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1. Call to Order

THE CHAIR WILL CALL THE HEARING TO ORDER:

1.     (a)    The purpose of this Hearing is to consider
certain bylaws which, if adopted, shall amend Kelowna
2030 - Official Community Plan Bylaw No. 10500 and
Zoning Bylaw No. 8000.

(b)   All persons who believe that their interest in property
is affected by the proposed bylaws shall be afforded a
reasonable opportunity to be heard or to present written
submissions respecting matters contained in the bylaws
that are the subject of this hearing.  This Hearing is open to
the public and all representations to Council form part of
the public record.  A live audio feed may be broadcast and
recorded by Castanet.

(c)   All information, correspondence, petitions or reports
that have been received concerning the subject bylaws
have been made available to the public.  The
correspondence and petitions received after November 19,
2013 (date of notification) are available for inspection
during the course of this hearing and are located on the
information table in the foyer of the Council Chamber.

(d)   Council debate on the proposed bylaws is scheduled
to take place during the Regular Council meeting after the
conclusion of this Hearing. It should be noted, however,
that for some items a final decision may not be able to be
reached tonight.
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(e)   It must be emphasized that Council will not receive
any representation from the applicant or members of the
public after conclusion of this Public Hearing.

2. Notification of Meeting

The City Clerk will provide information as to how the
Hearing was publicized.

3. Individual Bylaw Submissions

3.1 Bylaw No. 10895 (Z13-0020) - 3131 Lakeshore Road,
Trustees of the Congregation of St. Paul's United
Church

4 - 32

To rezone the subject property from the P2 -
Educational &  Minor Instititional zone to the C4 -
Urban Centre Commercial zone in order to permit
a mixed use development and a new mixed use
'arts and worship centre'.

3.2 Bylaw No. 10896 (TA13-0008) - Thrift Store Text
Amendments to the City of Kelowna Zoning Bylaw
No. 8000

33 - 35

To add 'Thirft Store' as a permitted 'Principal Use'
within the I4 - Central Industrial Zone, C4 - Urban
Centre Commercial Zone, C7 - Central Business
Commercial Zone and the C10 - Service
Commercial Zone.

4. Termination

5. Procedure on each Bylaw Submission

(a)     Brief description of the application by City Staff
(Land Use Management);

(b)     The Chair will request that the City Clerk indicate
all information, correspondence, petitions or reports
received for the record.

(c)     The applicant is requested to make representation
to Council regarding the project and is encouraged to
limit their presentation to 15 minutes.

(d)     The Chair will call for representation from the
public in attendance as follows:
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    (i)     The microphone at the public podium has been
provided for any person(s) wishing to make
representation at the Hearing.

     (ii)     The Chair will recognize ONLY speakers at the
podium.

     (iii)     Speakers are encouraged to limit their remarks
to 5 minutes, however, if they have additional
information they may address Council again after all
other members of the public have been heard a first
time.

(e)     Once the public has had an opportunity to
comment, the applicant is given an opportunity to
respond to any questions raised.  The applicant is
requested to keep the response to a total of 10 minutes
maximum.

(f)     Questions by staff by members of Council must be
asked before the Public Hearing is closed and not during
debate of the bylaw at the Regular Meeting, unless for
clarification.

(g)     Final calls for respresentation (ask three times). 
Unless Council directs that the Public Hearing on the
bylaw in question be held open, the Chair shall state to
the gallery that the Public Hearing on the Bylaw is closed.

Note:  Any applicant or member of the public may use
visual aids (e.g. photographs, sketches, slideshows, etc.)
to assist in their presentation or questions.  The computer
and ELMO document camera at the public podium are
available.  Please ask staff for assistance prior to your
item if required.
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REPORT TO COUNCIL 
 
 
 

Date: November 18th, 2013 

RIM No. 1250-30 

To: City Manager 

From: Urban Planning, Community Planning & Real Estate (AW) 

Application: Z13-0020 Owner: 
Trustees of the Congregation 
of St. Paul’s United Church  

Address: 3131 Lakeshore Road Applicant: Meiklejohn Architects 

Subject: 2013-11-18 Report Z13-0020 3131 Lakeshore Road  

Existing OCP Designation: Mixed Use (Residential / Commercial) 

Existing Zone: P2 – Educational & Minor Institutional 

Proposed Zone: C4 – Urban Centre Commercial 

 

1.0 Recommendation 

THAT Rezoning Application No. Z13-0020 to amend the City of Kelowna Zoning Bylaw No. 
8000 by changing the zoning classification of Lot 1, D.L. 14 & 135, ODYD, Plan 34984 Except 
Plans 35454 and KAP67299, located at 3131 Lakeshore Road from P2 – Educational & Minor 
Institutional to C4 – Urban Centre Commercial be considered by Council; 
 
AND THAT the Zone Amending Bylaw be forwarded to a Public Hearing for further 
consideration; 
 
AND THAT final adoption of the Zone Amending Bylaw be considered in conjunction with 
Council's consideration of a Development Permit on the subject properties; 
 
AND THAT final adoption of the Zone Amending Bylaw be considered subsequent to the 
requirements of the Development Engineering Branch being completed to their satisfaction; 
 
AND FURTHER THAT final adoption of the Zone Amending Bylaw be considered subsequent to 
the submission of a plan of subdivision to subdivide the property. 
 

 2.0 Purpose  
 
To rezone the subject property to C4 – Urban Centre Commercial to permit a mixed use 
development and a new mixed use ‘arts and worship centre’. 
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3.0 Land Use Management  

The subject properties are located in the heart of the South Pandosy Urban Centre. The proposal 
represents a unique opportunity to maintain and enhance the religious and arts assembly within 
the Urban Centre while introducing a mixed use project.  Redeveloping the subject property will 
achieve various objectives within the 2030 OCP.  
 
OCP Future Land Use Designation 
The existing Mixed Use (Residential / Commercial) designation is intended to provide a mix of 
uses to support the principles of live, work, play for this urban centre. The proposed 
development offers a very interesting mix of retail, office, residential and religious assembly uses 
which will create a true mixed use project. Taking these details into consideration and 
recognizing the mix of uses and objectives that must be achieved within the South Pandosy Urban 
Centre, this project would be a welcomed addition to the area.  
 
Site Context  
This large impermeable commercial block of properties bordered by Lakeshore, KLO, Richter and 
Lanfranco has always presented a challenge for the redevelopment of this portion of the South 
Pandosy Town Centre as a vibrant pedestrian oriented node. This project will help to create 
connections and draw pedestrians into the middle of this commercial block in what is presently 
an auto oriented mall. By introducing additional densities and uses into this large block will help 
to further the focus to more infill development opportunities, similar to the new KPMG building 
fronting Richter Street. Proximity to the main commercial core of the urban centre also lends 
itself to a strong argument of ensuring ‘complete communities’ with residential and religious 
assembly uses that would attract a broader demographic to the area. 
 
Site Planning 
The applicant will be applying a similar level of streetscaping that can be found within the 
commercial core of the South Pandosy Urban Centre which will help to improve pedestrian 
mobility in the area. The project has a strong street edge condition along Lakeshore Road that 
helps to animate the streetscape while de-emphasizing the parking to be sited at the rear of the 
project. Along KLO Road site access will be cleaned up and consolidated with the westerly 
property, this will reduce the number of access points along this busy section of road from three 
to two. 
 
In summary, Staff are supportive of the proposed development. It will help to introduce more 
retail, office and residential uses within this important town centre location. The building and 
site design are appropriate forms of development that will help to animate and draw people to 
the South Pandosy Urban Centre. The applicant has provided renderings of what can be provided 
on site but it is expected that some of the details will change as the concept is refined, these 
will be settled when the Development Permit is forwarded at a later date should council support 
the proposed rezoning application. The applicant held a Public Information meeting on June 11th, 
2013 which satisfied Council Policy #367 with regards to public consultation and notification. 
 
 
4.0  Proposal 

4.1     Project Description 

The project features two different forms organized into one comprehensively planned 
development. It is anticipated that the project will be modified prior to final adoption but 
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overall mix of uses and general format of the project will remain unchanged. The mixed use 
building fronting Lakeshore Road provides a strong street edge with an active retail frontage, this 
retail frontage also runs the northern length of the building. This feature will help draw people 
from Lakeshore Road. The 1st storey will accommodate the underbuilding parking which is 
wrapped with CRU’s to animate the frontage, the 2nd storey is comprised of office space while 
the 3rd and 4th storeys will accommodate residential units of varying sizes. The Arts & Worship 
centre is located at the rear of the property which will also help draw people onsite. The modern 
building features a large stage with various other amenities for art studios and flex space. 
Parking for this component will be at grade and occupy the entire northern portion of the 
property up to KLO road, Staff will be working with the applicant to help enhance the aesthetics 
of the surface parking lot.       

The project compares to Zoning Bylaw No. 8000 as follows: 

Zoning Analysis Table 

CRITERIA C4 ZONE REQUIREMENTS C4 PROPOSAL 

Development Regulations 
Floor Area Ratio 1.3 1.3 

Height 15.0m / 4 Storeys 15.0m / 4 Storeys 

Front Yard 0.0m 0.0m 

Side Yard (south) 0.0m 4.4m 

Side Yard (north) 0.0m 15.0m 

Rear Yard 0.0m 0.0m 

Site Cov. - Buildings 
Buildings, driveways & 

Parking 

75% 
N/A 

51% 
N/A 

Other Regulations 
Minimum Parking 

Requirements 
72 Stalls 72 Stalls 

Bicycle Parking 
Class I: 11 stalls 

Class II: 6 stalls 
Class I: 22 stalls 

Class II: 6 stalls 
Loading stalls 1 stall 1 stall 

 

 

4.2   Site Context 

The subject property is located within the heart of the South Pandosy Urban Centre where the 
existing St. Paul’s church is located.    

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North C4 – Urban Centre Commercial Commercial 

East C4 – Urban Centre Commercial Commercial 

South C4 – Urban Centre Commercial Commercial 
West C4 – Urban Centre Commercial Commercial 
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Subject Property Map: 

 

5.0 Current Development Policies - Kelowna Official Community Plan 2030 (OCP)  

5.1 Development Process (Chapter 5) - Considerations in Reviewing Development Applications 
 

Ensure appropriate and context sensitive built form (Objective 5.5) 
 
Building Height (Policy .1). Locate taller buildings in the geographic centre of Urban 
Centres and generally decrease height moving away from the centre, to a maximum of 4 
storey’s at the periphery of the Urban Centres, where adjoining land is designated for 
single/two unit housing. 
 
South Pandosy: Generally 4 storey’s. Six storey’s within C4 or C9 zoned areas. Potential 
for 8 storey’s where an architecturally distinct and significant buildings is placed at a 
corner, gateway or view terminus location that is of significance to the community or 
where a building is of cultural significance to the community. 

 
Objective 5.8 Achieve high quality urban design. 

 
Streetscaping (Policy 2). Urban Centre roads should be considered as part of the public 
space and streetscaped with full amenities (i.e. sidewalks, trees and other planting, 
furniture, bike facilities, boulevards, etc.). 
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Ensure opportunities are available for greater use of active transportation and transit 
to: improve community health; reduce greenhouse gas emissions; and increase 
resilience in the face of higher energy prices (Objective 5.10) 
 
Maximize Pedestrian / Cycling Connectivity. Require that pedestrian and cyclist 
movement and infrastructure be addressed in the review and approval of all City and 
private sector developments, including provision of sidewalks and trails and recognition of 
frequently used connections and informal pedestrian routes.  
Transit Infrastructure. Require that transit service needs to be integrated into 
community designs and development proposals to optimize access to transit service and 
incorporate essential infrastructure on transit routes identified. 
 
Objective 5.20 Achieve high quality urban design and appropriate land uses. 
 
South Pandosy Urban Design (Policy 2). Ensure that the urban design for South Pandosy 
clearly differentiates this commercial district from others in the City and interior of BC. 
To this end, redevelopment should: 
 

 encourage the development of landmark buildings at key intersections within the 
precinct and at the terminus of significant sight lines. Landmark buildings should be 
distinguished from other buildings through the conscientious use of siting, common 
entrances, additional storey’s, articulation of the footprint or roof-line, decorative 
structures, colour and other means appropriate to the setting and desired effect. 

6.0 Technical Comments 

6.1 Building & Permitting Department 

 Demolition permits are required for any existing building(s). 

 Development Cost Charges (DCC’s) are required to be paid prior to issuance of any 
Building Permit(s) for new construction 

 These buildings are required to be of non-combustible construction. Any proposed 
deviance from this requirement of BCBC 12 requires an approved alternate solution 
report approved prior to the release of the Development Permit.  

 A minimum Geodetic Elevation of 343.66 meters is required for all habitable spaces  

 A Geotechnical report is required to address the sub soil conditions and potential 
impact on neighbouring properties. A Geotechnical pier review may be required at 
time of building permit application. 

 A Structural pier review may be required at time of building permit application. 

 A Building Code analysis is required for the structure at time of building permit 
applications, but the following items may affect the form and character of the 
building(s): 

 The British Columbia Building Code (BCBC) will define this development as two 
separate buildings, so if firewalls or equivalents are to be utilized, a complete 
building code analysis would be required to be reviewed prior to complete comments 
being provided for the spatial separation between the two buildings. 

 Main floor man doors in building B appear to open over property line. 

 The exits from the second floor appear to not appear to meet minimum code 
requirements (number of exits, travel distance etc). The third and fourth floors 
appear to have a dead end corridor. 
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 Door swing and travel distances to be addressed at time of building permit application  

 Guards are required for patio areas & all decks. The drawings provided don’t clearly 
identify these requirements, but will be reviewed at time of building permit 
application. 

 A fire resistance rating is required for garbage enclosure room(s). The drawings 
submitted for building permit are to clearly identify how this rating will be achieved 
and where these area(s) are located. 

 Access to any mechanical rooms at roof level are required or access to the roofs are 
required 

 Size and location of all signage to be clearly defined as part of the development 
permit.  

 How does the parking on the east side (existing mall) work from an access agreement 
allowance? 

 Awnings over city property require an indemnification agreement(s). 

6.2 Development Engineering Department 

See Attached. 

6.3 Fire Department 

Fire department access, fire flows, and hydrants as per the BC Building Code and City of 
Kelowna Subdivision Bylaw #7900. The Subdivision Bylaw #7900 requires a minimum of 
150ltr/sec fire flows. The access road is to be a minimum of 6M in width with no parking 
signs provided along the roadway. Additional comments will be required at the building 
permit application. 

6.4 Fortis BC - Gas 

FortisBC gas division has reviewed the above mentioned referral and has no concerns 

6.5 Fortis BC – Electric 

No comment provided. 

6.6 Infrastructure Planning  

The sketches submitted with this rezoning application show approximately 40 trees, 
however the site plan does not seem to provide any room for planting beds, therefore it is 
requested that the applicant provide a planting plan to explain the location of the 
proposed landscaping. 

7.0 Application Chronology  

Date Application Received: April 26th, 2013  
Applicant Hosted Public Open House:  June 11th, 2013 
Transportation Impact Assessment Complete: October 10th, 2013 
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Report prepared by: 

     
Alec Warrender, Land Use Planner  
 

Reviewed by:   Ryan Smith, Manager, Urban Land Use 
 

Approved Inclusion:  D. Gilchrist, Community Planning & Real Estate Divisional Director 

 

Attachments: 

Subject Property Map 
Sit Plan  
Conceptual Renderings 
Development Engineering Requirements 
Applicant’s Letter of Rationale 
Open House Summary 
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Report to Council 
 

Date: 

 
November 12, 2013 
 

Rim No. 
 

1250-04 

To:  
 

City Manager 
 

From: 
 

Ryan Smith, Urban Planning Manager 

Subject: 
 

Addition of Thrift Stores as Primary Use in I4, C4, C7 and C10 Zones 

 

Recommendation: 

THAT Zoning Bylaw Text Amendment No. TA13-0008 to amend City of Kelowna Zoning Bylaw 
No. 8000 by amending the I4 Central Industrial Zone, C4-Urban Centre Commercial Zone, C7-
Central Business Commercial Zone and C10 Service Commercial Zone, as outlined in “Schedule 
A” of the Report of the Urban Planning Department dated November 12, 2013, be considered 
by Council; 
 
AND FURTHER THAT the Text Amendment bylaw be forwarded to Public Hearing for further 
consideration. 
 
Purpose: 

To add ‘Thrift Stores’ as a permitted “Principal Use” within the I4-Central Industrial Zone, 
C4-Urban Centre Commercial Zone, C7-Central Business Commercial Zone and the C10-Service 
Commercial Zone.   
 
Background: 

In October of 2013, staff received an inquiry from a thrift store looking to relocate to a 
location in the north end (with an I4-Central Industrial Zone) from a property located on 
Lawrence Avenue (with a C7-Central Business Commercial zone). After some research, staff 
discovered that while the land Use of ‘Thrift Store’ exists in the City’s Zoning Bylaw No.8000, 
it does not appear as a permitted use in any zones where such a use would commonly be 
located. As such, staff is proposing to add the land use of ‘Thrift Store’ to several zones 
where such uses currently are or could practically be located. The following table lists the 
zones and number of Thrift Stores with business licenses which are currently located in those 
zones: 

Zone Number of Thrift Stores with Business License 

C4 – Urban Centre Commercial 3 

C7 – Central Business Commercial 3 

C10 – Service Commercial 1 

I4 – Central Industrial 1 
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Existing Policy: 

Official Community Plan (OCP) 
 
Objective 10.1 Promote social well-being and quality of life by providing facilities and 
services for all community members. 
 

Policy .1 Distribution of Community Resources. Appropriately distribute and locate 
community resources (such as libraries, parks, meeting places, community policing, 
recreation services etc.) so that all neighbourhoods have convenient access. 

 
 
Internal Circulation: 

 

Policy and Planning: Policy and Planning has no concerns with the proposed 
amendments. 

  

 RCMP: The RCMP did not respond to the circulation request. 

 

Considerations not applicable to this report: 

Legal/Statutory Authority: 
Legal/Statutory Procedural Requirements: 
Financial/Budgetary Considerations: 
Personnel Implications: 
External Agency/Public Comments: 
Communications Comments: 
Alternate Recommendation: 

 
 
Submitted by:  
 
 
     

R. Smith, Urban Planning Manager 
 

Reviewed by:    Ryan Smith, Urban Planning Manager 

Approved for Inclusion  Doug Gilchrist, Acting General Manager,  
     Community Sustainability 
 
Attachments: 

Schedule “A” - Summary of Proposed Text Amendments 
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1 Updated: 21/11/2013 

 

SCHEDULE ‘A’ Thrift Store Text Amendments 
TA13-0008 

Zoning Bylaw No. 8000 

No. Section Existing Text Proposed Text 

1 15.1.2 Principal Uses n/a Add: (p) Thrift Stores 
2 14.4.2 Principal Uses n/a Add: (pp) Thrift Stores 
3 14.7.2 Principal Uses n/a Add: (ss) Thrift Stores 
4 14.10.2 Principal Uses n/a Add: (pp) Thrift Stores 
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