
City of Kelowna
Regular Council Meeting

AGENDA
 

Tuesday, January 21, 2014

6:00 pm

Council Chamber

City Hall, 1435 Water Street

Pages

1. Call to Order

2. Prayer

A Prayer will be offered by Councillor Stack.

3. Confirmation of Minutes 1 - 8

Public Hearing - December 17, 2013
Regular Meeting - December 17, 2013

4. Bylaws Considered at Public Hearing

4.1 Bylaw No. 10904 (Z13-0036) - 1060 Hollywood Road S, Swaranjit Singh Punia &
Harbant Kaur Punia

9 - 9

To give Bylaw No. 10904 second and third readings.

4.2 Bylaw No. 10906 (Z13-0039) - 1334 St. Paul Street, CTQ Holdings Ltd. 10 - 10

To give Bylaw No. 10906 second and third readings.

5. Notification of Meeting

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

6. Development Permit and Development Variance Permit Reports

6.1 Bylaw No. 10843 (OCP13-0006) - 3503 & 3505 Lakeshore Road, 602, 610, 620
630 & 640 Swordy Rd and 3510 Landie Road, Northern Lights Land
Development Corporation et al

11 - 11

Requires a majority of all members of Council (5).
To adopt Bylaw No. 10843 in order to change the land use designation from
the Single/Two Unit Residential designation to the Multiple Unit Residential -
Low Density designation.



6.1.1 Bylaw No. 10844 (Z13-0007) - 3503 & 3505 Lakeshore Road; 602, 620,
630 & 640 Swordy Road and 3510 Landie Road, Northern Lights Land
Development Corporation et al

12 - 12

To adopt Bylaw No. 10844 in order to rezone the subject property
from the RU1 - Large Lot Housing zone to the RM3 - Low Density
Multiple Housing zone.

6.1.2 Development Permit Application No. DP13-0022 & Development
Variance Permit Application No. DVP13-0023 - 3503 & 3505 Lakeshore
Road; 602, 610, 620, 630 & 640 Swordy Rd, and 3510 Landie Road,
Northern Lights Land Development Corporation et al

13 - 36

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 for the form and character of the
proposed 38 unit row housing development. To consider a
Development Variance Permit to vary the side yard (south) setback
from 4.0m required to 2.29m proposed and the rear yard setback
from 7.0m required to 3.48m proposed.

6.2 Development Variance Permit, DVP13-0176 - 202B-1500 Banks Rd, Kelowna
Central Park Properties Ltd./Permit Solutions Inc.

37 - 45

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 request to vary the maximum size of two proposed fascia signs
in the C3 – Community Commercial zone from 0.8 square metres per linear
metre of building frontage to 0.9 square metres and 1.1 square metres per
linear metre of building frontage respectively.

7. Reminders

8. Termination
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REPORT TO COUNCIL 
 
 
 

Date: January 21st, 2014 

RIM No. 1250-30 

To: City Manager 

From: Land Use Management, Community Sustainability (AW) 

Application: DP13-0022 / DVP13-0023 Owner: 

Northern Lights Land 
Development Corporation, 
Timothy G. Pinnell and 
Judith A. Kopan 

Address: 

3503 & 3505 Lakeshore Road 

602, 610, 620, 630 & 640 Swordy Rd 

3510 Landie Road 

Applicant: 
Northern Lights Land 
Development Corporation 

Subject: Development Permit and Development Variance Permit Applications  

Existing OCP Designation: 
Single / Two Unit Residential & Multiple Unit Residential – Low 
Density 

Proposed OCP Designation: Multiple Unit Residential – Low Density 

Existing Zone: RU6 – Two Dwelling Housing 

Proposed Zone: RM3 – Low Density Multiple Housing 

 

1.0 Recommendation 

THAT Final Adoption of Official Community Plan Amending Bylaw No. 10843 and the Zoning 
Amending Bylaw No. 10844 be considered by Council; 
 
AND THAT Council authorize the issuance of Development Permit No. DP13-0022 for Lot 2, D.L. 
134, ODYD, Plan 3232, located at 3503 Lakeshore Road, Lot A, D.L. 134, ODYD, Plan 8219 Except 
Plan 17308, located at 3505 Lakeshore Road, Lot 1, D.L. 134, ODYD, Plan 3232, located at 602 
Swordy Road, Lot 3, D.L. 134, ODYD, Plan 3232, located at 610 Swordy Road, Lot 4, D.L. 134, 
ODYD, Plan 3232, located at 620 Swordy Road, Lot 5, D.L. 134, ODYD, Plan 3232, located at 630 
Swordy Road, Lot 6, D.L. 134, ODYD, Plan 3232, located at 640 Swordy Road, Lot 1, D.L. 134, 
ODYD, Plan 17308, located at 3510 Landie Road, Kelowna B.C., 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  
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           accordance with Schedule “B”; 
 
3. Landscaping to be provided on the land be in general accordance with Schedule "C"; 
 
4. 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; 
 
5.       Registration of a plan of subdivision at Land Titles Office to consolidate the two subject  
          properties into a single title prior to issuance of the Development Permit; 
 
AND THAT the applicant be required to complete the above-noted condition No. 4 & 5 within 180 
days of Council approval of the Development Permit application in order for the permit to be 
issued. 
 
AND THAT Council authorize the issuance of Development Variance Permit No. DVP13-0023 for 
Lot 2, D.L. 134, ODYD, Plan 3232, located at 3503 Lakeshore Road, Lot A, D.L. 134, ODYD, Plan 
8219 Except Plan 17308, located at 3505 Lakeshore Road, Lot 1, D.L. 134, ODYD, Plan 3232, 
located at 602 Swordy Road, Lot 3, D.L. 134, ODYD, Plan 3232, located at 610 Swordy Road, Lot 
4, D.L. 134, ODYD, Plan 3232, located at 620 Swordy Road, Lot 5, D.L. 134, ODYD, Plan 3232, 
located at 630 Swordy Road, Lot 6, D.L. 134, ODYD, Plan 3232, located at 640 Swordy Road, Lot 
1, D.L. 134, ODYD, Plan 17308, located at 3510 Landie Road, Kelowna, B.C.;  
 
AND FURTHER THAT variances to the following sections of Zoning Bylaw No. 8000 be granted: 
 
Section 13.9.6 (e) Development Regulations – Side Yard Setback:   
To vary the side yard setback (south) from 4.0m required to 2.29m proposed as shown on 
Schedule “A”. 
 
Section 13.9.6 (f) Development Regulations – Rear Yard Setback:   
To vary the rear yard setback from 7.5m required to 3.48m proposed as shown on Schedule “A”. 

2.0 Purpose  

To consider a Development Permit for the form and character of the proposed 38 unit row 
housing development. To consider a Development Variance Permit to vary the side yard (south) 
setback from 4.0m required to 2.29m proposed and the rear yard setback from 7.0m required to 
3.48m proposed.   

3.0 Land Use Management  

Land Use Management staff are supportive of the proposal, as it is seen to meet the objectives 
and supporting policies of the Official Community Plan (OCP). The subject property is located 
just outside the South Pandosy Urban Centre, within close proximity to the commercial core 
where residential intensification in this form is anticipated by the OCP. The proposed 
development places a clear emphasis on human scale buildings that feature strong relationships 
to both Lakeshore Road and Swordy Road. The proposed variances are required in order to enable 
the developer to proceed with the project as designed. Staff considers the variances to be 
relatively minor in impact. Although the rear yard setback seems more significant it provides the 
development with a consistent streetscape along all the frontages. 
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4.0 Proposal 
4.1 Project Description 

The proposed development consists of a total of 38 dwelling units divided between 9 buildings, 
18 - 2 bedroom units and 20 - 3 bedroom units. Principal vehicular access for the units is via a 
driveway from Swordy Road. Parking for the development is located within the personal garages 
with an additional 8 visitor stalls spread throughout the site. Long term bicycle parking is 
provided within the garages, and short term bicycle parking will be located on site. Pedestrian 
circulation is provided between buildings, through the property and a sidewalk will be provided 
along Lakeshore, Swordy and Landie Road frontage. A 30m cross section is required along the 
length of the Lakeshore Road frontage to accommodate the future road cross section. A portion 
of this area will be secured through a road reserve which will allow the applicant to landscape 
and maintain this space until the road reserve area is required and triggered by the City. This will 
allow for a finished landscape frontage in the meantime instead of large unmaintained strip along 
Lakeshore Road directly across from Gyro Beach. On that note, each frontage provides a strong 
pedestrian orientation, with main building entrances and patios facing the street. Staff have 
encouraged the applicant to consider design elements for the corner of Lakeshore & Swordy that 
will help to further identify and address the most visible portion of the project. Such design 
elements serve to activate these building frontages with heightened levels of pedestrian activity. 
The buildings are representative of a more contemporary aesthetic, having flat roofs and clean 
lines.  

The proposal compares to Zoning Bylaw No. 8000, as follows: 

Zoning Analysis Table 

CRITERIA RM3 ZONE REQUIREMENTS PROPOSAL 

Development Regulations 
Floor Area Ratio 0.80 0.743 

Site Coverage – Buildings 40% 36% 

Site Coverage– Bldgs & Driveways 60% 55% 

Height 
10.0m / 3 Storeys 

9.5m / 2.5 storeys - 7.5m from 
Single / Two Unit designation 

9.46m / 2.5 storeys 

Front Yard (w) 1.5m 4.5m 

Side Yard (n) 1.5m 4.5m 

Side Yard (s) 4.0m 2.29m¹ 

Rear Yard (e) 7.5m 3.48m² 

Building Separation 3.0m 3.0m 

Other Regulations 

Minimum Parking Requirements 72 stalls total 
87 stalls 

77 stalls + 10 visitor stalls 

Bicycle Parking 
Class I: 19 stalls 
Class II: 4 stalls 

Class I: 38 stalls 
Class II: 4 stalls 

Private Open Space 950m2 3000m2 
¹ To vary the side yard (south) setback from 4.0m required to 2.29m proposed.  
² To vary the rear yard setback from 7.5m required to 3.48m proposed. 

4.2 Site Context 

The subject properties are located just south of the South Pandosy Urban Centre across 
Lakeshore Road from Gyro Beach. Adjacent land uses are as follows: 

Orientation Zoning Land Use 
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North RU6 – Two Dwelling Housing Vacant 

East RU6 – Two Dwelling Housing Residential 

South RU6 – Two Dwelling Housing Residential 
West P3 – Parks & Open Space Gyro Beach 

 
Subject Property Map: 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Development Process 

Compact Urban Form.1 Develop a compact urban form that maximizes the use of existing 
infrastructure and contributes to energy efficient settlement patterns. This will be done by 
increasing densities (approximately 75 - 100 people and/or jobs located within a 400 metre 
walking distance of transit stops is required to support the level of transit service) through 
development, conversion, and re-development within Urban Centres (see Map 5.3) in particular 
and existing areas as per the provisions of the Generalized Future Land Use Map 4.1. 

Ground-Oriented Housing.2 Encourage all multi-unit residential buildings in neighbourhoods with 
schools and parks to contain ground-oriented units with 2 or more bedrooms to provide a family 
housing choice within multi-unit rental or ownership markets. High density residential projects in 
                                                      
1 City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter). 
2 City of Kelowna Official Community Plan, Policy 5.23.1 (Development Process Chapter). 

16



DP13-0022 / DVP13-0023 – Page 5 

 
 

the Downtown area are encouraged to include a ground-oriented housing component, especially 
where such can be provided on non-arterial and non-collector streets.’ 

5.2 Urban Design Development Permit Areas (Chapter 14) – Revitalization Design Guidelines 

 
Objectives 

 Use appropriate architectural features and detailing of buildings and landscapes to 
define area character; 

 Convey a strong sense of authenticity through high quality urban design that is 
distinctive of Kelowna; 

 Enhance the urban centre’s main street character in a manner consistent with the 
area’s character; 

 Provide for a scale and massing of buildings that promotes an enjoyable living, 
pedestrian, working, shopping and service experience; 

 Encourage an appropriate mix of uses and housing types and sizes; 

 Design and facilitate beautiful public open spaces that encourage year-round 
enjoyment; 

 Create open, architecturally-pleasing and accessible building facades to the street; 
and 

 Improve existing streets and sidewalks to promote alternative transportation. 
 

Guidelines 
Relationship to the Street (Objective 2.0) 

 Ensure streetwall height is proportional (0.75:1 maximum) to the width of the street 
as measured from building face to building face. Any development that exceeds this 
height must utilize a podium and step back above the streetwall; 

 Provide for public movement, street furniture, and building access zones to be 
incorporated into sidewalks adjacent to development; 

 Design buildings to occupy 100% of a property’s frontage along streets, eliminating 
elements that disrupt the streetwall such as off-street parking, dead spaces, empty 
lots, or driveways; 

 Coordinate building setbacks with adjacent sidewalks to increase the space for public 
use (i.e., utilize a building setback or building indentation as a patio space or seating 
area, incorporate corner rounding into the public realm with specialized paving 
treatment and street furniture); 

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 

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

 A minimum Geodetic Elevation of 343.66 meters is required for all habitable spaces 
including garage space. 

 A Building Code analysis is required for the structure(s) at time of building permit 
applications, but the following items may affect the form and character of the 
building(s): 
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o The British Columbia Building Code (BCBC) may define Buildings 2 & 3 as well 
as buildings 4 & 5 as a single structure unless the use of a firewall(s) is to be 
utilized. A complete building code analysis would be required to be reviewed 
prior to complete comments being provided. 

o Spatial calculations for between buildings 2 & 3 as well as buildings 4 & 5 to be 
reviewed prior to the release of the development permit.  

 Full Plan check for Building Code related issues will be done at time of Building Permit 
applications 

6.2 Development Engineering Department 

Addressed as part of requirements associated with Z13-0007. 

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 requires a minimum of 150ltr/sec 
flow. 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 
applications. 

6.4 Fortis BC - Gas 

Please be advised FortisBC has no concerns with the above mentioned referral. 

7.0 Application Chronology  

Date of Application Received: February 1st, 2013  
Public Consultation & Notification:  April 3rd, 2013 & May 3rd, 2013 

The applicant consulted with neighbours within 50m of the proposed development as noted in 
Council Policy No. 367.  

Public Hearing: July 16th, 2013 
Satisfaction of Zoning conditions: November 28, 2013 

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: 

Site Plan  
Elevations & Renderings 
Landscape Plan 
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REPORT TO COUNCIL 
 
 
 

Date: November 26, 2013 

RIM No. 0940-50 

To: City Manager 

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

Application: DVP13-0176 Owner: 
Kelowna Central Park 
Properties Ltd. 

Address: 202B – 1500 Banks Road Applicant: Permit Solutions Inc. 

Subject: 2014 01 21 Report DVP13-0176 Banks Rd  

Existing OCP Designation: SC – Service Commercial 

Existing Zone: 
C3 lp/rls – Community Commercial (Liquor Primary/Retail 
Liquor Sales) 

 

1.0 Recommendation 

THAT Council NOT authorize the issuance of Development Variance Permit No. DVP13-0176, for 
Lot 1, District Lot 125, ODYD, Plan KAP67601, located on 202B – 1500 Banks Road, Kelowna, BC;  

2.0 Purpose   

To consider a request to vary the maximum size of two proposed fascia signs in the C3 – 
Community Commercial zone from 0.8 square metres per linear metre of building frontage to 0.9 
square metres and 1.1 square metres per linear metre of building frontage respectively.  

3.0 Urban Planning Department 

Urban Planning staff are challenged to support this application for a relaxation of the maximum 
sign area standards. Typically, variances are considered where there is a unique circumstance or 
some form of hardship that makes achieving existing standards unreasonable. Such a 
circumstance does not exist in this case. Surrounding tenants in similar commercial developments 
have complied with sign bylaw sizing standards without any obvious negative consequences.  

As rationale in support of their proposal, the applicant has noted two key points: first, the 
signage proposed complies with corporate branding; second, the signage needs to be large 
enough so that it is visible in a large format retail centre.  

In response to the first point, signage can likely be reduced in area without compromising 
corporate identity. In response to the second point, no other similar commercial retail tenants 
have varied the sign sizing requirements. Moreover, if visibility alone is used as a primary driver 
behind sign regulations, it is expected that the result will be the proliferation of ever larger signs 
to the detriment of urban design and building aesthetic. 
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Another criterion applied to the consideration of variance applications is one of scale and 
impact. If a variance requested is minor in scale (e.g.: reduce a setback by 2%), or the impact of 
a variance so minor that it will not be noticed, then such a proposal may warrant favourable 
review. 

In this instance, the applicant is requesting variances of 26% and 9% respectively, neither of 
which would satisfy the scale criteria. In particular, the scale of the variance requested for the 
front sign would suggest that it would be out of proportion with surrounding signage. 

4.0 Proposal 

4.1 Project Description 

The existing tenant space was previously occupied by Jugo Juice, and a new hair salon (Tommy 
Gun’s) is moving in. As part of the tenant improvements, new façade signage is proposed at the 
front (north) and rear (south) of the building. The signs are made up of white lettering on black 
background, and are consistent with the corporate branding for Tommy Gun’s. 

Under the existing regulations of the Sign Bylaw, the maximum area of the signs is limited to 
0.8m2 per lineal metre of building frontage. In this case, that equates to signs being no larger 
than 4.0m2 in area. Of the two signs proposed, the front façade signage is the largest, being 
5.4m2 in area (exceeds by 26%). The sign proposed for the rear of the building is more modest, at 
4.4m2 (exceeds by 9%). 

According to the rationale provided by the applicant, the narrow frontage of the retail unit is a 
significant hindrance to the need for the business to have signage of a size that will be visible in 
a “big box” retail environment. Key in this equation is the size of the lettering. It is noteworthy 
that the applicant has also stated that they are unable to install the signage without the backing, 
although doing so would comply with sign bylaw standards. 

The applicant has conducted Neighbour Consultation in accordance with Council Policy No. 367. 
Of those contacted by the applicant, no negative comments were received.  

4.2 Site Context 

The subject property is located on the western side of Baron Road, between Highway 97 and 
Enterprise Way. The lot is very large, and contains multiple buildings, including large format 
retail (“big box”) and smaller single-storey commercial buildings, with multiple small tenants. 
The tenant space under application is located approximately in the centre of the lot, and is 
flanked by office and food primary tenants. 

Specifically, adjacent land uses are as follows: 

Orientation Zoning Land Use 

North I2 – General Industrial Automobile dealerships (various) 

East C3 – Community Commercial  
Assorted commercial uses (large format 
retail) 

South C4 – Urban Centre Commercial Holiday Inn Express 

West 
C10 – Service Commercial 

C9 lp/rls – Tourist Commercial 
Best Western Hotel & Suites 

 

 
 

Subject Property Map: 202B – 1500 Banks Road 
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5.0 Current Development Policies   

5.1 Kelowna Official Community Plan (OCP) 

The subject property is designated Service Commercial (SC) in the Official Community Plan. 

6.0 Technical Comments   

6.1 Building & Permitting Department 

No comment. 

6.2 Development Engineering Department 

See attached Memorandum, dated November 5, 2013. 

7.0 Alternate Recommendation 

THAT Council authorizes the issuance of Development Variance Permit No. DVP13-0176, for Lot 1, 
District Lot 125, ODYD, Plan KAP67601, located on 202B – 1500 Banks Road, Kelowna, BC; 

AND THAT variances to the following sections of Sign Bylaw No. 8235 be granted: 

    Section 6.1: Specific Zone Regulations (C3 - fascia) 

    To vary the maximum area of a fascia sign in the C3 zone from 0.8 square metres per lineal  
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    metre of building frontage to a maximum of 20% of the wall it is attached to permitted to 0.9 
    square metres and 1.1 square metres per lineal metre of building frontage proposed (as per 
    Schedule ‘A’). 

8.0 Application Chronology  

Date of Application Received: October 30, 2013  
 
Neighbour Consultation:  Between November 19 – 21, 2013 

Report prepared by: 

     
James Moore, Land Use Planner 
 
 

Reviewed by:    Ryan Smith, Urban Planning Manager 
 

Approved for Inclusion:  Doug Gilchrist, Divisional Director of Community Planning & 
                                                       Real Estate 
 

Attachments:  

Subject Property Map 
Site Plan 
Conceptual Elevations 
Development Engineering Memorandum, dated November 5, 2013 
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