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Draft Development Permit  
DP18-0209  
 

This permit relates to land in the City of Kelowna municipally known as 

 Lot , District Lot  and Section , Township , ODYD, Plan EPP  located at  Optic Ct, Kelowna, 
BC; and 

 Lot , District Lot  and Section , Township , ODYD, Plan EPP  located at  Optic Ct, Kelowna, 
BC; 

 

The development has been approved subject to any attached terms and conditions, and to full compliance with the approved plans 
bearing the stamp of approval and the above described development permit number. 

The present owner and any subsequent owner of the above described land must comply with any attached terms and conditions. 

Date of Decision:   ___________, 2018 

Decision By:   CITY COUNCIL 

Issued Date:   DATE 

Development Permit Area: Comprehensive Development Permit Area 

File Manager:   AC 

This permit will not be valid if development has not commenced within 2 years of the council approved Date of Decision. 

Existing Zone: CD15 – Airport Business Park (IND)   Future Land Use Designation: IND – Industrial 

This is NOT a Building Permit. 
In addition to your Development Permit, a Building Permit may be required prior to any work commencing. For further information, 
contact the City of Kelowna, Development Services Branch. 

NOTICE 
This permit does not relieve the owner or the owner’s authorized agent from full compliance with the requirements of any federal, 
provincial or other municipal legislation, or the terms and conditions of any easement, covenant, building scheme or agreement 
affecting the building or land. 

Owner:  Birchwood Heights Holding Corp 
Address:  
City:   
Phone:  n/a 
 
 
________________________________________   ___________________________ 

Ryan Smith, Community Planning Department Manager  Date 
Community Planning & Strategic Investments 

 

1. SCOPE OF APPROVAL 

This Development Permit applies to and only to those lands within the Municipality as described above, and any and all buildings, 
structures and other development thereon. 



This Development Permit is issued subject to compliance with all of the Bylaws of the Municipality applicable thereto, except as 
specifically varied or supplemented by this permit, noted in the Terms and Conditions below. 

The issuance of a permit limits the permit holder to be in strict compliance with regulations of the Zoning Bylaw and all other Bylaws 
unless specific variances have been authorized by the Development Permit. No implied variances from bylaw provisions shall be 
granted by virtue of drawing notations that are inconsistent with bylaw provisions and that may not have been identified as required 
Variances by the applicant or Municipal staff. 

2. CONDITIONS OF APPROVAL 

a) The dimensions and siting of the building to be constructed on the land be in accordance with Schedule “A”; 

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

c) Landscaping to be provided on the land be in accordance with Schedule “C”; and 

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

This Development Permit is valid for two (2) years from the Council Date of Decision if applicable, or Community Planning 
Department Manager approval, with no opportunity to extend. 

3. PERFORMANCE SECURITY 

As a condition of the issuance of this Permit, Council is holding the security set out below to ensure that development is carried out 
in accordance with the terms and conditions of this Permit. Should any interest be earned upon the security, it shall accrue to the 
Developer and be paid to the Developer or his or her designate if the security is returned. The condition of the posting of the security 
is that should the Developer fail to carry out the development hereby authorized, according to the terms and conditions of this Permit 
within the time provided, the Municipality may use enter into an agreement with the property owner of the day to have the work 
carried out, and any surplus shall be paid over to the property own of the day. Should the Developer carry out the development 
permitted by this Permit within the time set out above, the security shall be returned to the Developer or his or her designate. There 
is filed accordingly: 

a) A Certified Cheque in the amount of $131,151.25  OR 

b) An Irrevocable Letter of Credit in the amount of $131,151.25 

Before any bond or security required under this Permit is reduced or released, the Developer will provide the City with a statutory 
declaration certifying that all labour, material, workers’ compensation and other taxes and costs have been paid. 

4. Indemnification 

Upon commencement of the works authorized by this Permit the Developer covenants and agrees to save harmless and effectually 
indemnify the Municipality against: 

a) All actions and proceedings, costs, damages, expenses, claims, and demands whatsoever and by whomsoever brought, by 
reason of the Municipality said Permit. 

All costs, expenses, claims that may be incurred by the Municipality where the construction, engineering or other types of works as 
called for by the Permit results in damages to any property owned in whole or in part by the Municipality or which the Municipality 
by duty or custom is obliged, directly or indirectly in any way or to any degree, to construct, repair, or maintain. 

 

The PERMIT HOLDER is the CURRENT LAND OWNER.  
Security shall ONLY be returned to the signatory of the  

Landscape Agreement or their designates. 
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2185 + 2175   Optic Court Kelowna BC     
Zoning Summary   
Current Zoning  CD15IN 
 
 

Description  Permitted/Required/Allowable Provided  
Site           
Lot address 2185      4,000.83 m2 43,064.56 sf 
Lot address 2175      4,123.1 m2 44,381.74 sf 
Total        8,123.8 m2 87,446.3 sf 
              
Building 1   Lot address 2185 
Main Floor       1,588.0 m2 17,095 sf 
Second Floor Mezzanine     34 m2  369 sf 
Building 2   Lot address 2175 
Main Floor       1,335.0 m2    14,367 sf  
Second Floor       537 m2 5,780 sf 
Building 3   Lot address 2175 
Main Floor       855.9 m2    9,213 sf 
Second Floor       0 m2  0 sf 
Main Floor Total      3,778.0 m2 40,675 sf 
Total Net Main and Second Floors (approx.)  4,092.0 m2    44,048 sf 
Total Gross       4,350.0 m2    46,824 sf 
 
F.A.R.   1:1.5     1:0.54 
 
Height   18.0m or 4 storeys   8m  27’ / 2 storeys 
 
Front Yard  6.0m     6.0m  20’ 
Side Yard  0.0m 6.0 adjacent zone   4.5m flanking street 0.0m  6.0 adjacent zone   4.5m flanking street 

Rear Yard  0.0m 6.0 adjacent zone   4.5m flanking street 0.0m  6.0 adjacent zone   4.5m flanking street 

Side Yard @ HWY 97 7.0m 23’    7.0m  23’ 
 
   Stalls     Stalls 
Parking 2.0 stalls per 100m2 87     87 
Bicycle   Class I 8    8     
   Class II 23    23 
Loading  2     0 

 
DESIGN RATIONALE 
 
2175 & 2185 Optic Court 
 
Three office warehouse buildings around a landscaped parking courtyard located at the 
terminus of Optic Court will support office/warehouse commercial tenant(s). 
 
Tilt-up concrete construction at approx. 25ft / 8m in height at the parapet will feature glazed 
areas at prominent corners and business entry’s to enhance the industrial nature of the 
development. 
Metal panel canopies with incorporated signage supported by wood columns provide cover and 
architectural interest. 
 
Exterior vertical bands of subtle coloration and materials, wood and metal, add an elegant look 
to an otherwise utilitarian purposed building type. Panels vary in width and arrangement to 
express an organic look and feel. All project fenestration will also vary in width for interest.  
This contemporary and organic arrangement of varying thicknesses will provide tenant 
expression opportunities re; windows signage and CRU bay demising. The variety of patterns 
mitigate the monolithic aspects of the form.  
 
Buildings 1 & 2 main floor will be predominantly warehouse manufacture and storage as per 
the current CD15 Zoning. 
 
Building 3 main floor will be office use for the main tenant of the entire development as per the 
current CD15 Zoning. 
 
All buildings will contain some second floor office and mezzanines. 
As tenant particulars are established some areas will be owner operated and others leased to 
currently undetermined tenants. 
 
A central courtyard will include larger trees intended to mature and provide shade to the 
parking lot asphalt. The Sideyard on the east property line adjacent Hwy 97 will be generously 
landscaped as required in City of Kelowna Hwy 97 Zoning Requirements. 
Planters, flush with sidewalks, of flowering native drought tolerant species accent parking stall 
adjacencies. 
Each Building provides adjacent outdoor landscaped patio seating areas for tenants and visitors. 
Main entry access to the site will be extensively landscaped, with freestanding site signage, 
designed to create a visually pleasing terminus to Optic Court. 
Site Access - Two drive aisle entries ease flow to and from the property. 

 
2185 + 2175   Optic Court Kelowna BC 
 
   
MATERIAL AND FINISHES 
 
 
A Concrete – Natural Finish w Sealer 
 
B Glazing – Clear 
 
C Aluminum Frame – Natural 
 
D Timber or Glulam – Med Dark (reddish brown) Stain 
 
E Paint – Warm Grey 
 
F Paint – Light Warm Grey 
 
G Aluminum Panel – Natural Clear 
 
H Feature Light Fixture Steel Channel – Paint to match Aluminum Clear 
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Owner: Subject Address:

Agent if applicable: Telephone

Title: Fax No:

Company: Email:

City: Mailing Address:

Province BC Postal Code: V1Y 1J7

Note: all boxes are to be checked - see instruction page

Page 1 of 3

IRRIGATION APPLICATION

APPLICATION IDENTIFICATION

LANDSCAPE WATER CONSERVATION CHECKLIST

1435 Water Street 
Kelowna, BC  V1Y 1J4 
250 469-8500
kelowna.ca

(250) 860-6778

4 -1562 Water Street, Kelowna BC

Brian Quiring 

Coordinating Professional

BENCH Site Design Inc.

Kelowna

2175 & 2185 Optic Court

keith@benchsitedesign.com

Install Backflow prevention devices to meet City of Kelowna standards to isolate the outdoor irrigation system from the potable water system.

Install – and program to minimize water use – ‘Smart Controllers’ to meet standards of the City of Kelowna Water Regulation Bylaw.

Install an irrigation master shut-off valve (isolation valve) located outside the building in a location accessible to the City that when closed shall stop the supply of water from the potable 
water supply to the outdoor irrigation system and shall be capable of being closed and locked off by the City.

Provide pressure regulating devices to ensure irrigation outlets are operating at the manufacturer’s optimum pressure range.

Design and install pipe and head layout so flow velocity does not exceed 1.5 m/s, and to minimize elevation change or pressure variation in circuits. Provide check valves to stop low head 
drainage.

Ensure matched precipitation rates within all irrigation circuits.

When spray or rotor irrigation is used, design and install head to head coverage in accordance with manufacturer’s specifications, and avoid overspray outside landscape areas.

Group planting into ‘hydrozones’ of high, medium and low water-use plants or unirrigated/unwatered areas.

Ensure irrigation mainlines are proved leak-free with hydrostatic tests.

Minimize mown turf areas that are high water use areas – ideally to 50% of the landscape area or less – substitute with areas of lower water use treatments like unwatered native woods or 
meadow, mulch, spaced wood deck, pervious paving.

Applicant Notes on the Landscape Water Conservation Checklist: 

Povide adequate topsoil or growing medium of depth and quality to meet the BC Landscape Standard, published by the BC Society of Landscape Architects and the BC Landscape and Nursery 
Association. General minimum depths over poor subsoils are 150mm for lawn and 300mm for shrubs groundcover.

Minimize use of high-volume spray heads, and employ drip or low volume irrigation where practical.

Group irrigation circuits/zones into ‘hydrozones’ of high, medium, and low or unirrigated areas consistent with the landscape planting plan. Provide a separate irrigation valve for each 
irrigated hydrozone.
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Applicant: BENCH Site Design Inc. Address: 4-1562 Water Street, Kelowna BC V1Y 1J7

sq.m. 

Plant Factor Irrig Efficiency Hydrozone Area (Sq.m.) % of Total LA Estimated Water Use 
(cu.m.)

(PF) (IE) (HA) (WU)

Mulch  (Stone, bark or sand) N/A N/A 97 5% N/A

Pervious deck (Spaced wood deck) N/A N/A 0 0% N/A

Pervious paving (Permeable Pavers) N/A N/A 621 29% N/A

Naturalized meadow (wildflowers) N/A N/A 0 0% N/A

Naturalized area (Existing natural area) N/A N/A 0 0% N/A

Other: Restoration Area N/A N/A 808 38% N/A

Swimming or ornamental pool 1 1 0 0% 0

Low water use plants High (Drip or Bubbler) 0.3 0.9 0 0% 0

Low water use plants Low (Spray orRotor) 0.3 0.7 0 0% 0

Moderate water use plants High (Drip or Bubbler) 0.5 0.9 580 28% 322

Moderate water use plants Low (Spray orRotor) 0.5 0.7 0 0% 0

High water use plants High (Drip or Bubbler) 0.7 0.9 0 0% 0

High water use plants Low (Spray orRotor) 0.7 0.7 0 0% 0

Low 1 0.7 0 0% 0

Vegetable Garden High (Drip or Bubbler) 1 0.9 0 0% 0

Vegetable Garden Low (Spray orRotor) 1 0.7 0 0% 0

Sports Lawn Low (Spray orRotor) 1 0.7 0 0% 0

Rainwater or Recycled Water Use 0.3 1 0 0% 0

Totals 2106 100% 322

Special Landscape Area (SLA) Sub total 0
*If proposed design conditions are not shown on the form please contact Water Smart at 250-868-3339 

Page 2 of 3

Area of site that will absorb water:

LANDSCAPE WATER CONSERVATION TABLE

IRRIGATION APPLICATION1435 Water Street 
Kelowna, BC  V1Y 1J4 
250 469-8500
kelowna.ca
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Note: For Evapotranspiration (ETo) in Kelowna use 1000mm/yr Amount Units

Total Landscape Area 2106 sq.m.

Landscape Maximum Water Budget (WB) 2106 cu.m./yr.

Estimated Landscape Water Use (WU) 322 cu.m./yr.

 Budget (Must be  Water Budget WB) 1,784 cu.m./yr.

OK

Date: 17-Oct-18

Signature of Applicant

FOR CITY OF KELOWNA OFFICE USE ONLY 

Signature of Kelowna Water Smart designate Date:

For Water Manager

Print Name

Page 3 of 3

The Irrigation Application and calculations above satisfy the requirements of the Water Regulation Bylaw 10480 Section 4.4.2 and 4.4.3.and is hereby APPROVED with the signature of the Water Manager or 
designate. 

NOTE: Post Signed and approved application at Smart Controller for future reference

1435 Water Street 
Kelowna, BC  V1Y 1J4 
250 469-8500
kelowna.ca

IRRIGATION APPLICATION

CALCULATE & COMPARE WATER BUDGET TO ESTIMATED WATER USE

I have identified and confirmed, by completing the attached ‘Landscape Water Conservation Checklist’ above, that the project will conform to current landscape and irrigation water conservation 
practices listed in the checklist. I also acknowledge that the landscape treatments of the project will conform to the Hydrozone areas identified by me in the ‘Landscape Water Conservation Calculation 
Table’ above. 

Signature of Applicant

acseke
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4-1562 water street, kelowna bc V1Y 1J7 | E studio@benchsitedesign.com | T (250) 860-6778 

 

 
 
 
 
 

October 17, 2018 
 
City of Kelowna  
1435 Water Street 
Kelowna, B.C. 
V1J 1J4 
 

Attention: Community Planning & Real Estate Division 

Project: Optic Court Office Warehouse 

 

Please be advised that a landscape security bond of $131,151.25 will be required for the 
Optic Court Office Warehouse project. This sum is equal to 125% of the estimated 
installed cost for all soft landscape. As per City of Kelowna requirements, the estimate 
includes trees, shrubs, grasses, perennials, restoration planting, topsoil, mulch, 
irrigation and bike racks. Please see the attached Estimate of Probable Costs for a 
detailed breakdown of these costs. 

Should you require any additional information, please do not hesitate to contact me. 
 
Sincerely, 
 
 
 
 
Keith Nyhof, BCSLA, CSLA 
Registered Landscape Architect 
 
 
 
cc 
Brian Quiring – MQN Architects 
Steve Huculiak – Huculiak Artist Designer 
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DEVELOPMENT PERMIT NOTES:

A PLANT MATERIALS AND CONSTRUCTION METHODS SHALL CONFORM TO MINIMUM STANDARDS ESTABLISHED IN THE LATEST EDITION  OF
THE CANADIAN LANDSCAPE STANDARDS, PUBLISHED BY C.L.N.A. AND C.S.L.A. AS WELL AS THE CITY OF KELOWNA LANDSCAPE STANDARDS
IN BYLAW 7900.

B THE LANDSCAPE DESIGN DESIGNATED HEREIN IS CONCEPTUAL BUT REFLECTS THE MINIMUM CITY OF KELOWNA FORM AND CHARACTER
REQUIREMENTS

C PLANT MATERIAL SELECTIONS ARE CONCEPTUAL ONLY. FINAL PLANTING SELECTIONS MAY VARY DEPENDING UPON AVAILABILITY AT THE
TIME OF CONSTRUCTION.

D TREES SHALL BE INSTALLED IN DEFINED SOIL PITS OR PLANTING BED AREAS.  ADEQUATE SOIL VOLUME SHALL BE PROVIDED BASED ON THE
SPECIFIED TREE SPECIES AND LOCATION.

E ORNAMENTAL SHRUB, GRASS AND PERENNIAL CLUSTERS ARE TO BE PLACED WITHIN DEFINED PLANTING BEDS. ALL PLANTING BEDS SHALL
HAVE A MIN. OF 450mm (18") IMPORTED GROWING MEDIUM AND 75mm (3") OF COMPOSTED MULCH OR APPROVED EQUAL.

F DECORATIVE ROCK AREAS SHALL HAVE A MIN. OF 75mm (3") OF DECORATIVE ROUND.  COMMERCIAL GRADE LANDSCAPE FABRIC SHALL BE
INSTALLED BELOW ALL DECORATIVE ROCK AREAS.

G NATIVE SHRUBS, GRASSES AND PERENNIALS ARE TO BE POCKET PLANTED AND INSTALLED DURING THE SPRING OR FALL WEATHER
WINDOWS (SPRING: MARCH TO MAY, FALL: OCTOBER TO NOVEMBER) TO ALLOW FOR ESTABLISHMENT AND LIMIT THE REQUIREMENT OF
CONTINUOUS IRRIGATION. ALL POCKETS SHALL BE DUG TO TWICE THE ROOTBALL SIZE TO ALLOW FOR ADDITIONAL GROWING MEDIUM.

H HYDRAULIC SEEDING SHALL BE GRADE 'A' PREMIUM SEED.  SEED SHALL BE INSTALLED DURING THE SPRING OR FALL WEATHER WINDOWS
(SPRING: MARCH TO MAY, FALL: OCTOBER TO NOVEMBER) TO ALLOW FOR ESTABLISHMENT AND LIMIT THE REQUIREMENT OF
CONTINUOUS IRRIGATION.

SEED MIX: PICKSEED INTERIOR NATIVE DRYLAND
BOTANICAL NAME       COMMON NAME SEED WEIGHT (%)    SEED COUNT(%):
ELYMUS TRACHYCAULUS       SLENDER WHEATGRASS 50%    30%
FESTUCA OVINA       SHEEP FESCUE 20%    51.5
LOLIUM PERENNE VAR. FIESTA 4     FIESTA 4 PERENNIAL RYEGRASS 10%    9.5%
PSEUDOROEGNERIA SPICATA       BLUEBUNCH WHEATGRASS 20%    9%

BROADCAST RATE: 35 KG/HA
30 KG/HA OF COVER/NURSE CROP: LOLIUM MULTIFLORUM (ANNUAL RYEGRASS)

I A HIGH EFFICIENCY IRRIGATION SYSTEM SHALL BE INSTALLED FOR ALL ORNAMENTAL LANDSCAPE AREAS AND SHALL CONFORM TO THE
CITY OF KELOWNA'S IRRIGATION STANDARDS IN BYLAW 7900.

J A TEMPORARY IRRIGATION SYSTEM WILL BE REQUIRED IF NATIVE PLANTING AND/OR HYDRAULIC SEEDING INSTALLATION IS NOT
COMPLETED WITHIN THE SPECIFIED WEATHER WINDOWS.  THE SYSTEM SHALL CONFORM TO THE CITY OF KELOWNA'S IRRIGATION
STANDARDS IN BYLAW 7900.
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L-3 HYDROZONE PLAN

2175 & 2185 OPTIC COURT OFFICE WAREHOUSE
KELOWNA, BC

CHARACTER IMAGES:

PERMEABLE PAVERS WITH FLUSH CURB CONCRETE BASE WITH WOOD BENCH METAL GUARDRAIL

FLEX MSE RETAINING WALL GABION RETAINING WALL WITH TERRACE PLANTING
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