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3. Policy 2.5.2(3): Heights Must Transition Downwards Toward Residential Shoulders
According to this policy, building heights should step downwards toward the edges of the
Residential Shoulders to integrate smoothly with surrounding and anticipated densities.
This proposal does the opposite—placing tall buildings at the boundary next to single-
family homes on Pineridge Place—which does not meet the OCP’s requirement for a
gentle and context-appropriate height transition.

4. Absence of Townhouses Despite Their Inclusion in OCP Land Use Summary and
Zoning Bylaw Amendment
The OCP Land Use Designation Summary for Westbank Urban Centre Residential
Shoulders lists townhouses as an appropriate housing form. Additionally, the Notice of
First reading Z 24-12 form mailed to residents lists townhouses in the description of the
purpose. The current rezoning application, however, includes no townhouses at all,
even though they would align far more closely with the intended transition between
higher-density development and existing single-family homes. I would like to strongly
recommend the developer reconsider the 6 storey buildings near the transition areas
between the single family home neighbourhood on Pineridge Place to townhouses.

5. Comprehensive Development Area – Section 2.19
The proposal does not demonstrate a meaningful or functional connection between the
proposed Comprehensive Development zone and the Westbank Urban Centre
Residential Shoulders, as described in the OCP. This disconnect suggests the plan does
not fully adhere to the comprehensive development principles expected for this type of
land use area. in the OCP, 3898 Brown road and Pineridge Place are indicated as a
Westbank Urban Centre- residential Shoulders.

Additional Neighbourhood Concerns

6. Shadowing of My Backyard
The proposed height would cast significant shadows onto my backyard, reducing
natural light and impacting the enjoyment and usability of my outdoor space and garden
area that I use significantly for my family, personal enjoyment, and help to mitigate the
increasing cost of groceries.

7. Noise Impacts
Increased density will inevitably bring more noise from vehicles, residents, and common
areas. Noise mitigation must be addressed, especially given the proximity to single-
family homes and the surrounding neighbourhood.

8. Privacy Concerns 
Taller buildings with balconies and windows facing my property pose serious privacy
issues. My children play regularly in our backyard, and increased overlook from higher
units would directly affect our sense of safety and privacy.

9. Traffic and Parking Pressures
Brown Road, Elliott and the surrounding streets are already congested, and additional
density will inevitably worsen traffic flow and strain parking availability unless major
infrastructure improvements are implemented. Many residents in West Kelowna own
more than one vehicle, and there is a real possibility that new tenants may choose not to
pay for underground parking. This would push overflow parking onto nearby residential
streets, increasing congestion and reducing safety for existing residents.

Another significant concern is the school bus stop located behind Save-On-Foods,
which is heavily used by children (elementary and middle school) in the
neighbourhood. Increased vehicle traffic in this area poses a direct safety risk to
children walking to and from the stop. Additionally, between the future high school
nearby and the proposed development itself, this area will experience a level of traffic
and parking demand that has never previously existed. Future traffic impacts that
include the high school demand should be considered. it is unclear whether these



future conditions were fully incorporated into the traffic studies submitted for this
development.

This neighbourhood is also home to many elderly residents, including those in the
nearby retirement residence and in the 55+ condominium community. Increased traffic
and reduced visibility create meaningful safety risks for seniors who may have mobility
challenges or who rely on quieter, predictable traffic patterns.

The Highway 97 Westbank Couplet Removal that was identified in the Central
Okanagan Integrated Transportation Strategy report in 2023 states “to further define
the transition from the existing Highway 97 couplet through the Westbank Centre core
area in West Kelowna to a four-lane highway on Dobbin Road. This should be
undertaken in conjunction with an updated vision for land use and redevelopment in
the Westbank Centre area”. It is not clear how this integration will take place with the
traffic light enhancements on both Elliott and Brown Road. Many aspects and
components that integrate with the bigger picture of this rezoning strategy have not
been fully defined from the public’s perspective. Furthermore, it is not clear whether
the traffic analysis for the Residential Shoulder is inclusive of the future traffic as result
of the Westbank Urban Center – Mixed Use Corridor and Commercial Core Areas.

10. Infrastructure Capacity
Growth must not outpace existing infrastructure. Before rezoning is considered, the City
should confirm that utilities, waste management, recreational facilities, infrastructure
and emergency services can accommodate additional demand. This includes the
additional demand that the new high school will have. It is not clear how these expenses
are being distributed and how those infrastructure upgrade expenses will increase the
residents’ property taxes. As downtown Westbank redevelops, enhanced RCMP support
and neighbourhood patrol or community-based safety services should be implemented
to proactively address and reduce potential crime impacts.

11. Neighbourhood Centre

Request that the City and Council consider updating the OCP to redesignate the site
from “Westbank Urban Centre – Residential Shoulder” to “Neighbourhood Centre,” as
the Neighbourhood Centre land use better aligns with the area’s potential to support
medium-density housing alongside small-scale local commercial uses. This
designation would enable walkable amenities, mixed-use opportunities, and small
commercial spaces at grade with residential above—creating a more complete,
pedestrian-friendly community. It would also support alternative transportation
modes, encourage lot consolidation for efficient medium-density development, and
provide local services and employment opportunities consistent with the
Neighbourhood Centre objectives. This approach would also de less demand on
current infrastructure including water, electricity, transportation, and other utilities. I
would prefer to see detached single-family homes included in the design directly
adjacent to Pineridge Place. If rezoning across Westbank allows for multi-storey
development, single-family homes may eventually be phased out from the area. This
would alter the landscape and reduce opportunities for individuals seeking single-
family homes in the downtown core.

12. Trail Head

I would like to propose that the proponent redesign the site plan to integrate the Glen
Canyon trailhead directly behind the Pineridge Place residences rather than in its
currently proposed location. Relocating the trailhead would reduce traffic within the
development area and provide an opportunity to connect the POPS space with the trail
entrance. This adjustment would also create a smoother and more logical transition
into the existing trail network, which is already established, accessible, and linked to
the pedestrian bridge over Powers Creek. This would also create a larger buffer
between the single-family homes on Pineridge Place and the proposed buildings. It is



also not clear on how the trail will integrate with the RDCO Glen Canyon trail system
and if this is considered a POPs or will it become a fully public space.

13. Further Engagement

I would like to propose that the neighbourhood provide further input and engagement
in regards to landscape design and the inclusion of fencing along the Pineridge Place
interface in the design that benefits both parties and helps to preserve privacy and
allow for a noise buffer.

In closing, I respectfully ask the City and Council to carefully consider the proposal’s
misalignments with the Official Community Plan as well as its potential impacts on existing
residents. I support growth that is responsible, respectful, and aligned with community
planning policies, but I believe this application, as currently presented, does not achieve that
balance.

In addition, I strongly encourage the proponent to revise the design so that either single family
homes or townhouses are placed directly behind Pineridge Place instead of the proposed six-
storey buildings. This would provide a much more appropriate transition in height and scale,
preserve the character and qualities of the neighbourhood, and offer a broader range of
residential housing types within the development.

Thank you for the opportunity to provide input on this important matter.

Sincerely,
Monika Sajdak
Resident, Pineridge Place
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Marko Sajdak 

2551 Pineridge Pl. 

West Kelowna, B.C. V4t 2J7 

 

December 6, 2025 

 

Corporate Officer 

City of West Kelowna Council 

3731 Old Okanagan Highway 

West Kelowna, BC V4T 0G7 

 

Attn: Corporate Officer, File Number (Z 24-02) 

 

Subject: Notice of First Reading Submission – Zoning Amendment Bylaw NO. 0320.13  

 

Dear Mayor and Council Members, 

 

I am submitting my input, concerns and views regarding the Notice of First Reading for Zoning 

Amendment Application Z 24-02, pertaining to 3898 Brown Road. I wish to express my strong opposition 

to this application. After careful review, it is evident that the proposal—as currently written—is 

inconsistent with the City of West Kelowna’s Official Community Plan (OCP), disregards the 

surrounding neighbourhood context, and fails to adequately address transportation, safety, and community 

considerations. 

I respectfully request that Council deny this proposal in its current form and require revisions that fully 

align with the OCP, meet neighbourhood expectations, and reflect responsible city planning principles. 

1. Major Conflicts with the Official Community Plan (OCP) 

Failure to Meet OCP General Land Use Policy (Section 2.1 Article 3, pg. 22) 

The General Land Use Policy in the OCP mandates that: 

“New development must be appropriate and sensitive to the surrounding context including land use, form 

and character of the area, and must promote a highly walkable, accessible, and desirable environment.” 

The proposal’s twelve (12) six-storey buildings do not represent a sensitive or appropriate transition to 

adjacent single-family homes on Pineridge Pl. The height, bulk, shadowing, and visual dominance 

significantly disrupt the existing neighbourhood fabric and are inconsistent with the scale envisioned for 

this location. 
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2. Conflict with OCP Section 2.2 – Land Use Designations Summary (pg. 25) 

The proposal also directly contradicts Section 2.2 of the Official Community Plan, which summarizes the 

intent and purpose of each land use designation. For the Westbank Urban Centre – Residential Shoulders 

(Area C), the OCP clearly states the following purpose: 

“To promote a medium-density residential area that transitions the downtown Westbank Centre to the 

surrounding neighbourhoods.” 

 

This proposal does not align with that purpose for several reasons: 

2.1. Misalignment with OCP’s Definition of Medium Density 

The OCP defines medium density development as: 

“Medium density features low to mid-rise buildings that may include a mix of uses, forms and styles.” 

• Low-rise generally refers to 1–3 storeys. 

• Mid-rise is defined in the OCP as 4–6 storeys. 

The applicant's proposal includes no low-rise buildings whatsoever, and instead relies exclusively on mid-

rise or higher forms, despite being located in a transition area bordering single-family homes. 

2.2. Rezoning Request Contradicts the OCP’s Height Intent 

The proposed rezoning of 3898 Brown Rd. seeks approval for buildings up to 12 storeys, which is: 

• double the maximum height of mid-rise development, 

• far beyond the OCP’s intended scale for Residential Shoulders, and 

• incompatible with the transitional purpose of Area C. 

Buildings of this magnitude cannot serve as a “transition” between the Westbank Urban Centre core and 

surrounding low-density neighbourhoods. Instead, they amplify the massing and intensity of the Urban 

Centre, pushing it outward into areas that the OCP specifically identifies as buffer zones. 
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2.3. Fundamentally Contradicts the Transition Purpose of Area C 

The OCP’s intent is for Residential Shoulders to serve as a soft edge—a medium-density zone that 

gradually steps down in scale and intensity. 

Allowing for up to 12-storey buildings on 3898 Brown Rd. is the opposite of that purpose and would 

create: 

• an abrupt transition, 

• scale incompatibility with adjacent homes, 

• significant shadowing and privacy intrusion, and 

• a hard urban edge where the OCP calls for sensitive moderation. 

3. Conflicts with OCP Section 2.5.1 – Objectives for the Westbank Urban Centre (Pg. 32) 

The development proposal further conflicts with Section 2.5.1 of the OCP, which outlines key objectives 

for the Westbank Urban Centre, including the Residential Shoulders (Area C). Two objectives are 

particularly relevant: 

Objective 1 – Diversity of Housing Forms, Tenures, and Affordability 

“To promote development that delivers a diversity of multi-unit housing forms, tenures and levels of 

affordability in the Westbank Urban Centre.” 

The proposal does not meet this objective because: 

• It delivers only one multi-unit housing form (mid-rise apartments). 

• It does not include townhouses or ground-oriented family housing. 

• It does not provide a range of tenures, but instead focuses on a singular format of multi-unit 

buildings. 

• It lacks adaptable or accessible units that would support seniors, people with disabilities, or 

diverse household needs. 

This narrowly focused product type does not promote the OCP’s intended diversity and does not support 

a multi-generational, economically varied, or inclusive community. 

Objective 4 – Sensitive Transition to Surrounding Neighbourhoods 

“To sensitively transition from the Westbank Urban Centre to the surrounding neighbourhoods.” 

This proposal violates this objective in multiple ways: 

• Six- to twelve-storey buildings placed directly adjacent to single-family neighbourhoods do not 

constitute a sensitive transition. 

• The OCP requires heights to step down at the edges of the Residential Shoulder areas; this 

proposal steps up, not down. 
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• There is no meaningful transition in height, massing, bulk, or form to buffer the established 

neighbourhood to the west and south. 

• Subjective references to “enhanced setbacks” cannot compensate for the complete absence of 

low-rise buildings, which are required for appropriate transition. 

Overall, the project imposes an abrupt and incompatible urban edge that is fundamentally inconsistent 

with the OCP’s direction. 

4. Conflicts with Section 2.5.2 – Westbank Urban Centre: Residential Shoulders (Area C) Policies 

 The OCP gives very clear direction on what form of development is appropriate for Residential Shoulder 

areas. The proposal does not align with these directives in several significant ways. 

2.5.2 Policy 1 – Required Low-Rise Townhouse Form 

“Low-rise residential development should take the form of townhouses (3 or greater units).” 

The OCP clearly directs a townhouse-oriented, low-rise built form for Residential Shoulder areas. This 

proposal—twelve mid-rise, six-storey apartment towers—directly contradicts that intent. 

2.5.2 Policy 2 – Pedestrian-Focused Building Massing 

“All multi-unit development should design the building mass, form and details to create an interesting and 

pedestrian-focused environment at the street level.” 

The design does not achieve human-scaled massing. Instead, it produces a repetitive, imposing, mid-rise 

form that detracts from the residential environment in which the lot that 3898 Brown Rd. is in. The 

proposed buildings and space around them are not proportional to the surrounding neighbourhood, the 

design is overwhelming and does not provide an environment to neighbouring residents that is secure, 

comfortable and connected. It dwarfs the single-detached homes on Pineridge Pl. and impedes on the 

privacy and security on the neighbouring residents on Brown Rd. and Elliot Rd.   

2.5.2 Policy 3 – Mandatory Transition Down in Height 

“Heights will transition downwards towards the edges of the Residential Shoulders to sensitively integrate 

with surrounding and anticipated development density.” 

Rather than stepping down in height towards the edges of single-detached homes on Pineridge Pl., the 

proposal places six-storey buildings directly adjacent to existing homes, failing to provide the sensitive 

transition required by the OCP. 

5. Subjective and Unsupported Claims by the Applicant 

The application relies heavily on subjective language rather than measurable evidence. 

5.1. “Appropriate Transition” Is Unverified and Unsupported 

The applicant’s assertion that: 
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“The building scale and site design (sensitive setbacks) provide an appropriate transition to surrounding 

areas.” 

is not supported by: 

• massing studies 

• shadow analyses 

• privacy/overlook evaluations 

• height transition modelling 

The term “appropriate” is used subjectively and is not aligned with actual conditions or OCP directives. 

5.2. Claims of “Enhanced Setbacks” Are Misleading 

The applicant further states: 

“These enhanced setbacks exceed conventional Urban Centre standards and provide substantial separation 

to existing low-density residential uses, supporting a respectful interface and maintaining neighbourhood 

character.” 

This is another subjective claim. A minor increase in setback does not mitigate the overwhelming 

presence of six-storey buildings nor does it create a “respectful interface.” The OCP requires height 

transitions—not simply pulling back a structure by a few metres. 

The applicant’s language attempts to frame these minor adjustments as meaningful mitigation, but they 

are insufficient to offset the significant height, massing, and overlook impacts on adjacent single-family 

residential areas. These claims are therefore inadequate, subjective, and contradicted by the actual built 

form proposed. This proposed development does not create and reinforce our community’s sense of place 

for the exiting residents in the neighbourhood.  

6. Failure to Promote a Complete Neighbourhood Across All Life Stages 

The OCP Section 3.6.3.1 Pg. 96 Attainable Housing Objectives emphasizes that development should: 

“Promote complete neighbourhoods that enable people to remain in their neighbourhood through all life 

stages… such as seniors housing that supports aging in place.” 

This proposal does not meet that requirement. 

6.1. Lack of Housing Diversity 

The project consists almost exclusively of apartment units, lacking: 

• townhouses 

• ground-oriented units 
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• family-oriented homes with yards 

6.2. Not Supportive of “Aging in Place” 

Six-storey structures with limited outdoor areas, increased traffic, and mid-rise density do not support 

seniors who require accessible, quiet, human-scale environments. 

6.3. Not Suitable for Young Families 

The absence of large-unit townhomes, outdoor play areas, and safe pedestrian connections makes the 

project unsuitable for young families, reducing neighbourhood inclusivity. 

7. Unresolved Neighbourhood Egress and Emergency Access Concerns 

A fundamental planning issue that remains unaddressed is neighbourhood egress. 

7.1. Existing Egress Is Already Limited 

Brown Road, Elliott Road, and nearby streets already serve as constrained, high-traffic access points for 

multiple residential pockets. Congestion occurs even at current density levels. 

7.2. Increased Density Without Egress Solutions Creates Risk 

A development of this magnitude—combined with daycare traffic—adds hundreds of daily vehicle trips. 

Without new egress or circulation improvements, this will intensify: 

• emergency response delays 

• evacuation challenges during wildfire events 

• daily congestion 

• compromised pedestrian safety 

• blocked intersections during peak hours 

7.3. OCP Requires Safe and Functional Circulation 

The OCP’s vision for complete neighbourhoods includes reliable, safe access and mobility. 

This proposal introduces significant new demand without providing: 

• an egress analysis 

• a traffic impact study 

• modelling of emergency evacuation scenarios 

• any improvements to the road network 
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7.4. Public Safety Cannot Be Compromised 

Given West Kelowna’s recent wildfire evacuations and the community’s reliance on clear escape routes, 

the absence of an egress strategy is a critical and unacceptable omission. 

8. Future Growth Compounding Impacts 

The traffic impacts of this proposal must also be evaluated in the context of future, already-planned 

growth in the Westbank Centre area. The neighbourhood will soon experience substantial increases in 

vehicle and pedestrian activity due to two major developments: 

1. The new George Pringle Secondary School (currently under construction) 

2. Future development within Westbank Urban Centre Areas A and B, as outlined in the OCP 

Together, these projects will dramatically intensify traffic volumes, and the proposed development at 

3898 Brown Road fails to account for these cumulative impacts. 

8.1. George Pringle Secondary School Will Significantly Increase Traffic Volumes 

Once the new school opens, the surrounding road network—particularly Elliott Road, Brown Road, and 

nearby intersections—will experience: 

• Increased daily student drop-off and pick-up traffic 

• Additional bus routes and stops 

• Higher pedestrian activity from students walking to and from school 

• Increased cycling traffic 

• More congestion during peak morning and afternoon periods 

A large mid-rise development adjacent to this growing transportation hub will only worsen congestion, 

create safety conflicts, and impede traffic flow. The proposal does not address these foreseeable, high-

impact changes. 

8.2. Development of Westbank Urban Centre Areas A & B Will Further Intensify Traffic 

The OCP anticipates substantial new residential, commercial, and mixed-use growth in Areas A and B, 

which will: 

• Add hundreds of new residents 

• Increase local trips for shopping, services, and employment 

• Intensify parking demand 

• Create higher volumes of through-traffic on Brown Road and Elliott Road 

• Add delivery vehicles, ride-share activity, and service traffic 
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The transportation network surrounding 3898 Brown Road is not currently designed to handle this 

volume of activity—let alone with an additional twelve mid-rise buildings contributing to daily traffic 

loads. 

8.3. The Proposal Ignores Cumulative Impacts and Provides No Relief Measures 

Despite these known, imminent developments, the current zoning amendment: 

• Does not include a cumulative traffic impact assessment 

• Does not propose road improvements 

• Does not address school-related congestion 

• Does not consider increased bus traffic or pedestrian safety 

• Does not propose alternative access points or new egress routes 

• Provides no mitigation measures for future growth pressures 

This omission reflects a significant gap in planning responsibility. 

8.4. Increased Congestion Will Compromise Safety and Mobility 

Without proactive planning, these layered impacts will result in: 

• Overburdened intersections 

• Longer delays for residents entering or leaving their neighbourhoods 

• Increased pedestrian and cyclist conflicts 

• Constrained emergency vehicle access 

• Severe congestion during school hours 

• Reduced neighbourhood livability and mobility 

A development of this magnitude cannot be assessed in isolation. It must be reviewed within the broader 

context of Westbank Centre’s planned growth, and currently, the proposal does not meet that standard. 

9. Incompatible Neighbourhood Character 

The proposal introduces an urban scale that is not reflective of the surrounding rural-residential context 

and undermines the role of the Residential Shoulder as a transitional buffer. 

9.1. Amend the OCP and Designate 3898 Brown Rd. as Neighbourhood Centres for Rezoning 

A more appropriate and OCP-aligned rezoning option for 3898 Brown Road would be the Neighbourhood 

Centre model described in the Official Community Plan. Neighbourhood Centres are designed to support 

a moderate level of density, with a carefully balanced mix of lower-rise residential buildings, small-scale 
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commercial uses, community-serving amenities, and human-scaled public spaces. Applying this model to 

3898 Brown Road would create a development that is compatible with nearby single-family 

neighbourhoods while still supporting modest intensification consistent with the OCP’s long-term growth 

strategy. 

Neighbourhood Centres emphasize walkability, local-serving commercial uses, community gathering 

areas, and building forms that transition sensitively to surrounding homes. This is particularly well suited 

to 3898 Brown Road, which sits at the interface between the Westbank Centre core and established 

residential areas. Instead of imposing twelve mid-rise towers, a Neighbourhood Centre approach would 

allow for low-rise and select mid-rise buildings (1–6 storeys), with built form that respects height 

transitions, enhances pedestrian connectivity, and introduces neighbourhood-serving uses such as small 

shops, childcare, health services, or community amenities at a scale that fits the context. 

This model would provide greater housing diversity, including townhouses, stacked townhomes, low-rise 

apartments, and potentially mixed-use buildings with commercial uses on the ground floor—all of which 

support residents at various life stages. It would also align more closely with OCP directives related to 

complete neighbourhoods, transportation safety, pedestrian accessibility, and compatibility with adjacent 

residential areas. In short, a Neighbourhood Centre designation would allow this site to evolve in a 

responsible, community-oriented, and context-sensitive manner, rather than dramatically intensifying 

density in a way that conflicts with both the OCP and local neighbourhood character. 

10. Request to Council 

In light of the significant conflicts and concerns, I respectfully ask Council to: 

1. Deny the proposed six-storey form and require compliance with the OCP’s low-rise townhouse 

policy for Residential Shoulders. 

2. Require true height transitions and context-sensitive design that conforms to OCP Policy 2.5.2. 

3. Require a comprehensive traffic, egress, and emergency evacuation study, including road network 

capacity, peak-hour modelling, and emergency scenario analysis. 

4. Demand housing diversity that supports seniors aging in place, young families, and residents 

across varying income levels and life stages. 

5. Uphold the Official Community Plan (OCP) as the guiding framework for the area to ensure 

responsible, community-aligned growth with existing residents. 

6. Amend the OCP for this specific lot to re-designate it from Residential Shoulder to a 

Neighbourhood Centre designation, which would allow a more appropriate mix of lower-rise, 

community-serving uses, while still ensuring compatibility, sensitive transitions, and proper 

urban design.  

Proceeding with Zoning Amendment Bylaw No. 0320.13 (3898 Brown Road) does not align with the 

Official Community Plan nor the Five Foundations that guide the Key Directions for the City of West 

Kelowna. In particular, the proposal conflicts with the foundational principles of Our Connectivity, Our 

Adaptability, and Collaborating with Our Central Okanagan Neighbours. It also falls short of the City’s 
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commitment to Engaging to Make Important Decisions Together, as outlined under the City’s 

engagement and adaptability principles. 

My neighbours and I—long-standing residents of the Westbank Centre—share a collective vision for our 

community that is consistent with the OCP. We want growth that respects established neighbourhoods, 

supports responsible transitions, and involves residents meaningfully in shaping the future of our area. 

Despite the profound impact this proposal would have on our neighbourhood, we have not been 

adequately engaged or consulted in the decision-making process. For a development of this scale—one 

that affects our homes, safety, mobility, and long-term community character—this level of engagement is 

essential. 

For these reasons, I oppose Z 24-02; Zoning Bylaw Amendment; 3898 Brown Road and strongly 

encourage the Mayor and Council Members to deny the proposal in its present form. I respectfully request 

that Council direct the applicant to revise the development to fully address the concerns raised and ensure 

meaningful community engagement moving forward. 

 

Sincerely, 

Marko Sajdak 

 

 

 



  

 

    
   

    
 

   

 
 

 





 

  
   

   

                   
                

             
                  

               
               

 

            
                
               

  

                  
               
            

                 

                  
              

                    
                

                   
                  

            
                 

            
               
          

               
                 

                 
                    

   

  



  
                  

                 

             
                 

                
               

                 
          

                
                   

               
                 

            
   

     

   

   

             
                 

             
               

               
     

              
             

             
              

         
               

                
             
         

                 
 

                 
                 

                   
          





From:
To: City of West Kelowna Submissions
Subject: “ ZONING AMENDMENT BYLAW NO 0320.13 “
Date: Monday, December 8, 2025 11:28:41 AM

[You don't often get email from . Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe. The City will never ask for personal or account information
or account password through email..

________________________________

Attn: Corporate Officer,File Number ( Z 24-02)
Submission sent by Ken and Lynne England   Suite 213 - 3870 BrownRoad
West Kelowna.  V4T 2J5
Reference -“ ZONING AMENDMENT BYLAW NO. 0320.13 “

We as residents living on Brown Road have been hit with major increases in traffic with the building of the Truck
59 Cidery and adjacent Winery complex. In addition council has approved an expansion to the cidery property for a
food and beverage facility. Nothing has been done to upgrade Brown Road to handle this new traffic and allow for
safe pedestrian access along the roadway from Dobbin Road to the entrances to the Cidery and Winery.
Should the City of West Kelowna proceed with the Rezoning and the subsequent development we will be hit with a
huge increase in traffic which will overload the current infrastructure.
At a very minimum Brown Road should be upgraded to the standard of Old Okanagan Highway adjacent to the New
City Hall and the Johnson Bentley Memorial Aquatic Centre.
The existing complexes of Lyndon Estates , Monticello and Miravista have a significant senior population who walk
Brown Road daily and are faced with dangerous conditions due mainly to the sidewalk gaps.
The city has done a wonderful job on Old Okanagan Highway and Shannon Lake Road for similar traffic volumes
and I would guess lower numbers of pedestrians.

If you want the increased Tax Base make sure the infrastructure is brought up to Standard- Pretend you live on
Brown Road and do the right thing.

Regards Ken and Lynne England -Concerned Taxpayers.
Ken England





create substantial risks that have not been mitigated. The failure to address these cumulative concerns
would directly affect neighbourhood safety, mobility, and the livability of the area.

Given the proposal’s inconsistencies with the OCP, the lack of meaningful community engagement, and
the unresolved impacts on neighbourhood safety, character, and property values, I respectfully request
that Council deny the rezoning application in its current form. As a homeowner of more than two decades,
it is difficult and frankly insulting to see a proposal that would depreciate my home by more than $100,000
without providing any benefit or protection for existing residents. A more appropriate, OCP-aligned
approach would be to consider a Neighbourhood Centre designation that incorporates low-rise forms,
appropriate transitions, and parkland placed where it actually serves the community. I urge Council to
uphold responsible planning standards and require revisions that support safe, compatible, and
sustainable growth for the Westbank Centre neighbourhood.

Sincerely,

Stephen Lees







 
    

 
 

 
 
   
      

  
   

   

                 
               

             
             

                
                  

   

                   
                 

               
                   

     
                   
         

       
               

              
              

     

               
                  

                
               

                   
               
                 

                    
                   

    





From:
To: City of West Kelowna Submissions
Subject: Attn:corporate officer, file number (Z 24-02)
Date: Monday, December 8, 2025 2:15:45 PM

[You don't often get email from . Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe. The City will never ask for personal or account information
or account password through email..

________________________________

Concerning this change to this bylaw amendment. Question? We  hear on the news if we don’t get more snow ect,
water restrictions will  be more strict. How can this be if you are proposing all the condos ect. Allow so much mor
demand on our water supply..
Very very unwise.
It also will be a traffic night mare. Our property value will go down.
I strongly oppose this amendment.

Ps. I on.y got this letter Friday.
Judy Pebernat
#207 3890 Brown rd
West Kelowna
V4T 2J3

Sent from my iPad



Attn: Corporate Officer, File Number (Z 24-02) 

I live on Pineridge Place, looking directly towards the lake and at the 

property that is being proposed for development, with the address of 3898 

Brown Road, owned by Homestar Investments out of Surrey. 

I am submitting my concern about this very large development.  It will 

change this area, and beyond, in West Kelowna.  The access roads will be 

overloaded, but even worse will be the parking issues.  You only have to 

look at Elliott Road, where the new apartments have been built there, to 

see what happens.  Cars are parked along Elliott for a long way.  And also 

along Brown Road and Old Okanagan Highway where the Miravista 

apartment residents have filled the side roads with parked cars. 

The other issue is that there are so many 6 storey buildings in that space.   

But the biggest issue for me and my neighbours is how close 6 storey 

apartments will be, behind our single family homes.  Many of us have 

gardens, and I can’t even imagine how the sunlight will get past the 

buildings to reach our vegetables and fruits and flowers.  And we will 

experience an utter lack of privacy.  I hope you can keep in mind the area 

that will back on to Pineridge Place and take that into consideration. 

I know there is a big push for more housing, but the fact is that there are 

many empty apartments in West Kelowna.   

I hear over and over again from many residents that they are tired of all the 

apartments being built, the overcrowding, the traffic, etc.   

This development compromises the character of our community.  It is not 

appropriate for this space and neighborhood.  It is not sensitive to the 

single family homes that border this property, along Pineridge Place. 

I strongly urge council to reject it. 

Thanks for your time. 

Suzanne Boos 

 

 

2547 Pineridge Place, West Kelowna 



To Corporate Officer, File Number (Z 24-02) 

I live on Pineridge Place, and am writing against the proposal for the 

development at 3898 Brown Road. 

I am very concerned about this very large development.  It will change this 

area in West Kelowna, and impact areas all around it.  The traffic will 

greatly increase getting in and out of this area, which will already be seeing 

increased traffic once the new high school is completed in less than 2 

years.  Parking issues will be even greater.  You can look at Elliott Road 

where the new apartments have been built there to see what happens.  

Cars are parked along Elliott, and also along Brown Road and Old 

Okanagan Highway where the Miravista apartment residents have filled the 

side roads with parked cars.  And other areas where apartments have been 

built.  There simply aren’t enough parking spots!  And too much traffic for 

the access and feeder roads. 

The other issue is that there are so many 6 storey buildings in that space. 

They will be packed in very tight.   

But the biggest issue for me and my neighbours is that there will be 6 

storey apartments directly behind our single family homes.  We will 

experience a total lack of privacy. We will have a huge shadow over our 

homes, our back yards and gardens. I hope you can keep in mind the 

location and height of the buildings that will back on to Pineridge Place and 

consider the lives of the people who live there. 

I know there is a big push for more housing, but the fact is that there are 

many empty apartments in West Kelowna.   

I hear over and over again from many residents that they are tired of all the 

apartments being built, the overcrowding, the traffic, etc.  We choose to live 

in West Kelowna to stay farther away from all of that. 

This development compromises the character of our community.  It is much 

too large for the space and neighborhood. I strongly urge council to reject it 

Thanks for your time. 

Alrik Forbes      

2547 Pineridge Place, West Kelowna       





   

 
      

 
 

   

  

  

 
 

 
 
  

 
 

  

  

 
 
  
 
  
  
  
   
  
  
  
 

 

 
 

 
   

 
 

   
 
 
 

   

  
  

  

 

   

    

   

 

 

 
 

 

                            
         
                 
             
                 
                              

         

               
                      

                     
    

                           
        

            
     
         

   

         
          
         

       
         

           
       

      

        
         

         
         

    

      
         

         
       

        
        

     

 

          
    

        
        

        

          
  

    

         



   

 
        

 
   

     
   
     
  

 
  
   

     
   
   
   
  
  

   
  

     
   
   

        
     
    
   

    
  

 

  

  
 

       
  

  
 

 

                            
         
                 
           

               
                      

                    
   

                      
        

            
       

 
    

   
   

 

 
       

 
 
 
 
 

   
 
 

   
 

                     

          
        

           
       

        
         

     
      

        

           
       

         
        

      

        
 

       



 

  

 

 



     

   

 
 

      

     
     

     
    

     

      
    

     
   

     
     

     
   

      
     

     
     

     
  

              
           

           
          

           

    





OCP section 2.5.1.4 states "to sensitivity transition from the Westbank Urban Centre to the
surrounding neighbourhoods" Twelve six storey buildings built directly adjacent to single
family homes do not seem to adhere to this sensitivity. Twelve six storey buildings
contradict the intent of section 2.5.2 which requires "Low rise residential development in the
form of townhouses (3 or greater units). Furthermore  this section indicates a Mandatory
Transition Down in Height and the developer has not complied with this section as the
proposal indicates that the SIX storey buildings will be built adjacent to existing homes.

OCP section 3.6.3.1 page 96 emphasizes the Attainable housing Objectives should "promote
complete neighbourhoods that enable people to remain in their neighbourhood through all life
stages..."  The developers proposal does not meet this criteria.

The OCP vision is for complete neighbourhoods with reliable, safe access and mobility.
Further development of egress, traffic impact, emergency evacuation and road improvements
are not addressed in this proposal.

With these considerations I implore the city council to re-think this proposal. Deny the six
storey form and request compliance with the OCP's low rise townhouse policy, adhere to
height transitions and sensitive design demands of the OCP.

Sincerely,

Glenn Mageau
2531 Pineridge Place
West Kelwona BC 
V4T 2J7

--
Glenn Mageau



 

 

 

  

 

 
 

 

 

 
 

 

  

 

 
 

 



 
 

 














































































