
City of Kelowna

Regular Council Meeting

AGENDA

 
Tuesday, March 7, 2017

6:00 pm

Council Chamber

City Hall, 1435 Water Street
Pages

1. Call to Order

2. Reaffirmation of Oath of Office

The Oath of Office will be read by Councillor Gray.

3. Confirmation of Minutes

Public Hearing - February 21, 2017.
Regular Meeting - February 21, 2017.

4. Bylaws Considered at Public Hearing

4.1 2025 Agassiz Rd, BL11358 (Z16-0052) - Exceling Investments Inc. 1 - 1

To give Bylaw No. 11358 second and third readings in order to rezone the subject
property to facilitate the development of a multi-family townhome complex.

4.2 403 Viewcrest Rd, BL11359 (Z16-0029) - Richard Mercier and Tracey Gronick 2 - 2

To give Bylaw No. 11359 second and third readings in order to rezone the subject
property from the RR2c – Rural Residential 2 with Carriage House zone to facilitate a
carriage house.

4.3 3523 Landie Rd, BL11360 (Z16-0085) - Tracy Hansford 3 - 3

To give Bylaw No. 11360 second and third readings in order to rezone the subject
property to facilitate the future construction of a carriage house.

5. Notification of Meeting

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



6. Liquor License Application Reports

6.1 2130 Harvey Ave, LL16-0020 - Northland Properties Corporation 4 - 12

City Clerk to state for the record any correspondence received.  Mayor to invite
anyone in the public gallery who deems themselves affected by the liquor license
application to come forward.

To seek Council’s support to allow a permanent change in hours of operation to open
earlier than currently allowed for a Liquor Primary license at the subject property.

7. Development Permit and Development Variance Permit Reports

7.1 380 Hardie Rd, BL11323 (Z16-0032) - Rukhmani & Shivnesh Reddy and Praneeta &
Sinesh Naidu 

13 - 13

To adopt Bylaw No. 11323 in order to rezone the subject property to facilitate the
development of a second single family dwelling.

7.2 380 Hardie Road, DVP16-0270 - Rukhmani & Shivensh Reddy and Praneeta &
Dinesh Naidu 

14 - 26

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

To consider one variance to facilitate the development of a second single family
dwelling on the subject property.

7.3 170 Drysdale Blvd, BL11346 (Z16-0082) - City of Kelowna 27 - 27

To  adopt  Bylaw  No.  11346  in  order  to   facilitate  a  two  lot  subdivision  and  the
development of multiple dwelling housing on the subject property.

7.4 170 Drysdale Blvd, DVP16-0294 - City of Kelowna 28 - 74

City Clerk to state for the record any correspondence received.  Mayor to invite
anyone in the public gallery who deems themselves affected by the required
variance(s) to come forward.
To consider the form and character and one variance to facilitate the development of
a multiple dwelling housing project on the subject property.

7.5 1730-1756 Pier Mac Way, DVP17-0005 - 0942484 BC Ltd 75 - 77

City Clerk to state for the record any correspondence received.  Mayor to invite
anyone in the public gallery who deems themselves affected by the required
variance(s) to come forward.
To review a Development Variance Permit for additional free standing signs proposed
for the tenants (Tim Hortons and Dairy Queen restaurants).

8. Reminders



9. Termination



CITY OF KELOWNA 
 

BYLAW NO. 11358 
Z16-0052 – 2025 Agassiz Road 

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

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning 
classification of Lot 1, District Lot 129, ODYD, Plan EPP68381 located on Agassiz Road, 
Kelowna, B.C., from the RU1 – Large Lot Housing Zone to the RM5 – Medium Density Multiple 
Housing Zone; 

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

date of adoption. 
 
 
Read a first time by the Municipal Council this  20th day of February, 2017. 
 
Considered at a Public Hearing on the    
 
Read a second and third time by the Municipal Council this   
 
Approved under the Transportation Act this    
 
_______________________________________________________________ 
(Approving Officer – Ministry of Transportation) 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11359 
Z16-0029 – 403 Viewcrest Road 

 
 

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

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing Lot16, Section 23, 
Township 28, Plan 18995, located at Viewcrest Road, Kelowna, BC from the RR2 – Rural 
Residential 2 zone to the RR2c – Rural Residential 2 with Carriage House zone; 
 

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

 
 
Read a first time by the Municipal Council this  20th day of February, 2017. 
 
Considered at a Public Hearing on the   
 
Read a second and third time by the Municipal Council this   
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11360 
Z16-0085 – 3523 Landie Road 

 
 

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

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning 
classification of Lot C, District Lot 134, ODYD, Plan 29197 located at Landie Road, Kelowna, BC 
from the RU1 – Large Lot Housing zone and RU1c – Large Lot Housing with Carriage House  
zone; 
 

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

 
 
Read a first time by the Municipal Council this   20th day of February, 2017.  
 
 
Considered at a Public Hearing on the    
 
 
Read a second and third time by the Municipal Council this    
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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REPORT TO COUNCIL 
 
 
 

Date: March 7, 2017 

RIM No. 0930-50 

To: City Manager 

From: Community Planning Department (LK) 

Application: LL16-0020 Owner: 
Northland Properties 
Corporation, Inc. No. C0839976 

Address: 2130 Harvey Avenue Applicant: Northland Properties Corp. 

Subject: Liquor License  

Existing OCP Designation: COMM - Commercial 

Existing Zone: C4LP – Urban Centre Commercial 

 

1.0 Recommendation 

THAT Council directs Staff to forward the following recommendation to the Provincial Liquor Control and 
Licensing Branch (LCLB): 

In accordance with Section 53 of the Liquor Control and Licensing Regulation and Council Policy #359, BE IT 
RESOLVED THAT: 

1. Council recommends support of an application from Northland Properties Corporation Inc. No. 
C0839976 located at 2130 Harvey Avenue, Kelowna, BC, legally described as Lot A District Lot 127 
ODYD Plan 23746 except Plan KAP92440, for a permanent change to a liquor primary licensed 
hours of sales for License Number 065335 (Bar One) from ’11:00 AM to Midnight Sunday to 10:00 
AM to Midnight Sunday’. 

2. That Council’s comments on the prescribed considerations are as follows: 
(a) The potential for noise if the application is approved; 

The potential impact for noise is minimal and would be compatible with surrounding land 
uses. 

(b) The impact on the community if the application is approved; 
The potential for negative impacts is considered to be minimal. 

(c) It is unlikely that the change in hours may result in the establishment being operated contrary 
to its primary purpose. 
 

THAT Council’s comments on the view of residents are as contained within the minutes of the meeting at 
which the application was considered by Council. The methods used to gather views of residents were as 
per Council Policy #359 “Liquor Licensing Policy and Procedures”. 
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LL16-0020 – Page 2 

 
 

2.0 Purpose  

To seek Council’s support to allow a permanent change in hours of operation to open earlier than currently 
allowed for a Liquor Primary license at the subject property. 

3.0 Community Planning  

Community Planning staff supports the early opening request for Sunday’s from 11:00 am to 10:00 am. The 
request to open earlier in the day represents a minor change to the establishment and one that staff have 
seen with many establishments across the city. Opening earlier in the day does not create the same 
enforcement and policing issues that occur with later closings. This will have a negligible impact to the 
surrounding area. 

4.0 Proposal 

4.1 Background 

An application has been forwarded by the licensee to the Provincial Liquor Control and Licensing Branch 
(LCLB) for their approval. Procedurally, all of these applicants need Local Government comments prior to 
the LCLB making a final decision: 

 Permanent changes to the hours of operation for a liquor primary licensed establishments. 

4.2 Project Description 

Existing Hours of Sale for Bar One (Liquor Primary License # 065335): 

 Monday Tuesday Wednesday Thursday Friday Saturday Sunday 

Open 11:00 AM 11:00 AM 11:00 AM 11:00 AM 11:00 AM 11:00 AM 11:00 AM 

Close 1:00 AM 1:00 AM 1:00 AM 1:00 AM 1:00 AM 1:00 AM Midnight  

 

Proposed Hours of Sale for Bar One (Liquor Primary License # 065335): 

 Monday Tuesday Wednesday Thursday Friday Saturday Sunday 

Open 11:00 AM 11:00 AM 11:00 AM 11:00 AM 11:00 AM 11:00 AM 10:00 AM 

Close 1:00 AM 1:00 AM 1:00 AM 1:00 AM 1:00 AM 1:00 AM Midnight  

4.3 Site Context 

The subject property fronts onto Harvey Avenue and backs onto Enterprise Way. It is located midblock 
between Cooper Road and Dilworth Drive. Bar one is located within the Sandman Hotel. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North I3 – Heavy Industrial, I2 – General Industrial Warehouse Sales, General Industrial uses 

East 
C9lp/rls – Tourist Commercial (Liquor Primary/ 
Retail Liquor Sales) 

Hotel, Food Primary, Liquor Primary 
Establishment 

South C6 – Regional Commercial Shopping Centre 

West C4 – Urban Centre Commercial Food Primary Establishment 

Subject Property Map: 2130 Harvey Avenue 
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5.0 Current Development Policies  

5.1 Council Policy #359 – Liquor Licensing Policy and Procedures 

The following sections of Policy #359 are applicable to this application: 

Where appropriate, support alternative entertainment options, and/or  establishments which are 
less focused on alcohol consumption (including event-driven  establishments, and Food Primary 
establishments with the Patron Participation  Entertainment Endorsement) to add a mix of 
entertainment options in Urban Centres. Consider limiting potential community impacts via license 
terms and conditions (hours, capacity, etc). 

5.2 Kelowna Official Community Plan (OCP) 

Chapter 5:  Development Process 

Entertainment Venues.1 Within designated Urban Centres, encourage private-sector provision of 
facilities which diversify the selection of venues and entertainment opportunities throughout the 
city. 

 

 

 

 

                                                      
1
 Policy 5.17.1 (Development Process Chapter 5, page 5.21) 

Orchard Park Mall 

Subject Property 
- Sandman Hotel 

Ramada Hotel 
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6.0 Application Chronology  

Date of Application Received:  October 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: 

LCLB Application 
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CITY OF KELOWNA 
 

BYLAW NO. 11323 
Z16-0032– Rukhmani & Shivnesh Reddy and Praneeta & Sinesh 

Naidu 
380 Hardie Road 

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

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning 
classification of a Lot 5, Section 26, Township 26, ODYD, Plan 14462 located on Hardie Road, 
Kelowna, B.C., from the RU1 – Large Lot Housing zone to the RU6 – Two Dwelling Housing 
zone. 

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

date of adoption. 
 
 
Read a first time by the Municipal Council this  21st day of November, 2016.  
 
 
Considered at a Public Hearing on the 13th day of December, 2016. 
  
 
Read a second and third time by the Municipal Council this 13th day of December, 2016. 
   
 
Approved under the Transportation Act this  21st day of December, 2016. 
 
____Audrie Henry__________________________________________________________ 
(Approving Officer – Ministry of Transportation) 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 

 
City Clerk 
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REPORT TO COUNCIL 
 
 
 

Date: March 7, 2017 

RIM No. 0940-50 

To: City Manager 

From: Community Planning Department (LK) 

Application: DVP16-0270 Owner: 
Rukhmani & Shivnesh Reddy 

Praneeta & Dinesh Naidu 

Address: 380 Hardie Road Applicant: Lupul Properties Ltd. 

Subject: Development Variance Permit Application  

Existing OCP Designation: S2RES – Single/Two Unit Residential 

Existing Zone: RU1 – Large Lot Housing 

Proposed Zone: RU6 – Two Dwelling Housing 

 

1.0 Recommendation 

THAT Final Adoption of Rezoning Bylaw No. 11323 be considered by Council; 

AND THAT Council authorizes the issuance of Development Variance Permit No. DVP16-0270 for Lot 5 
Section 26 Township 26 ODYD Plan 14462 located at 380 Hardie Road, Kelowna, BC; 

AND THAT a variance to the following section of Zoning Bylaw No. 8000 be granted: 

 Section 13.6.6(h): RU6 – Two Dwelling Housing Development Regulations 

 To vary the required minimum rear yard from 7.5 m permitted to 6.0 m proposed. 

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

2.0 Purpose  

To consider one variance to facilitate the development of a second single family dwelling on the subject 
property. 

3.0 Community Planning 

Community Planning Staff supports the proposed variance to the rear yard setback in order to facilitate the 
construction of a second dwelling on the subject property. The requested variance allows the separation 

14



DP16-0138 & DVP16-0270 – Page 2 

 
 

between the existing and proposed dwellings to be maximized, while still maintaining a small rear yard 
amenity area for the proposed dwelling. 

The subject parcel has a Future Land Use of S2RES – Single/ Two Unit Residential designation which 
permits the proposed RU6 – Two Dwelling Housing zone. Increased density already exists in the area as the 
surrounding neighbourhood contains a mix of single family and multi-residential dwellings. The proposed 
two dwelling housing use also meets the OCP Urban Infill policies. The increase in density is further 
supported by local amenities such as parks, schools, transit and recreational opportunities in the immediate 
area. 

Ministry of Transportation has provided approval of the Rezoning application and all Rezoning conditions 
of approval have been met. 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 subject parcel has an existing 1½ storey single detached dwelling which was constructed in 1964. The 
dwelling had an existing non-conforming secondary suite in the basement. The various owners have 
maintained a City of Kelowna business license for the suite dating back to 1995. With the homeowner’s 
plans to develop a second primary dwelling on the subject parcel, the secondary suite has now been 
removed and documented through a decommissioning permit to ensure the Zoning Bylaw regulations 
allowing a maximum of two dwelling on the subject property are met. 

4.2 Project Description 

The existing dwelling has a single vehicle carport that will be retained and the existing driveway will provide 
shared access for both the existing and proposed dwellings. With the existing dwelling offset to the west 
side of the property, sufficient driveway access to the proposed second dwelling is provided. In having a 
shared driveway, the overall amount of impervious paved surface is minimized. The new dwelling is a 1½ 
storey dwelling with an attached single car garage. The driveway of each dwelling provides space for the 
second required parking stall to meet the Zoning Bylaw requirements.  

The new single detached dwelling has been designed and sited on the parcel to meet OCP guidelines and 
Zoning Bylaw requirements, with the exception of one variance. The Zoning bylaw requires a 7.5 m 
minimum rear yard setback. Staff is supportive of this variance, as the intention of the rule is to ensure that 
outdoor amenity space is provided, as well as sufficient separation distance from the adjacent parcel. The 
proposed dwelling has been sited as proposed to ensure maximum separation from the existing dwelling, 
while providing a large private amenity area in the rear yard. The size of the lot does provide extensive 
green space at the rear of the proposed dwelling and for the existing dwelling. This provides Staff with a 
level of comfort that the approval of this variance will not negatively affect the subject or adjacent parcels. 
 
Numerous new trees are provided across the rear property line and along both sides to provide privacy for 
both the subject parcel and all adjacent parcels. At-grade patios provide private amenity space for each 
dwelling and are de-lineated by new fencing and hedges to provide screening for privacy between the two 
dwellings. 
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4.3 Site Context 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU1 – Large Lot Housing Single Family Dwelling 

East RU1 – Large Lot Housing Single Family Dwelling 

South RU1 – Large Lot Housing Single Family Dwelling 

West RU1 – Large Lot Housing Single Family Dwelling 

 

Subject Property Map: 380 Hardie Road 

 

4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RU6 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Lot Area 700 m

2
 802.5 m

2
 

Lot Width 18 m 20.72 m 

Lot Depth 30 m 38.64 m 

Development Regulations 
Maximum Site Coverage (buildings) 40 % 32 % 

Maximum Site Coverage (buildings, 
driveways and parking) 

50 % 48 % 

Maximum Height (lessor of) 9.5 m or 2 ½ stories 5.63 m or 1 ½ stories 

Minimum Front Yard 4.5 m 7.4 m to existing house 

Minimum Side Yard (east) 2.0 m 2.0 m 

Minimum Side Yard (west) 2.0 m 3.27 m 
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Minimum Rear Yard 7.5 m 6.0 m  

Minimum Distance Between 
Dwellings 

4.5 m  14.8 m 

Other Regulations 
Minimum Parking Requirements 2 stalls / dwelling 2 stalls / dwelling 

Minimum Private Open Space 30 m
2
 Meets requirement 

 Indicates a requested variance to the rear yard setback of the proposed dwelling. 

5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Chatper 5:  Development Process 

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

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

6.0 Technical Comments  

6.1 Building & Permitting Department 

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

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

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

6.2 Development Engineering Department 

 Refer to Attachment ‘A’. 

6.3 Fire Department 

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

 All units shall have a posted address on Hardie Rd. for emergency response. 
 
 
 
 

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

Date of Application Received:  May 30, 2016  
Date Public Consultation Completed: September 30, 2016 
Date of Rezoning Public Hearing,  December 13, 2016 
 2nd & 3rd Readings  
 

 
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: Rutland Waterworks District Letter 
Schedule A: Site Plan & Floor Plans 
Schedule B: Conceptual Elevations 
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CITY OF KELOWNA 
 

BYLAW NO. 11346 
Z16-0082 – 170 Drysdale Blvd 

 
 

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

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning 
classification of Lot 1, Section 4, Township 23, ODYD, Plan EPP30767 located at 170 Drysdale 
Blvd, Kelowna, BC from the A1 – Agriculture 1 and P2 – Education and Minor Institutional zone 
to the RM3 – Low Density Multiple Housing zone; 
 

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

 
 
Read a first time by the Municipal Council this 23rd day of January, 2017.   
 
 
Considered at a Public Hearing on the  7th day of February, 2017. 
 
 
Read a second and third time by the Municipal Council this  7th day of February, 2017. 
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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REPORT TO COUNCIL 
 
 
 

Date: March 7, 2017 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (LK) 

Application: DP16-0292 & DVP16-0294 Owner: City of Kelowna 

Address: 170 Drysdale Blvd Applicant: Vanmar Constructors Inc. 

Subject: Development Permit & Development Variance Permit  

Existing OCP Designation: MRL – Multiple Unit Residential (Low Density) 

Existing Zone: A1 – Agriculture 1, P2 – Education and Minor Institutional 

Proposed Zone: RM3 – Low Density Multiple Housing 

 

1.0 Recommendation 

THAT final adoption of Rezoning Bylaw No. 11346 be considered by Council; 

AND THAT Council authorizs the issuance of Development Permit No. DP16-0292 for Lot 1 Section 4 
Township 23 ODYD Plan EPP30767, located at 170 Drysdale Boulevard, Kelowna, BC subject to the 
following: 

1. The dimensions and siting of the building to be const4ructed on the land be in accordance 
with Schedule “A”, 

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

3. Landscaping to be provided on the land be in accordance with Schedule “C”; 

4. The applicant be required to post with the City a Landscape Performance Security deposit in 
the form of a “Letter of Credit” in the amount of 125% of the estimated value on the 
landscaping, as determined be a Registered Landscape Architect; 

AND THAT Council authorizes the issuance of Development Variance Permit No. DVP16-0294 for Lot 1 
Section 4 Township 23 ODYD Plan EPP30767, located at 170 Drysdale Boulevard, Kelowna, BC; 

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

 Section 13.9.6(f): RM3 – Low Density Multiple Housing Development Regulations 

 To vary the required minimum rear yard from 7.5 m permitted to 3.0 m proposed.  
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AND THAT Council’s consideration of this Development Permit and Development Variance Permit be 
considered subsequent to the outstanding conditions of approval as set out in Schedule “A” attached to the 
Report from the Community Planning Department dated December 6, 2016; 

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

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

2.0 Purpose  

To consider the form and character and one variance to facilitate the development of a multiple dwelling 
housing project on the subject property. 

3.0 Community Planning  

Community Planning staff supports the proposed 69-unit multiple dwelling housing project on the subject 
3.0 acre parcel. The application meets the Official Community Plan (OCP) Urban Design Guidelines and the 
design is appropriate for the context of the site. The proposal also meets many of the OCP’s Urban Infill 
objectives and it meets all but one of the Zoning Bylaw Regulations for RM3 – Low Density Multiple 
Housing.  

The property is within the Permanent Growth Boundary in the Glenmore Valley neighbourhood at the 
intersection of Cross Road and Drysdale Boulevard. It is directly across the street from the Dr. Knox Middle 
School site. The increase in density at this location is supported by local amenities such as parks, schools, 
transit and recreational opportunities in the immediate area. 

Council Policy No. 367 with respect to public consultation was undertaken by the applicant and all 
neighbours within a 50m radius of the subject parcel. 

4.0 Proposal 

4.1 Project Description 

The proposed development consists of 69 
three-storey townhouse units with attached 
garages. There will be a total of eleven 
buildings: 4 eight-unit buildings, 4 six-unit 
buildings, 2 four-unit buildings and one five-
unit building. All units are 3-bedrooms, have 
private amenity space in the form of 
balconies and meet on-site parking 
requirements. 

The subject parcel is unique with three 
property lines adjacent to streets. This allows 
the development to have ground-oriented units facing to the street rather than being oriented to the 
interior of the site. Each unit has a front landscaped terrace area to delineate the private space from the 
public street which reduces the amount of fencing and gates. The units have prominent at-grade entries 
with walkways leading to the street frontage which provides a welcoming streetscape. Pathways between 
the buildings promotes walkability of the site and integration with the surrounding neighbourhood.  

Figure 1 – Site plan indicating 11 buildings. The development 
faces three street frontages. 
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The proposed development will trigger the 
completion of Celano Crescent to connect with 
Drysdale Blvd. The ‘hooked’ parcel extends 
along Drysdale Blvd on both the north and 
south side of the designated Celano Crescent 
roadway as indicated in Figure 2. Once 
subdivided, the City will retain ownership of 
the North parcel which will be developed at a 
later date. 

Currently, Celano Crescent provides access to 
the existing homes and the Glen Oaks multi-dwelling site and then ends at the subject property. The 
subject development currently fronts onto Cross Road and Drysdale Boulevard. Once constructed, Celano 
Crescent will become the third roadway ‘frontage’, although it is technically the rear of the parcel, 
triggering the need for the variance.  

The requested variance is to reduce the required 
rear setback from 7.5 m to 3.0 m proposed. The 
uniqueness of the site has the rear of the parcel 
facing onto a street frontage rather than to a rear 
lane. A rear yard is generally required to provide 
an amenity space for the dwelling. In this case, 
each of the townhouse units provides a balcony 
and an at-grade patio area, thus meeting this 
requirement. The reduced rear yard allows the 
development to provide a consistant ‘front yard’ 
streetscape along all three roadways which allows the development to blend consistently with the existing 
adjacent neighbourhood. 
 
The architectural style of the development 
takes cues from the west adjacent multi-family 
development with similar roof pitches. Large 
windows and outdoor space provide access to 
both natural light and shade. The balconies 
also serve to lessen the visual impact of the 
garage doors below. The natural colour 
scheme has touches of colour to provide 
individuality to the units, while providing a 
cohesiveness to the multiple buildings within 
the development.  
 
The project is oriented towards families with children through the provision of 3-bedroom units, many with 
an additional den that could be developed into a fourth bedroom, if needed. There is an internal green 
space on-site with a play area for children which has been set away from the street. The amenity area 
provides a south facing seating area as well as a large canopy tree shaded area for both passive and active 
recreation. 
 
Site access will be from the newly constructed Celano Crescent, with a retractable bollard exit for 
emergency vehicles to Cross Road. The internal private roadway provides access throughout the site and 

Figure 2 - Red indicates the proposal site, Blue indicates Celano 
Cres roadway to be constructed, Green indicates City Owned 
(Future Development). 

Figure 3 – Site entry from Celano Cresent. Ground oriented units 
facing all street frontages. 

Figure 4 – Street facing elevation, similar colour palette and design for 
all buildings. 
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encourages multi-use between pedestrians, bicycles and vehicles with traffic restricted to a slower pace. 
Each unit provides either a double car garage or single car garages with parking on the driveway for a 
second vehicle. Twelve additional visitor parking stalls beyond Zoning Bylaw minimum requirements are 
located throughout the site to be accessible for all units. 

4.2 Site Context 

The subject property is located at the Northwest corner of the Cross Road and Drysdale Boulevard 
intersection. It is across the street from the Dr. Knox Middle School and walking distance to the future 
Glenmore Recreation Park and is adjacent to the Glenmore Valley Village Centre. The site is designated 
MRL – Multiple Unit Residential (Low Density) and is within the Permanent Growth Boundary. 

Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North 
RU2 – Medium Lot Housing 
RU6 – Two Dwelling Housing 

Single Family Dwellings 
Duplex Dwellings 

East P2 – Education & Minor Institutional Dr. Knox Middle School 

South 
RU1 – Large Lot Housing 
RU2 – Medium Lot Housing 

Single Family Dwellings 
 

West 
RM2 – Low Density Row Housing 
RU2 – Medium Hot Housing 

Multiple Dwelling Housing 
Single Family Dwellings 

 
Context Map          Future Land Use 
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Subject Property Map: 170 Drysdale Boulevard 

 

4.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM3 ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Minimum Lot Area 900 m

2
 12,216 m

2
 

Minimum Lot Width 30 m 62.3 m 

Minimum Lot Depth 30 m 148.4 m 

Development Regulations 
Maximum Floor Area Ratio 0.80 0.80 

Maximum Height 10 m or 3 storeys 9.7 m & 3 storeys 

Front Yard (Valley Rd) 1.5 m for ground oriented 3.0 m 

Side Yard (east) 1.5 m for ground oriented 3.0 m 

Side Yard (west) 4.0 m 4.5 m 

Rear Yard (Celano Cr) 7.5 m 3.0 m  

Other Regulations 
Minimum Parking Requirements 138 stalls 140 stalls 

Visitor Parking Stalls 10 stalls 12 stalls 

Minimum Bicycle Parking – Class II None required 7 spaces provided * 

Minimum Private Open Space 1725 m
2
 2360 m

2
 

 Indicates a requested variance to vary the rear yard setback from 7.5 m required to 3.0m proposed. 

* Class II Bicycle Spaces are intended for visitors to the sire and are provided in the form of bike racks. 

 

 

Dr. Knox Middle 
School 

Glenmore 
Recreation Park Brandts Creek 

Shopping Area 

City Owned for 
Future 
Development 

32



Z16-0042 – Page 6 

 
 

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. 114 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. 

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

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

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).  

 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 5.22.11 (Development Process Chapter). 
6 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, 
but the following items may affect the form and character of the building(s):  

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

o Spatial calculation should be provided for the building face adjacent to the property 
line.  

 A Geotechnical report is required to address the sub soil conditions and site drainage at time of 
building permit application. This property falls within areas that may contain swelling clay soils. 
Minimum building elevations are required to be established prior to the release of the 
Development Permit. If a soil removal or deposit permit is required, this must be provided at 
time of Development 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 units, garages 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.  

 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 structure at time of permit application. 

6.2 Development Engineering Department 

 Refer to the attached memorandum dated December 6, 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. New hydrants on this property shall be 
operational prior to the start of construction and shall be deemed a private hydrant. 

 All buildings shall be addressed off of the street it is accessed from. One main address off of 
Celano Cr or Cross Rd access for the complex and unit numbers for the strata.  

 Fire Department access is to be met as per BCBC 3.2.5. If the road is over 90 metres long, a 
turnaround facility shall be constructed.  

 If this is a gated complex, an 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. 

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

Date of Application Received:    November 30, 2016  
Date Public Consultation Completed:   December 14, 2016 
Date of Rezoning Public Hearing, 2nd & 3rd readings: Feb 21, 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 
Schedule A: Site Plans 
Schedule B: Conceptual Elevations & Finish Schedule 
Schedule C: Landscape Plans 
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A-1.2

Design Rationale

D e s i g n   R a t i o n a l e
What relevant contextual considerations does our
design need to respond to?

The site is a 3.0-acre, reasonably flat parcel that is currently
undeveloped.

It is located in a pleasant and quiet residential community,
neighbouring low-density townhouses and single-family
houses/duplexes.

The site has good access to local amenities, with Dr Knox
Middle School located opposite and North Glenmore
Elementary School a 15-minute walk away. A commercial
village with a grocery and other stores, as well as the new
Glenmore Recreation Park, are a two-minute drive or
15-minute walk away. The site is a 15-minute drive to
downtown Kelowna. 

The Official Community Plan supports intensification of the
site from A1 zoning to RM3. The City wishes to see this site
contribute positively to the Glenmore community through
development of a well-designed townhouse project that
adheres to the RM3 by-law.

City Planning Staff have emphasized the importance of the
design being welcoming and inclusive of the surrounding
community, noting that it should activate the perimeter
streets with outward (rather than inward) facing homes and
strong corner elements on the buildings.

City Engineering staff have confirmed that vehicle access
should be provided from Celano Crescent for safety and
congestion-related reasons.

How does our design respond to these contextual
considerations?

Our design responds to the above-listed contextual
considerations through a thoughtfully designed townhouse
development. The development is predominantly oriented
toward families with children. Each of the townhouses will
provide three bedrooms and parking for two cars.
Interaction between neighbours is encouraged through the
open and welcoming layout of the community.

The project will be LEED registered.

Vehicle access to the development will be from a new
portion of Celano Crescent that our project will construct,
with an exit for emergency vehicles only onto Cross Road.
The vehicle entry from Celano Crescent leads into an
internal access road that serves as the site’s organizing
access spine. This central spine draws on ideas from a
Woonerf-style street and provides opportunities for
informal gathering and play, such as street hockey.

The townhouses located around the perimeter of the
project have front doors directly facing Cross Road,
Drysdale Boulevard or Celano Crescent. This approach
activates these streets and presents a welcoming face to
the surrounding neighbourhood. Importantly, on-street
parking on Drysdale and Celano (available outside of school
drop-off hours) improves the liveability and functionality of
these street-facing townhouse units. To bolster this
street-facing concept, the development will provide a
pedestrian-friendly boulevard along the Drysdale, Celano
and Cross Road sidewalks, achieved by installing deciduous
shade trees and turf.

The project is compliant with the RM3 by-law, except in one
specific instance that relates to the setback from Celano
Crescent (the by-law stipulates 7.5 metres, and our design
contemplates 3.0 metres). This variance derives from our
desire to make the townhouses facing Celano Crescent
(technically the 'rear' of the site) read in a manner that is
consistent with the townhouses facing Drysdale Boulevard
and Cross Road (technically the 'front' and 'rear' of the site).

A community play/gathering space is located at the
entrance and is the first thing experienced when coming
into the community. This space is located safely away from
traffic on Celano and Drysdale and can be seen from
surrounding homes. Included in the space are the mail
kiosk, community signage, play equipment and passive
seating for families. The space is designed to provide a
combination of exposed south-facing seating areas, as well
as treed areas to provide shade and buffering to adjacent
homes.

Attention is paid to the ends of buildings to create “strong
corners,” particularly on the most visible building ends
facing Cross Road and Celano Crescent.

The townhouses are designed to have strong individuality.
Each townhouse has its own gable roof form, a distinctive
front entry, and landscape design to create a sense of
arrival at each home. The garden terrace in front of each
townhouse provides a delineation between the public and
private realms but does so in a friendly, inclusive fashion
and, where possible, avoiding the need for fences and
gates.

Two different townhouse designs are provided, offering
alternative layouts and price points. Both designs comprise
open concept living spaces, 3 bedrooms, a den, a
balcony/deck and parking for 2 cars. Architectural
cohesiveness is achieved between the two unit types by
continuing key external architectural proportions,
expressions and themes.

The townhouses have a contemporary architectural design
that responds to the Kelowna lifestyle and environment by
providing big windows and outdoor spaces that balance
access to sunshine and natural light with sufficient comfort
and shade.

Each home has a balcony accessed directly from the
principal living space. As well as providing important
outdoor space, the balcony lessens the visual impact of the
garage door below and softens the look of the driveway
aisle and parking aprons.

The Okanagan’s natural landscape informs the design’s base
colour palette, with dynamic colour accents used in certain
areas to express the individuality of each home and define a
contemporary and vibrant appearance, particularly around
the front entry.

The landscape design is well integrated with the
architectural design and is mindful of the hot, dry Okanagan
climate. The landscape design incorporates canopy trees
wherever possible to soften the feel of the community and
reduce heat gain.
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11
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Vinyl Frame Window, White
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Type A Building Elevations
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"Avantgarde" fonts
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SHINGLES AT END ELEVATIONS:
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PLANT LIST
BOTANICAL NAME

TREES
AMELANCHIER ALNIFOLIA 'OBELISK'
CERCIDIPHYLLUM JAPONICUM
POPULUS TREMULA 'ERECTA'

SHRUBS
BERBERIS THUNBERGI 'MONOMB'
CORNUS STOLONIFERA 'FARROW'
EUONYMOUS ALATUS 'SELECT'
JUNIPERUS CHINENSIS 'SPARTAN'
SYRINGA MEYERI 'PALIBIN'
VIBURNUM OPULUS 'COMPACTUM'

PERENNIALS & GRASSES
ACHILLEA FILIPENDULA 'CLOTH OF GOLD'
DESCHAMPSIA CESPITOSA
ECHINACEA 'MAGNUS SUPERIOR'
ECHINOPS RITRO 'BLUE GLOW'
EUPATORIUM DUBIUM 'LITTLE JOE'
HOSTA 'HALCYON'
HELICTOTRICHON SEMPERVIRENS
MOLINIA ARUNDINACEA
NEPETA X FAASSENNII 'WALKERS LOW'
PANICUM VIRGATUM 'ROSTRALBUSCH'
PENNISETUM ALOPECUROIDES 
PEROVSKIA ATRIPLICIFOLIA
RUDBECKIA FULGIDA 'GOLDSTURM'
SALVIA NEMOROSA 'MAY NIGHT'

COMMON NAME

STANDING OVATION SASKATOON 
KATSURA TREE
COLUMNAR SWEDISH ASPEN

CHERRY BOMB BARBERRY
ARCTIC FIRE DOGWOOD
FIRE BALL BURNING BUSH
SPARTAN JUNIPER
DWARF KOREAN LILAC
COMPACT EUROPEAN CRANBERRY

CLOTH OF GOLD YARROW 
TUFTED HAIR GRASS
MAGNUS SUPERIOR CONEFLOWER
BLUE GLOW THISTLE
LITTLE JOE DWARF JOE PYE
HALCYON HOSTA
BLUE OAT GRASS
TALL MOOR GRASS
WALKER'S LOW CATMINT
RED SWITCH GRASS
FOUNTAIN GRASS
RUSSIAN SAGE
GOLDSTURM CONEFLOWER
MAY NIGHT SALVIA

QTY

10
67
22

148
148
94
94
66
66

109
75
170
109
75
61
109
42
109
61
61
42
170
109

SIZE / SPACING & REMARKS

4cm CAL.
6cm CAL.
6cm CAL.

#01 CONT. /1.2M O.C. SPACING
#01 CONT. /1.2M O.C. SPACING
#01 CONT. /1.5M O.C. SPACING
#01 CONT. /1.5M O.C. SPACING
#01 CONT. /1.8M O.C. SPACING
#01 CONT. /1.8M O.C. SPACING

#01 CONT. /0.75M O.C. SPACING
#01 CONT. /0.9M O.C. SPACING
#01 CONT. /0.6M O.C. SPACING
#01 CONT. /0.75M O.C. SPACING
#01 CONT. /0.9M O.C. SPACING
#01 CONT. /1.0M O.C. SPACING
#01 CONT. /0.75M O.C. SPACING
#01 CONT. /1.2M O.C. SPACING
#01 CONT. /0.75M O.C. SPACING
#01 CONT. /1.0M O.C. SPACING
#01 CONT. /1.0M O.C. SPACING
#01 CONT. /1.2M O.C. SPACING
#01 CONT. /0.6M O.C. SPACING
#01 CONT. /0.75M O.C. SPACING

NOTES
1. PLANT MATERIAL AND CONSTRUCTION METHODS SHALL MEET OR EXCEED 
B.C.L.N.A. STANDARDS.

2. ALL SOFT LANDSCAPE AREAS SHALL BE WATERED BY A FULLY AUTOMATIC TIMED 
UNDERGROUND IRRIGATION SYSTEM.

3. TREE AND SHRUB BEDS TO BE DRESSED IN A MINIMUM 50mm WOOD MULCH. DO NOT 
PLACE WEED MAT UNDERNEATH TREE AND SHRUB BEDS.

4. TREE AND SHRUB BEDS TO RECEIVE A MINIMUM 300mm DEPTH TOPSOIL 
PLACEMENT.

5.  TURF AREAS FROM SOD SHALL BE NO. 1 GRADE GROWN FROM CERTIFIED SEED OF 
IMPROVED CULTIVARS REGISTERED FOR SALE IN B.C. AND SHALL BE TOLERANT OF 
DROUGHT CONDITIONS. A MINIMUM OF 100mm DEPTH OF GROWING MEDIUM IS 
REQUIRED BENEATH TURF AREAS. TURF AREAS SHALL MEET EXISTING GRADES AND 
HARD SURFACES FLUSH.
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IRRIGATION LEGEND
ZONE #1: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREA
TOTAL AREA:  90 sq.m.
MICROCLIMATE: SOUTHEAST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 129 cu.m.

ZONE #2: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREA
TOTAL AREA:  87 sq.m.
MICROCLIMATE: SOUTHEAST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 124 cu.m.

ZONE #4: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREAS
TOTAL AREA: 24 sq.m.
MICROCLIMATE: WEST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 34 cu.m.

ZONE #14: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREA
TOTAL AREA: 57 sq.m.
MICROCLIMATE: NORTHEAST EXPOSURE, HEAVILY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 81 cu.m.

ZONE #3: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREA
TOTAL AREA:  54 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 77 cu.m.

ZONE #5: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREA
TOTAL AREA:  106 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 151 cu.m.

ZONE #6: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREA
TOTAL AREA:  95 sq.m.
MICROCLIMATE: NORTH EXPOSURE, PARTIALLY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 136 cu.m.

ZONE #8: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREA
TOTAL AREA:  89 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 127 cu.m.

ZONE #9: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREA
TOTAL AREA:  95 sq.m.
MICROCLIMATE: NORTH EXPOSURE, PARTIALLY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 136 cu.m.

ZONE #11: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREA
TOTAL AREA:  76 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 109 cu.m.

ZONE #22: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 211 sq.m.
MICROCLIMATE: NORTHEAST EXPOSURE, PARTIALLY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 117 cu.m.

ZONE #23: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 215 sq.m.
MICROCLIMATE: NORTHEAST EXPOSURE, PARTIALLY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 119 cu.m.

ZONE #24: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 229 sq.m.
MICROCLIMATE: NORTHEAST EXPOSURE, PARTIALLY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 127 cu.m.

ZONE #25: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 213 sq.m.
MICROCLIMATE: NORTHEAST EXPOSURE, PARTIALLY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 118 cu.m.

ZONE #26: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE WATER 
USE PLANTING AREAS
TOTAL AREA: 159 sq.m.
MICROCLIMATE: SOUTHEAST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 88 cu.m.

ZONE #27: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE WATER 
USE PLANTING AREAS
TOTAL AREA: 137 sq.m.
MICROCLIMATE: WEST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 76 cu.m.

ZONE #28: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE WATER 
USE PLANTING AREAS
TOTAL AREA: 207 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 115 cu.m.

ZONE #7: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREA
TOTAL AREA:  95 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 136 cu.m.

ZONE #10: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREA
TOTAL AREA:  95 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 136 cu.m.

ZONE #18: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 154 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, FULL SUN
ESTIMATED ANNUAL WATER USE: 86 cu.m.

ZONE #19: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 91 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 51 cu.m.

ZONE #20: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE 
WATER USE PLANTING AREAS
TOTAL AREA: 134 sq.m.
MICROCLIMATE: WEST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 74 cu.m.

ZONE #29: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE WATER 
USE PLANTING AREAS
TOTAL AREA: 191 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 106 cu.m.

ZONE #30: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE WATER 
USE PLANTING AREAS
TOTAL AREA: 194 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 108 cu.m.

ZONE #13 LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREA
TOTAL AREA: 48 sq.m.
MICROCLIMATE: NORTHEAST EXPOSURE, HEAVILY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 69 cu.m.

ZONE #12: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREA
TOTAL AREA: 77 sq.m.
MICROCLIMATE: NORTHEAST EXPOSURE, HEAVILY SHADED BY TREES & BUILDING
ESTIMATED ANNUAL WATER USE: 109 cu.m.

IRRIGATION NOTES
1. IRRIGATION PRODUCTS AND INSTALLATION METHODS SHALL 
MEET OR EXCEED THE REQUIREMENTS OF THE WATER USE 
REGULATION BYLAW NO. 10480 AND THE SUPPLEMENTARY 
SPECIFICATIONS IN THE CITY OF KELOWNA BYLAW 7900 (PART 6, 
SCHEDULE 5).

2. THE IRRIGATION SYSTEM SHALL MEET THE REQUIREMENTS, 
REGULATIONS, AND BYLAWS OF THE WATER PURVEYOR.

3. THE IRRIGATION SYSTEM SHALL BE EQUIPPED WITH AN 
APPROVED BACKFLOW PREVENTION DEVICE, WATER METER, AND 
SHUT OFF VALVE LOCATED OUTSIDE THE BUILDING ACCESSIBLE TO 
THE CITY.

4. AN APPROVED SMART CONTROLLER SHALL BE INSTALLED. THE 
IRRIGATION SCHEDULING TIMES SHALL UTILIZE A MAXIMUM ET 
VALUE OF 7" / MONTH (KELOWNA JULY ET), TAKING INTO 
CONSIDERATION SOIL TYPE, SLOPE, AND MICROCLIMATE.

5. DRIP LINE AND EMITTERS SHALL INCORPORATE TECHNOLOGY TO 
LIMIT ROOT INTRUSION.

6. IRRIGATION SLEEVES SHALL BE INSTALLED TO ROUTE 
IRRIGATION LINES UNDER HARD SURFACES AND FEATURES.

7. IRRIGATION PIPE SHALL BE SIZED TO ALLOW FOR A MAXIMUM 
FLOW OF 1.5m /SEC.

8. A FLOW SENSOR AND MASTER VALVE SHALL BE CONNECTED TO 
THE CONTROLLER AND PROGRAMMED TO STOP FLOW TO THE 
SYSTEM IN CASE OF AN IRRIGATION WATER LEAK.

WATER CONSERVATION 
CALCULATIONS

LANDSCAPE MAXIMUM WATER BUDGET (WB) = 3225 cu.m. / year

ESTIMATED LANDSCAPE WATER USE (WU) = 2743 cu.m. / year

WATER BALANCE = 482 cu.m. / year

*REFER ATTACHED IRRIGATION APPLICATION FOR DETAILED 

CALCULATIONS
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REPORT TO COUNCIL 
 
 
 

Date: March 7th, 2017 

RIM No. 0940-50 

To: City Manager 

From: Community Planning Department (AC) 

Application: DVP17-0005   Owner: 0942484 BC Ltd. 

Address: 1730-1756 Pier Mac Way Applicant: Mission Group Commercial Ltd. 

Subject: Development Variance Permit Application 

OCP Designation: COMM – Commercial 

Zoning: CD15 – Airport Business Park (Commercial) 

 

1.0 Recommendation 

THAT Council authorize the issuance of Development Variance Permit DVP17-0005 for Lot A, Section 14, 
Township 23, ODYD, Plan EPP47885, located on 1730-1756 Pier Mac Way , Kelowna, BC. 

AND THAT the variances to the following sections of Sign Bylaw No. 8235 be granted: 

Section 6 Specific Zone (Industrial and Commercial Zones) 

 Increase the maximum number of free-standing signs in the CD15 – Airport Business Park zone 
from 3 to 5 free standing signs. 

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

2.0 Purpose 

To review a Development Variance Permit for additional free standing signs proposed for the tenants (Tim 
Hortons and Dairy Queen restaurants). 

3.0 Community Planning 

This site dimensions’ result in a maximum number of three free-standing signs. The site has three free-
standing signs. There are two drive-thru restaurants (Tim Hortons and Dairy Queen) and a single menu 
board sign was permitted per drive-thru restaurant. Those menu boards were not considered separate free-
standing signs as they were shown on the original Development Permit. After issuance of the Development 
Permit, the restaurants have asked for an additional pre-menu board sign. Staff do consider this a minor 
request and understand it is a standard operation in many drive-thru restaurants. However, not showing 
the signs on the original Development Permit has triggered a Development Variance Permit to consider the 
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two additional pre-menu board signs. Staff warn applicants that all signage (in terms of scale & location) 
should be shown on Development Permits, however, in this case it was missed. Therefore, Staff are 
recommending support for this Development Variance Permit. 

4.0 Proposal 

4.1 Project Description 

The variance is to consider two additional pre-menu board signs located in the drive-thru lanes adjacent to 
Building C and Building E. The signs will be mounted securely on the concrete sidewalk. 

4.2 Background 

An application for the original shopping centre followed the timeline outlined below:  

Original Development Permit (DP14-0260) 

Application for Development Permit Dec 23rd 2014 
Development Permit Approved June 15th 2015 
Development Permit Issued (bonding submitted) October 15th 2015 

Amended Development Permit (DP16-0008) To allow the Tim Hortons Drive Thru 

Application for Amended Development Permit Jan 6th 2016 
Amended Development Permit Approved Feb 2nd 2016 
Amended Development Permit Issued (bonding submitted) Feb 3rd 2016 

4.3 Site Context 

The site is located within the Airport Business Park. The subject property is designated Commercial and the 
lot is within the Permanent Growth Boundary.  

Subject Property Map: 1730-1756 Pier Mac Way 
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5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Chapter 14 - Comprehensive Development Permit Area (Multiple Unit Residential, Commercial, and 
Industrial Design Guidelines): 

Section 17 - Signs  

17.1 Integrate signage that contributes to the overall quality and unique character of a 
development (e.g. coordinate proportion, materials, and colour); 

17.2 Do not compromise the scale and visual qualities of a building with the size and 
number of signs; 

17.3 Locate, size, and format signs such that they can be easily read by pedestrians. 

17.4 Where signage is proposed for buildings with historical character or heritage 
significance (i.e. Listed on the Heritage Register, with Heritage Designation and/or 
located in the Abbott Street and Marshall Street Heritage Conservation Areas) that 
signage should use design inspiration from historical influences (e.g. non-
illuminated and non-animated). 

6.0 Technical Comments 

No department is affected by the variance request. 

7.0 Application Chronology 

Date of Application Received:     December 23rd 2016 
Date Public notification:     February 7th 2017  
  
 
Report Prepared by:    Adam Cseke, Urban Planning Manager 
Reviewed & Approved by:   Ryan Smith, Community Planning Department Manager 
 

Attachments: 

Development Engineering Memo dated January 19th 2017 
DVP17-0005 
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