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Development Permit Rationale – 3508 Fleet Court, Kelowna BC.  
 

Argus Properties Ltd. 
300-1060 Manhattan Drive 
Kelowna, BC  V1Y 9X9 

Marriott Courtyard 



 

  

 

 

April 19th, 2022 

City of Kelowna  
Development Planning Department 
1435 Water St. 
Kelowna, BC V1Y 1J4 
 
Attention: Wesley Miles, Planning Specialist/Approving Officer 
RE: Development Permit Rationale to Support OCP amendment (20-0003) and Rezone (Z20-0006) 
 
Dear Wesley,  
 
As requested by City of Kelowna Planning Staff we are providing a Development permit application to 
further advance and support the long overdue rezoning and OCP amendment of 3508 Fleet Court 
submitted on December 4th, 2019.  As per our discussions, this project has seen several delays and we 
would appreciate the City of Kelowna working with us to expedite the process. 
 
We welcome the opportunity to work with your team and look forward to the next steps in the process. 
 
Yours truly, 
 
 
ARGUS PROPERTIES LTD. 
 
 
 
 
 
Tony Kudryk 
Director of Construction 
  

ARGUS PROPERTIES LTD.  
Suite 300, 1060 Manhattan Drive 
Kelowna, B.C.   V1Y 9X9 
C:  250.868.7038 
P:  250.763.6789 
F:  250.763.6799 
E: tkudryk@argusproperties.ca 

 

mailto:tkudryk@argusproperties.ca


EXPRESSION OF INTEREST: 
YLW Airport Hotel and Parkade Development 
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INTRODUCTION 

Argus - A name synonymous with distinctive 

innovation and unsurpassed quality—is a full-

service development, construction, property 

management, and hospitality leader in the Okanagan.  

For decades the professionals at Argus have been 

exceeding clients’ expectations with specialized 

service.  Based in Kelowna BC, our intimate 

understanding of the local market over a 50-year 

history is reflected in a varied and successful 

portfolio of businesses and property: industrial, 

office, retail, commercial, hotels, restaurants, multi-

family residential and agricultural.   

Argus is one of the most diversified and largest 

private companies supporting over 600 employees 

across the region. 

1.1 Argus Hospitality 

An industry leader in the hospitality field – Argus has 

a full-service hospitality management division built 

from a striving commitment to quality and user 

experience.  Argus employs a full roster of in-house 

hospitality experts in a diversity of disciplines. 

 

 

1.2 Argus and the Gateway Area 

Argus has been a significant business partner, 

investor and promoter of Kelowna International 

Airport area for over a decade. 

 Over a half a million guests stays in the 

airport district.  

 Generated more than $9 million in tax 

revenue for the city in the airport district 

alone. 

 Contributed over $300,000 in YLW 

advertising over the last 5 years. 

 Over $ 2.3 million spent to promote the 

airport hotels at the Airport Business Park, 

and surrounding area. 

In addition to our Hotel and commercial campus, we 

have a large industrial portfolio in this area 

containing seven industrial buildings. 

 

 

 

 

 

PROPOSED: 
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APPLICATION RATIONALE 

1.3 Project History 

Argus Properties, over the past few years, worked 
diligently towards amending the OCP and rezoning 
our property at 3508 Fleet Court to C9 Tourist 
Commercial to allow for a newly proposed Marriot 
Courtyard, which includes a two-year delay due to 
the COVID-19 Pandemic. 
 
Our original application was submitted in 2019 
following the build out of the Hilton Hampton Inn & 
Suites in 2016.  It was Argus’ intention, at the time of 
the original submission in 2016 for 1665 Innovation 
Drive, to amend the OCP and Zoning for the complete 
group of adjoining properties, including 3480 and 
3508 Fleet court, to support a Tourist Commercial 
zoning.  This would have allowed for the creation of 
a hotel campus to further support tourism and 
travelers for the Kelowna International Airport and 
City of Kelowna as well as to provide critical 
population mass for additional commercial services 
like restaurants and cafes in the gateway area. 
 

It is our understanding that, at the time, planning 
staff were reluctant to submit a comprehensive OCP 
amendment and rezone for all 3 properties for 
council’s consideration.  As a result, only the OCP 
amendment and rezoning for only 1665 Innovation 
drive proceeded.   
 
The pandemic had an extraordinary impact on the 
tourism and hospitality sector including hotels.  
While there were some initial delays, we have 
continued our discussions with city staff about 
moving forward and next steps on this project.   
 
While some of the policy has since changed with the 
adoption of the Kelowna 2040 Official Community 
Plan, our goal remains the same; to revise the OCP 
and zoning to allow for a hotel and to move towards 
requirements to develop a Marriott Courtyard on 
this property.  Based on the extended timelines and 
the challenges due to the pandemic, and 
understandable back logs with the city as the new 
2040 OCP was being adopted, this project has seen 
some significant delays.  
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DETAILS 

1.4 Project Overview 

Argus properties has proposed  the development of 
a Marriott Couryard Hotel for the Airport Business 
Park located at 3508 Fleet Court, in our existing 
hotel campus. This Gateway location has close 
adjacencies to Airport Way and Innovation Drive as 
well as to the Hampton Inn and Suites by Hilton and 
the Four Points by Sheraton.  The addition of a 
Courtyard by Marriot will complete the hotel 
offering at this location by providing three options 
for travelers and will support the creation of more 
food and beverage offerings in the Gateway area.  
Given that the City of Kelowna has recently selected 
a candidate for a hotel on airport lands, our 
proposed project, over 2 years instream prior to the 
Airport Hotel Expression of Interest, will clearly 
support an identified need in the area.  

1.5 Supporting the Community 

Tourism in Kelowna is supported by promoting the 
Okanagan to other markets and having sufficient 
quality hotel options in a number of areas, both of 
which are specialties of the Argus Hospitality group. 
Prior to the pandemic, tourism in Kelowna may have 
been somewhat self-sustaining.  Hospitality and 
tourism, noteworthy drivers of the local economy, 

have suffered significant losses over the past two 
years.  Hotels are required as critical infrastructure 
in the support of most tourism opportunities and as 
a result should be prioritized to support local 
businesses.   
 
Additionally, the population of the region has 
exceeded even the most generous estimates 
considered by the OCP.  While multi-family and 
housing are local priorities, commercial, hotel and 
other businesses are required to support the 
expanding population moving to the region.   
 
Hotels in the gateway area support both people 
traveling to the region’s only international airport as 
well as visitors coming from many other areas as 
they make their way to the city.  The gateway area is 
conveniently located to accommodate travelers as 
they arrive on long trips on Highway 97 north of the 
city.   
 
Additional hotel rooms reduce reliance on Air B&B 
rentals, potentially freeing up short term rentals as 
opportunity for longer term rentals thereby 
supporting local housing challenges.  Additionally, 
the adjacent hotels have provided invaluable 
support to the community by housing people 
displaced by wildfires and flooding as it offers quick 
links to many communities. 
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PROJECT DESIGN & ARCHITECTURE 

The project architecture and site programing will 
follow the comprehensive Marriott brand guidelines 
and provide a first class offering similar to our  two 
other award winning hotels, The Sheraton Four 
Points Kelowna and Hilton Hampton Inn & Suites. 

The clean exterior massing will enrich the existing 
pedestrian realm of the streetscape and will provide 
a modern visual focal point to anchor the hotel 
campus.  The landscaping and site access will link the 
new Courtyard to the Sheraton Four Points Kelowna, 
Hilton Hampton Inn & Suites and the shops services 
to the North.  The project will serve to enhance the 
visual corridor of Highway 97 at the gateway and will 
welcome newly arrived Airport travelers as they 
turn south on the highway towards the city.   

The planned project is 6 storeys with 200 rooms and 
a ground floor fitness and food and beverage 
offering.  The contemporary metal panel façade will 
contrast with the warmer heavier elements at the 
building base.  The resulting  human scale will be 

enhanced by both the weight and activation of the 
building at the ground level and the appearance of 
reduced mass with the lighter tones above.   

Three season landscaping will further enrich the 
street scape. The new plantings will provide support 
ecology encouraging pollinators and providing 
additional habitat for avian species.  All plant 
materials will be selected based upon drought 
tolerance, pollution tolerance and aesthetic value.  
Reducing turf area compounded with a drought 
tolerant planting pallet will lend itself well to 
reducing water demand for this development.  

The hotel will offer electric vehicle charging and 
feature well connected and fully accessible paved 
walks.  Marked pedestrian crossing through the 
parking lot will futher enhance the connectivity 
throughout the site. Strategically placed bike racks 
will be provided to support multi modal 
tranportation goals.  
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CONVERSION OF INDUSTRIAL LANDS 

1.6 Commercial and Hotel Adjacencies 

The conversion of use from Industrial to Commercial 
is logical in some site specific situations or in an area 
based approach like the new north end master 
planning occurring within the old Tolko site. 

While Argus, as one of the City’s largest industrial 
land developers with several industrial sites in this 
neighbourhood, is generally aligned with the 
preservation of industrial lands, we think the 
location of this site and its hotel adjacencies are such 
that an industrial use on this site would be awkward 
at best and at worst impact business to the two 
hotels close by and provide a poor introduction to 
the city by travelers arriving via the Kelowna 
international airport and highway 97. 

This site is currently surrounded by commercial and 
tourist commercial uses.  An industrial building and 
it’s typically well utilized industrial site surrounded 
and overlooked by the adjacent hotels would create 
an incompatible use.  An industrial use at this 
location such as commercial storage, manufacturing, 
fleet services, general industrial, mobile home sales, 
recycling depot, or warehouse etc. would not 
enhance the visitor experience of either our current 
hotel users, the adjacent commercial patrons, or new  
and international visitors to the city of Kelowna.

 

1.7 Compatible Uses 

We propose that based on the natural division and 
our ability to visually separate a commercial lot at 
3508 Fleet court from an industrial use to the south 
the best flow and site adjacencies for the area would 
be created by moving the Commercial/Industrial 
boundary as shown above. It would be significantly 
more difficult to separate 3508 & 3480 Fleet Court 
from the adjacent CRU and the 4 Points hotel, which 
is only meters away from the sites.  Instead, we 
suggest the transition from Commercial to Industrial 
provides better separation of incompatible use 
where proposed.  
 
There are many other locations in the city where 
commercial and industrial are adjacent and 
flourishing together, specifically, North End 
Downtown brewery area, along Enterprise Road, as 
well as Reid’s Corner area.  We believe it is more 
critical to review how the directly adjacent lots 
respond to one another and impact adjacent 
business and use. 
  

t 
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ALIGNMENT WITH THE OFFICIAL COMMUNITY PLAN AND POLICY 

Beyond enhancing guest stays a new Courtyard by Marriot aligns with the over-arching goals of the Official 
community plan in several ways.  A few of which have been identified in the following 
 
 

 Objectives and Supporting Policy Project Alignment with Objectives 
Objective 4.14. Protect the rental stock in Urban Centres. 

 
Hotel room availability helps protect rental 
stock in adjacent areas. 

Policy 4.14.3 Short-Term Rentals. Ensure short-term 
rental accommodations limits impact on 
the long-term rental housing supply. 

Providing sufficient hotel variety and space 
decreases reliance on Air B&B type 
accommodations.  This allows more 
opportunity for some of the short term rental 
space to be converted to long term housing. 

Policy 4.1.9. Sequencing Development. Discourage 
development that would result in adjacent 
properties being unable to develop in a 
manner consistent with the objectives and 
policies of the Official Community Plan or 
relevant Urban Centre Plan. 

Industrial use prescribed in the OCP is 
incompatible with the tourist commercial 
zoning previously granted to the surrounding 
sites.  Encircled by hotels and the adjacent 
commercial space, industrial use would 
negatively impact adjacent commercial 
properties and business.    

Policy 5.6.4. Pedestrian Priority in Parking Lots. Create a 
safe and pleasant pedestrian experience in 
Regional Commercial lands with dedicated 
pathways that clearly delineate pedestrian 
space. Landscaping should be designed to 
maximize shade in the summer months. 

The landscape is designed with shading in 
mind.  Pedestrian connections for the entire 
hotel campus will be reviewed to improve 
access to adjacent hotels and commercial 
businesses.   

Policy 5.6.5. Protection of Commercial Space. Support 
the intensification of existing car-oriented 
sites on lands designated Regional 
Commercial by increasing the scale of 
existing buildings or by adding new 
commercial space on underutilized land, 
such as surface parking lots. Discourage 
development that reduces the amount of 
commercial space available in Regional 
Commercial lands. 

The goal of this application is to intensify the 
utilization of a piece of land that is currently 
vacant as its CD15 zoning is incompatible.  
Allowing for a hotel on this site will not only 
densify this site but it will add critical mass to 
commercial patrons frequenting the adjacent 
businesses during evening and weekend 
hours when the CD15 adjacent businesses are 
inactive inspiring more development on 
adjacent lands. 

Objective 6.3. Support the strategic and planned growth 
of Kelowna International Airport as a 
regional economic generator. 

A broad hotel mix adjacent to the airport 
directly supports the airport patrons. 

Objective 6.5. Encourage initiatives in the Gateway that 
supplement the local food system to 
increase food security, equitable access to 
healthy food and social connections. 

Beyond the added food and beverage offering 
of this hotel, allowing for a hotel on this site 
will not only densify this site but it will add 
critical mass to commercial patrons 
frequenting the adjacent businesses during 
evening and weekend hours when the CD15 
adjacent businesses are inactive inspiring 
more food and beverage offerings on adjacent 
lands. 
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PRECEDENT IMAGES 

 
 

 
  



DEVELOPMENT RATIONALE: 
Courtyard Marriott at 3508 Fleet Court 

Page | 11  
 

PRECEDENT IMAGES 

 
 

 
  



DEVELOPMENT RATIONALE: 
Courtyard Marriott at 3508 Fleet Court 

Page | 12  
 

PRECEDENT IMAGES 

 
 

  



DEVELOPMENT RATIONALE: 
Courtyard Marriott at 3508 Fleet Court 

Page | 13  
 

PRECEDENT IMAGES 

 
 

  



DEVELOPMENT RATIONALE: 
Courtyard Marriott at 3508 Fleet Court 

Page | 14  
 

PRECEDENT IMAGES 

 
 

  



DEVELOPMENT RATIONALE: 
Courtyard Marriott at 3508 Fleet Court 

Page | 15  
 

PRECEDENT IMAGES 

 
 

  



DEVELOPMENT RATIONALE: 
Courtyard Marriott at 3508 Fleet Court 

Page | 16  
 

PRECEDENT IMAGES 

 
 

  



DEVELOPMENT RATIONALE: 
Courtyard Marriott at 3508 Fleet Court 

Page | 17  
 

PRECEDENT IMAGES 

 
 

  



DEVELOPMENT RATIONALE: 
Courtyard Marriott at 3508 Fleet Court 

Page | 18  
 

PRECEDENT IMAGES 

 
 

  



DEVELOPMENT RATIONALE: 
Courtyard Marriott at 3508 Fleet Court 

Page | 19  
 

PRECEDENT IMAGES 

 
 

  



DEVELOPMENT RATIONALE: 
Courtyard Marriott at 3508 Fleet Court 

Page | 20  
 

Argus Hotel Portfolio 

 

 

 

 

 

 

 

 
Four Points by Sheraton Kelowna Airport - 
In 2013, Argus opened Kelowna’s first 
hotel at the airport with 120 rooms.  The 
Gulfstream Restaurant and Lounge offers 
award winning cuisine and a large 
selection of local and international wines 
which have been given numerous awards 
of excellence by Wine Spectator.  It has 
also been recognized as Kelowna’s 
number one hotel. In 2022, Argus will be 
building a 55-room addition to the 
Sheraton Four Points. 
 

 
 
Hampton Inn & Suites by Hilton - Opened 
in February 2020, neighbouring the 
Sheraton, is the only Hilton product in the 
Central Okanagan. The Hampton includes 
140 rooms, a saltwater pool & hot tub. In 
2021 the Hampton won a Hilton Strong 
award for placing in the top 10% for guest 
surveys amongst all 5000 Hilton Hotels 
and brands. The Hotel was also awarded a 
TripAdvisor Certificate of Excellence for 
being within the top 10% of all hotels on 
TripAdvisor 
 
 
 
 
. 
 
 
 
 
 

 
 
Marriott Courtyard – Argus is under 
contract with Marriott for a third hotel, a 
200-room Courtyard by Marriott. We 
hope to achieve permitting soon.  Since it 
first opened its doors more than 35 years 
ago, Courtyard by Marriott has been 
dedicated to creating an environment 
where great things can happen.  Today, 
Courtyard is the hotel brand of choice for 
ambitious and enterprising guests who 
see business travel as a driver of personal 
fulfillment and professional growth. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

Hotel Eldorado - This award winning 

Kelowna landmark boutique hotel dates 

back to 1926, and is approaching its 100th 

anniversary. The platinum award-winning 

(Community Votes 2021) hotel boasts 

Lakeside Dining, an award-winning 

Eldorado Bar & Whisky Room, and 

Boardwalk Dining with unparalleled 

Okanagan Lake and mountain views. 

Adjacent to the resort is Kelowna’s 

Eldorado Marina and Boardwalk Beach 

Company offering an array of water 

activities.  

 

 

Manteo - Adjacent to the award winning 

Hotel Eldorado at Eldorado Resort, this 

hotel hosts 102 guest rooms, suites, and 

villas, and over 5,000 sq. ft. of Waterfront 

Meeting and Conference Facilities, Indoor 

and Outdoor Pools, Hot Tubs, Sauna, 

Fitness Centre, Tennis and Pickleball 

Court, Private Beach, and access to 

Eldorado Marina.  Winning gold in 2021 

for Community Votes and second only to 

the neighboring Hotel Eldorado. 

 

 

Home 2 Suites by Hilton - opened its doors 

in Fort St. Johns in August of 2016. This 90-

room all suite extended stay hotel offers 

variety of amenities and service to make 

even the longest stay feel like a home 

away from home. Home2 has been #1 on 

TripAdvisor since November 2016 with a 

5-star rating.  The hotel has been in top 

10% for performance within all Home2 

Suites by Hilton in North America since 

opening. And Best of Alaska Highway 

winner in hotel/motel category since 

2017. 
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