
 

Development Permit & Development Variance Permit 

DP24-0116 DVP24-0117  
 

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

1021 Lawson Ave 

and legally known as 

Lot A District Lot 138 ODYD Plan EPP121306 

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

Apartment Housing 

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

 

Date of Council Approval: August 26, 2025 

Development Permit Area: Form and Character 

Existing Zone:   MF3r – Apartment Housing Rental Only zone 

Future Land Use Designation:  C-NHD – Core Area Neighbourhood 

This Development Permit is valid for two (2) years from the date of approval, with no opportunity to extend. 

 

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:    1288384 BC Ltd. 

Applicant:   Bluegreen Architecture 

 
 
 
 
________________________________________   _______________________________________ 

Nola Kilmartin       Date of Issuance 
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 

THAT Council authorizes the issuance of Development Permit No. DP24-0116 and Development Variance Permit No. DVP24-0117 
for Lot A District Lot 138 ODYD Plan EPP121306 located at 1021 Lawson Ave, Kelowna, BC, subject to the following: 

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”; 

d) The applicant be required to post with the City a Landscape Performance Security deposit in the amount of 125% of the 
estimated value of the Landscape Plan, as determined by a Registered Landscape Architect; 

e) The applicant be required to make a payment into the Public Amenity & Streetscape Capital Reserve Fund as established 
by Bylaw No. 12386 in accordance with Table 6.8.a. in Zoning Bylaw No. 12375;  

AND THAT variances to the following sections of Zoning Bylaw No. 12375 be granted:  

Table 7.2 –Tree & Landscaping Planting Requirements 

To vary the minimum ratio between tree sizes from 50% large trees required to 25% large trees proposed. 

Table 7.2 –Tree & Landscaping Planting Requirements 

To vary the minimum soft landscaping area from 75% required to 61% proposed.  

Section 13: Multi-Dwelling Zones – Section 13.5  - Development Regulations 

To vary the minimum side yard setback from 3.0 m permitted to 0.1 m proposed. 

Section 13: Multi-Dwelling Zones – Section 13.5  - Development Regulations (footnote .4) 

To vary the minimum rear yard setback for a parkade with lane access from 1.5 m permitted to 0.1 m proposed. 

AND FURTHER THAT this Development Permit and Development Variance Permit is valid for two (2) years from the 
date of Council approval, with no opportunity to extend. 

AND FURTHER THAT this Development Permit is valid for two (2) years from the date of Council 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 owner of the day. Should the Developer carry out the development as 
per the conditions of this permit, the security shall be returned to the Developer or his or her designate following proof of Substantial 
Compliance as defined in Bylaw No. 12310. There is filed accordingly: 
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a) An Irrevocable Letter of Credit OR certified cheque OR a Surety Bond in the amount of $49,056.75 

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. PUBLIC AMENITY & STREETSCAPE CAPITAL RESERVE FUND  

Public Amenity & Streetscape Capital Reserve Fund Payment in the amount of $15,834.89 required for 761 m2 lot area as part of 

the proposed development. 

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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Kamloopsalpine@hotmail.com

DP101
01 OFFSITE LANDSCAPE PLAN

SCALE 1:100

NOTES
1. ALL PLANTING SHOULD CONFORM TO THE BC LANDSCAPE STANDARDS, CURRENT EDITION, FOR

MINIMUM PLANT AND INSTALLATION SPECIFICATIONS.
2. ALL REQUIRED LANDSCAPE AREAS AND INSTALLATIONS INCLUDING IRRIGATION REQUIREMENTS

SHALL MEET OR EXCEED THE CANADIAN LANDSCAPE STANDARD (CLS) AS JOINTLY PUBLISHED BY THE
CANADIAN SOCIETY OF LANDSCAPE ARCHITECTS AND THE CANADIAN NURSERY LANDSCAPE
ASSOCIATION.

3. ALL REQUIRED LANDSCAPE AREAS AND INSTALLATIONS SHALL BE REGULARLY MAINTAINED BY
PROPERTY OWNERS TO MEET OR EXCEED THE CANADIAN LANDSCAPE STANDARD.

(A) THE LANDSCAPE MAINTENANCE REQUIREMENTS SHALL ADDRESS/PROVIDE FOR THE
FOLLOWING ITEMS REGARDING PLANT MATERIAL:WATERING, MULCHING, PRUNING,
FERTILIZING, LIMING AND TREE SUPPORT AS WELL AS WEED, PEST, AND DISEASE CONTROL.

(B) THE LANDSCAPE MAINTENANCE REQUIREMENTS SHALL ADDRESS/PROVIDE FOR THE
FOLLOWING ITEMS REGRADING LAWNS AND GRASS AREAS: WATERING, FERTILIZING, LIMING,
MOWING, TRIMMING, EDGING, AERATION AND REPAIRS (REGRADING, RESEEDING OR
RESODDING) AS WELL AS WEED, INSECT, AND DISEASE CONTROL.

(C) THE EXECUTION OF THE ABOVE-MENTIONED LANDSCAPE MAINTENANCE REQUIREMENTS
SHALL TAKE PLACE ON A REGULAR BASIS AS TO ENSURE A HEALTHY, NEAT, AND ORDERLY
APPEARANCE THROUGHOUT THE YEAR.

4. ALL DECIDUOUS TREES SHALL HAVE A MINIMUM CLEAR STEM HEIGHT OF 1.5 M.
5. ALL LANDSCAPE AREAS SHALL BE WATERED BY A FULLY AUTOMATIC IRRIGATION SYSTEM. NO

RUN-OFF ONTO SIDEWALKS, STREETS, OR PARKING AREAS SHALL BE PERMITTED.

COMMON NAME QTYBOTANICAL NAME

TREES
Acer rubrum "bowhall" BOWHALL RED MAPLE 6cm CAL.3

*PLANT QUANTITIES ESTIMATED ONLY. NOT FOR PRICING*
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1021 LAWSON AVENUE,
KELOWNA, BC

LANDSCAPE MASTERPLANS

1288384 BC Ltd
940 Glasgow Place
Kamloops, BC, V1S 1L2
Attn: Paul Sangha
(250) 574.6545
Kamloopsalpine@hotmail.com

DP102
01 ONSITE LANDSCAPE PLAN LEVEL 01

SCALE 1:100

NOTES
1. ALL PLANTING SHOULD CONFORM TO THE BC LANDSCAPE STANDARDS, CURRENT EDITION, FOR

MINIMUM PLANT AND INSTALLATION SPECIFICATIONS.
2. ALL REQUIRED LANDSCAPE AREAS AND INSTALLATIONS INCLUDING IRRIGATION REQUIREMENTS

SHALL MEET OR EXCEED THE CANADIAN LANDSCAPE STANDARD (CLS) AS JOINTLY PUBLISHED BY THE
CANADIAN SOCIETY OF LANDSCAPE ARCHITECTS AND THE CANADIAN NURSERY LANDSCAPE
ASSOCIATION.

3. ALL REQUIRED LANDSCAPE AREAS AND INSTALLATIONS SHALL BE REGULARLY MAINTAINED BY
PROPERTY OWNERS TO MEET OR EXCEED THE CANADIAN LANDSCAPE STANDARD.

(A) THE LANDSCAPE MAINTENANCE REQUIREMENTS SHALL ADDRESS/PROVIDE FOR THE
FOLLOWING ITEMS REGARDING PLANT MATERIAL:WATERING, MULCHING, PRUNING,
FERTILIZING, LIMING AND TREE SUPPORT AS WELL AS WEED, PEST, AND DISEASE CONTROL.

(B) THE LANDSCAPE MAINTENANCE REQUIREMENTS SHALL ADDRESS/PROVIDE FOR THE
FOLLOWING ITEMS REGRADING LAWNS AND GRASS AREAS: WATERING, FERTILIZING, LIMING,
MOWING, TRIMMING, EDGING, AERATION AND REPAIRS (REGRADING, RESEEDING OR
RESODDING) AS WELL AS WEED, INSECT, AND DISEASE CONTROL.

(C) THE EXECUTION OF THE ABOVE-MENTIONED LANDSCAPE MAINTENANCE REQUIREMENTS
SHALL TAKE PLACE ON A REGULAR BASIS AS TO ENSURE A HEALTHY, NEAT, AND ORDERLY
APPEARANCE THROUGHOUT THE YEAR.

4. ALL DECIDUOUS TREES SHALL HAVE A MINIMUM CLEAR STEM HEIGHT OF 1.5 M.
5. ALL LANDSCAPE AREAS SHALL BE WATERED BY A FULLY AUTOMATIC IRRIGATION SYSTEM. NO

RUN-OFF ONTO SIDEWALKS, STREETS, OR PARKING AREAS SHALL BE PERMITTED.

COMMON NAME

DAKOTA PINNACLE BIRCH
COMMON HACKBERRY

REBLOOMING MOUNTAIN HYDRANGEA
BLUE ARROW JUNIPER
NEST SPRUCE
ANTHONY WATERER SPIREA

LADY FERN
FOERSTER'S FEATHER REED GRASS
MOONBEAM THREADLEAF TICKSEED
LITTLE JOE DWARF JOE PYE
HIDCOTE ENGLISH LAVENDER
LITTLE BLUESTEM

QTYBOTANICAL NAME

TREES
Betula platyphylla 'fargo'
Celtis occidentalis

SHRUBS
Hydrangea serrata 'tuff stuff ah-ha'
Juniperus virginiana 'blue arrow'
Picea abies 'nidiformis'
Spiraea bumalda 'anthony waterer'

PERENNIALS, GRASSES & VINES
Athyrium filix-femina
Calamagrostis acutiflora 'karl foerster'
Coreopsis verticillata 'moonbeam'
Eupatorium dubium 'little joe'
Lavandula angustifolia 'hidcote'
Schizachyrium scoparium 'the blues'

*PLANT QUANTITIES ESTIMATED ONLY. NOT FOR PRICING*
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ZONING BYLAW 12375 LANDSCAPE SUMMARY

N

3cm CAL.
5cm CAL.

#02 CONT. /1.5M O.C. SPACING
MIN. 1.5m HT./1.2M O.C. SPACING
#02 CONT. /2.0M O.C. SPACING
#02 CONT. /1.5M O.C. SPACING

#01 CONT. /1.2M O.C. SPACING
#01 CONT. /1.2M O.C. SPACING
#01 CONT. /1.0M O.C. SPACING
#01 CONT. /1.8M O.C. SPACING
#01 CONT. /1.0M O.C. SPACING
#01 CONT. /1.5M O.C. SPACING

7
1

10
18
4
10

12
12
8
8
12
8

Organic Surface within Front and
Rear Landscape Area: 98 sq.m
Organic surface percentage
98 sq.m / 160 sq.m
= 61% soil-based landscaping
(organic root possible zone)
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ROOF PLAN
DP103
01 LANDSCAPE ROOF PLAN

SCALE 1:100

0 10M

GRAPHIC SCALE 1:100

42 6 8

ZONING BYLAW 12375 LANDSCAPE SUMMARY

NOTES
1. ALL PLANTING SHOULD CONFORM TO THE BC LANDSCAPE STANDARDS, CURRENT EDITION, FOR

MINIMUM PLANT AND INSTALLATION SPECIFICATIONS.
2. ALL REQUIRED LANDSCAPE AREAS AND INSTALLATIONS INCLUDING IRRIGATION REQUIREMENTS

SHALL MEET OR EXCEED THE CANADIAN LANDSCAPE STANDARD (CLS) AS JOINTLY PUBLISHED BY THE
CANADIAN SOCIETY OF LANDSCAPE ARCHITECTS AND THE CANADIAN NURSERY LANDSCAPE
ASSOCIATION.

3. ALL REQUIRED LANDSCAPE AREAS AND INSTALLATIONS SHALL BE REGULARLY MAINTAINED BY
PROPERTY OWNERS TO MEET OR EXCEED THE CANADIAN LANDSCAPE STANDARD.

(A) THE LANDSCAPE MAINTENANCE REQUIREMENTS SHALL ADDRESS/PROVIDE FOR THE
FOLLOWING ITEMS REGARDING PLANT MATERIAL:WATERING, MULCHING, PRUNING,
FERTILIZING, LIMING AND TREE SUPPORT AS WELL AS WEED, PEST, AND DISEASE CONTROL.

(B) THE LANDSCAPE MAINTENANCE REQUIREMENTS SHALL ADDRESS/PROVIDE FOR THE
FOLLOWING ITEMS REGRADING LAWNS AND GRASS AREAS: WATERING, FERTILIZING, LIMING,
MOWING, TRIMMING, EDGING, AERATION AND REPAIRS (REGRADING, RESEEDING OR
RESODDING) AS WELL AS WEED, INSECT, AND DISEASE CONTROL.

(C) THE EXECUTION OF THE ABOVE-MENTIONED LANDSCAPE MAINTENANCE REQUIREMENTS
SHALL TAKE PLACE ON A REGULAR BASIS AS TO ENSURE A HEALTHY, NEAT, AND ORDERLY
APPEARANCE THROUGHOUT THE YEAR.

4. ALL DECIDUOUS TREES SHALL HAVE A MINIMUM CLEAR STEM HEIGHT OF 1.5 M.
5. ALL LANDSCAPE AREAS SHALL BE WATERED BY A FULLY AUTOMATIC IRRIGATION SYSTEM. NO

RUN-OFF ONTO SIDEWALKS, STREETS, OR PARKING AREAS SHALL BE PERMITTED.

COMMON NAME

DAKOTA PINNACLE BIRCH
COMMON HACKBERRY

REBLOOMING MOUNTAIN HYDRANGEA
BLUE ARROW JUNIPER
NEST SPRUCE
ANTHONY WATERER SPIREA

LADY FERN
FOERSTER'S FEATHER REED GRASS
MOONBEAM THREADLEAF TICKSEED
LITTLE JOE DWARF JOE PYE
HIDCOTE ENGLISH LAVENDER
LITTLE BLUESTEM

3cm CAL.
5cm CAL.

#02 CONT. /1.5M O.C. SPACING
MIN. 1.5m HT./1.2M O.C. SPACING
#02 CONT. /2.0M O.C. SPACING
#02 CONT. /1.5M O.C. SPACING

#01 CONT. /1.2M O.C. SPACING
#01 CONT. /1.2M O.C. SPACING
#01 CONT. /1.0M O.C. SPACING
#01 CONT. /1.8M O.C. SPACING
#01 CONT. /1.0M O.C. SPACING
#01 CONT. /1.5M O.C. SPACING

QTY

7
1

19
34
8
19

23
23
15
15
23
15

BOTANICAL NAME

TREES
Betula platyphylla 'fargo'
Celtis occidentalis

SHRUBS
Hydrangea serrata 'tuff stuff ah-ha'
Juniperus virginiana 'blue arrow'
Picea abies 'nidiformis'
Spiraea bumalda 'anthony waterer'

PERENNIALS, GRASSES & VINES
Athyrium filix-femina
Calamagrostis acutiflora 'karl foerster'
Coreopsis verticillata 'moonbeam'
Eupatorium dubium 'little joe'
Lavandula angustifolia 'hidcote'
Schizachyrium scoparium 'the blues'

*PLANT QUANTITIES ESTIMATED ONLY. NOT FOR PRICING*

SIZE (S/H & CALIPER)

ONSITE PLANTING LIST

N

IRG

GENERAL LEGEND

SP

PAVING LEGEND

PLANTING LEGEND

UTILITIES LEGEND

FURNITURE LEGEND

MB

EXISTING
PROPERTY LINE

NEW
PROPERTY LINE

SETBACK

ROW / UTILITY
CORRIDOR

PEDESTRIAN SIGNAGE

IMPERVIOUS PAVING
(CONCRETE/ASPHALT)

GRAVEL PAVING

ARTIFICIAL TURF

WOODEN DECKING

ELECTRICAL LINE

WATER LINE

GAS LINE

STORM LINE

SANITARY LINE

IRRIGATION LINE

SANITARY MANHOLE
/ CATCH BASIN

STORM MANHOLE
/ CATCH BASIN

SOLID WOOD CEDAR
FENCE 1.2M

SOLID WOOD CEDAR
FENCE 2.0M

BASEMENT LINE

BUILDING ENTRANCE

STOP SIGNAGE

PERVIOUS PAVING
(PAVING STONE)

PEDESTAL PAVING

PLAYGROUND
SURFACING

SOIL CELLS

LIGHT POLE

WATER METER

UTILITIES BOX

HYDRANT

STORM CATCH BASIN

VALVE

STORM PIPE CAP SANITARY PIPE CAP

IDENTIFICATION SIGN

PERGOLA

PLANTER BOX

FIXED BENCH

FIXED GARBAGE CAN

MAILBOXES

WASTE AND
RECYCLING MOLOKS

SHRUB PLANTINGS

FENCES & WALLS LEGEND

WALL

BIKE RACK

PERENNIAL, GROUND COVER &
SEASONAL PLANTINGS

GRASS PLANTING

LIVE ROOF

MULCH
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1021 LAWSON AVENUE,
KELOWNA, BC

LANDSCAPE MASTERPLANS

1288384 BC Ltd
940 Glasgow Place
Kamloops, BC, V1S 1L2
Attn: Paul Sangha
(250) 574.6545
Kamloopsalpine@hotmail.com

WATER CONSERVATION PLAN
DP201
01 WATER CONSERVATOIN PLAN

SCALE 1:100

0 10M

GRAPHIC SCALE 1:100

42 6 8

WATER CONSERVATION
CALCULATIONS
1. LANDSCAPE MAXIMUM WATER BUDGET (WB)= 127 CU.M./ YEAR
2. ESTIMATED LANDSCAPE WATER USE (WU)= 65 CU.M./ YEAR
3. WATER BALANCE : 62 CU.M. / YEAR

* REFER ATTACHED IRRIGATION APPLICATION FOR DETAILED
CALCULATIONS

IRRIGATION LEGEND
ZONE # 1: UNWATERED PERVIOUS AREAS
INCLUDING MULCH, PERVIOUS PAVING,
NATURALIZED MEADOWS, AND SWIMMING
OR ORNAMENTAL POOLS.
HYDROZONE AREA (SQ.M) : 34.45
ESTIMATED WATER USE (CU.M) :  N/A

ZONE #2: LOW WATER USE PLANTS AND
HIGH-EFFICIENCY IRRIGATION.
HYDROZONE AREA (SQ.M) : 0
ESTIMATED WATER USE (CU.M) :

ZONE #3: LOW WATER USE PLANTS AND
MODERATE-EFFICIENCY IRRIGATION.
HYDROZONE AREA (SQ.M) : 0
ESTIMATED WATER USE (CU.M) :

ZONE #4: MODERATE WATER USE PLANTS
AND HIGH-EFFICIENCY.
HYDROZONE AREA (SQ.M) :165
ESTIMATED WATER USE (CU.M) : 55

ZONE #5: MODERATE WATER USE PLANTS
AND MODERATE-EFFICIENCY IRRIGATION.
HYDROZONE AREA (SQ.M) : 0
ESTIMATED WATER USE (CU.M) :

ZONE #6: HIGH WATER USE PLANTS AND
HIGH-EFFICIENCY IRRIGATION.
HYDROZONE AREA (SQ.M) :
ESTIMATED WATER USE (CU.M) :

ZONE #7: MODERATE WATER USE PLANTS
AND MODERATE-EFFICIENCY IRRIGATION.
HYDROZONE AREA (SQ.M) : 0
ESTIMATED WATER USE (CU.M) :

ZONE #8: WATERED MOWN LAWN AREAS,
LOW EFFICIENCY-IRRIGATION
HYDROZONE AREA (SQ.M) : 11.6
ESTIMATED WATER USE (CU.M) : 10

ZONE #9: SPECIAL LANDSCAPE AREAS (SLA)
VEGETABLE GARDEN, HIGH-EFFICIENCY
IRRIGATION.
HYDROZONE AREA (SQ.M): 0
ESTIMATED WATER USE (CU.M):

IRRIGATION NOTES
1. IRRIGATION PRODUCTS AND INSTALLATION METHODS SHALL

MEET OR EXCEED THE REQUIREMENTS OF THE WATER USE
REGULATION BYLAW NO. 10480 AND THE SUPPLEMENTARY
SPECIFICATIONS IN THE CITY OF KELOWNA BYLAW 7900
(PART 6, SCHEDULE 5).

2. THE IRRIGATION SYSTEM SHALL MEET THE REQUIREMENTS,
REGULATIONS, AND BYLAWS OF THE WATER PURVEYOR.

3. THE IRRIGATION SYSTEM SHALL BE EQUIPPED WITH AN
APPROVED BACKFLOW PREVENTION DEVICE, WATER
METER, AND SHUT OFF VALVE LOCATED OUTSIDE THE
BUILDING ACCESSIBLE TO THE CITY.

4. AN APPROVED SMART CONTROLLER SHALL BE INSTALLED.
THE IRRIGATION SCHEDULING TIMES SHALL UTILIZE A
MAXIMUM ET VALUE OF 7" / MONTH (KELOWNA JULY ET),
TAKING INTO CONSIDERATION SOIL TYPE, SLOPE, AND
MICROCLIMATE.

5. DRIP LINE AND EMITTERS SHALL INCORPORATE
TECHNOLOGY TO LIMIT ROOT INTRUSION.

6. IRRIGATION SLEEVES SHALL BE INSTALLED TO ROUTE
IRRIGATION LINES UNDER HARD SURFACES AND FEATURES.

7. IRRIGATION PIPE SHALL BE SIZED TO ALLOW FOR A
MAXIMUM FLOW OF 1.5m /SEC.

8. A FLOW SENSOR AND MASTER VALVE SHALL BE
CONNECTED TO THE CONTROLLER AND PROGRAMMED TO
STOP FLOW TO THE SYSTEM IN CASE OF AN IRRIGATION
WATER LEAK.

N/A

N/A

N/A

N/A

N/A

GENERAL LEGEND
EXISTING
PROPERTY LINE

NEW
PROPERTY LINE

SETBACK

ROW / UTILITY
CORRIDOR

BASEMENT LINE

BUILDING ENTRANCE

N/A

ZONE #1

ZONE #4

N

ZONE #8

JIssler
Schedule_1



DP24-0116 DVP24-0117 
July 22, 2025 

 

 

  

JIssler
Attachment_1



DP24-0116 DVP24-0117 
July 22, 2025 

 

Consideration has been given to the following guidelines as identified in Chapter 18 of the City of 

Kelowna 2040 Official Community Plan: 

SECTION 2.0: GENERAL RESIDENTIAL AND MIXED USE 

RATE PROPOSALS COMPLIANCE TO PERTINENT GUIDELINE  
(1 is least complying & 5 is highly complying)  

N/A 1 2 3 4 5 

2.1 General residential & mixed use guidelines 

2.1.1 Relationship to the Street N/A 1 2 3 4 5 

a. Orient primary building facades and entries to the fronting street 
or open space to create street edge definition and activity. 

     x 

b. On corner sites, orient building facades and entries to both 
fronting streets. 

x      

c. Minimize the distance between the building and the sidewalk to 
create street definition and a sense of enclosure. 

    x  

d. Locate and design windows, balconies, and street-level uses to 
create active frontages and ‘eyes on the street’, with additional 
glazing and articulation on primary building facades. 

     x 

e. Ensure main building entries are clearly visible with direct sight 
lines from the fronting street. 

     x 

f. Avoid blank, windowless walls along streets or other public open 
spaces. 

     x 

g. Avoid the use of roll down panels and/or window bars on retail and 
commercial frontages that face streets or other public open 
spaces. 

x      

h. In general, establish a street wall along public street frontages to 
create a building height to street width ration of 1:2, with a 
minimum ration of 11:3 and a maximum ration of 1:1.75. 

• Wider streets (e.g. transit corridors) can support greater streetwall 
heights compared to narrower streets (e.g. local streets); 

• The street wall does not include upper storeys that are setback 
from the primary frontage; and 

• A 1:1 building height to street width ration is appropriate for a lane 
of mid-block connection condition provided the street wall height 
is no greater than 3 storeys. 

     x 

2.1.2 Scale and Massing N/A 1 2 3 4 5 

a. Provide a transition in building height from taller to shorter 
buildings both within and adjacent to the site with consideration 
for future land use direction. 

    x  

b. Break up the perceived mass of large buildings by incorporating 
visual breaks in facades. 

     x 

c. Step back the upper storeys of buildings and arrange the massing 
and siting of buildings to: 

• Minimize the shadowing on adjacent buildings as well as public 
and open spaces such as sidewalks, plazas, and courtyards; and 

• Allow for sunlight onto outdoor spaces of the majority of ground 
floor units during the winter solstice. 

    x  
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2.1.3 Site Planning N/A 1 2 3 4 5 

a. Site and design buildings to respond to unique site conditions and 
opportunities, such as oddly shaped lots, location at prominent 
intersections, framing of important open spaces, corner lots, sites 
with buildings that terminate a street end view, and views of 
natural features. 

    x  

b. Use Crime Prevention through Environmental Design (CPTED) 
principles to better ensure public safety through the use of 
appropriate lighting, visible entrances, opportunities for natural 
surveillance, and clear sight lines for pedestrians. 

     x 

c. Limit the maximum grades on development sites to 30% (3:1)      x 

d. Design buildings for ‘up-slope’ and ‘down-slope’ conditions 
relative to the street by using strategies such as: 

• Stepping buildings along the slope, and locating building 
entrances at each step and away from parking access where 
possible; 

• Incorporating terracing to create usable open spaces around the 
building 

• Using the slope for under-building parking and to screen service 
and utility areas; 

• Design buildings to access key views; and 

• Minimizing large retaining walls (retaining walls higher than 1 m 
should be stepped and landscaped). 

x      

e. Design internal circulation patterns (street, sidewalks, pathways) 
to be integrated with and connected to the existing and planed 
future public street, bicycle, and/or pedestrian network. 

     x 

f. Incorporate easy-to-maintain traffic calming features, such as on-
street parking bays and curb extensions, textured materials, and 
crosswalks. 

x      

g. Apply universal accessibility principles to primary building entries, 
sidewalks, plazas, mid-block connections, lanes, and courtyards 
through appropriate selection of materials, stairs, and ramps as 
necessary, and the provision of wayfinding and lighting elements. 

     x 

2.1.4 Site Servicing, Access, and Parking N/A 1 2 3 4 5 

a. Locate 0ff-street parking and other ‘back-of-house’ uses (such as 
loading, garbage collection, utilities, and parking access) away 
from public view. 

     x 

b. Ensure utility areas are clearly identified at the development 
permit stage and are located to not unnecessarily impact public or 
common open spaces. 

     x 

c. Avoid locating off-street parking between the front façade of a 
building and the fronting public street. 

     x 

d. In general, accommodate off-street parking in one of the 
following ways, in order of preference: 

• Underground (where the high water table allows) 

• Parking in a half-storey (where it is able to be accommodated to 
not negatively impact the street frontage); 

     x 
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• Garages or at-grade parking integrated into the building (located 
at the rear of the building); and  

• Surface parking at the rear, with access from the lane or 
secondary street wherever possible. 

e. Design parking areas to maximize rainwater infiltration through 
the use of permeable materials such as paving blocks, permeable 
concrete, or driveway planting strips. 

x      

f. In cases where publicly visible parking is unavoidable, screen using 
strategies such as: 

• Landscaping; 

• Trellises; 

• Grillwork with climbing vines; or 

• Other attractive screening with some visual permeability. 

x      

g. Provide bicycle parking at accessible locations on site, including: 

• Covered short-term parking in highly visible locations, such as 
near primary building entrances; and 

• Secure long-term parking within the building or vehicular parking 
area. 

     x 

h. Provide clear lines of site at access points to parking, site 
servicing, and utility areas to enable casual surveillance and safety. 

     x 

i. Consolidate driveway and laneway access points to minimize curb 
cuts and impacts on the pedestrian realm or common open 
spaces. 

     x 

j. Minimize negative impacts of parking ramps and entrances 
through treatments such as enclosure, screening, high quality 
finishes, sensitive lighting and landscaping. 

    x  

2.1.5 Streetscapes, Landscapes, and Public Realm Design N/A 1 2 3 4 5 

a. Site buildings to protect mature trees, significant vegetation, and 
ecological features. 

x      

b. Locate underground parkades, infrastructure, and other services 
to maximize soil volumes for in-ground plantings. 

   x   

c. Site trees, shrubs, and other landscaping appropriately to 
maintain sight lines and circulation. 

     x 

d. Design attractive, engaging, and functional on-site open spaces 
with high quality, durable, and contemporary materials, colors, 
lighting, furniture, and signage. 

     x 

e. Ensure site planning and design achieves favourable microclimate 
outcomes through strategies such as: 

• Locating outdoor spaces where they will receive ample sunlight 
throughout the year; 

• Using materials and colors that minimize heat absorption;  

• Planting both evergreen and deciduous trees to provide a balance 
of shading in the summer and solar access in the winter; and 

• Using building mass, trees and planting to buffer wind. 

     x 

f. Use landscaping materials that soften development and enhance 
the public realm. 

     x 
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g. Plant native and/or drought tolerant trees and plants suitable for 
the local climate. 

     x 

h. Select trees for long-term durability, climate and soil suitability, 
and compatibility with the site’s specific urban conditions. 

     x 

i. Design sites and landscapes to maintain the pre-development 
flows through capture, infiltration, and filtration strategies, such 
as the use of rain gardens and permeable surfacing. 

x      

j. Design sites to minimize water use for irrigation by using 
strategies such as: 

• Designing planting areas and tree pits to passively capture 
rainwater and stormwater run-off; and 

• Using recycled water irrigation systems. 

    x  

k. Create multi-functional landscape elements wherever possible, 
such as planting areas that also capture and filter stormwater or 
landscape features that users can interact with. 

    x  

l. Select materials and furnishings that reduce maintenance 
requirements and use materials and site furnishings that are 
sustainably sourced, re-purposed or 100% recycled. 

x      

m. Use exterior lighting to complement the building and landscape 
design, while: 

• Minimizing light trespass onto adjacent properties; 

• Using full cut-off lighting fixtures to minimize light pollution; and 

• Maintaining lighting levels necessary for safety and visibility. 

     x 

n. Employ on-site wayfinding strategies that create attractive and 
appropriate signage for pedestrians, cyclists, and motorists using 
a ‘family’ of similar elements. 

     x 

2.1.6 Building Articulation, Features and Materials N/A 1 2 3 4 5 

a. Express a unified architectural concept that incorporates variation 
in façade treatments. Strategies for achieving this include: 

• Articulating facades by stepping back or extending forward a 
portion of the façade to create a series of intervals or breaks; 

• Repeating window patterns on each step-back and extension 
interval; 

• Providing a porch, patio, or deck, covered entry, balcony and/or 
bay window for each interval; and 

• Changing the roof line by alternating dormers, stepped roofs, 
gables, or other roof elements to reinforce each interval. 

     x 

b. Incorporate a range of architectural features and details into 
building facades to create visual interest, especially when 
approached by pedestrians. Include architectural features such as: 
bay windows and balconies; corner feature accents, such as turrets 
or cupolas; variations in roof height, shape and detailing; building 
entries; and canopies and overhangs. 
 
Include architectural details such as: Masonry such as tiles, brick, 
and stone; siding including score lines and varied materials to 
distinguish between floors; articulation of columns and pilasters; 

    x  
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ornamental features and art work; architectural lighting; grills and 
railings; substantial trim details and moldings / cornices; and 
trellises, pergolas, and arbors. 

c. Design buildings to ensure that adjacent residential properties 
have sufficient visual privacy (e.g. by locating windows to 
minimize overlook and direct sight lines into adjacent units), as 
well as protection from light trespass and noise. 

    x  

d. Design buildings such that their form and architectural character 
reflect the buildings internal function and use. 

     x 

e. Incorporate substantial, natural building materials such as 
masonry, stone, and wood into building facades. 

    x  

f. Provide weather protection such as awnings and canopies at 
primary building entries. 

     x 

g. Place weather protection to reflect the building’s architecture.      x 

h. Limit signage in number, location, and size to reduce visual clutter 
and make individual signs easier to see.  

     x 

i. Provide visible signage identifying building addresses at all 
entrances. 

     x 

 

SECTION 4.0: LOW & MID-RISE RESIDENTIAL MIXED USE 

RATE PROPOSALS COMPLIANCE TO PERTINENT GUIDELINE  
(1 is least complying & 5 is highly complying)  

N/A 1 2 3 4 5 

4.1 Low & mid-rise residential & mixed use guidelines 

4.1.1 Relationship to the Street N/A 1 2 3 4 5 

i. Ensure lobbies and main building entries are clearly visible from 
the fronting street. 

     x 

j. Avoid blank walls at grade wherever possible by: 

• Locating enclosed parking garages away from street frontages or 
public open spaces; 

• Using ground-oriented units or glazing to avoid creating dead 
frontages; and 

• When unavoidable, screen blank walls with landscaping or 
incorporate a patio café or special materials to make them more 
visually interesting. 

     x 

Residential & Mixed Use Buildings  

k. Set back residential buildings on the ground floor between 3-5 m 
from the property line to create a semi-private entry or transition 
zone to individual units and to allow for an elevated front 
entryway or raised patio. 

• A maximum 1.2 m height (e.g. 5-6 steps) is desired for front 
entryways. 

• Exceptions can be made in cases where the water table requires 
this to be higher. In these cases, provide a larger patio and screen 
parking with ramps, stairs and landscaping. 

     x 
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l. Incorporate individual entrances to ground floor units accessible 
from the fronting street or public open spaces. 

     x 

m. Site and orient buildings so that windows and balconies overlook 
public streets, parks, walkways, and shared amenity spaces while 
minimizing views into private residences. 

     x 

4.1.2 Scale and Massing N/A 1 2 3 4 5 

a. Residential building facades should have a maximum length of 60 
m. A length of 40 m is preferred. 

     x 

b. Residential buildings should have a maximum width of 24 m.      x 

c. Buildings over 40 m in length should incorporate a significant 
horizontal and vertical break in the façade. 

x      

d. For commercial facades, incorporate a significant break at 
intervals of approximately 35 m. 

x      

4.1.3 Site Planning N/A 1 2 3 4 5 

a. On sloping sites, floor levels should step to follow natural grade 
and avoid the creation of blank walls. 

x      

b. Site buildings to be parallel to the street and to have a distinct 
front-to-back orientation to public street and open spaces and to 
rear yards, parking, and/or interior court yards: 

• Building sides that interface with streets, mid-block connections 
and other open spaces and should positively frame and activate 
streets and open spaces and support pedestrian activity; and 

• Building sides that are located away from open spaces (building 
backs) should be designed for private/shared outdoor spaces and 
vehicle access. 

x      

c. Break up large buildings with mid-block connections which should 
be publicly-accessible wherever possible. 

x      

d. Ground floors adjacent to mid-block connections should have 
entrances and windows facing the mid-block connection. 

x      

4.1.4 Site Servicing, Access and Parking N/A 1 2 3 4 5 

a. Vehicular access should be from the lane. Where there is no lane, 
and where the re-introduction of a lane is difficult or not possible, 
access may be provided from the street, provided: 

• Access is from a secondary street, where possible, or from the 
long face of the block; 

• Impacts on pedestrians and the streetscape is minimised; and 

• There is no more than one curb cut per property. 

     x 

b. Above grade structure parking should only be provided in 
instances where the site or high water table does not allow for 
other parking forms and should be screened from public view with 
active retail uses, active residential uses, architectural or 
landscaped screening elements. 

     x 

c. Buildings with ground floor residential may integrate half-storey 
underground parking to a maximum of 1.2 m above grade, with 
the following considerations: 

     x 
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• Semi-private spaces should be located above to soften the edge 
and be at a comfortable distance from street activity; and 

• Where conditions such as the high water table do not allow for this 
condition, up to 2 m is permitted, provided that entryways, stairs, 
landscaped terraces, and patios are integrated and that blank 
walls and barriers to accessibility are minimized. 

4.1.5 Publicly-Accessible and Private Open Spaces N/A 1 2 3 4 5 

a. Integrate publicly accessible private spaces (e.g. private 
courtyards accessible and available to the public) with public open 
areas to create seamless, contiguous spaces. 

x      

b. Locate semi-private open spaces to maximize sunlight 
penetration, minimize noise disruptions, and minimize ‘overlook’ 
from adjacent units. 

     x 

Rooftop Amenity Spaces   

c. Design shared rooftop amenity spaces (such as outdoor recreation 
space and rooftop gardens on the top of a parkade) to be 
accessible to residents and to ensure a balance of amenity and 
privacy by: 

• Limiting sight lines from overlooking residential units to outdoor 
amenity space areas through the use of pergolas or covered areas 
where privacy is desired; and 

• Controlling sight lines from the outdoor amenity space into 
adjacent or nearby residential units by using fencing, landscaping, 
or architectural screening. 

     x 

d. Reduce the heat island affect by including plants or designing a 
green roof, with the following considerations: 

• Secure trees and tall shrubs to the roof deck; and 

• Ensure soil depths and types are appropriate for proposed plants 
and ensure drainage is accommodated. 

    x  

4.1.6 Building Articulation, Features, and Materials N/A 1 2 3 4 5 

a. Articulate building facades into intervals that are a maximum of 15 
m wide for mixed-use buildings and 20 m wide for residential 
buildings. Strategies for articulating buildings should consider the 
potential impacts on energy performance and include: 

• Façade Modulation – stepping back or extending forward a 
portion of the façade to create a series of intervals in the façade; 

• Repeating window pattern intervals that correspond to extensions 
and step backs (articulation) in the building façade; 

• Providing a porch, patio, deck, or covered entry for each interval; 

• Providing a bay window or balcony for each interval, while 
balancing the significant potential for heat loss through thermal 
bridge connections which could impact energy performance; 

• Changing the roof line by alternating dormers, stepped roofs, 
gables, or other roof elements to reinforce the modulation or 
articulation interval; 

• Changing the materials with the change in building plane; and 

     x 
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• Provide a lighting fixture, trellis, tree or other landscape feature 
within each interval. 

b. Break up the building mass by incorporating elements that define 
a building’s base, middle and top. 

    x  

c. Use an integrated, consistent range of materials and colors and 
provide variety, by for example, using accent colors. 

    x  

d. Articulate the façade using design elements that are inherent to 
the buildings as opposed to being decorative. For example, create 
depth in building facades by recessing window frames or partially 
recessing balconies to allow shadows to add detail and variety as a 
byproduct of massing. 

     x 

e. Incorporate distinct architectural treatments for corner sites and 
highly visible buildings such as varying the roofline, articulating 
the façade, adding pedestrian space, increasing the number and 
size of windows, and adding awnings or canopies. 

x      

f. Provide weather protection (e.g. awnings, canopies, overhangs, 
etc.) along all commercial streets and plazas with particular 
attention to the following locations: 

• Primary building entrances;, 

• Adjacent to bus zones and street corners where people wait for 
traffic lights; 

• Over store fronts and display windows; and 

• Any other areas where significant waiting or browsing by people 
occurs. 

     x 

g. Architecturally-integrate awnings, canopies, and overhangs to the 
building and incorporate architectural design features of buildings 
from which they are supported. 

     x 

h. Place and locate awnings and canopies to reflect the building’s 
architecture and fenestration pattern. 

     x 

i. Place awnings and canopies to balance weather protection with 
daylight penetration. Avoid continuous opaque canopies that run 
the full length of facades. 

     x 

j. Provide attractive signage on commercial buildings that identifies 
uses and shops clearly but which is scaled to the pedestrian rather 
than the motorist. Some exceptions can be made for buildings 
located on highways and/or major arterials in alignment with the 
City’s Sign Bylaw. 

x      

k. Avoid the following types of signage: 

• Internally lit plastic box signs; 

• Pylon (stand alone) signs; and 

• Rooftop signs. 

x      

l. Uniquely branded or colored signs are encouraged to help 
establish a special character to different neighbourhoods. 

x      
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January 10th 2025 

Prepared for:  

Lawson Ave DP Submission 

 

Project: 

1021 Lawson Avenue, Kelowna, BC 

 

Re:  

Design Rationale  

 

1.0 PROJECT DESCRIPTION 

 
This proposal, at 1021 Lawson Avenue, is in a Core Area of the City between the Urban Centres of Capri and 

Downtown (according to the 2040 OCP). This proposal will provide 20 rental units for this core area, 

contributing to a more diverse housing stock needed for this City. Proposed is 20 Units: 7 Studios, 5 One-

Bed and 8 Two-Bed units. Altogether, this building could support a range of 20 to 48 people (presuming 3 

people in the 2-bed unit).  

The building features two shared amenity spaces: A roof deck on the 6th storey facing directly South, and a 

Parkade patio, utilizing space on top of the sunken parkade to create an outdoor amenity space (also facing 

South) that will feature seating, a fire table, barbeque, and access to an interior amenity room with Kitchen 

and Bathroom. The 6-storey structure site atop a sunken parkade, which elevates to 1.2m above grade. In 

this way, development cost can be minimized, while limiting the impact of the high-water table on the 

development.  

The project hopes to maintain simplicity and elegance in its purpose: provide rental homes, and encourage 

community through pedestrian based Architectural design. A MODO car share space is on grade – accessible 

from the street and the building conveniently along the laneway along the Western edge of the site. Refuse 

collection will be done via MOLOK bins, providing an elegant and clean solution to collective waste 

management. Trucks can access the bins via the laneway. Parkade access is found at the rear of the site, 

hidden from the street. This too is accessed via the laneway.  

 

2.0 PROJECT INTENTIONS 

 
Given that this site is quite small, and the size and density proposed triggers several (4) variances, I feel it 

worth explaining the intentions behind designing with these variances on this site and in this context.  

The pace of development in the City should be a point of focus and concern. There are many buildings that 

are going up that will inevitably be used as a cross-reference for the development of similar buildings in the 

future. Creating something of a cohesive language for the Architecture being built should be a priority, built 

on the basic rules and principles that guide objectively good Architecture and Urban Planning. Much of this 

City’s Architecture and Infrastructure is car-centric, in the sense that cars, and the efficiency of cars in their 

movement, storage and upkeep, often determine the basic tenets of site and building design, before the 

pedestrian realm and the experience of people outside of vehicles is even considered. The hope, in this Core 

Area of development that will see a higher densification in the future, and therefore a need for more care and 

beauty for people in this increasing density, is that the opposite can be pursued: cars become hidden, and 

the building becomes about the experience of people on foot – both in and around. The experience of the 

car will not be made inconvenient, rather it comes secondary to the experience of people on foot. In doing 

so, we can encourage community, as people can more comfortably inhabit public space without a vehicle, 

allowing for people to engage in the lives of their neighbors simply by occupying the same space. Much of 
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this social potential is lost when driving in a personal vehicle, and so too the depth of potential experiences 

available on our city streets. Designing both the building and the space around it then for those outside of 

the building on foot became a major focus.  

With setback and stepback requirements at play, the lower two floors of the building are read as one form 

while the upper four floors (pulled back due to stepback requirements) become another. This helps to simplify 

the Architectural language – creating a simple building that can more easily add to the contextual language 

around this site rather than being focused only on itself. On the lower floors, a darker material palette 

highlights the division between these two forms, Clad in vertical metal panels. Recesses for decks carved 

into the form of these floors provides opportunity for engagement between the street and residents without 

compromising privacy. This is provided through balcony screening, road dedication foliage, and a physical 

separation between units and the street through a 1.2m floor level rise from the sidewalk. The front lobby of 

the building steps down to meet the sidewalk, providing direct and convenient walking access between the 

building and the street for those outside a vehicle. Short term bicycle storage is provided at the front corner 

of the lot along the laneway, while the egress exit and split side elevator lobby on the West side of the building 

provides exterior access to the long-term bicycle facilities on the main floor. This ground floor access provides 

ease of access to the elevator and bike rooms for those with accessibility needs or bicycles. This entry 

removes the need for a large ramp along the streetfront. The upper four storeys of the building feature a 

simple stucco clad form with rectangular deck protrusions.  An order to the façade is created via the 

protruding balconies and the simple patio door structure along the upper stories. Window and door types are 

kept to a minimum, helping simplify the language, while some wall build outs provide needed shadow lines 

on the façade, adding some detail for the streetfront pedestrian experience. 

Amenity space has been provided both on the roof. A ground floor amenity space has been provided on the 

roof of the parkade at the South of the site, linking barbeques, a fire table and bench seating to an interior 

amenity space with a kitchen and bathroom. Bike room access is also available via this amenity platform. 

Foliage in planters around the edge of this space provides the growing medium for plants and small trees that 

shield the space. Existing foliage on the Southern neighbouring site will further protect and enhance this space.  

The parkade structure is accessed down the laneway on the East side of the site. A MODO car share space 

(with confirmed intent and approval from MODO) has been provided on grade on this laneway. A ramp down 

into the parkade is provided at the back edge of the site. Once inside, 14 below grade spaces are provided. 

Variances are proposed for the parkade on the South and East property lines. Some distance to the South and 

East lot lines have been provided for soil medium. The rear yard nearly meets the adjoining site in height, 

meaning the foliage on both sites can enhance the experience for building users on both sites in each buildings 

amenity area.  

Refuse collection is accessible via the laneway. MOLOK bins are used, which provide an efficient and clean 

means of disposing of refuse from the site that will not have an adverse effect on the sensorial quality of the 

exterior spaces given their in-ground enclosure. Removal of waste will be done via a crane on the MOLOK 

company trucks, which have been provided with ample building clearances for ease of access, and can use the 

laneway for removal.  

 

3.0 URBAN CONNECTIVITY  

 

The project is in the heart of Kelowna being between the Capri Landmark and Downtown Urban Centres. Moving 

around as a pedestrian or cyclist becomes much easier due to short distances to shopping centres in the area 

combined with the established and proposed transit nodes and corridors that surround the site. Five extra bike 

parking spaces have been provided in the long-term storage room compared to the minimums set by the bylaw. 

 

Multiple large storage spaces for cargo bicycles have been provided in the long-term bicycle storage space to 

encourage the use of bikes that can take the short trips to stores that cars normally would (given the general 

lack of storage/inconvenience of a standard bike for moving larger goods). More spaces can be provided if 

needed, as some wall mounted bicycle racks can be placed in the parking garage above the regular sized 

spaces. Transit is available on both Harvey and Gordon. When going further from the immediate area and a car 

is the only viable option, Harvey (Highway 97) offers excellent connectivity to the rest of the city and the region. 
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4.0 SUSTAINABILITY 

 

Regarding energy and material sourcing, the use of naturally sourced materials is used to a large extent, and 

thereby reduces the carbon footprint as much as possible. Envelope details that prevent water and moisture 

ingress while still allowing the assemblies to dry are being incorporated. Minimizing thermal bridging combined 

with appropriate continuous insulation will reduce heating and cooling loads. South and west facing windows will 

be specified to have appropriate shading and glazing coefficients to utilize the summer sun by blocking the heat 

while still allowing the winter sun to penetrate, reducing cooling and heating loads in the summer and winter 

seasons respectively. Simple building forms will allow for an ease in the construction process while minimizing 

potential material waste. 

 

Behavioural sustainability can be seen more through the conveniences or inconveniences that a building 

provides for its occupants – and what such conveniences incentivize. Looking at the 2040 Community plan for 

the City of Kelowna, the city would like to move from a sheer reliance on single-user vehicles into a range of 

convenient transit options for the community. To foster this the bicycle stations in and around the building have 

been placed in convenient and easy to access locations with amenities like a bike wash and repair station for 

proper bicycle care. Multiple cargo bike spaces have been provided, as cargo bikes, though not intensely popular 

here yet, provide adequate and convenient storage for trips to stores with larger quantities of items (like the 

grocery store) compared to the standard bicycle. The ground level lobby and split floor elevator provides easy 

access to the long-term bicycle storage room for bikes. Further cargo bike spaces can be provided as needed, 

as some of the required wall mounted racks can be moved above regular sized spaces in the parking garage. 

The lobby being oriented to the street front makes entering the building on foot easier, while a clearly accessible 

stairwell next to the elevator can encourage residents to use their bodies to get to their unit – increasing physical 

health.  A MODO car share space has been provided to remove 4 parking spaces from the total number required. 

Further incentives in bike and rental bonuses have removed an additional 8 parking spaces from the parkade by 

making other means of movement more convenient for residents.   

 

Hallways on the upper floors will be given light via lock open fire doors and windows in the stairwells, minimizing 

light usage and allowing for cross ventilation where needed. Amenity spaces provide good opportunities for 

community gathering and social opportunity. Good social health is arguably more important to keeping and 

stewarding resources than considering energy efficiency alone, so effort has been made to make shared spaces 

attractive, functional and accessible.  

 

5.0 CRIME PREVENTION 

 

Crime prevention is made much easier when there is an architectural quality to the spaces that encourage 

continual use and social exposure, Efforts have been made to add human scaled features through architectural 

form and public and private amenity space to encourage eyes on the street and the surroundings of the building 

to help prevent crime via exposure. 

 

The street front features a step up from the street to both the lobby that provides a soft barrier, helping to privatize 

the front of the building. Foliage and railings provide further separation and privacy for lower units while still 

providing a line of sight from these units to the outside. The ground entry lobby and parkade entry are along the 

laneway providing good visual access, and the back amenity space is also exposed to several unit balconies on 

site and from neighbouring properties.  

 

6.0 LANDSCAPING 

 

Landscaping features are ample in spite of some of the site limitations. Refer to landscaping drawings. We feel 

that the project balances the needed density for a core area rental site with meaningful soil medium for good 

small and large foliage and plant growth.  
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7.0 VARIANCES 

 

There are four (4) variances proposed: 

 

1 – Parking Ratio Variance (excess of small to regular stalls beyond 50/50 – now 73/27) 

 

There are 15 parking spaces on the site. 15 are required. Given the setback in the sideyard, and the 

limitations with lot width/laneway access/access to the car share space on grade/hiding the parking 

lot from pedestrians – we were limited to a ratio of 11/4 small to regular parking spaces. 

 

2 – Minimum Side Yard East – 3.0m required, 1.3m provided  

 

The apartment portion of the building does conform to this 3.0m setback. It is the sunken parkade 

that intrudes this setback. We have provided 1.3m of space in this setback zone. There is not a major 

difference in height between the floor of the main level and the adjacent property (1056 Bernard 

Avenue), and landscaping has been introduced into the sideyard to further integrate the two 

sideyards together 

 

3 – Minimum Rear Yard South (parkade) – 1.5m required, 0.7m provided  

 

As with the other sideyard variance, the apartment potion of the building does conform to setback 

requirements. It is the parkade that does not. 1.5m is required, 0.7m is provided. Evident by the 

renders, we have used the roof space of the parkade for good use for both our property and the 

neighbours, with ample green space. With a retaining wall rising 1.8m on the property at  

 

4 – Minimum 75% Soil Based Landscaping in Front Yard: 98.7 sq.m required, 69.5 sq.m proposed 

 

Do mind that the Road Dedication contains 35 sq.m of soil based landscaping space – this used to 

be a part of the Front Yard, but was provided to the City in years previous.  

 

 

These four variances all have justifications for existing. This site is quite small for the MF3 Zoning potential. 

There is a need for a greater density of housing to be built around the downtown core, and there is also a 

need for this type of rental typology. It has also been more cost effective for the client to ask for an increased 

density on the site. With these parameters, we believe that we have addressed the need for density from both 

the client and City perspective, while not lowering the standard of design for people in and around this 

building.  

The first three variances are all present from the sunken parkade. We believe this sunken parkade is 

necessary to the building design. It hides the cars from the pedestrian realm, providing more space on grade 

for landscaping features, an accentuated raised entry for the building, as well as laneway access to a side 

entry. The roof of the parkade that is not covered by building above is entirely used for amenity purposes, 

and the raised side and rear yards of the adjacent properties mean that the parkade wall will not have any 

significant effect on the quality of their outdoor spaces in these yards.  

The last variance arises when a portion of the front yard of the site was given to the City for a Road Dedication 

zone. This zone will provide three additional trees and some grass space along the street, and will help to 

provide a buffer between the street and the sidewalk. In this, we lose some soil space, but have still provided 

ample soil medium in the front and side yards, raised beds on the parkade roof, and small raised beds on the 

rooftop. The building form would be much different should we have setback the base of the building another 

few feet to obtain the required soil medium in the front yard. We do not believe this will have a significant 

effect on the quality of the front yard posed.   
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8.0 SUMMARY 

 

By providing a higher density of residences in an Urban Centre we feel our intent for this project will set precedent 

for future development in the area to follow a model and similar approach, using small sites to introduce needed 

density and pedestrian focused design. This is especially hopeful given the recent development of single egress 

stair building types from the Province. The hope is that the simplicity of this building, and its use of basic 

Architectural principles will help it to mold with future developments and create more vibrant City streets, where 

architecture works together to frame public space, rather than acting as individual islands of development.  

 

We look forward to your support for all this project brings to our community, and this unique opportunity to 

address and create an affordable living experience for those in the downtown core of Kelowna. 

 

Respectfully submitted, 

  Kieran Mortimer – Project Designer and Intern Architect 

  Kimberly Fuller – Associate Principal, Architect on File 
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Proposal  

Location:   1021 Lawson Avenue 

Application:  DP24-0116/DVP24--0117 

Description:  A Development Permit for the form and character of a rental apartment building with 4 
variances as follows:   

• Soil Based Landscaping (front yard) - Proposing 85.9m2 from the required 98.7m2 

• Minimum # of Large Trees - 50% of trees are required to be large. 12.5% (1 of 8 trees on site – not 
including 3 Road Dedication zone trees) are to be large 

• Side yard Setback (East) – Proposing 0.1m from 3.0m required. This is the sunken parkade which only 
raises 1.2m above grade – the living units do not trigger this reduction 

• Side yard Setback (South) – Proposing 0.1m from 3.0m required. This is the sunken parkade which only 
raises 1.2m above grade – the living units do not trigger this reduction 

 
Neighborhood concerns raised in the previous application (DP23-0042/DVP23-0043) were as follows: 
 

• Lack of shadow casting considered 

• Lack of provided parking 

• Firefighting access on the east and south side of the building would be limited 

• No greenspace or play areas provided 

• Undesirable building elevations 

• Too many units  
 
How has this been addressed? 
 

• The owner has opted to reduce the density by removing 2 units and with higher diversity of unit types 
planned to house families and individuals in our downtown neighbourhoods. There will be 15 full size 
parking stalls provided as well as a MODO car share on site.  Long term bicycle storage in excess of the 
requirements is also provided. 

• There is an increase of greenspace on the site.  The front yard will host a large tree and ample space 
for smaller plants, flowers and bushes as well, a roadside garden provides space for grass and 3 trees.  
It is important to note that within very close proximity is Martin Park with a Boys and Girls Club on site, 
Lombardy, Knowles and Knox Mountain parks all easily accessible. 

• The revised design has simplified the building form to provide a restrained material palette that 
addresses the street modestly.  A more refined design which includes colorful perforated metal 
balconies for privacy, metal cladding on the lower floors with simplified details and well place canopies 
delineates a public/private response along Lawson Avenue.  Parking is hidden in the sunken parkade 
allowing vehicle access off the existing laneway to reduce the impact of street parking. 

 
Contact/Feedback:  

Applicant       City of Kelowna 
Paul Sangha      Jason Issler, Planner   
develomentfeedback@gmail.com     jissler@kelowna.ca     
kamloopsalpine@hotmail.com    250 470 0659 

 250 717 7766       

mailto:develomentfeedback@gmail.com
mailto:jissler@kelowna.ca
mailto:kamloopsalpine@hotmail.com
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Public Consultation Summary Report 

 

Date of Completion:  April 21 – May 7, 2025 

Method:   Mailout/In Person - mixed 

Addresses Consulted:  

  

102 1056 Bernard Ave V1Y8L7 
** Occupant ** 

103 1056 Bernard Ave V1Y8L7 
** Occupant ** 

104 1056 Bernard Ave V1Y8L7 
** Occupant ** 

105 1056 Bernard Ave V1Y8L7 
** Occupant ** 

106 1056 Bernard Ave V1Y8L7 
** Occupant ** 

107 1056 Bernard Ave V1Y8L7 
** Occupant ** 

108 1056 Bernard Ave V1Y8L7 
** Occupant ** 

109 1056 Bernard Ave V1Y8L7 
** Occupant ** 

110 1056 Bernard Ave V1Y8L7 
** Occupant ** 

111 1056 Bernard Ave V1Y8L7 

** Occupant ** 

112 1056 Bernard Ave V1Y8L7 
** Occupant ** 

114 1056 Bernard Ave V1Y8L7 

** Occupant ** 

  

 
115 1056 Bernard Ave V1Y8L7  

** Occupant **  

116 1056 Bernard Ave V1Y8L7  

** Occupant **  

117 1056 Bernard Ave V1Y8L7  

** Occupant **  

118 1056 Bernard Ave V1Y8L7  

** Occupant **  

119 1056 Bernard Ave V1Y8L7  

** Occupant **  

201 1056 Bernard Ave V1Y8L7  

** Occupant **  

202 1056 Bernard Ave V1Y8L7  

** Occupant **  

203 1056 Bernard Ave V1Y8L7  

** Occupant **  

204 1056 Bernard Ave V1Y8L7  

** Occupant **  

205 1056 Bernard Ave V1Y8L7  
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** Occupant **  

206 1056 Bernard Ave V1Y8L7  

** Occupant **  

207 1056 Bernard Ave V1Y8L7  

** Occupant **  

208 1056 Bernard Ave V1Y8L7  

** Occupant **  

209 1056 Bernard Ave V1Y8L7  

** Occupant **  

210 1056 Bernard Ave V1Y8L7  

** Occupant **  

211 1056 Bernard Ave V1Y8L7  

** Occupant **  

212 1056 Bernard Ave V1Y8L7  

** Occupant **  

213 1056 Bernard Ave V1Y8L7  

** Occupant **  

214 1056 Bernard Ave V1Y8L7  

** Occupant **  

215 1056 Bernard Ave V1Y8L7  

** Occupant **  

216 1056 Bernard Ave V1Y8L7  

** Occupant **  

217 1056 Bernard Ave V1Y8L7  

** Occupant **  

218 1056 Bernard Ave V1Y8L7  

** Occupant **  

219 1056 Bernard Ave V1Y8L7  

** Occupant **  

220 1056 Bernard Ave V1Y8L7  

** Occupant **  

301 1056 Bernard Ave V1Y8L7  

** Occupant **  

302 1056 Bernard Ave V1Y8L7  

** Occupant **  

303 1056 Bernard Ave V1Y8L7  

** Occupant **  

304 1056 Bernard Ave V1Y8L7  

** Occupant **  

305 1056 Bernard Ave V1Y8L7  

** Occupant **  

306 1056 Bernard Ave V1Y8L7  

** Occupant **  

307 1056 Bernard Ave V1Y8L7  

** Occupant **  

308 1056 Bernard Ave V1Y8L7  

** Occupant **  

309 1056 Bernard Ave V1Y8L7  

** Occupant **  

310 1056 Bernard Ave V1Y8L7  

** Occupant **  

311 1056 Bernard Ave V1Y8L7  

** Occupant **  

312 1056 Bernard Ave V1Y8L7  

** Occupant **  

313 1056 Bernard Ave V1Y8L7  

** Occupant **  
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314 1056 Bernard Ave V1Y8L7  

** Occupant **  

315 1056 Bernard Ave V1Y8L7  

** Occupant **  

316 1056 Bernard Ave V1Y8L7  

** Occupant **  

317 1056 Bernard Ave V1Y8L7  

** Occupant **  

318 1056 Bernard Ave V1Y8L7  

** Occupant **  

319 1056 Bernard Ave V1Y8L7  

** Occupant **  

320 1056 Bernard Ave V1Y8L7  

** Occupant **  

  
 

 
1447 Graham St V1Y3A9  

** Occupant **  

1455 Graham St V1Y3A9  

** Occupant **  

1461 Graham St V1Y3A9  

** Occupant **  

1479 Graham St V1Y3B2  

** Occupant **  

1479 Graham St V1Y3B2  

** Occupant **  

101 1495 Graham St V1Y3B2  

** Occupant **  

102 1495 Graham St V1Y3B2  

** Occupant **  

103 1495 Graham St V1Y3B2  

** Occupant **  

  
 

 
104 1495 Graham St V1Y3B2  

** Occupant **  

105 1495 Graham St V1Y3B2  

** Occupant **  

106 1495 Graham St V1Y3B2  

** Occupant **  

107 1495 Graham St V1Y3B2  

** Occupant **  

108 1495 Graham St V1Y3B2  

** Occupant **  

109 1495 Graham St V1Y3B2  

** Occupant **  

110 1495 Graham St V1Y3B2  

** Occupant **  

111 1495 Graham St V1Y3B2  

** Occupant **  

112 1495 Graham St V1Y3B2  

** Occupant **  

113 1495 Graham St V1Y3B2  

** Occupant **  

114 1495 Graham St V1Y3B2  

** Occupant **  
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115 1495 Graham St V1Y3B2  

** Occupant **  

116 1495 Graham St V1Y3B2  

** Occupant **  

117 1495 Graham St V1Y3B2  

** Occupant **  

118 1495 Graham St V1Y3B2  

** Occupant **  

119 1495 Graham St V1Y3B2  

** Occupant **  

120 1495 Graham St V1Y3B2  

** Occupant **  

121 1495 Graham St V1Y3B2  

** Occupant **  

  
 

 
122 1495 Graham St V1Y3B2  

** Occupant **  

  
 

 
123 1495 Graham St V1Y3B2  

** Occupant **  

124 1495 Graham St V1Y3B2  

** Occupant **  

301 1495 Graham St V1Y3B2  

** Occupant **  

302 1495 Graham St V1Y3B2  

** Occupant **  

303 1495 Graham St V1Y3B2  

** Occupant **  

304 1495 Graham St V1Y3B2  

** Occupant **  

305 1495 Graham St V1Y3B2  

** Occupant **  

306 1495 Graham St V1Y3B2  

** Occupant **  

307 1495 Graham St V1Y3B2  

** Occupant **  

308 1495 Graham St V1Y3B2  

** Occupant **  

309 1495 Graham St V1Y3B2  

** Occupant **  

310 1495 Graham St V1Y3B2  

** Occupant **  

311 1495 Graham St V1Y3B2  

** Occupant **  

401 1495 Graham St V1Y3B2  

** Occupant **  

402 1495 Graham St V1Y3B2  

** Occupant **  

404 1495 Graham St V1Y3B2  

** Occupant **  

405 1495 Graham St V1Y3B2  

** Occupant **  

406 1495 Graham St V1Y3B2  

** Occupant **  

407 1495 Graham St V1Y3B2  

** Occupant **  
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408 1495 Graham St V1Y3B2  

** Occupant **  

409 1495 Graham St V1Y3B2  

** Occupant **  

1011-1013 Lawson Ave V1Y6T3  

** Occupant **  

1021 Lawson Ave  

** Occupant **  

1022 Lawson Ave V1Y6T4  

** Occupant **  

1036 Lawson Ave V1Y6T4  

** Occupant **  

1046 Lawson Ave V1Y6T4  

** Occupant **  

1052 Lawson Ave V1Y6T4  

** Occupant **  

 

 

Info Provided:   See attached 

Feedback: One phone call from unidentified individual.  Not happy with the 
density  said that there are too many condos in the area as it is. 

 

 Owner of 1055 Lawson Avenue sent correspondence with concerns 
related to the lack of a laneway.  We sent a plan showing the 
laneway.  She was also concerned with the lack of width of Lawson 
Ave which we indicated that we were providing dedication.  She 
seemed satisfied and appreciative of the explanation. 

 

 No other correspondence/calls were received. 
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