
City of Kelowna

Regular Council Meeting

AGENDA

 
Tuesday, January 10, 2017

6:00 pm

Council Chamber

City Hall, 1435 Water Street
Pages

1. Call to Order

2. Reaffirmation of Oath of Office

The Oath of Office will be read by Mayor Basran.

3. Confirmation of Minutes 1 - 13

Public Hearing - December 13, 2016.
Regular Meeting - December 13, 2016.

4. Bylaws Considered at Public Hearing

4.1 160 Hwy 33 W, BL11334 (Z16-0020) - 661682 BC Ltd 14 - 14

To give Bylaw No. 11334 second and third readings in order to facilitate the
redevelopment of the former office building located on the site into a small craft
distillery and lounge area.

4.2 3031 Abbott St, BL11337 (Z16-0048) - Calvin and Sunok Condy 15 - 15

To give Bylaw No. 11337 second and third readings in order to rezone the subject
property from the RU1 - Large Lot Housing zone to the RM4 - Transitional Low Density
zone in order to facilitate the development of a proposed five-unit townhouse project.

4.3 410 Providence Ave & 347 Quilchena Dr, (BL11328) OCP16-0013 - Kettle Valley
Holdings Ltd

16 - 17

Requires a majority of all members of Council (5).
To give Bylaw No. 11328 second and third readings in order to amend the Official
Community Plan to change the Future Land Use designation.



4.4 410 Providence Ave and 347 Quilchena Dr, (BL11329) TA16-0008 - Kettle Valley
Holdings Ltd

18 - 23

To give Bylaw No. 11329 second and third readings in order to 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.

5. Notification of Meeting

The City Clerk will provide information as to how the following items on the Agenda were
publicized.

6. Development Permit and Development Variance Permit Reports

6.1 1665 & 1697 Innovation Drive, BL11296 (OCP16-0014) - Midwest Ventures Ltd 24 - 25

Requires a majority of all members of Council (5).
To adopt Bylaw No. 11296  in order to change the future land use designation of the
subject property to facilitate the construction of a 6 storey hotel.

6.2 1665 & 1697 Innovation Drive, BL11297 (Z16-0036) - Midwest Ventures Ltd 26 - 27

To adopt Bylaw No. 11297 in order to rezone portions of two properties to facilitate the
construction of a 6 storey hotel.

6.3 1665 & 1697 Innovation Drive, DP16-0188 & DVP16-0189 - Midwest Ventures Ltd 28 - 46

City Clerk to state for the record any correspondence received.  Mayor to invite anyone
in the public gallery who deems themselves affected by the required variance(s) to
come forward.

To consider the form and character of a proposed 6 storey hotel and associated
landscaping and parking, and to vary the maximum height and number of on-building
signs.

6.4 755 Academy Way, DP16-0206 / DVP16-0207 & DP16-0210/DVP16-0211 - Watermark
Developments Ltd

47 - 137

City Clerk to state for the record any correspondence received.  Mayor to invite anyone
in the public gallery who deems themselves affected by the required variance(s) to
come forward.

To review the Form &  Character Development Permit for two multi-family buildings
known as ‘U5A’ &  ‘U5B’. ‘U5A’ is a 4 ½ storey 108 rental unit project and ‘U5B’ is a 3 ½
storey 72 unit strata project.



6.5 332 Lake Ave, DP16-0258 & DVP16-0259 - Windmill Ventures Ltd & 0797989 BC Ltd 138 - 186

City Clerk to state for the record any correspondence received.  Mayor to invite anyone
in the public gallery who deems themselves affected by the required variance(s) to
come forward.
To review the Form &  Character Development Permit for a 4 ½ storey, 35 unit
condominium multi-family buildings known as Magala Place and to review the project
for a number of variances.

7. Reminders

8. Termination
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CITY OF KELOWNA 
 

BYLAW NO. 11334 
Z16-0020 – 661682 BC Ltd – 160 HWY 33 W 

 

 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 8000". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning 
classification of Lot A, Section 26, Township 26, ODYD, Plan KAP74060 located on HWY 
33 W, Kelowna, B.C., from the P4 - Utilities zone to the C4 – Urban Centre Commercial 
zone. 

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

from the date of adoption. 
 
 
Read a first time by the Municipal Council this 12th day of December, 2016.  
 
 
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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CITY OF KELOWNA 
 

BYLAW NO. 11337 
Z16-0048 – Calvin & Sunok Condy – 3031 Abbott Street 

 
 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 8000". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning 
classification of Lot 8, Block 2, District Lot 14, ODYD, Plan 4743 located on Abbott Street, 
Kelowna, B.C., from the RU1 – Large Lot Housing zone to the RM4 – Transitional Low Density 
Housing zone. 

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

date of adoption. 
 
 
Read a first time by the Municipal Council this 12th day of December, 2016.  
 
 
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. 11328 
 

Official Community Plan Amendment No. OCP16-0013 – 410 
Providence Avenue and 347 Quilchena Drive - 

Kettle Valley Holdings Ltd., Inc. No. 551772 and The City of Kelowna 

 
A bylaw to amend the "Kelowna 2030 – Official Community Plan Bylaw No. 10500". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 
1. THAT Map 4.1 - GENERALIZED FUTURE LAND USE of “Kelowna 2030 – Official 

Community Plan Bylaw No. 10500” be amended by changing the Generalized Future 
Land Use designation of Lot 1, Section 23, Township 28, SDYD, Plan KAP85435, located 
on Providence Avenue, Kelowna, B.C., from the EDINST – Educational/Major 
Institutional to MRM – Multiple Unit Residential (Medium Density), EDNIST – 
Education/Major Institutional to S2RES – Single / Two Unit Residential, EDNIST – 
Education/Major Institutional to PARK – Major Park / Open Space designations as per 
Map “A” attached to and forming part of this bylaw; 
 

2. THAT Map 4.1 - GENERALIZED FUTURE LAND USE of “Kelowna 2030 – Official 
Community Plan Bylaw No. 10500” be amended by changing the Generalized 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 per Map “A” attached to and forming part of this bylaw; 
 

3. 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 5th day of December, 2016.  
 
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. 11329 
TA16-0008 – Amendment to the CD2 – Kettle Valley 

Residential Development  
 

 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 8000". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended as follows Schedule B – 
Comprehensive Development Zones, CD2 – Kettle Valley Comprehensive Residential 
Development, be amended by:  
 
a) deleting both “Kettle Valley Proposed Regulating Plan” and the Kettle Valley 

Regulating Plan” maps in their entirety and replacing it with a new “Kettle Valley 
Regulating Plan” as attached to this bylaw as Map B; 
 

b) deleting in Map 1 (page 4 of 17) the Type III or IV Village/Park Single Family 
diagram and replacing it with a new diagram as attached to this bylaw as Map C; 

 
c) deleting in Map 1 (page 5 of 17) the Type III or IV Village/Park Single Family 

diagram and replacing it with a new diagram as attached to this bylaw as Map C; 
 

d) deleting in Map 1 (page 6 of 17) the Type V Village Small Single Family/Multi 
Family diagram and replacing it with a new diagram as attached to this bylaw as 
Map D; 

 
e) deleting in Map 1 (page 7 of 17) the Type VI Village Multi Family diagram and 

replacing it with a new diagram as attached to this bylaw as Map E; 
 

f) deleting in Map 1 (page 8 of 17) the Type VII – Cluster Estate/ VIIa Cluster Estate 
diagram and replacing it with a new diagram as attached to this bylaw as Map F; 
 

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 5th day of December, 2016.  
 
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. 11296 
 

Official Community Plan Amendment No. OCP16-0006 – 
Midwest Ventures Ltd., Inc. No. BC0046021 

1665 & 1697 Innovation Drive 

 
A bylaw to amend the "Kelowna 2030 – Official Community Plan Bylaw No. 10500". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 
1. THAT Map 4.1 - GENERALIZED FUTURE LAND USE of “Kelowna 2030 – Official 

Community Plan Bylaw No. 10500” be amended by changing the Generalized Future 
Land Use designation of a portion of Lot 13, Section 14, Township 23, ODYD, Plan 
KAP82802 and Lot 14, Section 14, Township 23, ODYD, Plan KAP82802 Except Plan 
EPP23036, located on Innovation Drive, Kelowna, B.C., from the IND – Industrial 
designation to the COMM – Commercial designation as per Map “A” attached; 

 
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 17th day of October, 2016. 
 
 
Considered at a Public Hearing on the 1st day of November, 2016. 
 
 
Read a second and third time by the Municipal Council this 1st day of November, 2016. 
 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11297 
Z16-0036 – Midwest Ventures Ltd., Inc. No. BC0046021  

1665 & 1697 Innovation Drive 

 

 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 8000". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning 
classification of part of Lot 13, Section 14, Township 23, ODYD, Plan KAP82802 and Lot 
14, Section 14, Township 23, ODYD, Plan KAP82802 Except Plan EPP23036, located on 
Innovation Drive, Kelowna, B.C., from the CD15 – Comprehensive Development Zone to 
the C9 – Tourism Commercial zone. 

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

from the date of adoption. 
 
 
Read a first time by the Municipal Council this  17th day of October, 2016. 
 
 
Considered at a Public Hearing on the 1st day of November, 2016. 
 
 
Read a second and third time by the Municipal Council this  1st day of November, 2016. 
 
 
Approved under the Transportation Act this 20th day of December, 2016. 
 
____________________Robyn Clifford__________________________________ 
(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 
 
 
 

Date: Nov. 29, 2017 

RIM No. 0940-00 

To: City Manager 

From: Community Planning Department (RR) 

Application: DP16-0188 & DVP16-0189 Owner: Midwest Ventures Ltd  

Address: 1665 and 1697 Innovation Dr Applicant: Midwest Ventures Ltd 

Subject: Development Permit and Development Variance Permit – 1665 Innovation 

Existing OCP Designation: IND - Industrial 

Proposed OCP Designation: COMM - Commercial 

Existing Zone: CD15 – Comprehensive Development 

Proposed Zone: C9 – Tourism Commercial 

 

1.0 Recommendation 

THAT final adoption of OCP Amendment Bylaw BL11296 and Rezoning Bylaw BL11297 be 
considered by Council;  
 
AND THAT Council authorizes the issuance of Development Permit No. DP16-0188 for Lot 13 
Section 14 Township 23 ODYD Plan KAP82802 and Lot 14 Section 13 Township 23 ODYD Plan 
KAP82802 except Plan EPP23036, located at 1665 and 1697 Innovation Dr, Kelowna, BC), located 
at 1665 Innovation Drive, Kelowna, BC subject to the following:  
 
1. The dimensions and siting of the building to be constructed on the land be in accordance with 
Schedule “A,”  
 
2. The exterior design and finish of the building to be constructed on the land, be in accordance 
with Schedule “B”;  
 
3. Landscaping to be provided on the land be in accordance with Schedule “C”;  
 
4. The applicant be required to post with the City a Landscape Performance Security deposit in 
the form of a “Letter of Credit” in the amount of 125% of the estimated value of the landscaping, 
as determined by a Registered Landscape Architect;  
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DP16-0188 and DVP16-0189 – Page 2 

 
 

AND THAT Council authorizes the issuance of Development Variance Permit No. DVP16-0189 for 
Lot 13 Section 14 Township 23 ODYD Plan KAP82802 and Lot 14 Section 13 Township 23 ODYD Plan 
KAP82802 except Plan EPP23036, located at 1665 and 1697 Innovation Dr, Kelowna, BC), located 
at 1665 Innovation Drive, Kelowna, BC; 
 
AND THAT variances to the following section of Zoning Bylaw No. 8000 be granted:  
 
Section [14.9.5 (b)]: [C9 Tourist Commercial Development Regulations]  
To vary the required maximum height from the lessor of 22.0 m or 6 storeys to the lessor of 23.5 
m or 6 storeys.  
 
AND THAT variances to the following section of Signage Bylaw No. 8235 be granted:  
 
Section [6.1]: [C9 Tourist Commercial Signage Regulations]  
To vary the maximum number of Awning, Fascia, Canopy, Under canopy/awning signs from 2 per 
business to 5 per business 
 
AND THAT Council’s consideration of this Development Permit 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 November 29, 2016;  
 
AND THAT the applicant be required to complete the above noted conditions of Council’s 
approval of the Development Variance Permit Application in order for the permits to be issued;  
 
AND THAT prior to the Issuance of the Development Permit, that the subdivision consolidating 
Lots 13 and 14 be completed; 
 
AND THAT prior to the Issuance of the Development Permit, a covenant be registered on the 
neighbouring property dedicating parking subject to 8.1.10 (a) of the City of Kelowna Zoning 
Bylaw No. 8000; 
 
AND FURTHER THAT this Development Variance Permit is valid for two (2) years from the date of 
Council approval, with no opportunity to extend. 

2.0 Purpose  

To consider the form and character of a proposed 6 storey hotel and associated landscaping and 
parking, and to vary the maximum height and number of on-building signs.  

3.0 Community Planning  

Community Planning staff support the application for the Development Permit and the 
Development Variance Permit.  

The variances are minor variances. The 1.5 m increase in building height does not increase the 
overall storey count, but allows additional roof detail. The height of the building will not be out 
of character with the 6 storey building to the north. The increase to the number of signs is a 
consequence of the building having 3 road facings, requiring some additional signage.  

The site layout is appropriate for the intended use. The building will front onto Innovation Drive, 
with parking on the interior of the site. The proposed landscaping treatment will screen parking 
and service areas of the site appropriately.  
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DP16-0188 and DVP16-0189 – Page 3 

 
 

4.0 Proposal 

4.1 Project Description 

 

 

The applicants have proposed a 6 storey hotel with associated parking and landscaping. The hotel 
is currently intended to be constructed for the Hampton Inn and Suites, and adheres to the brand 
design and colour standards.  

The site layout is appropriate for the neighbourhood. The building masses onto Innovation Dr, 
with the parking lot on the inside of the lot. As the remaining properties develop, the parking lot 
will be screened by buildings from all sides.  

The proposed landscaping is suitable for the development and the neighbourhood expectations. 
Boulevard trees will screen the bulk of the frontage, and the proposal has sufficient parking lot 
shade trees.  
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DP16-0188 and DVP16-0189 – Page 4 

 
 

  

 

Overall, the proposed design, site layout and landscaping meet the majority of City Design 
Guidelines for the Comprehensive Development Permit Area.  

4.2 Variances 

The applicants have requested two variances to City Bylaws.  

The first variance is a 1.5 m variance to the maximum height of the building. The zone allows for 
the construction of a 6 storey building 22.0m in height. The applicant’s design is for a 6 storey 
building measuring 23.5 m in height.  

The applicant has indicated that the 1.5 m increase in height will allow the building to include a 
prominent roof feature.  

Staff have no concerns with the proposed variance. The extra 1.5 m in height does not block any 
views of neighbouring properties and will not loom over private residential space. The proposed 
roof feature enhances the design and is preferable to plain box design.  

The second variance is to the total number of signs on the project. The Sign Bylaw allows the 
installation of two fascia signs on the building. The applicant has proposed 5 signs. The applicant 
has indicated that because the building faces two roads and fronts the internal parking lot, that 
additional signs are needed for all-side identification.  

While the applicant has requested additional signage, the proposed design is well under the 
maximum sign area. The bylaw would allow up to 122.5 m2 of on building signage, while the 
applicant has proposed only 45.1 m2. Despite the increase in numbers of signage, the overall area 
is well below what is permitted by bylaw, so staff have no objections to the proposed variance.  
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DP16-0188 and DVP16-0189 – Page 5 

 
 

 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North C9 – Tourist Commercial Hotel 

East CD15 – Comprehensive Development Vacant 

South CD15 – Comprehensive Development Retail/Warehousing 

West CD15 – Comprehensive Development Rental Space 

 

Subject Property Map:  
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DP16-0188 and DVP16-0189 – Page 6 

 
 

4.3 Zoning Analysis Table 

 

Zoning Analysis Table 

CRITERIA C9 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Floor Area Ratio 1.5 1.2 

Height 22.0 m / 6 storeys 23.5 m / 6 storeys  

Front Yard (South) 15.0 m 30.5 m 

Side Yard (East) 4.5 m 13.4 m 

Side Yard (West) 4.5 m 4.6 m 

Rear Yard (North) 15.0 m 30.5 m 

Other Regulations 
Minimum Parking Requirements 100 100 

Bicycle Parking 5 Class 1 / 5 Class 2 5 Class 1 / 5 Class 2 

Awning, Canopy and Fascia Signs 2 5 

 Indicates a requested variance to the maximum height of the building 

 indicates a requested variance to the maximum number of on building signs 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Comprehensive Development Permit Guidelines 

OBJECTIVES 
• Convey a strong sense of authenticity through urban design that is distinctive for Kelowna; 
• Promote a high urban design standard and quality of construction for future development that 
is coordinated with existing structures; 
• Integrate new development with existing site conditions and preserve the character amenities 
of the surrounding area; • Promote interesting, pedestrian friendly streetscape design and 
pedestrian 
linkages; 
• Provide for a scale and massing of commercial buildings that promotes a safe, enjoyable living, 
pedestrian, working, shopping and service experience; 
• Incorporate architectural features and detailing of buildings and landscapes that define an 
area’s character; 

6.0 Technical Comments [Indicate if attachments, or N/A beside the items below if not applicable] 

6.1 Building & Permitting Department 

1) Development Cost Charges (DCC’s) are required to be paid prior to issuance of any 
Building Permit(s).  

2) A Building Code analysis is required for the structure at time of building permit 
applications, but the following items may affect the form and character of the 
building(s): 

a. Any security system that limits access to exiting needs to be addressed in 
the code analysis by the architect. 

b. Access to the roof is required per NFPA and guard rails may be required 
and should be reflected in the plans if required. 
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DP16-0188 and DVP16-0189 – Page 7 

 
 

3) A Geotechnical report is required to address the sub soil conditions and site 
drainage at time of building permit application.   

4) 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. 

5) 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, door swing direction, handrails on each side of exit stairs, 
width of exits etc. 

6) 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. 

7) Airport approval is required 

8)     Full Plan check for Building Code related issues will be done at time of Building 
Permit applications. Please indicate how the requirements of Radon mitigation and 
NAFS are being applied to this structure at time of permit application. 

6.2 Development Engineering Department 

See attached Memorandum dated See attached Memorandum dated August 11, 2016. 

6.3 Fire Department 

• Construction fire safety plan is required to be submitted and reviewed prior to 
construction and updated as required.  

• Engineered Fire Flow calculations are required to determine Fire Hydrant requirements 
as per the City of Kelowna Subdivsion Bylaw #7900. Should a hydrant be required on this 
property it shall be operational prior to the start of construction and shall be deemed a 
private hydrant  

• This building shall be addressed off of the street it is accessed from . A visible address 
must be posted on this street. as per City of Kelowna By-Laws .  

• Sprinkler drawings are to be submitted to the Fire Dept. for review when available.  

• A fire safety plan as per section 2.8 BCFC is required at occupancy. The fire safety plan 
and floor plans are to be submitted for approval in AutoCAD Drawing format on a CD  

• Fire Department access is to be met as per BCBC 3.2.5. -  

• Approved Fire Department steel lock box acceptable to the fire dept. is required by the 
fire dept. entrance and shall be flush mounted  

• All requirements of the City of Kelowna Fire and Life Safety Bylaw 10760 shall be met  

• Fire alarm system is to be monitored by an agency meeting the CAN/ULC S561 Standard.  

• Contact Fire Prevention Branch for fire extinguisher requirements and placement.  
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DP16-0188 and DVP16-0189 – Page 8 

 
 

• Fire department connection is to be within 45M of a fire hydrant - unobstructed.  

*ensure FD connection is clearly marked and visible from the street  

*standpipes to be located on intermediate landings.  

*sprinkler zone valves shall be accessible as per fire prevention bylaw  

*dumpster/refuse container must be 3 meters from structures or overhangs or in a rated 
room in the parking garage  

* do not issue BP unless all life safety issues are confirmed 

7.0 Application Chronology  

Date of Application Received:  July 28, 2016  

Report prepared by: 

     
Ryan Roycroft, Planner 
 
 

Reviewed by:    Terry Barton, Urban Planning Manager 
 

Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 

Attachments:  

Developer’s Letter and Rationalle 
Development Engineering Memorandum 
Draft DP16-0188 and DVP16-0189 
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CITY OF KELOWNA 

 

MEMORANDUM 
 
 
Date: August 8, 2016 
File No.: DP16-0188    
 
To: Land Use Management Department (RR) 
 
From: Development Engineering Manager 
 
Subject: 1665-1697 Innovation Dr. Lot 13,14 Plan 82802               6 story Hotel.  
 
 
Development Engineering has the following requirements associated with this application.   
.   
   
Requirements addressed in rezoning file Z16-0036 must be satisfied prior to the issuance of this 
Development Permit. 

 
 

Development Engineering has no comment regarding the form and character evaluation of the 6 
story hotel. 

 
 

 
 
 
 
 
 
 
 
 
 
 
 

____________________________________ 
Purvez Irani, MS, P.Eng, PTOE  
Development Engineering Manager 
RO 
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DEVELOPMENT PERMIT   
DEVELOPMENT VARIANCE PERMIT 
 
 

 

 

 

APPROVED ISSUANCE OF DEVELOPMENT PERMIT AND DEVELOPMENT VARIANCE PERMIT 
NO. DP16-0188 and DVP16-0189 

 

Issued To: Midwest Ventures Ltd 

Site Address: 1665 and 1697 Innovation 

Legal Description: Lot 13 Section 14 Township 23 ODYD Plan KAP82802 and Lot 15 Section 13 
Township 23 ODYD Plan KAP82802 except Plan EPP23036 

Zoning Classification: C9 Tourist Commerical 

Developent Permit Area: Comprehensive DP Area 

 

SCOPE OF APPROVAL 

This 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 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 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. 

1. TERMS AND CONDITIONS 

THAT Development Permit No. DP16-0188 and DVP16-0189 for Lot 13 Section 14 Township 23 ODYD Plan 
KAP82802 and Lot 15 Section 13 Township 23 ODYD Plan KAP82802 except Plan EPP23036 located at 1665 
and 1697 Innovation Dr., Kelowna, BC to allow the construction of a 6 storey hotel be approved 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 
form of a “Letter of Credit” in the amount of 125% of the estimated value of the landscaping, as 
determined by a Registered Landscape Architect;  
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DP16-0188 and DVP16-0189 
 

AND THAT variances to the following section of Zoning Bylaw No. 8000 be granted:  
 
Section [14.9.5 (b)]: [C9 Tourist Commercial Development Regulations]  
To vary the required maximum height from the lessor of 22.0 m or 6 storeys to the lessor of 23.5 
m or 6 storeys.  
 

AND THAT variances to the following section of Signage Bylaw No. 8235 be granted:  
 
Section [6.1]: [C9 Tourist Commercial Signage Regulations]  
To vary the maximum number of Awning, Fascia, Canopy, Under canopy/awning signs from 2 per 
business to 5 per business 

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. 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 Permit Holder and be paid to the Permit Holder if the 
security is returned. The condition of the posting of the security is that should the Permit Holder 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 the security to carry out the work by its servants, agents or 
contractors, and any surplus shall be paid over to the Permit Holder, or should the Permit Holder carry out 
the development permitted by this Permit within the time set out above, the security shall be returned to 
the Permit Holder. There is filed accordingly: 

a) Cash in the amount of $    OR 

b) A Certified Cheque in the amount of $    OR 

c) An Irrevocable Letter of Credit in the amount of $         . 

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. 

3. DEVELOPMENT 

The land described herein shall be developed strictly in accordance with the terms and conditions and 
provisions of this Permit and any plans and specifications attached to this Permit that shall form a part 
hereof. 

If the Permit Holder does not commence the development permitted by this Permit within two years of the 
date of this Permit, this Permit shall lapse. 

This Permit IS NOT a Building Permit. 

4. APPLICANT’S AGREEMENT 

I hereby declare that all of the above statements and the information contained in the material submitted 
in support of this Permit are to the best of my belief, true and correct in all respects. Upon issuance of the 
Permit for me by the Municipality, then in such case, I covenant and agree 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 granting to me the said Permit. 
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b) All costs, expenses, claims that may be incurred by the Municipality if the construction by me of 
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. 

I further covenant and agree that should I be granted a Development Permit and/or Development Variance 
Permit, the Municipality may withhold the granting of any Occupancy Permit for the occupancy and / or 
use of any building or part thereof constructed upon the hereinbefore referred to land until all of the 
engineering works or other works called for by the Permit have been completed to the satisfaction of the 
Municipal Engineer and Divisional Director of Community Planning & Real Estate. 

Should there be any change in ownership or legal description of the property, I undertake to notify the 
Community Planning Department immediately to avoid any unnecessary delay in processing the application. 

 

Print Name in Bold Letters 

 

Telephone No. 

5. APPROVALS 

Issued and approved by Council on the ______ day of _____________________, 2016. 

 

 

___________________________________________   ___________________________ 

Ryan Smith, Community Planning Department Manager  Date 
Community Planning & Real Estate 

 
 

The PERMIT HOLDER is the CURRENT LAND OWNER.  
Security shall be returned to the PERMIT HOLDER. 
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REPORT TO COUNCIL 
 
 
 

Date: 1/10/2017 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (AC) 

Application: 
DP16-0206 / DVP16-0207 & DP16-
0210 / DVP16-0211 

Owner: Watermark Developments Ltd. 

Address: 755 Academy Way Applicant: 
Mission Group Enterprises – 
Michael Bacon  

Subject: Development Permit & Development Variance Permit Applications  

Existing OCP Designation: Multiple Unit Residential (MRM)   

Existing Zone: RM4 – Transitional Low Density Housing 

 

1.0 Recommendation 

THAT Council authorize the issuance of Development Permits No. DP16-0206 & DP16-0210 for Lot 3, 
Section 3, Township 23, ODYD, Plan EPP53793, located at 755 Academy Way, Kelowna, BC, subject to the 
following: 

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

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

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

the form of a “Letter of Credit” in the amount of 125% of the estimated value of the landscaping, as 
determined by a professional landscaper; 

AND THAT Council authorize the issuance of Development Variance Permits DVP16-0207 for Lot 3, Section 
3, Township 23, ODYD, Plan EPP53793, located at 755 Academy Way, Kelowna, BC; 

AND THAT the variances to the following sections of Zoning Bylaw No. 8000 be granted: 

Section 13.10.6 (c) Development Regulations: 

 To increase the maximum height from 13.0m / 3 storeys  to 14.0m / 4 ½ storeys.; 

Section 8.1 Parking Schedule: 

 To reduce the minimum number of required parking stalls from 155 stalls to 108 stalls;  
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AND THAT Council authorize the issuance of Development Variance Permit DVP16-0211 for Lot 3, Section 
3, Township 23, ODYD, Plan EPP53793, located at 755 Academy Way, Kelowna, BC; 

AND THAT the variances to the following sections of Zoning Bylaw No. 8000 be granted: 

Section 13.10.6 (c) Development Regulations: 

 To increase the maximum height from 13.0m / 3 storeys  to 11.0m / 3 ½ storeys.; 

Section 8.1 Parking Schedule: 

 To reduce the minimum number of required parking stalls from 120 stalls to 86 stalls 

AND THAT Council’s consideration of this Development Permit be considered subsequent to the 
outstanding conditions of approval as set out in Attachment “A” in the Report from the Community 
Planning Department dated June 10th 2017; 

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

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

2.0 Purpose  

To review the Form & Character Development Permit for two multi-family buildings known as ‘U5A’ & 
‘U5B’. ‘U5A’ is a 4 ½ storey 108 rental unit project and ‘U5B’ is a 3 ½ storey 72 unit strata project. 

3.0 Community Planning 

3.1 Development Permit 

Staff are recommending support for the proposed Development Permits due to the proposal’s consistency 
with the Official Community Plan’s (OCP) design guidelines and with the vision of the University Village 
Master Plan.   

Specifically, the key design features are: 

1. ‘U5A’ & ‘U5B’ emulate the desirable form and character of nearby buildings1 by designing a sense of 
architectural cohesiveness2 along Academy Way with the ‘U’ building design theme. Nonetheless, the 
U5 project is different enough from previous buildings on Academy Way to avoid an architecturally 
repetitive and banal treatment. An example, is the incorporation of brick material on the ‘U5B’ building. 

2. ‘U5A’ & ‘U5B’ align architectural features (windows, street entrances, & the Stucco ‘c’ element) to be 
congruent with each other and neighbouring buildings3. 

3. The OCP design guidelines state buildings should be located in a manner that provides an effective 
street edge while respecting the desired streetscape rhythm4. Generally, the desired streetscape 
rhythm is achieved by locating buildings parallel to the street rather than perpendicular. All the ‘U’ 
buildings including ‘U5’ are sited perpendicular to the street due to topographical challenges. However, 
‘U5’ does do an adequate job of achieving this guideline, despite the perpendicular siting, by providing 
a common entrance facing the street and improving the architectural features along that elevation. 

                                                      
1 Policy 2.1 - Chapter 14 - Urban Design Development Permit Areas – City of Kelowna Official Community Plan 
2
 Policy 2.7 - Chapter 14 - Urban Design Development Permit Areas – City of Kelowna Official Community Plan 

3
 Policy 2.4 - Chapter 14 - Urban Design Development Permit Areas – City of Kelowna Official Community Plan 

4
 Policy 3.1 - Chapter 14 - Urban Design Development Permit Areas – City of Kelowna Official Community Plan 
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4. The University Village Master Plan states all multiple family residential and mixed-use buildings should 
contain understructure (beneath habitable or commercial space) parking5. Both ‘U5A’ & ‘U5B’ meet this 
guideline and the parking structures are screened from view by proposing a comprehensive landscape 
plan on the downslope side of the parkade. Further, the parkade entrances are located to avoid 
pedestrian-vehicle conflicts. 

5. A key principle of the University Village Master Plan was to feature a relatively compact and densely 
populated neighbourhood that has easy and immediate access to parks, trails, and open space/natural 
areas6. Further, the OCP’s design guidelines have a number of relevant guidelines in relation to 
pedestrian access, provision for cyclists, vehicle circulation, and loading: 

a. Prioritize the safe and convenient mode of pedestrians above all other modes of 
transportation7. 

b. Provide public access through sites to maintain or enhance the pattern of active 
transportation within the neighbourhood8. 

c. Provide an identifiable and well-lit pathway to the front entrance of every building from all 
adjoining public sidewalks and all on-site parking stalls9. 

d. Locate parking areas to the rear of the buildings, internal to the building, or below grade10. 

The U5 project exemplifies these guidelines by encouraging outdoor recreation, exercising, hiking, 
cycling, nature walking, and socializing with their overall landscape plan, building design, amenities, 
and trail connections. A trail system will be integrated through the site with connections to: major open 
spaces, the commercial centre and the neighbourhood park. The archway feature within the ‘U5A’ 
building design further enhances the pedestrian connectivity of the area by connecting the two rental 
projects (U3A & U5A) and their shared amenities as well as connecting to the future commercial village 
centre site. Furthermore, all the building entrances and parking locations meets the design guidelines 
stated above. 

3.2 Development Variance Permit 

Staff are recommending support for the proposed Development Variance Permits. There are two variances 
for each building (height increase & parking reduction).  

3.2.1 Parking Variances 

The parking variances are similar to other variances Council has approved along Academy Way (See 
diagram below).  

Project Number of Units 
Number of Parking 

Stalls per unit 
Parking Variance 

Academy Hill 78 1.49 0% 

U1 66 1.41 7% 

U2 112 1.38 7% 

Veda (Micro Suites) 251 0.58 42% 

U3A 63 1.10 26% 

                                                      
5 Part 2 University Master Plan (October 2009) – Watermark 
6
 Part 2 University Master Plan (October 2009) – Watermark 

7
 Policy 8.1 - Chapter 14 - Urban Design Development Permit Areas – City of Kelowna Official Community Plan 

8
 Policy 8.3 - Chapter 14 - Urban Design Development Permit Areas – City of Kelowna Official Community Plan 

9
 Policy 8.4 - Chapter 14 - Urban Design Development Permit Areas – City of Kelowna Official Community Plan 

10
 Policy 8.8 - Chapter 14 - Urban Design Development Permit Areas – City of Kelowna Official Community Plan 
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U3B 87 1.18 33% 

U5A 108 1.00 30% 

U5B 72 1.19 29% 

The applicant suggests the reduction in the number of stalls is appropriate for this type of housing. This is 
based on the Applicant’s experience in the neighborhood with similar types of developments at ‘U1’,‘U2’, & 
‘U3’. Planning Staff have assessed the applicant’s request in consideration to the OCP policy for parking 
relaxations: 

Parking Relaxations.11 Consider parking requirement relaxations, in areas that are not part of a 
cash-in-lieu program, where an approved Transportation Demand Management strategy indicates 
a lower use of vehicles and the City is satisfied that parking relaxations would not create parking 
spill-over problems on adjoining neighbourhood streets. Parking relaxations will not be considered 
in hillside areas (as defined on Map 4.1 - Future Land Use). 

The parking relaxation is further supported by the Applicant’s Transportation Demand Management 
Strategy. The applicant is proposing a number of improved site development features to promote walking 
and cycling as well as unbundling the price of parking. By charging rent separate from the price of parking 
should help manage the demand for parking. While the parking variance represents a significant reduction 
from the Zoning Bylaw, staff have been supportive of the scale of the variance largely due to the unique 
character of the University Village neighbourhood and the project’s intended niche demographic. 

Staff acknowledge that the Zoning Bylaw’s regulations for the provision of parking are broad-based in 
nature and do not consider the uniqueness of individual neighbourhoods in the City. The most significant 
neighbourhood variable in the University South Village is the combination of walkability (measured by 
distance to UBCO) and frequency of transit service (along John Hindle Way) within walking distance. As 
walkability and transit frequency become viable options, parking utilization should decrease.   

While it is challenging to determine the ‘appropriate’ number of parking stalls for any given development, 
Planning staff are conscious of the community consequences of oversupplying parking. It can lead to 
increased automobile ownership, vehicle miles traveled and congestion on the City’s roads. Parking 
availability affects travel mode choices for residents, increasing single-occupancy vehicle use and 
decreasing the use of transportation alternatives. This would not be in keeping with the OCP Vision and its 
livability objectives for the City. Therefore, Planning staff are recommending support to Council for the 
parking variance in consideration of the specific location of the property and the merits of the project as a 
whole. 

3.2.2 Height Variances 

The height variances are needed because the property is zoned RM4. ‘U5A’ is requesting an extra 2.0 
metres in height and an extra storey and a half. ‘U5B’ meets the maximum height calculation but needs an 
extra half storey. If the property was zoned RM5 (similar to U3A & U3B to the north) then both buildings 
would comply with the height regulations.  

The highest densities were envisioned to be around the commercial designated property at the top of the 
hill. Density is to transition lower in intensity for properties further south and down the hill until eventually 
transitioning to the future school site and the single family Sol Terra Ranch subdivision. This is the reason 
the property is zoned RM4 as it is the first transition property identified within the neighbourhood plan. The 
applicant could have built 3 storey townhomes with similar residential densities as, the lot is relatively large, 
and the current proposal is well below the maximum site coverage. However, Staff and the applicant 
                                                      
11

 City of Kelowna Official Community Plan, Policy 5.11.1 (Development Process Chapter). 
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concur that clustering the units in larger buildings is more consistent with the original vision and intent of 
the neighbourhood plan as this plan provides significant amount of open amenity space, trail connections, 
and natural areas. A transition to lower heights and scale of developments is still available on the two other 
undeveloped RM4 sites to the south. 

4.0 Proposal 

4.1 Background 

The subject property is located within the University Village Neighbourhood, a comprehensive planned 
community under the University Village Master Plan (October 2009). The applicant has applied for a 
subdivision of the RM4 lot in order to develop two different types of residential buildings: ‘U5A’ as a rental 
building and ‘U5B’ and a condo building.  There are two development permits for the parent parcel but both 
projects rely upon a coordinated approach to the site layout. 

4.2 Project Description 

The ‘U5A’ project is a 108 unit rental development. The 4 storey wood frame building is located on the 
north side of the site perpendicular to Academy Way. The proposed drive way will be located directly off 
Academy Way. The access connects to a 34 stall surface parking lot and a 74 stall parkade under the ‘U5A’ 
building.  

The ‘U5B’ project is a 72 unit strata development. The 3 storey wood frame building is located on the south 
side of the site perpendicular to Academy Way. The proposed drive way will be located directly off 
Academy Way. The access connects to a 22 stall surface parking lot and a 64 stall parkade under the ‘U5B’ 
building. 

The overall site planning for the U5 site is consistent with the pedestrian circulation patterns established in 
this neighbourhood. The site has a regional trail connection at the back of the site and has a direct 
connection to the pedestrian trail system incorporated into the U3 project. The two pedestrian connections 
will connect into the future commercial site at the top of the hill. The pedestrian connection was a major 
design element within the U5A building as the building architecture is framed by a two storey gateway 
element through the building which becomes the entry way to this pedestrian link. 

U5A is also providing an outdoor pool as the major amenity for this building. Both U3A & U5A are proposed 
to have access to this amenity feature and will hopefully encourage more summer use in this area. 

4.2.1 Character & Materials 

The architectural form and character of the buildings is designed in a “campus modern” style and 
reflects similar architectural styles along the east side of Academy Way. The ‘U5A’ building includes 
two separate but complimentary lobby entrances that help break up the mass of the buildings. The 
‘U5A’ building has a complimentary form, image, and colour to the previously approved ‘U3A’ building. 
The ‘U5B’ building has a similar material pallet as the other ‘U’ buildings but has incorporated brick 
elements to differentiate itself from the other buildings along Academy Way. Both buildings will use a 
combination of hardie panel, hardie siding, and stucco. Both buildings have incorporated significant 
vertical elements and building articulation. Similar to other buildings in the area, both buildings are 
built into the hill, so that one side of the building has ground oriented units at grade and the other side 
has an exposed parkade face hidden with a band of landscaping to aid in the visual transition.   
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Figure 1:  U5A Concept Rendering 

 

Figure 2:  U5B Concept Rendering 
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4.3 Public Notification 

In fulfillment of Council Policy No. 367 respecting public consultation, the applicant undertook neighbour 
consultation by individually contacting all the neighbours within 50 metres.  

4.4 Site Context 

The ‘U5’ development project is located on the north slope adjacent to Academy Way. The property has a 
Future Land Use designation of MRM – Multiple Unit Residential (Medium Density) in the Official 
Community Plan and is within the Permanent Growth Boundary. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North 
C3 – Neighbourhood  Commercial 
RM5 – Medium Density Multiple Housing 

Vacant 
U3a & U3b 

East A1 – Agricultural Park 

South RM4 – Transitional Low Density Housing Multiple family dwellings 

West 
RM3 – Low Density Multiple Housing 
RU1H – Large Lot Housing (Hillside Area) 

Vacant – micro suite application 
Vacant – single family subdivision application 

 

Subject Properties Map: 755 Academy Way 
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Zoning Analysis Table – U5A (DP16-0206/DVP16-207) 

CRITERIA RM4 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Site Coverage (buildings) 50 % 23.1 % 

Site Coverage (buildings, driveways, 
and parking) 

60 % 40.9 % 

FAR 0.745 0.56 

Height 13.0 m and 3 storeys 14.0 m and 4 ½ storeys  

Front Yard (west) 
4.5 m for first 2 storeys 
6.0m above 2

nd
 storey 

8.1 m 

Side Yard (north) 4.5 m 5.2 m 

Side Yard (south) 4.5 m 31.3 m 

Rear Yard (east) 9.0 m 17.4 m  

Other Regulations 
Private Open Space 2,420 m

2
 5,112 m

2
 

Parking Stalls 155 stalls 
108 stalls  

(74 stalls within parkade) 
(34 stalls @ grade) 

Bicycle Spaces 
50 Class 1 spaces 
10 Class 2 spaces 

70 Class 1 spaces 
10 Class 2 spaces 
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 Indicates a requested variance to increase the maximum height from 3 storeys to 4 ½ storeys. 

 Indicates a requested variance to reduce the minimum number of parking stalls by 29.4%. 

 

Zoning Analysis Table – U5B (DP16-0210/DVP16-211) 

CRITERIA RM4 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Site Coverage (buildings) 50 % 36.8 % 

Site Coverage (buildings, driveways, 
and parking) 

60 % 53.8 % 

FAR 0.7567 0.7567 

Height 13.0 m and 3 storeys 11.0 m and 3 ½ storeys  

Front Yard (west) 
4.5 m for first 2 storeys 
6.0m above 2

nd
 storey 

4.75 m to parkade &  
6.0 m to residential 

Side Yard (north) 4.5 m 4.5 m 

Side Yard (south) 4.5 m 23.9 m 

Rear Yard (east) 9.0 m 9.0 m  

Other Regulations 
Private Open Space 1,590 m

2
 2,621 m

2
 

Parking Stalls 120 stalls 
86 stalls  

(64 stalls within parkade) 
(22 stalls @ grade) 

Bicycle Spaces 
36 Class 1 spaces 
8 Class 2 spaces 

36 Class 1 spaces 
8 Class 2 spaces 

 Indicates a requested variance to increase the maximum height from 3 storeys to 3 ½ storeys. 

 Indicates a requested variance to reduce the minimum number of parking stalls by 30.3%. 

 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Chapter 5 – Development Process 

Policy # Description 

5.2.5 
Integrated Land Use. Integrate land use approaches wherever possible to improve 
opportunities for biodiversity, ecosystem connectivity, recreation, agriculture and local food 
production, while reducing conflicts. 

5.5.1 
For all areas of the City outside the Urban Centres. Buildings heights shall be a maximum 
of four storeys for residential and six storeys for apartment hotels and hotels. Additional 
height restrictions may be imposed as a result of airport-related zoning regulations. 

5.10.1 

Maximize Pedestrian / Cycling Connectivity. Require that pedestrian and cyclist movement 
and infrastructure be addressed in the review and approval of all City and private sector 
developments, including provision of sidewalks and trails and recognition of frequently used 
connections and informal pedestrian routes. With new developments, require dedication of 
on-site walking and cycling paths where necessary to provide links to adjacent parks, schools, 
transit stops, recreation facilities, employment nodes, cul-de-sacs and large activity areas. 

5.11.4 
Multi-Unit Residential Parking. Encourage developers / landlords to unbundle parking price 
from the multi-family housing or rental price. 
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5.22.1 

Cluster Housing. Require new residential development to be in the form of cluster housing 
on / or near environmentally sensitive areas and areas of steeper slopes to lessen site 
disturbance and environmental impact on those areas identified on the Future Land Use Map 
4.1 as single-two unit residential hillside. Steeply sloped areas should be retained as natural 
open space, public or private. The intent of the clustering would be to preserve features 
identified through the Development Permit process that otherwise might be developed and 
to maximize open space in order to: 

a) Protect environmentally sensitive areas of a development site and preserve them on 
a permanent basis utilizing the most appropriate tools available; 

b) Facilitate creative and flexible site design that is sensitive to the land’s natural 
features and adaptive to the natural topography; 

c) Decrease or minimize non-point source (i.e. asphalt roofs, driveways and parking) 
pollution impacts by reducing the amount of impervious surfaces in site 
development; 

d) Promote overall cost savings on infrastructure installation and maintenance; and 
e) Provide opportunities for social interaction, walking and hiking in open space areas. 

6.0 Technical Comments  

6.1 Building & Permitting Department 

a) Approval of the Airport manager is required to avoid issues with airport radar and 
communication to and from the planes. 

b) Development Cost Charges (DCC’s) are required to be paid prior to issuance of any Building 
Permit(s). 

c) Placement permits are required for any sales or construction trailers that will be on site. The 
location(s) of these are to be shown at time of development permit application. 

d) A Building Code analysis is required for the structure at time of building permit applications, 
but the following items may affect the form and character of the building(s): 

o An alternative solution accepted by the Chief Building Inspector in lieu of the required fire 
separations at both main entrances are required prior to the release of the Building Permit. 

o Fire prevention department to provide comment of access to the building. 

o Hard surfaced paths leading from the egress stairwells to a safe area are to be clearly defined as 
part of the DP. 

o Any security system that limits access to exiting needs to be addressed in the code analysis by 
the architect. 

e) Access to the roof is required per NFPA and guard rails may be required and should be reflected 
in the plans if required.  

f) Mechanical Ventilation inlet and exhausts vents are not clearly defined in these drawings for 
the enclosed parking stories. The location and noise from these units should be addressed at 
time of Development Permit. 

g) A Geotechnical report is required to address the sub soil conditions and site drainage at time of 
building permit application.  
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h) 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. 

i) 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. 

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

6.2 Development Engineering 

 See attached Memo dated August 25th 2015 

6.3 Fire Department 

a) Construction fire safety plan is required to be submitted and reviewed prior to construction and 
updated as required. Template at Kelowna.ca. 

b) Engineered Fire Flow calculations are required to determine Fire Hydrant requirements as per 
the City of Kelowna Subdivision Bylaw #7900. Should a hydrant be required on this property it 
shall be operational prior to the start of construction and shall be deemed a private hydrant. 

c) This building shall be addressed off of the street it is accessed from. A visible address must be 
posted on this street. as per City of Kelowna By-Laws.  

d) Because one side of the building's balconies are not accessible, sprinklering the balconies would 
be prudent. 

e) Sprinkler drawings are to be submitted to the Fire Dept. for review when available.  

f) A fire safety plan as per section 2.8 BCFC is required at occupancy. The fire safety plan and floor 
plans are to be submitted for approval in AutoCAD Drawing format on a CD.  

g) Fire Department access is to be met as per BCBC 3.2.5. - the turnaround facility shall 
accommodate KFD's largest truck that is 50 ft in length.  

h) Approved Fire Department steel lock box acceptable to the fire dept. is required by the fire 
dept. entrance and shall be flush mounted.  

i) All requirements of the City of Kelowna Fire and Life Safety Bylaw 10760 shall be met.  

j) Fire alarm system is to be monitored by an agency meeting the CAN/ULC S561 Standard.  

k) Contact Fire Prevention Branch for fire extinguisher requirements and placement.  

l) Fire department connection is to be within 45M of a fire hydrant - unobstructed.  

m) Ensure FD connection is clearly marked and visible from the street.  

n) Standpipes to be located on intermediate landings.  

o) Sprinkler zone valves shall be accessible as per fire prevention bylaw. 

6.4 Real Estate & Building Services 
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a) As a parking variance is being requested, the applicant should be aware that most on-street 
parking in this area will be eliminated or restricted when the full design/build out is 
implemented. 

7.0 Application Chronology  

Date of Application Received:  August 23rd 2016 
Date of Public consultation: December 2nd 2016 
 
 
 
Report Prepared by:   Adam Cseke, Urban Planner 
Reviewed by:    Terry Barton, Urban Planning Manager 
Approved by:    Ryan Smith, Community Planning Manager 
 
Attachments:  
Development Engineering Comments dated August 25th 2016 (Attachment ‘A’) 
Applicant Development Rationale 
Development Permits and Development Variance Permits 
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Re: Development Permit Submission    August 15th, 2016 
      755 Academy Way, Kelowna 
       U Five A 
 
Mission Group Homes is pleased to submit to the City of Kelowna our Development 
Permit Application regarding 755 Academy Way – which we have named U Five A. 
 
Mission Group Homes Ltd. is a multi-family home builder with operations in Kelowna and 
Vancouver.  Mission Group strives to dream beyond the conventional, design with care, 
and build with a keen eye for detail, while providing exceptional   customer service for 
homeowners.  At Mission Group Homes, our mission is to build each home as it were our 
own, and treat our homeowners like family.  
 
Continuing with the “U” brand that Mission Group has developed, our newest community 
called U Five - will also be adjacent to UBCO and is located on Academy Way directly 
next to our U Three project – which is currently under construction.   
 
UBCO currently has a population of approximately 8,500 students and is experiencing a 
shortage of accommodation on Campus – with housing for only 1,700 students in a 
variety of dorm room types.  
 
In response to this housing shortage the following projects have recently been 
completed or are currently under construction in this district: 
 

• Academy Hill - a 78 unit – 2 phase project - completed in 2014 
• U One – a 66 unit condominium project completed by the Mission Group in 2015  
• U Two West – a 56 unit condominium project completed by Mission Group in     
August 2016  
• VEDA – a 400 unit microsuite rental project completed in August of 2016 
• U Two East – a 56 unit condominium by Mission Group currently under 
construction and scheduled to be completed in December 2016.  
• U Three A – a 63 unit rental project by Mission Group to be completed in August 
2017 
• U Three B – an 87 unit condominium project by Mission Group to be completed 
in August 2017 
 

 
 
For this development, Mission Group Homes has retained Mieklejohn Architects of 
Kelowna to design this exciting new project.  As they have designed all of our building to 
date in this area -  they are extremely familiar with site and development issues within the 
University Heights Master Plan area. 
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Design Rationale 
 
U Five, will be first project located on the south facing slope – directly south of the U Three 
Site. This site has been submitted for subdivision and U5A – a 100 unit rental building - will 
be located in the larger parcel on the north side of the site.  
 
U5B – a 72 unit condominium building will be located on the smaller south side of the site.  
 
The U5A  project will consist of a four storey building over an enclosed parkade. The 
building will contain 100 units of student housing.  
 
In an effort to provide consistent circulation patterns in this neighborhood – the site has a 
regional trail connection at the back of the site – additionally, the site will have a direct 
connection to the pedestrian trail system that we have incorporated into our U Three 
proect. This connection point has become a major design element in this project as the 
connection point to this trail happens at a midpoint in the site and we have emphasized 
this in the building architecture by creating a two storey gateway element through the 
building which becomes the entry way to this pedestrian link. 
 
In addition, we have also provided with this project an outdoor pool – which will become 
the main amenity for this building. As shown on the site plan – the pool area is also 
centrally located on the site and will also have direct access to the pedestrian link 
developed. At this point we envision the pool to be an amenity to both our rental 
projects in this area (U3A and U5A) – and we are also optimistic that this amenity feature 
will provide us with an opportunity to create a summer rental program – which will 
encourage more summer use in this area. 
 
The U5 site also presents some significant challenges in terms of site grading – as there is 
at least a 15m grade change from the north edge of the site to the south edge of the 
site. To design a project that is sensitive to the grading has been challenging and we 
have responded to this by designing a four storey building – which will require a height 
variance. This will enable us to provide the outdoor pool amenity as well as a natural 
open space area between the two buildings. To have a four storey building at the north 
edge of this site – will be complimentary to the adjacent four storey buildings currently 
being built at U3. The four storey building will provide for additional undeveloped space 
on the site and create a welcome open natural area between U5A and U5B. 
 
In regards to site design, the building has been located to;  

• fit within the natural contours of the site 
• maximize views 
• preserve existing steep slope areas 
• connect to existing and proposed trail systems  
• be developed with minimal use of retaining walls. 
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The steep slope area on the eastern portion of the site results in a small area of the site 
area being not suitable for development and will be protected   
through a non disturbance agreement with the City.  
 
In regards to parking – U5A will have an enclosed parkade under the building that will 
accommodate 70 cars. There will be an additional 45 surface parking spaces which 
includes the required 15 visitor spaces. In total, we have provided parking for 1 car per 
unit plus the required visitor parking – for a total of 115 cars. As student housing, and 
considering the proximity to the University this is a similar parking strategy that we have 
used for past projects and it is a parking solution that meets the need of the students who 
will be occupying this building. 
 
For this parking reduction – we will be requesting a parking variance with our 
Development Permit application. 
 
A Wildfire Report was previously submitted for the area and contains recommendations 
in regards to tree removal and future landscaping and building materials. 
 
Trail systems and pathways will connect the building site to the main pedestrian pathway 
along Academy Way to the west as well as the regional trail system that exists along the 
eastern boundary of the site. These trail connections will provide appropriate site 
circulation for pedestrians through a system of trails and pathways that will provide easy 
connections to both UBCO to the north and to future projects to the south. On site 
viewpoint nodes have been incorporated into the landscape design. 
 
The main vehicle access to the site will be towards the north end of the site which will 
allow for an easy transition from street level to the building site. This entry location will 
allow for a “gateway” design element to be created and present a welcoming vista into 
the site. As exterior parking has been divided into two areas, only the area closest to the 
road will be visible from the street. 
 
The orientation of the building respects the University Village Master Plan concept, 
with the long articulated building form following the site contours and the shorter building 
façade facing Academy Way. 
 
Design Rationale 
Form, Massing and Building Character 
 
In regards to architectural form and character, It is envisioned that this project will be 
designed in a “campus modern” style, in a four storey building form that will reflect the 
character of recently constructed buildings at UBCO and on Academy Way.  
 
The stucco and Hardie exterior will be reflective of our recent U3 buildings. As mentioned 
previously, particular attention has been paid to center section of this building where 
significant pedestrian circulation systems have been created and reflected 
architecturally in the building – by creating a welcoming gateway at the midpoint of the 
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building. At this location – students will have easy access to a number of trail options that 
will connect them to campus. 
 
As a 100 unit building the long façade has been dealt with effectively by providing relief 
in the center of the building and by creating two separate lobbies for the building – one 
for the east section and one for the west. Architecturally these lobby areas are reflected 
on the elevations as two distinct areas that are different – yet compliment each other. 
 
As in other buildings in this area – the building is built into the hill – so that one side of the 
building is four storeys and the side with the exposed parkade face will appear to be four 
and a half storeys – with a band of landscaping and a detailed parkade façade to 
effectively deal with this transition. 
 
As mentioned the pool area in the center of the site will create a welcome amenity to 
the area and be reflected as a detailed landscape element in the center of the site.  
 
This deign will create; 

•  a welcoming building vista from Academy Way with appropriate landscape 
features and wall. 
 
• a “gateway” element will connect both pedestrians and vehicles to the site 
and towards the main entries that have been designed into the building 
 
• An articulated building façade will provide visual interest to those approaching 
the site and building.  
   
• roof overhangs and fascia details will articulate the roofline on the longer 
building elevations and create breaks in the horizontality of the building. 
 
• the street presence of the building has been emphasized with a building design 
that has been “grounded” to the site as well as designed landscaped areas 
including  a pedestrian friendly environment from the street to the building area 
that provides for a visually interesting walkway that is safe and easy for all to 
access.  
 
• A modern design element at the entry has been designed with interest to 
visually bring people to the entry area of the building. This bold architectural 
element brings balance and a human scale to this area of the building. 
 
• Surrounding landscape has been designed to incorporate visually interesting 
shade trees and shrubs and create a “berming” effect around the building entry 
and surface parking areas.  
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In conclusion we believe that the building design for this project will be sensitive to and 
compliment adjacent developments, respect its immediate landscape area and be 
sensitive to existing site conditions. 
 
The Mission Group continues to be a proud part of the exciting Campus District 
developing around the UBCO campus. 
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DEVELOPMENT PERMIT &                 

DEVELOPMENT VARIANCE PERMIT 

 
 

APPROVED ISSUANCE OF DEVELOPMENT PERMIT & DEVELOPMENT VARIANCE 
PERMIT  

 

File Number  DP16-0206 / DVP16-0207  

Issued To: Mission Group Enterprises 

Site Address: 755 Academy Way 

Legal Description: Lot 3, Section 3, Township 23, ODYD, Plan EPP53793 

Zoning Classification: RM4 – Transitional Low Density Housing 

Developent Permit Area: Comprehensive Development Permit Area 

 

SCOPE OF APPROVAL 

This 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 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 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.  

1. TERMS AND CONDITIONS 

THAT Development Permit & Development Variance Permit No. DP16-0206 &DVP16-0207, located at 755 
Academy Way Kelowna, BC be approved subject to general conformance to the drawings (Schedule “A”, 
“B”, & “C”) attached to this permit. 

AND THAT the variances to the following sections of Zoning Bylaw No. 8000 be granted: 

Section 13.10.6 (c) Development Regulations: 

 To increase the maximum height from 13.0m / 3 storeys  to 14.0m / 4 ½ storeys.; 

Section 8.1 Parking Schedule: 

 To reduce the minimum number of parking stalls from 155 stalls to 108 stalls;  
 

68



2. 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 Permit Holder and be paid to the Permit Holder if the security 
is returned. The condition of the posting of the security is that should the Permit Holder 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 the security to carry out the work by its servants, agents or contractors, 
and any surplus shall be paid over to the Permit Holder, or should the Permit Holder carry out the development 
permitted by this Permit within the time set out above, the security shall be returned to the Permit Holder. 
There is filed accordingly: 

a) Cash in the amount of $ 380,793.75  OR 
b) A Certified Cheque in the amount of $  380,793.75  OR 
c) An Irrevocable Letter of Credit in the amount of $      380,793.75    . 

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

3. DEVELOPMENT 

The land described herein shall be developed strictly in accordance with the terms and conditions and 
provisions of this Permit and any plans and specifications attached to this Permit that shall form a part hereof. 

If the Permit Holder does not commence the development permitted by this Permit within two years of the 
date of this Permit, this Permit shall lapse. 

This Permit IS NOT a Building Permit. 

The issuance of this Permit grants to the municipality a 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 granting to me the said Permit. 

b) All costs, expenses, claims that may be incurred by the Municipality if the construction by me of 
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. 

Should there be any change in ownership or legal description of the property, I undertake to notify the 
Community Planning Department immediately to avoid any unnecessary delay in processing the application. 

4. APPROVALS 

Issued and approved by Council on the ______ day of _____________________, 2016. 

 

___________________________________________   ___________________________ 

Ryan Smith, Community Planning Department Manager  Date 
Community Planning & Real Estate 

 

The PERMIT HOLDER is the CURRENT LAND OWNER.  
Security shall be returned to the PERMIT HOLDER. 
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November 18, 2016 
 
City of Kelowna  
1435 Water Street 
Kelowna, B.C. 
V1J 1J4 
 

Attention: Community Planning & Real Estate Division 

Project: U5 A Condominium 

Please be advised that a landscape security bond of $380,793.75 will be required for 
the U5 A Condominium development project. This sum is equal to 125% of the 
estimated installed cost for all soft landscape. As per City of Kelowna requirements, 
the estimate includes trees, shrubs, grasses, perennials, topsoil, mulch, irrigation, 
restoration planting and hydroseed, tree grates and bicycle racks. Please see the 
attached Estimate of Probable Costs for Bonding for a detailed breakdown of these 
costs. 

Should you require any additional information, please do not hesitate to contact me. 
 
Sincerely, 

 
Xenia Semeniuk, BCSLA, CSLA, LEED AP 
Registered Landscape Architect 
 
 
 
cc 
Michael Bacon, Mission Group Homes Ltd.  
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Owner: Subject Address:

Agent if applicable: Telephone

Title: Fax No:

Company: Email:

City: Mailing Address:

Province Postal Code:

Note: all boxes are to be checked - see instruction page

Page 1 of 3

IRRIGATION 
APPLICATION

APPLICATION IDENTIFICATION

LANDSCAPE WATER CONSERVATION CHECKLIST

1435 Water Street 
Kelowna, BC  V1Y 
1J4 
250 469-8500
kelowna.ca

Mission Group Properties Inc. U5 A Condominium

Install Backflow prevention devices to meet City of Kelowna standards to isolate the outdoor irrigation system from 
the potable water system.

Install – and program to minimize water use – ‘Smart Controllers’ to meet standards of the City of Kelowna Water 
Regulation Bylaw.

Install an irrigation master shut-off valve (isolation valve) located outside the building in a location accessible to the 
City that when closed shall stop the supply of water from the potable water supply to the outdoor irrigation system 
and shall be capable of being closed and locked off by the City.

Provide pressure regulating devices to ensure irrigation outlets are operating at the manufacturer’s optimum 
pressure range.

Design and install pipe and head layout so flow velocity does not exceed 1.5 m/s, and to minimize elevation change 
or pressure variation in circuits. Provide check valves to stop low head drainage.

Applicant Notes on the Landscape Water Conservation Checklist: 

Povide adequate topsoil or growing medium of depth and quality to meet the BC Landscape Standard, published by 
the BC Society of Landscape Architects and the BC Landscape and Nursery Association. General minimum depths over 
poor subsoils are 150mm for lawn and 300mm for shrubs groundcover.

Minimize use of high-volume spray heads, and employ drip or low volume irrigation where practical.

Group irrigation circuits/zones into ‘hydrozones’ of high, medium, and low or unirrigated areas consistent with the 
landscape planting plan. Provide a separate irrigation valve for each irrigated hydrozone.

BENCH Site Design Inc.

Kelowna

Ensure matched precipitation rates within all irrigation circuits.

When spray or rotor irrigation is used, design and install head to head coverage in accordance with manufacturer’s 
specifications, and avoid overspray outside landscape areas.

Group planting into ‘hydrozones’ of high, medium and low water-use plants or unirrigated/unwatered areas.

Ensure irrigation mainlines are proved leak-free with hydrostatic tests.

Minimize mown turf areas that are high water use areas – ideally to 50% of the landscape area or less – substitute 
with areas of lower water use treatments like unwatered native woods or meadow, mulch, spaced wood deck, 
pervious paving.
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Applicant:BENCH Site Design Inc. Address: 105-1289 Ellis Street, Kelowna BC V1Y 9X6

sq.m. 

Plant Factor Irrig Efficiency Hydrozone Area 
(Sq.m.)

% of Total LA Estimated Water 
Use (cu.m.)

(PF) (IE) (HA) (WU)

Mulch  (Stone, bark or sand) N/A N/A 91 1% N/A

Pervious deck (Spaced wood deck) N/A N/A 0 0% N/A

Pervious paving (Granular paving) N/A N/A 0 0% N/A

Naturalized meadow (wildflowers) N/A N/A 0 0% N/A

Naturalized area (Existing natural area) N/A N/A 0 0% N/A

Other: Restoration Area N/A N/A 4800 75% N/A

Swimming or ornamental pool 1 1 142 2% 142

Low water use plants High (Drip or Bubbler) 0.3 0.9 0% 0

Low water use plants Low (Spray orRotor) 0.3 0.7 0 0% 0

Moderate water use plants High (Drip or Bubbler) 0.5 0.9 1335 21% 742

Moderate water use plants Low (Spray orRotor) 0.5 0.7 0 0% 0

High water use plants High (Drip or Bubbler) 0.7 0.9 0 0% 0

High water use plants Low (Spray orRotor) 0.7 0.7 0 0% 0

Low 1 0.7 0 0% 0

Vegetable Garden High (Drip or Bubbler) 1 0.9 0 0% 0

Vegetable Garden Low (Spray orRotor) 1 0.7 0 0% 0

Sports Lawn Low (Spray orRotor) 1 0.7 0 0% 0

Rainwater or Recycled Water Use 0.3 1 0 0% 0

Totals 6368 100% 884

Special Landscape Area (SLA) Sub total 0
*If proposed design conditions are not shown on the form please contact Water Smart at 250-868-3339 

Page 2 of 3

Area of site that will absorb water:

LANDSCAPE WATER CONSERVATION TABLE

IRRIGATION 
APPLICATION

1435 Water Street 
Kelowna, BC  V1Y 1J4 
250 469-8500
kelowna.ca

109

acseke
Schedule 1



Note: For Evapotranspiration (ETo) in Kelowna use 1000 Amount Units

Total Landscape Area 6368 sq.m.

Landscape Maximum Water Budget (WB) 6368 cu.m./yr.
Estimated Landscape Water Use (WU) 884 cu.m./yr.

 Budget (Must be  Water Budget WB) 5,484 cu.m./yr.

OK

Date: 18-Nov-16

Signature of Applicant

FOR CITY OF KELOWNA OFFICE USE ONLY 

Signature of Kelowna Water Smart designate Date:

For Water Manager

Print Name

Page 3 of 3

The Irrigation Application and calculations above satisfy the requirements of the Water Regulation Bylaw 10480 Section 
4.4.2 and 4.4.3.and is hereby APPROVED with the signature of the Water Manager or designate. 

NOTE: Post Signed and approved application at Smart Controller for future refere

1435 Water Street 
Kelowna, BC  V1Y 1J4 
250 469-8500
kelowna.ca

IRRIGATION 
APPLICATION

CALCULATE & COMPARE WATER BUDGET TO ESTIMATED WATER USE

I have identified and confirmed, by completing the attached ‘Landscape Water Conservation Checklist’ above, that the 
project will conform to current landscape and irrigation water conservation practices listed in the checklist. I also 
acknowledge that the landscape treatments of the project will conform to the Hydrozone areas identified by me in the 
‘Landscape Water Conservation Calculation Table’ above. 
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DEVELOPMENT PERMIT &                 

DEVELOPMENT VARIANCE PERMIT 

 
 

APPROVED ISSUANCE OF DEVELOPMENT PERMIT & DEVELOPMENT VARIANCE 
PERMIT  

 

File Number  DP16-0210 / DVP16-0211  

Issued To: Mission Group Enterprises 

Site Address: 755 Academy Way 

Legal Description: Lot 3, Section 3, Township 23, ODYD, Plan EPP53793 

Zoning Classification: RM4 – Transitional Low Density Housing 

Developent Permit Area: Comprehensive Development Permit Area 

 

SCOPE OF APPROVAL 

This 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 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 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.  

1. TERMS AND CONDITIONS 

THAT Development Permit & Development Variance Permit No. DP16-0210 &DVP16-0211, located at 755 
Academy Way Kelowna, BC be approved subject to general conformance to the drawings (Schedule “A”, 
“B”, & “C”) attached to this permit. 

AND THAT the variances to the following sections of Zoning Bylaw No. 8000 be granted: 

Section 13.10.6 (c) Development Regulations: 

 To increase the maximum height from 13.0m / 3 storeys  to 14.0m / 4 ½ storeys.; 

Section 8.1 Parking Schedule: 

 To reduce the minimum number of parking stalls from 155 stalls to 108 stalls;  
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2. 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 Permit Holder and be paid to the Permit Holder if the security 
is returned. The condition of the posting of the security is that should the Permit Holder 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 the security to carry out the work by its servants, agents or contractors, 
and any surplus shall be paid over to the Permit Holder, or should the Permit Holder carry out the development 
permitted by this Permit within the time set out above, the security shall be returned to the Permit Holder. 
There is filed accordingly: 

a) Cash in the amount of $ 188,021.25  OR 
b) A Certified Cheque in the amount of $ 188,021.25  OR 
c) An Irrevocable Letter of Credit in the amount of $      188,021.25    . 

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. 

3. DEVELOPMENT 

The land described herein shall be developed strictly in accordance with the terms and conditions and 
provisions of this Permit and any plans and specifications attached to this Permit that shall form a part hereof. 

If the Permit Holder does not commence the development permitted by this Permit within two years of the 
date of this Permit, this Permit shall lapse. 

This Permit IS NOT a Building Permit. 

The issuance of this Permit grants to the municipality a 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 granting to me the said Permit. 

b) All costs, expenses, claims that may be incurred by the Municipality if the construction by me of 
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. 

Should there be any change in ownership or legal description of the property, I undertake to notify the 
Community Planning Department immediately to avoid any unnecessary delay in processing the application. 

4. APPROVALS 

Issued and approved by Council on the ______ day of _____________________, 2016. 

 

___________________________________________   ___________________________ 

Ryan Smith, Community Planning Department Manager  Date 
Community Planning & Real Estate 

 

The PERMIT HOLDER is the CURRENT LAND OWNER.  
Security shall be returned to the PERMIT HOLDER. 
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105-1289 Ellis Street, Kelowna, BC  V1Y 9X6 | E studio@benchsitedesign.com | T (250) 860-6778 

 

 
 
 
 
 

November 18, 2016 
 
City of Kelowna  
1435 Water Street 
Kelowna, B.C. 
V1J 1J4 
 

Attention: Community Planning & Real Estate Division 

Project: U5 B Condominiums 

 

Please be advised that a landscape security bond of $188,021.25 will be required for the 
U5B Condominiums development project. This sum is equal to 125% of the estimated 
installed cost for all soft landscape. As per City of Kelowna requirements, the estimate 
includes trees, shrubs, grasses, perennials, topsoil, mulch, irrigation, restoration 
planting and hydroseed, tree grates and bicycle racks. Please see the attached 
Estimate of Probable Costs for Bonding for a detailed breakdown of these costs. 

Should you require any additional information, please do not hesitate to contact me. 
 
Sincerely, 

 
Xenia Semeniuk, BCSLA, CSLA, LEED AP 
Registered Landscape Architect 
 
 
 
cc 
Michael Bacon, Mission Group Homes Ltd.  
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Owner: Subject Address:

Agent if applicable: Telephone

Title: Fax No:

Company: Email:

City: Mailing Address:

Province Postal Code:

Note: all boxes are to be checked - see instruction page

Page 1 of 3

IRRIGATION 
APPLICATION

APPLICATION IDENTIFICATION

LANDSCAPE WATER CONSERVATION CHECKLIST

1435 Water Street 
Kelowna, BC  V1Y 
1J4 
250 469-8500
kelowna.ca

Mission Group Properties Inc. U5 B Condominiums

Install Backflow prevention devices to meet City of Kelowna standards to isolate the outdoor irrigation system from 
the potable water system.

Install – and program to minimize water use – ‘Smart Controllers’ to meet standards of the City of Kelowna Water 
Regulation Bylaw.

Install an irrigation master shut-off valve (isolation valve) located outside the building in a location accessible to the 
City that when closed shall stop the supply of water from the potable water supply to the outdoor irrigation system 
and shall be capable of being closed and locked off by the City.

Provide pressure regulating devices to ensure irrigation outlets are operating at the manufacturer’s optimum 
pressure range.

Design and install pipe and head layout so flow velocity does not exceed 1.5 m/s, and to minimize elevation change 
or pressure variation in circuits. Provide check valves to stop low head drainage.

Applicant Notes on the Landscape Water Conservation Checklist: 

Povide adequate topsoil or growing medium of depth and quality to meet the BC Landscape Standard, published by 
the BC Society of Landscape Architects and the BC Landscape and Nursery Association. General minimum depths over 
poor subsoils are 150mm for lawn and 300mm for shrubs groundcover.

Minimize use of high-volume spray heads, and employ drip or low volume irrigation where practical.

Group irrigation circuits/zones into ‘hydrozones’ of high, medium, and low or unirrigated areas consistent with the 
landscape planting plan. Provide a separate irrigation valve for each irrigated hydrozone.

BENCH Site Design Inc.

Kelowna

Ensure matched precipitation rates within all irrigation circuits.

When spray or rotor irrigation is used, design and install head to head coverage in accordance with manufacturer’s 
specifications, and avoid overspray outside landscape areas.

Group planting into ‘hydrozones’ of high, medium and low water-use plants or unirrigated/unwatered areas.

Ensure irrigation mainlines are proved leak-free with hydrostatic tests.

Minimize mown turf areas that are high water use areas – ideally to 50% of the landscape area or less – substitute 
with areas of lower water use treatments like unwatered native woods or meadow, mulch, spaced wood deck, 
pervious paving.
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Applicant:BENCH Site Design Inc. Address: 105-1289 Ellis Street, Kelowna BC V1Y 9X6

sq.m. 

Plant Factor Irrig Efficiency Hydrozone Area 
(Sq.m.)

% of Total LA Estimated Water 
Use (cu.m.)

(PF) (IE) (HA) (WU)

Mulch  (Stone, bark or sand) N/A N/A 72 3% N/A

Pervious deck (Spaced wood deck) N/A N/A 0 0% N/A

Pervious paving (Granular paving) N/A N/A 0 0% N/A

Naturalized meadow (wildflowers) N/A N/A 0 0% N/A

Naturalized area (Existing natural area) N/A N/A 0 0% N/A

Other: Restoration Area N/A N/A 1482 58% N/A

Swimming or ornamental pool 1 1 0 0% 0

Low water use plants High (Drip or Bubbler) 0.3 0.9 0 0% 0

Low water use plants Low (Spray orRotor) 0.3 0.7 0 0% 0

Moderate water use plants High (Drip or Bubbler) 0.5 0.9 950 37% 528

Moderate water use plants Low (Spray orRotor) 0.5 0.7 0 0% 0

High water use plants High (Drip or Bubbler) 0.7 0.9 0 0% 0

High water use plants Low (Spray orRotor) 0.7 0.7 0 0% 0

Low 1 0.7 39 2% 56

Vegetable Garden High (Drip or Bubbler) 1 0.9 0 0% 0

Vegetable Garden Low (Spray orRotor) 1 0.7 0 0% 0

Sports Lawn Low (Spray orRotor) 1 0.7 0 0% 0

Rainwater or Recycled Water Use 0.3 1 0 0% 0

Totals 2543 100% 583

Special Landscape Area (SLA) Sub total 0
*If proposed design conditions are not shown on the form please contact Water Smart at 250-868-3339 

Page 2 of 3

Area of site that will absorb water:

LANDSCAPE WATER CONSERVATION TABLE

IRRIGATION 
APPLICATION

1435 Water Street 
Kelowna, BC  V1Y 1J4 
250 469-8500
kelowna.ca
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Note: For Evapotranspiration (ETo) in Kelowna use 1000mm/yr Amount Units

Total Landscape Area 2543 sq.m.

Landscape Maximum Water Budget (WB) 2543 cu.m./yr.
Estimated Landscape Water Use (WU) 583 cu.m./yr.

 Budget (Must be  Water Budget WB) 1,960 cu.m./yr.

OK

Date: 18-Nov-16

Signature of Applicant

FOR CITY OF KELOWNA OFFICE USE ONLY 

Signature of Kelowna Water Smart designate Date:

For Water Manager

Print Name

Page 3 of 3

The Irrigation Application and calculations above satisfy the requirements of the Water Regulation Bylaw 10480 Section 4.4.2 and 
4.4.3.and is hereby APPROVED with the signature of the Water Manager or designate. 

NOTE: Post Signed and approved application at Smart Controller for future reference

1435 Water Street 
Kelowna, BC  V1Y 1J4 
250 469-8500
kelowna.ca

IRRIGATION 
APPLICATION

CALCULATE & COMPARE WATER BUDGET TO ESTIMATED WATER USE

I have identified and confirmed, by completing the attached ‘Landscape Water Conservation Checklist’ above, that the project will 
conform to current landscape and irrigation water conservation practices listed in the checklist. I also acknowledge that the landscape 
treatments of the project will conform to the Hydrozone areas identified by me in the ‘Landscape Water Conservation Calculation 
Table’ above. 
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REPORT TO COUNCIL 
 
 
 

Date: 1/10/2017 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (AC) 

Application: DP16-0258 / DVP16-0259 Owner: 
Windmill Ventures Ltd.& 
0797989 BC. Ltd. 

Address: 332 Lake Ave Applicant: Norr Architects Planners  

Subject: Development Permit & Development Variance Permit Applications  

Existing OCP Designation: Multiple Unit Residential (MRM)   

Existing Zone: RM5 – Medium Density Multiple Housing 

 

1.0 Recommendation 

THAT Council authorize the issuance of Development Permit No. DP16-0258 for Lot A, District Lot 14, 
ODYD, Plan KAP90495, located at 332 Lake Ave, Kelowna, BC, subject to the following: 

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

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

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

the form of a “Letter of Credit” in the amount of 125% of the estimated value of the landscaping, as 
determined by a professional landscaper; 

AND THAT Council authorize the issuance of Development Variance Permit DVP16-0259 for Lot A, District 
Lot 14, ODYD, Plan KAP90495, located at 332 Lake Ave, Kelowna, BC; 

AND THAT the variances to the following sections of Zoning Bylaw No. 8000 be granted: 

Section 13.11.6 (d) Development Regulations: 

 To decrease the front yard setback for the parkade from 6.0m to 3.0m; 
 
Section 13.11.6 (e) Development Regulations: 

 To decrease the side yard setbacks for the eastern property: 
o From 1.5m for the parkade to 0.22m; 
o From 4.5m (up to 2 ½ stories) to 1.6m (up to 2 ½ stories); 
o From 7.0m (above to 2 ½ stories) to 1.6m (above to 2 ½ stories). 
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 To decrease the side yard setbacks (south) facing the adjacent single family dwelling: 
o From 4.5m (for the parkade & up to 2 ½ stories) to 2.8m (for the parkade & up to 2 ½ 

stories); 
o From 7.0m (above to 2 ½ stories) to 1.6m (above to 2 ½ stories). 

  To decrease the side yard setbacks (west) facing the adjacent single family dwelling: 
o From 4.5m (for the parkade & up to 2 ½ stories) to 2.8m (for the parkade & up to 2 ½ 

stories); 
o From 7.0m (above to 2 ½ stories) to 5.2m (for the 3rd level) and 6.2m(for the 4th level); 

 To decrease the flanking side yard setbacks (facing Water St): 
o From 6.0m for the parkade to 1.5m; 
o From 6.0m to 3.7m (for the 1st & 2nd levels); 
o From 6.0m to 5.8m (for the 3rd level); 

 
Section 13.11.6 (f) Development Regulations: 

 To decrease the rear yard setbacks (north): 
o From 7.0m to 6.7m (for the 1st, 2nd, & 3rd levels). 

 
Section 13.11.6 (b) Development Regulations: 

 To increase the maximum site coverage from 40% to 80%; 

 To increase the maximum site coverage of buildings, driveways, and parking areas from 65% to 
80%. 

Section 8.1.11 (a) (Parking) Size and Ratio: 

 To reduce the minimum extra width for a parking stall when it abuts an obstruction on one side 
from 0.2m to 0.0m. 

Section 8.1.11 (b) (Parking) Size and Ratio: 

 To reduce the minimum percentage of full sized parking stalls for Apartment Housing from 
50% to 48%; 

 To increase the maximum percentage of medium sized parking stalls for Apartment Housing 
from 40% to 43%.  

AND THAT Council’s consideration of the Development Permit and Development Variance Permit be 
considered subsequent to the outstanding conditions of approval as set out in Attachment “A” in the 
Report from the Community Planning Department dated June 10th 2017; 

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

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

2.0 Purpose  

To review the Form & Character Development Permit for a 4 ½ storey, 35 unit condominium multi-family 
buildings known as Magala Place and to review the project for a number of variances. 
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3.0 Community Planning 

3.1 Background 

The subject property is located at the southern edge of the downtown urban centre.  The applicant has 
previously applied for two development permits (DP08-0250/DVP08-0251 & DP15-0173/DVP15-0174). The 
first development permit (DP08-0250/DVP08-0251) was approved by Council on March 23rd 2010. There 
were extensions granted, but the applicant failed to complete the final conditions prior to the permit expiry 
date (File closed March 28th 2012).  

The second development permit (DP15-0173/DVP15-0174) was turned down by Council with Staff’s 
recommendation of non-support on April 5th 2016. That proposal was 25 units which is 10 less units than the 
current proposal but the previous proposal had a number of design guideline contraventions. For a detail 
review of the non-support rationale, please see the Community Planning report dated April 5th 2016. 

3.2 Development Permit 

Staff are recommending support for the proposed Development Permit due to the proposal’s consistency 
with the Official Community Plan’s (OCP) design guidelines.   

Specifically, the design features are: 

1. The key OCP design guideline that the previous project failed to achieve was “to design new multi-
storey buildings to transition in height where the OCP land use designation provides for smaller 
structures on adjoining lots” 1; Staff did not support the original height variance since the site is 
located directly across from the heritage conservation area (a protected single family 
neighbourhood). The new proposal is consistent with the RM5 zone height regulations and as the 
building rises it is stepped back to provide a better transition to the adjacent single family lot and 
the heritage conservation area.  

2. Another important OCP design guideline that the previous project underperformed in was to 
“locate parking areas to the rear of buildings, internal to the building, or below grade“ 2; Although, 
the previous proposal did have 43% of the parking located below grade within a parkade, the 
remainder was located adjacent to Lake Ave as surface parking. Lake Ave is the first street to enter 
into the heritage conservation area and it was important to have an articulated face facing Lake 
Ave. The new proposal has achieved that goal and has provided 100% of the parking below grade 
within a parkade. 

3. The OCP design guidelines state buildings should be located in a manner that provides an effective 
street edge while respecting the desired streetscape rhythm3. Generally, the desired streetscape 
rhythm is achieved by locating buildings parallel to the street rather than perpendicular. Magala 
Place exemplifies this design by locating the buildings parallel to the street and by providing 
ground oriented units along each streetscape and on the northern lanescape.  

3.3 Development Variance Permit 

Staff are recommending support for the proposed Development Variance Permit. There are ten variances. 
See Zoning Analysis table for specific details. The ten variances can be split into three categories of 
variances:  i) building setbacks, ii) site coverage, and iii) parking variances. 

 

                                                      
1
 Policy 2.3 - Chapter 14 - Urban Design Development Permit Areas – City of Kelowna Official Community Plan 

2
 Policy 8.8 - Chapter 14 - Urban Design Development Permit Areas – City of Kelowna Official Community Plan 

3
 Policy 3.1 - Chapter 14 - Urban Design Development Permit Areas – City of Kelowna Official Community Plan 
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1. Building Setback Variances: 
a. The RM5 zone has different setbacks for the: parkade, first 2 ½ stories, and above 2 ½ 

stories. The variances generally reduce the setback at each level and on most elevations. 
There are some building setbacks that are in excess of the bylaw requirement (most 
notably the sections adjacent to the single family dwelling). However, the townhouse style 
units facing Lake Ave are wider than the rest of the building which consequently require a 
building setback variance facing the existing single family dwelling. This will impact the 
adjacent single family dwelling. However, the extra width along Lake Ave was needed to 
have the desired streetscape along Lake Ave with two walk-up style townhouse units. 

b. The building setback variances facing the lanes are considered appropriate by Staff as this 
should provide an adequate interface to the surface parking lots and adjacent utility lot 
along that lane.  

c. Reducing the building setback for the parkade is acceptable by Staff as the parkade wall is 
hidden with a well-defined set of retaining walls and extensive landscape treatment. 

d. Reducing the building setback from Water Street is considered an adequate compromise 
by Staff as the initial reduction is relatively small (0.8m closer to Water St) and the 
applicant is proposing to step back that building greater than what is required by the 
Zoning Bylaw. The Zoning Bylaw only requires a setback of 2.5m from the first floor to the 
top floor and the applicant is proposing to step back the building 4.1m between the first 
floor and the top floor. This provides a transitional façade feeling. This is an important 
design consideration as the project sited across form the heritage conservation area. 

2. Site Coverage Variances:  
a. Most multi-family buildings need to vary both site coverage regulations in order to meet 

the desired densities outlined in the OCP especially when a site is located within an infill 
urban centre setting. This project is further proposing a partial green roof to aid in 
stormwater detention of the site and the overall aesthetics of the project.  

3. Parking Variances 
a. Reduce the ratio of parking stalls is a common variance and helps increase the efficiency of 

a particular site to achieve the maximum number of parking stalls. This proposal is only 
short one parking stall and will be providing cash-in-lieu of parking. The proposal includes a 
variance to reduce the size of every parking stall when abutting an obstruction (including 
columns). This variance will almost affect every parking stall in the parkade. Staff are 
comfortable with the variance as the applicant has shown that their target market will likely 
include owners with smaller vehicles. Staff feel it is appropriate to allow a developer to 
innovate and to provide a product that discourages larger vehicles in an urban centre.  

4.0 Proposal 

4.1 Project Description 

‘Magala Place’ is a 4 ½ storey condominium project with 35 units. The project consists of ten 3-bedroom 
units, fourteen 2-bedroom units, and eleven 1-bedroom units. The project is one parking stall short but a 
parking variance is not necessary as the applicant will instead pay cash-in-lieu of parking in accordance with 
the Payment in Lieu of Parking Bylaw No. 8125.  

Character & Materials 

The proposed building steps back on the west and south facades decreasing the massing of the 
building as well as providing a more sensitive transition to the adjacent single family dwelling. The 
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below grade parkade is partially exposed but is screened extensively with landscaping, tiered 
retaining wall, stairs, railings, and gates which serve to provide a definition of public, semi-public, 
and private space. 

The project has been designed using extensive use of overhangs, structural brackets, and exterior 
decks. All of these elements were used to minimize the visual massing of the building as well as 
adding visual interest to the facades of the project. The project uses brick at visually exposed areas 
of the main and second floors. This provides a defined building base. Cementitious panels are being 
used to maintain the contemporary (and contextual) look of the project.  

Figure 1: Proposed building materials 

 

All the units on the main floor facing the north lane, Water Street, and Lake Ave will have direct access to 
grade. This is provided through the integrated use of stairs and gates. The entry point to these residential 
units are to include integrated lights which will be used as a means of wayfinding and also to animate the 
street during the evening. 
 
Figure 2: Example of Ground Oriented Units 

 

Lane Water St 
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The project meets the landscape requirements and guidelines and goes further by providing a partial green 
roof. The specific plantings were chosen based upon the following design considerations:   

 Ornamental shrubs / flowering species to provide colour around the site throughout the year; 

 Drought tolerant plant types for arid micro-climate; 

 Use of coniferous plants to provide greenery during the winter months; 

 Use of ornamental grasses to provide soft screening at the edges of the project and to minimize the 
visual impact of the (partially) exposed garage; 

 Use of perennials to provide colour in areas that are physically constrained. 

Figure 4:  Magala Place Rendering 
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4.2 Public Notification 

In fulfillment of Council Policy No. 367 respecting public consultation, the applicant undertook neighbour 
consultation by individually contacting all the neighbours within 50 metres.  

4.3 Site Context 

The ‘subject property is located adjacent to the Abbott Street Heritage Conversation area and within the 
edge of an Urban Centre. The site is level, and is designated as MRM – Multiple Residential (Medium 
Density) in the OCP Future Land Use Map. Specifically, the adjacent land uses are as follows: 

Orientation Zoning Land Use 

North P4 - Utilities  Utilities 

East RM5 -  Medium Density Multiple Housing  Residential 

South 
RM5 -  Medium Density Multiple Housing & 
RU1 – Large Lot Housing 

Residential 

West RU1 – Large Lot Housing Residential 
 

Subject Property Map: 332 Lake Ave 
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4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM5 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 

Height 18.0 m / 4.5 storeys 12.7 m / 4.5 storeys 

Front Yard Setback 
(Lake Ave) 1 

Min 6.0 m except for 
1.5 m for ground oriented housing 

that is below 2 ½ stories 

3.0 m to parkade 
5.3 m to 1st & 2nd Levels 

7.8 m to 3rd Level 
10.6 to 4th Level 

Side Yard Setback 
(east)  2 

1.5 m to parkade  
4.5 m (up to 2 ½ storeys)  
7.0 m (above 2 ½ storeys)  

0.22 m to parkade  
1.6 m to 1st , 2nd, 3rd , & 4th Levels 

Side Yard Setback 
(south) facing single 

family dwelling 3 

4.5 m (up to 2 ½ storeys)  
7.0 m (above 2 ½ storeys)  

3.9 m to parkade 
6.6 m to 1st, 2nd, 3rd , & 4th  Levels  

 

Side Yard Setback 
(west) facing single 

family dwelling 4 

4.5 m (up to 2 ½ storeys)  
7.0 m (above 2 ½ storeys) 

2.8 m to parkade 
2.8 m to 1st & 2nd Levels 

5.2 m to 3rd Level 
6.2 m to 4th Level 

Flanking Side Yard 
Setback (Water St) 5 

Min 6.0 m except for 
1.5 m for ground oriented housing 

that is below 2 ½ stories 

1.5 m to parkade  
3.7 m to 1st & 2nd Levels 

5.8 m to 3rd Level 
7.8 m to 4th Level 

Rear Yard Setback 
(north)  6 

1.5 m to parkade 
7.0 m to building 

3.0 m to parkade  
6.7 m to 1st, 2nd & 3rd Levels 

8.0 m to 4th Level 

Site coverage of 
buildings 7 

40 % 80% 

Site coverage of 
buildings, driveways 

& parking 8 
65 % 80% 

FAR 1.1 +0.1+0.2 = 1.4 Max 1.4 

Parking Regulations 

Minimum Parking 
Requirements 

55 parking stalls 
54 parking stalls * 

*Variance not needed; cash-in-lieu of 
parking to be provided   

Ratio of Parking 
Stalls 9 

Full size: 50% Min 
Medium Size: 40% Max 

Small Size: 10% Max 

Full size: 48% (26 stalls) 
Medium Size: 43% (23 stalls) 

Small Size: 9% (5 stalls) 

Minimum Drive Aisle 
Width 

7.0 m  7.0 m 

Minimum Parking 
Stall Width 10 

Where a parking stall abuts an 
obstruction (including a column) the 

stall shall be 0.2m wider 
0.0m wider 
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Zoning Analysis Table 

CRITERIA RM5 ZONE REQUIREMENTS PROPOSAL 

 

Minimum Bicycle 
Parking 

Requirements 

Class 1: 18 bikes 
Class 2: 4 bikes 

Class 1: 35 
Class 2: 4 bikes 

Private Open Space 765 m2 1249 m2 
1 - 10 Ten Variances Proposed. 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Chapter 5:  Development Process 

Objective 5.23 Address the needs of families with children through the provision of appropriate 
family oriented housing. 

Policy 1 Ground-Oriented Housing. 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. 

Objective 5.5:  Ensure appropriate and context sensitive built form. 
Building Height. 4  In determining appropriate building height, the City will take into 
account such factors as: 

 Contextual fit into the surrounding neighbourhood 

 Shadowing of the public realm 

 View impacts 

 Overlook and privacy impact on neighbouring buildings 

 Impacts on the overall skyline 

 Impacts on adjacent or nearby heritage structures 
 

Chapter 14:  Urban Design Guidelines 
Amenities, ancillary Services and Utilities.5 
11.1 - Locate loading, garbage, storage, utilities and other ancillary services away from 
public view. All such areas shall be screened and designed as an integral part of the building 
to minimize impact;  
11.3 - Create attractive rear alley facades with high quality materials on buildings facing 
residential areas (e.g. rear building entrances, windows, balconies, plazas, and plantings). 

 
Chapter 4:  Land Use Designation 

Massing and Height.3 
4.1 - Mitigate the actual and perceived bulk of buildings by utilizing appropriate massing, 
including: 

                                                      
4 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter). 
3 City of Kelowna Official Community Plan, Chapter 14 (Urban Design Development Permits Area). 
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 Architectural elements (e.g. balconies, bay windows, cantilevered floors, cupolas, 
dormers); 

 Visually-interesting rooflines (e.g. variations in cornice lines and roof slopes); 

 Step back upper floors to reduce visual impact; 

 Detailing that creates a rhythm and visual interest along the line of the building; 

 Wall projections and indentations, windows and siding treatments as well as varied 
material textures should be utilized to create visual interest and to articulate 
building facades; 

 Building frontages that vary architectural treatment in regular intervals in order to 
maintain diverse and aesthetically appealing streets. 

6.0 Technical Comments  

6.1 Building & Permitting Department 

a) Development Cost Charges (DCC’s) are required to be paid prior to issuance of any Building 
Permit(s).  

b) Demolition Permit required for any existing structures. 

c) Placement permits are required for any sales or construction trailers that will be on site. 
The location(s) of these are to be shown at time of development permit application.  

d) A Hoarding permit is required and protection of the public from the staging area and the 
new building area during construction. Location of the staging area and location of any 
cranes should be established at time of DP. 

e) A Building Code analysis is required for the structure at time of building permit 
applications: 

o Any security system that limits access to exiting needs to be addressed in the code 
analysis by the architect. 

o 12% driveway slope into the parking area may be excessive. 

o Spatial calculation should be provided for the building face adjacent to the existing 
residential lot to confirm if within limits. 

o An alternative solution may be required to establish safe H/C access from the 
building due to unprotected glazing in the exit path. 

o An alternative solution may be required for a safe exiting path past a suite windows 
from 2nd stairwell or redesign of the floor plan may be required 

o Location of the main entrance should be clearly defined on the drawings along with 
location of fire alarm panel to meet minimum distances as defined in BCBC 12. 

f) A Geotechnical report is required to address the sub soil conditions and site drainage at 
time of building permit application. This property falls within the Mill Creek flood plain 
bylaw area and compliance is required. Minimum building elevations are required to be 
established prior to the release of the Development Permit. This minimum Geodetic 
elevation is required for all habitable spaces including parking garages. This building may 
be designed to low, which may affect the form and character of the building.  

g) We strongly recommend that the developer have his professional consultants review and 
prepare solutions for potential impact of this development on adjacent properties. Any 
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damage to adjacent properties is a civil action which does not involve the city directly. The 
items of potential damage claims by adjacent properties are items like settlement of 
foundations (preload), damage to the structure during construction, additional snow drift 
on neighbour roofs, excessive noise from mechanical units, vibration damage during 
foundation preparation work etc. 

h) 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. 

i) 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, door swing direction, handrails on each side of exit stairs, width of 
exits etc. 

j) 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. 

k) Mechanical Ventilation inlet and exhausts vents are not clearly defined in these drawings 
for the enclosed parking storey. The location and noise from these units should be 
addressed at time of Development Permit.  

l) Full Plan check for Building Code related issues will be done at time of Building Permit 
applications. Please indicate how the requirements of Radon mitigation and NAFS are 
being applied to this structure at time of permit application 

6.2 Development Engineering 

 See attached Memo dated December 6th 2016 

6.3 Fire Department 

a) Construction fire safety plan is required to be submitted and reviewed prior to construction and 
updated as required. Template at Kelowna.ca. 

b) Engineered Fire Flow calculations are required to determine Fire Hydrant requirements as per the 
City of Kelowna Subdivision Bylaw #7900. Should a hydrant be required on this property it shall be 
operational prior to the start of construction and shall be deemed a private hydrant. 

c) This building shall be addressed off of the street it is accessed from - main entrance appears to be 
on Water Street. A visible address must be posted on this street. as per City of Kelowna By-Laws.  

d) Sprinkler drawings are to be submitted to the Fire Dept. for review when available.  

e) A fire safety plan as per section 2.8 BCFC is required at occupancy. The fire safety plan and floor 
plans are to be submitted for approval in AutoCAD Drawing format on a CD.  

f) Fire Department access is to be met as per BCBC 3.2.5.  

g) Approved Fire Department steel lock box acceptable to the fire dept. is required by the fire dept. 
entrance and shall be flush mounted.  

h) All requirements of the City of Kelowna Fire and Life Safety Bylaw 10760 shall be met. 

i) Fire alarm system is to be monitored by an agency meeting the CAN/ULC S561 Standard.  

j) Contact Fire Prevention Branch for fire extinguisher requirements and placement.  
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k) Fire department connection is to be within 45M of a fire hydrant - unobstructed.  

l) Ensure FD connection is clearly marked and visible from the street. 

m) Standpipes to be located on intermediate landings.  

n) Sprinkler zone valves shall be accessible as per fire prevention bylaw (10760). 

o) Dumpster/refuse container must be 3 meters from structures or overhangs or in a rated room in the 
parking garage. 

7.0 Application Chronology  

Date of Application Received:  October 21st 2016 
Date of Public Notification: December 7th 2016 
 
Report Prepared by:   Adam Cseke, Urban Planner 
Reviewed by:    Terry Barton, Urban Planning Manager 
Approved by:    Ryan Smith, Community Planning Manager 
 
Attachments:  
Development Engineering Comments dated December 6th 2016 (Attachment ‘A’) 

Applicant Development Rationale 
Draft Development Permit and Development Variance Permit 
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MAGALA PLACE, KELOWNA BC
PROJECT SUMMARY + DESIGN RATIONALE

(UPDATED: 10th OCTOBER, 2016)
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MAGALA PLACE / KELOWNA: DESIGN CLARIFICATION and PLANNING RATIONALE 
September 1st, 2016 
 
OVERALL PROJECT DESIGN RATIONALE / PROJECT SYNOPSIS 
 
 
PROJECT SITE 
Located in the South Central district of Kelowna, BC, the proposed project, "Magala Place" will be a four 
storey, multi-family residential (condominium) building.  The building is located west and north of 
medium density rental housing district which transitions to the west (towards Okanagan Lake). 
 
The site is located at the transition between multi-rental buildings (to the West of the lane and south 
of Lake Avenue) and single family housing to the West. 
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BUILDING MASSING 
The massing of the proposed building steps on the west and south façades to order to decrease the 
massing of the building as well as respecting the adjacent single family neighbourhood.  Extensive 
balconies have also been used to break up the massing of the building. 
 
Given the high water table of this site, the below grade parkade is partially exposed – but screened by 
extensive landscaping and stepping, stairs, railings, and gates which will serve to provide a definition of 
public, semi-public, and private space.  The raised patios also allows the residents an additional sense 
of security. 
 
The project also steps back as the building rises to minimize massing, and as a gesture to the adjacent 
single family house and neighbourhood. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXTENSIVE BALCONIES

TYPICAL EXTENSIVE LANDSCAPE
SCREENING IN FRONT OF PODIUM

5'0" SETBACK / URBAN EDGE IN
FRONT OF GROUND ORIENTED
FAMILY UNITS

ARTICULATED ROOF LINE

5'0" SETBACK / URBAN EDGE IN
FRONT OF GROUND ORIENTED
FAMILY UNITS

ADJACENT EXISTING SINGLE FAMILY SITE
(HOUSE REMOVED FOR GRAPHIC CLARITY)
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BUILDING PROGRAM 
Programmatically, the project has maximised 2 and 3 bedroom units where possible to ensure that 
families are significantly represented in this project. We note that as proposed, 70% of this project 
houses 2 and 3 bedroom units.  Furthermore, the Owner has also provided a guest suite on the main 
floor to allow for guests to stay in the building so that they can visit with family members. 
 
This project has also preliminarily gleaned interest from families with children, as well as healthy and 
independent living seniors looking to downsize from a typical suburban house, as the project is located 
within a neighbourhood with immediate amenities, such as the waterfront as well as the close proximity 
to Kelowna General Hospital 
 
 
ARCHITECTURAL COMPONENTS 
The project has been designed using extensive use of overhangs, structural brackets, and exterior decks.  
All of these elements were used to minimise the visual massing of the building as well as adding visual 
interest to the facades of the project. 
 
The use of extensive overhangs / broad eaves visually ‘lower’ the building similar to the Prairie Style of 
architecture.  The decks / brackets / and lux panel trim provide an additional layer of components to 
the project façade.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ARTICULATED DECKS

STRUCTURAL BRACKETS

EXTENSIVE OVERHANGS
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BUILDING MATERIALS 
The project uses brick at visually exposed areas of the main and second floor. This will provide a defined 
building base or ‘piano nobile”. 
 
We have also accommodated the use of cementitious panels in order to maintain the contemporary 
(and contextual) overall look of the project. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
GROUND FLOOR ORIENTED UNITS 
All units on the main floor facing the north lane, Water Street, and Lake Street will have direct access to 
grade.  This is provided through the integrated use of stairs and gates.  We also propose that at the 
entry point to these residential units to include integrated lights will be used as a means of wayfinding 
and also to animate the street during the evening. 
 
 
 
 
 
 
 
 
 
 
 

DIRECT ACCESS TO GRADE /
INTEGRATED STAIR AND GATES

PROPOSED LIGHT FIXTURES AT WALL
PERIMETER AND GATE ENTRANCES

2-TIER LANDSCAPING (PUBLIC /
SEMI-PRIVATE / PRIVATE SPACE
DEFINITION

WOOD-GRAINED METAL PANEL

CEMENTITIOUS WALL PANEL

BRICK VENEER

STRUCTURAL WOOD POSTS

REFER TO DP DRAWINGS FOR
UPDATED STAIR
CONFIGURATION
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BUILDING SETBACKS / SITE COVERAGE (and PROPOSED) VARIANCES 
 
As noted, the parkade is elevated due to water table issues on this site. In response to this, extensive 
landscaping and stepped planters have been provide around the entire site with the exception of the 
east lane interface, which is screened with tall planting. 
 
The site coverage is currently 50% (from the allowed 40%), but as noted, the building sets back at the 
upper levels.  Given that this project is surrounded by 2 civic lanes, we feel that the 10% increase in site 
coverage can be accommodated. 
 
We outline the setbacks for the project as follows: 
 

 East (Lane) - *Variance Required* 
o Parkade (varies): 5’-0” / 1’-0” 
o Building (varies):: 20’-0” / 14’-0” / 5’-0” 

 South (Lake Avenue) 
o Parkade: 10’-0” 
o Building: 17’-0” 

 West (Adjacent Existing Single Family Home) 
o Parkade: 9’-3” 
o Building (varies): 9’-3” / 20’-0” 

 West (Water Street) 
o Parkade: 5’-0” 
o Building: 12’-0” 

 North (Lane) 
o Parkade: 10’-0” 
o Building: 22’-0” 

 
PARKING RATIO 
We are seeking relaxation for parking for this project as follows: 
 

 Proximity to Downtown Kelowna proper; 
 Proximity to local transit stops; 
 Possible application of a car-share program 

 
Given that we have tried to maximise the 3 and 2 bedroom units (where typically on a site similar to 
this one would propose mostly one bedroom units), we feel that the Owners desire to maintain a 'family' 
type project would glean a suitable parking relaxation.  We have provide a revised parking ratio as 
follows: 
 
 

As noted, the parkade is elevated due to water table issues on this site. In response to
this, extensive landscaping and stepped planters have been provide around the entire
site with the exception of the east lane interface.  The building steps back in strategic
locations to minimise the massing both on Water Street and Lake Avenue, respectively.
We provide the Zoning Analysis as follows:
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City Requirement   NORR Proposed 
  1.25 Space / 1 Bedroom Unit  0.75 Space / 1 Bedroom Unit 
  1.50 Space / 2 Bedroom Unit  1.25 Space / 1 Bedroom Unit 
  2.00 Space / 2 Bedroom Unit  1.75 Space / 3 Bedroom Unit 
 
LANDSCAPE ARCHITECTURE 
The project has been designed to meet the requirements set forth in Section 7 – Landscaping and 
Screening.  Specified planting has been chosen specifically based on the following design concepts: 
 

 Ornamental shrubs / flowering species to provide colour around the site throughout the year; 
 Drought tolerant plant types for arid micro-climate; 
 Use of coniferous plants to provide greenery during the winter months; 
 Use of ornamental grasses to provide soft screening at the edges of the project and to minimise 

the visual impact of the (partially) exposed garage; 
 Use of perennials to provide colour in areas that are physically constrained. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ENTIRE PROJECT PERIMETER
C/W LANDSCAPE SCREENING

TYPICAL RESIDENTIAL PATIO

REFER TO DP DRAWINGS FOR
REVISED STAIR
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DEVELOPMENT PERMIT &                 

DEVELOPMENT VARIANCE PERMIT 

 
 

APPROVED ISSUANCE OF DEVELOPMENT PERMIT & DEVELOPMENT VARIANCE 
PERMIT  

 

File Number  DP16-0258 / DVP16-0259  

Issued To: Windmill Ventures Ltd.& 0797989 BC. Ltd 

Site Address: 332 Lake Ave 

Legal Description: Lot A, District Lot 14, ODYD, Plan KAP90495 

Zoning Classification: RM5 – Medium Density Multiple Housing 

Developent Permit Area: Comprehensive Development Permit Area 

 

SCOPE OF APPROVAL 

This 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 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 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.  

1. TERMS AND CONDITIONS 

THAT Development Permit & Development Variance Permit No. DP16-0258 & DVP16-0259, located at 332 
lake Ave Kelowna, BC be approved subject to general conformance to the drawings (Schedule “A”, “B”, & 
“C”) attached to this permit. 

AND THAT the variances to the following sections of Zoning Bylaw No. 8000 be granted: 

Section 13.11.6 (d) Development Regulations: 

 To decrease the front yard setback for the parkade from 6.0m to 3.0m; 
 
Section 13.11.6 (e) Development Regulations: 

 To decrease the side yard setbacks for the eastern property: 
o From 1.5m for the parkade to 0.22m; 
o From 4.5m (up to 2 ½ stories) to 1.6m (up to 2 ½ stories); 
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o From 7.0m (above to 2 ½ stories) to 1.6m (above to 2 ½ stories). 

 To decrease the side yard setbacks (south) facing the adjacent single family dwelling: 
o From 4.5m (for the parkade & up to 2 ½ stories) to 2.8m (for the parkade & up to 2 ½ 

stories); 
o From 7.0m (above to 2 ½ stories) to 1.6m (above to 2 ½ stories). 

  To decrease the side yard setbacks (west) facing the adjacent single family dwelling: 
o From 4.5m (for the parkade & up to 2 ½ stories) to 2.8m (for the parkade & up to 2 ½ 

stories); 
o From 7.0m (above to 2 ½ stories) to 5.2m (for the 3rd level) and 6.2m(for the 4th level); 

 To decrease the flanking side yard setbacks (facing Water St): 
o From 6.0m for the parkade to 1.5m; 
o From 6.0m to 3.7m (for the 1st & 2nd levels); 
o From 6.0m to 5.8m (for the 3rd level); 

 
Section 13.11.6 (f) Development Regulations: 

 To decrease the rear yard setbacks (north): 
o From 7.0m to 6.7m (for the 1st, 2nd, & 3rd levels). 

 
Section 13.11.6 (b) Development Regulations: 

 To reduce the maximum site coverage from 40% to 80%; 

 To reduce the maximum site coverage of buildings, driveways, and parking areas from 65% 
to 80%. 

Section 8.1.11 (a) (Parking) Size and Ratio: 

 To reduce the minimum extra width for a parking stall when it abuts an obstruction on one 
side from 0.2m to 0.0m. 

Section 8.1.11 (b) (Parking) Size and Ratio: 

 To reduce the minimum percentage of full sized parking stalls for Apartment Housing from 
50% to 48%; 

 To increase the maximum percentage of medium sized parking stalls for Apartment 
Housing from 40% to 43%.  

2. 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 Permit Holder and be paid to the Permit Holder if the security 
is returned. The condition of the posting of the security is that should the Permit Holder 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 the security to carry out the work by its servants, agents or contractors, 
and any surplus shall be paid over to the Permit Holder, or should the Permit Holder carry out the development 
permitted by this Permit within the time set out above, the security shall be returned to the Permit Holder. 
There is filed accordingly: 

a) Cash in the amount of $ TBD  OR 
b) A Certified Cheque in the amount of $  TBD  OR 
c) An Irrevocable Letter of Credit in the amount of $      TBD    . 
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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. 

3. DEVELOPMENT 

The land described herein shall be developed strictly in accordance with the terms and conditions and 
provisions of this Permit and any plans and specifications attached to this Permit that shall form a part hereof. 

If the Permit Holder does not commence the development permitted by this Permit within two years of the 
date of this Permit, this Permit shall lapse. 

This Permit IS NOT a Building Permit. 

The issuance of this Permit grants to the municipality a 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 granting to me the said Permit. 

b) All costs, expenses, claims that may be incurred by the Municipality if the construction by me of 
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. 

Should there be any change in ownership or legal description of the property, I undertake to notify the 
Community Planning Department immediately to avoid any unnecessary delay in processing the application. 

4. APPROVALS 

Issued and approved by Council on the ______ day of _____________________, 2016. 

 

___________________________________________   ___________________________ 

Ryan Smith, Community Planning Department Manager  Date 
Community Planning & Real Estate 

 

The PERMIT HOLDER is the CURRENT LAND OWNER.  
Security shall be returned to the PERMIT HOLDER. 
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WOOD FENCE
(1800mm)

WOOD FENCE
(1800mm)

L2.1
2

GUARD RAIL

GUARD RAIL

ADJACENT EXISTING
SINGLE FAMILY HOME

WATER STREET

CIVIC LANE

LA
K

E 
A

V
EN

U
E

C
IV

IC
 L

A
N

E

PLANT SIZESCIENTIFIC NAMEQTY COMMON NAME

PLANT LIST:
CONIFEROUS TREES

PLANT SIZESCIENTIFIC NAMEQTY COMMON NAME
DECIDUOUS TREES

wide x 550mm depth root ball
50mm cal. (B&B), min 700mm 

Armstrong MapleAcer rubrum 'Armstrong'03

Min. 200mm ht., #2 cont.Korean Feather Reed GrassCalamagrostis brachytricha10

PLANT SIZESCIENTIFIC NAMEQTY COMMON NAME
ORNAMENTAL GRASSES

PLANT SIZESCIENTIFIC NAMEQTY COMMON NAME
CONIFEROUS SHRUBS

#5 container size
Min. 600 spr, root ball dia. 350mm,

Blue Star JuniperJuniperus squamata 'Blue Star'08

PLANT SIZESCIENTIFIC NAMEQTY COMMON NAME
DECIDUOUS SHRUBS

stems.  Root Spread 300mm. - #3 cont.
Min. 600mm ht., Min. 4 major basal

Ruby Carousel BarberryBerberis thunbergii 'Bailone'11 1. ALL TREE AND SHRUB BEDS TO BE MULCHED WITH 75mm BARK MULCH.

2. TREES NOT PLANTED IN BEDS SHALL BE SURROUNDED BY A TREE WELL TO A DEPTH OF 100MM AFTER PLANTING
AND WATERING. ALL TREES TO BE MULCHED STARTING 50MM FROM THE ROOT FLARE (TRUNK) AND EXTENDING THE
LENGTH OF HOLE.

3. ALL SOFT LANDSCAPE AREAS TO BE IRRIGATED WITH AN UNDERGROUND AUTOMATIC IRRIGATION SYSTEM.

wide x 400mm depth root ball
50mm cal. (B&B), min 700mm 

Chinese DogwoodCornus kousa chinensis03

wide x 400mm depth root ball
50mm cal. (B&B), min 700mm

Dawyck Purple BeechFagus sylvatica 'Dawyck Purple'04

stems.  Root Spread 300mm. - #3 cont.
Min. 600mm ht., Min. 4 major basal

Green Velvet BoxwoodBuxus 'Green Velvet'11

stems.  Root Spread 300mm. - #3 cont.
Min. 600mm ht., Min. 4 major basal

Incrediball HydrangeaHydrangea arborescens 'Abetwo'15

stems.  Root Spread 300mm. - #3 cont.
Min. 600mm ht., Min. 4 major basal

Red Prince WeigelaWeigela florida 'Red Prince'16

Min. 200mm ht., #2 cont.Elijah Blue FescueFestuca ovina glauca 'Elijah Blue'24

Min. 200mm ht., #2 cont.Flame GrassMiscanthus sinensis 'Purpurascens'11

NOTES:

1220mm root ball dia.
3.0m ht. B&B,

Columnar Blue SprucePicea pungens 'Fastigiata'05

stems.  Root Spread 300mm. - #3 cont.
Min. 600mm ht., Min. 4 major basal

Emily Carr RoseRosa 'Emily Carr'36

wide x 400mm depth root ball
50mm cal. (B&B), min 700mm 

Autumn Brilliance ServiceberryAmelanchier x grandiflora07

PLANT SIZESCIENTIFIC NAMEQTY COMMON NAME
PERENNIALS

Min. 100mm ht., #1 cont.Silver Mound ArtemisiaArtemisia schmidtiana 'Silver Mound'33

Min. 100mm ht., #1 cont.Moonlight Masquerade DaylilyHemerocallis x 'Moonlight Masquerade'36

Min. 100mm ht., #1 cont.Night Beacon DaylilyHemerocalis x 'Night Beacon'40
#5 container size
Min. 600 spr, root ball dia. 350mm,

Hicks YewTaxus x media 'Hicksii'18

#5 container size
Min. 600 spr, root ball dia. 350mm,

Little Giant CedarThuja occidentalis 'Little Giant'06

stems.  Root Spread 300mm. - #3 cont.
Min. 600mm ht., Min. 4 major basal

Dwarf Arctic WillowSalix puperea 'Nana'21

Min. 200mm ht., #2 cont.Maiden GrassMiscanthus sinensis 'Gracillimus'27

PLANT LEGEND:
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Korean Feather Reed Grass

Elijah Blue Fescue

Columnar Spruce

Flame Grass

Ruby Carousel Barberry

Red Prince Weigela

Night Beacon Daylily
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Less than 100mm caliper

(optional)

SPADE CUT EDGE

GALVANIZED GUY WIRE No. 11 MIN. POSITIONED
ABOVE FIRST STRONG BRANCHES.

NEW 2 PLY / 12mm, REINFORCED BLACK
RUBBER HOSE OR APPROVED EQUAL.
POSITIONED APPROX. 3/5 HT. FOR ALL
TREES. WIRE DOES NOT GO AROUND TREE.

USE THREE (3) 50mm X 50mm X 2500mm LNG.
STUDDED HEAVYWEIGHT T-POSTS (7.5 POUND).
ALL EXPOSED PORTIONS OF TREE STAKE TO BE
FREE OF RUST AND PRIMED. TREE STAKE SET MIN.
900mm INTO UNDISTURBED SOIL W/ ONE ON SIDE
OF PREVAILING WINDS. STAKES ARE TO BE
REMOVED AFTER ONE GROWING SEASON.

12
00

500

3X ROOT BALL DIAMETER

n.t.s.STAKING PLAN

BACK FILL WITH EXISTING SOIL.
IN SANDY LOAM SOILS, ADD 20% MAX.
BY VOLUME COMPOSTED ORGANIC
MATERIAL TO THE EXISTING SOIL.

TAMP SOIL AROUND ROOTBALL BASE
FIRMLY WITH FOOT PRESSURE SO
THAT ROOT BALL DOES NOT SHIFT. DO
NOT ALLOW AIR POCKETS TO FORM
WHEN BACKFILLING.

B&B ROOTBALL

n.t.s.DETAIL

TOPSOIL, REFER TO TOP SOIL SPECS.

400mm COMPACTED LOAM BELOW ROOT BALL.

75mm MIN. DEPTH BARK MULCH OR APPROVED
EQUAL OVER EXPOSED ROOTBALL. TAPER MULCH
TO BASE OF TREE. MULCH STARTING 50mm FROM
ROOT FLARE (TRUNK) & EXTENDING THE HOLE.

PRUNE ONLY DEAD, BROKEN, OR
DISEASED TREE LIMBS TO MAINTAIN
NATURAL FORM OF TREE.

IF TREE IS IN WIRE BASKET, CUT AND REMOVED
STRAPPING AND THE HORIZONTAL/ VERTICAL
WIRES OF THE BASKET TO A MIN. DEPTH OF
200mm FROM TOP OF ROOTBALL. PULL BACK
BURLAP TO MIN. DEPTH.

UNDISTURBED NATIVE SOIL

SCARIFY WALL OF TREE WELL.

EVERGREEN
CONIFEROUS

BROADLEAF
DECIDUOUS

* ANGLE
  STAKES
  AT 2°

SLOPE TOPSOIL FROM ROOT BALL
TO EDGE OF HOLE TO FORM WELL.

SINGLE LEADER
(unless multistem species is specified)

SOIL LEVEL:
TO BE SLIGHTLY HIGHER
THAN SURROUNDING
GRADE TO ALLOW FOR
BACKFILL SETTLING.

REMOVE CONTAINER AND
LOOSEN ROOTS OF
POTBOUND PLANTS BY
SCORING OR PULLING.

UNDISTURBED NATIVE SOIL

PRUNE ONLY DEAD, BROKEN, OR
DISEASED LIMBS TO MAINTAIN
NATURAL FORM OF SHRUB.

75mm MIN. DEPTH BARK MULCH
OR APPROVED EQUAL. TAPER
MULCH TO BASE OF SHRUB.

RE-ESTABLISH ANY DAMAGED
SEED / SOD.

SPREAD ROOTS EVENLY
THROUGHOUT TOPSOIL
PRUNE ALL DAMAGED ROOTS

300mm MIN. DEPTH LIGHTLY
COMPACTED SHRUB BED MIX.

ROTOTILL 300mm NATIVE SOIL, ADD
TOPSOIL, SAND AND PEAT AS PER
LANDSCAPE ARCHITECTS DIRECTIONS.TO
BE LIGHTLY TAMPED AND SETTED WITH
WATER PRIOR TO PLACEMENT OF PLANT.

BARE
ROOT

POTTED
ROOT

MIN. 450mm BACK OF
PLANTING BED EDGE

PLANTING BED WIDTH VARIES

CONIFEROUS OR DECIDUOUS SHRUB
DO NOT DAMAGE OR CUT LEADER

150

NOTES
1.  PROVIDE MATERIALS AND CONSTRUCTION TECHNIQUES, INCLUDING REINFORCING, TO CITY OF KELOWNA STANDARDS.

2.  ALL CONCRETE TO BE MINIMUM 2% SLOPE. SLOPE TO DRAINS WHERE PROVIDED. WHERE NO DRAINS ARE PROVIDED (i.e.
SIDEWALKS) PROVIDE 2% CROSS-SLOPE TO LOW SIDE OF SIDEWALK.

150MM THICK CRUSHED GRAVEL BASE
COMPACTED TO 90% SPD

BROOM FINISH

12MM BITUMINOUS EXPANSION JOINT
MAX. 3000MM O.C.

COMPACTED SUBGRADE TO 90% SPD

100MM THICK C.I.P CONCRETE

SAW CUT CONTROL JOINT AS SHOWN ON PLANS

LANDSCAPE NOTES:
1. ALL LANDSCAPE CONSTRUCTION MATERIALS AND TECHNIQUES SHALL MEET THE MINIMUM REQUIREMENTS OF THE CNLA STANDARDS

2. NO SUBSTITUTIONS OF PLANT MATERIAL WILL BE PERMITTED BY THE LANDSCAPE CONSULTANT UNLESS APPROVED BY THE LANDSCAPE
CONSULTANT IN WRITING PRIOR TO SHIPMENT TO SITE. ALL PLANT MATERIAL SHALL BE INSTALLED AS SHOWN ON THE DRAWINGS. ALL GROUND
COVER SHALL BE PLANTED AT THE SPACING INDICATED. ANY PLANT MATERIAL INSTALLED THAT DOES NOT MEET WITH THE REQUIREMENTS OF
THESE DRAWINGS AND ASSOCIATED SPECIFICATIONS SHALL BE REMOVED AND REPLACED WITH PLANT MATERIAL THAT MEETS THE
AFOREMENTIONED REQUIREMENTS AT THE THE CONTRACTOR'S SOLE EXPENSE.

3. ALL PLANT MATERIAL SHALL BE APPROVED AT THE SOURCE NURSERY PRIOR TO SHIPMENT TO SITE. THE CONTRACTORS BEARS THE SOLE
RESPONSIBILITY OF NOTIFYING THE LANDSCAPE CONSULTANT A MINIMUM OF TWO WEEKS PRIOR TO SHIPMENT OF PLANT MATERIAL TO
COORDINATE THE REVIEW OF THE PLANT MATERIAL. THE LANDSCAPE CONSULTANT RESERVES THE RIGHT TO WAIVE THIS REQUIREMENT BASED
ON THE NURSERY SOURCE PROPOSED FOR USE BY THE CONTRACTOR.

4. ALL PLANTING BEDS SHALL BE MULCHED WITH AN ALL WOOD MULCH TO A DEPTH OF 75MM

5. ANY DAMAGE OCCURRING TO THE EXISTING CONSTRUCTION, BUILDINGS, VEGETATION, LANDSCAPING, PATHWAYS AND/OR OTHER SITE
AMENITIES ON THE SITE, ADJACENT PRIVATE PROPERTY OR PUBLIC LANDS SHALL BE REHABILITATED, RESTORED AND/OR MADE GOOD, BY THE
CONTRACTOR TO THE OWNERS AND/OR THE CITY OR TOWN AUTHORITY'S REQUIREMENTS.

6. ALL SITE GRADES SHALL MATCH EXISTING GRADES OF ADJACENT LANDS, WITH GRADING CONFINED TO THE SITE.

7. THE CONTRACTOR SHALL OBTAIN, AT THE CONTRACTOR'S SOLE EXPENSE, ALL UTILITY LOCATES PRIOR TO COMMENCING WORK. ANY AND ALL
DAMAGES TO UTILITIES, REGARDLESS OF WHETHER LOCATES WERE COMPLETED, SHALL BE REHABILITATED, RESTORED AND/OR MADE GOOD BY
THE CONTRACTOR, TO THE OWNERS AND/OR THE CITY OR TOWN AUTHORITY'S REQUIREMENTS

PLANT MATERIAL WARRANTY:
1. THE CONTRACTOR SHALL WARRANT THAT THE PLANT MATERIAL WILL REMAIN FREE OF DEFECTS FOR A PERIOD OF ONE (1) YEAR FROM THE
DATE OF SUBSTANTIAL PERFORMANCE. THE CONSULTANT ACCOMPANIED BY THE CONTRACTOR WILL UNDERTAKE AN END-OF-WARRANTY
INSPECTION TO IDENTIFY PLANT MATERIAL THAT WILL BE REPLACED BY THE CONTRACTOR.

2. THE CONSULTANT RESERVES THE RIGHT TO EXTEND THE CONTRACTOR'S WARRANTY AND RESPONSIBILITY FOR AN ADDITIONAL YEAR IF, AT
THE END OF THE WARRANTY PERIOD, THE LEAF DEVELOPMENT AND GROWTH OF THE PLANT MATERIAL IS NOT SUFFICIENT TO ENSURE FUTURE
SURVIVAL.

3. THE CONTRACTOR SHALL EXTEND THE WARRANTY ON ALL REPLACEMENT PLANT MATERIAL FOR ONE(1) YEAR. REPLACEMENT PLANTS SHALL BE
PLANTS OF SAME SIZE AND SPECIES SPECIFIED, PLANTED IN THE NEXT GROWING SEASON, WITH A NEW WARRANTY COMMENCING ON DATE OF
REPLACEMENT

4. THE CONTRACTOR SHALL CONTINUE SUCH REPLACEMENT AND WARRANTY OF PLANT MATERIAL TO THE SATISFACTION OF THE CONSULTANT.

IRRIGATION SYSTEMS:
1. THE CONTRACTOR SHALL SUPPLY AND INSTALL A FULLY FUNCTIONAL AUTOMATIC PROGRAMMABLE IRRIGATION SYSTEM.
IRRIGATION SYSTEMS WILL BE DESIGNED IN SUCH A WAY THAT ALL AREAS, INCLUDING LAWNS, BEDS, PLANTERS, GARDENS, AND
GREEN ROOFS; WHETHER EXISTING OR NEW, ARE WATERED IN THE MOST EFFICIENT MANNER WHILE PROVIDING FULL COVERAGE. ONLY
LANDSCAPE AREAS ARE TO RECEIVE WATER.

2. SYSTEM CONFIGURATION WILL VARY DEPENDING ON PLANT VARIETY AND LANDSCAPE AREA.  ANY OVERLAPPING OR UNNECESSARY SPRAY
PATTERNS ARE TO BE KEPT TO A MINIMUM.  SYSTEM INSPECTIONS AND NOZZLE ADJUSTMENTS ARE TO BE MADE AFTER THE INSTALL IS COMPLETE
AND AT THE START OF EVERY GROWING SEASON.  NOZZLES SHOULD BE REPLACED EVERY FIVE YEARS.  WATERING TIMES ARE TO BE SET FOR THE
EARLY MORNING TO REDUCE EVAPORATION.

3. ONCE ESTABLISHED, ONE INCH OF WATER PER WEEK SHALL BE IRRIGATED ON ALL LAWN AREAS.  TREES, SHRUBS, PERENNIALS, AND
ORNAMENTAL GRASSES WILL BE WATERED ACCORDING TO THEIR NEEDS.  DRIPS SYSTEMS ARE RECOMMENCED FOR TREES.  CONTRACTOR WILL BE
RESPONSIBLE FOR ANY DAMAGE TO PLANTS CAUSED BY OVER OR UNDER WATERING.

4. IRRIGATION PLANS SHALL BE PREPARED BY A QUALIFIED IRRIGATION CONSULTANT AND INSTALLED BY A PROFESSIONALLY CERTIFIED
IRRIGATION INSTALLER.  CONTRACTOR SHALL PROVIDE MANUALS AND TOOLS, REQUIRED FOR SYSTEM OPERATION, TO THE OWNER UPON SYSTEM
COMPLETION.  AS-BULT DRAWING SHALL BE PROVIDED BY THE CONTRACTOR TO THE OWNER.

5. ALL UNDERGROUND IRRIGATION SYSTEMS ARE TO BE EQUIPPED WITH A HIGH FLOW SHUTOFF VALVE AND BACK FLOW PREVENTION VALVE.  ALL
DOWN SPOUTS ARE TO BE DIRECTED AWAY FROM FOUNDATIONS AND INTO SHRUB BEDS OR TREE WELLS WHERE PRACTICAL.
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