
 

 

 

 

September 19, 2024 

City of Kelowna 

Urban Planning Department 

1435 Water Street, Kelowna BC   

V1Y 1J4 

Development Permit Application for MF1 – Infill Housing at 894 Morrison Avenue, Kelowna BC 

Introduction 

Dear Planning Staff, 

The purpose of this application is to secure a Form and Character Development Permit for the 

proposed five-dwelling housing project at 894 Morrison Avenue. The goal for this site is to create a 

project which is safe, livable, accessible, and establishes a sense of community for all new and 

existing residents of the neighbourhood. With the recently constructed Ethel Street – Active 

Transportation Corridor, we believe this proposal will blend seamlessly into the existing rhythm of 

the neighbourhood and allow future residents to walk or cycle to Urban Centres such as Pandosy 

or Downtown. The property is fronting both Morrison Avenue and Ethel Street, with vehicle access 

from the rear lane. The existing dwelling will be removed as part of the application process. 

Official Community Plan Objectives 

In addition to many of the specific form and character guidelines from Sections 3.3.1 – 3.3.6, the 

project meets the following “Key Guidelines” for townhouse and infill projects in the 2040 OCP:  

3.2.1 a - Configure building massing to reflect the general scale of buildings in the 

surrounding area (see 3.3.2). 

3.2.1 b - For each unit, provide well-designed, generous outdoor amenity spaces at grade 

that offer privacy and screening, as well as attractive interfaces with the street and open 

spaces (see 3.3.1).   

3.2.1 d - Limit impermeable surfaces in landscaped areas and open spaces to maximize 

stormwater infiltration.  

3.2.1 e - Use building articulation, scaling, and setbacks to define individual units in a way 

that is clearly oriented to pedestrians rather than to vehicles and that emphasizes 

connection to the street (see 3.3.1). 
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3.2.1 f - Orient building entries, windows, patios and balconies to face the fronting and 

flanking streets, with primary entries clearly visible and directly accessible from the sidewalk 

see (3.3.1).  

3.2.1 g - Building design elements, details and materials should create a well-proportioned 

and cohesive building design and exhibit an overall architectural concept (see 3.3.6). 

In addition, this proposal conforms to the 2040 OCP – Future Land Use guidance of Core Area – 

Neighbourhood, as ground-oriented multi-unit residential is a supported use. The following pillars 

are met: 

1. Stop planning new suburban neighbourhoods. 

Creating sensitive infill within existing neighbourhoods reduces the desire for new suburban 

neighbourhoods to be planned. In turn, density is focused in areas with existing services 

and nearby transit, walking, and biking options. 

2. Promote more housing diversity. 

Infill housing allows for diverse housing options within the Core Area of Kelowna. Many 

tenants or property owners are searching for “missing middle” housing which provides 

appropriate parking, ground-oriented or rooftop outdoor space, and multiple bedrooms for 

growing families. 

3. Protect and restore our environment. 

To enhance the site, the landscape plan proposes that 6 trees will be planted in the 

landscape area, which will significantly improve soil and water consumption, carbon 

storage, provide shade, and improve air quality on the site. In addition to trees; an 

abundance of turf, rock mulch, and ornamental grass plantings will be distributed around 

the site.  

4. Prioritize sustainable transportation and shared mobility. 

The subject property is located on Ethel Street which contains an Active Transportation 

Corridor (ATC). In addition, a BC Transit bus route is located on Richter Street, 

approximately 360.0m from the subject property. Therefore, residents of the subject 

property have the opportunity to access public transit or an ATC within walking distance of 

their doorstep.  

Site Layout 

As shown on the attached drawing set, the proposed units are separated into 2 buildings with 5 

dwelling units in total. Units 4 and 5 are fronting both Morrison Avenue and Ethel Street, while unit 1 

is fronting Ethel Street and the rear lane. Units 2 and 3 are fronting Ethel Street only. Unit 5 is a 

secondary suite of Unit 4, and therefore both units will be stratified together as a principal unit and a 

secondary suite. The remaining 4 units on the property will be individually stratified or possibly held 

by the owner and rented. Both buildings are 3 storeys with a height of 9.396m to the mid-point of 

the roof. The proposal conforms to all setbacks and regulations under the MF1 zone, and parking 

for vehicles is located adjacent to the rear lane. Parking requirements are met as part of this 



 

URBAN OPTIONS Planning Corp. ◼ 202-1470 St. Paul Street, Kelowna BC ☎ 250.575.6707 ✉ birte@urbanoptions.ca 

application with 1 parking stall per unit. Bike parking is provided at the northwest corner of the site, 

with appropriate screening to avoid theft.  

Four 240L carts have been provided on the west side of Units 1 and 2. 2 carts will contain garbage, 

and 2 carts will contain recycling. It is anticipated that this location will be easy for all tenants to 

access, and the reduction of carts will lessen the impact on the rear lane for garbage trucks and 

neighbours.  

 
Figure 1 – Front façade of proposed building adjacent to Morrison Avenue and Ethel Street. 

Design Details 

The form and character of the proposed buildings have been designed with a traditional façade, 

which incorporates quality materials and building articulation to create architectural interest in the 

neighbourhood. The proposed main exterior of the building will be finished with several materials 

such as horizontal cement-fibre siding, smart trim board, and laminate shingles. Each façade will 

contain projections which add value to the shape of each unit. Colours include; arctic white / abyss 

(black) siding, and onyx (black) smart trim board. All soffits, roof shingles, and window frames will 

be finished in black. Front doors will be coloured black or white to contrast the horizontal siding 

above. 

This colour strategy is intended to independently define each unit while promoting visual interest in 

a neighbourhood which has seen a positive amount of infill development in recent years. On the 

south side of Morrison Avenue, six 4-unit projects were recently constructed with external colours 

such as green, brown, beige, and grey. To differentiate from those units, our proposal has selected 

black and white as external colours. Therefore, the design of the proposed building aims to create a 

diversity of residential design while keeping existing features found in the neighbourhood such as 

black window and door frames, and similar projections with slanted roof lines. The “checkered” 

style of cement fibre board provided on the first storey of the proposed building was inspired by the 

design at 867 Morrison Avenue, which has turned out to be visually intriguing.  



 

URBAN OPTIONS Planning Corp. ◼ 202-1470 St. Paul Street, Kelowna BC ☎ 250.575.6707 ✉ birte@urbanoptions.ca 

 
Figure 2 – Front Façade at 867 Morrison Avenue. 

To compliment the external building finish of black and white, 6 trees are proposed along the front 

and flanking yard setbacks, including 2 large-sized sugar maple trees and 4 medium-and-small-

sized deciduous trees. The red and green colour combination of the proposed trees, ornamental 

plantings, and turf will appear very attractive against the black and white background of the 

proposed units, without overwhelming the site due to an abundance of colour. All units have been 

designed with a front door located on either Morrison Avenue or Ethel Street. With the Active 

Transportation Corridor in place, the relationship between each unit and the street was identified as 

a very important feature during building design.   

Target Focus 

The topic of infill housing has been at the forefront of discussion in recent months. Provincial 

mandates to increase housing density have been used as an attempt to combat the housing crisis 

in BC, using infill housing as a tool. As a result, local governments across BC have improved Zoning 

Bylaws to allow for flexible building designs in areas originally constructed as single-detached 

housing. Single family homes on large lots are becoming less desirable due to the maintenance, 

repair costs, and purchase price. Although the focus of multi-unit dwellings are often catered 

towards the younger generation and young families, the proposed infill project will also provide a 

housing option for all ages to enjoy if desired; such as middle-aged couples, students, or retirees.  

Landscaping and Private Amenity Space 

As shown on the landscape plan, the site is designed with a variety of trees, ornamental grass 

plantings, rock mulch, and turf. 6 trees will be planted to meet landscape area regulations and to 

improve environmental, social, and visual conditions on the site. All existing on-site trees will be 

removed to allow for the proposed buildings and new trees in landscape areas. 
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All units have private amenity space which is provided in the form of at-grade turf and planting 

areas. Both road frontages have been sensitively designed to transition from public space to private 

space with the use of landscaping. Decorative ornamental grasses, trees, and rock mulch will 

soften the transition from the City boulevard to private front yards. All pathways will be impermeable 

to assist the snow removal process and allow ease of access for all tenants and/or guests. 

Conclusion 

The intention of this proposal is to create infill development in an area of Kelowna which is very 

walkable, bikeable, and has access to nearby amenities. The property is close to Okanagan 

College, Raymer Elementary, and Kelowna Secondary schools. The Pandosy and Downtown Urban 

Centres provide employment and entertainment opportunities. These destinations are within a 

comfortable walking or biking distance. This proposal is anticipated to provide missing-middle 

housing at a time where the local housing market has been identified as unaffordable and short of 

supply. The design is anticipated to blend seamlessly into the existing form of the neighbourhood, 

while adding additional colours and features. We look forward to hearing your comments and 

feedback on the project. 

Regards, 

 

 

 

Urban Options Planning Corp.  

by it’s Authorized Signatory; Birte Decloux, RPP MCIP 
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1. ALL CONSTRUCTION AND BUILDING TO BE IN ACCORDANCE TO THE
LATEST BRITISH COLUMBIA BUILDING CODE (2024).

2. CONSTRUCTION TO COMMENCE IN ACCORDANCE TO ALL LOCAL BYLAWS. 

3. DRAWINGS ARE NOT TO BE SCALED. ALL DIMENSIONS ARE TO WALL
CENTERLINES AND EXTERIOR OF SHEATHING.

4. CONTRACTORS ARE TO REVIEW ALL DRAWINGS AND REPORT ANY
DISCREPANCIES AND ERRORS PRIOR TO CONSTRUCTION.

5. PRIOR TO PROCEEDING WITH CONSTRUCTION THE OWNER/BUILDER IS
TO ENSURE ALL REQUIRED INSURANCES AND WORKSAFE BC
CONFORMANCE ARE IN PLACE PRIOR TO COMMENCEMENT OF
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6. LICENSED AND INSURED PROFESSIONALS MUST VERIFY ALL
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GENERAL NOTES

TOTAL PROPERTY AREA 557.8 SQ. M. 

PROPOSED BUILDINGS 222.7 SQ. M. 

NON-PERMEABLE SURFACE 160.7 SQ. M.

SITE COVERAGE REQUIRED PROPOSED

BUILDING 40% Max. 39.92%
BUILDINGS INCLUDING NON-PERMEABLE SURFACES 70% Max. 68.7%

PARKING REQUIRED PROPOSED
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PROJECT INFO:
894 MORRISON AVE
KELOWNA, B.C.

Legal Description:
PID: 001-454-552
Plan: KAP28548 
Lot: B
Zone: MF1

Z-154-08 2.0

MULTI-PLEX
MF1

SHEET INDEX:
1 COVER SHEET, SITE PLAN
2 FRONT BUILDING - MAIN FLOOR
3 FRONT BUILDING - MIDDLE FLOOR
4 FRONT BUILDING - UPPER FLOOR
5 FRONT BUILDING - ELEVATIONS
6 REAR BUILDING - MAIN FLOOR
7 REAR BUILDING - MIDDLE FLOOR
8 REAR BUILDING - UPPER FLOOR
9 REAR BUILDING - ELEVATIONS
10 3D PERSPECTIVES, STREETSCAPE VIEW

LIST OF DRAWINGS:

** NOTE **
ISSUED FOR DEVELOPMENT

PERMIT ONLY.
NOT FOR CONSTRUCTION.

3D PERSPECTIVE (MORRISON/ETHEL) 3D PERSPECTIVE (ETHEL/LANE)
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FRONT BUILDING

MAIN FLOOR

Z-154-08 2.0

** NOTE **
ISSUED FOR DEVELOPMENT

PERMIT ONLY.
NOT FOR CONSTRUCTION.

NUMBER OF UNITS: 3
WIDTH: 46' - 0"
DEPTH: 40' - 8"
FOUNDATION: SLAB ON GRADE

UNIT 3
MAIN FLOOR AREA: 708 SQ. FT.
MIDDLE FLOOR AREA: 673 SQ. FT.
UPPER FLOOR AREA: 454 SQ. FT.

TOTAL FLOOR AREA: 1,835 SQ. FT.

UNIT 4
MAIN FLOOR AREA: 49 SQ. FT.
MIDDLE FLOOR AREA: 755 SQ. FT.
UPPER FLOOR AREA: 448 SQ. FT.

TOTAL FLOOR AREA: 1,252 SQ. FT.

UNIT 5 (SUITE)
MAIN FLOOR AREA: 821 SQ. FT.

TOTAL FLOOR AREA: 821 SQ. FT.

TOTAL BUILDING FINISHED FLOOR AREA: 3,908 SQ. FT.

DWELLING SPECIFICATIONS:

1/4" = 1'-0"

FRONT BUILDING
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REAR BUILDING

MAIN FLOOR

Z-154-08 2.0

** NOTE **
ISSUED FOR DEVELOPMENT

PERMIT ONLY.
NOT FOR CONSTRUCTION.

NUMBER OF UNITS: 2
WIDTH: 39' - 0"
DEPTH: 39' - 0"
FOUNDATION: SLAB ON GRADE

UNIT 1
MAIN FLOOR AREA: 675 SQ. FT.
MIDDLE FLOOR AREA: 653 SQ. FT.
UPPER FLOOR AREA: 460 SQ. FT.

TOTAL FLOOR AREA: 1,788 SQ. FT.

UNIT 2
MAIN FLOOR AREA: 672 SQ. FT.
MIDDLE FLOOR AREA: 673 SQ. FT.
UPPER FLOOR AREA: 450 SQ. FT.

TOTAL FLOOR AREA: 1,795 SQ. FT.

TOTAL BUILDING FINISHED FLOOR AREA: 3,583 SQ. FT.

DWELLING SPECIFICATIONS:

1/4" = 1'-0"

REAR BUILDING
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