City of Kelowna — New Zoning Byl
Density Discussion
April 11, 2022
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Purpose

Kelowna

» To provide Council information
regarding the City of Kelowna’s density
framework and proposed density and

neight bonus program, and;

»For Council to endorse the proposed
density and height bonus program in
concept, as outlined in the draft new
Zoning Bylaw
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Ag en d d Kelowna

»Overview

»Definitions — LGA
»Principles
»Base Density
»Proposed Density Bonus
» Next Steps



Overview

»Density — ratio of building size to
the lot size

SAME SIZE LOT

(source of images - City of North Vancouver)



Overview

»Density Bonus — additional levels of
density

DENSITY BONUS wmlpp

(source of images - City of North Vancouver)



What is a Density Bonus ayor Nai?
Program?

»LGA - exchange bonus density for
services

»\Voluntary incentive-based tool
»Separate from DCC contributions



Project Objectives

.. Consolidate zones

». Consolidate land-use categories

;. Update building height requlations
.. Allow for towers and mid-rise buildings

in the Capri-Landmark Urban Centre
. Develop a new density bonusing policy
6. Develop a modernized Zoning Bylaw

that will continue to be updated as new
policies are adopted
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Principles Kelowna

.. Develop a formula-based approach
—for clarity and predictability

.. Provide increase in density through
a threshold approach —for
flexibility

;. Support OCP livability objectives

.. Bonusing limited to the City’s Core
Area
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L ocal Government Act Kelowna

»Develop to the permitted base
density with no additional
contribution required; or

»Build additional bonus density of
floor space in exchange for a
contribution back to the local
government
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Base Density Kelowna

» Coordinated with OCP Building
Height

»Build confidence and clarity

»Not over allocate density —trigger
height or parking variances

»DP process to ensure acceptable form
and character




Density Analysis — In Stream

Downtown Density Allocation: Approved & Current Development Sites n Address Site Area Existing Zoning By-law - 8000 Proposed “Draft” Zoning By-law
Rﬁmm Approved! | Approx. | 2040 OCP |Base FAR | FAR (Housing+ | Streetscape
Units Proposed FAR | Height Height Streetscape) Payment
P i e ~*1_ - e (1] 350 Doyle Aue 3.555.7 Sqm He 38 MNm | 12 Storeys 30 03 frental) + 05=08 ~$177.785
13 SHreys
( ! ) | 209 Queensway 4542 45 5qm 65 793 1262m | 20 Storeys 50 0.75 ~$ 221122
: 34 Stoveys {OCP Amendment)
f/ \ E ’ (3] 234-278 Leon Ave & Water St | §322 8Sqm 816 90 1324m | 26 Storeys 65 25 ~§ 316,140
H : 43 Storeys
(" ? E“‘ () |50 & 530584 Bernard Ave | 411622 Sqm a7 5 Lﬂﬂ 26 Storeys 63 NIA A
R E © | 1471 5tPa st 1956 Sqm 178 60 NI NiA NA
‘! “ L...f"""' e e 1451 Bertram Street 41315gm 176 188 znas%;nm 12 Storeys 30 03 {rental) + 05=08) ~$ 206550
J oy ) | 14055t Paul St 316346 Sqm kUL £.05 ;ﬂgﬂ;ﬁ; 26 Storeys 65 NIA NIA
1] ‘Walsrfront
-f o @ 550 Doyl Ave - UBCO 29936 Sam 152 10.03 12m 26 Storeys 65 CD Zone A
Frospers 9 0 Sq 35 Storeys
Flace
5 ) |50 Doyle Ave - NG 366765 Sqm 289 648 ”9235; 26 Storeys 65 NIA A
;. i [——— m @ 555 Fuller Avenue 1790Sqm 68 229 18.2m 12 Storeys 30 NI NI
| : 5 Storeys
'\" m 1333 Bertram Street 23555 m 137 128 Tm 12 Storeys 30 0.3 (renta NI
FEl 2m T T "
() |660 Cawston Ave 2762 Sam 7] 22 Wi 533}?5 175430 NIA NIA
@ : @l () | 604-626 Cawston Ave 1,598 Sqm 4 25 52;’&;!;1 12Streys | 30 NA NiA
} E § @ 631,647 657 B77 ClementAve| 16535 Sqm 68 am 32:;”“ 12 Storeys 30 NiA NA
i - " .
fimm P @ @ 1187 Sunset Drve 14926 Sqm el 53 351;2;5 26 Storeys 6.5 MIA NIA
)P0 8 (9 | 10704130 Elis St 14,282 Sqm 1116 538 3%5; % Storeys | 65 NA NA
’ @ B Total Anprox. Approved | Proposed Residential Units = 4,535
",0" Bemard foe -knﬁxmaﬁmm@edmmumd&mmmdmmgdembmmmm
4 & - Bonus Density Payment Rate: $50 per Sq m of lof area, see section 6 8 Densdy and Height Bonus of the proposed Zoning By-law
L s ﬁ
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i 1 Downtown Boundary
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|:| Approved & Current Development Sites

For Discussion Purposes Only! |
- Note: Numbers are approximate
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Density Analysis — Potential

Downtown Density Allocation: Potential Development Sites
Proposed “Draft” Zoning By-law
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For Discussion Purposes Only!

[ ] Potential Development Sites

Address

Site Area

Proposed “Draft” Zoning By-law
Base Approx. | ApproX. | FAR (Housing + Approx. Approx.
FAR Height | Resi. Units|  Streetscape) Height | Resi. Units
@ 1000 Manhattan Drive: 5301 Sqm 30 12 Storeys 298 38 15 Storeys 375
@ 991.1001,1021,1037 Eles St 34308gm 175 5 Storeys 112 295 £ Storeys 144
‘D 1155 Elfis 5t & 1166 St Paul St 3,861 Sqm 175 3 Stareys 126 225 6 Storeys 162
1) | 1193 St Paul St 1,390 Sym 175 4 Storeys 45 225 5 sioreys 58
¢1) |525Clement 8 1247 BlisSt | 4,067 Sam 5 21 Storeys 382 6.05 25 Storeys 460
2 TOWETS 2 Tawers
@ 1241 Water Street 8,304 Sqm 3 18 Storeys 472 38 22 Storeys 585
3 Towers 3 wers
@ 12301238 & 1246 St Paul St | 2,066 Sqm 5 21 Storeys 195 605 29 Storeys 34
1) |555- 659 Coronatin Ave 6676 5am 3 | 125weye | 35 38 14 Storeys 477
2 Towers 3 Rowers
@ 1301 Ellis Strest 20325qm 3 21 Storeys 190 6.05 75 storeys 229
" = | 1309 Bertram, 631 & 639 13
@ ¢ o 1821 Sqm 3 Storeys 100 38 15 Storeys 123
€%) 1318~ 1358 Bertram St 691 8qm 3 | WSuwreys | 397 38 16 Storeye 190
2 TOWers 3 Rwers
@ 526 Doyle Ave & 1368 5tPaull 4190 Sqm 4] 27 Storeys 510 ] 36 Storeys 705
St 2 Towers 2 owers
29 1428 -1440 St Paul St 2576 Sam 65 | 323treys | 315 9 43 Storeys 438
@ 1464, 1468, 1476 Bertram St | 2387 Sqm 3 16 Storeys 135 ja 19 Storeys 168
€5) 697 Bemard Ave 65158qm | 65 | 95wreys | 787 g 53 Storeys | 1,102
2 TOwWers 2 Towers
€F) {559, 565,569 Leon Ave 1780 5qm 65 | B3Streys | 217 9 3 Storeys 300
@ |[WEESERIENer | o385am | 65 | 0soes | 28 g OSoeys | 402
@ 380 Harvey fve 2161 Sqm 65 28 Storeys 264 9 37 Storeys 366
@ 1650 Pandosy St 113318qm 4] 17 Storeys 138 9 20 Storeys 190
@ 342 Leon Ave 1392 Sqm 6.5 19 Storeys 169 9 25 Storeys 235
@ 227,237, 245 Leon Ave 1,662 Sam 65 22 Storeys 202 ) 29 Storeys 280
(1) | 237243, 223 Lawrence Ave 1437 Sqm B5 | 20Swreys | 179 9 26 Storeys 244
@ 1551 Water St 1135qm 65 16 Storeys 135 ) 21 Storeys 187
143 Water St & 303 1,13 4] 16 Storeys 135 9 187
@ Queensway A 21 Storeys
Total Approx. (Base Density) Units = 6,162  Total Approx_ {Additional Density) Units = 8,141

* Assumpfions:
Mix of 1 & Z-bedroom unifs (2 bedroom unit = 80 Sg m and 1 bedroom unif = 40 Sqm)

Height includes 4 Storeys podium thaf has commercial / refal wits, parking and ubiities / senices (addiional parking 15 assumed to be provided below grade)
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Proposed Density Bonus Model Kelowna

1. Increasing the supply of rental
housing and affordable housing
stock.

2. Improving the quantity and
quality of public amenities through
investments to sidewalks and the
pedestrian realm



2040 OCP Policies

»OCP Objective 4.12: Increase the diversity of
housing types and tenures to create
inclusive, affordable, and complete Urban
Centres

» OCP Objective 7.7: Support the protection
and construction of purpose-built rental
housing

»OCP Objective 5.16: Create neighbourhood
streets that are safe and comfortable for
people to walk, bike and play on



)
Ay
City of ‘»v«‘

Purpose-built Rental & Affordable kelowna
Housing: Implementation

»An increase of 0.3to 1.0 FAR
depending on zone & form

» Guarantee of rental

» Contribution to City’s Housing
Opportunity Reserve Fund
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Streetscape: Implementation “Kelowna

»A new “Public Amenity and Streetscape
Reserve Fund”

» Urbanization & Streetscape

» Payment rate value based on cost to
development frontage in various context —
Development Engineering

» Threshold to set maximum allowed density
bonus

»Utilized in conjunction with other resources



Density Bonus Analysis - Examples

Approved: Statistics

Site Area: 2210 5gm

Tenure: Condo

FAR: 12

Units: 32

o Height: 4.5 Storeys (16 m)

Built: DP lssued - 4/%2016

Approved: Statistics

A

Site Area: 29646 3gm
Tenure: Rental

FAR: 1.88

Units: 59
- Height: & Storeys (19.7 m)

| parking: 85 Stalls provided

Built: DP Issued - 12/5/2018

710 Stockwell Ave

Additional Density: Proposed “Draft” Zoning By-law
Site Area 2,210 Sgm
Tenure: Condo

MF3: FAR (1.3 base FAR + 0.3 additional
FAR) 1.6
16 - 1.2 (approved) = 0.4 FAR additional

Allocated 0.1 FAR to existini builtform &5 -
b I
Existing/Aporoved buitt form Y
Approximate Additional Units: (A+B+C+D)

Net Floor Area =~ 1,000 Sq m/ 80 Sqm =12
Height: ~ 6.5 Storeys

Approximate Parking: 15 additional parking
stalls are required

* Assumptions:
Residential Apartment: 1.25 car /unit {unit
area =~80 5q m for 2 bedrooms)

1229 Richter St

Additional Density: Proposed “Draft” Zoning By-law

Site Area: 2,964 6 5qm
Tenure: Rental

MF3: FAR (1.75 base FAR + 0.3 bonus FAR +
bonus rental 0.2 FAR): 2.25
225-188(a = .37 FAR additional

Existing/Approved built form

Approximate Additional Units: (A+B) Net
Floor Area =~ 1,100 Sqmf 80 Sgm =13
Height: ~ 8 Storeys

Approximate Parking: 16 additional parking
stalls are required

* Assumptions:
Residential Apartment: 1.25 car / unit (unit
area =~80 59 m for 2 bedrooms,

lote: Kepresentation of propos nsity mass Is approximate



Density Bonus Analysis - Examples

Approved: Sfatistics
Site Area: 3,0964 Sqm

| Tenure: Rental

|| FAR: 1.62

, Units: 58
Height: 6 Storeys (18.5 m)

| Parking: 72 Stalls provided

......

Approved: Stafistics
Site Area: 2,780.87 Sqm
Tenure: Rental

! FAR 145

Units: 48

Height: 4 Storeys (13.5 m)

Parking: 78 Stalls provided

Built: DP Issued - 8/22/2019

599 Clement Ave

Additional Density: Proposed “Draft” Zoning By-law

Site Area: 3,096.4 Sgm
Tenure: Rental

MF3: FAR (1.75 base FAR + 0.3 bonus FAR
+ bonus rental 0.2 FAR): 2.25
2.25- 1.62 (approved) = 0.63 FAR additional

Allocated 0.13 to exisﬁni built form

Existing/Approved built form

Approximate Additional Units: (4+B+C+D)
Net Floor Area = ~ 1,968 5q m/ B0 Sqm = 24
Height: ~ 8 Storeys

Approximate Parking: 30 additional parking
stalls are required

* Assumptions:
Residential Apartment: 1.25 car / unit (unit
area = ~80 Sq m for 2 bedrooms)

1165 Sutherland Ave

Additional Density: Proposed “Draft” Zoning By-law
Site Area: 2,780.87 Sqm
Tenure: Rental

MF3: FAR (1.3 base FAR + 0.3 bonus FAR +
bonus rental 0.2 FAR): 1.8

1.8-1.46 Iaiﬁved = 034 FAR additional

Existing/Approved built form

Approximate Additional Units: (4) Net Floor
Area =~850 Sqm/ 80 Sgm =12
Height: ~ 5 Storeys

Approximate Parking: 15 additional parking
stalls are required

* Assumptions:
Residential Apartment: 1.25 car / unit (unit
area = ~80 Sq m for 2 bedrooms]

Density Comparison: Current and Pro
-~ Note Represeniation of proposed density mass Is approximate
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Summa ry Kelowna

»City need for two key priorities

» More rental and affordable
housing options

»Public sidewalk system

»Density Bonus Program is a tool that
can help achieve these objectives

»Supported by 2040 OCP policies
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Next Ste PS Kelowna

» Council endorse the proposed
new Density Bonus Program in
concept

»Final new Zoning Bylaw - Initial
Consideration in mid May 2022



Conclusion of Staff Remarks



