 

3.0 Community Planning  

Staff are supportive of the proposed OCP Amendment and Text Amendment applications to 
facilitate residential development at 410 Providence Avenue.  School District 23 (SD23) recently 
confirmed that they no longer have any interest in the land and will not proceed with their 
option to purchase. This triggered the Developer to consider alternative solutions for the site and 
Planning is supportive of providing a range of single family and low density multi-family that is 
consistent and complements the surrounding neighbourhood. In addition, the developer is 
committed to re-establishing the City’s soccer field in a different location on-site that is more 
compatible with the adjacent Quilchena Park. The developer is also proposing to construct a 
multi-use trail as part of Road ‘B’ in order to connect Quilchena Park and Main Street Park in 
order to promote walking and cycling. 

The Kettle Valley neighbourhood has a significant park and open space network (17 acres plus the 
green space associated with Chute Lake Elementary) that goes beyond the City’s minimum 
standards due in large part to the successful partnership agreements with the Developer over the 
past decade.  The retention of the soccer field is a key City priority as it has become a well-used 
community asset with more than 250 hours of bookable time each year in addition to more casual 
‘drop-by’ use.  This amount of use is anticipated to increase over the coming decade as the City 
continues to grow.  By relocating the soccer field within an expanded Quilchena Park, it will take 
advantage of the existing parking lot, playground and other existing park amenities. 

Should the OCP Amendment and Text Amendment be supported by Council, the applicant would 
be required to apply for a Form & Character Development Permit for the Multi-Family Residential 
Development and Building Permits for the Single Family Residential Development. Staff will also 
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need to issue a subdivision to create the new lots and prior to Final Subdivision the developer will 
be required to: 

1. Dedicate the land for Parks to the City of Kelowna; 

2. Substantially complete the soccer field construction and surrounding park landscaping to 
City standards. 
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Figure 1 – Rendering of dwellings with ‘front’ yards backing onto Quilchena 

Park. 

4.0 Proposal 

4.1 Background 

As part of the original Kettle Valley Community Master Plan approvals in 1996, the subject 
property, at 14.1 acres was designated for a future public school in the OCP and the Kettle Valley 
Comprehensive Development Zone (CD2) with SD23 holding an option to purchase.  Knowing that 
the school was a long term objective, a partnership was formed in 1998 between the City and the 
Developer to build and operate a public soccer field, parking area and trail system on the site. It 
was formalized through a lease agreement that still stands to this day.  With the opening of the 
nearby Chute Lake Elementary School in 2006, recent upgrades and expansion to Okanagan 
Mission Secondary School in 2014 and a future middle school development planned within the 
‘Ponds’ neighbourhood, SD23 has determined they have no interest in acquiring the subject site.  
They formally withdrew their option to purchase the site from the developer in 2015 (refer to 
Attachment “C” for the specific details of the agreement). Part of the agreement requires that 
Kettle Valley Developments provide a payment in lieu of the transfer of land equivalent to the 
School Acquisition Fee to SD23, effectively making a contribution to the public school system. 
Therefore, the preservation of the school designation in the OCP and within CD2 is no longer 
warranted and alternative forms of development may be considered.  

4.2 Project Description 

The developer’s proposal includes a 
combination of Single Family Homes 
and Multi-Family Row Housing for an 
estimated total of 82 units.  The CD2 
– Kettle Valley Comprehensive 
Residential Development zone allows 
for a maximum density of 1028 units.  
The current neighbourhood build-out 
is well below this maximum by 
approximately 225 units. The 
proposed subdivision has been 
designed to blend with the 
established neighbourhood pattern. 
This includes smaller lots and multi-
family units surrounded by medium sized lots, as a transition to the existing similar zoned 
parcels. The proposed residential parcels that would normally back onto Quilchena Park will be 
designed to ‘front’ onto the park to provide an appealing park interface.  

The combination of house types and the proposed row house units will expand the range of 
housing types available in Kettle Valley, while supporting the existing services and amenities in 
the area.  In addition, the developer is proposing a 2.9-acre park dedication to the City in order 
to expand Quilchena Park on the western side and provide a replacement soccer field designed to 
regulation standards.  There is also a small park dedication proposed near Road ‘B’ and 
Providence Avenue that will act as additional greenspace area. The proposed development also 
includes a multi-use pathway along one of the local roads (proposed ‘Road B’) to provide a 
walking and cycling connection to the village centre. In an effort to provide a sensitive transition 
from the established neighbourhood to the proposed area, all parcels with significant slope will 
have registered ‘No Build’ and ‘No Disturb’ covenants on title.  
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Should the OCP Amendment and Text Amendment applications be approved by Council, the park 
dedication together with the building of the soccer field will be requirements of the Subdivision 
application. 

4.3 Public Consultation 

Council Policy No. 367 – Public Notification & Consultation for Development Applications requires 
the applicant to consult the public regarding the proposed OCP Amendment and Text Amendment 
for the subject property. The public engagement completed by the applicant includes: 

 Open House #1 – February 15, 2016 from 4pm -7pm at the Okanagan Mission Community 
Hall (attendance approx. 107 people) – included a follow-up online survey to provide 
public feedback. 

 Open House #2 – May 2, 2016 from 4pm – 7pm at the Okanagan Mission Community Hall 
(attendance approx. 60 people). 

 Kettle Valley website (www.kettlevalley.com) - Maintains a page dedicated to the subject 
property ‘Quilchena Development’ 

 Facebook page (The Village of Kettle Valley) - provides project information.  

Figure 1.0 – Proposed Subdivision Layout 
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Site Context 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North 
CD2 – Kettle Valley Comprehensive 
Residential Development  

Single Dwelling Housing 

East 
CD2 – Kettle Valley Comprehensive 
Residential Development  

Single Dwelling Housing 
Park 

South 
CD2 – Kettle Valley Comprehensive 
Residential Development  

Single Dwelling Housing 

West 
CD2 – Kettle Valley Comprehensive 
Residential Development  

Park  
Single Dwelling Housing 

 

Subject Property Map: 410 Providence Avenue 
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Subject Property: 410 Providence Avenue 

 
 
Future Land Use Map: 410 Providence Avenue
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Kettle Valley Proposed Regulating Plan – Amended area indicated. 

 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Chapter 5:  Development Process 

Re-designation of School Sites1. Not support the re-designation of surplus school sites 
(e.g. Raymer, both Dilworth sites, McWilliams Centre. Johnson Road, South Kelowna, 
former Dr.Knox, Casorso, Kettle Valley) to ensure retention of facilities and open space as 
a community asset. 

Note: Staff are of the opinion that the subject property is not subject to this 
policy. School District #23 never formally acquired this property (and no public 
funds were utilized for acquisition) and as such, does not meet the intent of the 
policy.  

Compact Urban Form.2 Develop a compact urban form that maximizes the use of existing 
infrastructure and contributes to energy efficient settlement patterns. This will be done 
by increasing densities (approximately 75 - 100 people and/or jobs located within a 400 
metre walking distance of transit stops is required to support the level of transit service) 
through development, conversion, and re-development within Urban Centres (see Map 
5.3) in particular and existing areas as per the provisions of the Generalized Future Land 
Use Map 4.1. 

                                                      
1 City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter). 
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Sensitive Infill.3 Encourage new development or redevelopment of existing residential 
areas to be sensitive to or reflect the character of the neighbourhood with respect to 
building design, height and siting. 

Healthy Communities.4 Through current zoning regulations and development processes, 
foster healthy, inclusive communities and a diverse mix of housing forms, consistent with 
the appearance of the surrounding neighbourhood. 

  

                                                      
3 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter). 
4 City of Kelowna Official Community Plan, Policy 5.22.7 (Development Process Chapter). 
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6.0 Technical Comments  

6.1 Development Engineering Department 

 Refer to Attachment A: Development Engineering Memorandum 

7.0 Application Chronology  

Date of Application Received:  July 15, 2016  
Date of Public Open House #1:  February 15, 2016  
Date of Public Open House #2:  May 2, 2016 

Report prepared by: 

     
Lydia Korolchuk, Planner 
 
 
Reviewed by:   Terry Barton, Urban Planning Manager 
 
Reviewed by:   Ryan Smith, Community Planning Department Manager 
 

Attachments:  

Attachment A: Development Engineering Memorandum dated September 28, 2016 
Attachment B: Lot Plan (Aplin Martin) 
Attachment C: Copy of Kettle Valley /SD23 Agreement 
Map A: OCP Amendment – Map 4.1 Generalized Future Land Use 
Map B: Kettle Valley Proposed Regulating Plan 
Map C: Type III or IV Housing 
Map D: Type V – Village/ Small Single Family 
Map E: Type VI – Village Multi-Family 
Map F: Type VII or VIIa – Cluster Estate 
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MAP "A" OCP AMENDMENT

EDINST to MRM
EDINST to PARK
EDINST to S2RES

OCP16-0013

This map is for general information only.
The City of Kelowna does not guarantee its
accuracy. All information should be verified.

Rev. Monday, November 28, 20160 6030 Metres

Amend the OCP for a portion of the subject property
from Education / Institutional (EDINST) to 
Single/Two Unit Residential (S2RES).

Subject Property Notes:

Amend the OCP for a portion of the subject property
from Education / Institutional (EDINST) to 
Multiple Unit Residential (Medium Density) (MRM)

Subject Property Notes:

Amend the OCP for a portion of the subject property
(Lot 1) from Education/Institutional (EDINST)
to Major Park and Open Space (PARK).

Subject Property Notes:

Amend the OCP for a portion of the subject property
(Lot 2) from Education/Institutional (EDINST)
to Major Park and Open Space (PARK).

Subject Property Notes:
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