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PROPOSAL 

This application seeks development approval to construct a six-storey mixed‑use building on a consolidated 
site at 190–220 Dougall Road S in the Rutland Urban Centre. The project comprises 107 residential units over 
five levels atop a ground-floor commercial level featuring three street‐facing retail units.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
POLICY CONTEXT 
 
The site lies within the Rutland Urban Centre (UC4) designation as per the City of Kelowna Zoning Bylaw 
and Official Community Plan (OCP), where six-storey heights are explicitly supported within the urban 
center height map. 
 
The Base Floor Area Ratio (FAR) is 2.5, due to the project location relative to the Rutland transit exchange. 
 
 
 
FORM & CHARACTER GUIDELINE ALIGNMENT (City OCP Chapter 18)  

 
This proposal responds to several key Development Permit form & character guidelines, particularly those 
applicable to Low Mid‑Rise Residential Mixed Use, including but not limited to: 
 

• Pedestrian‐oriented street realm: Ground-floor retail and townhome-style residential units activate the 
frontage and contribute to a vibrant, walkable streetscape. 

 

• Human-scaled massing & articulation: Building mass is broken into smaller components through vertical 
design elements and varying cladding materials, echoing guideline intent for well-proportioned, 
contextual development. 

 

• High-quality exterior finishes and materials: Use of neutral, earth-toned cladding and well-defined 
architectural transitions support attractive, context-sensitive design throughout the project. 

 

• Landscaping & public‐private transition: Raised planters with trees and shrubs define private threshold 
spaces and reinforce boundary definition, as encouraged by the landscaping and curb appeal guidelines. 

 

• Amenity space integration: Shared amenity areas on the second floor, plus an expansive rooftop patio, 
support social interaction and outdoor access in line with guidelines promoting social spaces and 
placemaking. 

 

• Accessibility & clarity of entry: A well-marked vertical element at the main residential entry enhances 
both navigability and aesthetic prominence, consistent with accessible design expectations. 

 
By responding to these core guidelines, the development achieves a design that complements the city's 
urban design objectives. 
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ARCHITECTURAL & SITE DESIGN 

 
 

The building presents a distinctly modern, mixed-use aesthetic—articulated with simple geometric massing, 
natural-toned materials, and strong vertical accents. The ground floor is animated by both retail frontage 
and low-level residential units, enriching the pedestrian experience. Townhome-style units and raised 
landscaping reinforce continuity and transitions between public and private zones. Second-floor patios and 
a rooftop terrace deliver generous outdoor amenity spaces, fostering resident connection and well-being.  

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Vehicular access and service loading are managed via the rear laneway, reducing street-level congestion. 
The onsite parking meets and exceeds bylaw requirements, especially within the Transit-Oriented Area. 
With a high local bike score, secure bicycle parking is also prioritized and fully compliant with zoning 
requirements. 
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ARCHITECTURAL & SITE DESIGN (cont.) 
 
 

 
 
HOUSING DEMAND & LOCAL CONTEXT  
 
Kelowna’s Housing Needs Assessment (2023), and its subsequent Housing Action Plan (adopted January 
2025), identify a requirement for approximately 45,000 new housing units by 2041 to meet population 
projections and address affordability gaps. Recent Council-approved updates to the OCP emphasize that 
the current zoning capacity and Urban Centre designations are sufficient to accommodate this anticipated 
growth with no major land use changes required. This project aligns, and helps realize, that expectation.  

 
Meanwhile, the local construction sector is facing a slowdown in housing starts, yet demand remains high, 
particularly for multi-unit projects capable of delivering housing and rental options. This development 
directly supports that need.  
 
 
 
SUMMARY  
 
 
This development delivers 107 new homes within a designated growth area, aligning directly with Kelowna’s 
housing policy objectives: the right form, in the right place, at the right time. It exemplifies compliance with 
OCP urban center policies, urban design guidelines, and significantly contributes to local housing supply 
amid constrained construction activity. 
 
We respectfully request support from City staff and Council for approval of this Development Permit. 
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This drawing is an instrument of service and the 
property of New Town Services. The use of this 
drawing shall be restricted to the original site 

for which it was prepared and publication 
thereof is expressly limited to such use.

This drawing must not be scaled

Report all errors and omissions to the Architect.
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A2.01D SITE PLAN

A3.01D PARKADE FLOOR PLAN

A3.02D LEVEL 1 FLOOR PLAN

A3.03D LEVEL 2 FLOOR PLAN

A3.04D LEVEL 3 FLOOR PLAN

A3.05D LEVEL 4 FLOOR PLAN

A3.06D LEVEL 5 FLOOR PLAN

A3.07D LEVEL 6 FLOOR PLAN

A3.08D ROOFTOP PLAN

A4.00D MATERIALS

A4.01D BUILDING ELEVATIONS
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3 25-04-14 RE. DEV. PERMIT
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REQUIRED: PROPOSED:

TOTAL NUMBER & TYPES OF UNITS:
107 UNITS
26x STUDIO
59x 1-BED
22x 2-BED
3 COMMERCIAL/RETAIL UNITS

FLOOR AREA (GFA/NFA)(m²):
6,873.83m² MAXIMUM (BASED ON 2.4 FAR) 6,511.74 m²

FLOOR AREA RATIO:
BASE 1.8 
STREETSCAPE BONUS 0.5                              
TOTAL 2.3 2.28

BUILDING HEIGHT (m):
BASE HEIGHT 22.0m (6 STOREYS - BONUS 21.75m (6 STOREYS)

            3 STOREYS/12m)                        
TOTAL 22.0m (6 STOREYS) 21.75 (6 STOREYS)

SETBACKS (m):
FRONT (VALLEYVIEW RD) 3.0m (3.0m ABOVE 16m)(2.0m RESIDENTIAL) 3.1m (3.1m ABOVE 16m)
SIDE A (DOUGALL RD S) 3.0m (3.0m ABOVE 16m) 3.1m (5.9m ABOVE 16m)
REAR (LANEWAY) 0.0m (4.0m ABOVE 16m) 0.2m (6.9m ABOVE 16m)
SIDE B (RESIDENTIAL) 0.0m 0.1m (6.5m ABOVE 16m)

AMENITY SPACE (m²):
PER UNIT BREAKDOWN:

INDOOR AMMENITY SPACE 75m²
STUDIO (26) 6.0m² EACH (156.0m² TOTAL)
1-BED (59) 10.0m² EACH (590.0m² TOTAL)
2-BED (23) 15.0m² EACH (345.0m² TOTAL)                                            
TOTAL 1,166.00m²

PROPOSED AMENITY SPACE:

INDOOR AMMENITY SPACE/GYM          82.27m² 
COMMON TERRACES 566.89m² 
BALCONIES   854.55m² 
ROOF TERRACE 425.93m²      
TOTAL 1,929.64m²

PARKING STALLS:

COMMERCIAL (1.3/100m²) 1.8 (239.35m²) 2
     

TOTAL 1.8 2

ACCESSIBLE (101-150) 3 3
VAN ACCESSIBLE (101-150) 1 1

DRIVE AISLE (WIDTH) 6.0m - 6.5m 6.0m - 6.5m
DRIVE AISLE GRADE 8% MAX 8% MAX

REGULAR STALL RATIO 50% 64% (61)
SMALL STALL RATIO 50% 36% (34)

LOADING N/A N/A

BIKE STALLS (LONG TERM):
STUDIO (0.75 x 26) 19.50
1-BED (0.75 x 59) 44.25
2-BED (0.75 x 22) 16.50
TOTAL 80.25 95

BIKE STALLS (SHORT TERM):
COMMERCIAL (2.0/ENTRY) 6 6
RESIDENTIAL (6.0/ENTRY) 6 6
TOTAL 12 12

GRAND TOTAL 92 107

SPECIFIC BUILT FORMS
REQUIRED: PROPOSED:

URBAN & VILLAGE CENTRE (14.11):

UPPER FLOOR SETBACK ABUTTING STREET:
FRONT (VALLEYVIEW RD) 3.0m ABOVE 16m 3.1m
SIDE A (DOUGALL RD S) 3.0m ABOVE 16m 5.9m
SIDE B (RESIDENTIAL) 4.0m ABOVE 16m 6.9m

CORNER LOT TRIANGULAR SETBACK 5.0m 5.0m

STREET TYPE:
RESIDENTIAL / MIXED-RESIDENTIAL

MAX. PARKADE EXPOSURE (%):
FRONT (VALLEYVIEW RD) 25.0% 0.0%
SIDE A (DOUGALL RD S) 0.0% 0.0%

BUILDING CODE REVIEW

OCCUPANCY

ARTICLE

# OF STOREYS

# OF STREETS FACING

MAX BUILDING AREA

CONSTRUCTION TYPE

SPRINKLERED

ASSEMBLY RATINGS:

FLOORS

WALLS

LOAD BEARING WALLS/COLUMNS/ARCHES

NOTES:
• PARKADE TO BE CONSIDERED A SEPARATE BUILDING AS PER BCBC 3.2.1.2.
• BUILDING TO BE SEPARATED BY A 2HR RATED ASSEMBLY BETWEEN THE PARKADE AND 

OTHER OCCUPANCY.

COMBUSTIBLE

2HR (1HR RATING ABOVE PARKADE)

2HR (1HR RATING ABOVE PARKADE)

2HR (1HR RATING ABOVE PARKADE)

GROUP C

1,500m²

YES

3.2.2.50

6 STOREYS

N/A

GROUP F3

PARKADE

3.2.2.86

1 STOREYS

N/A

7,200m²

NON-COMBUSTIBLE

YES

ROOFS 1HR

SPATIAL SEPARATION 3.2.3.1.D

WALL AREA

OPENING AREA

% PROVIDED

LIMITING DISTANCE

% PERMITTED

CONST. TYPE

CLADDING MATERIAL

REQUIRED RATING

NORTH

NOTE: WINDOW 
OPENINGS AND WALL 
CONSTRUCTION ARE 
UN-RESTRICTED, AS 
THE LIMITING 
DISTANCE EXCEEDS 
9.0m IN ALL CASES, 
OR THE BUILDING IS 
FACING A STREET IN 
ACCORDANCE WITH 
ARTICLE 3.2.3.10. NON-COMB

2.26%

6.9m

52.0%

COMB

N/A

587.49m²

13.31m²

EAST

NON-COMB

35.10%

12.5m

100.0%

COMB

N/A

1687.39m²

592.26m²

SOUTH

NON-COMB

6.46%

13.07m

100.0%

COMB

N/A

587.49m²

37.97m²

WEST

NON-COMB

20.96%

9.3m

100.0%

COMB

N/A

1687.39m²

353.60m²

REQUIRED FIRE SEPARATIONS
MAJOR OCCUPANCIES

GROUP C TO C

GROUP F3 TO C

SERVICE ROOMS

ELECTRICAL ROOM

1HR

N/A

2HR

1HR

3.3.1.1.

3.2.1.2.

3.6.2.1.(1)

3.6.2.1. (6)

JANITORS ROOMS N/A 3.6.2.1.(8)

BUILDING FIRE SAFETY
SOFFIT PROTECTION

FLAME SPREAD RATINGS

METAL DECK ASSEMBLIES

ROOF COVERING 
CLASSIFICATION

ATTIC FIRESTOPS

MAX ATTIC AREA

MAX. CRAWL SPACE AREA

CONCEALED FLOOR AREA N/A

N/A

N/A

COMPLY WITH

N/A

YES

300 m2

CLASS "X"

3.2.3.16.

3.1.13.2.

3.1.14.2.(2)

3.1.15.2.(5)

3.1.11.

3.1.11.5.(5)

3.1.11.6.

3.1.11.5.

EXIT FACILITIES
PARKADE LEVEL 2 MIN. PER FLOOR

REQUIRED WIDTHS

PARKADE LEVEL

MIXED-USE LEVEL (AT GRADE)

GROUND LEVEL (DOORS)

RESIDENTIAL UNITS

EXIT THROUGH LOBBY

PANIC HARDWARE REQ'D

EXIT EXPOSURE

MAX TRAVEL DISTANCE

EXIT RATINGS REQUIRED

STAIR SHAFTS

CORRIDORS N/A

45min

MIN. 900mm DOOR 
WIDTH (TABLE 3.4.3.2.A)

MIN. 900mm STAIR 
WIDTH (TABLE 3.4.3.2.A)

6.1mm/ PERSON x 52 
PERSONS = 317.2mm

6.1mm/ PERSON x 119 PERSONS MAX 

MIN. DOOR WIDTH/FLOOR = 900mm

YES

YES

YES

45m

MIN. 1 DOOR @ 800mm/UNIT

3.1. TO 3.6.

PROVIDED WIDTHS

3.4.2.5.(1)

3.2.3.13.

3.4.6.16.(2)

3.4.4.2.

3.4.4.1.

3.3.2.6.(4)

2 DOORS @ 915mm 
= 1830mm

2 DOORS @ 915mm EACH

WIDTH/FLOOR = 725.9mm

915mm DOOR @ EACH

STREET VIEW FROM VALLEYVIEW RD

STREET VIEW FROM DOUGALL RD S, LOOKING SOUTH AT THE NORTHERN PROPERTY BOUNDARY

STREET VIEW FROM DOUGALL RD S, LOOKING NORTH-WEST AT THE EASTERN PROPERTY BOUNDARY

NORTH

SITE LOCATION

*NO LANEWAY VIEW AVAILABLE

*NO LANEWAY VIEW AVAILABLE

*NO LANEWAY VIEW AVAILABLE

2x 915mm DOORS

MIN. 1100mm STAIR 
WIDTH (TABLE 3.4.3.2.A)

LEVEL 2 - 7 (DOORS)

LEVEL 2 - 7 (STAIRS)

6.1mm/ PERSON x 230 PERSONS MAX 

MIN. DOOR WIDTH/FLOOR = 900mm

8.0mm/ PERSON x 230 PERSONS MAX 

MIN. STAIR WIDTH/FLOOR = 1840mm

2 DOORS @ 915mm EACH

WIDTH/FLOOR = 1403mm

WIDTH/FLOOR = 2132mm

2 STAIRS @ 1066mm EACH

RESIDENTIAL LEVELS

PROJECT NAME
ADDRESS:
190-220 DOUGALL RD S, KELOWNA, V1X 3J4, BRITISH COLUMBIA, CANADA

LEGAL ADDRESS:
KAP4740, ROLL 4871000, LOTS 9 & 10; KAP4740, ROLL 4869000, LOT 8; KAP4740, ROLL 4868000, LOT 7

AUTHORITY HAVING JURISDICTION:
CITY OF KELOWNA

GRADES:
EXISTING: FLAT PROPOSED: FLAT

NUMBER OF BUILDINGS:
1 BUILDING (112 UNITS, 3 CRU)

ZONING ANALYSIS
EXISTING: PROPOSED:
UC4 - RUTLAND URBAN CENTRE UC4 - URBAN CENTRE

FUTURE LAND USE (2040 OCP) URBAN CENTRE (UC4)

TRANSIT SUPPORTED CORRIDOR N

ZONE USE
ADJACENT LAND USES:

NORTH URBAN CENTRE (UC4) PARKING LOT
SOUTH CORE AREA NEIGHBOURHOOD (RU1) STREET / SINGLE RESIDENCE
EAST URBAN CENTRE (UC4) STREET / SINGLE RESIDENCE
WEST URBAN CENTRE (UC4) LANE / SINGLE RESIDENCE /

DP24-0035 PROPOSED

UC4 ZONING REQUIREMENTS
REQUIRED: PROPOSED:

SITE AREA (m²)
460m² (ABUTING LANE) 2,852.703m²

SITE WIDTH (m)
13.0m (ABUTING LANE) 31.0m

SITE DEPTH (m)
30.0m 85.6m

MAXIMUM SITE COVERAGE OF BUILDINGS (%)
85.0% 84.0%

MAXIMUM SITE COVERAGE OF IMPERMEABLE SURFACES (%)
90.0% 87.2%

VEHICULAR ACCESS FROM LANE OR LOWER CLASSED ROAD
Y Y

DEVELOPMENT REQUIREMENTS
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1. THIN PROFILE WOOD BATTON, NEWTECHWOOD, UH61 
AUSTRALIAN RED CEDAR

2. WOOD (METAL) SIDING, LUX PANEL V-GROOVE, WEST 
COAST - NATURAL FAWN

3. RANDOM METAL SIDING, LUX PANEL V-GROOVE, WEST 
COAST - SILVER WAVE

4. WOOD (METAL) BLADE SIDING, LUX PANEL V-GROOVE, 
WEST COAST - NATURAL FAWN

5. COMPOSITE PANEL, EQUITONE, LA20 (LIGHT GREY) 
LUNARA

6. COMPOSITE PANEL, JAMES HARDIE, WHITE

7. EXPOSED CONCRETE

8. BLACK POWDERCOATED STEEL PICKET RAILINGS

9. FRAMELESS GLASS BALUSTRADE

10. EXTERIOR STOREFRONT GLAZING w/ PREFINISHED BLACK 
FRAME

11. EXTERIOR GLAZED DOOR w/ PREFINISHED BLACK FRAME

12. EXTERIOR SOLID DOOR w/ PREFINISHED BLACK FRAME

13. PREMANUFACTURED GARAGE DOOR

14. EXTERIOR WINDOW w/ PREFINISHED BLACK FRAME

15. BLACK PREFINISHED METAL FASCIA

16. WHITE PREFINISHED METAL FASCIA

17. POLYCARBONATE PANEL

18. WOOD/STEEL FACADE STRUCTURE (PAINTED WHITE)

19. BUILDING SIGNAGE

20. SHORT TERM BIKE STALLS

21. GLASS AWNING
22. COMPOSITE PANEL, BLACK
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3. RANDOM METAL SIDING, LUX PANEL V-GROOVE, WEST 
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4. WOOD (METAL) BLADE SIDING, LUX PANEL V-GROOVE, 
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5. COMPOSITE PANEL, EQUITONE, LA20 (LIGHT GREY) 
LUNARA

6. COMPOSITE PANEL, JAMES HARDIE, WHITE

7. EXPOSED CONCRETE

8. BLACK POWDERCOATED STEEL PICKET RAILINGS

9. FRAMELESS GLASS BALUSTRADE

10. EXTERIOR STOREFRONT GLAZING w/ PREFINISHED BLACK 
FRAME

11. EXTERIOR GLAZED DOOR w/ PREFINISHED BLACK FRAME

12. EXTERIOR SOLID DOOR w/ PREFINISHED BLACK FRAME

13. PREMANUFACTURED GARAGE DOOR

14. EXTERIOR WINDOW w/ PREFINISHED BLACK FRAME

15. BLACK PREFINISHED METAL FASCIA

16. WHITE PREFINISHED METAL FASCIA

17. POLYCARBONATE PANEL

18. WOOD/STEEL FACADE STRUCTURE (PAINTED WHITE)

19. BUILDING SIGNAGE

20. SHORT TERM BIKE STALLS

21. GLASS AWNING
22. COMPOSITE PANEL, BLACK
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