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1.0 OVERVIEW 

The purpose of the application is to rezone the subject property from RU1 – Large Lot 

Housing, to RM5 – Medium Density Multiple Housing, to facilitate the development of 52 

studio homes in a four-storey, medium density, permanent supportive housing building.  The 

proposal meets all City of Kelowna Zoning Bylaw requirements of the RM5 zone and will not 

require any variance to the Bylaw.  

 

The proposal is consistent with the Multiple Unit Residential Medium Density (MRM) Official 

Community Plan (OCP) Future Land Use Designation, and is located within the City’s 

Permanent Growth Boundary and the Midtown Urban Centre (one of the five Urban 

Centres planned to accommodate 44% of Kelowna’s future growth).   

 

2.0 PROJECT DESCRIPTION 

The application proposes 52 studio homes, in a four-storey apartment building including 

eight accessible homes and six homes with the potential to accommodate couples.  The 

property is located directly west of the Orchard Plaza Shopping Centre, and fronts onto 

three roads (Agassiz Road, Barlee Road, Vasile Road).  It shares a property boundary with 

the Ukrainian Orthodox Church and the Orchard Haven Housing Society to the south.  

 

Many of the neighbouring properties are also zoned RM5 – Medium Density 

Multiple Housing and are developed with multifamily densities.   The broader area 

includes a mix of property zones, including several Single Family, Multiple Unit 

Residential, Public and Institutional, and Commercial.  

North  - RU1 and RM5 (Single and Multi-Family Residential 

East  - C4LR  - Commercial Shopping Centre 

South  - RM4 – Church and Multi-Family Residential 

West  - RM5 – Multi-Family Residential  

 

The proposed site plan is aligned with the requirements of the proposed zone, the 

operational, functional technical needs of the proposed supportive housing use 

and the needs and quality of life for future residents.  The proposed site plans also 

pays particular attention to promoting a context sensitive design to proactively 

address the needs and interests of neighbouring residents.  See Figure 1  

(attached).    
 

3.0 PROJECT RATIONALE 

Although the Midtown Urban Centre has the lowest population density of the five Urban 

Centres, the proposal is consistent with OCP policies on Compact Urban Form and is in an 

appropriate location to increase residential densities.  The proposed massing and four-

storey build height are compatible the surrounding multi-unit residential buildings (i.e., 

between three and nine storeys) and the proposed density and land use is well supported 

by nearby (and walkable) community amenities, public transit and commercial, retail, 

health and personal services.1 Increasing residential densities in this walkable, mixed-use 

urban centre through the low vehicle dependent land use proposed (i.e., supportive 

                                            
1
  The property is within approximately 500 m of two Rapid Bus Stops (Harvey Avenue) and 200 m of Frequent Transit Network 

Stops (Springfield Road).  

 

tatwood
Attachment



  
                                A18-34 – Agassiz Road BC Housing Project – Design Rationale         Oct 22, 2018 
    
 

Page 2 of 7 

housing), coupled with BC Housing’s voluntary commitment to building to the BC Energy 

Step Code 3 standard, directly support the implementation of the City’s Community 

Climate Action Plan. 

 

The proposed height and site layout are also consistent with the OCP Sensitive Infill Policy; 

and the proposal is well positioned to fulfill the OCP guidelines for urban form and 

character.  The proposal is committed addressing the OCP Multi Unit Design Guidelines, 

the OCP Revitalization Design Guidelines, the City’s Crime Prevention Through 

Environmental Design Guidelines (CPTED) and the City’s Guidelines for Accessibility.  

Should City Council support the rezoning, the BC Housing will submit a Form and Character 

Development Permit aligned with these OCP Guidelines. 

 

The RM5 – Medium Density Multiple Housing zone is proposed to provide for “supportive 

housing” as a principle land use, as permitted by the RM5 zone.  It is important to note that 

the land use proposed – i.e., supportive housing – is compatible with a variety of 

neighbourhood densities and demographics, including the neighbourhood characteristics 

that surround the subject property, provided the area includes walkable mix of use and 

provides good access to transit.   The proposed site plan promotes a context sensitive 

design to proactively address the needs and interests of neighbouring residents; and key 

operational strategies ensure the supportive housing is positioned to make a positive 

contribution to the neighbourhood.  Figure 1: Neighbourhood Fit provides examples of the 

design features and operational measures that will help to ensure a context sensitive 

development.     

 

The proposed supportive housing directly supports the implementation the City’s OCP 

Housing Availability Policy “to support the provision of housing for all members of the 

community, including those in core housing need or requiring special needs housing 

(transitional, age in place, emergency or shelter)” and the City’s vision established by the 

Healthy Housing Strategy – i.e., to ensure that “housing needs of all Kelowna residents are 

met through affordable, accessible and diverse housing options.”   

   

The proposed supportive housing also directly supports implementation of the City’s 

Imagine Kelowna community vision.  Imagine Kelowna’s Principle 2 (Smarter) is grounded 

in the goal to “build healthy neighbourhoods that support a variety of households, income 

levels and life stages.  Everyone in our community should have the ability to find stable 

and appropriate housing.”   

Most significantly, the proposal for supportive housing directly implements the community’s 

voice and collective vision set by Kelowna’s Journey Home Strategy - the five-year plan to 

address homelessness.  Journey Home was endorsed by City Council in June 2018 and 

included key principles focused on Housing First (Principle 3)2 and on Joint Leadership and 

Collaboration (Principle 4).  The principle of Joint Leadership and Collaboration 

underscores the need for “everyone to do their part”, including “all levels of government, 

including Indigenous government, non-profit providers, private sector, academia, 

living/lived experience and Kelowna residents.” 

In October 2018, BC Housing’s supportive housing registry included approximately 500 

                                            
2 

The Housing First approach to ending homelessness, centers on quickly moving people experiencing homelessness into 
independent and permanent housing, followed by provision of additional supports and services as needed. 
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Kelowna residents seeking supportive housing.  The 2018 Point-In-Time Count in Kelowna 

identified 286 homeless people, and the Journey Homes Strategy notes that homelessness 

in Kelowna has increased 20% over the last two years. “The Journey Home message is 

clear: the time to act is now.”   

 

The proposed supportive housing will provide homes for between 52 and 58 people who 

are homeless or at risk of homeless – making clear strides to reaching the Journey Home 

Strategy goal to “end chronic and episodic homelessness. 

 

4.0 SITE AND PARKING ACCESS 

The required parking is located onsite in a secure area, accessed from Vasillle Road South. 

There are 21 parking spots provided, included parking for visitors and staff. The parking is 

secured, and accessed by a key fob.  

 

Careful attention has been paid to the on-site parking, including accessible parking near 

the front entrance. This area has been artfully located to provide screening using carefully 

created landscape features and focus points. This does not take away from safety, which 

has been carefully considered in the overall layout of the project itself. The design and 

width has been considered to accommodate all types of emergency and delivery 

vehicles, maintenance vehicles, garbage trucks and snow removal vehicles which will be 

necessary from time to time. Any potential water table issues will be addressed using 

concrete add mixtures, perimeter drainage and vertical drainage planes.   

 

A low retaining wall will be constructed as necessary in the SE corner of the site to adjust 

existing grade, and to provide firm anchoring of the fence along the South property line.  

 

5.0 VARIANCES 

There are no variances requested for this project.  

 

6.0 URBAN CONNECTIVITY AND SUSTAINABILITY  

The design team has reviewed the Sustainability Checklist in preparation of the project and 

has included as many options as possible for consideration at this time (please see figure 1). 

Many existing amenities are within walking distance. This unique four storey building with a 

mix of studio and couples units, will add to the diversity of housing options available within 

the community, as previously discussed.   

 

This properly designed and detailed building will reduce heating and cooling loads, 

increase air quality, and reduce energy consumption. Envelope details that prevent water 

and moisture ingress, yet still allow the assemblies to dry, will prevent mould growth.  

Reducing thermal bridging combined with appropriate thermal insulation will reduce 

heating and cooling loads. Providing windows in all of the occupied spaces allows natural 

day lighting, and reducing energy consumption required for illumination.  Operable 

windows also allow for natural ventilation, thus reducing the need for mechanical 

ventilation to provide fresh air, and adding “liveability”. It is our intent to meet Step 3 of the 

Energy Step Code. 

 

Extensive use of materials from natural sources is used to the largest extent possible, and 

thereby reduces the carbon foot print accordingly. A properly designed and detailed 

building will also reduce heating and cooling loads, increase air quality, and reduce 

energy consumption.  
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There are a number of retail opportunities in the immediate area which are easily accessed 

by foot, bicycle, bus, taxi or other, depending on the individual’s mobility status. The 

property is within 500 meters of two rapid bus stops (Harvey Ave ) and 200m of frequent 

Transit Stops (Springfield Road).  

 

7.0 CRIME PREVENTION 

The intentions of CPTED have been addressed in the following ways: well maintained 

entrances and frontages are intended to promote pride in occupancy. This will discourage 

vandalism, encourage surveillance and will improve overall maintenance of the site. The 

walk-up, pedestrian friendly and ground oriented entrance has been provided to reinforce 

this principle.  

 

The design of the building and landscaping promote both natural and camera 

surveillance, and as such does not provide opportunistic hiding spaces. The entrances are 

clearly visible from the street and well lit sidewalks surround the building.  

 

The position of the entrance and social lifestyle of the site will help promote further 

surveillance and territorial reinforcement. Separation of private, semi-private and public 

spaces will be achieved with opaque and semi-opaque fences. The overall landscaping 

and finish materials will separate and add comfort to the residents and visitors. Large 

windows and patios help to provide eyes to the street and surrounding areas. To support 

interaction and familiarity amongst the residents and users, an abundance of common 

outdoor space and amenities have been provided.  

 

Site lighting to the streetscape and pathways will be clearly lit, designed to illuminate the 

faces of users, and provide illumination levels that do not create high contrast areas that 

could potentially conceal offenders. 

 

Trees will be planted in the front and side yards to make the space more desirable and 

promote resident usage. Plantings that inhibit access will be located below grade level 

windows. Changes in materials will define the transition from public common space to 

tenant common space, and fences will clearly define the boundary between the common 

and private outdoor space, and for pedestrian safety at the parking interface.  

 

8.0 LANDSCAPE 

The Developer has selected Outland Landscape Design to create an interesting and 

articulate landscape solution which responds to the architectural style of the project. This 

will also compliment the governing character which has been previously established in the 

surrounding neighborhood. A number of the shrubs, both annual and perennial have been 

selected with these elements in mind. They appear as border plantings, plantings in pots 

and in shrub beds throughout the site and on the patios in special groupings to accentuate 

calmness, and to create focus points for the residents, visitors and medical staff. 

 

Carefully selected landscaping material will help reduce the projects use of water. This will 

prove an attractive, colorful and interesting variety of grass, shrubs and large trees for 

shade, privacy and path definition.  

 

While trees will be somewhat restricted to the perimeter, efforts have been made to visually 

join to it by attention to the building shape and orientation.  
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The design team has gone to great lengths to create an abundance of open space for use 

by the residents and visitors. Landscape features, places of repose, and other vantage 

spots for resting and meditation, are easily accessed from the building.   

 

 This unique and attractive project will endure due to its sense of community, and the fact 

that it presents a prominent streetscape and connection to the surrounding neighborhood.  

 

9.0 SUMMARY 

 

BC Housing and the design team feel that the combination of a quality design coupled 

with leading edge technology, pedestrian-friendly landscape features, and modern 

building materials will provide for a very functional and highly desired residential use 

neighbourhood project. 

 

It is also our desire that this project will be one to be built in an area critical to the continued 

sustainability and growth of our City internationally.  

 

We look forward to your enthusiastic support and recognition for all the project brings to our 

community. 

 

 

 

10.0 APPENDIX AND ATTACHMENTS 

 

 Figure ‘1’: “A Neighbourhood Fit” 

 Letter of Agency 

 Rezoning Application Documents 

 Topographic survey (in architectural drawings set) 

 State of Title Certificate 

 Small and large scale drawings 

 USB drive and /or CD contain all submission documents 

 

 

 

END 
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11.0 FIGURE 1: “NEIGHBOURHOOD FIT” 

 
– A Context Sensitive Site Design and Operational Approach 

 

DESIGN “FIT” ELEMENTS 

All Zoning Bylaw Requirements 
Fulfilled 

 No Development Variance Permits are required.  

Balances Impact of Building 
Height and Massing 

 The site plan locates the building toward the west side of the property, across from 
the vacant lot, approximately an equal distance from each of the neighbouring 
residential buildings to the north, south and east.    

Generous Setbacks to Adjacent 
Residential Buildings 

 The setback to the adjacent building to the north exceeds 34.5 metres (113 feet) and 
the setback to the building to the east exceeds 44.5 metres (146 feet).  The distance 
to the Orchard Haven residents to the southeast exceeds 31 metres (100 feet).    

Modest Building Height   The building is proposed at a four-storey height, equal or lower than the three closest 
multi-unit buildings. 

Exceeds Required Parking  The number of on-site parking stalls exceeds the RM5 zone requirements to ensure 
all parking needs of the housing can be accommodated on-site.     

Mitigates Impact of Traffic and 
all Vehicle Headlights  

 Vehicle access is planned from the west (i.e., Vasile Road) to avoid traffic impacts on 
Barlee Road and Agassiz Road and to ensure there are no impacts from vehicle 
headlights into neighbouring properties. 

Natural Surveillance at Vasile 
Road 

 Site access from Vasile Road to the property will introduce legitimate vehicle and 
pedestrian activity and natural surveillance of the east side of the property. 

New Sidewalk and Pedestrian 
Lighting on Vasile Road 

 Off-site improvements on Vasile Road will include a new sidewalk and lighting to 
support and define pedestrian access for residents of the building and Orchard Haven 
residents. 

Noise Management of Activity 
Areas 

 Outside activities and gathering areas such as the residents’ gazebo are located at 
the west side of the property, away from the shared boundary with Orchard Haven to 
the south. 

Noise Management from 
Building 

 Studio housing units will not have balconies, which will mitigate noise and minimizes 
clutter that can be associated with balconies. 

Generous Landscape Buffers and 
Off-Site Street Trees 

 Fencing, a retaining wall and a generous 7 metre landscape buffer are planned 
adjacent to the Orchard Haven residents in the southwest corner of the site to 
provide a buffer between the two properties.  A generous landscape buffer is planned 
on-site adjacent to Agassiz and Barlee Roads, as well as off-site street trees along 
these boulevards.  

Maximizing Natural Surveillance   Activity areas within the building and building windows are planned to provide for 
natural surveillance of public sidewalks, pedestrian areas and parking lots. 

Crime Prevention Through 
Environmental Design (CPTED) 

 Landscaping, fencing, gates, lighting, and other site design features will support 
other operational safety and security measures to support and reinforce Crime 
Prevention Through Environmental Design (CPTED). 

Reduced Construction Impacts 
and Timelines 

 Modular construction reduces construction impacts (i.e., noise, dust, timelines) on 
adjacent neighbours. 
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Figure 1: “Neighbourhood Fit” cont. 

 

Operational Fit Elements  

Good Neighbour Commitment 
-  

 Both BC Housing and the John Howard Society of the Central and South 
Okanagan (JHSCSO) have made a commitment to being good neighbours. 

Experienced Non-Profit 
Operator –  

 The JHSCSO is an experienced non-profit housing operator with over 60 
years of experience and committed to engaging with the neighbourhood in 
proactively manor. 

Minimum of Two 24/7 on site 
staff –  

 A minimum of two staff will be on-site 24 hours a day, seven days a week.  
Additional staff would include an operations manager, as well as cooks, 
property maintenance and support workers, and any additional 
programming staff. 

Rigorous and Balanced 
Resident Selection –  

 A rigorous resident selection process will be undertaken by BC Housing and 
the JHSCSO to balance the needs of residents with the operational capacity 
to support residents.  Potential tenants are assessed to determine a fit with 
the housing through a Vulnerability Assessment, prior to securing housing. 

Resident Program Agreement 
Commitment –  

 Each resident will sign Program Agreement to establish a commitment to 
being a good neighbour, both within the housing and in neighbourhood. 

Resident Case Planning –   All residents receive individual case planning to further their life and social 
skills. Skills training may include employment planning and programs to 
managing the transition to independence and recovery. 

Timely Resolution of Issues –   The housing operations fall outside the limitation of the Residential Tenancy 
Act, which allow for timely action to resolve situations where residents are 
not a good fit and where residents need to be relocated to more appropriate 
housing.   

Community Advisory 
Committee -  

 The JHSCSO would also lead the development of a Community Advisory 
Committee to discuss opportunities for collaboration in building a safer and 
healthier community. Representation may include BC Housing, Interior 
Health, the City of Kelowna, local RCMP, local service providers, local 
supportive housing residents and community members at large. 
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CITY OF KELOWNA  ZONING BYLAW NO. 8000 ANALYSIS:
Section 7 – Landscaping and Screening
7.3 Refuse and Recycling Bins 
7.3.2 REFUSE & RECYCLING BINS SCREENING FROM ADJACENT STREETS AND LOTS

PROPOSED: BINS SCREENED MIN. 2.0m HIGH 
C/W PLANTINGS MIN. 1.5m HIGH
MIN. 3.0m FROM PROPERTY

7.6 MINIMUM LANDSCAPE BUFFERS
7.6.1
b)LEVEL 2: MIN 3.0m BUFFER
c)LEVEL 3: MIN 3.0m BUFFER OR OPAQUE BARRIER
TABLE 7.1 MIN. LANDSCAPE BUFFER TREATMENT LEVELS SCHEDULE

FRONT: LEVEL 2 STREET- NO ADJACENT PROPERTY MIN. 3m
REAR YARD: LEVEL 3 STERRT- NO ADJACENT PROPERTY MIN. 3m

(PARKING) VEG. BUFFER & CONTINUOUS
OPAQUE BUFFER

NORTH SIDE YARD: LEVEL 3 MIN. 3m BOULEVARD (NO ADJACENT PROPERTY)
SOUTH SIDE YARD: LEVEL 3 MIN. 3m LANDSCAPE BUFFER C/W CONTINUOUS

OPAQUE BUFFER

SECTION 8 - PARKING AND LOADING

8.1 OFF-STREET VEHICLE PARKING
8.1.2. MIN NUMBER SPACES
TABLE 8.1

SUPPORTIVE HOUSING
52-54 RESIDENCES MIN 1/3 BEDS= 18 PARKING STALLS REQUIRED
TOTAL STALLS REQUIRED = 18 PROVIDED =21

8.1.7 PARKING SPACES FOR THE DISABLED
a) PER B.C. BUILDING CODE: 1/100 PROP: 1

8.1.11 SIZE AND RATIO
FULL SIZE: PROP: 14 MID SIZE: PROP: 7

a) MIN WIDTH: 2.5m PROP: 2.5m MIN WIDTH: 2.5m PROP: 2.5m
MIN LENGTH: 6m PROP: 6.0m MIN LENGTH: 6m PROP: 6.0m
MIN HEIGHT: 2.0m PROP: 2.0m MIN HEIGHT: 2.0m PROP: 2.0m
FULL SIZE: PROP: 62% MID SIZE: MAX: 40% PROP: 33%

HANDI CAP: PROP: 1(5%)
SMALL SIZE: MAX: 10% PROP: 0%

8.4 OFF-STREET BICYCLE PARKING
8.4.1 NUMBER OF SPACES
TABLE 8.3: SUPPORTIVE HOUSING

SUPPORTIVE HOUSING
CLASS I: 0.50  PRE DEWELLING UNIT 26 SPACES REQUIRED PROP: 27 SPACES
CLASS II: 0.10 PER DEWELLING UNIT: 6 SPACES REQUIRED PROP: 6

8.4.6 DEVELOPMENT
BICYCLE PARKING MIN WIDTH: 0.6m

MIN LENGTH: 1.8m
MIN HEIGHT: 1.9m

SECTION 13.11 - RM5 - MEDIUM DENSITY MULTIPLE HOUSING

13.11.2. PRINCIPLE USES:
(C) SUPPORTIVE HOUSING

13.11.5 SUBDIVISION REGULATIONS 

MINIMUM LOT AREA: 1400 m².  (EXISTING: 3162m²)
MINIMUM LOT WIDTH: 30.0m. (EXISTING : 31m) 
MINIMUM LOT DEPTH: 35.0m  (EXISTING: 102.4m)

13.11.6 DEVELOPMENT REGULATIONS

SITE COVERAGE: 40% PROP: 26.3%
MAX SITE COVERAGE OF BUILDINGS & DRIVWAYS 65% PROP: 50.5%
MAX HEIGHT: IS THE LESSER OF 18.0m OR 4.5 STOREYS PROP: 4 STOREYS(15.0m)
MAX FLOOR AREA RATIO: 1.1 PROP: 0.56
MIN FRONT YARD: 6.0m PROP: 17.7m SETBACK
MIN SIDE YARD: 4.5m < 2.5 STOREYS PROP: SOUTH 5.6m SETBACK

7.0m > 2.5 STOREYS PROP: SOUTH 9.1m SETBACK
4.5m < 2.5 STOREYS PROP: NORTH 6.6m SETBACK
6.0 METERS TO A FLANKING STREET PROP: NORTH 6.1m SETBACK

MIN REAR YARD:  9.0m(TO STREET 7.0m) PROP: 43m
MAX BUILDING FRONTAGE: 100m PROP: 85m
MIN PRIVATE OPEN SPACE: 7.5m²/ COVERAGE BEDROOM PROP: 490M2 =9.4m2/ BEDROOM
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