
City of Kelowna

Public Hearing

AGENDA

 
Tuesday, February 21, 2017

6:00 pm

Council Chamber

City Hall, 1435 Water Street
Pages

1. Call to Order

THE CHAIR WILL CALL THE HEARING TO ORDER:

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

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

(c)   All information, correspondence, petitions or reports that have been received concerning
the subject bylaws have been made available to the public.  The correspondence and petitions
received after February 8, 2017(date of notification) are available for inspection during the
course of this hearing and are located on the information table in the foyer of the Council
Chamber.

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

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

2. Notification of Meeting

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

3. Individual Bylaw Submissions



3.1 1050 Kelly Rd, (BL11342) Z16-0043 - Jonathon and Heather Tyre 4 - 18

To rezone the subject property from RU1 – Large Lot Housing to RU1c- Large Lot
Housing with carriage house.

3.2 769 Barnaby Rd, (BL11341) Z16-0063 - Cathy Wolf 19 - 31

To consider a rezoning on the subject property from the RR2 – Rural Residential 2
zone to the RU1 – Large Lot Housing zone and the RU6 – Two Dwelling Housing zone
to facilitate a future subdivision.

3.3 4039 Lakeshore Rd, (BL11343) Z16-0060 - Cindy and Thomas Netzlaw 32 - 47

To rezone the subject property from the RU1 – Large Lot Housing zone to the RU2 –
Medium Lot Housing zone to facilitate a three lot subdivision.

3.4 1730 & 1740 Ethel St, (BL11353) Z16-0081 - 1080493 BC Ltd 48 - 70

To rezone the subject property to facilitate the development of multiple dwelling
housing on the subject property.

3.5 815, 823-825, 829 & 831 Leon Ave and 814 & 822 Harvey Ave, Z15-0027 (BL11354) -
 1409493 Alberta Inc. 

71 - 92

To rezone the subject properties from the RU6 – Two Dwelling Housing zone to the
RM5 – Medium Density Multiple Housing Zone to facilitate the future development of
an apartment complex.

3.6 1945 Bennett Rd, (BL11356) LUC16-0002 - Edward & Linda De Cazalet 93 - 177

To discharge the Land Use Contracts from the subject property.

3.7 (E of) Upper Canyon Dr, (BL11355) OCP16-0027 & (BL11357) Z16-0075 - Glenwest
Properties Ltd

178 - 194

To  consider  Official  Community  Plan  Amendment  and  Rezoning  application  to
amend the Future Land Use designation and rezone portions of the subject property
to facilitate a semi-detached strata development and dedicate parkland to the City in
the Lost Creek neighbourhood of Wilden.

4. Termination

5. Procedure on each Bylaw Submission

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

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

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

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

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

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

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

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

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

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

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

Date: January 23, 2016 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (TB) 

Application: Z16-0043 Owner: 
Jonathon David Clark Tyre 

Heather Elizabeth Tyre 

Address: 1050 Kelly Road Applicant: Tara Tschritter 

Subject: Rezoning Application  

Existing OCP Designation: S2RES – Single/Two Unit Residential 

Existing Zone: RU1 – Large Lot Housing 

Proposed Zone: RU1c – Large Lot Housing with Carriage House 

 

1.0 Recommendation 

THAT Rezoning Application No. Z16-0043 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot 3, District Lot 135, ODYD, Plan 18974, located at 1050 Kelly Road, 
Kelowna, BC from the RU1 – Large Lot Housing zone to the RU1c – Large Lot Housing with Carriage House 
zone, be considered by Council;  
 
AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration;  
 

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

2.0 Purpose  

To rezone the subject property from RU1 – Large Lot Housing to RU1c- Large Lot Housing with carriage 
house. 

3.0 Community Planning 

Community Planning Staff support the proposed rezoning to RU1c – Large Lot Housing with Carriage 
House to facilitate the development of a carriage house. The rezoning is consistent with the Official 
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Community Plan (OCP) Future Land Use of Single/Two Unit Residential and the OCP Policy for Compact 
Urban Growth. 

The applicant’s design of the carriage house is significantly higher than the RU1c zoning regulations for 
height.  Staff advised the applicant that RU6 zoning would be more appropriate given the design, however, 
the applicant prefers to proceed with the request to Council for RU1c.  The over-height carriage house will 
trigger the need for variances which will be considered by Council should the land use change be supported. 

4.0 Proposal 

4.1 Background 

The subject property currently has a single family dwelling on a pie shaped lot. The dwelling was 
constructed in 1972. It is 1 ½ storeys in height and is located on the western side of the property with a 
single driveway. The lot is above average size for an RU1 or RU1c lot at over 1600 m2. The lot meets the size 
requirements for an RU6 lot with a full second dwelling. 

4.2 Project Description 

The proposed rezoning would allow the subject property to construct a carriage house as a secondary use 
on the property. The OCP Future Land Use Designation is Single/Two Unit Residential and therefore 
supports this zoning, and would also support RU6 – Two Dwelling Housing to allow for a second Single 
Family Dwelling or Duplex-type housing. 

The proposed siting of the carriage house is in the side yard in order to maintain a large rear yard for each 
dwelling. Parking is achieved by providing two stalls in the garage component of the carriage house with a 
third stall located beside the garage for tenant use. 

The proposed design features a lower level garage and storage space, with upper level living space. The 
design includes a butterfly roof and a large covered balcony. The applicant has stated that this roof design 
allows increased volume of space without increasing the footprint, and would allow for increased storage 
space. 

4.3 Variances 

The carriage house as proposed does require Council approval of 3 variances pending the adoption of the 
rezoning. The first variance is due to the siting of the carriage house in the side yard rather than in the rear 
yard. The other two variances are related to the carriage house being over-height at midpoint (6.83m) and 
at peak (7.98m) due to a unique roof design. Community Planning Staff will be preparing a Report to 
Council that recommends support for the side yard variance but does not recommend support for the 
height variances. Due to the shape of the lot, the carriage house is more suited to be located in the side 
yard. However, the height variances could be avoided with an alternate roof design. Alternately, the 
applicant could rezone to RU6 which would allow the height without a variance or a redesign. However, 
rezoning to RU6 would trigger increased costs in Development Cost Charges, servicing, and frontage 
improvements. 

The Development Permit and Development Variance Permit will be considered prior to 4th reading of the 
zoning by Council. 
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Figure 1: Conceptual Rendering 

 

Figure 2 & 3: Section and Side Elevation 

4.4 Site Context 

The subject property is on the north end of a cul-de-sac called Kelly Road. It is located in the South Pandosy 
– K.L.O. Sector and is within the Permanent Growth Boundary. It is located within walking distance to 
Okanagan College and Guisachan Village. The property earns a walkscore of 60 meaning it is somewhat 
walkable. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU1 – Large Lot Housing Residential 

East RU1 – Large Lot Housing Residential 

South RU1 – Large Lot Housing Residential 

West RU1 – Large Lot Housing Residential 
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Subject Property Map: 1050 Kelly Road 

 

4.5 Zoning Analysis Table 

CRITERIA RU1c ZONE REQUIREMENT PROPOSAL 

Subdivision Regulations / Existing Lot 

Minimum Lot Width 16.5 m 24.73 m 

Minimum Lot Depth 30.0 m 32.7 m 

Minimum Lot Area 550 m2 1618.74 m2 

Development Regulations 

Maximum Total Site Coverage 
(buildings) 

40% 17% 

Maximum Total Site Coverage 
(buildings, driveways & parking) 

50% 32% 

Carriage House Development Regulations 

Maximum Accessory Site 
Coverage 

14% 6% 

Maximum Accessory Building 
Footprint 

90 m2 90 m2 

Maximum Net Floor Area 90 m2 60 m2 

Maximum Net Floor Area to 
Principal Building 

75% 36.5% 
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CRITERIA RU1c ZONE REQUIREMENT PROPOSAL 

Maximum Upper Storey Floor 
Area to Building Footprint 

75% 66.7% 

Maximum Height (to mid-point) 4.8 m 6.83 m  

Maximum Height (to peak) 
Peak of principal dwelling 

(5.79m) 
7.98 m 

Minimum Front Yard To be located in rear Located at side  

Minimum Side Yard (east) 2.0 m 3.96 m 

Minimum Side Yard (west) 2.0 m >2.0 m 

Minimum Rear Yard 2.0 m 7.5 m 

Minimum Distance to Principal 
Building 

3.0 m 6.4 m 

Other Regulations 

Minimum Parking Requirements 3 stalls 3 stalls 

Minimum Private Open Space  30 m2 per dwelling > 30 m2 per dwelling 

 Indicates a requested mid-point height variance from 4.8m required to 6.83 proposed 
 Indicates a requested maximum height variance from 5.79m to 7.98m 
 Indicates a requested variance to allow a carriage house located at the side of the principal dwelling 

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. 

6.0 Technical Comments  

6.1 Building & Permitting Department 

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

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

6.2 Development Engineering Department 

 Please see attached Schedule “A” dated July 25, 2016 
 

6.3 Fire Department 

 Requirements of section 9.10.19 Smoke Alarms and Carbon Monoxide alarms of the BCBC 
2012 are to be met.  

 Both units shall have a posted address on Kelly Rd. for emergency response 
                                                      
1 City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter). 
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6.4 FortisBC Electric 

 There are FortisBC Inc (Electric) (“FBC(E)”) primary distribution facilities along Kelly 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, FBC(E) has no concerns with this circulation. 

 In order to initiate the design process, the customer must call 1-866-4FORTIS (1-866-436-
7847).  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.   

7.0 Application Chronology  

Date of Application Received:  July 4, 2016  
Date Public Consultation Completed: August 1, 2016  

 

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

Real Estate 
 

Attachments: 

Schedule “A”: Development Engineering Memorandum dated July 25, 2016 
Attachment “A”: Site Plan & Floor Plans 
Attachment “B”: Conceptual Elevations 
Attachment “C”: Applicant Design Rationale 
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Design Rationale – 1050 Kelly Road  

Little House Contracting, on behalf of our clients, Jock and Heather Tyre, are applying to build a 

carriage home at 1050 Kelly road. In order to do so, the lot needs to be rezoned from RU1 to 

RU1‐C and have three zoning variances. The first variance would allow for the carriage home to 

be built in the side yard of this pie‐shaped lot, as there is large unused space at the side, not the 

back. This location will also allow for direct access to the cul‐de‐sac. The second and third 

variances are for the height and midpoint of the roofline of the proposed building. 

 The lot is perfectly positioned for rezoning to RU1‐C. The property is off of Raymer Avenue, 

between Ethel and Gordon, half a block from the RU6 zone that allows for carriage homes. The 

lot is .4 of an acre (1618 sq m), ample space for a secondary dwelling. There is an extreme 

shortage of rental properties in Kelowna at this time. Adding a rental in such close proximity to 

the amenities of Pandosy and Guisachan Villages, Okanagan Lake, the hospital and the college 

makes good sense. 

Three variances are required. The first variance is needed to allow the dwelling to be 

constructed in the side yard. This is important so that the home has access to the street for off 

road parking purposes and emergency vehicle requirements. The fact that the new dwelling will 

have garage parking and storage space below will allow clean‐up of an area of yard this 

currently awkward for upkeep and cluttered due to lack of storage.  Currently there is only 

driveway and carport parking. The garage will hide two cars and all storage from street view. 

The site location of the building is sensitive to the rear neighbors and preserves their rear yard 

privacy (7.5 m as opposed to the required 2 m). 

The second and third variances are for the height of the building and the midpoint of the roof. 

The modern style of the structure does not incorporate dormers which prevents it from 

meeting height restrictions. Aesthetically, this style will enhance the look of the existing 

neighborhood and ties in nicely with the 70s and 80s homes. The carriage home is rectangular 

like the other homes, but with more of a modern twist. The style of roof allows for easy 

incorporation of simple grey water systems to irrigate the landscaping. This is a benefit in the 

Okanagan with our annual water restrictions. The height is important for storage in both the 

garage and the small rental unit. Using height maximizes the volume of the space without 

increasing the footprint.  Finally, the vaulted ceilings in the small homes are beneficial for 

creating a more open feeling. This decreases feelings of claustrophobia and depression for 

tenants in winter months. Happy neighbors make good neighbors. 

The roof style (hence the height) and overall building concept for the carriage home is a design 

that is more sensitive to our environment in addition to making monthly living costs more 
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affordable. The design takes into account many of today’s sustainable characteristics as well as 

passive heating and cooling best practices, namely: 

1.         Orientation of kitchen on the east side of the home where early warming sunlight enters 

the home and adds to person comfort. 

2.         Reducing the exterior penetration on both the north and west facing walls thereby 

eliminating the excessive solar gain often experienced on the west and providing excellent 

insulation value along the north where windows eliminating loss of conditioned interior air 

(whether cooled or heated). 

3.         Exaggerated overhangs on the east and south portion of the carriage home reduce 

excessive solar gain in the summer while allowing warming sun into the home when the sun is 

lower in the sky during winter months. 

4.         Provision of majority of glazing along the south wall to allow solar gain in the home 

when preferred as well as to allow natural light to bathe the home thereby reducing the use of 

artificial light during typical daylight hours. 

Generally speaking, orienting the longest portion of the home east to west with glazing 

oriented along the south wall as well as incorporating overhangs and reduced openings along 

the north will help with the energy performance of the home.  Additionally, the home’s 

compact shape and form help reduce raw material use and will also contribute to energy 

efficiency of the home. Building environmentally conscious structures not only impacts the 

immediate neighbourhood in which it is built, but the larger community and the world in which 

we live. 

Little House contracting takes pride in the fact that we guide our clients through the process of 

their carriage home design to ensure the home reflects the character of the neighborhood in 

which it is being built and the principal dwelling on the lot upon which they intend to build. 

Homes on Kelly Road were built between the 1970s and 1980s with this existing dwelling being 

constructed in 1972. The neighboring house at 1060 Kelly road is currently being completely 

remodeled from the studs, effectively creating a new 2016 home.  As such, the design of the 

carriage home includes architectural elements such as a vaulted style roof, stucco finish and a 

two story design.  

It is important to note that the massing of this carriage home build is in proportion to the 

design of the buildings in the neighborhood. The 70s and 80s homes are typically 2000 to 3000 

sq ft (185‐279 sq m), much larger than the 800 to 1400 sq ft (74‐130 sq m) homes in the mid‐

century neighborhoods with carriage homes.  Despite the difference in size of the existing 

homes in this particular neighborhood, the carriage home still has a footprint under the 
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required 90 sq m. This footprint contains the garage, storage, a small two bedroom rental suite 

and a beautiful outdoor living space. We did not need to increase the footprint of the building 

in order to achieve this, only the height. The massing is in proportion with the existing homes in 

the neighborhood. 

Landscaping themes are in line with neighborhood standards, maintaining lawn and garden 

space in the rear yard. Building setbacks, scale and materials are all within the RU1‐C zoning 

requirements. The design of the carriage home allows for the preservation of an abundance of 

usable outdoor space. There is over 464 sq meters of open space on the property leaving 232 sq 

meters of open space for the carriage home and 232 for the main home.  The large tree cherry 

tree behind the carriage home on left rear side will be maintained for shade and privacy. All of 

the trees in the back and front yards of the existing home will be maintained. New privacy trees 

will be planted between the carriage home and the neighboring property. Shrubs will be 

planted in the front yard to separate the carriage home space from the existing home space. All 

new landscaping will be drought tolerant. Stepping stones from the driveway to the sidewalk of 

the existing home will be placed to create a path between the two buildings. 

The streetscape is enhanced due to the high quality of design and architectural detail in the 

street facing elevation of the carriage home. The privacy of adjacent properties is not affected 

by the construction of the carriage home as all of the large windows are facing the street. There 

is a small kitchen widow that opens on to the side deck on the east elevation of the building. 

This window will not infringe on the privacy of the neighbors as there is a deck and railing space 

to obscure the sight line. The outdoor deck space at the front of the building that faces the 

street will be the area most utilized by tenants as they enjoy the indoor/outdoor fireplace 

behind the privacy of a frosted glass railing.  The north facing elevation (backyard) has the 

staircase and entrance to the home and one window. The established cherry tree in the back 

yard as well as the generous 7.5 meter setback (in contrast to the required 2 meter setback for 

carriage homes on lots with no lane) will ensure no privacy issues for the neighbors to the rear 

of the property.   

The building will cast shadow into the space between the carriage home and the existing house 

in the morning and onto the driveway of the neighboring property (1060 Kelly rd) in the 

afternoon creating no impact on private open space of neighboring dwellings. The new carriage 

home dwelling incorporates an abundance of daylight throughout the day via large south facing 

windows. Direct sunlight is avoided in the hot afternoon as there are no windows on the west 

elevation of the building.  

Light fixtures will be placed in front of the garage to light the driveway. Lighting at the side 

entrance to the storage area and alongside the pathway and stairs to the carriage home 

entrance will be directed down towards to pathway as not to disturb the neighbors. There is an 
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existing fence beside the pathway to the carriage home entrance and privacy trees will also be 

planted to mitigate any light pollution. 

Parking for the carriage home and main home will be incorporated into the new structure. Two 

large parking spaces for the main home will be within the closed garage. An additional parking 

spot for the carriage home will be along the east side of the dwelling for ease of access to the 

carriage home entrance.  

All gas, electrical and mechanical equipment housings are not visible from the road.   
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REPORT TO COUNCIL 
 
 
 

Date: January 23, 2017 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (EW) 

Application: Z16-0063 Owner: Cathy Wolf 

Address: 769 Barnaby Rd Applicant: Thomson Dwellings Inc. 

Subject: Rezoning Application  

Existing OCP Designation: S2RES – Single/ Two Unit Residential 

Existing Zone: RR2 – Rural Residential 1 

Proposed Zone: RU1 – Large Lot Housing/ RU6 – Two Dwelling Housing 

 

1.0 Recommendation 

THAT Rezoning Application No. Z16-0063 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of a portion of Lot A District Lot 357 Similkameen Division Yale District 
Plan 10457, located at 769 Barnaby Rd, Kelowna BC from the RR2 – Rural Residential 2 zone to the RU1 – 
Large Lot Housing zone and from the RR2 – Rural Residential 2 zone to the RU6 – Two Dwelling Housing 
zone as shown on Map “B” attached to the report from Community Planning, dated January 23, 2017 be 
considered by Council; 

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

AND THAT final adoption of the Zone Amending Bylaw be considered subsequent to the issuance of 
Preliminary Layout Review Letter by the Approving Officer; 

AND FURTHER THAT final adoption of the Zone Amending Bylaw be considered subsequent to the 
requirements of the Development Engineering Branch being completed to their satisfaction. 

2.0 Purpose  

To consider a rezoning on the subject property from the RR2 – Rural Residential 2 zone to the RU1 – Large 
Lot Housing zone and the RU6 – Two Dwelling Housing zone to facilitate a future subdivision.  

3.0 Community Planning  
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The subject property has a future land use designation of S2RES – Single/ Two Unit Residential in the 
Official Community Plan (OCP) and is zoned RR2 – Rural Residential 2. The property is within the 
Permanent Growth Boundary.  

Community Planning Staff support the application as the proposed rezoning to the RU1 and the RU6 zone 
is supported by the OCP S2Res Future Land Use Designation. Rezoning to support a future subdivision is 
also consistent with the OCP’s permanent growth boundary policies which direct urban uses to lands within 
the urban portions of the City as well as the OCP’s urban infill policies which aim to maximize the use of 
existing infrastructure and develop energy efficient settlement patterns. 

 

Figure 1:  Proposed Subdivision Layout 

 

4.0 Proposal 

4.1 Project Description 

The applicant proposes rezoning the majority of the property to the RU1 – Large Lot Housing zone and a 
smaller western portion of the property to the RU6 – Tow Dwelling Housing zone (Attachment- Map B Zone 
Amending Map). The property currently has a duplex and single family dwelling on the property.  
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Figure 2 (left). Existing single detached dwelling on the property. Figure 3 (right). Existing duplex on the 
property. 

The rezoning will legalize the existing duplex and facilitate a future 5 lot subdivision (Attachment A). All 
servicing and technical considerations will be managed through a future subdivision and development 
permit application. 

4.2 Site Context 

The subject property is in the South Okanagan Mission city sector, in a suburbanized neighbourhood 
characterized by single family dwellings. Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RR3 – Rural Residential 3 Residential 

East RR2 – Rural Residential 2 Residential 

South RU1 – Large Lot Housing Residential 

West RR2 – Rural Residential 2 Residential 

 

Subject Property Map: 769 Barnaby Rd 
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4.3 Zoning Analysis Table 

Zoning Analysis Table  

CRITERIA 
RU1 ZONE 

REQUIREMENTS 
RU1 PROPOSAL 

RU6 ZONE 
REAUIREMENTS 

RU6 ZONE 
PROPOSAL 

Existing Lot/Subdivision Regulations  
Lot Area 550 m

2
 >1450 m

2
 700 m

2
 892 m

2
 

Lot Width 16.5 m 16.5 m 18.0 m 23.0 m 

Lot Depth 30.0 m >84.4 m 30.0 m 39.9 m 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 
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Future Land Use - Single/Two Unit Residential (SRES)1. Single detached homes for occupancy by 

one family, single detached homes with a secondary suite or carriage house, semi-detached 

buildings used for two dwelling units, modular homes, and those complementary uses (i.e. minor 

care centres, minor public services / utilities, and neighbourhood parks), which are integral 

components of urban neighbourhoods. This designation applies to suburban hillside areas where 

slopes are over 20%. Subdivisions on hillsides over 20% slope will be required to rezone to a hillside 

zone. 

Chapter 5 - Development Process 

General Objective 5.3 Focus Development to designated growth areas.  

Permanent Growth Boundary2. Policy .1. Establish a Permanent Growth Boundary as identified on 
Map 4.1 and Map 5.2. The City of Kelowna will support development of property outside the 
Permanent Growth Boundary for more intensive use only to the extent permitted as per the OCP 
Future Land Use designations in place as of initial adoption of OCP Bylaw 10500, except for Agri-
Business designated sites or as per Council’s specific amendment of this policy. The Permanent 
Growth Boundary may be reviewed as part of the next major OCP update. 
 
Compact Urban Form3. Policy .2. Develop a compact urban form that maximizes the use of 
existing infrastructure and contributes to energy efficient settlement patterns. This will be done by 
increasing densities (approximately 75 - 100 people and/or jobs per ha 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. 

6.0 Technical Comments  

Most of the technical comments will be addressed at subdivision preliminary layout review stage. However, 
the following comments are included for Council’s consideration. 

6.1 Building & Permitting Department 

 No comment. 

6.2 Development Engineering Department 

 See attached memorandums dated November 14 and 15, 2016 (Attachment B). 

6.3 Fire Department 

 All lots shall have access from Barnaby and be addressed off of Barnaby Rd. No concerns with 
zoning change. 

 

7.0 Application Chronology  

                                                      
1
 City of Kelowna Official Community Plan – Future Land Use Chapter 

2
 City of Kelowna Official Community Plan, Policy 5.3.1 (Development Process Chapter) 

3
 City of Kelowna Official Community Plan, Policy 5.3.2 (Development Process Chapter) 
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Date of Application Received:  September 15, 2016  
Date Public Consultation Received: December 22, 2016  
 
 
Report prepared by:   Emily Williamson, Planner I 
 
Reviewed by:    Terry Barton, Urban Planning Manager 
 
Approved for Inclusion:  Doug Gilchrist, Divisional Director, Community Planning & Real 

Estate 
 

Attachments:  

Map “B” Zone Amending Map 
Attachment A - Proposed Subdivision Plan 
Attachment B – Development Engineering Memorandums dated November 14 and 15, 2016 

23



RR3
RR1

RU5

RR2

RU1

CARMEL CR

¯

This map is for general information only.
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MAP "B" PROPOSED ZONING

Rev. Thursday, January 05, 2017

RR2 to RU1
RR2 to RU6

File Z16-0063

0 3015 Metres

Rezone a portion of the subject property
from RU4 Low Density Cluster Housing
to RU1H Large Lot Housing (Hillside Area).

Subject Property Notes:

Rezone a portion of the subject property
from RU4 Low Density Cluster Housing
to RU1H Large Lot Housing (Hillside Area).

Subject Property Notes:

Rezone a portion of the subject property 
from RR2 Rural Residential 2 to 

RU6 Two Dwelling Housing.

Rezone a portion of the subject property 
from RR2 Rural Residential 2 to 

RU1 Large Lot Housing.

Barnaby Rd
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REPORT TO COUNCIL 
 
 
 

Date: January 23, 2017 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (TH) 

Application: Z16-0060 Owner: 
Cindy Netzlaw,  

Thomas Netzlaw 

Address: 4039 Lakeshore Road Applicant: Thomas Netzlaw 

Subject: Rezoning Application  

Existing OCP Designation: S2RES - Single/Two Unit Residential 

Existing Zone: RU1 – Large Lot Housing zone 

Proposed Zone: RU2 – Medium Lot Housing zone 

 

1.0 Recommendation 

THAT Rezoning Application No. Z16-0060 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot 1 Plan 9339 Section 6 Township 26, located at 4039 Lakeshore 
Road Kelowna, BC from the RU1 – Large Lot Housing zone to the RU2 – Medium Lot Housing zone as 
shown on Map “A” attached to the Report from the Community Planning Department dated January 23, 
2017, be considered by Council; 

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

2.0 Purpose  

To rezone the subject property from the RU1 – Large Lot Housing zone to the RU2 – Medium Lot Housing 
zone to facilitate a three lot subdivision.  

3.0 Community Planning  

Community Planning supports the proposed rezoning from the RU1 – Large Lot Residential zone to the 
RU2 – Medium Lot Housing zone as the proposed zone meets the Future Land Use Designation of 
Single/Two Unit Residential. The two new lots that will be created along Belmont Road will meet the 
zoning requirements for an RU2 lot, and will continue a similar housing form to the established 
neighbourhood.  
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The proposed application meets Official Community Plan goals including sensitive infill, complete streets 
and compact urban form (see Section 5.1 Current Development Policies). 

4.0 Proposal 

4.1 Background 

The 0.7-acre subject parcel fronts both Lakeshore Road and Belmont Road. The parcel currently contains 
one single family dwelling, fronting on Lakeshore Road. The parcel is located within both the Okanagan 
Floodplain and Comprehensive Development Permit areas.  

4.2 Project Description 

The proposal is to rezone the east portion of the subject parcel that fronts Belmont Road (shown in yellow 
below). The intent is to create two RU2 – Medium Lot Housing zoned lots fronting Belmont Road, shown as 
Lot B and C on Map 1 with the re (Lot A, fronting Lakeshore Road) retaining the RU1 – Large Lot Housing 
zone.  

This application will trigger road frontage dedication along both Lakeshore and Belmont Roads. A 3.16m 
dedication along Lakeshore Road and a 1.39 m portion of the subject property along Belmont Road will be 
dedicated in favor of the City (shown in red on Map 1). No variances are being tracked at this point as part 
of the application.  

Map 1: Proposed Lot Layout 
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4.3 Zoning Analysis Table 

CRITERIA REQUIREMENTS PROPOSAL 

RU1 Zone Subdivision Regulations - Lot A 

Lot Area 550 m2 1,708 m2  

Lot Width 16.5 m 27.4 m 

Lot Depth 30.0 m 54.0 m 

RU2 Zone Subdivision Regulations – Lots B & C 

Lot Area 400 m2 
Lot B – 493 m2 

Lot C - 573 m2 

Lot Width 13.0 m 
Lot B – 13.7 m 

Lot C – 13.7 m 

Lot Depth 30.0 m 
Lot B – 36.0 m 

Lot C – 40.9 m 

PROPOSED  

PROPOSED  

PROPOSED RU2 LOTS 

TO REMAIN RU1  

PROPOSED  

LA
KE
SH
O
RE 
R
O
A
D  

BE
L
M
O
NT 
R
O
A
D  
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4.4 Site Context   

The subject parcel is located in the North Mission/Crawford Sector of the City on the east side of Lakeshore 
Road. The property has a Future Land Use designations of Single/Two Unit Residential, with Single/Two 
Unit Residential and Multiple Unit Residential (Low Density) on adjacent parcels (see Map 2).  

Single family residential land use exists to the north, east, and south. Multiple family residential exists to 
the south along Lakeshore Road. City services including water, storm and sanitary exist along both 
frontage roads.  

A number of requirements are triggered with the proposed rezoning and subsequent subdivision 
applications. As the rezoning application is to facilitate a three lot subdivision, Community Planning is 
deferring all Development Engineering requirements of the rezoning to the subdivision stage of 
application. The Preliminary Layout Review letter will outline all requirements which include Development 
Engineering items such as road dedication, frontage upgrades, service connections and Development Cost 
Charges. Final Reading of this rezoning application will be one requirement of the proposed three lot 
subdivision.  

Map 2: Future Land Use 

 

 

Adjacent land uses are as follows: 

Orientation Zoning Existing Land Use Future Land Use 

North 
RU2 –Medium Lot Housing 
zone 

Single family residential 
S2RES - Single / Two Unit 
Residential 

East 
RU2 –Medium Lot Housing 
zone 

Single family residential 
S2RES - Single / Two Unit 
Residential 

South 
RU1 - Large Lot Housing zone 
and RM2 - Low Density Row 
Housing zone 

Single family and multi-
family residential 

S2RES - Single / Two Unit 
Residential and MRL – Multiple 
Unit Residential (Low Density) 

West RU1 - Large Lot Housing zone Single family residential 
MRM – Multiple Unit Residential 
(Medium Density) 
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Map 3: Neighbourhood Context  

 
 

 
Map 4: Subject Property 
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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. 

Staff Note: The two proposed RU2 zoned lots located on Belmont Road are within 310 m 
walking distance of the bus stops along Lakeshore Road, and 430 m walking distance from the 
bus stops along Gordon Road. Both of these routes are Primary Transit Network routes which 
mean there is service every 15 minutes, 15 hours a day, 7 days a week. A City park is located 90 
m away, and commercial amenities are 300 m away. As such, the increase in lots in the area not 
only meet zoning regulations for the S2RES appropriate zone, but also provide new residents 
many amenities within walking distance.  

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. 

Staff Note: Although the two proposed lots along Belmont Road will be a lesser width than 
adjacent parcels, the single family dwelling will remain the only permitted building form along 
the established street.  

Complete streets. 3 Ensure new roads are built as complete streets that incorporate sidewalks and on 
street bike lanes on arterial and major collector roads and off-road bike paths as per the Active 
Transportation Plan and provides for efficient transit service, as well as space to include landscaping.  

Staff Note: Requirements of the proposed subdivision include construction or cash in lieu for 
sidewalks along Belmont Road, currently no sidewalks exist on either side of Belmont. 
Requirements for dedication of 3.16 m of frontage along Lakeshore Road will provide for future 
sidewalk, bike lane, landscaping for the Lakeshore Multi-Use Corridor network.  

6.0 Technical Comments  

6.1 Development Engineering Department 

All requirements for the proposed rezoning and subdivision development are to be fulfilled at time 
of Final Subdivision of the parcel into three lots. These requirements include road dedication, 
frontage improvements and service connections.  

 

 

 

 

                                                      
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 7.6.2 (Infrastructure Chapter). 

37



Z16-0060 – Page 8 

 
 

7.0 Application Chronology  

Date Application Received:  September 15, 2016  
Date Revised Application Received: October 4, 2016 
Date Referral Comments Received: October 24, 2016 
Date Public Consultation Completed: November 10, 2016  
 

Report prepared by:  Tracey Hillis, Planner 

Reviewed by: Todd Cashin, Subdivision, Suburban and Rural Planning Manager 

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

 

Attachments:  

Map “A”:   Zoning Map 
Attachment “A”: Proposed Subdivision Sketch 
Attachment “B”: Development Engineering Memorandum 
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REPORT TO COUNCIL 
 
 
 

Date: February 6, 2017 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (LK) 

Application: Z16-0081 Owner: 
1080493 B.C. LTD., INC. No. 
BC1080493 

Address: 1730 & 1740 Ethel Street Applicant: New Town Services Inc. 

Subject: Rezoning Application  

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

Existing Zone: RU6 – Two Dwelling Housing 

Proposed Zone: RM5 – Medium Density Multiple Housing 

 

1.0 Recommendation 

THAT Rezoning Application No. Z16-0081 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot 2 District Lot 138 ODYD Plan 1942 and Lot 3 District Lot 138 ODYD 
Plan 1942, located at 1730 Ethel Street and 1740 Ethel Street, Kelowna, BC from the RU6 – Two Dwelling 
Housing zone to the RM5 – Medium 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 outstanding conditions 
of approval as set out in Schedule “A” attached to the Report from the Community Planning Department 
dated December 22, 2016; 

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the registration on the 
subject property of a Section 219 Tree Protection Covenant to ensure the ongoing preservation of the 
Registered Heritage Tree located on site; 

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to approval of the Ministry of 
Transportation and Infrastructure. 

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

To rezone the subject property to facilitate the development of multiple dwelling housing on the subject 
property. 

3.0 Community Planning  

Community Planning Staff supports the proposed rezoning application to the RM5 – Medium Density 
Multiple Housing zone in order to accommodate a 26-unit multiple dwelling housing project on the subject 
parcels. The proposed land use is consistent with the Official Community Plan (OCP) Future Land Use 
Designation of MRM – Multiple Unit Residential (Medium Density).  

The proposal consists of two parcels that are located at a prominent location in the Central City area at the 
intersection of Ethel Street and Saucier Avenue, one block south of Harvey Avenue. Adding density at this 
location will be supported by the nearby parks, schools, transit bike routes and proximity to the downtown 
shopping area. The project benefits from the Ethel Street cycling routes with good commuting connections 
to the Downtown and central parts of the city. The proposed project will help contribute to fulfilling the 
City’s policy of ‘Complete Communities’ by increasing the residential density of the property and 
neighbourhood and complementary to several other multi-family buildings in the area. The project is also 
consistent with several other OCP Urban Infill policies including ‘Compact Urban Form’ and ‘Sensitive Infill’.  

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

4.0 Proposal 

4.1 Background 

The existing single family dwelling at 1730 Ethel Street is located on the Kelowna Heritage Register. The 
homeowner has recently completed the relocation of the house from the subject parcel to 1368 Ethel 
Street, which will require a future update to the Kelowna Heritage Register. The subject property has a 
registered heritage tree (mature Copper Beech) located at the southeast corner of the parcel. The proposed 
building has been designed to embrace and highlight the tree within the development. Should Council 
support this application, registration of a Tree Protection Covenant will be required prior to final adoption 
of Rezoning along with the consolidation of the two parcels through a subdivision application. 

4.2 Project Description 

The proposed development is a 26-unit 4-storey condo building. The intent is to create a strata 
development, thus allowing the units to be sold individually. The unit breakdown comprises of five studio 
units, six one-bedroom units and 15 two-bedroom units. The unit sizes range from 518 ft² (42 m²) up to 
1,164 ft² (108.1 m²), with private exterior balconies or decks.  

The Zoning Bylaw Regulations for parking stall requirements have been met with 26 parking stalls provided 
underground and 10 stalls at-grade. Secure bicycle parking stalls are provided well in excess of the 
minimum bylaw requirements, with bicycle spaces provided both within a secure bike room and with wall 
mounted bike racks. Visitor bicycle stalls are provided near the main building entry. 

The architectural style of the building has a contemporary design with stucco siding and wood toned fibre 
cement accents. Due to the high water table at this location, the building has been designed with the 
underground parkade structure elevated approximately 1.2 m above natural grade. This has allowed the 
building design to provide extensive terraced landscaping above the parking structure. This naturally hides 
the parkade structure while providing large landscaped decks which have at-grade access to the street 
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facing main floor units. The tiered landscaped planters provide a friendly aesthetic for pedestrians and 
cyclists along both Ethel and Saucier frontages. If supported, the site development will require a certified 
Arborist to prepare protection measures for the heritage tree, including temporary construction fencing. 
This would be included as part of the Development Permit requirements. 

Rezoning 

The two parcels are currently zoned RU6 – Two Dwelling Housing and the proposed zone is RM5 – Medium 
Density Multiple Housing. The RM5 zone was created to provide a zone primarily for apartment buildings. It 
fits within the MRM - Multiple Unit Residential (Medium Density) Future Land Use Designation and is 
consistent with the adjacent multi-residential parcels which provide developments of similar densities. 

Site Context 

The subject properties are located at the Northwest corner of the Ethel Street and Saucier Avenue 
intersection. The parcels are bordered by existing RM5 – Multi Dwelling Housing sites on the North, East 
and West sides. The parcels are centrally located between both the City Centre and Capri Landmark Urban 
Centres. The parcels are designated MRM – Multiple Unit Residential (Medium Density) and are within the 
Permanent Growth Boundary. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RM5 – Medium Density Multiple Housing Multi-Family (Women’s Housing) 

East RM5 – Medium Density Multiple Housing Multi-Family Condo Building 

South RU6 – Two Dwelling Housing Single Family Dwelling 

West RM5 – Medium Density Multiple Housing Multi-Family Condo Building 

 
Context Map                 Future Land Use 
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Subject Property Map: 1730 & 1740 Ethel Street 

 

4.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM5 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Floor Area Ratio 1.4 1.17 

Site Coverage (Building) 
(incl. Building, parking & driveway) 

40 % 
65 % 

45 % 
73 % 

Height 18 m or 4.5 storeys 14.7 m & 4 storeys 

Front Yard (Ethel Street) 
1.5 m (Ground Oriented) 

6.0 m 
5.72m (to units) 

1.5 m (to parkade)  

Side Yard (Saucier Ave) 
1.5 m (Ground Oriented) 

6.0 m 
5.72m (to units) 

1.5 m (to parkade)  

Side Yard (north) 
4.5 m (under 2.5 storeys) 
7.0 m (over 2.5 storeys) 

7.0 m 

Rear Yard 9.0 m (no lane access) 7.0 m 

Other Regulations 
Minimum Parking Requirements 35 stalls 36 stalls 

Bicycle Parking 
Class I – 13 stalls 
Class II – 3 stalls 

40 stalls 
3 stalls 

Private Open Space 503 m
2
 750 m

2
 

 Indicates a requested variance to the site coverage (building only) from 40% maximum to 75% proposed and site coverage, (building, parking 

& driveway) from 65% maximum to 73% proposed. 

 Indicates a requested variance to the front setback from 6.0 m required to 1.5 m proposed. 

 Indicates a requested variance to the side yard setback from 6.0 m required to 1.5 m proposed. 

 Indicates a requested variance to the rear yard setback from 9.0m (no lane access) to 7.0 m proposed. 

Harvey Avenue 

Et
he
l 
St
re
et 

Saucier Avenue 

Heritage Tree Location 
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Setback and site coverage variances to the Zoning Bylaw Regulations for RM5 – Medium Density Multiple 
Housing will be requested as part of the Development Variance Permit. The applicant’s interpretation of 
ground-oriented housing brings about the requested setback variances with the fourth variance being a 
request to increase the allowable site coverage. 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Chapter 5:  Development Process 

Complete Communities.1 Support the development of complete communities with a minimum 
intensity of approximately 35-40 people and/or jobs per hectare to support basic transit service – a 
bus every 30 minutes. (approx. 206 people / hectare proposed) 

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

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

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

Ground-Oriented Housing.5 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. 

6.0 Technical Comments  

6.1 Building & Permitting Department 

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

 Demolition Permit required for any existing structures. 

 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.  

 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. 

                                                      
1 City of Kelowna Official Community Plan, Policy 5.2.4 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.3.2 (Development Process Chapter). 
3 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter). 
4 City of Kelowna Official Community Plan, Policy 5.22.7 (Development Process Chapter). 
5 City of Kelowna Official Community Plan, Policy 5.23.1 (Development Process Chapter). 
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 A Building Code analysis is required for the structure at time of building permit applications. 

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

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

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

 An exit analysis is required as part of the code analysis at time of building permit application. The 
exit analysis is to address travel distances within the units and all corridors, number of required 
exits per area, door swing direction, handrails on each side of exit stairs, width of exits, spatial 
calculation for any windows in exit stairs, etc. 

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

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

6.2 Development Engineering Department 

 Refer to Attachment ‘A’ dated December 22, 2016. 

6.3 Fire Department 

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

 Engineered Fire Flow calculations are required to determine Fire Hydrant requirements as per the 
City of Kelowna Subdivision Bylaw #7900.  

 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. 

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

 Fire Department access is to be met as per BCBC 3.2.5. It appears access to the building is on 
Saucier - the building shall be addressed off of Saucier. 

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

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

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

 Contact Fire Prevention Branch for fire extinguisher requirements and placement.  

 Fire department connection is to be within 45M of a fire hydrant - unobstructed. It shall be clearly 
marked and visible. 

o standpipes to be located on intermediate landings.  
o sprinkler zone valves shall be accessible as per fire prevention bylaw -no higher than 7 ft. 
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o dumpster/refuse container must be 3 meters from structures or overhangs or in a rated 
room in the parking garage. 

o Include a copy of the sprinkler system owner’s certificate with fire safety plan.  
o copy of referenced NFPA 25 document to be on site 

 

6.4 Ministry of Transportation 

 No concerns 

7.0 Application Chronology  

Date of Application Received:  November 16, 2016 
Date of ADT Review:   December 15, 2016 
Date of Amended Plans Received: November 29, 2016  
Date Public Consultation Completed: January 17, 2017  
 
 

Report prepared by:  Lydia Korolchuk, Planner 
 
Reviewed by:   Terry Barton, A/ Community Planning Manager 
 
Approved for Inclusion: Doug Gilchrist, Community Planning & Real Estate Director 
 

Attachments:  

Attachment A: Development Engineering Memorandum 
Site Plan 
Conceptual Elevations 
Landscape Plan 
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REPORT TO COUNCIL 
 
 
 

Date: February 6, 2017 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (EW) 

Application: Z15-0027 Owner: 1409493 Alberta Inc. 

Address: 
815, 823-825, 829 & 831 Leon Ave 
and 814 & 822 Harvey Ave 

Applicant: Meiklejohn Architects Inc. 

Subject: Rezoning Application  

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

Existing Zone: RU6 – Two Dwelling Housing 

Proposed Zone: RM5 – Medium Density Multiple Housing 

 

1.0 Recommendation 

THAT Rezoning Application No. Z15-0027 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification from the RU6 – Two Dwelling Housing Zone to the RM5 – Medium 
Density Multiple Housing Zone, be considered by Council on the following parcels: 

 Lot A District Lot 138 ODYD Plan 4974 Except Plan 36604, located at 814 Harvey Ave 

 Lot 1 District Lot 138 ODYD Plan 8961 Except Plan 36604, located 822 Harvey Ave 

 Lot B District Lot 138 ODYD Plan 4974, located at 815 Leon Ave 

 Lot 1 District Lot 138 ODYD Plan 9710, located at 823-825 Leon Ave 

 Lot 2 District Lot 138 ODYD Plan 9710, located at 829 Leon Ave 

 Lot A District Lot 137 ODYD Plan 11329, located at 831 Leon Ave 

 The lane that exists between 797 and 863 Leon Ave; 

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

AND THAT Council considers the public processes to be appropriate consultation for the purpose of Council 
Policy No. 367, as outlined in the Report from the Community Planning Department dated February 6, 
2017; 

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the following: 
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1. To the outstanding conditions identified in Attachment “A” associated with the report from the 
Community Planning Department dated February 6, 2017; 

2. The lane between 797 Leon Ave and 863 Leon Ave is closed and sold to the applicant; 

3. The land and all subject properties are consolidated into one parcel; 

AND FURTHER THAT final adoption of the Rezoning Bylaw be considered in conjunction with Council’s 
consideration of a Development permit for the subject properties. 

2.0 Purpose  

To rezone the subject properties from the RU6 – Two Dwelling Housing zone to the RM5 – Medium Density 
Multiple Housing Zone to facilitate the future development of an apartment complex. 

3.0 Community Planning  

Staff supports the proposed rezoning application to the RM5 – Medium Density Multiple Housing Zone as it 
is consistent with the existing MRM – Multiple Unit Residential (Medium Density) Future Land Use 
designation in the Official Community Plan (OCP). The proposed rezoning and lot consolidation allows a 
project to be built with a significant amount of residential density in close proximity to the downtown. 

If the zoning application is advanced to third reading, a Development Permit will be necessary to approve 
the form and character of the proposed development.  Currently, the proposed development permit 
drawings show a six storey, 93-unit rental apartment building.  

The applicant submitted a public consultation summary report and notes all of the neighbours within a 50 
metre radius were notified. Council Policy No. 367 states when an addition of 50 or more dwelling units are 
proposed the applicant is required to hold a developer run public information session. The public 
information session was advertised in the Daily Courier newspaper on June 9th and June 11th, 2016 and held 
at the Italian Club Hall on Lawrence Avenue on June 25, 2016 from 11am to 1pm. 

4.0 Proposal 

4.1 Project Description 

The proposal is for a land use change, to rezone the subject properties from the RU6 – Two Dwelling 
Housing Zone to the RM5 – Medium Density Multiple Housing Zone. The proposed rezoning and lot 
consolidation will facilitate the future development of an apartment complex. Drawings submitted for a 
future development permit show the potential construction of a six storey 93-unit rental apartment 
complex above a two level parkade structure. The primary access to the parkade would be from the north-
west corner of the site along Leon Avenue. A secondary access is proposed from the existing shared 
easement with the neighbouring ‘Dorchester’ property. There are five proposed ground oriented units 
facing Leon Ave. At this time staff are tracking three variances for the project (see Section 4.3 Zoning 
Analysis Table). Further discussion of the apartment design will occur when a Development Permit and 
variance application goes to Council. 
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4.2 Site Context 

The subject parcels are located near the downtown ‘City Centre’ Urban Centre Area, adjacent Harvey Ave 
and Leon Ave. 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, adjacent land uses are as 
follows: 

Orientation Zoning Land Use 

North RU6 – Two Dwelling Housing Residential 

East RM6 – High Rise Apartment Housing Residential 

South RU6 – Two Dwelling Housing Residential 

West RM5 – Multiple Unit Residential (Medium Density) Residential 

 

Subject Properties Map: 815, 823-825, 829, & 831 Leon Ave & 814 & 822 Harvey Ave 

 

4.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM5 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Lot Area 1400 m

2
 4,881m

2
 

Lot Width 30.0 m 87 m 

Lot Depth 35.0 m 68 m 

Development Regulations 
Site Coverage 40% 59.4%  

Site Coverage (Buildings + 
Driveways + Parking) 

65% 60.1 %  

Floor Area Ratio 1.2  1.09 
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Height 18.0 m/4.5 storeys 19.3m / 6 storeys  

Front Yard (north) 6.0 m 6.1 m 

Side Yard (west) 7.0 m 9.1 m 

Side Yard (east) 7.0 m 7.3 m 

Rear Yard (south) 9.0 m 
7.63 m (parkade) 

16.7 m (residential building) 

Other Regulations 

Minimum Parking Requirements 116 128 

Bicycle Parking 
Class 1: 47 
Class 2: 10 

Class 1: 115 
Class 2: 12 

Private Open Space m
2
 1,519 m

2
 

 Indicates a requested variance to site coverage from 40% to 59.4% 

 Indicates a requested variance to height from 18.0 m/ 4.5 storeys to 19.3 m/ 6 storeys 

 Indicates a requested variance to setback from parkade structure from 9.0 m to 7.63 m 

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) Demolition permits are required for any existing structures.  
b) Development Cost Charges (DCC’s) are required to be paid prior to issuance of any Building 

Permit(s).  
c) Placement permits are required for any sales or construction trailers that will be on site. The 

location(s) of these are to be shown at time of development permit application.  
d) A Hoarding permit is required and protection of the public from the staging area and the new 

building area during construction. Location of the staging area and location of any cranes 
should be established at time of DP. 

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

                                                      
1 City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter). 
3 City of Kelowna Official Community Plan, Objective 10.3, Chapter 10 (Social Sustainability). 
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 Any security system that limits access to exiting needs to be addressed in the code 
analysis by the architect. 

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

 Spatial Calculation required for windows on inside corner of upper floor units  
f) Mechanical Ventilation inlet and exhausts vents are not clearly defined in these drawings for 

the enclosed parking storey. The location and noise from these units should be addressed at 
time of Development Permit. 

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

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

i) 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. 

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

k) 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. 

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

6.2 Development Engineering 

 See Memorandum dated July 6, 2015 (Attachment A). 

6.3 Fire Department 

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

b) Engineered Fire Flow calculations are required to determine Fire Hydrant requirements as per 
the City of Kelowna Subdivision Bylaw #7900.  

c) A visible address must be posted as per City of Kelowna By-Laws - ensure the building is 
addressed as one address and suites numbers for the various units in the building.  

d) Sprinkler drawings are to be submitted to the Fire Dept. for review when available. Ensure the 
isolation valves are accessible as per Bylaw 10760.  
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e) A fire safety plan as per section 2.8 BCFC is required at occupancy. The fire safety plan and floor 
plans are to be submitted for approval in AutoCAD Drawing format on a CD or DVD to facilitate 
Fire Department pre-planning for this structure. The fire safety plan should clearly detail the 
unique requirements for this structure. A copy of the sprinkler system owner’s certificate is to 
be included in the fire safety plan.  

f) Fire Department steel lock box acceptable to the fire dept. is required by the fire dept. 
entrance. Kurt’s Lock & Safe at 100A – 1021 Ellis Street, Kelowna is the approved supplier for 
flush mount lock boxes.  

g) The standpipes connections are to be installed on the transitional landings of the stairwells as 
per NFPA 14. 3).  

h) Fire Stairwells to be marked clearly (including roof access) as per Fire Department 
requirements. This would be standardized and approved by the Kelowna Fire Department 
(KFD).  

i) All requirements of Bylaw 10760 for high buildings shall be followed. 
j) Fire alarm system is to be monitored by an agency meeting the CAN/ULC S562 Standard.  
k) Contact Fire Prevention Branch for fire extinguisher requirements and placement.  
l) Fire department connection is to be within 45M of a fire hydrant – and that the FD connection is 

clearly marked and visible from the street. 
m) Do not issue BP unless all life safety issues are confirmed. 

6.4 FortisBC Inc – Electric 

 There are no primary distribution facilities adjacent to the subject properties.  The current 
improvements appear to be serviced via secondary overhead facilities in the lane between 
these properties or via secondary underground in Leon Avenue.  Based on the preceding 
information, the cost to extend service to the proposed multiple unit development may be 
significant.  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 (1-866-436-7847).  
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.  

6.5 Ministry of Transportation 

 With regard to the above noted zoning file, the Ministry has reviewed and find no objection to 
the rezoning of the parcel at the above noted civic address on condition there remains no direct 
access to Highway 97, all access served by Leon Avenue. 
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7.0 Application Chronology  

Date of Application Received:  May 15, 2015 
Date Public Consultation Completed: June 27, 2016 
 
 
Report prepared by:   Emily Williamson, Planner 
 
Reviewed by:    Terry Barton, A/ Community Planning Manager 
 
Approved for Inclusion:  Doug Gilchrist, Community Planning & Real Estate Director 
 

Attachments:  

Attachment ‘A’ – Development Engineering Memorandum dated July 6, 2015  
Attachment ‘B’ – Application Package 
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REPORT TO COUNCIL 
 
 
 

Date: January 30, 2017 

RIM No. 1250-40 

To: City Manager 

From: Community Planning Department (LK) 

Application: LUC16-0002 Owner:  Edward & Linda De Cazalet 

Address: 1945 Bennett Road Applicant: Edward & Linda De Cazalet 

Subject: Land Use Contract Discharge  

Existing OCP Designation: S2RES – Single Two Unit Residential 

Existing Zone: 
LUC 78-1024 
LUC 76-1088 

Proposed Zone: RR3 – Rural Residential 3 

 

1.0 Recommendation 

THAT Application No. LUC16-0002 to discharge LUC76-1088 & LUC78-1024 from Lot 46 Section 17 
Township 23 ODYD Plan 31701, located at 1945 Bennett Road, Kelowna, BC, be considered by 
Council; 

AND THAT the Land Use Contract Discharge be forwarded to a Public Hearing for further 
consideration. 

2.0 Purpose  

To discharge the Land Use Contracts from the subject property. 

3.0 Community Planning  

The applicant is proposing to construct a secondary suite within the existing single family 
dwelling on the subject property. However, the parcel is currently under the regulation of two 
Land Use Contracts (LUC) which do not permit the development of secondary suites. LUC76-1088 
was created in 1977 and LUC78-1024 was created in 1978. The LUC’s regulated the subdivision of 
the land to a maximum of 70 parcels within the McKinley area of Kelowna and stipulate that the 
provisions of Zoning Bylaw No. 4500 R1 – Single Family Residential – Low Density regulations will 
apply to the development of the land. Therefore, secondary suites are not an allowable use. 
Community Planning staff supports the request to discharge the LUC to enact the underlying 
zoning of RR3 – Rural Residential 3 and permit the secondary suite. 

As a result, Community Planning Staff are proposing the termination of the two Land Use 
Contracts that apply to the 70 parcels within the McKinley Area of Kelowna. This is a separate 
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process from the discharge of an LUC, as termination eliminates the LUC one year after adoption 
whereas, a discharge is immediate. The Report to Council for the termination of the contracts 
will follow as Application LUCT16-0002. 

Staff are supportive of increasing density through the addition of secondary suites for proposals 
which meet the development regulations. 

In fulfillment of Council Policy No. 367 respecting public consultation, the applicant undertook 
neighbor consultation by individually contacting the neighbours within 50 m of the subject 
parcel. 

4.0 Proposal 

4.1 Background 

The province first experimented with contract zoning in 1971.  The Land Use Contract was a tool 
that entered into use in the 1970’s before it was eliminated on November 15th 1978. The purpose 
of the tool was to allow local governments to arrive at agreements with specific developers to 
grant development rights over and above what was allowed under current zoning. This was 
typically done in exchange for commitments by developers to help finance the infrastructure 
costs of development. 

However, issues have arisen, specifically with the continued application of land use contracts as 
they supersede any subsequent bylaw dealing with land use and development including: Zoning 
Bylaws, Development Cost Charge Bylaws, and Development Permits. From 1978 to 2014, 
municipalities or the owners of the land could not unilaterally discharge, cancel, or modify the 
land use contract without the other party’s consent. The Local Government Act was amended in 
2014 stating all land use contracts in the province will be terminated as of June 30th 2024. Land 
use contracts will remain in force until that date. This provides property owners with ten years to 
complete any development authorized by their land use contract unless the LUC is terminated 
prior to that date. By June 20th 2022, local governments must have appropriate zoning 
regulations in place to replace land use contracts upon their termination. However, due to this 
requirement of the Local Government Act, staff are recommending whenever a property owner 
applies to change land uses within an LUC, that staff initiate the process to eliminate the whole 
LUC. This approach will help alleviate the future work load of eliminating and rezoning all LUC’s 
at one time. 

In addition, local governments must provide notice to each owner that the termination of land 
use contract is occurring 1 year after adoption and must provide notice of what the new zoning 
regulations are that apply to the land. 

4.2 Project Description 

The applicant is proposing to construct a secondary suite within the existing dwelling as this is an 
allowable secondary use within the RR3 – Rural Residential Zone. To allow the use, the existing 
LUC’s require termination. Compliance with Zoning Bylaw regulations will be reviewed at time of 
the Building Permit application, as a Development Permit application is not required. 

4.3 Site Context 

The subject LUC’s are located in the McKinley area of Kelowna and applies to 70 parcels which 
front onto Bennett Road and Paly Road. 
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Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RR3 – Rural Residential 3 Single Family Residential 

East 
RR2 – Rural Residential 2 
A1 – Agricultural 1 

Agriculture 

South A1 – Agricultural 1 Single Family Residential 

West RR3 – Rural Residential 3 Single Family Residential 

 

LUC Area Map: McKinley  

 
 
Subject Property Map: 1945 Bennett Road 

  

LUC area is denoted 
by hatching. 

Subject Property 
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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. 

5.2 Land Use Contract Termination Strategy Report to Council dated September 12, 2016 

 That Staff bring a package of Land Use Contract Terminations to Council approximately 
 every  quarter between 2017 and 2022. It is more cost effective from the notification 
 perspective if the Land Use Contracts are bundled together.  

6.0 Technical Comments  

6.1 Building & Permitting Department 

 No comments with respect the LUC discharge application. 

6.2 Development Engineering Department 

 See Attachment A 

6.3 Irrigation District – Glenmore-Ellison 

 No issues with respect to the LUC discharge application. 

7.0 Application Chronology  

Date of Application Received:  February 23, 2016  
Date Public Consultation Completed: August 25, 2016 
  
 
Report prepared by:  Lydia Korolchuk, Planner 
 
Reviewed by:   Terry Barton, Urban Planning Manager 
 
Approved for Inclusion: Ryan Smith, Community Planning Department Manager 
 
 

Attachments:  

Attachment A: Development Engineering Memorandum 
Attachment B: GEID Letter 

                                                
1 City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter). 
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REPORT TO COUNCIL 
 
 
 

Date: February 6, 2017 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (LB) 

Application: OCP16-0027 / Z16-0075 Owner: 
Glenwest Properties Ltd., Inc. 
No. C0889227 

Address: Upper Canyon Dr (E of) Applicant: Wilden Construction Corp. 

Subject: OCP Amendment & Rezoning Applications  

Existing OCP Designation: S2RESH – Single / Two Unit Residential – Hillside  

Proposed OCP Designation: 
PARK – Major Park / Open Space (Public) 
S2RESH – Single / Two Unit Residential – Hillside  

Existing Zone: RU1h – Large Lot Housing (Hillside Area) 

Proposed Zone: P3 – Parks and Open Space 
RU4h – Low Density Cluster Housing (Hillside Area) 

 

1.0 Recommendation 

THAT Official Community Plan Map Amendment Application No. OCP16-0027 to amend Map 4.1 in the 
Kelowna 2030 – Official Community Plan Bylaw No. 10500 by changing the Future Land Use designation of 
portions of The South West 1/4 of Section 5 Township 23 ODYD Except Plans KAP83526, KAP88266, 
EPP9195, EPP24895, EPP24897 and EPP55131, located at Upper Canyon Dr (E of), Kelowna, BC from the 
S2RESH – Single / Two Unit Residential – Hillside designation to the PARK – Major Park / Open Space 
(Public) designation, as shown on Map “A” attached to the Report from the Community Planning 
Department dated February 6, 2017, be considered by Council; 

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

AND THAT Council considers the Public Hearing to be appropriate consultation for the purpose of Section 
475 of the Local Government Act; 

AND THAT Rezoning Application No. Z16-0075 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of portions of The South West 1/4 of Section 5 Township 23 ODYD 
Except Plans KAP83526, KAP88266, EPP9195, EPP24895, EPP24897 and EPP55131, located at Upper 
Canyon Dr (E of), Kelowna, BC from the RU1h – Large Lot Housing (Hillside Area) zone to the P3 – Parks 
and Open Space and RU4h – Low Density Cluster Housing (Hillside Area) zones, as shown on Map “B” 
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attached to the Report from the Community Planning Department dated February 6, 2017, be considered 
by Council; 

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

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the outstanding conditions 
of approval as set out in Schedule “A” attached to the Report from the Community Planning Department 
dated February 6, 2017; 

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

2.0 Purpose  

To consider Official Community Plan Amendment and Rezoning application to amend the Future Land Use 
designation and rezone portions of the subject property to facilitate a semi-detached strata development 
and dedicate parkland to the City in the Lost Creek neighbourhood of Wilden. 

3.0 Community Planning 

Staff support the proposal to amend the Future Land Use designation and rezone portions of the subject 
property for the Wilden Lost Creek strata development. These amendments will allow for a 39 unit strata 
development of semi-detached buildings and one single detached house while protecting steep slopes and 
dedicating additional parkland to expand on natural open space in the existing Upper Canyon area.  

The purpose of the RU4h – Low Density Cluster Housing (Hillside Area) zone is to allow for 
comprehensively planned clusters of semi-detached and single detached housing in a strata format with 
urban services, in order to preserve topography, natural features, open space, or environmentally sensitive 
features. The proposed clustered semi-detached housing is more sensitive to the site topography than a 
traditional single detached residential subdivision. The RU4h zone is consistent with the Official 
Community Plan (OCP) Future Land Use designation of S2RESH – Single / Two Unit Residential – Hillside 
and the Glenmore Highlands Area Structure Plan (ASP) designation of Clustered Single / Multiple Family on 
the property.  

The southern and eastern portions of the proposed development site have steep slopes and are not suitable 
for development. Amending the Future Land Use designation for these areas to PARK – Major Park / Open 
Space and rezoning to P3 – Parks and Open Space will facilitate additional parkland dedication to the City 
and expansion of natural open space in the Upper Canyon area, which connects to a large network of 
natural open space through Wilden. The area proposed to be added as parkland totals approximately 0.65 
hectares (1.6 acres). 

The applicant has submitted a Development Permit application for form and character as well as a 
Development Variance Permit application to allow additional driveway access onto Rocky Point Drive. 
Should Council support the OCP Amendment and Rezoning applications, staff will bring forward the 
Development Permit and Development Variance Permit applications for Council consideration at a future 
date. 

 The applicant completed neighbourhood consultation in accordance with Council Policy No. 367. To date, 
staff have been contacted by two area residents with concerns about impacts on adjacent property. 

Staff have reviewed this application, and it may move forward without affecting either the City’s Financial 
Plan or Waste Management Plan. 
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4.0 Proposal 

4.1 Background 

The site is within the Glenmore Highlands ASP area, adopted by Council in April 2000. The ASP established 
the policy framework for the orderly development of the area and includes general plans for land uses, 
transportation, and servicing. The subject site is designated for Clustered Single / Multiple Family in the 
ASP. 

4.2 Project Description 

The proposed project consists of 38 semi-detached units and one single detached unit in a total of 20 
buildings. The site is accessed from Rocky Point Drive and four of the buildings are proposed to front 
directly onto Rocky Point Drive, with the rest accessed by internal strata roads. 

4.3 Site Context 

The subject property is located in the southern portion of the Wilden neighbourhood in the Glenmore-
Clifton-Dilworth Sector. It is west of the intersection of Upper Canyon Drive and Wilden Ridge Drive, with 
access off Rocky Point Drive. The area around the site is characterized by single detached residential and 
natural open space, with a small undeveloped local commercial and multi-family node to the east. 

Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU1h – Large Lot Housing (Hillside Area) Single dwelling housing 

East 
RU1h – Large Lot Housing (Hillside Area) 
P3 – Parks and Open Space 

Single dwelling housing 
Public park 

South P3 – Parks and Open Space Public park 

West RU2h – Medium Lot Housing (Hillside Area) Single dwelling housing 

Subject Property Map 1: (E of) Upper Canyon Drive Context 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Subject portion of 
the property 
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Subject Property Map 2: (E of) Upper Canyon Drive Existing Zoning and Future Land Use Designations 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RU4h ZONE REQUIREMENTS RU4h PROPOSAL 

Existing Lot/Subdivision Regulations 
Lot Area 6,000 m

2
 30,916 m

2
 

Lot Width 40.0 m 110 m 

Lot Depth 30.0 m 205 m 

Development Regulations 
Density 17 dwellings / ha 12.6 dwellings / ha 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Chapter 4: Future Land Use 

Single / Two Unit Residential – Hillside (S2RESH) 

Single detached homes for occupancy by one family, single detached homes with a secondary suite or 
carriage house, semi-detached buildings used for two dwelling units, modular homes, and those 
complementary uses (i.e. minor care centres, minor public services / utilities, and neighbourhood parks), 

Subject portion of 
the property 
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which are integral components of urban neighbourhoods. This designation applies to suburban hillside 
areas where slopes are over 20%. Subdivisions on hillsides over 20% slope will be required to rezone to a 
hillside zone. 

 

Major Park / Open Space (Public) (PARK) 

City, District, Community, Neighbourhood and Linear parks. Not all parks required over the next 20 years 
are indicated on the map, as Neighbourhood parks will be provided at City standards as integral 
components of new and redevelopment initiatives. A major Recreation Park will be provided in the 
Glenmore Valley area. Open space indicated at the south end of Ellison Lake is intended as wildlife habitat 
preservation subject to approval of the appropriate provincial ministry or agency. 

Chapter 5: Development Process 

Policy 5.14.12 Steep Slopes. Prohibit development on steep slopes (+30% or greater for a minimum 
distance of 10 metres) except where provided for in ASPs adopted or subdivisions approved prior to 
adoption of OCP Bylaw 10500. 

Policy 5.22.1 Cluster Housing. Require new residential development to be in the form of cluster housing on 
or near environmentally sensitive areas and areas of steeper slopes to lessen site disturbance and 
environmental impact on those areas identified on the Future Land Use Map 4.1 as single-two unit 
residential hillside. Steeply sloped areas should be retained as natural open space, public or private. The 
intent of the clustering would be to preserve features identified through the Development Permit process 
that otherwise might be developed and to maximize open space in order to: 

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

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

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

d. Promote overall cost savings on infrastructure installation and maintenance; and 

e. Provide opportunities for social interaction, walking and hiking in open space areas. 

Policy 5.36.3 Design for People and Nature. Structure new neighbourhoods around parks, pedestrian and 
bike routes, open spaces, and environmental areas, rather than around roadways and cars. 

Policy 7.12.2 Natural Area Parks and Open Space. Provide a city-wide network of natural area parks 
which meet the following criteria: 

 Contains representative Okanagan ecosystems; 

 Contains areas of outstanding natural beauty (including areas with high visual sensitivity and high 
visual vulnerability, such as rocky outcrops, ridge lines, hilltops, silt slopes, canyons, and water 
edges); 

 The land area is contiguous and forms part of a larger open space network; 

 Contains conservation areas; 

 Protects viewshed corridors; and 

 Where appropriate, trails which maximize public safety while minimizing human impact on the 
most sensitive and vulnerable areas. 
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To achieve the above, the City will need to acquire land. In determining what land to acquire, the City will 
assess: 

 Costs / benefits to ensure the City is receiving a public asset, rather than a maintenance liability; 

 Liability from natural and man-made hazards (falling rocks, debris, hazardous trees, fuel 
modification, etc.) to ensure hazards are mitigated in advance of acquisition; 

 Maintenance access to ensure it is acceptable; and 

 Opportunities for linear trails, view points, staging areas, etc. to ensure availability of a public 
recreation component. 

5.2 Glenmore Highlands Area Structure Plan (ASP) 

Section 3.6.3 Clustered Single / Multiple Family 

The intent of the Clustered Single / Multiple Family designation is to encourage sensitive siting of moderate 
density residential uses within the difficult topography of the Glenmore Highlands ASP area. This housing 
type generally occurs in areas that are more protected from off-site views or are less topographically 
constrained than Clustered Single Family pockets.  

 Residential units should be clustered and / or building envelopes should be sited so as to be 
sensitive to the natural terrain (grading is to be minimized); siting should protect the natural 
integrity and stability of slopes, respect significant features of the natural environment and 
preserve the character of existing vegetation and other natural landscape features. 

 Access to individual developments should be sensitive to the environment and topography. 

6.0 Technical Comments  

6.1 Building & Permitting Department 

 Any retaining walls or slope stability to platform the building sites are required to be designed by a 
geotechnical engineer and the work done as part of the subdivision. 

 Locations of rock pits to be clearly determined on site grading plans and comment for design 
should be provided in the geotechnical report. 

 Roof water disposal to be determined by geotechnical engineer at time of subdivision. If the roof 
water is connected to storm then engineering details should be provided since this requirement is 
not within the Building Code. Details should include slope of piping, clean outs, connection to 
dwelling, size of pipe, backflow protection, etc. 

 Any sloped areas above the building platform should have a drainage swale system before the 
property line to deal with potential overland water flow issues. 

6.2 Development Engineering Department 

 See attached memorandum, Schedule “A”. 

6.3 Parks & Buildings Planning 

 The land transferred to the City shall be free and clear of noxious weeds as regulated in the British 
Columbia Weed Control Act; no debris and garbage; no unauthorized tree cutting, no damage to 
natural vegetation, no material and construction storage and / or equipment parking. The land shall 
be kept in a natural, undisturbed condition. 
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 The proposed subdivision plan identifies a steeply sloped hazardous area for public ownership. The 
following mitigation measures will be required to be undertaken by the developer prior to transfer 
in ownership to the City: 

o The applicant will be required to retain a Registered Professional Geotechnical Engineer 
(PEng) to develop and implement a rock fall hazard mitigation plan to reduce and mitigate 
potential slope hazards. The plan will include a flat fall zone as part of the open space parcel 
and the construction of a trench (rock fall berm or swale) to capture falling rocks, trees, and 
slope slippage. The plan will be reviewed and approved by the City prior to undertaking any 
work. All approved recommendations of the Professional Engineer’s report shall be 
implemented prior to transfer in ownership of the lands to the City of Kelowna. 

o The applicant will be required to retain a Registered Professional Forester (RPF) or 
recognized equivalent to develop and implement a plan to reduce potential wildfire 
hazards. The plan will address fuel reduction, forest health and the protection of significant 
characteristics of the forested area. The plan and work will be reviewed and approved by 
the City prior to undertaking any work. All approved recommendations of the RPF’s report 
shall be implemented prior to transfer in ownership of the lands to the City of Kelowna. 

o To prevent private / public encroachment, the applicant will be required to delineate all 
private property lines adjacent to the open space parcel with a minimum 1.2 m (4 ft) high 
black vinyl chain link fence (or approved equivalent) located 150 mm (6 in) within the 
private property. On residential lots with registered No Disturb covenants immediately 
adjacent to the Natural Area Park, the fence shall be located 150 mm (6 in) before the start 
of the covenant area. 

7.0 Application Chronology 

Date of Application Received:  November 16, 2016  
Date Public Consultation Completed: January 11, 2017  
 

Report prepared by: 

     
Laura Bentley, Planner II 
 
 

Reviewed by:  Todd Cashin, Subdivision, Suburban and Rural Planning Manager 
 
Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 
 

Attachments: 

Map “A” OCP Bylaw Amending Map 
Map “B” Zoning Bylaw Amending Map 
Schedule “A” City of Kelowna Memorandum 
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Conceptual Site Plan 
Conceptual Renderings 
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This map is for general information only.
The City of Kelowna does not guarantee its
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MAP "B" PROPOSED ZONING

Rev. Thursday, January 12, 2017

RU1h to RU4h
RU1h to P3

File Z16-0075

0 4020 Metres

Subject Property Notes:
Rezone a portion of the subject property
from RU1h - Large Lot Housing (Hillside 
Area) to RU4h - Low Density Cluster 
Housing (Hillside Area).

Subject Property Notes:
Rezone portions of the subject property
from RU1h - Large Lot Housing (Hillside 
Area) to P3 - Parks and Open Space.
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