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Executive Summary

Purpose and Overview:

The Westbank Centre Revitalization Plan provides a long term vision for
Westbank Centre supported by action oriented policies and guidelines for
implementation. This plan is founded on a strong base of community and
stakeholder involvement that occurred throughout the planning process
for Westbank Centre.

The plan is broadly premised on expanding the economic base, improving
the quality of both private and public realm development, and enhancing
the cultural and heritage aspects that are ingrained within this community.
Westbank Centre revitalization will be primarily a market driven process
shaped and encouraged by strategic, phased public investments.

This plan provides a comprehensive planning framework based on a 25
year planning horizon to accommodate an estimated maximum future
population of approximately 8,380 residents through the creation of
a more sustainable and livable town centre.! The plan is based on a
detailed market and financial analysis to ensure feasibility and anticipate
phasing of the recommended land uses. It also identifies strategies and
policies to enhance the economic viability of Westbank Centre in the face
of competing interests.

The Westbank Centre Design Guidelines are an important supplemental
document to this plan and form a key part of plan implementation by
translating the Plan vision, policies and guidelines into a set of specific
design strategies and approaches.

Westbank Centre Vision:

“In 25 years time (2035), Westbank Centre will be a thriving, unique,
walkable, transit oriented and highly attractive urban place. A range
of businesses, services and cultural and civic facilities focused on a
pedestrian oriented Main Street and prominent civic open spaces, will
define Westbank Centre as the heart of the community. A concentration
and mix of housing for a diversity of lifestyles, ages and income levels,
along with green buildings and streets and high quality design, will make
Westbank Centre highly livable and a desirable place to work, shop, and

play”.

1 This maximum population projection in Westbank Centre is based on an estimated existing 1,350
apartment units and 230 single family homes at an assumed average household size of 2.3 persons per
household, plus an estimated potential demand for up to 95 new apartment units each year for the next
25 years at an assumed average household size of 2.0 persons per household.
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Key Actions:

e  Amend zoning
regulations for Westbank

Centre

e Work with MOTI to
remove Provincial
Highway Function from
Main Street to Dobbin

Road

e Adopt land use
designations for
Westbank Centre

e  Consider reducing DCCs
in Westbank Centre

e  Undertake a parking
study and strategy

e Designate Westbank
Centre as the
priority growth area
for new residential
and commercial
development in the
District

Concept Overview

The broad concept for Westbank Centre Revitalization is premised
on integration of the following key elements:

A compact, mixed use and highly sustainable/livable
Westbank Centre

Westbank Centreis prioritized for growth and re-development
as a key pillar of the District’s overall sustainable growth
management strategy.

An appropriate land use mix and highest densities in the
District should occur within Westbank Centre to encourage
transit use and walking, to support local businesses, to
create a better jobs/housing balance, and preserve valued
agricultural lands and open spaces in the District.

A mix of housing types are prioritized for a range of ages,
income levels and lifestyles.

Ahigh quality of building and streetscape design will enhance
Westbank Centre’s identity and sense of place.

Main Street

Main Street is prioritized for public realm and streetscape
enhancements and is intended to be the focus of the most
intense pedestrian-oriented retail and services.

The key recommendation of this plan is to work with MOTI
to remove the provincial highway function from Main Street.
However, enhancing and attracting businesses to Main
Street as the principle Retail High Street in Westbank Centre
will remain the key District priority for Westbank Centre
Revitalization regardless of whether Main Street remains as
part of the provincial highway system or not.

Dobbin Road

As part of reclaiming Main Street, the District will work with
MOTI to widen Dobbin to accommodate all of the provincial
highway function through Westbank Centre. This includes
incorporation of pedestrian crossings at key intersections.




Public Focal Points and Gateways

e Enhancing key gateway sites to create a sense of arrival/
departure

Pedestrian Priority Streets and Connections

e |n addition to Main Street, Ingram Street, Brown Road
and Elliot Road are prioritized for enhancements such as
sidewalks, pedestrian crossings, bicycle lanes, street trees,
landscaping, pedestrian lighting, and street furnishings.

e New pedestrian connections are identified both within
Westbank Centre and to key activity nodes adjacent to it.

Action Plan Overview
Time frame

e This plan represents a long term vision based on a 25-
year planning horizon and will require multiple phases to
implement.

Strategies for Development

This plan recommends several strategies that the District should
consider adopting to encourage new residential and mixed use
development in Westbank Centre. The strategies are divided into
two categories:

1. Strategies to increase the achievable revenues from new
residential and mixed use developments:

e Amend zoning regulations for Westbank Centre to maximize
achievable density and flexibility in types of units:

e Adopt land use designations that allow up to 6 storey
buildings in designated areas

2. Strategiesthat help reduce the creation cost of new residential
apartment projects:

(

Key Actions:

Undertake a Civic
Centre Concept Plan
and Planning Process

Implement Street
network improvements
as opportunities arise

Develop and implement
comprehensive
redevelopment plans
for the West and East
Gateway sites as
opportunities arise

Implement the
Westbank Centre
Events/Festivals &
Urban/Agriculture
Strategies

Undertake streetscape
enhancements along
Main Street




Reduce DCCs in Westbank Centre if projects in Westbank
Centre can be shown to have a lower impact on the capital cost
of municipal infrastructure than projects in other parts of the
municipality.

Allow some of the off-street commercial parking for mixed use
projects to be accommodated at grade.

Undertake a parking study and strategy to identify opportunities
for reducing off-street parking requirements.

Allow payment in-lieu of parking for developers of mixed-use
projects, while ensuring that the cost is not prohibitive.

High Density Residential Growth Management

Designate Westbank Centre as the main high density residential
location in the District to prioritize residential and mixed use
development in Westbank Centre, and carefully consider
the impact on Westbank Centre of permitting residential and
commercial developments in other locations in the municipality,
before approving them.

Highway 97 / Dobbin Road

Review, evaluate and select a preferred option for converting
Dobbin Road into a two-way provincial highway, and continue
to work with the Ministry of Transportation and Infrastructure
and Infrastructure (MOTI) to develop a Memorandum of
Understanding based on this reconfiguration.

Main Street Redesign

Continue to work with the Ministry of Transportation and
Infrastructure (MOTI) to develop a Memorandum of Understanding
to revert Main Street to a municipal street as part of the conversion
of Dobbin Road into a two-way provincial highway.

Convert Main Street into a two-way High Street, with detailed
streetscape enhancements.




Civic Centre

e Endorse in principle the development of a Civic Centre in
Westbank Centre and undertake a community consultation
process to develop a Civic Centre concept plan.

Parking Strategy

e Undertake a Parking Assessment to identify existing and
expected supply and demand. Based on the results, develop a
parking strategy that:

e Considers relaxing off-street parking requirements;
¢ |dentifies strategies for increasing on-street parking capacity;

e |dentifies shared parking opportunities including a shared
public/private parking facility to serve the Town Centre; and

e (Considers cash-in-lieu where appropriate.

Street Network Improvements

e Analyze cost/benefit of and confirm proposed new streets or
street extensions.

e |dentify any specific property acquisition/easement requirements,
and tie street network improvement implementation to rezoning
and/or redevelopment of affected private properties as these
occur.

e Establish a multi-year sidewalk and bicycle lane construction
capital program for Westbank Centre based on the priority
locations recommended by this plan.

Gateway Sites Development

e Work with existing land owners, long term leaseholders and other
agencies to develop comprehensive redevelopment plans for
the West Gateway site (bounded by Hebert, Main and Dobbin)
and East Gateway site (bounded by Old Okanagan, Main and

Dobbin), that accommodate both existing and potential uses.




Events Strategy

e Encourage the advancement of the Westbank Centre Events/
Festivals Strategy including the use of public streets and open
spaces and adjacent private uses in the town centre for special

events and festivals.

Public Transit (RapidBus)

e Work with BC Transit to confirm and implement the proposed
regional RapidBus service and location of transit exchange and
related facilities in Westbank Centre.

Urban/Agricultural Interface Strategy

e Continue to work with the Agricultural Advisory Committee
the Regional District Agricultural Support Officer to ensure that
agricultural opportunities are a high priority in decision-making in
Westbank Centre and throughout the District of West Kelowna.

e |dentify a location, program and partnerships for establishing
a farmers market within Westbank Centre based on the
recommendations of this plan.

e Consider forming a partnership with an agricultural/land trust to
raise money for purchasing agricultural land and managing such
land to achieve its objectives.

Partnerships

e The District will continue to partner and work closely with other
public agencies and senior governments, neighbouring First
Nations and local governments, business owners, land owners
and developers, other key stakeholders, and the West Kelowna
community at large.

e A key recommendation of this plan is to work with the Westbank
Centre business community to establish a Business Improvement
Areain Westbank Centre to help promote and connect Westbank
Centre businesses, bring customers, and stimulate the local
economy.
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Funding

The District will continue to work with MOTI to develop a
memorandum of understanding including funding partnerships
related to the reconfiguration of the Highway 97 couplet through
Westbank Centre and associated streetscape enhancements/
improvements along Main Street and Dobbin Road as described
and recommended in this plan

Additional sources of funding public projects and improvements
include general municipal revenues, grants, voluntary amenity
contributions at the time of rezoning and the potential to establish
a local service area.

11
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1.0 Introduction

1.1 Overview

The District of West Kelowna (DWK) has prepared this Revitalization
Plan for Westbank Centre to articulate and direct the community’s
vision for the future of Westbank Centre.

The overall goal of the plan is to develop an action-oriented and
implementable vision for Westbank Centre by identifying viable and
sustainable opportunities to expand the economic base and public
realm in the Westbank Centre, while preserving and celebrating the
cultural and heritage aspects that are ingrained within this community.

The 1999 Westbank Centre Strategic Plan, which provides the current
planning policy direction for development applications in the Westbank
Centre area, was part of the previous Westside Official Community Plan.
While this document was adopted by the Regional District of Central
Okanagan (RDCO) Board, many of the action items and strategies were
never implemented by the Regional District. This Westbank Centre
Revitalization Plan updates the 1999 Strategic Plan to ensure that the
policy direction for the area is aligned with current best practices and
the current needs and direction of the community.

The revitalization of Westbank Centre was identified by Council as the
number one economic enhancement strategic priority in its most recent
Strategic Priority statement (2011).

1.2 Purpose & Objectives

The purpose of the Westbank Centre Revitalization Plan (The Plan) is
threefold.

1. ThePlandefinestherole of Westbank Centreinthe wider community,
giving guidance regarding its relationship and connectivity with the
rest of the District. The plan includes a vision statement and set of
planning principles, policies and actions for land use, transportation,
parks and open space, and a set of guidelines for urban design
and streetscape design.

2. The Plan also describes the community’s long term vision for
the type, density and location of land uses desired for Westbank
Centre for the next 25 years.

3. In addition to land use, the plan provides clear direction regarding
parks and open space, mobility, community amenities and facilities
and the form and character of public and private realms.

A 4
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The Westbank Centre Revitalization Plan provides a comprehensive
planning framework to accommodate an estimated future population
of approximately 8,380" residents through the creation of a sustainable
and livable centre. It also identifies strategies and policies to enhance
the economic viability of Westbank Centre in the face of competing
interests.

The key objectives of the Revitalization Plan are to develop policy
recommendations and design guidelines for private and public
development that:

Enhance Westbank Centre as an exciting place to live, work and
play for residents and visitors of all ages and abilities;

Preserve, protect, and enhance the Westbank Centre’s culture,
heritage and urban/agricultural interface;

Encourages and attracts private redevelopment and investment
in Westbank Centre;

Provides certainty and clear guidance to citizens, developers,
District Council and Staff about how growth and development
will take place in Westbank Centre over the next 25 years.

Encourages more cohesive and compatible development patterns
in Westbank Centre that support District wide sustainability and
livability and that are responsive to growth patterns in the wider
community and region.

|dentifies priority actions necessary to support economic viability
within the Westbank Centre;

Includes short, medium and long term implementation strategies
and actions that create momentum by demonstrating immediate
success and commitment by the District to projects that establish
long-term success.

Ensures current and future planning for Westbank Centre is
carried out through a transparent, inclusive process involving
local businesses, residents and the development community.

1

This maximum population projection in Westbank Centre is based on an esti-

mated existing 1,350 apartment units and 230 single family homes at an assumed aver-
age household size of 2.3 persons per household, plus an estimated potential demand
for up to 95 new apartment units each year for the next 25 years at an assumed average
household size of 2.0 persons per household.
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1.3 Plan Area

For the purposes of the Plan, Westbank Centre is generally defined
as the area bounded by: Butt Road in the north, the Old Okanagan
Highway and Westbank First Nation lands in the east, the agricultural
lands south of Ingram Road and Pineridge Place in the south, and the
edge of Glen Canyon Regional Park and Paynter Road in the west.

Provincial Highway 97 runs east-west through the middle of the study
area as a one-way couplet with two parallel east-west streets. The
north (west bound) street is located on the original Main Street, while
the south (east bound) street is located on Dobbin Road.

The following maps identify the Westbank Centre Revitalization Plan
Study Area (fig. 1) and the Westbank Centre Revitalization Plan context
Area (fig.2).

Figure 1: Westbank Centre Plan Study Area Map
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Figure 2: Westbank Centre Context Area Map
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1.4 Plan Process

This plan is founded on a strong base of community involvement that
occurred throughout the planning process for Westbank Centre. This
process involved a series of public and stakeholder events including
workshops, open houses and the Westbank Centre Community Design
Charrette where design options were co-created with key community
stakeholders, agency representatives and the public.

The Westbank Centre Revitalization Plan was undertaken in three
phases:

Phase 1 — Setting the Context: Identifying Issues & Opportunities
Phase 2 — Preliminary Concepts and Draft Plan

Phase 3 — Final Plan, Agency Review

The Process Flow Chart on the following page illustrates the planning
process.

Block modeling exercise at the
Community Design Charrette

Small group brainstorming
exercise at the Community
Design Charrette

P 17



Figure 3:
Plan Process and Public Consultation Flowchart
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Stakeholder and public input and review was integral to the planning
process, and included several components - summary reports of
consultation events and workshops can be found in the supplemental
Appendices document. This plan was reviewed at each iteration by
Council committees (i.e. APC, AAC), ensuring staff and committee
input at each stage.

PHASE 1

Community Issues & Opportunities Workshop (July 2010):
Public and stakeholder representatives identified key issues, desires,
opportunities and challenges that resulted in a vision statement and set
of planning principles that are the foundation for the Westbank Centre
Revitalization Plan.The Issues and Opportunities Memo can be found
in Appendix A.

Westbank Centre Community Consultation Committee: The
WCCCC was appointed by Council in September 2010 to meet with
the consultant team and staff and review progress and offer input at
key stages of the process. The WCCCC acted as a sounding board
to advise staff and the consulting team throughout the development
of the Westbank Centre Revitalization Plan by providing direction and
feedback on its progression.

Transportation Workshop (September 2010): This integrated land
use and transportation workshop was attended by staff, project
consultants and representatives from the Ministry of Transportation
and Infrastructure (MOTI), BC Transit and Master Transportation Plan
consultants who worked through the difficult transportation challenges
facing Westbank Centre, in particular those related to the Highway 97
couplet. The workshop resulted in agreement on a set of clear options
for the couplet and the overall transportation network. This created
significant momentum and a clear starting point for the Community
Design Charrette.

Website: The District has maintained a page on its website for the
duration of the project, which afforded West Kelowna residents further
information during the course of the planning process.

Screenshot of the Westbank
Centre Revitalization Web Page

19



More images from the
2-day Community Design
Charrette

Public Open House #1
at the conclusion of
the 2-day Community
Design Charrette

PHASE 2

Westbank Centre Community Design Charrette (October 2010): This
two day, integrated and multi-disciplinary design workshop was very
well attended. Participants included residents, local business owners
and members of the development community who worked together
with the consulting team, District staff and agency representatives
to co-create alternative design concepts for Westbank Centre. This
collaborative and intensive two day workshop resulted in two preliminary
concept options (Concept Plan A and Concept Plan B - See next page)
that were both highly innovative and practical, incorporating the local
knowledge and expertise of stakeholders with the technical expertise
of District staff and consultants.

Public Open House #1 (October 2010): The two preliminary concept
options were presented to the community for feedback which was then
collected at a public open house held on the last evening of the Charrette.
135 people attended this exciting event resulting in a significant amount
of feedback on and preferences for each of the two concept options.
The results of the Charrette, together with the significant amount of
public feedback collected, were presented to Council for their review
and input which together, was used to select and refine a preferred
concept for Westbank Centre (see Appendix B for complete Design
Charrette and Open House summary).

20



Key Features of Concept Plan A:

Dobbin Road is widened to
accommodate two lanes of
moving traffic in each direction
Main Street is redeveloped as a
pedestrian- and transit-friendly,
two-way High Street forming the
civic, commercial and service
focus of Westbank Centre

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

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

Key Features of Concept Plan B:

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

Legend

pgend -

Westbank Centre Revitalization Plan
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Images from the 2-day Community
Design Charrette and Public Open
House held on October 13-14, 2010.




PHASE 3

Economic Sustainability Workshop: The Economic Sustainability
workshop was held on April 27, 2011, with several key landowners,
developers, business owners and the real estate industry, to help gather
input on the draft plan. Opportunities and challenges were identified
and incorporated into the most recent draft plan as recommendations
for economic development within Westbank Centre (see Appendix C
for complete Economic Sustainability Workshop summary).

Public Open House #2: A second public open house was held on
June 16th 2011 at the Royal LePage Arena in West Kelowna. The open
house was designed as a convenient drop-in type event with a BBQ
and live music entertainment. There were approximately 400 attendees
present at the open house throughout the course of the event. A survey
was conducted with attendees in order to gather feedback on the draft
plan. Highlights from the survey include:

e 87% of respondents support the plan’s vision for Westbank
Centre;

e 84% of respondents support the conversion of Dobbin Road
into a two-way provincial highway and the conversion of Main
street into a beautified two-way pedestrian-oriented commercial
street;

e 87.9% of respondents support the concentration of commercial
uses along Main street and Dobbin Road;

e 74% of respondents support the consideration of 6-story
buildings within designated areas in Westbank Centre;

e 388.6% of respondents support the event/festival strategy outlined
in the plan;

e 90% of respondents who are current land or business owners in
Westbank Centre support the creation of a Business Improvement
Area.

Complete survey results can be found in Appendix D.
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1.5 Planning Context

1.5.1 Historical Context

Overview

Westbank Centre is West Kelowna’s historic social gathering place and
economic core. Prior to the construction of the Coquihalla Connector
in 1990, the heart of the centre was along the two-way thoroughfare of
Main Street. Historically, Main Street served the needs of the community
and was pivotal in the community’s economic development.

Since 1986, Highway 97 has operated as a one-way couplet through
Westbank Centre, with two parallel east-west streets (Main Street and
Dobbin Road). The conversion of Highway 97 into a one-way couplet,
together with the significant amount of commercial development within
WEFN lands adjacent to Westbank Centre, has had a significant impact
on Westbank Centre.

In 2008 the new Wiliam R. Bennett Bridge was opened. The bridge
replaced a former pontoon bridge linking West Kelowna and Kelowna.
The new bridge is designed to handle up to 80,000 vehicles daily, and
has made it easier and more convenient for people to live in West
Kelowna and work in Kelowna (and vice versa).

Incorporation and Name Change

What is today the District of West Kelowna was formerly part of the
Regional District of Central Okanagan. In 2007 local residents voted
to separate from the Regional District and incorporate as their own
municipality. The District was incorporated on December 6, 2007 as
Westside District Municipality. On January 30, 2009 the District was
renamed the District of West Kelowna.

ELOWMA



Population and Growth Expectations

The 2010 District of West Kelowna population was 27,195 (BC Stats),
a -0.4% change from 2009. BC Stats does not provide population
projections for individual municipalities, but they do provide 25-year
projections for Regional Districts. 2010 BC Stats data shows that the
Regional District of the Central Okanagan, of which the District of West
Kelowna is a part, is projected to grow by approximately 45% over
the period 2010-2035 - the third highest growth rate among Regional
Districts in the Province. This suggests that there will be significant
growth in West Kelowna - and more specifically Westbank Centre.

The land use plan is premised on Westbank Centre accommodating
the majority of growth in the District of West Kelowna. Over the next
30 years, Westbank Centre is projected to accommodate a desired/
anticipated increase of between 5600-7500 new residents. These
numbers are based on the potential build out capacity of the proposed
Land Use Plan on page 62.

The following table sets out the potential build out capacity of Westbank
Centre:

Table 1: Build Out Capacity of Westbank Centre

Housing Type Gross Buildable Units per Ha Population (range)
m2 (range)

Low-Medium

Density Town Centre

Residential 236,428 750-1000 1650-2200

Medium-High

Density Town Centre

Residential 795,527 2500-3400 3500-4760

Town Centre

C ial Mixed-

U;);nmerma ixe 331,321 330-430 465-600



Agricultural Land

Westbank Centre also contains a significant amount of agriculturally
designated land immediately adjacent to it. As evidenced by the
results of this process and previous planning work, agriculture has
been confirmed as a valued amenity to the community. Westbank’s
agricultural origins run deep, and still forms a major part of its identity
and economy. As such, the preservation and celebration of agricultural
heritage and uses is an important component of this plan.

Images
of West
Kelowna’s [}
agricultural &
amenities.
Westbank First Nations
Within the District’s boundaries are two self-governing reserves of
the Westbank First Nation (WFN), Tsinstikeptum 9 and Tsinstikeptum
10. Approximately 8,000 non-band members and 500 Westbank
band members live on the reserves. The Westbank First Nation is
one of the most progressive First Nations in Canada. With a stable
and sophisticated government, a leased land system and large
amounts of undeveloped serviced land, commercial and residential
developers have increasingly pursued development on WFEN land. In
recent years, several large commercial projects have been developed
along the provincial Highway 97, including shopping centres and big
box retail stores such as Walmart, Canadian Tire and Home Depot.
This development has had a significant impact on commercial uses in
Westbank Centre drawing shoppers away from and competing with
Westbank Centre shops and services.
Image of big-
box retail and
Aerial view of
the Westbank
First Nation
shopping plaza
at Highway
97 and Old
Okanagan
Highway .
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1.5.2 Relationship with Other Relevant Plans and
Initiatives

A number of planning studies, plans and policy documents inform, are
relevant to, and have implications for the Westbank Centre Plan:

1999 Westbank Centre Strategic Plan

The Westbank Centre Strategic Plan, which provides the current
planning policy direction for development applications in the Westbank
Centre area, was adopted into the Official Community Plan in 1999.
While this document was adopted by the RDCO Board, many of the
action items and strategies were never implemented by the Regional
District.

2005 Westbank Centre Strategy Report

In 2003 the RDCO initiated a review of the 1999 strategic plan and
attempted to bring forward an Agricultural Land Reserve (ALR) exclusion
block appeal as a revitalization strategy for the area. Extensive public
consultation occurred and in 2005 a draft Westbank Centre Strategy
Report was prepared that investigated the possible exclusion of 35
hectares of ALR land within the Westbank Centre. However, as a result
of the governance uncertainty, the Agricultural Land Commission (ALC)
deferred commenting on the proposed exclusion request and the
report was abandoned.

2007 Westbank Centre Vision and Implementation Strategy

In 2007, the RDCO reinitiated a review of the 1999 Plan. A committee
was established representing a broad spectrum of business and
community interests on the westside to work with planning staff and
a local engineering, planning and urban design firm to complete a
development plan for the town centre.

This work resulted in the preparation of a draft Westbank Centre
Vision and Implementation Strategy. This strategy was forwarded
to the RDCO Board for consideration in 2007. Due to the imminent
governance change and the proposed budget implications, the RDCO
Board deferred the draft Implementation Strategy to the District Council

for their review and follow-up.
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2009 DWK Council Direction

In 2009, the Draft Westbank Centre Vision and Implementation Strategy
were presented to the newly constituted District of West Kelowna
Council acknowledging the changes that had occurred since 2007. On
October 27, 2009 Council provided direction to staff to draft a Request
For Proposals and proceed with the development of a Revitalization
Plan for Westbank Centre.

1.5.2 Policy Framework

2011 District of West Kelowna Official Community Plan

The West Kelowna Official Community Plan (OCP) was adopted on
July 26, 2011. The OCP Land Use map designates a large portion of
Westbank Centre’s land base as “Commercial”. The Land Use map also
designates areas of “Core Centre Multi-Family” and “Medium Density
Multi-Family” housing in the area. This housing is anticipated to be at
higher densities at the core of Westbank Centre with decreasing density
moving away from the Centre. There is also some land designated as
“Institutional” use in the area. It is anticipated that Staff may need to
amend the OCP based on the results and recommendations of the
Westbank Revitalization Plan once its complete.

The 2010 OCP Land Use Map on the following page illustrates the
future land use as designated in the Official Community Plan for the
Westbank Centre Area - Some revisions to OCP Land Use policies
and designations are recommended by this plan.

Zoning Bylaw No. 871 (2000)

The Zoning Bylaw is the regulatory document which controls the use,
size, height, density, and location of buildings on a property within the
District. The current zoning bylaw needs updating as the document
has limitations with current market realities and planning policies. This
update has been confirmed by District Council as a strategic priority
for 2012,
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Figure: 4 2011 OCP Land Use Map - Source 2011
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Agricultural Land Commission (ALC) Act

The ALC Act is used to encourage local governments, First Nations,
the government and its agents to enable and accommodate farm use
of agricultural land and uses compatible with agriculture in their plans,
bylaws and policies. Section 46 of the act requires local government to
ensure that its bylaws and plans are consistent with the ALC Act, the
regulations and orders of the ALC.

BC Building Code

The BC Building Code sets out the technical provisions for new buildings
in the province. Recent amendments to the BC Building Code allowing
6-storey wood frame buildings may have a direct impact on the future
of development in Westbank Centre. Developers may choose to go with
woodframe structures up to 6-storeys if zoning regulations are changed,
as concrete buildings are not currently financially feasible.

Westbank First Nations (WFN) Land Use Plan and
Development Activity

During 2007 WFN Council approved the development of approximately
42,000 m? (450,000 ft?) of commercial space. This includes a new
Walmart, a London Drugs, a Superstore, a Staples Office Supply and
two office buildings. It also includes room for a range of other tenants,
from Natures Fare food market to a photography store, Rogers Wireless,
Insurance offices and at least six restaurants and a new Tim Hortons.

In addition, during 2007 WFN Council approved a new hotel and provided
development permits for approximately 500 residential units. WFN staff
is currently working on applications for more than 2,500 residential units
that are planned to be built over the next ten years.

Other Relevant Plans, Bylaws and Policies

Other plans, bylaws and policies that have helped shape this plan
includes: the District’s Parks and Recreation Master Plan, Waterfront
Plan, Master Transportation Plan, Agricultural Plan, and the BC Heritage
Conservation Act. These plans may have an influence on future land use
and policy directions that may arise during the implementation phase of
this plan.
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1.5.3 Strategic Priorities

Through its 2011 Strategic Priorities, the DWK Council has reconfirmed
the importance of the Westbank Centre area revitalization and has
identified the update the current zoning regulations as a 2011 priority
following completion of the OCP Review. It is anticipated that the
revision of the Zoning Bylaw will include amended zoning regulations
that may assist in the revitalization of the Westbank Centre.

1.5.4 Summary and Implications

A number of plans, studies and initiatives addressing Westbank Centre
have been undertaken over the years. All of these have acknowledged
the significant importance of revitalization of Westbank Centre to the
economic, social and environmental sustainability, and in particular, to
the identity, amenity and overall livability of the District. The 2011 Draft
OCP emphasizes the importance of encouraging residential density and
a diverse mix of uses in Westbank Centre as a key component of the
District’s overall growth management strategy premised on supporting
transit use and creating walkable neighbourhoods and centres.

The WFN Land Use Plan and associated development activity has
resulted in a significant amount of built and un-built capacity for
commercial and residential uses which has drawn commercial and
residential development activity and energy out of Westbank Centre.

The purpose of this plan is to provide a clear and practical vision for
Westbank Centre, supported by more detailed policies and actions
focus onimplementing broader sustainability and livability goals included
in the 2011 West Kelowna OCP. Westbank Centre revitalization will
be a primarily a market driven process shaped and encouraged by
strategic, phased public investments within the context of significant
growth and development occurring elsewhere in the District and region
including on WEN lands.
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Key Opportunities and Challenges in Westbank Centre

P
Key opportunities: Key challenges:
e Panoramic views of Okanagan Lake e Provincial Highway 97 runs through
and mountains town on both main arteries - dividing
e Proximity to Okanagan Lake the Town Centre and restricting
pedestrian movement.
0 FegAC e itidicilEe e Potential Agricultural/Urban interface
e Extensive recent public investment conflicts
[ i) QLTS e Commercial/Retail competition from
e Strong traditional street grid Westbank First Nation
e Limited knowledge and wayfinding
for community ammenities.
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2.0 Plan Area Conditions

2.1 Site Context & Topography

The Westbank Centre site context is notable: the urban centre occupies
a bench of land, or plateau, that sits high above Okanagan Lake to
the south. This plateau forms part of the geological benchlands of the
Okanagan Valley. The bench drops off steeply down to Glen Canyon to
the immediate west, and to the southeast towards the lake. The land
slopes more gently upwards from the Centre towards the northwest,
north and northeast. A ridge of mountains defines the northern horizon,
and a similar range of mountains defines the southern horizon on the
opposite side of Okanagan Lake. There are impressive panoramic
views from the bench towards the lake and the surrounding mountains.
This unique topographic context gives Westbank Centre a clear sense
of spatial definition and containment with views to and from Westbank
Centre helping orient people geographically.
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P Commercial
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I Green Space
(g‘/ School
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Figure 5: Westbank Centre Existing Conditions Map
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2.2 Land Use & Development Patterns

The immediate proximity of farmland to urban land uses contributes
to the unique character of Westbank Centre. This integrated urban/
agriculture land use pattern is particularly noticeable where active
farmland abuts urban land uses, such as along Brown Road in the
south, Elliot Road, Solar Road and Delray Road to the west and north,
and Butt Road to the north.

The Agricultural Land Reserve (ALR) has effectively acted as an urban
containment boundary for Westbank Centre, which is still largely defined
by a range of commercial uses in and around the core, surrounded by
residential uses to the north and south, and with active agricultural
lands to the north, west and south (see Context map on pg. 33 ).

The land use patterns in Westbank Centre reflect the traditional pattern
of community, commercial and service uses that were focused on Main
Street. While it still retains several street-fronting commercial/retail uses,
and a relatively fine-grained pattern of commercial buildings fronting
onto it, there are gaps in retail and other active uses along Main Street.
Key public/community amenities along Main Street include the Lions
Hall and St. George’s Anglican Church.

Larger land assemblies both to the north and south of Main Street,
and particularly along Dobbin Road, have been developed with typical
suburban ‘strip mall’ shopping malls including the Westbank Centre
Mall and Westridge Centre.

The land use patterns shift as you move further north or south. To the
north, a significant area of single-family one-storey housing exists north
of Gosset Road. To the south, a substantial amount of multi-family
housing (up to four storeys) has been developed in recent years south
of Ingram Road.

Public Investments

Several significant public investment projects have occurred within
Westbank Centre signaling a commitment to Westbank Centre
revitalization. These have included:

e The development of Westbank Centre Community Park, including
a community garden and off-leash dog park;

e The renovation of the West Kelowna Fire Hall;

e The Rotary Spray Park
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e The relocation and renovation of Westbank Museum
e Renovations to the Public Library

¢ The new RCMP Building, which was constructed to Leadership in
Energy and Environmental Design (LEED) standards.

e The Johnson-Bentley Memorial Aquatic Centre (JBMAC), is located
east of Old Okanagan Highway, adjacent to WFN lands.

District of West Kelowna

E Study Area Boundary

Walkshed Times/Distances

- 5 minute walkshed (400m slope adjusted)

l:] 10 minute walkshed (800m slope adjusted)
. Downtown Center (Walkshed Origin Point)

Figure 6: Walkshed Map illustrating a 5 and 10 minute walk Rods

from the intersection of Main Street and Brown Road. Most
points of interest in Westbank Centre are located within a 10

ﬁ Point of Interest - Parks, Schools, Etc...

minute walk of the centre of the study area.

Westbank Centre Revitalization Plan /g o
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Figure 7: Block
Structure and Street
Network

2.3 Urban Structure

Westbank Centre’s urban structure is largely defined by its street
network, which in turn supports certain types of urban form. The street
network pattern is a modified traditional grid based on subdivision of
the historical agricultural grid layout, with perpendicular streets running
north-south and east-west. Main Street is the historical community
“high street”, supporting most of the original commercial and service
uses that fronted onto it. The block pattern on either side of Main
Street is a predominantly east-west oriented grid, with mid-block lanes
and secondary streets running parallel to Main Street. Consequently,
properties in this area are either north- or south-fronting.

North of Gosset Road the block pattern shifts to a predominantly north-
south oriented street grid, with properties fronting east or west. This
area is predominantly developed with single-family housing.

ien®

g0l

Vntey Roag

peoy uagaH

Pineridge Place

Bering Road
i @ =y g
= =] 4
=] = 2 2
l.% 3 W W
i’ - o B
Eel S il (ts]
8 a 7z 5
o 1)
o 3
Gossett Road
Solar Road
Apollo Road
Delray Road Drought Road
Main Street Ey o
2 2
Churchill Road —
 —,
Dobbin Road a8
o
m
= Last Road
X
{=]
W
[+
Ingram Road

Zp

36



The traditional street grid is a significant public realm asset, as it provides
for a multiplicity of route options, disperses vehicular traffic, maximizes
the number of intersections, reinforces the sense of place, and creates
short, walkable blocks that are pedestrian-friendly. By creating smaller
blocks, the traditional street grid also encourages buildings that use
most, if not all, of the available site area and front directly onto public
streets, thus supporting more urban forms of development and a
pedestrian friendly public realm with active street fronts. However, the
street grid is incomplete and there are some gaps in the traditional
street network.

The mid-block lane network on either side of Main Street, while
somewhat reduced and discontinuous, is also a significant public
realm asset. Mid-block lane rights-of-way occur between Brown Road
and Old Okanagan Highway north of Main, and also south of Main,
extending west of Brown Road.

Some of the smaller historical urban blocks have been consolidated
into larger ‘super blocks’ in more recent years, to facilitate larger
developments with substantial areas of surface parking such as the
Westbank Centre Mall and Westridge Centre.

The southern half of the study area (south of Dobbin Road) has a
more limited street network, with poor street connections and a
discontinuous grid. The result is several large super-blocks which have
been developed with multi-family housing projects and the Westbank
Centre Plaza with extensive surface parking. There is also a small,
isolated pocket of single-family housing arranged on Pineridge Place,
a typical suburban dead-end street.

2.4 Transportation Network

Highway 917

The provincial Highway 97 runs east-west through the middle of
Westbank Centre. In 1986, Highway 97 was expanded into a one-way
couplet using two parallel east-west streets. The west-bound lanes
of Highway 97 are located on the original Main Street, while the east-
bound lanes are located on Dobbin Road. Consequently, Main Street
has been converted from a traditional two-way local street with small-
scaled shops, cafes and restaurants fronting directly onto the street,
into a one-way highway with relatively fast moving through traffic and
high volumes.

ELOWMA
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The conversion of Highway 97 into a one-way couplet has had a significant
impact on the economic viability and community amenity of Westbank Centre.
While it works well for vehicles as a provincial transportation through-route, it
undermines Westbank Centre as a pedestrian-friendly urban place, particularly
along Main Street, and creates a major double barrier between the northern
and southern portions of the town centre.

Highway 97, including the couplet traveling through Westbank Centre, is under
the jurisdiction and authority of the Provincial Ministry of Transportation and
Infrastructure as directed by the Provincial Transportation Act. As such, the
District does not have direct control over its configuration and routing. However,
the District has been working closely with MOTI, through the Westbank Centre
Plan process, to identify alternatives for the couplet to balance the objectives
of MOTI with the District’s aspirations for a revitalized town centre.

The District of West Kelowna has recently undertaken the development of a
Master Transportation Plan (MTP). As part of that work, the MTP consultants
examined several options for modifying the Highway 97 couplet through
Westbank Centre. These ranged from a ‘status quo’ option (do nothing), to a
‘full by-pass’ option (a completely new route that by-passes Westbank Centre
entirely). Several options also examined consolidating the provincial highway
on Dobbin Road as a two-way route, and returning Main Street to the District
as a local two-way street. The associated construction cost estimates vary
widely between options.

The District has also commissioned a separate study of transportation options
for the Highway 97 couplet through Westbank Centre. At the time of writing,
this study has identified two preferred options for Highway 97, of which,
option 1 - recommending the removal of the one-way couplet, was endorsed
by District Council and the public. These options are described in detail in
a separate report' by the authors of that study. Details can also be found in
chapter 6 of this Plan.

Other Roads

As described in section 2.3 above, the street network pattern in Westbank
Centre is a modified traditional grid, with an incomplete street grid of
perpendicular streets running north-south and east-west. While the street
network is relatively well established north of Dobbin Road, it is more limited
and discontinuous south of Dobbin Road which is made up primarily of
very large ‘super-blocks’ with internal private access roads and very limited
vehicular access to or from the surrounding areas. Hebert Road, Pineridge
Place, Elliot Road, Brown Road and Old Okanagan Highway all terminate in
dead ends, and there is no way into or out of this area from the surrounding
area, other than via access from Highway 97 (Dobbin Road) to the north.
This poses a potential public safety risk and also forces all local traffic onto
Highway 97. Ingram Road connects George Pringle Elementary School in the

1. Boulevard Transportation Group Ltd (2011), Westbank Centre — Traffic Corridor Study
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west to the Johnson-Bentley Memorial Aquatic Centre in the east.

Pedestrian access is also limited in the southern portion of the study
area, with no direct pedestrian connections between Westbank Centre
and the lake front to the south.

A key component of this plan is to:
1. Complete, enhance and strengthen the street grid in
Westbank Centre;
2. To create a more pedestrian-friendly urban scale;
3. Improve access to and from the surrounding areas;

4. And to emphasize multiple modes of transportation including
waling, cycling, scooters, and transit, within the street network.

New road linkages and local collector streets will ease pressure on
Highway 97 and improve connectivity between surrounding residential
areas and the town centre. They will also improve public access to
and from existing community facilities such as the aquatic centre, the
elementary school, and existing parks.

Figure 8: Map of Highway 97 Couplet
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Public Transit

BC Transit highlights that public transit currently accounts for just 3% of
all trips in West Kelowna. A key objective of the Master Transportation
Plan (MTP) is to increase this to 8% by 2030.

Public transportation in the District is provided through regular local
and regional bus service facilitated by the Kelowna Regional Transit
System. Bus routes currently serving Westbank Centre include:

20 - Lakeview

21 - Glenrosa

22 - Peachland

24 - Shannon Lake

25 - East Boundary (Community Bus)
28 - Smith Creek (Community Bus)

Figure 9: Map of Bus Routes Currently Servicing Westbank Centre
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Bus Rapid Transit

Purpose

The Westbank transit exchange in West Kelowna is required to support
the expansion of the Highway 97 RapidBus line from the Queensway
Exchange. The Westbank transit exchange will ensure orderly access
and egress of busses and transfers of passengers between the other
five existing bus routes and allow for future transit route expansion.
Orderly and efficient operation is paramount in this location; the 2005
Smart Transit plan estimates 150,000 passengers a year would utilize
this facility.

Functional Requirements

The area currently serves five existing routes with the proposed
RapidBus line as the sixth route. As the terminus point for the majority
of the bus routes on the Westside, this exchange will also serve as a
bus layover and timing point. In their preliminary reports, BC Transit
anticipates that expansion for 2 more bus bays will be required; as
such, 8 bus bays maybe required for this facility.

BC Transit further anticipates that the transit exchange will need to
be configured in a saw-tooth configuration to accommodate the
independent arrivals and departures of buses when other buses are
stationed. Additionally, a saw-tooth configuration allows each transit
route to be assigned a specific bay which makes for consistent, simple
wayfinding for patrons. As the transit exchange will accommodate
multiple bus routes and passenger transfer points, a strong pedestrian
oriented environment will be important in the design as it moves forward.

Possible Locations

The location of the western most transit exchange in the District of
West Kelowna has been in discussion for a significant length of time.
The current transit exchanges occur on street at a number of bus
stops along the one-way couplet of Main Street and Dobbin Road. As
transfers between various routes do not happen in the same location,
this configuration provides a confusing structure for patrons which is
undesirable and therefore was not considered as an option.

The Central Okanagan Smart Transit Plan (2005) identified the preferred
Westbank Exchange to be located between the Highway 97 one-
way couplet, accessed by a two-way north-south street somewhere
between Old Okanagan Highway and Hebert Road. This location will
be dependent on further land-use planning in the area and collaboration
with stakeholders in this project study.
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The Official Community Plan (OCP) for the District of West Kelowna
was adopted in July 2011. This document identified two town centres,
Boucherie and Westbank Centre, both of which are slated for high-
density mixed use development. The centroid of Westbank Centre is
between Brown Road, Elliot Road, Main Street, and Dobbin Road.
The three recommended possible locations for the Westbank Transit
Exchange are all on two-way streets between the Highway 97 one-way
couplet. These locations are:

e Hebert Road:;
e Flliot Road; and,
e Brown Road.

Pedestrian and Cycling Routes

Due to the fact that the District has only recently been incorporated,
previous road development was built to rural standards, which typically
does not accommodate pedestrians or cyclists. This is reflected in the
existing narrow roads, fragmented neighbourhoods and limited road
connectivity, which present challenges for pedestrians and cyclists in
Westbank Centre.

Several streets in Westbank Centre reflect these historical conditions,
with intermittent or no sidewalks in some sections. There are currently
no dedicated bicycle routes within the study area.

The District recently completed a Parks & Recreation Master Plan which
identified significant opportunities to enhance and improve pedestrian
and bicycle transportation infrastructure in Westbank Centre.

The District’s Draft Master Transportation Plan (MTP) identifies a
network of proposed bicycle routes in and around Westbank Centre.

Examples of B
enhanced
cycling
infrastructure
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While these routes have not yet been approved or constructed, they
form the basis of this plan’s recommendations for enhancing cycling
infrastructure in Westbank Centre.

2.5 Building Form

The prevailing built form in Westbank Centre is low rise, with most
buildings between one and three storeys in height. A number of newer
multifamily apartment complexes have been developed in the southern
part of the study area (south of Ingram Road), and most of these are
four storeys in height.

The majority of older commercial buildings on the Highway 97 corridor
are one or, in a few cases, two storeys in height. Along Main Street,
many of these older buildings are constructed to the property line in the
traditional street-fronting manner.

While there have been a limited number of newer mixed use projects in
Westbank Centre proposing heights greater than four storeys, existing
zoning within Westbank Centre allows buildings up to a maximum four
stories in height.

Existing built form is almost exclusively constructed in wood frame. Most
newer commercial developments have been on larger consolidated
lots with very low densities, substantial areas of surface parking, and
buildings set well back from the adjacent street.

The Lions Club Community Hall frames an open space on Main Street
that is contained by the side elevation of a restaurant on the west side
and a church on the east side. This space currently is home to a
Westbank Lions

Community Centre
with parking




summer farmers market but is otherwise under utilized and therefore
has the potential to become a major public plaza or civic square, with
some modest design improvements.

2.6 Views & Vistas

Westbank Centre is located on a benchland plateau that sits well
above the valley floor, overlooking Okanagan Lake to the south and
east. It is surrounded to the north and northwest by mountains, and
by more mountains on the south side of the lake. This results in long
distance views of the lake and surrounding mountains from several
viewpoints in Westbank Centre, most notably from the north-south
street ends, in particular Brown Road and Old Okanagan Highway.
There are also views eastwards down Main Street and Dobbin Road
towards the lake and distant mountains. Street-end views northward
also end in mountain vistas (See context map on page 11 for viewshed
illustrations).

There are some compelling middle ground vistas of active farmlands
(orchards, fields, etc.) from the edges of Westbank Centre, which
contribute to the area’s sense of identity and help bring the agricultural
heritage into the experience of beingin Westbank. Thisisaunique feature
of Westbank Centre, which could be built upon and enhanced.

Westbank’s Centres location on a plateau in relation to its surrounding
natural and agricultural context result in beautiful views both to and
from Westbank Centre and represent a significant opportunity and
asset to protect and enhance.

There are currently very limited physical connections between Westbank
Centre and the lakeshore, and between Westbank Centre and the
growing residential areas on the opposite side of Glen Canyon along
Gellatly Road. Improving such connections (with roads and trails) will
also bring improved vistas from the perimeter of Westbank Centre.
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2.1 Market & Financial Analysis

Overview

As an input to the planning process, a market and financial review? of
the private sector urban development opportunities in the study area
was completed to:

Identify the realistic development opportunities in Westbank
Centre in the foreseeable future.

Estimate the potential future demand for different land uses (and
likely pace of development).

Determine the forms, types and densities of development that
are likely to be financially viable.

|dentify strategies to improve the financial viability of development
in Westbank Centre.

Summary of Market and Financial Analysis

The

results from the market and financial study summarized below

informed the policy recommendations of the Westbank Centre
Revitalization Plan:

1.

2.

Apartment units are expected to account for approximately 90%
of new urban development in Westbank Centre (excluding any
demand for office space from government/institutional users) over
the next 25 to 30 years. The plan should focus on increasing
the amount of residential development in Westbank Centre to help
create more customers and better prospects for businesses in
Westbank Centre.

Total demand for additional retail and service space in Westbank
Centre will be modest, so the plan should focus on infiling
existing retail and service areas while redeveloping existing retail
and service space, rather than increasing the geographic size of
the commercial area. The plan should aim to create vibrancy by
encouraging restaurants, cafes, specialty retail, and entertainment
uses to locate within Westbank Centre.

The streets that will be most marketable for retail and service use
are the streets that offer the best visibility to passing traffic, access
to the surrounding trade area, and ample parking. Main Street and
Dobbin Road should continue to be the focus of retail and service
space, assuming that the public realm can be improved so that

2. Coriolis Consulting Group (2011), Evaluation of Urban Development Opportunities in
Westbank Centre and Implications for the Revitalization Plan

Example of potential
residential development

Example of an active retail
streetfront.
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these streets are more pedestrian friendly. If there is an opportunity
to turn these one-way streets into two-way streets and increase
on-street parking, this should also be investigated.

. The plan should retain existing opportunities to accommodate

food stores in the area as redevelopment occurs. This will require
sites with sufficient depths to accommodate a large floor plate.

. Total demand for additional private sector office space in Westbank

Centre will be modest and will come primary from businesses
that are interested in serving the immediate residents. However,
additional office demand could be generated if government offices
and institutional uses locate in Westbank Centre. Therefore, West
Kelowna should encourage government and institutional uses
(such as a new municipal hall or library and the planned Interior
Health Authority facility) to locate in Westbank Centre.

. Wood frame multifamily and wood frame mixed-use development

is financially viable on vacant sites (or sites with low value
improvements), but concrete development is not. The concept plan
should include a significant number of sites that are designated
for 4 to 6 storey apartment and mixed-use development (which
can be built from wood). Taller (concrete) buildings could be
permitted in the plan, but these should be considered longer term
development sites.

. Once the remaining vacant (or highly under-utilized) sites are

developed, Westbank Centre may see lower rates of apartment
development because redevelopment of existing older, low density
commercial buildings and residential properties is not financially
viable (or is marginal at best). Therefore, the District will need to
explore strategies to improve the financial viability of redevelopment
in Westbank Centre.
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Recommended Strategies to Improve Financial Viability
of Redevelopment

As recommended in the Coriolis Report, strategies that could improve
the financial performance of new apartment or mixed-use projects in
Westbank Centre can be divided into two categories:

1. Strategies that could increase the achievable revenues from a new
project:

Increase the permitted and achievable densities in 4-storey
residential buildings (so wood frame is still the method of
construction). The maximum achievable density under current
R3C - Town Centre Multiple Housing zoning is about 1.4 Floor
Space Ratio (FSR). Minimum densities of about 1.8 FSR to
2.0 FSR will be needed to make redevelopment of lower value
existing residential properties financially viable.

Increase the permitted and achievable density in 4-storey
mixed-use commercial buildings. The maximum achievable
density under the current C1- Town Centre Commercial
zoning is roughly 2.35 FSR. A density of at least 2.5 to 3.0
FSR is required to make redevelopment of older single storey
commercial buildings in Westbank Centre financially viable
(depending on the amount of commercial parking that is
underground).

Given that the building code has been changed to allow
6-storey wood frame construction, consider allowing heights
of at least 6-storeys so that developers have the ability to
build taller buildings if developers perceive that 6-storey wood
frame projects are financially viable and marketable.

Control density in Westbank Centre using FSR, not units per
hectare. This will allow developers to offer a wider range of
unit sizes (including smaller more affordable units) and still
achieve the maximum permitted floorspace.

Example of 3-4 storey
residential buildings
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2. Strategies that help reduce the creation cost of a new project:

Reduce DCCs in Westbank Centre if projects in Westbank
Centre can be shown to have a lower impact on the capital
cost of municipal infrastructure than projects in other parts of
the municipality (this could result in higher DCCs in other parts
of the municipality).

Ensure that mixed-use buildings can achieve the required
minimum density to make redevelopment financially attractive
with a significant share of the commercial parking at grade.

Monitor the off-street commercial parking requirements and
ensure on-street parking is maximized in the retail district. In
future - re-evaluate if off street parking requirements may be
decreased.

Explore a range of creative parking strategies and approaches
to make development financially more attractive.

Examples of mixed use

development
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3.0 Vision & Planning Principles

The following Vision and Principles were developed and refined based
on community and stakeholder input received throughout the planning
process. Together, they form the foundation for the Westbank Centre
Plan:

Vision

In 25 years time (2035), Westbank Centre will be a thriving, unique,
walkable, transit oriented and highly attractive urban place. A range
of businesses, services and cultural and civic facilities focused on a
pedestrian oriented Main Street and prominent civic open spaces, will
define Westbank Centre as the heart of the community. A concentration
and mix of housing for a diversity of lifestyles, ages and income levels,
along with green buildings and streets and high quality design, will

make Westbank Centre highly livable and a desirable place to work,
shop, and play.

Planning Principles

1. Re-establish the Westbank Centre as the social, cultural and civic
heart of the community by creating a central public space at the
heart of the town centre, clustering civic, social and cultural uses,
services and facilities, and concentrating active uses such as small
shops, restaurants and sidewalk cafes.

2. Re-establish Main Street as Westbank Centre’s High Street by
reversing the one-way couplet, creating active, pedestrian oriented
uses fronting onto it, and encourage niche retail that does not
compete directly with WFN commercial uses.

3. Create a connected, high quality and green open space network
to make Westbank Centre more walkable and attractive and to link
the town centre to the waterfront and surrounding areas.

4. Encourage mixed use projects and higher residential densities in
Westbank Centre to create a balance of jobs and housing and to
support proposed new RapidBus services including a new transit
exchange in the town centre.

Examples of pedestrian realm
and pedestrian connectivity.
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5. Celebrate and reference the areas agricultural history in the design

processing and tailgate sales at the

)

of buildings, open spaces and public art, through activities such

as demonstration farming

and through

urban agricultural interface at the edge of the centre

activities such as a farmers market and community gardening.

6. Encourage a diversity of housing types and tenures to attract a mix

, income levels and lifestyles.

of residents with different ages

transit

7. Create streets for all modes of travel prioritizing pedestrians

VRN
. ’.\\..&J % ‘JW/M/M 9
@A A%

and cyclists over automobile use.
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4.0 Fundamental Concept

The following Concept Diagram and component descriptions provide
a synthesis of the vision and key concepts developed for Westbank
Centre Revitalization. This concept diagram is intended as an illustrative
conceptual description showing the integration of the main elements of
the Plan including:

e Primary and secondary transportation routes (See Chapter 6:
Westbank Centre Transportation);

e Greenways and pedestrian priority streets (See Chapter 6: Westbank
Centre Transportation and Chapter 8: Public Realm, Parks and
Open Space);

e Key public focal points and activity nodes (See Chapter 7:
Community, Culture and Economic Development); and

e Their relationship and integration with the broad land use framework
(See Chapter 5: Land Use and Development).

As a conceptual diagram, it is not intended to show the whole road
network or all land uses in detail. This is in contrast to the land use plan
presented in Chapter 5, whose focus and purpose is to show desired
future land uses and policies only.

As such, the Fundamental Concept Plan (Figure 10) is not intended to
be read as a literal representation of specific land use and transportation
policies and/or built form, but rather, is intended to provide a high-level
overview of key elements of the plan.
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Figure 10:
Fundamental Concept Plan
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=E E B Traditional Retail IMlain Street

Main Street is the traditional retail ‘High Street’ and plays a key role in the
identity of Westbank Centre and the District as a whole. As such, it is a
priority for public realm and streetscape enhancements (as described in
the streetscape section of the Design Guidelines) and is intended to be
the focus of the most intense pedestrian-oriented retail and services (see
Core Commercial/Mixed Use designation in Chapter 5, and Chapter 7:
Community, Culture and Economic Development). Commercial uses could
include: boutique/niche retail, small local restaurants, and boutique hotels.

Currently Main Street is one half of the Highway 97 provincial highway
couplet through Westbank Centre. The key recommendation of this plan is
to remove the provincial highway function from Main Street. Depending on
the resolution of the Highway 97 route through Westbank Centre, Main Street
would be converted to a two-way High Street and the public right-of-way
owned and maintained by the District. However, regardless of whether Main
Street remains as part of the provincial highway system or not, enhancing
and attracting businesses to Main Street as the principal pedestrian oriented
boutique retail street in Westbank Centre will remain the key District priority
for Westbank Centre Revitalization.

Pedestrian scale public realm
with active street life.
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H Primary Transportation Corridor

Dobbin Road is currently one half of the Highway 97 provincial highway
couplet through Westbank Centre. If the provincial highway function
along Main Street is removed as recommended by this plan, Dobbin
Road will be widened to accommodate two-way traffic according to the
concepts and policies outlined in Chapter 6 Transportation. As such,
Dobbin Road will remain the primary transportation corridor for regional
traffic through the Centre. Therefore, while auto-oriented uses and
associated surface parking are generally discouraged within Westbank
Centre, greater building setbacks and surface parking adjacent to
Dobbin Road may be appropriate to mitigate impacts from Highway 97
traveling along Dobbin Road. Possible uses along Dobbin road could
include: larger format commercial such as a major grocery store.

Multi-modal:

Multi-modal refers
to the use of
various modes

of transportation
including:
walking, cycling,
automobile use
and public transit.

e 9 Secondary Multi-modal Corridors

These streets are important corridors for multiple modes of traffic
(vehicles, pedestrians, potentially transit, cyclists, scooters) moving
to, from, through, and within Westbank Centre as they represent the
shortest or most direct routes through Westbank Centre
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ﬁ Public Focal Points/Gateways

The Concept Diagram identifies sites to enhance as gateways to
create a sense of arrival/departure traveling to/from Westbank Centre.
It also identifies preferred locations for public focal points in the form
of squares, plazas with high quality design and public oriented active
uses oriented towards them.

mmm mmm Pedestrian Priority Street

Ingram Road is identified as a pedestrian priority street to provide
enhanced pedestrian amenity and connectivity, connecting Westbank
Centre Community Park and George Pringle Elementary School in the
west to the Johnson-Bentley Memorial Aquatic Centre in the east as
described in Chapter 8: Public Realm, Parks, and Open Space.

The Concept Diagram also identifies pedestrian priority streetscape
enhancements (such as new or enhanced sidewalks, bicycle lanes,
landscaping, pedestrian lighting, etc.) on several other important

streets in the study area, including Elliot Road, Brown Road and Old Above: current conditions
Okanagan Highway, also described in the Design Guidelines. on Ingram Road and Below:
proposed pedestrian

improvements.
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H Pedestrian Connection/Trail

The Concept Diagram identifies potential new pedestrian connections
and trails including a trail connection from Westbank Centre to Lake
Okanagan, and a trail connection from Westbank Centre Park to Glen
Canyon Regional Park.

. Core Commercial Mixed Use

The Concept Diagram illustrates the Plans recommendation to reduce
the extent of core commercial uses to focus pedestrian oriented mixed
residential/commercial uses to define the heart of Westbank Centre,
and to create greater capacity for stand alone residential uses adjacent
to Main Street (e.g., along Brown Road north of Main Street).

While more urban, pedestrian oriented uses and activities are desired
throughout Westbank Centre (as indicated by the extent of this
designation), mixed use high quality development with boutique retail

at grade is prioritized for Main Street. This will be achieved in part by
focusing short term public realm investments in this area by establishing
a Reuvitalization Tax Exemption Program and possible Business
Improvement Area to make it more attractive for re-development and
to provide incentives to businesses and landowners to improve their
properties.

Further, while auto-oriented uses and associated surface parking are
generally discouraged within Westbank Centre in favour of pedestrian
oriented uses and building design, greater building setbacks and
surface parking adjacent to Dobbin Road may be appropriate to
mitigate impacts from Highway 97 traveling along Dobbin Road.
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Service Commercial
(including highway-oriented commercial)

This area includes a range of commercial uses including business/
office uses, auto-oriented uses such as gas stations, drive thrus,
larger hotels and other service commercial uses requiring large areas
of surface parking.

. Institutional & Civic Uses

The Concept Diagram identifies both existing and preferred future
locations for institutional, community and civic uses to ackknowledge
the District’s commitment to the revitalization of Westbank Centre and
support the growing health and civic land uses that have recently been
established or zoned within Westbank Centre (ex. IHA Health Centre
site).

Visualization of civic
plaza + proposed civic
centre at Elliot Road
and Main Street
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Medium Density Town Centre Residential

To encourage a diversity of housing types and to support transit
services and local businesses within Westbank Centre, these areas
feature apartments, and potentially high-rise developments to be
determined through extensive community consultation if and when the
market supports these.

These areas feature low to medium density ground-oriented housing
including single family houses, townhouses, stacked townhouses,
duplexes, triplexes, fourplexes, and coach houses, oriented towards
the street with parking and servicing from rear lanes where available.

Low Density Town Centre Residential
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. Parks and Open Space

This area includes existing public open space uses including formal
and natural parks and greenways, community amenities such as public
squares, recreation and play spaces and other social gathering and
activity spaces. Additional park areas are to be developed in accordance
with the Parks and Recreation Master Plan and other ongoing parks
planning initiatives. See section 8.0 Parks and Open space for more
detailed initiatives.

Agricultural Use

The Concept Diagram identifies existing agricultural lands both in and
out of the ALR. The preservation and celebration of agricultural heritage
and uses is an important component of this plan. Mitigating potential
conflicts between residential and agricultural uses is also paramount to
this plan.

KELCHMA
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Parking

Off-street parking requirements are one of the key design and
development constraints for new residential development in the
town centre. Lower off-street parking requirements provide greater
design flexibility, increased affordability, and enhanced livability while
encouraging alternative modes of transportation. An aging population,
future land economics, and the promotion of public transit will also
favour such a trend in the town centre. This plan recommendations
undertaking a parking study and strategy to explore appropriate parking
requirements in the context of the above considerations. In addition
to reductions in parking requirements, the plan also recommends
exploring cash-in-lieu of parking requirements, shared parking and
parking consolidation where appropriate as part of the recommended
parking study.

Westbank First Nation
The Concept Diagram identifies Westbank First Nation land located

adjacent to the Westbank Centre Study Area.

The District will work with Westbank First Nation towards the
establishment of a seamless urban interface, trail connections between
properties, and shared infrastructure where practical.
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5.0 Land Use and Development
5.1 Land Use Plan

The land use map and associated land use designations describe in
detail the community’s long term vision for the type and intensity of land
uses desired for Westbank Centre. This may be in contrast to existing
zoning which establishes current development rights and standards for
individual properties.

The land use designations and their associated built form and density
were developed through community consultation based on creating a
highly livable, sustainable and unique Westbank Centre while ensuring
the financial viability of future development. Together with the Westbank
Centre Design Guidelines, the land use designations and policies will
guide decisions related to rezoning, subdivision and development
within Westbank Centre. The land use designations take a form-based
approach, illustrating appropriate building form and types, maximum
building heights, development densities and parking considerations to
provide clear guidance for the development of supportive zoning at the
time of redevelopment.

Key elements of the land use plan and associated designations include:

e Focusing core commercial along Main Street and Dobbin Road

¢ Removing the commercial designation along Brown Road north
of Main Street to:

e (Create additional capacity for stand-alone residential
projects which are currently more financially attractive in
Westbank Centre,

e Encourage relocation of appropriate commercial uses to
focus on Main Street or other commercially designated
areas within Westbank Centre.
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5.2 Land Use Designations

Overview

The overall intent of these land use designations is to ensure adequate
supply of lands in Westbank Centre to accommmodate the anticipated
growth while advancing the Westbank Centre Revitalization Plan Vision
and Planning Principles outlined in Section 1.0 of this plan.

Floor Area/Space Ratio (FAR/FSR)

One of the key recommendations of the market and financial analysis
outlined in Section 2.7 of this plan included using Floor Space
Ratio (FSR) to determine density rather than the current units per
hectare. Consequently, the following land use designations include
recommended FSR density for each designation.

(Design Guidelines

All land use
designations aim to
create an attractive,
accessible and

safe public realm,
emphasize pedestrian
activity, and protect
important views
according to the
Westbank Centre
Design Guidelines,
one of the key
implementation tools
for this plan.

The Design
Guidelines are a
detailed companion

>

piece to this document.

S J
Floor Area/Space Ratio (FAR/FSR): Most commonly expressed as a ratio value, the
FAR or FSR is calculated by dividing the total built floor area on a site by the total site
area. Sites with identical FSR values may consist of a variety of built forms depending
on height, massing, and other design features
Figure 12: In this
example, an FSR
Lot 2- value of 3.00 has
6 g been achieved in
each of the three
Lot 3: identical lots, despite
3 stories differences in the
Lot 1: height, massing and
12 stories site coverage of the
built form in each.
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Johnson-Bentley
Memorial Aquatic Centre

Commercial
Intent:

To provide for a wide range of commercial uses
including highway-oriented commercial, gas station
commercial, larger format commercial, stand alone
office uses, hotels, and service commercial uses.

Maximum Density: 0.8 FAR

Maximum Height: up to 3 floors

Institutional

Intent:
To provide lands for a wide range of institutional and/
Or CiviC uses.

Approprlate Building Types:
Civic/community facilities (e.g. municipal hall,
community centre, police station, fire hall, etc.)

e (Cultural institutions (e.g. museum, library,
theatre, etc.)

e Tourist facilities (e.g. tourism information centre,
etc.)

e Places of worship (e.g. church, temple)
e Schools
e Youth and seniors centres

e Health care facilities (e.g. hospitals, seniors
healthcare centres, health administration
facilities)

e Mixed-use buildings with housing located
above.

Maximum Density: 2.0 FSR

Maximum Height: 6 floors
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Town Centre Commercial/Mixed Use

Intent: To create a vibrant, pedestrian oriented, mixed use core with
active commercial frontages at grade and housing, hotel, and/or office
uses above. Lands designated Town Centre Commercial/Mixed Use
are intended to feature buildings of 4 to 6 floors in height. Lands with
this designation include those adjacent and fronting onto both Main
Street and Dobbin Road. Commercial uses fronting onto Main Street
are intended to be small boutique shops, cafés, restaurants, and other
publicly oriented, active, local- and tourist-serving commercial uses
whose uses can spill out onto the fronting sidewalk. While pedestrian
oriented uses are desired for all lands with this designation, more auto-
oriented stand alone commercial uses including are acceptable fronting
onto Dobbin Road which is intended to maintain its provincial highway
function and there heavy traffic volumes into the future.

Appropriate Building Forms:
e Street-oriented mixed-use buildings with no front setbacks (built
to property line on Main Street)

e Typically three to five floors of residential, hotel and/or office
over one floor of retail. Stand alone office and hotel uses without
ground floor retail are acceptable provided they are not located
along Main Street

e Live/work projects

Maximum Density: 2.8 FAR

Maximum Height: up to 6 floors

ELOWMA
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Medium Density Town Centre Residential
Intent:

To provide for a range of multi-family housing including stacked
townhouses, low-rise apartments and mid-rise apartments. This land
use designation focuses largely on the areas of Westbank Centre where
there is existing multi-family and congregate housing that is anticipated
to remain or transition towards higher-density multifamily housing.
While this designation specifies a maximum building height of 6 stories,
proposals for taller buildings at higher densities may be considered for
lands with this designation on a case by case basis.

Appropriate Housing Types:

e Stacked townhouses, including courtyard town houses
(up to 4 floors)

e |ow-rise apartments (up to 4 floors)
e Mid-rise apartments (up to 6 floors)

Maximum Height: up to 6 floors

Maximum Density: 2.2 FAR
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