
 
CITY OF KELOWNA 

 
MEMORANDUM 

 
 
DATE: June 25, 2007 
 
TO: City Manager 
 
FROM: Planning and Development Services Department 
 
APPLICATION NO. Z07-0008 
 

OWNER: 0758587 B.C. Ltd. 
                         (ICE Developments) 

AT:                    290 & 300 Asher Road 
                                     315 McIntosh Road 

APPLICANT: S2 Architecture 

 
PURPOSE: TO OBTAIN A ZONE AMENDMENT, A DEVELOPMENT PERMIT AND A 

DEVELOPMENT VARIANCE PERMIT TO ALLOW FOR THE 
CONSTRUCTION OF A 4-STOREY 40-UNIT MULTI-UNIT RESIDENTIAL 
DEVELOPMENT 

 
EXISTING ZONE: RU6 - Two Dwelling Housing 
PROPOSED ZONE: RM5 – Medium Density Multiple Housing 
 
REPORT PREPARED BY: Corine (Cory) Gain, MCIP, CPT 
 
 
1.0 RECOMMENDATION 
 

THAT Rezoning Application No. Z07-0008 to amend the City of Kelowna Zoning 
Bylaw No. 8000 by changing the zoning classification of Lots 19, 20 and 21 Section 
26 Township 26 Osoyoos Division Yale District Plan 9924, located on Asher and 
McIntosh Roads, Kelowna BC from RU6 - Two Dwelling Housing Zone to RM5 – 
Medium Density Multiple Housing Zone be considered by Council; 
 
THAT the zone amending bylaw be forwarded to a Public Hearing for further 
consideration; 
 
THAT final adoption of the zone amending bylaw be considered in conjunction with 
Council’s consideration of Development Permit DP07-0016 on the subject property; 
 
THAT final adoption of the zone amending bylaw be considered in conjunction with 
Council’s consideration of Development Variance Permit DVP07-0017 on the subject 
property; 
 
AND THAT final adoption of the zone amending bylaw be considered subsequent to 
the requirements of the Works and Utilities Department being completed to their 
satisfaction. 
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2.0 SUMMARY 
 
The applicant is proposing to construct a 40-unit, 4-storey multi-family residential building on the 
subject properties that complies with the proposed RM-5 zoning designation. 
 
3.0 ADVISORY PLANNING COMMISSION 
 
At the regular meeting of June 5, 2007 it was resolved: 

 
THAT the Advisory Planning Commission support Rezoning Application No. 
Z07-0008, for 290 and 300 Asher Road; 315 McIntosh Road, Lots 19, 20 and 21, 
Plan 9924, Sec. 26, Twp. 26, ODYD , by S2 Architecture (D. Symons), to rezone 
from the RU6-Two Dwelling Housing zone to the RM5-Medium Density Multiple 
Housing zone to allow for construction of a 4 storey, 40 unit, multi family residential 
development. 

 
3.0 BACKGROUND 
 
The property under application is located on the southwest corner of Asher and McIntosh Roads in 
the Rutland Urban Centre area.  Three RU6 zoned properties that are currently occupied by two 
existing single-family dwellings will be consolidated to form one .27 ha. lot (after required road 
dedication).  The Official Community Plan designation of the properties is MRM – Multiple Unit 
Residential – Medium Density.  This designation supports the rezoning request.  The Planning and 
Development Services Department has successfully worked with the applicant to revise the 
development plans to eliminate the need for all but one variance to the Zoning Bylaw. 
 
4.1 The Proposal 
 
The proposed building has been designed with due consideration to the characteristics of the 
surrounding neighbourhood, one that is currently in transition to a predominantly multi-family area.  It 
is expected that the proposed project will be a positive addition to the community, compatible in 
function with other residential development and the nearby commercial and recreational 
opportunities. 
 
The subject property is nearly flat and allows for construction of an underground parking structure to 
a depth of 3 m.  The proposed parking structure to the 4-storey, 40-unit multi-family residential 
building will be accessed by way of the existing lane that runs parallel to Asher Road.  Four floors of 
residential units will be constructed over the underground parkade.  The proposed building would 
consist of 34 two-bedroom units ranging in size from 83.8 m2 to 101.3 m2 and six one-bedroom units 
ranging in size from 62.5 m2 to 88.2 m2.  The permitted maximum floor area ratio of 1.30 has been 
utilized by this proposed development.  The proposed building footprint of 1018.8 m2 would result in 
a site coverage of 37.2% and a total site coverage of 50% including buildings, patios and driveways.  
Both of these proposed site coverages are within the maximum allowable under the Zoning Bylaw.  
The zoning bylaw parking requirement for a total of 59 vehicle parking stalls; 20 Class I and 4 Class 
II bicycle parking spaces have also been satisfied by the proposal.  Six visitor parking spaces will be 
provided in a secured portion of the parkade structure.  All parking spaces dedicated to resident 
parking are proposed to be located in an additionally secured portion of the parkade.  The applicant 
has made provision for residents to admit visitors to the building via the proposed security system. 
 
The applicant has provided a Geotechnical Report that addresses the potential effects on stability, 
retention and rehabilitation of the property; a schedule of proposed construction (proposed to 
commence immediately upon approval with completion anticipated by the end of 2008), a letter from 
the Landscape Architects describing the attributes of the proposed plan, including the selection of 
low water intake and native species and a ‘Design Brief’ report addressing Crime Prevention through 
Environmental Design.  All documents submissions have been prepared by registered professionals 
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with due attention to the applicable best practices in their fields of expertise.  Modifications have 
been made to the original proposal submission to address issues of form and character, including 
location of the main entry, lighting, landscaping, parking and provision of private amenity space. 
 
The applicant has incorporated most of the requested changes with the exception of the proposed 
use of vinyl siding over the stated preference for hardiboard products.  The developer has provided 
correspondence addressing this issue specifically, a copy of which is attached as Attachment ‘Q’ for 
your information and reference.  Also included in Attachement ‘Q’ is further correspondence from the 
applicant dated June 20, 2007 the reinforces the applicant’s position with respect to vinyl siding as 
the appropriate material choice rather than hardiboard siding. 

 
The colour board provided with the application respects the Planning and Development Services 
Department preference for timeless earth tones colours typical of the Okanagan landscape.  The use 
of two types of cultured stone will provide added interest to the façade of the building. 
 
Extensive information regarding both the interior and exterior of the building are attached to this 
report for your reference.  A thorough review of the zoning bylaw requirements has confirmed 
that the proposed development satisfies applicable provisions with the exception of the rear lot 
line setback requirement of the RM5 Medium Density Housing Zone as follows: 
 
CRITERIA PROPOSAL RM5 ZONE REQUIREMENTS 
Site Area (m²) 2,737 m2 /.27 ha. 1400 m² 
Site Width (m) 48.717 m 30 m 
Site Depth (m) 56.423 m 35 m 
Site Coverage (%) 37.2% (50% Total) 50% (60% including buildings, 

driveways and parking areas) 
F.A.R. 1.3 1.3 
Height (m) 12.98 m 13 m 
Storeys (#) 4 storeys (< 16.5 m) 4 storeys or 16.5 m 
Setbacks (m)   
- Front/McIntosh (North) 6.0 m 6.0 m 
- Flanking Street/Asher (East) 6.0 m 6.0 m 
- Side (West) 7.5 m 7.5 m 
- Rear (South)(Technically the rear 

lot line, functionally a side lot line) 
7.5 m  *Variance required* 9.0m or 7.5m where this is a 

rear lane 
Private Open Space 952.6 m2 6 units x 15m2 

34 units x 25m2  
TOTAL: 940 m2 

Parking Stalls (#) 59 spaces 6 units x 1.25 spaces per unit  
34 units x 1.5 spaces per unit 
Total Required: 59 spaces 

Bicycle Stalls (#) 36 spaces Class I:  0.5/dwelling  (20 
spaces) 
Class II: 0.1 per unit (4 spaces) 
Total Required: 24 spaces 

Length of continuous building 
frontage 

Acceptable Maximum 40 m for a 4 storey 
building 
 

 
4.2 Site Context 
 

Adjacent zones and land uses are: 
 
 North - RU6 – Two Dwelling Housing 
 East - RM3– Low Density Multiple Housing & RM5 – Medium Density Multiple Housing 

and RU6 – Two Dwelling Housing 
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 South - RU6 – Two Dwelling Housing & RM3 – Low Density Multiple Housing 
 West - RU6 – Two Dwelling Housing 
 
4.3 Site Location Map (See Attachment A) 
 
 Subject Property: 290 & 290 Asher Road and 315 McIntosh Road 
 
4.4 Current Development Policy 
 
 4.4.1 Official Community Plan (OCP) 
 

8.1.36 Apartment and Townhouses states:  “Encourage development to contribute 
to the City’s goal of, over the 2000 – 2020 timeframe, having 53% of new 
residential units be in the form of apartments, townhouses (and cluster 
housing), or other multiple unit buildings.” 

 
8.1.40 Housing Variety states:  “Encourage the development of a variety of 

housing forms to ensure that the housing supply meets the needs of 
Kelowna’s diverse population and satisfies a range of lifestyle choices.” 

 
8.1.43 Integration states:  “Encourage the sensitive integration of different housing 

forms in the various sectors of the City, in support of neighbourhood diversity 
and healthy communities.” 

 
8.2 Development Permit Guidelines for Form and Character of Multiple Unit 

Development:  Objectives for Multiple Unit Residential Development: 
 

• “All development should be an appropriate response to its physical 
context, or anticipated future context where an area is designated for 
increased density or land use transition in the OCP. 

 
• All development within Urban Centres and Village Centres should 

contribute to the creation of pedestrian-oriented streets and public 
spaces (connections, social interaction). 

 
• All development should contribute to a sense of community identity 

and sense of place (integration of development within larger 
community, belonging, and community cohesiveness). 

 
• All development should facilitate access by, and minimize conflicts 

among pedestrian, bicycle, and vehicular modes of transportation 
(access, mobility). 

 
• All development should promote safety and security of persons and 

property within the urban environment (CPTED)” 
 
6.9  Guidelines for Development within Urban Centres Issues to be 

considered: 
 

• Design should facilitate pedestrian and bicycle access 
• Vehicle access and on-site circulation should minimize interference 

with pedestrian movement 
• Vehicle access from arterial or collector roads is discouraged.  Where 

possible, such access should be achieved from a local road or lane. 
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• Loading, garbage and other ancillary services should be located at 
the rear of buildings. 

• Within multiple-unit residential developments, variation between 
architectural bays within each façade is encouraged. 

• Guidelines for Crime Prevention through Environmental Design 
Guidelines (CPTED) should be followed. 

• Lighting shall be used to create a safe and comfortable environment 
for pedestrians. 

• Parking areas should, wherever possible and safe, be located either 
under buildings or at the rear of side of main buildings. 

• Within multiple-unit residential projects, first storey units should 
ideally provide ground-level access and outdoor amenity space 

• Within multiple-unit residential projects, the principle front 
entranceway should be clearly identified and in scale with the 
development. 

 
5.0 TECHNICAL COMMENTS 
 

5.1 Ministry of Transportation 
 

Interests unaffected.  Refer to correspondence contained in Attachment ‘R’. 
 
5.2 Works and Utilities Department 
 

a. Requirements of Rezoning Application No. Z07-0008 must be satisfied 
before approval of the development permit; 

b. Generally on-site related variances do not compromise Works and Utilities 
servicing requirements; and 

c. Access to the underground parking from the rear lane to this development 
meets the City’s transportation objectives. 

 
Refer to Attachment ‘S’ for further details. 

 
 
6.0 PLANNING AND DEVELOPMENT SERVICES DEPARTMENT COMMENTS 
  
The proposed zoning respects the Official Community Plan designation of the Rutland Urban Centre 
area.   One variance for the proposed setback to the southern (technically defined as the rear lot 
line, functionally defined as a side lot line) will be required for the project to proceed.  The Planning 
and Development Services Department supports the proposed setback variance because it is 
consistent with the intention of the bylaw for property lines that function as side lot lines. 
 

Modifications have been made to the original submission to address issues of form 
and character, including location of the main entry, lighting, landscaping, parking and 
provision of private amenity space.  The Planning and Development Services 
Department is generally satisfied that the applicant has given due consideration to 
the Development Permit Form and Character Guidelines for multi-unit residential 
development with respect to the subject application not withstanding a preference for 
vinyl siding over hardiboard exterior cladding materials.  In particular the following 
issues have been addressed in the design of the development: 
 

• Vehicle access is from the lane; 
• Garbage services are located at the rear of the building; 
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