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January 8, 2026 
 
Our File: 21-2038 
 
City of West Kelowna,  
3731 Old Okanagan Highway,  
West Kelowna, BC V4T 1K7 
Email: cam.graham@westkelownacity.ca 
 
Attention: Cam Graham, RPP, MCIP, Senior Planner, City of West Kelowna 
 
Dear Cam,  
 
Re:  Public Consultation Summary for Brown Road Development Project (Master 
Plan Development and Rezoning Amendment) Public Information Meeting 
________________________________________________________________________________ 
 
On behalf of Homestar Investments (006) Ltd., Aplin Martin Consultants Ltd. (Aplin 
Martin), in collaboration with Arcadis Professional Services (Canada) Inc., held an in-
person Public Information Meeting (PIM). The purpose of the PIM was to gather 
feedback on the proposed Zoning Bylaw Amendment for the Brown Road 
Development project.  
 
This Public Consultation Summary provides an overview of the consultation process 
and summary of feedback heard from the community. Feedback will be considered to 
inform further design development.   

Project Background 
The subject site is an 8.5-hectare/21-acre property 
located at 3898 Brown Road in West Kelowna, BC 
(PLAN KAP1568 LOT 1 DISTRICT LOT 807 
OSOYOOS DIV 3898 BROWN RD OF YALE 
DISTRICT EXCEPT PLAN 13090 30224 KAP49629; 
PID: 011-295-082).  
 
This project aims to create a mixed-use, multi-
family residential housing development on the 
existing property to support the growth of the 
Westbank Urban Centre. The project follows the 
Official Community Plan land use and built form 
direction for the Westbank Urban Centre - 
Residential Shoulder (Area C) so no OCP 
amendment is required.  
The project proposes to rezone the site from the 
current Rural Residential Large Parcel Zone (RU4) to a 
Comprehensive Development Zone (CDZ).  

Figure 1: Project Area Map 
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The new development is proposed to include diverse housing options, ground-floor 
commercial spaces, a daycare centre, park and trail connectivity, and expansion of 
Glen Canyon Regional Park. The rezoning and development of the project would allow 
for development of the neighbourhood with higher density buildings to meet the 
increasing housing needs within West Kelowna. It would align with City of West 
Kelowna objectives to focus residential growth within the Urban Centre. 
 
The project will also dedicate approximately 48% of the site (about 4.1-hectares) as 
public park space to form part of the Glen Canyon Regional Park which would be 
designated as Natural Areas and Public Parks based on OCP designations.   

Consultation Process 
The consultation process for this project commenced on or around December 6, 2025 
(based on Canada Post delivery of the postcard mailout) and concluded on Friday, 
January 2, 2026. Key activities focused on the PIM that took place on Monday, 
December 15, 2025. Feedback from the consultation period has been shared with the 
City of West Kelowna. Feedback will also be shared with the public including how 
input informed the project’s next steps.   
 
NOTIFICATION 

To notify community members about the upcoming PIM, the following outreach tools 
were used:  
 
Postcard Mailout  
Aplin Martin utilized the addresses provided by the City of West Kelowna’s based on 
a buffer zone surrounding the subject area. A postcard mailout was developed that 
provided a project overview, key contact information, and PIM details along with a 
website address to provide feedback (Appendix A). A total of 310 postcards were 
mailed out to property owners within the vicinity of the proposed site on Thursday, 
December 4, 2025 which were distributed on or around December 6 based on 
Canada Post delivery.   
 
Project Website  
Aplin Martin updated an existing project webpage: 
https://www.aplinmartin.com/brown-road-development 
 
The website update included information about the PIM along with an overview of the 
project, the development application, a site map, feedback email mailbox, project 
contact, and later display boards. A copy of the webpage is attached in Appendix B. 
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• Understanding the Site: Existing context including location, topography, 
regional park, and existing trails. 

• Connecting to the Neighbourhood: Transportation and circulation and 
Westbank amenities. 

• Designing the Vision: Key strategies for surroundings, purpose, and layout and 
circulation. 

• Enhancing Green Space: Natural areas and neighbourhood parks including the 
needs. 

• Benefitting the Community: Overview of the daycare provision and precedents. 

• Creating a Pedestrian Network: Pathways, trails, and greenways for 
connectivity. 

• Visioning Built Form: Scale and massing proposal, unit sizes, and precedent 
imagery. 

• Civil Engineering: Key plan for engineering drawings overview. 

• Civil Engineering: Key plan for engineering drawings composite utility plan. 

• Civil Engineering: Key plan for engineering drawings stormwater management 
plan. 

 
A copy of the display boards is included in Appendix D.  
 
Comment Form  
Participants at the PIM had an opportunity to provide comments using a comment 
form (Appendix E). The comment form was a two-page hard-copy handout that 
provided a project overview and allowed written submissions for participants to share 
their thoughts about the future development of the project. Submissions are in 
Appendix E. 
 
Email Mailbox 
The email mailbox was indicated on the postcard mailout, materials at the PIM, and on 
the project website. The mailbox was open from the previous engagement and 
through to January 2, 2026. Comments received during that period are contained in 
Appendix F and summarized in the next section by key theme.  
 
Other Written Submissions 
Participants at the event also provided hard-copy written submissions during the 
event which are contained in Appendix G. 
 
Event Photos 
Project team members captured photos of the event which are included in Appendix 
H.  
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community character (i.e., developments should not set a 
precedent) 

Private 
Property 
Impacts 

• More information about neighbourhood property valuation 
benefits and impacts   

• Questions about development lighting and noise once 
constructed  

• More information about construction impacts on 
neighbouring properties (e.g., geotechnical impacts, noise, 
debris, construction management) 

• Better understanding of how new development could 
potentially impact neighbour’s privacy and quality of life 
based on setbacks, design, and scale 

 
Environmental 
and Health 
Impacts 

• Better understanding of potential health impacts for 
residents and daycare due to proximity of vineyards’ spray 
zones 

• Support for protection of environment and wildlife habitats 
based on interface with park  

• More information about the interface with Glen Canyon 
Regional Park including benefits and impacts 

• Questions about servicing including wastewater treatment 
capacity and water supply based on current climate 
considerations (e.g. low snowpack, recent boil water 
advisories) 

• More details about tree retention and anticipated 
landscape design (planting types, etc.) 

Emergency 
Services and 
Public Safety 

• Better understanding about fire mitigation planning, 
including evacuation routes and available resources to limit 
strain on existing resources  

• Desire for safety plan and traffic management plan during 
construction process  

Infrastructure 
and Community 
Services 

• Desire for more “big picture” planning for City to increase 
density in line with available community infrastructure and 
servicing (e.g., provision of schools, health care, 
recreational facilities, etc. based on population)   

• Consider fencing/screening, landscape design, and lighting 
between neighbouring properties for privacy and noise 
mitigation  

• Questions about location of garbage, recycling, and 
organics for new development and management  

Housing Market 
and Economic 
Viability 

• More information on broader housing needs based on 
City’s current high vacancy rate (6.4%). 
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• Better understanding of the development’s financial plan 
to limit risk of an incomplete building 

• Desire for more housing diversity (townhomes, family-
oriented units) in addition to mid-rise apartments 

• Questions about plans for neighbourhood planning goals 
for tenures (mixed, rentals, ownership, supportive housing) 

Daycare and 
Retail 
Components 

• Questions about daycare access and potential impacts on 
traffic  

• More information about retail viability and long-term 
economic planning for neighbourhood based on current 
economic climate 

Parkland 
• Questions about how the parkland component is being 

planned and eventually accessed by residents (i.e., what 
portion of land is usable)  

Archaeological 
Impacts 

• Questions about the archaeological process and if a study 
is warranted 

Alignment with 
Official 
Community 
Plan (OCP) 
 

• More information about the Official Community Plan 
policies and how the development aligns or conflicts with 
these policies on height transitions, housing diversity, and 
sensitive integration 

• Suggestions to re-designate the site as a Neighbourhood 
Centre for a balanced mix of low-rise housing and 
community-serving uses 

Construction 
Impacts 

• More information about the construction process and 
potential impacts (noise, traffic) and how it will be 
mitigated for residential neighbours and the park 

Community 
Engagement 

• Desire for continued community engagement 

 
FEEDBACK ANALYSIS 

Comments received during the consultation period for the Brown Road Development 
project indicate that some community members acknowledge positive elements of 
the project. These positive elements include improved park access, diverse housing 
options, and support for a livable and diverse community. Some participants noted 
that the area is desirable for young families due to the proximity to neighbourhood 
assets.  
 
Community feedback also indicated some considerations that could be considered as 
development progresses. These considerations mainly focus on supporting gentle 
transitions between existing residential properties and new developments and 
maintaining community character. Some residents support the development of 
family-oriented developments such as townhomes and preference for a more scaled-
down approach that is more compatible within the existing neighbourhood.  
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Other participants desire information on how new developments in general will 
impact current community infrastructure and servicing to support both an increase in 
new residents and resilient and sustainable communities.    
 
Based on the key themes, future development could consider the following: 

• Gentle transition between existing residential homes and new development 
particularly around building height and density and analysis to better 
understand impacts (i.e., shadow studies) 

• Broader diversity of housing options that include more ground-oriented, 
family-friendly, and affordable options to support complete communities 

• Infrastructure enhancements to support a cohesive community such as 
sidewalks, lighting, and active transportation amenities 

• More information on how development interfaces with both park and nearby 
Agricultural Land Reserve (ALR) and management plans  

• More information about neighbourhood servicing for water and sewer and 
community assets to maintain a functional community 

• More information about development access, traffic studies, and emergency 
management planning for the neighbourhood 

• Public communication regarding construction management, financial 
assurances, construction scheduling, and traffic management during 
construction  

• Provision of information about supporting OCP guidelines and how these 
policies support development planning in key neighbourhoods 

• Ongoing open and transparent engagement with community members  
 
Verbatim comments are contained in Appendices E (comment forms), F (emails), and 
G (other written submissions).  
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Next Steps 
The in-person PIM provided a platform for community members to share their 
feedback about the proposed Brown Road Development. It provides a useful 
opportunity for the project team to consider the ideas of the public during further 
design development.  
 
This summary has been shared with the City of West Kelowna for their consideration.  
 
Should you have any further questions, please contact the undersigned at 604-639-
3456. 
 
Yours truly, 
 
APLIN & MARTIN CONSULTANTS LTD   
 

 
Samira Khayambashi, MCIP, RPP  
Project Manager  
 
SK/kf 
Enclosures - Appendices 
21-2038 Brown Road Development – Public Consultation Summary 
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APPENDIX A: 
______________________________________________________________________ 
 

PPoossttccaarrdd  MMaaiilloouutt  &&  AAddddrreesssseess  
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APPENDIX B: 
______________________________________________________________________ 
 

PPrroojjeecctt  WWeebbssiittee    
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APPENDIX C: 
______________________________________________________________________ 
 

NNeewwssppaappeerr  AAdd  
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APPENDIX D: 
______________________________________________________________________ 
 

DDiissppllaayy  BBooaarrddss  
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APPENDIX E: 
______________________________________________________________________ 
 

CCoommmmeenntt  FFoorrmm  SSuubbmmiissssiioonnss  
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Appendix E: Comment Forms
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Appendix E: Comment Forms
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APPENDIX F: 
______________________________________________________________________ 
 

EEmmaaiill  SSuubbmmiissssiioonnss  vviiaa  EEmmaaiill  MMaaiillbbooxx  
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Appendix F: Email Submissions via Email Mailbox
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�5�*5@�U�1 @/��U5*�@̀U5@̀�� �� � 5@̀ 5@����̀ 
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���� ̀�*������ Ù�������̀5�@�5��
�� @ ��*�.�5U� 5U�U��@���@U 
��̀�*����@�5U���5U� �5�� �̀U� @*̀�����̀5@� @*���2��@�/��������̀5�@���5���U@� �@�5��
���5@�����U�>�̀ 5��*5@���� ̀5�@�@
5@��� ̀5�@U��@���U���*�U5�@�U����@5@�� @*������̀5�@�����*���U5U@��*�*̀��������/ UU�UU @*�5̀5� ̀���̀�@̀5 �5�� �̀U�?�8A"#$B�:C%�,D.�������U �*��U@�̀ ��� �̀�����5*� *�2� ̀��@�U5̀�� ��5@����̀����U5*�@̀U��̀��EFF�GFFFH�@5̀U��5U5̀��U� @*U���5�����5���U�I@U���5�5�@̀� ��5@�� /��U��̀5@U�5�������@̀�@� �
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�Ù� ��5@�Ù� ̀��/�U�����̀�*
/��� �� ̀5�@ �� @*��� ���@̀�0̀�5U��2�5��*̀������@̀@�� ̀5��5�� �̀U�@̀��U�����@*5@�@�5��
������*�N8�OO",PQ�"-:P�#���O:'D()+�,'-.��5@��� U�**�@U5̀/�5����@�� ̀� **5̀5�@ ����5���̀� ��5��U���5�5@� �̀5�5̀/� @*@�5U��R�@���@U5@���*�̀� ��5���@��Ù5�@��� *U ��̀/ ̀@� �
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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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somethin  speci c at wi l tr g r he d e opme  o  ong ga e hou g o  wil  it b   

     

Where will the congregate housing be located within the development? 

Build Out 

How many phases is it anticipated the development will be built out in and what is the 
anticipated timing of the phases?   

The article on Castanet said that the development had been scaled back due to financial 
constraints.  What does that mean?  Is there a chance the development will get stalled mid-
build due to financial issues and empty or incomplete buildings be left standing for a 
lengthy period of time? 

What will the composition and quality of building materials be?  Will the design be 
attractive or more utilitarian?  How will the landscaping around the buildings reduce a 
feeling of "ghetto-ization"?  

Is the development intended for rentals or home ownership? If a mix, what is the 
anticipated percentage of each? 

Will there be any subsidized housing units available to help those who need low-cost 
housing in order to remain housed? 

  Daycare 

How will daycare traffic (coming and going on a daily basis) be mitigated?  Will residents of 
the development be given priority on daycare usage so as to cut down on traffic coming and 
going?   

Where in the development will the daycare be located? 

Retail 

What is the plan for retail?  The type of retail will dictate what type of people will be 
traveling in and out of the community. 

Water 

What long distance plans are in place to address future water shortages?  Where will the 
water supply come from?  Where will the water lines be located? 

Pre-Development 

Will an archaeological study be done? 

Parking 

How many parking spots will there be and will all the resident parking be underground?     

What measures will be put in place to help ensure limited street parking on Brown and 
Elliott Roads and in Pineridge Place? 
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Traffic Impacts 

Will a traffic study be conducted? 

What is the anticipated traffic impact and flow on surrounding roads?  For example, both 
Brown Road and Highway 97 through the Westbank Town Centre area are already very 
heavy, even during non-rush hour times, without having hundreds more cars pouring out 
onto those roads.  How difficult will it be for residents on Brown Road to get out of their 
driveways? 

Has the volume of traffic that will be created by the new high school (both teachers and 
high school students) been considered and how will the increased traffic from both 
developments impact the surrounding roads? 

What provision will be made for egress? 

How wide will the roadway be between Elliott and Brown Road? 
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West Kelowna Advisory Commission 
c/o West Kelowna City Hall 
3731 Old Okanagan Highway 
V4T 0G7 
 To;  Honorable Mr. Gord Milsom and  
          City Council       
 Mail:- mayorandcouncil@westkelownacity.ca 

                                                                                                                                                        November 21st 2025 
 

Regarding the proposed development at 3898 Brown Road: 

This is my second submission letter; I wish to add to your perusals. 

We live next to this property, with our unit at the Monticello complex (3890 Brown Road) directly 
parallel to it. We are genuinely interested in this proposal, as it will impact both our home and the 
surrounding area. 

I attended the introduction meeting on Nov 19 to learn more on this proposal. It has brought more 
concerns to us, and I wish to offer them here. 

When purchasing here, we were drawn by the area's density, natural beauty, available services, and 
overall tranquillity.  There are several aspects we find unacceptable and believe require thorough 
research and consideration. While expansion is inevitable, well-managed and orderly growth should 
be pursued with care and intelligence. 

The plan to build 6-storey buildings does not fit the neighbourhood's current look, where most 
buildings are only 3 or 4 storeys high, and nothing exceeds 5 storeys. Taller structures could block 
views for nearby residents and create more shadow over surrounding properties. The density in 6 story 
buildings we feel exceeds the limits for this area and quite unnecessary. 

• I understand the building layout and see in the document there shows a 10-meter set back on 
the east side property line where the phase 1 building parallels the Monticello property. 

• This I find inappropriate, due to the proposed 6 story height and the shading that will occur. 
• The set back in other proposals in this area appears to come up at a 12 meter setbacks. I 

strongly believe that 12 meters should be the minimum set back in this instance. I therefore 
raise this concern 

• I was told this set back area will be grass and therefore there will be NO vehicle use. 
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West Kelowna Advisory Commission 
c/o West Kelowna City Hall 
3731 Old Okanagan Highway 
V4T 0G7 
 To;  Honorable Mr. Gord Milsom and  
          City Council       
 Mail:- mayorandcouncil@westkelownacity.ca 

                                                                                                                                                        November 19th 2025 
 

Regarding the proposed development at 3898 Brown Road: 

We live next to this property, with our unit at the Monticello complex (3890 Brown Road) directly parallel to it. We are 
genuinely interested in this proposal, as it will impact both our home and the surrounding area. 

When purchasing here, we were drawn by the area's density, natural beauty, available services, and overall tranquillity. We 
understood that this property was slated for future development, so these plans are not unexpected. However, there are 
several aspects we find unacceptable and believe require thorough research and consideration. While expansion is 
inevitable, well-managed and orderly growth should be pursued with care and intelligence. 

The plan to build 6-storey buildings does not fit the neighbourhood's current look, where most buildings are only 3 or 4 
storeys high, and nothing exceeds 5 storeys. Taller structures could block views for nearby residents and create more 
shadow over surrounding properties. 

• Some points of concern include: 
• The proximity to natural wildlife habitats and the irreversible loss they will suffer. 
• The adjacent provincial park and nature reserve, which will be affected regardless of design choices. 
• Significant portions of land have been donated to the city for park use; however, the size of this development could 

harm much of that natural beauty. Strict design protocols must be enforced and respected. 
• The potential addition of what amounts to a small city's worth of residents—over 2,500 people and their families, 

including children. 
• An expected influx of more than 2,000 vehicles associated with over 1,000 units, raising questions about increased 

traffic. Existing roads are incomplete and lack sidewalks and safe exits. 
• Evacuation issues during emergencies, given that Brown Road serves as the primary route of egress from the area. 
• The need for new school facilities to accommodate children. 
• The presence of several senior living complexes, some restricted to those aged 55 and older. 
• Brown Road itself requires significant upgrades; incomplete sidewalks make walking along the road unsafe, and 

lighting and posted speed limits are insufficient. 
• Initial plans suggest some of these issues will be addressed. However, the necessity for 6-storey buildings should 

be reconsidered. Limiting structures to four storeys would reduce the overall footprint of the development and 
better align with many community concerns. 

• Water availability has consistently been a challenge in this area. The proposed solution seems promising; however, 
it is important to consider whether it will effectively address the issue or potentially exacerbate it. 

In conclusion, we recommend that the proposed development be scaled down to include no more 
than four-story buildings. This adjustment would decrease the total number of units and overall size, 
thereby ensuring a more suitable integration with the surrounding community. 

Yours respectfully 
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West Kelowna Advisory Commission 
c/o West Kelowna City Hall 
3731 Old Okanagan Highway 
V4T 0G7 
 To;  Honorable Mr. Gord Milsom and  
          City Council       
 Mail:- mayorandcouncil@westkelownacity.ca 

                                                                                                                                                        November 24th 2025 
 

Regarding the proposed development at 3898 Brown Road: 

This is my third submission letter; I wish to add to your perusals. 

We live next to this property, at the Monticello complex (3890 Brown Road) directly parallel to It. 

The proposal I find driven by  GREED  from the owner of this property! 

 It appears far an excessive request and will alter the peaceful pleasant area off Brown Road forever. 

There are NO  6-story buildings here!  

What appears to bring some 2000 plus people and vehicles into this area is unacceptable and 
unnecessary, 

 NOTHING ABOVE 3 STORIES! 
AND NO COMMERCIAL UNITS! 
We see now commercial units in the area struggling and left empty. 

    
    
   

  
   





59

Appendix F: Email Submissions via Email Mailbox

��$/:OZdo�Z���d�/:d$Z�o ��!d/�"#Zdo:$/:!d/�%�/�d&/� ' : do' (d)! :$*�dd(Z�+�ZZ($/,d�-�Z�'O:$/:/�ZZO Od/:Z'dood�'Z���/ :' o:o".0'Z� ��Z!d$Z�o ��0�d�:/'�� :o01Z�d223�Z�OZ4/5/�:!d�:o")��d$Z5d:$d�d� ''6d�ZO���:�d/:!d�:$Z�o ��7"8$d9$/,d�;:6dd��Z�( ��Z�:oZ�ZZOoZ&/�7� o:$d�d/: !d' �d/o:Z�$d�:$ o5�Z<d�:� ''6do:/�:dO"=d�ddO: !d:Z5�d5/�d&Z�/'':$d�Z�o:���: Z��Z od/�O!doo7�9Z�o5Z(dZ&o Od�/'(d>:d�o Z�Z�+�Z��?Z/O%$Z�&/�� '':$do Od�/'(�Z0��: ':$dd�OZ&:$d�Z/O-&d��d./�O� '':$d�d6d !5�Z,dO' �$: ��"@'oZ0�/��d�d!Z,d/''o:�dd:5/�( ��Z�+�Z��0A'' Z::0B���/!0C �d� O�dC'/�d"�/:oZ!d5Z �:9Z�$Z5d:Z�Z��d�:A'' Z:::Z+�Z��?Z/O0 o:$/:�Z��d�:'9OZ/6'd"�1Z�d/OOdO5Z5�'/: Z�)8D*EBF8GA*H?FA?� :$FH=@IHD87A,d�� :$:�Z�Z/Oo :� ''FH86dd�Z��$&Z�d,d�9O/9�Z!!�: ��0d!d��d�� do0=BJ#KB?A)7H���Z/Oo� ''6d:���dO �:Z&�dd�/9o0�� O'Z�(7+�Z��?Z/O o/'�d/O9:ZZ6�o90:ZZ!/�9o5ddOd�o7A'' Z::0Z��dZ5d�dO0� ''6d:ZZ6�o94o5ddOd�o:ZZ7=d�ddOLM(!o5ddO' ! :o05�Z5d�0o/&d0AN?A))777�$/o:$d* :9Z&=do:Ed'Z��/� ,d�9Z�:�/&& �&'Z�o��,d9�do�':o"BO O!9Z��P*HDF8BFN*@?)QRP@#/9 �:$dJBKAZ&+�Z��/�OA'' Z::?Z/OoQ%+�Z��?Z/O/�O#Z66 �-S/!�S5!.%T0UMM�/�o5d�$Z��+�Z��?Z/O/�O1/ � P % VWU P+�Z��?Z/O -X/!�S5!.% XYW5d�: !d&�/!dA'' Z::?Z/O P % 2VL P�:$ o o/CA#A)8?B@F�Z!!�� :97)Z!/�95dZ5'dZ&/''/�do0/6 ' : do0/�OO o/6 ' : do0/�O5d:o0�/'(/''O/9'Z��0� �$:/�OO/97=dFAA#:Z!/ �:/ �:$ o0(dd5 :o/&d&Z�/''0�Z:<�o:�Z�06�: �:Z:$d&�:��d7)HB1CH?8@F8&Z�5$9o �/'0!d�:/'0d!Z: Z�/'0o5 � :�/'0$d/':$7�:$/:5�Z5d�:9 o/=BJ#JBKA�Z�� OZ�7=d/�dZ�8GAB?'/�O7=d�ddO:Z(dd5Z5d�o5/�do&Z�:$d!0Z:$d�� od�$d�d� '':$d9�Z"=d�ddO/6/'/��d7@� !/'o/�d:$d+A)8777�@��doo:Z0/�O:$d:�/ 'o:$d!od',do0 �N'd�*/�9Z�C/�(OZ�ddO !5�Z,d!d�:/�O6d::d�!/ �:d�/��d78$/�(9Z�7�B<�o:!Z,dO$d�d/::$dd�OZ&[�'9R8$ o o!9&Z�d,d�$Z!d&Z�:$d'/o:9d/�oZ&!9' &dRB�d/''9�ddO5d/�dZ&! �O:$/:B� ''6d$/5590$d/':$90o/&d0$d�dRC'd/od(dd5:$dP8$d+ �C �:��dQ �! �O�$d�!/( ��9Z��Od� o Z�o0&Z�IHD/�OD)78$/�(9Z�&Z�' o:d� ��7�� �����

� � ���� 	�
��
����	 ��� � 	� 


� 	��
��������� �� ��� �

�� ��� �    � � �� � �� ��� �� �  � �� ��� �� � �� � � � ���� �� �  �� � ��� � � ��� � � �� � � �� � ��  �  �  �� � �� �� ��   � � � � � ���  � � �� � �  �� � � ��� � � �� � � �� �   �   �� � �  � � � � � ��� �   � �� �� � ��� � ��� � � � �  � �� � � �  � �   ���  �  ��� � �� �� �   � �  �� � � � � � �  � � �� � � � � ��  � � � �  � � ��  � � �� � � �� ��  � � � � �  � � � ���� �  � �� � � �  � � �� ��� �  � �� � � � ����  � �� � �� � � �� �� �  �� � �� � � � � ���� �  � �  � � � � � � � �� � ��� � �� � ��� � � �  � � ��  � ��   � ��� � �� � � � � � � � � �� �  � � ��  � �M�� � � ���1D�%����X-F �+��"+#"�"m+-X��-Xb� #�8�- �,�#�� -X�� �� #�8�- �� �>�#%#-%M�#��"Y)��#�����!5S!BE��#%#-%M�#���-:9A9C9'EX/#-M,b�+&�-�"$�/ �MX�X-+M #���#++Mmb++$&���+X ��"��#�#��"��b��+�-�X��#���X-�,#-8�b �'.�mm��"Xm&�"%Xb-�"X� #%8#��&�#+"�X,bM��".E#+�"#��-X),�%X/�-���-�#+".;����&XMXb�* �%�,bM��"#��%X/�-�m�X/.;����#�����M)X�8�-�.;��#�����!5S!BE�VAB3I2�(3BA��#���-:9A9C9'''������"#&���+X /�-�X-E�#--X-2#8�DX#&)��%��"-X)#:Xb����&���&E#+�'E%#�M'(Xb�&���+X /�-��#",��-"%#+�&,#%8&b��Xm�-#-%�#+%X-"��#�-�"$)�#�&X�"��#�/�#-.>)�++���"#mm�%�Xb� �X ���M�#+b�".D�"�&�-�"X-I�-���&��I+#%���#+�J�&+#��� �X ���M�#+b�&�%��#"�)��-;�"�)XX&)#",b�+�'

� ���� ��	
���
� � ��� 
 �� 	

� ���i	��wi�k�����fpki��s�ef��wi���ifZZ





21-2038 Brown Road Development - Public Consultation Summary 

APLIN & MARTIN CONSULTANTS LTD. Appendix 
PROJECT NO. 23-1061 January 8, 2026 

 

APPENDIX G: 
______________________________________________________________________ 
 

OOtthheerr  WWrriitttteenn  SSuubbmmiissssiioonnss  
   











21-2038 Brown Road Development - Public Consultation Summary 

APLIN & MARTIN CONSULTANTS LTD. Appendix 
PROJECT NO. 23-1061 January 8, 2026 

 

  

APPENDIX H: 
______________________________________________________________________ 
 

PPuubblliicc  IInnffoorrmmaattiioonn  MMeeeettiinngg  PPhhoottooss  
  
 



7

Appendix H: Public Information Meeting Photos




