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May 16, 2023 

Development Services 
1435 Water Street 
Kelowna, B.C, V1Y 1J4 

Re:  Denali Drive  – Design Rationale 

Dear City of Kelowna’s Community Planning, 

Located at 777 Denali Drive, Kelowna, B.C, the site is partially graded and 
backs onto a heavily sloped vegetated area.  The project consists of a two 
storey parkade, two storey townhome units, three stories of multi-family 
residential apartment units, and various amenity spaces.  The townhome is 
comprised of nine, three bedroom units and is situated in front of the 
parkade creating a pedestrian friendly street scape. The three story 
apartment complex is located above the parkade and is comprised of 70, 
one, two and three bedroom units. The amenity space is located on the 
main floor of the apartment building with outdoor pool, hot tub, and various 
seating options, as well, an amenity space is on the roof of the apartment 
with more seating and social spaces.  

The proposed site is designated in the 2040 Official Community Plan  (OCP) 
as S-MU (Suburban Multi-Unit) which addresses the need for higher 
residential density in the Gateway and Suburban Neighborhoods by 
allowing a greater variety of multi-unit housing. The 2040 OCP mentions 
the need to create more density within Suburban Neighborhoods to 
alleviate the cost of maintaining, repair and replacing infrastructure to help 
the long term financial sustainability of the City. This project looks at 
creating more density while both the townhomes that front the street and 
the low rise apartment building situated behind the townhouses are 
supported uses and typologies in the 2040 OCP (ground-oriented multi-unit 
residential and low rise apartment). Being a three storey low rise apartment 
building, we are under the 2040 OCP supported form requirement of 4 
storeys.  

Working with the civil engineer, we addressed the Hillside Housing Forms 
objective of minimizing the impact on hillside areas by reducing or 
minimizing the cut and fill requirements of the project.   

To help reduce social isolation and foster social interaction, the project has 
allocated large areas of common open space amenities including a pool, 
hot tub, and various seating opportunities on the apartment main floor level 
(parkade roof) while also providing a roof top deck to provide a space for 
smaller or quieter activities or social engagements. 

As per the zoning requirements for Multi-Dwelling Zones (MF2) and the Site 
Specific Regulation (this property is permitted to have Apartment housing 
limited to 3 storeys) , the project meets all requirements as required by the  
City of Kelowna Zoning Bylaw 12375 without the need for a development 
variance permit.  
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The proposed massing for this project has been developed to break down 
the vertical scale into the street orientated 2 storey townhomes along the 
front while stepping back to the 3 storey apartment building behind. The 
partial U shape of the form and massing for the 3 storey apartment building 
breaks up the form creating variation as the apartment steps even further 
back while creating a large amenity space (pool deck and seating) at the 
center of the development creating a focal point to help foster community 
and social engagement.  

Using similar vocabulary, scale, and materiality that is currently used for the 
existing duplexes, the townhomes are an important aspect that will create 
an inclusive, ground orientated, complex that is well integrated into the 
existing context. The townhomes and apartment will use a robust exterior 
cladding system that is comprised of cementitious siding or panels with 
neutral tones that will blend into the surrounding context. Wood elements 
are utilized in select areas to provide warmth and the feeling of nature to 
the project.  

Our intention and focus of this project is to create a community minded 
pedestrian friendly development while creating interesting architecture 
through articulations, form, and massing.  

We hope that the above design rational meets your approvals and we look 
forwards to hearing from you.  Thank you for your consideration.  

Sincerely, 

 

Vicki Topping, Architect AIBC, Partner 
MQN Architects 
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PROJECT STATISTICS
777 DENALI DRIVE, KELOWNA BC, V1V 2P5
PROPERTY LEGAL INFORMATION: PLAN KAP74074 LOT 3 SECTION 28 TOWNSHIP 26 ODYD

CURRENT ZONE: MF2
FUTURE LAND USE: S-MU (SUBURBAN - MULTIPLE UNIT
PROPOSED USE: APARTMENT HOUSING & TOWNHOMES

BUILDING FLOOR AREA (GFA)
FLOOR LEVEL AREA (ft²) AREA (m²)

PARKADE LEVEL 1 / TOWNHOUSE MAIN FLOOR 44117 ft² 4098.6 m²
PARAKDE LEVEL 2 43811 ft² 4070.2 m²
APARTMENT MAIN FLOOR 25931 ft² 2409.0 m²
APARTMENT SECOND FLOOR 25931 ft² 2409.0 m²
APARTMENT THIRD FLOOR 25931 ft² 2409.0 m²
GROSS FLOOR AREA 165721 ft² 15396.0 m²ITEM REQUIRED PROVIDED

HEIGHT MAX. 3 STOREYS / 11.0m 3 STOREYS / 10.0m
LOT AREA - 19,823.2 m²
FLOOR SPACE RATIO MAX. 1.25 FAR 0.4 FAR
BUILDING SITE COVERAGE MAX. 55.0% 31.3 % (6197.6 m²)
BUILDING & IMPERMABLE SITE COVERAGE MAX. 80.0% 47.6% (9430.2 m²)
SEPATATION DISTANCE BETWEEN BUILDINGS MIN. 3.0 m 49.4 m
CONTINUOUS BUILDING FRONTAGE MAX. 100.0 m 49.4 m
0. LOT SIZE
LOT AREA MIN. 900.0 m² 19,823 m²
LOT WIDTH MIN. 20.0 m 239.5 m
LOT DEPTH MIN. 30.0 m 123.1 m
1. SETBACKS
FRONT YARD (WEST) 3.0m >3.0 m
SIDE YARD (NORTH) 3.0m >3.0 m
SIDE YARD (SOUTH) 3.0m >3.0 m
REAR YARD (EAST) 4.5m >4.5 m
2. FLOOR SPACE RATIO
LOT AREA - 19,823 m²
GROSS FLOOR AREA - 15,396.7 m²
NET FLOOR AREA MAX. 24,779.0 m² 7840.0 m²
FLOOR AREA RATIO MAX 1.25 FAR 0.4 FAR
3. BUILDING SITE COVERAGE
LOT AREA - 19,823 m²
BUILDING SITE COVERAGE 55.0% MAX 31.3 % (6197.6 m²)
BUILDING & IMPERMEABLE SITE COVERAGE 80.0% MAX 47.6% (9430.2 m²)

UNIT SUITE INSTANCES
COUNT SUITE TYPE AREA BEDROOMS

APARTMENT MAIN FLOOR
8 UNIT A1 5461 ft² 1 BEDROOM
1 UNIT B1 820 ft² 1 BEDROOM + DEN
3 UNIT C1 2682 ft² 2 BEDROOM
2 UNIT C2 2171 ft² 2 BEDROOM
2 UNIT C3 2118 ft² 2 BEDROOM
2 UNIT D1 1950 ft² 2 BEDROOM
2 UNIT D2 2369 ft² 2 BEDROOM + DEN
2 UNIT E1 2487 ft² 3 BEDROOM
22 20058 ft²

APARTMENT SECOND FLOOR
8 UNIT A1 5461 ft² 1 BEDROOM
2 UNIT B1 1640 ft² 1 BEDROOM + DEN
4 UNIT C1 3575 ft² 2 BEDROOM
2 UNIT C2 2171 ft² 2 BEDROOM
2 UNIT C3 2118 ft² 2 BEDROOM
2 UNIT D1 1950 ft² 2 BEDROOM
2 UNIT D2 2368 ft² 2 BEDROOM + DEN
2 UNIT E1 2487 ft² 3 BEDROOM
24 21770 ft²

APARTMENT THIRD FLOOR
8 UNIT A1 5461 ft² 1 BEDROOM
2 UNIT B1 1640 ft² 1 BEDROOM + DEN
4 UNIT C1 3576 ft² 2 BEDROOM
2 UNIT C2 2171 ft² 2 BEDROOM
2 UNIT C3 2118 ft² 2 BEDROOM
2 UNIT D1 1950 ft² 2 BEDROOM
2 UNIT D2 2368 ft² 2 BEDROOM + DEN
2 UNIT E1 2487 ft² 3 BEDROOM
24 21772 ft²
70 63600 ft²

ITEM REQUIRED PROVIDED
4. DENSITY
1 BED APARTMENT - 29
2 BED APARTMENT - 35
3 BED APARTMENT - 6
3 BED TOWNHOUSE - 9
TOTAL NEW DWELLING UNITS - 79
EXISTING DUPLEX - 10
TOTAL DWELLING UNITS - 89
5. PARKING
STANDARD PARKING - 1 BEDROOM MIN.1.25 / MAX. 1.6 (MIN. 35 / MAX. 46) -
STANDARD PARKING - 2 BEDROOM MIN. 1.5 / MAX. 2.0 (MIN. 53 / MAX.70) -
STANDARD PARKING - 3 BEDROOM MIN. 2.0 / MAX. 2.5 (MIN. 30 / MAX. 38) -
STANDARD PARKING - TOTAL 119 126 STALLS
VISITOR PARKING MIN. 0.14 / MAX. 0.2 (MIN. 11 / MAX. 16) 11 STALLS
TOTAL PARKING 130 STALLS 137 STALLS
SMALL CAR PARKING MAX. 50% 2 STALLS
ACCESSIBLE PARKING 4 STALLS 4 STALLS
VAN ACCESSIBLE PARKING 1 STALL 1 STALL
6. BICYCLE PARKING
LONG-TERM BICYCLE PARKING  - 1-2 BEDROOM MIN. 0.75 (48) -
LONG-TERM BICYCLE PARKING (LONG-TERM) - 3+
BEDROOM

MIN. 1.0 (6) -

TOTAL LONG-TERM BIYCYLE PARKING 54 STALLS 54 STALLS
TOTAL SHORT-TERM BIYCYLE PARKING 6 STALLS / ENTRANCE 6 STALLS
7. AMENITY SPACE
1 BEDROOM MIN. 15.0 m² / UNIT (435.0 m²) -
2+ BEDROOM MIN. 25.0 m² / UNIT (1250.0 m²) -
TOTAL COMMON AMENITY AREA MIN. 4.0 m² / UNIT (316.0 m²) 1019.9 m²
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