
 

 

 

 

 

 

http://www.penticton.ca/publicnotice


mailto:publichearings@penticton.ca


 

 
Council Report 

 

   

 

 

Date: July 17, 2018                                         File No:  2018 PRJ-153   
To: Peter Weeber, Chief Administrative Officer                      
From: Randy Houle, Planner I                 
Address:  602 Eckhardt Avenue West                  
 
Subject: Development Variance Permit PL2018-8290 
 Development Permit PL2018-8289 
 
Staff Recommendation 

Development Variance Permit 

THAT Council approve “Development Variance Permit PL2018-8290” for Lot A District Lots 2 and 4 Group 7 
Similkameen (Formerly Yale-Lytton) Division Yale District Plan EPP74147, located at 602 Eckhardt Avenue West, 
a permit to increase the maximum height from 12.0m to 16.5m.  

AND THAT staff be directed to issue “Development Variance Permit PL2018-8290”. 

Development Permit 

THAT Council approve “Development Permit PL2018-8289” for Lot A District Lots 2 and 4 Group 7 Similkameen 
(Formerly Yale-Lytton) Division Yale District Plan EPP74147, a permit that allows for the construction of a hotel. 

AND THAT upon approval of the Ministry of Transportation, staff be directed to issue “Development Permit 
PL2018-8289.” 

Background 

On September 5, 2017, 602 and 640 Eckhardt Avenue West were rezoned from C7 (Service Commercial) to 
CT1 (Tourist Commercial) to allow for the construction of a four-storey, 95-room hotel made from modular 
construction. As a condition of approval, the two lots were consolidated and a 2.9m road dedication and 
5.0m x 5.0m corner cut were registered with the land title office (Attachment J). A transportation impact 
assessment was submitted by the developer and accepted by City Staff, Council and the Ministry of 
Transportation and Infrastructure. As part of the rezoning process, Council approved a Development 
Variance Permit which increased the maximum height of a hotel from 12.0m to 13.5m and waived the 
requirement for bicycle parking.  

The subject property is 5,980m2 (64,368ft2) in area and features a Bingo Hall and single family dwelling which 
will be demolished prior to construction of the hotel. The subject property is designated by the City’s Official 
Community Plan as TC (Tourist Commercial). Photos of the site are included as Attachment D. Surrounding 
properties are designated by the OCP as GC (General Commercial), PR (Parks and Recreation) and MFLD 
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(Multi Family Low Density Residential). The property is located in a central area, in close proximity to King’s 
park, the South Okanagan Event’s Centre, Convention Centre and Highway 97.  

As per Section 505(2) of the Local Government Act, a permit for construction of commercial or industrial 
buildings exceeding 4,500 m2 in gross floor area must not be issued unless a site plan of the buildings, 
including traffic circulation and parking areas and facilities, has been approved by the Minister responsible 
for the Transportation Act. Given the gross floor area of the proposed hotel building is larger than 4,500m2, 
the Ministry of Transportation and Infrastructure will require sign off prior to final issuance of the 
development permit. This has been addressed in the Council resolution.  

Proposal 

The applicant is proposing to construct a four-storey, 98-room Fairfield Marriot hotel with an indoor pool, 
fitness facilities and complimentary breakfast. To do so, the applicant is requesting a Development Variance 
Permit to vary the following sections of Zoning Bylaw No. 2017-08: 

• Section 11.10.2.5: to increase the maximum height from 12.0m to 16.5m.  

Secondly, the property is located within the General/Tourist Commercial Development Permit area and 
requires approval for the form and character of the proposed development and to address landscaping 
requirements. Since the floor area of the hotel is larger than 2800m2, the permit must be approved by 
Council as per the City’s Development Procedures and Delegation Bylaw. 

Financial implication 

The City will receive Development Cost Charges from the developer at a rate of $4.20 per ft2 of floor area 
which will be approximately $220,926.00.  

Technical Review 

This application was forwarded to the City’s Technical Planning Committee and reviewed by the Engineering 
and Public Works Departments.  

As part of building permit approval, street frontage upgrades will be required at the developer’s expense. 
This will include relocation and re-instating of existing driveway entrances, sidewalk enhancement and 
improvement of the existing lane entrance from Eckhardt Ave West. Staff has confirmed that the remainder 
of the lane will not require upgrading unless damages occur during construction. There are multiple water 
and sewer connections which require termination and upgrade at the developer`s expense. Electrical service 
to the development will be underground from a new pad mount transfer. These engineering requirements 
have been communicated to the developer. As per City of Penticton Building Bylaw 94-95 section 7.1.5, 
storm water/drainage is to be maintained on site. 

If the requests for the variance and development permit are supported, BC Building Code and City bylaw 
provisions will apply. 

Development Statistics 

The following table outlines the proposed development statistics on the plans submitted with the 
Development Variance and Development Permit applications:  
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Item Requirement CT1 zone Proposed 
Maximum Lot Coverage: 
Maximum Density: 

40% 
1.2 FAR 

23% 
0.81 FAR 

Vehicle Parking: 

1 space per room (98)  
- A credit of 1 space is given as 5 

extra bicycle parking stalls are 
provided. Therefore, 97 spaces 

are required. 

97 spaces 

Required Setbacks 
Front yard (north, Eckhardt Avenue West): 
Rear yard (south, lane): 
Interior yard (west): 
Interior yard (east, lane): 

 
3.0m 
4.5m 
4.5m  

0m  

 
21.36m 

24.6m 
6.8m 

3.25m   

Maximum Building Height: 12.0m 16.5m (variance required) 

Other Information: 
The subject property is located within the General Tourist 
Commercial Development Permit Area, thus a development permit 
is required, to be issued by Council. 

 

Analysis 
 
Development Variance Permit PL2018-8290 

Support” Development Variance Permit PL2018-8290” 

When considering a variance to a City bylaw, staff encourages Council to be mindful as to whether approval 
of the variance would cause a negative impact on neighbouring properties and if the variance request is 
reasonable.  
 
The variance below is required to accommodate the unique design features that are associated with the 
Fairfield Marriot Brand, which will provide for a positive contribution to the community in an area close to 
several public and private amenities.  
 
Section 11.10.2.5: to increase the maximum height from 12.0m to 16.5m. 

 
• On September 5, 2017, Council approved a variance for the subject property to increase the 

maximum permitted height of a hotel from 12.0m to 13.5m. As plans were developed in more detail, 
it was realized that a further variance request to 16.5m was required to accommodate the 
architectural features required by the Marriot brand. The roof of the proposed hotel is approximately 
13.7m from grade, with a parapet, canopy and various design features increasing the height to 
16.5m. The building exceeds the minimum setbacks required in the zone, thus limiting the negative 
impacts that a taller than permitted building will have on the neighbouring properties.  

• The additional height will raise the profile of the building in one of the City’s main entry points, 
providing for a well-articulated design and welcoming addition to the community. 
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• Staff feel that the height variance request is reasonable and unlikely to have any added negative 
impacts on surrounding properties, and recommend that Council, after hearing from any affected 
neighbours, support the application.  

 
Deny/Refer Development Variance Permit PL2018-8290 

Council may consider that the proposed variance will negatively affect the adjacent properties. If this is the 
case, Council should deny the variance. 

Development Permit  

Support Development Permit PL2018-8289 

The subject property is in the General Tourist Commercial Development Permit Area (DPA). As such, a 
development permit is required prior to construction. According to the DPA Guidelines in the City’s Official 
Community Plan (OCP), the objective is to produce streetscapes defined by attractive buildings and 
landscaping. In this DPA, there is an emphasis on the following design considerations: 

Front entrances should be well defined and provide a focal point to the building: 

• The proposal features a port-cochere (covered entry), made of white and silver phenolic board siding 
which will be held up with dark-grey coloured brick. This design feature will provide a focal point to 
the building. 

Building design should incorporate architectural detailing and variety in building finishes which provides 
interest such as windows and door details, varied roof lines, pillars, or similar features: 

• The building elevations contain a mix of dark and light grey, blue and black siding with picture 
windows. The roof line is varied in height, with an aluminum trellis and a tower adding visual interest 
to the building. The design will be similar to that of the Kamloops Fairfield Marriott Hotel (Figure 25).   

 
Outdoor surface parking areas that accommodate 30 or more vehicles should incorporate landscape islands 
and pedestrian pathways to soften the visual impact and provide safe walking opportunities to entrances 
and through the street: 
 

• The design incorporates landscaped islands with trees and shrubs intended to soften the visual 
impact that surface parking spaces will have on site aesthetics. Concrete walkways are integrated 
into the plan to provide safe pedestrian access through the site.  

 
Landscaped areas, boulevards and setback areas adjacent to streets should be planted with boulevard trees 
and use planting techniques that conserve water through xeriscaping and incorporation of drought 
resistant species: 

 
• In the proposal, the boulevard area will be landscaped with irrigated sod, perennial mulched 

planting beds and trees. The landscape plan features a variety of drought resistant plants. 
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Screening should be provided in the forms of fencing and planting in the following areas; around waste 
containers, between parking areas, along the property edges, between buildings, etc: 

 
• In the proposal, the garbage and recycling containers will be screened in an enclosure in the south 

west corner of the property. A fence will be constructed along the NW side of the property, with a 
low-screen hedge planting around the rest to a maximum of 6ft high. As per the landscape plan 
(Attachment F), large trees will be planted around the perimeter of the property, which provides an 
attractive separation from nearby uses. 

Staff feel that the proposed addition will add value to the neighbourhood and be a significant upgrade from 
the abandoned bingo hall and older single family dwelling. The building elevations and landscape plan are 
of high quality and meet the intention of the DP Area guidelines. As such, staff recommend that Council 
approve the Development Permit application. 

Deny/Refer Development Permit PL2018-8289 

Council may consider that the proposal does not reflect the current built form of the neighbourhood, or that 
the development should soften the impact on neighbouring properties. If this is the case, Council should 
deny the permit. 

Alternate Recommendations 

1. THAT Council support “DVP PL2018-8290” but deny support for “DP PL2018-8289.” 
2. THAT Council support “DVP PL2018-8290” and “DP PL2018-8289” with conditions. 
3. THAT Council refer “DVP PL2018-8290” back to staff. 

Attachments 

Attachment A:       Subject Property Location Map 
Attachment B : Zoning Map 
Attachment C: OCP Map 
Attachment D:   Photos of Subject Property  
Attachment E: Site Plan 
Attachment F: Landscape Plan 
Attachment G: Elevations 
Attachment H: Floor Plans 
Attachment I:  Renderings 
Attachment J:  Lot Consolidation and Road Dedication 
Attachment K: Letter of Intent 
Attachment L: Development Variance Permit PL2018-8290 
Attachment M: Development Permit PL2018-8289 
 
Respectfully submitted, 
 
 
 
Randy Houle 
Planner I 
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 Attachment A – Subject Property Location Map 

 

Figure 1: Subject Property Location Map 
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Attachment B – Zoning Map 

 

Figure 2: Zoning Map 
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Attachment C- OCP Map 

 

Figure 3: OCP Map 
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Attachment D – Photos of Subject Property 

 

 

Figure 4: Front View showing existing bingo hall (from Eckhardt Ave W) 

 

Figure 5: Front View showing existing dwelling (from Eckhardt Ave W) 
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Figure 6: North East View (from the lane) 

 

Figure 7: South East View (from the lane) 
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Figure 8: Rear Lane looking West 

 

Figure 9: South View showing back of existing Bingo Hall 
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Figure 10: West Property line looking North 

 

Figure 11: South View showing back of existing dwelling 
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Attachment E – Site Plan 

 

 

Figure 12: Site Plan 
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Attachment F – Landscape Plan 

 

 

Figure 13: Landscape Plan 
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Figure 14: Plants List 
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Attachment G – Elevations 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 15: North Elevation 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 16: South Elevation 
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Figure 17: West Elevation 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 18: East Elevation 
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Attachment H – Floor Plans 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 19: Main Floor Plan 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 20: Second Floor Plan 
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Figure 21: Third Floor Plan 

 

 

 

 

 

 

 

 

 

 

 

Figure 22: Fourth Floor Plan 
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Attachment I – Renderings 

 

 

Figure 23: North Rendering 

 

 

Figure 24: South Rendering 
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Figure 25: Fairfield Marriot Kamloops 
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Attachment J – Lot Consolidation and Road Dedication 

 

 

Figure 26: Lot Consolidation and Road Dedication Plan 
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Attachment K - Letter of Intent 
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Figure 27: Letter of Intent 

              Attachment L - Development Variance Permit PL2018-8290 
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Attachment M - Development Permit PL2018-8289 
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