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1. Call to Order

THE CHAIR WILL CALL THE HEARING TO ORDER:

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

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

(c)   All information, correspondence, petitions or reports that have been received concerning
the subject bylaws have been made available to the public.  The correspondence and petitions
received after January 11, 2017 (date of notification) are available for inspection during the
course of this hearing and are located on the information table in the foyer of the Council
Chamber.

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

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

2. Notification of Meeting

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

3. Individual Bylaw Submissions
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3.1 2273-2275 Aberdeen St, BL11332 (Z16-0056) - Robert Anderson and Alexander Kramar 4 - 21

To rezone the subject property from RU6 – Two Dwelling Housing to RM1 – Four
Dwelling Housing to legalize 2 existing dwellings on the rear of the subject property (4
dwellings total).

3.2 Text Amendments, BL11333 (TA16-0005) - Carriage House Regulations & Secondary
Suite Definition

22 - 32

To consider Text Amendments to Zoning Bylaw No. 8000 in order to restrict carriage
houses on lots less than 1.0 hectare that rely on on-site sewage disposal and a
housekeeping amendment to the definition of the term Secondary Suite.

3.3 238 Queensway, BL11335 (OCP16-0026) & BL11336 (Z16-0074)- City of Kelowna 33 - 67

To rezone the subject properties to the P1 – Major Institutional zone and to amend the
Future Land Use designation identified in the OCP to Educational / Major Institutional
(EDINST) for a Tourism Kelowna Visitor Information Centre.

3.4 1330 St. Paul St, BL11338, (Z16-0067) - Burro Developments Ltd 68 - 89

To consider a rezoning application on the subject property from I2 – General Industrial
Zone to the C7 – Central Business Commercial Zone.

4. Termination

5. Procedure on each Bylaw Submission

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

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

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

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

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

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

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

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

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

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

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

Date: December 12, 2016 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (TB) 

Application: Z16-0056 Owner: 

Robert Arnold Anderson 

Lynn Marguerite Anderson 

Alexander Richard Kramar 

Margaret Susan Kramar 

Address: 2273-2275 Aberdeen Street Applicant: 
Robert Arnold Anderson 

Alexander Richard Kramar 

Subject: Rezoning Application  

Existing OCP Designation: MRL – Multiple Unit Residential 

Existing Zone: RU6 – Two Dwelling Housing 

Proposed Zone: RM1 – Four Dwelling Housing 

 

1.0 Recommendation 

THAT Rezoning Application No. Z16-0056 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Strata Lot 1, District Lot 136, ODYD, Strata Plan KAS3174 
Together with an interest in the common property in proportion to the unit entitlement of the 
strata lot as shown on form V; and Strata Lot 2, District Lot 136, ODYD, Strata Plan KAS3174 
Together with an interest in the common property in proportion to the unit entitlement of the 
strata lot as shown on form V, located at 2273-2275 Aberdeen Street, Kelowna, BC from the RU6 
– Two Dwelling Housing zone to the RM1 – Four Dwelling Housing zone, be considered by Council;  
 
AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration;  
 
AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the outstanding 
conditions of approval as set out in Schedule “A” attached to the Report from the Community 
Planning Department dated September 30, 2016;  
 
AND FURTHER THAT final adoption of the Rezoning Bylaw be considered in conjunction with 
Council’s consideration of a Development Permit & Development Variance Permit for the subject 
property. 
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2.0 Purpose  

To rezone the subject property from RU6 – Two Dwelling Housing to RM1 – Four Dwelling Housing 
to legalize 2 existing dwellings on the rear of the subject property (4 dwellings total). 

3.0 Community Planning  

Community Planning supports the proposed rezoning as it is consistent with the Official 
Community Plan (OCP) Future Land Use Designation of Multiple Unit Residential Low Density 
(MRL). The proposal is also consistent with OCP Urban infill policies of Sensitive Infill and 
Compact Urban Form. The rezoning will allow for 2 existing rental units to be legalized for a total 
of 4 dwellings on the subject property. 

The proposal requires 1 rear yard setback variance, and 1 parking variance from 6 stalls required 
to 4 stalls provided. The property is located approximately 2 blocks north of the proposed RU7 – 
Sensitive Infill Zone, which only requires 1 parking stall per dwelling. 

4.0 Proposal 

4.1 Background 

The subject property is zoned RU6 – Two Dwelling Housing and was developed with 2 dwellings 
and a detached four-bay garage with two bonus rooms above in 2006. The garage was 
constructed such that one half of the garage belonged to each side of the duplex on the front of 
the property. 

 

Under previous ownership, the bonus rooms above the garages were converted into dwellings and 
used as rental units. The new owners purchased the property in 2014 and continued to rent the 
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units until a bylaw complaint in 2016. Staff have been working with the applicants over the past 
several months to propose a solution that would allow the dwellings to be legalized and preserve 
rental units in an urban area. The proposal is of a similar configuration that staff would 
anticipate to see in the proposed RU7 – Sensitive Infill Zone, however the applicants have 
proposed RM1 so as to comply with current OCP Future Land Use. 

4.2 Project Description 

The subject property currently contains 2 strata units. The strata is considered a building strata 
which means the lot remains common property. This is why the rezoning is possible as the 
property is still considered one single lot. Under the current OCP guidelines further stratification 
of the property would not be possible because the rental vacancy rates remain under 3%; 
therefore, the applicants propose to continue to use the dwellings as rental units. 

The building at the rear of the property features a 4 bay garage split evenly between the two 
strata units. The RM1 zone allows for four dwellings on the subject property, which will exist in 2 
duplex structures. 

The existing dwellings on the rear of the property are located above the garages, are modest in 
size, and are accessed through the garages. The property meets the requirements for private 
outdoor space, and all existing vegetation will be preserved. There are no changes to the 
dwellings proposed at this time.  

4.3 Variances 

The applicants have applied for 2 variances pertaining to rear yard setback and parking. These 
variances were not required under the existing zoning of RU6 for a duplex, however the rezoning 
to RM1 and the legalization of the two rear dwellings changes the requirements. A rear yard 
setback variance from 6.0 m required to 1.54 m proposed is requested. The structure meets the 
setbacks for an accessory building, however it does not meet the setbacks for two dwelling 
housing.  

The applicants have also applied for a parking variance from 6 stalls required to 4 proposed. Due 
to the site layout there is no opportunity to provide the additional 2 stalls as required. The 
applicants have stated that due to the relatively small size of the rental units, and the close 
proximity to services and transit, many potential tenants may not own vehicles. Additionally, it is 
worth noting that the proposed RU7 zone area that will exist approximately 2 blocks away would 
only require 4 parking stalls for 4 dwellings. 

4.4 Site Context 

The property is located on the east side of Aberdeen Street, just north-east of Rose Avenue and 
Richter Street. It is several blocks north of the newly proposed RU7 zone area. The property is 
near an active transportation corridor on Ethel St, and is within walking distance to the Kelowna 
General Hospital. The property has a walkscore of 51, meaning that it is somewhat walkable. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU6 – Two Dwelling Housing Residential 

East RU6 – Two Dwelling Housing Residential 

South RU6 – Two Dwelling Housing Residential 

West RU6 – Two Dwelling Housing Residential 
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Subject Property Map: 2273-2275 Aberdeen Street 

 

4.5 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM2 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Lot Area 1000 m2 701.6 m2 

Lot Width 30.0 m 19.6 m 

Lot Depth 30.0 m 35.8 m 

Development Regulations 
Height 9.5 m 4.3 m 

Side Yard (south) 2.5 m 2.6 m 

Side Yard (north) 2.5 m 2.5 m 

Rear Yard 6.0 m 1.5 m 

Other Regulations 
Minimum Parking Requirements 6 stalls 4 stalls 

Private Open Space 25 m2 per dwelling Meets requirement 

 Indicates a requested variance from 6.0 m required to 1.5 m existing 

 Indicates a requested variance from 6 parking stalls required to 4 parking stalls existing 
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5.0 Current Development Policies  

Kelowna Official Community Plan (OCP) 

Development Process 

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

Sensitive Infill.2 Encourage new development or redevelopment in existing residential areas to 
be sensitive to or reflect the character of the neighbourhood with respect to building design, 
height and siting. 

6.0 Technical Comments  

6.1 Building & Permitting Department 

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

 Operable bedroom windows required as per the 2012 edition of the British Columbia 
Building Code (BCBC 12). 

 The drawings submitted for Building Permit application is to indicate the method of 
fire separation between the suites.   

 Range hood above the stove and the washroom to vent separately to the exterior of 
the building. The size of the penetration for this duct thru a fire separation is 
restricted by BCBC 12, so provide size of ducts and fire separation details at time of 
Building Permit Applications. 

 A fire rated exit stairwell is required from the suite to the exterior c/w fire rated 
doors that open into the stairwell and a fire rating on the bottom of the stairs. Please 
provide these details on the building permit drawing sets. 

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

6.2 Development Engineering Department 

6.1 Please see attached Schedule “A” dated September 30, 2016 

6.3 Fire Department 

 Ensure access to both homes is maintained from Aberdeen and that both homes have 
an address off of Aberdeen. 

 
 
 
                                                      
1 City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter). 
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7.0 Application Chronology 

Date of Application Received:  August 22, 2016  
Date Public Consultation Completed: November 17, 2016  

 

Report prepared by:   Trisa Brandt, Planner I 
 
Reviewed by:    Terry Barton, Urban Planning Manager 
 
Reviewed by:    Ryan Smith, Community Planning Department Manager 
 
Approved for Inclusion:  Doug Gilchrist, Divisional Director, Community Planning & 

Real Estate 
 
 
 

Attachments: 

Schedule “A”: dated September 30, 2016 
Site Plan 
Elevations and Floor Plans 
Context/Site Photos 
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REPORT TO COUNCIL 
 
 
 

Date: December 12, 2016 

RIM No. 1250-04 

To: City Manager 

From: Community Planning Department (AC, EW) 

Application: TA16-0005   

Subject: Text Amendments - Carriage House Regulations & Secondary Suite Definition 

 

1.0 Recommendation 

THAT Council receives, for information, the report from Community Planning dated December 12, 
2016, with regards to proposed text amendments that would restrict carriage houses and mobile 
homes on septic systems that are less than 1.0 hectare; 

 
AND THAT Text Amendment No. TA16-0005 to amend City of Kelowna Zoning Bylaw No. 8000, as 
outlined in “Schedule A” attached to the Report from Community Planning dated December 12, 
2016, be considered by Council; 
 
AND FURTHER THAT the Text Amending Bylaw be forwarded to a Public Hearing for further 
consideration. 

2.0 Purpose  

To consider Text Amendments to Zoning Bylaw No. 8000 in order to restrict carriage houses on 
lots less than 1.0 hectare that rely on on-site sewage disposal and a housekeeping amendment to 
the definition of the term Secondary Suite.  

3.0 Community Planning  

Carriage House Amendment 

In January 2014, the Okanagan Basin Water Board (OBWB) updated their Sewage Grants 1.0 
Hectare Policy. This policy requires grant recipients (including Kelowna) to update their bylaws 
to exclude development of accessory dwellings (carriage houses) on lots less than 1.0 hectare 
that rely on on-site sewage disposal.  

Since 2007, the OBWB has required sewage grant recipients to have bylaws prohibiting subdivision 
of lots smaller than 1.0 hectare. The 1.0 hectare (minimum subdivision) policy is in line with 
provincial government rules, and was established recognizing that much of the pollution entering 
lakes and streams comes from failing or under-size septic systems. Septic is the highest human-
produced source of phosphorus in the watershed. The premise behind the 1.0 hectare rule is that 
the more dwelling units there are using septic systems in a given area, the greater the risk that 
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systems may malfunction and less opportunity to find sufficient, suitable, available land for 
replacement effluent dispersal fields – potentially leading to water pollution and health threats.  

Secondary suites that are tied into the existing domestic septic system are accepted (although 
not recommended by OBWB) if the sewage disposal system has adequate capacity as per health 
regulations. Overall, carriage houses create similar risks for system failure and water quality 
impairment as small-lot subdivisions, without creating a separate lot. Therefore, Staff are 
recommending that the Zoning Bylaw be amended as per the OBWB’s request to prevent carriage 
houses that are on lots smaller than 1.0 hectare and use on-site septic disposal systems.  

Secondary Suite Amendment 

Council has supported the text amendments to Zoning Bylaw 8000 (BL11263 – TA16-0004) in order 
to allow secondary suites within all single family dwellings1. The text amendments associated 
with BL11263 remove the requirement for operators of a secondary suite to hold a valid business 
license. The text amendment currently being considered is meant to enable bylaw enforcement 
to charge operators who have built secondary suites without receiving an occupancy permit (i.e. 
illegally), as enforcement was previously tied to the absence of a valid business license.  This 
change requires wording to be added to the definition of Secondary Suite (see Schedule A). 

4.0 Current Development Policies 

4.1 Kelowna Official Community Plan (OCP) 

Goals for a Sustainable Future2.  

Contain Urban Growth. Reduce greenfield urban sprawl and focus growth in compact, connected 
and mixed-use (residential and commercial) urban and village centres. 
 
Future Land Use Designation  

Permanent Growth Boundary (PGB)3 Lands outside the permanent growth boundary will not be 

supported for urban uses. Non-ALR land outside the Permanent Growth Boundary will not be 
supported for any further parcelization. 
 
Other Supporting Policies 

Policy 5.3.2 Compact Urban Form.4 Develop a compact urban form that maximizes the use of 
existing infrastructure and contributes to energy efficient settlement patterns. This will be done 
by increasing densities (approximately 75 - 100 people and/or jobs located within a 400 metre 
walking distance of transit stops is required to support the level of transit service) through 
development, conversion, and re-development within Urban Centre’s (see Map 5.3) in particular 
and existing areas as per the provisions of the Generalized Future Land Use Map 4.1. 
  
Policy 6.1.1 Protect and enhance Kelowna’s biodiversity.5 Ensure the protection of biodiversity, 
the conservation of critical habitats and the sustainable use of biological resources through the 
incorporation of an integrated ecosystem management approach and the use of best available 
knowledge. 
                                                      
1
 BL11263 (TA16-0004) was given third reading at the Nov 15, 2016 Public Hearing meeting. 

2 Chapter 1 - Introduction 
3 Chapter 4- Future Land Use 
4 Chapter 5- Development Process; Objective 5.3 -Focus development to designated growth areas 
5 Chapter 6 - Environment 
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5.0 Technical Comments  

n/a 

Report prepared by:   Adam Cseke & Emily Williamson, Planners 

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

Attachments:  

Schedule A – TA16-0005 
Attachment A - Okanagan Basin Water Board Memorandum 
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Schedule A – Proposed Text Amendments to Zoning Bylaw 8000 – TA16-0005 

SCHEDULE A – PROPOSED TEXT AMENDMENTS TO ZONING BYLAW 8000 – TA16-0005 

Zoning Bylaw 8000 

No. Section Existing Text Proposed Text Rationale 

1. 2 – Interpretation 

2.3 General Definitions 

 

SECONDARY SUITE means an 
additional dwelling unit located 
within a residential building that has a 
total floor space of no more than 
90m2 in area, having a floor space less 
than 40% of the total habitable floor 
space of that building, and is 
subordinate to the principal dwelling 
unit and is a single real estate entity. 
This use does not include duplex 
housing, semi-detached housing, 
apartment housing, or boarding and 
lodging houses. 

SECONDARY SUITE means an 
additional dwelling unit that has 
been issued an Occupancy Permit, 
located within a residential 
building that has a total floor 
space of no more than 90m2 in 
area, having a floor space less 
than 40% of the total habitable 
floor space of that building, and is 
subordinate to the principal 
dwelling unit and is a single real 
estate entity. This use does not 
include duplex housing, semi-
detached housing, apartment 
housing, or boarding and lodging 
houses. 

See Report 

2. 9.5b – Carriage House 
Regulations 

n/a 9.5b.16 Carriage houses are 
permitted only on lots with an 
installed connection to the 
community sanitary sewer system 
(in accordance with the 
requirements of the City of 
Kelowna’s Subdivision, 
Development, & Servicing Bylaw) 
except carriage houses are 
permitted on lots that have an on-
site sewage disposal system if the 
lot has a minimum area of 1.0 
hectare.  

See Report 
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REPORT TO COUNCIL 
 
 
 

Date: 12/12/2016 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (AC) 

Application: Z16-0074 & OCP16-0026 Owner: City of Kelowna 

Address: 238 Queensway Applicant: Tourism Kelowna  

Subject: Rezoning Application  

Existing OCP Designation:  Major Park / Open Space (PARK) 

Proposed OCP Designation: Educational / Major Institutional (EDINST) 

Existing Zone: P3 – Parks and Open Space 

Proposed Zone: P1 – Major Institutional 

 

1.0 Recommendation 

THAT Rezoning Application No. Z16-0074 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification on Block F, District Lot 1527, ODYD, located at 238 Queensway, 
Kelowna, BC from P3 – Parks and Open Space to the P1 – Major Institutional, be considered by 
Council; 

THAT OCP Amendment Application No. OCP16-0026 to amend the City of Kelowna Zoning Bylaw 
No. 8000 by changing the zoning classification on Block F, District Lot 1527, ODYD, located at 238 
Queensway, Kelowna, BC from the Major Park / Open Space (PARK) to the Educational / Major 
Institutional (EDINST), be considered by Council; 

AND THAT the Zone & OCP Amending Bylaws be forwarded to a Public Hearing for further 
consideration; 

AND FURTHER THAT final adoption of the Rezoning Bylaw be considered subsequent to the 
following: 

1. To the outstanding conditions identified in Attachment “A” associated with the report 
from the Community Planning Department dated November 28th 2016; 

2. To the release of the Provincial Flooding Covenant on title; 

3. To the land lease agreement with Tourism Kelowna being executed by Council. 
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2.0 Purpose  

To rezone the subject properties to the P1 – Major Institutional zone and to amend the Future 
Land Use designation identified in the OCP to Educational / Major Institutional (EDINST) for a 
Tourism Kelowna Visitor Information Centre. 

3.0 Community Planning 

3.1 Background  

A high quality visitor information center is important to attracting and serving tourists and 
residents. The City of Kelowna and Tourism Kelowna have been working together for a number of 
years to identify a suitable location for a new tourism facility in the downtown.    
 
A redevelopment opportunity at the Queensway Jetty was identified as a potential location for 
the Visitor Information Centre as part of the Kerry Park Concept Plan in 2014. The foot of 
Queensway has been historically a ‘gateway’ welcoming visitors to Kelowna with the 
Sternwheeler in the early 1900s to the Westbank Kelowna Ferry Landing prior to the WAC Bennet 
Bridge opening in 1958. Historically the space has been dynamic with the movement of goods, 
people and vehicles although over recent decades the land has been utilized as a surface parking 
lot. 
 
The Queensway Jetty location offers a site that is in close proximity to key downtown 
attractions, hotels, and transportation options, benefits from a high volume of pedestrian traffic 
along the Waterfront Promenade, and showcases the downtown and spectacular view of the 
Lake. 
 
Tourism Kelowna has a desire to adapt its current business model to accommodate large volumes 
of visitors and pedestrian walk-by traffic and to better showcase the downtown and the areas 
offerings.  The proposed facility would act as a hub for the region providing quality information 
and a range of local tourist services. 
 

3.2 Discussion 

Staff support the change in zoning and OCP designation as it conforms to the OCP Objective 5.26 
"Encourage uses and commercial ventures that promote local tourism" and Policy 5.26.3 
"Waterfront commercial must facilitate and enhance public enjoyment of our access to the 
lakefront". Care has been taken to site the building outside the Sawmill Community Trust and to 
complement the City’s overall rejuvenation efforts at Kerry Park and along the waterfront in 
which the vision is to create a series of high quality urban pedestrian spaces. 
 
The project largely conforms to the Zoning Bylaw, however, staff are tracking one proposed 
variance to the front yard setback from 6.0m to 3.8m.  In order to comply with the 15.0m 
riparian management setback on the lake side of the building, the building cannot simply shift, 
hence the request for the variance. 
 
No parking is provided on-site. The applicant will be required to provide cash-in-lieu of parking 
totaling $180,000. This is encouraged by Staff as this is a pedestrian centric location that is 
meant to be void of vehicular traffic. The pedestrian focus of the subject property is a major 
contributing factor in Staff support for utilizing this lot as a Visitor Information Centre. 
 
As part of the lease agreement between the City of Kelowna and Tourism Kelowna, the City of 
Kelowna is proposed to be responsible for the water and sanitary service upgrades to the lot. 
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Tourism Kelowna will be responsible for the storm service upgrades, shallow utilities, and the 
Queensway Ave frontage improvements.  
 
There are still form and character details that remain outstanding. For example: 

- Depending on construction timeline for the Westcorp Hotel, there may need to be an 
interim parking and road solution in spite of the proposed round-a-bout at the end of 
Queensway Ave; 

- The location of recycling and garbage is to be determined; 

- The architectural details including the height, roofline, form, and massing of the 
proposed building will be further analyzed.  

If Council supports the zoning and OCP designation changes, Staff will provide additional form 
and character details within the Development Permit and Development Variance Permit reports.  

3.3 Public Notification 

In fulfillment of Council Policy No. 367 respecting public consultation, the applicant did notify all 
the neighbours within the required 50 metre radius. Further, the applicant held a public open 
house on Wednesday November 9th 2016. For details of that open house see the summary 
provided by the applicant attached to this report. 

4.0 Proposal 

4.1 Project Description 

The proposal is to rezone the subject property from P3 – Parks and Open Space to P1 – Major 
Institutional and to amend the OCP from Major Park / Open Space (PARK) to Educational / Major 
Institutional (EDINST) in order to permit a Tourism Kelowna Visitor Information Centre. The 
property outside of the lease area will be redeveloped by the City as part of the Kerry Park 
Rejuvenation Plan. 

The proposed Visitor Information Centre building will be 307 square metres in size (3309 square 
feet) on one level plus a mezzanine and will include public washrooms accessible to everyone 
during the facility’s hours of operation.  Tourism Kelowna’s corporate offices will be located off-
site elsewhere in the downtown. 

4.2 Site Context 

The subject property is located in the downtown urban centre along the waterfront. The site is 
currently being utilized as a municipal parking lot. Specifically, the adjacent land uses are as 
follows: 

 

Orientation Zoning Land Use 

North 
P3 – Parks and Open Space 
W2 – Intensive Water Use 

Kerry Park & Marina 

East 
C7LR Central Business Commercial (Liquor Primary / 
Retail Liquor Sales) 

Parking Lot / WestCorp’s future 
hotel site 

South P3 – Parks and Open Space Kerry Park & Marina 

West W2 – Intensive Water Use Marina 
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Subject Property Map: 238 Queensway 

 

 

Zoning Analysis Table 

CRITERIA P1 Zone Proposed 

Development Regulations 

Buildings 
Max FAR 2.0  0.22 

Max Site Coverage 50%  18% 

Max Height 22.0m /6 storeys  7.3 m / 1 storey + mezzanine  

Min Front Yard (east) 
Setback 

6.0 m 3.8 m  

Min Side Yard (north) 
Setback 

4.5 m 10.0 m 

Min Side Yard (south) 
Setback 

4.5 10.0 m 

Rear Yard (west) 7.5 15.0m 

Min Parking 
2.5 stalls per 100m2 

of GFA = 8 stalls 
0 Stalls  

Variances 

 Reduce setback in front yard from 6.0 m to 3.8 m 

Notes 

 No variance required as applicant will pay cash-in-lieu of parking ($22,500.00 per stall) totalling $180,000.00 
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5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Chapter 5:  Commercial Land Use Policies  
Objective 5.26.1 Encourage uses and commercial ventures that promote local tourism. 

Policy 2.2 Visitor Accommodation. Consider allowing visitor accommodation along the 
shore zone provided that such a use protects the riparian area, would be compatible with 
the neighbourhood and site context, and public enjoyment of the lakefront is enhanced as 
a result of the development. 
 
Policy 3.3 Waterfront Commercial. Waterfront commercial and multiple unit housing 
must facilitate and enhance public enjoyment of or access to the lakefront. 

 
Policy 1.4 Economic Development. Acknowledge that a vital Downtown is a strong 
marketing tool and can support economic development by attracting more residents, 
businesses and visitors from the local, regional, provincial, national and international 
markets. A high quality-public realm is a major contributor to a positive visitor 
experience. Therefore, investment in the public realm is not only an investment for local 
residents and businesses, but should also be seen as an investment in the tourism 
industry.  

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) 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. 

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

o Handicap Accessibility to the main floor levels to be provided, ramps may 
be required. Location of H/C parking is required on the drawings. 

o Spatial calculation required to property lines 

o Glazing to meet minimum provincial standards as outline in the Building 
Code.  

                                                      
1 City of Kelowna Official Community Plan, Objective 5.26 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.26.2 (Development Process Chapter). 
3 City of Kelowna Official Community Plan, Policy 5.26.2 (Development Process Chapter). 
4 City of Kelowna 2012 Downtown Development Plan, Policy 1. 

37



Z16-0074 & OCP16-0026– Page 6 

 
o Location of garbage and recycling area to be defined 

d) A Geotechnical report is required to address the sub soil conditions and site 
drainage at time of building permit application. A minimum Geodetic Elevation of 
343.66 meters is required for all habitable spaces including the parking garage(s). 
Minimum building elevations are required to be established prior to the release of 
the Development Permit.  

e) We strongly recommend that the developer have his professional consultants 
review and prepare solutions for potential impact of this development on adjacent 
properties. Any 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. 

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

g) 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 and all 
corridors, number of required exits per area, door swing direction, handrails on 
each side of exit stairs, width of exits, spatial calculation for any windows in exit 
stairs, etc. 

h) 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. 

i) 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 complex at time of permit application. 

6.2 Development Engineering 

 See attached Memo dated November 28th 2016 

6.3 Fire Department 

 No concerns with zoning. 
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7.0 Application Chronology  

Date of Application Received: November 4th 2016 
Date of Public consultation: November 9th 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 November 18th 2016 (Attachment ‘A’) 

Public Open House Summary (Attachment ‘B’) 
Draft Development Permit 
Tourism Kelowna preliminary drawings  
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DRAFT DEVELOPMENT PERMIT &                

DEVELOPMENT VARIANCE PERMIT 

 
 

APPROVED ISSUANCE OF DEVELOPMENT PERMIT & DEVELOPMENT VARIANCE PERMIT  

 

File Number  Z16-0074 

Issued To: City of Kelowna 

Site Address: 238 Queensway 

Legal Description: Block F, District Lot 1527, ODYD 

Zoning Classification: P1 – Major Institutional 

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 No. Z16-0074 & Development Variance Permit No. DVP16, located at 238 
Queensway 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: 

TBD 
 

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 
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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       . 

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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Executive Summary 
  
Tourism Kelowna is a non-profit society with 320 tourism industry stakeholders. It represents the 
region’s $279 million tourism industry. Over the last several years, declining visitor numbers to 
the Harvey Avenue visitor centre have caused Tourism Kelowna to investigate alternatives.  
Annual visitor numbers to the current centre have declined from a peak of 55,000 just four years 
ago to approximately 20,000 today.  The Queensway and Mill Street site has been identified as 
ideal to serve more visitors and capture the lost economic opportunity for the region that the 
declining visitor centre numbers represent.  Tourism Kelowna hopes to serve 100,000 visitors at 
the proposed location. 
 
On Wednesday November 9, 2016, Tourism Kelowna held a public information session on the 
site of the proposed visitor centre. The session was to be held from 10:00 to 18:00 hours but 
some early arrivals that were walking in the area were admitted before the official opening time 
at their request.  They have been included in the totals.  In all, 324 people attended the session 
and 159 of those people (49% of the total) completed surveys electronically or in paper form.     
 
The survey included seven questions and space for comments. The results are below.  All those 
who entered the public information session tent were asked before they left if they would 
participate in the survey.  The reason for declining was not officially noted, but anecdotally 
ranged from not being a resident, to not having time, or not wanting to participate.  Several were 
attending as couples and one person completed the survey for both.  Both those in favour and 
those opposed declined to fill out the survey. 
 
The results showed strong support for the visitor centre; 73% favoured the centre in this 
location, 17% were opposed and 10% were neutral.  Every aspect of the proposal received 
more than 50% support. 
  

Sample size and error rate 

Based on 159 of 324 attendees filing out a survey the error rate is 5.6% with a 95% confidence 
rate.  That is, the results represent the true feelings of all those who attended the public 
information session +/- 5.6%, 95 percent of the time.  The 159 sample size taken over the 
population of Kelowna has an error rate of 7.8% with a 95% confidence rate. 
 

Chris Olsen 
Senior Consultant, Kelowna 
Peak Communicators  
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Survey results and analysis  
 
This section outlines the responses to each of the questions followed by analysis.  

 

   
Analysis:  Most of the participants were residents.  The non-resident comments in the final 
section are reported separately.  Based on our experience on site where some non-residents 
did not feel that they should participate in the survey, we feel this is an accurate representation 
of the overall make up of those attending.  In later questions non-residents are included in the 
totals.  But their weighting does not impact overall results in any significant way.   

 

Analysis: All of those who responded “Neutral” or “No” to this question were residents. The 11 
non-residents all responded yes.  However, this has little impact on the overall results.  If non 
residents were removed the positive responses of residents would drop by 0.47%, an 
insignificant number. This question shows those attending believe that tourism has a positive 
impact on Kelowna. 

 

1. Are you a resident of the City of Kelowna? 
_______________________________________________________________________________________________________________________________________________________________________ 
 

Results based on 159 responses to this question 

2. Do you believe tourism has a positive impact on Kelowna? 
_______________________________________________________________________________________________________________________________________________________________________ 
 

Results based on 159 responses to this question 
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Analysis: This question shows a surprising lack of knowledge among residents about the 
positive impact tourism in Kelowna has on tax collection for all levels of government.  It shows 
that residents are missing the connection between tourism (which they support in question 2) 
and benefits represented by taxes that pay for many of the services and programs they desire in 
the community.  This is probably because no initiatives are earmarked as having been funded 
by this source of taxation.  All the funds collected go into general revenue and are distributed 
through many initiatives. 

   

 

Analysis:  Despite inclusion in media reports, news releases and fact sheets available on the 
Tourism Kelowna website, the “who is paying” question is not well understood.  Misconceptions 
of the City of Kelowna’s role in the project are reflected in many letters to the editor published 
since the original announcement in March.  These misconceptions persist to today.  Judging by 
anecdotal comments at the public information session and reviewing previous public comments 
in media reports or letters to the editor and comments on news articles, many believe that the 
City of Kelowna is a major funder of this project either through the annual grant or providing a 
portion or all of the funding for construction. 

3. Are you aware tourism generates 100 million dollars per year in total tax revenue for the City of 
Kelowna, provincial government and federal government? 
___________________________________________________________________________________________________________________________________________________________________________ 
 

Results based on 159 responses to this question 

4. Are you aware that the City is not being asked to contribute any funding to the construction of the 
Visitor Centre building? 
_______________________________________________________________________________________________________________________________________________________________________________ 
 

Results based on 159 responses to this question 
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Analysis: Awareness of the changes is high with over three-quarters of those who participated 
saying they know this.  This shows that the public has been paying attention to those issues.  
While we didn’t ask in the survey whether this had changed anyone’s mind on the project, it is 
likely those changes allowed support to be as high as it is in this survey.  Some comments in 
the survey support this conclusion.  

 

 

Analysis:  The “no answer” column is comprised of people who are against all aspects of the 
project and match those who answered no to the next question.  Interestingly, all aspects of the 
building scored more than 80 positive responses (50% of the total) meaning that overall, those 
taking the survey approved of all aspects of the project from the design to the location.  Public 
washrooms and building design had the highest level of support. 

 

5. Are you aware that the proposed Visitor Centre is 40% smaller than the plan announced in March 
and that the building is realigned to remove it entirely from the Simpson Covenant lands? 
_______________________________________________________________________________________________________________________________________________________________________________ 
 

Results based on 159 responses to this question 

6. What do you like about the plan that you saw today? Please check all that you agree with. 
_______________________________________________________________________________________________________________________________________________________________________ 
 

Results based on 159 responses to this question 
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Analysis: There is strong support for the project as 73 per cent are in favour, 17 percent 
opposed and 10 per cent are neutral. Interestingly, non-residents voted in the same 
percentages are residents 

 

Comments 
 

Survey participants were given the opportunity to comment on the project and 88 of them made 
additional comments.  The comments have been sorted based on how they answered question 
7 and we have separated out comments by non-residents. In all there were 56 comments made 
by those who answered yes to question 7,  21 from people who answered no, eight who 
answered neutral, and three from self-described non-residents, two in favour and one against.     
The comments offer suggestions for further improvements such as bike racks, artist 
demonstrations, and finding an alternate location for a deep-keel boat launch. Those opposed 
are against the location and size of the structure. 

In favour (answered yes to question 7) 

 Love the location! Be sure to include adequate garbage cans 
 You convinced me regarding location 
 Looks like a good plan. Great idea to host the open house at the actual location. 
 Good luck ... 
 Great design. A welcome addition to the downtown 
 I still think that having local artisans have the opportunity to showcase their talents would 

be worthwhile.  Not only having a gift shop but having a space for artists to do demos. 
So many talented artists in this city just waiting to show the world! 

 Love it. Would love to see cultural animation of outside spaces too 
 Where will visitors who are driving motor homes or hauling trailers go to get info?  
 This will be such an asset to the city as well as our visitors. This is virtually a wasted 

portion of the waterfront now. (I have done my own little survey of watching people walk 

7. Do you support the plan to build a Visitor Centre at this location? 
_______________________________________________________________________________________________________________________________________________________________________ 
 

Results based on 159 responses to this question 
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through this portion of the park and not one even glanced toward the lake let alone walk 
down to the edge.) BUT they certainly will once this centre is available! 

 The sooner the better 
 Do It! 
 Good concept 
 Good project. Like walkway around the building 
 Like it! 
 Great idea...now if you could encourage the construction of condos that are large 

enough in square footage (at least 1200 sq feet) starting at the ground level all the way 
up to the top floor, you would get more off season traffic to our downtown area. 

 Downsized compared to present facilities will reduce products and service available. 
 Glad to see a much reduced footprint! 
 Good plan 
 No 
 Glad it is a lower building.  
 Great presentation, 
 I would like bike path and walk-ways marked or separated from bird sanctuary to beyond 

City Park to streamline public walkers and cyclists all the way to the bridge. 
 I like the color of the umbrellas 
 Would like the facility to be smaller 
 As a new resident of Kelowna I am looking forward to the many new culture activities 

offered here 
 Good luck with the rezoning! 
 Let’s get active! Please make bike parking areas 
 Good job. It may be helpful to have secure bike parking in the area 
 Will be an asset for the City and the public 
 The sooner the better!!! 
 Please ensure that keelboat launch substitution takes place 
 Great addition to downtown for visitors and businesses 
 No 
 Yes I am now more aware of what they have planned and I do think it’s going to be great 

for Kelowna. 
 Looking good, finally got right. 
 Thank you for addressing community concerns. This new design reflects a desire to 

serve both tourists and residents needs. 
 I believe that this is extremely important to our tourism 
 The location makes perfect sense. 
 Nice to see positive planning 
 It’s really a nice looking plan, great location 
 Perfect location! Lovely design and excellent benefits to the city and our valued tourists  
 I like the location and design 
 I believe that this will have an extremely positive impact on the city as well as its 

residents 
 Well done, you have done a great job displaying the proposed idea well done. 
 Do it now! 
 This appears to be exactly what visitors or new people moving here ... As I have just 

done ... could use and help them explore this wonderful area. 
 This is an amazing new venue that will add so much to our city as well as assist visitors 

in ways to spend more while enjoying the beauty we have to offer here. Good luck. 

53



|   Prepared by Peak Communicators 

9 | P a g e  
 

 It’s a great idea! Well done! 
 Nice 
 Impressive  
 Love it 
 Outdoor seating and coffee station, pets allowed outside 
 Would love to see a coffee shop in the visitor centre area near the water’s edge. 
 Looks good 
 This is an awesome project! 

 
Opposed (answered no to question 7) 

 No qualified (?) should be further from waterfront. Should be leasing space rather than 
building a new one 

 Not wanted on waterfront 
 Needs to be further from waterfront 
 Wrong place, excessive cost, there are more effective use of costs, not on waterfront 

blocking views and vistas  
 Wrong location 
 I think the location is wrong, should be on Bernard Ave 
 Great building.  Bad location at the water's edge.  Please move it out of the view. 
 Why not use the Zamboni storage building in summer. Where are boat trailers and motor 

homes going to park? Being lake oriented maybe concentrate on better and more boat 
launches our present launches are a disgrace 

 Ensure there is deepwater launch facility for keelboats!!! 
 I would rather see something here for the residents. Like a Granville island style 

destination. The location near the bus loops is good for residents and a waste for tourists 
 I think it is stupid to block the gorgeous view of Lake Okanagan and the waterfront with a 

building.  A small kiosk is a much better idea.  Also there will be no parking nearby for 
tourists.  There will only be foot traffic.  I thought the second storey was removed.  A 
building twenty feet tall is the same height as a two storey building, even if there is not a 
second floor.   I vote to put the tourist centre somewhere else, so everyone can still 
enjoy the view here.  Landscaping should join Kerry Park to Stewart Park, not a building 
that no one wants. 

 Why do you feel you need prominent locations? WE HAVE TRAVELED ALL OF THE 
AMERICAS. AND. MOST ARE LOCATED COMING INTO THE CITY. 

 Move away from the waterfront 
 People don, 
 Should be a kiosk and not a building 
 Bad location 
 Written many letters against 
 This lakeshore location is a tourism site and should not have a building promoting 

commercial tourism activities plunked right in the middle of our beautiful promenade. 
This is the wrong location for a tourist info centre in Kelowna.  Because of the lack of 
parking it would only be accessed by pedestrians visiting the downtown lakefront. All that 
is needed is a staffed kiosk to answer tourist inquiries. Please keep our lakefront open 
for all our residents and tourists to enjoy. We have such limited lakeshore access left. 

 The visitor centre should NOT be built so close to the public water.  It could go in an 
existing building near the Sails instead 
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 There is no PARKING!  If you travel to a city and need a tourist centre, you need 
parking. 

 There is not enough parking downtown as it is 
 

Neutral (answered neutral to question 7) 

 Needs at least six of each men’s and women’s restrooms, sewer line needs repair 
before construction  

 Should have used the Fintry Queen as information centre at the foot of Bernard or at this 
current location 

 Need to ensure that we continue to have access to a deep water boat launch 
 Please urge city to finally repair and maintain the Water Street boat launch facility after 

thirty years of neglect. 
 Keep buildings well back and update Rose's boat launch for keelboats. Thanks 
 Nope 
 Awesome! 
 Much better than you original concept - you have obviously listened to public opinion - 

good work. 
 

Non-residents (two answered yes and one answered no to question 7) 

 Wrong location, highway property preferred, 
 Great plan - well presented 
 As frequent visitors to Kelowna, we appreciate all the public sculpture and the beautiful 

waterfront development. This centre seems a needed addition.  
 
 

Conclusion: 
 
The overall results showed strong support for the visitor centre; 73% favoured the centre in this 
location, 17% were opposed and 10% were neutral.  Every aspect of the proposal received 
more than 50% support.  The results also show strong support for tourism in Kelowna.  
Understanding of the project is quite high with the exception of who will fund it. 
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REPORT TO COUNCIL 
 
 
 

Date: January 9, 2016 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (AC) 

Application: Z16-0067 Owner: 
Burro Developments Ltd., Inc. 
No. BC0971320 

Address: 1330 St Paul St Applicant: Hans P. Neumann Architect Inc. 

Subject: Rezoning Application  

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

Existing Zone: I2 – General Industrial 

Proposed Zone: C7 – Central Business Commercial 

 

1.0 Recommendation 

THAT Rezoning Application No. Z16-0067 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot 16 District Lot 139 ODYD Plan 645, located at 1330 St Paul St, 
Kelowna, BC from the I2 – General Industrial Zone to the C7 – Central Business Commercial Zone, be 
considered by Council;  

AND THAT the Zone Amending Bylaw be forwarded to a Public Hearing for further consideration. 

AND THAT final adoption of the Zone Amending Bylaw be subsequent to the following: 

To the outstanding conditions identified in Attachment “A” associated with the report from the 
Community Planning Department dated January 9th 2016. 

2.0 Purpose  

To consider a rezoning application on the subject property from I2 – General Industrial Zone to the C7 – 
Central Business Commercial Zone. 

3.0 Community Planning 

Staff support the rezoning from the I2 zone to the C7 zone. The Official Community Plan (OCP) designates 
the property as MXR – Mixed Use (Residential/Commercial) and encourages the C7 zoning on most 
downtown lots including the subject property. Industrial uses within the downtown core have the potential 
for land use conflicts with existing uses and conflict with the vison of the Downtown Plan & OCP of an 
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urban high density residential / commercial mixed use City Centre. Further, the OCP strongly encourages 
office buildings greater than 929m2 to locate within the City Centre. This project fits that criteria and is 
consistent with all the Official Community Plan land use guidelines.  

If the rezoning is successful, Staff will review the form and character of the proposed building within a 
Development Permit report. Currently, Staff are tracking nine (9) variances associated with the current 
proposal. The variances are mostly related to setbacks and reducing parking stall sizes within the parkade. 
However, Staff are currently reviewing the C7 zone for potential changes. In the ‘Draft C7 zone’ the number 
of variances would be reduced to seven (7) variances. Regardless of the potential C7 zoning changes, the 
merit of the variances will be reviewed and analyzed within a Development Variance Permit report, if the 
rezoning is successful. 

4.0 Proposal 

4.1 Project Description 

If the rezoning is successful, the applicant has proposed to build a mixed commercial use development with 
ground floor retail and upper floor offices. The current proposal is to have a six storey building that steps 
back from the property line and contains approximately 20,000 ft2 of commercial space. 

4.2 Site Context 

The subject property is located at the east side of St Paul Street between Cawston Avenue & Doye Avenue. 
The site is also located between two mixed use projects; Ellis Courtyard located to the west and St Paul 
Place located to the east.  

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North 
C7 – Central Business Commercial, 
I2 – General Industrial 

MXR – Mixed Use (Residential / 
Commercial) 

East 
C7 – Central Business Commercial, P1 – 
Major Institutional 

MXR – Mixed Use (Residential / 
Commercial) 
EDINST – Educational / Institutional 

South C7 – Central Business Commercial 
MXR – Mixed Use (Residential / 
Commercial) 

West C7 – Central Business Commercial 
MXR – Mixed Use (Residential / 
Commercial) 
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Subject Property Map: 1330 St Paul St 

 

4.3 Zoning Analysis Table 

The zoning analysis table shows the requirements of the C7 zone compared to the proposal: 

Zoning Analysis Table 

CRITERIA 
ZONE REQUIREMENTS 

PROPOSAL 
C7 Draft C7 

Existing Lot/Subdivision Regulations 

Max. Height 44.0m 
76.5m (~26 

stories) 
6 storeys / 21 m 

Development Regulations 

Max. Floor Area Ratio 9.0 9.0 2.36 

Min. setback front  0.0m 0.0m 0.0m 

Min. setback Side  0.0m 0.0m 0.0m 

Min. Setback Rear 0.0m 0.0m 0.0m 

Setback above 15 metres 

(north) 4.0 m n/a 0 m  

(east) 3.0 m n/a 0.775m  

(south) 4.0 m n/a 2.72m  

(west) 3.0 m n/a 0 m  
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Setbacks above 12 metres 

n/a (north) 4.0 m 0 m  

n/a (east) 3.0 m 0.775m  

n/a (south) 4.0 m 2.72m  

n/a (west) 3.0 m 0 m  

Max. floor plate above 15.0 m 676 m2 n/a 461 m2 

Max. floor plate n/a 956 m2 461 m2 

Max. angle of setback above 
15.0m 

80 degrees n/a 80 degrees 

Max. continuous horizontal 
dimension above 15.0m 

26.0 m n/a 44.65 m  

Max. diagonal dimension for a 
floor plate above 15.0m 

39.0m  n/a 46.4 m  

Other Regulations (The Draft C7 zone would not affect this section) 

Min. Parking Stalls 25 stalls 
13 stalls  

(12 cash-in-lieu stalls) 

Min. Class I Bicycle Stalls 

0.2 per 100m2 of GLA or 1 per 10 
employees 

4 stalls for GLA but 7 stalls (assume 1 
employee per office / unit) 

7 stalls 

Min. Class II Bicycle Stalls  12 stalls (0.6 per 100m2 of GLA) 12 

Two-drive aisle minimum 7.0m 6.0 m 

Min. Loading Spaces 1 stall 1 stall 

Minimum Parking ratio 
Full size: Min 50% 

Medium Size: Max 40% 
Compact Car: Max 10% 

Full size: 60% 
Medium Size: 33.3% 
Compact Car: 6.6% 

The minimum addition parking 
width for stalls that abuts an 

obstruction  

0.2m when obstruction abuts one 
side 

(affects 6 stalls) 
0.0 m  

0.5m when obstruction abuts two 
side 

(affects 4 stalls) 
0.0 m  

Current C7 zone variances: 
 Indicates a requested variance to the minimum lane setback above 15m. 
 &  Indicates a requested variance to the minimum side setbacks above 15m. 
 Indicates a requested variance to the minimum front setback above 15m. 
 Indicates a requested variance to the maximum continuous horizontal dimension above 15m. 
 Indicates a requested variance to the maximum diagonal dimension for a floor plate above 15m. 
 Indicates a requested variance to the minimum drive aisle width. 
 Indicates a requested variance to the minimum additional width for a parking stall when abutting an 
obstruction on one side. 
 Indicates a requested variance to the minimum additional width for a parking stall when abutting an 
obstruction on two sides. 
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Draft C7 zone variances: 
, ,  &  Variances remain the same except the setbacks being measured of above 15m would be 
measured above 12m. 
Indicates a requested variance to the minimum front setback above 15m. 
 &  Variance would no longer be necessary. 
 Indicates a requested variance to the minimum drive aisle width. 
 Indicates a requested variance to the minimum additional width for a parking stall when abutting an 
obstruction on one side. 
 Indicates a requested variance to the minimum additional width for a parking stall when abutting an 
obstruction on two sides. 
 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

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

Downtown Development.2 Support rezoning to C7 use in the downtown Urban Centre area only where 
properties are surrounded on a minimum of 3 sides by existing C7 zoning. The intent of this policy is to 
support intensification within the existing core areas of Downtown. 
 
Office Building Location.3 Encourage office buildings providing more than 929 m2 of useable space to 
locate in the City Centre or the Town Centres. This policy does not include offices integral to business park / 
industrial uses and “corporate offices” allowable under relevant industrial zones. 
 
Offices Near Transit.4 Direct new office development to areas served by public transit. 

6.0 Technical Comments 

6.1 Building & Permitting Department 

No comment on rezoning. 

6.2 Development Engineering Department 

See attached memorandum dated November 7, 2016. 

6.3 Fire Department 

No comment on rezoning. 
                                                      
1 City of Kelowna Official Community Plan, Policy 5.3.2 (Development Process Chapter). 
2
 City of Kelowna Official Community Plan, Policy 5.3.4 (Development Process Chapter). 

3
 City of Kelowna Official Community Plan, Policy 5.25.2 (Development Process Chapter). 

4
 City of Kelowna Official Community Plan, Policy 5.27.2 (Development Process Chapter). 
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7.0 Application Chronology 

Date of Application Received:  October 5th 2016  
Date Public Consultation Completed: January 3rd 2016  
 

Report prepared by:   Adam Cseke, Planner 2 
Reviewed by:    Terry Barton, Urban Planning Manager 
Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 

Attachments:  

Development Engineering Memo dated November 7th 2016 
Initial Architectural Drawing Package  
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