MAKOLA
DEVELOPMENT
SERVICES

September 5, 2024

City of Kelowna
1435 Water Street
Kelowna, BC

V1Y 1J4

RE: APPLICATION FOR DEVELOPMENT PERMIT — 1951 CROSS ROAD

Mayor and Council,

M’akola Development Services, acting on behalf of Turning Points Collaborative Society, is pleased to
present the attached Application for Development Permit for the property located at 1951 Cross Road.
This proposal is for the development of a 6-storey, 68-unit affordable rental housing project in the
Glenmore neighbourhood. The units will be operated by Turning Points Collaborative Society, a non-
profit organization with extensive experience operating affordable housing in the Kelowna and Vernon
regions. M’akola Development Services will be acting as the project lead for this collaboration.

This letter will serve as an introduction to the application package provided. Please see below for
additional information.

ADDRESSING HOUSING NEEDS

Kelowna continues to experience a rise in housing costs, which has resulted in increases to housing
insecurity and homelessness. Based on the 2021 City of Kelowna Housing Needs Assessment, 66% of
renter households in Kelowna are in Core Housing Need compared to the 34% of owner households. Of
all households in the Core Housing Need, 48% are within Extreme Core Housing Need with 65% of these
households being renter households.

There is an immediate need to diversify housing options in Kelowna—an estimated 13,650 to 20,130
dwellings are needed by 2031 to accommodate population growth. This includes more housing for low
to moderate income families, Indigenous Peoples, people with disabilities, immigrants and refugees, and
individuals and families leaving transitional or supportive housing.

To address these gaps in Kelowna’s housing supply, this project will provide 68 purpose-built rental units
for people that range in size from studios to three-bedroom units. The accessible units will be prioritized
for persons with disabilities who live independently. With recognition that community connectivity is
necessary to sustain a quality of life, the project’s location is within walking distance to stores, near
schools, parks, and the downtown core.



PROJECT DESIGN

The proposed project will provide six studios, twenty-four 1-bedroom units, twenty-four 2-bedroom
units, and fourteen 3-bedroom units. Fourteen percent of these units are adaptable, and seven percent
of these units are accessible for persons with disabilities. The target tenant populations for the proposed
housing will be low-income individuals and families. The proposed building will also contain two amenity

spaces, including an outdoor rooftop terrace, while the site will include a dog run and community
garden.
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Figure 1: View from Glenmore Road

PHYSICAL DESIGN

The proposed building has been designed to be consistent with the City of Kelowna’s design
foundations, the objectives of the Official Community Plan, and the General Residential and Mixed Use
Design Guidelines and Low & Mid-Rise Residential & Mixed Use Guidelines of Chapter 18 of the Official
Community Plan. These guidelines call for a strong relationship to the street, ground-oriented units,
vertical and horizontal articulation, and maximizing ‘eyes on the street.’

The project is responsive to the envisioned context of the surrounding area. The OCP locates the site
within a Core Area Neighbourhood future land use, directly adjacent to a Public/Institutional future land
use designation, and on the edge of the Glenmore Village Centre.

Specific project details speaking to form and character and general building design are below.



FORM AND CHARACTER

Building articulation is achieved through upper floor step-back, cladding colours, and variation in
massing and materials

Prominent main entry features a large overhang design with wood soffit finish
Ground-oriented residential units with direct connections to the public sidewalk

Ground floor patios provide a strong relationship to the street

Shared main entrance and secondary accesses to units within the building

Parking at rear acts as a buffer to the residential lots to the north

Two amenity spaces to facilitate social gathering and interaction

Attractive community garden space along Glenmore Road

Building orientation that allows a direct line of sight from windows and balconies to the public
realm for additional ‘eyes on the street’

MATERIALS

Building articulation achieved through variations in massing and materials
Main entry features a large overhang design with wood soffit finish

CLIMATE CHANGE AND SUSTAINABILITY

The project will be built to BC Step Code 3, with fully electric mechanical systems
Solar shading at windows
Boulevard trees and landscaping that enhances biodiversity

Low maintenance, native planting species to minimize the need for watering and chemical

treatments

Figure 2: View of community garden and dog run



TRANSPORTATION AND PARKING

The project is proposing 58 surface vehicle parking stalls and 102 bicycle parking stalls and requesting a
small variance of 8 parking stalls. In Turning Points Collaborative Society’s extensive operating
experience, affordable rental projects that are close to services, transportation, and schools have less
parking uptake than is required by typical parking bylaws.

This site is situated along the shared pathway along Glenmore Road which easily connects to shopping,
Brandt’s Creek linear park, and downtown. Route 6 bus line is located nearby, connecting tenants to
UBCO and downtown. The abundant alternatives to car-use for this development allows the project to
provide 8 less stalls in order to provide more amenity space and greenspace for the project.

As it is not possible to pursue underground parking without compromising rental affordability, the
proposed number of parking stalls represents the maximum number possible given the site size and
project funding constraints. The currently proposed parking stall to unit ratio is operationally
manageable for Turning Points.
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Figure 3: View of parking from Cross Road

PLANNING CONTEXT

This project supports the goals of the City’s planning policies and visioning documents by increasing

secured rental housing supply for low-income individuals and families. Specific details on policy
adherence are below.



OFFICIAL COMMUNITY PLAN

The Official Community Plan (OCP) locates this site within the Core Area Neighbourhood Designation on
the edge of the Glenmore Village Centre. The proposed development is also located adjacent to a
Transit Supportive Corridor, which supports multi-unit buildings up to six storeys as stated within the
OCP. As such, this proposed project fits into the overall land use designations and density target and an
OCP amendment is not required.

The proposed development meets a number of the OCP’s goals, including:

e Increasing the diversity of housing types and tenures to create inclusive, affordable, and
complete Urban Centres.

e Prioritizing the construction of purpose-built rental housing.

e Limiting urban sprawl and growing in a way that is more environmentally and financially
sustainable.

e Focusing growth in the five Urban Centres and along major transit corridors that connect them
with a goal of putting more people and more jobs within easy walking distance of reliable, direct
transit service.

e Building healthy neighbourhoods that support a variety of households, income levels and life
stages.

e Providing opportunities for people of all ages, abilities and identities, and building a community
where everyone has the same opportunity to succeed and thrive and no one is excluded.

e Focusing on growth in a way that is more compact, energy-efficient and better prepared to
adapt to events like floods, wildfires, drought and other climate change impacts.

The proposed project aligns with policy direction as outlined in the OCP.

ZONING

The subject property is currently at 3™ reading for a rezoning from MF1 — Infill Housing and P2 —
Educational and Minor Institutional to MF3r — Apartment Housing with Rental Only. Rezoning is being
led by City of Kelowna staff. The rezoning is expected to be completed in the next month.

The proposal requests a variance to the number of vehicle parking stalls required from 66 stalls to 58
stalls. The proposed variance is consistent with vehicle parking uptake rates in comparable affordable
housing projects and supports the affordable rental status of the project by avoiding costly underground
parking.
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Figure 5: View of building frontage from Glenmore Road

CLOSING

Based on the surrounding land uses, close amenities, and ideal location, Turning Points Collaborative
Society has identified this site as ideal for increased residential density. The design of the building and
site responds aligns with the policy objectives put forward by the City of Kelowna and introduces an
additional 68 units of deeply needed affordable rental housing for low-income individuals and families
into the community, filling a significant housing gap in Kelowna.

In conclusion, we look forward to the City’s review of the proposed application. Should any further
information or clarification be required, please contact the undersigned.

Sincerely,

Mz

Morgan Henderson, MPI
Project Manager

M’akola Development Services
Ph: 778-265-7489
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