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Development Permit & 
Development Variance Permit 
DP20-0003 & DVP20-0004  
 

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

815 Leon Ave. 

and legally known as 

Lot A District Lot 138 ODYD Plan EPP78759 

and permits the land to be used for the following development: 

Multiple Dwelling Housing. 

With variances to the following sections of Zoning Bylaw No. 8000: 

Section 13.12.6(b): RM6 – High Rise Apartment Housing, Development Regulations 

To vary the maximum site coverage for principal buildings, accessory structures, and parking areas and driveways 
from 50% permitted to 76%. 

Section 13.12.6(d): RM6 – High Rise Apartment Housing, Development Regulations 

To vary the minimum site front yard from 6.0m required to 2.1m. 

Section 7.6.1(b): Minimum Landscape Buffers, Level 3 

To vary the minimum landscape buffer at the rear yard from 3.0m required to 1.1m. 

Table 8.3: Required Off-Street Parking Requirements 

To vary the required vehicle parking stalls from 178 to 147. 

Section 8.2.11(b): Car-Share Incentives 

To vary the requirement to locate a car-share vehicle within 100m of the subject property, and permit a car-

share vehicle to be located outside of the 100m range 

 

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

Date of Council Decision   June 23, 2020    

Decision By:   COUNCIL 

Development Permit Area: Comprehensive Development Permit Area 

Existing Zone:   RM6 – High Rise Apartment Housing  

Future Land Use Designation:  MRH – Multiple Unit Residential (High Density) 

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 
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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:  815 Leon Developments Ltd., Inc.No. BC1053909 

Applicant: Corey Makus; 815 Leon Developments Ltd. 

Planner: Aaron Thibeault 

 

________________________________________   _______________________________________ 

Terry Barton       Date 
Development Planning Department Manager  
Planning & Development Services 

 

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. 

e) The car share program at the development be operated in accordance with the Agreement included as 
Schedule “D”.  

f) The applicant be required to post with the City a security deposit in the form of a “Letter of Credit” in the 
amount of $165,000 to ensure the provision of a 3rd car share vehicle within 24 months of occupancy permit. 

This Development Permit is valid for two (2) years from the date of 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 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 owner 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) An Irrevocable Letter of Credit OR certified cheque  in the amount of $364,003.91 
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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.  

5. 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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DEVELOPMENT PERMIT GUIDELINES 
 
Comprehensive Development Permit Area  
Consideration has been given to the following guidelines as identified in Section 14.A. of the City of Kelowna 
Official Community Plan relating to Comprehensive Development Permit Areas: 
 

COMPREHENSIVE DEVELOPMENT PERMIT AREA YES NO N/A 

Authenticity and Regional Expression    

Do landscaping and building form convey a character that is distinct to Kelowna 
and the Central Okanagan?  

✓   

Are materials in keeping with the character of the region? ✓   

Are colours used common in the region’s natural landscape? ✓   

Does the design provide for a transition between the indoors and outdoors? ✓   

Context    

Does the proposal maintain the established or envisioned architectural character 
of the neighbourhood? ✓   

Does interim development consider neighbouring properties designated for more 
intensive development? ✓   

Are façade treatments facing residential areas attractive and context sensitive? ✓   

Are architectural elements aligned from one building to the next?   ✓ 

For exterior changes, is the original character of the building respected and 
enhanced? 

  ✓ 

Is the design unique without visually dominating neighbouring buildings? ✓   

For developments with multiple buildings, is there a sense of architectural unity 
and cohesiveness? 

  ✓ 

Relationship to the Street    

Do buildings create the desired streetscape rhythm? ✓   

Are parkade entrances located at grade? ✓   

For buildings with multiple street frontages, is equal emphasis given to each 
frontage?  

  ✓ 

Massing and Height    

Does the design mitigate the actual and perceived mass of buildings? ✓   

Does the height consider shading and view impacts for neighbouring properties 
and transition to less intensive areas? ✓   

Human Scale    

Are architectural elements scaled for pedestrians? ✓   

Are façades articulated with indentations and projections? ✓   
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COMPREHENSIVE DEVELOPMENT PERMIT AREA YES NO N/A 

Are top, middle and bottom building elements distinguished?  ✓   

Do proposed buildings have an identifiable base, middle and top? ✓   

Are building facades designed with a balance of vertical and horizontal 
proportions? 
 

✓   

Are horizontal glazed areas divided into vertically proportioned windows 
separated by mullions or building structures? 
 

✓   

Does the design incorporate roof overhangs and the use of awnings, louvers, 
canopies and other window screening techniques?  

✓   

Is the visual impact of enclosed elevator shafts reduced through architectural 
treatments? ✓   

Exterior Elevations and Materials    

Are buildings finished with materials that are natural, local, durable and 
appropriate to the character of the development? ✓   

Are entrances visually prominent, accessible and recognizable? ✓   

Are higher quality materials continued around building corners or edges that are 
visible to the public? ✓   

Are a variety of materials used to create contrast, enhance the pedestrian 
environment and reduce the apparent mass of a building? ✓   

Are elements other than colour used as the dominant feature of a building? ✓   

Public and Private Open Space    

Does public open space promote interaction and movement through the site? ✓   

Are public and private open spaces oriented to take advantage of and protect 
from the elements? 
 

✓   

Is there an appropriate transition between public and private open spaces? 
 ✓   

Are amenities such as benches, garbage receptacles, bicycle stands and 
community notice boards included on site? 
 

✓   

Site Access    

Is the safe and convenient movement of pedestrians prioritized? ✓   

Are alternative and active modes of transportation supported through the site 
design? ✓   

Are identifiable and well-lit pathways provided to front entrances? ✓   

Do paved surfaces provide visual interest? ✓   

Is parking located behind or inside buildings, or below grade? ✓   

Are large expanses of parking separated by landscaping or buildings? ✓   

Are vehicle and service accesses from lower order roads or lanes? ✓   
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COMPREHENSIVE DEVELOPMENT PERMIT AREA YES NO N/A 

Do vehicle and service accesses have minimal impact on the streetscape and 
public views? ✓   

Is visible and secure bicycle parking provided in new parking structures and 
parking lots? ✓   

Environmental Design and Green Building    

Does the proposal consider solar gain and exposure? ✓   

Are green walls or shade trees incorporated in the design? ✓   

Does the site layout minimize stormwater runoff? ✓   

Are sustainable construction methods and materials used in the project? ✓   

Are green building strategies incorporated into the design? ✓   

Decks, Balconies, Rooftops and Common Outdoor Amenity Space    

Are decks, balconies or common outdoor amenity spaces provided? ✓   

Does hard and soft landscaping enhance the usability of decks, balconies and 
outdoor amenity spaces? ✓   

Are large flat expanses of roof enhanced with texture, colour or landscaping 
where they are visible from above or adjacent properties? ✓   

Amenities, Ancillary Services and Utilities    

Are loading, garage, storage, utility and other ancillary services located away 
from public view? ✓   

Are vents, mechanical rooms / equipment and elevator penthouses integrated 
with the roof or screened with finishes compatible with the building’s design?  ✓   

Landscape Development and Irrigation Water Conservation    

Does landscaping: - - - 

• Compliment and soften the building’s architectural features and mitigate 
undesirable elements? 

✓   

• Maintain the dominant pattern of landscaping along the street and 
surrounding properties? 

✓   

• Enhance the pedestrian environment and the sense of personal safety? ✓   

• Screen parking areas, mechanical functions, and garbage and recycling 
areas? 

✓   

• Respect required sightlines from roadways and enhance public views? ✓   

• Retain existing healthy mature trees and vegetation?  ✓  

• Use native plants that are drought tolerant? ✓   

• Define distinct private outdoor space for all ground-level dwellings? ✓   

Do any fences and retaining walls create visual interest and enhance the 
pedestrian environment? ✓   
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COMPREHENSIVE DEVELOPMENT PERMIT AREA YES NO N/A 

Do parking lots have one shade tree per four parking stalls?  ✓  

Does the Landscape Architect’s Landscape Water Conservation Report: - - - 

• Meet the requirements for Landscape Water Budget calculations for the 
landscaped area? 

✓   

• Indicate how the development complies with or varies from the 
Landscape Water Conservation Guidelines? 

✓   

Landscape Water Conservation Guidelines    

Are plants grouped into “hydro-zones” of high, medium and low or unirrigated / 
unwatered areas? 

   

Does at least 25% of the total landscaped area require no irrigation / watering?  ✓  

Does at least 25% of the total landscaped area require low water use?  ✓  

Does at most 50% of the total landscaped area require medium or high water use?  ✓  

Is mulch cover provided for shrubs and groundcover to reduce soil evaporation? ✓   

Do water features such as pools and fountains use recirculated water systems?   ✓ 

Do landscape installation standards meet the requirements of the BC Landscape 
Standard and / or the Master Municipal Construction Document? ✓   

Are the required written declarations signed by a qualified Landscape Architect? ✓   

Irrigation System Guidelines    

Is the Irrigation Plan prepared by a Qualified Professional? ✓   

Are irrigation circuits grouped into “hydro-zones” of high, medium and low or 
unirrigated / unwatered areas consistent with the landscaping plan? ✓   

Is drip or low volume irrigation used? ✓   

Are the required written declarations signed by a qualified Certified Irrigation 
Designer? ✓   

Crime prevention    

Are CPTED practices as related to landscaping, siting, form and exterior design 
included in the design? ✓   

Are building materials vandalism resistant? ✓   

Universal Accessible Design    

Is access for persons with disabilities integrated into the overall site plan and 
clearly visible from the principal entrance? ✓   

Are the site layout, services and amenities easy to understand and navigate? ✓   
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West Point Projects Ltd.   
612 Bernard Ave. Kelowna, BC V1Y 2G3 

 

 
 
November 28, 2019 
 
City of Kelowna, Planning 
1435 Water Street 
Kelowna, BC  V1Y 1J4 
  
 
Attn: Mr. Aaron Thibeault, Planner 
 
 
RE: OCP Amendment, Rezoning and Development Permit Application – 815 Leon Ave 
 
 
Dear Aaron, 
 
The attached submission is an Official Community Plan amendment, Rezoning, and Development 
Permit application for 815 Leon Avenue.  Further to our application discussions, we are pleased to 
propose a purpose-built rental building comprised of a blend of street-oriented townhomes and 
apartment units.  We are excited to introduce a new housing option to this transitional and 
vibrant area of the city.  There are a variety of floorplans which will offer a broad demographic the 
ability to make this new residence their home.  The development is committed to offer a long 
term, affordable housing solution to Kelowna residents who desire a housing option close to the 
downtown core. 

 
Project Description 
The application proposes 127 dwelling units containing a mix of townhomes and apartments in a 
six-storey structure.  The property frontage will be oriented toward Leon Avenue between Richter 
and Ethel Streets and borders Harvey Avenue to the south.  The new building is responsive to the 
neighboring properties and is a positive introduction to the streetscape.  Careful attention has 
been given to responding to the residential dwellings to the north and the busy streetscape along 
Highway 97. The proposed increase in density is an appropriate approach for this location. 
 
In order to facilitate this new development, the following is requested: 
 
Official Community Plan  

• To amend the current OCP from Multiple Unit Residential (Medium Density – MRM) to 
Multiple Unit Residential (High Density – MRH). 

 
Rezoning Application 

• Rezone the site from RU6 – Two Dwelling Housing to RM6 – High Rise Apartment 
Housing (with a height limitation) in alignment with the proposed changes to the OCP. 
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612 Bernard Ave. Kelowna, BC V1Y 2G3 

 

Development Permit 
• Included is a proposal for a rental apartment consisting of 127 units with structured 

parking and residential amenities to support the completed development.  There are 
three variances requested for the project which are described in detail within. 

Development Variances 
• The zoning summary included in the drawing package has detailed information on the 

following requested variances: 
 

DVP 1 - Site coverage area 

DVP 2 - Front yard set back 

DVP 3 - Parking requirements 

DVP 4 – Landscape buffer  

 
Project Rationale 
Our community continues to grow in population with increased levels forecast to the year 2040.  
Providing affordable housing options is a key priority for our community.  Providing housing 
within the Urban Core is a mandate of the present Council.  The Harvey Avenue corridor is a 
location suitable for increased density with recent buildings representative of this proposed 
development.  Prato Square, Cambridge House, and Central Green are all current examples of 
new residential developments along Highway 97 within close proximity to downtown.  Beyond the 
recent buildings mentioned, there are also pre-existing 4, 5, & 12 storey structures within the 
residential block of this location.     
 
We believe the requested rezoning with a six-storey height limitation and a minor OCP 
amendment is an appropriate designation for the subject site.  The available FAR contained within 
the RM6 zone lends itself to a greater ability to organize the livable spaces and density consistent 
with surrounding multi-unit buildings. The scale and exterior materials selected are also 
responsive to the architectural language of the Urban Core.  A resident in this location will enjoy 
close community amenities, walkable activities, and everything the downtown area offers while 
realizing an affordable rental lifestyle. 

 
Site Access and Vehicle Movement 
Extensive efforts have gone into minimizing hard surfaces and streamlining traffic circulation.  A 
pre-existing SRW on the adjacent property to this site has enabled the development to access the 
property with minimal new asphalt paving.  Traffic is directed from either Richter or Ethel Street, 
onto Leon Avenue and into a shared drive aisle perpendicular the roadway.  The driveway is a 
shared entry with our neighbour to the east, 863 Leon Avenue.  This lane has allowed a greater 
expanse of green space and activation of each façade of the building. 
 
The parking levels are situated to the rear of the property with entrance doors concealed from 
Harvey Avenue utilizing landscape and architectural screening.   
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612 Bernard Ave. Kelowna, BC V1Y 2G3 

 

A dual entry parade has eliminated ramps and unnecessary underground space.  Surface parking 
is also contained within the drive aisle to streamline the tenant and visitor experience.  Parking 
stalls are also primarily ‘Full Size Vehicle’ with a mixture of ‘Medium Size Vehicle’ stalls.  Each of 
these spaces will be effective for any type of vehicle to be parked. 

 
Landscape and Lifestyle Amenities 
The townhome units that line the frontage of Leon Avenue all have front entry doors that are 
oriented to the streetscape as well as a dedicated parking stall connected to the home.  Young 
families or those interested in compact, urban living will enjoy these homes.  Each townhome also 
has an outdoor patio which interfaces with the walkway in front of the development creating a 
warm and inviting presence. 
 
As you make your way up in the building, second level apartments will have outdoor garden and 
patio areas for private use.  Having the ability to enjoy the indoor/outdoor climate in the 
Okanagan is a priority for planning in this development. 
 
Finally, diverse common amenities are planned for the interior of the building.  These ‘themed’ 
rooms will allow a multitude of uses.  Other lifestyle amenities contemplated include a fitness 
area, dog park and pet recreation, dog wash, relaxation areas, and dedicated resident storage on 
each floor level.  Planning for the development is aimed at a lifestyle for long-term rental 
residents.  We want to ensure this building will feel like ‘home’. 

 
Community Well-Being and Connectedness 
There are two primary considerations in this section, crime prevention and urban interaction. 
As part of the community well-being, safety measures such as security cameras, secure tenant 
access, generous lighting, and activated building faces have all been contemplated.  Crime 
prevention and a sense of safety is a primary need for all of us.  The rental homes in this 
development respond to our basic need for secure shelter.  An active property manager and 
welcoming lobby environment will also add to the comfort of all residents within the 
development.  
 
The urban interaction surrounding the subject property is significant.  The installation and 
ongoing improvements to the Ethel Street Active Transportation Corridor is a feature we are truly 
excited about.  Walking, running, and cycling from the development is even greater now with the 
addition of dedicated bike lanes.  The Knowles Heritage Park is 400m from the front entrance of 
the development and provides a beautiful public park for residents to enjoy.  Also, being steps 
from the Urban Core, there are a multitude of restaurants, events, and community amenities that 
are all available.  Being ‘plugged-in’ will be easy to do from this development. 
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612 Bernard Ave. Kelowna, BC V1Y 2G3 

 

Closing 
 
This application is a significant opportunity to add new housing options within the downtown 
neighborhood.  The proposal offers a variety of high-quality rental homes which will respond 
to the continued demand and sustainability of our growing city.  The location of the project 
reinforces the consistent theme of building forms along our city’s busiest roadway. 
 
As a group of local business owners and residents, we look forward to receiving the support 
of Staff and Council for this Development Permit Application.  We welcome your feedback as 
we work together to enhance our community. 
 
Kind Regards, 
 
Sincerely, 

 
 
Mr. Corey Makus 
Partner, 815 Leon Developments Ltd. 
 
 
 
 
cc:   Rob Haberman 
       Sam Brovender 
       West Point Projects Ltd.  
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