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Design Rationale

The Multi-Family Residential project is located at 1660-1670 Bernard Ave, Kelowna. 
The site is situated within the RU4 (Duplex Housing) zone. The purpose of the zone is to 
provide a zone for duplex and semi-detachment housing with compatible secondary uses, on 
larger serviced urban lots. 

The zoning is proposed to be changed to MF3 (Apartment Housing with Rental Only). The 
purpose of this zone 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.

The site is located on a Transit Supportive Corridor, which is any road identified to support a 
higher density and greater mix of uses in the Core Area. Consequently, the max. building 
height was increased to 22.0m or 6 storeys.

Site Assessment 

We conducted an analysis of the site’s context and land-use designation to establish 
opportunities and constraints for the proposed Multi-Family Residential development. These 
factors, in addition to the client’s vision, provided us the necessary information to propose a 
concept that complements and works with the character of the surrounding context. 

Variances

1. Motor Vehicle Parking - Proposing Urban Centre Parking Requirements.
2. Encroachment on new building setback on Bernard Ave due to road dedication.

Conceptual Planning 

To ensure that the site and the program are in alignment we carried out a high level planning 
study to look at alternate scenarios and massing forms that may be acceptable by 
stakeholder, the City, and the local community. 

Massing Principles | Response to context 

1. Take advantage of sloping site to providing on grade access to define public, semi-private, 
and private spaces;
2. Emphasising the corner of Bernard Ave and Cherry Crescent with strong architectural 
character;
2. Providing building articulation to enhance massing and detail diversity; 
3. Use of low maintenance and high quality building cladding reflective of Kelowna context;
4. Use of appropriate scale of building elements to further enhance the residential uses;

Site | Greater Context 

Site | Looking South East
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DP 0.00 COVER SHEET
DP 0.01 DESIGN RATIONALE
DP 0.02 PROJECT STATISTICS
DP 0.03 SITE SURVEY
DP 0.04 SHADOW STUDIES
DP 1.00                  SITE PLAN
DP 1.01 W&R AND FIRE ACCESS PLAN
DP 1.02 SITE DETAILS
DP 2.00 LEVEL P2 PARKING PLAN
DP 2.01 LEVEL P1 PARKING PLAN
DP 2.02 MAIN LEVEL FLOOR PLAN
DP 2.03 TYPICAL LEVEL FLOOR PLAN - 2-5
DP 2.04 LEVEL 6 FLOOR PLAN
DP 2.05 ROOF AMENITY LEVEL PLAN
DP 2.06 ROOF PLAN
DP 4.00 BUILDING ELEVATIONS
DP 4.01 BUILDING ELEVATIONS
DP 4.02 BUILDING ELEVATIONS - 3D VIEWS
DP 5.00 BUILDING SECTIONS

NOTE:
• Gross Floor Area and Net Floor Area are measured from the inside faces of the exterior walls. 
• Storage (common), service areas, porches and balconies, exit stairways, common/public 

corridors, parkades terraces, common amenity spaces and building mechanical systems are 
excluded in Net Floor Area Calculations

1660-1670 Bernard Avenue
Kelowna,  B.C V1Y6R9
Canada

PLAN KAP12275 LOT 2 SECTION 20 TOWNSHIP 26 & PLAN KAP12275 LOT 3 SECTION 20 TOWNSHIP 26

Existing Zoning: Single Family Residential - RU4

Proposed Zoning: Multi-Dwelling Zones - MF3

Required Setbacks:
Minimum Front Yard & Flanking Side Yard Setback for Ground Oriented Units = 3.0m
Minimum Front Yard & Flanking Side Yard Setback = 4.5m
Minimum Side Yard Setback = 3.0m
Minimum Rear Yard Setback = 4.5m

Proposed Building Setbacks from Existing Property Line ( Before Road Dedication):
Front Yard setback for Ground Oriented Units:   7.13m
Flanking Yard Setback for Ground Oriented Units:   5.57m
Front Yard setback Above Main Level:   5.28m
Flanking Yard Setback Above Main Level:   5.57m
Side Yard Setback =   3.0m
Rear Yard Setback =   4.52m

Proposed Building Setbacks from Property Line ( After Road Dedication):
Front Yard setback for Ground Oriented Units:   3.00m
Flanking Yard Setback for Ground Oriented Units:   4.50m
Front Yard setback Above Main Level:   4.50m
Flanking Yard Setback Above Main Level:   4.50m
Side Yard Setback =   3.0m
Rear Yard Setback =   4.50m

Required Stepback:
Minimum building stepback from Front Yard and Flanking Side Yard = 3.0m

Proposed Stepback:
Front Yard:
•   3.0m from Minimum Front Yard Setback @ Main Level & Level 6

Flanking Side Yard:
•   0.0m Flanking Side Yard Stepback Above Main Level Floor

Maximum Building Height 
22.0m / 6 storeys (Property is fronting onto a Transit Supportive Corridor)

Building Height Proposed
  21.88m from Finished Grade

2.05 1.86

MAXIMUM PERMITTED F.A.R. PROPOSED F.A.R.

TOTAL UNIT COUNT 10 19 19 19 19 15 101

F2 3-BED 0 1 1 1 1 1 5 81 871

F1 3-BED 1 0 0 0 0 1 2 94 1011

E2 2-BED + DEN 0 1 1 1 1 1 5 94 893

E1b 2-BED + DEN 0 0 0 0 0 1 1 86 925

E1a 2-BED + DEN 2 0 0 0 0 2 4 86 925

D2 2-BED 1 1 1 1 1 1 6 73 785

D1 2-BED 1 1 1 1 1 1 6 67 721

C4 JR. 2-BED 0 1 1 1 1 0 4 65 699
C3 JR. 2-BED 0 1 1 1 1 0 4 59 635
C2 JR. 2-BED 1 1 1 1 1 0 5 58 624
C1 JR. 2-BED 1 1 1 1 1 0 5 61 656
B6 1-BED 0 1 1 1 1 1 5 42 452

B5 1-BED 0 0 0 0 0 1 1 52 559

B4 1-BED 0 0 0 0 0 1 1 50 538
B3 1-BED 0 0 0 0 0 1 1 56 602
B2 1-BED 1 1 1 1 1 1 6 54 581
B1 1-BED 2 7 7 7 7 0 30 50 538
A1 STUDIO 0 2 2 2 2 2 10 42 452

UNIT
NAME UNIT TYPE LEVEL

1
LEVEL

2
LEVEL

3
LEVEL

4
LEVEL

5
LEVEL

6 TOTAL SQ M SQ FT

UNIT COUNT UNIT AREA

Site Context Municipal Address

Legal Address

Site Summary

By-Law Zoning

By-Law Setback

Building Stepback

Building Height

Floor Area Ratio

Dwelling Unit Summary

Area Summary Motor Vehicle Parking Requirements

Bicycle Parking Requirements

Waste & Recycling Requirements

SITE 

Drawing List

ARCHITECTURE

CIVIL

LANDSCAPE

Parcel Area
0.324 ha / 3,240 m2

Maximum Site Coverage of all Buildings, Structures, and Impermeable Surfaces
Permitted: 85% (2,754 m2)
Proposed: 66% (2,125 m2)

Maximum Site Coverage of all Buildings
Permitted: 65% (2,106 m2)
Proposed: 39.8% (1,289 m2)

GROSS FLOOR AREA SUMMARY:

LEVEL
GROSS FLOOR AREA

sq m sq ft
MAIN LEVEL

LEVEL 2

LEVEL 3

LEVEL 4

LEVEL 5

LEVEL 6

Note: 
• Total FAR based on MF3 maximum of 1.8 + additional 0.25 for underground parkade. 

TOTAL

NET FLOOR AREA SUMMARY:

NET FLOOR AREA

NOTE:
• Residential Motor vehicle parking calculations are based on Urban Centre bylaw requirements.
*It is recognised the site is not on an Urban Centre zone however considering the project site is 
located along a Transit Oriented Corridor and is surrounded by several public amenities including 
multi-modal bike path along Bernard Ave, adjacent bus-transit, outdoor recreation facilities, a fitness 
centre and the Kelowna Farmer's and Craft Market to the south-east, with these aspects considered, it 
was deemed appropriate to base the parking requirements on Urban Centre zone instead of MF3 
zone.   

1,211 13,035

1,265 13,616

1,183 12,733

7,454 80,234

sq m sq ft
679 7309

11,700

1087 

1006 10,828

6,043 65,046

TYPE OF STALL

Large Stalls

LEVEL P2 LEVEL P1

28

AT GRADE

Small Stalls

Accessible Stalls

Van Accessible 
Stalls

22

2

0

52

4

0

0

1

5

33

22

1

0

56

RATIO

57.52 %

38.94 %

2.65 %

0.88 %

100.00 %TOTAL

PROPOSED VEHICLE STALL BREAKDOWN

Waste and Recycling proposed:
• 1 Molok Bin = Waste
• 1 Molok Bin = Organics
• 1 Molok bin = Recycling

Common and Private Amenity Space
UNIT TYPE UNIT COUNT FACTOR REQUIRED

7.5 m2STUDIO 75 m2

1-BED 15 m2 660 m2

JR. 2BED

2BED

2BED + DEN

3BED

25 m2

25 m2

25 m2

25 m2

450 m2

300 m2

250 m2

175 m2
TOTAL 1,910 m2

DESCRIPTION / 
UNIT TYPE

STUDIO

1BED

TOTAL STALLS

MOTOR VEHICLE PARKING - RESIDENTIAL 

0.8 per unit 8 8

0.9 per unit 40 40

JR 2BED

2BED

2BED + DEN

3 BED

1.0 per unit

1.0 per unit

1.0 per unit

1.0 per unit

18

12

10
7

18

12

10
10

95 98

NOTE:
• Long Term Bicycle stalls (101 stalls) are provided in enclosed spaces located on Levels 1 and P1
• Long Term Bicycle Stalls consist of 51 Floor Mounted Stalls & 50 Wall Mounted Stalls

11,700

11,700

11,700

1087  

1087  

TOTAL

PROPOSED 
PRIVATE AMENITY

PROPOSED 
COMMON AMENITY

55.6 m2

154.7 m2

158.5 m2

197.4 m2

64.736 m2

1200 m2

1992 m2

Note:
• 4.0 m2 per dwelling unit (404 m2 for 101 units) of the total required Private and Common Amenity is 

required to be configured as Common amenity. 
• Common Amenity spaces are provided at Main Level and Roof Level. 

TOTAL

65

44

3

1

113

DESCRIPTION FACTOR REQUIRED PROVIDED

SHORT TERM BICYLE PARKING 

6 stalls per site 
entrance

SHORT TERM STALLS
6 6

DESCRIPTION / 
UNIT TYPE

STUDIO

FACTOR REQUIRED PROVIDED

1BED

TOTAL LONG TERM STALLS

LONG TERM BICYCLE PARKING 

UNIT 
COUNT

0.75 per unit 8 11

0.75 per unit 29 36

JR 2BED

2BED

2BED + DEN

3 BED

0.75 per unit

0.75 per unit

0.75 per unit

1.0 per unit

17

9

8
7

17

11

11
15

78 101

C10 COVER
C20 STANDARD NOTES
C30 SERVICING PLAN
C40 GRADING PLAN
C50 STORMWATER MANAGEMENT PLAN
C60 EROSION & SERDIMENT CONTROL PLAN

SCALE: 1 : 20DP0.02

View looking South from Bernard Ave2

SCALE: 1 : 20DP0.02

View looking North from Bernard Ave1

SCALE: 1 : 20DP0.02

View looking South from Cherry Crescent W3

SCALE: 1 : 20DP0.02

View looking West from Intersection4

(Bernard Avenue and Cherry Crescent W)

L1 CONCEPTUAL LANDSCAPE PLAN - AT GRADE
L2 CONCEPTUAL LANDSCAPE PLAN - ROOF TOP
L3 WATER CONSERVATION / 

IRRIGATION PLAN - AT GRADE 
L4 WATER CONSERVATION / 

IRRIGATION PLAN - ROOF TOP 

ROOF AMENITY 57 614 0 0

MAIN LEVEL

LEVEL 2

LEVEL 3

LEVEL 4

LEVEL 5

LEVEL 6

ROOF AMENITY

LEVEL

DESCRIPTION

VISITOR

REQUIRED PROVIDED

MOTOR VEHICLE PARKING - VISITOR

UNIT 
COUNT

101 0.14 per unit 14 15

DESCRIPTION

ACCESSBILE STALLS

FACTOR REQUIRED PROVIDED

MOTOR VEHICLE PARKING - ACCESSIBLE

UNIT 
COUNT

101 4/100-150 units 4

FACTOR

3 REG. 1 VAN

101 N/A

REQUIRED PROVIDEDUNIT 
COUNT

FACTOR

NOTE:
• 2 Regular Aceesible Stalls provided for Residential Parking
• 1 Regular Accessible Stall and 1 Van Accessible Stall provided for Visitor Parking ISSUED FOR DEVELOPMENT PERMIT 09.22.2023

158.5 m2

NOTE:
• Residential Motor vehicle parking calculations are based on MF3 bylaw requirements.

DESCRIPTION / 
UNIT TYPE

STUDIO

1BED

TOTAL STALLS

MOTOR VEHICLE PARKING - RESIDENTIAL 

1.0 per unit 10 8

1.2 per unit 52.8 39

JR 2BED

2BED

2BED + DEN
3 BED

1.4 per unit

1.4 per unit

1.4 per unit

1.6 per unit

25.2

16.8

14
11.2

19

12

10
10

130 98101 N/A

REQUIRED PROVIDEDUNIT 
COUNT

FACTOR

Total Area: 236.5 m2

Road Dedication

10

44

18

12

10
7

10

44

18

12

10
7

10

44

18

12

10
7

10

44

18

12

10
7

1,265

1,265
1,265

13,616

13,616

13,616

1087  

LONG TERM BICYCLE PARKING 

STALLS PROVIDED 

6

26

78
107

Grade 

Total Stalls Required 

LEVEL 

Parkade Level 1

Total Stalls Provided 

Floor Mounted Wall Mounted

0

30
53%Percentage  47%

25Main Level 20
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September 21 @ 10:00 am9
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September 21 @ 12:00 pm10 SCALE: 1 : 1000DP0.04

September 21 @ 2:00 pm11
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September 21 @ 4:00 pm12
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June 21 @ 10:00 am5
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June 21 @ 4:00 pm8
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March 21 @ 10:00 am1
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March 21 @ 2:00 pm3
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March 21 @ 4:00 pm4
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INDICATES EXTENT AND LOCATION OF PROPOSED BUILDING

INDICATES PROPERTY LINE (SCALED DOWN FOR CLARITY)

INDICATES SETBACK LINE (SCALED DOWN FOR CLARITY)

INDICATES ACCESSIBLE PARKING SYMBOL

INDICATES PARKING LINE

INDICATES LOCATION OF BIKE RACK

INDICATES EXISTING GEODETIC SPOT ELEVATION

INDICATES PROPOSED GEODETIC SPOT ELEVATION

INDICATES EXTENT AND LOCATION OF WALKWAY

INDICATES EXTENT AND LOCATION OF ASPHALT PAVING

Site Plan - Symbol Legend

INDICATES EXTENT AND LOCATION OF LANDSCAPING

INDICATES EXTENT AND LOCATION OF PAINTED LINEWORK

1. REFER TO SITE SURVEY DRAWING FOR EXISTING GEODETIC LEVELS. 

2. REFER TO LANDSCAPE AND CIVIL DRAWINGS FOR RELATED DETAILS. 

3. LOCATION AND DESIGN OF THE PUBLIC BUS TURNOUT, BIKE LANE AND 
SIDEWALK AT THE WEST SIDE TOWARDS BERNARD AVENUE TO BE 
CONFIRMED FOR BUILDING ORIENTATION AND ALIGNMENT. 

4. REFER TO CIVIL DRAWINGS FOR PROPOSED FINISHED GRADE LEVELS.
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Site Plan - Symbol Legend

INDICATES EXTENT AND LOCATION OF LANDSCAPING

INDICATES EXTENT AND LOCATION OF PAINTED LINEWORK

1. REFER TO SITE SURVEY DRAWING FOR EXISTING GEODETIC LEVELS. 

2. REFER TO LANDSCAPE AND CIVIL DRAWINGS FOR RELATED DETAILS. 

3. LOCATION AND DESIGN OF THE PUBLIC BUS TURNOUT, BIKE LANE AND 
SIDEWALK AT THE WEST SIDE TOWARDS BERNARD AVENUE TO BE 
CONFIRMED FOR BUILDING ORIENTATION AND ALIGNMENT. 

4. REFER TO CIVIL DRAWINGS FOR PROPOSED FINISHED GRADE LEVELS.

5. ALL AREAS NOT INDICATED AS PAVED/HARD SURFACING TO BE GRASSED

6. ALL PORTIONS OF WASTE AND RECYCLING COLLECTION ROUTE TO BE 
HEAVY DUTY ASPHALT OR CONCRETE STRUCTURALLY CAPABLE OF 
SUPPORTING A MINIMUM OF 25,000kg

7. 4.6m VERTICAL CLEARANCE IS PROVIDED AT STAGING COLLECTION AREA

8. 5 X 4YD³ BINS RECOMMENDED BY LOCAL WASTE & RECYCLING COMPANY 

9. 3 x 6.5YD³ + 1 x 3.9YD³ BIN PROVIDED FOR EQUIVALENT VOLUME OF 
WASTE & RECYCLING 

Site Plan - General Notes

MOLOK - General Information

HSU - General Information

HSU - HEAVY SINGLE UNIT TRUCK
OVERALL LENGTH 11.500m
OVERALL WIDTH 2.600m
OVERALL BODY HEIGHT 3.650m
MIN. BODY GROUND CLEARANCE 0.445m
TRACK WIDTH 2.600m
LOCK-TO-LOCK TIME 4.00s
CURB TO CURB TURNING RADIUS 14.100m
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