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TROIKA MANAGEMENT CORP. 

PROPOSAL OVERVIEW 

This Development Permit application advances the city-initiated Middle Income Housing Partnership 

(MIHP) program, an initiative aimed at expanding affordable rental housing for Kelowna’s middle-income 

households. Established in 2024, the program identified priority sites to partner with qualified housing 

providers to accelerate delivery. Following a competitive process, Troika Developments was selected in 

mid-2025 to deliver and manage the first two MIHP projects, including this proposal for 71 rental homes. 

The subject property is located along Glenmore Drive between Highland Drive North and Bernard Avenue 

and consists of three consolidated former single-family lots. Fronting a designated Transit Supportive 

Corridor, the site benefits from existing transit, cycling, and pedestrian networks and is situated just over 

500 meters south of École Glenmore Elementary School. It is also well connected to nearby amenities, 

services, and employment areas. 

The proposal transitions underutilized low-density parcels into a purpose-built, professionally managed 

rental community that responds to identified housing needs. It supports key objectives of the 2040 

Official Community Plan, the Housing Needs Assessment, and the MIHP program by adding diverse, 

attainable rental housing within an established neighborhood and reinforcing compact, transit-supportive 

growth. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1: Site Location 
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PLANNING CONTEXT 

The 2040 Official Community Plan (OCP) directs growth toward serviced urban areas, with an emphasis on 

expanding attainable, purpose-built rental housing near transit, services, and employment. The subject 

site supports this direction, as it is located along Glenmore Drive, a Transit Supportive Corridor identified 

for increased residential intensity, and contributes to OCP housing objectives by delivering 71 rental 

homes for middle-income households. 

The site fronts an established multi-modal transportation network, including transit service, sidewalks, 

and cycling infrastructure, and is within walking distance of schools, parks, and neighborhood commercial 

amenities. This location aligns with the OCP’s Complete Communities and Transportation policies by 

reducing reliance on private vehicles and supporting compact, transit-oriented growth within an existing 

urban neighborhood. 

 

Figure 2: Core Area Context 

 

 

  

 

 

 

 

 

 

Transit Supportive Corridor 

BC Transit Route 19 

Dedicated Bike Lane 

Pedestrian Sidewalk 

Figure 3: Transit and Multimodal Context 
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Figure 3: Building Perspective 

Figure 5: Landscape Site Plan 

The property is zoned MF3r Apartment Housing (Rental Only), which is intended for mid-rise, purpose-

built rental developments in serviced urban areas. The proposal fully complies with all applicable Zoning 

Bylaw regulations including height, density, setbacks, parking, bike storage, and amenity space. This 

reflects a development form that is compatible with the planned land-use context and consistent with 

Council-adopted policy. 

 

ARCHITECTURAL & SITE DESIGN 

The proposed building is designed to strengthen the urban character of this growing corridor through a 

contemporary architectural expression and pedestrian-oriented frontage. A strong horizontal base with 

wood-toned cladding grounds the building, while warm-toned fibre-cement panels above complement 

the natural environment and pair seamlessly with the trees and landscaping along Glenmore. Vertical 

wood-toned accents provide screening and visual interest at recessed balconies, introducing depth and 

warmth while breaking up the massing and emphasizing human scale. Prominent stepbacks and 

articulated deck forms further animate the façade, creating private outdoor spaces and contributing to a 

layered, modern character. Large windows and active glazing at street level ensure eyes on the street, 

while articulated entrances and thoughtfully integrated landscaping enhance the pedestrian realm, 

resulting in a safe, inviting, and vibrant streetscape. 
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FORM & CHARACTER GUIDELINE ALIGNMENT 

4.1.1 Relationship to the Street 

The building establishes a strong, pedestrian-oriented relationship to Glenmore Drive. The primary front 

entrance is clearly visible from the street and emphasized through a projecting building form, glass 

curtain wall cladding, and a protective awning. A publicly accessible pathway provides a direct connection 

from the sidewalk to the entrance and fronting ground-floor units, reinforcing walkability and street 

engagement. The ground-floor units are brought closer to the street than upper storeys, creating a 

human-scaled interface and transitioning comfortably to the public realm. 

 

4.1.2 Scale and Massing 

The project addresses Guideline 4.1.2 by incorporating visual breaks and articulation along the building 

façade, reducing perceived mass, and enhancing visual interest from the street. The building’s overall 

form complies with OCP dimensional expectations, with a façade length under 60 metres and width under 

24 metres. A setback at the third storey further softens massing, reduces shadow impacts, and increases 

sunlight access for ground-floor units and the adjacent public realm. 

 

4.1.3 Site Planning 

The project meets Guideline 4.1.3 by providing direct pedestrian pathways connecting lobbies and 

ground-floor units to the sidewalk, lane, and bicycle parking. Entrances and window placement frame 

these routes for visibility and wayfinding. The building maintains appropriate separation from 

neighboring structures, and vehicle access and servicing are directed to the lane, minimizing impacts on 

the streetscape and public realm. 

 

4.1.4 Site Servicing, Access, and Parking 

The development meets Guideline 4.1.4 by locating parking and vehicle access at the rear lane, supported 

by clear and safe on-site circulation. Landscaping frames building entrances and screens parking areas 

from public view, while underground waste collection is positioned off the lane to minimize frontage 

impacts. Site and building design ensure interior units are not affected by vehicle headlights, maintaining 

privacy and livability.  

 

4.1.5 Publicly Accessible and Private Open Spaces 

The project meets Guideline 4.1.5 by providing private outdoor amenity spaces for all units with access to 

sunlight, complemented by a generous shared rooftop deck above the sixth floor. Residents also benefit 

from immediate access to nearby public amenities, including the Kelowna Apple Bowl, the Okanagan Rail 

Trail, and Jack Robertson Memorial Park. 
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4.1.6 Building Articulation, Features & Materials 

The project satisfies Guideline 4.1.6 by articulating individual units through varied materials, colours, 

architectural projections and recesses, roofline variation, and accent detailing. Front balconies add depth, 

visual interest, and further break up the building mass, contributing to a well-scaled and engaging 

streetscape.  

 

HOUSING DEMAND  

This project supports the City’s Housing Action Plan by contributing 71 secured rental homes toward the 

Plan’s target of approximately 1184 new rental units per year. As part of the MIHP program, the 

development also addresses the Action Plan’s objective of expanding affordable rental options for 

middle-income households and aligns with the directive to locate new rental housing along Transit 

Supportive Corridors, such as Glenmore Drive. 

 

COMPANY PROFILE 

Troika Developments is an established Okanagan-based real estate development company with over 20 

years of experience delivering high-quality projects across Western Canada. Founded in the late 1990s, 

Troika has built a strong reputation for integrity, innovation, and long-term community investment. 

 

Troika’s guiding principles reflects a commitment to creating sustainable, inclusive, and livable 

neighborhoods. The company’s integrated approach spans land acquisition, planning, design, and 

construction, ensuring cohesive project delivery and alignment with community goals. 

Rooted in the Okanagan, Troika has consistently demonstrated its ability to deliver developments that 

enhance community fabric, align with municipal objectives, and contribute positively to local growth and 

livability. 
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SUMMARY 

This project delivers 71 much-needed, purpose-built rental homes for middle-income households along a 

transit-supportive urban corridor, directly advancing the City’s Housing Action Plan, MIHP objectives, and 

OCP growth strategy. It transforms underutilized lots into high-quality, professionally managed housing that 

meets all MF3r zoning requirements, requires no variances, and strengthens the Glenmore neighborhood 

with thoughtfully designed architecture, pedestrian connections, shared outdoor space, and proximity to 

schools, parks, transit, and community amenities. With strong policy alignment, demonstrated housing need, 

and meaningful public benefit, we respectfully request staff and Council’s support for this Development 

Permit application. 
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Response to Form & Character
Relationship to Street Guidelines

•

•

•

•

Provide a front door that is clearly visible from the street:
A publicly accessible pathway connects the fronting units 
to the street
The front entrance projects forward and is highlighted in 
an alternative cladding colour
An awning emphasizes the front door

Limit height to front entryways:
Entryways are less than 1.2m above grade

Scale and Massing Guidelines

•

•

•

Ensure buildings contribute positively to the neighbourhood 
context and provide a sensitive transition:

The development incorporates visual breaks in facade to 
break up the perceived mass
Building facade has a length of less than the maximum 
60m and a width of less than the maximum 24m
The building has a setback at the third storey to reduce 
shadows and allow sunlight onto the ground units

Building Articulation, Features, & Material Guidelines

•

•

Enhance livability, visual interest, and sense of place through 
form, architectural composition and materials:

Facades have been designed to articulate individual units 
through the use of colour & material, building recessed & 
projections, rooflines, and architectural accents
Front balconies provide depth and a break in massing

2040 OCP FORM & CHARACTER GRAPHIC

Site Planning Guidelines

•

•
•

•

Site buildings sensitively and increase connectivity:
A pedestrian pathways connects each lobby and 
townhouse to the sidewalk, lane, and bicycle parking
Entrances and windows frame pedestrian connections 
The building and windows are pulled away from flanking 
buildings
Vehicle access and site servicing has minimal impacts to 
the fronting street and public realm

Transportation

SURROUNDING BICYCLE PATHSSURROUNDING TRANSIT

Frequent

Future Frequent

Local

Rapid

Primary

Secondary

Future Primary

Future Secondary

2040 OCP FUTURE LAND USE MAP

Open Spaces Guidelines

•

•

Design thoughtful landscaped and open spaces:
All units have private outdoor amenity spaces with access 
to sunlight
Rear yard frontage incorporates varying rooflines, 
windows, and high-end materials

Site Servicing, Access & Parking Guidelines

•

•

•
•

•

Provide adequate servicing to the site without compromising 
comfort, safety and attractiveness of the area:

Landscaping frames building entrances and screens 
parking areas
Underground waste collection has been located in the 
lane, away from the fronting street
Rear-access parking has been provided
Internal circulation for vehicles accommodates logical and 
safe access
Building interiors will not be impacted by vehicle 
headlights

Located within the Core Area and on a Transit Supportive 
Corridor, Kelowna's transportation network is accessible to 
residents who wish to explore other areas in Kelowna. There 
are bus stops to the north and south, of the property within a 
5-minute walk. 

Glenmore Drive is well connected to the bicycle network, with 
several bike lanes nearby.

12.09.25 FOR DP
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GLENMORE DRIVE

1232 GLENMORE DR, KELOWNA, BC

ZONING INFORMATION:

GROSS SITE AREA = 2,284.3m2 (24,588 ft2)

ALLOWED/REQUIRED PROPOSED
SITE COVERAGE = 65% (15,982 ft2) 43% (10,489 ft2)
SITE COVERAGE + HARDSCAPING = 85% (20,900 ft2) 79% (19,477 ft2)
MIN. DENSITY: 4.75 UNITS/1,000M2 LOT AREA =        11 UNITS 71 UNITS
FAR + BONUS DENSITY =  1.8 + 0.3 = 2.1 (51,635 ft2) 1.8 (44,987 ft2)

HEIGHT = 22.0m (6 STOREYS) 19.75m (6 STOREYS)

PRIVATE & COMMON AMENITY SPACE:
BACHELOR UNITS = 7.5m2/UNIT x 18 UNITS = 135m2 (1,453 ft2)
1 BEDROOM UNITS = 15m2/UNIT x 37 UNITS = 555m2 (5,974 ft2)
2+ BEDROOM UNITS = 25m2/UNIT x 16 UNITS = 400m2 (4,306 ft2)
TOTAL = TOTAL = 1,090m1,090m22 (11,733ft (11,733ft22)) 11,870 ft11,870 ft22

PRIVATE AMENITY SPACE = 7,237 ft2
COMMON AMENITY SPACE = 71 UNITS x 4m2/UNIT = 284m2 (3,057 ft2)

11,733 ft2 - 7,237 ft2 = 4,496 ft2 4,633 ft2
INDOOR AMENITY = 75m2 (807ft2) 874 ft2
OUTDOOR AMENITY = 4,496 - 874 = 3,622ft2                   3,759 ft2

YARD SETBACKS:
FRONT YARD = 3.0m 3.14m
FRONT YARD (GROUND ORIENTED) = 2.0m 2.54m
FRONT YARD BUILDING STEPBACK = 3.0m 3m
SIDE YARD = 3.0m 3.11m/3.05m
REAR YARD (LANE) = 3.0m 17.36m

PARKING CALCULATIONS:
BACHELOR UNITS = 18 UNITS x 0.9 = 16.2
1 BEDROOM UNITS = 37 UNITS x 1.0 = 37.0
2 BEDROOM UNITS = 12 UNITS x 1.1 = 13.2
3 BEDROOM UNITS = 4 UNITS x 1.4 = 5.6
VISITOR = 71 UNITS x 0.14 = 9.9
TOTAL = 81.9 = 82
TOTAL AFTER RENTAL INCENTIVE (-10%) = TOTAL AFTER RENTAL INCENTIVE (-10%) = 7474 7474
ACCESSIBLE PARKING = 3 (1 VAN ACCESSIBLE) 3 (1 VAN ACCESSIBLE)
1 EV CHARGING STALL PER NON-VISITOR STALL
(-75% FOR RENTAL ONLY SUB-ZONE) = 65 STALLS - 75% = 16 16
 
LONG-TERM BICYCLE STORAGE:
BACHELOR, 1, & 2 BEDROOM = 67 UNITS x 0.75 = 50.25
3 BEDROOM = 4 UNITS x 1.00 = 4.00
TOTAL = TOTAL = 5454 5555

SHORT-TERM  BICYCLE STORAGE:
6 PER ENTRANCE = 6  
TOTAL = TOTAL = 66 66

CURRENT: CITY OF KELOWNA MF3r ZONING
   CORE AREA
   TRANSIT SUPPORTIVE CORRIDOR

SITE CALCULATIONS:

PROPERTY DESCRIPTION:
CIVIC: 1232-1250 GLENMORE DRIVE, KELOWNA, BC
LEGAL: LOT 1 SECTION 29 TOWNSHIP 26 ODYD PLAN EPP 137397

SURVEY BY: 
VECTOR GEOMATICS LAND SURVEYING LTD.
DATED: 2025-06-04
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UNIT CALCULATIONS

UNIT # OF BEDROOMS UNIT AREA PRIVATE AMENITY SPACE
101 STUDIO 463 SF 81 SF
102 STUDIO 457 SF 91 SF
103 3-BED 1169 SF 100 SF
104 2-BED 829 SF 50 SF
105 3-BED 1170 SF 55 SF
106 STUDIO 377 SF 63 SF
107 1-BED 683 SF 46 SF
201 STUDIO 463 SF 100 SF
202 2-BED 831 SF 116 SF
203 STUDIO 387 SF 89 SF
204 3-BED 1169 SF 159SF
205 1-BED 605 SF 75 SF
206 2-BED 829 SF 85 SF
207 1-BED 606 SF 75 SF
208 1-BED 606 SF 75 SF
209 3-BED 1168 SF 159 SF
210 STUDIO 386 SF 90 SF
211 2-BED 831 SF 116 SF
212 1-BED 683 SF 167 SF
301 STUDIO 463 SF 100 SF
302 2-BED 831 SF 116 SF
303 STUDIO 387 SF 89 SF
304 1-BED 605 SF 78 SF
305 1-BED 605 SF 75 SF
306 1-BED 606 SF 78 SF
307 1-BED 606 SF 75 SF
308 1-BED 607 SF 78 SF
309 1-BED 606 SF 75 SF
310 1-BED 604 SF 78 SF
311 STUDIO 387 SF 90 SF
312 2-BED 831 SF 113 SF
313 1-BED 683 SF 148 SF
401 STUDIO 463 SF 100 SF
402 2-BED 831 SF 116 SF
403 STUDIO 387 SF 89 SF
404 1-BED 605 SF 78 SF
405 1-BED 605 SF 75 SF
406 1-BED 605 SF 78 SF
407 1-BED 606 SF 75 SF
408 1-BED 606 SF 78 SF
409 1-BED 606 SF 75 SF
410 1-BED 604 SF 78 SF
411 STUDIO 387 SF 90 SF
412 2-BED 831 SF 113 SF
413 1-BED 682 SF 148 SF
501 STUDIO 463 SF 100 SF
502 2-BED 831 SF 116 SF
503 STUDIO 387 SF 89 SF
504 1-BED 605 SF 78 SF
505 1-BED 605 SF 75 SF
506 1-BED 605 SF 78 SF
507 1-BED 606 SF 75 SF
508 1-BED 606 SF 78 SF
509 1-BED 606 SF 75 SF
510 1-BED 604 SF 78 SF
511 STUDIO 387 SF 90 SF
512 2-BED 831 SF 113 SF
513 1-BED 683 SF 148 SF
601 STUDIO 463 SF 100 SF
602 2-BED 831 SF 116 SF
603 STUDIO 387 SF 89 SF
604 1-BED 605 SF 78 SF
605 1-BED 605 SF 75 SF
606 1-BED 605 SF 78 SF
607 1-BED 606 SF 75 SF
608 1-BED 606 SF 78 SF
609 1-BED 606 SF 75 SF
610 1-BED 604 SF 78 SF
611 STUDIO 387 SF 90 SF
612 2-BED 831 SF 113 SF
613 1-BED 683 SF 148 SF
TOTAL: 71 44987 SF

PARKING

COUNT TYPE
2 ACCESSIBLE
1 ACCESSIBLE (VAN)
53 REGULAR
10 REGULAR - EV CHARGER
2 SMALL
6 SMALL - EV CHARGER
TOTAL: 74

UNIT MIX

Count # OF BEDROOMS
37 1-BED
12 2-BED
4 3-BED
18 STUDIO
TOTAL: 71
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Landscape Bylaw 12375 

(Table 7.2)
 Required: MF3 Zone (1 Tree/10 lin.m.) Proposed

Min. tree amount
Landscape lin.m setback = 104 l.m/10 

10 (min.) trees in Landscape Area setback 
10 Trees

Min. deciduous tree caliper:

Large: 5cm

Medium: 4cm

Small:3cm

Large: 5cm

Medium: 4cm

Small:3cm

Min. coniferous tree height: 250cm N/A

Min. ratio between tree size:

Large (L): Min. 50%

Medium (M): No min. or max.

Small (S): Max. 25%

(L) 5 trees = 50%

(M) 2 trees = 25%

(S) 3 trees = 25%

Min. growing medium 

(planted) area 
Min. planted area 210m2 x 75% = 157m2 Total planted area = 166m2 (79%)

Min. growing medium 

volumes per tree:

(L) Tree: Single: 30cu.m, Pair: 20cu.m, shared: 15cu.m

(M) Tree: Single: 20cu.m, Pair: 15cu.m, shared: 12cu.m

(S) Tree: Single: 15cu.m, Pair: 12cu.m, shared: 10cu.m

 (L) Tree: 3 trees @ 15cu.m/tree, shared                             
  (L) Tree: 2 trees @ 20cu.m/tree, pair

(M) Tree: 2 trees @ 20cu.m/tree, single 

(S) Tree: 3 trees @ 15cu.m/tree, single

Landscape graded areas 

(7.2.7):

Lawn: 33% max.

Shrubs/groundcover: 50% max

Cross slope: 2% min.

Lawn: 33% max.

Shrubs/groundcover: 50% max

Cross slope: 2% min.

Fence height: 2.0m max. 1.8m max.

Riparian management area: Y/N N/A

Retention of trees on site: Y/N N

Surface parking lot (7.2.10): Y/N Y

Refuse & recycle bin 

screened:
Y/N Molok bins proposed

Other: N/A N/A

NOTES:

PROJECT NAME: 1232-1250 GLENMORE DRIVE
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