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Development Permit & 
Development Variance Permit 
DP19-0168/DVP19-0169 
 

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

3101 Lakeshore Rd.  

and legally known as 

Lot 1, District Lot 14, Osoyoos Division Yale District Plan 2863, except plans 36584 and 40362 

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

Supportive Housing and retail stores, general 

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

Date of Council Decision   November 17, 2020    

Decision By:   Council 

Development Permit Area: Revitalization Area  

Existing Zone:   C4- Urban Centre Commercial  

Future Land Use Designation:  MXR- Mixed Use Residential/Commercial 

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:  1080426 B.C. LTD, Inc. No. BC1080426 

Applicant: Meiklejohn Architects Inc.  

Planner:  J. Black 

 

________________________________________   _______________________________________ 

Terry Barton       Date 
Development Planning Department Manager  
Planning & Development Services 
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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) A car share program at the development be operated in accordance with the Agreement included as “Schedule D”  

f) Variances to the following section of Zoning Bylaw No. 8000 be granted: 

 Section 14.4.5 (c) C4- Urban Centre Commercial Development Regulations  

To vary the maximum allowable height from the lesser of 15.0m or 4 storeys in the South Pandosy Urban Centre 
to 30.2m or 9 storeys. 

  Section 8.2.11 (b) Car Share Incentives   

To vary the allowable distance of an off site car share from within 100m to +/- 205m and to allow for a car share 
stall to be located in a parkade structure.   

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 $19, 081.25 

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. 

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: 
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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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October 22, 2020 

The City of Kelowna  
Planning Department 
4035 Water Street 
Kelowna, British Columbia 
V1Y 1J4 

Attention:  Jocelyn Black, Planning Specialist 

Dear Jocelyn,  

Re:   Development Permit & Development Variance Permit Application - PARC Kelowna 
3101 Lakeshore Road, Kelowna, B.C.  
Design Rationale 

 

PARC Retirement Living provides quality rental-residential living options to a growing number of older adults 
who wish to continue to live active, independent lives – fully connected to the neighbourhoods that they 
cherish. 

Like its’ five other rental-residential projects, PARC’s objective for the Pandosy Village location is to create 
an attractive, innovative, sustainable, and durable residence that serves both the independent seniors who 
will live here and the surrounding community that will appreciate and enjoy a quality building as an important 
and positive contribution to their daily experience of life in Pandosy Village. 

Project Context and General Rationale 

The property, located at 3101 Lakeshore, has been vacant since the demolition of the Husky gas station in 
2009. The Phase 1 Environmental Report confirmed the presence of contaminated soils that will be 
remediated during the construction of this project.  

A high-water table that raises to approximately 4’ below the surface during the Spring and Summer adds 
an additional challenge to the development of this site. 

The proposed residence is a 7-storey residential L-shaped building on a 2-storey podium that occupies 
most of the site. The two-story podium is comprised of street-level retail spaces along KLO and Lakeshore, 
as well as the residence’s main entrance and reception area along Lakeshore. To avoid the high-water 
table all the proposed levels will be above grade.  

The retail and building service/amenity frontages conceal a 2-storey covered parkade. Level 1 is reserved 
for visitors, staff, and car sharing. Level 2 is reserved for residents. 

The proposed development meets all the requirements of the C-4 zoning with the singular exception of 
the overall height. PARC is requesting a height variance to the bylaw and to utilize the maximum 
allowable density. We are proposing the following benefits as replacement the courtyard requirement: 

1. Beautification: PARC will plant large street trees for immediate benefit. This is possible through the 
installation of soil cells, ensuring full growth along KLO and Lakeshore. 
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2. Custom Bus Shelter: Relocating the bus stop from KLO onto PARC’s property at PARC’s expense 
and within BC Transit’s standards.  This customized bus stop will be integrated into the overall 
building design’ and will provide a ‘backdrop’ for locally-sourced public art; 

3. Urban Plaza: Created at the corner of KLO and Lakeshore, providing a safe walk through at a busy 
intersection. An additional public art piece will be installed in the plaza.;  

4. Expansive planted boulevard: Installed along Lakeshore to provide a visual and acoustical buffer. 

5. Coffee Shop/Wine Bar: Operated by PARC and open to the public along Lakeshore.  It is also 
available for community meetings as requested by local community groups;  

6. Inclusion of a larger (1.8m clear) sidewalk, partially on PARC’s property, along KLO and Lakeshore; 

7. An additional (beyond bylaw stipulations) ‘set-back’ of the 2-storey podium at KLO and Lakeshore to 
enhance pedestrian traffic space. There is a second setback at L3 and a third setback at L8; 

8. Inclusion of additional design features will enhance the experience of the building at street level.  
These include the incorporation of ‘jogs’ in the 2-storey podium along KLO and Lakeshore, the use 
of wood elements in the feature canopies and CRU canopies, extensive landscaping (including 
greenery that will cascade over the edge of the 2-storey podium) and the use of brick and glass to 
provide transparency and a human scale to the streetscape; 

9. Provision of two (2) car share vehicles, accessible 24 hours a day, seven days a week in the L1 
parkade; 

10. The use of high-quality building materials such as brick, cementitious panels and aluminum panels 
throughout the project; 

11. The inclusion of extensive landscaping on the L4 roof deck. 

We feel that these elements are better, safer, more useable at all times of the day and more attractive 
options than a literal courtyard with limited use. 

Detailed Description of the Design 

The Public Realm and Pedestrian Experience 

 An inviting, high-quality pedestrian experience/public realm along Lakeshore and KLO is the primary 
focus of the form and character design process. The general building design creates “ins and outs” to 
improve the pedestrian space and experience. Active commercial uses inhabit 100% of the street 
frontage along KLO and 75% of the street frontage along Lakeshore.  A section of the Lakeshore 
street frontage will be occupied by a publicly accessible Coffee Shop/Wine Bar operated by PARC. 
The coffee shop/wine bar was created in direct response to community consultation with local 
residents and the perceived need for a meeting space. The residence’s lobby and main entrance 
complete the balance of Lakeshore frontage. The lobby is staffed 24 hours a day, 7 days a week, 
contributing to the vibrancy of the streetscape.    

 The existing bus stop on KLO will be relocated off City property and moved onto PARC’s property. A 
customized bus stop, adhering to BC Transit’s guidelines, is being proposed for the niche created by 
a further setback the building resulting in a wider sidewalk. A 1.8m wide sidewalk is maintained in front 
of the bus stop. The customized bus stop will be integrated into the overall building design and will 
provide a ‘backdrop’ for locally sourced public art. PARC will enter into an easement agreement with 
the City of Kelowna to facilitate this initiative.  

 The building is set back 5 feet from the north property line (KLO) allowing for an unobstructed and 
accessible sidewalk while maintaining the large, proposed street trees. Street trees and a continuous 
planter, and several benches, are proposed along the Lakeshore sidewalk to enhance the pedestrian 
experience.  

 The 2-storey podium face along KLO and Lakeshore provides a human scale to the overall 
development.  Concealed planters at the top of the podium will enable plants to cascade over the edge 
of the parapet, softening the edge of the street wall.  

 The proposed ‘corner plaza’ creates a pedestrian space featuring a strong public art installation. The 



   

structural design, contained within the building envelope, enables the overhanging curved corner.  The 
structural columns of the curved feature corner are integrated within the building envelope, creating 
an openness, while also providing unobstructed pedestrian access through the plaza.  Access to the 
retail units is provided from this portion of the building.  

 Street trees are proposed on the access lane to the south side of the building, both softening and 
shading the south elevation. 

Building Façades and Massing 

 An overall setback of 5’ from the north and west property lines creates a noticeable break between 
the street level massing and the massing above. Levels 8 and 9 are set back from the street an 
additional 10’, allowing for daylight to penetrate to the street below and breaking down the overall 
building height. 

 A horizontal breaking of the mass reduces the perceived building height and increases visual interest 
for the walls facing Lakeshore and KLO. A more prominent and curved structural form enhances the 
corner plaza at the street intersection. We are creating a strong visual interest and breaking down the 
overall massing with three distinct elements: the base, middle and top.  

 The southwest and northeast corners are carved out, reducing the perceived width of the building to 
the east and the south. This creates a scale that respects the existing and future neighbourhood 
context. 

 Continuous balconies along KLO and Lakeshore reinforce the residential character of the building, 
while also providing generous exterior spaces for residents and “eyes on the street” from a safety 
perspective.  

 A thorough study of possible cladding materials was undertaken as part of the design development. 
The corner features curved aluminum panels with a wood grain pattern. Light prefabricated 
cementitious panels are proposed to reduce the massing of the building along the KLO and Lakeshore 
elevations. The top floors (Level 8 and 9) are clad in light grey aluminum panels to reflect the sky and 
the perception of lightness. Brick is introduced for the interior elevations, providing a warm and organic 
residential feel.  

 Vertical screens are proposed for Lakeshore, KLO elevations, and interior courtyard elevations. The 
screens will create distinctive Lakeshore and KLO elevations. Horizontal wood-like slats are proposed 
for these elements, introducing a natural material that complements the wood of the canopies at street 
level. 

 The canopies at the main entrance, urban plaza and bus stop are a steel structure with large integrated 
wood elements.  The canopies above the CRU’s are steel frames infilled with smaller wood slats. The 
incorporation of wood at the street level creates a more natural and welcoming appearance. 

 Extensive landscaping is proposed on the third and fourth levels. These areas are accessible to the 
residents.  

Sustainability Features 

 The building is currently registered with the Canada Green Building Council and is targeting a LEED 
Gold certification under the LEED 2009 BD+C standard.  

 The envelope follows a Passive House standard, high efficiency envelope, with a reduced number of 
envelope “ins and outs”, increased thermal insulation thickness, high energy efficient windows, low 
window to wall ratio and no thermal bridges. 

Site Access and Traffic Flow 

 A two-way 20’ access lane is proposed to the south of the property. This lane provides access to the 
parkade entrances and the one-way service lane to the east of the property. The two-way lane is 
accessed via a right turn from Lakeshore and exited via a right turn-only back onto Lakeshore. A large 
roundabout has been added in front of the parkade entrances, allowing vehicles to turn around on the 
site without needing to use the service lane. This lane provides a buffer with the south property.  



   

 The service lane to the east of the building is now a one way (south to north), commercial-only lane. 
The service lane is accessed from Lakeshore. Delivery trucks will exit the site, via right turn-only onto 
KLO. 

 A car sharing agreement for two vehicles has been entered into with MODO. Both vehicles will be in 
the parkade on Level 1 and accessible from the Lakeshore pedestrian parkade entrance. An intercom 
system connected to PARC’s reception will provide access to these cars. 

Revised architectural drawings, landscape drawings, digital renderings and hand-sketched colour 
renderings are included in the revised DP submission package. 

Best regards, 

 
Patrick Schilling 
Design, Director 
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