
City of Kelowna
Regular Council Meeting

AGENDA
 

Tuesday, July 28, 2015

6:00 pm

Council Chamber

City Hall, 1435 Water Street
Pages

1. Call to Order

2. Reaffirmation of Oath of Office

The Oath of Office will be read by Councillor Hodge.

3. Confirmation of Minutes 1 - 15

Public Hearing - July 14, 2015
Regular Meeting - July 14, 2015

4. Bylaws Considered at Public Hearing

4.1 5267 Chute Lake Road, BL11110 (Z15-0021) - David Rolleston 16 - 16

To give Bylaw No. 11110 second and third reading in order to rezone the
subject property.

4.2 3699 Highway 97 North, BL11111 (Z15-0028) - University Business Park Ltd. 17 - 17

To give Bylaw No. 11111 second and third reading in order to rezone the
subject property.

4.3 225 Clifton Road and (W of) Union Road, BL11112 (OCP15-0012) - Glenwest
Properties Ltd.

18 - 19

Requires a majority of all members of Council (5).
To give Bylaw No. 11112 second and third reading in order to change the
future land use designation of portions of the subject properties.

4.4 225 Clifton Road and (W of) Union Road, BL11113 (Z15-0016) - Glenwest
Properties Ltd.

20 - 21

To give Bylaw No. 11113 second and third reading in order to rezone portions
of the subject properties.



5. Notification of Meeting

The City Clerk will provide information as to how the following items on the Agenda
were publicized.

6. Heritage Alteration Permit, Development Permit and Development Variance Permit
Reports

6.1 TO BE DEFERRED AT THE APPLICANT'S REQUEST - 2072 Abbott Street, HAP15-
0004 - CEI Architecture Planning

22 - 52

City Clerk to state for the record any correspondence received.  Mayor to
invite anyone in the public gallery who deems themselves affected by the
Heritage Alteration Permit to come forward.
To consider non-support of a Heritage Alteration Permit application for the
demolition of the existing Heritage Register house on the subject property to
facilitate development of a new single detached house.

6.2 650 Clement Avenue, DP15-0132 & DVP15-0133 - City of Kelowna 53 - 94

City Clerk to state for the record any correspondence received.  Mayor to
invite anyone in the public gallery who deems themselves affected by the
required variance(s) to come forward.
To consider a Development Permit and a Development Variance Permit for the
new RCMP building located at 650 Clement Ave.

6.3 3470 Shayler Road, DP15-0086 & DVP15-0087 - Kinnikinnik Developments Inc. 95 - 127

City Clerk to state for the record any correspondence received.  Mayor to
invite anyone in the public gallery who deems themselves affected by the
required variance(s) to come forward.
To consider a Development Permit and Development Variance Permit for a
mixed-use building at McKinley Beach.

7. Reminders

8. Termination



1



2



3



4



5



6



7



8



9



10



11



12



13



14



15



CITY OF KELOWNA 
 

BYLAW NO. 11110 
Z15-0021 – David Reginald John Rolleston 

5267 Chute Lake Road 

 

 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 8000". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning 
classification of Lot 2, Section 24, Township 28, SDYD, Plan KAP79725, located on 
Chute Lake Road, Kelowna, B.C., from the RR3 – Rural Residential 3 zone to the RU1 – 
Large Lot Housing zone. 

 
2. This bylaw shall come into full force and effect and is binding on all persons as and 

from the date of adoption. 
 
 
Read a first time by the Municipal Council this 13th day of July, 2015. 
 
 
Considered at a Public Hearing on the 
 
 
Read a second and third time by the Municipal Council this 
 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11111 
Z15-0028 – University Business Park Ltd., Inc. No. 431185 

3699 Hwy 97 N 

 

 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 8000". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning 
classification of Lot 3, Section 35, Township 26, ODYD, Plan KAP57139 located on Hwy 
97 N, Kelowna, B.C., from the C3 – Community Commercial zone to the C3lp/rls – 
Community Commercial (liquor primary/retail liquor sales) zone. 

 
2. This bylaw shall come into full force and effect and is binding on all persons as and 

from the date of adoption. 
 
 
Read a first time by the Municipal Council this 13th day of July, 2015. 
 
 
Considered at a Public Hearing on the 
 
 
Read a second and third time by the Municipal Council this 
 
 
Approved under the Transportation Act 
 
 
____________________________________________________________________________ 
(Approving Officer-Ministry of Transportation) 
 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 
 

 
Mayor 

 
 
 
 

 
City Clerk 
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CITY OF KELOWNA 
 

BYLAW NO. 11112 
 

Official Community Plan Amendment No. OCP15-0012 – 
Glenwest Properties Ltd., Inc. No. C0889227 

225 Clifton Road and (W of) Union Road 

 
A bylaw to amend the "Kelowna 2030 – Official Community Plan Bylaw No. 10500". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 
1. THAT Map 4.1 - GENERALIZED FUTURE LAND USE of “Kelowna 2030 – Official 

Community Plan Bylaw No. 10500” be amended by changing the Generalized Future 
Land Use designation of portions of Lot D Section 8 Township 23 Osoyoos Division Yale 
District Plan KAP75116 Except Plans EPP24895 And EPP24897, located at 225 Clifton Rd 
N from the S2RES - Single/Two Unit Residential designation to the S2RESH - Single/Two 
Unit Residential Hillside designation as shown Map “A” attached to and forming part of 
this bylaw; 
 

2. THAT Map 4.1 - GENERALIZED FUTURE LAND USE of “Kelowna 2030 – Official 
Community Plan Bylaw No. 10500” be amended by changing the Generalized Future 
Land Use designation of portions of the North East ¼ of Section 5 Township 23 Osoyoos 
Division Yale District Except Plans 896, B645, KAP69724, EPP24895 AND EPP24897, 
located (W OF) Union Rd from the S2RES- Single/Two Unit Residential designation to 
the S2RESH - Single/Two Unit Residential Hillside designation, from the PARK - Major 
Park & Open Space designation to the S2RESH - Single/Two Unit Residential Hillside 
designation, from the S2RESH - Single/Two Unit Residential Hillside designation to the 
PARK - Major Park & Open Space designation, and from the S2RES – Single / Two Unit 
Residential designation to the PARK – Major Park & Open Space designation as shown 
Map “A” attached to and forming part of this bylaw; 
 

3. This bylaw shall come into full force and effect and is binding on all persons as and 
from the date of adoption. 

 
Read a first time by the Municipal Council this 13th day of July, 2015. 
 
Considered at a Public Hearing on the  
 
Read a second and third time by the Municipal Council this  
 
Adopted by the Municipal Council of the City of Kelowna this 
 

 
Mayor 

 
 

 
City Clerk
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CITY OF KELOWNA 
 

BYLAW NO. 11113 
Z15-0016 – Glenwest Properties Ltd., Inc. No. C0889227 

225 Clifton Road and (W Of) Union Road 

 

 
A bylaw to amend the "City of Kelowna Zoning Bylaw No. 8000". 
 
The Municipal Council of the City of Kelowna, in open meeting assembled, enacts as follows: 
 

1. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning 
classification of portions of Lot D Section 8 Township 23 Osoyoos Division Yale District 
Plan KAP75116 Except Plans EPP24895 And EPP24897, located at 225 Clifton Rd N from 
the RM3 – Low Density Multiple Housing zone to the RU2H – Medium Lot Housing 
Hillside zone and from the RM3 – Low Density Multiple Housing zone to the RU4 – Low 
Density Cluster Housing zone as shown Map“B” attached to and forming part of this 
bylaw; 
 

2. THAT City of Kelowna Zoning Bylaw No. 8000 be amended by changing the zoning 
classification of portions of the North East ¼ of Section 5 Township 23 Osoyoos Division 
Yale District Except Plans 896, B645, KAP69724, EPP24895 AND EPP24897, located (W 
OF) Union Rd from the RU1H – Large Lot Housing Hillside zone to the RU2H - Medium 
Lot Housing Hillside zone, from the RU4 – Low Density Cluster Housing zone to the 
RU2H - Medium Lot Housing Hillside zone, from the P3 –Parks and Open Spaces zone to 
the RU2H - Medium Lot Housing Hillside zone, from the RU2H - Medium Lot Housing 
Hillside zone to the RU4 – Low Density Cluster Housing zone, from the RU1H – Large 
Lot Housing Hillside zone to the P3 –Parks and Open Spaces zone, and from the RU2H - 
Medium Lot Housing Hillside zone to the P3 –Parks and Open Spaces zone as shown Map 
“B” attached to and forming part of this bylaw; 

 
3. This bylaw shall come into full force and effect and is binding on all persons as and 

from the date of adoption. 
 
 
Read a first time by the Municipal Council this 13th day of July, 2015. 
 
 
Considered at a Public Hearing on the 
 
 
Read a second and third time by the Municipal Council this 
 
 
Adopted by the Municipal Council of the City of Kelowna this 
 
 
 

 
Mayor 

 
 
 

 
City Clerk 
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REPORT TO COUNCIL 
 
 
 

Date: July 28, 2015 

RIM No. 0940-60 

To: City Manager 

From: Community Planning, Community Planning & Real Estate (LB) 

Application: HAP15-0004 Owner: Resear Ltd. 

Address: 2072 Abbott Street  Applicant: 
CEI Architecture Planning 
Interiors 

Subject: Heritage Alteration Permit Application 

Existing OCP Designation: S2RES – Single / Two Unit Residential 

Existing Zone: RU1 – Large Lot Housing 

 

1.0 Recommendation 

THAT Council NOT authorize the issuance of Heritage Alteration Permit No. HAP15-0004 for Lot B, 
District Lot 14, ODYD, Plan KAP47142, located at 2072 Abbott Street, Kelowna, BC. 

2.0 Purpose  

To consider a Heritage Alteration Permit application for the demolition of the existing Heritage 
Register house on the subject property to facilitate development of a new single detached house. 

3.0 Community Planning 

Community Planning Staff does not 
support the request to demolish the 
existing dwelling at 2072 Abbott Street 
to facilitate the construction of a new 
dwelling. The subject property, known 
as the McWilliams House, is listed on 
the Kelowna Heritage Register and 
demolition of the house would result in 
the loss of the property’s heritage 
character and value. With its distinct 
architectural style and high profile 
location along the Abbott Street 
Recreational Corridor and Okanagan 
Lake, this is a unique property within 
the Abbott Street Heritage 
Conservation Area and the City of Kelowna as a whole. 
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In exploring options that see the McWilliams house retained, Staff suggested potential 
alternatives to demolition. These include adding onto the existing house, constructing a second 
dwelling at the rear of the property (this option would require establishing a Heritage 
Revitalization Agreement or rezoning to the RU6 – Two Dwelling Housing zone), or relocating the 
house to another site in the area. The applicant considered these options and prefers to proceed 
with demolition, citing the investment to renovate is not worthwhile and the property is not big 
enough to accommodate a second house. 

Heritage Register Evaluation 

Staff evaluated the heritage value of the subject property using the Kelowna Heritage Register 
Evaluation Criteria, scoring a total of 90 points of a possible 100 points (see Attachment B). A 
score between 60 and 100 indicates the property has heritage value and should be listed on the 
Heritage Register. Some of the key factors that contribute to this high score are the building’s 
distinct architectural style and design, the direct association with historical local leaders, its 
orientation to both Abbott Street and Okanagan Lake, the well-maintained landscaping, and 
relatively few alterations to the building and property. 

Section 972(5) of the Local Government Act states: 

A local government or its delegate may refuse to issue a heritage alteration permit for 
an action that, in the opinion of the local government or delegate, would not be 
consistent with the purpose of the heritage protection of the property. 

The subject property’s heritage value, as discussed in Section 4.1 of this report, would be lost 
should demolition of the house and removal of its associated landscape features be permitted to 
proceed.  

4.0 Proposal 

4.1 Background 

Kelowna Heritage Register 

The Kelowna Heritage Register is an official listing of properties identified as having heritage 
value, though inclusion on the Heritage Register does not constitute heritage protection. Within 
the Abbott Street Heritage Conservation Area, a Heritage Alteration Permit application is 
required for any proposed demolition, construction or structural changes as per the Heritage 
Procedures Bylaw. Heritage Alteration Permit applications are considered based on the Heritage 
Conservation Area Guidelines as well as applicable policies. 

Architectural Style 

The Abbott Street & Marshall Street Heritage Conservation Areas Development Guidelines 
identifies the architectural style for both the property and the block as Mediterranean Revival. 
Only two other properties in the Heritage Conservation Area are characterized by this 
architectural style, one of which is also listed on the Heritage Register. Features of the 
Mediterranean Revival style include a stepped parapet around a flat roof, flush eaves and stucco 
detail, cascading building mass, one or two storey massing, vertical double-hung windows, 
multiple pane windows, and an asymmetrical front façade. 

2072 Abbott Street Heritage Details 

The subject property was added to the Kelowna Heritage Register in 2001. Built in 1931 and 
known as the McWilliams House, the Heritage Register Statement of Significance identifies the 
house as a rare and fine example of Spanish Colonial Revival architecture, which is an expression 
of the Mediterranean Revival style (see Attachment C). This architectural style was seldom used 
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in Canada, making it a rarity both locally and nationally. Spanish Colonial Revival and 
Mediterranean Revival elements represented in this house include the asymmetrical façade with 
horizontal emphasis, smooth stucco exterior and pale colours. Landscaping on the property 
consists of mature horse chestnut trees, coniferous trees, manicured lawns and hedges along the 
property lines.  

The house was originally built by William G. Scott, a plumber and tinsmith. Thomas Finley 
McWilliams lived in the house with his family in the late 1940s and 1950s. McWilliams was a well-
known local lawyer and acted as the City Police Magistrate and Stipendiary Magistrate for the 
area. His wife Muriel was named Kelowna Citizen of the Year in 1956 for her work in the 
community and with charities.  

Additional information regarding the heritage features of the McWilliams House and the property 
can be found in Attachment C: Statement of Significance. 

4.2 Application Chronology 

The Heritage Alteration Permit application for demolition of the house was submitted on April 
30, 2015. Following review and circulation of the application, Staff contacted the applicant with 
feedback and suggested options that would both retain the McWilliams House and allow for some 
development on the property. The applicant considered these alternatives and preferred to 
proceed with the request for demolition, as originally submitted.  

Pursuant to the City of Kelowna Heritage Procedures Bylaw No. 7776, the authority to issue this 
type of Heritage Alteration Permit is delegated to the Community Planning Department Manager. 
Based on the Report to Manager dated June 22, 2015, the Community Planning Department 
Manager chose to reject the Permit application. On June 22, 2015, the applicant was informed of 
this decision as well as the opportunity to apply for Council re-consideration of the matter.  

The applicant delivered an application for re-consideration of the decision on July 6, 2015, 
stating the grounds upon which the decision is considered inappropriate and what decision the 
applicant considers Council ought to substitute (see Attachment D). The process for re-
consideration of this application is pursuant to Section 10.0 of the City of Kelowna Heritage 
Procedures Bylaw No. 7776. 

4.3 Project Description 

The applicant is proposing to demolish the existing Heritage Register house and replace it with a 
new single detached house that is larger and more functional. Although the general massing of 
the proposed house is similar to the existing one, the form and character is not in keeping with 
the Mediterranean Revival style identified for the property and the block. Being over 80 years old 
the house has maintenance demands that exceed those of newer structures; however, this is not 
uncommon among heritage homes.  

The conceptual plan submitted as part of this application is a modern two-storey design with a 
flat roof and white stucco, architectural concrete, metal panel and glass exterior. On the 
proposed façade facing Abbott Street, the first storey consists of a stucco wall (the side of a 
double car garage) and a concrete wall with stucco overhang, and the second storey consists of 
metal paneling, glazing and stucco roof overhang. The proposed development also includes a pool 
at the rear of the property, hedges along the north and south property lines, and a fence and 
gate along Abbott Street. 
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4.4 Site Context 

The subject property is located on the west side of Abbott Street between Burne Avenue and 
Cadder Avenue in the Abbott Street Heritage Conservation Area in the City’s Central City Sector. 
The property is designated S2RES – Single / Two Unit Residential in the Official Community Plan 
and is within the Abbott Street Heritage Conservation Area. The surrounding area is 
characterized by single dwelling housing. 

Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North RU1 – Large Lot Housing Single dwelling housing 

East RU1 – Large Lot Housing Single dwelling housing 

South RU1 – Large Lot Housing Single dwelling housing 

West W1 – Recreational Water Use Okanagan Lake 

 

Subject Property Map: 2072 Abbott Street 

 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

Heritage Register.1 Use the Kelowna Heritage Register for fully informed decision-making 
regarding land use of heritage properties. 

Heritage Designation.2 Encourage owners of properties listed in the Kelowna Heritage Register 
and identified as significant to voluntarily provide long-term heritage protection to their 
properties through the use of a Heritage Designation Bylaw. 

Heritage Revitalization Agreements.3 Consider the adaptive re-use of heritage buildings within 
any future land use designation, provided that a Heritage Revitalization Agreement is negotiated 

                                                
1 City of Kelowna Official Community Plan, Policy 5.7.1 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.7.2 (Development Process Chapter). 
3 City of Kelowna Official Community Plan, Policy 5.7.3 (Development Process Chapter). 
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with the City and provided that the project meets the criteria established for sensitive 
neighbourhood integration. 

Heritage Conservation Areas.4 Continue to recognize the established heritage conservation areas 
of Abbott Street and Marshall Street as identified on Map 9.1. 

5.2 Abbott Street and Marshall Street Heritage Conservation Areas Development Guidelines 

Mediterranean Revival Characteristics: 

 Masonry feel to the architecture 

 Stepped parapet about a flat roof 

 Shed and high gable roof sub-forms 

 Flush eaves and stucco detail at roof edges 

 Cascading building mass 

 One or two storey massing 

 Vertical double-hung window openings 

 Single and multi-sash window assembly 

 Multiple pane windows (munton bars) 

 Asymmetrical front facade 

 Clay tile roofing 

 Side or rear yard parking 

6.0 Application Chronology  

Date of Application Received:  April 30, 2015  
Date of Manager Decision:   June 22, 2015  
Date of Request for Re-Consideration: July 6, 2015 
 

7.0 Alternate Recommendation   

THAT Council authorizes the issuance of Heritage Alteration Permit No. HAP15-0004 for Lot B, 
District Lot 14, ODYD, Plan KAP47142, located at 2072 Abbott Street, Kelowna, BC. 

Report prepared by: 

     
Laura Bentley, Planner 
 
 

Reviewed by:    Lindsey Ganczar, Planning Supervisor 
 

Approved for Inclusion:  Ryan Smith, Community Planning Department Manager 
 
 
 
 

                                                
4 City of Kelowna Official Community Plan, Policy 5.7.4 (Development Process Chapter). 
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Attachments:  

Attachment A: Subject Property Map 
Attachment B: Kelowna Heritage Register Evaluation of Criteria 
Attachment C: Kelowna Heritage Register Statement of Significance 
Attachment D: Application for Re-Consideration 
Attachment E: Site Photos 
Attachment F: Conceptual Site Plan, Floor Plans and Elevations 
Attachment G: Draft Heritage Alteration Permit No. HAP15-0004 
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REPORT TO COUNCIL 
 
 
 

Date: 7/28/2015 

RIM No. 0940-00  

To: City Manager 

From: Urban Planning Department (AC) 

Application: DP15-0132 & DVP15-0133 Owner: City of Kelowna 

Address: 650 Clement Ave Applicant: Kasian Architecture 

Subject: Development Permit and Development Variance Permit Application 

Existing OCP 
Designation: 

EDINST – Educational / Major Institutional 

Existing Zone: P1 – Major Institutional 

 
1.0 Recommendation 

THAT Council authorizes the issuance of Development Permit No. DP15-0132 for Lot A, District 
Lot 139, ODYD, Plan EPP39101 except Plan EPP50977, located on 650 Clement Avenue, Kelowna, 
BC subject to the following: 

1. The dimensions and siting of the building to be constructed on the land be in general 
accordance with Schedule “A”; 

2. The exterior design and finish of the building to be constructed on the land be in general 
accordance with Schedule “B”; 

3. Landscaping to be provided on the land be in general accordance with Schedule “C”; 

4. Prior to issuance of the Building Permit, the requirements of the Development Engineering 
Branch must be satisfied as described in the attached report dated June 26th 2015”;  

5. That the applicant be required to post with the City, a Landscape Performance Security 
deposit in the form of a “Letter of Credit” in the amount of 125% of the estimated value 
of the landscaping, as determined by a professional landscaper; 

AND THAT Council authorize the issuance of Development Variance Permit No. DVP15-0133 for 
Lot A, District Lot 139, ODYD, Plan EPP39101 except Plan EPP50977, located on 650 Clement 
Avenue, Kelowna, BC. 

AND THAT the variances to the following sections of Zoning Bylaw No. 8000 be granted in 
accordance with the drawings attached to the Development Variance Permit described in 
Schedule “D”: 

Section 8.5 (Table 8.1) General Provisions 
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To vary the minimum parking stalls from 954 parking stalls required to 289 parking stalls 
proposed. 

 
Section 7.6.1 (b & c) Minimum Landscape Buffers 

To vary the minimum level 2 and level 3 landscape buffer width from 3.0m required to 
between 1.6m and 3.0m as proposed and described within schedule “D”.  

 
Section 8.3.5 Development Standards – Vehicle Parking and Loading 

To vary the minimum required landscape island area from 2m2 per parking stall and 
loading bay (totalling 1,916 m2) to 115m2 total area. 

 
AND THAT the applicant be required to complete the above noted conditions of Council’s 
approval of the Development Permit / Development Variance Permit Applications in order for the 
permit to be issued. 

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

2.0 Purpose 

To consider a Development Permit and a Development Variance Permit for the new RCMP 
building located at 650 Clement Ave. 

3.0 Urban Planning 

Staff are supportive of the Development Permit and Development Variance Permit. The new 
Kelowna Police Services building is located within two Development Permit areas (City Centre 
Revitalization and Arterial – Clement) and will be located prominently on the north side of 
Clement Avenue between St. Paul and Richter Streets, supporting the downtown area and 
providing good access to all parts of the City. The Development Permit proposal adheres to many 
of the OCP design guidelines. The public plaza on the corner of Richter Street and Clement 
Avenue creates an inviting open space suitable for gatherings beneath a double height entrance 
wooden canopy which clearly marks the building’s main entrance. All public spaces were 
designed to provide a sense of physical and psychological security. Shaded seating, primary and 
secondary circulation, and refuge from the streetscape will support site-appropriate activities 
such as circulation, lunch-break seating, and quiet conversation areas. Through this design 
approach, daytime security is provided in part by the building occupants and visitors themselves.  
 
The brick cladding used on the façade not only addresses the design guidelines of the downtown 
plan but relates to Okanagan aesthetic and the look and feel of the landscape. Furthermore the 
use of architectural elements such as the grand entrance canopy, recessed entry and glazing at 
the entrance lobby creates an interesting, pedestrian friendly interface with the streetscape. 
Through the use of local materials and colours, simplified massing and an emphasis on human 
scale proportions, the design establishes a pedestrian friendly interface with the surrounding 
streetscape.  
 
The design does not meet the OCP guideline of 1 tree on-site for every 4 parking stalls. However, 
the trees along Clement Avenue and within the secure fleet parking area will screen the outdoor 
space from the street during spring, summer, and fall and an outdoor tree-lined pedestrian link 
connects the building to parking areas on the west. The building’s use of landscape further 
minimizes the visual impact of the facility towards the residential block and creates a sense of 
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privacy for building occupants. Trees and landscaping are focused along the street frontages and 
the deficiency of trees is within in the interior parking lot area located on the north side of the 
property away from direct pedestrian views.  
 
The Zoning Bylaw requires 954 parking stalls, which is in Staff’s opinion overestimates the 
number parking stalls that are practically needed. The use category within the Zoning Bylaw is 
“Emergency and Protective Services” which is an infrequently used category and shows that some 
non-residential parking rates established decades ago are in need of updating. The current 
proposal in the 2016 Work Plan is to review these rates in the Zoning Bylaw. Examples of other 
municipalities include: 

 The City of Coquitlam. 
o Requires 1 parking stall per 40m2 for civic use. 
o Using this rule the RCMP project would require 239 parking stalls. 

 The City of West Kelowna 
o Requires 2.5 parking stalls per 100m2 for fire, police, and ambulance service. 
o Using this rule the RCMP project would require 239 parking stalls. 

 The City of Langford 
o Requires 1 parking stalls per employee for police. 
o Using this rule the RCMP project would require approximately 280 parking stalls. 

The RCMP have estimated that 289 parking stalls should be adequate for their use and is based on 
the RCMP operations during peak traffic times.  
 
To be able to fit the RCMP’s floor area needs within 3 stories and to provide the desired parking 
based upon the RCMP’s detailed analysis, it was necessary to apply to reduce some of the 
landscape buffer widths as described within Schedule ‘D’. Further, the Zoning Bylaw requires 
landscaped islands within the parking lot when a project provides more than 50 at-grade parking 
stalls. The minimum area identified in the Zoning Bylaw is 2.0m2 of landscaped island area per 
required parking and loading space. This would lead to a minimum required area of 1,916 m2 and 
would represent 12% of the entire site. Clearly, this is inappropriately onerous and the RCMP 
have provided a landscape area of 115 m2. 

In fulfillment of Council Policy No. 367 respecting public consultation, the applicant undertook 
neighbour consultation by individually contacting the neighbours as described in the attached 
Schedule ‘A’.  

4.0 Proposal 

4.1 Project Description 

The proposed building is a three-storey structure with program elements distributed to the north 
and south of a central east-west axis that functions as a circulation spine. The building form has 
been sculpted at the intersection by insetting the ground level to enhance public transition into 
the building and create opportunity for covered outdoor public space. The upper level has also 
been set back to reduce the scale of the building on the corner. Feature elements including the 
wood canopies on the ground level and wood canopies over the outdoor balcony on the upper 
level.  
 
Strong durable materials characterize the base of the building with brick cladding extending 
along Clement Avenue and Richter Street along grade responding to the pedestrian nature of the 
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streets. The brick further mimics the rustic landscape tone of the Okanagan and relates to the 
surrounding cultural landscape. Wood has been expressed intermittently, especially around the 
entrances and soffits of public areas to convey a sense of warmth and tactility. A lighter, metal 
cladding and high-performance glazing systems employed on the upper levels will feature 
contrasting random and ordered patterns. The neutral grey tones of the metal panels reflect the 
colors of the region while random reddish brown relate to the bare hills of the Okanagan. As the 
building transitions towards the secure compound, the cladding shifts to a galvalume-finished 
profiled metal-panel system that will require minimal maintenance over an extended life span. 
This system will be appropriate to the daily wear and tear of police operations within a secure 
compound. 
 
The basic rectilinear form of the building has been shaped and molded specifically to fit the 
evolving, urban fabric of Kelowna’s downtown as well as to optimize key programmatic 
relationships that best facilitate the diverse work of the police force within a highly secure 
environment. Strategies for expansion have also been a critical consideration shaping the design 
so that future additions can be achieved efficiently, cost-effectively and without interruption to 
ongoing operations. 
 
The unifying feature of the design for the new Kelowna Police Services Building is a distinct east-
west central spine which functions as the primary organizing principle for all design elements. 
This central spine unifies building systems, components, structure, circulation, and orientation 
into a comprehensive, highly-intuitive, ordered, and high-performance workplace. The central 
axis further creates opportunities for simple massing and an ordered, efficient, and modular 
structural system. Shaped in a long rectangular form, the building is subdivided into north and 
south zones to accommodate key program spaces and relationships on three levels. This ordered 
composition responds to the specific needs of policing in the context of a downtown urban 
neighbourhood. The new development will allow for more police officers, support staff and 
infrastructure needed to create a safer community for its citizens. 

4.2 Site Context 

The subject property is located on Clement Avenue. The subject property has a Future Land Use 
designation of EDINST – Educational / Major Institutional in the Official Community Plan and the 
property is within the Permanent Growth Boundary. 

Specifically, adjacent land uses are as follows: 
 

Orientation Zoning Land Use 

North I4 –Central Industrial Industrial 

East 
I4 –Central Industrial 
I2 –General Industrial 

Industrial 

South RU2 – Medium Lot Housing Residential 

West I4 –Central Industrial Industrial 
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4.3 Subject Property Map: 650 Clement Ave 

 

5.0 Zoning Analysis Table  

Zoning Analysis Table 

CRITERIA P1 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
 Principal Bldgs Principal Bldgs 

Height Max 22.0 m & 6 stories 16.9 m & 3.0 storeys 

Front Yard  Min 6.0 m 13.0 m 

Side Yard (north) Min 4.5 m 19.0 m 

Flanking Side Yard (south) Min 6.0 m 4.5 m 

Rear Yard Min 7.5 m 81.4 m  

Site coverage of buildings  Max 50 % 26.3 % 

FAR 2.0 0.59 

Other Regulations 

Min Parking Requirements 

10.0 parking stalls per 100m2 GFA for 
Emergency and Protective Services 
Total GFA of 9537m2 = 954 required 

parking stalls 

289 parking stalls 

Min Bicycle Parking 
Requirements 

Class 1: 1 per 25 employees (10) 
Class 2: 5 per building public entrance 

(5) 

Class 1: (10) 
Class 2: (5) 
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Zoning Analysis Table 

CRITERIA P1 ZONE REQUIREMENTS PROPOSAL 
Setbacks to Parking: 

Front (east) 
Side (north) 

Flanking side (south) 
Rear (west) 

 
2.0m 
0.0m 
2.0m 
2.0m 

 
2.0m 
0.0m 
2.0m 
2.1m 

Landscape Buffer 
Level 3 buffer: 3.0m 
Level 2 buffer: 2.0m 

1.6m - >3.0m 
1.4m - >2.0m 

Landscape Island 
2m2 per parking stall & loading bay = 

1,916 m2
  

115 m2
 

Min Loading Bays 1 per 2,800m2 of GFA = 3.4 loading bays 4 loading bays 

 

 Variance not needed due to Section 1.8.1(a) of the Zoning Bylaw. 
 Variance requested from 954 parking stalls required to 289 parking stalls proposed. 
 Variance requested to reduce the landscape buffer width as described in schedule “D” 
 Variance requested to reduce the minimum landscape island area requirement. 

6.0 Current Development Policies 

6.1 Kelowna Official Community Plan (OCP) 

Relevant Development Permit Guidelines 

Ch14 / S1.1 - weather Incorporate landscaping and building form and character that is distinct to 
Kelowna and the Central Okanagan and conveys a sense of authenticity; 
 
Ch.14 / S.3.2 - Develop visual and physical connections between the public street and private 
buildings (e.g. patios and spill-out activity, views to and from active interior spaces, awnings and 
canopies); 
 
Ch.14 / S.4.2 - Ensure developments are sensitive to and compatible with the massing of the 
established and/or future streetscape; 
 
Ch.14 / S4.4 - Utilize landscaping treatments to further soften the mass of building form (e.g. 
strategic placement of trees, shades and vines, trellis and arbours, along with surface materials 
such as pavers); 
 
Ch.14 / S.5.1 - Design for human scale and visual interest in all building elevations. This can be 
achieved principally by giving emphasis to doors and windows and other signs of human 
habitation relative to walls and building structure; 
 
Ch.14 / S.5.6 - Incorporate roof overhangs, and the use of awnings, louvers, canopies and other 
window screening techniques; 
 
Ch.14 / S.6.2 - Provide visually prominent, accessible, and recognizable entrances through 
attention to location, details, proportions, materials, and lighting that act to personalize or lend 
identity to a building; 
 
Ch.14 / S.8.8 - Locate parking areas to the rear of buildings, internal to the building, or below 
grade; 
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7.0 Technical Comments   

Building & Permitting 

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

 Placement permits are required for any sales or construction trailers that will be 
on site. The location(s) of these are to be shown at time of development permit 
application.  

 A Hoarding permit is required and protection of the public from the staging area 
and the new building area during construction. Location of the staging area and 
location of any cranes should be established at time of DP. 

 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): 

o Any security system that limits access to exiting needs to be addressed in 
the code analysis by the architect. 

o Access to the roof is required per NFPA and guard rails may be required and 
should be reflected in the plans if required. 

 Mechanical Ventilation inlet and exhausts vents are not clearly defined in these 
drawings for the enclosed parking storey. The location and noise from these units 
should be addressed at time of Development Permit. 

 A Geotechnical report is required to address the sub soil conditions and site 
drainage at time of building permit application.  

 Fire resistance ratings are required for storage, janitor and/or garbage enclosure 
room(s). The drawings submitted for building permit is to clearly identify how this 
rating will be achieved and where these area(s) are located. 

 An exit analysis is required as part of the code analysis at time of building permit 
application. The exit analysis is to address travel distances within the floor areas, 
number of required exits per area, accessibility etc 

 Size and location of all signage to be clearly defined as part of the development 
permit. This should include the signage required for the building addressing to be 
defined on the drawings per the bylaws on the permit application drawings. 

 Full Plan check for Building Code related issues will be done at time of Building 
Permit applications. Please indicate how the requirements of Radon mitigation are 
being applied to this structure at time of Permit application  

 
Development Engineering 

 See attached memorandum June 26th 2015. 

8.0 Application Chronology  

Date of Application Received:     June 4th 2015  
Date of Neighbourhood Consultation Received (re: variance): June 26th 2015  
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Report prepared by: 

     
Adam Cseke, Planner  
 

Reviewed by:    Ryan Smith, Urban Planning Manager 
 

 

Attachments: 

Subject Property Map 
Development Engineering Memo 
Neighbourhood Consultation 
Draft Development Permit / Development Variance Permit 

 Schedule ‘A’ 
o Site Plan  
o Floor Plan 

 Schedule ‘B’ 
o Elevations 
o Colour Board 

 Schedule ‘C’ 
o Landscape Plan 
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REPORT TO COUNCIL 
 
 
 

Date: July 28, 2015 

RIM No. 0940-00 

To: City Manager 

From: Community Planning, Community Planning & Real Estate (LG) 

Application: DP15-0086 / DVP15-0087 Owner: 
Kinnikinnik Developments 
Inc. 

Address: 3470 Shayler Road Applicant: Grant Gaucher (G Group) 

Subject: Development Permit and Development Variances Permit Applications 

Existing OCP Designation: MXT – Mixed Use Tourism 

Existing Zone: CD18 – McKinley Beach Comprehensive Resort Development 

 

1.0 Recommendation 

THAT Council authorizes the issuance of Development Permit No. DP15-0086 for the property 
legally known as Lot 7, Section 29, Township 23, ODYD, Plan EPP8753 located at 3470 Shayler 
Road, Kelowna, BC subject to the following: 

1. The dimensions and siting of the building to be constructed on the land be in general 
accordance with Schedule “A”; 

2. The exterior design and finish of the building to be constructed on the land be in general 
accordance with Schedule “B”; 

3. Landscaping to be provided on the land be in general accordance with Schedule “C”; 

4. Prior to issuance of the Building Permit, the requirements of the Development Engineering 
Branch must be satisfied; 

5. The applicant be required to post with the City a Landscape Performance Security deposit 
in the form of a “Letter of Credit” in the amount of 125% of the estimated value of the 
landscaping, as determined by a professional landscaper; 

AND THAT Council authorizes the issuance of Development Variance Permit No. DVP15-0087 for 
the property legally known as Lot 7, Section 29, Township 23, ODYD, Plan EPP8753 located at 
3470 Shayler Road, Kelowna, BC; 

AND THAT variances to the following section of Zoning Bylaw No. 8000 be granted: 

Table 8.1 – Parking Schedule (Commercial Use Parking Rates) 

To vary the minimum required parking stalls from 52 requires to 45 proposed. 
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AND THAT the applicant be required to complete the above-noted conditions of Council’s 
approval of the Development Permit Application in order for the permit to be issued; 

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

2.0 Purpose 

To consider a Development Permit  and Development Variance Permit for a mixed-use building at 
McKinley Beach. 

3.0 Community Planning 

Community Planning Staff supports the first major development at McKinley Beach. This project 
will provide the future residents of the neighbourhood, as well as visitors, with a range of 
commercial services. The CD18 zone was envisioned as a multi-faceted destination community 
with a variety of accommodations and commercial uses planned around a lifestyle village. This 
application represents the first step in moving forward with the commercial components of this 
zone. 

The proposal does require one variance to parking. In the Zoning Bylaw, the total required 
parking stalls for the list of proposed uses is 52 stalls, and the applicant is proposing 45 stalls. 
Staff supports this seven-stall variance because the developer anticipates that a large majority of 
the users will be local residents. The master plan for McKinley Beach shows an extensive 
pedestrian plan throughout the site which will be implemented phase by phase as development 
occurs. 

4.0 Proposal 

4.1 Background 

McKinley Beach has a long history of a variety of development applications. The proponents first 
applied to amend the Official Community Plan in 2003 to have this parcel declared an Area 
Structure Plan (ASP) area. Since then, there have been multiple development applications 
including the ASP application, rezonings, text amendments, environmental development permits, 
development permit withdrawals, and a non-farm use permit. The development has also had two 
name changes, having been previously named Vintage Landing and Kinnikinnik. 

In 2014, the CD zone underwent a major text amendment. Changes include renaming the zone to 
its current name, significantly reducing (and refining) the number of permitted uses, introducing 
limitations of development use areas, and limiting uses within certain areas of the plan. 

In March, 2015 Staff received an environmental development permit application for the storm 
water detention pond on site, this current development permit for the form and character of the 
first commercial building, as well as a Subdivision application. Staff have issued a Preliminary Lot 
Review letter and the applicant is currently working through the list of conditions. 

4.2 Project Description 

The proposed development is a mixed use building that will provide commercial services to 
residents and visitors at McKinley Beach. The development is located at the bottom of the 
hillside development, adjacent to the lake shore. 

The applicant is proposing a mix of private and public uses. Private uses (for residents) include a 
gym and juice bar, owner’s lounge, change rooms, washrooms, and marina office. Public uses 
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include a beach club restaurant, coffee shop, convenience store, washrooms, equipment storage, 
roof top terrace, and parkade. Staff housing will also be provided on site. One 2-bedroom 
residential unit is included with this current development permit application. 

The proposed architecture is modern in character and the buildings are designed to be integrated 
into the slope. Exterior materials include composite metal panel, cementitious cladding, and 
metal wire mesh all finished in earth-tone colours. Steel columns will complement the modern 
design. 

4.3 Site Context 

McKinley Beach is a hillside development located in the northwest corner of the city, north of the 
McKinley Landing neighbourhood, and adjacent to the lakeshore. The subject site is currently 
accessed from the south on Shayler Road. The site falls within the McKinley Sector and is within 
the Comprehensive Development Permit Area. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North A1 – Agriculture 1 REP – Resource Protection Area 

East 

A1 – Agriculture 1 

CD18 – Vintage Landing Comprehensive 
Resort Development 

REP – Resource Protection Area 

South 
RR1 – Rural Residential 1 
RR3 – Rural Residential 3 
P3 – Parks and Open Space 

REP – Resource Protection Area 
PARK – Major Park and Open Space 

West 
W1 – Recreational Water Use 
W2 – Intensive Water Use 

Okanagan Lake 

 

With regard to Council Policy #367 (Public Notification), the applicant sent out a notice bulletin 
with project details, and presented at the June meeting of the residents’ association. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

97



DP15-0086 / DVP15-0087 – Page 4 

 
 

Subject Property Map: 3470 Shayler Road 
 

 

4.4 Zoning Analysis Table 

Zoning Analysis Table 

CRITERIA CD18 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Max. Density 271,500.00m2 1313.90m2 

Max. Overall Residential Units 1300 1 

Max. Overall Office Area 
Max. Office Area / Building 
Max. Individual Office Area 

5000m2 

2000m2 
500m2 

97.55m2 

97.55m2 
97.55m2 

Max. Individual Retail Area 400m2 120.31m2 

Max. Building Height 6.5 storeys / 29.5m 
6 storeys / 21.13m (at highest 

point) 

Min. Beyond 15m Riparian 
Setback 

1.50m 12.04m – 21.13m 

Min. Front Setback (west) 0m 0m 

Min. Rear Setback (east) 0m 0m 

Min. Side Setbacks (north & 
south) 

0m 0m 

Other Regulations 
Min. Parking Requirements 52 stalls 45 stalls 

Min. Bicycle Parking – Class 1 2 stalls >2 (storage in parkade) 

Min. Bicycle Parking – Class 2 4 stalls 4 stalls 

Min. Loading Spaces 1 space 1 space 

 Indicates a requested variance for parking. 
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5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

Complete Suburbs.1 Support a mix of uses within Kelowna’s suburbs (see Map 5.1 - Urban Core 
Area), in accordance with “Smart Growth” principles to ensure complete communities. Uses that 
should be present in all areas of the City (consistent with Map 4.1 - Future Land Use Map), at 
appropriate locations, include: commercial, institutional, and all types of residential uses 
(including affordable and special needs housing) at densities appropriate to their context. 
Building heights in excess of four storeys will not be supported within the suburban areas, unless 
provided for by zoning existing prior to adoption of OCP Bylaw 10500. 

Waterfront Commercial.2 Waterfront commercial and multiple unit housing must facilitate and 
enhance public enjoyment of or access to the lakefront. 

6.0 Technical Comments 

6.1 Building & Permitting Department 

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

2) Placement permits are required for any sales or construction trailers that will be 
on site. The location(s) of these are to be shown at time of development permit 
application.  

3) Fire Department access, turn a rounds / hammer heads and private hydrant 
locations are to be verified with Kelowna Fire Department.  

4) 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): 

a. This property is outside the Fire Department 10 minute response time. The 
Spatial requirements are to be addressed in the code analysis which may 
affect the form and character. 

b. The roof(s) appear to project over property lines. Grading appears to slope 
towards the buildings from adjacent properties. 

c. Additional doors and/or corridors may be required to meet minimum 
exiting requirements. This may include moving of the internal rated exit 
stairwells to meet minimum distances and addition of rated corridors. 

d. Any security system that limits access to exiting needs to be addressed in 
the code analysis by the architect. 

e. Access to the roof is required per NFPA and guard rails may be required and 
should be reflected in the plans if required.  

5) A Geotechnical report is required to address the sub soil conditions and site 
drainage at time of building permit application. A minimum Geodetic Elevation of 
343.66 meters is required for all habitable spaces including the parking garage(s). 

                                                      
1 City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.26.3 (Development Process Chapter). 
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Minimum building elevations are required to be established prior to the release of 
the Development Permit 

6.2 Development Engineering Department 

See attached memorandum dated April 30, 2015. 

6.3 RCMP 

No comments. 

7.0 Application Chronology 

Date of Application Received:  March 6, 2015  

Report prepared by: 

     
Lindsey Ganczar 
Planning Supervisor 
 

Reviewed by:    Ryan Smith, Community Planning Department Manager 
 

Attachments: 

Subject Property Map 
Development Permit plan package 

Site Plan 
Floor plans 
Conceptual Elevations 
Landscape Plan 

Engineering Memorandum 
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