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292, 284 And 276 Valley Road, Kelowna Public Consultation Summary Report  
 
 

Introduction 
 
VanMar Constructors (“VanMar”) has applied to the City of Kelowna (“City”) for a Development Permit 

(DP17-0241), a Rezoning (Z17-0099) from Rural Residential 3 (RR-3) to Low Density Multiple Housing (RM-

3) and an amendment to the Official Community Plan (OCP17-0024) from 'Single Family' to 'Multi-

Residential Low Density’ designation for their site at 292, 284 And 276 Valley Road, Kelowna. 

The following is a summary of the public consultation activities undertaken by VanMar in conjunction with 

this application.  A full report, complete with copies of all display materials, notification materials, summary 

of neighbour conversations and completed comment cards, has been supplied to the Planning Department 

under separate cover. 

Neighbour Consultation 
 
In late October and early November, 2017 VanMar (Matthew Carter and Mary Lapointe) participated in a 

series of pre-arranged, one-on-one and door to door neighbourhood visits in order to ensure that 

immediate neighbours:  

i. were informed on the proposal;  

ii. had an opportunity to ask questions and voice concerns;  

iii. had information regarding the public approvals process and timing; and  

iv. had the developer’s contact information.   

 

Follow up meetings, for neighbours who voiced concerns either within these sessions or at the Public 

Information Session, are currently ongoing. 

 

Public Information Session: 
 
In compliance with the City of Kelowna policy, on November 16th, the project team hosted a 3-hour Public 

Information Session (details below) to share development plans with the greater community and to gain 

feedback on the proposal.   

 

Date: November 16th, 2017 

Time: 5:00 – 8:00pm 

Location: Willow Park Church, 228 Valley Road, Kelowna, B.C 

 

Notification: 

The Public Information Session was advertised to the community by mail out to all properties within a 100-

metre radius (50 metres is stipulated by policy), a newspaper advertisement in the Kelowna Courier and 

Large Format Development Notice Signs posted on the subject site as per the City’s requirements.  
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Attendance & Feedback: 

The meeting was well attended with approximately 43 people in total. 38 members of the community 

registered at the sign-in table. The Public Information Session followed an informal format, with 12 display 

boards positioned around the room, and 4 members of the project team available to speak with the 

community and answer questions.  

 
Comment sheets were available at multiple stations throughout the room, and participants were 

encouraged to privately record their feedback on the proposal.  

 

Comment Cards: 

A total of 10 comment cards were completed and submitted at the Public Information Session. All 

comments will be considered by the project team and have been provided to the City Planning Staff. 

Of the 10 comment cards received, we determined that: 

• 60% (6 people) were supportive of the project.  

• 40% (4 people) had concerns about the project. 
 
The below summary shows key themes noted in the comment cards when 2 or more respondents provided 
similar comments.  

 
Key Areas of Support: 

• Support for a family-oriented development at this location (4 responses). 

• Proximity to local services and amenities like schools, the recreation centre and the retail 
village (3 responses). 

• The design of the development (3 responses). 

• Support for more developments with density and diverse affordable housing options in the 
neighbourhood (3 responses). 

• Pedestrian-friendly nature of the site (3 responses). 
 
Key Areas of Concern: 

• Concern for limited parking on-site (4 responses). 

• Concern for pedestrian safety especially for children around the site (2 responses). 

• Concern that the proposal is too dense for this site (2 responses). 
 
 

Next Steps 
 
VanMar is now in the process of following up with neighbours who have posed questions and/or concerns 

regarding the project and is available to respond to any other concerns which may arise. 
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Design Rationale

Part I: Identification of the relevant 
considerations that the design needs to respond
to...

THE SITE AND ITS LOCATIONAL CONTEXT

1. To the West of the development site is an attractive neighbourhood of
single-family homes and duplexes accessed from Drysdale Boulevard.

2. To the East of the development site the City is developing the new 'Glenmore
Recreation Park' sports facility which is now under construction and due to open in
Summer 2019. Beyond this new sports facility, there are attractive views of
orchards and hills.

3. To the South of the development site is a vibrant and busy neighbourhood retail
village, with an IGA, Save on Foods, Shoppers Drug Mart, Starbucks and other
amenities. The retail village area is within easy walking distance of the
development site.

4. To the North of the development site are 3 single-family homes. The owners of
these homes have expressed interest in selling their property for development.
These discussions are amicable and ongoing. To date, an agreement has not been
reached between these owners and VanMar.

5. The site is within close proximity to high quality schools, including Dr Knox Middle
School and North Glenmore Elementary School. Dr Knox is within easy walking
distance of the site.

6. The site is a 15-minute drive to downtown Kelowna and a 10 minute drive to UBCO.

ADVICE FROM THE CITY OF KELOWNA PLANNING DEPARTMENT

7. Given the locational context, and the alignment with City policy priorities, City
planning staff are supportive towards the idea of recommending to Council that
this site be developed for townhouses, subject to the following conditions and
provisos:

a. That the townhouses are designed to be appealing to families given Council's
desire to see more family-oriented housing, particularly 3-bedroom
ground-oriented townhouses. This is due to Kelowna currently going through a
period of growth and there being a shortage of housing that is suitable and
affordable for families with school-aged children.

b. That the development integrates with the local context of growing 
family-oriented amenities (including the new Glenmore Recreation Park and
the retail village), and is sensitive to the adjacent single-family homes to the
West.

c. That the design should be welcoming and inclusive of the surrounding 
community, and should activate the perimeter streets with outward (rather
than inward) facing homes and strong corner elements on the ends of 
buildings.

d. That the development includes construction of a new portion of Glen Park
Drive that intersects with Valley Road (and in alignment with the access to
Glenmore Recreation Park on the other side of Valley Road) and that, once
constructed, this newly constructed portion of Glen Park Drive be dedicated to
the City.

e. That vehicle access to the project is provided from this new section of Glen
Park Drive, and not from Valley Road or from Marigold Road.

f. That the design and layout of a townhouse project on this site can be 
integrated with development of the single-family house lots to the North of
the site (if they become available for development in the future).

g. That the project make provision for a pedestrian walkway through the site,
linking Drysdale Boulevard with Glenmore Recreation Park.

13. Planning staff have advised that the development approval process for the project
will require a Development Permit, a Rezoning from RR-3 to RM-3 and an
amendment to the OCP from 'Single Family' to 'Multi-Residential Low Density'.
Planning staff have advised VanMar of the required steps and public consultation
requirements that this process will require.

D  E  S  I  G  N     R  A  T  I  O  N  A  L  E
Part II: Proposed design response to these
considerations...

SUMMARY OF OUR PROPOSED DESIGN APPROACH

14. Our design responds to the above-listed contextual considerations through a
thoughtfully designed development of 52 townhouses organized in 11 separate
buildings with an overall FAR of 0.72.

15. The community is predominantly oriented towards families with children. All of the
52 townhouses have:

a. 3 bedrooms

b. A den which can also be converted into a 4th bedroom.

c. A garage with side-by-side parking for 2 cars (and we have also provided a
good level of visitor parking around the site).

d. A balcony directly accessed from the principal living space.

e. A front yard garden area.

f. Approximately 1,500 sf of living space.

16. The design is compliant with the RM-3 By-law.

17. The community has been designed to be self-sufficient with regards to parking, and
to not place any parking burden on the surrounding streets. Each townhouse has a
garage with 2 side-by-side parking stalls. There are also 9 visitor parking stalls
distributed around the community, as well as on-street parking on the new section
of Glenpark Drive.

LAYOUT AND ORGANIZATION OF THE COMMUNITY

18. The organization and layout of the community is driven by the following four ideas:

a. Vehicle Access...
Vehicle access to the development will be from Glen Park Drive, with an
emergency vehicle only exit on Marigold Road. Vehicle access to the
community will only be from this new section of Glen Park Drive. There will be
no vehicle access or egress to the community from Marigold Road, other than
for Fire Truck emergency purposes.

b. Outward-facing Design...
The townhouses located around the perimeter of the community have front
doors directly facing Valley Road and Glen Park Drive. This approach 
activates these streets and presents a welcoming face to the surrounding
neighbourhood. Importantly, on-street parking on Glen Park Drive improves
the liveability and functionality of these street-facing outward looking 
townhouse units.

c. Mews Courtyard...
The townhouses on the inside of the project are organized around a 'mews
courtyard' concept where front doors face a green area that is free from
vehicles. The first of these courtyards is organized so that it is the first thing a
person sees when entering the community from Glen Park Drive. We believe
these courtyards provide an appealing amenity for all residents and foster an
improved interaction between neighbours. These attractive green spaces
allow us to integrate small community gathering areas and provide the basis
for a diagonal pedestrian pathway through the community to link Marigold
Road with the new Glenmore Recreation Park.

d. Future Integration Potential...
The overall layout of the townhouse community works well on the current project
site but also has the potential to be integrated with the lots to the North of the site
(if these lots become available for redevelopment in the future).

ARCHITECTURAL EXPRESSION

19. The townhouses have a contemporary architectural design.

20. The design approach seeks to create a strong expression of each individual 
townhouse. This is achieved through:

a. A strong front entry condition that is defined by a highly visible front door, an
attractive front yard, and clearly visible street address number.

b. Each townhouse within each building block are 'articulated' through roof
forms and a variety of window expressions throughout each block of 
buildings.

c. The yard in front of each townhouse provides a delineation between the
public and private realm but does so in a friendly and inclusive fashion and
without the need for excessive barrier fences and gates.

d. Attention is paid to roof form and bay window elements to create 'strong
corners', particularly at the most visible building ends.

e. Where possible trees and low level planting are introduced to compliment and
enhance the streetscape and delineate the public and private outdoor areas.

f. Each home has a balcony directly accessed from the principal living space. As
well as providing important opportunities for indoor/outdoor living, the 
balcony provides an opportunity for informal neighbour to neighbour 
interaction across the driveway aisle and community overlook which 
improves security and safety in the parking/drive aisle area.

g. The landscape design is well integrated with the architectural design, and is
mindful of the hot and dry Okanagan climate. The landscape design 
incorporates canopy trees wherever possible to reduce heat gain.

h. The development will provide a pedestrian friendly boulevard treatment along
Glen Park Drive, achieved through the installation of deciduous shade trees
and a turf boulevard.

Introduction

1. The development site is at 292, 284 and 276 Valley Road. It is a 2.4 acre,
reasonably flat parcel that currently comprises 3 single-family lots.

2. It is located in an established community that is within close proximity to a retail
village, a new sports complex and schools.

3. Given its recent success with the nearby 'Drysdale Row' townhouse development
project, VanMar Developments (the builder) recognises the opportunity to create a
highly liveable townhouse community that will contribute positively to the
Glenmore community and to appeal to a broad range of people, and particularly
families with children.

4. The development proposal is in response to Council's priority to see more
family-orientated housing, particularly 3-bedroom ground-oriented townhouses, in
locations close to schools, shops and services.

5. This 'Design Rationale' document has guided VanMar's approach to the design of
this new community. The document seeks to first identify all the relevant
considerations that the design needs to respond to. Having identified all of the
relevant considerations, the document then details a design that appropriately
responds to these considerations.
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POLLINATOR PLANTS AROUND PLAY AREA

DECIDUOUS FLOWERING TREE 
(MALUS 'SPRING SNOW') (TYP.)

DECIDUOUS FLOWERING TREE 
(PRUNUS EMARGINATA) (TYP.)

DECORATIVE SHRUB, 
PERENNIAL, & ORNAMENTAL 
GRASS PLANTINGS (TYP.)

ORCHARD THEMED PLAY 
AREA WITH APPLEBOX 
SCULPTURE AND LOOSE 
PARTS TREE COOKIE STACKER

DECIDUOUS STREET TREE (FRAXUNUS 
AMERICATA 'AUTUMN PURPLE') (TYP.)

TURF YARD (TYP.)

FENCE WITH GATE (TYP.)

MULTI USE ENTRY SPACE: ENTRY
SIGNAGE WALL AND BEEHIVE

THEMED PLAY AREA WITH
WOOD FLOWERS FOR "BEE

KIDS" TO POLLINATE AND
WILLOW FRAME BEEHIVE

REMOVABLE BOLLARDS,
EMERGENCY ACCESS ONLY
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BUILDING 6
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BUILDING 11
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NOTES
1. PLANT MATERIAL AND CONSTRUCTION METHODS SHALL MEET OR EXCEED B.C.L.N.A. 
STANDARDS.

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

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

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

5.  TURF AREAS FROM SOD SHALL BE NO. 1 GRADE GROWN FROM CERTIFIED SEED OF 
IMPROVED CULTIVARS REGISTERED FOR SALE IN B.C. AND SHALL BE TOLERANT OF DROUGHT 
CONDITIONS. A MINIMUM OF 100mm DEPTH OF GROWING MEDIUM IS REQUIRED BENEATH 
TURF AREAS. TURF AREAS SHALL MEET EXISTING GRADES AND HARD SURFACES FLUSH.

PLANT LIST
BOTANICAL NAME

TREES
FRAXINUS AMERICANA 'AUTUMN PURPLE'
MALUS 'SPRING SNOW'
PRUNUS EMARGINATA

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

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

COMMON NAME

PURPLE ASH
SPRING SNOW CRABAPPLE
STERILE CHERRY

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

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

SIZE / SPACING & REMARKS

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

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

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

lkorolch
Schedule 1
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IRRIGATION LEGEND
ZONE #1: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREAS
TOTAL AREA:  95 sq.m.
MICROCLIMATE: WEST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 136 cu.m.

ZONE #2: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREAS
TOTAL AREA:  82 sq.m.
MICROCLIMATE: WEST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 117 cu.m.

ZONE #6: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREAS
TOTAL AREA:  91 sq.m.
MICROCLIMATE: SOUTH EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 130 cu.m.

ZONE #7: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREAS
TOTAL AREA:  91 sq.m.
MICROCLIMATE: WEST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 130 cu.m.

ZONE #8: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREAS
TOTAL AREA:  99 sq.m.
MICROCLIMATE: WEST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 141 cu.m.

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

ZONE #10: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE WATER USE PLANTING AREAS
TOTAL AREA:  300 sq.m.
MICROCLIMATE: NORTH WEST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 167 cu.m.

ZONE #11: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE WATER USE PLANTING AREAS
TOTAL AREA:  207 sq.m.
MICROCLIMATE: NORTH WEST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 115 cu.m.

ZONE #12: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE WATER USE PLANTING AREAS
TOTAL AREA:  271 sq.m.
MICROCLIMATE: NORTH  EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 151 cu.m.

ZONE #13: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE WATER USE PLANTING AREAS
TOTAL AREA:  192 sq.m.
MICROCLIMATE: EAST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 107 cu.m.

ZONE #14: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE WATER USE PLANTING AREAS
TOTAL AREA:  230 sq.m.
MICROCLIMATE: WEST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 128 cu.m.

ZONE #15: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE WATER USE PLANTING AREAS
TOTAL AREA:  176 sq.m.
MICROCLIMATE: EAST EXPOSURE, PARTIALYL SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 98 cu.m.

ZONE #3: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREAS
TOTAL AREA:  128 sq.m.
MICROCLIMATE: WEST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 183 cu.m.

ZONE #4: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREAS
TOTAL AREA:  121 sq.m.
MICROCLIMATE: EAST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 173 cu.m.

ZONE #5: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREAS
TOTAL AREA:  97 sq.m.
MICROCLIMATE: EAST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 139 cu.m.

ZONE #16: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE WATER USE PLANTING AREAS
TOTAL AREA:  156 sq.m.
MICROCLIMATE: EAST EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 87 cu.m.

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

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

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

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

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

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

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

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

WATER CONSERVATION CALCULATIONS
LANDSCAPE MAXIMUM WATER BUDGET (WB) = 2,613 cu.m. / year

ESTIMATED LANDSCAPE WATER USE (WU) = 2,182 cu.m. / year

WATER BALANCE = 431 cu.m. / year

*REFER ATTACHED IRRIGATION APPLICATION FOR DETAILED CALCULATIONS
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