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City of Kelowna Planning Department
1435 Water Street

Kelowna BC, V1Y 1J4
Dear City of Kelowna Planning Department:
Re: Design Rationale 667,681 Wardlaw Avenue

Stretch Construction is pleased to submit our Development Permit application for the Bridgestar
development project. MGA Architecture Inc. and ArcTect Studios Inc. have been retained for
architectural consulting services on the project. The project is a purpose-built residential apartment
building at 667,681 Wardlaw Avenue. We are grateful to the City of Kelowna for the opportunity to add
a thoughtfully designed and well-constructed residential development in the Pandosy Urban Centre. We
look forward to working with the City. Thank you for your time and consideration of this development.

The development proposal is described as follows:

Kelowna designates the property in the Official Community Plan (OCP) as an Urban Centre — Residential
(Residential) and UC5 (Pandosy Urban Centre) in Zoning Bylaw 12375. The property is expected to be
rezoned to UC5r to achieve the necessary rental subzone. The proposed design is a 5-storey wood
framed mid-rise building. Under the Land Use Bylaw, the height is permitted to be 6-storeys.

The apartment will have a range of unit types ranging from (12)-Micro, (18)-One Bedroom, (3)-One +
Den, (9)-Two Bedroom and (3)-Three bedroom for a total of 45 units. A portion of the 5 floor roof will
be dedicated to the enjoyment of occupants. The current houses and existing trees will be removed
from the site and will be replaced with 5 new trees facing Wardlaw Avenue (north) and 5 facing Richter
Road on the east.

The building's massing is defined by a skillful utilization of various cladding materials in neutral, earth-
toned colors, creating a simple yet impactful aesthetic. The chosen architectural style seamlessly
integrates the facade with heritage elements prevalent in the neighborhood. Abundant windows on all
sides not only invite natural light but also offer stunning views of Pandosy area. The parkade entrance,
strategically positioned at the rear and accessible from the lane, features a pre-finished pre-cast wall
adjacent to the neighbors.
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The following sections highlight our responses to key requirements of the Land Use Bylaw.
Location

The property is located on the southwest corner of Wardlaw Avenue and Richter Road. It is located on a
residential street and is well served by existing municipal facilities and public transportation. The
development is on two lots on Wardlaw Avenue, 667, 681.The combined square shaped parcel has an
overall area of 0.1-hectare (0.27 acre), a frontage of 44.04m (144.48ft) along Wardlaw Avenue.

The intended residential use for the specified site aligns well with the neighborhood's expansion
objectives. The structure, designed for owner occupancy, is specifically tailored as a rental-only facility
for at least a decade. The rising population density in the Pandosy Urban area has highlighted the
demand for developments that cater to individuals preferring public or alternative transportation over
daily vehicle reliance.

The adjoining property to the North is currently zoned MF1. The properties East and West are currently
zoned UCS. The properties to the South is zoned P3.

Design Foundations

The ‘Design Foundations’ laid out in the 2040 OCP were used in developing 667,681 Wardlaw Avenue,
including:

¢ Prioritize sustainable transportation,

* Target growth along transit corridors,

* Promote more housing diversity,

¢ Increase the diversity of housing types and tenures to create an inclusive, affordable and complete
Urban Centre, and

e Strive for Design Excellence,

Also, the 2040 OCP ‘Design Guidelines for Low & Mid-Rise Residential & Mixed Use’ have been
incorporated into the design 667,681 Wardlaw Avenue, and including:

¢ Provide attractive and active human-scale amenities oriented towards public spaces at grade,

¢ Break up building mass by providing simple vertical and horizontal articulation of facades, e.g.,
stepbacks, insets, projections, colour and texture,
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¢ Ensure buildings have a front-to-back orientation to streets and open spaces with back-of-house uses
located to the rear of buildings to minimize impacts on public open spaces,

¢ Ensure primary building entries are architecturally emphasized and directly accessible from the
fronting and public sidewalk,

¢ Maximize ‘eyes on the street’ by avoiding blank walls and providing direct lines of sight from windows
and balconies to the sidewalk and adjacent public spaces, and

¢ Provide access to underground or above ground on-site parking from secondary streets or lanes.

Thank you for considering this project. We look forward to receiving your comments.

Sincerely,

-

Richard Boerger, Senior Design Technologist
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Land Use Bylaw Information

ZONING:

SITE AREA:

SITE COVERAGE:
PERMITTED BUILDING

PERMITTED BUILDING &

UC5 - PANDOSY URBAN CENTRE

1,125 m? (12,111.96 ft?)
0.27 acres

85%

IMPERMEABLE SURFACES 90%

PROVIDED BUILDINGS

/IMPERMEABLE SURFACES

F.A.R. BUILDING:
REQUIRED:
PROPOSED:

AMENITY AREAS:
REQUIRED:

PROVIDED:

MAXIMUM HEIGHT:
REQUIRED

PROVIDED

SETBACKS:

NORTH FRONT YARD:
REQUIRED
PROVIDED

72.3% 1 17.3%
TOTAL COVERAGE 89.6%

1.8 (BASE) + 0.25 (STREET BONUS) + 0.3 (RENTAL)
=235

21,2422 /12,111 f2=1.75

6.0 m2 (64.5 ft2) PER BACHELOR

10.0 m2 (107.6 ft2) PER 1-BEDROOM

15 m2 (161 f2)PER UNIT w/ MORE THAN 1
BEDROOM

(12) - MICRO/BACHELOR = 72 m2 (774 f2)
(21) - ONE BED = 210 m? (2,259.6f?)

(9) - TWO BED = 135 m2 (1,449 t2)

(3) - THREE BED = 45 m2 (483 ft2)

TOTAL = 462 m? (4,965.6 ft2)

PRIVATE AMENITY SPACE = 349 m? (3,758 ft?)
COMMON AMENITY = 152 m2 (1,641 ft?)
TOTAL =501 m? (5,399 ft?)

4.0 STOREYS/18.0m (59.0 ft) + 2.0 STOREYS /
8.0m =6 STOREY / 26.0m (85.3 ft)
5.0 STOREYS / 15.85m (52 ft)

3.0m (9.84ft), ABOVE 16.0m (52.4ft) = 3.0m (9.84ft)
4.5m TOCURB

0.1m TO NEW PROPERY LINE ROAD DEDICATION
2.5m TOEXISTING PROPERTY LINE

*.2 Any portion of a building above 16.0 m in height must be setback a minimum of
3.0 m from any lot line abutting a street and 4.0 m from any lot line abutting
another property. The minimum setback can be reduced from 3.0 mto 0.0 m for
any portion of a building below 16.0 m in height if the ground floor setback is
maintained (measured from back-ot-curb or edge of road pavement in situations
without curb to building face) of at least a 6.0 m in the UC2, UC3, & UC4 zones
and 4.5 min the UC5 zone.

EAST FLANKING FRONT YARD:

REQUIRED
PROVIDED

WEST SIDE YARD:
REQUIRED
PROVIDED

SOUTH REAR YARD:
REQUIRED
PROVIDED

PARKING:

3.0m (9.84ft), ABOVE 16.0m (52.4ft) = 3.0m (9.84ft)
8.5m TO CURB

3.2m TO NEW PROPERY LINE ROAD DEDICATION
5.7m TOEXISTING PROPERTY LINE

ABOVE 16.0m = 4.0m

0.0 m (0.0ft), ABOVE 16.0m (52.4ft) = 4.0m (13.12ft)
0.15m, ABOVE 16m (52.4ft) = 5.66m (18.58ft)

0.0 m (0.0ft)
0.8m

NO. OF STALLS REQUIRED

BACHELOR = 0.8/ UNIT

(1
ONE BEDROOM = 0.9/ UNIT (2
TWO BEDROOM = 1/UNIT 9

(3

2)-BACHELOR =9.6
1)-ONE BEDROOM = 18.9

)-TWO BEDROOM =9
THREE BEDROOM = 1/UNIT )-THREE BEDROOM = 3
VISTOR = 3.92
TOTAL= 44.42
PARKING REDUCTIONS
20% FOR RENTAL ONLY = -8.8
CAR SHARE = -5

LONG TERM BIKE PARKING = -5

PROVIDED

BARRIER-FREE REQUIRED:
BARRIER FREE PROVIDED:

TOTAL= 25.62 (26) as per by-law table 8.2.17
(CASH-IN-LIEU OF 1 @ $38,850) CASH IN LIEU
WILL BE $38,850, PROJECT IS WITHIN 1,312
(400m) BUS ROUTE

NEW TOTAL =25

25 STALLS (13 REGULAR & 12 SMALL)

1 STALL (NO ACCESSIBLE VAN REQUIRED)
1 STALL

Table 8.2.17 Amount of Accessible Parking Spaces

Total Number of Parking Spaces

Min. Number of Required Min. Number of Required Van-

Onsite. Accessible Parking Spaces Accessible Parking Spaces
1-4 spaces 0 spaces 0 spaces
5 —36 spaces 1space 0 spaces

LOADING STALL:
REQUIRED

BICYCLE PARKING:

NOT REQUIRED

NO. OF STALLS REQUIRED

BACHELOR =1.25/ UNIT (1
ONE BEDROOM = 1.25/ UNIT (2
TWO BEDROOM = 1.5/UNIT 9
THREE BEDROOM = 1.5/UNIT (3

6 PER ENTRANCE

NO. OF STALLS PROVIDED

2)-BACHELOR =15
1)-ONE BEDROOM = 26.25

)-TWO BEDROOM = 13.5
)-THREE BEDROOM = 4.5
TOTAL =66

60 STALLS (INSIDE BUILDING) + 6 EXTERIOR
TOTAL = 66 STALLS

Net Floor Areas
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THE COPYRIGHT OF ALL DESIGNS AND DRAWINGS IS
THE PROPERTY OF THE Stretch Construction, ANY
REPRODUCTION, DISTRIBUTION AND/OR USE OF THESE
DRAWINGS FOR ANY PURPOSE OTHER THAN THAT
AUTHORIZED, IS PROHIBITED.

DRAWINGS ARE TO BE READ, NOT SCALED.
CONTRACTOR TO VERIFY ALL DIMENSIONS PRIOR TO
CONSTRUCTION. REPORT ANY ERRORS OR
DISCREPANCIES IMMEDIATELY.

NORTH ARROW

S

Level . SuiteType | Count |  Area
02-Second Floor 1-BED A 1 434 SF
02-Second Floor 1-BED B 2 853 SF
02-Second Floor 1-BED C 2 854 SF
02-Second Floor 2-BED A 2 1371 SF
02-Second Floor 3-BED 1 828 SF
02-Second Floor MICRO A 1 330 SF
02-Second Floor MICRO B 2 598 SF
02-Second Floor: 11 5267 SF
03-Third Floor 1-BED A 1 433 SF
03-Third Floor 1-BED B 4 1705 SF
03-Third Floor 2-BED A 2 1371 SF
03-Third Floor 2-BED B 1 576 SF
03-Third Floor 3-BED 1 823 SF
03-Third Floor MICRO B 3 897 SF
03-Third Floor: 12 5803 SF
04-Fourth Floor 1-BED A 1 433 SF
04-Fourth Floor 1-BED B 4 1705 SF
04-Fourth Floor 2-BED A 2 1371 SF
04-Fourth Floor 2-BED B 1 576 SF
04-Fourth Floor 3-BED 1 823 SF
04-Fourth Floor MICRO B 3 897 SF
04-Fourth Floor: 12 5803 SF
05-Fifth Floor 1-BED + DEN A |2 1061 SF
05-Fifth Floor 1-BED + DENB |1 557 SF
05-Fifth Floor 1-BED B 3 1278 SF
05-Fifth Floor 2-BED B 1 576 SF
05-Fifth Floor MICRO B 1 300 SF
05-Fifth Floor MICRO C 2 594 SF
05-Fifth Floor: 10 4367 SF
Grand total: 45 21242 SF

Gross Building Floor Area
Level Area
01-Main Floor 8461 SF
02-Second Floor |7578 SF
03-Third Floor 7377 SF
04-Fourth Floor |7377 SF
05-Fifth Floor 5773 SF
36565 SF
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