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1. Call to Order

THE CHAIR WILL CALL THE HEARING TO ORDER:

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

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

(c)   All information, correspondence, petitions or reports that have been received
concerning the subject bylaws have been made available to the public.  The
correspondence and petitions received after September 5, 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



3.1 130 McCurdy Rd, OCP17-0007 (BL11460) and Z17-0021 (BL11461)  - Father Delestre
Columbus (2009) Society Inc

4 - 22

To consider an OCP amendment application from EDINST – Educational / Major
Institutional to MXR – Mixed Use (Residential/Commercial) and to consider a rezoning
application on the subject property from the A1 – Agriculture 1 zone to the C3 –
Community Commercial zone to facilitate the development of a supportive housing
project on the subject property.

3.2 840 Mayfair Rd, Z17-0033 (BL11452) - Benjamin Page-et 23 - 35

To rezone the subject property from RU1 – Large Lot Housing to RU1c – Large Lot
Housing with Carriage House to facilitate the future construction of a carriage house.

3.3 4653 Raymer Rd, Z15-0013 (BL11458)- Ronald Egert 36 - 62

To rezone the subject property to facilitate the development of five single detached
dwellings on the subject property.

3.4 3511 Landie Rd, Z17-0043 (BL11459) - David Dombowsky 63 - 70

To rezone the subject property from RU1 – Large Lot Housing to RU1c – Large Lot
Housing with carriage House to facilitate the future development of a carriage house.

3.5 3050 Sexsmith Road - Z17-0060 (BL11465) - CK16 Property Group Ltd. BC1098771 71 - 91

To consider a rezoning application on the subject property from the A1 – Agriculture
Zone to the I6 – Low Impact Transitional Industrial Zone.

3.6 4609 Lakeshore Road - OCP16-0023 (BL11468)  & Z16-0068 (BL11469)  - Novation
Design Studio

92 - 120

To amend the Official Community Plan to change the future land use designation on
the subject property from S2RES – Single / Two Unit Residential to MRL – Multiple
Unit Residential (Low Density), and to rezone the subject property from RU1 – Large
Lot Housing to RM2 – Low Density Row Housing and P3 – Parks &  Open Space to
facilitate the development of low density row housing.

3.7 2755 McCurdy Road, OCP16-0004 (BL11472), TA11-0010 (BL10876) & Z16-0030
(BL11473)- Prodev GP Ltd. and 1378310 Alberta Ltd.

121 - 184

To amend the Official Community Plan to change the future land use designation of
and to rezone portions of the subject property to facilitate a 153 unit multiple unit
residential hillside development.

4. Termination

5. Procedure on each Bylaw Submission

(a)     Brief description of the application by City Staff (Land Use Management);
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(b)     The Chair will request that the City Clerk indicate all information, correspondence,
petitions or reports received for the record.

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

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

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

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

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

(e)     Once the public has had an opportunity to comment, the applicant is given an
opportunity to respond to any questions raised.  The applicant is requested to keep the
response to a total 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: August 14, 2016 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (AC) 

Application: Z17-0021 & OCP17-0007 Owner: 
Father Delestre Columbus 
(2009) Society Inc. No. S-55623. 

Address: 130 McCurdy Rd  Applicant: 
Freedom’s Door (Tom 
Smithwick) 

Subject: OCP Amendment and Rezoning Application  

Existing OCP Designation: EDINST – Educational / Major Institutional  

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

Existing Zone: A1 – Agriculture 1 

Proposed Zone: C3 – Community Commercial 

 

1.0 Recommendation 

THAT Official Community Plan Map Amendment Application No. OCP17-0007 to amend Map 4.1 in the 
Kelowna 2030 – Official Community Plan Bylaw No. 10500 by changing the Future Land Use designation of 
Lot 2, Section 26, Township 26, ODYD, Plan 39917, located at 130 McCurdy Rd, Kelowna, BC from the 
EDINST – Educational / Major Institutional designation to the MXR – Mixed Use (Residential/Commercial) 
designation, be considered by Council; 

THAT Rezoning Application No. Z17-0021 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot 2, Section 26, Township 26, ODYD, Plan 39917, located at 130 
McCurdy Rd, Kelowna, BC from the A1 - Agriculture 1 zone to the C3 – Community Commercial 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 OCP Map Amending Bylaw and the Rezoning Bylaw be 
considered subsequent to the outstanding conditions identified in Attachment “A” associated with the 
report from the Community Planning Department dated August 14th 2017. 
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2.0 Purpose  

To consider an OCP amendment application from EDINST – Educational / Major Institutional to MXR – 
Mixed Use (Residential/Commercial) and to consider a rezoning application on the subject property from 
the A1 – Agriculture 1 zone to the C3 – Community Commercial zone to facilitate the development of a 
supportive housing project on the subject property. 

3.0 Community Planning 

Staff supports the Official Community Plan (OCP) amendment and rezoning applications. The applicant, 
Freedom’s Door, has partnered with the property owner, Knight of Columbus (KofC), to develop a 4 storey 
supportive housing building which also incorporates a new KofC space. The supportive housing project run 
by Freedom’s Door is intended to house graduates of the recovering addicts program facilitated by 
Freedom’s Door. 

The proposed C3 zone supports the supportive housing land use with ground floor commercial. The 
applicant and Staff contemplated the C4 zone but the C3 zone was determined to be a more suitable zone 
because the site is located outside an urban centre. The site is roughly 650 metres north of the Rutland 
Urban Centre.  

If the rezoning is approved, Staff will review the form and character of the proposed building through a 
Development Permit application. Staff has encouraged the proponent to carefully consider the heritage 
registered property to the north and how the proposed project will interact and transition to the 
surrounding single family neighbourhood. While the existing condition of the surrounding properties is 
single family dwellings, the majority of the Rutland Road corridor is designated MRL – Multiple Residential 
(Low Density) which supports three storey apartment or townhouse style development. Currently, Staff are 
not tracking any variances associated with the proposed development.  

The City has only one policy statement related to supportive housing initiatives. That policy states: 

“Support the provision of housing for all members of the community, including those in 
core housing need or requiring special needs housing (transitional, age in place, 
emergency or shelter).”  

There is no policy that regulates how supportive housing should be distributed throughout the City or with 
regards to proximity of schools and other land uses. Therefore, Staff reviews the merits of each application 
on a case by case basis. In this case, the site and the existing building have deteriorated over time. The 
proposed development will provide a new space for the KofC, while providing social housing run by 
Freedom’s Door, cleaning up the overall site.  

Generally, apartment style developments are mainly permitted within MRM and MXT OCP designations 
which predominately occur within urban centres. However, there are exceptions whereby those OCP 
designations exist outside of urban centres and they generally occur along arterial roads (such as Clement 
Avenue). Despite the subject property being located outside an official urban centre, the subject property is 
located at the corner of two major arterial roads and adjacent to a small commercial node and as a result, 
Staff support the use of an apartment building at this location.  

3.1 Public Notification 

As per Council Policy 367 regarding public notification, the applicant held a public open house on April 6th 
2017. 
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4.0 Proposal 

4.1 Project Description 

If the rezoning is approved, the applicant is proposing to build an apartment building. The apartment 
building is proposed to be utilized as a supportive housing facility in order to provide graduates of the 
Freedom’s Door recovery program a safe, affordable and supportive housing option. The project details 
could change prior to Development Permit consideration, however, currently the proposal includes: 

 a 4 storey apartment building; 

 a 34 stall surface parking lot; 

 50 bicycle parking stalls; 

 49 supportive housing units on floors 2, 3, & 4; 

 a ground floor consisting of: 
o two commercial retail units (718ft2 per unit) facing MCCurdy Rd; 
o one caretaker suite on ground floor facing north; 
o communal Kitchen; 
o communal Dining area; 
o amenity space; 
o storage areas; 
o board room & office space. 

If Council supports the rezoning, the applicant will finalize the design and Staff will update the project 
description in the Development Permit report. 

4.2 Site Context 

The subject property is located in the north Rutland area, is connected to urban services, and is located 
within the Permanent Growth Boundary.  

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU1 – Large Lot Housing Residential 

East 
P2 - Education & Minor Institutional  
C2 – Neighbourhood Commercial 

Institutional 
Commercial 

South RU6 – Two Dwelling Housing Residential 

West RU1 – Large Lot Housing Residential 
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Subject Property Map: 130 McCurdy Rd 

 

4.3 Zoning Analysis Table 

The zoning analysis table shows the requirements of the C3 zone compared to the proposal: 

Zoning Analysis Table 

CRITERIA C3 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 

Max. Floor Area Ratio 1.0 commercial only 1.0 

Max. Site Coverage 50% 28.8% 

Max. Height 15m or 4 storeys 14m (4 storeys) 

Min. Front Yard Setback 
(Rutland Rd N) 

3.0m 6.0m 

Min. Side Yard Setback (North) 7.0m 7.0m 
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Min. Flanking Side Yard Setback 
(McCurdy Rd) 

2.0m 6.0m 

Min. Rear Yard Setback 6.0m >6.0m 

Other Regulations 

Min. Parking Stalls 

1 caretaker suite (1.5 stalls) 
49 Suites (16.33 stalls) 

Commercial (2.33 Stalls) 
= 20.2 stalls 

34 stalls 

Min. Bicycle Stalls 32 50 

Minimum Parking ratio 
Full size: Min 50% 

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

100% full size stalls 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

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. 

Residential Land Use Policies.2   

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

 Ensure context sensitive housing development. 

Relationship to the Street.3 Locate buildings to provide an effective street edge while respecting the 
established, desired streetscape rhythm; 

Relationship to the Street.4 Design buildings with multiple street frontages to give equal emphasis to each 
frontage with respect to building massing, materials, details, and landscaping. 

Support the creation of affordable and safe rental, non-market and/or special needs housing.5  

 Housing Availability. Support the provision of housing for all members of the community, 
including those in core housing need or requiring special needs housing (transitional, age in place, 
emergency or shelter). 

 City-Owned Land. Continue to consider the potential to lease City-owned land to non-profit 
housing societies to assist in the delivery of affordable housing. 

 Housing Opportunities Reserve Fund. Maintain a housing opportunities reserve fund. 

 Use of the Housing Opportunities Reserve Fund. The Housing Opportunities Reserve Fund shall 
be used for the City to develop and partner to deliver affordable housing units. 

                                                      
1 City of Kelowna Official Community Plan, Policy 5.3.2 (Development Process Chapter). 
2
 City of Kelowna Official Community Plan, Objective 5.22 (Development Process Chapter). 

3 City of Kelowna Official Community Plan, Policy 3.1.1 (Chapter 14 Urban Design Guidelines). 
4 City of Kelowna Official Community Plan, Policy 3.1.1 (Chapter 14 Urban Design Guidelines). 
5 City of Kelowna Official Community Plan, Policy 10.3.1-4 (Chapter 10 Social Sustainability). 
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6.0 Technical Comments 

6.1 Building & Permitting Department 

No comment on rezoning. 

6.2 Development Engineering Department 

See attached memorandum dated April 10th 2017. 

6.3 Fire Department 

No comment on rezoning. 

7.0 Application Chronology 

Date of Application Received:  February 27th 2017  
Date Public Consultation Completed: April 6th 2017  
 

Report prepared by:   Adam Cseke, Planner Specialist 
Reviewed by:    Lindsey Ganczar, Urban Planning Supervisor 
Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 

Attachments:  

1. Attachment ‘A’ Development Engineering Memo dated April 10th 2017 
2. Initial Architectural Drawing Package  
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REPORT TO COUNCIL 
 
 
 

Date: August 28, 2017 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (LK) 

Application: Z17-0033 Owner: Benjamin & Perfecta Page-et  

Address: 840 Mayfair Road Applicant: Benjamin Page-et 

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. Z17-0033 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot 5 District Lot 143 ODYD Plan 24833, located at 840 Mayfair 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 THAT final adoption of the Rezoning Bylaw be considered subsequent to the outstanding conditions 
of approval as set out in Attachment “A” attached to the Report from the Community Planning 
Department dated May 10, 2017. 

2.0 Purpose  

To rezone the subject property from RU1 – Large Lot Housing to RU1c – Large Lot Housing with Carriage 
House to facilitate the future construction of a carriage house. 

3.0 Community Planning  

Community Planning Staff support the proposed rezoning application to facilitate the future development 
of a carriage house on the subject property. Rezoning the subject property to add the ‘c’ designation meets 
several of City of Kelowna policy objectives including fostering a mix of housing forms and concentrating 
growth within the Permanent Growth Boundary. The proposed rezoning is also consistent with the 
property’s future land use designation and there are a number of properties in the neighbourhood currently 
zoned both RU1c – Large Lot Housing with Carriage House and RU6 – Two Dwelling Housing. 
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4.0 Proposal 

4.1 Project Description 

The applicant is proposing a single storey, three-bedroom carriage house in the northwest corner of the lot. 
The property does not have a rear lane, therefore all parking for the existing dwelling and the proposed 
carriage house will be from the existing front driveway. Three parking spaces are provided and no variances 
are anticipated, this will allow the project to proceed directly to a Building Permit. 

4.2 Site Context 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North 
RU6 – Two Dwelling Housing 
RU1c – Large Lot Housing with Carriage House 

Single Family Homes, Carriage Houses 

East 
RU6 – Two Dwelling Housing 
RU1 – Large Lot Housing 

Single Family Homes, Carriage Houses 

South 
RU1 – Large Lot Housing 
RU6 – Two Dwelling Housing 

Single Family Homes, Carriage Houses 

West A1 -Agriculture 1 Warehouse/Storage 

 

Site Context Map:      Future Land Use Map: 

      

  

24



Z17-0033 – Page 3 

 
 

Subject Property Map: 840 Mayfair Road 

 

4.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RU1c ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Lot Area 550 m

2
 971 m

2
 

Lot Width 16.5 m 19.81 m 

Lot Depth 30 m 50 m 

Development Regulations 
Max. Site Coverage (Buildings) 40% 18.07% 

Max. Site Coverage (Buildings & 
driveway & parking) 

50% 21.13% 

 
Max. Accessory Site Coverage 20% 9.19% 

Max. Accessory Building Footprint 130 m² 89.19 m² 

Max. Net Floor Area 100 m² 89.19 m² 

Max. Net Floor Area to Principal 
Building 

75% 51.27% 

Maximum Height (Flat Roof) 4.8 m 3.66 m 

Side Yard (north) 2.0 m 10.13 m 
Side Yard (south) 2.0 m 2.36 m 

Rear Yard 2.0 m 2.0 m 
Min. Distance to Principal Building 3.0 m 16.07 m 

Other Regulations 
Minimum Parking Requirements 3 stalls 3 stalls 

Min. Private Open Space 30 m
2
 +30 m

2
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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. 

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

Healthy Communities. 3
 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.  

Carriage Houses & Accessory Apartments.4 Support carriage houses and accessory apartments 
through appropriate zoning regulations. 

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 Mayfair Rd.  

 If a fence is ever constructed between the units a clear width of 1100mm is required to be 
maintained for access 

  

                                                      
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, Policy 5.22.7 (Development Process Chapter). 
4 City of Kelowna Official Community Plan, Policy 5.22.12 (Development Process Chapter). 
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6.4 BMID - Irrigation District 

 Refer to Water letter sent from BMID dated May 12, 2017. Please contact BMID to ensure fees and 
requirements are addressed 

6.5 FortisBC - Electric 

 There are FortisBC Inc (Electric) (“FBC(E)”) primary distribution facilities along Mayfair 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. 

 For more information, please refer to FBC(E)’s overhead and underground design requirements: 

FortisBC Overhead Design Requirements 
http://fortisbc.com/ServiceMeterGuide 

 
FortisBC Underground Design Specification  
http://www.fortisbc.com/InstallGuide 

 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).   

 Please have the following information available in order for FBC(E) to set up the file when you call. 

Electrician’s Name and Phone number 
FortisBC Total Connected Load Form 
Other technical information relative to electrical servicing 

 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:  April 3, 2017  
Date Public Consultation Completed: April 18, 2017  
 
 
Report prepared by:   Lydia Korolchuk, Planner 

Reviewed by:    Terry Barton, Urban Planning Manager 

Approved for Inclusion by:  Ryan Smith, Community Planning Department Manager 

 

Attachments:  

Attachment A: Development Engineering Memorandum & BMID Letter 
Attachment B: Site Plan 
Attachment C: Conceptual Elevations 
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REPORT TO COUNCIL 
 
 
 

Date: August 28, 2017 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (LK) 

Application: Z15-0013 Owner: Ronald Egert 

Address: 4653 Raymer Road Applicant: Oasis Design 

Subject: Rezoning Application  

Existing OCP Designation: S2RES – Single/Two Unit Residential 

Existing Zone: RU1 – Large Lot Zoning 

Proposed Zone: RU4 – Low Density Cluster Housing 

 

1.0 Recommendation 

THAT Rezoning Application No. Z15-0013 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot 2 District Lot 580A SDYD Plan 15364, located at 4653 Raymer 
Road, Kelowna, BC from the RU1 – Large Lot Housing zone to the RU4 – Low Density Cluster Housing zone, 
be considered by Council;  

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

AND THAT the Annexed Easement 127688E Over Part Lot 1 Plan 15364 Described in 127688E located at 
4643 Raymer Road, Kelowna, BC, be discharged prior to Building Permit Occupancy approval. 

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the applicant registering on 
title a 4.5 m SRW in favor of the City of Kelowna as described in Schedule “A”; 

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the outstanding conditions 
of approval as set out in Attachment “A” attached to the Report from the Community Planning 
Department dated September 28, 2016;  

AND FURTHER THAT final adoption of the Rezoning Bylaw be considered subsequent to the completion 
of a Natural Environment Development Permit for the subject property. 

2.0 Purpose  

To rezone the subject property to facilitate the development of five single detached dwellings on the 
subject property. 
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3.0 Community Planning  

Community Planning Staff supports the proposed 5-unit low density cluster housing project on the subject 
0.95-acre lot. The application is consistent with the Official Community Plan (OCP) Future Land Use 
Designation of S2RES – Single Two Unit Residential. It meets all of the Zoning Bylaw Regulations for RU4 – 
Low Density Cluster Housing. 

The parcel is located in the North Mission – Crawford area and is accessed off of Gordon Drive. The parcel is 
mid-block between Hubbard Road and Hammer Avenue. Adding density at this location will be supported 
by nearby parks, schools, transit and bike routes. 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. This project is also consistent with several other OCP Urban infill policies including 
‘Compact Urban Form’ and ‘Sensitive Infill’. 

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

4.0 Proposal 

4.1 Project Description 

The RU4 – Low Density Cluster Housing zone is utilized to preserve natural or environmentally sensitive 
features. This site is unique as it is adjacent to a formerly designated creek (North Fork Bellevue Creek) 
along the south side of the property. A 4.5 m Statutory Right of Way (SROW) will be provided along the 
Raymer Road frontage and along the south side of the parcel to allow City work crews access for 
maintenance purposes when required as it remains part of the City’s drainage system.  

As redevelopment within this area has been very limited to date, the dwellings have been designed well 
below the maximum height allowed within the zoning regulations. Each two-storey building has a low 
sloped roof to transition with the surrounding neighbourhood which mainly consists of one or 1 ½ storey 
dwellings. The site density is increasing from one unit to five but will remain below the maximum allowed 
within the zoning regulations for a parcel of this size. The parcel size would allow a maximum of six units on 
the parcel.  

The proposed development consists of five single family dwellings with double attached garages. All units 
are three bedrooms, with an unfinished basement that could be developed with an additional bedroom if 
required. All on-site parking 
requirements are met with 
additional visitor parking 
spaces provided along the 
north side of the common drive 
aisle. Private amenity space in 
the form of decks along with a 
large accessible common green 
space extends along the south 
side of the parcel. The green 
space to the south of the 
dwellings and the large building 
setback on the north side of the 
parcel ensures privacy is 
provided for the adjacent 
neighbours.  
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The Zoning Bylaw requires 10 parking stalls (two per dwelling) be provided. Designated visitor stalls are not 

required for the development of single family dwellings. The development is providing an additional eight 

visitor parking stalls along the north side of the parcel to ensure that visitors to the site are able to park off-

street. 

4.2 Site Context 

The subject property is located mid-block between Hubbard Road and Hammer Avenue on Raymer Road. 
The site is designated S2RES – Single/ Two Unit Residential and is within the Permanent Growth Boundary.  

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North 
RU1 – Large Lot Housing, RU1c – Large Lot 
Housing with Carriage House 

Single Dwelling House, Carriage House 

East RU1 – Large Lot Housing Single Dwelling House 

South RU1 – Large Lot Housing Single Dwelling House 

West RU1 – Large Lot Housing Single Dwelling House 

 
Context Map      Future Land Use 
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Subject Property Map:  

 

4.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RU4 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Maximum Density 17 dwellings/ ha. 13 dwellings/ ha. 

Site Coverage (Buildings) 35% 23.5% 

Site Coverage (Buildings, driveways 
& parking areas) 

45% 43.27% 

Height 9.5 m or 2 ½ storeys 7.7 m & 2 storeys 

Front Yard 4.5 m 5.51 m 

Side Yard (south) 3.0 m 12.32 m 

Side Yard (north) 3.0 m 11.71 m 

Rear Yard 6.0 m 6.10 m 

Other Regulations 
Minimum Parking Requirements 10 stalls 18 stalls 
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Creek School  
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Okanagan Mission 
Secondary School  
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5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

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. 

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)  

 A Geotechnical report is required to address the sub soil conditions, water table, site drainage and 
minimum flood level at time of building permit application.  

 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 Department 

 Refer to Attachment “A” dated September 28, 2016. 

6.3 Fire Department 

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

                                                      
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). 
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•    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 and unit 
numbers for the strata.  

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

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

7.0 Application Chronology  

Date of Application Received:  March 6, 2015  
Date Public Consultation Completed: July 26, 2017  
 
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: Site Plan & Floor Plans 
Attachment C: Conceptual Elevations & Renderings 
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REPORT TO COUNCIL 
 
 
 

Date: August 28, 2017 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (LK) 

Application: Z17-0043 Owner: David Dombowsky 

Address: 3511 Landie Road Applicant: Harmony Homes 

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. Z17-0043 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot A District Lot 134 ODYD Plan EPP16841, located at 3511 Landie 
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 FURTHER THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration. 

 

2.0 Purpose  

To rezone the subject property from RU1 – Large Lot Housing to RU1c – Large Lot Housing with carriage 
House to facilitate the future development of a carriage house. 

3.0 Community Planning  

Community Planning Staff support the proposed rezoning application to facilitate the future construction 
of a carriage house on the subject property. The subject property is located within the Permanent Growth 
Boundary in the South Pandosy/ KLO Sector of Kelowna. The parcel is designated as S2RES- Single/ Two 
Unit Residential in the Official Community Plan (OCP). Rezoning the subject property to add the ‘c’ 
designation meets several City policy objectives including fostering a mix of housing forms and 
concentrating growth within the Permanent Growth Boundary. The increase in density is supported by 
local amenities such as parks, school, transit and recreational opportunities in the immediate area. The 
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proposed rezoning is also consistent with the property’s future land use designation and there are a number 
of properties in the neighbourhood that are currently zoned as RU1c. 

In accordance with Council Policy No. 367, the applicant submitted a Neighbour Consultation Form 
outlining that the neighbours within 50m of the subject property were notified of the proposed rezoning 
application.  

4.0 Proposal 

4.1 Project Description 

The proposal is to rezone the parcel from the RU1 – Large Lot Housing zone to the RU1c _ Large Lot 
Housing with Carriage House zone. The applicant is proposing a single storey, two-bedroom carriage 
house. The application meets all of the Zoning Bylaw Regulations for the development of a single storey 
carriage house. 

The carriage house will be located at the rear of the parcel. As there is no lane access for the site, the 
existing front driveway will be shared between the existing single family dwelling and the new carriage 
house.  

4.2 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 RU2 – Medium Lot Housing Single Family Dwelling 

West RM3 – Low Density Multiple Housing Multiple Dwelling Housing 

 

Site Context Map:      Future Land Use Map: 
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Subject Property Map: 3511 Landie Road 

 

4.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RU1c ZONE REQUIREMENTS PROPOSAL 

Existing Lot/Subdivision Regulations 
Lot Area 550 m

2
 716 m

2
 

Lot Width 16.5 m 17.43 m 

Lot Depth 30 m 41.08 m 

Development Regulations 
Max. Site Coverage (Buildings) 40% 39% 

Max. Site Coverage (Buildings & 
driveway & parking) 

50% 47.57% 

 
Max. Accessory Site Coverage 20% 12.54% 

Max. Accessory Building Footprint 130 m² 89.84 m² 

Max. Net Floor Area 100 m² 89.84 m² 

Max. Net Floor Area to Principal 
Building 

75% 47.3% 

Maximum Height (to mid-point) 4.8 m 4.1 m 

Maximum Height (to peak) 6.4 m 5.36 m 
Side Yard (northwest) 2.0 m 2.0 m 
Side Yard (southeast) 2.0 m 5.35 m 

Rear Yard 2.0 m 2.91 m 
Min. Distance to Principal Building 3.0 m 12.16 m 
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Other Regulations 
Minimum Parking Requirements 3 stalls 3 stalls 

Min. Private Open Space 30 m
2
 +30 m

2
 

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 neighborhood with respect to building design, height and siting.  

Healthy Communities. 3
 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.  

Carriage Houses & Accessory Apartments.4 Support carriage houses and accessory apartments through 
appropriate zoning regulations. 

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. 

 A third party work order may be required with the Development Engineering Department for an 
upgraded water line and sewage connection. These requirements are to be resolved prior to 
issuance of the Building Permit. 

 HPO (Home Protection Office) approval or release is required at time of Building Permit 
application. 

 At time of Building Permit application, the spatial calculations are to be provided from the 
designer. 

 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 May 25, 2017. 

  

                                                      
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, Policy 5.22.7 (Development Process Chapter). 
4 City of Kelowna Official Community Plan, Policy 5.22.12 (Development Process Chapter). 
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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 Landie Road. 

6.4 Fortis BC - Electric 

 There are FortisBC Inc (Electric) (“FBC(E)”) primary distribution facilities along Landie 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. 

 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:  May 24, 2017  
Date Public Consultation Completed: July 12, 2017  
 
Report prepared by:   Lydia Korolchuk, Planner 

Reviewed by:    Terry Barton, Urban Planning Manager 

Approved for Inclusion by:  Ryan Smith, Community Planning Department Manager 

Approved for Inclusion: 

Attachments:  

Attachment A: Development engineering Memorandum 
Attachment B: Site Plan 
Attachment C: Conceptual Elevations 
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CARRIAGE HOME AREA 967SF/89.84SM
DRIVEWAY AREA 1681.63SF/156.23SM

MAX SIZE OF CARRIAGE HOME
75% OF PRIMARY 1515SF/140.75SM
REMAINING AREA 548SF/50.91SM

20% MAX LOT COVERAGE 1541.26SF/143.19SM
REMAINING AREA 574.26SF/53.35SM

LOT COVERAGE
MAX HOUSE & CARRIAGE @40% 3082.53SF/286.38SM
HOUSE + CARRIAGE 1984.18SF/184.34SM

MAX WITH DRIVEWAY @50% 3853.16SF/357.97SM
HOUSE+CARRIAGE+GARAGE 3665.81SF/340.57SM

TYPICAL WALL ASSEMBLY

RSI
OUTSIDE AIR FILM

CLADDING

STRAPPING

SHEATHING MEMBRANE

SHEATHING

STUD WALL

INSULATION

VAPOUR BARRIER

INTERIOR SHEATHING

INSIDE AIR FILM

TOTAL EFFECTIVE RSI VALUE:

REQUIRED RSI VALUE:

MATERIALHRV:
0

VINYL SIDING 0

0

BUILDING PAPER 0

7/16" OSB 0

2X6 @24" O.C.
0

R22

6 MIL POLY 0

1/2" DRYWALL 0

0

0

0

0

0

0

YES

TYPICAL CEILING ASSEMBLY

MATERIAL RSI
OUTSIDE AIR FILM

ROOFING

STRAPPING

SHEATHING MEMBRANE

SHEATHING

INSULATION ABOVE TRUSS

TRUSS SPACING

BOTTOM CHORD HEIGHT

VAPOUR BARRIER

INTERIOR SHEATHING

INSIDE AIR FILM

TOTAL EFFECTIVE RSI VALUE:

REQUIRED RSI VALUE:

HRV:
0.03

ASPHALY SHINGLES 0.08

0

15# FELT 0

7/16" OSB 0.11

R40 7.04

24" O.C.

2X4 1.96

6 MIL POLY 0

1/2" DRYWALL 0.08

0.11

0

0

7.19

6.91

YES

TYPICAL FOUNDATION ASSEMBLY

RSI
OUTSIDE AIR FILM

OUTSIDE INSULATION

DAMP PROOFING

FOUNDATION WALL

AIR SPACE

STRAPPING WALL

INSULATION

VAPOUR BARRIER

INTERIOR SHEATHING

INSIDE AIR FILM

TOTAL EFFECTIVE RSI VALUE:

REQUIRED RSI VALUE:

MATERIALHRV:
0.03

0

NO 0

200mm CONCRETE 0.08

0

2.11
R12 RIGID

0

0

0.12

0

0

2.34

1.96

0

YES
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REPORT TO COUNCIL 
 
 
 

Date: August 28, 2017 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (AC) 

Application: Z17-0060 Owner: 
CK16 Property Group Ltd. 
BC1098771 

Address: 3050 Sexsmith Rd Applicant: 
Protech Consulting - Grant 
Maddock 

Subject: Rezoning Application  

Existing OCP Designation: IND-L – Industrial Limited 

Existing Zone: A1 – Agriculture  

Proposed Zone: I6 – Low Impact Transitional Industrial 

 

1.0 Recommendation 

THAT Rezoning Application No. Z17-0060 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot 30, Section 3, Township 23, ODYD, Plan 18861, located at 3050 
Sexsmith Rd, Kelowna, BC from the A1 – Agriculture Zone to the I6 – Low Impact Transitional Industrial 
Zone, be considered by Council;  

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

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

 To the outstanding conditions identified in Attachment “A” associated with the report from the 
Community Planning Department dated July 11th 2017. 

2.0 Purpose  

To consider a rezoning application on the subject property from the A1 – Agriculture Zone to the I6 – Low 
Impact Transitional Industrial Zone. 

3.0 Community Planning 

Staff support the rezoning application from the A1 zone to the I6 zone. The Official Community Plan (OCP) 
designates the property as Industrial Limited (IND-L) which was created for the I6 zone.  
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The Industrial – Limited Future Land Use (IND-L) designation was established in 2011 after public 
consultation associated with the 2030 OCP review. The IND-L designation and I6 zone allow for a range of 
low-impact industrial land uses that are intended to act as a transition between the general industrial areas 
to the south and east and the rural residential areas to the north and west. The permitted uses, 
development regulations, screening requirements, parking restrictions, outdoor storage restrictions, and 
other regulations in the I6 zone are designed to mitigate the industrial uses on nearby residential, rural and 
agricultural uses in this area.  

4.0 Proposal 

4.1 Project Description 

If the rezoning is supported by Council, the project will need a form and character development permit 
which will also be considered by Council. The applicant is proposing to build a multi-phased industrial 
development. The ultimate plan is to have 4 industrial buildings. The south-west building is the first 
building to be built. Currently, Staff are not tracking any variances associated with their proposal. 

4.2 Site Context 

The subject parcel is located within the Arab/Appaloosa area. The subject property is designated as 
Industrial – Transitional (IND-T) in the OCP and the lot is within the Permanent Growth Boundary. 
Specifically, the adjacent land uses are as follows: 

Orientation Zoning Land Use 

North A1 - Agriculture Agriculture/industrial/residential 

East 
A1 – Agriculture & 

I6 – Low Impact Transitional Industrial 
Agriculture/industrial/residential 

South I2 – General Industrial Industrial 

West A1 - Agriculture Agriculture/industrial/residential 
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Subject Property Map: 3050 Sexsmith Rd 

 

4.3 Zoning Analysis Table 

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

Zoning Analysis Table 

CRITERIA Proposed I6 

Development Regulations 

Buildings 
Max FAR n/a  No Limit 

Max Site Coverage 8.8%  50% 

Max Height 7.6m  
2 ½ stories & 

9.5 m  

Min Front Yard Setback 4.5 m 
4.5 m 

6.0 m for garages / carports 

Min Side Yard Setback (east) 
Min Side Yard Setback (west) 

43. m 
4.5m 

- 3.0 m for residential bldgs. 
- 4.5 m for industrial bldgs. 
- 7.5 m for industrial bldgs. when adjacent to a non-

industrial future land use. 

Rear Yard 66.6m 
- 7.5 m for all bldgs. 
- 30.0 m when adjacent to a non-industrial future 

land use. 

Other Regulations 
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Outdoor Storage 
 Proposed I6 

Location n/a 
Not permitted in the setback areas and shall be 

consolidated into a single area per lot 

Minimum Landscape buffer 

 Proposed I6 

Front 3.0 m 3.0m 

Rear opaque barrier 3.0m or opaque barrier 

Side (east) opaque barrier 3.0m or opaque barrier 

Side (west) opaque barrier 3.0m or opaque barrier 

Parking 

 Proposed I6 

Parking lots over 50 vehicles – 
Minimum landscape island 

n/a 2m
2
 per parking stall = 314 m

2
 

Outdoor Display 
 Proposed I6 

Location n/a 
Outdoor display / sales (& non-accessory parking) 

shall not encroach into the landscape areas 

 

 

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. 

Industrial Land Use Policies 
Objective 5.28.3 Focus industrial development to areas suitable for industrial use. 

Industrial Supply Protection.4 Protect existing industrial lands from conversion to other land uses 
by not supporting the rezoning of industrial land to preclude industrial activities unless there are 
environmental reasons for encouraging a change of use. 
 
Secondary Housing in Light Industrial Areas.5 Consider the limited expansion of housing as a 
secondary use within industrial buildings in light or transitional industrial areas. 

                                                      
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, Chapter 5 (Development Process Chapter).  
3
 City of Kelowna Official Community Plan, Objective 5.28, Chapter 10 (Development Process Chapter). 

4
 City of Kelowna Official Community Plan, Policy 5.28.1, Chapter 5 (Development Process Chapter). 

5
 City of Kelowna Official Community Plan, Policy 2, Objective 5.29, Chapter 5 (Development Process Chapter). 
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Public and private open space. 6 Design industrial developments to include outdoor break areas, 
green space, bicycle racks, skylights and windows in work areas, and linkages to recreational 
opportunities (e.g. linear parks). 
 
Transitional Industrial Design Guidelines.7 
In areas designated for Industrial – Limited use, these guidelines must be considered as well as all 
other guidelines in this section. 

Policy # Description 

18.1 
Industrial development adjacent to residential land uses must be planned, landscaped and 
screened to maintain the privacy of residential uses. 

18.2 
Where new industrial development is occurring adjacent to residential uses, window openings 
shall be placed to reduce the opportunity for overlook and be off set from residential 
windows. 

18.3 
Unfinished concrete block shall not be used as an exterior building material for principal 
facades or where the façade faces a residential land use. 

18.4 Where loading doors face the street, they shall be set back from the main building plane. 

18.5 The primary entrance of the main building on site should face the roadway. 

18.6 
Where security concerns limit windows and other openings, building design should employ 
other design techniques to avoid creating long blank walls. 

18.7 
Rooftop screening of mechanical and electrical equipment must be provided using materials 
consistent with the treatment of principal facades. 

18.8 
All lighting shall be oriented facing the site, pointed in a downward direction and constructed 
at the lowest practical elevation to minimize light trespass over surrounding properties. 

18.9 Tall, broadcast or flood lights are not permitted. 

18.10 
Where possible, parking and outdoor storage should be located behind buildings or other 
structures. Where parking and storage is not behind buildings, it must be screened with 
landscaping or fencing. 

18.11 Unpaved parking and storage surfaces should be made dust free through design or treatment. 

 

6.0 Technical Comments 

6.1 Development Engineering Department 

See attached memorandum dated July 11th 2017. 

6.2 Building & Permitting Department 

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

2. Demolition Permit required for any existing structures 
3. 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.  
                                                      
6
 City of Kelowna Official Community Plan, Policy 7.5, Chapter 14 (Urban Design Development Permit Areas). 

7
 City of Kelowna Official Community Plan, Chapter 14 (Urban Design Development Permit Areas). 
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4. 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.  

5. 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. 

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

a. Any alternative solution must be accepted by the Chief Building Inspector prior to the 
release of the Building Permit 

b. Location, Heights, Colors of mechanical systems and the required screening are to be 
determined at time of DP 

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

d. If there is to be a caretaker unit located on this lot it should be defined as part of the 
DP. 

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

8. 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, undermining & underpinning of 
existing foundation, additional snow drift on neighbour roofs, excessive noise from mechanical 
units, vibration damage during foundation preparation work, water infiltration systems, etc. 

9. 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. 

10. 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.  

11. Washroom requirements for base building are to be addressed in the building permit 
application. This will be addressed at time of building permit application 

12. 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. 

6.3 Fire Department 

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

2. Should a hydrant be required on this property it shall be operational prior to the start of 
construction and shall be deemed a private hydrant - 225 L/Sec is required for Industrial 

3. This building shall be addressed off of the street it is accessed from with unit numbers  
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4. 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  

5. Fire Department access is to be met as per BCBC 3.2.5. including the main entrance to be within 
3-15 metres from the closest access route. Is Road B to be the required turn around as the 
access road exceeds 90  

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

7. All requirements of the City of Kelowna Fire and Life Safety Bylaw 10760 shall be met for 
communications and high buildings  

8. Fire alarm system is to be monitored by an agency meeting the CAN/ULC S561 Standard.  
9. Contact Fire Prevention Branch for fire extinguisher requirements and placement.  
10. Fire department connection is to be within 45M of a fire hydrant - unobstructed.  
11. Ensure FD connection is clearly marked and visible from the street  
12. sprinkler zone valves shall be accessible as per fire prevention bylaw (10760) - no higher than 7 

feet.  
13. dumpster/refuse container must be 3 meters from structures or overhangs or in a rated room in 

a parkade  
14. Upon completion, an owners certificate and copy of NFPA 25 shall be provided for the sprinkler 

system. 
 

 

7.0 Application Chronology 

Date of Application Received:  July 7th 2017  
Date Public Consultation Completed: July 8th 2017 
 

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

Attachments:  

Attachment ‘A’ Development Engineering Memo dated July 11th 2017 
Initial Architectural Drawing Package  
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PHASE 1 BLDG

PHASE 2 BLDG

PHASE 4 BLDGPHASE 3 BLDG
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REPORT TO COUNCIL 
 
 
 

Date: August 28, 2017 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (TB) 

Application: OCP16-0023 Z16-0068 Owner: 
Cabianca Holdings Ltd., Inc. 
No, BC0496656 

Address: 4609 Lakeshore Road Applicant: 
Paul Schuster 

Novation Design Studio 

Subject: Official Community Plan Amendment, Rezoning 

Existing OCP Designation: 
S2RES – Single / Two Unit Residential 
PARK – Major Park / Open Space (Public) 
 

Proposed OCP Designation: 
MRL – Multiple Unit Residential (Low Density) 
PARK – Major Park/ Open Space (Public) 

Existing Zone: RU1 – Large Lot Housing 

Proposed Zone: RM2 – Low Density Row Housing 
P3 – Parks & Open Space 

 

1.0 Recommendation 

THAT Official Community Plan Map Amendment Application No. OCP16-0023 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 Lot A, DL 167, ODYD, Plan KAP85172, except Plan EPP52184, located at 4609 Lakeshore Road, 
Kelowna, BC from the S2RES - Single / Two Unit Residential designation to the MRL – Multiple Unit 
Residential (Low Density) designation, as shown on Map “A” attached to the Report from the Community 
Planning Department dated August 28, 2017, be considered by Council; 
 
AND THAT Rezoning Application No. Z16-0068 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of portions of Lot A, DL 167, ODYD, Plan KAP85172, except Plan 
EPP52184, located at 4609 Lakeshore Road, Kelowna, BC from the RU1 – Large Lot Housing zone to the 
RM2 – Low Density Row Housing zone and P3 – Parks & Open Space as shown on Map “B” attached to the 
Report from the Community Planning Department dated August 28, 2017 be considered by Council;  
 
AND THAT the Official Community Plan Map Amending Bylaw and the Rezoning Bylaw be forwarded to a 
Public Hearing for further consideration;  
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AND THAT Council considers the Public Hearing public process to be appropriate consultation for the 
Purpose of Section 879 of the Local Government Act, as outlined in the Report from the Community 
Planning Department dated August 28, 2017; 
 
AND THAT final adoption of the Official Community Plan Map Amending Bylaw and the Rezoning Bylaw be 
considered subsequent to the applicant being required to register on the subject property a Section 219 no 
disturb/no build restrictive covenant to ensure the ongoing protection of Environmentally Sensitive Areas; 
 
AND THAT final adoption of the Official Community Plan Map Amending Bylaw and the Rezoning Bylaw be 
considered subsequent to the dedication of an approximate 15.0 m riparian area along Bellevue Creek as 
measured from top of bank and attuned to maintain a minimum 1.5 m setback from all proposed buildings; 
 
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 August 28, 2017;  
 
AND FURTHER THAT final adoption of the Official Community Plan Map Amending Bylaw and the 
Rezoning Bylaw be considered subsequent to a Staff-issued Natural Environment Development Permit; 
 
AND FURTHER THAT final adoption of the Official Community Plan Map Amending Bylaw and the 
Rezoning Bylaw be considered in conjunction with Council’s consideration of Development Permit for Form 
and Character for the subject property. 

2.0 Purpose  

To amend the Official Community Plan to change the future land use designation on the subject property 
from S2RES – Single / Two Unit Residential to MRL – Multiple Unit Residential (Low Density), and to rezone 
the subject property from RU1 – Large Lot Housing to RM2 – Low Density Row Housing and P3 – Parks & 
Open Space to facilitate the development of low density row housing. 

3.0 Community Planning  

Community Planning supports the Official Community Plan (OCP) Amendment and subsequent rezoning 
to facilitate the development of low density row housing at 4609 Lakeshore Rd. The proposed 
development increases density and housing diversity in the neighbourhood, while preserving and 
protecting the Environmentally Sensitive Areas (ESA). 

The development is consistent with OCP objectives regarding Compact Urban Growth by increasing 
density in an area of the City that has existing infrastructure and services. It is anticipated the increase in 
density will help support nearby commercial uses and municipal services such as transit and nearby parks.  
Rezoning to RM2 – Low Density Row Housing is consistent with the OCP Policy of Sensitive Infill by 
providing ensuring a building height of 2 stories consistent with that of the existing single family area to the 
east.   

As a function of this development, the applicant will be protecting two Environmentally Sensitive Areas 
(ESA) on the subject property; a spring-fed creek at the north-east corner, and the Bellevue Creek riparian 
area on the south portion. The spring-fed creek at the north-east corner will be protected through the use 
of a Section 219 Restrictive Covenant for no-disturb consistent with the Environmental Assessment that 
was completed in April 2017. The riparian area on the south portion of the property along Bellevue Creek 
will be dedicated to the City ensuring long term protection and maintenance of the ESA.  

93



OCP16-0023 and Z16-0068 – Page 3 

 
 

Staff has reviewed the OCP application, and it may move forward without affecting either the City’s 
Financial Plan or Waste Management Plan. 

 

4.0 Proposal 

4.1 Background 

In 2007 an OCP Amendment and Rezoning application was submitted to rezone the subject property to C2 
for the development of a professional building. It was not supported by Staff and was ultimately turned 
down by Council as it was inconsistent with existing land use policies. Subsequent inquiries over the years 
regarding commercial development on the property have not been favorable. As per Staff 
recommendation, a new applicant has come forward with a residential proposal that does not include any 
commercial. 

The applicant applied in September 2016, and in preliminary staff reviews it was determined that an 
unmapped creek was located on the north-western corner of the property. As such, the applicant hired an 
Environmental Consultant to determine the appropriate riparian setback along the creek, and amended the 
proposed site plan to accommodate these setbacks. 

4.2 Project Description 

The proposed OCP Amendment and Rezoning would facilitate the creation of low density row housing on 
the northern portion of the property (as per Map “A”). The southern portion of the property along Bellevue 
Creek has a Future Land Use of Park, and as such that portion of the property will be rezoned P3 -  Parks & 
Open Space (as per Map “B”) to protect the ESA and riparian area along the creek. A Section 219 Restrictive 
Covenant will be placed on the property to protect the ESA along the unmapped creek along the north-
western corner. An approximate 15.0m riparian area dedication along the south property line bordering 
Bellevue Creek will ensure long term preservation and protection of the ESA. 

The proposed OCP Amendment is in line with supporting higher density residential development in a 
Compact Urban Form, where infrastructure already exists and transit is a viable transportation option. The 
proposed zone is in line with OCP Policy of Sensitive Infill, and the increased density will help support 
nearby commercial uses and contribute to housing diversity. 

The proposed development includes 12 three-bedroom townhome units within 3 buildings. The property is 
accessed from McClure Road, and all parking is located within double garages with room for visitor parking 
in the driveways of the units. The buildings have been kept to a modest 2 storeys to be sensitive to the 
average heights within the Single Family Dwelling neighbourhood. The units along Lakeshore are ground-
oriented to provide an interaction between the public and private realm at a pedestrian level. Ample 
outdoor space is provided in rooftop garden spaces, and high quality exterior finishes have been selected. 

Should Council support the OCP Amendment and Rezoning on the subject property, Staff will work with 
the applicant to issue a Natural Environment Development Permit; and a Development Permit for the Form 
and Character will be brought before Council for consideration. There are no requested variances at this 
time. 

5.0 Site Context 

The subject property is located on the corner of McClure Road and Lakeshore Road, north of Bellevue 
Creek. Nearby is the Surtees’ property which is currently under a Heritage Revitalization Agreement 
Application which would allow increased commercial uses while protecting heritage assets and 
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contributing to the Linear Park network. There is modest neighbourhood commercial located nearby, with 
the majority of the neighbourhood is containing single family dwellings. 

The location is serviced with transportation options including an active transportation corridor and a BC 
Transit Route. It is in close proximity to Lake Okanagan, local parks, and schools. It earns a WalkScore of 42 
based on current amenities in the area. It is anticipated this walk score will increase as more density and 
commercial uses are developed in the area. 

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 P2 – Educational & Minor Institutional Religious Assembly 

West RU1 – Large Lot Housing Single Family Dwelling 

 

Subject Property Map: 4609 Lakeshore Road 
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5.1 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM2 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Floor Area Ratio 0.70 0.39 

Site Coverage (Buildings) 50% 28% 

Site Coverage (Buildings, 
Driveways, & Parking) 

55% 43% 

Height 9.5 m / 2.5 storeys 7.0 m / 2 storeys 

Front Yard 1.5 m 1.5 m 

Side Yard (east) 4.0 m 4.1 m 

Side Yard (west) 1.5 m 1.5 m 

Rear Yard 7.5 m 15.0 m 

Other Regulations 
Minimum Parking Requirements 24 spaces 30 spaces 

Private Open Space 375 m
2
 1500 m

2
 

6.0 Current Development Policies 

6.1 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 neighborhood with respect to building design, height and 
siting. 
 
Protection Measures.3 Protect and preserve environmentally sensitive areas using one or more of 
the following measures, depending on which measures are appropriate to a given situation: 

 Ensure setbacks on adjacent developments are adequate to maintain the integrity of 
the ESA and to minimize hazards created at the interface between natural areas and 
development. For example, ensure housing is setback an adequate distance adjacent to 
an interface area with potential tree, rockfall, flooding or fire hazards. 

 

OCP Amendment Applications.4  Ensure all development is consistent with the 
                                                      
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, Policy 5.15.7 (Development Process Chapter). 
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vision, goals and objectives of the OCP. 
 

7.0 Technical Comments  

7.1 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. 

 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): 

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

 Roof hatches are not allowed under the Building Code to access the town homes 
patio roofs. Access doors on vertical hinges c/w landings are required. Refer to 
comments from the fire department as well. 

 Roofs must be designed for adequate loading of plants and planter boxes which may 
require the review of a structural engineer. 

 Full Perimeter guardrails are required for all roof top decks. The drawings provided don’t clearly 
identify these requirements, but will be reviewed at time of building permit application. The 
appearance of these guards may affect the form and character of the building. Please provide 
connection details of the guards as they connect to the roof structure and how the roof 
membrane is affected 

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

7.2 Development Engineering Department 

 Please see attached Schedule “A”. 

7.3 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  

                                                                                                                                                                                 
4
 City of Kelowna Official Community Plan, Objective 5.39 (Development Process Chapter). 
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 All buildings shall be addressed off of the street it is accessed from. One main address off of 
McClure access 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. 

 Approved Fire Department steel lock box acceptable to the Department is required by the 
entrance and shall be flush mounted should there be a gate.  

 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 

7.4 FortisBC Electric 

 There are FortisBC Inc (Electric) (“FBC(E)”) primary distribution facilities along Lakeshore Road 
and McClure Road.  Based on the plans submitted, it is unclear whether adequate space has 
been provided to accommodate the transformation required to service the proposed 
development.   It is recommended that FBC(E) be contacted as soon as possible to determine 
servicing and land rights requirements for the proposed design.  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. 

 

8.0 Application Chronology  

Date of Application Received:  September 27, 2016  
Date Public Consultation Completed: November 11, 2016 
Date of Revised Drawings Received: August 8, 2017  
 
 
Report prepared by:   Trisa Brandt, Planner 
 
Reviewed by:    Terry Barton, Urban Planning Manager 
 
Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 

Attachments:  

Map “A”: OCP Amendment 
Map “B”: Zoning Bylaw Amendment 
Site Plan 
Conceptual Elevations 
Conceptual Renderings 
Landscape Plan 
Schedule “A”: Development Engineering Memorandum 
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REPORT TO COUNCIL 
 
 
 

Date: August 28, 2017 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (LB) 

Application: OCP16-0004 / TA11-0010 / Z16-0030 Owner: 
Prodev GP Ltd., Inc.No. A87135 
1378310 Alberta Ltd., Inc.No. 
A77231 

Address: 2755 McCurdy Road Applicant: Optus Advisors Inc. 

Subject: Official Community Plan Amendment & Rezoning Application  

Existing OCP Designation: 
REP – Resource Protection Area 
PARK – Major Park / Open Space (Public) 

Proposed OCP Designation: 
MRL – Multiple Unit Residential (Low Density) 
REP – Resource Protection Area 
PARK – Major Park / Open Space (Public) 

Existing Zone: A1 – Agriculture 1 

Proposed Zone: A1 – Agriculture 1 
RHM4 – Hillside Cluster Multiple Housing 

 

1.0 Recommendation 

THAT Council receives, for information, the Report from the Community Planning Department dated 
August 28, 2017 with respect to Official Community Plan Amendment Application OCP11-0011, Zoning 
Bylaw Text Amendment Application No. TA11-0010 and Rezoning Application Z11-0069 for the property 
located at 2755 McCurdy Road; 

AND THAT Bylaws No. 10875 (OCP11-0011), 10877 (Z11-0069) and 10886 (Housing Agreement) be 
forwarded for rescindment consideration and the files be closed; 

AND THAT Official Community Plan Map Amendment Application No. OCP16-0004 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 Lot 1 District Lots 124 and 415 ODYD Plan KAP84653 Except Plan EPP45174, 
located at 2755 McCurdy Road, Kelowna, BC, from the REP – Resource Protection Area designation to the 
MRL – Multiple Unit Residential (Low Density) designation, as shown on Map “A” attached to the Report 
from the Community Planning Department dated August 28, 2017, be considered by Council; 

121



OCP16-0004 / Z16-0030 – Page 2 

 
 

AND THAT Council considers the Public Information Session public process to be appropriate consultation 
for the purpose of Section 475 of the Local Government Act, as outlined in the Report from the Community 
Planning Department dated August 28, 2017; 

AND THAT Bylaw No. 10876 (TA11-0010) be forwarded for rescindment consideration of second and third 
readings; 

AND THAT Rezoning Application No. Z16-0030 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of portions of Lot 1 District Lots 124 and 415 ODYD Plan KAP84653 
Except Plan EPP45174, located at 2755 McCurdy Road, Kelowna, BC, from the A1 – Agriculture 1 zone to 
the RHM4 – Hillside Cluster Multiple Housing zone, as shown on Map “B” attached to the Report from the 
Community Planning Department dated August 28, 2017, be considered by Council; 

AND THAT the Official Community Plan Map Amending Bylaw, the Text Amendment Bylaw and 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 conditions of approval as 
set out in Schedule “A” attached to the Report from the Community Planning Department dated August 
28, 2017; 

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the conditions of approval as 
set out in Schedule “B” attached to the Report from the Community Planning Department dated August 
28, 2017; 

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to registration of a Section 219 
restrictive covenant limiting the number of units to be constructed on the property prior to a traffic impact 
assessment being conducted; 

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

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the issuance of a Hazardous 
Condition and Natural Environment Development Permit by the Community Planning Department 
Manager; 

AND FURTHER THAT final adoption of the Rezoning Bylaw be considered subsequent to the issuance of a 
Preliminary Layout Review Letter and final subdivision approval by the Approving Officer. 

2.0 Purpose  

To amend the Official Community Plan ad Zoning Bylaw No. 8000 to change the future land use 
designation of, and to rezone portions of the subject property to facilitate a 153 unit multiple unit 
residential hillside development. 

3.0 Community Planning 

Staff support the requested amendments and rezoning to facilitate multiple unit residential development, 
known as Terreno, on a portion of the subject property. The proposed development represents a significant 
change in the future land use designation from REP – Resource Protection Area to MRL – Multiple Unit 
Residential (Low Density), and staff considered the application against the objectives of the Official 
Community Plan (OCP) as well as other major City policy documents. This evaluation involved reviewing 
the proposal based on its impact on urban development patterns, infrastructure, and the environmental 
and hillside context. 
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General Merits 

While the proposed development was not anticipated within the timeframe of the OCP, it is within the 
Permanent Growth Boundary (PGB) and does provide several community benefits, namely the dedication 
of the majority of the property to the City. A portion of this dedicated land will be used to accommodate 
the future extension of the Central Okanagan Multi-Modal Corridor (COMC) running north-south through 
the subject property. Since the precise alignment for this corridor is yet to be determined, the proposed 
dedication allows a high degree of flexibility for the City when detailed design of the corridor is pursued. 
The dedicated lands will also provide for the extension and upgrade of McCurdy Road to full urban standard 
in the future. Beyond these transportation needs, the dedication protects additional land along Mill Creek 
for habitat preservation, enhancement of riparian areas, and improvements to the linear park corridor. It 
also affords opportunities to formalize recreational trails for public use, with connections to Dilworth 
Mountain Park and the future Okanagan Rail Corridor. 

Urban Development  

The OCP strategy for growth and development in the City is built around the concept of creating complete 
communities by directing development towards Urban and Village Centres. This concept represents good 
planning practice that aims to capitalize on the advantages provided by denser centres. While the subject 
property is within the PGB, it is not within either an Urban Centre or a Village Centre. 

In the case of the proposed development, the nearest accessible Urban Centre is the Midtown Urban 
Centre, which is more than 3 km away by vehicle. Pedestrian access by trails reduces this distance to 
approximately 1.2 km. The eventual extension of McCurdy Road will bring the Rutland Urban Centre to 
within 1.8 km by vehicle. Walkability measurement standards are typically considered to be a 400 m and 
800 m radii from key destinations, representing walking times of approximately 5 minutes and 10 minutes, 
respectively. Based on these standards, and considering future development in the area, it is unlikely that 
future residents of the proposed development would be within convenient walking distance of many 
amenities and services, beyond convenience commercial uses and recreational trails. 

In addition, full development of McCurdy Road is outside of the 20-year timeframe of the OCP, and is not 
identified in the Transit Future Plan for any transit service. Therefore, for at least 20 years, the 
development will be accessible by vehicles exclusively from Mount Baldy Drive, and, as a result, is relatively 
isolated from necessary employment and services typically found in Urban Centres, except by trail. 

Infrastructure 

The OCP 20-Year Major Road Network & Road Classification Plan shows McCurdy Road extending 
westward to connect to Rifle Road at Silver Place. The Plan anticipates only land acquisition, not 
construction, within the timeframe of the OCP. As part of the proposed rezoning, the applicant will 
dedicate the future alignment of McCurdy Road through the site, and pay cash-in-lieu for the City to 
construct the road at a future date. Land acquisition for the section of the eventual McCurdy Road 
connection between Rifle Road and the subject property has not been completed.  

Without the ultimate alignment of McCurdy Road complete, all access to the proposed development will be 
from Mount Baldy Drive, which is a major collector road. As part of this application, Mount Baldy Drive will 
be upgraded and extended along the frontage of the subject property. The Traffic Impact Study for the 
previous application in 2011 identified the need for a traffic signal at the intersection of Mount Baldy Drive 
and Dilworth Drive / Rifle Road prior to the construction of any more than 200 units. The subject application 
proposes 153 units, a substantial reduction from the 343 units previously proposed for the site, and as such, 
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signalization of the intersection is not required. A restrictive covenant will be registered on title limiting the 
development to 153 units, or requiring a new Traffic Impact Study should additional units be proposed. 

Staff also note the timing of this development may put pressure on the City to construct the McCurdy Road 
extension earlier than anticipated. This will be reviewed through the capital planning process in future 
years. Despite this consideration, staff have reviewed this application, and it may proceed without affecting 
either the City’s Financial Plan or Waste Management Plan. 

Environmental & Hillside Context 

Dedication of the eastern portion of the property to the City provides for significant community benefits for 
future transportation connections and protection of riparian areas along Mill Creek. This land also offers 
opportunities for recreational trails through the site.  

The new hillside cluster zone has the goal of facilitating high quality, sensitive hillside development, and 
the applicant has expended time and effort to create a sensitive hillside community. The results are evident 
in the design, layout and siting of the proposal, which features buildings that step back in accordance with 
the natural slope, minimize grading, and maximize the preservation of environmentally sensitive and 
visually significant features. Environmental restoration will be required for natural areas that are disturbed 
as part of the development process. 

Public Consultation 

As staff understand it, the applicant completed public consultation in accordance with Council Policy No. 
367. The applicant team held a public open house on July 31, 2017 where display boards presented project 
information and members of the applicant team were available to answer questions. A total of 1,679 
invitations were mailed out to nearby postal routes, including and extending beyond the required 
notification area. The applicant confirmed that 15 people attended the open house. Approximately five 
raised concerns about increased traffic to Mount Baldy Drive, and a few attendees asked about the existing 
trail network. Aside from those concerns with traffic, the applicant reported that most attendees indicated 
support for the general appearance of the development. 

Text Amendment 

The purpose of the RHM4 – Hillside Cluster Multiple Housing zone is to provide for comprehensively 
planned clusters of low rise, low density apartment housing with urban services. The goal is to minimize 
impacts of development on the natural environment, topography, open space, and visual character of 
Kelowna. It is consistent with the MRL future land use designation as per the OCP, and building forms may 
include low rise apartments, stacked townhouses and townhouses. To improve building articulation and 
integration into hillside areas, the RHM4 zone has specific regulations pertaining to height and step backs, 
differentiating it from other low density multiple dwelling housing zones that also fit within the MRL 
designation. 

On July 29, 2014, Council gave third reading to Bylaw No. 10876 for the text amendment to introduce the 
RHM4 zone. Should Council support this OCP Amendment and Rezoning application, final adoption of 
Bylaw No. 10876 is required in conjunction with adoption of the Rezoning Bylaw. 

Conditions of Adoption 

Should Council choose to support this application, the applicant must address several items prior to 
adoption of the Rezoning Bylaw, summarized as follows: 

 Complete engineering and servicing requirements, as noted in Schedule “A”; 
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 Complete parks requirements, as noted in Schedule “B”, including the subdivision and transfer of 
land to the City; 

 Register a covenant limiting the number of units to be constructed on the property to 153 prior to a 
traffic impact study being conducted; 

 Apply for and receive issuance of a Hazardous Condition and Natural Environment Development 
Permit related to subdivision and development of the property; and 

 Apply for and receive issuance of a Preliminary Layout Review Letter and final subdivision approval 
by the Approving Officer. 

Following bylaw adoption, Urban Design Development Permits would be required for the form and 
character of the proposed development. It is expected the developer would use the conceptual plans 
submitted as part of this application to form the basis of future development on the site, in keeping with 
the RHM4 zone. 

4.0 Proposal 

4.1 Background 

Previous Development Application 

In 2011, an application was made to amend the future land use designation and rezone the subject property 
to allow for multiple unit residential development. The proposal that ultimately went before Council was 
for 343 units in row housing and low-rise apartment buildings. The area to be rezoned for development 
generally covered the same portion of the property as the current application, with more buildings and 
greater density across the development clusters. 

Following Public Hearing on July 29, 2014, Council gave second and third readings to Official Community 
Plan Map Amending Bylaw No. 10875 and Rezoning Bylaw No. 10877 for the subject property, under 
applications OCP11-0011 and Z11-0069, respectively. The applicant chose not to move forward with that 
application, cancelling it in May 2016 and submitting a new development proposal under the subject 
application. Staff are requesting that Council rescind all readings on the above-noted bylaws. 

In conjunction with the previous development proposal, Text Amendment application TA11-0010 was 
made to create the new RHM4 zone. The previous applicant worked closely with staff to develop a zone 
that allows for low density multiple unit residential development in hillside settings. Council gave second 
and third readings to Zoning Bylaw Text Amending Bylaw No. 10876 on July 29, 2014. Should Council 
choose to support the subject OCP amendments and rezoning, staff are requesting that the Text Amending 
Bylaw be adopted in conjunction with the Rezoning Bylaw. 

A portion of land was previously hooked with the subject property across Mill Creek, north of the Marshall 
Business Park. This land was subdivided from the subject property in 2015, following authorization from the 
Agricultural Land Commission for subdivision in the ALR. 

Infrastructure Considerations 

The City’s 20-Year Servicing Plan & Financing Strategy uses the OCP as a guide to plan for future 
infrastructure needs. Where the OCP anticipates significant growth and development, the 20-Year 
Servicing Plan will ensure that infrastructure is in place to accommodate such growth. Knowing this, 
contemplating a significant development outside of what is expected in the OCP becomes challenging, as it 
may require reconsideration of elements of the 20-Year Servicing Plan. This can have far-reaching 
consequences to other plans and documents, such as the Development Cost Charge (DCC) Bylaw. 
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This is a significant development outside of the OCP, and as part of the 2011 applications, the applicant and 
staff applied substantial resources to consider transportation infrastructure requirements, as well as water 
and sanitary services. After review, staff did not feel that any of the infrastructure requirements warranted 
revision of the DCC program.  

4.2 Project Description 

The applicant is seeking to develop a total of 153 multiple unit residential dwelling units on the site in a mix 
of row housing and low-rise apartment housing over three phases, known as Terreno. Development is 
concentrated on the west side of the lot between the western property line and the existing gas utility 
right-of-way. The proposed development area is approximately 7.0 hectares, with the remaining 18.4 
hectares to be dedicated to the City for park and transportation purposes or protected as open space under 
restrictive covenant. The units are divided between four general clusters on three proposed properties. 

Lot Description Location Units Site Features 

Lot A (Phase I) 
1.85 ha (4.57 ac) 

North of McCurdy Road 
extension 

45 unit apartment 
building 
9 townhouse units 
 

South-facing draw and 
tributary of Mill Creek 
along southern 
boundary 

Lot B (Phase II) 
1.31 ha (3.24 ac) 

South of McCurdy Road 
extension  

24 unit apartment 
building 

North-facing slopes and 
draw 

Lot C (Phase III) 
3.87 ha (9.56 ac) 

Knoll to southern 
development boundary  

27 unit apartment 
building 
18 unit apartment 
building 
30 townhouse units 

Well-defined knoll in the 
north portion and south-
facing draw in the south 
portion 

 

The applicant will be responsible for constructing and dedicating an extension of Mount Baldy Drive along 
the frontage of this development, and this will serve as access for all three lots. Strata roads will connect 
the various development clusters within the site, with an emergency access road across Mill Creek to the 
existing terminus of McCurdy Road to the east.  

The alignment of McCurdy Road through the subject property will be dedicated to the City, and the 
applicant will pay cash-in-lieu for the construction of this portion of McCurdy Road to full arterial standard. 
Until such time that construction is warranted, it will remain as an emergency access, which also provides a 
pedestrian and cycling connection to Highway 97 and rapid transit service. 

In addition to the dedication of the McCurdy Road extension, the remaining land will be dedicated to the 
City under the existing REP designation and A1 zone. This will serve both park and transportation purposes, 
with parkland along Mill Creek and land for the future COMC alignment, which is planned to run north-
south through the property between the gas utility right-of-way and Mill Creek. The undevelopable land 
south of Lot C may either be dedicated to the City or be retained in private ownership with restrictive 
covenants to prohibit development on these steep slopes. 
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The development and road 
network have been designed and 
sited to minimize impacts on the 
prominent hillside and the natural 
environment. Grading will be 
minimized and suitable 
landscaping will be required to 
mitigate the visual impact where 
exposed cuts or fill slopes are 
needed. The building design will 
be sensitive to the hillside 
context, featuring reduced 
massing and increased building 
articulation in accordance with 
the RHM4 zone and applicable 
design guidelines. Significant 
riparian restoration will also be 
required along Mill Creek to 
compensate for the 
environmental impacts of the 
development and extension of 
McCurdy Road. 

Based on preliminary engineering 
work, water and sanitary services 
are expected to be extended from 
Highway 97 along the future 
McCurdy Road alignment to 
service the property. The site is 
within the Black Mountain 
Irrigation District (BMID) water service area, and a booster station is needed to provide adequate flows to 
the site. The development is expected to tie into new City sanitary infrastructure at the intersection of 
Highway 97 and McCurdy Road. 

4.3 Site Context 

The subject property is located in the City’s Highway 97 Sector between the Dilworth Mountain 
development to the west and Mill Creek to the east. The property is approximately 25.4 ha (62.8 ac) in area 
and is undeveloped, aside from some farm buildings in the northeast portion that were part of the original 
Marshall Feedlot. The property contains a mix of knolls and draws in the west, steep slopes through the 
centre, and relatively flat land in the east towards Mill Creek. The property is bisected by a statutory right-
of-way for a FortisBC gas pipeline, which runs roughly parallel to the Creek.  

The majority of the property is located within the PGB, with the exception of the northeast portion. All 
proposed development is within the limits of the PGB. Additionally, most of the property east of the utility 
right-of-way is within the Agricultural Land Reserve (ALR), and no development is proposed in this area.  

The subject parcel has Future Land Use designations of REP – Resource Protection Area and PARK – Major 
Park and Open Space, and is currently zoned A1 – Agriculture 1. Adjacent land uses are as follows: 
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Orientation Zoning Land Use 

North A1 – Agriculture 1  Open space 

East 

A1 – Agriculture 1 
Mill Creek 
Agriculture 

P3 – Parks and Open Space Mill Creek Linear Park  

I2 – General Industrial Industrial (Marshall Business Centre) 

 
South 

A1 – Agriculture 1 Former CN rail line 

A1 – Agriculture 1 
Open space 

P3 – Parks and Open Space 

 
West 
 
 
 

RM5 – Medium Density Multiple Housing Vacant land 

P3 – Parks and Open Space Dilworth Mountain Park 

RM3 – Low Density Multiple Housing  
Multiple dwelling housing (Monashee Rise 
townhouses) 

RM4 – Transitional Low Density Housing  
Multiple dwelling housing (Dilworth Heights 
apartments) 

A1 – Agriculture 1 Agriculture 

 

Map 1: Subject Property                Map 2: Surrounding Designations & Zoning 
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7.0 Current Development Policies  

7.1 Kelowna Official Community Plan (OCP) 

Chapter 5: Development Process 

Objective 5.2 Develop sustainably. 

Policy 5.2.3 Complete Suburbs. Support a mix of uses within Kelowna’s suburbs (see Map 5.1 - Urban Core 
Area), in accordance with “Smart Growth” principles to ensure complete communities. Uses that should be 
present in all areas of the City (consistent with Map 4.1 - Future Land Use Map), at appropriate locations, 
include: commercial, institutional, and all types of residential uses (including affordable and special needs 
housing) at densities appropriate to their context. Building heights in excess of four storeys will not be 
supported within the suburban areas, unless provided for by zoning existing prior to adoption of OCP Bylaw 
10500. 

Policy 5.2.4 Complete Communities. 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. 

Objective 5.3 Focus development to designated growth areas. 

Policy 5.3.1 Permanent Growth Boundary. 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. 

 Policy 5.3.2 Compact Urban Form. 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. 

Policy 5.3.3 Phasing. Require development to proceed in a logical, sequential order, concurrently with 
availability of required urban services. 

Objective 5.10 Ensure opportunities are available for greater use of active transportation and transit 
to: improve community health; reduce greenhouse gas emissions; and increase resilience in the face of 
higher energy prices. 

Policy 5.10.1 Maximize Pedestrian / Cycling Connectivity. Require that pedestrian and cyclist movement 
and infrastructure be addressed in the review and approval of all City and private sector developments, 
including provision of sidewalks and trails and recognition of frequently used connections and informal 
pedestrian routes. With new developments, require dedication of on-site walking and cycling paths where 
necessary to provide links to adjacent parks, schools, transit stops, recreation facilities, employment nodes, 
cul-de-sacs and large activity areas. 

Objective 5.14 Provide parks for a diversity of people and a variety of uses.  

Policy 5.14.2 Dedication of Linear Parks. At subdivision and rezoning for all development types secure a 
minimum 10-metre wide linear corridor for public access as included in Table 5.1 Linear Park – Public Access 
and/or are shown on Map 5.9 – Linear Corridors / Paths. The 10-metre wide corridor may be in addition to, 
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and outside, any riparian management area requirements imposed through the Environmental 
Development Permit (see Chapter 12) requirements of the OCP. On the private property side of the public 
access corridor, the City may, as necessary, consider stipulating additional “no disturb” zones. Lot line 
adjustments or other subdivision applications not resulting in the creation of new lots suitable for the 
construction of buildings permitted under the applicable zoning will be considered exempt from this policy. 
Linear trail corridors can have the following tenure which will be determined by staff at the time of 
subdivision or rezoning: 

• Titled property in the name of the city as a park, protected area, or 

• Road reserve right of way; or 

• Statutory right of way. 

Objective 5.15 Ensure environmentally sustainable development. 

Policy 5.15.3 Environmentally Sensitive Area Linkages. Ensure that development activity does not 
compromise the ecological function of environmentally sensitive areas and maintains the integrity of plant 
and wildlife corridors. 

Policy 5.15.12 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 5.15.13 Access Through Steep Slopes. Discourage roads (public or private) through +30% slope 
areas intended to access lands beyond, except in cases where it can be demonstrated the road will be 
sensitively integrated (visual and aesthetic impacts minimized) with the natural environment and will 
present no hazards to persons or property, environmental threats or unreasonable servicing or 
maintenance challenges. 

Objective 5.22 Ensure context sensitive housing development.  

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

Objective 5.33 Protect and enhance local agriculture. 
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Policy 5.33.1 Protect Agricultural Land. Retain the agricultural land base by supporting the ALR and by 
protecting agricultural lands from development, except as otherwise noted in the City of Kelowna 
Agricultural Plan. Ensure that the primary use of agricultural land is agriculture, regardless of parcel size. 

Objective 5.39 Ensure all development is consistent with the vision, goals and objectives of the OCP. 

Policy 5.39.2 Servicing Plan. The 20 Year Servicing Plan and Financing Strategy has been developed 
assuming that growth will occur as noted in this Official Community Plan. Development in locations or of 
types not anticipated in this plan may trigger a requirement for an impact study to be prepared at 
developer expense so that impacts on the 20 Year Servicing Plan and Financing Strategy can be identified 
and addressed. The impact studies, may include, but will not necessarily be limited to preparation of 
advance road plans that identify all vehicle, transit, cycle route, and trail linkages and provide a mix of trail, 
local, collector and major roads necessary to create a balanced road system on and off-site. 

Chapter 7: Infrastructure 

Objective 7.8 Provide more active transportation infrastructure to: increase resilience in the face of 
higher energy prices; improve community health; and reduce greenhouse gas emissions. 

Policy 7.8.3 New Residential Developments. Ensure that new residential developments and subdivisions 
have active transportation links to the nearest arterial or major collector roads at developer cost. 

Policy 7.8.9 Utility and R.O.W. Corridors. Seek cooperation for the pedestrian / bicyclist use of utility and 
right-of-way corridors. Should the right-of-way no longer be needed for utility purposes, the City would 
seek to preserve these corridors for future linear paths as part of the pedestrian and bicycle networks. 

Objective 7.12 Provide active and passive parks for a diversity of people and a variety of uses. 

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, 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. 

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 manmade natural 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. 
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8.0 Technical Comments 

Development Engineering 

 See Attachment 3: Schedule “A” dated May 29, 2017. 

Fire Department 

 No concerns with zoning. Will comment on each development stage of the various proposed 
properties. 

FortisBC – Electric  

 There are FortisBC Inc (Electric) primary distribution facilities along Mt. Baldy Drive and McCurdy 
Road. However, due to the size and configuration of the subject property, it is likely that extension 
work will be required to bring service to potential building sites, the cost of which may be 
significant.  To date, arrangements have not been completed to meet the requirements to service 
the proposed development. 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. 

FortisBC – Gas  

 Please be advised FortisBC has reviewed the above mentioned referral. Please be advised that we 
have no objection to this proposal. It has been noted that there are a few proposed access road 
crossings over FortisBC right-of-way. The proposal for construction of these access roads will 
require an engineering analysis and may require a pipeline inspection/upgrade. All costs must be 
borne by the applicant. In order to assess the proposal to construct the access roads, please kindly 
provide the following: 

o Geotechnical report should confirm the depth of the gas pipeline, soil types involved and 
confirm the impact of the proposed works over the gas pipeline in terms of vertical and 
horizontal ground movement. 

o How will the proposed works affect the gas pipeline in totality. 

o Provide complete civil drawings showing plan and profile view in relation to FortisBC gas 
pipeline. 

o Cross-sections in relation to FortisBC gas pipeline. 

o Design elevations. 

 In order to construct the access roads, the FortisBC transmission pressure gas pipeline needs to be 
inspected and/or upgraded. Since the works are initiated by the applicant, all costs will be borne by 
the applicant.  

 Geo-technical investigation works will be required to get the above data. Please kindly submit a 
permit application through our new and quick automated permit system at 
www.fortisbc.com/rightofway. If you have any questions please call 1-877-599-0996. A FortisBC 
inspector must be onsite during all works. FortisBC suggests that investigation works are done on 
top of the gas pipeline at every 10m but it is up to the discretion of the applicant/contractor. 

 The customer will need to apply for a permit within 10m or crossing the transmission pressure 
pipeline or within the right of way. They can use our new system at 
www.fortisbc.com/rightofway.  No blasting, rock hammering activities should be done within the 
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vicinity of the FortisBC gas pipeline. The stockpiling of excavated building or other materials within 
the right of way is prohibited. There is no deterioration of soil stability or drainage patterns within 
or adjacent to the right of way. No preloading within or adjacent to the right of way.  

Interior Health 

 An initial review has been completed and no health impacts associated with this proposal have 
been identified. As such, our interests are unaffected by this development proposal. 

Parks & Buildings Planning 

 See Attachment 4: Schedule “B” dated June 28, 2017. 

Ministry of Transportation and Infrastructure 

 Preliminary Approval is granted for the rezoning for one year (from October 27, 2016) pursuant to 
Section 52(3)(a) of the Transportation Act. 

School District No. 23 

 No objections to the application as proposed. If approved and moves forward to building permit 
phase, it will trigger the School Site Acquisition Charge which applies to residential development 
where new (additional) residential lots or dwellings are created through subdivision or new 
construction. Further details on the charge can be found in Division 10.1 of the Local Government 
Act. 

9.0 Application Chronology 

Date of Application Received:  May 19, 2016  
Date Public Consultation Completed: July 31, 2017  

Report prepared by:  Laura Bentley, Planner II 

Reviewed & Approved for  
Inclusion by: Ryan Smith, Community Planning Department Manager 
 
 

Attachments: 

Attachment 1: Map “A” OCP Amendments 
Attachment 2: Map “B” Rezoning 
Attachment 3: Schedule “A” Development Engineering Memorandum 
Attachment 4: Schedule “B” Parks & Buildings Planning Memorandum 
Attachment 5: Zoning Bylaw Text Amending Bylaw No. 10876 
Attachment 6: Proposed Development Plan 
Attachment 7: Public Information Meeting Report 
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CITY OF KELOWNA 
 

MEMORANDUM 
 
 
Date: June 28th, 2017 
 
File No.: Z16-0030 – OCP11-0011        
 
To:  Suburban and Rural Planning (LB) 
 
From:  Park and Landscape Planner (LC) 
 
Subject: 2755 McCurdy Road – Terreno Development - Lot A, plan KAP83361, District 

Lots 124 and 415 except plan KAP83915, and closed road shown on plan 
KAP___ District Lot 124 ODYD.  

 
 
Infrastructure Planning, Parks Planning, comments and requirements regarding this rezoning 
application: 
 
 
1.        Parks & Public Places Requirements. 
 
 

a) The applicant will transfer the land area called ‘Parkland Dedication’ of ~6.59 ha 
to the City for park objectives as shown on the applicant’s Development Area 
plan L0-3; the land shall be transferred to the City under the existing A1 zone. 
The applicant will transfer the land area called ‘Potential Parkland’ of ~7.45 ha to 
the City as natural area, as it is undevelopable due to its steep topography. 
Alternatively, the land area called ‘Potential Parkland’ must be placed under a 
no-build/no-disturb covenant.   
 

b) The land transferred to the City shall be kept in a natural, undisturbed condition 
except where approved by the City.  Natural, undisturbed condition means no 
damage to natural vegetation; no regrading; no material and construction storage; 
and/or no contractor equipment parking.  In order to minimize impacts of adjacent 
development activity these no disturb areas should be delineated with temporary 
fencing as per page 20 of the Parkland Acquisition Guidelines which can be found 
at:  
https://www.kelowna.ca/sites/files/1/docs/parks-
rec/2010_parkland_acquisition_guidelines.pdf 

 

 
c) While trail construction by the developer will not be a requirement, the applicant will be 

required prove out a trail connection between the existing Dilworth Mountain Park in 
the west, to the existing gas ROW in the east. The trail must be to City of Kelowna 
Class 6 trail standards, (see page 14 of the Linear Parks Master Plan  
https://www.kelowna.ca/sites/files/1/docs/parks-rec/2009-11-

18_linear_parks_master_plan-web.pdf), without the construction of any structures (steps, 

staircases etc.).  The preferred trail alignment will run parallel to the existing contour 
lines as much as possible but it may be necessary to include some switchbacks 
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d) Any publicly accessible trails within the development area will be required to be placed 

under a statutory ROW. Signage installed to be per City of Kelowna standard. 

e) The applicant will be required to obtain an 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. 

The site may potentially include hazardous trees as determined by a registered 
professional forester (RFP) or recognized equivalent. Removal of hazardous trees to 
ensure adequate public safety must be conducted by the developer.  All tree removals 
need to be identified in the Development Permit Application. 

Note: access to natural area parkland for City of Kelowna maintenance operations to 
be planned for during site subdivision. 

f) The owner will be required to delineate the private property lines adjacent to public 
lands.  The treatment and details will be reviewed by the City as part of the 
Development Permit Application. 

g) Buildings must be set back 10 metres from steep slope edges per City of Kelowna 
Wildfire Interface Area Guidelines (2030 Official Community Plan) 

h) All disturbed slopes that are not “landscaped” will be seeded with an appropriate native 
grassland seed mix to prevent establishment of noxious weeds.  Developer to contact 
Parks Services to determine an appropriate seed mix.  If the first application is not 
successful, the applicant must be prepared to re-seed several times until a grass cover 
is established. 

i) A ‘Hazardous Conditions Development Permit’ and ‘Environmental Development 
Permit’ will be required with consideration given to rock fall, environmental fencing, 
and protection against invasive species and erosion during and after construction. 
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PRODEV LIMITED PARTNERSHIP & 1378310 ALBERTA LTD.

OPTUS ADVISORS INC. 
Terrence W. Johnston

Suite 200, 540 Grove Ave 
Kelowna, BC 

Tel.: 236-420-0070 
Cel.: 403-923-6145 

REZONING
& OCP AMENDMENT

PURPOSE

Prodev Limited Partnership and 1378310 Alberta Ltd. wish to develop 153 townhouse and 

apartment units on lands located in the Glenmore/Clifton/Dilworth Sector of Kelowna between 

Mill Creek and Mount Baldy Drive. The proposed development would generally be bordered by 

existing residential development to the west, the Fortis Gas right-of-way to the east, agricultural 

land to the north and potential park land to the south. The site falls within the Permanent 

Growth Boundary and lies immediately adjacent to the Core Area as defined by the 2030 

Official Community Plan.  

The proposed development area 

constitutes 7.0 hectares of land 

within an overall property of 25.4 

hectares. Of the remaining 

portions, a thirty-five meter wide 

right-of-way would be dedicated 

to the City of Kelowna for the 

construction of the proposed 

COMC arterial. This dedication 

would be under the terms of an 

existing covenant. In addition, 

lands lying between the above-

mentioned right-of-way and Mill 

Creek would be dedicated to the 

City of Kelowna as park land. 

This would also be done under 

the terms of an existing 

covenant. An additional portion 

of the property lying between the 

proposed lots A and B and 

extending from the Fortis right-

of-way to Mt. Baldy Drive would 

The proposed 
development 
area constitutes 
7.0 hectares of 
land within an 
overall property 
of 25.4 hectares. 
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be dedicated to provide a road 

reserve for future extension of 

McCurdy Road to connect with 

Mount Baldy Road. Remaining 

portions of the site, located 

between the COMC right-of-way 

and the proposed development 

area, would be the subject of 

discussions with the City of 

Kelowna with the potential for 

the sale of this remainder to 

supplement the park land 

already slated for dedication.  

The proposed development 

would contain 153 apartment 

and townhouse units divided 

between three lots. A 45 unit 

apartment building and 9 

townhouses would be sited in 

Lot A, located on the portion of 

the site north of the proposed 

McCurdy Road reserve. 

Immediately south of this 

proposed reserve would be Lot 

B, a parcel with a single 24 unit 

apartment building. South of this 

would be Lot C, composed of 

two apartment buildings of 27 and 18 units sharing a parking structure on the knoll, and a 30 

unit townhouse development on land to the south.  

The proposed 
development 
would contain 
153 apartment 
and townhouse 
units…
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Each development lot will be zoned RHM4. Lands outside the development area would retain 

the current A1 zoning with the exception of the proposed parkland which would be designated 

P3.

Where practical within each lot, portions of the site will be set aside as natural open space. 

These will either be lands preserved in their natural condition or restored to resemble that 

condition. The result will be that significant portion of the 7.0 hectare development area would 

remain as natural open space. These open space areas would be located predominantly on 

slopes facing the City core and be contiguous with the undeveloped residual lands.  

FUTURE LAND CONSIDERATIONS 

The Lands that are the subject of this application currently comprise a single title in fee simple 

private ownership.  A copy of the Certificate of Title is enclosed. 

Proposed Subdivision 

The development proposed contemplates subdivision and creation of three development 

parcels totaling 7.0 ha with rezoning suitable for strata residential development. The remaining 

lands totaling 18.4 ha will remain in Agriculture A1 and Parkland zoning.  

These remaining lands are subject to two Covenants in favor the City of Kelowna: 

Covenant LB105210  Highway Reservation Agreement: The City of Kelowna shall be 

entitled to dedication of a highway corridor for the Central Okanagan Bypass of thirty 

Compensation of $10.76 per square meter shall be paid to the land owner for the 

highway area within the reserve in excess of twenty (20) meters  in width. 

The residual 
lands totaling 
18.4 ha will 
remain in 
Agriculture A1 
and Parkland 
zoning. 
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Covenant LB105212  Park Reserve: The City of Kelowna shall be entitled to the 

dedication of the Park Reserve in the area between Mill Creek and the road dedication 

for the Central Okanagan Bypass. Based on the proposed highway location the Park 

Reserve area is estimated to be 7.4 ha. 

After deducting the areas 

identified in the two Covenants, 

the residual A1 land area will 

be approximately 7.5 ha. It is 

proposed that these lands be 

acquired by the City of Kelowna 

at fair market value, or for other 

considerations amenable to 

both the Owners and the City, 

and be combined with the 

Covenant areas and lands set 

asside for access right-of-ways 

to create a city owned public 

amenity/transportation area of 18.4 ha. Easements over these newly created public lands 

permitting recreational usage and storm water drainage for the proposed development are 

requested. 

The lands referred to in this section are illustrated in the figure on page one of this section. 

Mt. Baldy Right of Way Acquisition 

The Mt. Baldy Drive right-of-way required to service this development contemplates the 

acquisition of additional lands from two adjoining landowners. Approximately 529 square 

meters will be acquired from the owner of Plan 35886, Lot 4 and approximately 4,859 square 

Easements over 
these newly 
created public 
lands permitting 
recreational 
usage and storm 
water drainage 
for the proposed 
development are
requested.
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meters will be acquired from the owner of Plan 36774, Lot A. Agreements to purchase will be 

finalized with each owner upon receipt of COK land use approval and prior to subdivision 

application. 

DIRECT COMMUNITY BENEFITS

The public benefits offered by this development proposal are described below: 

Transportation

The proposed development secures for the City of Kelowna a right-of-way and a road reserve 

necessary to the extension of the civic road network. A 35-meter-wide right-of-way for the 

proposed COMC will be dedicated as per Covenant LB105210 cited above. Land falling 

between Lots A and B will be dedicated as a road reserve for the extension of McCurdy Road. 

Land will be dedicated at the western junction of Lots B and C to create a right-of-way for 

access. Lands outside the site will be purchased and dedicated for the extension of Mount 

Baldy Drive. Traffic impacts are 

anticipated to be minimal and 

COK Transportation and 

Engineering have advised that a 

Traffic Impact Assessment is 

not required at this time. 

Park Dedication

The proposed development will 

result in 6.6 hectares of land 

being transferred to the City for 

Traffic impacts 
are anticipated 
to be minimal 
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use as park. An additional 7.5 hectares would be offered to the City for purchase. This 

represents a potential 14.1 hectare increase in City park land that would not only provide a 

contiguous link with the existing park network on Dilworth Mountain but would connect that 

park system to the riparian areas of Mill Creek, preserving the highly visible slopes above Mill 

Creek as a both a public amenity and a habit.  

SITE & CONTEXT

The site is currently in a largely 

undeveloped state, 

characterized by a central knoll 

and slopes that descend to Mill 

Creek. There is limited tree 

cover on the slopes, with the 

majority of the site being 

covered by grassland. The 

banks and lands immediately 

adjacent to Mill Creek are 

heavily vegetated.  

The Dilworth Heights, an 

apartment building development composed of four three storey structures, and Monashee 

Rise, a duplex development, are immediately west of the site. These developments are zoned 

RM4 and RM3 respectively. A single family home, on a lot under A1 zoning, is located west of 

the proposed Mount Baldy Road extension. Lands to the north are undeveloped with an A1 

zoning. To the east, beyond Mill Creek, and to the south are lands with various commercial and 

industrial zones. 
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OCP & Planning Context

Current Generalized Future Land Use Map 

The site falls within the Permanent Growth 

Boundary and lies immediately adjacent to the 

Core Area as defined by the 2030 Official 

Community Plan. It is located within the 

Glenmore-Clifton-Dilworth sector. The proposed 

design assists the City in realizing several 

objectives outlined in the OCP. Among these is 

the creation of a linear park along the west side 

of Mill Creek, complementing existing parkland 

on the east side (OCP table 5.1). The land to be 

dedicated is well in excess of the 10 meters 

wide corridor prescribed in 5.14.2 and has the 

potential to be supplemented by a connection to 

The site falls 
within the 
Permanent 
Growth 
Boundary.
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the park lands above on Dilworth Mountain. In addition to the park land dedication, land will 

also be dedicated to meet the requirements for road reserves as prescribed under the same 

section. This will allow the City to improve road connectivity and efficiency in the area. 

The development also addresses appropriate sections of the OCP Residential Land Use 

Policies. In areas of challenging topography, the built form will either be cluster housing (Lots A 

and C) or apartment housing (Lots A, B and C) which allows for preservation of slopes and 

sensitive areas in accordance with 5.22.1.  Further, structures and roadways will be placed to 

ensure that, in addition to those areas dedicated for park, significant portions of each lot will be 

preserved as contiguous open space. As a consequence, the majority of the property will retain 

its existing character at the end of the development cycle.  

The proposed extension of the McCurdy Road, to be undertaken by the City and facilitated by 

the dedication of the necessary road reserve would provide a direct link between the site and 

the City core. In addition the dedication of the COMC right-of-

transportation goals.  

The Terreno plan balances development with preservation, creating a community with an 

emphasis on retaining natural environment, connections to park amenities and access to trails. 

It is consistent with the objectives of the OCP and compatible with Kelowna's vision of the 

future.

Zoning

Currently the site is zoned as A1. It is anticipated that after subdivision, the portions of the site 

between the COMC right-of-way and the Mill Creek will become P3 area. The development 

areas would be divided into three parcels with RHM4 zoning. The remaining portions would 

remain as A1. 

The
development 
also addresses 
appropriate 
sections of the 
OCP Residential 
Land Use 
Policies.

156



REZONING
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Environmental 

While no development occurs without some disruption to the natural environment, every effort 

has been made to site proposed roads and structures so as to minimize site disturbance. In 

addition, proposed restoration areas and storm water management practices will serve to 

reinforce most valuable ecosystems on the site. Detention, controlled release and infiltration of 

storm water from the developed area will assist in maintaining water flows and ground water 

recharge in this area. 

Above the riparian area, disturbed slope will be returned to the semblance of a natural 

condition and the landscaping adjacent to development will be sensitive to surrounding 

environment, respecting natural plant pallets and incorporating drought tolerant materials in 

keeping with City of Kelowna guidelines. The intention is to blend the built and the natural 

environment into a seamless whole.  

Walking and Cycling

The development plan anticipates pedestrian connections between each development lot and 

well used trail running along the Fortis Gas right-of-way. It further anticipates the potential for 

the City to build a trail connecting the Fortis trail to the park network on Dilworth Mountain. This 

trail link would be located south of Lot C. This would increase both the utility and the number of 

users on the Fortis trail.  

It should be noted that, although the trail on the Fortis Gas right-of-way is used by the general 

public as a recreational amenity, it is located on private property. This portion of the site is not 

part of the land dedications required by existing covenants. 

The
development 
areas would be 
divided into 
three parcels 
with RHM4 
zoning.
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Access to the trail on the Fortis right-of-way will be greatly improved by the proposed 

emergency access road connecting to the existing McCurdy stub. This will allow both 

pedestrians and cyclists to easy cross Mill Creek and enjoy the Dilworth highlands.  

SITE PLANNING STRATEGY

The proposed development seeks to cluster structures and integrate them into the exiting land 

forms so as to minimize site disruption and preserve existing slopes. In order to minimize visual 

impact from the core area, the apartment buildings are located so as to be partially obscured 

by existing land forms from various angles. The use of natural colors and textures will allow the 

buildings to blend with their surroundings. 

… development 
seeks to cluster 
structures and 
integrate them 
into the exiting 
land forms…
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REZONING
Pg.11 & OCP AMENDMENT

Major access to Lots B and C will be provided by an access road running west of the central 

knoll. This will hide it entirely from the City core area. The road access to Lot A will be similarly 

hidden by topography. 

The following drawings represent design intent only but will be subject to adjustment and 

refinement. 

LOT A  TOWNHOUSE / APARTMENT DEVELOPMENT

The Lot A occupies 1.85 hectares (4.57 acres) of land and contains a water channel along its 

southwestern edge. This site will contain one apartment building with 45 moderately sized 

apartments on its north portion and 9 townhouses south of a central access road connecting to 

an extension of Mount Baldy Road. 
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REZONING
Pg.12 & OCP AMENDMENT

While the slope of the ground below the proposed townhouses is moderate, varying from 8 to 

12 percent, the proposed location for the apartment building is steeper, approaching 29 

percent in some areas. The steeper site conditions and an adjacent ridge to the east, allow the 

apartment building to be tucked back into the slope, reducing its visual impact when viewed 

from the core area below. 

The townhouses will maintain appropriate clearances from the water channel to the southwest 

and preservation / restoration areas will be established in order to ensure the continued health 

of this feature. 

The design of the buildings will emphasize articulated facades and natural colors. Buffer 

plantings and appropriate landscape treatments will provide filtered views of the development 

and connect it to the natural landscape. 

160



REZONING
Pg.13 & OCP AMENDMENT

The development would be provided with a pathway connection to the existing public trail on 

the Fortis gas right-of-way and connection through it to a variety of recreational opportunities 

including the Dilworth park system. 

LOT B  LARGER SIZE APARTMENTS

The Lot B occupies 1.31 hectares (3.24 acres) of land between the knoll and the proposed 

McCurdy Road extension. A 24 unit building with larger, quality apartments is proposed for this 

Vehicular access would be from the proposed extension of 

Baldy Mountain Road. 

This site has a general slope of less than 4:1, allowing for construction of the proposed building 

without the need for extensive retention works and allowing for the retention of natural grade 

161



REZONING
Pg.14 & OCP AMENDMENT

and tree stands to the east of the proposed building. This building will have an articulated 

facade well punctuated by decks and balconies. 

Preserved tree stands to the east will mitigate views of this building from the City core. 

Proposed tree clusters along the north property line would mitigate views of this building from 

the proposed McCurdy Road extension.  More formal tree plants along the entry drive would 

filter views from the existing, adjacent apartment buildings. 

The development would be provided with a pathway connection to the existing public trail on 

the Fortis gas right-of-way and connection through it to a variety of recreational opportunities 

including the Dilworth park system. This walkway will also provide access to an outdoor seating 

and recreation area. 

Lot C  KNOLL TOWNHOUSES

The Lot C occupies 3.87 hectares (9.56 acres) which encompasses both the highest and 

lowest proposed building sites in this development 

Knoll Apartment Buildings 

The knoll, located in the northern portion of Lot C, and centrally within the proposed 

development as a whole, will be the site of two apartment buildings which share a common 

parking structure. A 27 unit building will be located on the northwest portion of the knoll. An 18 

unit building will be located on the southwest. The underground parking structure will be 

located on the west side. Access will be from a private road, also to the west.  

162



REZONING
Pg.15 & OCP AMENDMENT

This configuration will leave the eastern slope of the knoll, which faces the City core, 

undisturbed by development. The geometry of the knoll itself will significantly limit the visibility 

of the apartments buildings from the core and make it impossible for the buildings to be viewed 

in their entirety form any surrounding property. In addition, the design of the buildings is slope-

adaptive, allowing them to sink into the natural contours of the land.  

The Vale Townhouses

To the south of the knoll is a natural bowl located immediately below the existing Dilworth 

Heights apartment development. This will be the site of 30 townhouse units arranged to take 

best advantage of the existing topography. Both uphill and downhill townhouse models will be 

used to create the best fit. Vehicular access would be from the north via a private road leading 

down from the Baldy Mountain Drive, the same road providing access to the knoll 

development. 

163



REZONING
Pg.16 & OCP AMENDMENT

The amenities would include a pathway link to the existing trail on the Fortis gas right-of-way. 

Through this connection, residents would have access to a variety of recreational opportunities 

including hiking and cycling.  

CONCLUSION

Terreno completes the local patterns of development, provides necessary linkages and meets 

OCP objectives. The dedication of a future rights-of-way for the COMC, dedication of a road 

reserve for extension of McCurdy Road, and the purchase of land for the right-or-way for the 

Mount Baldy Road extension, will provide the City with greater connectivity in the road grid. 

The proposed built areas of the site are complimentary to the adjacent housing and sited to 

minimize disruption. They allow the retention of the greatest amount of visible slope and 

provide the opportunity for the City to create a high value park. The dedication of park land, 
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REZONING
Pg.17 & OCP AMENDMENT

offer of additional land for sale as park assists in creating a contiguous park network extending 

from Mill Creek throughout Dilworth Mountain.  

The anticipated built forms will be harmonious with their environment and sites so as to fit into 

the natural land forms. When complete, Terreno will define one edge of the Dilworth 

neighbourhood. It will create a gracious interface with the natural environment and continuity 

with the civic fabric beyond. It will also expand the Kelowna housing inventory and expand the 

civic tax base. 

In combination, the issues highlighted above demonstrate the benefits this development 

accrues to the surrounding neighbourhood and the City as a whole. Terreno represents a gain 

for Kelowna and its residents, past and future. 
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