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DESIGN RATIONALE STATEMENT 
Proposed 5-Storey Multi-family Residential Development 
2343 Pandosy Street, Kelowna BC 
 
April 28, 2023 
 

 
 
A) DESIGN RATIONALE 
 
1. APPLICATION OVERVIEW 
 
StudioVAM Architecture (the architect), on behalf of 1178774BC LTD. (the owner), is pleased to 
make this Rezoning/Development Permit/Text Amendment application for the site located at 
2343 Pandosy Street, located in the heart of the Pandosy Core Area neighbourhood. This 
Rezoning/DP/TA application is proposing rezoning from the current P2– Education and Minor 
Institutional/RU4– Duplex Housing zoning to MF3r – Apartment Housing Rental Only. 
 
2. ZONING 
 
The proposed zoning is MF3r – Apartment Housing Rental Only, which is a subzone of MF3 – 
Apartment Housing. 
 
MF3 – Apartment Housing:  The purpose is to provide a zone primarily for apartments ranging 
up to 6 storeys on serviced urban lots with various commercial uses permitted on transit 
supportive corridors. 
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MF3r – Apartment Housing Rental Only: The purpose is to provide a sub-zone that restricts the 
dwelling units to a rental only tenure and to prohibit any building or bareland stratification. 
 
3. PROJECT DESCRIPTION 
 
The development proposal for 2343 Pandosy Street is a multi-family residential building 
consisting of: 

• 20 New Residential Apartments, including: 
o 2 x Bachelor Units      (10%) 
o 5 x 1-Bedroom Units  (25%) 
o 5 x 2-Bedroom Units  (25%) 
o 8 x 3-Bedroom Units  (40%) 

• Secure Bicycle Parking for 35 Bicycles (16 Required, 33 Required for Bicycle Bonus) 
• Parking at ground level for 20 vehicles including 1 Accessible Parking stall (20 Required) 
• 5 Storeys – 17.9m (Allowed 6 Storeys, 22m) 
• Total Gross Floor Area = 2,332m2 
• Floor Area Ratio (F.A.R.) = 1.6 (Allowable F.A.R. = 1.8) 
• Proposed Common and Private Amenity = 521m2 (Required 415m2) 

 
The proposal is for one (1) 5-storey residential building with surface parking at the ground level 
required to support the program. 
 
The project will provide a strong urban corner situated at the intersection of Pandosy Street 
and Christleton Avenue. The ground floor will accommodate 2- and 3-bedroom ground-
oriented units with direct access to both streets, and consist of 2 floors with a bedroom and 
living space at the ground floor.  The building steps back 3m at the 5th floor (as per the zoning) 
at both streets, allowing for smaller bachelor and 1-bedroom units with generous private 
amenity spaces 
 
The project will use a mix of materials including masonry, board and batten fiber cement, 
acrylic stucco. Glass balconies with metal frames will be included with all residential units. 
 
Parking access, loading, waste and recycling, and service and utility access all occur from 
the existing lane, aligning with the Kelowna OCP guidelines. Also included along the lane are 
four parking stalls. Much of the parking is covered by the proposed building. There will be a 
wood screening fence for the parking along the East and South property lines as required. The 
parking surfaces will incorporate permeable paving to reduce the areas of hard surface. The 
remainder of the site will be landscaped by various plant species appropriate to the climate.  
Landscaping will include a minimum of six new trees along the two street setbacks, as required 
in the zoning bylaw. 
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4. 2040 OFFICIAL COMMUNITY PLAN 
 
The city of Kelowna adopted the 2040 Official Community Plan (OCP) at the beginning of 2022. 
The proposed development supports the OCP in numerous ways, but not limited to: 

• Housing: the project adds 20 residential rental units to the Pandosy Core area 
• Transportation: The project will reduce the use of personal vehicles by being located 

directly on a Transit Supportive Corridor.  The project includes indoor bicycle parking, 
allowing for more trips to be taken by bicycles.  The project is located to many public 
amenities and services, such as the Kelowna General Hospital, and is only an 8-minute 
walk to the beach. 

• Transit Supportive Corridors: The OCP identifies streets to support a higher density and 
greater mix of uses in the Core Area generally along the Frequent Transit Network. This 
project supports this by providing increased density along the corridor. 

 
5. FORM AND CHARACTER 
 
The ‘Design Foundations for General Residential and Mixed-Use’ laid out in the 2040 OCP 
were used in developing 2343 Pandosy Street, including: 

• Create Lively and Attractive Streets & Public Spaces 
• Design Buildings to the Human Scale 
• Facilitate Active Mobility 
• Use Place-making to Strengthen Neighbourhood Identity 
• Strive for Design Excellence 

 
Also, the 2040 OCP ‘Design Guidelines for Low & Mid-Rise Residential & Mixed Use’ have 
been incorporated into the design 2343 Pandosy Street, and including: 

• Provide attractive and active human-scale amenities oriented towards public spaces at 
grade 

• Break up building mass by providing simple vertical and horizontal articulation of 
facades; e.g., stepbacks, insets, projections, color and texture 

• Ensure buildings have a front-to-back orientation to streets and open spaces with back-
of-house uses located to the rear of buildings to minimize impacts on public open 
spaces  

• Orient entries, windows, patios and balconies to face the fronting street. Ensure primary 
building entries are architecturally emphasized and directly accessible from the fronting 
public sidewalk 

• Maximize ‘eyes on the street’ by avoiding blank walls and providing direct lines of sight 
from windows and balconies to the sidewalk and adjacent public spaces 

• Provide access to underground or above ground on-site parking from secondary streets 
or lanes 

• When structured above grade parking is required due to the high water table, use store 
fronts or screening to mitigate visual impacts 

• Integrate semi-private open space with the surrounding streetscape 
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6. CRIME PREVENTION THROUGH ENVIRONMENTAL DESIGN (CPTED) 
 
The project will use Crime Prevention through Environmental Design (CPTED) 
principles to better ensure public safety through the use of, but not limited to: 

• Provide sufficient density to help ensure enough “eyes and ears” on the street. 
• Improve public safety through the creation of public spaces that instill a sense of pride 

and ownership. 
• Provide natural surveillance and sight lines to ensure unobstructed views in areas where 

public safety and pedestrian / vehicle conflicts will be a factor. 
• Provide lighting at a sufficient enough level to uniformly light adjacent sidewalks so as to 

provide a high level of “psychological comfort and safety” for pedestrian use at night. 
 
7.  SUSTAINABILITY PRINCIPLES 
 
The project will follow appropriate sustainability principals including, but not limited to: 

• Promote higher density mixed-use development near existing communities and public 
infrastructure to reduce adverse environmental and public health effects associated 
with low density urban sprawl. 

• Encourage the development of energy-efficient buildings by employing strict heating 
and cooling strategies that will reduce dependency on natural resources. 

• Reduce energy consumption and pollution from motor vehicles by providing high levels 
of external connectivity and by encouraging alternative modes of transportation such as 
public transit, cycling, car sharing and walking. 

• Enable the widest spectrum of people, regardless of age or ability, to more easily 
participate in community life by incorporating principles of universal accessibility into 
the design process. 

• Limit the use of potable water for irrigation by use of captured or recycled water for use 
in landscape irrigation. 

• Minimize amounts of sod lawn provided and to use a planting palette of drought 
tolerant native, or native adaptive, plant species to minimize water consumption for 
irrigation. 

  
 
B) VARIANCE RATIONALE 
 
A variance for front yard and flanking side yard setback is being requested for the project.   
MF3r zoning requires a minimum front yard and flanking side yard setback of 4.5m. The zoning 
allows a setback of 3.0m for ground-oriented units which “…can be reduced from 3.0 m to 2.0 m 
for ground-oriented units if both of these criteria are met:  

a) The maximum first floor height above the adjacent curb level for ground-oriented residential 
units are 1.2 m. Height is measured from the grade at the sidewalk directly from a fronting 
publicly accessible street, walkway, open space or applicable lot line. See example diagram.  
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b) The minimum net floor area for ground-oriented residential units on the first floor is 11m2. 
See example diagram.” 

The project meets both these requirements and so we are using a 2.0m setback for ground-oriented 
units.  The interpretation relayed to us by City staff is that the 2.0m setback is strictly for the Ground-
oriented units and the main building entry.  Other spaces at the ground floor and on floors above that 
are not ground-oriented units would be required to be setback to the 4.5m setback.  Therefore, we are 
requesting that the 2.0m setback that we are already using for the ground-oriented units be extended 
along both affected yards and for all storeys. 
 
We do not feel this will negatively impact the site or the users.  70% of the ground floor 
currently complies with the requirements for the setback for ground-oriented units.  The 
remaining 30% is being used for exit stairs and secure bicycle storage. The ground-oriented 
units are 2 storey units, as such the 2.0m setback extends up an additional floor for these units.  
There is a 3.0m Step-back at the 5th floor of the project, which helps to break up the height and 
mass of the building.  Requiring an addition 2.5m setback at the remaining floors would seem 
to be superfluous, and negatively impact the design, energy efficiency, and function of the 
building by reducing the GFA by 25%.  
 
 
 
 
 
 
 
 
 
 
 
 
 
Regards, 
 
Vivek A. Menon, Architect AIBC 
Principal 
StudioVAM Architecture 
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1 BED

TYPE C
777 SF
72.2 m² 
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TYPE C
777 SF
72.2 m² 

STA-4
STAIR A

STB-4
STAIR B
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2 BED

TYPE G
888 SF
82.5 m² 
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3 BED

TYPE H
935 SF
86.9 m² 
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3 BED

TYPE H1
939 SF
87.2 m² 
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CIRCULATION
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ONE BEDROOM

2 BEDROOM

2 BEDROOM + FLEX (GROUND ORIENTED)

3 BEDROOM

3 BEDROOM  (GROUND ORIENTED)

LEGEND

AREA OF PROPOSED VARIANCE
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1 1 7 8 7 7 4 B C  L T D .

2 3 4 3  P A N D O S Y  S T R E E T  - M U L T I-F A M IL Y  D E V E L O P M E N T

K E L O W N A

M a rc h  3 0 , 2 0 2 3

L IS T  O F  D R A W IN G S

L D P  2 .1  :

L D P  2 .2  :

L D P  3     :

L D P  4     :

L A N D S C A P E  P L A N  - G R O U N D  F L O O R

L A N D S C A P E  P L A N  - 3 r d  F L O O R  &  6 th  F L O O R

L A N D S C A P E  P L A N  - W A T E R  C O N S E R V A T IO N

L A N D S C A P E  D E T A IL S

L A N D S C A P E  W O R K S  - D E V E L O P M E N T  P E R M IT



L A N D S C A P E  P L A N  - G R O U N D

F L O O R

L D P  2 .12 3 4 3  P A N D O S Y  S T R E E T  - M U L T I-F A M IL Y  D E V E L O P M E N T
1 1 7 8 7 7 4 B C  L T D .

S C A L E  : 1  : 1 0 0

N O R T H  IS S U E D  F O R  :

N O . D E S C R IP T IO N D A T E

N O T E S :

      1 . T H IS  D R A W IN G  D E P IC T S  F O R M  A N D  C H A R A C T E R  A N D  IS  T O  

B E  U S E D  F O R  D E V E L O P M E N T  P E R M IT  S U B M IS S IO N  O N L Y . IT  

IS  N O T  IN T E N D E D  F O R  U S E  A S  A  C O N S T R U C T IO N  

D O C U M E N T .

      2 . A L L  P L A N T  M A T E R IA L S  A N D  C O N S T R U C T IO N  M E T H O D S  

S H A L L  C O N F O R M  T O  T H E  M IN IM U M  S T A N D A R D S  S E T  O U T  

IN  T H E  C A N A D IA N  L A N D S C A P E  S T A N D A R D  (C U R R E N T  

E D IT IO N ).

      3 . A L L  P L A N T IN G  B E D S  S H A L L  T O  R E C IE V E  5 0 m m  O F  

C O M P O S T E D  B A R K  M U L C H  U N L E S S  O T H E R W IS E  N O T E D .

      4 . A L L  L A N D S C A P E  A R E A S  A R E  T O  B E  IR R IG A T E D  W IT H  A N  

E F F IC IE N T  A U T O M A T IC  IR R IG A T IO N  S Y S T E M .

      5 . S O IL  D E P T H  T O  B E  A S  F O L L O W S :

L A W N  A R E A S  1 5 0 m m  M IN

S H R U B  A R E A S  3 0 0 m m  M IN
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     6 . C o K  T R E E  B Y L A W  R E Q U IR E M E N T S : 
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L D P  4

F U T U R E  R O A D  IM P R O V E M E N T S

B U IL D IN G  A B O V E

(R E F E R  A R C H IT E C T )

4 .5 m  B U IL D IN G  S E T B A C K

A D JA C E N T  S IN G L E  

F A M IL Y  R E S ID E N T IA L

U N IT  P A V E R  W IT H  C O N C R E T E  B A N D  &  B IK E  R A C K

T R E E  P L A N T IN G

S H R U B  P L A N T IN G

F U L L  O N  S IT E  P L A N T  L IS T  W IT H  Q U A N T IT IE S  - G R O U N D  F L O O R , 3 r d  F L O O R  &  R O O F

Q T Y B O T A N IC A L  N A M E C O M M O N  N A M E S IZ E R O O T
M a t u r e  P la n t  S iz e  

(H t .x W d .)
S P A C IN G

T r e e s

2 A c e r  fr e e m a n ii 'Je ffe r s e d '
A u tu m n  B la z e  

M a p le

6 c m  

C a l
B & B 1 5  x  1 2 m 1 2 m  o /c

2 A c e r  p a lm a tu m  'B lo o d g o o d '
'B lo o d g o o d '  

Ja p a n e s e  M a p le

6 c m  

C a l
B & B 4 .5  x  4 .5 m 4 .5 m  o /c

2
A m a la n c h ie r  x  G r a n d iflo r a  

'A u tu m n  B r illia n c e '

A u tu m n  B r illia n c e  

S e r v ic e  B e r r y

6 c m  

C a l
B & B 4 .5  x  4 .5 m 4 .5 m o /c

1 C e r c id ip h y llu m  ja p o n ic u m K a ts u r a  T r e e
6 c m  

C a l
B & B 1 5  x  1 2 m 1 2 m  o /c

S h r u b s

3
B e r b e r is  th u n b e r g ii 

'S u n s a tio n '

S u n s a tio n  

B a r b e r r y
# 0 2 P o tte d 1 .2  x  1 .2 m 1 .2 m  o /c

3 6 B u x u s  'G r e e n  G e m '
G r e e n  G e m  

B o x w o o d
# 0 2 P o tte d 1 .2  x  0 .9 m 0 .9 m o /c

4 C o r n u s  a lb a  'B a ilh a lo ' 
Iv o r y  H a lo  

D o g w o o d
# 0 2 P o tte d 1 .5  x  1 .5 m 1 .5 m o /c

1 0 M a h o n ia  r e p e n s O r e g o n  G r a p e # 0 2 P o tte d 0 .6  x  0 .9 m 1 .5 m o /c

7 R o s a  'M o r d e n  B lu s h '
M o r d e n  B lu s h  

R o s e
# 0 2 P o tte d 0 .9  x  0 .9 m 0 .9 m o /c

4 S a m b a c u s  n ig r a  'B la c k L a c e '
B la c k  L a c e  

E ld e r b e r r y
# 0 2 P o tte d 1 .8  x  1 .8 m 1 .8 m o /c

2 0 S p ir e a  ja p o n ic a  'G o ld  M o u n d '
G o ld  M o u n d  

S p ir e a
# 0 2 P o tte d 0 .9  x  1 .2 m 1 .2 m o /c

4 S y r in g a  m e y e r i 'M is s  K im ' M is s  K im  L ila c # 0 2 P o tte d 1 .8  x  1 .5 m 1 .5 m o /c

1 2 T a x u s  m e d ia  'T a u n to n ii' T a u n to n ii Y e w # 0 2 P o tte d 1 .2  x  1 .5 m 1 .5 m o /c

O r n a m e n t a l G r a s s e s

3 3
P e n n is e tu m  a lo p e c u r o id e s  

'L ittle  B u n n y '

L ittle  B u n n y  

F o u n ta in  G r a s s
# 0 1 P o tte d 0 .6  x  0 .6 m 0 .6 m o /c

P e r e n n ia ls

4 G e r a n iu m  s a n g u in e u m
D w a r f P in k  

G e r a n iu m
# 0 1 P o tte d 0 .3  x  0 .6 m 0 .3 m o /c

3
H y d r a n g e a  p a n ic u la ta  

'D h a r m a '

D h a r m a  P e e  G e e  

H y d r a n g e a
# 0 1 P o tte d 2 .4 m  x  2 .4 m 2 .4 m o /c

2 3
L a v e n d u la  a n g u s tifo lia  

'M u n s te a d '

M u n s te a d  

L a v e n d e r
# 0 1 P o tte d 0 .6  x  0 .7 5 m 0 .7 5 m  o /c

6
N e p e te a  fa a s s e n ii 'W a lk e r 's  

L o w '

W a lk e r 's  L o w  

C a tm in t
# 0 1 P o tte d 0 .6  x  0 .9 m 0 .9 m o /c



L A N D S C A P E  P L A N  -3 r d

F L O O R  &  6 t h  F L O O R

L D P  2 .22 3 4 3  P A N D O S Y  S T R E E T  - M U L T I-F A M IL Y  D E V E L O P M E N T
1 1 7 8 7 7 4 B C  L T D .

S C A L E  : 1  : 1 0 0

N O R T H  IS S U E D  F O R  :

N O . D E S C R IP T IO N D A T E

N O T E S :

      1 . T H IS  D R A W IN G  D E P IC T S  F O R M  A N D  C H A R A C T E R  A N D  IS  T O  

B E  U S E D  F O R  D E V E L O P M E N T  P E R M IT  S U B M IS S IO N  O N L Y . IT  

IS  N O T  IN T E N D E D  F O R  U S E  A S  A  C O N S T R U C T IO N  

D O C U M E N T .

      2 . A L L  P L A N T  M A T E R IA L S  A N D  C O N S T R U C T IO N  M E T H O D S  

S H A L L  C O N F O R M  T O  T H E  M IN IM U M  S T A N D A R D S  S E T  O U T  

IN  T H E  C A N A D IA N  L A N D S C A P E  S T A N D A R D  (C U R R E N T  

E D IT IO N ).

      3 . A L L  P L A N T IN G  B E D S  S H A L L  T O  R E C IE V E  5 0 m m  O F  

C O M P O S T E D  B A R K  M U L C H  U N L E S S  O T H E R W IS E  N O T E D .

      4 . A L L  L A N D S C A P E  A R E A S  A R E  T O  B E  IR R IG A T E D  W IT H  A N  

E F F IC IE N T  A U T O M A T IC  IR R IG A T IO N  S Y S T E M .

      5 . S O IL  D E P T H  T O  B E  A S  F O L L O W S :

L A W N  A R E A S  1 5 0 m m  M IN

S H R U B  A R E A S  3 0 0 m m  M IN

T R E E S  1 0 0 0 m m  M IN  U N L E S S  O T H E R W IS E  N O T E D .

     6 . C o K  T R E E  B Y L A W  R E Q U IR E M E N T S : 

4 0 m  P A N D O S Y  S T . (IN C L U D IN G  T U R N  R A D IU S ) 

2 1 .5 1 m  C H R IS T L E T O N  A V E .

S E T B A C K  E Q U A L S  6 1 .5 1 m  : R E Q U IR E S  (6 ) T R E E S :

(3 ) L A R G E , (2 ) M E D IU M  &  (2 ) S M A L L .

     7 . C o K  B Y L A W  S O IL  R E Q U IR E M E N T S  F O R  B Y L A W  T R E E S : 

L A R G E  T R E E S : 3 0 m 3 . O R  2 5 m 3  S H A R E D
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Zoning Bylaw 12375- Landscaping Summary 

Municipal Address: 2343 Pandosy Street    

Drawing Reference: CTQ Project No. 22108- Landscape DP dated 2023-03-30. 

 
Landscaping Standards (7.2) Zone Proposed 

Min. tree amount 6 6 

Min. deciduous tree caliper Large: 5 cm 
Medium: 4 cm 

Small: 3 cm 

Large: 6 cm 
Medium: 4 cm 

Small: 3 cm 

Min. coniferous tree height 250 cm n/a 

Min. ratio between tree size Large: 50% minimum 
Medium: no min. or max. 

Small: 25% maximum 

Large: 50% 
Medium: 25% 

Small: 25% 

Min. growing medium volumes 
per tree 

Large: 30 m3 or 25 cu.m. if 
connected by trench or cluster 
Medium: 20 cu.m. or 18 cu.m. if 
connected by trench or cluster 
Small: 15 cu.m. or 12 cu.m. if 

connected by trench or cluster 

Large: 30 cu.m. or 25 cu.m. if 
connected by trench or cluster 
Medium: 20 cu.m. or 18 cu.m. if 
connected by trench or cluster 
Small: 15 cu.m. or 12 cu.m. if 

connected by trench or cluster 

Landscape graded area (7.2.7) Max. 1:3 (33%) lawn areas 
Max. 1:2 (50%) planting areas 

Min. 1:50 (2%) cross slopes 

Max. 1:3 (33%) lawn areas 
Max. 1:2 (50%) planting areas 

Min. 1:50 (2%) cross slopes 

Fence Height Front/ flanking yards: 1.2m 
Side/ rear yards 2.0m 

Side/ rear yards 1.8m 

Riparian Management area? y/n n 

Retention of trees on site? y/n n 

Surface parking lot (7.2.10)? y/n y 

Refuse & recycle bins screened? y/n y (inside building) 

Other: x x 

 
 




