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REPORT TO COUNCIL
Date:

November 16, 2015

RIM No.

1210-21

To:

City Manager

From:

Community Planning Department (MS)

Application:

A15-0009

Owner:

Gabriel Arthur Coupal
Linda Anne Coupal

Address:

1789 Munson Road

Applicant:

Gabriel Arthur Coupal

Subject:

Application to the ALC to exclude a property from the ALR

Existing
Zone:

A1 – Agriculture 1

1.0

Recommendation

THAT Agricultural Land Reserve Appeal No. A15-0009 for Parcel B on Plan B6522 Amended Lot 7
DL 130 ODYD Plan 415 except Plans 18843 and KAP64190, located at 1789 Munson Road, Kelowna
BC, for an exclusion of agricultural land in the Agricultural Land Reserve, pursuant to Section
30(1) of the Agricultural Land Commission Act, NOT be supported by Council;
AND THAT Council directs Staff to forward the subject application to the Agricultural Land
Commission for consideration.
2.0

Purpose

To consider a Staff recommendation NOT to support an application to the Agricultural Land
Commission for an exclusion of land within the Agricultural Land Reserve.
3.0

Community Planning

Staff does not support the application. The City of Kelowna Agriculture Plan states general nonsupport for exclusion of ALR lands1. The Official Community Plan does not support lands within
the Resource Protection Area for exclusion2. In addition, it states that lands outside the
Permanent Growth Boundary will not be supported for urban uses. The property has a future land
use of Resource Protection Area as well as being outside the Permanent Growth Boundary.
Objective 5.33 of the Official Community Plan3. states that the primary use of agricultural land
remain agriculture, and that urban uses should be directed lands within the Permanent Growth
Boundary, to reduce speculative pressure on agricultural lands. (See Section 5.0, below).
1
2
3

City of Kelowna Agriculture Plan. 1998. P. 130.
City of Kelowna 2030 Official Community Plan. Future Land Use Chapter. P. 4.2.
City of Kelowna 2030 Official Community Plan: Agricultural Land Use Policies Chapter. P. 5.35.
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The applicants wish to have their property excluded from the ALR. In recent years, they have run
their farm as a "U-Pick" Strawberry Farm and retail sales operation. There is no specific future
land use proposed, but the applicant suggest that the use should be harmonized with other nofarm uses in the area.
The applicants have found the increasing urbanization surrounding their property has
compromised their ability to farm the land. (See attached letter of rationale).
These concerns include:
-

increased traffic on Benvoulin has become an impediment to entry and egress into their
farm;
children playing on the soccer fields to the west present a restriction on spraying times;
diesel trucks running on the Fortis site to the south create unpleasant conditions for their
customers during picking; and
inconsistent soil conditions present challenges to soil based crops.

4.0

Proposal

4.1

Background

The subject property was purchased by the applicant's parents in 1971. The applicants purchased
the property from their parents in 2003. Over the years, agriculture on the property has included
pasture, vegetable crops and, more recently, strawberries. The property is approximately 2.49 ha
(6.15 acres), which includes:
-

farm residential footprint (including yard, house, and driveway);
recently farmed land;
parking area; and
retail sales building.

The applicants have had challenges with traffic and conflicts with adjacent non-farm uses.
Concerns include increased traffic along Benvoulin, customers challenged with accessing their
property, and the intrusion of a new median placed on Benvoulin (shown below).
Map 1 – Property Access from Benvoulin
Munson Road

Entry
Subject
Property
Exit

Fortis BC

Median
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The adjacent properties to the south, the Kelowna Christian School and Fortis BC, are within the
Agricultural Land Reserve, and have received non-farm use approvals from the ALC. The history
of the area is:
1988: Kelowna Christian School – ALC Resolution #341/1988 to allow the a Non-Farm Use
for the school
1997: Kelowna Christian School - Rezoning and Development Permit – Kelowna Christian
School, including the requirement of a 3.0 metre vegetated buffer along other ALR
properties
2001: ALC Resolution – Fortis BC – ALC Resolution – Non-Farm Use Approval for the
Expansion of Use of the utility, which existed as West Kootney Power prior to 1972
2003: Applicant purchased property from parents
2006: Application – 1789 Munson - for exclusion
2007: ALC refused exclusion – 1789 Munson Road
2012: ALC refused to reconsider the 2007 exclusion application
Staff advised that they have communicated to the Christian School and Fortis that they would not
support expansion of either buildings at their current locations. In 2007, the application for
exclusion was submitted, with the intent of extending the Fortis BC operation. (See attached ALC
Minutes of Resolution #28/2007).
4.2

Site Context

The subject property is located in the South Pandosy / KLO Sector of the City and is within the
Agricultural Land Reserve. The Future Land Use of the property is Resource Protection Area
(REP). It is zoned A1 – Agriculture 1 (Maps 2 – 5, below) and is outside of the Permanent Growth
Boundary. The property is level with less than 1% grade change, with a grade of 352.0 at
Benvoulin Road at the east to 350.25 at the west property line.
Parcel Summary – 1789 Munson Road:
Parcel Size: 2.49 ha (6.15 acres)
Elevation:
352.0 to 350.25 metres above sea level (masl) (approx.)
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Map 2 - Neighbourhood

Munson Rd
Road

Subject Property 1789
Munson Rd

Munson Pond

Kelowna
Christian
School

Fortis

Benvoulin
Road

Map 3 – Permanent Growth Boundary

Permanent
Growth
Boundary

Permanent Growth Boundary
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Map 4 – Agricultural Land Reserve

ALR
(Typical)

Subject Property

ALR
(Typical)

Map 5 – Future Land Use

Resource Protection Area
Park
Public Service Utilities

Education Institutional
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4.3

Neighbourhood Context

The subject property lies within the Resource Protection Area for future land use according to
the Official Community Plan. The properties to the north and east are also within the Resource
Protection Area Future Land Use. The properties to the southeast are not in the ALR. This area
was developed into residential lots prior to its establishment in 1972.
Fortis lies directly south of the property. This property has functioned as a public utility since
1969. In 2001, the utility applied to the ALC, and was granted a Non-Farm Use, in order to
expand their facilities. To the west lies Munson Pond. This is owned by the City of Kelowna, for
park and natural environment protection. The protection of land for biodiversity is a permitted
use in the ALR. The Kelowna Christian School lies to the west and south, which received a nonfarm use approval from the ALC in 1988, as previously noted.
Zoning and land uses adjacent to the property are as follows:
Table 1: Zoning and Land Use of Adjacent Property
Direction

Zoning

ALR

Land Use

North

A1 – Agriculture 1

Yes

Agriculture / Fill Vacant

Yes

Public Utility / School

No / Yes

Agriculture / Rural Residential

Yes

Park / Natural Area

South
East

P4 –Utilities
P2 – Education and Minor
Institutional
A1 – Agriculture 1 / Land Use
Contract

West

A1 – Agriculture 1

Map 5 – Land Use

ALR

ALR

Resource
Protection
Area

Single / Two Unit
Residential
Neighbourhood
Commercial
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4.4

Agricultural Land Capability

The Agricultural Land Capability of the subject property is rated at Class 4W for 70% of the
property, and Class 5W for 30% of the property. The classification ‘W’ indicates that there is a
limitation due to the occurrence of excess water during the growing period.
The improved rating for the property is 70% Class 2, and 30% Class 3WF. Class 1 – 3 is considered
prime agricultural land and relatively rare in Kelowna. Class 2 has minor limitations that require
good ongoing management practices or slightly restrict the range of crops. They are deep, hold
moisture well and can me managed with little difficulty.
Class ‘3W’ indicates occasional occurrence of excess water during the growing period causing
minor crop damage, but no crop loss, or the occurrence of excess water during the winter
months, adversely affecting perennial crops. Class ‘3F’ includes soils with moderate nutrient
holding ability, high acidity or alkalinity and/or high levels of carbonates. Fertility status does
not restrict the range of crops.
4.6

Soil Capability

The soils on the property are 70% Guisachan and 30% Tanaka. These soils are common within the
floodplain of Mission Creek, and often occur together, with Tanaka soils occurring in depressions.
Guisachan soils are moderately coarse textured, stone free, typically 30 – 100 cm deep and
overlay coarse fluvial fan deposits. The textures are silty or sandy loam. Groundwater is near the
surface during the winter and recedes through the year, with the lowest during the autumn. The
soils are suited to crops that are not sensitive to occasional high groundwater. These crops range
from vegetable crops to hay and pasture.
Tanaka soils are moderately textured, gravel free fluvial fan deposits. The textures range from
sandy loam to silty loam. They poorly drained, and have a high water holding capacity. The water
table fluctuates between the surface and 1.5 metre depth. Depressions are susceptible to
flooding. They are limited to agricultural uses that can tolerate high groundwater. Suitable crops
include pasture and hay, turf, field crops and vegetables.
4.7

Agricultural Land Reserve Application #G – 37151

In 2006 an application to the ALC was made to exclude the subject property. Fortis BC was
requesting a 6.42 acre (2.6 ha) expansion of their operation. The motions of the Agricultural
Advisory Committee (AAC) and Council are included below. The resulting ALC Minutes of
Resolution #28/2007 are attached.
Agricultural Advisory Committee
In 2006, the AAC passed the motion below.
THAT the Agricultural Advisory Committee NOT SUPPORT Application A06-0019 submitted by New
Town Planning on behalf of FortisBC and the current property owner (Coupal) to obtain approval
under Section 20(3) of the Agricultural Land Commission Act for a non-farm use within the
Agricultural Land Reserve to allow for an expansion of FortisBC's operations on property located
at 1789 Munson Road and legally described as Lot B, Plan 86522, Sec 17, Twp 26, ODYD because it
is taking valuable farmland out of production.
Graeme James abstained.

CARRIED
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City of Kelowna Council
In 2006, Council passed the motion below.
Council:
THAT further consideration of Agricultural Land Reserve Appeal No. A06-0019 (Coupal - 1789
Munson Road) be deferred pending FortisBC providing a business case to support expanding on
agricultural land instead of relocating to industrial land and providing details on any plans to
replace the lost agricultural land with other agricultural land in the City of Kelowna, and for City
Transportation staff to advise whether they would permit a signal light at Munson Road, whether
there are plans for Munson Road to connect through to Burtch Road and whether the City could
compel closure of the Benvoulin Road accesses.
5.0

Current Development Policies

5.1

City of Kelowna Agriculture Plan (1998)

ALR Application Criteria4
Exclusion, subdivision, or non-farm use of ALR lands will generally not be supported. General
non-support for ALR applications is in the interest of protecting farmland through retention of
larger parcels, protection of the land base from impacts of urban encroachment, reducing land
speculation and the cost of entering the farm business, and encouraging increased farm
capitalization.
5.2

City of Kelowna Strategic Plan

Objective5: Sensitively integrate new development with heritage resources and existing
urban, agricultural and rural areas.
Action towards this objective6: Evaluate the effectiveness of City policies and bylaws in
preserving agricultural lands.
5.3

Kelowna Official Community Plan (OCP)

Land Use Designation Definitions
Resource Protection Area7
Generally land areas within this designation (whether they are within the permanent growth
boundary or not) will not be supported for exclusion from the ALR or for more intensive
development than that allowed under current zoning regulations, except in specific
circumstances where the City of Kelowna will allow exceptions to satisfy civic objectives for the
provision of park/recreation uses.
Permanent Growth boundary8
Lands outside the permanent growth boundary will not be supported for urban uses.
Chapter 5 – Development Process
Objective 5.3 Focus development to designated growth areas.
4
5
6
7
8

City
City
City
City
City

of
of
of
of
of

Kelowna
Kelowna
Kelowna
Kelowna
Kelowna

Agriculture Plan. 1998. P. 130.
Strategic Plan. 2004. P. 7.
Strategic Plan. 2004. P. 29.
2030 Official Community Plan. Future Land Use Chapter. P. 4.2.
2030 Official Community Plan. Future Land Use Chapter. P. 4.6.
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Policy .1 Permanent Growth Boundary9. Establish a Permanent Growth Boundary as identified
on Map 4.1 and Map 5.2. Support development of property outside the Permanent Growth
Boundary for more intensive uses only to the extent permitted as per the OCP Future Land Use
designations in place as of initial adoption of OCP Bylaw 10500, except as per Council’s specific
amendment of this policy. Resource Protection Area designated properties not in the ALR and
outside the Permanent Growth Boundary will not be supported for subdivision below parcel sizes
of 4.0 ha (10 acres). The Permanent Growth Boundary may be reviewed as part of the next major
OCP update.
Agricultural Land Use Policies
Objective 5.33 Protect and enhance local agriculture10.
Policy .1 Protect Agricultural Land. Retain the agricultural land base by supporting the ALR and
by protecting agricultural lands from development, except as otherwise noted in the City of
Kelowna Agricultural Plan. Ensure that the primary use of agricultural land is agriculture,
regardless of parcel size.
Policy .2 ALR Exclusions. The City of Kelowna will not forward ALR exclusion applications to the
ALC except in extraordinary circumstances where such exclusion is otherwise consistent with the
goals, objectives and other policies of this OCP. Soil capability alone should not be used as
justification for exclusion.
Policy .3 Urban Uses. Direct urban uses to lands within the urban portion of the Permanent
Growth Boundary, in the interest of reducing development and speculative pressure on
agricultural lands.
5.4

Agricultural Land Commission Act (ALCA)

Purposes of the commission – Section 6 of the ALCA
The following are the purposes of the commission:
(a) to preserve agricultural land;
(b) to encourage farming on agricultural land in collaboration with
other communities of interest;
(c) to encourage local governments, first nations, the government and
its agents to enable and accommodate farm use of agricultural land
and uses compatible with agriculture in their plans, bylaws and
policies.

9

City of Kelowna 2030 Official Community Plan. Development Process Chapter. P. 5.2.
City of Kelowna 2030 Official Community Plan: Agricultural Land Use Policies Chapter. P. 5.35.

10
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6.0

Technical Comments

6.1

Development Engineering Department

Development Engineering has no comments at this point in time with regard to this application,
however, a comprehensive report will be provided at the time of development application
submission when the Agricultural Land Commission agrees to the proposed activity on the subject
property.
7.0

Application Chronology

Dates of Newspaper Notification:

July 6 and July 17, 2015

Date of Application Received:

August 27, 2015

Agricultural Advisory Committee

October 8, 2015

AAC/Applicant Discussion:
-

Applicant was asked why they would not sell it as farm land. The applicant had been advised
by ALC staff to make an exclusion application, and they see it in as a better land use to
harmonize the land uses in this area.

-

AAC Interior Health member advised that it was important to consider preserving land for the
future, with consideration to climate change and focus on food production.

-

AAC suggested that the City work with the Kelowna Christian School and Fortis to ensure the
buffers are still in place and functioning.

-

AAC suggested that the Kelowna Christian School be approached to coordinate recess and
outside activity times with spraying schedules.
Moved By Jeff Ricketts/Seconded By Tarsem Goraya
THAT the Agricultural Advisory Committee recommends that Council NOT support an
application to the Agricultural Land Commission under Section 30(1) of the Agricultural Land
Commission Act for an "exclusion" from the Agricultural Land Reserve on the subject property
at 1789 Munson Road.
Carried
ANECTODOTAL COMMENT:
The Agricultural Advisory Committee expressed empathy for what the Applicant is going
through due to previous decisions made to encroach on ALR land that has affected their
personal life and caused hardship. Encouraged Council to look at operations going on around
this property and to ensure they can find bylaw regulations to look at ways that such
properties can be supported and encouraged to have food production.
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8.0

Alternate Recommendation

THAT Agricultural Land Reserve Appeal No. A15-0009 for Parcel B on Plan B6522 Amended Lot 7
DL 130 ODYD Plan 415 except Plans 18843 and KAP64190, located at 1789 Munson Road, Kelowna
BC, for an exclusion of agricultural land in the Agricultural Land Reserve, pursuant to Section
30(1) of the Agricultural Land Commission Act, be supported by Council; subject to the issuance
of a Farm Protection Development Permit, and that the conditions of the Community Planning
Department and the Development Engineering Department, including but not limited to access,
be satisfied;
AND THAT Council directs Staff to forward the subject application to the Agricultural Land
Commission for consideration.

Report prepared by:

Melanie Steppuhn, Land Use Planner
Reviewed by:
Reviewed by
Approved for Inclusion:
Approved for Inclusion:

Todd Cashin, Subdivision, Suburban and Rural Planning
Manager
Ryan Smith, Community Planning Department Manager
Doug Gilchrist, Divisional Director, Community Planning &
Real Estate

Attachments:
Photos
Subject Property Map
ALC Resolution #28/2007 (March, 2007)
Soils and Agricultural Capability Maps
Soils and Agricultural Capability Legends
Applicant ALC Act Application for Exclusion - Supplementary Information
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Map Output

Page 1 of 1

A15-0009
ALR EXCLUSION
ALR

1789 MUNSON ROAD
Subject Property

Map: 1,113 x 619 m -- Scale 1:6,572

2015-11-03

Certain layers such as lots, zoning and dp areas are updated bi-weekly. This map is for general information only.
The City of Kelowna does not guarantee its accuracy. All information should be verified.
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Soil Classification
The soil classification for the subject property is as defined below.
Portion of Site /
%
70% GN

30% TA

Soil Type
Guisachan

Tanaka

Description
Land: nearly level to gently sloping fluvial deposits.
Texture: 30 – 100 cm depth of medium textured, stone free
veneer, which overlies gravelly fluvial fan and deltaic
deposits.
Drainage: poorly drained, moderately pervious, and have
high water storage capacity. Groundwater is near the surface
during winter and spring and recedes by autumn.
Classification: Orthic Humic Gleysols.

Land: nearly level to gently sloping fluvial deposits.
Texture: sandy loam to silt loam, with subsoil textures that
are sandy loam or gravelly sandy loam.
Drainage: poorly drained, moderately pervious, and have
high water storage capacity. Groundwater fluctuates
between the surface and 1.5 metre depth. Depressions are
subject to flooding.
Classification: Rego Humic Gleysols.
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BCLI Land Capability - Legend
Land in this Class has no or only very slight limitations that restrict its use for the production of common agricultural crops. Land in
1

Class 1 is level or nearly level. The soils are deep, well to imperfectly drained under natural conditions, or have good artificial water
table control, and hold moisture well. They can be managed and cropped without difficulty. Productivity is easily maintained for a
wide range of filed crops.
Land in this Class has minor limitations that require good ongoing management practices or slightly restrict the range of crops, or

2

both. Land in Class 2 has limitations which constitute a continuous minor management problem or may cause lower crop yields
compared to Class 1 land but which do not pose a threat of crop loss under good management. The soils in Class 2 are deep, hold
moisture well and can be managed and cropped with little difficulty.
Land in this Class has limitations that require moderately intensive management practices or moderately restrict the range of crops,

3

or both. The limitations are more severe than for Class 2 land and management practices are more difficult to apply and maintain.
The limitations may restrict the choice of suitable crops or affect one or more of the following practices: timing and ease of tillage,
planting and harvesting, and methods of soil conservation.
Land in this Class has limitations that require special management practices or severely restrict the range of crops, or both. Land in
Class 4 has limitations which make it suitable for only a few crops, or the yield for a wide range of crops is low, or the risk of crop

4

failure is high, or soil conditions are such that special development and management practices are required. The limitations may
seriously affect one or more of the following practices: timing and ease of tillage, planting and harvesting, and methods of soil
conservation.
Land in this Class has limitations which restricts its capability to producing perennial forage crops or other specially adapted crops.
Land in Class 5 is generally limited to the production of perennial forage crops or other specially adapted crops. Productivity of these

5

suited crops may be high. Class 5 lands can be cultivated and some may be used for cultivated field crops provided unusually
intensive management is employed and/or the crop is particularly adapted to the conditions peculiar to these lands. Cultivated filed
crops may be grown on some Class 5 land where adverse climate is the main limitation, but crop failure can be expected under
average conditions.
Land in this Class is non-arable but capable of producing native and/or uncultivated perennial forage crops. Land in Class 6 provides

6

sustained natural grazing for domestic livestock and is not arable in its present condition. Land is placed in this class because of
severe climate, or the terrain is unsuitable for cultivation or use of farm machinery, or the soils do not respond to intensive
improvement practices. Some unimproved Class 6 land s can be improved by draining, diking and/or irrigation.
Land in this Class has no capability for arable agriculture or sustained natural grazing. All classified areas not included in Classes 1 to

7

6 inclusive are placed in this class. Class 7 land may have limitations equivalent to Class 6 land but does not provide natural sustained
grazing for domestic livestock due to unsuited natural vegetation. Also included are rock land, other non-soil areas, and small water
bodies not shown on the maps. Some unimproved Class 7 land can be improved by draining, diking, irrigation, and/or levelling.
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Portion
of Site

Land Capability Rating, Unimproved

Land Capability Rating, With
Improvements

All

70% Class 4W with are lands that require
special management practices. The ‘W’ class
indicates the occurrence of excess water
during the growing period.

70% Class 2 have minor limitations that require
good ongoing management practices. The soils
in Class 2 are deep, hold moisture well and can
be managed and cropped with little difficulty.

Improvements are typically
manage excess water.

to

30% Class 3WF are lands that require
moderately intensive management practices.

lands that require
or other specially
class indicates the
water during the

The ‘W’ class indicates occasional occurrence
of excess water during the growing period
causing minor crop damage, but no crop loss, or
the occurrence of excess water during the
winter months adversely affecting perennial
crops.

30% Class 5W with are
perennial forage crops
adapted crops. The ‘W’
occurrence of excess
growing period.

Improvements are typically
manage excess water.

ditching

ditching

to

Improvements are typically
manage excess water.

ditching

to

The ‘F’ classification includes soils with
moderate nutrient holding ability, high acidity
or alkalinity and/or high levels of carbonates.
Fertility status does not restrict the range of
crops.
Moderate, ongoing additions of fertilizer
and/or other soil amendments are required to
maintain productivity for a wide range of
crops.
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REPORT TO COUNCIL
Date:

11/16/2015

RIM No.

1250-30

To:

City Manager

From:

Community Planning Department (AC)

Application:

Z15-0046

Address:
Subject:

125 Dundas Rd
815 Hwy 33 W

Owner:

Unico One Developments
Ltd., Inc.No. BC0990537

Applicant:

BlueGreen Architecture
(Wendy Rempel)

Rezoning Applications

Existing OCP Designation:

MRM – Multiple Unit Residential (Medium Density)

Existing Zone:

RU1 – Large Lot Housing

Proposed Zone:

RM5 – Medium Density Multiple Housing

1.0

Recommendation

THAT Rezoning Application No. Z15-0046 to amend the City of Kelowna Zoning Bylaw No. 8000 by
changing the zoning classification from the RU1 – Large Lot Housing zone to the RM5 – Medium
Density Multiple Housing zone, be considered by Council on the following parcels:
-

Lot A, Section 22, Township 26, ODYD, Plan 19344 Except Plan 39372, located at 815 Hwy
33 W.

-

Lot B, Section 22, Township 26, ODYD, Plan 19344 Except Plan 39372, located at 125
Dundas Rd.

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 following:
1. To the outstanding conditions identified in Attachment “A” associated with the report
from the Community Planning Department dated November 16th 2015.
2.0

Purpose

To rezone the subject properties to the RM5 – Medium Density Multiple Housing zone.
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3.0

Community Planning

Staff supports the proposed rezoning application. The Official Community Plan (OCP) identifies
the area as MRM (Medium Density Multiple Residential). A rezoning to the RM5 zone and the
initial proposal for student housing on this site meets many of the goals of the OCP. Adding
additional density within an urban centre increases the viability of nearby commercial uses and
walkability within the neighbourhood. Students or residents are only 300 metres (or a four minute
walk) from 31 shops and services in the Rutland Town Centre. Further, additional density in this
area is well supported by existing parks and outdoor amenities within close proximity that
students or residents could utilize. Ben Lee Park is located 2 blocks north and has many amenities
that a student population would likely utilize.
This proposed development works particularly well for students as the #8 UBCO – OC Bus Line
stops on Highway 33 immediately adjacent to this site. Transit time to UBCO from this site is
approximately 16 minutes door to door and transit time to Okanagan College its is approximately
28 minutes door to door. Overall, the residential land use allowed in the RM5 zone fit well on this
site.
A large number of variances are currently proposed. These variances are necessary for the
applicant to meet their density objectives on a relatively small site. One problem is, the
applicant wants to achieve their maximum FAR identified in the zone but any plan respecting the
appropriate setbacks, height, and parking requirements would not achieve the maximum FAR. As
a result, the applicant is making an argument that the type of anticipated occupants (students)
warrant the type of variances proposed. The applicant has been repeatedly informed that Staff
cannot recommend support for a parking variance (regardless of the car-share mitigation
proposal) when the subject property falls within a cash-in-lieu area. Further, in order for Staff to
consider a recommendation of support (regarding the variances) the applicant has been informed
that cash-in-lieu for the parking shortfall as well as a car-share program would be necessary to
mitigate the shortfall. However, Staff will provide further details on the merits of the variances
and details of the development proposal within the Development Permit and Development
Variance Permit report should Council choose to adopt the zoning on the site.
In fulfillment of Council Policy No. 367 respecting public consultation, the applicant notified all
of the neighbours within a 50 metre radius.
4.0

Proposal

4.1

Project Description

The current proposal for the site is a new 23 unit student housing development. The type of
dwelling unit varies between 3 and 5 bedrooms. The building is 4 ½ stories, with the top floor
incorporated into a dormer, and partial under-cover parking at grade. Architecturally, the
development is a mix between traditional materials (brick, siding, and stucco) and a modern
colour palette and textures. The applicant’s facade treatment includes green colour highlights
with three dimensional facade articulations to develop shadow and depth in these elevations as
well as to provide visual interest.
4.2

Variances

The current proposal needs seven variances.
1)
2)
3)
4)
5)

Side yard setback reduction requested (from 7.0m to 5.2m);
Rear yard setback reduction requested (from 9.0m to 7.1m);
Site coverage reduction requested (from 40% to 43.05%);
Eleven (11) parking stall reduction requested and 8 stalls paid by cash-in-lieu;
Requested an increase in the proportion of small vehicle size stalls (from 10% to 37%);
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6) Class 1 bicycle parking location variance requested (from the bicycle parking must be
located at building grade or within one storey of building grade to the third storey);
7) Private open space reduction requested (from 575m2 to 356.2m2).
Figure 1: Setback Variance

Side Yard Variance

Rear Yard Variance

4.3

Site Context

The subject parcels are located within the Rutland Urban Centre adjacent Highway 33. The
subject property is designated as Multiple Unit Residential - Medium Density (MRM) in the OCP
and the lot is within the Permanent Growth Boundary. Specifically, the adjacent land uses are as
follows:
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Orientation
North
East
South
West

Zoning
RM3 – Low Density Multiple Housing
P2 – Education and Minor Institutional
RM5 – Multiple Unit Residential (Medium Density)
RM3 – Low Density Multiple Housing
RU1 – Large Lot Housing
RU1 – Large Lot Housing
RM5 – Multiple Unit Residential (Medium Density)
RU1 – Large Lot Housing

Land Use
Residential
Institutional
Residential
Residential
Residential

Subject Property Map:

4.4

Zoning Analysis
Zoning Analysis Table
CRITERIA

PROPOSAL

REQUIREMENTS
RM5

Development Regulations
Height
Front Yard (north)
Side Yard (west)

18m / 4.5 stories
6.0 m
9.1 m

16.5 m / 4.5 stories
6.0 m
4.5 m

Side Yard (east)

5.2 m 

7.0 m

Rear Yard (south)

7.71 m 

9.0 m

Site Coverage

43.05 % 

40 %
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Zoning Analysis Table
CRITERIA

PROPOSAL

REQUIREMENTS
RM5

Site coverage of buildings,
parking, & driveways

62.62 %

65 %

FAR

1.25

1.1 plus 0.2 bonuses = 1.3 max FAR

Other Regulations
Minimum Parking
Requirements
Portion of Parking Stall
Size
Minimum Bicycle Parking
Private Open Space








27 

46 stalls

(Based on 27 parking stalls)
Full size = 15 stalls
Medium size = 2 stalls
Small size = 10 stalls 
Class 1: 14 
Class 2: 5
15. 5m2 per unit = 356.2 m2
provided 

(Based on 27 parking stalls)
Min Full size: 50% = 14 stalls
Max Medium size: 40% = 11 stalls
Max Small size: 40% = 3 stalls
Class 1: 12
Class 2: 3
25 m2 per unit = 575 m2 minimum

Side yard setback reduction requested;
Rear yard setback reduction requested;
Site coverage reduction requested;
Eleven (11) parking stall reduction requested and 8 stalls paid by cash-in-lieu;
Requested an increase in the proportion of small vehicle size stalls from 10% to 37%;
Class 1 bicycle parking location variance requested;
Private open space reduction requested.

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.
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.
Affordable Housing.3 Support the creation of affordable and safe rental, non-market and/or
special needs housing.
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)

1

City of Kelowna Official Community Plan, Policy 5.3.2 (Development Process Chapter).
City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter).
3 City of Kelowna Official Community Plan, Objective 10.3, Chapter 10 (Social Sustainability).
2
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b) 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.
c) 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.
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

Door swings and gate swings for proper means of exiting are required along
with a hard path of to the street for exiting from the exit stairwells

o

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

e) A Geotechnical report is required to address the sub soil conditions and site drainage at
time of building permit application.
f) 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 neighboring roofs, excessive noise from mechanical units, vibration damage during
foundation preparation work etc.
g) 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.
h) 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.
i) 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.
j) 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


6.3

See attached Memo dated October 19th 2015
Fire Department

a) Construction fire safety plan is required to be submitted and reviewed prior to
construction and updated as required. Template available online at Kelowna.ca
b) Engineered Fire Flow calculations are required to determine Fire Hydrant requirements as
per the City of Kelowna Subdivsion Bylaw #7900. A minimum of 150litres/sec is required.
Should a hydrant be required on this property it shall be deemed private and shall be
operational prior to the start of construction.
c) Fire Department access is to be met as per BCBC 3.2.5.6 -
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d) A visible address must be posted as per City of Kelowna By-Laws
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) Approved Fire Department steel lock box or key tube acceptable to the fire dept. is
required by the fire dept. entrance.
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.
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) Dumpster/refuse container must be 3 meters from structures or if inside the parking
garage, it shall be enclosed within a rated room
n) Do not issue BP unless all life safety issues are confirmed
6.4

FortisBC Inc - Electric





6.5

7.0

There are primary distribution facilities along Hwy 33 and south of the subject along
Dundas Road. The applicant is responsible for costs associated with any change to the
subject property's existing service, if any, as well as the provision of appropriate land
rights where required.
Otherwise, FortisBC Inc. (Electric) has no concerns with this circulation.
In order to initiate the design process, the customer must call 1-866-4FORTIS (1-866-4367847). It should be noted that additional land rights issues may arise from the design
process but can be dealt with at that time, prior to construction.
Ministry of Transportation



Preliminary Approval is granted for the rezoning for one year pursuant to Section 52(3)(a)
of the Transportation Act, subject to the following conditions:



No direct access to any portion of the subject lots via Highway 33 be maintained,
provision of alternate access served via Dundas Road.



Physical removal of the existing drop curb/driveway letdown along subject properties
frontage on Highway 33 to include restoration of highway curb/gutter/sidewalk and
drainage works to Ministry satisfaction.



Dedication of lands for Provincial Arterial Highway 15 metres measured at a right angle
from mean centreline of Highway 33, along entire frontage of subject properties.
Application Chronology

Date of Application Received:
Date of Public consultation:

August 27th 2015
August 24th 2015
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Report prepared by:

Adam Cseke, Planner

Reviewed by:

Terry Barton, Urban Planning Manager

Approved by:

Ryan Smith, Community Planning Manager

Attachments:
Subject Property Map
Development Engineering Comments dated October 19th 2015 (Attachment ‘A’)
Applicant’s rationale
Public Notification summary
Application Package
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CITY OF KELOWNA
BYLAW NO. 11165
Z15-0046 – Unico One Developments Ltd., Inc. No.
BC0990537
125 Dundas Road and 815 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 22, Township 26, ODYD, Plan 19344 Except Plan 39372
located on Hwy 33 W, Kelowna, B.C. and Lot B, Section 22, Township 26, ODYD, Plan
19344 Except Plan 39372 located on Dundas Road, Kelowna, BC, from the RU1 – Large
Lot Housing zone to the RM5 – Medium Density Multiple 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
Considered at a Public Hearing on the
Read a second and third time by the Municipal Council this
Approved under the Transportation Act
____________________________________________________________________________
(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:

11/16/2015

RIM No.

1250-30

To:

City Manager

From:

Community Planning Department (AC)

Application:

Z15-0049

Owner:

Davara Holdings Ltd. (Dave
Sargent)

Address:

305 Homer Rd

Applicant:

Davara Holdings Ltd. (Dave
Sargent)

Subject:

Rezoning Applications

Existing OCP Designation:

MRL – Multiple Unit Residential (Low Density)

Existing Zone:

RU1 – Large Lot Housing

Proposed Zone:

RM3 – Low Density Multiple Housing

1.0

Recommendation

THAT Rezoning Application No. Z15-0049 to amend the City of Kelowna Zoning Bylaw No. 8000 by
changing the zoning classification of Lot 1, Section 27, Township 26, ODYD, Plan 18004, located
at 305 Homer Road, Kelowna, BC from the RU1 – Large Lot Housing zone to the RM3 – Low Density
Multiple 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 following:
1. To the outstanding conditions identified in Attachment “A” associated with the report
from the Community Planning Department dated November 2nd 2015.
2.0

Purpose

To rezone the subject properties to the RM3 – Low Density Multiple Housing zone.
3.0

Community Planning

Staff supports the proposed rezoning application. The Official Community Plan (OCP) identifies
the area as MRL (Low Density Multiple Residential). A rezoning to the RM3 zone and the initial
proposal for rental housing meets many of the goals of the OCP. Adding additional density within
close proximity to Ben Lee park, the multi-use corridor on Houghton, the Rutland urban centre,
and the Heritage Christian School achieves many of the sensitive infill goals outlined in the OCP.
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Rental housing, especially 3-bdroom units are in great demand. According to CMHC at the end of
2014 the vacancy rate for 3-bedroom townhouses in the Rutland zone was 0% compared to 2.9%
the year prior.
Overall, the residential land use allowed in the RM3 zone fits well on this site. The current
proposal needs four variances. The applicant is proposing permeable pavement for the parking
stalls to mitigate the site variance and parking setback variances. Staff will provide further
details on the merits of the variances and details of the development proposal within the
Development Permit and Development Variance Permit report should Council choose to pass third
reading.
In fulfillment of Council Policy No. 367 respecting public consultation, the applicant notified all
of the neighbours within a 50 metre radius and held a public information meeting on Thursday,
September 24th 2015. The applicant chose to voluntarily hold the public information meeting as
Council Policy No. 367 does not consider this rezoning as ‘major’ application.
4.0

Proposal

4.1

Project Description

The current proposal for the site is a new 9 unit (3-bedroom) rental row-housing development.
The proposed building is 2 stories with parking located in the rear and ground-oriented accesses
facing the multi-use corridor on Houghton Road. The applicant chose to design a two story
building to conform to the surrounding building heights. During Staff’s Advisory Design Team
meeting, direction was given to the applicant to increase the vertical elements along the
Houghton Road facade to break up the massing and increase the visual appeal. The current
proposal has four variances:
1)
2)
3)
4)
4.2

Site coverage variance requested;
Parking setback reduction on southern side yard;
Increase the roof eave projection limit;
Reduce the required private open space requirement; identified within the zoning analysis
table.
Site Context

The subject parcels are located within the Rutland Urban Centre adjacent Highway 33. The
subject property is designated as Multiple Unit Residential - Medium Density (MRM) in the OCP
and the lot is within the Permanent Growth Boundary. Specifically, the adjacent land uses are as
follows:
Orientation
North
East
South
West

Zoning
RM3 – Low Density Multiple Housing
P2 – Education and Minor Institutional
RM5 – Multiple Unit Residential (Medium Density)
RM3 – Low Density Multiple Housing
RU1 – Large Lot Housing
RU1 – Large Lot Housing
RM5 – Multiple Unit Residential (Medium Density)
RU1 – Large Lot Housing

Land Use
Residential
Institutional
Residential
Residential
Residential
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Subject Property Map: 305 Homer Road

4.3

Zoning Analysis
Zoning Analysis Table
CRITERIA

PROPOSAL

REQUIREMENTS
RM3

Development Regulations
Height
Building Setbacks
Front Yard (west)
Side Yard (north)

7 m / 2 stories

Max 0 m / 3 stories

1.5 m
1.5 m

Min 1.5 m
Min 1.5 m

Side Yard (south)

11.0 m

Min 4.0 m

Rear Yard (east)

7.5 m

Min 7.5 m

Site Coverage

37.0 %

Max 40 %

Site coverage of buildings,
parking, & driveways

76.4 % 

Max 60 % or 65% when permeable
drive surfaces and parking are
provided

FAR

0.7

Max 0.75

Other Regulations
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Zoning Analysis Table
CRITERIA
Minimum Parking
Requirements
Setbacks for parking
Front Yard (west)
Side Yard (north)
Side Yard (south)
Rear Yard (east)
Roof Eave projection into
north setback

PROPOSAL

REQUIREMENTS
RM3

20 stalls

Min 18 stalls

3.0 m
20 m
0.3 m 
8.1 m

Min
Min
Min
Min

1.09 m 

Max 0.6m

Class 1: 5
Class 2: 1
2
12.5 m per unit = 112.6 m2
Private Open Space
provided 
Site coverage variance requested;
Parking setback reduction on southern side yard;
Increase the roof eave projection limit;
Reduce the required private open space requirement;

5.0

Current Development Policies

5.1

Kelowna Official Community Plan (OCP)

m
m
m
m

Min Class 1: 5
Min Class 2: 1

Minimum Bicycle Parking






3.0
3.0
1.5
1.5

Min 25 m2 per unit = 225 m2 minimum

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.
Affordable Housing.3 Support the creation of affordable and safe rental, non-market and/or
special needs housing.
Residential Land Use Policies.4 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.

1 City of Kelowna Official Community Plan, Policy 5.3.2 (Development Process Chapter).
2 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter).
3 City of Kelowna Official Community Plan, Objective 10.3, Chapter 10 (Social Sustainability).
4 City of Kelowna Official Community Plan, Objective 5.23, Chapter 5 (Development Process).
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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 Building Code analysis is required for the structure at time of building permit
applications.
c) A Geotechnical report is required to address the sub soil conditions and site drainage at
time of building permit application.
d) 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


6.3

See attached Memo dated October 28th 2015
Fire Department

a) Construction fire safety plan is required to be submitted and reviewed prior to
construction and updated as required. Template available online at Kelowna.ca
b) Engineered Fire Flow calculations are required to determine Fire Hydrant requirements as
per the City of Kelowna Subdivsion Bylaw #7900. A minimum of 150litres/sec is required.
Should a hydrant be required on this property it shall be deemed private and shall be
operational prior to the start of construction.
c) Fire Department access is to be met as per BCBC 3.2.5.6
d) There shall be one address for this complex with unit numbers assigned to each
townhouse. A visible address must be posted as per City of Kelowna By-Laws
e) Dumpster/refuse container must be 3 meters from structures or if inside the parking
garage, it shall be enclosed within a rated room
6.4

FortisBC Inc - Electric





6.5

There are primary distribution facilities along Hwy 33 and south of the subject along
Dundas Road. The applicant is responsible for costs associated with any change to the
subject property's existing service, if any, as well as the provision of appropriate land
rights where required.
Otherwise, FortisBC Inc. (Electric) has no concerns with this circulation.
In order to initiate the design process, the customer must call 1-866-4FORTIS (1-866-4367847). It should be noted that additional land rights issues may arise from the design
process but can be dealt with at that time, prior to construction.
Ministry of Transportation



Preliminary Approval is granted for the rezoning for one year pursuant to Section 52(3)(a)
of the Transportation Act.
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7.0

Application Chronology

Date of Application Received:
Date of Public consultation:

September 21st 2015
September 24th 2015

Report prepared by:

Adam Cseke, Planner

Reviewed by:

Terry Barton, Urban Planning Manager

Approved by:

Ryan Smith, Community Planning Manager

Attachments:
Subject Property Map
Development Engineering Comments dated October 28th 2015 (Attachment ‘A’)
Applicant’s rationale
Public Notification summary
Application Package
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CITY OF KELOWNA
BYLAW NO. 11166
Z15-0049 – Davara Holdings Ltd., Inc. No. BC0797640
305 Homer Road
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 1, Section 27, Township 26, ODYD, Plan 18004 located on Homer
Road, Kelowna, B.C., from the RU1 – Large Lot Housing zone to the RM3 – Low Density
Multiple 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
Considered at a Public Hearing on the
Read a second and third time by the Municipal Council this
Approved under the Transportation Act
____________________________________________________________________________
(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:

November 16, 2015

RIM No.

1250-30

To:

City Manager

From:

Community Planning Department (TC)

Application:

OCP14-0022/Z14-0047

Owner:

Sherwood Mission
Developments
Dr. A. Rezansoff

Address:

984 Dehart Road

Applicant:

Subject:

OCP Amendment & Rezoning Extension

New Town Planning Services
Inc.

Existing OCP Designation:

Single/Two Unit Residential (S2RES)

Proposed OCP Designation:

Single/Two Unit Residential (S2RES)

Existing Zone:

A1 – Agriculture 1

Proposed Zone:

RU1 – Large Lot Housing
RU2 – Medium Lot Housing

1.0

Recommendation

THAT in accordance with Development Application Procedures Bylaw No. 10540, the deadline for
the adoption of Official Community Plan Amending Bylaw No. 11017 and Rezoning Bylaw No.
11018, be extended from October 22, 2015 to October 22, 2016.
AND THAT Council direct Staff to not accept any further extension requests.
2.0

Purpose

To extend the deadline for adoption of Official Community Plan Amending Bylaw No. 11017 and
Rezoning Bylaw No. 11018 to October 22, 2016.

3.0

Community Planning

Section 2.12.1 of Procedure Bylaw No. 10540 states that:
In the event that an application made pursuant to this bylaw is one (1) year old or older and has
been inactive for a period of six (6) months or greater:
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a) The application will be deemed to be abandoned and the applicant will be notified in writing
that the file will be closed;
b) Any bylaw that has not received final adoption will be of no force and effect;
c) In the case of an amendment application, the City Clerk will place on the agenda of a meeting
of Council a motion to rescind all readings of the bylaw associated with that Amendment
application.

Section 2.12.2 of the Procedure Bylaw makes provision that upon written request by the
applicant prior to the lapse of the application, Council may extend the deadline for a period of
twelve (12) months by passing a resolution to that affect.

By-Laws No. 11018 & 11017 received second and third readings on October 22, 2014 after the
Public Hearing held on the same date. The applicant wishes to have this application remain open
for an additional twelve (12) months to complete the conditions of adoption. Given the recent
activity on the application, a final extension to October 22, 2016 is supported.

Report prepared by:

Melanie Steppuhn, Planner

Reviewed by:

Ryan Smith, Community Planning Department Manager

Approved for Inclusion:

Doug Gilchrist, Divisional Director, Community Planning &
Real Estate

Attachments:
Subject Property Map

117

118

Report to Council
Date:

November 16, 2015

File:

0710-40

To:

City Manager

From:

Ross Soward, Planner Specialist

Subject:

Rental Housing Grant Recommendation for 2016

Recommendation:
THAT Council receives the report from the Planner Specialist, dated November 16, 2015
regarding the rental housing grant recommendation for 2016;
AND THAT Council approves the 2016 Rental Housing Grants as identified in the report from
the Planner Specialist, dated November 16, 2015, in accordance with the Housing
Opportunities Reserve Fund Bylaw No. 8593 and Council Policy No. 335.
Purpose:
To consider the proposed Rental Housing Grants for 2016.
Background:
Canada Mortgage and Housing Corporation (CMHC), identifies Kelowna as having one of the
lowest apartment vacancy rates in Canada, reporting a 1.5% vacancy rate as of October 2015.1
The 2015 Kelowna market outlook shows a slight increase in apartment vacancies, but
Kelowna’s rental housing market remains highly competitive. In response, there is a growing
number of multi-family and urban projects that are being developed in Kelowna based on
year-to-date applications. Also, the 2015 rental housing grant intake will be the first year
since the development of the 2012 Housing Strategy where the goal of 300 rental units is
achieved.2
Despite the recent and positive response, the 2014 Annual Housing Report shows that only
489 purpose-built rental units were developed from 2010-2014, demonstrating the continued
importance of encouraging the development of purpose-built rental apartments to increase
the supply of rental units and to enhance housing affordability.3 The Rental Housing Grants
1

CMHC, Housing Market Outlook – Kelowna CMA (Fall 2015).
City of Kelowna, 2012 Kelowna Housing Strategy, p. 6
3
City of Kelowna, 2014 Annual Housing Report, p. 5
2
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program was expanded by Council in 2012 to provide incentives for non-profits or private
developers looking to build purpose-built rental housing.
Applications for 2016 grants were required by the end of September 2015 in accordance with
Council Policy No. 335. The properties being recommended for rental housing grants in 2016,
are as follows:
1.
2.
3.
4.
5.
6.

$75,866 for 78 units at 2065 Benvoulin Rd
$8,753 for 9 units at 310 Homer Rd
$75,866 for 78 units at 1170 Highway 33
$22,370 for 23 units at Highway 33 & Dundas
$53,495 for 55 units Academy Way
$49,543 for 86 units at 1745 Chapman P4

The rental housing grants have been established to help offset the cost of DCCs. Based on the
rental applications received and the Development Cost Charge (DCC) estimates, the amount
the City could authorize for rental housing grants would be $3,378,745, which is the total
estimated cost of DCC’s. However, the 2016 budget (subject to final Council approval)
provides for $320,000 in total. On the basis of the projected 2016 budget the recommended
grants are summarized in the table outlined below.
Project

Dwelling Units
Supported

Recommended
Grants

Estimated
DCC

Type of Units

2065 Benvoulin Rd

78

$75,866

$1,021,176

Non-profit subsidized purpose built
rental

310 Homer Rd

9

$8,753

$105,379

Purpose-built rental

1170 Highway 33

78

$75,866

$703,178

Non-profit subsidized purpose built
rental

Highway 33 & Dundas

23

$22,370

$268,734

Purpose-built rental

Academy Way

55

$53,495

$268,734

1745 Chapman Pl.

86

$49,543 (capped)

$1,011,543

Purpose-built rental
Non-profit subsidized purpose built
rental

Totals

329

$285,895

$3,378,745

Grant recipients will be notified by letter of the amount of the grant and advised that they
need to include a copy of the letter with their building permit application in order to receive
DCC credit. Prior to receiving a grant, applicants must enter into a housing agreement with
the City for a minimum of ten years. After ten years a request can be made to release the
notice of the housing agreement. Discharging a housing agreement early requires Council
approval and a subsequent repayment of the grant funding to the City. Requesting an early
release of a housing agreement is not likely for provincially subsidized non-profit rental
housing. However, requests for early release to facilitate stratification of purpose-built rental
buildings can be expected. Letters outlining this process are sent to grant recipients and the
letters specify that repayment of the grant is required if the housing agreement is lifted. This
process will also be reaffirmed in the housing agreement.

4

1745 Chapman Pl received land for the cost of $1 from the City of Kelowna. For this reason, the maximum amount payable to
the project is capped at $49,543 (total DCC’s less market value of land), as per Rental Housing Grants Policy No. 335, s. 9.
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In addition to rental housing grants, purpose-built rental housing projects may also make
application for property tax exemption. The property tax exemption applies to the municipal
share of property taxes on new purpose built rental buildings for a maximum of 10 years, and
does not have to be repaid. Applications must be consistent with the OCP and supported by
the City in order to be eligible. When the vacancy rate is 3% or less, purpose built rental
buildings supported by Council are eligible to apply.
Internal Circulation:
Divisional Director, Community Planning and Real Estate
Manager, Long Range Policy and Planning
Manager, Urban Planning
Department Manager, Community Planning
Director, Financial Services
Legal/Statutory Authority:
Local Government Act, Section 877. (1) (a) 933.1 (1)
Legal/Statutory Procedural Requirements:
Housing Opportunities Reserve Fund By-law No. 8593
Existing Policy:
2030 Official Community Plan
Objective 10.3 Support the creation of affordable and safe rental, non market and /or
special needs housing
Policies 10.3.1, 10.3.2, 10.3.3 & 10.3.4
Council Policy no. 355 – Rental Housing Grants
Financial/Budgetary Considerations:
Budgeted funds (subject to final approval) allow for a contribution $972 per dwelling unit to
support the construction of 329 new rental dwellings. $34,104 will return to the HORF due to
the fact 1745 Chapman received a land gift from the City and is only eligible for $49,543.
Available funds are as follows:
Housing Opportunities Reserve Fund (HORF) – annual budget allocation:
Annual Budget Allocation to Rental Grants to provide partial relief from DCCs
Total Funds Available

$200,000
$120,000
$320,000
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Considerations not applicable to this report:
Alternate Recommendation:
Communications Comments:
External Agency/Public Comments:
Personnel Implications:
Submitted by:
Ross Soward, Planner Specialist

Approved for inclusion:
Planning

Danielle Noble-Brandt, Department Manager Policy &

cc:
Divisional Director, Community Planning and Real Estate
Manager, Long Range Policy and Planning
Manager, Urban Planning
Department Manager, Community Planning
Director, Financial Services
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2016 Rental Housing Grants
November 16, 2015
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R E N TA L H O U S I N G M A R K E T T R E N D S

Low vacancy rates
Significant demand for rental units
489 units built from 2010-14, goal of 300 per
year
Lack of supply affects affordability
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R E N TA L H O U S I N G G R A N T S P R O G R A M

Updated in 2012, provides incentives for
purpose-built rental housing
Offset costs of DCCs, $320,000 is set aside
annually
Guided by Council Policies
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R E N TA L H O U S I N G G R A N T S P R O G R A M

Applications received in September 2015
Funding is reported to Council & applicants
by April 2016
At time of building permit issuance, funding
applied as a deduction from total charges
Funding for last year is 100% allocated
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A P P L I C AT I O N S F O R 2 0 1 6 G R A N T S

2
3 4

6
1

Rental Housing Applications
1. 2065 Benvoulin Rd
2. 310 Homer Rd
3. 1170 Highway 33
4. Highway 33 & Dundas
5. Academy Way (UBCO Village Centre)
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6. 1745 Chapman Pl

A P P L I C AT I O N S F O R 2 0 1 6 G R A N T S
Project

Dwelling Units

Type of Units

2065 Benvoulin Rd

78

Non-profit subsidized purpose built rental

310 Homer Rd

9

Purpose-built rental

1170 Highway 33

78

Non-profit subsidized purpose built rental

23

Purpose-built rental

55

Purpose-built rental

1745 Chapman Pl.

86

Non-profit subsidized purpose built rental

Totals

329

Highway 33 &
Dundas
Academy Way

Total Funds ($320,000) / Total Number of Units (329) =
Grant Per Dwelling Unit($972)
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RECOMMENDED 2016 GRANTS
Project

Dwelling Units
Supported

Recommended
Grants

Estimated DCC

Benvoulin Rd

78

$75,866

$1,021,176

310 Homer Rd

9

$8,753

$105,379

1170 Highway 33

78

$75,866

$703,178

Highway 33 & Dundas

23

$22,370

$268,734

Academy Way
1745 Chapman Pl.*
(see note)

55

$53,495
$49,543
(capped)

$268,734

Totals

329

$285,895

$3,378,745

86

$1,011,543

*1745 Chapman: received land gift from the City at Central
Green which caps the funding this project can receive.
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NEXT STEPS

Subject to budget approval (2016)
Letters to successful applicants (April 2016)
Credit on DCC payment with building
permit
Next intake (Sept 2016)
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FINAL THOUGHTS

Applications reflect a mix of rental units
Importance of providing a range of housing
options
Meeting goals of Housing Strategy
On-going role for the City to play
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Report to Council
Date:

November 16, 2015

File:

1140-45

To:

City Manager

From:

M. Olson, Manager, Property Management

Subject:

Rutland Arena Concession Lease
Report Prepared by: T. Abrahamson, Property Officer

Recommendation:
THAT Council approves the City entering into a three (3) year Lease Agreement, with Una
Mak, for the purpose of operating a food concession at Rutland Arena, with the option to
renew for an additional two (2) year term, in the form attached to the Report of the
Manager, Property Management dated November 16, 2015;
AND THAT the Mayor and City Clerk be authorized to execute the Lease Agreement.
Purpose:
To enter into a Lease Agreement with Una Mak for a term of three (3) years, with the option
to renew for an additional two (2) year term, to operate the food concession service at
Rutland Arena.
Background:
The Kelowna Minor Hockey Association (KMHA) has operated the concession leases at Rutland
and Memorial Arenas since 2007 in accordance with the City’s practice which encourages the
facility’s major tenant to operate concession contracts. Further to their general meeting in
August 2015, KMHA served notice to the City that they did not wish to continue leasing the
concession space at both Rutland and Memorial Arenas.
Concession lease opportunities for both locations were advertised in October 2015 followed by
an optional information session. Only one bid was received for the Rutland Arena concession
lease from Una Mak. The concession lease for Memorial Arena will not be filled for the
2015/16 season and will instead be serviced with vending machines.
In addition to the successful operation of the Apple Bowl and Ben Lee Park food concessions,
Una Mak has operated the Rutland Arena skate shop rental concession since 2008 and is very
familiar with the arena facility, user groups and patrons.
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Key Lease Terms:




The term of the Lease Agreement is three (3) years plus two (2) one (1) year renewals
(at the City’s discretion);
The minimum operating hours are 6:00 am – 4:00 pm on weekends plus all minor,
junior and senior hockey and/or lacrosse games and special events during each
season; and
Healthy food choices are a requirement of the Tenant as per BC school guidelines.

Financial/Budgetary Considerations:
The Tenant will pay a lump sum each year plus a percentage of the Tenant’s Gross Profit to
the City based on the Tenant’s annual financial statement no later than September 1’st of
each contract year, as per the following schedule;
2015/2016 - $500 Lump Sum + 2.5% of Gross Profit
2016/2017 - $1,000 Lump Sum + 5% of Gross Profit
2017/2018 - $1,500 Lump Sum + 5% of Gross Profit
Internal Circulation:
Sport & Event Services Manager
Community Recreation Coordinator
Considerations not applicable to this report:
Legal/Statutory Authority
Legal/Statutory Procedural Requirements
Existing Policy
Personnel Implications
External Agency/Public Comments
Communications Comments
Alternate Recommendation
Submitted by:
_________________________________
M. Olson, Manager, Property Management
Approved for inclusion: _________ D. Edstrom, Director, Real Estate
Encl.

Rutland Arena Concession Lease
Rutland Arena Bid Proposal – Una Mak

cc:

D. Nicholas, Sport & Event Services Manager
S. Tarlit, Community Recreation Coordinator
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CONCESSION LEASE AGREEMENT
Rutland Arena – 645 Dodd Road
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C O N C E S S I O N L E A S E D E TA I L S
Term

3 years (2 - 1 yr renewals
at the City’s discretion)

Operating hours

6:00 am – 4:00 pm on
weekends

Plus all minor, junior and senior hockey and/or
lacrosse games and special events
Healthy food choices are a requirement of the Tenant
as per BC school guidelines.
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F I N A N C I A L / B U D G E TA R Y C O N S I D E R AT I O N S
2015/2016 - $500 Lump Sum + 2.5% of Gross Profit
2016/2017 - $1,000 Lump Sum + 5% of Gross Profit
2017/2018 - $1,500 Lump Sum + 5% of Gross Profit
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Report to Council
Date:

November 16, 2015

File:

1862-01

To:

City Manager

From:

D. Duncan, Manager, Parking Services

Subject:

Parking Rate, Fine and Fee Adjustments

Recommendation:
THAT Council receives, for information, the report from the Manager, Parking Services, dated
November 16, 2015 with respect to Parking Rate, Fine and Fee Adjustments;
AND THAT Council approves base parking rate, fine and fee adjustments, consistent with the
City-Wide Parking Management Strategy, effective February 1, 2016, as outlined in the report
from the Manager, Parking Services, dated November 16, 2015;
AND THAT Bylaw No. 11167, being Amendment No. 27 to Traffic Bylaw No. 8120, be
forwarded for reading consideration.
AND THAT Bylaw No. 11168, being Amendment No. 13 to Bylaw Notice Enforcement Bylaw No.
10475, be forwarded for reading consideration.
Purpose:
To obtain approval from Council for base parking rate, fine and fee adjustments, consistent
with the City-Wide Parking Management Strategy, to promote a balanced transportation
system, maintain alignment with transit rates, create a competitive marketplace and to
ensure adequate parking reserves are maintained.
Background:
In March 2015, Council received a report on Transit Fares and approved a number of changes
effective September 1, 2015. In that report, it was noted that adjustments to transit fares
would trigger a review of base parking rates to ensure alignment with the Parking
Management Strategy is maintained. Active management of both the supply of various types
of parking and pricing can serve to discourage single-occupant vehicles and encourage other
ways to commute, such as car pooling, cycling, walking and transit.
Parking management is a key consideration when trying to strike a balance between
convenience for our citizens and visitors and a reasonable, self-sustaining civic investment in
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multi-modal transportation. As part of the City-wide strategy presented on January 27, 2014,
Council endorsed 5 guiding principles for parking management. The principles developed in
the strategy are aligned with the goals in the City’s OCP and will help ensure social, economic
and environmental sustainability is achieved.
Application of the Guiding Principles from the City-Wide Parking Management Strategy, for
Rate and Fee Adjustments:
1. The City will focus on excellent short-term parking management to support higher
turn-over while maintaining a governing role in long-term parking solutions.


Rates must be sufficient to fund the true cost of providing parking; this will
encourage private investment in parking infrastructure and a competitive
marketplace.

2. The parking system will continue to pay for itself (will operate under a user-pay cost
recovery model).


Revenue from pay parking will continue to fund all parking operations;
including asset renewal, and equipment/infrastructure related to growth.

3. Focus on customer service and fairness in parking practices by providing options,
technologies and information.


Multi-space pay stations continue to be deployed that, along with the
“PayByPhone” system, offers multiple payment options for customers and
provides merchant validation options.

4. The City will work with institutions, businesses and developers to plan solutions for
parking management.


The City will continue to work toward eliminating subsidization of off-street
parking. This will allow private landowners and parking operators to take on a
more active role in providing longer-term off-street parking.

5. Parking will be used to support a balanced transportation system. Parking is part of
the larger transportation picture.


Ensuring that parking rates are in alignment with transit rates will encourage
greater usage of alternate modes of transportation, when and where possible.

It is important to maintain a pricing foundation for public on- and off-street parking that
supports the guiding principles as well as other realities facing the City’s parking operations
and finances.
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A. Balanced Transportation System – Use of Transit (Guiding Principle 5)
Parking rates – what people pay for parking (hourly, monthly and daily) – influences whether
people choose to drive, where they choose to park and for how long. Consistent with industry
best practices for public parking, the City wants to ensure there is sufficient parking for
customers and visitors, while at the same time encouraging people, when possible, to
carpool, take transit, bike and/or walk to work, rather than using public parking. Managing
the price of on- and off-street parking is a tool available to support these principles. Pricing
should evolve with changes in demand, growth and improvements to other modes of travel.
Significant improvements have been made to public transit over the last five years. Rapid bus
service is now in place from the West Kelowna town center to UBC Okanagan. The
Queensway exchange, in the heart of Downtown Kelowna, has seen major improvements
including street reconstruction and new amenities such as the shelter over the center island.


Encourage more transit use as well as walking and cycling to major employment areas
of the City. Experience in many cities has indicated that the price of parking can
influence an individual’s choice to drive or to use an alternative mode of travel. In
particular, daily and monthly parking rates set higher than related transit fees
encourage people to use transit for work trips.
Table 3 – Current Transit Pricing / Parking Rates Comparison



Transit

Parking

Difference

Cost / trip or Hour

$ 2.50

$ 1.00

($ 1.50)

Cost per day or two way travel

$ 5.00

$ 5.00

$ 0.00

Cost per month pass/permit

$ 70.00

$ 66.00

($ 4.00)

Ensure alignment with the Official Community Plan and Council Resolutions:
o

Official Community Plan - Objective 7.11, Policy 1 of the OCP indicates “Work
towards a pricing structure where the cost of parking for an hour at a municipal
facility (city-owned parkade, off street surface lots and on-street parking)
exceeds the price of a single transit trip”.
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o

Council Resolution - In August 2001, Council passed a resolution to “Establish a
minimum monthly parking rate set at 10% greater than an adult monthly transit
pass”. Figure 1 illustrates how current and proposed parking fees relate to
transit fares.

Figure 1 – Parking / Transit Rate Matrix

B. Encourage Private Investment – Competitive Market (Guiding Principles 1 & 4)
Adjustments to daily and monthly parking rates for off-street parking will move the City
toward a more competitive market. Reducing reliance on City operated long-term parking
will allow the City to focus on excellent short term parking management. This will encourage
private sector investment in long-term parking infrastructure in support of the guiding
principles.
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CURRENT LOCAL PRIVATE RATES

Monthly

Hourly

Daily

Kelowna Private Lots & Parkades (Median Pricing)

$85.00

$1.00

$6.00

PROPOSED CITY RATES

Monthly

Hourly

Daily

City of Kelowna Owned Lots & Parkades

$77.00

$1.00

$6.00

Difference - City vs. Private

-$8.00

$0.00

$0.00

Figure 2 –Current Daily Parking Rate Comparison (Public & Private)

$12
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$8
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$6

City of Nanaimo
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$4

City of Vernon
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$0
Daily Rate
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In 2015, the City launched projects to expand the Library Plaza Parkade and to construct the
new Memorial Parkade. These projects provided an opportunity to determine the true cost of
construction for structured parking stalls in Kelowna. To recover construction costs alone will
require approximately $96 per month/per stall over 30 years. Ongoing maintenance and
operations costs amount to another $26 per month/per stall, resulting in required revenues of
$122 per month/per stall. This amount does not include costs for enforcement, land
acquisition, major maintenance, future replacement reserve contribution or profit, which is
necessary to encourage private investment in parking infrastructure.

Table 1 – Structured Parking Construction Costs - 2015
Number of
Stalls

Budget

Cost Per
Stall

Library Plaza Parkade Expansion

197

$ 7,000,700

$ 35,537

Memorial Parkade Construction

566

$ 19,247,850

$ 34,007

Total/Average - Both Projects

763

$ 26,248,550

$ 34,402

Facility / Project

Table 2 – Parkade Operating & Maintenance Expenses

Facility

Number of
Stalls

Operating & Maintenance
Annual

Per Stall

Library Plaza Parkade

471

$ 145,136

$ 308

Chapman Parkade

479

$ 199,211

$ 416

Memorial Parkade (Estimate)

566

$ 117,571

$ 208

Average – All Facilities

505

$ 153,973

$ 311
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C. User Pay System - Maintain Adequate Parking Reserves (Guiding Principle 2)
In preparation for the 2030 Capital Plan, staff updated financial models for both the
Downtown and South Pandosy parking reserves. To ensure funds are available for future
investment in infrastructure and major maintenance/renewal, an increase to annual reserve
contributions is required. With approval of the recommended rate adjustments, and no
additional (unplanned) expenditures, the downtown parking reserve balance is estimated to
reach $2 million by 2025. In 2015, the cost to construct a new 566 stall parkade is over $19
million.
Figure 3 – Downtown Parking Reserve Estimate (2015-2025)

$6,000,000

$4,000,000

$2,000,000

$0

-$2,000,000

-$4,000,000

-$6,000,000

-$8,000,000

-$10,000,000

Appropriations

Contributions

Interest Earned/Exp

Parkade Replacement Reserve

Year End Balance (Current Rates)

Year End Balance (with Rate Adjustment)
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Figure 4 – South Pandosy Parking Reserve Estimate (2015-2025)
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Recommendation – Base Parking Rate Adjustments
Based on the reasons highlighted in this report, long-term parking rates should be adjusted to
support use of alternate transportation modes, ensure the true cost of providing off-street
parking is reflected in pricing and bring City rates in line with those charged in a competitive
marketplace. New base rates of $6 per day, $62-$77 per month for random monthly parking
and $116.00 per month for reserved stalls are recommended. No changes to base hourly rates
are requested at this time. A detailed listing of rate changes is included in Amendment No.
27 to Traffic Bylaw No. 8120, included with this report. The Traffic Bylaw currently allows
for an annual rate adjustment based on the British Columbia Consumer Price Index (CPI), all
items value. This adjustment will be applied annually, beginning in 2017.
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Table 4 – City-owned Public Parking Rates
Type of Parking

Today

Recommended Base Parking Rates

Hourly

$ 1.00

$ 1.001

Daily

$ 5.00

$ 6.002

Monthly

$ 53.00 to $ 66.00

$ 62.00 to $ 77.003

Reserved

$ 99.00

$ 116.004

$ 1.25

$ 1.25

Off-street

On-street
1.

Off-street parking rates will be set and remain lower than on-street rates to encourage use by short-term
customers.

2.

Daily rates must, at a minimum, remain higher than the price of a 2 way transit trip (Currently $5.00) + 10%.

3.

The target minimum rate for a monthly parking permit is determined using the current price of an adult
monthly transit pass (Currently $ 70) + 10%. In peripheral areas where demand is lower, a discounted rate
set at 80% of the target rate is applied.

4.

The minimum monthly rate for reserved stalls is established using the target monthly pass rate ($77.00) +
50%. Pricing for reserved stalls should reflect the full cost of providing the stall as there is no potential to
oversell.

Recommendation - Fine and Fee Adjustments
1. On-Street Parking Permits (“Construction Meter Bags”)


Prior to on-street parking rate changes, the daily rate for “On-Street Parking
Permits” was $1.00 greater than the cost of parking for a day at an on-street
parking meter. This fee is now much less than the cost of parking for a full day.
An increase to $11.00 per day (including taxes) is recommended to correct this
imbalance and ensure these permits are utilized only when necessary.

2. Bylaw Offence Notices – Increase Low (Non-Deterrent) Fine Amounts


Several offences currently have an extremely low fine amount of $10, which is
reduced to only $5 if paid within 14 days. An increase of the base fine amount
from $10 to $20 (reduced to $15 if paid within 14 days) is requested for the
following offences:
o Section 4.1.2(ii) - “Parked Outside Metered Space”
o Section 4.1.2(ff) – “Parked in Same Block”
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3. Bylaw Offence Notices - Early Payment Discount Reduction


The discounted fine for non-payment of parking is currently $10 when paid within
14 days. Prior to parking rate adjustments in 2013, this discounted fine was more
than double the cost of parking on-street for a full day ($4). Since on-street rate
changes, this discounted fine is now equal to the cost of parking for a full day onstreet and no longer serves as a deterrent for non-payment. An increase to the
discounted fine amount from $10 to $20 is recommended. The change would
apply to the following offences:
o Section 4.1.2(dd) – “Parked Off-Street Parking Without Pass”
o Section 4.1.2(hh) – “Expired Parking Meter”
o Section 4.1.2(hh.2) – “Expired Parking Meter – Dispenser”
The base fine amount for these offences is $30 and will remain unchanged.

4. Accessible Parking Permits


The City currently charges $10.50 (including taxes) for accessible permits and
offers a replacement permit for $2.10 (including taxes). These permits are also
sold throughout British Columbia by “SPARC BC” (The Social Planning and Research
Council, a non-profit charity in BC) at a charge of $20 (including taxes). This
pricing inequity has resulted in an ever increasing number of out of town
customers obtaining and renewing their accessible parking permits at the Kelowna
City Hall cashiers.



An increase of the permit fee to $20 (including taxes) for permanent (valid for 3
years) and temporary permits (valid for the period of temporary disability to a
maximum of 1 year) is requested to match the rate charged by SPARC and to
ensure equity throughout the province.

5. Bike Parking


The City currently offers bike locker rentals at $12 per month. Fees currently
charged for this service are not included in the Traffic Bylaw and must be added
to formalize this fee.

A minimum of two months notice would be provided by e-mail or regular mail to all monthly
parking customers prior to any rate changes taking affect. This notice would allow adequate
time for customers to relocate or make other arrangements, if desired. The proposed
implementation date for the rate, fine and fee adjustments recommended in this report is
February 1, 2016.
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Internal Circulation:
Divisional Director, Communications & Information Services
Divisional Director, Corporate & Protective Services
Director, Financial Services
Director, Regional Services
Manager, Policy & Planning Department
Manager, Transportation & Mobility
Manager, Financial Planning
Manager, Bylaw Services
Manager, Revenue Branch
Supervisor, Traffic Operations
Community Engagement Consultant
City Clerk
Legislative Coordinator
Legal/Statutory Authority:
o
o
o

Community Charter, Section 194(1)
Parking Reserve Fund Establishment Bylaw No. 7533
Motor Vehicle Act; Section 124(1) (a), (c) & (f)

Legal/Statutory Procedural Requirements:
Amendment to Traffic Bylaw No. 8120, Schedule “A” (Fees)
Existing Policy:
o
o

Official Community Plan, Chapter 7 (Infrastructure), Objectives 7.6, 7.8 & 7.11
Council Resolution - Parking rate relationship to Transit Rates, August 13, 2001

Financial/Budgetary Considerations:
Annual Increase to Downtown Parking Revenue
Annual Increase to South Pandosy Parking Revenue
Total Annual Increase to Parking Revenue

$ 89,224
$
4,119
$ 93,343

Personnel Implications:
City staff will re-program affected pay stations and update signage to reflect any approved
rate changes.
Considerations not applicable to this report:
External Agency/Public Comments:
Communications Comments:
Alternate Recommendation:
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Submitted by: D. Duncan, Manager, Parking Services
Approved for inclusion: D. Edstrom, Director, Real Estate
Attachments:
1. Attachment A – Private Parking – 2015 Kelowna Market Rates
cc:

C. Weaden, Divisional Director, Communications & Information Services
R. Mayne, Divisional Director, Corporate & Protective Services
G. Davidson, Director, Financial Services
R. Westlake, Director, Regional Services
D. Noble-Brandt, Manager, Policy & Planning Department
M. Hasan, Manager, Transportation & Mobility
G. King, Manager, Financial Planning
G. Wise, Manager, Bylaw Services
L. Walter, Manager, Revenue Branch
F. Wollin, Supervisor, Traffic Operations
K. O’Rourke, Community Engagement Consultant
S. Fleming, City Clerk
C. Boback, Legislative Coordinator
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ATTACHMENT A - KELOWNA PRIVATE MARKET RATES - OCTOBER 2015

PRIVATE SECTOR PARKING RATES
Lot Name

Address

Monthly*

Hourly*

Daily*

Impark Lot 212
Impark Lot 272
Bargain Shop Lot (I214)
Impark Lot 216
Prospera Place (I217)
Impark Lot 224
Flashbacks Lot (I239)
Impark Lot 241
Impark Lot 252
Impark Lot 278
Shoppers Drug Mart (I243)
Grand Hotel/Casino (I255)
Richter/Tutt Lot (I274)
St. Pauls Church (D-K015)

594 Bernard Avenue
550 Doyle Avenue
1439 St. Paul Street
572 Leon Avenue
1223 Water Street
1468 Bertram Street
1248 Ellis Street
590 Bernard Avenue
235 Queensway Avenue
542 Lawrence Avenue
597 Bernard Avenue
1310 Water Street
2720 Richter Street
3131 Lakeshore Road

$95.00
$75.00
$85.00
$100.00
$75.00
$85.00
$65.00
$85.00
$90.00
$100.00
$100.00
$70.00
$65.00
$50.00

$1.00
N/A
$1.00
$1.00
$1.75
$1.00
$1.75
N/A
$2.00
$1.00
N/A
$1.75
$2.00
$1.00

$6.00
N/A
$6.00
$6.00
$6.00
$5.00
$6.00
N/A
N/A
$6.00
N/A
$19.00
N/A
$4.50

$85.00

$1.00

$6.00

Monthly*

Hourly*

Daily*

City Owned Lots & Parkades

$77.00

$1.00

$6.00

Difference - City vs. Private

-$8.00

$0.00

$0.00

MEDIAN PRICING FOR KELOWNA PRIVATE LOTS

PROPOSED CITY RATES

* Where multiple rates are available, the most comparible or average rate is used in this table.
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PA R K I N G M A N A G E M E N T
Rate, Fine and Fee Adjustments – November 2015
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AGENDA

Guiding Principles
OCP
Background
Parking Rate Theory
Competitive Market
User Pay System
Recommendations
Next Steps
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F O C U S O N S H O R T - T E R M PA R K I N G
Focus on excellent short-term parking management to
support higher turn-over while maintaining a governing role
in long-term parking solutions
Rates must be sufficient to fund the true cost of providing
parking. This will encourage private investment in parking
infrastructure and a competitive marketplace
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SELF-FUNDED SYSTEM

The parking system will continue to pay for itself (will operate
under a user-pay cost recovery model)
Pay parking revenue will continue to fund all parking operations
including asset renewal and equipment/infrastructure related to
growth
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C U S TO M E R S E RV I C E A N D
FA I R N E S S
Focus on customer service and fairness in parking practices by
providing options, technologies and information
Multi-space pay stations will continue to be deployed that,
along with the “PayByPhone” system, offers multiple payment
options for customers and provides for merchant validation
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WORK WITH INSTITUTIONS,
BUSINESSES AND DEVELOPERS
The City will work with institutions, businesses and
developers to plan solutions for parking management
The City will continue to work toward eliminating subsidization
of off-street parking. This will allow private landowners and
parking operators to take on a more active role in providing
longer-term off-street parking
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SUPPORT A BALANC E D
T R A N S P O R TAT I O N S Y S T E M
Parking will be used to support a more balanced
transportation system
Ensuring that parking rates are aligned with transit will
encourage greater usage of alternate modes of transportation
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OCP GOALS

“Implement parking management programs
that promote reduced car ownership,
reduced car trips and increased use of
active modes of transportation.”
Reduce community GHGs by 33% by 2020
Target pricing for an hour of parking should
exceed that of a single transit trip
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BACKGROUND

March 2015 – Transit Fare report
New Transit Rates
$70 adult monthly pass
$5 two way transit trip
Effective September 1st 2015

Council Report
Identified need to maintain alignment between
transit and parking rates
Parking minimum 10% above transit
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PA R K I N G R AT E T H E O RY

Adequate rates encourage on-street
turnover
85% occupancy goal

Promote a balanced transportation
network
Pricing influences mode choice
Parking should be more expensive than
transit to encourage use
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P R O P O S E D R AT E C H A N G E S
Type of Parking

Today

Recommended Base
Parking Rates

Off-street

No Change

Hourly

$ 1.00

$ 1.00

Daily

$ 5.00

$ 6.00

Monthly

$ 53.00 to $ 66.00

$ 62.00 to $ 77.00

Reserved

$ 99.00

$ 116.00
No Change

On-street

$ 1.25

$ 1.25
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B A S E PA R K I N G R AT E - T R A N S I T M AT R I X
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COMPETITIVE MARKET

Desire greater private participation
Encourage private investment

Narrow rate gap
Eliminate subsidized off-street parking
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COMPETITIVE MARKET
CURRENT LOCAL PRIVATE RATES

Monthly

Hourly

Daily

$85.00

$1.00

$6.00

Monthly

Hourly

Daily

City of Kelowna Owned Lots & Parkades

$77.00

$1.00

$6.00

Difference - City vs. Private

-$8.00

$0.00

$0.00

Kelowna Private Lots & Parkades (Median Pricing)

PROPOSED CITY RATES
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COMPETITIVE MARKET

Construction and operating costs for
structured parking (with a 30 year recovery):
Construction
$ 34,402 per stall - $ 96 per month

Operating & Maintenance
$ 311 per stall/yr - $ 26 per month

Minimum Revenue Required
$ 122 per month/per stall**
** Not including enforcement costs, land acquisition, major maintenance or
future facility replacement.
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U S E R PAY – K E Y F I N A N C I A L I S S U E S

Reserve funds depleted by infrastructure
investments
Memorial Parkade
Library Parkade expansion
Osprey Parking lot

Asset replacement costs now incorporated
into capital planning
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U S E R PAY – D O W N T O W N R E S E R V E
$6,000,000
$4,000,000
$2,000,000
$0
-$2,000,000
-$4,000,000
2020 - $2.5m land
purchase for future
downtown parkade

-$6,000,000
2015-2016 – Major
parkade expansion &
construction projects

-$8,000,000
-$10,000,000

Appropriations

Contributions

Interest Earned/Exp

Parkade Replacement Reserve

Year End Balance (Current Rates)

Year End Balance (with Rate Adjustment)
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U S E R PAY – S . PA N D O S Y R E S E R V E
$2,000,000.00
$1,500,000.00
$1,000,000.00
$500,000.00
$0.00
-$500,000.00

2025 - First annual
payment - borrowing
for $7.7m South
Pandosy parkade

-$1,000,000.00
-$1,500,000.00

Appropriations

Contributions

Interest Earned/Expense

Year End Balance (Current Rates)

Year End Balance (with Rate Adjustment)
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PROPOSED FINE ADJUSTMENTS
CURRENT

Offence

NEW

Base
Penalty

Early
Payment

Late
Payment

Base
Penalty

Early
Payment

Late
Payment

Parked off-street
parking without pass

$30.00

$10.00

$35.00

$30.00

$20.00

$35.00

Expired parking meter

$30.00

$10.00

$35.00

$30.00

$20.00

$35.00

Expired parking meter Dispenser

$30.00

$10.00

$35.00

$30.00

$20.00

$35.00

Parked outside metered
space

$10.00

$ 5.00

$15.00

$20.00

$15.00

$25.00

Parked in same block

$10.00

$ 5.00

$15.00

$20.00

$15.00

$25.00
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PROPOSED FEE AMENDMENTS
Fee Description

Current

New

Accessible Parking Permit Permanent,
Valid for 3 Years

$10.50

$20.00

Accessible Parking Permit Temporary,
Valid up to a maximum of 1 Year

$10.50

$20.00

Reserved On-Street Parking Permit (Construction
Meter Bags), Per Stall/Per Day

$ 5.00

$11.00
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NEXT STEPS

Immediate
Public notification
Letters / e-mails sent to monthly parkers

February 1, 2016
New Rates, Fees and Fine adjustments
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S TAY I N F O R M E D

Visit kelowna.ca/parking and sign up for
e-Subscribe to stay informed and receive
updates.

QUESTIONS?
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CITY OF KELOWNA
BYLAW NO. 11167
Amendment No. 27 to Traffic Bylaw No. 8120
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts that the
City of Kelowna Traffic Bylaw No. 8120 be amended as follows:
1. THAT Part 1 – INTRODUCTION, 1.4 Definitions, 1.4.1 Definitions, be amended by
deleting the name “Handicapped Parking Permit” and replacing it with “Accessible
Parking Permit”.
2.

AND THAT all references to “Handicapped Parking Permit” in the bylaw be replaced
with “Accessible Parking Permit”.

3. AND THAT Part 4 – PARKING REGULATIONS, 4.1 General Parking Prohibitions, 4.1.2
be amended by deleting:
“Handicapped

(gg) in any parking space on public or private property that is
designated by a traffic control device to be reserved for the use
of the handicapped unless such vehicle displays a valid
handicapped parking permit.”

And replaced with:
“Accessible Parking

(gg) in any parking space on public or private property that
is designated by a traffic control device as an accessible
parking space unless such vehicle displays a valid accessible
parking permit.”

4. AND THAT Part 4 – PARKING REGULATIONS, 4.2 Handicapped Parking, be deleted
that reads:
4.2 Handicapped Parking
4.2.1 Handicapped parking permits. A person holding a handicapped parking permit,
or a Disabled Persons' Parking Permit issued pursuant the Motor Vehicle Act including
handicapped or disabled persons' parking permits issued by other jurisdictions, shall
not be subject to the penalties provided for the breach of Subsections 4.1.2 (bb), (cc)
or (dd) of this Part so long as that permit remains valid and subsisting.
(a)

Handicapped parking permits indicating "permanently handicapped" or
"temporarily handicapped" may be issued to an individual and shall be
suspended from the rear view mirror or placed on the dashboard in front of
the driver's position of the vehicle in which the Permittee is travelling in a
location visible from outside the vehicle.
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(b)
(c)
(d)
(e)

Use of the handicapped parking permit contrary to the provisions of this
subsection shall render the permit void.
The handicapped parking permit shall be valid for a period of up to three (3)
years.
The handicapped parking permit shall not be transferable and shall be issued
to an individual and not the vehicle that such person owns or operates.
A handicapped parking permit shall be issued by the City and shall be
recorded in a register for that purpose and the record shall include the
Permittee's name, address, telephone number and permit number.

And replacing it with:
4.2 Accessible Parking
4.2.1 Accessible parking permits. A person holding an Accessible parking permit, or a
Disabled Persons' Parking Permit issued pursuant the Motor Vehicle Act including
accessible or disabled persons' parking permits issued by other jurisdictions, shall
not be subject to the penalties provided for the breach of Subsections 4.1.2 (bb), (cc)
or (dd) of this Part so long as that permit remains valid and subsisting.
(a)

(b)
(c)
(d)
(e)

Accessible parking permits indicating "permanently disabled" or
"temporarily disabled" may be issued to an individual and shall be suspended
from the rear view mirror or placed on the dashboard in front of the driver's
position of the vehicle in which the Permittee is travelling in a location
visible from outside the vehicle.
Use of the accessible parking permit contrary to the provisions of this
subsection shall render the permit void.
The accessible parking permit shall be valid for a period of up to three (3)
years.
The accessible parking permit shall not be transferable and shall be issued
to an individual and not the vehicle that such person owns or operates.
An accessible parking permit shall be issued by the City and shall be
recorded in a register for that purpose and the record shall include the
Permittee's name, address, telephone number and permit number.

5. AND
THAT
Part
7–
SIDEWALK/ROADWAY
OCCUPANCY
PERMITS,
7.1
Sidewalk/Roadway Occupancy Permits Excluding Bernard Avenue, 7.1.5 ‘Permit
areas – roadways’ be amended by deleting the references “handicapped parking
stalls” and replacing them with “accessible parking stalls”.
6. AND THAT SCHEDULE “A” FEES, PART 4 – PARKING REGULATIONS be amended by
adding in its appropriate location a new subsection 4.2.1 – Accessible Parking Permits
that reads:
“Subsection 4.2.1 – Accessible Parking Permits
a) Permanent Accessible Parking Permit Fee:
$20.00 (including applicable taxes), valid for 3 years.
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b) Temporary Accessible Parking Permit Fee:
$20.00 (including applicable taxes), valid up to a maximum of 1 year.”
7. AND THAT SCHEDULE “A” FEES, PART 4 – PARKING REGULATIONS, subsection
4.3.1(d) Reserved On-Street Parking be deleted that reads:
“Subsection 4.3.1(d) Reserved On-Street Parking Permit Fee
Reserved On-Street Parking Permit fee:

$5.00 per day per sign
$5.00 per day per parking hood

Reserved On-Street Parking Permit Security Deposit per sign or parking hood: $25.00
each”
and replacing it with:
“Subsection 4.3.1(d) Reserved On-Street Parking Permit Fee
a) Reserved On-Street Parking permit fee:

$11.00 per day per stall/permit
$11.00 per day per meter hood

b) Security Deposit (Per Permit/Meter Hood):

$25.00 each”

8. AND THAT SCHEDULE “A” FEES, PART 4 – PARKING REGULATIONS, subsection 4.3.3
On-Street Pay Parking & Short Term Parking Lot** be amended by:
a) adding to the bottom of the fee list the following:
“$

12.00**

1 Month – Bicycle Locker Rental
**Plus Applicable taxes.”

b) adding to the end of the list of “** Designated Off-Street Pay Parking - “Short
Term Parking Lots” the following new bullet:


Museum Parking Lot (470 Queensway – Access from Ellis Street)

9. AND THAT SCHEDULE “A” FEES, PART 4 – PARKING REGULATIONS subsection 4.4.2
(a) – Off Street Pay Parking (Long Term Parking Lot) and subsection 4.4.2 (b) – OffStreet Pay Parking – Peripheral Lot (Long Term Parking Lot) be deleted that reads:
“Subsection 4.4.2(a) - Off-Street Pay Parking (Long Term Parking Lot)
FEE

PERMITTED PARKING TIME

$0.25*
$0.50*
$1.00*
$5.00*
$2.50*

15 Minutes
30 Minutes
Per 60 Minutes (1 Hour) – ($5.00 daily maximum)
1 Day (Standard Vehicle - Regular Operating Hours for Lot)
1 Day (Motorcycle – Regular Operating Hours for Lot)
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$5.00* 24 Hour Parking for Vehicle & Boat Trailer (Cook Road
Boat Launch Only)
$5.00* Special Event Parking
*Applicable taxes are included.

$66.00**
$99.00**

1 Month – Random Parking
1 Month – Reserved Stall***
**Plus Applicable taxes.

Above Rates apply to all City Owned Parking Lots not otherwise specified in this bylaw.
*** Available only in specified parking lots.

Subsection 4.4.2(b) – Off-Street Pay Parking – Peripheral Lot (Long Term Parking
Lot)
FEE

PERMITTED PARKING TIME

$0.25*
$0.50*
$1.00*
$5.00*
$2.50*

15 Minutes
30 Minutes
Per 60 Minutes (1 Hour) – ($5.00 daily maximum)
1 Day (Standard Vehicle - Regular Operating Hours for Lot)
1 Day (Motorcycle – Regular Operating Hours for Lot)
$5.00* Special Event Parking
*Applicable taxes are included.

$53.00**

1 Month – Random Parking
**Plus Applicable taxes.

Available only in designated Off-Street Pay Parking – Peripheral Lots located at:

St. Paul Street at Cawston Avenue (1311 St Paul Street)

Waterfront Park (Dolphins Lot) (1200 Water Street)

Rosemead Lot (1750 Chapman Place)”
And replacing it with:
“Subsection 4.4.2(a) - Off-Street Pay Parking (Long Term Parking Lot)
FEE

PERMITTED PARKING TIME

$
$
$
$
$
$

0.25*
0.50*
1.00*
6.00*
3.00*
5.00*

$

5.00*

15 Minutes
30 Minutes
Per 60 Minutes (1 Hour)
1 Day (Standard Vehicle - Regular Operating Hours for Lot)***
1 Day (Motorcycle – Regular Operating Hours for Lot)
24 Hour Parking for Vehicle & Boat Trailer (Cook Road Boat
Launch Only)
Special Event Parking
*Applicable taxes are included.

$ 12.00**
$ 77.00**
$ 116.00**

1 Month – Bicycle Locker Rental
1 Month – Random Parking
1 Month – Reserved Stall***
**Plus Applicable taxes.
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Above Rates apply to all City Owned Parking Lots not otherwise specified in this bylaw.
*** Not Available at all parking lots.

Subsection 4.4.2(b) – Off-Street Pay Parking – Peripheral Lot (Long Term Parking
Lot)
FEE
$
$
$
$
$
$

PERMITTED PARKING TIME
0.25*
0.50*
1.00*
6.00*
3.00*
5.00*

15 Minutes
30 Minutes
Per 60 Minutes (1 Hour)
1 Day (Standard Vehicle - Regular Operating Hours for Lot)***
1 Day (Motorcycle – Regular Operating Hours for Lot)
Special Event Parking
*Applicable taxes are included.

$ 12.00**
$ 62.00**

1 Month – Bicycle Locker Rental
1 Month – Random Parking
**Plus Applicable taxes.

*** Not Available at all parking lots.

Available only in designated Off-Street Pay Parking – Peripheral Lots located at:

St. Paul Street at Cawston Avenue (1311 St Paul Street)

Waterfront Park (Dolphins Lot) (1200 Water Street)”
10. AND THAT SCHEDULE “A” FEES, PART 4 – PARKING REGULATIONS, subsection 4.4.3
Off-Street Pay Parking (Structured Parking Garage) be deleted that reads:
“Subsection 4.4.3 Off-Street Pay Parking (Structured Parking Garage)
FEE
$
$
$
$
$
$

PERMITTED PARKING TIME
0.25*
0.50*
1.00*
5.00*
2.50*
5.00*

$ 66.00**
$ 99.00**

15 minutes
30 minutes
Per 60 Minutes (1 Hour) – ($5.00 daily maximum)
1 Day (Standard Vehicle - Regular Operating Hours for Lot)
1 Day (Motorcycle – Regular Operating Hours for Lot)
Special Event Parking
*Applicable taxes are included.

1 Month – Random Parking
1 Month – Reserved Stall***
**Plus Applicable taxes.

The baseline for all parking rates based upon the 2013 Consumer Price Index (CPI). Annual
Parking Rate Adjustments will be made on June 1st, based on the CPI (all items) value from
the preceding year. Any adjustments will be rounded to the nearest $0.25 for ease of use by
customers paying with cash/coin. Any annual adjustments that do not result in an amendment
will be compounded until such time an increase is indicated.”

And replacing it with:
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“Subsection 4.4.3 Off-Street Pay Parking (Structured Parking Garage)
FEE
$
$
$
$
$
$

PERMITTED PARKING TIME
0.25*
0.50*
1.00*
6.00*
3.00*
5.00*

15 minutes
30 minutes
Per 60 Minutes (1 Hour)
1 Day (Standard Vehicle - Regular Operating Hours for Lot)***
1 Day (Motorcycle – Regular Operating Hours for Lot)
Special Event Parking

*Applicable taxes are included.

$ 12.00**
$ 77.00**
$ 116.00**

1 Month – Bicycle Locker Rental
1 Month – Random Parking
1 Month – Reserved Stall***

**Plus Applicable taxes.
*** Not Available at all parking garages.
The baseline for all parking rates in this Schedule are based upon the 2013 Consumer Price
Index (CPI). Annual Parking Rate Adjustments will be made on June 1st, based on the CPI
(all items) value from the preceding year. Any adjustments will be rounded to the nearest
$0.25 for ease of use by customers paying with cash/coin. Any annual adjustments that do not
result in an amendment will be compounded until such time an increase is indicated.”

11.

This bylaw may be cited for all purposes as "Bylaw No. 11167, being Amendment No.
27 to Traffic Bylaw No. 8120."

12.

This bylaw shall come into full force and effect and be binding on all persons as of
February 1, 2016.

Read a first, 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. 11168
Amendment No. 13 to Bylaw Notice Enforcement Bylaw No.
10475
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts that the
City of Kelowna Bylaw Notice Enforcement Bylaw No. 10475 be amended as follows:
1.

THAT Schedule “A”, Traffic Bylaw No. 8120, PART 4 – PARKING REGULATIONS be
amended by deleting the following Sections that read:

8120 4.1.2 (dd)

Parked off-street parking without
pass

$30.00

$10.00 $35.00

No

8120 4.1.2 (hh)

Expired parking meter

$30.00

$10.00 $35.00

No

8120 4.1.2 (hh.2)

Expired parking meter - Dispenser

$30.00

$10.00 $35.00

No

8120 4.1.2 (ii)

Parked outside metered space

$10.00

$ 5.00

$15.00

No

8120 4.1.2 (ff)

Parked in same block

$10.00

$ 5.00

$15.00

No

8120 4.1.2 (dd)

Parked off-street parking without
pass

$30.00

$20.00 $35.00

No

8120 4.1.2 (hh)

Expired parking meter

$30.00

$20.00 $35.00

No

8120 4.1.2 (hh.2)

Expired parking meter - Dispenser

$30.00

$20.00 $35.00

No

8120 4.1.2 (ii)

Parked outside metered space

$20.00

$15.00 $25.00

No

8120 4.1.2 (ff)

Parked in same block

$20.00

$15.00 $25.00

No

And replacing it with:

2.

This bylaw may be cited for all purposes as "Bylaw No. 11168, being Amendment No.
13 to Bylaw Notice Enforcement Bylaw No. 10475."

3.

This bylaw shall come into full force and effect and be binding on all persons as of
February 1, 2016.
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Read a first, 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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