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CITY OF WEST KELOWNA 

MINUTES OF THE ADVISORY PLANNING COMMISSION MEETING 

 

Wednesday, April 21, 2021 

COUNCIL CHAMBERS 

2760 CAMERON ROAD, WEST KELOWNA, BC 

 

MEMBERS PRESENT: Wayne Kubasek, Chair 

 Anthony Bastiaanssen, Vice Chair 

 Julian Davis 

 Joe Gluska 

 Katalin Zsufa 

  

MEMBERS ABSENT: Bea Kline 

 Nicole Richard 

  

Staff Present: Jayden Riley, Planner II 

 Hailey Rilkoff, Planner II (via Teams) 

 Natasha Patricelli, Recording Secretary 

_____________________________________________________________________ 

 

1. CALL THE ADVISORY PLANNING COMMISSION MEETING TO ORDER 

The meeting was called to order at 9:32 a.m. 

In accordance with the most recent Provincial Health Officer Order regarding 

gatherings and events, the public was not permitted to attend the Advisory 

Planning Commission meeting in person. As an open meeting, it was webcast 

live and archived on the City's website. 

2. INTRODUCTION OF LATE ITEMS 

3. ADOPTION OF AGENDA 

It was moved and seconded 

THAT the agenda be adopted as presented. 

CARRIED UNANIMOUSLY 

 

Page  3 of 78



 

 2 

4. ADOPTION OF MINUTES 

4.1 Minutes of the Advisory Planning Commission meeting held 

February 17, 2021 in the City of West Kelowna Council Chambers 

It was moved and seconded 

THAT the minutes of the Advisory Planning Commission meeting held 

February 17, 2021 in the City of West Kelowna Council Chambers be 

adopted. 

CARRIED UNANIMOUSLY 

 

5. PRESENTATIONS 

6. DELEGATIONS 

7. UNFINISHED BUSINESS 

8. REFERRALS 

8.1 TUP 18-01.01; Temporary Use Permit Renewal; 2565 Main Street 

Highlights of the presentation include: 

Property Details 

 Neighbourhood: Westbank Centre; 

 Land Use Designation: Commercial; 

 Growth Management Designation: Community Gateway; 

 Zoning: C1 Urban Centre Commercial; 

 3.59 acres; 

 Currently developed with multiple commercial buildings including 

Buckerfields; 

Temporary Use Permit History 

 Previously issued as Automotive sales since 2008; 

 Only allows sale of automotive, boat and recreational vehicles - no 

storage; 

Proposal & Rational 

 Renewal for an additional three years to permit existing uses; 
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 New owners have owned the property for 2 years; 

 Working on future redevelopment plans for the site; 

 No proposed changes from existing TUP; 

Policy & Bylaw Review 

Official Community Plan 

 Gateway/Westbank Centre: Growth Management Designation: 

o Key location on Hwy 97; 

o Attractive build form, welcoming development, directional signage 

for the City; 

o Bookend urban centre; 

o Higher density, pedestrian oriented mixed use; 

 Commercial: Land Use Designation: 

o Improved form, character and public realm amenities; 

o Support Westbank Centre as the focus of commercial activity; 

 Westbank Centre Plan adopted in 2011 (after approval of the original 

TUP): 

o Designates the property as Town Centre Commercial/Mixed Use; 

o Identifies as a gateway site; 

 Strong visual entrance/exit to Westbank Centre; 

 Envisioned as a food and agricultural destination; 

 Utilization of property as gateway is encouraged; 

 Comprehensive redevelopment plan encouraged; 

Zoning Bylaw 

 C1 Urban Centre Commercial Zone: accommodates mixed uses with 

commercial frontages however does not permit automotive sales; 

 Automotive sales permitted in C4 - Service Commercial or I1 - Light 

Industrial Zones; 
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Technical Review 

Planning 

 Hwy 97 is one-way couplet is challenging to pedestrian-friendly urban 

centre; 

 Automotive sales are typical along urban highway frontages; 

 TUP had number of conditions: 

o Restricting number of structures to two temporary storage units and 

one sale/office trailer; 

o Restricting use to sale of vehicles; 

o No outdoor storage permitted on site; 

Site Visit 

o Uses on the property have expanded beyond the Zoning and TUP; 

o Site visit identified a number of uses not permitted on the subject 

property: 

 Contractor Services; 

 Outdoor Storage (RV Storage); 

 More than 2 metal shipping containers; 

o Staff will work with applicant to address unpermitted uses and 

deficiencies with landscaping; 

Key Considerations 

 Existing automotive sales have been operating for over 10 years; 

 Some current uses of property are not permitted under current Zoning 

or TUP; 

 Westbank Centre plan encourages a comprehensive redevelopment 

plan; 

 Hwy 97 couplet is challenging with relatively fast moving high volume 

traffic. 
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Questions on the presentation: 

 Are the current owners working on a redevelopment plan? Owners 

have indicated redevelopment proposals for the property. At this time 

no development applications have been submitted for this site; 

 Is this the site of the old Greyhound Bus depot? Yes, it previously 

occupied a portion of the site; 

 Has there been enforcement on the non-compliance on the property 

throughout the term or was it only determined with site-visit? There has 

been interaction with Bylaw and Business Licensing department and 

working with the owners to address the concerns. Site visits look into 

the conditions and it was determined that uses expanded beyond the 

TUP. Ownership has changed hands during the previous TUP; 

 Is there a process for regular site visits on TUP's? Departments rely on 

interdepartmental communication - non-conforming use issue identified 

this spring - not an ongoing issue that we were aware of. Complaints to 

business licensing will work with applicants to bring them into 

compliance; 

Highlights of the discussion include: 

 Recommendation for consistency of conditions with TUP's to meet the 

needs of the city and the community; 

 Concern with TUP being approved and not being looked at for another 

3 years; 

 Suggestion for City to request TUP deposit (financial penalty) to 

ensure applicants are following the conditions; 

 Key location - first thing people see when they come into West 

Kelowna; 

 Keeping the property the same is not allowing the owner to do 

anything with the property; 

 Possibility of a shorter TUP to be approved annually?; 

 Disappointment with non-conformance; 

 Recognize new ownership; 

 Concern with 4 renewals of TUP - great time to redevelop now;  
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 Not supportive of long term continuation for non-conformance use; 

 Storage facility is not in compliance with the permit and should be 

eliminated; 

 Gateway limited to no parking, high traffic on both sides - limits the 

development that could go there; 

 Suggestion to possibly hire a person to review TUP compliance 

through regular site visits; 

 Important piece of land - gateway to the city. 

It was moved and seconded 

THAT the APC support File TUP 18-01.01, Temporary Use Permit 

Renewal, 2565 Main Street for a period of one year as a means to 

encourage redevelopment and subject to terms of bringing the property 

into compliance with TUP conditions. 

CARRIED UNANIMOUSLY 

 

9. CORRESPONDENCE AND INFORMATION ITEMS 

9.1 File TUP 20-04, Decision Letter, 3145 Coventry Cres 

9.2 File Z 20-13, Decision Letter, 2500 Tallus Heights Lane 

10. OTHER BUSINESS 

11. ADJOURNMENT OF THE MEETING 

The meeting adjourned at 10:03 a.m. 

 

 

_________________________ 

CHAIR 

 

_________________________ 

RECORDING SECRETARY 
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TUP 21-03; Temporary Use Permit; Municipal ROW adjacent to 2515 Bartley Road 

ADVISORY PLANNING COMMISSION REPORT 

 

 

To: Advisory Planning Commission Members 
 
From: Jen Kanters, Community Support Specialist 
 

Date: June 16, 2021 
 
File No: TUP 21-03

Subject: TUP 21-03; Temporary Use Permit; Municipal ROW adjacent to 2515 

Bartley Road 

______________________________________________________________________ 

BACKGROUND 

This application proposes a Temporary Use Permit to allow the development of a modular 
shelter within Municipal Right Of Way (ROW) and a portion of the adjacent property (2515 
Bartley Road) which is the City’s Public Works Yard (the ‘shelter site area’). The lands 
are zoned I4 – Gravel Extraction Zone and RU4 – Rural Residential Large Parcel Zone. 
The proposed use of Temporary Shelter and Supportive Services is not a permitted use 
in either zone.  
 

PROPERTY DETAILS 

Address Municipal ROW adjacent to 2515 Bartley Road 

PID  n/a 

Folio n/a 

Lot Size    Temporary Use Area:  

Owner  City of West Kelowna Agent BC Housing 

Current 
Zoning 

I4 – Gravel Extraction; 

RU4 – Rural Residential 
Large Parcel 

Proposed 
Zoning 

- 

Current OCP INST - Institutional Proposed OCP - 

Current Use Road/Public Works Yard Proposed Use Temporary 
Shelter 

Development Permit Areas None 

Hazards n/a 

Agricultural Land Reserve No 

 

ADJACENT ZONING & LAND USES 

North  ^ I4 – Gravel Extraction Zone (Gravel Pit) 

East  > I4 – Gravel Extraction Zone (CWK Public Works) 

West  < RU4 – Rural Residential Large Parcel Zone (Vacant) 

South  v n/a 
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TUP 21-03; Temporary Use Permit; Municipal ROW adjacent to 2515 Bartley Road 

 
NEIGHBOURHOOD MAP

PROPERTY MAP

 
 

History 

Homelessness in West Kelowna 
The City of West Kelowna recognizes that while the responsibility for financing health and 
social programs rests with senior levels of government, City support of initiatives designed 
to meet the needs of all residents in the community, including housing, is required. BC 
Housing has been working with the City of West Kelowna to find a suitable location within 
the City for the installation of a temporary modular shelter.  
 
In 2018, the Westside Point-in-Time Count Report identified 72 people experiencing 
homelessness in West Kelowna. As part of the collaborative leadership approach the City 
has taken to address identified social issues within the community, including working with 
BC Housing on a number of projects to provide housing services within West Kelowna, 
such as the recent Development Permit Council approved for the congregate housing 
facility on Brown Road (DP 20-22). 
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TUP 21-03; Temporary Use Permit; Municipal ROW adjacent to 2515 Bartley Road 

West Kelowna’s Current Shelter 
West Kelowna’s current shelter program has been operating from leased space within the 
United Church at 3672 Brown Road in Westbank Centre since 2018. This shelter space 
is funded by BC Housing and operated by Turning Points Collaborative Society and 
houses up to 38 guests at any one time. 
 
In the summer of 2020, 3672 Brown Road was listed for sale providing uncertainty for the 
future of the shelter operations. BC Housing and the City of West Kelowna have been 
working together for the past year to identify a new site to provide temporary shelter 
services for residents experiencing homelessness. This was a challenging task and a 
suitable permanent site has not yet been located or secured, however this temporary site 
has been identified to provide necessary shelter services for the community.  
 
Since the identification of the shelter site area in early 2021, BC Housing, the City and 
partners have worked to develop a proposal for installing a modular shelter. In May of 
2021, BC Housing received confirmation that 3672 Brown Road had sold, and notice to 
vacate was provided. The shelter operations must cease and the property vacated by 
August 1, 2021. This has resulted in an expedited timeline to provide an alternative 
temporary housing option for the 38 current residents. 
 
BC Housing is also funding a temporary emergency housing response to COVID-19 at 
the Super 8 Motel in West Kelowna, which has space for 40 individuals. This program is 
consistently at full capacity, and unable to accommodate the guests from the current 
shelter on Brown Road. This program’s funding is scheduled to end in March of 2022.  
 

Location 

The area identified is within the municipal road right-of-way (ROW) adjacent to 2515 
Bartley Road and includes a small portion of land within the subject property (the ‘shelter 
site area’). These lands are owned by the City of West Kelowna. The subject property of 
2515 Bartley Road is used by the City’s Public Works department for storage and 
operations, and is also subject to gravel extraction activities. The portion of the Bartley 
Road ROW that was identified for use for a temporary shelter site area is effectively a 
road end, as the portion of the ROW that continues north from the shelter site area is also 
within an active gravel extraction zone. 
 

Proposal 

The proposal is to allow Temporary Shelter and Supportive Services within a modular 

shelter for a period of up to three years. BC Housing will fund the project and the shelter 

will be operated by Turning Points Collaborative Society. BC Housing has provided a 

Proposal Summary and Project Outline for the Temporary Use Permit (Attachment 1).  

A modular facility is proposed to be relocated onto the shelter site area which will include 

42 shelter residential units provide shelter for up to 40 residents experiencing 

homelessness, office space, kitchen, laundry, storage, and amenity spaces/meeting. This 

site will have a kitchen to provide meals three times per day as well as meeting and 
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TUP 21-03; Temporary Use Permit; Municipal ROW adjacent to 2515 Bartley Road 

amenity spaces where guests could privately meet with case workers, Interior Health staff 

and community housing partners. 

This temporary shelter is anticipated to be required for a period of up to three years, or 

until the site is no longer required. As the proposed temporary shelter is modular, the 

buildings will be removed and the site returned to its previous condition at the end of the 

Temporary Use Permit period. 

Rationale & Community Need 

This temporary shelter will provide a safe and secure residence for people experiencing 

homelessness in West Kelowna and will replace the current shelter operating at West 

Kelowna United Church, as this property has recently sold and operations are unable to 

continue on this site. Without other funded shelter options for these West Kelowna 

residents, there will be 38 individuals who will have to seek shelters outdoors. This means 

that many individuals will go without seeing their daily supports and care team, currently 

operating out of and visiting Brown Rd.  

 
Policy & Bylaw Review 

Official Community Plan 

The City’s Official Community Plan includes social sustainability policies and objectives 

to create a healthy community. The affordable housing policies encourage fostering and 

supporting partnerships with BC Housing in the development of affordable housing within 

the community. Temporary shelter space is needed to support residents within the 

community who are experiencing homelessness. 

The City’s Official Community Plan outlines policies regarding temporary use permits, and 

those guidelines have been touched on throughout this report.  

It should also be noted that this site will not create an unacceptable level of negative 

impact on surrounding permanent uses, as this location has no adjacent residential 

properties.  

Strategic Priorities 

In the adopted 2021-2022 Strategic Priorities, Foster Safety and Well-being is highlighted. 

Specifically, this project would align with: facilities, services and partnerships with non-

profit groups and others to build the community's supply of affordable and attainable 

housing types, and to reduce homelessness. 

 

Zoning Bylaw 

The City’s Zoning Bylaw does not permit Temporary Shelter and Supportive Services 

within the I4 – Gravel Extraction or RU4 - Rural Residential Large Parcel Zones. This use 

is only permitted within the C1 – Urban Centre Commercial Zone. 
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TUP 21-03; Temporary Use Permit; Municipal ROW adjacent to 2515 Bartley Road 

DISCUSSION 

Site Selection 
 
The site area identified poses many challenges and potential negative impacts for the 
intended residents of the site. As with all real estate decisions, location is a critical 
consideration in identifying an appropriate site for an emergency shelter, and to follow 
best practice in site selection, a variety of factors must be evaluated. 
 
Neighbourhood Amenities  

Projects should be sited in neighborhoods that have key residential amenities, such as 
grocery stores, public libraries, banks, parks, open space and recreational facilities. This 
usually means siting shelters in traditional residential neighbourhoods, and not in 
commercial, manufacturing or warehousing districts that typically lack such amenities, 
however, this has proven to be a challenge based on lack of available land. 
 
There is a bus stop located on the South West Corner of the Shannon Lake Rd/Bartley 
Rd intersection. The transit stop just under 200 m from the proposed shelter site and 
could provide an option for guests to travel to and from the shelter site and around the 
community to access other services and amenities.  
 
Community- Based Services  
It is critical that shelter users have easy access to supportive services available in the 
community, especially to service programs with which formal linkages have been 
established. Services related to substance use and recovery, case management, crisis 
intervention, and health clinics may be needed by guests on an ongoing or intermittent 
basis, however, most of these specific needs of residents can be met through the on-site 
supports provided by Turning Points.  
 
Design for Accessibility 
All emergency shelters must be accessible to those with mobility impairments, therefore; 
parking lots, sidewalks, stairs and ramps must be easily usable by people with reduced 
mobility and impaired vision. Within the plans for the shelter site, ramps and asphalt 
parking lots are included to accommodate the needs that the shelter guests and staff may 
have, however, there are no sidewalks in this area.  

 
Construction of Bartley/Stevens/Shannon Lake Rd Intersection 
As part of the City of West Kelowna’s capital construction project, not associated with the 
Shelter project, The City will be beginning construction of a roundabout at this 
intersection, which is within close proximity to the proposed site. Construction is expected 
to begin this summer and end in the fall of 2021. Construction activities will create 
disruptions from time to time and effect access to the intersection. The construction of the 
shelter project will require close coordination with the construction of the roundabout, as 
mobilization and installation takes place of the modular shelter.  
 
Active Gravel Extraction Activities 
There are plans to resume gravel extraction activities in close proximity to the proposed 
shelter site. It is unknown how these activities will effect shelter guests and staff in regards 
to noise, dust and heavy machinery operation during active extraction. Best practices to 
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TUP 21-03; Temporary Use Permit; Municipal ROW adjacent to 2515 Bartley Road 

mitigate impact on shelter guests and staff will be considered and recommended. These 
measures include: 

 2.2 metre Allan block wall to mitigate dust and noise 

 Water misters to mitigate dust 

 Slat fencing to screen operation from gravel extraction site to shelter site.  
 
 
Site Operations 
 
This modular shelter will provide additional safety for shelter guests and staff. The shelter 

will not be a large open space; shelter guests will have their own space with a bed. This 

can both help from a safety perspective given the current COVID-19 pandemic and give 

them their own space which can help guests progress to the next stage of housing. 

This site will follow the Public Health guidelines and every effort is made to protect the 

safety of the people experiencing homelessness, support staff, and members of the 

surrounding community. 

Turning Points has a full time 24/7 staffing team that includes a social worker, in addition 

to providing a place for connection between shelter guests and community support 

services. Shelter guests receive ongoing support with medication administration, meals, 

washrooms and hygiene services, storage for belongings, wellness checks and overdose 

response. Without a shelter, they will no longer have a consistent space to receive these 

necessary and crucial supports. 

Community Engagement 

BC Housing has actively been working with Turning Points Collaborative Society to 

communicate information regarding the proposed shelter site to neighborhood 

associations, nearby businesses and residences. Letters were sent out or delivered to 

neighbouring properties in early June, 2021 to provide an introduction to the proposal as 

well as contact information to answer questions or address concerns.  

If this process is successful, BC Housing and Turning Points Collaborative will create a 

Community Advisory Committee, to ensure there is a mechanism for addressing 

questions and concerns as operation of the shelter occurs within this community.  

As part of the Temporary Use Permit process, a notice of application sign is required to 

be placed at the site within 14 days of the application submission. This signage will 

indicate contact information for BC Housing and the City, and will remain posted until 

Council has considered the application.  

 

KEY CONSIDERATIONS 

In providing recommendations to City staff and Council, the APC may wish to consider 

the following:  

 Site location and surrounding activities and land uses; 
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 Closure of Brown Road shelter and the impacts on vulnerable population, 

community and resources; 

 City of West Kelowna’s opportunity to further foster relationship with BC Housing.  

Specific comments would be appreciated should the APC have any questions with the 

proposed Temporary Use Permit, so that they may be further investigated or considered 

prior to staff providing a recommendation to Council as part of consideration of the 

application. 

 

Respectfully submitted, 

 

Jen Kanters, Community Support Specialist  
 

Powerpoint: Yes ☒   No ☐ 

 

 

 

Attachments:    

1. Proposal Summary 

2. Development Plans 
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BC Housing – Interior Office 
451 Winnipeg St 
Penticton, BC  V2A 5M7 
Tel  250-487-2530 
www.bchousing.org 

 
Section G & I: Proposal Summary, and Project outline for TUP. 

 

The current West Kelowna shelter program for individuals experiencing homelessness is Leased 
from and located in the United Church at 3672 Brown Road. This project is funded by BC Housing and 
operated by Turning Points Collaborative Society (TPCS), and houses up to 38 guests at a time. With the 
recent sale of the United Church, and notice to vacate given by August 16th,  a new safe and appropriate 
alternative for the individuals who rely on this service is required.    
  

The search for a new site began in summer of 2020 when the current shelter site was put up for 
sale. BC Housing Operations and Real Estate staff worked in consultation with the City of West Kelowna, 
ultimately identifying the City owned empty lot on 2313 Bartley road.  
  

BC Housing is proposing to establish a temporary modular built shelter at 2313 Bartley Road for 
up to 38 individuals experiencing homelessness. This site will allow for the current guests of Brown Road 
United Church to remain sheltered, as well as other individuals experiencing homelessness in the 
community as space becomes available. There are no other funded shelter options for these citizens of 
West Kelowna, and without this modular shelter site, many will likely look to shelter out of doors. In 
addition to providing up to 40 individuals with shelter, the site would include its own kitchen to provide 
meals 3 times per day to guests, as well as offer amenity and meeting spaces where guests can privately 
meet with case workers, Interior Health staff, and community housing partners such as Piers and BC 
Housing staff.  
  

Given the past challenges with identification of available sites, as well as the costs associated 
with struggling to identify and establish sites on a yearly basis, this proposal requests a Temporary Use 
Permit of up to 3 years. The buildings and area of use is documented in the included site plans, and the 
length of use will be limited to the length of time the Temporary Use Permit is granted. At such time the 
site is no longer required or in use, the buildings will be removed and the site will be returned to the 
condition in which it was received.  
  

Turning Points Collaborative Society are a trusted BC Housing funded operator. They are an 
experienced and professional provider of homelessness related services including shelters, supportive 
housing, COVID response centres and outreach.  They have operations throughout the North and 
Central Okanagan including Vernon, Kelowna and West Kelowna.  Their leadership in communities is a 
strong one and they focus on building relationships with key stakeholders to ensure services and 
supports for the most vulnerable are in place but also so that the projects are successfully integrated 
into the neighbourhoods within which they are situated in. 

 
 It is understood that shelter projects such as this can bring concern to communities, and is 

recognized that a proactive approach to communication with the neighbourhood is necessary.  TPCS and 
BC Housing  have reached out to immediate neighbours to provide information about the site, the 
timeline for construction, and the safety and security measures that will be in place once operational.  
These commitments include 24/7 staffing, perimeter checks and clean up several times a day, as well as 
a direct contact to the site manager. Access control including cameras, FOB limited access, gating and 
fencing to the site will also  
be included. Liimited site landscaping is planned to provide an element of privacy for both guests and 
community.  
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BC Housing – Interior Office 
451 Winnipeg St 
Penticton, BC  V2A 5M7 
Tel  250-487-2530 
www.bchousing.org 

 
  

Turning Points actively work to instill a culture of neighbourliness by maintaining open lines of 
communication with neighbours either through direct contact with management, or regular meetings 
with community stakeholders to address stigma, challenges, and opportunities. Through a continuum of 
care, TPCS provides opportunities for folks to break free from the cycle of homelessness and to thrive in 
their communities. Ultimately, the programs are designed to both enrich the lives of those they serve 
and support the communities they serve in.  
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Z 21-02, OCP and Zoning Amendment Bylaw No. 100.64 and 154.104 (APC), Unaddressed Smith Creek 
Road 

ADVISORY PLANNING COMMISSION REPORT 

 

 

To: Advisory Planning Commission Members 
 
From: Carla Eaton, Planner III 
 

Date: June 16, 2020 
 
File No: Z 21-02

Subject: Z 21-02, OCP and Zoning Amendment Bylaw No. 100.64 and 154.104 

(APC), Unaddressed Smith Creek Road 

______________________________________________________________________ 

BACKGROUND 

On a 56,000 m2 portion of the south-east corner of the parent parcel, the applicant has 
proposed an Official Community Plan amendment from Low Density Multiple Family and 
Parks and Natural Areas to Single Family Residential, and from Single Family Residential, 
Low Density Multiple Family, and Parks and Natural Areas to Medium Density Multiple 
Family; AND a Zoning amendment from Rural Resource Zone (RU5) to Single Detached 
Residential Zone (R1) and Medium Density Multiple Residential Zone (R4) (Attachment 
1 and 2).  The amendments are required to facilitate a proposed single family residential 
subdivision of approximately 43 lots, and one 1.2 ha multi-family parcel with 
approximately 36 two-bedroom units (Attachment 3).  The proposed development 
includes a road dedication that will connect the northern extent of the Smith Creek Road 
to the southern portion.  The layout and configuration of the proposed development would 
be subject to a future a development permit and subdivision review pending rezoning.    
 

PROPERTY DETAILS 

Address Unaddressed Smith Creek Road (Part E 1/2, DL 3478, 
ODYD, Except Plan 6425, 10683, 12080, 15504, 40370, 
KAP56474) 

PID  011-344-709 

Folio 36414695.000 

Lot Size (m2) 432,694 m2 parent parcel / ~ 56,000 m2 rezoning area 

Owner  0999149 BC Ltd Agent  Protech Consulting 
(2012) / Kyle Lorincz 

Current  

Zoning 

RU5 (Rural Resource) Proposed 

Zoning 

R4 (Medium Density 
Multiple Family) and 
R1 (Single Detached 
Residential) 

Current OCP Parks and Natural Areas/Single 
Family Residential/Low Density 
Multiple Family 

Proposed 
OCP 

Single Family 
Residential/Medium 
Density Multiple 
Family 
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Z 21-02, OCP and Zoning Amendment Bylaw No. 100.64 and 154.104 (APC), Unaddressed Smith Creek 
Road 

Current Use Vacant Proposed 
Use 

Residential 

Development Permit Areas Hillside, Terrestrial, Aquatic, Wildfire, 
Form and Character for Multiple 
Family 

Hazards Potential Rockfall / Slide Area on 
parent parcel 

Agricultural Land Reserve N/A 

 

ADJACENT ZONING & LAND USES 

North  ^ RU5 (Rural Resource) – vacant CDP land 

East  > P1 - Smith Creek Greenway / R1 - single family residential 

West  < R1 - single family residential (new Smith Creek Ph. 1) 

South  v P1 – Harold Park / R1 single family residential 

 
NEIGHBOURHOOD MAP 
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Road 

PROPERTY MAP 

 
 
DISCUSSION 

Neighbourhood Context 

The subject property is part of the larger Smith Creek Comprehensive Development Plan 

(CDP 14-01) completed in 2020 along with a companion amendment to the Official 

Community Plan (OCP 20-01) that permitted various land uses over the plan area.  The 

applicant has also recently completed a subdivision on lands to the west of the subject 

property (SUB 17-12), and has initiated a second subdivision further west (SUB 21-05).  

These first two stages of development lay outside the CDP area but have been 

contemplated in the overall neighbourhood planning process.  The current rezoning 

application is the first phase of proposed development within the Smith Creek CDP area. 

Policy and Bylaw Review 

Official Community Plan (OCP) Bylaw No. 0100 

OCP land use designations for the subject area are Single Family Residential (SFR), Low 

Density Multiple Family (LDMF) and Parks and Natural Area (PNA). The proposed 

amendment will remove the PNA designation, replace the LDMF designation with a new 

Medium Density Multiple Family (MDMF) designation in a new location, and adjust the 

boundary of the SFR designation (Figure 1) to facilitate the proposed development layout 

and higher density residential use.   
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Zoning Bylaw No. 0154 

The existing Rural Resource (RU5) zone is intended to accommodate rural, agricultural, 

and residential uses on parcels of land that are 30 ha or greater .  The proposed Single 

Family Residential (R1) Zone is intended to accommodate low density single detached 

residential use on parcels of land that are 550 m2 and larger (Attachment 4); and the 

Medium Density Multiple Residential (R4) Zone is intended to accommodate multiple 

residential in medium density housing form which includes the apartment, townhouse and 

duplex forms (Attachment 5).  A zoning comparison Table 1 is provided below.  The 

proposed zoning boundary will meet the required minimum parcel size and frontage for 

Figure 1: Proposed OCP Amendments 
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the R1 and R4 zones, and the proposed lot layout will be reviewed in detail as part of a 

future subdivision process.   

Table 1. Zoning Regulations Comparison 

Regulations RU5 Zone R1 Zone R4 Zone 
Parcel Area 30 ha 550 m2 1400 m2 
Frontage 30.0 m 16.0 m 30.0 m 

Maximum Density 

only 1 single detached 
dwelling or only 1 
modular home per parcel 

1 dwelling unit per parcel / 
only 1 sec. suite or only 1 
carriage house per parcel 1.0 FAR 

Parcel Coverage 10% 40% 50% 

Building Height 
9.0 m to a max of 3 
storeys (20 m for barn) 

9.0 m to a max of 3 
storeys/5.0 m for accessory 
bldgs 

12.0 m to a max of 3 
storeys/5.0 m for 
accessory bldgs 

Front Setback 6.0 m 4.5 m/ 6.0 m (garage) 6.0 m 
Rear Setback 10.0 m 3.0 m 7.5 m 
Interior Side Setback 4.5 m 1.5 m 4.5 m 
Exterior Side Setback 4.5 m 4.5 m/ 6.0 m (garage) 6.0 m 

Agricultural Setback 15.0m/ 9.0 w buffer 15.0m/ 9.0m w buffer 

15 m for 1st two 
storeys/18 m for 3rd 
storey 

 

Development Permit Areas 

The subject property is located within the Wildfire Interface, Hillside, Aquatic Ecosystem 

and Sensitive Terrestrial Ecosystem Development Permit areas.  Additionally, the 

proposed R4 townhouse development will also require a separate form and character 

Multiple Family Residential Development Permit to facilitate any future Building Permits.   

Technical Review 

Transportation and Site Access 

The proposed development will include the extension and dedication of Smith Creek 

Road, as well as the extension of Doucette Drive to intersect with Copper Ridge Drive.  

Proposed site access to the multiple family site, as well as individual lot access will be 

reviewed through the future development permit and subdivision process.  

While, initial assessment has noted there are no off-site transportation improvements 

anticipated with this development, further review of the Smith Creek Road timing is 

required.    

Servicing 

A Servicing Report was submitted that notes that the site can be adequately serviced. 
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Sanitary Sewer: The CDP noted that off-site improvements would not be triggered until 

the population increase was in the range of 3,500 people. The CDP had noted a 

population of 2,000.  Projected population numbers will be confirmed during re-zoning, as 

infill has likely taken place.  No off-site improvements are anticipated with this re-zoning.   

Water: The servicing report noted that the site can be adequately serviced with existing 

infrastructure but the extension of Smith Creek Road will also loop a currently dead end 

system. 

Stormwater: The report notes tie the development will tie into existing storm sewer and 

storm detention pond constructed with previous development and that a private storm 

water detention facility will be provided for the multiple family development with final 

design to be addressed at time of future development permit.  Additional review is being 

completed to confirm potential off-site infrastructure. 

Geotechnical  

A Geotechnical Review was submitted that notes that the site is safe for the use intended 

with some observed geotechnical hazards.  The report makes additional future building 

recommendations regarding considerations for site preparation, maximum slope, 

foundation design, groundwater and drainage, safe setbacks from the crest of a slope, 

safe set forward distances from rock faces, and pavement and trench backfilling.   As a 

condition of the future development permit and subdivision process, it is likely that a 

geotechnical covenant will be registered on title to ensure the recommendations of the 

report are addressed during future construction.   

Environmental  

An Environmental Assessment was submitted that identifies the two rezoning areas as 

being Environmental Sensitive Areas (ESA) 3.  The proposed removal of the Parks and 

Natural Areas designation is combined with the proposal to protect those areas under no 

disturb covenants.  The report makes mitigation recommendations such as construction 

timing for wildlife preservation, managing site equipment, as well as controlling erosion, 

weed spread and disturbance.  These and other recommendations from the report will be 

considered with the future development permit prior to site disturbance.   

 

Neighbourhood Park Analysis  

The Smith Creek Comprehensive Development Plan (CDP) identified conceptual park 
area and trail requirements for the entire Smith Creek neighbourhood.  Additional 
discussion is required regarding a potential north-south connection from Harold park to 
Smith Creek Road (See red dashed arrow on Figure 2 below), where it is anticipated that 
a connection and trail construction would be required as a condition of future 
development.  
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Referral Responses 

A referral for the application was circulated to all departments and key agencies.  Based 

on comments received thus far, no objections were noted, but the following external 

comments were received: 

 Fortis  

o No objections to the proposed development; 

 Interior Heath 

o Supports diverse housing options and recommends consideration by the 

developer for 3-bedroom rental units for families; 

 BC Transit 

o Supports development near future transit routes and notes concerns with 

pedestiran crossings; 

 Archaeology Branch 

o Notes that there are no known archaeologicial sites recorded on the subject 

property and that potential modelling does not indicate a high potential for 

previously unidentified archaeological site and no additional study is required 

at this time, noting that notification is required if material are found during 

development. 

 

Figure 2: Conceptual Smith Creek CDP Parks and Trail Network 
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KEY CONSIDERATIONS 

In providing recommendations to City staff and Council, the APC may wish to consider 

the following:  

 The proposed amendments are largely consistent with anticipated residential 
development in the Smith Creek Comprehensive Development Plan. 

 The proposed boundary of the new medium density multi-family residential use 
has an appropriate transition to existing and proposed adjacent compact single 
family residential zone. 

 Residential policies encourage the sensitive integration of different housing forms 
in all residential growth areas in support of neighbourhood diversity and healthy 
communities. 

 By policy, Medium Density apartment forms can be considered on arterial roads 
where appropriate. 

 The future development permit process will address hillside and environmental 
mitigation and proposed covenant protection areas, as well as form and character 
issues with the proposed multiple family development. 

Specific comments would be appreciated should the APC have any concerns with the 

proposed bylaw amendments, so that they may be further investigated or considered prior 

to staff providing a recommendation to Council as part of consideration of the application. 

 

Respectfully submitted, 

 

Carla Eaton, Planner III  
 

Powerpoint: Yes ☒   No ☐ 

 

 

Attachments:    

1. Official Community Plan Amendment Bylaw No. 0100.64, 2021 
2. Zoning Amendment Bylaw No. 0154.104, 2021 
3. Conceptual Site Access Plan 
4. Single Detached Residential (R1) Zone 
5. Medium Density Multiple Residential (R4) Zone 
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Bylaw No. 0100.64 
 

 

 

CITY OF WEST KELOWNA 
 

BYLAW NO. 0100.64 
 

A BYLAW TO AMEND “OFFICIAL COMMUNITY PLAN BYLAW NO. 0100” 

 

  
WHEREAS the Council of the City of West Kelowna desires to amend “CITY OF WEST 
KELOWNA OFFICIAL COMMUNITY PLAN BYLAW NO. 0100” under the provisions of the Local 
Government Act. 
 
THEREFORE BE IT RESOLVED that the Council of the City of West Kelowna, in open meeting 
assembled, hereby enacts as follows: 
  
1. Title 
 

This Bylaw may be cited as “CITY OF WEST KELOWNA OFFICIAL COMMUNITY PLAN 
AMENDMENT BYLAW NO. 0100.64, 2021”. 
 

2. Amendments   
 

“City of West Kelowna Official Community Plan Bylaw No. 0100” is hereby amended as 
follows: 
 
2.1 By changing the designation on a portion of the East ½ of DL 3478, ODYD, Except 

Plans 6425, 10683, 12080, 15504, 40370, and AP56474, as shown on Schedule ‘A’ 
attached to and forming part of this bylaw, from Low Density Multiple Family, Parks 
and Natural Area, and Single Family Residential to Medium Density Multiple Family; 
and from Low Density Multiple Family and Parks and Natural Area to Single Family 
Residential. 

 
2.2 By depicting the change on “City of West Kelowna Official Community Plan Bylaw No. 

0100 Schedule B” (Land Use map).   
 
READ A FIRST AND SECOND TIME THIS 
PUBLIC HEARING HELD THIS  
READ A THIRD TIME THIS  
ADOPTED THIS  
  
 

_________________________________ 
MAYOR 

 
 
 

_________________________________ 
CITY CLERK 
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Bylaw No. 0154.104 

 

CITY OF WEST KELOWNA 
 

BYLAW NO. 0154.104 
 

A BYLAW TO AMEND “ZONING BYLAW NO. 0154"

 

 
WHEREAS the Council of the City of West Kelowna desires to amend “CITY OF WEST KELOWNA 
ZONING BYLAW NO. 0154” under the provisions of the Local Government Act. 
 
THEREFORE BE IT RESOLVED that the Council of the City of West Kelowna, in open meeting 
assembled, hereby enacts as follows: 
 
1. Title 

 
 This Bylaw may be cited as “CITY OF WEST KELOWNA ZONING AMENDMENT BYLAW 
NO. 0154.104, 2021”. 

 
2. Amendments 

 
 “Zoning Bylaw No. 0154” is hereby amended as follows: 

 
2.1 By changing the zoning on a portion of the East ½ of DL 3478, ODYD, Except Plans 

6425, 10683, 12080, 15504, 40370, and KAP56474, as shown on Schedule ‘A’ 
attached to and forming part of this bylaw, from Rural Resource (RU5) to Medium 
Density Multiple Family Zone (R4) and Single Detached Residential Zone (R1). 
 

2.2 By depicting the change on “Zoning Bylaw No. 0154 Schedule B” (Zoning Bylaw map). 
 
 
 
 
 

READ A FIRST AND SECOND TIME THIS 
PUBLIC HEARING HELD THIS 
READ A THIRD TIME THIS  
ADOPTED THIS  
 
 

  

M A Y O R 
 
 
  

                          CITY CLERK 
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LKHR�G�������Y[\��V�HXL�XLRaXH��[�JGQ�TRGaML�NORMPRGa�WJMMV�ULJTOFLP�[F�U�HXL�M�WLTH�LMLSJHR�G��[�aFJPL�JH�HXL�[��H��[�HXL�WJMM�H��HXL�M�WLF�TOF[JKL��[�HXL�LJSLV��F�H��HXL�H�I��[�HXL�WJMM�RG�HXL�KJTL��[�J�NORMPRGa�WRHX�OH�LJSLTV�TXJMM�G�H�L]KLLP�HXL�MLTTLF��[�d�TH�FLQT��F�_�U�Yb_���[H\����YN\� �RHX�OH�MRURHRGa�HXL�JIIMRKJHR�G��[�HXL�XLRaXH�FLaOMJHR�G�RG�
LKHR�G�������Y[\�dV�HXL�XLRaXH��[�JGQ�KJFFRJaL�X�OTL�WJMMV�ULJTOFLP�[F�U�HXL�M�WLTH�LMLSJHR�G��[�aFJPL�JH�HXL�[��H��[�HXL�WJMM�H��HXL�M�WLF�TOF[JKL��[�HXL�LJSLV��F�H��HXL�H�I��[�HXL�WJMM�RG�HXL�KJTL��[�J�NORMPRGa�WRHX�OH�LJSLTV�TXJMM�G�H�L]KLLP�HXL�MLTTLF��[�����TH�FLQT�JGP�̂���U�Yb��d�[H\���YK\� gLTIRHL�
LKHR�G�������YK\V�HXL�IJFKLM�[F�GHJaL�UJQ�NL�MLTT�HXJG��̂���U�Y�b���[H\�[�F�IJFKLMT��G�J�KOMhPLhTJK�IF�SRPLP�HXJH�HXL�FJPROT��[�HXL�KOFSJHOFL�JM�Ga�HXL�IJFKLM�[F�GHJaL�RT�MLTT�HXJG��̂��U�Y�b��_�[H\�JGP�HXL�JFK�MLGaHX�JM�Ga�HXL�IJFKLM�N�OGPJFQ�RT�JH�MLJTH��b���U�Yd_���[H\�JT�RMMOTHFJHLP�RG��RaOFL�������� �
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g�ijk�IFJMEC�ACB>?LCA�À CEEFJMI���� Z\[���G>HB@CJBI�>HC�GH�LF\FBCA��Jk�F�� ��B���]�hE>J���hi����]�a����g����E�?>BCA��J�dFL>JJ>L�aHFlCm�FF�� ��B�no]�hE>J���hi����]�a����g����E�?>BCA�>B�n����
DJA>J?C�aHFlCm�FFF�� ��B�np]�hE>J���hi����]�a����g����E�?>BCA�>B�n����
DJA>J?C�aHFlCm�Fl�� ��B��j]�hE>J���ho���j]�a����g����E�?>BCA�>B�gg���dFL>JJ>L�aHFlCm��l�� ��B��]�hE>J���ho�ip�]�a����g����E�?>BCA�>B��io��qGGCH�
DJA>J?C�aHFlCm�lF�� ��B�j]�hE>J���ho�ogj]�a����g����E�?>BCA�>B�g�j��qGGCH�
DJA>J?C�aHFlCm�>JA��lFF�� ��B��]�hE>J���ho�onn]�a����g����E�?>BCA��J�
L>JJ�J�rFAMC�aHFlC���%s�1=X8TSYP;Q<�-StT=�� ,*V()u),)4+�1'v*/2-)4+,�5S7�� &PQPw8w�:S9R=T�S9=S�� �����@g�Z��]�ji���NBg[�5t7�� &PQPw8w�8<StT=�:S9R=T�S9=S�� io��@g�Z��]��o�j�NBg[��5R7�� &PQPw8w�:S9R=T�e9;QYSX=� n����@�Zio���NB[�('u'/40&'+-�1'v*/2-)4+,�5W7�� &SxPw8w�W=Q<PYc�� ������r�5=7�� &SxPw8w�:S9R=T�R;y=9SX=� ��z��

{|�}~����� ���  �{|�}~����� ���"��

Page  38 of 78



���������	
���	����� � ��������������������

������������ �  !"�

#$%�� &'()*+*�,+)-.)/0�12)0134� �5���6�789���:;<�;��=�6=>?6@6��:�8�A;�BCDA�C>ECF;�?;�?A�����6�7�G���:;<:�B�=EECAA�BD�H@?IJ?KLA�=KJ�A;B@E;@BCA�MNONPQ�RSQTUVONWPM�#0%�� X+)-.)/0Y�'/.�Y3Z+[3+Z2Y�Y1'--�,2�Y)32.�'3�-2'Y3�312�.)Y3'/[2�$Z\*�312�$2'3+Z2�)/.)['32.�)/�312�*)..-2�[\-+*/�,2-\]̂�31'3�)Y�)/.)['32.�)/�312�Z)013_1'/.�[\-+*/�\̀ \̀Y)32�31'3�$2'3+Z24������B�K;�F=BECI�H�@KJ=BD� G���6�7�9�a�:;<��5��bC=B�F=BECI�H�@KJ=BD� a���6�75��G�:;<���8���K;CB?�B�A?JC�F=BECI�H�@KJ=BD� ����6�7���c�:;<������	>;CB?�B�A?JC�F=BECI�H�@KJ=BD� G���6�7�9�a�:;<�����������KC��B���b�� �����6�7�9�5�:;<�:�B�;dC�:?BA;�;e��A;�BCDA��B�F�B;?�K��:�;dC�H@?IJ?KL�ICAA�;d=K��B�Cf@=I�;��G���6�7�9�a�:;<�?K�dC?Ld;g�ed?EdChCB�?A�ICAA��c���6�7�9���:;<�:�B�;dC�;d?BJ�A;�BCD��B�F�B;?�K��:�;dC�H@?IJ?KL�=H�hC�G���6��7�9�a�:;<�H@;�ICAA�;d=K��B�Cf@=I�;��9�6�759���:;<�?K�dC?Ld;g�ed?EdChCB�?A�ICAA�5����6�7Gc�9�:;<�:�B�;dC�F�B;?�K��:�;dC�H@?IJ?KL�=H�hC�9���6�759���:;<�?K�dC?Ld;�V&SPNOi�MjVkS�#1%�� l?K?6@6��6CK?;D�
F=EC�7FCB�@K?;<�������=EdCI�B�JeCII?KL�@K?;�=KJ�=�@K?;�?K�=�LB�@F�d�6C� a���65�7c��a�:;5<��5���KC�7�<�HCJB��6�JeCII?KL�@K?;� �����65�7�G����:;5<��8��l�BC�;d=K��KC�7�<�HCJB��6�JeCII?KL�@K?;� 5����65�75G9���:;5<��mn�W312Z�R20+-'3)\/Y��7=<��dCBC�A?JCoHDoA?JC�J@FIC>�@K?;A��B�;�eKd�@ACA�=BC�A@HJ?h?JCJ�@KJCB�;dC�pqrs�tuvwx�yzvg�
CE;?�KA��������7=<g��������7H<g��������7E<�Ad=II�K�;�=FFID�FB�h?JCJ�;d=;�C=Ed�F=BECI�A��EBC=;CJ�E�K;=?KA�K�;�ICAA�;d=K��KC�d=I:�;dC�6?K?6@6�F=BECI�=BC=g�K�;�ICAA�;d=K��KC�d=I:�;dC�6?K?6@6�@A=HIC�F=BECI�=BC=�=KJ�K�;�ICAA�;d=K��KC�d=I:�;dC�6?K?6@6�:B�K;=LC�AFCE?:?CJ�?K�;d�AC�
CE;?�KAg�=KJ�
CE;?�K��������7L<�8�Ad=II�K�;�=FFID�����
Page  39 of 78



Z 21-03, OCP and Zoning Amendment Bylaw No. 100.65 and 154.105 (APC), Unaddressed Shannon View 
Drive 

ADVISORY PLANNING COMMISSION REPORT 

 

 

To: Advisory Planning Commission Members 
 
From: Carla Eaton, Planner III 
 

Date: June 16, 2020 
 
File No: Z 21-03

Subject: Z 21-03, OCP and Zoning Amendment Bylaw No. 100.65 and 154.105 

(APC), Unaddressed Shannon View Drive 

______________________________________________________________________ 

BACKGROUND 

The applicant has proposed an Official Community Plan amendment from Low Density 

Multiple Family to Tourist Commercial land use designation; and Rezoning of the land 

from R3 (Low Density Multiple Family) to a Comprehensive Development (CD) Zone to 

accommodate a proposed destination resort spa and hotel with uses similar to the C6 

(Tourist and Resort Commercial) zone but where the CD zone will allow more site specific 

details associated with the proposed destination resort spa, hotel and auxiliary uses 

focused on passive recreation, wellness, and health services.  

PROPERTY DETAILS 

Address Shannon View Drive (Lot 3, DL 2602, ODYD, Plan 23091, 
Except Plans KAP61634, KAP66303 and KAP80333) 

PID  006-578-284 

Folio 36414136.024 

Lot Size (m2) 52,528 m2  

Owner  Loewen 
Development 
Group (2015) Ltd. 
(Inc. BC1032145) 

Agent  QRD (Baden Resort) LP / 
Harp Saran 

Current  

Zoning 

R3 (Low Density Multiple 
Family) 

Proposed 

Zoning 

CD (Comprehensive 
Development) Zone – 
hotel resort with 
accessory uses 
tailored to site 
specific details 

Current OCP Low Density Multiple Family Proposed 
OCP 

Tourist Commercial 

Current Use Vacant Proposed 
Use 

Hotel Resort with 
accessory uses 
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Z 21-03, OCP and Zoning Amendment Bylaw No. 100.65 and 154.105 (APC), Unaddressed Shannon View 
Drive 

Development Permit Areas Hillside, Sensitive Terrestrial 
Ecosystem, Form and Character for 
Tourist Commercial 

Hazards Rockfall  

Agricultural Land Reserve N/A 

 

ADJACENT ZONING & LAND USES 

North  ^ P1 – Shannon Woods Park / A1 agricultural parcels across 
Shannon Lake Road 

East  > R1 – single family residential / RC4 – compact single 
detached residential 

West  < P1 – Shannon Lake Golf Course across Shannon Lake Rd 

South  v R1 - single family residential 

NEIGHBOURHOOD MAP 
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Z 21-03, OCP and Zoning Amendment Bylaw No. 100.65 and 154.105 (APC), Unaddressed Shannon View 
Drive 

PROPERTY MAP 

 
DISCUSSION 

Historical Context 

As part of a larger parent parcel, the subject property was rezoned to allow a low density 

multiple residential development by the RDCO on October 5, 1992.  Other parts of the 

larger parent parcel have since been developed as a strata condominium site and 

nineteen (19) single family residential lots off Shannon View Drive, with one other vacant 

lot off Shannon Lake Road.  The site was previously disturbed and an access road was 

constructed from Shannon View Drive up to the top of the knoll.  Former Development 

Permit 11-05 was approved by Council for forty-nine (49) townhouse units on December 

12, 2011, but the development did not proceed and the DP lapsed with outstanding 

conditions on December 13, 2013.  The proposed zoning amendment is the first 

application on the subject property since this time.   

Draft Comprehensive Development (CD) Zone: 

The CD zone will include consideration for the general development layout for the 

following uses: 

 Access roads; 

 Administration building; 

 Bistro/restaurant; 

 Cabins (approx. 10 two-bedroom units); 
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Z 21-03, OCP and Zoning Amendment Bylaw No. 100.65 and 154.105 (APC), Unaddressed Shannon View 
Drive 

 Hotel buildings (approx. 188 units); 

 Silent spa;  

 Spa; 

 Staff housing building (approx. 12 one-bedroom units); and 

 Treatment rooms. 

The floor area ratio (FAR), parcel coverage, setbacks and maximum height will be further 

refined as the draft CD zone progresses.  However, the current proposed development is 

based on the following limits: 

 FAR – 0.4 

 Parcel coverage -  ~ 18% 

 Maximum height - 15.0 m 

 Front parcel setback – 6 m 

 Rear parcel setback – 6 m 

 Side yard setback – 6 m 

Staff are working through the technical referral process before finalizing the draft zone 

and the APC’s preliminary comments are appreciated.  

Future Development Permit 

The detailed development configuration, site grading, landscaping, and form and 

character elements of the proposed development would be subject to a future 

development permit review pending rezoning.  You will note that the applicant provided 

Architectural drawings with the rezoning package that include a number of detailed 

elevation drawings which are only provided for context at this point.  Any referral 

comments received regarding elements tied to the future Development Permit will be 

considered advisory.    

Referral Information 

The following information is attached for your review: 

 Draft Official Community Plan Amendment Map 

 Draft Zoning Bylaw Amendment Map 

 Applicant Architectural Drawings (Site plan/context/sections/building 

elevations/materials) 

 Applicant Proposal Summary 

 Site Grading Plan 

Additionally, the following technical documents have been provided in support of the 

application.  These reports may be requested by the APC by contacting the file manager 

directly by email (Carla.eaton@westkelownacity.ca).  

 Geotechnical Report (Dec 5, 2018) 

 Environmental Assessment (Mar 26, 2020) 

 Functional Servicing Report (May 13, 2021) 

 Transportation Review (Jun 1, 2021) 
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KEY CONSIDERATIONS 

In providing recommendations to City staff and Council, the APC may wish to consider 

the following:  

 The proposed amendments are being presented to the APC prior to a full technical 
and policy review for early feedback to assist in the preparation of what is 
anticipated to be a more detailed zoning bylaw amendment tailored to the site 
specific details. 

 The future development permit process will address any remaining hillside and 
environmental mitigation and proposed covenant protection areas, as well as form 
and character issues with the proposed hotel and resort development. 

Specific comments would be appreciated should the APC have any concerns with the 

proposed bylaw amendments, so that they may be further investigated or considered prior 

to staff providing a recommendation to Council as part of consideration of the application. 

 

Respectfully submitted, 

 

Carla Eaton, Planner III  
 

Powerpoint: Yes ☒   No ☐ 

 

 

Attachments:    

1. Draft Official Community Plan Amendment Map 

2. Draft Zoning Bylaw Amendment Map 

3. Applicant Architectural Drawings (Site plan/context/sections/building 

elevations/materials) 

4. Applicant Proposal Summary 

5. Site Grading Plan 
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December 17, 2020 
  
Re: Baden Spa Developement  Application Form 
 
Schedule Item G) Proposal Summary 
 

 - The Baden Spa is a response to a need in the market place for resort accommodation 
that is focused on health, wellness and relaxation. The Wellness sector is a well known 
growth area in the economy with many businesses directing their focus toward a 
population with discretionary income looking to find unique resort activities that are tailored 
to their more active lifestyles and complimentary to other recreational pursuits in their lives. 
Baden Spa is directed at that demographic and compliments many of the other regional 
recreational activities in the community and throughout the central Okanagan.  
 
The Baden Spa proposal reflects a site sensitive approach to land use and development 
that responds to the difficult hill top site. The development strategy is intended to illustrate a 
well balanced approach to building on difficult terrain without overwhelming the natural 
landscape. The scale and massing of buildings is sensitive to human scale and scribed 
carefully into the site. The approach reduces site disturbance, overall mass and provides for 
a more refined scale that is more human and allows the landscape spaces between the 
buildings to becom integral part of the experience of the resort. 
 
The development approach proposes to use the available terrain in an intensive manner 
but also assumes many areas are to be left in a more native or enhanced state. The 
buildings are intended to be terraced building forms that step down the hillside in a sensitive 
response to the terrain conditions, geotechnical constraints and terrestrial sensitivities 
around the site and adjacent properties 
 
Amenity spaces between the building are intended to be a combination of hard surface 
and planted spaces with efforts around the perimeter to repair and enhance the exisitng 
native landscape.. The more formal amenity areas would compliment the resort activities 
with swimming pools, hot tubs and outdoor gathering areas. Services and infrastructure is 
intended to tie into existing community systems and connect with existing roads, paths and 
walkways adjacent the site. 
 
Colors, materials and finishes will be durable regional materials that reflect a refined yet 
rustic balance composed in a manner to work at a comfortable human scale. Firesmart 
principles will be paramount and appropriate for the region. 
 

 
Respectfully, 
 
 
Brent Murdoch MAIBC, BCSLA 
Murdoch + Company 

 
 
A R C H I T E C T U R E    +    P L A N N I N G   L T D  

         #106-4319 Main Street 
 P.O. Box 1394, Whistler   BC. V0N 1B0 
tel: 604. 905-6992  fax: 604. 905 6993 
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Development Stats - March 11, 2021 - PRELIMINARY
Civic Address: Shannon View Drive, City of West Kelowna, BC
Legal: PLAN KAP 23091,  LOT 3, DISTRICT LOT 2602  

Folio: 36414136.024
P.I.D.: 006-578-284
Zoning: Current Zoning R3 Proposed Zoning C6

TOTAL SITE AREA: 565408.8 sq.ft. 52528.20 m2
PROPOSED DEVELOPMENT PARCEL AREA: 316732.9 sq.ft. 29425.45 m2

DENSITY: Max.75 FAR Max.1.5 FAR
PERMITTED SITE COVERAGE: Max.40% Max.40%

HEIGHT (permitted) Max.9.0 m ( 29.5 ft ) Max.15.0 m ( 49.5 ft )

SETBACKS: ( Do Not Apply  to provate access or covenant boundaries )
Front Yard 4.5 m 6
Rear Yard 6 m 6
Side Yard 3 m 6

PROPOSED GROSS FLOOR AREA- Building A (Employee Housing Building)
Lower Floor 6 1BR units @ 540 sf/ Unit 3394.0 sq.ft. 315.3 m2
Second Floor 6 1BR units @ 540 sf/ Unit 3394.0 sq.ft. 315.3 m2

Total 6788.0 sq.ft. 630.6 m2

SUB-TOTAL EMPLOYEE HOUSING GFA 6788.0 sq.ft. 630.6 m2

PROPOSED GROSS FLOOR AREA- Building B (Resort Accommodation Building)
Lower Floor 16-1BR units @ 420 sf/ Unit 7047.0 sq.ft. 654.7 m2
Second Floor 16-1BR units @ 420 sf/ Unit 7047.0 sq.ft. 654.7 m2
Third Floor 16-1BR units @ 420 sf/ Unit 7047.0 sq.ft. 654.7 m2
Fourth Floor 16-1BR units @ 420 sf/ Unit 7047.0 sq.ft. 654.7 m2

Total 28188.0 sq.ft. 2618.8 m2

PROPOSED GROSS FLOOR AREA- Building C (Resort Accommodation Building)
Lower Floor 10-1BR units @ 420 sf/ Unit 5103.0 sq.ft. 474.1 m2
Second Floor 10-1BR units @ 420 sf/ Unit 5103.0 sq.ft. 474.1 m2
Third Floor 10-1BR units @ 420 sf/ Unit 5103.0 sq.ft. 474.1 m2

Total 15309.0 sq.ft. 1422.3 m2

PROPOSED GROSS FLOOR AREA- Building D (Resort Accommodation Building)
Lower Floor 10-1BR units @ 420 sf/ Unit 5103.0 sq.ft. 474.1 m2
Second Floor 10-1BR units @ 420 sf/ Unit 5103.0 sq.ft. 474.1 m2
Third Floor 10-1BR units @ 420 sf/ Unit 5103.0 sq.ft. 474.1 m2

Total 15309.0 sq.ft. 1422.3 m2

PROPOSED GROSS FLOOR AREA- Building E (Resort Accommodation Building)
Lower Floor 16-1BR units @ 420 sf/ Unit 7047.0 sq.ft. 654.7 m2
Second Floor 16-1BR units @ 420 sf/ Unit 7047.0 sq.ft. 654.7 m2
Third Floor 16-1BR units @ 420 sf/ Unit 7047.0 sq.ft. 654.7 m2
Fourth Floor 16-1BR units @ 420 sf/ Unit 7047.0 sq.ft. 654.7 m2

Total 28188.0 sq.ft. 2618.8 m2

PROPOSED GROSS FLOOR AREA- Building F (Resort Accommodation Cabins)
Cabins 10-2BR units @ 900 sf/ Unit 343.6 sq.ft. 31.9 m2

604.0 sq.ft. 56.1 m2
GFA per Cabin 947.6 sq.ft. 88.0 m2

x 10 Cabins 9476.0 sq.ft. 880.3 m2

PROPOSED GROSS FLOOR AREA- AUXILLIARY
Circulation, Parkade, etc. 1000.0 sq.ft. 92.9 m2

SUB-TOTAL RESORT ACCOMMODATION GFA 97470.0 sq.ft. 9055.3 m2

PROPOSED GFA-RESORT SPA Building G (Restaurant/Bistro/Retail) 4109.0 sq.ft. 381.7 m2
PROPOSED GFA-RESORT SPA Building H (Check-In Admin/Office ) 3760.0 sq.ft. 349.3 m2
PROPOSED GFA-RESORT SPA Building I (Wellness-Active Zone) 4229.3 sq.ft. 392.9 m2
PROPOSED GFA-RESORT SPA Building J (Treatment/Change Rooms) 4180.3 sq.ft. 388.4 m2
PROPOSED GFA-RESORT SPA Building K (Wellness - Silent Zone) 5394.0 sq.ft. 501.1 m2

Total 23306.6 sq.ft. 2165.3 m2

SUB-TOTAL RESORT SPA GFA 23306.6 sq.ft. 2165.3 m2

TOTAL GFA 127564.6 sq.ft. 11851.1 m2

PROPOSED FAR (GFA/PARCEL AREA): 0.2 FAR (Site Area) 0.4 FAR (Development Parcel)
PROPOSED SITE COVERAGE 9.7 % 17.4 %

PARKING CALCULATION:
196 - units @ 420 -900 sf 1 Stall / unit 196 cars
21,672.6 sf (Health Fitness Facility) 3.0 stall / 1000 sf 63 cars
Total parking required = 259 cars

TOTAL PARKING PROVIDED: 161 cars

Design Under Part 3 2018 BC Building Code

Project Directory
Client:
Baden Resort Spa (T) 604-765-9557
Shannon View Drive (e) hsaran@kaiserlanden.com
City of West Kelowna, BC Contact:  Harp Saran

Architect & Landscape Architect
Murdoch + Co. (T) (604) 905-6992
PO Box 1394, #106- 4319 Main Street (e) murdoch@telus.net
Whistler, BC   V0N 1B0 Contact: Brent Murdoch 

Surveyor:
Runnalls Denby (T) (250) 763-7322
259A Lawrence Avenue
Kelowna, BC  V1Y 6L2

Civil Engineer:
Aplin Martin Consultants Ltd. (T) (250) 448-0157
1258 Ellis Street (e)
Kelowna, BC V1Y 1Z4 Contact:  Davin Shillong

Environmental:
Ecoscape Environmental Consultants Ltd. (T) (250) 491-7337
450 Neave Court (e)
Kelowna, BC  V1V 2M2 Contact: 
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Wild Fire Protection Strategy
- Location of proposed building identified on site plan
- Location of proposed parking areas identified on parking plan
- Privacy Screens located within Zone 1a to be constructed out of non-combustible 
material and/or  be located a minimum of 15 cm above finished grade
- No coniferous planting within  Fire Smart Priority Zone 1a (1.5 m radius)
- Existing forest canopy vegetation to be cleared in Priority zone 1 (10m radius ) of      
proposed development area, Low density fire resistant plants; limited number of 
coniferous plants
- Buildings are constructed of non-combustible cladding ( Hardieboard, prefinished metal 
siding / roofing )
- Thin and prune exising evergreen trees with Priority Zone 2 ( 10-30 m radius of 
development area
    

FireSmart Priority Zone 1a
(0 - 1.5m radius)

FireSmart Priority Zone 1
(1.5 - 10m radius)

FireSmart Priority Zone 2 

 (10 - 30m radius)

FireSmart Priority Zone 3 

(30 - 100m radius)
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Z 21-04; Official Community Plan and Zoning Amendment; 3830 Gellatly Road South 

ADVISORY PLANNING COMMISSION REPORT 

 

 

To: Advisory Planning Commission Members 
 
From: Jayden Riley, Planner II 
 

Date: June 16, 2021 
 
File No: Z 21-04

Subject: Z 21-04; Official Community Plan and Zoning Amendment; 3830 Gellatly 

Road South 

______________________________________________________________________ 

BACKGROUND 

This application is proposing to amend the subject property’s Land Use Designation from 
Single Family Residential to Low Density Multiple Family and Zoning from the Large 
Parcel Single Detached Residential Zone (R1L) to the Low Density Multiple Residential 
Zone (R3) to support future townhouse and duplex development.  
 
 

PROPERTY DETAILS 

Address 3830 Gellatly Road South 

PID  023-208-449 

Folio 36414572.025 

Lot Size    3,405 sq. m. 

Owner  James Cove, Jennie 
Campbell-Cove, Robin Cove, 
Lorrain Cove 

Agent Robin Cove 

Current 
Zoning 

Large Parcel Single 
Detached Residential (R1L) 

Proposed 
Zoning 

Low Density 
Multiple 
Residential (R3) 

Current OCP Single Family Residential Proposed OCP Low Density 
Multiple Family 

Current Use  Proposed Use  

Development Permit Areas Hillside 

Hazards Hillside 

Agricultural Land Reserve No 

 

ADJACENT ZONING & LAND USES 

North  ^ Low Density Multiple Family Residential (R3) 

East  > Duplex Residential (R2) 

West  < Large Parcel Single Detached Residential (R1L) 
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Agriculture (A1 / ALR) 

South  v Rural Residential Large Parcel (RU4) 

 
NEIGHBOURHOOD MAP 

 

 
 

PROPERTY MAP 
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DISCUSSION 

Property Details 

The subject property is located in the Goats Peak / Gellatly Neighbourhood. The property 

contains steep slopes and includes one access from Gellatly Road. The lot is surrounded 

by an adjacent Large Parcel Single Detached Residential (R1L) parcel which is located 

up-slope from the subject property and acts as a buffer between the subject property and 

agricultural (A1 / ALR) land to the west.  

 

Proposal 

This application is proposing to amend the subject property’s Land Use Designation from 

Single Family Residential to Low Density Multiple Family and Zoning from the Large 

Parcel Single Detached Residential Zone (R1L) to the Low Density Multiple Residential 

Zone (R3) to support future townhouse and duplex development. Conceptual 

development plans have not been provided with this application. 

Policy and Bylaw  

Official Community Plan Bylaw No. 0100 

The subject property has a Land Use Designation (LUD) of Single Family Residential. 

The purpose of this LUD is to provide traditional single family housing opportunities and 

encourage more land efficient compact housing forms for families. The built form and the 

Single Family Residential LUD includes single detached, duplex, carriage house, and 

compact or clustered single detached housing. The proposed Low Density Multiple Family 

LUD aims to provide a broader range of housing opportunities in areas served by transit 

and in walking distance to community amenities, shops and services. The intended built 

form of the Low Density Multiple Family LUD is semi-detached and attached townhouse.  

The subject property is within a Hillside Developent Permit Area, due to existing slopes 

over 20%. As a result, a geotechnical report was submitted with the application to confirm 

development feasibility. If the application is successful in amending the land use and 

zoning designations, a hillside development permit would be required as a condition prior 

to development of the site.  

The Official Community Plan also indicates the 

property to part of the Neighbourhood Growth 

Management Designation (GMD) (Figure 1). GMDs 

summarize and geographically illustrate the City’s 

growth management policies and priorities, as well 

as identify growth priority areas and their broad 

attributes and characteristics. The Neighbourhood 

GMD is described to contain low and medium 

density residential housing, a variety of ground 

oriented residential types of housing, and is 

intended to provide opportunities for localized 

housing diversity at appropriate locations.  Figure 1: “Neighbourhood” GMD (property 
indicated by red star) 
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Zoning Bylaw No. 0154 

The subject property is currently zoned Large Parcel Single Detached Residential (R1L). 

This zone accommodates single detached residential development on parcels of land that 

are 2,500 m2 and larger.  Permitted uses of the R1L zone include modular home and 

single detached dwelling, but is limited to one dwelling per parcel. The proposed Low 

Density Multiple Residential Zone (R3) accommodates multiple residential and permits 

Care Facility, Duplex, Group Home, and Townhouse uses. Below is a zoning analysis 

table comparing the existing and proposed zones.  

Zoning Criteria R1L Zone (Existing) R3 Zone (Proposed) 

Min. Parcel Area 2,500 sq. m. 1,000 sq. m. 

Min. Usable Parcel Area 330 sq. m. 700 sq. m. 

Min. Parcel Frontage  30 m 30 m 

Max. Density 
1 dwelling, 1 carriage house or secondary 
suite 0.75 FAR 

Max. Parcel Coverage 20% 40% 

Max. Building Height 9.0m (single family dwelling) 9.0 m 

Setbacks   

Front 6.0 m  
4.5 m or 6.0 m to 
garage 

Rear 6.0 m  7.5 m 

Interior  4.5 m 3.0 m 

Exterior 4.5 m or 6.0 m to garage 
4.5 m or 6.0 m to 
garage 

Min. Outdoor Amenity 
Space N/A 25 sq. m. per unit 

 

Technical Review 

Servicing 

A Functional Servicing Report was submitted with the application. The report identifies all 

existing and proposed services, access, offsite roadworks (frontage improvements), 

drainage, and grading. Frontage improvements (i.e. road widening, curb, gutter, sidewalk, 

and lighting) are anticipated at time of development. Also identified is an existing gas 

main and easement that crosses Gellatly Road running east to west through the middle 

of the lot – advisory comments are expected from Fortis Gas as part of the referral 

process.  

Geotechnical 

A geotechnical report was provide with the application due to the site containing a Hillside 

Development Permit Area. The report concludes that slope stability is not considered a 

concern on the site, taking into consideration the subsurface conditions and slope 

gradients. The report also provide general recommendations for site preparation, 

excavations, foundation design, and drainage.  

Table 2: zoning comparison of the R1L and R3 Zone 
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Public Notification 

In accordance with the City’s Development Applications Procedures Bylaw No. 0260, 

Notice of Application Signage has been installed on the property. Should Council give 

first and second reading to the proposed Official Community Plan and Zoning Bylaw 

amendments, staff would schedule a Public Hearing and notify residents of the Public 

Hearing date and how to make a submission for Council’s consideration. 

 

Referrals 

This application was referred to various internal departments and external agencies on 

May 28, 2021. Referral comments are due on June 25, 2021.  

 

KEY CONSIDERATIONS 

In providing recommendations to City staff and Council, the APC may wish to consider 

the following:  

 The subject property is located within the Neighborhood Growth Management 

Designation, which supports low and medium density housing;  

 Technical reports submitted with the application conclude that the lot can be 

developed without hillside hazard, although significant upgrades to the road 

frontage will be required; and 

 Should Council provide first and second reading to the proposed Official 

Community Plan and Zoning Bylaw amendments, the public will have an 

opportunity to make a submission for Councils’ consideration or directly address 

any concerns to Council at a scheduled Public Hearing.  

Specific comments would be appreciated should the APC have any concerns with the 

proposed amendments, so that they may be further investigated or considered prior to 

staff providing a recommendation to Council as part of consideration of the application. 

 

Respectfully submitted, 

 

Jayden Riley, Planner II 
 

 

Powerpoint: Yes ☒   No ☐ 
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