
REPORT TO COUNCIL 
 
 
 

Date: July 25th, 2016 

RIM No. 1250-30 

To: City Manager 

From: Community Planning Department (AC) 

Application: Z16-0026  Owner: Terrance and Joan Raisanen 

Address: 1975 Kane Rd Applicant: 
Broadstreet Properties – 
Adam Cooper 

Subject: Rezoning Application 

Existing OCP Designation: MRM – Multiple Unit Residential (Medium Density) 

Existing Zone: A1 - Agriculture 

Proposed Zone: RM5 – Medium Density Multiple Housing 

 

1.0 Recommendation 

THAT Rezoning Application No. Z16-0026 to amend the City of Kelowna Zoning Bylaw No. 8000 by 
changing the zoning classification of Lot B, Section 33, Township 26, ODYD, Plan 22004, located 
on 1975 Kane Rd, Kelowna, BC from the A1 - Agriculture zone to the RM5 – Medium Density 
Multiple Housing zone, be considered by Council; 

AND THAT the Zone Amending Bylaw be forwarded to a Public Hearing for further consideration; 

AND THAT final adoption of the Zone Amending Bylaw be subsequent to the following: 

To the outstanding conditions identified in Attachment “A” associated with the report 
from the Community Planning Department dated June 20th 2016. 

2.0 Purpose 

To rezone the subject properties to the RM5 – Medium Density Multiple Housing zone to facilitate 
a proposed 119 unit multi-family rental project with two 5-storey buildings.  

3.0 Community Planning 

The Official Community Plan (OCP) Future Land Use Map identifies the area as MRM - Medium 
Density Multiple Residential. A rezoning to the RM5 zone is consistent with this designation and 
the proposal for a multi-family building meets many of the OCP’s urban infill goals. Adding 
additional density within a village centre increases the viability of the nearby commercial area 
and walkability within the neighbourhood. Residents are only metres from the Glenmore Village 
shopping centre. Further, additional density is well supported in this area by nearby parks, 
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outdoor amenities, transit, and the site is on a direct route to UBCO once John Hindle Drive is 
completed. The location has a Walk Score of 65 out of 100 which means it is somewhat walkable 
and some errands can be accomplished on foot. The applicant intends to market the housing as 
rental. By providing a rental housing product, the applicant will qualify for a tax exemption. Data 
from the CMHC’s fall 2015 Rental Market Report indicates that: 

- Kelowna’s apartment vacancy rate declined to 0.7% in October 2015 compared to 1.0% in 
October 2014.   

- Kelowna’s apartment availability rate declined to 0.9% in October 2015 compared to 1.7% 
in October 2014. 

Therefore, increasing the rental supply will benefit the Kelowna housing market. Based upon the 
above rationale, Staff are recommending support to Council for the land use. It should be noted 
that the details of the proposed Development Permit have not been finalized and will require 
four variances that will be brought forth for Council’s consideration should Council choose to 
support the land use. The four variances are: 

1. Increase in height from 4 stories to 5 stories 

2. Decrease in the number of parking stalls required from 184 to 153 stalls (~17%). 

3. Side yard (west) landscape buffer reduction from 3.0 m to 1.22 m. 

4. Rear yard landscape buffer reduction from 3.0m to <3.0m (tbd). 

4.0 Proposal 

4.1 Project Description 

The subject property is currently vacant. The proposal is for a 119-unit rental apartment building 
with a mix of 1, 2, & 3 bedroom units. The proposal has ground-oriented units along Kane Rd and 
along Valley Rd. The form and character will be commented on further by Staff when the 
Development Permit is ready for review. 

4.2 Site Context 

The site is located within the Glenmore Village Centre neighbourhood. The subject property is 
designated MRM (Multiple Residential – Medium Density) and the lot is within the Permanent 
Growth Boundary. Specifically, the adjacent land uses are as follows: 

Orientation Zoning Land Use 

North C3 – Neighbourhood Commercial Commercial 

East 
RU1 – Large Lot Housing 
A1 - Agriculture 

Residential 
Agriculture 

South RM3 – Low Density Multiple Housing Residential 

West 
RM3 – Low Density Multiple Housing 
RM5 – Medium Density Multiple Housing 

Vacant 
Residential 
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Subject Property Map: 1975 Kane Rd 

 

4.3 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA RM5 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Height 18.0 m / 4.5 storeys tbd / 5 storeys  

Front Yard (north) 
Min 6.0 m except for 

1.5 m for ground oriented housing 
6.0 m 
7.22 m 

Side Yard (east) 
4.5 m (up to 2 ½ storeys) 
7.0 m (above 2 ½ storeys) 

6.0 m  
7.22 m 

Side Yard (west) 
4.5 m (up to 2 ½ storeys) 
7.0 m (above 2 ½ storeys) 

> 4.5 m  

Rear Yard (south) 9.0 m >9 m 

Site coverage of buildings  40 % 29%  

Site coverage of 
buildings, driveways & 

parking 
65 % 58 % 

FAR 1.1 + (0.04 to 0.1) = 1.14 to 1.2 Max 1.18 

Parking Regulations 
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Zoning Analysis Table 

CRITERIA RM5 ZONE REQUIREMENTS PROPOSAL 

Minimum Parking 
Requirements 

184 parking stalls 
74 stalls in parkade 
+ 79 surface stalls  

= 153 parking stalls  

Ratio of Parking Stalls 
Full size: 50% Min 

Medium Size: 40% Max 
Small Size: 10% Max 

Full size: 63.7% (96 stalls)  
Medium Size: 36.3% (55 stalls)  

Small Size: 0% (0 stalls)  
2 Accessible 

Minimum Drive Aisle 
Width 

7.0 m  7.0 m 

Setback (Parking) 1.5 m tbd  

Other Regulations 
Minimum Bicycle Parking 

Requirements 
Class 1: 60 bikes 
Class 2: 12 bikes 

Class 1: 60 bikes 
Class 2: 40 bikes 

Private Open Space 29,762 ft2 33,025 ft2 

Landscape Buffer 
Front yard: 3.0 m 
Side yard: 3.0 m 
Rear yard: 3.0 m 

Front yard: 6.0 m  
Side yard (east): 6.0m  

Side yard (west): 1.22 m  
Rear yard: <3.0 m  

 Variance to increase the building’s height. 
 Variance to reduce the number of parking stalls.  
 Variance to reduce the landscape buffer (side yard - west) 
 Variance to reduce the landscape buffer (rear yard) 

 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

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. 

Sensitive Infill.2 Encourage new development or redevelopment in existing residential areas to 
be sensitive to or reflect the character of the neighbourhood with respect to building design, 
height and siting. 

6.0 Technical Comments 

6.1 Building & Permitting Department 

1) Development Cost Charges (DCC’s) are required to be paid prior to issuance of any 
Building Permit(s).  

2) Placement permits are required for any sales or construction trailers that will be on site. 
The location(s) of these are to be shown at time of development permit application.  

                                                      
1 City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter). 
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3) A Building Code analysis is required for the structure at time of building permit 
applications, but the following items may affect the form and character of the building(s): 

a. Any security system that limits access to exiting needs to be addressed in the code 
analysis by the architect. 

b. Access to the roof is required per NFPA and guard rails may be required and should 
be reflected in the plans if required. 

4) A Geotechnical report is required to address the sub soil conditions and site drainage at 
time of building permit application.  

5) Fire resistance ratings are required for storage, janitor and/or garbage enclosure room(s). 
The drawings submitted for building permit is to clearly identify how this rating will be 
achieved and where these area(s) are located. 

6) An exit analysis is required as part of the code analysis at time of building permit 
application. The exit analysis is to address travel distances within the units, number of 
required exits per area, door swing direction, handrails on each side of exit stairs, width 
of exits etc. 

6.2 Development Engineering Department 

See Memo (Attachment ‘A’) dated June 20th 2016 

6.3 Fire Department 

1) Construction fire safety plan is required to be submitted and reviewed prior to 
construction and updated as required.  

2) Engineered Fire Flow calculations are required to determine Fire Hydrant requirements as 
per the City of Kelowna Subdivsion Bylaw #7900. Should a hydrant be required on this 
property it shall be operational prior to the start of construction and shall be deemed a 
private hydrant  

3) This building shall be addressed off of the street it is accessed from. A visible address 
must be posted on this street as per City of Kelowna By-Laws.  

4) Sprinkler drawings are to be submitted to the Fire Dept. for review when available.  

5) A fire safety plan as per section 2.8 BCFC is required at occupancy. The fire safety plan 
and floor plans are to be submitted for approval in AutoCAD Drawing format on a CD. 

6) Fire Department access is to be met as per BCBC 3.2.5. -  

7) Approved Fire Department steel lock box acceptable to the fire dept. is required by the 
fire dept. entrance and shall be flush mounted  

8) All requirements of the City of Kelowna Fire and Life Safety Bylaw 10760 shall be met. 

9) Fire alarm system is to be monitored by an agency meeting the CAN/ULC S561 Standard.  

10) Contact Fire Prevention Branch for fire extinguisher requirements and placement.  

11) Fire department connection is to be within 45M of a fire hydrant - unobstructed.  

12) Ensure FD connection is clearly marked and visible from the street.  

13) Standpipes to be located on intermediate landings.  

14) Sprinkler zone valves shall be accessible as per fire prevention bylaw.  
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15) Dumpster/refuse container must be 3 meters from structures or overhangs or in a rated 
room in the parking garage. 

16) Do not issue BP unless all life safety issues are confirmed. 

7.0 Application Chronology 

Date of Application Received (incomplete):    April 29th 2016 
Date Public Consultation (Public Open House):   July 4th 2016  

Report prepared by: 

     
Adam Cseke 
 
 

Reviewed by:    Terry Barton, Urban Planning Manager 

Approved for:    Ryan Smith, Community Planning Department Manager 
 
 

Attachments: 

Engineering Memo (Attachment ‘A’) 
DRAFT DP /DVP  
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This forms part of development 
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