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1. Call to Order

This meeting is open to the public and all representations to Council form part of the
public record.  A live audio feed is being broadcast and recorded by CastaNet and a
delayed broadcast is shown on Shaw Cable.

2. Confirmation of Minutes 3 - 11

Regular PM Meeting - March 31, 2014

3. Development Application Reports & Related Bylaws

3.1 Rezoning Application No. Z10-0096, Extension Request - 540 Osprey Avenue,
0831627 BC Ltd.

12 - 14

Mayor to invite the Applicant, or Applicant's Representative, to come forward.
To consider a staff recommendation NOT to extend the date for adoption of
Zone Amending Bylaw No. 10482 from March 8, 2014 to March 8, 2015; To
forward the Bylaw for rescindment consideration and to direct staff to close
the file.

3.1.1 Bylaw No. 10482 (Z10-0096) - 540 Ospey Avenue, 0831627 BC Ltd. 15 - 17

To rescind 1st, 2nd &  3rd readings given to Bylaw No. 10482 and to
direct staff to close the file.

3.2 Official Community Plan Bylaw Amendment Application No. OCP13-0002, Text
Amendment Application No. TA13-0004 & Rezoning Application No. Z13-0003,
Supplemental Report - 1760, 2025 & 2137 Quail Ridge Boulevard

18 - 52

To provide Council with requested updated additional information regarding the
Transportation Impact Assessment for the subject properties. 

4. Non-Development Reports & Related Bylaws
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4.1 Quarterly Report Update 53 - 67

To provide Council with an update of the City’s activities for the first quarter of
2014.

5. Bylaws for Adoption (Non-Development Related)

5.1 Bylaw No. 10942 - Amendment No. 25 to Traffic Bylaw No. 8120 68 - 69

To adopt Bylaw No. 10942 in order to amend Traffic Bylaw No. 8120.

6. Mayor and Councillor Items

7. Termination
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REPORT TO COUNCIL 
 
 
 

Date: 3/31/2014 

RIM No. 1250-30 

To: City Manager 

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

Application: Z10-0096 Owner:  0831627 BC Ltd 

Address: 540 Osprey Avenue Applicant: Pezzente Holdings Inc. 

Subject: Rezoning Application Rescind and Closure  

Existing Zone: RU6 – Two Dwelling Housing 

Proposed Zone: C4 – Urban Centre Commercial 

 

1.0 Recommendation 

THAT the deadline for adoption of Zone Amending Bylaw No.10482  (Z10-0096) to amend City of 
Kelowna Zoning Bylaw No. 8000 be changing the classification of Lot A, DL 14, ODYD Plan 
EPP14200, 540 Osprey Avenue NOT be extended from March 8, 2014 to March 8, 2015;  

 

AND THAT Bylaw No. 10482 be forwarded for rescindment consideration and the file be closed. 

 

2.0 Purpose 

As the related development will not be proceeding, staff are recommending that Council rescind 
the related bylaws and provide direction to close the application. 

3.0 Urban Planning 

Zone Amending Bylaw No. 10482 to rezone the subject property from RU6- Two Dwelling Housing 
to C4 – Urban Centre Commercial received second and third readings on March 8, 2011.  Final 
adoption of the bylaws was withheld pending the fulfillment of Development Engineering 
requirements and Council consideration of a Development Permit application. 

Staff are recommending that Council rescind 1st, 2nd and 3rd readings and provide direction to 
close the file. The applicant is no longer the registered owner of the subject property. Staff have 
have contacted both the past owner and attempted to contact the present owner (via registered) 
mail. The past owner has indicated that financial issues forced them to abandon the project and 
dispose of the land. The present owner has not responded to registered mail requests to contact 
the Urban Planning Department.  

12



Z10-0096 – Page 2 

 
 

The original application sought a rezoning to the C4-Urban Centre Commercial zone in order to 
allow the construction of a 3 storey mixed-use development. Staff remains generally supportive 
of development of this nature in this particular location. 

 

 

 

Report prepared by: 

     
Ryan Smith, Urban Planning Manager  
 
 

Reviewed by:    Ryan Smith - Manager, Urban Planning 
 

Approved for Inclusion  Doug Gilchrist - Divisional Director, Community Planning 
        & Real Estate 
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REPORT TO COUNCIL 
 
 
 

Date: March 31, 2014 

RIM No. 1250-30 

To: City Manager 

From: Community Planning and Real Estate (PMc) 

Application: 

OCP13-0002 

TA13-0004 

Z13-0003 

Owner: 
Pier Mac Petroleum 
Installation Ltd., Inc. No. 
BC0088127 

Address: 

1760 Quail Ridge Blvd. 

2025 Quail Ridge Blvd. 

2137 Quail Ridge Blvd. 

Applicant: Protech Consultants Ltd. 

Subject: OCP Amendment, Text Amendment, and Rezoning applicaitons  

Existing OCP Designation: 
Resource Protection Area (REP), Commercial (COMM), Industrial 
(IND) and Parks & Open Space (PARK) 
 

Proposed OCP Designation: 
Commercial (COMM), Industrial (IND) and Parks & Open Space 
(PARK) 
 

Existing Zone: 
 A1- Agriculture 1, CD15 - Airport Business Park, I5 - Extraction, 
and P3 - Parks & Open Space 

Proposed Zone: CD15 - Airport Business Park and P3 - Parks and Open Space 

 

1.0 Recommendation 

That Council receives for information the Supplemental Report from Urban Planning Department, 
Community Planning and Real Estate Division dated March 31, 2014, with respect to the 
requested Transportation Impact Assessment information for OCP13-0002, TA13-0004, and Z13-
0003; 

AND THAT the Public Hearing with respect to Official Community Plan Bylaw Amendment Bylaw 
No. 10832, Text Amendment Bylaw No. 10833 and the Zone amending bylaw No. 10834 be 
rescheduled for the Public Hearing on April 29, 2014 for further consideration. 
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2.0 Purpose  

To provide Council with requested updated additional information regarding the Transportation 
Impact Assessment for the subject properties.   

3.0 Land Use Management  

The above noted files were considered by Council at the April 23, 2013 Public Hearing.  At this 
Public Hearing, Council requested traffic study information in the form of a supplemental report, 
and that the Public Hearing be kept open. 

The applicant has provided the requested Transportation Impact Assessment (TIA) information to 
the Development Engineering branch for their review and comments.  The TIA document has 
been reviewed through the Transportaiton and Mobility Management Branch of Infrastructure 
Planning, and their comments have also been summarized below, and the Development 
Engineering Branch requirements have been updated (as attached). 

At the Public Hearing, Council also requested additional information regarding landscaping of the 
next phase of development.  The CD15 – Airport Business Park zone contains specific regulation 
regarding landscaping and illustrative examples of suitable landscape configurations (as 
attached). 

These development regulations will be applied to the next phase of development at the Airport 
Business Park. 

 

4.0 Proposal 

4.1 Site Context 

The subject property is located between the east boundary of the Quail Ridge Development and 
Highway 97 N.  The western edge is bordered by the Okanagan Golf Club’s “The Bear”.  The 
property slopes down west to east from the Quail Ridge development to the Highway.  On the 
northern edge lies a Fortis substation, while Phase I of the Airport Business Park, including the 
Four Points by Sheraton hotel to the south.  

 

Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North 
A1 – Agriculture 1 
P4 - Utilities 

Rural 
Fortis Substation 

East 
Highway 
CD12 - Airport  

Highway 97 N 
Kelowna International Airport 

South 
C9 – Tourist Commercial 
CD15 – Airport Business Park 
P3 – Parks & Open Space 

Hotel 
Business park 
Open space 

West CD6 – Golf Resort Golf course 
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Subject Property Map: 1760, 2025 and 2137 Quail Ridge Blvd 

 
 
The subject properties have been used for gravel extraction and related uses. 

5.0 Technical Comments  

5.1 Infrastructure Planning – Transportation & Mobility Branch 

The Transportation & Mobility staff have reviewed the consultants Transportation Impact 
Assessment report, and have provided the summarized analysis of the Pier Mac component of 
work required, as associated with the application to rezone the subject properties to the CD15 
zone, as noted below; 
 
The City has now reviewed the Transportation Impact Analysis (TIA) report of June 2013, and two 
subsequent addenda dated November 2013.  Based on review and further clarification in a 
meeting held on January 31, 2014, the following impact mitigation measures are required to 
accommodate the traffic generated by the Pier Mac development.  The threshold of each phase 
of the development is based on the information given in the TIA report, Table 4.1. 
 
Given the scale of this development and limited access routes, an interchange will be ultimately 
required at the Highway 97/Airport Way intersection. However, this will also serve other major 
institutions and developments in the area.  It will be appropriate for the development to explore 
the financing strategy/contribution plan based on discussion with other stakeholders.    
 

Subject Properties Approximate location  
of Hollywood Road 
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(Please note that the “triggers” for improvements are based developed land areas) 
 
Phase 1/2015 Land Area 13,600 m2 commercial + 70,290 m2 industrial (6,800 m2 commercial 
+ 35,145 m2 industrial use) 
The following mitigation measures are required for Phase 1 of the Pier Mac development to be 
completed in the opening year: 

(a) Airport Way/Highway 97: Modify signal timings with necessary approval from MoTI, add 
a separate East Bound right turn lane; 
(b) Airport Way: Extend Airport Way from Quail Ridge to future Hollywood Rd N with 
frontage improvements, i.e., urbanization and segregated bike lanes for pedestrian and 
cyclist safety; 
(c) Airport Way/ Hollywood Rd N: Construct Hollywood Rd N from Airport Way to Quail 
Ridge Blvd with a roundabout at the Airport Way/ Hollywood Rd N intersection; 
(d) Dedicate land for a future interchange at Airport Way/Highway 97; 

 
Design criteria must be confirmed with the City and the Ministry before proceeding to the design 
work. Updated cost estimates to be submitted for bonding purposes. A second West Bound left 
turn lane will be needed, and the construction cost for works on the east leg will be covered by 
the Airport. 
 
Phase 2/2018 Land Area 92,900 m2  (46,450 m2 industrial use)  
To mitigate likely capacity and operational issues as a result of the next phase of the 
development, additional works will be required. Given the extent of works at the Airport 
Way/Highway 97 intersection, it would be appropriate to explore the feasibility of an 
interchange.  If the development chooses to move forward prior to the implementation of an 
interchange at Highway 97/Airport Way in coordination with other stakeholders, the 
requirements will be as follows: 

(a) Airport Way/Highway 97: Add a second North Bound left turn lane on Highway 97 with 
a second West Bound receiving lane on Airport Way, signalized dual East Bound Right turn 
lanes, third South Bound lane on Highway 97 through the intersection, second East Bound 
left turn lane on Airport Way;  
(b) Quail Ridge/Airport Way:  Restrict to right-in/right-out only by installing a raised 
centre median on Airport Way; 
(c) Airport Way/Hollywood Rd N:  Construct a roundabout with the provision for a future 
south leg of Hollywood Rd. 

 
 
Build-out/ 2025 Land Area 106,560 m2 (53,280 m2 industrial use) 
 

(a) Given the significant amount of site traffic, an interchange will be the ultimate 
configuration for the Airport Way/Highway 97 intersection, this work will need to be 
coordinated with other stakeholders in the area; 
(b) UBCO north roundabout - add East Bound right turn slip lane.  

 
Design and cost estimates for the off-site works should be submitted. Design criteria to be 
confirmed with the approving agencies. 
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5.2 Development Engineering Department (Revised Comments Feb. 24, 2014) 

(See Attached) 

6.0 Application Chronology 

Date of Application Received:  January 11, 2013 
 
Date of Public Hearing:   April 23, 2013 
 
Date Revised TIA document Received: November 2013 
 
Date Summary Transportation document Received:  March 20, 2014 
  

Report prepared by: 

 

     
Paul McVey, Urban Land Use Planner  
 
 

Reviewed by:    Ryan Smith, Urban Land Use Manager 
 

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

Attachments: 

Subject Property Map 
Proposed Subdivision Plan 
Revised Development Engineering Comments 
Graphic Landscape excerpts of CD15 zone 
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REPORT TO COUNCIL 
 
 
 

Date: March 13, 2013 

RIM No. 1250-30 

To: City Manager 

From: Land Use Management, Community Sustainability (GS) 

Application: 

OCP13-0002 

Z13-0003 

TA13-0004 

Owner: 
Pier Mac Petroleum 
Installation Ltd., Inc. No. 
BC0088127 

Address: 

1760 Quail Ridge Blvd. 

2025 Quail Ridge Blvd. 

2137 Quail Ridge Blvd. 

Applicant: Protech Consultants Ltd. 

Subject: [Title] 

Existing OCP Designation: 
Resource Protection Area (REP), Commercial (COMM), Industrial 
(IND) and Parks & Open Space (PARK) 

Proposed OCP Designation: 
Commercial (COMM), Industrial (IND) and Parks & Open Space 
(PARK) 

Existing Zone(s): 
A1- Agriculture 1, CD15 - Airport Business Park, I5 - Extraction, 
and P3 - Parks & Open Space 

Proposed Zone(s): CD15 - Airport Business Park and P3 - Parks and Open Space 

 

1.0 Recommendation 

THAT Official Community Plan Bylaw Amendment No. OCP13-0002 to amend Map 4.1 of the 
Kelowna 2030 – Official Community Plan Bylaw No. 10500, by changing the Future Land Use 
designation of The West ½ of Section 14 Township 23 ODYD Except Plans H16596, KAP47192, 
KAP51877, KAP53641, KAP53790, KAP57365, KAP73608 and KAP82802 located at 1760 Quail Ridge 
Blvd; Lot A District Lot 32 and Section 14 Township 23 ODYD Plan KAP52924 located at 2137 Quail 
Ridge Blvd; and Lot B District Lot 32 and Section 14 Township 23 ODYD Plan KAP52924 located at 
2025 Quail Ridge Blvd, Kelowna, BC from the Resource Protection Area (REP), Commercial 
(COMM), Industrial (IND) and Parks & Open Space (PARK) designation, to the Commercial (COMM), 
Industrial (IND) and Parks & Open Space (PARK) designation, as shown on Map “A” attached to 
the Report of the Land Use Management Department dated March 13, 2013, be considered by 
Council; 
 
AND THAT Official Community Plan Bylaw Amendment No. OCP13-0002 to amend Map 5.8 of the 
Kelowna 2030 – Official Community Plan Bylaw No. 10500, by adding the ‘Comprehensive 
Development Permit Area’ designation to The West ½ of Section 14 Township 23 ODYD Except 
Plans H16596, KAP47192, KAP51877, KAP53641, KAP53790, KAP57365, KAP73608 and KAP82802 
located at 1760 Quail Ridge Blvd; Lot A District Lot 32 and Section 14 Township 23 ODYD Plan 
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KAP52924 located at 2137 Quail Ridge Blvd; and Lot B District Lot 32 and Section 14 Township 23 
ODYD Plan KAP52924 located at 2025 Quail Ridge Blvd, Kelowna, B.C., as shown on Map “C” 
attached to the Report of Land Use Management Department dated March 13, 2013, be 
considered by Council; 
 
AND THAT Official Community Plan Bylaw No. OCP13-0002 to amend Table 4.2 – Potential ASP 
Development Components of the Kelowna 2030 – Official Community Plan Bylaw No. 10500 by 
removing reference to “1. Pier Mac” as shown on Schedule “A” attached to the Report of the 
Land Use Management Department dated March 13, 2013, be considered by Council;    
 
AND THAT Rezoning Application No. Z13-0003 to amend the City of Kelowna Zoning Bylaw No. 
8000 by changing the zoning classification of The West ½ of Section 14 Township 23 ODYD Except 
Plans H16596, KAP47192, KAP51877, KAP53641, KAP53790, KAP57365, KAP73608 and KAP82802 
located at 1760 Quail Ridge Blvd; Lot A District Lot 32 and Section 14 Township 23 ODYD Plan 
KAP52924 located at 2137 Quail Ridge Blvd; and Lot B District Lot 32 and Section 14 Township 23 
ODYD Plan KAP52924 located at 2025 Quail Ridge Blvd, Kelowna, BC from the A1- Agriculture 1, 
CD15 - Airport Business Park, I5 - Extraction, and P3 - Parks & Open Space zone to the CD15 - 
Airport Business Park and P3 - Parks and Open Space zone, as shown on Map “B” attached to the 
Report of the Land Use Management Department dated March 13, 2013, be considered by 
Council; 
 
AND THAT Zoning Bylaw Text Amendment No. TA13-0004 to amend City of Kelowna Zoning Bylaw 
No. 8000 by amending the CD15 – Airport Business Park zone, as outlined in Schedule “B” of the 
Report of the Land Use Management Department dated March 13, 2013, be considered by 
Council; 
 
AND THAT the City of Kelowna Zoning Bylaw be amended by removing and replacing the CD15 - 
Airport Business Park zone “Map 1” as outlined in Schedule “C” of the Report of the Land Use 
Management Department dated March 13, 2013 be considered by Council; 
 
AND THAT the Official Community Plan Bylaw Amendment Bylaw, the Zone Amending Bylaw and 
the Text Amendment Bylaw be forwarded to a Public Hearing for further consideration;  
 
AND THAT final adoption of the Zone Amending Bylaw be considered subsequent to the 
requirements of the Development Engineering Branch, Environment & Land Use Branch, Ministry 
of Transportation and the Glenmore Ellison Irrigation District being met. 

2.0 Purpose 

To amend the Official Community Plan future land use designations (Map 4.1) and the existing 
line work from the "Resource Protection Area", and "Industrial" designations to a largely industrial 
and commercial designation, with the remainder designated for Parks & Open Space.  The OCP 
amendment is proposed in support of a rezoning to the CD15 - Airport Business Park zone.  
Further, to amend Official Community Plan Map 5.8 – Urban Design Development Permit Area Map 
by adding the CD15 – Airport Business Park zone as a ‘General Commercial & Industrial DP Area’ 
and to amend Table 4.2 by removing reference to a Pier Mac Area Structure Plan.  
 
Additionally, it is proposed that the subject property be rezoned from the A1- Agriculture 1, 
CD15 - Airport Business Park, I5 - Extraction, and P3 - Parks & Open Space zones (current) to the 
CD15 - Airport Business Park and P3 - Parks and Open Space zones (proposed).  The proposed 
CD15 rezoning is in support of a proposed 51 lot subdivision containing one commercially zoned 
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property and 50 industrially zoned properties.  
 
The applicants are concurrently proposing to amend the CD15 zone to include ‘Breweries and 
Distilleries, Major’ as a permitted “Principal Use” within the areas designated as “Industrial” in 
the CD15 – Airport Business Park zone.   
 
Finally, to amend the CD15 – Airport Business Park zone by replacing existing Map 1 (Airport 
Business Park Phase 1 & 2 Zoning Plan) with a revised “Map 1”. 

3.0 Land Use Management 

The Airport Business Park zone (CD15) was created to “provide a zone for the development of a 
comprehensively planned business park for high technology and general industrial and business 
uses to complement the City’s northern gateway development node” and to “provide for a 
neighbourhood commercial area as part of the airport business park development1”.  The 
development has proceeded as anticipated when the CD zone was drafted and adopted into the 
Zoning Bylaw in 2003.  Construction of The Four Points Sheraton near the intersection of Airport 
Way and Highway 97 N is the most recent high profile addition that was anticipated for this zone.   

The subject property is in a gateway location at one of Kelowna’s premiere entry points and in 
close proximity to Kelowna International Airport and University of British Columbia, Okanagan 
campus.  The development site provides for a high profile location for businesses and offers 
among the best transportation infrastructure (i.e. road, rail and air) that Kelowna has to offer.  
The subject properties nicely augment the City’s existing industrial land base with the addition of 
50 industrial parcels of various sizes that will satisfy a wide variety of business needs. 

While the proposed development area was identified in the Official Community Plan (OCP) as a 
potential future Area Structure Plan (ASP) location, the creation of an ASP to direct the orderly 
development was not warranted.  Rather, a Draft ASP developed (but never adopted) prior to the 
initial rezoning and a subsequent set of Development Permit (DP) guidelines provide sufficient 
guidance.  As a result, the current reference in the OCP will be removed as a result of the OCP 
amendment.   

The gateway location and proximity to Highway 97 N and a major residential and tourist hub in 
the Quail Ridge development warrants additional oversight in terms of the form and character of 
future development.  The proposed amendments will result in each of the properties requiring a 
DP prior to construction.  This requirement is consistent with recommendations made in a 
supplemental document to the originally proposed Area Structure Plan (Airport Business Park – 
Development Applications).  The DP will help to ensure a higher level of development in terms of 
the buildings and structures and the landscaping within the zone. 

Development of the subject properties will trigger construction of Hollywood Road N through the 
subject properties and connecting with Quail Ridge Boulevard.  The construction of Hollywood 
Road N between Airport Way and Lougheed Road is anticipated within the 20 year Servicing Plan.  
Construction of Hollywood Road N through the subject properties should allow for the orderly 
development of the industrial parcels with limited impact on Quail Ridge residents and visitors. 

The dedication of the area west of proposed Hollywood Road N to the City, while not providing 
recreational value, will allow the City to ensure that the area can be maintained to a high 
standard.  The visually prominent hillside will be restored by the applicant in addition to a 
commitment to ongoing maintenance for five years to ensure planting success.    

                                                
1 City of Kelowna Zoning Bylaw 8000. Schedule ‘B’ – Comprehensive Development Zones (CD15 – Airport Business Park).  P. CD15-1. 
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A portion of the subject properties was, until very recently, within the Agricultural Land Reserve 
(ALR). Exclusion of a portion of the subject properties was conditional on the provision of 
$150,000 for the improvement of agriculture.  Staff look forward to working with the Agricultural 
Land Commission (ALC) to identify the best use of these funds. 

Staff are supportive of the proposed addition of the ‘Breweries and Distilleries, Major’ use within 
one of the City’s prominent business parks and in a gateway location.  While older breweries and 
distilleries have been associated with noxious odors especially, newer technologies and brewing 
and distilling practices have resulted in the elimination of most odors.  Examples such as the 
Molson Brewery on Burrard Street in Vancouver suggest that even a large scale brewery or 
distillery is a reasonable use in this zone.       

The location of the Airport Business Park at a key location for receiving raw materials and 
shipping finished product further supports this use.  Highway 97 N is a key link between 
Kelowna’s manufacturers and its business markets and the desire for a large scale brewer or 
distiller to locate along this major transportation corridor is evident.  Further, the proposed text 
amendment applies only to a CD zone and only those properties noted as industrial in this zone, 
the properties affected are fairly limited.   

For the above-noted reasons, staff are supportive of the proposed amendments.  While an OCP 
amendment is necessary to facilitate this development, the changes are consistent with staff 
expectations for this area.   

4.0 Proposal 

4.1 Background 

OCP Amendment / Rezoning 

The owners of the subject properties have been operating a gravel extraction operation since the 
1970s.  Several applications over the years have dealt with the ongoing gravel extraction 
operation as the gravel removal has proceeded towards the north boundary of the properties. 

The subject properties were partially within the Provincial Agricultural Land Reserve (ALR) until 
recently.  The land owners applied in 1996 to have ~25 ha excluded from the ALR.  The ALC 
approved the exclusion of the land subject to a number of conditions.  Of significance is a 
condition that the owner provides funds in the amount of $150,000 for an agricultural project of 
the Commission’s choice in the City of Kelowna.  The conditions were satisfied in 2012 and the 
~25 ha removed from the ALR.  The use of the funds has not yet been identified, but it has been 
confirmed that they will be made available for a worthy project in the City’s boundaries.  

As the extraction operations are nearing their end, the land owners are now seeking to develop 
the former extraction areas for urban land uses. 

The CD15 zone was developed with the subject properties in mind and was first applied to 
properties to the south through a 2003 rezoning.  The CD zone contains a variety of uses that are 
appropriate and unique to these properties given their proximity to the airport and university and 
in a gateway location along Highway 97 N.  The CD zone draws from I1 – Business Industrial and I2 
– General Industrial zone uses, in addition to limited uses from the C3 – Community Commercial 
zone.  The CD zone restricts the location and extent of certain uses (i.e. commercial) within the 
development site by virtue of the embedded location map (i.e. Map ‘1’). 

Text Amendment - Breweries and Distilleries, Major 

The applicant seeks to amend the CD 15 – Airport Business Park zone to include the Breweries 
and Distilleries, Major use.  The ‘Breweries and Distilleries, Major’ and ‘Breweries and 
Distilleries, Minor’ use categories were added to Zoning bylaw 8000 in February 2010.  That 
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amendment added the ‘Breweries and Distilleries, Major’ use as a permitted “principal use” to 
the I2 – General Industrial, I3 – Heavy Industrial, I4 - Central Industrial zones.  Meanwhile the C4 – 
Urban Centre Commercial and the C7 – Central Business Commercial zones were identified as 
appropriate zones for a more restrictive use, ‘Breweries and Distilleries, Minor’.   

Staff felt that these few zones were appropriate for this use, which especially in the case of the 
‘Major’, could generate impacts consistent with industrial uses and as a result, less desirable in 
most commercial zones, and even the cleaner ‘Business Industrial’ zone (i.e. I1).     

4.2 Project Description 

a) Official Community Plan 

The applicant is proposing to expand the commercial/industrial uses that currently exist to the 
south of Airport Way north to Quail Ridge Blvd.  Much of the land to become industrial has a 
Resource Protection designation, while the proposed Commercial area has an Industrial future 
land use designation.  In addition, a portion (hillside) is proposed to have a Park designation 
where it is currently designated Industrial and Resource Protection Area (see Map A). 

The entire Airport Business Park is also proposed to become a Development Permit Area which is 
consistent with the recommendations of the area structure planning.  

b) OCP Text Amendment 

The OCP text amendment is required to remove the Pier Mac site as a potential Area Structure 
Plan development site.  The text amendment reflects general housekeeping to ensure that the 
OCP remains accurate and up-to-date. 

c) Zoning 

The subject properties are proposed to be rezoned from the existing A1 – Local Agriculture, I5 – 
Extraction, and P3 – Parks & Open Space zones to the CD15 – Airport Business Park and P3 – Parks 
& Open Space zones in order to accommodate the phased development of the proposed 
commercial/industrial business park (51 lots, comprised of one commercial and 50 industrial 
lots).  The sloped area proposed to be rezoned to the P3 - Parks & Open Space zone will be 
dedicated to the City through the subdivision. 

d) Zoning Bylaw Text Amendments 

The Zoning Bylaw text amendment is required to permit ‘Breweries and Distilleries, Major’ as a 
principal use within the areas designated for industrial in the CD15 – Airport Business Park zone. 

The rezoning of the subject properties north of Airport Way requires the replacement of the 
existing map which displays the extent of the CD 15 zone and the permitted uses within the zone 
with an updated map showing Phase 3. 

e) Development Permit(s) 

A Natural Environment DP will be executed at the staff level pending favourable consideration of 
the proposed land uses by Council and prior to adoption of the zone amending bylaw.  The DP will 
specifically consider the east-facing hillside which will be rezoned and dedicated to the City.  
The DP will also address the drainage and restoration of this visually sensitive slope along with a 
maintenance plan to ensure the longer term success of the restoration.   

Given that the CD15 zone includes some design guidelines, an overarching Form and Character DP 
will not be considered by Council prior to adoption of the zone amending bylaw.  However, the 
proposed changes (including the amendment to OCP Map 5.8) will require that the development 
of the future lots (i.e. construction of buildings) require a DP executed at the staff level. 
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Project Overview 

The applicant proposes the application of the CD15 zone to the portion of the site located 
between Airport Way to the south and Quail Ridge Boulevard to the north for the third and final 
phase.  Since the first two phases were rezoned in 2003 it has been anticipated that this CD zone 
would be extended to the remainder of the site as the aggregate extraction was completed. 

The applicant has provided a preliminary lot layout plan which proposes 51 lots, with nine lots 
being proposed as part of a first phase.  Industrial parcel sizes vary considerably with smaller lots 
of approximately 4,000 m2 and larger lots in excess of 2 ha (21,000 m2) to appeal to a wide 
variety of uses and operations.  The single commercial parcel of 13,600 m2 is located at the 
corner of Highway 97 N and Airport Way.  The location allows for maximum highway exposure.   

While it was originally envisioned (Draft ASP) that Phase 3, north of Airport Way would not 
contain commercial land uses, the development of the earlier phases saw the removal of some of 
that commercial land base in favour of industrial land.  As a result of this redistribution, the 
proposed zoning seeks commercial use north of Airport Way in an amount generally consistent to 
what was agreed to in 2003.   

This application proposes to rezone the west portion of the site which is located between the 
western property line and the proposed Hollywood Road extension between Airport Way and 
Quail Ridge Boulevard to P3 – Parks & Open Space.  The proposed Hollywood Road alignment is at 
the toe of the slope.  The result would be a titled parcel with the land west of the proposed 
Hollywood Road (~9.67 ha) dedicated to the City.  Given the relatively steep slope (i.e. 50%) the 
dedicated parks space will function as a passive park space rather than a usable park. 

The proposal also results in the dedication of land at the intersection of Airport Way and Highway 
97 N.  The dedication of land is consistent with the land dedicated to the south of Airport Way in 
support of an envisioned future diamond interchange.  The diamond interchange is conceptual at 
this time, but has been discussed as an important piece of road infrastructure for years.  Timing 
of the construction is dependent on the procurement of funding from senior governments. 

The applicant notes that a major brewery has entered into a contract with the landowner to 
purchase and construct a brewery within the new phase of development.  This agreement has led 
to the proposed addition of ‘Breweries and Distilleries, Major’ as a ‘Principal Use’ within the 
CD15 – Airport Business Park zone.       

4.3 Site Context 

The subject property is located between the east boundary of the Quail Ridge Development and 
Highway 97 N.  The western edge is bordered by the Okanagan Golf Club’s “The Bear”.  The 
property slopes down west to east from the Quail Ridge development to the Highway.  On the 
northern edge lies a Fortis substation, while Phase I of the Airport Business Park, including the 
Four Points by Sheraton hotel, currently under construction to the south.  

The subject properties have been used for gravel extraction and related uses. 
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Adjacent land uses are as follows: 

Orientation Zoning Land Use 

North 
A1 – Agriculture 1 
P4 - Utilities 

Rural 
Fortis Substation 

East 
Highway 
CD12 - Airport  

Highway 97 N 
Kelowna International Airport 

South 
C9 – Tourist Commercial 
CD15 – Airport Business Park 
P3 – Parks & Open Space 

Hotel 
Business park 
Open space 

West CD6 – Golf Resort Golf course 

 
Subject Property Map: 1760, 2025 and 2137 Quail Ridge Blvd 

 

5.0 Current Development Policies 

5.1 Kelowna Official Community Plan (OCP) 

Development Process Policies: 

Rezoning to Industrial. Consider allowing land not currently designated as industrial to be 
supported for an Official Community Plan amendment and subsequent rezoning to allow 
industrial uses provided that such a rezoning would be consistent with other Official Community 
Plan policies, provided that available municipal infrastructure can support the use, and provided 
that the industrial use would be compatible with existing and proposed future surrounding uses. 

Subject Properties 
Approx. location of 
Hollywood Road  
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Compatibility issues to consider include, but are not limited to, visual impact, noise, odour, 
hours of operation, pollution and traffic2. 

Business Centres. Encourage, in areas designated as “Industrial,” the provision of business 
centres that incorporate a mix of research, light manufacturing and associated business office 
uses3. 

Location of Heavy Industry. Direct heavy industries to areas that would not negatively affect 
existing neighbourhoods or businesses and the natural environment4. 

Use of Gravel Prior to Development. Encourage identified gravel resources to be extracted prior 
to development of these sites for urban uses to avoid the necessity of seeking such resources in 
ALR areas (see Map 5.11 – Sand and Gravel Deposits) 5. 

Use of Depleted Areas. Require depleted extraction areas to be rehabilitated in accord with 
provincial Best Management Practices and used for urban or open space purposes consistent with 
Official Community Plan goals and policies6. 

Economic Development Policies: 

Sustainable Prosperity. Assign priority to supporting the retention, enhancement and expansion 
of existing businesses and post secondary institutions and the attraction of new businesses and 
investment identified as bringing sustainable prosperity to Kelowna7. 

Highway 97. Recognize the role that Highway 97 plays as a goods and services transportation link 
between Kelowna and its business markets8. 

6.0 Technical Comments  

6.1 Building & Permitting Department (N/A) 

6.2 Development Engineering Department (see attached) 

6.3 Bylaw Services (N/A) 

6.4 Infrastructure Planning (Parks) 

Consistent with the previous land dedication at 3420 Fleet Avenue as part of the previous phase, 
the City will accept Lot 10 (9.67 ha) as open space dedication with the following conditions: 

 Dedication of a titled lot zoned P3 - Parks & Open Space; 

 The adequate mitigation of all slope hazards, including drainage, erosion, etc.;  

 Environmental Development Permit which satisfies the need for restoration of the lot 
along with an implementation and monitoring plan; and, 

 Five year maintenance agreement to ensure success of the implemented restoration plan. 

6.5 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 225 litres per second flow. 
Additional comments will be provided at the time of building permit applications. 
 

                                                
2 City of Kelowna Official Community Plan; Chapter 5 – Development Process Chapter – Industrial Land Use Policies. Page 5.29. 
3 City of Kelowna Official Community Plan; Chapter 5 – Development Process Chapter – Industrial Land Use Policies. Page 5.30. 
4 City of Kelowna Official Community Plan; Chapter 5 – Development Process Chapter – Industrial Land Use Policies. Page 5.30. 
5 City of Kelowna Official Community Plan; Chapter 5 – Development Process Chapter – Industrial Land Use Policies. Page 5.30. 
6 City of Kelowna Official Community Plan; Chapter 5 – Development Process Chapter – Industrial Land Use Policies. Page 5.30. 
7 City of Kelowna Official Community Plan; Chapter 8 – Economic Development Chapter – Sustainable Wealth. Page 8.1 
8 City of Kelowna Official Community Plan; Chapter 8 – Economic Development Chapter – Physical Infrastructure. Page 8.3. 
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6.6 Interior Health Authority 

Interior Health is in support of this application. 

6.7 Irrigation District 

The properties are within GEID's boundaries and are currently assessed by GEID with a total of 
114.29 acres of "0" Grade (land with no water).  Land elevation of the properties ranges from 
approximately 433 m at the southeast corner to 464 m at the north end of the site.  The 
proposed CD-15 zoning for commercial and industrial development requires a minimum fire flow 
of 225 in all industrial zones, along with 100 m hydrant spacing.   

The majority of this fire flow must be provided from the UBCO Reservoir with possible 
supplementary flow from the Quail Reservoir.  Pier Mac Petroleum, the City of Kelowna, GEID 
and UBCO contributed to the construction of the UBCO reservoir in 2006.  During the past few 
years, considerable development including build-out at UBCO, connection of the airport lands to 
GEID water, and valving changes by GEID for the Ellison area have occurred. Modelling and 
detailed engineering design are required to update the original design model and analyze the 
demands that development of the subject properties may impose on GEID.  GEID has no objection 
to the rezoning of this property, subject to resolving issues outlined in the above comments. 

7.0 Application Chronology 

Date Application Received: January 11, 2013  

Report prepared by: 

     
Greg Sauer, Environment & Land Use Planner  
 

Reviewed by:    Danielle Noble, Manager, Urban Land Use 
 

Approved for Inclusion:  Doug Gilchrist, Acting Director, Land Use Management 
 

Attachments: 

Subject Property Map 
CD15 – Airport Business Park Zoning Plan – Current Phase 
Map “A” – OCP Amendment 
Map “B” – Zoning Amendment 
Map “C” – Development Permit Area Amendment 
Schedule “A” – Summary of OCP Text Amendments 
Schedule “B” – Map 1 – CD15 Zone 
Schedule “C” – Summary of Zoning Bylaw Text Amendments 
Development Engineering Comments 
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Date: 

 

April 5, 2014 
 

File: 
 

0165-30  

To:  
 

City Manager 
 

From: 
 

Deputy City Manager 

Subject: 
 

Quarterly Report Update 

 Report Prepared by: S. Effray, Communications Advisor 

 

Recommendation: 
THAT Council receives, for information, the Quarterly Report from the Deputy City Manager, 
dated April 5, 2014. 
 
Purpose:  
To provide Council with an update of the City’s activities for the first quarter of 2014. 
 
Background: 
The attached PowerPoint presentation provides a brief summary of some key activities 
undertaken in the last quarter by the corporation.   
 
The content of the presentation continues to evolve and staff welcomes Council’s suggestions 
in ensuring the report is both informative and timely for our community. All contributors and 
contributing departments are not expected to attend the Council presentation, however if 
Council has specific questions that require a staff member attend the meeting, it is requested 
that the City Clerk be advised in advance of the meeting. 
 
Internal Circulation: 
Presentation distributed to Divisional Directors. 
 
Considerations not applicable to this report: 
Legal/Statutory Authority: 
Legal/Statutory Procedural Requirements: 
Existing Policy: 
Financial/Budgetary Considerations: 
Personnel Implications: 
External Agency/Public Comments: 
Communications Comments: 
 
Submitted by: 
  
 
Paul Macklem, Deputy City Manager 
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Q U ART E R LY  R E P O RT  
Quarter 1 – April 2014 
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G R O W  O U R  E C O N O M Y  

2014 Downtown Prospectus 

Updated to include new projects 

Interactive version available at 

growing.downtownkelowna.com 
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G R O W  O U R  E C O N O M Y  

65 permits issued for single 

family dwellings 

340 development applications 

160 new subdivision lots 

New development notice signage 

 

 

 

 

 

2012 2013 2014 

Building 

Permits 

$64.3m $60.2m $66.0m 
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G R O W  O U R  E C O N O M Y  

Kelowna International 
Airport (YLW) 

Record breaking 
passengers 

Kelowna to Fort McMurray 
daily 

Annual travel event 

Welcome home to 
Olympians & Paralympians  
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E N H A N C E  C I T I Z E N S ’  Q U A L I T Y  O F  L I F E  

Sport Hero Awards 

PRC becomes 

“Olympic Village” 

Learn to Curl in 

Stuart Park 

BC Family Day 
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E N H A N C E  C I T I Z E N S ’  Q U A L I T Y  O F  L I F E  

Online engagement 
kelowna.ca 

441,000 visitors 

108,000 from mobile 

Social media 
9,100 Twitter followers 

1,500 Likes on Facebook 

330 Instagram followers  

1,500 LinkedIn followers 

Service Requests 

(Jan. -  March) 

2012 2013 2014 

Public (includes 

Mobile count)   

5526 4783 4507 

Mobile  Not active 183 106 59



E N H A N C E  C I T I Z E N S ’  Q U A L I T Y  O F  L I F E  

Kelowna Fire 
Department 

Dispatch 
improvements 
Fire & fall awareness 
for seniors 
7 fire investigations 

1,549 Kelowna 
responses 

92 Fires 
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E N H A N C E  C I T I Z E N S ’  Q U A L I T Y  O F  L I F E  

Snow removal complete 

Began street & bike lane 

sweeping 
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E N H A N C E  C I T I Z E N S ’  Q U A L I T Y  O F  L I F E  

Climate Action 
Revenue Incentive 

Regional Airshed 
Management Plan – 
Phase 1 complete 

Strategic Regional 
Transportation Plan 
– Phase 1 complete 
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F O C U S  O N  R E S U LT S  

Project-related 
Community 
Engagement 

In person 
700 face-to-face 

95 feedback 
forms/surveys 

Online 

Social media 

getinvolved.kelowna.ca 
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D E L I V E R  O N  O U R  P L A N  

Parking Management 
Strategy 

Council endorsed 
guiding principles and 
rate adjustments 

Began detailed area 
plan for South Pandosy 

Coffee & conversation 

kelowna.ca/parking 
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D E L I V E R  O N  O U R  P L A N  

Transportation & roadway projects  

Bernard Ave. Phase 3b began 

Queensway Transit Exchange open house 

Lawrence Ave. sidewalk installed 

Stuart Park Phase 2 prep 
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D E L I V E R  O N  O U R  P L A N  

Police Services Building Project 

Central Green affordable housing 

Landfill Gas Project 

Pipe installed 

Fortis Gas Plant control system 

installed 

Forest fuel reduction 

18 hectares thinned 
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2 0 1 4  F I R S T  Q U A RT E R  R E P O RT  

kelowna.ca/connect 

67

http://kelowna.ca/connect
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