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Appendix A:
Issues and Opportunities Workshop Summary
Issues & Opportunities Workshop Summary

(Collated from the Issues & Opportunities Workshop held on 29 July, 2010)

The following is a summary of the principle issues and opportunities that were identified at the Issues
& Opportunities Workshop held with stakeholders and members of the Westbank Centre community
on 29 July, 2010.

Key Issues

The following key issues were identified for Westbank Centre:
•
•
•
•
•

•
•

•
•
•
•
•
•
•
•
•

Highway 97 couplet negative impacts are very significant
Heavy through traffic, limited access and (perceived) lack of on-street parking has hurt local
businesses
WFN land use policies and approvals incentives are driving business away from the Westbank
Centre, especially larger format retail
Ongoing pressure to exclude land from the ALR
Developers believe that the District needs to assist proposals for new development, by
providing relief on development costs e.g. DCC holidays or deferment, tax relief, shorter
approvals process times, permit and licence fees relief, density bonusing, etc.
The existing built form is ugly and substandard, and needs to be improved
The public realm is substandard and unsafe, and needs to be improved, particularly the
pedestrian environment: new sidewalks, more landscaping, street furniture, safer pedestrian
crossings of Highway 97, etc.
Need more greenery and park space
Need more parking
Need more cultural facilities
Lack of any local government presence in Westbank Centre is an issue
Need more housing, including affordable housing
Need a more walkable town centre
Need a public focal point or public space
Need to plan for families with children as well as seniors (safety issues)
Very limited cycling facilities
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Key Opportunities

The following key opportunities were identified for Westbank Centre:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
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Highway 97 opportunity: widen Dobbin Road to accommodate two-way Highway 97,
and revert Main Street to a local High Street with enhanced pedestrian environment,
traffic calming, etc.
[alternative] Highway 97 opportunity: bury Highway 97 beneath Dobbin Road and
develop the space above with new developments and green space (Note: this option
is very expensive and funding has not been identified)
Consider grade separated (pedestrian overpass) opportunities across Highway 97
Relocate District Hall to Westbank Centre
Create a Civic and Cultural precinct: new City Hall, Library, Theatre, Community
Centre, etc.
Create more park space and greenery
Enhance the public realm through streetscape and other improvements
Create a more walkable town centre by pedestrianizing some streets and
consolidating parking
Create a central focal point or public space at the heart of the town centre
Improve and green up north-south streets to draw people into surrounding area
Locate social services and facilities in town centre
Celebrate agricultural tradition through opportunities such as: farmers market,
agritourism, nursery gardens, urban agriculture, farm tourism attractions,
demonstration farms, etc.
Encourage niche retail that does not compete directly with WFN commercial uses
Encourage mixed use projects and higher residential densities in Westbank Centre
Encourage and incentivize a range of housing choices including affordable housing
Use the proposed new RapidBus transit exchange as a focus for urban intensity and
activity
Use existing school facilities or other public uses during off hours
Celebrate the remaining built heritage
Enhance and extend trail connections from town centre to waterfront
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Introduction
A Community Planning & Design Charrette for the Westbank Centre Revitalization Plan
was held on 13–14 October 2010 in Westbank. The charrette took place over two days.
Day 1 began with a series of technical presentations by the consultants to a broad range
of stakeholders, setting the economic, planning and urban design context for the charrette.
This session included a Question & Answer session with participants at the end of the
presentations. In the afternoon, participants were divided into three groups, each of which
circulated through three Thematic Topics tables facilitated by the consultants. This process
resulted in draft program elements and high level concepts for the Westbank Centre. The
thematic issues/topics were:
•
•
•

Land Use & Transportation
Building Typologies & Urban Form
Public Realm & Open Space Networks

Day 1 ended with a pin-up presentation and information session with a broader group of
participants including members of the Chamber of Commerce, Council, etc. This was an
opportunity to present the preliminary concepts developed earlier, and get initial
feedback
from participants.
Day 2 consisted of the technical team, made up of the consultants, key District staff and
some other agency staff, developing and refi ning the preliminary concepts produced on
Day 1. This was a closed door planning and design session to allow the consultants to
prepare the necessary drawings and graphics to describe the alternative concepts. Two
preliminary alternative concept plans were developed, refl ecting the direction emerging
from Day 1. The preliminary concept plans were presented at a Public Open House on
the evening of Day 2. This end of charrette “pin-up” was very well attended, with an
estimated 125–150 attendees. This session was also an opportunity for stakeholders and
the broader public to provide feedback on the charrette concepts.
The feedback received will now guide further refi nement of the charrette concepts
towards a preferred draft plan.
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Concept Plan Options
Two alternative concept plans were developed. The key assumptions and features of
each concept are described below, and illustrated in the accompanying graphics from the
Charrette.

Option A
Key Assumptions:
•
•
•
•
•

The provincial Highway 97 is consolidated on Dobbin Road (two-way traffi c)
Main Street reverts to a municipal street (two-way traffi c)
Public Transit is routed onto Main Street
Additional right-of-way is required on Dobbin Road between Brown Road and
Old Okanagan Highway

Key Features:
•

Dobbin Road is widened to accommodate two lanes of moving traffic in each
direction plus a central median/turning lane, and possibly a separate frontage road
with parking on each side (multi-way boulevard)

•

Main Street is redeveloped as a pedestrian- and transit-friendly, two-way High Street
orming the civic, commercial and service focus of Westbank Centre, with on-street
parking on both sides, enhanced public realm, and new landscaping A finer-grained
urbanstreet grid is introduced over time, including extensions to Delray, Gosset and
Hoskins/Brenda Lee Roads

•

New street connections into the southern half of Westbank Centre, with an extension
of Ingram Road to Gellatly Road (east) and a link across Glen Canyon to Gellatly
Road (west)

•

Street-fronting retail infi ll along Main Street, with potential residential above

•

A Transit Hub is located between Main Street and Dobbin Road, facing Brown Road

•

Mixed use, higher density development is located on either side of Main Street

Retail Parking at Rear of
Building

Westbank Centre Revitalization Plan

Appendices

9

•

New multi-family housing is concentrated north of Main Street, with densities
decreasing towards the north, and existing multi-family housing is intensifi d south of
Dobbin Road

•

The greatest concentration of land uses and highest density housing is located within
a 400m radius or 5 minute walk of the Transit Hub at Main and Brown

•

Typical minimum densities for mixed use are about 3.0 FSR (assumes 0.35 FSR
retail and 2.65 FSR apartment, parking all underground)

•

Typical minimum densities for 4-storey wood frame apartments are in the range of
1.8 to 2.0 FSR. Building heights are typically in the 4–6 storey range, with 4-storey
wood frame apartments being the most common likely housing typology

•

A Civic Centre is located between Main Street and Dobbin Road facing Elliott Road,
with a civic plaza on the corner of Main and Elliott

•

A Farmers Market and Market Square are located between Main Street and Dobbin
Road, west of Hebert Road

•

Ingram Road is enhanced as a pedestrian-oriented Greenway/Bikeway linking the
school/park precinct (west) with the aquatic centre/park precinct (east)

•

A new public trail from the south end of Old Okanagan Highway connects Westbank
Centre to Okanagan Lake

•

A combined WFN/WestbankCultural Centre is proposed on WFN land facing Old
Okanagan Highway (assumes WFN cooperation)

•

Opportunities for urban/agriculture uses along the interface between Elliot Road and
the ALR

View South on Brown Road to Corner of
Main Street
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Option A: Concept Plan
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Option A
Key Assumptions:
•

The provincial Highway 97 is retained as a one-way couplet on Main Street (westbound)
and Dobbin Road (eastbound)

•

Brown Road is redeveloped as a High Street forming the civic, commercial and service
focus of Westbank Centre, with on-street parking on both sides, an enhanced public
realm, and new Landscaping

•

Public Transit is routed on Main Street and Dobbin Road

•

No additional right-of-way is required on Dobbin Road

Key Features:
•

Dobbin Road and Main Street are retained as the provincial highway one-way streets,
but with some pedestrian- and transit-friendly enhancements

•

Brown Road is redesigned as a pedestrian- and transit-friendly, two-way High Street
forming the civic, commercial and service focus of Westbank Centre, with on-street
parking on both sides, an enhanced public realm, and new landscaping

•

The urban street grid is re-oriented over time to support Brown Road as the High
Street, with a finer-grained street grid and new lanes oriented north-south on either
side of Brown Road

•

A Transit Hub is located between Main Street and Dobbin Road, facing Elliott Road

•

A Civic Centre is located between Main Street and Dobbin Road facing Brown Road,
with a civic plaza on the corner of Main and Brown
Mixed use, higher density development is located on either side of Brown Road north
of Main
New multi-family housing is concentrated north of Main Street, with densities
decreasing towards the north, and existing multi-family housing is intensified south of
Dobbin Road

•
•

•

The former Save On Foods shopping mall south of Dobbin Road between Elliott and
Brown is redeveloped over time with multi-family housing

•

The greatest concentration of land uses and highest density housing is located within
a 400m radius or 5 minute walk of the Civic Centre at Main and Brown

•

Typical minimum densities for mixed use are about 3.0 FSR (assumes 0.35 FSR retail
and 2.65 FSR apartment, parking all underground)

•

Typical minimum densities for 4-storey wood frame apartments are in the range of 1.8
to 2.0 FSR.

•

Building heights are typically in the 4–6 storey range, with 4-storey wood frame
apartments being the most common likely housing typology

•

Ingram Road is enhanced as a pedestrian-oriented Greenway/Bikeway linking the
school/park precinct (west) with the aquatic centre/park precinct (east)
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•

A new public trail from the south end of Old Okanagan Highway connects Westbank
Centre to Okanagan Lake

•

Opportunities for urban/agriculture uses along the interface between Elliot Road and
the ALR

Option B: Road Network
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Street Redesigns & Public Realm Improvements
A number of street redesigns are proposed, for each of the concept plans. The following
street cross section sketches illustrate some of these street redesign options, and the
associated built form and public realm enhancements.
In general terms, both the charrette options suggest a much more pedestrian-oriented
public realm, with buildings coming right out to the street-fronting property line, any surface
parking located at the rear, and animated public and/or commercial uses at grade on the
High Street.
One approach to converting Dobbin Road to a two-way provincial highway and multilane
boulevard is to do this as a phased development, with the basic four provincial highway
travel lanes being constructed as a fi rst phase, and the frontage roads and enhanced
public realm being constructed at a later stage.
A conceptual Green Space Network was developed for both options. This includes
enhancing Ingram Road as a pedestrian-oriented Greenway/Bikeway that links the
elementary school/park precinct in the west with the aquatic centre/park precinct to the
east.
One street cross section illustrates the proposed enhancement of Ingram Road as a
Greenway/Bikeway
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Appendix E:
Local Service Area Definition
Local Area Services
The Community Charter provides municipalities with authority to provide a local area service
within a part of the municipality. The Community Charter provides authority for a municipality to
levy a property value tax and/or a parcel tax to recover all or part of the costs of a service provided
within a local service area. The authority to establish a local area service provides a council with
the opportunity to provide a service to a portion of the municipality and to recover all or some
of the costs of the service from the taxpayers within the local service area. A municipality may
choose to establish a local area service to provide for downtown revitalization projects, to be paid
for in part by the property owners within the local service area.
Revitalization Tax Exemptions Section 226 of the Community Charter provides authority to exempt
property from municipal property value taxes. To use this authority, a Council must establish
a revitalization program (with defined reasons for and objectives of the program), enter into
agreements with property owners, and then exempt their property from taxation once all specified
conditions of the program and the agreement have been met. Exemptions may apply to the value
of land or improvements, or both. Councils are free to specify, within their revitalization programs,
the amounts and extent of tax exemptions available. Revitalization tax exemptions are limited
to municipal property value taxes (Section 197(1)(a) of the Community Charter only) and do not
extend to school and other property taxes, such as parcel taxes. An exemption may be granted
for up to 10 years.
The authority to provide a revitalization tax exemption is not subject to section 25 of the Community
Charter.
Revitalization tax exemptions are a tool that Councils may use to encourage various types of
revitalization to achieve a range of environmental, economic or social objectives. A revitalization
program may apply to a small area or areas, a certain type of property or properties, a particular
activity or circumstance related to a property or properties, or an entire municipality.
Council must establish a revitalization tax exemption program, by bylaw, which must include the
following:
•
•
•
•
•
•

A description of the reasons for, and the objectives of, the program;
A description of how the program is intended to accomplish the objectives;
A description of the kinds of property, or activities or circumstances related to the propertythat
create eligibility for exemptions (e.g. apartment buildings that supply car co-op memberships
to their residents to promote environmental sustainability);
The extent of the exemptions available (i.e. entire properties or portions of properties);
The amounts of exemptions, or formulas to determine the amounts, or both; and
The maximum term of the exemption, which may not be longer than 10 years.

Once a revitalization tax exemption program bylaw has been adopted, Council may enter into
an
agreement with the owner of a property regarding the provision of a revitalization tax exemption.
The agreement between the municipality and the property owner may outline requirements that
must be met before an exemption certificate is issued, and any other conditions on which the tax
exemption will be provided.
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