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1. Call to Order

This meeting is open to the public and all representations to Council form part of the public
record.  A live audio and video feed is  being broadcast  and recorded by CastaNet and a
delayed broadcast is shown on Shaw Cable.

2. Confirmation of Minutes 4 - 8

PM Meeting - November 6, 2017

3. Development Application Reports & Related Bylaws

3.1 3510, 3520 Kel Mac Ct & 1915 Pier MacWay, TA17-0012 - Pier Mac Petroleum
Installation Ltd

9 - 23

The Mayor to invite the Applicant, or Applicant's Representative, to come forward.
To NOT consider amendments to the Zoning Bylaw for  the CD15 zone – Airport
Business Park zone in order to allow for six storey hotels within the area.

3.2 1083-1089 KLO Rd, OCP17-0017, TA17-0011 & Z17-0069 - Sole on KLO Developments
Ltd

24 - 44

To  consider  an  OCP  amendment  application  from  MRM  –  Multiple  Residential
(Medium Density) to MXR – Mixed Use (Residential/Commercial) and to consider a
rezoning application on the subject property from the RM3–Low Density Multiple
Housing zone to the C4 –  Urban Centre Commercial zone and a Text Amendment
application to the C4 zone to facilitate the development of a five storey building with
four floors of residential and one commercial ground floor unit.

3.3 1083-1089 KLO Rd, BL11512 (OCP17-0017) - Sole on KLO Developments Ltd. 45 - 45

To  give  Bylaw  No.  11512  first  reading  in  order  to  change  the  future  land
designation on  the  subject  property from  MRM  -  Multiple  Residential  (Medium
Density) designation to the MXR - Mixed use (Residential/Commercial designation.



3.4 1083-1089 KLO Rd, BL11513 (TA17-0011) - Section 14 - Commercial Zones 46 - 46

To give Bylaw No. 11513 first reading in order to amend Section 14 - Commercial
Zones of Zoning Bylaw No. 8000.

3.5 1083-1089 KLO Rd, BL11514 (Z17-0069) - Sole on KLO Developments Ltd. 47 - 47

To give Bylaw No. 11514 first reading in order to rezone the subject property from the
RM3 - Low Density Housing zone to the C4 - Urban Centre Commercial Zone.

3.6 841 Curtis Road, A17-0071 - Art Scheffler 48 - 64

To support an application to the Agricultural Land Commission (ALC) for a Non-Farm
Use to place up to 1372 cubic metres of fill to the property and reclaim to agriculture,
under Section 20(3) of the Agricultural Land Commission Act.

4. Bylaws for Adoption (Development Related)

4.1 2486 Hwy 97 N - BL11268 (Z16-0001) - Kelowna Hwy 97/33 Holdings Ltd 65 - 65

To adopt Bylaw No. 11268 in order to rezone the subject property from the C9 -
Tourist Commercial Zone to the C4 - Urban Center Commercial Zone.

4.2 1330 & 1340 Mine Hill Dr, BL11448 (OCP17-0013) - Starland Development Company 66 - 67

To adopt Bylaw No. 11448 in order to change the Future Land Use designations of
portions of the subject properties as per Map A.

4.3 1330 & 1340 Mine Hill Dr, BL11449 (Z16-0079) - Starland Development Company 68 - 69

To adopt Bylaw No. 11449 in order to rezone portions of the subject properties as per
Map B.

4.4 1561 Mountain Ave, Z17-0042 - Robin & Heather Mercer 70 - 72

To waive a condition of adoption of Rezoning Bylaw No. 11476 and to forward the
Bylaw for adoption.

4.5 1561 Mountain Ave, BL11476 (Z17-0042) - Robin & Heather Mercer 73 - 73

To adopt Bylaw No. 11476 in order to rezone the subject property from RU1 - Large
Lot Housing zone to the RU1c - Large Lot Housing with Carriage House zone.

4.6 486 Cadder Ave, BL11495 (HRA17-0002) - Dr. Alan Broome Inc. 74 - 79

To adopt Bylaw No. 11495 in order to enter into a Heritage Revitalization Agreement
between the City of Kelowna and Dr. Alan Broome Inc.
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4.7 9590 McCarthy Rd, BL11501 (Z17-0074) - 0954717 BC Ltd Inc 80 - 80

To adopt Bylaw No. 11501 in order to rezone the subject property from the I3 - Heavy
Industrial zone to the I2 - General Industrial zone.

5. Non-Development Reports & Related Bylaws

5.1 Complimentary Saturday Parking in December 2017 81 - 83

To provide no charge parking in the downtown area on Saturdays for the month of
December.

5.2 Housing Needs Assessment 84 - 200

To update Council on the outcomes and analysis of the Housing Needs Assessment
for  the  City  of  Kelowna,  and  to  receive  endorsement  for  next  steps  in  the
development of the Journey Home and Healthy Housing Strategies.

5.3 Road Closure – Capozzi Road 201 - 203

To close 0.247 ha of Capozzi Road for disposition and consolidation with adjacent
properties.

5.4 Portion of Capozzi Rd, BL11508 - Road Closure Bylaw 204 - 205

To give Bylaw No. 11508 first, second and third readings in order to permanently close
a portion of Capozzi Road.

6. Mayor and Councillor Items

7. Termination
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REPORT TO COUNCIL 
 
 
 

Date: November 20, 2017 

RIM No. 1250-04 

To: City Manager 

From: Community Planning Department (AC) 

Application: TA17-0012 Owner: 
Pier Mac Petroleum Installation 
Ltd.. 

Address: 
3510, 3520 Kel Mac Ct & 1915 Pier 
Mac Way 

Applicant: 
Northland Properties 
Corporation (Scott Thomson) 

Subject: Text Amendment Application  

Existing OCP Designation: IND - Industrial 

Existing Zone: CD15 – Airport Business Park (Industrial) 

 

1.0 Recommendation 

THAT Zoning Bylaw Text Amendment No. TA17-0012 to amend City of Kelowna Zoning Bylaw No. 8000 by 
amending principle uses, the industrial height limit, and the other regulations section within the CD15 – 
Airport Business Park to facilitate a Hotel development as outlined in Schedule “A” of the report from the 
Urban Planning Department dated November 20, 2017, be NOT considered by Council.  

AND THAT the Text Amendment Bylaw NOT be forwarded to a Public Hearing for further consideration.  

2.0 Purpose  

To NOT consider amendments to the Zoning Bylaw for the CD15 zone – Airport Business Park zone in order 
to allow for six storey hotels within the area. 

3.0 Community Planning  

Staff are not supportive of the proposed Text Amendment application. The changes proposed to the zone 
would significantly affect the potential land uses, original planning vision, quality of development, and total 
vehicular trips generated (i.e traffic) to the entire area (not just the subject properties).  The original rezoning 
of the Pier Mac lands included a comprehensive traffic study. Staff have continually informed the owner of 
the industrial lands (Pier Mac) that if any consideration is given to expanding the commercial land uses in this 
area, a comprehensive traffic study for the entire area would be required (in addition to an update of the 
overall planning work for Pier Mac development CD15 zone). The applicant (Northland Properties) have 
informed Staff that they do not want to produce an area wide planning/traffic study as they only want to 
develop on their proposed lots and it would delay their development application approvals. Although the 
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applicant stated they want to only develop a hotel in their site, their proposed Text Amendment states 
‘Hotels’ as a principal use within the entire CD15-industrial zone. Staff are recommending a comprehensive 
traffic study for any expansion of commercial land uses (including hotels) in the CD15 – industrial area even 
if the expansion is to only occur on one lot. Therefore, Staff have provided an alternate recommendation that 
requires the applicant and owner to engage in a review of the CD15 – Airport Industrial zone and a 
comprehensive traffic study prior to considering any commercial rezoning or related text amendment. 

The allowable height in the CD15 zone is 2 ½ storeys for the commercial areas and 4 stories for the industrial 
areas. The applicant wants to add a commercial land use (hotel) within the entire CD15-Industrial area and is 
requesting to increase the overall height for the industrial areas within the CD15 zone. The proposed Text 
Amendment increases the maximum height in the industrial CD15 area from 4 storeys to 6 storeys regardless 
of land use. Allowing 6 storey buildings in the industrial area when the majority of uses are industrial (not 
hotel uses) is not in keeping with the original design and intended form & character of the area. Therefore, 
Staff do not support this increase in height across the whole zone. Occasionally, a Development Variance 
Permit may be considered to increase the maximum height depending on the merits of the applications and 
Staff suggest variances are the most appropriate mechanism to increase the height past 4 storeys in this 
area. Furthermore, the most appropriate process for a building height review would be a review of the entire 
CD15 zone to ensure that future land uses and building heights are compatible. 

This proposed Text Amendment application also suggests eliminating the maximum 3,000m2 of floor area 
for any commercial use. The purpose of this limit was to prevent any large footprint retailer that may 
generate more significant traffic than was anticipated in the original traffic study. Again, Staff are not 
supportive of this change without a comprehensive more planning review/traffic study associated with a 
broader study of changes to the CD15-Airport Business Park zone. 

Lastly, the proposed Text Amendment application proposes to eliminate the glazing requirement in the zone 
for Hotels. The minimum 30% glazing or other relief on the street facing façade has been difficult for many 
industrial developments to meet due to cost. The purpose of the rule was to ensure a high quality business 
park environment and prevent large blank walls. The proposed Text Amendment will lower minimum design 
standards for hotels only relative to all other industrial buildings. This rule change would not only create an 
un-level playing field between different type of land users, the rule change would also undermine the design 
standards originally envisioned within the zone.  

For all the reasons stated above, Staff are recommending against all components of the proposed Text 
Amendments. 

3.1 Background 

The owners of subject properties have operated a gravel extraction operation on the site from the 1970’s to 
the early 2000’s. A rezoning application was submitted in 2003 and approved in 2005 to create the CD15 zone 
on the former gravel extraction lands. A part of the application was to rezone the corner of Airport Way and 
Highway 97 to the C9 Tourist Commercial zone to allow for a Hotel to service the airport and surrounding 
land.   

4.0 Proposal 

4.1 Project Description 

The proposed Text Amendment amends the CD15 zone as follows: 
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1) Adds ‘Hotel’ as a principal use into the CD15 zone. 

2) Amend the maximum height in the CD15 zone from 18.0m / 4 storeys to 25.0m / 6 storeys. 

3) Eliminates the limit on the maximum commercial floor area: 

a. Section 1.8 (d) “The total net floor area of any commercial use in this zone shall not exceed 
3,000m2.” 

4) Amend Section 1.8 (e) that states all principal facades shall be articulated with glazing or other relief 
amounting to not less than 30% of the total façade. The amendment is proposed to add the clause 
“or if the use is Hotel, similar to Hotel developments.” 

The applicant intends to develop a 200+ room, six storey, Sandman Signature hotel on the proposed lots. 

4.2 Site Context 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North I4 – Central Industrial  Fruit and Vegetable Storage 

East I2 – General Industrial  Commercial 

South I4 – Central Industrial Boat Storage 

West I4 – Central Industrial Industrial - Vacant 

 

Subject Property: 3510, 3520 Kel Mac Ct & 1915 Pier Mac Way 
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5.0 Current Development Policies  

5.1 Kelowna Official Community Plan (OCP) 

Chapter 5: Development Process 

Industrial Land Use Policies1.  

 Focus industrial development to areas suitable for industrial use. 

 Ensure efficient use of industrial land supply. 

 Ensure adequate industrial land supply. 

 Encourage the use and extraction of gravel resources and ensure appropriate redevelopment 
of gravel pits. 

UBC Okanagan Campus-Style High-Tech)2. Encourage the development of campus-style high-tech 
projects, focused on the UBC Okanagan / Airport area. 

6.0 Technical Comments  

 If the alternate recommendation is forwarded, then the various departments will be circulated with 
the comprehensive traffic study.  

7.0 Alternate Recommendation 

THAT Zoning Bylaw Text Amendment No. TA17-0012 to amend City of Kelowna Zoning Bylaw No. 8000 by 
amending principle uses, the industrial height limit, and the other regulations section within the CD15 – 
Airport Business Park to facilitate a Hotel development as outlined in Schedule “A” of the report from the 
Urban Planning Department dated November 20, 2017, be considered by Council.  

AND THAT Council directs staff to report back with the necessary technical comments on the implications 
of the proposed Text Amendment from the various departments and agencies prior to the Text Amending 
Bylaw being forwarded for reading consideration. 

8.0 Application Chronology  

Date of Application Received:  September 12, 2017  
 
 
Prepared by:   Adam Cseke, Urban Planning 
Reviewed by:   Terry Barton, Urban Planning Manager 
Reviewed by:   Ryan Smith, Community Planning Department Manager 
 

Attachments:  

Schedule ‘A’: Proposed Text Amendment 
                                                      
1 City of Kelowna Official Community Plan, Policy 5.21.6 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.19.5 (Development Process Chapter). 
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Attachment B: Applicant rationale and submission package 
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Schedule A – Proposed Text Amendments to Zoning Bylaw 8000 – TA17-0003 

SCHEDULE A – PROPOSED TEXT AMENDMENTS TO ZONING BYLAW 8000 – TA17-0012 

Zoning Bylaw 8000 – Amending CD15 – Airport Business Park Zone 

No. Section Existing Text Proposed Text Rationale 

1. 1.2.1 – 
Principal Uses 

 

1.2.1 The principal uses for areas noted 
as industrial on CD15 Map 1, which is 
attached to and forms part of this bylaw, 
are: 
(a) animal clinic, major 
(b) auctioneering establishments 
(c) automotive rentals 
(d) breweries and distilleries, major 
(e) broadcasting studios 
(f) business support services 
(g) child care centre, major 
(h) commercial storage 
(i) contractor services, limited 
(j) custom indoor manufacturing 
(k) emergency and protective services 
(l) food primary establishments 
(m) fleet services 
(n) general industrial 
(o) liquor primary establishment, 
minor 
(p) mobile home sales 
(q) non-accessory parking 
(r) offices 
(s) participant recreation services, 
indoor 
(t) recycling depots 
(u) temporary parking lot 
(v) utility services, minor impact 
(w) vehicle and equipment services, 
industrial 
(x) warehouse sales 

1.2.1 The principal uses for areas noted as 
industrial on CD15 Map 1, which is 
attached to and forms part of this bylaw, are: 
(a) animal clinic, major 
(b) auctioneering establishments 
(c) automotive rentals 
(d) breweries and distilleries, major 
(e) broadcasting studios 
(f) business support services 
(g) child care centre, major 
(h) commercial storage 
(i) contractor services, limited 
(j) custom indoor manufacturing 
(k) emergency and protective services 
(l) food primary establishments 
(m) fleet services 
(n) general industrial 
(o) Hotel 
(p) liquor primary establishment, minor 
(q) mobile home sales 
(r) non-accessory parking 
(s) offices 
(t) participant recreation services, indoor 
(u) recycling depots 
(v) temporary parking lot 
(w) utility services, minor impact 
(x) vehicle and equipment services, 
industrial 

(y) warehouse sales 

See Report 
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Schedule A – Proposed Text Amendments to Zoning Bylaw 8000 – TA17-0003 

Zoning Bylaw 8000 – Amending CD15 – Airport Business Park Zone 

No. Section Existing Text Proposed Text Rationale 

2 Section 
1.5.3(b) 

The maximum height is the lesser of 
18.0m or 4 storeys. 

The maximum height is the lesser of 25.0m 
(from finished floor elevation) or 6 storeys. 

See Report 

3. Section 1.8(d) The total net floor area for any 
commercial use in this zone shall not 
exceed 3,000 m². 

Delete. See Report 

4. Section 1.8(e) Building facades facing Hollywood 
Road, interior roads, Airport Way and 
Highway 97 are deemed to be principal 
facades. Principal facades shall be 
articulated with glazing or other relief 
amounting to not less than 30% of the 
total façade. 

Building facades facing Hollywood Road, 
interior roads, Airport Way and Highway 97 
are deemed to be principal facades. 
Principal facades shall be articulated with 
glazing or other relief amounting to not less 
than: (i) 30% of the total façade or (ii) if the 
use is Hotel, similar Hotel developments. 

See Report 
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Location of proposed 
Sandman Signature Hotel 

Location of six 
storey Sheraton 
Four Points Hotel

Location of 
approved100 room 
six storey Hotel.

University of British 
Columbia 
Okanagan Campus 

Kelowna 
International Airport

PROPOSED SANDMAN SIGNATURE LOCATION
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Location of Site
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SLAB ELEVATION 435.50 
6 STOREY SANDMAN SIGNATURE HOTEL 

PROP EL 434.10 

PROP EL 436.37PROP EL 435.94

PROP EL 432.92

PROP EL 434.92

PROP EL 431.65

PROP EL 431.70

PROP EL 433.158

BANQUET 4000 

G

RESTAURANT 4700 

W

W

M 1500

PIER MAC WAY
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REPORT TO COUNCIL 
 
 
 

Date: November 20, 2017 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (AC) 

Application: Z17-0069, OCP17-0017, & TA17-0011 Owner: Sole on KLO Developments Ltd 

Address: 1083-1089 KLO Rd  Applicant: Kevin Edgecombe 

Subject: OCP Amendment, Rezoning, and Text Amendment Application  

Existing OCP Designation: MRM – Multiple Residential (Medium Density)  
Proposed OCP Designation: MXR – Mixed Use (Residential/Commercial) 
Existing Zone: RM3 – Low Density Multiple Housing 
Proposed Zone: C4 – Urban Centre Commercial 

 

1.0 Recommendation 

THAT Official Community Plan Map Amendment Application No. OCP17-0017 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, District Lot 135, ODYD, Plan 25466 except Plan 38538, located at 1083-1089 KLO Rd, Kelowna, BC from 
the MRM – Multiple Residential (Medium Density) designation to the MXR – Mixed Use 
(Residential/Commercial) designation, be considered by Council; 

AND THAT Council considers the Public Information Session 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 October 20 2017; 

THAT Zoning Bylaw Text Amendment Application No. TA17-0011 to amend City of Kelowna Zoning Bylaw 
No. 8000 as outlined in the Report from the Community Planning Department dated November 20th 2017 be 
considered by Council; 

AND THAT Rezoning Application No. Z17-0069 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot 2, District Lot 135, ODYD, Plan 25466 except Plan 38538, located at 
1083-1089 KLO Rd, Kelowna, BC from the RM3 – Low Density Multiple Housing zone to the C4 – Urban Centre 
Commercial zone, be considered by Council;  

AND THAT the Official Community Plan Map Amendment Bylaw, the Zoning Bylaw Text Amendment Bylaw 
and 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 October 20th 2017. 
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2.0 Purpose  

To consider an OCP amendment application from MRM – Multiple Residential (Medium Density) to MXR – 
Mixed Use (Residential/Commercial) and to consider a rezoning application on the subject property from the 
RM3 – Low Density Multiple Housing zone to the C4 – Urban Centre Commercial zone and a Text 
Amendment application to the C4 zone to facilitate the development of a five storey building with four floors 
of residential and one commercial ground floor unit. 

3.0 Community Planning 

Staff supports the Rezoning, Official Community Plan (OCP) amendment and the C4 Text Amendment 
applications. The majority of KLO Road is designated and developed to the Multiple Residential (medium 
density) other than the properties which are designated as Institutional land uses that function as schools. 
The development of the southern side of KLO road as medium density multi-family is a positive step which 
has contributed to the goal of densifying Kelowna’s Urban Centres. However, in some situations it would be 
better to have commercial on the ground floor within urban centres to improve quality of living, to improve 
access to services & amenities, to improve neighbourhood walkability, and to decrease the dependency on 
vehicular transportation. In order to allow for commercial land uses to occur on the ground floor, the OCP 
needs to be amended to permit MXR (Mixed Use – Residential/Commercial) and rezone the property to the 
C4 zone. Consequently, the OCP amendment and rezoning applications would also add additional residential 
density to be built on the site. The current OCP designation of MRM and accompanying zone of RM3 would 
only permit a 3 storey apartment building or 3 storey townhomes as the highest permitted land uses and 
would not permit any commercial land uses.  

There are some issues with access and parking but those will be analyzed in a Development Permit Council 
Report. The first step is to approve the increase in residential density and permitting commercial land uses 
on the subject property. The Official Community Plan encourages mixed use (commercial and residential) 
development to occur in Urban Centres and along arterial roads. Additionally, commercial uses in close 
proximity to the Okanagan College is seen as a beneficial land use. Therefore, Staff are supporting and 
encouraging the OCP amendment and the rezoning applications. 

The Text Amendment application is to alter the C4 density bonus. Currently, applications get a 0.84 FAR 
(Floor Area Ratio) bonus if they provide the following three criteria: property must be within the South 
Pandosy Urban Centre, a co-op / car sharing program is provided, and all the required parking spaces are 
located below natural grade. The Text Amendment proposes to alter the language that all required parking 
spaces are located below natural grade to all the parking provided in a structured form. It is difficult to meet 
underground parking in the South Pandosy Urban Centre due to the high water table. One of the 
recommendations that was endorsed as part of Council’s Housing Strategy completed in 2012 was to 
“Provide zoning that would accommodate six-storey wood frame buildings”. Due to this development cycle, 
planning has not yet provided the zoning amendments that would allow 6 storey wood framed buildings 
without height variances. However, Planning Staff are currently working on RM5 & C4 zone amendments 
that after some further review should come forward to Council shortly.  In the meantime, Staff are supporting 
this Text Amendment application as a quick fix to the C4 zone to allow for more density as long as the project 
provides structured parking.   

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

As per Council Policy 367 regarding public notification, the applicant held a public open house on October 3rd 
2017. 

4.0 Proposal 
 

4.1 Project Description 

The purpose of the numerous applications is to construct a 5 storey building with four floors of residential 
and one ground floor commercial unit. To make this plan viable: two variances are proposed (building height 
increase & rear yard setback reduction), a cash-in-lieu of more than 50%, and a Text Amendment to the 
Zoning Bylaw to adjust the FAR (Floor Area Ratio) incentives in the C4 zone.  

Staff will provide recommendations on the merits of the variances and the cash-in-lieu within the 
Development Permit Council Report. Staff have provided recommendations and rationale on the land use 
applications and on the Text Amendment proposal within Section 3.0 Community Planning. 

If Council supports the OCP amendment, rezoning, and Text Amendment bylaws, then the applicant will 
finalize the design and Staff will update the project description in a Development Permit Council Report. 

4.2 Site Context 
The subject property is: located in the South Pandosy Urban Centre along KLO road, connected to urban 
services, and located within the Permanent Growth Boundary.  

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North P2 - Education & Minor Institutional  Okanagan College 

East RM5 – Medium Density Multiple Housing Residential 

South RM5 – Medium Density Multiple Housing Residential 

West RM5 – Medium Density Multiple Housing Residential 

 

 

 

 

 

 

 

 

 

 

 

 

 

26



Z17-0069, OCP17-0017, & TA17-0011 – Page 4 

 
 

Subject Property Map: 1083-1089 KLO Rd 

 

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. 

Contain urban growth.2 Reduce greenfield urban sprawl and focus growth in compact, connected and 
mixed-use (residential and commercial) urban and village centres. 

Mixed Use.3 Integration of residential uses into commercial developments as mixed-use projects is 
encouraged in Urban Centres, provided that the ground floor use remains commercial.  
 
Building Height.4 South Pandosy: Generally 4 stories. Six storeys within c4 or c9 zoned areas. 
 
 
 
                                                      
1 City of Kelowna Official Community Plan, Policy 5.3.2 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, (Chapter 1 Introduction). 
3 City of Kelowna Official Community Plan, (Chapter 4 Future Land Use). 
4 City of Kelowna Official Community Plan, Policy 5.5.1 (Chapter 5 Development Process). 
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Residential Land Use Policies.5   

 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. 
 
Commercial Land Use Policies.6  Encourage Mixed-use commercial development.  

Relationship to the Street.7 Locate buildings to provide an effective street edge while respecting the 
established, desired streetscape rhythm; 

Relationship to the Street.8 Design buildings with multiple street frontages to give equal emphasis to each 
frontage with respect to building massing, materials, details, and landscaping. 

6.0 Technical Comments 

6.1 Building & Permitting Department 

No comment on rezoning. 

6.2 Development Engineering Department 

See attached memorandum dated August 17th 2017. 

6.3 Fire Department 

No comment on rezoning. 
 

7.0 Application Chronology 

Date of Application Received:  July 20th 2017  
Date Public Consultation Completed: Oct 3rd 2017  
Date of Updated Plans Submitted: Oct 3rd 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:  

1. Attachment ‘A’ Development Engineering Memo dated August 17th 2017 
2. Initial Architectural Drawing Package  

                                                      
5 City of Kelowna Official Community Plan, Objective 5.22 (Chapter 5 Development Process). 
6 City of Kelowna Official Community Plan, Objective 5.24 (Chapter 5 Development Process). 
7 City of Kelowna Official Community Plan, Policy 3.1.1 (Chapter 14 Urban Design Guidelines). 
8 City of Kelowna Official Community Plan, Policy 3.1.1 (Chapter 14 Urban Design Guidelines). 
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Schedule A – Proposed Text Amendments to Zoning Bylaw 8000 – TA17-0011 

SCHEDULE A – PROPOSED TEXT AMENDMENTS TO ZONING BYLAW 8000 – TA17-0011 

Zoning Bylaw 8000 – Amending C4 – Urban Centre Commercial Zone 

No. Section Existing Text Proposed Text Rationale 

1. 14.4.5 (a) iii – 
Development 
Regulations 

 

Where all required parking spaces are 
located below natural grade and where 
there is a co-op/ car sharing program 
provided, a bonus of 0.84 may be added 
to the floor area ratio. This density 
bonus is only applicable to properties 
located in the South Pandosy Urban 
Centre 

Where all parking spaces are located within 
a structured parkade and where there is a 
co-op/ car sharing program provided, a 
bonus of 0.84 may be added to the floor 
area ratio. This density bonus is only 
applicable to properties located in the South 
Pandosy Urban Centre 

See Report 
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PROJECT STATISTICS

ADDRESS
1083 KLO ROAD, KELOWNA, BC

LOT 2 DL 135 ODYD PLAN 25466

ZONING
RM3 LOW DENSITY MULTIPLE HOUSING

PROPOSED REZONING - C4

PROPOSED USE: MIXED USE DEVELOPMENT (RESIDENTIAL AND COMMERCIAL)

UNIT LIST
  ROOM   REMARKS

NO. NAME Area

Not Placed

202 UNIT B Not Placed

302 UNIT B Not Placed

305 UNIT B Not Placed

402 UNIT B Not Placed

506 UNIT A Not Placed

507 UNIT B Not Placed

MAIN FLOOR

101 LOBBY 12.5 m²

102 VEST 5.3 m²

103 COMMERCIAL 52.6 m²

104 WC 3.5 m²

105 ELECTRICAL 5.4 m²

106 WATER ENTRY 5.8 m²

107 GARBAGE / RECYCLE 25.4 m²

108 BICYCLE / SCOOTER 45.6 m²

EL-1 ELEVATOR 5.3 m²

SECOND FLOOR

201 UNIT B3 64.9 m²

203 UNIT C 63.1 m²

204 UNIT A2 58.5 m²

205 UNIT B 39.7 m²

206 UNIT A 37.4 m²

207 UNIT B4 53.9 m²

208 UNIT B 39.7 m²

209 UNIT A 37.4 m²

210 UNIT B2 39.7 m²

211 UNIT A 37.2 m²

213 UNIT B 39.7 m²

505 UNIT B 40.1 m²

THIRD FLOOR

301 UNIT B3 65.2 m²

303 UNIT C 63.2 m²

304 UNIT A2 58.6 m²

306 UNIT B 40.3 m²

307 UNIT B4 54.5 m²

308 UNIT A 37.4 m²

309 UNIT A 37.4 m²

310 UNIT B2 40.2 m²

311 UNIT A 37.4 m²

312 UNIT B 40.3 m²

313 UNIT B 40.7 m²

508 UNIT B 40.3 m²

FOURTH FLOOR

401 UNIT B3 65.2 m²

403 UNIT C 63.2 m²

404 UNIT A2 58.6 m²

405 UNIT B4 54.5 m²

406 UNIT B 40.3 m²

407 UNIT A 37.4 m²

408 UNIT A 37.4 m²

409 UNIT B 40.3 m²

410 UNIT B2 40.2 m²

411 UNIT B 40.7 m²

412 UNIT B 40.3 m²

413 UNIT A 37.4 m²

FIFTH FLOOR

501 UNIT PH3 109.1 m²

502 UNIT PH2 98.9 m²

503 UNIT PH1 101.1 m²

504 UNIT PH4 96.3 m²

FAR AREA SCHEDULE

Level Name FAR Type Area

MAIN FLOOR

MAIN FLOOR PARKADE EXCLUDED 536.7 m²

MAIN FLOOR LOBBY/CIRCULATION EXCLUDED 48.1 m²

MAIN FLOOR SERVICE EXCLUDED 14.1 m²

MAIN FLOOR GARBAGE EXCLUDED 28.6 m²

MAIN FLOOR BIKE/SCOOTER EXCLUDED 49.3 m²

MAIN FLOOR CIRCULATION EXCLUDED 17.9 m²

SECOND FLOOR

SECOND FLOOR CIRCULATION EXCLUDED 116.4 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 8.0 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 8.4 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 18.2 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 19.2 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 39.9 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 18.1 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 17.3 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 19.2 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 15.7 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 20.0 m²

THIRD FLOOR

THIRD FLOOR CIRCULATION EXCLUDED 107.0 m²

THIRD FLOOR PRIVATE OUTDOOR AREA EXCLUDED 7.0 m²

THIRD FLOOR PRIVATE OUTDOOR AREA EXCLUDED 6.9 m²

THIRD FLOOR PRIVATE OUTDOOR AREA EXCLUDED 8.4 m²

THIRD FLOOR PRIVATE OUTDOOR AREA EXCLUDED 8.0 m²

THIRD FLOOR PRIVATE OUTDOOR AREA EXCLUDED 6.8 m²

FOURTH FLOOR

FOURTH FLOOR CIRCULATION EXCLUDED 107.0 m²

FOURTH FLOOR PRIVATE OUTDOOR AREA EXCLUDED 8.0 m²

FOURTH FLOOR PRIVATE OUTDOOR AREA EXCLUDED 8.4 m²

FOURTH FLOOR PRIVATE OUTDOOR AREA EXCLUDED 6.9 m²

FOURTH FLOOR PRIVATE OUTDOOR AREA EXCLUDED 7.0 m²

FOURTH FLOOR PRIVATE OUTDOOR AREA EXCLUDED 6.8 m²

FIFTH FLOOR

FIFTH FLOOR CIRCULATION EXCLUDED 107.1 m²

FIFTH FLOOR PRIVATE OUTDOOR AREA EXCLUDED 87.5 m²

FIFTH FLOOR PRIVATE OUTDOOR AREA EXCLUDED 82.4 m²

EXCLUDED 1560.2 m²

MAIN FLOOR

MAIN FLOOR COMMERCIAL NET AREA 62.2 m²

SECOND FLOOR

SECOND FLOOR SUITES NET AREA 307.6 m²

SECOND FLOOR SUITES NET AREA 301.6 m²

THIRD FLOOR

THIRD FLOOR SUITES NET AREA 307.6 m²

THIRD FLOOR SUITES NET AREA 301.6 m²

FOURTH FLOOR

FOURTH FLOOR SUITES NET AREA 307.6 m²

FOURTH FLOOR SUITES NET AREA 301.6 m²

FIFTH FLOOR

FIFTH FLOOR SUITES NET AREA 221.6 m²

FIFTH FLOOR SUITES NET AREA 205.8 m²

NET AREA 2317.0 m²

Grand total 3877.2 m²

ITEM REQUIRED PROVIDED

3. BUILDING SETBACKS
FRONT YARD (NORTH) 0.0 m 1.59 m

SIDE YARD (EAST) 0.0 m 0.0 m

SIDE YARD (WEST) 2.0 m (RM5 Zone) 2.71 m

REAR YARD (SOUTH) 6.0 m (RM5 Zone) 0.2 m

4. PARKING
TOTAL PARKING 54 23

TOTAL LOADING SPACES 1 0

FRONT YARD (NORTH) 3.6 m

SIDE YARD (EAST) 0.0 m

SIDE YARD (WEST) 4.9 m

REAR YARD (SOUTH) 0.3 m

DRIVE AISLE WIDTH 7.0 m - 6.7 m

5. BICYCLE PARKING
TOTAL BICYCLE PARKING (CLASS I) 22 23

TOTAL BICYCLE PARKING (CLASS II) 5 5

6. PRIVATE OPEN SPACE AREA
PRIVATE OPEN SPACE AREA 392.5 m2 526 m2

ITEM REQUIRED PROVIDED

1. SITE DETAILS
SITE AREA (m2) 1300 1357.4 m²

SITE WIDTH (m) 40.0 32.3

SITE DEPTH (m) 30.0 41.1

BUILDING SITE COVERAGE 75% (MAX) 71.0%

TOTAL SITE COVERAGE 93.5%

2. DEVELOPMENT REGULATIONS
TOTAL DWELLING UNITS 40 RES, 1 CRU

3 BEDROOM UNITS 1

2 BEDROOM UNITS 3

1 BEDROOM UNITS 12

BACHELOR UNITS 24

FLOOR AREA (GROSS) / 3877 m²

FLOOR AREA (NET) / 2317 m²

FLOOR SPACE RATIO 1.3-2.35 (BONUS DEPENDENT) 1.70

HEIGHT 4 STOREYS / 15.0 m (MAX) 5.0 STOREYS / 17.2 m
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SCALE:  1/8" = 1'-0"A-03

1 NORTH ELEVATION
SCALE:  1/8" = 1'-0"A-03

2 EAST ELEVATION

SCALE:  1/8" = 1'-0"A-03

3 SOUTH ELEVATION
SCALE:  1/8" = 1'-0"A-03

4 WEST ELEVATION

1. BUILDING GLAZING - CLEAR 
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5. FIBRE CEMENT PLANK -

CHARCOAL GREY

6. CORRUGATED METAL 

PANEL - HORIZONTAL 

CONFIGURATION SILVER 

METALLIC FINISH

8. CONCRETE WALL -

CLEAR SEALED

1. BUILDING GLAZING -

CLEAR LOW-E GLASS

2. BALCONY GLAZING -

BLUE TINT GLAZING 

3. WOOD ACCENT

7. BALCONY GLAZING -  

YELLOW TINT GLAZING

4. STUCCO - OFF WHITE

SBS ROOFING - GREY

BRICK
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536.7 m²

PARKADE

62.2 m²

COMMERCIAL

48.1 m²

LOBBY/CIRCULATION

14.1 m²

SERVICE

28.6 m²

GARBAGE
49.3 m²

BIKE/SCOOTER

17.9 m²

CIRCULATION

307.6 m²

SUITES

301.6 m²

SUITES

116.4 m²

CIRCULATION

307.6 m²

SUITES
301.6 m²

SUITES

107.0 m²

CIRCULATION

307.6 m²

SUITES

301.6 m²

SUITES

107.0 m²

CIRCULATION

221.6 m²

SUITES
205.8 m²

SUITES

107.1 m²

CIRCULATION

Building Area Legend

EXCLUDED

NET AREA
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1083 KLO ROAD, KELOWNA, BC -- LOT 2 DL 135 ODYD PLAN 25466

SCALE:  1/16" = 1'-0"A-07

1 MAIN FLOOR
SCALE:  1/16" = 1'-0"A-07

2 SECOND FLOOR
SCALE:  1/16" = 1'-0"A-07

3 THIRD FLOOR

SCALE:  1/16" = 1'-0"A-07

4 FOURTH FLOOR
SCALE:  1/16" = 1'-0"A-07

5 FIFTH FLOOR

FAR AREA SCHEDULE

Level Name FAR Type Area

MAIN FLOOR

MAIN FLOOR PARKADE EXCLUDED 536.7 m²

MAIN FLOOR LOBBY/CIRCULATION EXCLUDED 48.1 m²

MAIN FLOOR SERVICE EXCLUDED 14.1 m²

MAIN FLOOR GARBAGE EXCLUDED 28.6 m²

MAIN FLOOR BIKE/SCOOTER EXCLUDED 49.3 m²

MAIN FLOOR CIRCULATION EXCLUDED 17.9 m²

SECOND FLOOR

SECOND FLOOR CIRCULATION EXCLUDED 116.4 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 8.0 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 8.4 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 18.2 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 19.2 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 39.9 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 18.1 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 17.3 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 19.2 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 15.7 m²

SECOND FLOOR PRIVATE OUTDOOR AREA EXCLUDED 20.0 m²

THIRD FLOOR

THIRD FLOOR CIRCULATION EXCLUDED 107.0 m²

THIRD FLOOR PRIVATE OUTDOOR AREA EXCLUDED 7.0 m²

THIRD FLOOR PRIVATE OUTDOOR AREA EXCLUDED 6.9 m²

THIRD FLOOR PRIVATE OUTDOOR AREA EXCLUDED 8.4 m²

THIRD FLOOR PRIVATE OUTDOOR AREA EXCLUDED 8.0 m²

THIRD FLOOR PRIVATE OUTDOOR AREA EXCLUDED 6.8 m²

FOURTH FLOOR

FOURTH FLOOR CIRCULATION EXCLUDED 107.0 m²

FOURTH FLOOR PRIVATE OUTDOOR AREA EXCLUDED 8.0 m²

FOURTH FLOOR PRIVATE OUTDOOR AREA EXCLUDED 8.4 m²

FOURTH FLOOR PRIVATE OUTDOOR AREA EXCLUDED 6.9 m²

FOURTH FLOOR PRIVATE OUTDOOR AREA EXCLUDED 7.0 m²

FOURTH FLOOR PRIVATE OUTDOOR AREA EXCLUDED 6.8 m²

FIFTH FLOOR

FIFTH FLOOR CIRCULATION EXCLUDED 107.1 m²

FIFTH FLOOR PRIVATE OUTDOOR AREA EXCLUDED 87.5 m²

FIFTH FLOOR PRIVATE OUTDOOR AREA EXCLUDED 82.4 m²

EXCLUDED 1560.2 m²

MAIN FLOOR

MAIN FLOOR COMMERCIAL NET AREA 62.2 m²

SECOND FLOOR

SECOND FLOOR SUITES NET AREA 307.6 m²

SECOND FLOOR SUITES NET AREA 301.6 m²

THIRD FLOOR

THIRD FLOOR SUITES NET AREA 307.6 m²

THIRD FLOOR SUITES NET AREA 301.6 m²

FOURTH FLOOR

FOURTH FLOOR SUITES NET AREA 307.6 m²

FOURTH FLOOR SUITES NET AREA 301.6 m²

FIFTH FLOOR

FIFTH FLOOR SUITES NET AREA 221.6 m²

FIFTH FLOOR SUITES NET AREA 205.8 m²

NET AREA 2317.0 m²

Grand total 3877.2 m²

FAR CALCULATION

TOTAL SITE AREA  1357.4m2

TOTAL NET FLOOR AREA: 2317.0m2

FLOOR AREA RATIO: 1.70
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CITY OF KELOWNA 
 

BYLAW NO. 11512 
 

Official Community Plan Amendment No. OCP17-0017 
1083-1089 KLO Road 

 
A bylaw to amend the "Kelowna 2030 – Official Community Plan Bylaw No. 10500". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 
1. THAT Map 4.1 - GENERALIZED FUTURE LAND USE of “Kelowna 2030 – Official Community 

Plan Bylaw No. 10500” be amended by changing the Generalized Future Land Use designation 
of Lot 2, District Lot 135, ODYD, Plan 25466 except Plan 38538 located on KLO Road, Kelowna, 
B.C., from the MRM – Multiple Residential (Medium Density) designation to the MXR – Mixed 
Use (Residential / Commercial) designation. 

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

of adoption. 
 
 
Read a first time by the Municipal Council this   
 
 
Considered at a Public Hearing on the   
 
 
Read a second and third time by the Municipal Council this   
 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 
 

 
Mayor 

 
 
 

 
City Clerk
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CITY OF KELOWNA 
 

BYLAW NO. 11513 
TA17-0011 – C4 – Urban Centre Commercial 

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

1. THAT Section 14 – Commercial Zones, 14.4 C4 – Urban Centre Commercial, 14.4.5 Development 
Regulations, sub-paragraph (a) Floor area ratio: 2. (iii) be amended by adding the words “within a 
structure parkade” after the words “Where all parking spaces are located”. 
 
 

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

 
Read a first time by the Municipal Council this  
 
Considered at a Public Hearing on the   
 
Read a second and third time by the Municipal Council this   
 
Approved under the Transportation Act this    
 
_____________ ______________________________________  
(Approving Officer-Ministry of Transportation) 
 
Adopted by the Municipal Council of the City of Kelowna this    
 

 
Mayor 

 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11514 
Z17-0069 – 1083-1089 KLO Road 

 
 

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

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning classification 
of Lot 12, District Lot 135, ODYD, Plan 25466 except Plan 38538 located on KLO Road, Kelowna, 
B.C., from the RM3 – Low Density Multiple Housing zone to the C4 – Urban Centre Commercial 
Zone. 
 

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

 
 
Read a first time by the Municipal Council this   
 
Considered at a Public Hearing on the   
 
Read a second and third time and adopted by the Municipal Council this  
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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REPORT TO COUNCIL 
 
 
 

Date: November 20, 2017 

RIM No. 1210-10 

To: City Manager 

From: Community Planning Department (SS) 

Application: A17-0007 Owner: 
Art Scheffler 
Linda Scheffler 

Address: 841 Curtis Road Applicant: Art Scheffler  

Subject: Application to the ALC for Non-Farm Use in the ALR for the Placement of Fill 

Existing OCP Designation: Resource Protection Area 

Existing Zone: A1 - Agriculture 

 

1.0 Recommendation 

THAT Agricultural Land Reserve Appeal No. A17-0007 for Part of Lot 11 Shown on Plan B16248 Block 
15 Section 3&10 TWP 23 ODYD Plan 1068, located at 841 Curtis Road, Kelowna, for a Non-Farm Use 
in the Agricultural Land Reserve pursuant to Section 20(3) of the Agricultural Land Commission Act, 
be supported by Council. 

2.0 Purpose 

To support an application to the Agricultural Land Commission (ALC) for a Non-Farm Use to place up 
to 1372 cubic metres of fill to the property and reclaim to agriculture, under Section 20(3) of the 
Agricultural Land Commission Act. 

3.0 Community Planning  

Staff supports the application as proposed. The application proposes to place up to 1372 cubic metres 
of fill, with the intent of enhancing the existing pasture, to the property. 

The proposal is supported by a professional agrologist’s report and professional drainage design with 
a placement plan to improve the site for agriculture. The purpose of the placement of gravel fill is 
to facilitate “flushing” of salts from the soils in their pasture. The plan is to layer the gravel fill 
material above the existing low lying areas complete with the recommended French drain system, 
followed by layers of topsoil placed above the gravel fill to ensure a drained seed bed.  

Should the ALC approve the Non-Farm Use, the applicant will be required to attain a Soil Permit from 
the City of Kelowna.  

4.0 Proposal 

4.1 Background 

The subject property was purchased by the owners in 1984. It is currently largely pasture. A dwelling, 
shop and small accessory buildings are on the southeast corner of the site.  

48



A17-0007 – Page 2 

 
 

The applicants have previously cultivated the pasture resulting in poor plant growth due to high 
levels of Potassium, Magnesium, Sodium and Sulfate. These areas will then be covered with fill and 
topsoil, disked and prepared for planting. They plan to restore a healthy pasture. 

4.2 Project Description 

The proposal is to place fill, drainage system and topsoil over a 3-year period. The soil placement 
would be used to fill in low spots and be cultivated reseeded to enhance the present usage of the 
land. Flushing these salts through proper drainage is the only way to improve the productivity of 
the land, and ensure that the new cover soil does not become contaminated with the alkaline 
properties. The goal is to regrade the property to a continuous gradual slope from the existing 
driveway to the north limit of the property. The agrologist’s report and agricultural drainage plan 
is attached. 

4.3 Site Context 

The subject property is located in the North Glenmore, Kelowna Sector of the City and is within the 
Agricultural Land Reserve.  The Future Land Use of the property is Resource Protection Area (REP).  
It is zoned A1 – Agriculture 1 (Maps 1 – 4, below) and is outside of the Permanent Growth Boundary.  
The property slopes from the south to the north, with a height of land at the south property line of 
436.0 metres, sloping to the north property line at 435.0 metres, with a slope over the property 
which averages approximately 1%. 

Parcel Summary – 841 Curtis Rd: 

 Parcel Size: 2.62 ha (6.47 acres) 
 Elevation: 436.0 to 435.0 metres above sea level (masl) (approx.) 

Zoning and land uses adjacent to the property are as follows: 

Table 1:  Zoning and Land Use of Adjacent Property 

Direction Zoning ALR Land Use 

North A1 – Agriculture 1 Yes Agriculture / Rural Residential 

South 
A1 – Agriculture 1  

 
Yes Agriculture / Rural Residential 

East 
A1 – Agriculture 1  

 
Yes Agriculture 

West 
A1 – Agriculture 1  

 
Yes Agriculture / Rural Residential 

 

 

 

 

 

 

 

49



A17-0007 – Page 3 

 
 

Map 1 - Neighbourhood 

Map 2 – Agricultural Land Reserve 

  

Curtis Road 

Subject Property  

 

Curtis Road 

Subject Property  

 

Robert Lake 
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Map 3 – Future Land Use 

   

Map 4 – Zoning

  

Subject Property 

Resource 

Protection 

Area 

Resource 

Protection 

Area 

Subject Property 

A1 – 

Agriculture 1  
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5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Protect and enhance local agriculture1. 

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. 

Non-farm Uses. Support non-farm use applications on agricultural lands only where approved by the 
ALC and where the proposed uses: 
 

 are consistent with the Zoning Bylaw and OCP; 

 provide significant benefits to local agriculture; 

 can be accommodated using existing municipal infrastructure; 

 minimize impacts on productive agricultural lands; 

 will not preclude future use of the lands for agriculture; and 

 will not harm adjacent farm operations. 

5.2 Natural Environment Development Permit Areas2 

Unless exempted, a development permit addressing natural environment and water conservation 
guidelines must be approved before: 

 Subdivision of land; 

 Alternation of land, including but not limited to clearing, grading, blasting, preparation for 
or construction of services, and roads and trails; 

 Drilling a well for consumptive or geothermal purposes; and/or 

 Construction of, addition to, or alteration of a building or structure; 

For those properties shown as Natural Environment Development Permit Areas. 

5.3 City of Kelowna Agriculture Plan (1998) 

ALR Application Criteria3 
Exclusion, subdivision, or non-farm use of ALR lands will generally not be supported.  General non-
support for ALR applications is in the interest of protecting farmland through retention of larger 
parcels, protection of the land base from impacts of urban encroachment, reducing land speculation 
and the cost of entering the farm business, and encouraging increased farm capitalization. 

5.4 Agricultural Land Commission Act (ALCA) 

Section 6 Purposes of the Commission 

The following are the purposes of the commission: 

(a) to preserve agricultural land; 

(b) to encourage farming on agricultural land in collaboration with other communities of 
interest; 

(c) to encourage local governments, first nations, the government and its agents to enable 
and accommodate farm use of agricultural land and uses compatible with agriculture in their 
plans, bylaws and policies. 

                                                      
1 City of Kelowna, 2012. 2030 Official Community Plan: Greening Our Future (2011), Development Process Chapter; p. 5.33.  
2 City of Kelowna, 2012., 2030 Official Community Plan; Chapter 12 – Natural Environment DP 
3 City of Kelowna Agriculture Plan. 1998. P. 130. 
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6.0 Technical Comments  

6.1 Development Engineering Department 

The Development Engineering comments regarding this application for the placement of fill within 
the Agricultural Land Reserve are as follows: 

 This soil deposit application is obtained to help enhance the agricultural capability of the 
property. 

 Development Engineering has no requirements with regard to this application provided that 
the general grading to the property, as well as drainage to the adjacent property, is not 
affected.  

 Efforts must be made to ensure that tracking of materials onto City roads is kept to a 
minimum. Street sweeping, sediment and dust control will be the responsibility of the 
applicant.  

 

7.0 Application Chronology  

Date of Application Received:  July 18, 2017   

Agricultural Advisory Committee  October 12, 2017 

The above noted application was reviewed by the Agricultural Advisory Committee at the meeting 
held on October 12, 2017 and the following recommendations were passed: 

 Moved By Pete Spencer /Seconded By Tarsam Singh 
 
THAT the Agricultural Advisory Committee recommends that Council support Agricultural Land 
Reserve Appeal Application No. A17-0007 for the property located at 841 Curtis Road to allow for a 
Non-Farm Use to place up to 1372 cubic metres of fill on the subject property and reclaim to 
agriculture pursuant to Section 20(3) of the Agricultural Land Commission Act. 
 

Carried 
ANEDOTAL COMMENTS: 
The Agricultural Advisory Committee recommends support but the project needs to be engineered 
by a drainage professional and installed correctly to ensure it continues to work over time, to 
ensure that the objective of improving agricultural land is achieved, as well as the protection of 
adjacent agricultural lands from impact.   The AAC supports the applicant in trying to improve the 
agricultural viability of the lands. Changing drainage can present risk of flooding other ditches in 
the area and sound engineering should be engaged to ensure that other properties are not 
impacted. 
In addition, a professional agrologist should be consulted to ensure that the soil being added will 
improve the viability of the soil, that the soil is clean and free of contamination, and that the 
objectives of the project are being achieved. 

 

Report prepared by: 

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

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

 

Attachments: 

Attachment A: Agrology Report  
Attachment B: Agricultural Drainage Plan 
Attachment C: Site Photos 
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2533 Copper Ridge Drive, West Kelowna, BC, V4T 2X6,  

Phone: 250-707-4664, Cell: 250-804-1798, email: bholtby@shaw.ca 

 

R.G. (Bob) Holtby, MSc, PAg. Principal 

August 29, 2017 

 

To: Whom it may concern 

RE: Gravel Placement 

1.0 Introduction 

Art and Linda Scheffler have asked me to provide a professional report in support of their 

application to apply gravel fill on their property known as: 

That Part of Lot 11, Shown on Plan B16248, Block 15, Sections 3 and 10, 

Township 23, Osoyoos Division, Yale District, Plan 1068, PID 008-590-

834, at 841 Curtis Road, Kelowna, BC. 

The location of the property is shown in Figure 1: 

Figure 1: Location of the Scheffler Property 

 

2.0 Qualifications 

I am a licensed Agrologist and have been a full member of the B.C. Institute of 

Agrologists since 1971 (except 2001-2002). I am a graduate from the University of 

British Columbia with a Bachelor of Science degree in 1967, specializing in Agriculture 

Economics, and a Master of Science degree in 1972, specializing in Farm Management.  

My thesis for my Master’s degree was entitled Resource Allocation for the Median Peace 

River Farm in British Columbia 

Subject 
Parcel 
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An Opinion on an Application to Place Fill  Page 2 

Art and Linda Scheffler 

 

During my years in both public and private practice, Courts and Review Boards have 

accepted me as an expert regarding farming practices in British Columbia.   

I am currently a member of the Environmental Appeal Board and the Forest Appeals 

Commission.  Following these appointments, I have received training in Administrative 

Law and the Rules of Natural Justice. 

The reader should note that I do not act as an agent in the normal use of the term.  That is, 

I have no fiduciary responsibility to the applicant. 

Section 3 of the Code of Ethics of the BC Institute of Agrologists includes the paragraph: 

• ensure that they provide an objective expert opinion and not an opinion that 

advocates for their client or employer or a particular partisan position. 

3.0 The Proposal 

The purpose of the placement of gravel fill is to facilitate “flushing” of salts from the 

soils in their pasture.  Specifically, the low lying area to the North West of the parcel 

have been identified as containing high levels of Potassium, Magnesium, Sodium and 

Sulfate.  In addition, the pH of the soils as a result of the salts is 8.3, clearly alkaline and 

not conducive to good plant growth. 

These levels were identified in a soils report from Griffin Laboratories Inc. in May, 2002.  

I know of no remedial action having been taken in the intervening years and therefore 

feel confident in assuming that these levels still exist. 

Flushing the salts over time is the known remedy for this action.  Normally, the farmer 

uses tile drainage to remove the salts which are dissolved in the irrigation water.  While 

effective, tile drainage is also expensive.  In addition, the Scheffler property contains 

heavy clays (see Photograph 1) and the ability for water to drain through the clays is 

suspect.  The higher knolls on the property on the south along the driveway do not exhibit 

the same effect of alkalinity or salt saturation.  Water from these knolls will drain along 

the surface to the lower part of the pasture which is the subject of this proposal. 

 

Photograph 1: Soil Pit in Area to be Drained 
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An Opinion on an Application to Place Fill  Page 3 

Art and Linda Scheffler 

 

Mr. Scheffler has provided a sketch map for his property that identifies the area to be 

drained.  These are identified as Fill A or Fill B.  This map is shown in Figure 2: 

Figure 2: Sketch Map for the Drainage Plan 

 

In this case, there are two proposals which, depending on the nature of the gravel fill to 

be imported, can be effectively and economically used, in my opinion. 

If the gravels to be brought into the land contain a large amount of fine material, the best 

approach in my opinion is to layer the material above the existing low lying area.  Layers 

of topsoil can then be placed above the gravels to ensure a drained seedbed.   

This process will allow the flushed water to drain through the now higher ground and will 

connect to the existing drainage ditch on the property boundary on the north side of the 

property.  This drained water will follow the normal course through the ditch to the lake. 
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An Opinion on an Application to Place Fill  Page 4 

Art and Linda Scheffler 

 

If the gravel material is relatively clean, I would recommend trenching the land in a 

herring bone pattern with a plow at about a one foot depth and filling the trench with the 

clean material.  This process would be much cheaper to perform since less material is 

handled.  The trenches are best described as “French drains” which are commonly used 

for water management. 

Again, the water will flow to the existing ditch (see Photograph 2) and follow the normal 

path to the lake. 

 

Photograph 2: Interception Ditch on North of Parcel 

Improving drainage on a property is considered a “normal farm practice” according to the 

Farm Industry Review Board.
1
   

"normal farm practice" means a practice that is conducted by a farm 

business in a manner consistent with 

(a) proper and accepted customs and standards as established and followed 

by similar farm businesses under similar circumstances, and 

                                                 
1
 Section 1, Farm Practices Protection (Right to Farm) Act, RSBC 1996,  
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An Opinion on an Application to Place Fill  Page 5 

Art and Linda Scheffler 

 

(b) any standards prescribed by the Lieutenant Governor in Council, 

and includes a practice that makes use of innovative technology in a 

manner consistent with proper advanced farm management practices and 

with any standards prescribed under paragraph (b). 

In the decision in Hall vs Rohrer, the Panel of FIRB declared that:
2
 

We accept that a landowner has the right to improve drainage, subject to 

any applicable land use regulation, to more effectively use his property 

and maximize the profitability of his land. 

This decision is contingent on no adverse effect of the drainage improvements on 

neighbouring properties.  Given the use of existing ditches, I know of no such adverse 

effects on neighbouring properties. 

The plan of Mr. and Mrs. Scheffler can in my opinion, meets the criteria of “normal farm 

practice.” 

I will be pleased to answer any questions that may have been raised by my opinion. 

Respectfully submitted, 

 

 

 

 

R.G. (Bob) Holtby, P.Ag. 

                                                 
2
 Hall vs Rohrer, FIRB Decision, August 26, 2010 
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Climaterra Consulting Ltd. 
 

697 Valley Rd N, Kelowna BC, V1V 2E1 (C) 250-863-4044 

Climaterra.ca  1 
 

October 24, 2017 
 
Project: 17102 
 
841 Curtis Road 
Kelowna BC, V1V 2C9 
 
Attention: Art and Linda Scheffler  
 
Subject:  Agriculture Drainage Plan: 841 Curtis Road, Kelowna        

1. Introduction 
Art and Linda Scheffler submitted an application to the City of Kelowna to improve their agriculture land by bringing in fill, 
which was brought forward to the Agricultural Advisory Committee (AAC) on October 12, 2017.  The purpose of the fill is 
to improve their agriculture land as the current soil has been identified as alkaline and has high levels of Potassium, 
Magnesium, Sodium and Sulfate.  Flushing these salts through proper drainage is the only way to improve the productivity 
of the land, and ensure that the new cover soil does not become contaminated with the alkaline properties. 
 
My understanding, based on conversations with Mr. Scheffler, is that the AAC recommended that a professional designed 
drainage system be included as part of his package to the City of Kelowna Council.   
 
This letter provides a “professional” drainage design based on the report by Regency Consultants (August 29, 2017), 
personal conversations with Mr. Scheffler, a field assessment on October 16, 2017, and the B.C. Agriculture Drainage 
Manual (1997).  
 

2. Recommended Drainage Design 
The total area of land to be improved and that requires a drainage design is 0.9 Ha or 2.2 acres.   The area measures 45m x 
205m as shown in Figure 1.  The change in elevation from the highest point along the south edge of the area to be 
improved to the north edge of the Scheffler property is ~0.60m.   Because of the topographic layout and slope of the 
improved area a herringbone layout drainage system is recommended for the French Drain system. 
 
The B. C. Agriculture Drainage Manual recommends that the minimum cover needed to protect a subsurface drain from 
collapsing under machinery weight is 0.6m for drains up to 150mm in diameter. 
 
Based on my current understanding of the annual drainage concerns on the Scheffler property, the water table level, and 
the soil properties, a spacing of 10m between the lateral trenches is required as shown in Figure 1.    The trenches are to 
be 450mm wide by 300mm deep, below the current soil elevation, with a 100mm perforated plastic pipe, wrapped in 
geotextile and the trench filled with clean coarse gravel material. Figure 2 shows a sketch of the lateral trench design and 
drain tile. Approximately ~510m of perforated plastic is required for the 13 lateral trenches. A new drainage ditch is to be 
constructed on the north side of the property to collect the water from the lateral drains to carry the drainage water to 
the west and into the main ditch.  The constructed drainage ditch is to be lined with coarse gravel and cobble stone at a 
depth of 0.5m and 0.5m wide with a slope of 1% to the west. 
 
If you have any questions or comments, please do not hesitate to contact me. 
 
 
 
 

 
Prepared by S. Lapp, PhD, PAg, GIT     

 
Encl: 
Figure 1 and Figure 2 
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Climaterra Consulting Ltd. 
 

697 Valley Rd N, Kelowna BC, V1V 2E1 (C) 250-863-4044 

Climaterra.ca  2 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 1. 841 Curtis Rd.   The red lines mark the area to be improved with fill, the white lines represent the lateral drainage 
trenches at 10 m spacing and the blue line is the constructed ditch on the north side of the property. 
  

45 m 

205 m 
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Climaterra Consulting Ltd. 
 

697 Valley Rd N, Kelowna BC, V1V 2E1 (C) 250-863-4044 

Climaterra.ca  3 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Figure 2.  Diagram of lateral trench. 115 mm perforated pipe wrapped with geotextile and packed with clean coarse gravel 
and cobble. 

115 mm 

300 mm 

415 mm

 
mm 

 115 mm 
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CITY OF KELOWNA 
 

BYLAW NO. 11268 
Z16-0001 – Kelowna Hwy 97 / 33 Holdings Ltd.,  

Inc. No. BC1003626 - 2486 Hwy 97 N 

 

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

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning 
classification of Lot 1, District Lot 125, ODYD Plan 18724 Except Plans KAP78413 and 
KAP80632 located on Hwy 97 N, Kelowna, B.C., from the C9 – Tourist Commercial  zone 
to the C4 – Urban Center Commercial zone. 

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

the date of adoption. 
 
 
Read a first time by the Municipal Council this 22nd day of August, 2016. 
 
 
Considered at a Public Hearing on the 6th day of September, 2016. 
 
 
Read a second and third time by the Municipal Council this 6th day of September, 2016. 
 
 
Approved under the Transportation Act  8th day of November, 2017. 
 
 
___________Robin Clifford________________________________________________ 
(Approving Officer-Ministry of Transportation) 
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 

 

65



 

CITY OF KELOWNA 
 

BYLAW NO. 11448 
 

Official Community Plan Amendment No. OCP17-0013 
1330 and 1340 Mine Hill Drive 

 
A bylaw to amend the "Kelowna 2030 – Official Community Plan Bylaw No. 10500". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 
1. THAT Map 4.1 - GENERALIZED FUTURE LAND USE of “Kelowna 2030 – Official Community 

Plan Bylaw No. 10500” be amended by changing the Generalized Future Land Use designation 
of portions of Lot 24 Section 24 Township 26 ODYD Plan EPP67683, located on Mine Hill Drive, 
Kelowna, BC from the PARK – Major Park / Open Space (Public) designation to the S2RESH – 
Single / Two Unit Residential – Hillside designation; as shown on Map “A” attached to and 
forming part of this bylaw. 
 

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

 
Read a first time by the Municipal Council this 24th day of July, 2017. 
 
Considered at a Public Hearing on the 15th day of August, 2017. 
 
Read a second and third time by the Municipal Council this 15th day of August, 2017.  
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 

 
Mayor 

 
 

 
City Clerk
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CITY OF KELOWNA 
 

BYLAW NO. 11449 
Z16-0079 – 1330 & 1340 Mine Hill Drive 

 
 

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

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning classification 
of portions of Lot 23 Section 24 Township 26 ODYD Plan EPP67683 located on Mine Hill Drive, 
Kelowna, B.C., from the RU4h – Low Density Cluster Housing (Hillside Area) zone to the RU1h – 
Large Lot Housing (Hillside Area) zone as per Map B attached to and forming part of this bylaw. 
 

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

 
 
Read a first time by the Municipal Council this 24th day of July, 2017. 
 
Considered at a Public Hearing on the 15th day of August, 2017. 
 
Read a second and third time by the Municipal Council this 15th day of August, 2017. 
 
Approved under the Transportation Act this 16th day of August, 2017. 
 
_________Audrie Henry_________________________________________________ 
(Approving Officer – Ministry of Transportation) 
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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REPORT TO COUNCIL 
 
 
 

Date: November 20, 2017 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (EW) 

Application: Z17-0042 Owner: 
Robin Daniel Mercer & Heather 
Anne Mercer 

Address: 1561 Mountain Ave Applicant: Heather Mercer 

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 Council waives the requirement for a Development Variance Permit to be considered in conjunction 
with Final Adoption of Rezoning Bylaw No. 11476;  

AND THAT Final Adoption of Rezoning Bylaw No. 11476 be considered by Council. 

2.0 Purpose  

To waive a condition of adoption of Rezoning Bylaw No. 11476 and to forward the Bylaw for  
adoption. 

3.0 Background 

3.1 Background 

On October 3, 2017, Council gave second and third readings to Bylaw No. 11476 to rezone the subject 
property from RU1 – Large Lot Housing to RU1c – Large Lot Housing with Carriage House. The applicant 
wanted to construct a single storey carriage house by converting the existing single detached garage on the 
subject property. To convert the existing garage to a carriage house two variances to Zoning Bylaw No. 
8000 were required: 

Variance 1: s.9.5b.14 The minimum side yard setback for carriage houses is 2.0 metres except it is 4.5 metres 
from a flanking street. The existing side yard setback (east) from the detached garage structure is 1.5m. 
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Z17-0042 – Page 2 

 
 

Variance 2: s.13.1.7(c) A carriage house must not be closer than 3.0m to an existing principal building. The 
existing setback from the detached garage structure to the principal dwelling is 1.8m. 

Since receiving second and third readings on the rezoning, the applicant had begun work on their Building 
Permit application. In working through the BC Building Code requirements, the applicant has decided to 
build a new structure rather than converting the existing structure. The applicant would like to use the 
same plans as proposed during the rezoning but will site the carriage house so that is complies with the 
carriage house regulations: with a 2.0m side yard setback and a 3.0m setback from the principal building. A 
revised site plan is attached.  

Staff support the request that Council waive the requirement for a Development Variance Permit (DVP) to 
be considered in conjunction with final adoption of the Bylaw. The applicant has satisfied the other 
conditions of adoption by meeting the requirements of the Development Engineering Department.  

 

Subject Property Map: 1561 Mountain Ave 

 
 
Report prepared by:   Emily Williamson, Planner  
Reviewed by:  Terry Barton, Urban Planning Manager 
Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 

Attachments:  

Attachment ‘A’ – Revised Site Plan 
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CITY OF KELOWNA 
 

BYLAW NO. 11476 
Z17-0042 – Robin and Heather Mercer 

1561 Mountain Avenue 

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

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning classification 
of Lot 5, Section 29, Township 26, ODYD, Plan 9247 located on Mountain Avenue, Kelowna, B.C., 
from the RU1 – Large Lot Housing zone to the RU1c – Large Lot Housing with Carriage House 
zone. 

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

of adoption. 
 
 
Read a first time by the Municipal Council this 11th day of September, 2017. 
 
 
Considered at a Public Hearing on the 3rd day of October, 2017. 
 
 
Read a second and third time by the Municipal Council this 3rd day of October, 2017. 
 
 
Adopted by the Municipal Council of the City of Kelowna this  
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 

 

73



 

CITY OF KELOWNA 
 

BYLAW NO. 11495 
 

Heritage Revitalization Agreement Authorization Bylaw  
HRA17-0002 – 486 Cadder Avenue – 

Dr. Alan Broome Inc., Inc. No. 447508 
 
 
WHEREAS a local government may, by bylaw, enter into a heritage revitalization agreement with the 
Owner of property which Council deems to be of heritage value pursuant to section 610 of the Local 
Government Act; 
 
AND WHEREAS the Municipal Council of the City of Kelowna is desirous of entering into a Heritage 
Revitalization Agreement with Dr. Alan Broome Inc., Inc. No. 447508 for the property located at 486 
Cadder Avenue, Kelowna, B.C.; 
 
THEREFORE the Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 
1. The Municipal Council of the City of Kelowna hereby authorizes the City of Kelowna to enter into 

a Heritage Revitalization Agreement with Dr. Alan Broome Inc., Inc. No. 447508 for the property 
located at486 Cadder Avenue, Kelowna, B.C., and legally described as: 

 
  Lot 1, District Lot 14, ODYD, Plan KAP69061 
  
 In the form of such Agreement attached to and forming part of this bylaw as Schedule "A". 
 
2. The Mayor and City Clerk are hereby authorized to execute the attached agreement, as well as 

any conveyances, deeds, receipts and other documents in connection with the attached 
agreement, and to affix the corporate seal of the City of Kelowna to same. 

 
 
Read a first time by the Municipal Council this 23rd day of October, 2017. 
 
Considered at a Public Hearing this 7th day of November, 2017. 
 
Read a second and third time by the Municipal Council this 7th day of November, 2017. 
 
Approved under the Transportation Act this 14th day of November, 2017. 
 
    Audrie Henry      
(Approving Officer-Ministry of Transportation) 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 

 
Mayor 

 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11501 
Z17-0074 – 9590 McCarthy Road 

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

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning classification 
of Lot A, Sections 10 and 11, Township 20, ODYD, Plan KAP69077 located on McCarthy Road, 
Kelowna, B.C., from the I3 – Heavy Industrial zone to the I2 – General Industrial zone. 

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

of adoption. 
 
 
Read a first time by the Municipal Council this 16th day of October, 2017. 
 
 
Considered at a Public Hearing on the 7th day of November, 2017. 
 
 
Read a second and third time by the Municipal Council this 7th day of November, 2017. 
 
 
Adopted by the Municipal Council of the City of Kelowna this   
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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Report to Council 
 

 

Date: 
 

November 20, 2017 
 

File: 
 

1862-01 

To:  
 

City Manager 
 

From: 
 

D. Duncan, Manager, Parking Services 

Subject: 
 

Complimentary Saturday Parking in December 2017 

  

 

Recommendation: 
 
THAT Council receives, for information, the report from the Manager, Parking Services dated 
November 20, 2017 with respect to Complimentary Downtown Parking on Saturdays in December 
2017; 
 
AND THAT Council approves no charge on-street parking in the Downtown area on the five (5) 
Saturdays in December 2017. 
 
Purpose:  
 
To provide no charge parking in the downtown area on Saturdays for the month of December. 
 
Background: 
 
For the past twenty (22) years, the City has approved no charge on-street Saturday parking during the 
month of December in the Downtown area.  This has been done as a Christmas promotion, at the 
request of the Downtown Kelowna Association.  Off-street parking in City owned parking lots is 
currently no charge on Saturdays, with the exception of the boat launch lots and special events 
(generally in the evening). 
 
Downtown Kelowna has requested the City’s approval for no charge parking again this year. 
 
Financial/Budgetary Considerations: 
 
Total impact on downtown parking reserve contribution - $28,500 (Average downtown on-street 
parking revenues in 2017 approximately $ 5,700 per day) 
 
  

81



City Manager 
November 20, 2017 
Page 2 of 2 Pages 

 
 
External Agency/Public Comments: 
 
Request letter received from the Executive Director, Downtown Kelowna 
 
Communications Comments: 
 
Press release will be issued to notify the public 
 
Considerations not applicable to this report: 
Internal Circulation 
Legal/Statutory Authority 
Legal/Statutory Procedural Requirements 
Existing Policy 
Personnel Implications 
Alternate Recommendation 
 
Submitted by:  D. Duncan, Manager, Parking Services 
 
Approved for inclusion:  D. Edstrom, Director, Strategic Investments 
 
Attachments:  1. Letter - Downtown Kelowna Association 
 
cc: T. Wilson, Manager, Corporate Communications 
 D. Gazley, Manager, Bylaw Services 
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Report to Council 
 

 

Date: 
 

November 20, 2017 
 

File: 
 

1200-50 

To:  
 

City Manager 
 

From: 
 

James Moore, Long Range Policy Planning Manager 

Subject: 
 

Housing Needs Assessment 

 Report Prepared by:  Michelle Kam   

 

Recommendation: 
THAT Council receives, for information, the report from the Long Range Policy Planning Manager 
dated November 20, 2017, with respect to the Housing Needs Assessment. 
 
AND THAT Council directs staff to advance engagement and strategy development on the 9 Journey 
Home and 11 Healthy Housing recommendations as identified in the Housing Needs Assessment for the 
purposes of developing the Journey Home and Healthy Housing Strategies, respectively.   
 
AND FURTHER THAT $14,700 be transferred from the Research & Partnership budget to the Healthy 
Housing budget in order to complete the project.  
 
Purpose:  
 
To update Council on the outcomes and analysis of the Housing Needs Assessment for the City of 
Kelowna, and to receive endorsement for next steps in the development of the Journey Home and 
Healthy Housing Strategies.   
 
Background 
Housing is in the midst of a boom cycle, and while some residents may be benefiting from this, others 
are feeling squeezed out of a tight market, and are becoming housing vulnerable.  The impacts of this 
are seen in many ways in Kelowna, including the increasing numbers of people experiencing 
homelessness, the extremely low rental vacancy rate, and rapidly increasing home prices. 

Hundreds of communities, nationally and internationally, are struggling to find solutions. Before we can 
determine appropriate solutions, we need to understand the scope of the problem. The Housing Needs 
Assessment (HNA) purpose is to identify the housing requirements in Kelowna based on housing 
supply, demand, and estimates of future trends in the near and distant future (20 years) and provide 
direction for how the City and various community stakeholders can contribute progressive actions to 
meet a desired future state.  This knowledge will then contribute to the development of robust and 
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appropriate actions that will seek to have real, measurable and positive impacts on our housing 
challenges in both the Journey Home and Healthy Housing Strategies.  

The City has carried out this needs assessment through statistical analysis, consultation with 
stakeholders, other levels of governments, housing partners and through interviews with Kelowna 
residents that have experienced homelessness.  The report describes the emerging directions, with the 
goal of improving housing affordability, access, and diversity. 

Housing Continuum Update – The Wheelhouse 

The Housing Needs Assessment includes a new and innovative approach to the categories of housing in 
our community.  Housing categories have typically been viewed along a linear housing continuum.  A 
linear continuum implies that the goal for all is to move along the continuum to a final destination of 
ownership housing.   
 
The new Wheelhouse is circular in fashion and promotes equity and inclusion, as it recognizes that 
people may move across categories of the Wheelhouse throughout their lives and that housing 
ownership is not the destination for all residents.  Additionally, the Wheelhouse recognizes that our 
housing stock needs to reflect the diverse socioeconomic and demographic needs of Kelowna residents 
and should not focus exclusively on market housing.  The Wheelhouse can be viewed as a system in 
which people move among different housing forms, tenures and price points.  Changes to one aspect of 
the system influence other parts of the system.   
 

Figure 1: The Wheelhouse  
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Staff from the Healthy Housing and Journey Home projects developed the Housing Needs Assessment 
with support from a consultant, Urban Matters.  As housing is a complex issue that requires 
consultation with a large number of staff and stakeholders, engagement on the HNA occurred with 
several teams including:   

1. Healthy City Strategy Steering Committee – This committee oversees the entire Healthy City 
Strategy and each of the theme areas and consists of senior leaders and staff from both the 
City and Interior Health.    

2. City and Interior Health Technical Teams –The City of Kelowna and Interior Health have staff 
technical teams that are assembled with various technical and front-line skills/experience.  

3. Healthy Housing Stakeholder Advisory Committee – This committee includes key stakeholders 
who will provide guidance throughout the Healthy Housing project.  This committee includes 
representation from the following organizations:   

 BC Housing 

 Canadian Home Builder’s Association 

 Interior Health 

 School District #23  

 Seniors Outreach Services Society  

 Society of Hope 

 United Way 

 Urban Development Institute, and  

 Urban Matters  

 UBC 
4. Community Advisory Board on Homelessness (CAB-H) – This committee is comprised of sector 

representatives to facilitate the delivery of the Homelessness Partnering Strategy in Kelowna.  
This committee includes representative from the following sectors: Aboriginal, Community 
Information, Corrections, Diversity, Education, Faith, Housing, Income Assistance, Mental 
Health, Provincial Government, Rehabilitation, Shelter, Volunteerism and Youth. This 
committee reviewed the HNA this fall prior to the activation of the Journey Home Task Force. 
 

Healthy Housing and Journey Home Projects 
The Housing Needs Assessment is the primary data source for two major City-led initiatives: 1) Healthy 
Housing Strategy and 2) Journey Home Strategy.  
 
The Healthy Housing Strategy will focus on housing affordability and supply, rental housing, and 
community for all while the Journey Home Strategy will guide the development of a Community 
Priority Plan along with Systems and Data Coordination frameworks designed as a long-term approach 
for addressing homelessness.  The Healthy Housing and Journey Home projects are in direct support of 
Council priorities of “Homelessness” and “Housing Diversity”. 
 
Housing Needs Assessment Highlights 
Kelowna residents are facing real housing challenges. Kelowna has been ranked amongst the least 
affordable cities in Canada for housing.1 For some in our community, accessing or maintaining healthy 
housing is a daily struggle. With a vacancy rate of 0.6 per cent and escalating prices, the effects of a 
constrained rental market are evident across our community, particularly for those residents most 

                                                           
1 Demographia International Housing Affordability Survey:  2017, http://demographia.com/dhi.pdf 
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vulnerable. Ensuring Kelowna continues to grow as a healthy community for all requires strategic 
direction and response to current and future housing needs. 
 
The Housing Needs Assessment is the first City-conducted publication of this level of housing analysis, 
utilizing Statistics Canada census data, BC Stats data, Canadian Mortgage and Housing Corporation 
data, Interior Health, BC Housing, real estate information, development statistics and population 
projections from city of Kelowna data sources, and others.   It also includes comparator municipalities 
of Boulder, Colorado, Kingston, ON, Nanaimo, BC, and Santa Rosa, California to provide context to 
other progressive, comparable cities.   Importantly, this report answers the question of ‘who’ is 
vulnerable in their housing needs, and gives us some indication of what types of housing options should 
be explored.   
 
This HNA will inform the setting of goals as it relates to the future delivery of the number, type and 
tenure of housing units across the city of Kelowna.  This report has been prepared primarily for City of 
Kelowna staff working on the Journey Home and Healthy Housing Strategies, but it will have impact 
and influence on other activities such as the 2040 OCP update and external organizations that have a 
mandate to deliver housing and related programs in our community.   
 
To measure housing affordability in Kelowna, the City examines how many households that are 
overspending on shelter, or exceeding 30% of their gross household incomes.  The HNA reveals that of 
the total households and housing types throughout the Wheelhouse, 28 per cent spend greater than 30 
per cent of their household income on housing costs.2  Importantly, 47 per cent of renter households 
exceed the 30 percent threshold on housing costs, compared to 19 per cent of owner households.  This 
discrepancy between the ownership market and the rental market is likely the result of the higher share 
of lower-income households in the rental market.   
 
Housing types found within the Safety Net and Housing with Supports sections of the Wheelhouse are 
also feeling the crunch. Recent increases in shelter usage is indicating a significant increase in the 
numbers of individuals experiencing homelessness – the average number of individuals staying in one 
shelter each night has increased from 74 in 2015 to 90 in 2016.3 A Point in Time Count indicated that 
there were 233 absolutely homeless individuals and a further 273 individuals counted as temporarily 
housed and identified as at risk of homelessness (2016)4. Individuals are staying in short-term 
supportive housing for longer – while typically intended for up to two or three years, some units have 
had the same occupant for up to seven years.  
 
Through the current market analysis, it is evident that housing “affordability” is a common concern for 
all household types and population groups.  In the recent Citizen Survey, 71 per cent of respondents 
identified housing supply as the top priority for investment.  It is also important to recognize that there 

                                                           
2 Shelter costs for owner households include, where applicable, mortgage payments, property taxes and condominium fees, 
along with the costs of electricity, heat, water and other municipal services. For renter households, shelter costs include, where 
applicable, the rent and the costs of electricity, heat, water and other municipal services. These costs do not include indirect 
housing costs such as transportation. 
3 Based on one local shelter statistics as of September 2016. 
4 A Point-in-Time (PiT) Count is a method used to measure sheltered and unsheltered homelessness. It aims to 
enumerate individuals in a community who are, at a given time, staying in homeless shelters, temporary housing, or “sleeping 
rough” (e.g., on the street, in parks), providing a “snapshot” of homelessness in a community (p.6). 2016 was the first year that 
Kelowna participated in this nationally coordinated framework as one of the designated communities for the count. Outcomes 
of the Kelowna PiT Count are twofold: (1) provide a count of people experiencing sheltered and unsheltered homelessness, and 
(2) provide information on the characteristics of the homeless population. (p.6) 

87



are key population groups that are more severely impacted from the affordability crunch. This includes, 
but is not limited to, low to moderate income seniors, lone parent families, youth and urban Indigenous 
populations, and those individuals requiring specialized housing supports. These populations are 
considered “key” because they have a high rate of housing need and are not well served by the housing 
supply. These groups are not mutually exclusive; there is likely much overlap in several categories.  
 
Increasingly, prices within the ownership segment of the Wheelhouse are escalating well beyond 
commensurate increases in income. Median house prices have nearly tripled over the past 15 years, 
whereas median household incomes have less than doubled. 
 
The Housing Needs Assessment recognizes that demographic and economic factors, together, will also 
influence future housing needs because they shape household composition, and what housing forms 
are needed to best serve households.  They also influence housing accessibility, as seniors choose to 
age in place and require adaptive, universal housing design.  Additionally, the demand for rental units is 
going to increase, as younger cohorts delay home ownership or are priced out of the ownership market 
altogether.  This will be compounded by other segments of the population competing for rental units as 
home ownership becomes increasingly more challenging and the gap between household carrying 
costs and average household income widens.  
 
Gaps and Recommendations 
In light of the above, and to move from research to action, the Housing Needs Assessment aligns the 
identified housing gaps with a set of housing recommendations, as summarized below in Table 1.   
 
Table 1:  Gaps and Recommendations Summary  

Gaps Identified Recommendations  

Gap 1: Diverse demographics 
experiencing housing vulnerability  

Journey 
Home 

Learn from Lived Experience Expertise  

Gap 2: Community-driven data Journey 
Home 

Create Community-Wide Framework  

Journey 
Home 

Establish Performance Measurements 

Gap 3: Service navigation  Journey 
Home 

Establish Service Navigation Tool  
 

Gap 4: Design of the homeless-
serving system 

Journey 
Home 

Map and Re-design Homeless-Serving System 
 

Gap 5:  Homelessness Prevention Journey 
Home 

Apply Prevention Approach  
 

Gap 6: Bottleneck in the Wheelhouse Healthy
Housing 

Foster Housing Partnerships 

Healthy
Housing 

Coordinate Regional Housing Needs 

Journey 
Home 

Foster Multi-Sectoral Partnerships  
 

Gap 7: Need for Greater Housing 
Diversity 

Healthy
Housing 

Explore Innovative Housing Forms and Tenure 
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Healthy
Housing 

Address the ‘Missing Middle’ 

Healthy
Housing 

Universal and Adaptable Housing Design 

Healthy
Housing 

Increase Family-Oriented Housing Supply 

Journey 
Home 

Increase Permanent Housing for Key Populations  
 

Gap 8: Limited Supply and High 
Demand for Purpose-Built Rentals 

Healthy
Housing 

Increase the Supply and Stability of Rental 
Housing 

Healthy
Housing 

Protect the Existing Rental Stock 

Gap 9: Access to private market 
rentals  

Journey 
Home 

Promote Housing First Systems Approach 
 

Gap 10: Security of Tenure and 
Short-Term Rentals 

Healthy
Housing 

Address the Impacts of Short-Term Rentals 

Gap 11: The Cost of Housing is 
Increasing and Incomes Aren’t 
Keeping Pace 

Healthy
Housing 

Include Affordable Housing in New Developments 

Healthy
Housing 

Reduce Household Carrying Costs  

 
Next Steps  
The Journey Home and Healthy Housing Strategies will build on the outcomes of the Housing Needs 
Assessment including the gaps and recommendations.  These strategies will develop the above 20 
recommendations into actions that include systems, activities, policy and partnerships.   
 
Development of the separate Journey Home and Healthy Housing Strategies with the respective 
project teams are anticipated to take approximately the next six to eight months and will be presented 
to Council in late spring / summer of 2018.  As housing is an inherently complicated topic, the City 
wants to engage, learn and think about new ways to better understand the dynamic nature of the 
housing market and the experience of the public and housing partners. Figure 2 shows the planning 
process and timeline for the entire project.   
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Figure 2: Planning Process & Timeline 

 
 
The development of both strategies will provide these respective roadmaps on how to guide work and 
investment decisions for the tiers of partnerships that are required at the provincial, federal, public and 
private housing levels.  Creating lasting partnerships for housing will be a critical aspect of the 
recommendations, as the City of Kelowna is one of numerous partners that will need to work together 
to continue to make progress on delivering the full Wheelhouse of housing needs for today and decades 
to come. 
  
The path forward requires bold, innovative and new directions to tackle the evolving issues of housing 
in our community.  As Kelowna grows into a mid-sized City and is faced with the related challenges, 
innovation and leadership from all levels is needed to tackle the complex issue of housing.   
 
Internal Circulation: 
Director, Community Planning & Strategic Investments  
Director, Active Living & Culture 
Development Services Director  
Social Development Manager 
Neighbourhood Development Coordinator 
Community Planning Department Manager 
Planner II 
Property Officer 
Community Engagement Manager 
Budget Supervisor 
Strategic Transportation Planning Manager 
 
 
 
 
 

November - June 
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Existing Policy: 
Official Community Plan goal:   
Address Housing Needs of All Residents.  Address housing needs of all residents by working towards an 
adequate supply of a variety of housing. 
 
Official Community Plan objectives:  

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

 5.23 - Address the needs of families with children through the provision of appropriate family-
oriented housing   

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

 
Official Community Plan policies:  

 5.22.7 - Healthy Communities 

 5.22.10 - Adaptable Housing 

 5.22.11 - Housing Mix 

 5.22.13 - Family Housing 

 5.23.1 - Ground-oriented Housing 

 7.3.1 - Housing Mix 

 10.3.1 - Housing Availability 

 10.3.2 - City-Owned Land 

 10.3.4 - Use of the Housing Opportunities Reserve Fund   
 
Financial/Budgetary Considerations: 
In order to meet the requirements of the Housing Needs Assessment recommendations for the Healthy 
Housing Strategy, the original budget of $27,600 requires supplemental funds in order to deliver the 
Strategy in 2018.  A supplemental budget of $14,700 will be transferred from the 2017 base Partnership 
& Research budget of the Policy and Planning Department budget to support this project.   
 
Submitted by:  
 
 
J. Moore, Long Range Policy Planning Manager 
 
 
Approved for inclusion:                  Danielle Noble-Brandt, Policy & Planning Dept. Manager 
 
 
Attachments:  
Appendix 1 – Healthy Housing Strategy Engagement Timelines  
Appendix 2 – Kelowna’s Housing Highlights  
Housing Needs Assessment 
 
cc:  
Director, Community Planning & Strategic Investments  
Director, Active Living & Culture 
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Development Services Director  
Social Development Manager 
Neighbourhood Development Coordinator 
Community Planning Department Manager  
Planner II 
Property Officer 
Community Engagement Manager 
Strategic Transportation Planning Manager 
 
Healthy City Strategy Steering Committee  
Interior Health Staff Technical Team 
Healthy Housing Stakeholder Advisory Team 
Journey Home Task Force   
Committee Advisory Board on Homelessness  
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Appendix 1 - Healthy Housing Strategy Engagement Timelines 
 

Activity Target Audience  Date 

Phase 1 – Housing Needs Assessment Recommendations 

3-Part Housing Series Public  1) November 
2) January 

3) April 

Online Engagement Public  November 20 – 
January 15 

Workshop Key Stakeholders Early December 

Phase 2 – Healthy Housing Strategy and Prioritizing Actions 

Open House Public April  

Workshop Stakeholders April  

Phase 3 – Final Healthy Housing Strategy and Implementation Plan 

Healthy Housing Strategy 
Endorsement  

Council  May / June 
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Executive Summary 

In Kelowna, we are facing unprecedented housing 
challenges. Housing is in the midst of a boom cycle 
and, while some residents may be benefiting from 
this, others are feeling squeezed out of a tight 
market, and are becoming housing vulnerable. A 
coordinated strategy is needed to address 
Kelowna’s housing challenges. But, before we can 
begin formulating strategies and actions, we must 
clearly understand the problem. This is where the 
Housing Needs Assessment comes in.  
 
The goals of the Housing Needs Assessment 
(HNA) are:  
1. Clarify the problem – what are our housing 

needs, and will the needs change over time?  
2. Identify focus areas – what needs are the most 

pressing?  
 
The HNA builds an important foundation for action 
– a strong base of knowledge contributes to robust 
and appropriate strategies and actions that seek to 
have real, measurable and positive impacts on our 
housing challenges. The HNA is linked to the 
Council priorities of “Homelessness” and “Housing 
Diversity” and is in direct support of two key 
strategies under development: The Journey Home 
Strategy and the Healthy Housing Strategy.  
 

 Journey Home Strategy: The Journey Home 
Strategy will guide the development of a 
community vision for addressing 
homelessness, outlining community priorities. 
The strategy will focus on the application of an 
evidence‐based systems planning approach to 
coordinate and organize the delivery of 
housing services and programs in the areas of 
Safety Net and Housing with Supports. 

 

 Healthy Housing Strategy: The Healthy 
Housing Strategy will focus on policy, 
regulatory and procedural recommendations 
for Housing with Supports in the categories of 
subsidized rental housing, rental housing and 
ownership housing. The Strategy has 
identified three priority areas for more focused 
research and understanding: housing 
affordability and supply, rental housing, and 
community for all. 

 
Housing is not a challenge unique to Kelowna. It is 
a national, and even international issue, with 
hundreds of communities struggling to find 
solutions. In order to provide context around 
housing issues in Kelowna, we have identified four 
comparator municipalities of similar size, 
geography and economic characteristics: Boulder, 
Colorado; Kingston, Ontario; Nanaimo, BC; and 
Santa Rosa, California.   These municipalities, as 
well as other municipal examples, are discussed 
throughout the Needs Assessment to show 
appropriate comparisons and interesting examples 
across North America.   
 
This Housing Needs Assessment paints a picture of 
Kelowna today, in the short‐term, and long‐term 
(2040) in order to understand what our housing 
needs are today and how they may shift over time. 
All of this is guided by a new framework for 
housing, called the Wheelhouse. 
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A New Approach 
The Wheelhouse  
The Wheelhouse promotes equity and inclusion, 
recognizing that our housing stock needs to 
reflect the diverse needs of Kelowna residents 
(socioeconomic, demographic) and that people 
may move across categories of the Wheelhouse 
throughout their lives.   
 
As the foundation of the HNA’s new approach, 
the Wheelhouse is referenced throughout the 
document and is used as a key organizing 
element to demonstrate the diversity of housing 
required in a community. 
 

Defining Success 
In addition to the Wheelhouse, the HNA takes a 
different approach to what a successful housing  

 
 
system should look like. Here, the HNA draws 
on healthy housing and resiliency to establish 
the key characteristics of success: 
 

 Diversity of form and tenure 

 Affordability & Accessibility 

 Inclusiveness 

 Coordination 
 

Approaches to Defining Affordability 
There are a variety of ways of looking at what is 
affordable or not. For the purposes of the HNA, 
housing is considered affordable if shelter costs 
account for less than 30 per cent of before‐tax 
household income. 
 

 
____________________________________________________________________________________ 

 

Figure 1: The Wheelhouse, Housing in Kelowna 

 
 

Source: The City of Kelowna 

101



CITY OF KELOWNA    A Housing Needs Assessment for Kelowna 

8 

 

Kelowna Today and Tomorrow 
The following information provides a brief 
snapshot of Kelowna today and some predictions 
about Kelowna in 2040 if current trends hold. 
 

Kelowna Today 
Population  127,500 

Over 65 Years Old  20% 

Median Household 
Income 

~68,000 

Rental Market Status  Constrained   

Average Home Price  ~$480,000 

Employment  Strong (5.4% 
unemployment rate) 

Prevalence of 
Homelessness 

Severe 

Largest Economic Drivers  Tourism, tech sector 

 
Business‐As‐Usual 2040 Estimates 

Population  178,500 

Total Housing Units  78,000 

Over 65 Years Old  25% 

Median Household 
Income 

$99,000 

Rental Market Status  Constrained 

Average Home Price  $950,000.00 

Largest Economic 
Drivers 

Tech, health care, 
tourism 

 
 
 
 
 
 
 
 

                                                                   

1 Shelter costs for owner households include, where 
applicable, mortgage payments, property taxes and 
condominium fees, along with the costs of electricity, heat, 
water and other municipal services. For renter households, 
shelter costs include, where applicable, the rent and the costs 
of electricity, heat, water and other municipal services. These 
costs do not include indirect housing costs such as 
transportation. 
2 Based on one local shelter statistics as of September 2016. 
3 A Point‐in‐Time (PiT) Count is a method used to measure 
sheltered and unsheltered homelessness. It aims to 

Kelowna’s Housing Today 
The table below provides a brief picture of 
Kelowna’s housing supply today.  
 

Housing Supply Today 
53,900 total housing units 

50% of total housing is single detached 

4,800 total primary rental market units 

10,000 total secondary rental market units 

687 total Safety Net beds 

4,700 total Housing with Supports units (market 
and non‐market) 

 
Population and job growth have driven significant 
demand for housing; home prices and rents are 
escalating. Of the total households and housing 
types throughout the Wheelhouse, 28 per cent 
spend greater than 30 per cent of their household 
income on housing costs.1 
 
Housing found within the Safety Net and Housing 
with Supports sections of the Wheelhouse are also 
feeling the crunch. Recent increases in shelter 
usage is indicating a significant increase in the 
numbers of individuals experiencing homelessness 
– the average number of individuals staying in one 
shelter each night has increased from 74 in 2015 to 
90 in 2016.2 A Point in Time Count indicated that 
there were 233 absolutely homeless individuals 
and a further 273 individuals counted as 
temporarily housed and identified as at risk of 
homelessness (2016)3. Individuals are staying in 
short‐term supportive housing for longer – while 
typically intended for up to two or three years, 
some units have had the same occupant for up to 
seven years.  

enumerate individuals in a community who are, at a given 
time, staying in homeless shelters, temporary housing, or 
“sleeping rough” (e.g., on the street, in parks), providing a 
“snapshot” of homelessness in a community (p.6). 2016 was 
the first year that Kelowna participated in this nationally 
coordinated framework as one of the designated communities 
for the count. Outcomes of the Kelowna PiT Count are 
twofold: (1) provide a count of people experiencing sheltered 
and unsheltered homelessness, and (2) provide information 
on the characteristics of the homeless population. (p.6) 
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Data indicates that there are significant waitlists 
for housing within the Housing with Supports 
segment of the Wheelhouse, with government and 
non‐profit housing wait lists having almost 800 
active applications.4 Individuals, families and 
seniors with modest incomes who require only 
financial supports are competing in the market for 
units, and as prices escalate and vacancy rates 
decrease, they are increasingly constrained in their 
ability to attain rental units.  
 
For tenant households, 47 per cent spend greater 
than 30 per cent on housing costs, compared to 
just 19 per cent of owner households. The vacancy 
rate for the primary rental market in Kelowna has 
been decreasing since 2012, dropping to 0.6 per 
cent, with three plus bedroom units at 0.0 per 
cent. Lone parent families and single occupant 
households are the largest groups experiencing 
housing affordability issues in Kelowna.  
Increasingly, prices within the ownership segment 
of the Wheelhouse are escalating well beyond 
commensurate increases in income. Median house 
prices have nearly tripled over the past 15 years, 
whereas median household incomes have less 
than doubled. 
 

Kelowna’s Future Housing  
A strong economy and natural assets will continue 
to draw population growth to Kelowna. In the 
short‐term, 7,500 units are predicted to be 
constructed over the next five years, and, of those, 
about 5005 units are expected to contribute to the 
Non‐Market Housing segments.6 It is expected the 
majority of these units will contribute to the 
Housing with Supports area of the Wheelhouse.  
While it is probable that in the future, shelter and 
short‐term supportive housing will exist, Housing 
First (units scattered throughout the community, 

                                                                   

4 This includes the following: BC Housing Registry with 180 

active applications as of 2016, the Supportive Housing 
Registry with 789 active applications in 2017, and a non‐profit 
senior housing provider having a 294 person wait list. 

and whenever possible accessing Market Housing 
with supports) will shift from an emergency 
system to housing with supports and supplements 
in the market sector. This will shift the demand 
away from the Safety Net to rental housing units. 
 

 
Looking at the Business‐As‐Usual (BAU) scenario 
for 2040, apartment housing will lead new housing 
development, with approximately 9,000 new units, 
in part due to cost and consumer preferences, and 
in part due to a constricted land supply that will 
drive much of the new growth into existing 
neighbourhoods.  
 
Home price growth will continue to outpace 
income growth under the BAU scenario, with the 
estimated costs of a detached home in 2040 
ranging from $1‐1.5M. As home ownership 
becomes more challenging, the share of the 
population renting units will likely increase. These 
shifts will continue to put pressure on the demand 
for Housing with Supports, as low‐income 
individuals are squeezed out of Market Housing 
due to rising costs. 
 

Secondary suites and carriage homes will also see 
rapid growth under the BAU scenario, driven by 
homeowners looking for extra income to support 
rising home prices. 

 

What are the Root Causes? 
The amenity rich community coupled with a strong 
and growing economy and other regional push 

5 This total includes non‐profit developments in stream (about 

300) as well as an assumption of an additional 200 that are in 
concept development. 
6 Non‐Market Housing is comprised of shelters and housing 
found within the Safety Net and Housing with Supports 
sections of the Wheelhouse. 

Short‐Term Housing Supply (5‐year) 
7,500 new housing units 

19% of new housing is single detached 

1,100 new rental units in stream 

1,000 new secondary rental market units  

94 new Safety Net units in stream 

132 new Supported Housing units in stream 
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factors is driving population growth, and 
consequently driving demand for both rental and 
ownership housing. Interest rates have held steady 
at historic lows, which has lowered the cost of 
borrowing. In Kelowna, development policy in the 
OCP encourages development in areas with 
existing servicing, which limits the availability of 
flat greenfield or available hillside development at 
the edges of the City.  
 

These root causes influence the demand and 
supply of market rental and ownership, and the 
impacts cascade to other parts of the Wheelhouse 
as demand spills to units previously accessed by 
individuals accessing long‐term supportive 
housing or subsidized rental housing. As the cost 
of all units rises, the subsidies for individuals can’t 
cover enough of the housing costs, and individuals 
are priced out, with fewer options available to 
them.  
 

   

Why is there 
a housing 
crisis in 

Kelowna? 

Lifestyle 
amenities 

Limited 
family 
housing 
options

Relatively 
low local 
incomes

Tight rental 
market

Relatively 
low property 

taxes 
Increased 
housing 
prices 

Inter and 
intra 

population 
growth 

Low interest 
rates and 
cost of 
capital 

Very low 
rental 
vacancy 
rates 

Constrained 
land area 
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Gaps and Recommendations 
The assessment of housing needs in Kelowna 
provides a snapshot of an increasingly bleak 

picture for many citizens. The table below 
summarizes the key gaps and recommendations to 
address them: 

 
Table 1: Gaps and Recommendations Summary 

Gaps Identified  Recommendations  

Gap 1: Diverse demographics 

experiencing housing vulnerability  

Journey Home  Learn from Lived Experience  

Gap 2: Community‐driven data  Journey Home  Create Community‐Wide Framework  

Journey Home  Establish Performance Measurements 

Gap 3: Service navigation   Journey Home  Establish Service Navigation Tool  

Gap 4: Design of the homeless‐

serving system 

Journey Home  Map and Re‐design Homeless‐Serving System 

Gap 5:  Homelessness Prevention  Journey Home  Apply Prevention Approach  

Gap 6: Bottleneck in the 

Wheelhouse 

Healthy Housing  Foster Housing Partnerships 

Healthy Housing  Coordinate Regional Housing Needs 

Journey Home  Foster Multi‐Sectoral Partnerships  

Gap 7: Need for Greater Housing 

Diversity 

Healthy Housing  Explore Innovative Housing Forms and Tenure 

Healthy Housing  Address the ‘Missing Middle’ 

Healthy Housing  Universal and Adaptable Housing Design 

Healthy Housing  Increase Family‐Oriented Housing Supply 

Journey Home  Increase Permanent Housing for Key Populations  

Gap 8: Limited Supply and High 

Demand for Purpose‐Built Rentals 

Healthy Housing  Increase the Supply and Stability of Rental Housing 

Healthy Housing  Protect the Existing Rental Stock 

Gap 9: Access to private market 

rentals  

Journey Home  Promote Housing First  

Gap 10: Security of Tenure and 

Short‐Term Rentals 

Healthy Housing  Address the Impacts of Short‐Term Rentals 

Gap 11: The Cost of Housing is 

Increasing and Incomes Aren’t 

Keeping Pace 

Healthy Housing  Include Affordable Housing in New Developments 

Healthy Housing  Reduce Household Carrying Costs  
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1.0 Coming to Grips with Housing Need 
 

Introduction 
In Kelowna and across Canada, housing is on the 
minds of citizens. Whether the topic is the rising 
cost of housing, the lack of rental housing, or the 
rapid increase in visible homelessness, housing 
conversations are everywhere. Ultimately, the 
nature and urgency of these conversations point to 
a housing system that is not meeting the needs of 
citizens. 
 

“The most urgent financial issue facing 

Canadians today is the high cost of 

housing” 

FCM, Fixing Canada’s Housing Crunch 

 
While the sentiments expressed above show how 
pressing housing issues are, it also suggests that 
housing is purely a financial issue. A more holistic 
view of housing recognizes its complexity and its 
vital role to many parts of our lives. “Where homes 
are located, how well designed and built, and how 
well they are weaved into the environmental, 
social, cultural and economic fabric of 
communities are factors that, in a very real way, 
influence the daily lives of people, their health, 
security and wellbeing…”.7 There are clear 
connections between housing and our physical, 
social and mental health. “Differences in housing, 
such as quality, accessibility, and affordability all 
have impacts on the health of the people who live 
there. These impacts can positively or negatively 
affect our health, both over the short and long‐
term”.8  
 
Kelowna residents are facing real housing 
challenges. Kelowna has been ranked amongst the 
least affordable cities in Canada for housing. 9 For 

                                                                   

7 Sustainable Housing, Sustainable Cities, pg. 3. 
8 Healthy Built Environment Linkages, 2014, pg. 32 
http://www.phsa.ca/Documents/linkagestoolkitrevisedoct16_
2014_full.pdf  

some in our community, accessing or maintaining 
healthy housing is a daily struggle. With a vacancy 
rate of 0.6 per cent and escalating prices, the 
effects of a constrained rental market are evident 
across our community, particularly for those 
residents most vulnerable. Ensuring Kelowna 
continues to grow and to progress as a healthy 
community for all requires attention to current and 
future housing needs. But, what are those housing 
needs? Will those needs change over time? Which 
needs are the most pressing? These are all 
questions that require answers before we can 
develop effective strategies and actions. 
 
Kelowna residents are not alone in their struggles. 
Hundreds of communities, small and large, across 
North America are experiencing similar housing 
challenges and are all seeking effective solutions. 
In order to provide context about the housing 
picture in Kelowna, we have identified four 
comparator municipalities of similar size, 
geography and economic characteristics: Boulder, 
Colorado; Kingston, Ontario; Nanaimo, BC; and 
Santa Rosa, California.   These municipalities, as 
well as other municipal examples, are discussed 
throughout the Needs Assessment to show 
appropriate comparisons and interesting examples 
across North America.   
 

Purpose  
Housing discussions are commonplace, and 
solutions are challenging. That is why it is critical 
to establish a strong base of knowledge on which 
to build solutions to Kelowna’s housing challenges. 
If our solutions are to be effective, we must clearly 
understand the current situation. And clarifying 
the issues and identifying focus areas is the role of 
this Housing Needs Assessment (HNA).  
 

9 Demographia International Housing Affordability 

Survey:2017, http://demographia.com/dhi.pdf 
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The HNA builds on the Council priorities of 
“Homelessness” and “Housing Diversity” and is in 
direct support of two key strategies under 
development: The Journey Home Strategy and the 
Healthy Housing Strategy. Each of these two 
strategies will use the information, conclusions 
and recommendations from the HNA to formulate 
new policies, strategies and actions that will be 
implemented with our key partners in the 
community over the coming years.   

 
Journey Home Strategy 
The Journey Home Strategy focuses on the system 
of services supporting those who are experiencing 
homelessness and those at risk of homelessness.  
Through application of an evidence‐based systems 
planning approach, it applies a method of 
organizing and delivering services, housing, and 
programs, with the aim to coordinate resources to 
ensure the needs of the housing‐vulnerable 
population are met effectively while community 
level results align with the Strategy goals.   
 
The overarching goal of the Journey Home 
Strategy is to develop a made‐for‐Kelowna long‐
term strategy to prevent homelessness and, if it 
does occur, to ensure that it is rare, short‐lived, 
and non‐recurring.  At the time of the 
development of this document the process to 
establish a Journey Home Task Force is underway.  
The Task Force will establish a vision and goals to 
guide the strategy development. 
 
With the principles of Housing First as a 
foundation, the Journey Home Strategy will be 
community‐driven and tailored to the Kelowna 
context. It will consider how existing services 
already support the housing‐vulnerable population 
and how to coordinate efforts to better address 
the needs and enhance accessibility across all 
programs and support services. 
 
The proposed Journey Home Strategy has been 
designed to apply recognized principles of a 
systems planning approach in the development of 
evidence‐based solutions.  The City is taking the 
leadership role in this inclusive community‐driven 

process recognizing that the strategy will require 
collective commitment for implementation.  The 
City role will focus on recommendations linked to 
policy, partnership, and advocacy.  The Strategy 
will deliver: 
 

 identification of community priorities to 
reduce and prevent homelessness 

 a person‐centered approach to build 
integrated and coordinated service, and 
prevention delivery;  

 performance management and quality 
assurance; and 

 integrated information management to ensure 
a collective performance‐driven, outcome 
focus. 

 
The Housing Needs Assessment will provide 
valuable insight that will assist in informing the 
Journey Home Strategy recommendations related 
to appropriate housing in the realm of emergency, 
short‐term supportive and long‐term supportive 
housing.   The Strategy, including an 
implementation plan, will be completed in the 
spring of 2018. 
 

Healthy Housing Strategy 
The Healthy Housing Strategy will focus on policy, 
regulatory and procedural recommendations for 
appropriate housing in the subsidized rental 
housing, rental housing and ownership housing 
categories.  
 

With this broad vision in mind, the Healthy 
Housing Strategy has identified three priority 
areas for more focused research and 
understanding: housing affordability, rental 
housing, and community for all. That is not to say 
that the HNA will only focus on these areas. 

Healthy Housing Vision 

The housing needs of all Kelowna residents are 

met through attainable, accessible and diverse 

housing options. 

108



CITY OF KELOWNA    A Housing Needs Assessment for Kelowna 

15 

 

Rather, the HNA will provide a comprehensive 
needs assessment with extra focus on these three 
topics: 
 

 Housing Affordability: The ability for 
residents to afford their homes is central to 
their quality of life. If house prices increase 
faster than the ability for residents to pay, 
quality of life suffers, particularly for those 
most vulnerable in our community. Regardless 
of tenure (ownership or rental), Kelowna 
residents must be able to afford their homes if 
we are to continue our success as a community 
in the future. 
 

 Rental Housing: Suffering from a very low 
vacancy rate and years of underinvestment 
from both private and public sectors, rental 
housing is at the forefront of Kelowna’s 
housing challenges. As home ownership grows 
out of reach for many, and housing 
preferences shift, rental will not simply be a 
temporary state prior to ownership, but will be 
a key permanent pillar of the healthy housing 
stock.  

 

 Community for All: The share of Kelowna 
residents over the age of 65 is predicted to 
increase in the years to come. At the same 
time, households are getting smaller and there 
are more lone parent families. These kinds of 
demographic shifts impact the kinds of 
housing that the community will need.  

 
The HNA builds an important foundation for 
action. Using the information from the HNA, the 
Journey Home Strategy and the Healthy Housing 
Strategy will identify clear strategies and actions 
that seek to have real, measurable and positive 
impacts on our housing challenges for years to 
come. 
 
Throughout the HNA, you will read about the real 
housing challenges of Kelowna residents. The 
impact of our housing challenges is, after all, felt 

directly by us, our friends, our families, and our 
neighbourhoods. 
 

Sources of Information and Data 
Limitations 
The HNA uses both quantitative and qualitative 
data within the document to build a picture of 
Kelowna’s current and future housing supply.   

 

Statistics 
The primary source for data in the Housing Needs 
Assessment is census data from Statistics Canada. 
The most up‐to‐date census data was used, where 
possible. In those instances, where data from the 
2016 census is not yet available, 2011 census data 
is used. In analyzing and identifying long‐term 
trends, data was gathered for each census period 
back to 1986. BC Stats was also used as a primary 
source for statistics. In particular, a custom run of 
BC stats data was used for future population 
projections. Due to the availability of data, some 
of the data is derived from the Kelowna Census 
Metropolitan Area (CMA) which includes Kelowna, 
Lake Country, West Kelowna, Peachland and the 
Central Okanagan Regional District (see Figure 2 
below).  For real estate market and construction 
information, data was obtained from Canada 
Mortgage and Housing Corporation (CMHC).  
Additional real estate market information was 
gathered from the Okanagan Mainline Real Estate 
Board (OMREB). Building and construction data 
and projections were derived from data tracked 
and maintained by the City of Kelowna.  
 
BC Housing and Interior Health provided data on 
existing housing and services relevant to the 
Safety Net and Housing with Supports segments 
of the Wheelhouse. In some instances, housing 
and shelter providers provided information 
regarding the number of beds and units they 
provide. Additional data regarding the number of 
units available was obtained through City of 
Kelowna databases. 
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Figure 2: City of Kelowna and Regional Context Map 

 
 

 
Homelessness Hub resource library and the 
documented experiences of communities who 
have successfully implemented Housing First 
strategies has been drawn from in order to create 
an understanding of what the future of 
homelessness could look like in Kelowna.  
 

In‐Person Interviews 
In order to provide additional context and nuance 
to the statistics and data the project team 
conducted 15 interviews to inform the Needs 
Assessment. A sample of eight stakeholder 
interviews covered service and housing providers 
serving all segments of the Wheelhouse. 
Questions focused on highlighting where the 
stakeholders are seeing positive outcomes in the 

housing system, and where they are observing 
gaps in supply, demand or services associated with 
housing. A sample of seven lived experience 
interviews were conducted with individuals who 
have experienced the Safety Net or Housing with  
Supports areas of the Wheelhouse. These 
perspectives offer important context to the data 
and offer a richer picture of the real impact of our 
housing context on individual lives. Reflections and 
input from all of the interviews are woven 
throughout the document. For a full list of 
questions, see Appendix 7.2 Interview Questions.  
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Study Approach 
From the outset, this Housing Needs Assessment 
has taken a unique, holistic approach. Unlike most 
needs assessments, our approach is not predicated 
upon the notion that home ownership is the end 
goal of the housing system. Rather, the HNA 
recognizes that a balance of all these housing 
forms is needed to support a thriving community. 
 
This unique approach has also been applied to the 
way in which the HNA defines success. Here, the 
HNA uses the concepts of healthy and resilient 
housing to help us understand where there may be 
gaps that require attention. The HNA also 
maintains a specific definition of affordable 
housing, one that is consistent with the approach 
of many other levels of government, municipalities 
and non‐profits across the country. 

 

The Wheelhouse Approach 
A healthy stock includes many diverse forms and 
tenures of housing to meet the diverse needs of 
our residents. The Wheelhouse 10  promotes 
equity and inclusion, recognizing that our 
housing stock needs to reflect the diverse needs 
of Kelowna residents (socioeconomic, 
demographic) and that people may move 
around the Wheelhouse throughout their lives.   
 
As the foundation of the HNA’s new approach, 
the Wheelhouse is referenced throughout the 
document and is used as a key organizing 
element to demonstrate the diversity of housing 
required in a community. 
 

 

Figure 3: The Wheelhouse 

 
Source: The City of Kelowna

                                                                   

10 The organizing element used by the City of Kelowna to 
demonstrate the diversity of housing required in the 
community. 
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Defining Success 
While the Wheelhouse defines how we look at and 
explore housing in our community, it does not help 
us understand what success looks like. Here, the 
concept of ‘healthy housing’ begins to play a large 
role in defining our core ambition. 
  
As a concept, ‘healthy housing’ does, however, 
require some unpacking. The Healthy Built 
Environment Linkages Toolkit11 defines healthy 
housing as having three primary characteristics: it 
is affordable, accessible and good quality. Applied 
more directly, healthy housing means: 
 

 increased access to affordable housing 
through provision of diverse housing forms 
and tenure types; 

 adequate housing quality for all segments of 
society; 

 prioritizes housing for the homeless, elderly, 
low income groups, and people with diverse 
abilities. 
 

Healthy housing helps us describe success at a 
smaller scale. An additional lens is also required 
when trying to define success for housing in 
Kelowna, particularly as we start to look at what 
the future might bring. Bringing a resiliency lens to 
the work here is helpful. Resiliency means is a 
measure of a system’s ability to respond to, 
absorb, and recover from sudden or unexpected 
changes. Resilience in our housing system 

addresses how well actors are coordinated and 
actively collaborating, where actors are seeing 
positive outcomes in the system, and how well 
different areas of the Wheelhouse are set up to 
respond to rapid and complex changes.  
 
Resilience is a critical concept in defining success, 
since predicting the future of housing is extremely 
challenging to do with any accuracy. Housing is 
influenced by a complex web of interconnected 
systems, and attempting to predict a single future 
scenario is unlikely to prove successful. By 
embracing resiliency, housing in Kelowna will be 
set up to respond to a multitude of potential 
changes.  
 
Taken together, healthy and resilient housing in 
Kelowna will have the following elements: 
 

 Diversity of form and tenure 

 Affordability & Accessibility 

 Inclusiveness 

 Coordination 
 
These measures come into play in Chapter 6, 
where the lens of healthy and resilient housing is 
used to help us identify gaps in our current and 
future housing that require our attention. 
 

 
 

Figure 4: Healthy and Resilient Housing Approach 

                                                                  

11 Provincial Health Services Authority (2014). Healthy Built 
Environment Linkages: A Toolkit for Design, Planning, Health, 
version 1.1. 
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Approaches to Defining Affordability 
Housing affordability sounds simple, but defining 
it and measuring it are complicated tasks. For the 
City of Kelowna, housing is considered to be 
affordable if shelter costs account for less than 30 
per cent of before‐tax household income. This 
common approach to defining housing 
affordability determines the number or proportion 
of households which spend 30 per cent or more of 
their income on shelter, including rent or 
mortgage payments, utilities, fees, and taxes.12 
This measure is used (in some form) by cities 
across Canada (including Nanaimo and Kingston) 
and the United States (including Boulder and 
Santa Rosa). The basic 30 per cent definition is 
useful to gain an understanding of the scale of 
affordability challenges in an area. However, 
variations on this understanding can be helpful for 
the development of policy and initiatives to 
address housing affordability. 
 

 Income Segments: Further analysis can 
distinguish populations based on income 
segment compared to a median or average 
household income. For example, the City of 
Saint John’s Creating Opportunities: Housing 
Our Community strategy identified targets to 
build 200 rental homes that would be 
affordable (cost less than 30 per cent of 
household income) for households below 65 
per cent of the median household income, and 
similarly to build “age friendly” homes, 
including for seniors who had below the 
median income for their age group.   
 
 
 
 
 
 
 
 
 

                                                                   

12 For clarification purposes, shelter costs do not include 
transportation related costs. 

 Median/Average Housing Unit Prices: Most 
common in descriptions of ownership housing, 
a level below a median or average price can be 
used to describe affordable housing units. For 
example, units may be classified as affordable 
if 10 per cent below that market’s median or 
average price.  

 
In the City of Santa Rosa in California, affordable 
prices for homes are defined based on income 
groupings (based on percentages of the median 
income in that area) and the size of the home or 
household. This is a nuanced approach recognizing 
that affordability (at the very least for the purposes 
of developing and selling homes) can be different 
for more reasons than merely income.  
 
The City of Toronto in the past has taken an even 
simpler definition, with affordable rents being 
those which are below the average, for any given 
unit type. Affordable ownership is similarly 
simplified in the Toronto Official Plan, as shelter 
costs (based on a specific mortgage format) equal 
to or less than the average rent by unit type. 
 
As shown, there are several ways to define 
affordability.  The City of Kelowna has chosen to 
define affordability using the most common 
approach that housing is considered affordable if 
shelter costs account for less than 30 per cent of 
before‐tax household income.   
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DEEP DIVE: Housing and Transportation Costs 
 

While the common measures of housing affordability include rent, mortgage payments, utilities, 

fees, and taxes, they fail to recognize the costs that can be associated with the limited choices in 

housing: travel costs, childcare and eldercare costs, as well as others. These costs manifest as both 

financial and time‐related. 

In particular transportation costs have a very direct relationship with housing, and their effects can 

be dramatic. The Metro Vancouver Housing and Transportation Cost Burden Study shows clearly 

that in the Metro Vancouver context, where housing costs were highest, typically transportation 

costs were  lowest, and vice versa. This  is not particularly surprising by  itself, as we understand 

housing costs to typically be highest in the most central areas, those often best served by transit. 

However,  the magnitude of  this  effect may be  surprising:  if  you  first  rank  areas  from highest 

housing cost as a percentage of income to lowest, and then rank areas from highest housing and 

transportation cost as a percentage of income to lowest, the rankings change dramatically. As an 

example: for owners with mortgages, when considering housing, Vancouver is the most expensive 

of all  jurisdictions, but when considering housing plus  transportation, Vancouver moves  to  the 

third least expensive (seventh of nine). For renters Vancouver jumps from second most expensive, 

to  least  expensive.  The Metro  Vancouver  report  demonstrates  how  the  availability  of  transit 

services can dramatically effect the transportation costs associated with  living  in various areas, 

and provides insight into how transportation is key to understanding true affordability.1 

Table 2: Owners with Mortgages in Metro Vancouver 

  1= Highest Cost Burden and 9= Lowest Cost Burden   

City  Housing % of 
Subregional 
Median Income 

Housing & Transportation 
% of Subregional Median 
Income 

Change in 
Relative Cost 
Burden 

Vancouver/UEL  1  7  Improved 

Richmond  2  1  Worsened 

North Shore  3  8  Improved 

Burnaby/New 
Westminster 

4  5  Improved 

Surrey/White 
Rock 

5  3  Worsened 

Northeast 
Sector 

6  6  No change 

Langley City 
and Township 

7  2  Worsened 

Pitt Meadows / 
Maple Ridge 

8  4  Worsened 

Delta  9  9  No change 

Source: Metro Vancouver Housing and Transportation Cost Burden Study 
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How We Deliver Housing Today 
In order to understand the housing needs of the 
community, it helps to have a common grasp of 
how the housing system functions today and 
delivers housing for residents. Kelowna’s current 
housing system is one that is very similar to most 
cities within BC, and across Canada. Housing is 
often separated into two categories – “Non‐
Market Housing” and “Market Housing”. While 
these are often discussed separately, each 
segment of the Wheelhouse is intimately 
connected to the others, operating as a system. 
What affects one part of the system will affect all 
the others as well. 
 

Non‐Market Housing 
Emergency shelters, short‐term supportive 
housing, long‐term supportive housing and 
subsidized rental housing form the Non‐Market 
Housing segment of the Wheelhouse. Non‐Market  

Housing is primarily developed, maintained and 
operated through partnerships between 
government bodies, primarily the municipal and 
provincial government, and non‐profit agencies. 
Often, Non‐Market Housing is linked to financial 
support, rental assistance and/or support services 
and frequently has restrictions on length of stay 
and the defined population or individual needs of 
the people who can stay there, i.e. females, males, 
singles, families, seniors, etc.  

      Table 3: Renters in Metro Vancouver 

  1= Highest Cost Burden and 9= Lowest Cost 
Burden 

 

City  Housing a % of 
Subregional 
Median 
Income 

Housing & 
Transportation a % 
of Subregional 
Median Income 

Change in 
Relative Cost 
Burden 

North Shore  1  5  Improved 

Vancouver/UEL  2  9  Improved 

Richmond  3  4  Improved 

Northeast 
Sector 

4  3  Worsened 

Burnaby/New 
Westminster 

5  8  Improved 

Langley and 
Township 

6  1  Worsened 

Source: Metro Vancouver Housing and Transportation Cost Burden Study 

Additionally, as those  looking for affordable housing are often forced farther to the periphery of 

their cities, transportation costs climb, often dramatically, as amenities are less likely to be within 

walking distance, and as the transit network becomes less comprehensive. Those living farther from 

work and social amenities often spend  far more on vehicles and associated expenses, as well as 

spending more time travelling to and from their destinations.  

As  noted  above,  the  search  for  affordability  often  leads  to  families  living  farther  from  family 

members. As such, the time and/or financial costs, not to mention social costs, for childcare may 

increase. A similar effect can be expected in the opposite direction, as care for elderly parents can 

become more difficult with distance.  
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For Kelowna, the municipal government supports 
Non‐Market Housing largely by ways of land 
partnerships13 and funds collected through the 
Housing Opportunities Reserve Fund (HORF).14 
The City of Kelowna provides several incentives 
available to developers for Non‐Market and 
Market Housing to encourage alignment with the 
City’s strategic priorities for urban development. 
Tax incentives are available for development in 
City Centre and Rutland Urban Centres, and grants 
and tax incentives are available to promote the 
development of purpose‐built rental housing 
throughout Kelowna.  Under the Provincial 
Government, BC Housing develops, manages and 
administers a wide range of housing options across 
the province, including in Kelowna. BC Housing 
works with the ministry responsible for housing to 
address critical gaps across the Wheelhouse, which 
range from emergency shelter and rent assistance 
in the private market to affordable home 
ownership. The Federal Government has limited 
involvement in the provision of housing in our 
system, with the exception of recent funding 
provided for subsidized housing through the 
Canada Mortgage and Housing Corporation 

                                                                   

13 The City of Kelowna has provided land at no cost to eight 

different sites for affordable housing partnerships. 

(CMHC). BC Housing partners with private and 
non‐profit housing providers, other levels of 
government, health authorities, and community 
groups to increase affordable housing options for 
British Columbians in greatest need. Non‐profit 
agencies are often responsible for the on‐going 
maintenance and management of the Non‐Market 
Housing.  

 

Market Housing  
Market Housing is inclusive of market rental and 
ownership, is delivered exclusively through private 
developers. From conception, to delivery, to 
management, developers respond to the 
perceived housing demand. Capital costs are 
directly related to property development including 
costs such as land, construction, consulting and 
legal fees, permits, and financing.  
 
Local government plays an important role in 
facilitating the development of market housing.  
Local governments act as regulators to protect 
community interests and as facilitators to 
encourage appropriate development.   
   

14 The Housing Opportunities Reserve Fund Bylaw (No. 8593) 
collects money from property taxes, among other things, to 
buy land to provide affordable housing. It also allows grants to 
be given to developers for building affordable housing. 
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2.0 Context Snapshot: Today and Tomorrow 

Kelowna Today 
Housing is deeply influenced by the context of the 
broader community. For instance, housing in a 
community dominated by young families will be 
very different from housing in a community 
dominated by seniors. Understanding a 
community’s context is, therefore, imperative to 
understanding its housing needs. Following this 
logic, this section will establish a snapshot of 
Kelowna today to help us understand our current 
housing needs. Taking this one step further, this 
section will create a snapshot of Kelowna in 2040 
to assist us as we consider what our housing needs 
might be in the future. 
 
Each snapshot will use similar measures, including: 
demographic profile, household size, labour 
market and the local economy, and household 
income.  
 

Demographics 
In 2016, Kelowna was home to 127,500 residents, 
which is an increase of 8.4 per cent in population 
since 2011.  This growth rate makes Kelowna one 
of the fastest growing municipalities in BC and 
Canada as well as one of BC’s most desirable 
communities (Stats Canada‐Population Size and 

                                                                   

15 Statistics Canada. 2017. Kelowna, CY [Census subdivision], 
British Columbia and Canada [Country] (table). Census Profile. 
2016 Census. Statistics Canada Catalogue no. 98‐316‐

Growth in Canada, Key Results from the 2016 
Census).  Kelowna is at the centre of two trends 
that continue to shape its demographics. The first 
is a result of the city’s reputation as an attractive 
retirement community. This has led to the median 
age in Kelowna being somewhat older than the 
Canadian average of 41.15 Today, one in five 
Kelowna residents are seniors. 
 
The second demographic trend is less well‐
established and has manifested in the most recent 
Census. Data has showed that the fastest growing 
population in Kelowna most recently has been in 
the age group of 25‐34. This group is in the 
household formation stage. Anecdotal evidence is 
suggesting that this may be the result of extreme 
house prices in the Lower Mainland leading 
families to seek other locations to live.  
 
The average household size in Kelowna is 2.3.  67 
per cent of households in Kelowna are one or two 
people, compared to 26 per cent being three and 
four person households. Households containing 
more than two children (five or more person 
households) represent about six per cent of total 
households.  
 

X2016001. Ottawa. Released May 3, 2017. 
http://www12.statcan.gc.ca/census‐recensement/2016/dp‐
pd/prof/index.cfm?Lang=E (accessed July 19, 2017). 
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Figure 5: Households by Household Size 

 
Source: Statistics Canada, Census Community Profile 

 
The growth forecasts from School District No. 23 
(Central Okanagan) reflects the fact that the 
fastest growing segment of the population is the 
25‐34 age group.  The overall trend in the school 
district is growth in the elementary grades which 
will extend to future growth in the secondary 
school grades. Current student enrollment for 2017 
is 21,496.   
 
Post‐secondary education in Kelowna continues to 
grow at a steady rate. Okanagan College, Kelowna 
Campus, has full‐time domestic student 
enrollments of 5,145 in 2017, which is a growth of 
1.6 per cent. More notably, the international 
student population has grown to 800 full‐time 
students for the upcoming school year, which is a 
growth of 67 per cent over 2016. University of 
British Columbia Okanagan (UBCO) has 
experienced rapid growth over the last 10 years. 
The student population in 2016/2017 was 8,687. As 
well, 1,676 students were living on‐campus in 2015, 
with plans by UBCO to accommodate up to 2,176 
students in 2020. What is more, 72 per cent of 
students are coming from outside of the 
Okanagan. These numbers will have a significant 
impact on housing and rental availability.  
 

 

Jobs & The Economy 
Following the recession of 2008/2009, Kelowna’s 
economy has recovered to healthy levels, driven 
by a significant boom in the housing and 
construction sector, and strong growth in the local 
tech sector. In a recent report, the technology 
sector in Kelowna is now estimated to have a $1.3 
billion total economic impact and is growing 
rapidly (and now outpaces tourism’s economic 
impact).  Still, the largest employment sector in 
the city is ‘sales and service’. Fully one in four 
workers is employed in this sector, compared to 
just three per cent in the manufacturing and 
utilities sector. ‘Business, finance and 
administration’ and ‘trades, transport and 
equipment operators’ are also significant 
employment sectors in Kelowna.  
 
The unemployment rate in Kelowna has 
moderated once again and is estimated at about 
5.2 per cent (Statistics Canada, September, 
2017).  While the unemployment rate is volatile in 
Kelowna due in part to the way in which it is 
measured, these figures do overall indicate strong 
demand for workers with six consecutive months 
of decline.  Comparatively the unemployment rate 
in July 2016, was 7.7 per cent. Alongside the 

 ‐
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unemployment rate, the labour force participation 
rate in Kelowna is strong at 65 per cent, which is in 
line with the provincial and national averages.   
 
The median income for Kelowna households is on 
par with provincial levels and is estimated at 
$68,627. This is roughly in line with comparator 
municipalities, which range between $58,000‐
$67,000. However, Kelowna median income is 
lower than the national average of $80,940 (2015). 
 

Kelowna in Context: Comparator 
Municipalities 
It is useful to add context to the housing needs in 
Kelowna by reflecting on housing indicators in 
several progressive and interesting comparable 
municipalities – Boulder, Kingston, Nanaimo, and 
Santa Rosa. These municipalities offer a 
benchmark for the City of Kelowna reflecting its 
aspiration to be North America’s Best Mid‐Sized 
City.  
 
 

As well, each comparison municipality mirrors one 
or more aspects of the Kelowna context. Boulder is 
a well‐known recreation destination, and is home 
to the University of Colorado which contributes to 
its demographic make‐up and high tech economy. 
Kingston, also a lakeside city, has, like Kelowna, 
approximately 20 per cent of its population in the 
65+ age group. Kingston is also home to Queens 
University and boasts a growing tech sector. 
Nanaimo has a healthy tourism segment to its 
economy, and its location has helped it develop in 
to a hub of sorts for northern Vancouver Island, 
much of its economy reflects this. Nanaimo also 
has a steadily aging population. Santa Rosa is the 
urban center of wine country in California, which 
contributes to its tourism, agriculture, and 
recreational sectors.   
 
The following table provides some basic 
information to help understand how Kelowna 
compares to other municipalities.  Additional 
analysis of the comparator municipalities is 
highlighted throughout subsequent sections. 
 

Table 4: Kelowna & Comparator Municipalities 

  Kelowna Today  Boulder, 
Colorado (2015) 

Kingston, ON 
(2016) 

Nanaimo, BC 
(2016) 

Santa Rosa, 
California (2015) 

Population  127,380  103,919  161,175  104,936  172,066 

Senior Population 
(65+) 

26,435 (21%)  10,416 (10%)  31,270 (19%)  22,995 (22%)  24,742 (14%) 

Median Age  41  28.3  43.2  45.9  38.0 

Housing Units   53,905  44,578  67,915  46,928  67,337 

Median Household 
Income (CND, or 
USD) 

$68,627 CND 
(2015) 

$58,484 USD  $67,485 CND 
(2015) 

$61,094 CND 
(2015) 

$61,050 USD 

Mean Household 
Income  
(CND, or USD) 

$91,093 CND 
(2015) 
 

$89,846 USD  $85,792 CND 
(2015) 

$74,817 CND 
(2015) 

$79,366 USD 

Median Home 
Prices  
(CND, or USD) 

$415,710 CND 
(2015) 

$512,600 USD 
(2015) 

$259,656 CND 
(2011) 

$371,683 CND 
(2011) 

$386,100 USD 
(2015) 

Rental Vacancy 
Rate 

0.6%  2.9%  2.7%  1.7%  3.2% 

Median Gross Rent 
(CND, or USD) 

Primary ‐ $976 
Secondary ‐ 
$1,212 CND 

$1,243 USD  $975 CND (Rent)  $800 CND (Rent)  $1,315 USD 

Renters Spending 
>30% of Income on 
Housing 

47% (25,197)  62.0% (13,006)  43.1% (8,595)  48.3% (4,830)  56.8% (16,706) 
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Figure 6: Kelowna Age Profile ‐ 2040 

Kelowna Tomorrow (2040) 
Demographics 
By 2040, estimates are that Kelowna’s population 
will have grown by about 51,000 to a total 
population of about 178,000. While growth will 
have occurred across all demographic segments in 
Kelowna by 2040, significant growth will come 
from the population of seniors (65 plus). Where 
one in five residents is a senior in 2016, one in four 
will be by 2040. By contrast to this, growth in the 
technology sector16 and post‐secondary education 
will also generate more rapid growth in younger 
demographic segments. 
 
 

Research demonstrates that trends in household 
size are not likely to change, which means that 
smaller households (one and two person) will 
continue to grow as a share of the population. 
Where in 2016, one and two person households 
made up 66 per cent of the total, they will 
represent 70 per cent by 2040.  

                                                                  

16 
https://www.accelerateokanagan.com/community/economici
mpactstudy2016/ 

Figure 7: Kelowna Household Size Profile ‐ 2040 

 
Students will make up a significant share of the 
local population in 2040, particularly post‐
secondary students. School District No. 23 (Central 
Okanagan) is projecting student enrollment 
growth from 21,496 in 2017 to 22,886 in 2025 
resulting in a growth rate of 6.5 per cent over 
seven years. In addition, both Okanagan College 
and the University of British Columbia – Okanagan 
Campus (UBCO) are planning for growth, with 
UBCO completing a recent master plan preparing 
for a near doubling of the student population over 
time. 
 

Jobs & The Economy 
Driven by changes in demographics, the health 
care sector will have increased in size, as will the 
service sector and the technology sector. 
Together, these sectors will drive solid economic 
performance in Kelowna in 2040 (along with 
education, and airport and aviation).  
 
Both average and median household incomes have 
been increasing consistently, even as household 
sizes have been decreasing. This trend is not 
expected to change, leading to median household 
income estimates of $99,000 and average 
household income estimates of $124,000 in 2040. 
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Figure 8: Housing by Type 

3.0 Kelowna’s Housing Today  

Having established a snapshot of Kelowna today 
and tomorrow (2040), setting the context within 
which we can better understand our housing 
needs, we move into an overview of housing in 
Kelowna today. Following a general overview, the 
chapter is broken down in accordance with the 
Wheelhouse segments. Within each segment of 
the Wheelhouse, current supply is identified first, 
followed by an overview of the demand or market 
for each segment. Closing out this chapter is an 
examination of housing for specific populations, 
including seniors, urban aboriginal peoples, lone 
parent families, and youth. 
 

Overall Housing Supply  
As of 2015, there are a total of 53,900 dwelling 
units17 in Kelowna, which was an increase of 4,230 
units over a five‐year period. This represents an 
eight per cent growth over the last Census period 
and is consistent with the growth in population 

(nine per cent) seen during the same time period. 
This is in contrast to both Santa Rosa and Boulder, 
each of which added approximately 1,000 units 
between 2011 and 2015 (two per cent). Of the total 
units, 46 per cent are single detached dwellings, 10 
per cent are single detached dwellings with 
secondary units (suites or carriage homes), 30 per 
cent are apartments, seven per cent are 
townhomes, five per cent are semi‐detached, and 
other dwellings make up about two per cent.  
 

About 94 per cent of the total private housing units 
in Kelowna are occupied by permanent residents,18 
leaving  3,500  dwellings  as  either  unoccupied  or 
occupied  by  temporary  or  foreign  residents.  This 
proportion is relatively consistent among Canadian 
cities of comparable size to Kelowna such as Prince 
George at 5.8 per cent, 6.2 per cent for Regina, and 
5.7 per cent for Lethbridge (2016 Census Profiles) 
 

                                                                  

17 Private dwellings occupied by usual residents, as defined by 
Statistics Canada. http://www12.statcan.gc.ca/census‐
recensement/2011/ref/dict/dwelling‐logements006‐eng.cfm 

18 The usual place of residence is the dwelling in Canada in 
which a person lives most of the time. 
http://www12.statcan.gc.ca/census‐
recensement/2011/ref/dict/pop126‐eng.cfm  

 

 
Source: Statistics Canada Census Community Profiles 

 

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

1991 1996 2001 2006 2011 2016

Single Detached Semi‐Detached Home with Suite Row Housing Apartments Other

121



CITY OF KELOWNA    A Housing Needs Assessment for Kelowna 

28 

 

Housing under Construction: Building 
Permits 
2016 was a strong year for new home construction. 
Building Permits were issued for a total of 1,950 
units in Kelowna. Of these units, 64 per cent were 
multi‐unit housing, and 36 per cent were single 
detached dwellings. Of the multi‐unit housing, 
only approximately 17 per cent were ground‐
oriented, with the remainder being apartment 
buildings. Within the single detached dwelling 
category, secondary suites represent a significant 
portion of new stock being added. In 2016 alone, 

permits were issued for 249 secondary suites and 
37 carriage homes (2016 Development Stats 
Report). For comparison, in 2016 in Nanaimo 1,000 
new residential units were permitted, and only 33 
per cent of these were multi‐unit developments. 
However, growth in secondary suites in Nanaimo 
was also strong, with 185 secondary suites 
permitted with new principal dwellings, and 122 
additions in accessory buildings or in the primary 
unit. Secondary suites made up approximately 31 
per cent of all new units (City of Nanaimo Building 
Permits – Monthly Statistics for December 2016).19 

 
 

Figure 9: Existing Housing Supply by Wheelhouse 

 

                                                                   

19http://www.nanaimo.ca/assets/Departments/Building~Inspe
ction/Publications~and~Forms/Building%20Stats%202016.pd
f  
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Overall Housing Market 
There are a total of 53,440 households in Kelowna 
(2016) and 14,930 of these, or 28 per cent of 
households, spend greater than 30 per cent of their 
household income on housing costs. This number 
is reflective of all housing types throughout the 
Wheelhouse and has increased substantially from 
just 11% in 1991. Notably, a number of direct 
housing costs, such as utilities and taxes, and 
indirect housing costs, including transportation, 
affect housing affordability. While there remain 
challenges in comparison (due to measurement 
differences), Kelowna’s 28 per cent is lower than 
Boulder and Santa Rosa that have 42 and 44 per 
cent of households respectively spending 30 per 
cent or more of their income on housing. 
 
While they provide a critical measure of overall 
community health, the above statistics only 
describe the ability of existing residents to afford 
their current housing. The figures benefit from 
many long‐time residents whose costs are well 
below current levels. However, the picture is worse 
for new residents or for those transitioning to the 

market ownership segment of the wheelhouse. 
Table 6 more closely approximates home 
ownership affordability for those entering the 
ownership market more recently, presenting a 
picture where home ownership is unaffordable for 
many residents. 
 
It is important to note that there is a disparity 
between “unaffordable” housing between owners 
and renters. A total of 6,900 owner households, or 
19 per cent, spend greater than 30 per cent on 
housing costs while 8,000 tenant households, or 47 
per cent, spend greater than 30 per cent on 
housing costs.20 This discrepancy between the 
ownership market and the rental market is likely 
the result of the higher share of lower‐income 
households in the rental market.  These 
households are more vulnerable to the recent 
increases in average rental prices occurring due to 
low vacancy rates. This disparity is also seen in 
Boulder and Santa Rosa, and is even more 
pronounced, with 62 per cent and 57 per cent of 
renters spending 30 per cent or more of household 
income on shelter, respectively. 

 

   

   

                                                                  

20 Statistics Canada, 2016 Census Community Profile – 

Kelowna, CSD. 
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Figure 10: Households Spending Greater than 30% on Housing, 2016 
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Current Housing Within the 
Wheelhouse 
The following section analyses both the supply and 
operation of the market in each segment of the 
Wheelhouse with the aim of identifying where 
there may be gaps that require further action or 
attention. 
 

Safety Net  
People from every walk of life are susceptible to 
housing vulnerability. As a community, it is 
essential to have systems in place to act as a 
Safety Net for those who are experiencing a lack of 
housing or tenuous or inappropriate housing. 
Within the Wheelhouse, the Safety Net speaks to 
the services in Kelowna that provide temporary, 
short‐term accommodation for those living 
without homes. In total, Kelowna offers 687 Safety 
Net beds.  
 
Building a picture of the current demand for Safety 
Net housing in Kelowna requires piecing together 
a number of sources, including, the Point‐in‐time 
(PiT) Count, waitlists from housing providers, and 
stakeholder interviews conducted for this Needs 
Assessment. 

 
Emergency Shelter Supply 
Within the Wheelhouse, Emergency Shelter 
includes housing that is operated by non‐profit 
service providers; these offer temporary shelter, 
food and other support services. Typically, stays 
are less than 60 days; however, these stays can be 
longer for those experiencing chronic and episodic 
homelessness. Withdrawal management beds, 
units for women fleeing domestic violence, and 
beds for those without homes who would 
otherwise be sleeping rough are included in this 
segment of the Safety Net. As of July 2017, five 
non‐profit agencies are operating emergency 
shelters, offering a combined total of 180 
emergency shelter beds. Prior to 2017, 35 of the 
shelter beds were operated seasonally (November 
through end of March), however, BC Housing 

                                                                   

21 Stakeholder Interview – Emergency Shelter Operator, July 
27, 2017. 

provided funding for these beds to be operational 
year‐round in 2017.   
 
Two shelter providers house both men and 
women, one with a set number of beds for women 
and men, the other with the ability to flex in order 
to accommodate the gender‐specific needs 
nightly. Of the emergency shelter beds, 20 per 
cent are dedicated solely for women and children, 
and eight per cent of beds exist exclusively for 
youth. There are no units available specifically for 
families.  
 
Half of the individuals accessing one of the mixed 
emergency shelters in Kelowna are there for two 
nights or less. These individuals are in a crisis 
situation, and access supports and emergency 
shelter, and leave. About 15 – 20 per cent of clients 
stay at the shelter for under two weeks; 20 per 
cent are there for two – four weeks. The remaining 
individuals – about 10 – 15 per cent stay for six 
weeks or longer. In general, the longer that 
individuals stay at the shelter, the more often they 
are likely to return.21 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

No One Turned Away Programs 

During extreme weather conditions, BC 
Housing provides funding for an Extreme 
Weather Response program whereby a mat 
program is implemented to ensure that no 
one seeking shelter is turned away.  It has 
been the practice of most of the shelters 
during normal operations (outside the 
extreme weather protocols), to offer the 
option of a shelter mat when the need 
exceeds the number of funded beds, or when 
a person is experiencing extreme crisis.  As a 
result, relying on the funded shelter beds 
numbers to inform need may be misleading 
and therefore a mechanism for analyzing 
collective shelter use data is required. 
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Emergency Shelter Demand 
A PiT Count conducted in Kelowna in 2016 
indicated that there were 233 ‘absolutely 
homeless’ individuals residing in an unsheltered 
location or accessing a homeless shelter. A further 
273 individuals were counted as ‘temporarily 
housed’ who were accessing government or 
nonprofit interim housing or institutional care. 
These individuals are identified as being at risk of 
homelessness following their release without 
discharge planning and support that includes 
arrangements for safe and reliable housing (and 
necessary aftercare or community based services). 
22 The results cannot be compared to previous 
community homelessness counts due to a newly 
applied methodology; therefore, we can only use 
the recent increase in shelter usage to indicate a 
significant increase in the numbers of individuals 
experiencing homelessness. This is demonstrated 
by the largest local shelter statistics as of the end 
of September 2016, indicating the average number 
of individuals staying in the shelter each night has 
increased from 74 in 2015 to 90 in 2016. As of 
summer 2017, one emergency shelter is operating 
at about 80 per cent of its maximum capacity 
(hosting ~80 people nightly). In general, they are 
not turning people away because of lack of space, 
and the fact that a previously seasonal shelter has 
stayed open during the summer months has eased 
some of their demand.23 
 
Figure 11: Shelter Users by Year 

 
Source: Homelessness Partnering Strategy, Community 
Progress Indicators Report, 2016. 

 

                                                                   

22 PiT p. 7 

The 2016 Community Progress Indicators for 
Kelowna recently released by Employment and 
Social Development Canada under the 
Homelessness Partnering Strategy indicates that 
the number of shelter users has continued to 
increase annually since 2009. Shelter use data 
being monitored from three separate shelters in 
October, 2017 is indicating shelter use has 
continued to increase with the shelters currently 
operating close to capacity. Other data available 
include the total number of individuals that have 
gone through the Vulnerability Assessment 
process (VAT) is reported by BC Housing to be 300, 
along with the current number of 789 listed on the 
BC Housing's Supportive Housing Registry. As 
aggregate person‐specific data is not available at 
this time, these sources are indicators of a growing 
demand for shelter space. 
 
In addition, local shelters are reporting that the 
extended Extreme Weather program during the 
winter 2016/17, combined with the high level of 
incidence of drug overdose related to the Opioid 
Crisis, is taking its toll on both those without 
homes as well with the front‐line staff supporting 
them. The previous provider of the Extreme 
Weather program has indicated that they will not 
have the capacity to provide the service for the 
2017/18 cold weather season. This program is 
critical in ensuring the preservation of life during 
the most extreme weather conditions, and 
community partners are currently working 
collaboratively to assist BC Housing in finding a 
home and operator for the program.  It is hopeful 
that some recent Provincial announcements 
related to additional supportive housing units may 
help to alleviate the pressure on the demand for 
emergency shelter, however, it is clear that there 
will be a timing gap, so an emergency shelter 
solution is being sought at the time of the 
preparation of this document. 
 
Stakeholder and Lived Experience interviews have 
helped broaden the understanding of some of the 
gaps in meeting the demand related to individual 

23 Stakeholder Interview – Emergency Shelter Provider, July 
27, 2017 
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needs placed on the emergency shelter segment 
of the Wheelhouse. Overall, it appears that the 
biggest gap is a result of the current structure of 
the shelter system which is designed to 
accommodate all needs. Although the shelters all 
are doing exemplary work in accommodating the 
growing number of those requiring emergency 
housing supports, this process has helped to 
identify barriers the current system presents for 
specific populations in particular. 
 
The current structure of the local shelter system 
makes accommodating specific population needs 
challenging, especially in circumstances where 
populations requiring access to emergency 
shelters have conflicting needs. Examples of these 
populations include individuals with brain injuries 
who need calm, quiet, environments; individuals 
that have complex behaviour challenges; 
individuals that are in active drug use, and 
individuals that want to maintain sobriety and 
don't want to be exposed to substance use.  The 
inability of the current local system to respond to 
conflicting needs in the emergency system 
requires more research. 
 
The 2016 PiT Count results indicated that the 
Kelowna experience is mirroring the trend that 
communities across the nation are experiencing 
highlighted in the 2016 State of Homelessness in 
Canada. The trend is that not only is the diversity 
of populations increasing, so are the complexity of 
needs. Stakeholders have highlighted the current 
systems inability to respond to these increasing 
needs both the emergency system and the 
supported housing system.  
 
Short‐Term Supportive Housing Supply 
Non‐profit housing providers offer stable housing 
with additional supportive services aligned with an 
individual’s needs. Stays in short‐term supportive 
housing are time‐limited, typically between two 
and three years. Within the City of Kelowna, short‐
term supportive housing primarily consists of 
supportive recovery beds, community‐based 
residential facilities, mental health units and safe 

                                                                   

24 Stakeholder Interview – Housing Provider, July 26, 2017 

housing for women and children. There are 
currently 507 short‐term supportive housing units. 
Of the total number of short‐term supportive 
housing units available, 23 per cent are dedicated 
to women and children, 12 per cent are senior 
specific, and just under one per cent are dedicated 
to families. 44 per cent of all short‐term supportive 
housing units are dedicated to supportive recovery 
and mental health support. 
 
Short‐Term Supportive Housing Demand 
Housing providers are pointing to changes in the 
way short‐term supportive housing is occupied and 
used that is impacting the demand for shelter 
across all segments of Non‐Market Housing on the 
Wheelhouse. Although typically intended for up to 
2 or 3 years, some short‐term supportive housing 
units have had the same occupant for up to 7 
years, and organizations have needed to 
reevaluate limits placed on the length of stay in 
these units. As a result, some short‐term 
supportive housing is in fact transitioning to long‐
term supportive housing. A reflection of 
community and organization evolution, these 
experiences demonstrate that individuals are not 
necessarily moving around different parts of the 
Wheelhouse. Housing providers pointed to the 
need for affordable units so their tenants have 
somewhere to move, as well as ensuring that 
short‐term supportive housing units are actually 
used for people who are in transition (i.e. youth, 
women fleeing domestic violence, individuals 
leaving institutions, etc.).24 
 

Housing with Supports  
Long‐Term Supportive Housing Supply 
Long‐term supportive housing is characterised by 
the presence of additional supports varying in 
degrees from supportive, to assisted living, to 
residential care.  These are primarily operated by 
non‐profit organizations; however, the private 
sector also participates in this housing category. 
There are 3,132 units of long‐term supportive 
housing in Kelowna; 92 per cent of these are 
designed for seniors. Of the 251 non‐senior specific 
long‐term supportive housing units, 34 per cent 
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are designated for persons with disabilities and 
three per cent are available for youth.  
 
The vast majority of housing for seniors exists 
within the long‐term supportive housing category.  
There are three subtypes of housing that make up 
this category:  
 
1. Supportive ‐ refers to the array of housing that 

provides limited services, potentially including 
some meals and housekeeping, and is most 
suited for independent residents.  This type of 
care makes up more than half of the senior 
specific housing in Kelowna.  

2. Assisted Living – refers to facilities that 
provide services for daily living and moderate 
personal care assistance.  Only 10 per cent of 
seniors housing provides assisted living 
options.   

3. Residential Care ‐ encompasses units that 
provide around the clock care and makes up 37 
per cent of senior specific housing.  

 

In addition to the above senior specific housing, 
nearly 1,000 people in Kelowna are receiving home 
care support.  
 

Figure 12: Seniors Housing Types 

 
Source: Multiple Sources25 

                                                                  

25 Data compiled from: BC Housing, Interior Health Authority, 
Senior’s Outreach & Resource Centre, City of Kelowna and 
housing providers. 
26 It should be noted that individuals signed onto registries or 
waitlists of individual service providers may have been 
counted in the PiT count.  

 

Long‐Term Supportive Housing Demand 
There is no single source available that provides an 
accurate reflection of the demand for long‐term 
supportive and subsidized rental housing in 
Kelowna. Key sources include the BC Housing 
Registry, Supportive Housing Registry, and waitlist 
information from individual housing providers, as 
well as stakeholder interviews conducted for this 
Needs Assessment. 26 
 

BC Housing’s Supportive Housing Registry is just 
one avenue that applicants can use to apply for 
Housing with Supports – in Kelowna eight housing 
providers utilize the database. The Supportive 
Housing Registry was used to house individuals at 
BC Housing’s Gordon Place development. As of 
November 22, 2016, 200 people had applied for 33 
units available. As of September 2017, the 
Supportive Housing Registry had 789 active 
applications.27  
 
Some local service providers maintain their own 
applications and waitlists. One of the largest 
Housing with Supports providers indicated that 
they had 139 active applications for families and 
294 active applications for seniors on their 
waitlist.28 The Journey Home process will provide 
an integrated data collection framework to better 
inform our understanding related to housing 
demand.  
 
Almost every stakeholder interviewed highlighted 
the lack of affordable housing stock within both 
the long‐term supportive and subsidized rental 
housing segments of the Wheelhouse. When there 
is not enough housing available that is affordable, 
the impacts cascade to other segments of the 
Wheelhouse: those in emergency shelters or short‐
term supportive housing have a tougher time 
moving into long‐term stable housing, and those 
systems become overwhelmed.  

27 BC Housing, September 2017 
28 Society of Hope, July 2017 
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Several service providers highlighted that the 
annual turnover of homes is trending downwards. 
This is observed for both family and seniors long‐
term supportive housing. For example, senior 
long‐term supportive housing had approximately 
25 per cent turnover annually 10 years ago; this 
year turn over of stock is less than three per cent.  
Individuals and families once used long‐term 
supportive housing as an opportunity to save 
money to access the market rental or market 
ownership segments of the Wheelhouse. However, 
many are now unable to move because the 
circumstances of the market have changed so 
substantially in the last two years.29 
 
While service providers indicated that more of all 
types of affordable units is necessary in Kelowna, 
they highlighted several in particular: 
 

 bachelor or 1‐bedroom units for single adults 
between 19 and 55 years of age 

 housing for individuals accessing Persons with 
Disabilities assistance from the province, as 
the benefit provided by the province for these 
individuals is mismatched with the price of 
housing that is available. 

 purpose built housing to house clients who 
need support that also has a place for staff and 
long‐term supportive care services.  

 
Certain population groups struggle with finding 
affordable, adequate and suitable housing more 

than others. Housing providers and case workers 
shared the following insights: visibly homeless 
with significant substance abuse problems, mental 
health challenges, or individuals with really 
difficult or damaging behaviours struggle to find 
housing. The scattered site model with units 
primarily served by the market rental segment 
makes this more challenging. Landlords have a 
choice about who they will and will not accept. 
Landlord stigma also exists for Indigenous people 
and members of the LGBTQ2S community. 
 
Service providers are concerned about the loss of 
long‐term supportive housing stock. Pleasantvale 
offers an example of how older stock was 
upgraded to ultimately provide more subsidized 
rental units. Alternatively, the Kiwianis towers 
offer an example of units being converted to 
Market Housing – although current residents have 
been able to stay in the units for now with the help 
of rent supplements, housing providers fear this 
will not last, and additional units throughout the 
City will continue to be converted over time.30 
Many non‐profit housing providers have an 
operating agreement with BC Housing, these 
agreements all have end dates. Many of these 
agreements are approaching their end date. BC 
Housing continues to work with the societies to 
build plans to ensure that as agreements expire, 
societies will have the ability to provide affordable 
housing over a long period of time.31 
 

                                                                   

29 Stakeholder Interview – Housing Provider, July 31 2017 
30 Stakeholder Interview – Housing Provider, July 26, 2017 

31 BC Housing – Personal Communication, September 
18, 2017 
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Subsidized Rental Housing Supply 
Where the support required is primarily financial, 
supplemented rents are provided through ongoing 
government subsidies, often managed by non‐
profit organizations, or through a one‐time capital 
grant. This category captures the number of 
dedicated subsidized rental housing units; 
however, individual rent subsidies to assist 
individuals and families to obtain or sustain 
housing in the regular market are not included. 
The number of subsidized rental housing units in 
Kelowna is 1,624. Family specific units make up 49 
per cent of this housing category while units 
dedicated to low‐income seniors follow closely, 
accounting for 48 per cent of the units available. It 
is worth noting that the units designed for families 
often have a minimum of two bedrooms while 
units designed for seniors generally have a 
maximum of two bedrooms.   
 
In addition to subsidized rental housing units, rent 
assistance is available through BC Housing’s 

Homeless Rent Supplements, Rent Assist Families 
and Rent Assist Seniors programs, including the 
Shelter Aid for Elderly Renters (SAFER) program.32  
In total, these programs provide financial 
assistance in private market rentals for 1,265 units. 
Of note, the vast majority of units and financial 
assistance (66 per cent) are for seniors, with 63 per 
cent of those falling within the Housing with 
Supports realm.  
 
Safety Net supports are primarily geared to single 
adults, while minimal options are available to them 
in Housing with Supports. Subsidized Rental 
Housing, including rental assistance, is geared 
more to families. Women and children do have 
access to emergency shelter and short‐term 
supportive housing; however, where there is an 
adult male member of a family in crisis, the family 
will almost always be split up between shelter 
services. 

 

                                                                   

32 For details about each program, see Appendix 7.4 Rent 
Supplement – Provincial Program Details. 

Success Story: Coordinated Access Committee 

All housing providers who were  interviewed highlighted  the new Coordinated Access Committee,  led by BC 

Housing, as an  important evolution  in service delivery  in the community. Case workers from different housing 

providers, shelter operators, outreach services and Interior Health meet regularly to identify and prioritize clients 

in need of housing using the standardized Vulnerability Assessment Tool (VAT). The group works together to 

assist  individuals  apply  for  housing.  This  streamlines  a  previously  disjointed  process  that  involved  each 

organization separately advocating for their clients –  in the past some agencies were advocating for the same 

client without any coordination. Using the VAT process also helps to ensure that efforts are directed to those 

clients most  acutely  in  need  of  housing. The  new  system  is  saving  time  for  case workers,  and  in  just  three 

meetings, the group has managed to find housing for 105 people in need.  
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Figure 13: Rent Assistance by Type 

  

Source: BC Housing  

 

Figure 14: Safety Net and Housing with Supports by Population 

 

 

Source: Multiple sources 

 

Figure 15: Safety Net and Housing with Supports by Population (Excluding Seniors) 

 

Source: Multiple sources 
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Subsidized Rental Housing Demand 
Many individuals or families access rent 
supplements provided by the Province (RAP, 
SAFER etc.) but do not live in housing managed by 
non‐profit housing providers. In part, this may be 
due to Provincial investment trends that have 
favoured development of housing units with 
supports ‐ either short‐term supportive housing for 
homeless people with addictions and/or mental 
health challenges, or long‐term assisted living for 
seniors. While these subsidies have increased 
access to housing for these populations, this 
funding and investment has come at the expense 
of basic subsidized rental housing. Low‐income 
individuals, families and seniors who are not 
dealing with acute issues of disability, addiction or 
illness have seen a net decline in the subsidized 
rental housing stock available to them, and have 
been left to struggle on their own in the private 
market, even as those rents escalate.33  These 
individuals are competing in the market for units, 
and as prices escalate and vacancy rates decrease, 
they are increasingly constrained in their ability to 
attain rental units. Those with children (if they are 
not in receipt of social assistance) and seniors can 
seek help from the SAFER and RAP rent assistance 
programs. However, even with this financial 
assistance, prices of rental units are rising much 
faster than rent subsidies.  
 
As such, there is an extreme lack of affordable 
rental units for individuals and families with low to 
moderate incomes. In a market with low vacancy 
rates and high rents, there is stiff competition for 
each unit.34 One service provider observed that 
new affordable housing that is integrated within 
market developments is not necessarily supporting 
low to moderate income individuals, but instead 
supporting a working middle class. 35 
 

                                                                   

33 SPARC BC (2014). Family Homelessness in Prince George, 
Kamloops, Kelowna, Nelson and Nanaimo, p. 3. Retrieved 
from http://www.sparc.bc.ca/wp‐
content/uploads/2017/02/family‐homelessness‐research‐
report.pdf  

Market Housing  
Market Housing includes rental and ownership 
housing options in the private market. Currently, 
data suggests that demand is exceeding supply. 
Sale prices are high while vacancy rates remain 
low. Of the total number of occupied units in 
private housing 72 per cent are owned, while 28 
per cent are rented36. While Kingston is not 
dissimilar (67 per cent owner occupied, 33 per cent 
renter occupied), Boulder is strikingly different 
with an approximately 50‐50 split in renter 
occupied and owner occupied housing.  
 

Rental Housing  
The supply of rental housing in Kelowna is broken 
down into two areas: the primary market and the 
secondary market.  
 
Primary Rental Supply 
The primary rental represents units in purpose‐
built rental structures with three or more self‐
contained units and is widely seen to be more 
secure. These apartment buildings tend to be a 
more reliable, long‐term source of rental supply. 
According to the annual CMHC Rental Market 
Survey, Kelowna has seen a very modest increase 
of rental units between 2006 and 2016. In 2016 the 
number of primary rental units available was 4,804 
which is reflected below in Figure 14. This slow 
upward movement in the primary rental market is 
mirrored in Kingston, which also demonstrates 
gradual increases, with the occasional jump. In 
contrast, while Nanaimo has seen a significant 
increase over the 2010 to 2016 period, its 
movement is characterized by periods of 
immobility, followed by large jumps (the Nanaimo 
primary rental market hovered between 3,520 and 
3,570 between 2008 and 2012). 
 
 

34 Stakeholder Interview – Housing Provider, July 26, 2017 
35 Stakeholder Interview – Service Provider, July 28, 2017. 
36 Statistics Canada, Census 2011 
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Figure 16: Primary Rental Supply 

 
 Source: CMHC Rental Market Survey 
 
Secondary Rental Supply 
In addition to the primary rental market, there are 
rental housing options available in the secondary 
market. The secondary rental market represents 
units in private structures with fewer than three 
self‐contained units, and does not include 
condominiums. It includes rented single detached, 
semi detached, duplex, and row house units, and 
accessory apartments, such as suites or carriage 
houses, which all contribute to the rental market. 
The secondary rental supply is understood to be 
somewhat less reliable and secure. In 2016 the 
number of secondary rental units available was 
10,073.37 Supplementing the rental market are 
condominium apartments that may rented by their 
owners, totaling approximately 3,000 units 
(CMA).38  
 
Figure 17: Secondary Rental Units 

 
Source: CMHC Rental Market Survey Kelowna CMA 

 

                                                                   

37 Data from Kelowna CMA area. Note this number only 
reflects the number available of legal secondary rental units. 
38 The 3,000 condominium units have not been included in the 
total secondary rental stock. 
39 The Kelowna Census Subdivision (CSD) is specific to the city 
of Kelowna. 

Primary Rental Housing Market 39  

The vacancy rate for the primary rental market in 
the city of Kelowna has been decreasing since 
2012. In 2016, the vacancy rate for the primary 
rental market dropped to 0.6 per cent, with three 
plus bedroom units staying static at 0.0 per cent. 
While the overall average rent decreased slightly in 
2015 to $890, it increased again in 2016 to an 
overall average of $976.40  Provincially, the average 
vacancy rate was 1.3 per cent and the overall 
average rent was $1,099 in 2016. While overall 
vacancy rates continue to fall in Nanaimo, three 
plus bedroom units have the highest vacancy rate, 
3 per cent in 2016. Kingston on the other hand has 
managed to achieve gradual increases to vacancy 
rates overall, moving from a low of 1 per cent in 
2010 and 2011 up to 2.8 per cent and 2.7 per cent in 
2015 and 2016.  
 
The low vacancy rates in the market rental housing 
segment of the Wheelhouse puts pressure on all 
other areas of the Wheelhouse. Even when 
affordable rentals are constructed, as in the case of 
micro suites close to the hospital, these were 
quickly occupied by single professionals working at 
the hospital. As prices increase, more and more 
‘affordable’ rentals serve individuals with incomes 
at or above the median, and do not help low to 
moderate income individuals or families.41 
 
During the stakeholder interviews, several pointed 
toward the challenges of building affordable rental 
units. One key barrier is the equity required for 
developers – ownership housing requires 
developers to have between 25 – 30 per cent of the 
project costs in equity, while it is 40 – 50 per cent 
for development of rental units. Many developers 
are simply not capitalized sufficiently to build 
rental units. As well, with all of the rental units 
under construction currently, some developers are 
concerned about a potential oversupply of rental 
units, and are therefore waiting to better 

40 CMHC Rental Market Report – Kelowna CSD – Fall 2016. 
41 Stakeholder Interview –  Housing Provider, July 27, 2017. 
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understand how new rental projects impact the 
market and vacancy rates.42 For developers of low 
to moderate income rentals who access funding 
from BC Housing or CMHC, there is often little 
time to prepare development plans once funding 
has been announced. Thus, government grants 
have been favouring shovel ready projects, and 
only a few housing providers in Kelowna have been 
prepared or had the capacity to take advantage of 
these dollars in recent years.43 For housing 
providers who have navigated these challenges, 
neighbourhood opposition can derail projects.44 

 

Secondary Rental Housing Market45 

Kelowna’s secondary rental market, which includes 
secondary suites in private dwellings, carriage 
houses and rented homes among other housing 
types, is substantial. The average rent for the 
secondary rental market was $1,212, significantly 
higher than the average rent of $976 in the primary 
rental market.  
 
Additionally, the vacancy rate for the rental 
condominium market was 2.1 per cent in 2015. Of 
the total 12,730 condominium units in the Kelowna 
CMA, 3,136 or 25 per cent were rented, 
demonstrating the significance of these units as a 
subset of the overall rental market.

 

 

   

                                                                   

42 Stakeholder Interview – Development Industry, August 8. 
2017.  
43 Stakeholder Interview – Housing Provider, July 27, 2017. 
44 Stakeholder Interview – Housing Provider, July 27, 2017. 

45 Vacancy rate data for the secondary rental market is 
not available from CMHC due to sample size limitations. 

 
 

Figure 18: Vacancy Rate by Unit Type (2010‐2016) 

 
 
Source: CMHC Rental Market Report 
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It is important to note that this average rent may 
not be an accurate reflection of the current rental 
rates being asked by landlords in Kelowna’s 
secondary rental market. When staff reviewed the 
rental listings on the online advertising platforms 
(Castanet, Kijiji, PadMapper), rental prices were 
considerably higher, ranging from $500‐900 for a 
Bachelor, $850‐1,800 for a 1 bedroom, $1,500 ‐
2,500 for a 2 bedroom, and $1,800‐2900 for a 3 
bedrooms plus, with the majority of the listings 
falling within the median to high range.  

In addition to lone parent families, single occupant 
households face affordability challenges when it 
comes to rentals in Kelowna. Using the median 
household income of a one‐person household, and 
the average rent of a one‐bedroom unit between 
$864 and $1100 (approximately), one‐person 
households are using between 30 per cent and 38 
per cent of their total income for housing.   
Notably, one‐person households may include 
seniors, students, and persons with diverse 
abilities, who are all at risk for unaffordable 
housing costs.  

 

Table 5: Median Household Incomes versus Average Rents 

Household by Type  Median 
Household 
Income 

Housing 
Type46 

Average 
Rent 
(CMHC) 

% Spent on 
Housing 

Average 
Rent47 
(Castanet) 

% Spent on 
Housing48 

Median Household 
Income 

 $68,627 
(2016) 

2 bed  $1,066          19%  $1,500  27% 

One‐person (median)   $34,836  
(2016) 

1 bed   $864            30%  $1,100  38% 

Two or more (median)   $87,233 
(2016)  

3 bed   $1,252         17%  $2,000  28% 

Lone Parent Families 
(median) 

 $51,599 
(2016)  

2 bed  $1,066          25%  $1,500  35% 

Source: CMHC, Rental Market Report 

                                                                   

46 Housing Type was based on appropriate number of bedrooms for the household type. 
47 Average Rent was determined through a review of current rental listings on the online advertising platform Castanet.  
48 Percentage estimates do not specifically include utility costs as some rentals include utility costs in the rent while others do not.  

 

 
Figure 19: Average Rent in the Secondary Rental Market 

 
 
Source: CMHC, Rental Market Report 

 
Figure 20: Number of Households in the Secondary 
Rental Market 

 
 
Source: CMHC, Rental Market Report 
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Ownership Housing  
Ownership Housing Supply 
The ownership housing market makes up three 
quarters of the total number of occupied units in 
private housing. Ownership housing can be fee 
simple, strata ownership or shared equity (ie. 
mobile home park, cooperatives) and includes 
many forms of housing including: multi‐family 
housing, such as apartments and townhomes, or 
single detached housing. Of note, is that 62 per 
cent of the ownership housing type is single 
detached. Owners in Nanaimo and Kingston are 
also largely in single detached homes (75 per cent 
and 80 per cent respectively), and each also has 
similarly little in the way of unit ownership in high‐
rises. 
 
Ownership Housing Market 
A   total of 4,621 homes were sold in 2016, an 
increase of 24 per cent over 2015. Just over 26 per 
cent of home sales were under $300,000, homes 
between $300,000 and $499,999 accounted for 
just over 37 per cent of sales, and nearly 37 per cent 
of sales were over $500,000. Strata units 
accounted for 70 per cent of sales under $300,000, 
with row housing units making up another 12 per 

cent. Homes between $300,000 and $399,999 had 
the most even distribution of unit types, with 19.5 
per cent being single detached dwellings, four per 
cent being dwellings with suites, 29 per cent being 
row housing units, 38.5 per cent being strata units, 
and the remaining 9 per cent being duplex units 
and manufactured homes. The graph and table 
below show the distribution of home sales by price 
and dwelling type. 
 
Over the last seven years, the distribution of sales 
across dwelling types has seen a slight and gradual 
reduction in the portion of sales attributed to 
single detached dwellings and a corresponding 
increase in sales of strata units and dwellings with 
suites. This is consistent with the trend for new 
construction; however, the ratio of new home 
sales versus resales of older housing stock is 
unclear. The graph below shows the distribution of 
home sales by type. 

Members of the development industry suggest 
that the mix of housing types and sizes under 
development – from low density single detached 
dwellings up to high rise condo units is positive, 
and suggest that this type of diversity needs to 

Figure 21: Number of Home Sales by Price and Dwelling Type (2016) 

 
Source: British Columbia Assessment Authority, 2016 
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continue to reflect preferences amongst 
consumers.49 Townhouses (particularly two+ 
bedrooms) and small single detached houses are a 
gap in the supply right now.  
 

Median Home Sale Price50 

The median home sale price increased to $427,500 
in 2016, up 9 per cent from $388,500 in 2015. This 
increase is primarily reflected in Single Detached 
Dwellings, Duplex Units and Strata Units. Over the 
period between 2001 and 2016, there has been a 

                                                                   

49 Stakeholder Interview – Development Industry, August 8, 
2017. 

180 per cent increase in the median home sale 
price.  

Over the same time period, median household 
income has increased by 82 per cent. As illustrated 
on the graph below, median house prices have 
nearly tripled over the past 15 years, whereas 
median household incomes have less than 
doubled.  

   

50 Median home sale price is the middle sale price in a series of 

sales, where half of the sales are of lower value and half are of 
higher value. 

 
Figure 22: Percentage of Home Sales by Type (2010‐2016) 

 

Source: British Columbia Assessment Authority, 2016 
 

Figure 23: Median Home Price by Type (2010‐2016) 

 

Source: British Columbia Assessment Authority, 2016 
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The table below illustrates the gap between 
household incomes and high housing costs for 
ownership housing. Through a comparison of 
Kelowna’s median home sale price (2016)51 of 
$427, 500 to the median household incomes for all  
median households and two or more person 
households, it is apparent that both household 
types pay well above 30 per cent of their total 

income for their monthly shelter costs. Doing a 
similar comparison of median home sale price of a 
strata unit (2016) to the median household income 
of one‐person families and lone parent families,  
both household types spend between 37 per cent 
and 55 per cent on strata unit ownership housing. 
 
 

 
 
 
Figure 24: Median Home Sale Price versus Median Household Income (2001‐2016) 

 
Source: British Columbia Assessment Authority, 2016, Statistics Canada Census Community Profile, 2011 and Envision DemoStats 2016 

Table 6: Household Income versus Shelter Costs 

Household by Type  Median 
Household 
Income (2016) 

Median 
Home Sale 
Price 

Monthly 
Median 
Household 
Income 

Other 
Shelter 
Costs52 
 

Monthly 
Mortgage 
Payment53 

% Spent on 
Shelter 
Costs 

Median Household 
Income 

 $68,627.00   $427,500  $5,719  $450  $1974.44         42% 

One‐person (median)   $34,836.00   $270,000  $2,903  $350  $1247.02         55% 

Two or more (median)   $87,233.00    $427,500  $7,269  $450   $1974.44        33% 

Lone Parent Families 
(median) 

 $ 51,599.00   $270,000  $4,300  $350  $1247.02         37% 

The per cent of household income devoted to shelter costs is derived by comparing monthly costs (mortgage and other shelter costs) 

as a share of monthly income (Source: City of Kelowna)

   

                                                                   

51 British Columbia Assessment Authority, 2016 
52 Other shelter costs include property taxes, utilities 

(electricity, natural gas) and other fees (sewer, water, garbage 
collection). Property taxes were derived using the City’s online 
Property Tax Estimator for 2017. Utiltity fees were estimated 
broadly at $150/month and other fees were estimated at 

$83/month. Average utilities and fees were not reduced for 
the strata dwelling estimate. No strata fee was incorporated 
into the analysis. 
53 The monthly mortgage payment was calculated using the 
CMHC housing calculator with a 25‐year term, 3.25% 
financing, 5% down payment on a $427, 500 dwelling and a 
$270,000 dwelling on a monthly payment schedule.  
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Short‐Term Rentals 
Short‐term rentals – entire homes or portions of 
homes rented for periods of fewer than 30 days – 
have existed in Kelowna for a long time, serving a 
small portion of the holiday accommodation 
market. However, new rental platforms like AirBnb 
and Vacation Rental by Owner (VRBO) have 
helped make short‐term rentals more popular, 
motivated by the potential for significant income.  
 
Problems associated with growth in this market 
have been seen in other communities. In such 
cases, renters often bear the largest share of the 
imapcts as landlords choose to remove units from 
the long‐term rental market in favour of the more 
lucrative short‐term rental market. In some cases, 
landlords are purchasing multiple properties for 
exclusive use as short‐term rentals, altering the 
fabric of neighbourhoods.  
 
In Kelowna, the impacts of short‐term rentals are 
not well known. Prelimiary estimates indicate that 
there are approximately 1,300 units in Kelowna 
that are marketed for use as short‐term rentals54. 
Many of these units are included in the secondary 
rental market. Anecdoctal evidence is suggesting 
that some renters are being pushed out of secure 
rental accommodation during summer months. 
 

Age and Condition of Dwellings 
The age of housing in Kelowna is relatively new 
with 61 per cent of all the housing stock being built 
after 1980. Rental stock age is generally consistent 
with overall housing stock being slightly older with 
only 54 per cent of rental units being built after 
1980. In contrast, only 38 per cent of Boulder’s 
housing stock was built in 1980 or later.  If we 
assume the average lifecycle of a residential 
building is 80 years, this leaves the majority of 
Kelowna’s housing stock 37 years in age or newer.  
Thus, the majority of existing housing stock will 
remain in existence into 2040 and beyond. What is 
more, only four per cent (2,200) dwellings in the 
Municipality were noted as needing major 

                                                                   

54 It is estimated that most short‐term rentals are operating 

illegally, as they are permitted in very few locations in 
Kelowna. 

repairs,55 far better than Kingston’s seven per cent 
and Nanaimo’s six per cent (in 2016). However, 
anecdotally service providers and citizens with 
lived experience report that low end rental market 
units are often substandard and in need of major 
repairs.  Due to the fact that many of the renters in 
these units are precariously housed, they are often 
reluctant to complain and tend to endure 
unhealthy and inadequate housing situations.  
 

Housing for Specific Population 
Groups 
Through the current market analysis, it is evident 
that housing “affordability” is a common concern 
for all household types and population groups. 
However, it is important to recognize that there 
are key population groups that are more severely 
impacted from the affordability crunch. This 
includes, but is not limited to, seniors, lone parent 
families and those falling into the Safety Net 
section of the Wheelhouse. These populations are 
considered “key” because they constitute a large 
portion of all households in need, have a high rate 
of housing need, are predicted to experience high 
population growth, and are not well served by the 
housing supply. These subpopulations are not 
mutually exclusive; there is likely much overlap in 
several categories. 
 

Seniors  
The median age in Kelowna is slightly higher than 
the national average at 41, with one in five persons 
over the age of 65. Growth projection estimates 
indicate that by 2040 nearly 25 per cent of the 
population will be over the age of 65. Kelowna is 
well‐known as a desirable retirement community 
throughout BC and Canada and is likely to 
continue to be. Nearly half of all the independent 
living spaces constructed in British Columbia in 
2016 were built in the Okanagan / Thompson / 
Shuswap region (CMHC Senior’s Housing Market 
Report 2017). The overall provincial vacancy rate 
for seniors’ residences across BC in 2017 was 4.5 

55 Major repairs refer to the repair of defective plumbing or 
electrical wiring, structural repairs to walls, floors or ceilings, 
etc. as reported by the respondent (Statistics Canada).  
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per cent with the Central Okanagan slightly below 
average at 4.1 per cent. These figures demonstrate 
declining vacancy rates from 2016, which had an 
average vacancy rate at 6.3 per cent.  
 
In the Central Okanagan, “affordability challenges 
for seniors have, statistically, become the worst in 
the Province” with 68 per cent of senior renter 
households spending more than 30% of their 
income on shelter costs and 36 per cent spending 
more than 50 per cent of their income on shelter 
costs.56  With an aging population and Kelowna 
continuing to attract retirees, housing for seniors 
will continue to increase in demand. There are 
approximately 3,361 seniors’ units in the Central 
Okanagan (CMHC Senior’s Housing Market Report 
2017), which include independent, assisted and 
heavy care units. Senior’s Outreach and Resource 
Centre, a society working in partnership with other 
organizations to support the lives of seniors in 
Kelowna, received 2,257 phone calls regarding 
housing in 2016. Importantly, they also report that 
the waiting list for low to moderate income, 
subsidized rental senior’s housing is years long. 
Demand for housing continues in 2017, with one 
service provider indicating they receive upwards of 
30 calls per week from seniors (both living in 
Kelowna and from elsewhere) who are searching 
for affordable housing.57 These facts indicate that 
affordable housing for seniors is under‐supplied 
and in need.   
 
The vast majority of housing for seniors appears to 
exist within the long‐term supportive housing 
category. There are 3,132 units of long‐term 
supportive housing in Kelowna, 92 per cent of 
these are designed for seniors. Digging deeper, 
there are three subtypes of housing that make up 
this category: Supportive, Assisted Living and 
Residential Care. Long‐term supportive housing 
refers to the array of housing that provides limited 
services, potentially including some meals and 
housekeeping, and is most suited for independent 
residents. Assisted living facilities provide services 

                                                                   

56 Make Housing Central, Kishone Roy, 2017.  
57 Stakeholder Interview – Service Provider, July 28, 2017. 
58 Stakeholder Interview – Service Provider, July 28, 2017. 

for daily living and moderate personal care 
assistance. Residential care encompasses units 
that provide around the clock care. Long‐term 
supportive care makes up more than half of the 
senior specific housing in Kelowna, followed by 
residential care, with ten percent of senior’s 
supported care providing assisted living options. 
However, in addition to the assisted living 
facilities, nearly 1,000 people in Kelowna are 
receiving home care support. Subsidized rental 
housing for senior’s accounts for 48 per cent of the 
total subsidized rental units available.  
 
Many seniors struggle to navigate a complex 
system of supports available – declining health, a 
history of chronic problems, and limitations with 
technology compound their challenges. Right now, 
there is no local housing service agency helping 
seniors with declining physical or mental health. 
That said, there is wide range of seniors accessing 
supports; however, there are many seniors who 
require help navigating the system.58 
 
It is worth noting that one service provider 
indicated that for low to moderate income and 
vulnerable individuals, turning 65 often makes 
their lives easier. An individual shifts from a 
welfare system to one that is more equitable and 
offers a range of government supports. However, 
seniors who are actively facing addiction or mental 
illness struggle to find appropriate and affordable 
housing. Similarly, there is a trend towards seniors 
living independently for longer, but some 
behaviours prohibit them from staying in 
housing.59 
 
As the challenges associated with living in and 
maintaining single detached homes increase with 
age, and as the availability of apartments 
continues to increase, we can anticipate that more 
senior’s will choose to move into apartments and 
senior’s housing. 
 

   

59 Stakeholder Interview – Service Provider, July 28, 2017. 
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Lone parent Families 
Lone parent families are at greater risk of suffering 
the impacts of unaffordable housing. The median 
household income of lone parent families is 
$51,599, which is nearly 30 per cent lower than the 
median household income of all census families in 
Kelowna. Considering this income disparity 

becomes more significant when taking into 
consideration the fixed financial burdens of the 
family unit. Lone parent households are required 
to pay for all costs associated with housings, and 
items related to supporting a family including the 
items related to supporting a family including the 
costs of childcare. 

   

DEEP DIVE: Lone Parent Families 
 

When looking at average rents for both primary and market rentals, the amount of income spent on rent 

ranges between 25 and 35 per cent for lone parent families. The cost of childcare ranges from $430 for before 

and after school care to greater than $1,000 per month for full‐time infant care.1 Using current federal and BC 

provincial personal income tax rates, the approximate monthly after‐tax income of lone parent households is 

$3,372 (not including incentives or returns). This means that a lone parent family with just one child could be 

left with only $447 per month for food, clothing and all other expenses.  For lone parent families making less 

than the median, the situation is even more dire. 

 

Estimated monthly income (net)   $3,372 

Rent    $1,500 

Childcare   $1,025 

Transportation   $ 400 

Total income minus rent and childcare   $447 

 

Lone parent families grew in Kelowna between 2011 and 2016 by 56 per cent.  As lone parent families are often 

housing‐vulnerable, it is important to note this increase when looking at housing solutions.  

 

Table 7: Household Median Income 

Household by Type  Median 
Household 
Income (2016) 

Housing 
Type1 

Average 
Rent 
(CMHC) 

% Spent on 
Housing 

Average 
Rent1 
(Castanet) 

% Spent on 
Housing 

Median Household 
Income 

 $68,627.00    2 bed  $1066         19%  $1500  26% 

Lone Parent 
Families (median) 

 $51,599.00    2 bed  $1066         25%  $1500  35% 

Source: Statistics Canada Census Community Profile 
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Youth 
Youth make up one of the largest demographics of 
the homeless population in Canada.  
Approximately 20 per cent of homeless people in 
Canada are between the ages of 13‐25 years. On 
any given night in Canada, there are over 6,000 
young people who experience homelessness and 
either sleep out of doors or access emergency 
shelters. An even greater number are part of the 
hidden homeless population, ‘couch‐surfing’ by 
temporarily staying with family or friends.  There is 
significant local anecdotal evidence that a growing 
number of youth are experiencing homelessness or 
are at risk of homelessness in Kelowna. The 2016 
Point in Time Count indicated 15 per cent of the 
local homelessness population are youth; 
however, it is recognized that youth are often the 
hidden homeless, so this percentage is likely even 
greater. 
 
The Without a Home60 study is the first Pan‐
Canadian study of young people who experience 
homelessness.  Youth from Kelowna were included 
in the 1,103 respondents from 47 different 
communities across 10 provinces and territories.  
The study indicated that key factors contributing 
to youth homeless included: experiencing 
homelessness at an early age; long‐term housing 
instability; childhood experience of abuse and 
involvement with child protection services; and 
school dropout rates and challenges related to 
learning disabilities and bullying. Additionally, 
youth who identify as sexual or gender minorities 
are emerging as being at a heightened risk of 
experiencing homelessness.   
 
In 2016, the local youth shelter staff and programs 
provided 126 interventions resulting in 90 housing 
placements, leading to 82 youth moving out of 
homelessness.  Of the 82 youth, 20 reported 
having an assigned Ministry Social Worker ‐ either 
being a youth in care, or a youth participating in 
Youth Agreements.  A significant portion of these 

                                                                   

60 Without a home: The National youth homelessness survey 
executive summary. 
http://homelesshub.ca/sites/default/files/WithoutAHome‐
execsummary.pdf   

youth identified mental health challenges and 100 
per cent of youth accessing the shelter reported 
substance use.61   
 
The number of youth experiencing problematic 
substance use is a growing local concern. The 
Bridge Youth & Family Services recently initiated a 
dialogue regarding how the community can best 
support young people experiencing problematic 
substance use. Results of this consultation indicate 
that access to housing is one of the top needs of 
these young people.  The consultation results also 
highlight that the uncertainty of where and how to 
access resources is the most significant barrier 
faced in accessing substance use services.  While 
substance use does not necessarily lead to 
homelessness, the research shows that when an 
individual that is experiencing housing instability 
they have an increased risk of losing their housing 
if they use substances.  Once on the streets, an 
individual with substance use issues has little 
chance of getting housing as they face 
insurmountable barriers to obtaining health care, 
including substance use treatment services and 
recovery supports. 
 
Despite a number of high‐caliber organizations, 
nationally and locally, dedicated to supporting 
young people, youth continue to end up in 
emergency shelters, on the streets, are the face of 
“hidden homelessness”, and have significant 
barriers in establishing housing stability, 
community inclusion, and healthy adulthood. A 
Way Home Canada indicates that changing this 
requires changing the way we do things. No single 
program, intervention, or agency is going to solve 
youth homelessness alone. To truly address the 
causes and consequences of youth homelessness, 
partners from across the community must come 
together to shift from managing the problem 
through emergency services to preventing, 
reducing, and ending youth homelessness.  
 

61 Okanagan Boys & Girls Club, 2017. 
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Working together with multi‐sectoral partners 
across the country, A Way Home inspires and 
enables communities and all levels of government 
to organize, plan and implement innovative 
strategies to address youth homelessness in a 
coordinated, measurable and impactful way.  
Moving forward, Kelowna will ensure a focus on 
the unique needs of young people by embedding a 
process to develop a local ‘A Way Home’ youth 
strategy within the Journey Home Strategy for 
addressing homelessness. 
 

Urban Indigenous Population 
The 2016 Point in Time Count conducted in 
Kelowna indicates that, consistent with national 
averages, Indigenous peoples are over‐
represented in the homeless population.  While 
they make up only 4.4% of Kelowna’s total 
population, they represent nearly one quarter of 
the homeless population. Of particular concern, is 
the disproportionally high number of women 
indicating Indigenous identity, representing 42% 
of all women experiencing absolute homelessness. 
This is extremely concerning when compared to 
their male counterparts, with Indigenous males 
making up 17% of the total male population 
experiencing absolute homelessness.  

 
The census data from 1986 to 2011 demonstrates 
tremendous growth in the number of people living 
in Kelowna who identify as Indigenous; between 
the 1986 and 2011 census periods, Kelowna’s total          
population grew by 192 per cent; by comparison, 
Kelowna’s Indigenous population grew by 2,189 
per cent.  Considering the rapid growth of 
Kelowna’s Indigenous population alongside the PiT 
Count findings, it becomes clear that 
understanding the housing needs of this 
population is of imminent and critical 
importance62.   
 
Feedback from local stakeholders and those with 
lived experience indicate that systemic and 
societal barriers fueled by racism and 
discrimination, the impact of intergenerational 
trauma, along with the lack of culturally 
appropriate emergency shelters, housing, and 
services compound the challenges faced by our 
local indigenous.  It will be critical that the Journey 
Home Strategy provide an opportunity for our 
local Indigenous populations to be heard, and to 
lead the way in informing the community 
conversations. It will be critical to recognize that 
addressing Indigenous homelessness must be 
linked to Truth and Reconciliation. 

 
Figure 25: Urban Indigenous Population Growth 

 
Source: Statistics Canada, Census Community Profiles, 1986‐2016 

                                                                   

62 Statistics Canada, Census 2011  
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Safety Net Priority Populations  
The State of Homelessness in Canada in 2016, 
published through the Canadian Observatory on 
Homelessness Press, indicates that while 
historically individuals experiencing homelessness 
in our nation were most often older single men, 
the population seen across the country is much 
more diverse and includes more women, families 
and youth.63 The 2016 Point‐in‐Time Count 

                                                                   

63 
http://homelesshub.ca/sites/default/files/SOHC16_final_20Oc
t2016.pdf 

conducted in 2016 demonstrates the same trend 
with the local population living without homes 
indicating growing diversity and displaying more 
complex needs.  This one‐day count is typically 
seen as an undercount but does provide some 
insight into the local population that are living 
without homes.  The Count results demonstrate 
that the homeless population is diverse and a 
distinct proportion is aging; while males aged 25‐
64 are the largest cohort.  There are a growing 

 

DEEP DIVE: Indigenous Homelessness 
 

National statistics indicate that urban Indigenous populations are eight times more likely to experience 

homelessness (http://homelesshub.ca/IndigenousHomelessness). Currently in Canada a reframing of the 

discussion regarding the definition of homelessness as it relates to the indigenous population is taking place: 

“Indigenous homelessness is a human condition that describes First Nations, Métis and Inuit 

individuals, families or communities lacking stable, permanent, appropriate housing, or the 

immediate prospect, means or ability to acquire such housing. Unlike the common colonialist 

definition of homelessness, Indigenous homelessness is not defined as lacking a structure of 

habitation; rather, it is more fully described and understood through a composite lens of 

Indigenous worldviews. These include: individuals, families and communities isolated from their 

relationships to land, water, place, family, kin, each other, animals, cultures, languages and 

identities. Importantly, Indigenous people experiencing these kinds of homelessness cannot 

culturally, spiritually, emotionally or physically reconnect with their Indigeneity or lost 

relationships” (Aboriginal Standing Committee on Housing and Homelessness, 2012). 

Between January 2016 and August 2017, Jessie Thistle from the Canadian Alliance to End Homelessness 

(CAEH) consulted Indigenous scholars, Elders, frontline workers, service provides and community members 

from all across Canada.  In October at the National Conference on Ending Homelessness, he unveiled a new 

Definition of Indigenous Homelessness in Canada.  The definition includes 12 dimensions that explain the 

experience of Indigenous homelessness 

(http://homelesshub.ca/sites/default/files/COHIndigenousHomelessness‐summary.pdf).    

This important work will help to inform the Journey Home Strategy processes.  It highlights the importance of 

the Lived Experience Circle’s role in the local strategy development.  In the words of Jessie Thistle “With 

Indigenous knowledge leading the way, we can solve Indigenous homelessness” 

(http://homelesshub.ca/IndigenousHomelessness). 
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number of women, seniors and youth alongside 
the over‐representation of Indigenous peoples 
with numbers of women indicating Indigenous 
identity disproportionally high.64  
 
It is clear that the ability to identify Safety Net 
priority populations in relation to homelessness 
requires more analysis through integration of local 
data sources.  Including this data into the context 
of a local housing needs assessment has been a 
new undertaking and therefore represents the first 
attempt to expand understanding and inform local 
planning in this area of the Wheelhouse. There are 
special populations that appear to be in need of 
priority focus for the development of appropriate 
housing. This is further complicated by the fact 
that addressing the individual needs of many 
populations accessing Safety Net shelters would 
require providing a separation of populations (e.g. 
employed individuals that require more structured 
environments versus those with addiction issues 
that require a low barrier environments). 
 
BC Housing has introduced, and is working with 
partner organizations to apply a standardized 
assessment tool known as the Vulnerability 
Assessment Tool (VAT). Analysis of the local VAT 
scores will help to reveal the spectrum of 

vulnerability within the community, and this data 
may be shared with funders to support calls for 
needed resources such long and short‐term 
supportive housing units, rent supplements, 
housing support workers, etc. This data will also 
provide information on which services people 
require, and reveal gaps in the service system.   
 
Applying a tool such as the VAT is critical to a 
coordinated systems approach to ending 
homelessness because it can provide a consistent 
and fair way to identify people who would most 
benefit from high‐impact interventions, such as 
supportive housing and ongoing multidisciplinary 
case management. This is transformational 
information, since chronically and episodically 
homeless single adults frequently slip through the 
cracks in the service system.  
 
At the time of the preparation of this document, 
BC Housing has agreed to share their analysis of 
the Kelowna VAT results on an aggregate level.   
This information will provide critical insight to the 
priority populations in our community for the 
Journey Home project. This will add another layer 
to our understanding and ability to plan for the 
needs of our housing‐vulnerable populations. 

 
Figure 26: Point‐in‐Time Count 

 

                                                                  

64http://www.centralokanaganfoundation.org/application/file
s/5514/6257/0882/PiT_Community_Report_2016_WEB_VERSI
ON.pdf 
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Specific population needs that were highlighted 
through stakeholder interviews include individuals 
with brain injury, those with developmental 
disabilities, mental health, and substance use 
related challenges. 
 
Although the research indicates that much more 
study on this topic is needed, there is growing 
evidence that there is some correlation between 
traumatic brain injury and homelessness. The 
effects of traumatic brain injuries (TBIs) can last for 
a lifetime. 
 
There is also increasing anecdotal evidence from 
local outreach workers65 that a growing number of 
individuals that are ‘sleeping rough’ have 
development disabilities. They indicate that these 
individuals often are challenged to maintain 
housing and require appropriate settings with 
support to be successful. This trend requires more 
investigation to understand the challenges and 
gaps in supporting this population.    
  
Similar to the needs of individuals with brain 
injuries, or developmental disabilities, the needs of 
those living with mental health issues or substance 
use related challenges also require access to 
appropriate housing specific to their needs. 
Whether it’s access to housing that is suitable for 
those involved in active drug use or for those who 
are working to maintain sobriety, the appropriate 
setting is critical. The challenge is in 
accommodating conflicting needs. Continuing to 

explore unique approaches to provide housing 
options to meet this range of needs will be critical 
in the future.   
 
Perhaps the most important message obtained 
from this review is that providing the appropriate 
levels of types of supports is critical to assisting the 
vulnerable populations in successfully accessing 
and maintaining housing.  The bottleneck 
currently being experienced in short‐term 
supportive housing is an indication that the need 
for permanent supportive housing for these most 
housing vulnerable populations is crucial.  These 
needs and the housing solutions require much 
more investigation to ensure that the community 
has the information necessary to determine the 
highest priorities as opportunities to develop 
permanent supportive housing become available. 
 
An additional element in the populations accessing 
housing in the Safety Net area of the Wheelhouse 
is those individuals and families experiencing 
poverty. There is growing anecdotal evidence that 
there has been an increase in shelter use by 
citizens living in poverty that are not able to 
maintain stable housing in the current high cost‐
over demanded rental market.  While this factor is 
an indicator of the need for additional affordable 
rental units, it will be important to develop a 
collective mechanism for the local shelters to track 
shelter‐use by this population to inform future 
community planning. 

 
 
 

                                                                   

65 From local Outreach Assessment Process of needs of  
sleeping rough population – Conducted October, 2017 
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4.0 Kelowna’s Future Housing  

Examining what we can predict about housing in 
Kelowna’s future is critical for a needs assessment. 
Actions and interventions in housing take effect 
over the long‐term, so we must make an effort to 
understand how our housing market will evolve in 
the years to come if we are to focus our efforts 
with the greatest level of success.  
 
Predicting housing supply and demand in the 
future is a challenging proposition. Housing 
development is extremely complicated and 
involves layers upon layers of actors, from home 
buyers, to banks and finance, building contractors, 
government regulators, and developers, among 
others.  
 
This chapter begins by examining the five‐year 
housing supply about which we have a stronger 
degree of certainty. This is followed by a more 
nuanced approach to long‐term housing. For long‐
term housing, a Business‐As‐Usual (BAU) scenario 
is outlined based on projections of current trends. 
Then, we bring back the concepts of Healthy and 
Resilient Housing to assist in establishing where 
progress is being made towards the kind of 
housing system we need, and where key our 
current course may need to be corrected.    

 

5‐Year Housing Supply 
In order to estimate short‐term supply, two 
sources of data are used. The first is an analysis of 
open development applications. Housing 
development is complex and takes time. Generally 
speaking, the larger the project, the more complex 
it is and the longer it takes to complete. The time it 
takes to construct housing varies by type and 
complexity and may take more than two years for 
high‐rise developments. Beyond construction 
time, there is also time required to go through the 
approval process, including Rezoning, 
Development Permits, Subdivision and Building 

                                                                   

66 https://www.cmhc‐

schl.gc.ca/odpub/esub/64183/64183_2017_M06.pdf  

Permits. Moving through these stages can take 
between one to two years. During this time, some 
projects are rejected for one reason or another. 
However, during that same period, new 
applications will be made, some of which will move 
from application to occupancy. These two factors 
are expected to balance each other during the 
short‐term. 
 
As of July, 2017, there were around 4,000 housing 
units under active development application. 
Supplementing this is the supply of units already 
under construction but not yet occupied. It is 
assumed that 100 per cent of these units will be 
occupied within five years. According to CMHC, 
2,500 units are under construction in Kelowna as of 
May, 2017,66 more than double Nanaimo’s 862, 
and more than six times Kingston’s 354. Further, it 
is estimated that we will approve a combined 
average of 200 secondary suites and carriage 
homes per year not counted in the active 
development applications. Combining these three 
elements yields a total of 7,500 units that will be 
built in Kelowna in the near term. Estimates are 
that the majority of these will be apartments (62 
per cent), followed by single detached housing (19 
per cent), townhouses and other forms of multi‐
unit housing (5 per cent), and secondary suites and 
carriage homes (13 per cent). 
 

Safety Net  

Emergency Shelters   

At this time, there are no active development 
permits or shelter beds under construction. In 
general, and with the support of Safety Net 
housing providers, the City’s goal is not necessarily 
to add more shelter spaces but instead to work 
with the homeless‐serving system to shift how 
people are supported – a strategy that reflects 
evidence and best practices demonstrated 
throughout North America.  
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Short‐Term Supportive Housing   

Freedom’s Door has an active rezoning and 
development permit under consideration that 
would develop 49 units for men in transition in 
Rutland.  Additionally, the province has just 
announced additional funding for short‐term units 
with staff support; there is a potential that some of 
these units could come to Kelowna.    
 

Housing with Supports (Inclusive of Long‐

Term Supportive and Subsidized Rental 

Housing)  
Of the total 1,100 rental units in stream, 125 are 
being built by or for non‐profit housing providers. 
These projects are considered to be part of the 
Housing with Supports segment of the 
Wheelhouse. 45 of these units are intended for 
low‐income seniors, while an additional 75 are 
intended for Métis and Indigenous residents. As 
well, there are 12 units under renovation at Gordon 
Place for the purpose of housing people coming 
directly from the emergency shelter system. BC 
Housing has just announced the purchase and 
renovation of the former hotel which will provide 
42 homes for individuals who have been homeless 
or who are at risk of homelessness. Two of the 
rooms will be designed to provide shelter spaces 
during extreme weather conditions, if required. 
 
Small numbers of units are being added to the 
long‐term supportive and subsidized rental 
housing segments of the Wheelhouse by housing 
providers leasing units in the market rental 
segment of the Wheelhouse. One service provider 
has had success through their Professional 
Neighbour Housing Model. The model varies to 
accommodate the needs of all involved; however, 
in essence the model involves “a two‐suite house, 
where the individual served through [the 
organization] lives separately in one suite and a 
professionally screened neighbour, familiar with 
the circumstances of their neighbour, lives in the 
other suite.”67 As of July 2017, this housing 

                                                                   

67 John Howard Society of BC: Professional Neighbour 
Housing Model. http://www.johnhowardbc.ca/regions/central‐
south‐okanagan/services/community‐living‐
services/professional‐neighbour/  

provider had added one additional dwelling (for a 
total of six), and indicated that they are constantly 
looking for additional units.68 CMHA, through its 
Housing First program, works to access market 
rentals throughout the community and to provide 
individualized support to program participants to 
assist them in maintaining their housing. These 
two models offer insights into the future of Safety 
Net and Housing with Supports models; reflecting 
an expansion of housing models to include both 
non‐profit housing providers as managers of 
purpose‐built housing and housing providers as 
tenants of market rental units on behalf of their 
clients. These organizations are shifting their 
service models to providing ‘housing with 
supports’ – either through programs, financial 
assistance, or a combination of both.  
 

 

Above: Society of Hope’s Apple Valley development. 

68 Stakeholder interview – Housing Provider, July 28, 2017 
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DEEP DIVE: Housing First 
 

The Homeless Hub, through the Canadian Observatory on Homelessness, describes Housing First as a recovery‐
oriented approach to housing people who are living without homes.  It provides immediate access to permanent 
housing  for  people  experiencing  homelessness,  without  requiring  psychiatric  treatment  or  sobriety  as 
determinants of housing readiness. It is guided by the principle that housing is a basic human right.   
 
The key to the success of Housing First is in the integrated approach to both the housing process as well as in the 
approach  to  provide  the  support  services  that  help  individuals  remain  housed  successfully.    The  underlying 
principle is that housing is critical in supporting people to move forward in their lives.  Once housing is provided 
then other physical and mental health needs can be addressed. Facilitating connections to community‐based 
supports  and  healthy  activities  is  equally  important  to  supporting  a  re‐integration  to  community  through 
education, employment, recreation, and community‐based opportunities.1 
 
The current target population for Housing First approach under the Federal and Provincial funding initiatives are 
those that are either chronically or episodically homeless. As indicated by the Kelowna Homelessness Partnership 
Strategy Community Plan 2014‐2019 (Central Okanagan Foundation, 2014), locally there has been a gradual shift 
to Housing First as a priority as the community builds its capacity to transition to the application of this model. 
Currently 40 per cent of the Homelessness Partnership Strategy (HPS) funding program is being applied under 
the Housing First priority. 
 
Kelowna Canadian Mental Health Association’s  (CMHA) Housing First Program  is  the  first  local HPS  funded 
program to embrace the approach, and is focused on supporting chronically and episodically homeless individuals 
into housing.  Funding under this initiative has also been allocated to provide training for all service providers to 
raise the capacity of knowledge and tools to consistently apply Housing First principles community wide. 
 
Laying the Foundation for a Coordinated Approach Within the Local Homeless‐Serving System 
 
There is increasing evidence of the community’s collective readiness to move towards a systems approach to 
the delivery of services to support those that are most housing‐vulnerable in our community.  Initiatives 
demonstrating the transformation to an integrated approach include: 
 

 Foundry Kelowna will officially open in the fall of 2017 with 25 youth mental health and addiction service 
agencies all housed in one location.  Having multiple agencies operating at a single location will support 
youth in navigating the system of services by bringing them all together in one, accessible, youth‐friendly 
space.  This success of this evidence‐based model is based on the well demonstrated success of both the 
Australia’s Headspace Program, and the Granville Centre in Vancouver. 

 BC Housing’s recent implementation of the Vulnerability Assessment Tool (VAT) to assess individuals’ 
needs and to support them into housing, along with a Coordinated Application for Housing amongst 
eight service agencies in the community has helped to simplify the application process for individuals.  

 The Police and Crisis Team (PACT), a partnership between IH and RCMP for a Police/Psychiatric Nurse 
unit, is a recent example of working together. The goal of this program is to connect people in addiction 
or mental health  crisis with  appropriate  services, diverting  them  away  from  the hospital  emergency 
department or incarceration.   
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Market Housing (Inclusive of Rental and 
Ownership Housing) 
Of the 7,500 units predicted to be constructed over 
the next five years, about 7,000 are expected to 
end up in the Market Housing segment of the 
Wheelhouse.69  
 
Of the 7,000 new market units, historical trends 
suggest that the large majority will form part of 
the ownership market. However, the tenure of 
market housing is difficult to estimate, particularly 
when considering the secondary rental market. 
Some homes will contain suites or carriage homes, 
while others will be rented in their entirety. Some 
apartments owners may choose to rent their unit, 
while others may not. It is estimated that 
approximately 200 secondary suites and carriage 
homes are built each year, yielding a 5‐year total 
of 1,000 units within the secondary rental market. 
Beyond suites and carriage homes, the secondary 
rental market is not possible to predict, even 
though it will certainly have an impact.  
 
The primary rental market is somewhat easier to 
predict. Many of these projects seek to utilize the 
City’s rental incentive programs. Those projects 
that have active applications or building permits 
that were also approved for rental incentives will 
be assumed to be built as rental for the primary 
market. Using this, a total of 1,100 units (15 per 
cent of the total units predicted to be constructed) 
were granted incentives over the past two years. 
All of these are under open application or under 
construction and will form part of the primary 
rental market within five years. Together, the 
expected total of rental units over the next five 
years is 2,100, representing 28% of the total 
predicted units. While this upcoming investment is 
an injection of much needed rental supply, a gap 
between supply and demand will likely remain, 
keeping vacancy rates below the 3‐5% target. 
 

                                                                  

69 To determine this, projects for non‐profits that are under 

construction, in the development application stream, or in late 
concept development, were identified and removed from the 
market calculation. 

Business‐As‐Usual Forecast 
Now that we have a clearer understanding of 
upcoming housing supply, we can turn our 
attention to how the market will evolve in the 
years to come. To accomplish this, a Business‐As‐
Usual (BAU) forecast will paint a picture of 
Kelowna’s housing market assuming the trends of 
today hold true. Evaluating this BAU forecast 
against the qualities of a healthy and resilient 
Wheelhouse will help us understand the strengths 
and weaknesses of our current course, and will 
reveal where and to what degree action may be 
needed to correct that course.  
 

Housing by Type 
By 2040, Kelowna’s population is expected to grow 
to 178,000 residents, meaning that we will need 
about 23‐25,000 new homes. Using the BAU 
forecast, the following represents the breakdown 
of new housing by type: 
 
Figure 27: 2040 Housing by Type 

 
Housing by Tenure 
Housing tenure is much more difficult to predict. 
The split between renters and owners has 
remained relatively consistent at between 28‐30% 
since 1986. However, if home prices continue to 
increase at a faster pace than incomes, then the 
share of the population that will be able to afford 
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home ownership will be reduced. High level 
analysis suggests that there will be a significant 
increase in the renter population, from 28‐30% 
today to 35‐40% by 204070.  
 

Safety Net Housing 
The shift to Housing First will have future 
implications on demand for affordable rental 
market (primary and secondary).  Government 
programs are focusing on shifting funding from 
the emergency system to housing with supports 
and supplements in the market sector.  While it is 
likely that shelters will continue to exist, the design 
will be focused on shorter‐term and temporary 
basis with a focus on rapidly housing/re‐housing to 
diminish the detrimental effects associated with 
the current emergency approach to homelessness.  
 

Housing with Supports 
Demographic change and prices for ownership 
and rental housing in the market segment of the 
Wheelhouse will place pressure on demand for 
Housing with Supports solutions. Lower income or 
fixed‐income seniors may be pushed out of Market 
Housing due to rising costs, forced to look for 
housing geared to income or income‐supported 
housing solutions.  
 

Market Housing 

Rental 

In the BAU Scenario, rental prices are on the rise, 
driven by increased demand for rental. Estimates 
are that rent by 2040 will be as follows: 
 
1‐bed: $1,700/month 
2‐bed: $2,500/month 
3‐bed: $2,900/month 
 
 
 
 
 
 

                                                                   

70 This analysis was conducted by comparing income 
deciles to median home price by type and to average 
rents. Using this methodology, the share of renters is 

Compared to home ownership in 2040, purpose‐
built rental in 2040 is less expensive. However, low 
to moderate income households are 
overrepresented in rental housing. As rental prices 
increase over time, the affordability of market 
rental for low to moderate income households will 
be challenged. 
 
The security of tenure in rental will also come 
under greater pressure, particularly in the 
secondary rental market, as landlords shift away 
from long‐term leases to take advantage of the 
extra income provided by short‐term rentals 
during the summer months. 
 

Ownership 

Since 2001, home price growth has outpaced 
income growth consistently, leading to a 
significant gap between home prices and 
household incomes. In the BAU forecast, this gap 
continues to worsen, exacerbating an already 
difficult affordability problem. The median single 
detached home is expected to be between $1‐
1.5M, the average condo is expected to be 
$450,000 and the average townhouse is expected 
to approach $770,000.  
 
Meanwhile, household incomes are anticipated to 
increase less rapidly, with the median household 
income being $99,000 in 2040. For households 
with two or more persons, median income will be 
about $140,000, while median income for one‐
person households will be around $54,000. 
 
This means that, by 2040, it will take the median 
Kelowna household 8.5 years of income to afford 
the median Kelowna home. 
 
 
 
  

46%, but is overestimated, as the methodology does 
not factor in those who already own their homes.  
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Deep Dive: Case Studies 
 
Future housing issues are easy to talk about in the abstract. But, the trends and scenarios being examined will 
have material impacts on residents, affecting their quality of life and their ability to meet their daily needs. 
Three case studies representing common household types in Kelowna have been examined more closely to 
help understand what conditions in 2040 might look like for them in the BAU scenario. All three case studies are 
drawn from the market housing segment of the Wheelhouse. Predictions for government programs and 
investment in other segments of the Wheelhouse makes scenarios too inaccurate.  
 
First‐Time Buyers    
 
For a young couple looking to buy their first house, the 2040 housing market in Kelowna will prove challenging. 
Early in their career, first time buyers are often earning below average incomes and have lower levels of 
savings, making mortgage carrying costs harder to bear. As the costs of borrowing increase from very low rates 
today to more sustainable rates in the long‐term, the impact on their monthly budget is significant.  
 
For first‐time buyers seeking to enter the ownership market, the only form of housing that will approach 
affordability standards is an apartment. Even then, many first‐time buyers will be forced to spend between 34‐
42% of their incomes to service their housing costs. These buyers are typically more vulnerable than 
established families, having lower savings and higher debt ratios. Many of these residents that today would 
buy, may choose to rent in the future, putting pressure on the rental supply. 
 

Household 
Income 

Condo Price  Monthly Shelter Costs  Share of Before‐Tax Income 
 

3.25% interest  6% interest  3.25% interest  6% interest 

$97,945  $466,000  $2,700  $3,400  34%  42% 

 
Established Family Homeowners 
 
For established families who currently own their homes but how are looking to shift in the housing market, 
2040 in Kelowna has both pros and cons. The home that they currently own will increase in value substantially 
and their earnings are likely above average. However, the price of the home they are seeking to buy will also 
increase. A median detached home in 2040 will be about $1.3M in the BAU scenario, but the sale of their 
current home will allow them to put down a 20% down payment. Even with these advantages, detached home 
ownership will be a financial stretch for many established families, requiring the dedication of between 37% and 
48% of their before tax income, depending on interest rates. 
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In many cases, this would likely result in families seeking more affordable alternative housing forms, such as 
townhomes, duplexes or other typologies. Alternatively, secondary suites or short‐term rentals may prove a 
popular route for residents in this category, with the rental income bringing their housing costs closer to 
affordable ranges. 
 

Household 
Income 

 

Condo Price 
 

Monthly Shelter Costs  Share of Before‐Tax Income 

3.25% interest  6% interest  3.25% interest  6% interest 

$181,897  $1.3M  $5,600  $7,250  37%  48% 

 
Single Renter 
 
By 2040, one‐person households will be common in Kelowna. Among the three market housing case studies, 
these households will find the 2040 market the most challenging. Having the lowest of the three household 
incomes, the 30% mark of affordability is much more of a constraint. Going much above 30% for shelter costs 
leaves little available for other expenses. Average rent for a bachelor or 1‐bedroom unit in 2040 is expected to be 
around $1,700/month, compared to an available $1,350/month. If the BAU holds true, one‐person households will 
need to spend approximately 37% of their before tax income on rent. Unlike first‐time buyers who can simply 
choose to rent, many one‐person households may be pushed into inadequate housing situations. 
 

Household Income  Average Rent 
(1‐bdrm) 

Share of Before Tax Income 

$54,500  $1,700/month  37% 

 

In all three scenarios in 2040, housing affordability is challenged and residents will be left with fewer housing 
choices. There are far‐reaching social and economic consequences for communities when residents have 
difficulty accessing housing that meets their needs. Business and job growth are impacted negatively as 
businesses struggle to retain employees who cannot afford housing costs. But, the housing crunch is most acutely 
felt by those with low to modest incomes. For them, there is a tremendous social cost to the housing crisis. They 
may be forced into unsafe or inadequate housing, or into homelessness.  
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Healthy and Resilient Housing 
Evaluation 
Now that we have established what the BAU 
scenario would mean for housing in Kelowna, we 
need to examine how that scenario performs 
relative to our healthy and resilient housing 
objectives if we are to understand what actions 
might be needed to change course. 
 
To assist in this, the principles of healthy and 
resilient housing have been applied to each 
segment of the Wheelhouse, allowing us to begin 
to establish a picture of what healthy and resilient 

housing looks like. This ‘Ideal 2040’ can be 
compared to the current progress in the 
Wheelhouse today and to the BAU scenario to help 
identify where there may be gaps. 

 Red means that no measurable progress 
has been made in this area 

 Yellow means that actions have been 
taken to begin to realize the 2040 reality, 
but measurable progress is limited.  

 Green means that the Ideal 2040 reality 
has already been realized. 

 

 

Table 8: Evaluation of Current and Business‐As‐Usual 
 

Wheelhouse 
Segment 

Health & 
Resiliency 

Ideal 2040  Current 
Evaluation 

BAU 
Evaluation 

Safety Net 
Housing 
 
 
 

Diversity of 
Form and 
Tenure 

Housing is flexible to accommodate 
various needs (transition, varying family 
sizes, health and medical needs, and 
services)  

   
Affordability 
& 
Accessibility 

Support services and units are available 
for individuals accessing the emergency 
shelter system to rapidly find permanent 
housing 

   
Prevention, diversion, and coordinated 
access structures and mechanisms, 
protocols, and system‐wide consistent 
application practices are in place  

   
Time in emergency and short‐term 
housing is brief, rare, and non‐recurring     

Inclusiveness   All individuals feel safe accessing the 
shelters in Kelowna     
Service providers are equipped, and 
units designed to service a variety of 
populations with different and 
conflicting needs 

   
Coordination  Service providers coordinate service 

delivery to ensure that the needs of all 
vulnerable populations are being met     
Housing with supports is dispersed 
throughout the community      
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Housing 
with 
Supports 
 
 
 
 

Diversity of 
Form and 
Tenure 

Units are flexible to serve multiple 
different groups of residents (i.e. family, 
seniors, individuals etc.).     

Affordability 
& 
Accessibility 

A diverse set of options exist to close the 
gap between market rental cost and low 
incomes     
Permanence is built into how this 
segment of the wheelhouse evolves; 
either through market rental/ownership, 
various forms of tenure, or provision by 
housing providers, affordable units are 
available in perpetuity.  

   
Inclusiveness  
 

Landlords have supported the Housing 
First model of integrated service 
provision as standard practice, and have 
a common operating procedure and 
tolerance in helping vulnerable 
individuals secure permanent housing 

   
Coordination 
 

Housing providers are capable of 
delivering integrated services to clients 
that encompass both financial 
assistance, housing, and programs 

   
Housing providers coordinate service 
provision to ensure clients access 
housing that is most appropriate for 
their needs 

   
Market 
Housing 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 

Diversity of 
Form and 
Tenure 

There are diverse forms of rental and 
ownership units available to serve the 
needs of all populations     
The rental system and associated 
regulation can accommodate the 
sharing economy without compromising 
the long‐term security of the rental 
market  

   
Residents have the option to secure long 
term rental units     
Alternative forms of tenure offer an 
opportunity for individuals to build 
equity outside of traditional housing 
ownership models 

   
Existing neighbourhoods evolve to 
incorporate new housing types and 
tenures as new trends emerge     

Affordability 
& 
Accessibility 

Rental vacancy rate stabilizes between 
3‐5% to allow for individuals in all areas 
of the wheelhouse to access the rental 
market  
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  The share of households spending 30% 
or more on shelter costs has declined  

   

Inclusiveness  Market rental has adapted to include the 
Housing First model of service delivery     

Coordination  The development and property 
management industries are involved in 
designing and delivering resilient and 
healthy rental and ownership housing in 
Kelowna  

   
Coordination  Economic development efforts are 

integrated with efforts to develop a 
diverse housing stock     

 

The table above reveals that significant work 
needs to be undertaken across the Wheelhouse in 
order to build a healthy and resilient housing 
system for Kelowna by 2040. Chapter 5 highlights 
in more detail the specific gaps in the resilience 
and health of our current housing stock, and 

outlines a series of recommendations that both 
the Journey Home and Healthy Housing strategies 
will explore to achieve a healthy and resilient 2040. 
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5.0 Root Causes, Gaps & Recommendations 

What are the Root Causes? 
So, how did we arrive here? 
 
Demand for housing in Kelowna has been 
increasing steadily. At a broad level, the situation 
reflects the overarching trend throughout the 
world that is seeing increasing numbers of people 
living and moving to urban areas. More 
specifically, Kelowna is an attractive place to live 
and boasts attractive lifestyle amenities – lake, 
mountains, outdoor activities, and a favorable 
climate. A strong economy is also fueling 
population growth. Our growing technology sector 
is drawing professionals to our community, and 
the airport and ease of access to other major 
centres helps support remote workers. Rising 
house prices in Metro Vancouver are referenced as 
factor driving people to relocate from Vancouver 
with some deciding to make Kelowna their home. 
Although house prices in Kelowna are high relative 
to the rest of Canada, they are still significantly 
less than the Vancouver region.71  
 
The amenity rich community coupled with a strong 
and growing economy and other regional push 
factors is driving population growth, and 
consequently driving demand for both rental and 
ownership housing.  
 
Macro‐economic circumstances may be also 
driving the ownership market. Interest rates have 
been at historic lows for several years, which has 
lowered the cost of borrowing. Multi‐unit housing 
will lead new housing development, in part due to 
cost and consumer preferences, and in part due to 
a constricted land supply that will drive much of 
the new growth into existing neighbourhoods.  
 
The above root causes point to some of the factors 
influencing the demand and supply of housing, 

                                                                   

71 Remax. Spring Market Report – 2017, pg. 3. 
http://blog.remax.ca/remax‐2017‐spring‐market‐trends‐
report/#1481171929283‐12d535a6‐d935  

whose impacts directly influence the market rental 
and ownership areas of the Wheelhouse. The 
impacts cascade to other parts of the Wheelhouse 
as demand spills to units previously accessed by 
individuals accessing subsidized rental housing or 
long‐term supportive housing. As the cost of all 
units rises, the subsidies for individuals can’t cover 
enough of the housing costs, and individuals are 
priced out, with fewer options available to them.  
 
The system providing housing supports in the 
Safety Net and Housing with Supports areas of the 
Wheelhouse has faced its share of challenges and 
changes as well. Housing providers suggest that 
they are more coordinated than ever before 
through the introduction of the Coordinated 
Access Committee all using the Vulnerability 
Assessment Tool – two factors helping support 
workers to reduce duplication of efforts and 
prioritize individuals most at risk and in need of 
housing. It is expected that the development of a 
systems plan will build on this foundation and 
further improve the ability of case workers to 
support their clients more effectively. 
 
Like many communities, Kelowna is embracing the 
‘Housing First’ model. Housing First is an approach 
that offers permanent, affordable housing as 
quickly as possible for individuals and families 
experiencing homelessness, and then provides the 
support services and connections to the 
community‐based supports people need to keep 
their housing and avoid returning to 
homelessness. Housing First provides housing 
using a scattered site model – meaning that units 
are not concentrated in one area, and instead 
integrated throughout all neighbourhoods in the 
community. Housing First providers are renting 
units from private landlords in the community, 
which means they are competing in the market 
system for available rentals, subject to all of the 
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supply, demand and cost challenges identified 
above. Early responses to the application of 
Housing First Principles suggest that there is a 
need for a redesign of the homeless‐serving 
system that provides the structures and 
mechanism to support collective action and 
coordination of resources and investments. 

Gaps and Recommendations 
Housing in our community is a complex, 
interconnected system in which changes in one 
segment of the Wheelhouse will inevitably impact 
the others. Adding to this complexity, people may 
move around the Wheelhouse throughout their 
lives. Therefore, to ensure that the diverse needs 
of Kelowna’s residents are met, each segment of 
the Wheelhouse must be addressed in Kelowna’s 
housing system.  
 
Using the evaluation in Chapter 4, the Housing 
Needs Assessment identifies key gaps that require 
action as well as some recommendations for 
further work as part of the Journey Home Strategy 
and the Healthy Housing Strategy. 
 
GAP 1: Diverse demographics experiencing 
housing vulnerability. Seniors, lone parent 
families, persons with diverse abilities, youth and 
Indigenous peoples are some of the most acutely 
impacted by the constraints and shifts in the 
Wheelhouse. The size of the senior population is 
increasing, and often these individuals have 
limited or fixed income sources (CPP, OAP etc.). 
As housing costs rise, seniors are increasingly 
limited in finding affordable options, and we’ve 
heard anecdotally that this is contributing to 
seniors staying in inappropriate housing. Persons 
with diverse abilities are facing additional 
challenges – housing providers and support 
workers point to discrimination and competition 
for limited units as additional factors these 
individuals struggle to overcome. The number of 
youth facing homelessness appears to be growing, 
and this population is recognized as a community’s 
greatest opportunity for preventive measures. 
Indigenous peoples are significantly 
overrepresented in the homeless population 
indicating additional complexities in the barriers to 

accessing housing and support services faced by 
the urban Indigenous population.  
 

Journey Home Strategy Recommendation: 
Through the Journey Home project, we will gain 
insight through the expertise of those with lived 
experiences of homelessness into the system 
related challenges they encounter.   

 
GAP 2: Community‐driven data. Integrated 
information management systems create an 
opportunity to use local data to inform local 
service delivery priorities.  Such data supplies 
person‐level information that can be collated to 
inform the priority for short and long term 
supportive housing development.  In order to 
achieve this, it is necessary to bring a community‐
based and diverse group of stakeholders together 
to capture local knowledge.  

 
Journey Home Strategy Recommendation: 
Engage all stakeholders in determining what 
sources of information are essential to capture to 
inform planning for housing needs and establish 
a consistent community‐wide framework for 
ongoing gathering, sharing, and analyzing data. 

 
Journey Home Strategy Recommendation: 
Establish a method for ongoing performance 
measurement of the Journey Home Strategy, and 
a system for adapting strategy and action items 
to respond to emerging issues. 

 
GAP 3: Service navigation.  
Navigation of the current system of services that 
support people into housing, and help them 
maintain housing, is identified as overwhelming 
and challenging due to its complexity.   
 

Journey Home Strategy Recommendation: 
Work with partners to support the expansion of 
locally‐based, online navigation tool to 
incorporate support services information and real 
time housing availability with the goal of 
shortening pathways to housing. 

 
For example: A partnership between UBCO, 
Okanagan College, and the Central Okanagan 
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Foundation has developed iSearch, a web‐
based tool designed to assist individuals 
looking for low‐income rentals, supportive 
housing or emergency shelters. This website 
has been designed to continue to evolve and 
contribute to improving individuals’ ability to 
navigate the homeless‐serving system. 

 
GAP 4: Design of the homeless‐serving system.  
Currently, there is limited shared understanding of 
the services available within the homeless serving 
system. Shifting to a Housing First model requires 
a redesign of service delivery that is based on 
coordination and integration.   
 

Journey Home Strategy Recommendation: 
Utilize the findings of the Housing Needs 
Assessment to assist in understanding how the 
homeless‐serving system functions for special 
populations and vulnerable individuals. Use the 
outcomes to inform priorities and map pathways 
to re‐design how the system functions. 

 
GAP 5: Homelessness Prevention. Prevention is 
the most effective way to address homelessness. 
Many people in our community are feeling the 
affordable housing crunch, and the situation is set 
to continue with a fast‐growing divide between 
income and housing costs.  Critical life events can 
also exacerbate housing vulnerability, especially in 
the transition from youth to adult services, and in 
transitioning out of institutional facilities into the 
community. At times, system barriers 
inadvertently restrict access to housing.  
 

Journey Home Strategy Recommendation:  
Utilize the Housing Needs Assessment findings to 
assist in shaping strategies and actions to apply a 
prevention approach, embedded in a Housing 
First system model that includes consistent 
standards and training, diversion approaches, 
and planning for transitions between settings 
and systems. 

 
GAP 6: Bottleneck in the Wheelhouse.  Trends in 
market rental and ownership housing put pressure 
on the long‐term supportive and subsidized rental 
housing areas of the Wheelhouse. Demand for 

rental units is driving prices up, making rental units 
increasingly out of reach for low to moderate 
income and income‐supported residents. 
Individuals accessing the Safety Net and Short‐
term Supportive Housing areas of the Wheelhouse 
are increasingly stuck – unable to move into long‐
term secure housing. Anecdotal stories are 
emerging about individuals with low to moderate 
income, Housing First, and income supports 
‘competing’ with professionals for housing units. 
Additional supply of long‐term supportive housing 
and affordable rental housing is needed. 
 
Innovation, collaboration and collective action 
between all levels of government, non‐profit 
providers, developers and the community is critical 
in order to make significant progress.   
 

Healthy Housing Strategy Recommendation: 
Explore the opportunity for the municipality to 
facilitate housing partnerships, including 
strategic land acquisition.   
 
Healthy Housing Strategy Recommendation: 
Investigate opportunities for the City of Kelowna 
to support the Regional Housing Needs 
Assessment with the goal of creating a regional 
housing strategy that is integrated and 
collaborative with member municipalities, other 
levels of government and identified non‐profit 
organizations. 
 
Journey Home Strategy Recommendation:  
Explore the development of innovative 
partnerships, laying the foundation for strategic 
multi‐sectoral collective planning and 
investments. 
 

 
GAP 7: Need for greater housing diversity.  In 
Kelowna, 62 per cent of ownership housing is 
single detached housing.  As the affordability of 
single detached homes grows farther out of reach 
for many residents, it is important to increase the 
diversity of housing forms available to include the 
“missing middle” housing types.   Encouraging a 
variety of unit sizes will ensure that suitable 
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housing is available for all ages, abilities and 
household types. 
 

Healthy Housing Strategy Recommendation: 
Explore new and innovative housing forms and 
tenure to increase housing affordability and 
housing resiliency. 

 
Healthy Housing Strategy Recommendation: 
Explore the opportunities to address the “missing 
middle” to increase the supply and affordability 
of infill housing stock. 

 
Healthy Housing Strategy Recommendation: 
Investigate universal and adaptable housing 
design opportunities to ensure a housing stock 
that is adaptable and barrier‐free for older 
residents and those residents with diverse 
abilities 
 
Healthy Housing Strategy Recommendation:  
Investigate opportunities to increase the amount 
of three‐bedroom rental units and family‐
oriented home ownership models.   
 
Journey Home Strategy Recommendation: 
Identify community priorities and investigate 
opportunities to provide appropriate, permanent 
housing for key populations. 
 

 
GAP 8: Limited supply and high demand for 
purpose‐built rentals. Supply is limited, vacancy 
rates are extraordinarily low, and market prices are 
high. In addition, major new supply is taking 
several years to come online. As home ownership 
is pushed out of reach for many citizens, secure 
rentals will play an increasingly important role in 
the system. Market factors aren’t the only 
underlying contributor to our housing situation 
today. In the early 1990s the Federal Government 
began a process of divestment and retrenchment 
in terms of housing investment. Up to that point 
the Federal Government contributed financially to 
social housing units, and provided tax incentives to 
encourage private sector investment in rental 
housing. Hence, for over 30 years there has been 
very little senior government support for these 

areas of the Wheelhouse, contributing to a lack of 
supply of purpose‐built rentals. A supply of 
approximately 400 units per year will be needed to 
meet expected demand. 
 

Healthy Housing Strategy Recommendation: 
Review and seek additional opportunities to 
increase the supply and stability of rental housing 
(e.g.: rental incentives). 

 
Healthy Housing Strategy Recommendation:  
Explore opportunities available to protect the 
existing rental stock.   

 
GAP 9: Access to private market rentals. The 
Housing First approach shifts to a greater reliance 
on the market rental segment of the Wheelhouse. 
Vulnerable populations face barriers in accessing 
rental housing, including increasing costs, 
competition, stigma and reliability or short‐term 
leases.  Building relationships with landlords, and 
offering housing supports has demonstrated early 
successes locally. Currently, the gap in the system 
is a consistent and coordinated approach across 
organizations in supporting individuals into 
housing in the rental market. 
 

Journey Home Strategy Recommendation:  
Establish a consistent process for all 
organizations to use in supporting individuals 
into the rental market, and explore innovative 
programs, models of support, and incentives for 
landlords. 

 
GAP 10: Security of Tenure & Short‐Term 
Rentals. The trend towards secondary rental units 
in private houses is significant and is only expected 
to increase. The secondary rental market is 
considered much less secure, as units are more 
easily transferred to the short‐term rental market 
or taken out of the rental pool altogether. As 
housing prices continue to escalate, it is likely that 
short‐term rentals (e.g.: Airbnb, Owner Direct, 
Vacation Rental by Owner), will be utilized by 
homeowners to help offset their costs. Some of 
the secondary rental stock may be converted to 
serve the short‐term rental market or into less 
secure tenure arrangements (i.e. 8 months vs. 1 
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year leases). Kelowna is currently researching 
potential regulations for short‐term vacation 
rentals.  
 

Healthy Housing Strategy Recommendation: 
Investigate approaches to addressing the 
impacts of short‐term rentals and will 
recommend a preferred course of action.  

 
GAP 11: The cost of housing is increasing and 
income isn’t keeping pace. In rental and 
ownership categories, many Kelowna residents are 
spending over 30% of their annual income on 
housing costs. All types of households are feeling 
the crunch, but lone parent families and single 
income households are most acutely impacted.  
 
Both private and public sectors need to share 
responsibility in creating new affordable housing 
stock. New developments offer an important 
opportunity to deliver new housing units. 
 

Housing costs cannot be understood in isolation. 
Instead, they must be looked at alongside other 
related costs so that we can see where there may 
be key linkages that offer opportunities for 
positive action. For instance, transportation costs 
and energy costs are directly related to housing 
location and construction, but are often left out of 
housing discussions.  
 

Healthy Housing Strategy Recommendation:  
Explore tools to encourage the inclusion of 
affordable housing units in new development 
projects.  

 
Healthy Housing Strategy Recommendation: 
Explore opportunities to reduce overall household 
costs including energy efficiency and 
transportation.   

 
 

 

 

 

 
Figure 28: Forecast of Home Price to Household Income 2040 (Average) 

 

Source: City of Kelowna 
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6.0 Next Steps 

When operating effectively, a housing system 
plays a pivotal role in creating great communities 
today and for the next generation. It enables 
neighborhoods where people of all ages, abilities 
and incomes can find safe and healthy places to 
live. However, when one part of the housing 
system stops working well, the effects can be felt 
widely.  
 
The Housing Needs Assessment clearly identifies 
that the housing system in Kelowna today is not 
functioning well for many residents, and initial 
projections suggest that our current efforts are not 
enough to correct this course. To address this, the 
HNA identifies key gaps and recommendations for 
further action under the guidance of two major 
initiatives: the Journey Home Strategy and the 
Healthy Housing Strategy. 
 
The development of both strategies will guide 
work and investment decisions for the tiers of 
partnerships that are required across all levels of 
government, and in both public and private 
sectors.  Creating lasting partnerships for housing 
will be a critical aspect of the recommendations. 
After all, the City of Kelowna is only one of 
numerous partners that will need to work together 
to continue to make progress on delivering the full 
spectrum of housing needs for today and decades 
to come.   

 
The work of these two initiatives will not 

permanently solve all of our housing issues. 

Rather, they represent a starting point to work 

with our partners and build ‘community’ and a 

sense of belonging for all of our residents, now and 

into future generations. 

 

The path forward requires bold, innovative and 
new directions to tackle the evolving housing 
issues in our community.  As Kelowna grows into a 
mid‐sized city and is faced with the related 
challenges, innovation and leadership from all 
levels is needed to create a housing system that 
works for all residents.   
 

  “We cannot solve our problems with 

the same thinking we used when we 

created them.” 

Albert Einstein 
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7.0 Appendix 
Glossary 
 

Absolutely Homeless  An individual was operationally defined as absolutely homeless if they were residing in an 
unsheltered location or accessing a homeless shelter. 
 

Affordable Housing  The City of Kelowna considers housing to be affordable if shelter costs account for less than 
30 per cent of before‐tax household income. 
 

Dwelling Unit  A separate set of living quarters which has a private entrance either directly from outside or 
from a common hall,  lobby, vestibule or stairway  leading  to  the outside, and  in which a 
person or a group of persons live permanently. 
 

Diverse Abilities  People with diverse abilities and  includes, but  is not  limited  to, persons with disabilities, 
persons  with  mobility  challenges,  and  persons  with  cognitive  and/or  developmental 
challenges.   
 

Emergency Shelter  Non‐profit providers that offer temporary shelter, food and other supportive services.  Stays 
are typically 60 days or less.  
 

Family    Refers  to  a married  couple  (with  or without  children  of  either  and/or  both  spouses),  a 
common‐law  couple  (with or without  children of  either  and/or both partners) or  a  lone 
parent of any marital status, with at least one child. 
 

Fee Simple  Fee simple is often referred to as “an estate in fee simple” or “freehold”. A fee simple title is 
considered to be the title that has the greatest benefit to the owner in respect of enjoyment 
and use. An owner in fee simple owns the whole of the land and is able to make any additions 
or  alterations  to  their  property  (subject  of  course  to  Council  bylaws  and  consent 
requirements) without having to get the consent of neighbouring property owner(s). 
 

Household Income  The  total  income of a household  is  the sum of  the  total  incomes of all members of  that 
household. 
 

Inclusionary Housing  Inclusionary housing programs are municipal programs that use development regulations 
and approval process to oblige private developers to provide a portion of affordable housing 
within their new housing projects.  
 

Institutional Care  Serves  individuals  that  are being provisionally  accommodated  in medical/mental health 
institutions, penal institutions, residential treatment or withdrawal management centres, or 
children’s institutions/group homes but lack permanent housing to return to upon release. 
This includes individuals who: a) were homeless prior to admittance and who have no plan 
for permanent accommodation after release; or b) had housing prior to admittance, but lost 
their housing while in institutional care; or c) had housing prior to admittance, but cannot 
go back due to changes in their needs.  
 

Lone Parent Families  Household unit with one parent and at least one child living in the house. 
 

Market Housing  Housing  which  is  inclusive  of  market  rental  and  ownership  housing  and  is  delivered 
exclusively through private developers. 
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Missing Middle    A  range  of multi‐unit  or  clustered  housing  types  compatible  in  scale with  single‐family 
homes that help meet the growing demand for walkable urban living.  
 

Multi‐Unit Housing  Housing which is often situated on strata lots and can include apartments, townhomes, row 
houses, etc. 
 

Ownership Housing  Housing which is privately owned and can be fee simple, strata ownership or shared equity 
(i.e. mobile home park, cooperatives) and includes many forms of housing including multi‐
unit housing and single detached housing. 
 

Primary Market Rental 
Housing 

Five or more purpose built units constructed  for  the purpose of  long‐term  rental  tenure, 
typically in apartments or townhomes. 
 

Private Dwelling 
Occupied by Usual 
Resident 

Refers to a private dwelling in which a person or a group of persons is permanently residing. 
Also included are private dwellings whose usual residents are temporarily absent on May 10, 
2016. Unless  otherwise  specified,  all  data  in  housing  products  are  for  private  dwellings 
occupied  by  usual  residents,  rather  than  for  unoccupied  private  dwellings  or  dwellings 
occupied solely by foreign and/or by temporarily present persons. 
 

Rental Condominium 
Market Housing 

The condominium rental market represents rented condominium (strata) apartment units. 
 

Rental Housing  Consists of primary and secondary rental market housing. 
 

Safety Net  Safety  Net  speaks  to  the  services  in  Kelowna  that  provide  temporary,  short‐term 
accommodation for those living with homes.  
 

Secondary Market 
Rental Housing 

Private housing contributing to the rental market and includes many forms of housing such 
as apartments, townhomes, secondary suites, carriage homes and single‐family dwellings. 
 

Single Detached 
Housing. 

Housing which is often situated on fee simple lots and consists of single family dwellings. 
 

Subsidized Rental 
Housing 

Operated  by  non‐profit  housing  providers,  BC  Housing  and  cooperatives.    These 
organizations provide subsidized rents through a) monthly government subsidies or b) one 
time government capital grants for low to moderate income households.   
 

Supportive Housing  Housing providers offer long‐term housing with ongoing supports aligned with need. The 
level of  support  varies  in  this  category  from  supportive  (low  support),  to  assisted  living 
(minor support) to residential care (full support). 
 

Temporarily Housed  An  individual  was  operationally  defined  as  temporarily  housed  if  they  were  accessing 
system‐supported (government or non‐profit sector) interim housing or institutional care.  
 

Tenure  The conditions under which land or buildings are held or occupied (ie: rent or owned).  
 

Short‐term supportive 
Housing 

Non‐profit housing providers offer stable housing as a step between shelters and long‐term 
housing.  Stays are typically 2‐3 years, with supportive services aligned with need. 
 

Wheelhouse  The City of Kelowna’s organizing approach  to housing  to  reflect  the diversity of housing 
needs in the community. 
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Interview Questions 

 
Stakeholder Interview Questions 

HOUSING NEEDS ASSESSMENT 

 Can you please describe briefly the types of services your organization offers? (relate to Wheelhouse) 

 Where are you seeing positive outcomes in the housing system in Kelowna? What outcomes are more 

challenging to achieve? 

 Please describe your typical clients. What types of services are they accessing? How long are they 

staying? Are there people you are not able to help, and why not?  

 What are the current gaps in the demand and supply of housing? What might be the future gaps? (i.e. 

waitlist etc.?) 

 Are you stretching your mandate to serve clients you’re not meant to be serving?  

 Are there clients are you still not able to help? Why not?  

o What would help your clients most? Is your organization, or another in Kelowna able to assist?  

 What is the biggest gap in the housing system that you see right now? (i.e. beds, services, people to 

provide services, infrastructure etc.) Can you describe how the system would function if that gap was 

filled?  

 Are there particular population groups that, in your opinion, face more challenges in finding 

affordable, adequate and suitable housing? 

 What are the barriers to the development of an adequate supply of rental housing? Ownership 

housing?  

o Do these barriers vary across the different parts of the city?  

 Have you taken advantage of the grants from the City of Kelowna (housing, social development etc.) 

or BC Housing (or others)? Why or why not? For you to utilize the grants, what would need to change?   

RESILIENCY QUESTIONS  

 What are the good things (or assets) that exist in Kelowna’s housing system? Think of these things as 

people, skills, knowledge, process, infrastructure, the way people work together etc. that the City 

could help to build on with the Journey Home and Healthy Housing Strategies.  

 Generally speaking, do you feel you are well coordinated with other service providers in the housing 

system (i.e. government, private sector, or other housing agencies?)  

o What would make coordination amongst actors better?  

 How does “inclusiveness” manifest in your organization? Have you seen examples from elsewhere 

that demonstrate inclusiveness in the _________________ (enter area of Wheelhouse) system? 
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 Is there a time you can remember where your organization was in the position of having to respond 

rapidly to changing circumstance? How did your organization respond? How rapidly did your 

organization recognize the changing circumstances? How did others in the system respond? 

o Compared to other times, how well positioned do you feel your organization / the system is to 

adjust to sudden change in circumstances (i.e. loss of funding etc.) Why? 

 Are there types of actors you feel are under or over represented in your segment? In the system?  

 Are there any organizations that have recently arrived with a new approach, or that have developed a 

new approach? In Kelowna? Elsewhere? 

 What level of funding certainty does your organization enjoy? (Internal revenue sources? Length of 

funding commitments? How does funding impact your ability to serve your clients?) 

o Is your organization actively exploring sustainable revenue models? 

 Is there anything else you can share with us that will inform our understanding of housing in Kelowna?  

 

Lived Experience Interview Questions  

 For the Journey Home Strategy, we are interested in hearing people’s housing and homelessness 

stories. Could you please start off by talking about your housing history? 

 Describe an example of a housing situation that was really positive for you. What made that housing 

situation positive? 

 Describe an example of a housing situation that was really negative for you. What made that housing 

situation negative? 

 Do you think there is anything about your identity (like gender or race or ability) that has an impact on 

your housing? 

 How would you describe the social service system related to housing? 

 Is there anything else you would like to add? 
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Point‐in‐Time Count72 
 

 

                                                                   

72 Central Okanagan Foundation Point‐in‐Time Infographic, 2016  
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Rent Supplement – Provincial Program Details 
 

Rent Assistance 
In February 2014 the BC government updated the provincial housing strategy, Housing Matters BC. The 

updated strategy directs government to continue providing and enhancing private market rental assistance 

through direct financial aid to seniors, and low to moderate income working families with children. 

This is part of a broader strategy that prioritizes assistance to the most vulnerable British Columbians, and 

ensures that social housing units are available to those who need them most. 

Rental assistance is a cost‐effective, flexible and direct cash subsidy aimed at keeping low to moderate 

working families and seniors renting in the private market. This approach has a number of advantages: 

 Recipients can choose where they live and take the subsidy with them if they move, for example, to 

be near better employment opportunities, or family and friends. 

 It eliminates the stigma of receiving social assistance because nobody but the recipient needs to know 

about the supplement. 

 It does not require the availability of a dedicated unit in public housing thus making more affordable 

units available quickly. 

 It is responsive to the immediate housing needs of recipient families and seniors, and is easily changed 

according to future need. 

There are three Rent Assistance Programs73:  

 The Rental Assistance Program 

 The Shelter Aid for Elderly Renters (SAFER) 

 The Homelessness Prevention Program   

 

1. The Rental Assistance Program is designed to increase private rental housing affordability and help 

free up social housing units for those who need them most.  This program provides eligible low‐

income working families with cash assistance to help with their monthly rent payments. 

 

The Rental Assistance Program provides cash assistance to help with monthly rent payments in 

private market rental units for British Columbians who have: 

 A gross household income of $35,000 or less. 

 At least one dependent child. 

 Been employed at some point over the last year. 

 

2. The Shelter Aid for Elderly Renters (SAFER) program provides low‐income British Columbians age 

60 or over who rent in the private market with direct cash assistance. 

 

                                                                   

73 https://housingaction.gov.bc.ca/categories/rental‐assistance/ 
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The cost of housing can pose challenges to British Columbian seniors who often live on a fixed 

income. The Shelter Aid for Elderly Renters (SAFER) program helps make rent affordable for seniors 

with low‐to‐moderate incomes. 

 

SAFER provides monthly cash payments to subsidize rents for eligible B.C. residents who are age 60 

or over and who pay rent for their homes. BC Housing provides SAFER subsidies to more than 17,000 

senior households renting apartments in the private market, including singles, couples and people 

sharing a unit. 

 

3. Homelessness Prevention Program74   

The intent of the Homelessness Prevention Program is to prevent at‐risk British Columbians from 

becoming homeless. The program is focused on helping British Columbians in at‐risk groups that are 

facing homelessness by providing portable rent supplements to help them access rental housing in 

the private market. The program assists: 

 Youth transitioning out of foster care. 

 Women that have experienced violence or are at risk of violence. 

 People leaving the correctional and hospital systems. 

 Individuals of Indigenous descent. 

Support services are provided to ensure enhanced access to housing and community‐based services. 

In many instances, the Homeless Prevention Program operates as an enhancement to the existing 

provincially funded Homeless Outreach and Aboriginal Homeless Outreach Programs. It targets 

people at transition points that put them at great risk of homelessness. 

The Province, through BC Housing, works with non‐profit providers that meet specific program 

criteria to implement the program. The portion of funding allocated to enhance work with Indigenous 

non‐profit organizations and individuals will be transferred to the Aboriginal Housing Management 

Association. 

The program is currently available in many communities around the province, including Kelowna  

The Homeless Prevention Program is funded through the Canada‐BC Investment in Affordable 

Housing (IAH) Agreement 2014‐2019. 

 

 

 

 

 

 

                                                                   

74 https://housingaction.gov.bc.ca/tile/homelessness‐prevention‐program/ 
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Housing in Kelowna

Homeless crisis in the spotlight
Kelowna Capital News, October 22, 2017
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Housing Crisis 

“The most urgent financial 
issue facing Canadians today   
is the high cost of housing”

FCM, Fixing Canada’s 
Housing Crunch
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Journey Home

• Guide the development of a community vision for 
addressing homelessness

• Focus on a systems approach to deliver housing 
services in the Safety Net and Housing with 
Supports areas of housing 
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Healthy Housing Strategy 

• Guide the development of a Strategy to address 
housing affordability and supply, rental housing and 
community for all

• Focus on policy, regulations and procedures for 
subsidized, rental and ownership housing 
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Healthy Housing Vision 

The housing needs of all Kelowna 

residents are met through 

attainable, accessible and diverse 

housing options.
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Purpose of the Needs Assessment

• Clarify the problem – what are our housing needs, 
and will the needs change over time? 

• Identify focus areas – what needs are the most 
pressing? 

• HNA will build an important foundation for action 
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Previous Housing Continuum 
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Wheelhouse
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Healthy and Resilient Housing 
Approach 
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Healthy and Resilient Housing

Healthy and resilient housing has the following 
elements: 

1. Diversity of form and tenure

2. Affordability and accessibility

3. Inclusiveness

4. Coordination 
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Affordability

• Housing is considered to be affordable if shelter costs 
account for less than 30 per cent of before-tax 
household income
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Housing Needs Assessment Input

• Healthy City Strategy Steering Committee

• City and Interior Health Technical Teams

• Healthy Housing Stakeholder Advisory Committee

• Community Advisory Board on Homelessness 
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Kelowna Today 

• Median household income ~$68,000

• Rental market – 0.6% vacancy

• Average home price ~$480,000

• 506 people experiencing homelessness
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Kelowna Tomorrow (2040) –
Business as Usual

• 50,000 new residents

• 23,000-25,000 new homes needed

• Median household income ~$99,000

• Rental market – 35-40%

• Average home price (all types) ~$950,000
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Kelowna Tomorrow (2040) –
Business as Usual
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Root Causes

Why is there 
a housing 

crisis in 
Kelowna? 

Lifestyle 
amenities 

Limited 
family 

housing 
options

Relatively 
low local 
incomes

Housing as a 
commodity

Relatively 
low property 

taxes 
Increased 
housing 
prices 

Inter and 
intra 

population 
growth 

Low interest 
rates and 

cost of 
capital 

Very low 
rental 

vacancy 
rates 

Constrained 
land area 
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Highlights of HNA

• Gaps: 

 11 identified 

• Recommendations:

 9 recommendations 
for Journey Home 

 11 recommendations 
for Healthy Housing 
Strategy 
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Gap – Diverse demographics 
experiencing housing vulnerability 
• Seniors, lone parent families, persons with diverse 

abilities, youth and Indigenous peoples are some of 
the most acutely impacted

• Senior population is increasing 

• Number of youth facing homelessness appears to be 
growing 

• Indigenous peoples are significantly overrepresented 
in the homeless population 
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Gap – Design of the Homeless-
Serving System

• Limited shared understanding of the services 
available within the homeless serving system

• Shifting to a Housing First model requires a redesign 
of service delivery that is based on coordination and 
integration
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Gap – Bottleneck in the 
Wheelhouse

• Trends in market rental and ownership housing put 
pressure on the long-term supportive and subsidized 
rental housing areas of the Wheelhouse

• Demand for rental units is driving prices up

• Residents are increasingly stuck in the Safety Net and 
Short-Term Supportive areas of the Wheelhouse
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Highlights – Journey Home 
Recommendations 

• Learn from Lived Experience 

• Establish Service Navigation Tool 

• Map and Re-design Homeless-Serving System

• Apply Prevention Approach 

• Foster Multi-Sectoral Partnerships 
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Gap – Need for Greater Housing 
Diversity 
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Gap – Need for Greater Housing 
Diversity 
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Gap - Limited Supply and High 
demand for Purpose-built Rentals

• High ownership prices continues to drive 
demand for rental housing 

• Rental supply is limited

• 0.6% vacancy rates (~ 29 units available)

• Limited investment from senior 
government for new units

• New supply is taking several years to be 
built 

NO 

VACANCY
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Gap - Limited supply and high 
demand for purpose-built rentals
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Gap - The Cost of Housing is Increasing 
and Incomes aren’t Keeping Pace
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Gap – Household Carrying Costs

• Need to expand how 
we look at housing 
costs
• Transportation 

• Building efficiency
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Highlights - Healthy Housing 
Recommendations 
• Explore Innovative Housing Forms and Tenure

• Foster Housing Partnerships

• Universal and Adaptable Housing Design

• Increase the Supply and Stability of Rental Housing

• Include Affordable Housing in New Developments

• Reduce Household Carrying Costs
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So What is the City Doing?

• Build out the recommendations for both the 
Healthy Housing and Journey Home Strategies

• Finalize the Strategies (Council Endorsement)

___________________________________________

• Early Actions

• Implementation Roll-out
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Coordinated Action is Needed

• There are 14,930 households spending >30% of income on 
housing costs

• As of 2017, the Supportive Housing Registry = 789 active 
applications

• A 2017 PiT count = 233 absolutely homeless individuals

Housing supply is only one part of the solution.

The City’s ability to course correct will take time, & sustained 
long-term investment & action by partners are necessary.

correct will take time, & sustained long-term investment & 
action by partners are necessary.
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Next Steps 

November - June
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Report to Council 
 

 

Date: 
 

November 20, 2017 
 

File: 
 

0913-20-165 

To:  
 

City Manager 
 

From: 
 

G. Hood, Manager, Strategic Land Development 

Subject: 
 

Road Closure – Capozzi Road 

 

Recommendation: 
 
THAT Council receives for information, the Report from the Manager, Strategic Land Development, 
dated November 20, 2017, recommending that Council adopt the proposed closure of a portion of 
Capozzi Road; 
 
AND THAT Bylaw 11508, being proposed closure of a portion of Capozzi Road, be given reading 
consideration; 
 
AND FURTHER THAT the Mayor and City Clerk be authorized to execute all documents necessary to 
complete this transaction.  
 
Purpose:  
 
To close 0.247 ha of Capozzi Road for disposition and consolidation with adjacent properties. 
 
Background: 
 
The proposed road closure and disposition (shown as “Road to Be Closed” on the attached Schedule A) 
is for a portion of Capozzi Road that is to be transferred to the adjacent property owner.  The disposition 
will complete a land exchange between the City of Kelowna and Aqua Resort Limited to facilitate the 
construction of improvements to Cook Road and the Cook Road boat launch and parking area.  The 
disposition area will be consolidated with lands owned by Aqua Resorts for the to accommodate the 
future development of the Aqua project.  
 
Internal Circulation: 
Manager, Transportation & Mobility 
Manager, Development Engineering 
Manager, Urban Planning 
Manager, Long Range Policy Planning 
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City Manager 
November 20, 2017 
Page 2 of 2 Pages 

 
 
 
Considerations not applicable to this report: 
Financial/Budgetary Considerations: 
Legal/Statutory Authority: 
Legal/Statutory Procedural Requirements: 
Existing Policy: 
Personnel Implications: 
External Agency/Public Comments: 
Communications Comments: 
Alternate Recommendation: 
 
Submitted by:  G. Hood, Manager, Strategic Land Development 
 
Approved for inclusion:  D. Edstrom, Director, Strategic Investments 
 
Attachments: Schedule A – Survey Plan 
 
cc:  T. Barton, Manager, Urban Planning 
 J. Kay, Manager, Development Engineering 
 G. Foy, Manager, Transportation & Mobility 
 J. Moore, Manager, Long Range Policy Planning 
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Schedule A 
 

 

203



CITY OF KELOWNA 
 

BYLAW NO. 11508 
 
 

Road Closure and Removal of Highway Dedication Bylaw 
(Portion of Capozzi Road) 

 
 

A bylaw pursuant to Section 40 of the Community Charter to 
authorize the City to permanently close and remove the highway 
dedication of a portion of highway on Capozzi Road 

 

 
NOW THEREFORE, the Municipal Council of the City of Kelowna, in open meeting assembled, hereby 
enacts as follows: 
 
1. That portion of highway attached as Schedule “A” comprising 0.247 ha shown in bold black as 

Road to be closed on the Reference Plan prepared by Gary J. Borne, B.C.L.S., is hereby stopped 
up and closed to traffic and the highway dedication removed. 

 
2. The Mayor and City Clerk of the City of Kelowna are hereby authorized to execute such 

conveyances, titles, survey plans, forms and other documents on behalf of the said City as may 
be necessary for the purposes aforesaid. 

 
Read a first, second and third time by the Municipal Council this 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 
 
 

 

Mayor 
 
 
 
 

 

City Clerk 
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Bylaw No. 11508 - Page 2 
 

 
Schedule “A” 
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