
URBAN CENTRES 
ROADMAP

July 2016 



INTRODUCTION 



CITY OF KELOWNA   //   3

URBAN CENTRES ROADMAP  //  INTRODUCTION

Increasingly, the development of successful urban 

centres is linked to broader economic, social, and 

environmental goals. Cities that favour dense, 

urban livability over suburban sprawl have lower 

infrastructure costs and succeed in providing a high 

quality of life to residents and workers. This urban 

shift also aligns with a growing focus on walkable 

urban places and diverse housing preferences amongst 

younger generations. Many of the conditions that 

make urban centres attractive (bike lanes, public 

parks, streetscape improvements, urban design) and 

that motivate businesses to locate are the outcomes 

of successful long-term planning and a strong vision. 

Detailed planning ensures private development and 

civic investment that translates into cohesive urban 

centres that provide a high quality of life to residents 

and workers.  

The 2030 Official Community Plan (OCP) established 

five urban centres (City Centre, Capri-Landmark, South 

Pandosy, Rutland and Midtown) that are expected to 

accommodate 44 per cent of future growth. Currently, 

the OCP defines a general vision for the urban centres 

but in the absence of detailed plans, our centres are 

shaped on an ad-hoc basis as individual development 

applications come forward. 

In the coming years, detailed urban centre plans will 

determine the necessary land use, urban design, public 

Walkable urban places 
will be the engines of 
growth for Kelowna 

improvements and transportation enhancements to 

realize the long-term Vision for each of the urban 

centres. Before starting these detailed plans, the Urban 

Centres Roadmap will determine consensus on the 

core ingredients of great urban centres and serve as a 

framework to guide future urban centre planning.  

The Urban Centres Roadmap Report is organized into 

four chapters that describe how the city’s five urban 

centres are constituted and how they are expected to  

transform in the long-term. 

	 Part 1: Details the technical analysis that describes 

the current character of the city’s urban centres 

and strategic actions required to support long-term 

revitalization.

	 Part 2: Describes the planning process, community 

engagement and key milestones that informed the 

key deliverables of the Urban Centres Roadmap.  

	 Part 3: Outlines the principles, policies and targets 

needed to ensure Kelowna’s urban centres become 

livable, vibrant, resilient hubs.

	 Part 4: Describes the key implementation actions 

required to operationalize the principles, policies 

and targets of the Urban Centres Roadmap.  
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What defines Kelowna’s 
urban centres today and 
how will they change?  
The background section provides insight into the 

current and future character of the city’s five urban 

centres: City Centre, Capri-Landmark, South Pandosy, 

Rutland and Midtown. The chapter is organized around 

two sections, the profile and the urban centre phases of 

change.  

The profile section highlights transportation 

patterns, key demographics and development trends 

to understand current character of the five urban 

centres. Also, key urban centre traits from the profile 

are compared in table format to assess how the five 

urban centres stack up in relation to key urban centre 

development indicators. The profile concludes with 

a table that summarizes the defining strengths and 

challenges identified through the technical analysis. The 

key characteristics are distilled as the strengths and 

challenges associated with each of the urban centres, 

informing the basis of the general stages of urban 

centre development in Kelowna.      

The urban centre phases of change builds upon the 

information presented and synthesized in the profile to 

establish three key stages of urban centre development. 

The strengths and challenges of each urban centre are 

used to determine the phases of urban centre change: 

early, developing and mature urban centres. Further, 

the three stages are used to identify the priority actions 

or investments associated with each stage of urban 

centre development. For example, planning priorities 

for early stage urban centres will be different than the 

priorities for planning a more established urban centre. 

This section will allow for a better understanding of the 

strategic action required to support the development 

of urban centres as they transform and evolve through 

civic investment, development and planning.  

This chapter concludes by describing how urban centres 

are anticipated to evolve and the actions and priorities 

required to support different phases of urban centre  

change.

Major destinations need 
to be pedestrian friendly 
with diverse amenities, 
integrating public 
spaces and parks that 
are inclusive. We must 
celebrate the unique 
character of our urban 
centres.”  
Stakeholder Workshop Participants Comments 
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demographic and development trends since 2010 are 

summarized to understand recent trends shaping the 

urban centres. Lastly, the relative performance of urban 

centres is described using key urban centre indicators 

to understand the differences and commonalities 

between the urban centres. Overall, this information 

provides insight as to how urban centres are currently 

functioning and reviews key areas of consideration for 

future urban centre planning. 

Profile of the Urban Centres
The profile provides a snapshot of the current 

transportation patterns, demographic trends, and 

development activity in order to understand the 

community character of the five urban centres. 

The mapping illustrates important land use and 

transportation connections for each urban centre. 

Additionally, mapping highlights areas where gaps 

may exist and the patterns that could be reinforced 

when urban centre planning occurs. The mapping also 

informs possible directions for future revitalization 

and optimum locations for future growth.  Key 

Map of Urban Core and city’s five urban centres 
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	 The walkability map provides insight into 

locations of the highest rates of incomplete 

sidewalks. 

	 The mapping reinforces the need for significant 

improvements in sidewalk construction in all of 

the urban centres to create walkable and transit-

oriented urban centres. 

	 This map indicates streets with the greatest 

importance (pink and blue) for moving goods and 

vehicular traffic. 

	 Streets that are not used for trucking activity are 

better candidates for supporting bicycle routes 

and traffic calming.

	 The active transportation map highlights the 

city’s Active Transportation Corridors (ATCs). 

	 The ATC routes (purple) have the greatest 

potential of attracting cyclists of all ages and 

abilities but can only be built at strategic 

locations due to costs and space requirements. 

	 This map highlights key transit corridors and 

transit exchanges, representing the strategic 

areas for transit-oriented development. 

	 Future transit network investments will be 

prioritized in areas where major concentrations 

of housing and employment are planned.  

Frequent Transit Active Transportation

Walkability Gaps Trucking Routes 
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This map shows vacant and/or underutilized parcels 

of land.1 Based on a technical analysis of vacant and 

underutilized parcels, there is capacity to support 

11,000 units and 6,500 jobs in the Urban Core. This 

information reinforces there is ample development 

potential in the urban centres to support growth in the 

short-term and long-term. 

The urban centres are also well-positioned from a 

transit perspective with Rapid-bus and frequent 

transit corridors linking all five urban centres. The 

urban centres will also be linked by existing or 

planned ATCs that will form the primary pedestrian 

and bicycle network as identified by the Pedestrian 

1. Underutilized Land is developed, yet additional development 
potential remains based on the future land use goals of the 
OCP. For this analysis parcels where the building to land value 
ratio <25% are ‘underutilized’. For example, the land value is 
$100,000 but the building value is $25,000 or less.

Map of vacant and underutilized parcels in the city’s Urban Core and five urban centres 

VACANT AND UNDERUTILIZED LAND SUPPLY

VACANT AND UNDERUTILIZED LANDS

CITY BOUNDARY

CORE AREA

URBAN CENTRE [

and Cycling Master Plan. However, large block sizes 

and discontinuous street networks in several of the 

centres detract from the walkability of the area; this 

emphasizes the importance of introducing east-west 

right-of-ways as redevelopment occurs. The walkability 

mapping highlights the importance of undertaking 

frontage improvements as development occurs and the 

need to prioritize corridors for sidewalk investments. 

Overall, each of the urban centres are positioned for 

intensification, but development contributions and 

civic investments in the form of new road connections, 

streetscaping, cycling infrastructure, and public realm 

improvements are needed to deliver a high quality of life 

to future residents.  

VACANT AND UNDERUTILIZED LAND SUPPLY

VACANT AND UNDERUTILIZED LANDS

CITY BOUNDARY

CORE AREA

URBAN CENTRE [

Development Potential 
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The City of Kelowna grew 3 per cent, from a population 

of 118,507 in 2009 to roughly 122,000 in 2014. Over 

the same period, the city’s urban centres experienced 

varying degrees of growth. Midtown and City Centre 

grew the most, (16 per cent and 7 per cent respectively) 

while Rutland and South Pandosy saw moderate growth 

(3 per cent and 4 per cent  respectively). Capri-Landmark 

reported a minor increase. 

The population density chart describes the 

concentration of people per hectare. Population density 

is an important metric for understanding the viability of 

various services within an area, such as transit service, 

retail services, and community facilities. Rutland has 

the highest population density (33 people/ha). However, 

Midtown saw the greatest increase in population density 

(8.5 to 9.8 people/ha). City Centre also saw a substantial 

increase in population density (21.4 to 22.8 people/ha). 

South Pandosy saw a 4.3 per cent increase in density 

(25.8 to 26.9 people/ha). Although, urban centres are 

adding residents, population densities are well below 

the benchmarks for complete urban centres suggesting 

a need for additional residential density.   

Since 2010, approximately 1.39 million square feet 

or 73 per cent of commercial development citywide 

occurred within the urban centres. City Centre and 

Capri-Landmark accounted for the largest proportion of 

commercial development (469,269 and 438,396 square 

feet respectively) over this period. Midtown and South 

Pandosy also saw a significant amount of commercial 

development, accounting for 194,873 and 230,039 

square feet respectively. 

While a substantial amount of commercial development 

has occurred within the urban centres, building 

permit information indicates low levels of residential 

Demographics 
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development. The chart reflects the number of 

residential units through building permits from 

2010-2015. Much of the land in the urban centres is 

designated Mixed-use (MXR) to encourage ground floor 

retail or commercial with floors of residential above. 

But development in areas designated MXR has taken 

the form of commercial office space and, in many cases, 

results in a higher ratio of jobs to residents in a number 

of urban centres. This trend of commercial development 

is important to monitor as a strong base of residential 

density is critical to support the activity and vibrancy 

associated with successful urban centres.  

Overall, residential development in urban centres 

accounts for only 10 per cent (534 of the 5,330) of units 

An example of a recent multi-family residential project (Mode) in the Capri-Landmark Urban Centre 

NUMBER OF RESIDENTIAL UNITS (Building Permits 2010-2015)
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Population 3,791 4,184 2,249 5,607 1,846

Employment 10,142 3,895 8,523 1,400 6,733

Population Density  

(people per hectare) 

City Centre South Pandosy Capri-Landmark Rutland Midtown

22.8 30 23 33 9.8

Employment Density  

(jobs per hectare)

Existing  

Active Transportation  

Corridors (ATCs)

Frequent and Rapid Transit 

Stops 

Major Parks and Public 

Spaces

61

City Park,  

Waterfront Park, 

Stuart Park,  

Rowcliffe Park 

Cawston Ave 

Waterfront / Abbott 

Art Walk 

Queensway, 
Harvey, 
Pandosy

25

Pacific Court Park, 
Parkinson is just 
outside boundary 

of Capri-Landmark 
 

Lakeshore /  

Abbott 

KLO

Pandosy,  
KLO, 

Gordon

87

Sutherland

Harvey, 
Springfield 

14.2

Ben Lee Park,  
Rutland Centennial 
Park, Rutland Lions 
Park, Roxby Plaza

Houghton  

Hollywood

Rutland,  
Exchange,  

Highway 33,  
Rutland 

Mill Creek Linear 
Park, Barlee Park  

Mission Creek Park  
is just outside  
boundary of  

Midtown

No ATC exists 

(Dilworth Planned) 

Orchard Park, 
Exchange, Harvey, 

Springfield

Boyce-Gyro Park,  
Kinsmen Park,  
Osprey Park,  

Raymer School,  
Fascieux Park

35.9

Housing Split % 

(Multi / Single Family)
76 / 24 80 / 2080 / 2088 / 12 94 / 6

Urban Centre 
Metrics 

The table (above) describes how each of the urban 

centres compare to key metrics related to urban centre 

development. Based on the characteristics of each 

urban centre, it is possible to understand the general 

variation among the five urban centres and understand 

which centres are performing closest to the vision of 

a dense, amenity-rich urban centre as described by 

the OCP.  For example, City Centre and South Pandosy 

exhibit many of traits associated with successful urban 

centres, including access to amenities, residential 

population, significant employment densities and 

access to ATCs. In contrast, Midtown exhibits very few 

of what are considered to be the characteristics of an 

urban centre. The area has a low population and lacks 

amenities and alternative transportation options. Other 

areas such as Capri-Landmark and Rutland exhibit some 

characteristics of successful urban centres but lack 

the balance of employment and population densities 

associated with successful mixed-use districts. Overall, 

City Centre is the most complete of the urban centres, 

but all of the urban centres have different areas of 

improvement that will need to be addressed to achieve 

the vision of urban centres described in the OCP.
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City Centre 	 Proximity to transit exchange 

	 Access to public and open space 

	 Active transportation routes and walkability 

	 Distinct identity 

	 High employment density

	 Cultural and civic heart 

	 Access to waterfront 

South Pandosy 

Strengths Challenges Urban Centre 

	 Below residential population objectives for 

downtown

	 Gaps in sidewalk infrastructure

	 Highway serves as a barrier

	 Homelessness 

	 Small lot sizes (Leon Ave and Lawrence Ave)

	 Vacant parcels at south boundary 

	 Streetscape on Pandosy St 

	 Concentration of distinctive retail 

	 Range of public spaces along lake 

	 Surrounding residential areas

	 Parking management plan in place

	 Connections to waterfront from Pandosy St 

	 Low residential density 

	 Lack of east-west cycling connections 

	 Lack of community facilities 

	 East-west transportation connectivity east of 

Richter St

Capri-Landmark 	 Proximity to frequent transit 

	 Proximity to Parkinson Recreation Centre

	 Sutherland ATC expansion

	 High employment density 

	 Capri redevelopment 

	 Commercial nodes along Sutherland 

	 Limited public and open space 

	 Discontinuous street network 

	 Lack of sidewalks and street trees 

	 Large block sizes

	 Lack of permeable surfaces in Landmark 

	 Lack of pedestrian crossings on arterials

Rutland 

Midtown 

	 Access to park space 

	 Recent investments in Roxby Plaza and 

Rutland Centennial Park

	 Transit exchange improvements 

	 Community market

intensive multi-storey development and residential uses 

over time. Further, the urban centres display varying 

degrees of walkability and amenities. Several urban 

centres are oriented around the automobile (based on 

street network and roadway design) as other centres 

are shifting to serve a range of transportation options. 

The strengths and challenges point to opportunities for 

revitalization, serving as the basis for the urban centre 

phases of change section.

	 Highway 33 bisects the area 

	 Lack of defined core for the area 

	 Walkability of Highway 33 

	 Pedestrian and cycling connections are limited

	 Discontinuous street network

	 Lack of public space and green space 

	 Very poor pedestrian environment 

	 Poor street connectivity 

	 Lack of sense of place  

The Current Character table (above) brings together 

the information presented in the profile section with 

additional technical analysis (observations, discussions 

with staff) to determine the strengths and challenges 

of the city’s five urban centres. This analysis affirms 

the character of the urban centres, highlighting 

commonalities and differences of the five urban centres 

and patterns of transformation in Kelowna. For example, 

many of the urban centres have started as low-density 

commercial areas, gradually accommodating more 

Current Character

	 Access to Rapid bus 

	 Major employment centre

	 Farmers’ market 

	 Major opportunity sites for development 
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Rutland Lions Park 

Pedestrian-oriented streetscape on Pandosy Street Lack of pedestrian infrastructure in Capri-Landmark

Auto-oriented commercial development in Midtown

Strengths Challenges 
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Phases of Urban Centre Change 
Setting the ultimate vision and key targets for Kelowna’s 

urban centres is foundational for long-term success. 

Nevertheless, there must be a clear recognition that 

transformation is not going to happen in the blink of an 

eye. Rather, urban centres take many years, even several 

decades, to transform. Transformation can happen in 

fits and starts, as the effects of economic booms or 

busts are felt. Progress may at times occur faster than 

at others, as the impacts of major public or private 

sector projects are realized; but, in almost all cases, 

transforming an urban centre is a lengthy process, 

requiring massive injections of public and private 

capital, reorganization of services, and social changes.

Applying the standards expected in a highly developed 

Downtown (City Centre) is the premier urban centre and most mature urban centre in Kelowna   

urban centre may not be a productive exercise in a 

young urban centre. Indeed, at different points in the 

evolution of an urban centre, different key decisions and 

interventions are necessary. Being strategic about these 

decisions and interventions will avoid great frustration, 

prevent waste of resources, and position Kelowna’s 

urban centres for long-term success.

Each urban centre is at a different stage in their 

progression toward the OCP’s vision of dense 

amenity rich, mixed-use, and walkable urban places.  

Accordingly, it’s important to understand the phase 

(early, developing, or mature) of urban centre 

development as a key indicator to determine the 

required actions, policies and investments.
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Three broad categories have been created to help 

understand in what phase each urban centre is found:

Early 

Urban centres in their nascent stage of development 

may hardly be recognizable as distinct centres. 

They may simply be significant concentrations of 

employment. 

In the early stage of development, urban centres are 

characterized by:

 	 Low density development, often single-storey

 	 Dominated by a narrow range of uses (shopping 

mall, industrial complex, office park)

 	 Lack of public parks and public spaces

 	 Limited array of services and amenities to meet 

daily needs (e.g.: grocery store)

 	 Underdeveloped or poorly connected road networks

 	 Auto-dominated with limited access for transit or 

active modes of transportation

Developing

Urban centres showing clear signs of becoming vibrant 

and engaging places. While there may be significant 

progress yet to be made, both public and private 

investments are beginning to transform the centre. 

In their developing stage, urban centres are 

characterized by:

 	 Low to medium density development, with multi-

storey development being the norm

 	 A mix of residential and employment generating 

uses, even though the balance may not be ideal

 	 Predominantly auto-oriented transportation 

network, but reasonable provision is made for 

transit and active modes

 	 A more connected and continuous road network 

allows new development to build a stronger 

relationship to the street

 	 At least one definable public gathering space

 	 A modest array of services and amenities to meet 

the daily needs of residents

Mature

Mature urban centres have achieved high standards in 

many, if not most, of the key elements of what makes 

great urban centres. 

Mature centres demonstrate many of the hallmarks 

of what people associate with the term “downtown”, 

having key characteristics that include:

 	 Medium to high density development, with 

predominantly multi-storey development, including 

some high-rise/tower development

 	 A healthy and balanced mix of residential and 

employment generating uses

 	 A rich array of services and amenities

 	 Multiple, high-quality public gathering places

 	 A  balanced transportation system that prioritizes 

pedestrian, transit and active transportation modes

 	 A connected and continuous road network that is 

easy and efficient to navigate

 	 A strong sense of place 

Capri-Landmark is at the Early phase of development 
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South Pandosy
Developing a unique 
identity, employment 
density is present, lacking 
residential density 
proximity to public spaces

Midtown
Not recognizable as an urban 
centre, low-density development, 
commercially oriented

Rutland
Auto-oriented area, characterized 
by low-density strip development, 
lacking a walkable hub, some 
services and amenities exist

Capri-Landmark
Pockets of employment and 
residential density, lacking public 
spaces, amenities and sidewalks 

Early
Urban centres in their 
nascent stage of 
development may hardly be 
recognizable as distinct 
centres. �ey may simply be 
significant concentrations of 
employment.

PHASES OF CHANGE

Developing
Urban centres showing clear 
signs of becoming vibrant 
and engaging places. While 
there may be significant 
progress yet to be made, 
both public and private 
investments are beginning to 
transform the urban centre. 

M
Mature
Mature urban centres have 
achieved high standards in 
many, if not most, of the key 
elements of what makes 
great urban centres. �ey 
demonstrate many of the 
hallmarks of what people 
associate with the term 
“downtown” 

E

City Centre
Strong sense of identity, a range of public 
spaces and services, alternative 
transportation options exist, employment 
and residential densities are increasing

D

The three phases of urban centre change can now be used to identify what strategic investments and key decisions 

will be most useful at each stage. 

The phases of change can be applied broadly to Kelowna’s five urban centres as shown in the graphic below.

South Pandosy
Developing a unique 
identity, employment 
density is present, lacking 
residential density 
proximity to public spaces

Midtown
Not recognizable as an urban 
centre, low-density development, 
commercially oriented

Rutland
Auto-oriented area, characterized 
by low-density strip development, 
lacking a walkable hub, some 
services and amenities exist

Capri-Landmark
Pockets of employment and 
residential density, lacking public 
spaces, amenities and sidewalks 

Early
Urban centres in their 
nascent stage of 
development may hardly be 
recognizable as distinct 
centres. �ey may simply be 
significant concentrations of 
employment.

PHASES OF CHANGE

Developing
Urban centres showing clear 
signs of moving towards 
becoming vibrant, engaging 
places. While there may be 
significant progress to be 
made yet, there have been 
both public and private 
investments that are 
beginning to transform 
the centre.

M
Mature
Mature urban centres have 
achieved high standards in 
many, if not most, of the key 
elements of what makes 
great urban centres. �ey 
demonstrate many of the 
hallmarks of what people 
associate with the term 
“downtown” 

E

City Centre
Strong sense of identity, a range of public 
spaces and services, alternative 
transportation options exist, employment 
and residential densities are increasing

D
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Early  	 Identify an improved transportation/road network for acquisition during development

 	 Advocate for the inclusion of some residential development near transit

 	 Plan and budget for improvements to public space (e.g.:parks and plazas)

 	 Plan and budget for improved transit and infrastructure to encourage walking and cycling 

 	 Plan and budget for key municipal services (e.g.: rec facilities)

 	 Work with other levels of government to plan for other key services (e.g.: schools)

Key Decisions or Actions Phase of 
Development

Developing  	 Establish budgets and require contributions from developers to acquire identified road dedications 

through new construction to achieve a more connected transportation/road network

 	 Address deficiencies in the existing road network and plan for their improvement

 	 Seek through development to improve the balance between residential and employment generating 

development (enhance residential)

 	 Determine priority areas for streetscaping and seek partnerships with developers 

 	 Identify land acquisition options for affordable housing 

 	 Encourage new development to be multi-storey and to address the street

 	 Invest in improved transit and infrastructure that makes walking and cycling easy 

 	 Establish parking management plan, bring in metred parking and on-street parking 

 	 Construct a central public gathering space

 	 Acquire any land necessary to deliver key municipal services in the future

Mature  	 Consider high-density residential or mixed-use development only near frequent transit and key 

transportation infrastructure

 	 Ensure the highest attention to design in relation to architecture and the public realm 

 	 Consider the balance of residential and employment generating uses

 	 Continue investing in improved transit and active transportation corridors 

 	 Invest in other key public spaces and streetscaping 

 	 Determine needs for programming to animate public space 

 	 Establish structured parking facilities, expand on-street metred parking 

 	 Construct the facilities necessary to deliver key municipal services

 	 Determine areas where reduced parking requirements are viable based on alternative transportation 

options 

 	 Implement strategies to support affordable housing

The phases of change establishes that each of the urban 

centres is at a slightly different stage in its progression 

toward the vision in the OCP. Consequently, each 

urban centre will have different planning priorities or 

expectations in terms of civic investment and private 

development depending on its phase of development. 

Early urban centres require plans for key elements 

such as road network and public space to establish the 

foundation of a livable urban centre as development 

and investment occurs. In developing urban centres, 

acquisition of land for road networks and parks are 

critical activities to complement development. Lastly, 

mature urban centres require an emphasis on high-

density development, amenities and a balanced 

approach to transportation planning. Overall, the urban 

centre phases of change establishes the key priorities 

and expectations for urban centres as they transform 

over time (see implementation chapter for detail).  
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The Urban Centres Roadmap project followed a multi-

phase process to ensure the development of principles 

and targets that reflect both local priorities and best 

practices in urban centre development. To ensure 

the principles and targets for great urban centres 

reflected the Kelowna context, extensive stakeholder 

and staff engagement was incorporated to complement 

best practices research. Key representatives from 

the development and design community, public 

health professionals, local business commission 

representatives, and academics participated in three 

interactive workshops to develop, to refine and to 

review the principles and targets for urban centre 

development. Representatives from a range of City 

departments (transportation, infrastructure planning, 

urban planning, operations, etc.) also participated in 

Building buy-in on the 
goals for urban centres  
with community & staff

Flexible and inclusive 
public spaces and areas 
with a mix of integrated 
uses that have a distinct 
sense of place” 
Stakeholder Workshop Participants Comments 

BACKGROUND 

PLANNING PROCESS

PRINCIPLES & TARGETS 

IMPLEMENTATION

the development and refinement of the Urban Centres 

Roadmap document at various stages of the process. 

Also, a third party objective peer-review was conducted 

by Sustainability Solutions Group (SSG) to affirm the 

direction of the draft principles and targets reflected 

best practices in urban centre planning. The timeline 

on the next page highlights the involvement of staff, 

council and community partners in the development of 

the roadmap, ensuring there is a shared commitment 

to making Kelowna’s urban centres hubs of economic 

activity and urban livability. Overall, the Urban 

Centres Roadmap is the product of an incremental and 

collaborative process to arrive at a clear direction that 

will guide urban centre revitalization for years to come. 
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Horizontal photo  
2 x 1.3”

Horizontal photo  
2 x 1.3”

Council Report June 2015  
Staff updated council on the overall project 

timeline and key goals of the Urban Centres 

Roadmap 

Stakeholder Session July 2015   
A range of subject-area experts participated 

in the development of the planning and 

design principles (core ingredients of great 

urban centres)  

Stakeholder Session 2 September 2015  
Stakeholders convened again and reviewed  

draft  principles and refined the preliminary 

performance targets 

Happy City Workshop October 2015  
Staff worked with Charles Montgomery and delegates 

from the Creative Cities Summit to test draft principles  

as part of an intensive city planning workshop 

SSG Peer Review November 2015  
Sustainability Solutions Groups conducted a 

peer-review of the draft principles, policies 

and targets to ensure Roadmap work  

reflected best practices 

Staff Consultation Session  
Community Planning and Policy and 

Planning staff brainstormed preliminary 

principle and target ideas  

Timeline  

Horizontal photo  
2 x 1.3”

Vertical photo  
1.5 x 2.5”
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South Pandosy
Developing a unique 
identity, employment 
density is present, lacking 
residential density 
proximity to public spaces

Midtown
Not recognizable as an urban 
centre, low-density development, 
commercially oriented

Rutland
Auto-oriented area, characterized 
by low-density strip development, 
lacking a walkable hub, some 
services and amenities exist

Capri-Landmark
Pockets of employment and 
residential density, lacking public 
spaces, amenities and sidewalks 

Early
Urban centres in their 
nascent stage of 
development may hardly be 
recognizable as distinct 
centres. �ey may simply be 
significant concentrations of 
employment.

PHASES OF CHANGE

Developing
Urban centres showing clear 
signs of moving towards 
becoming vibrant, engaging 
places. While there may be 
significant progress to be 
made yet, there have been 
both public and private 
investments that are 
beginning to transform 
the centre.

M
Mature
Mature urban centres have 
achieved high standards in 
many, if not most, of the key 
elements of what makes 
great urban centres. �ey 
vdemonstrate many of the 
hallmarks of what people 
associate with the term 
“downtown” 

E

City Centre
Strong sense of identity, a range of public 
spaces and services, alternative 
transportation options exist, employment 
and residential densities are increasing

D

Council Report December 2015  
Staff presented the draft targets and  

principles for Council endorsement and 

received direction to move forward with 

next steps of project

Council Report July 2016   
Staff presented the final Urban Centres 

Roadmap report for final adoption 

Council Report May 2016  
Staff provided an update to Council on key 

actions taken since December 2015 and 

reviewed the approach for prioritizing urban 

centre planning 

Stakeholder Session January 2016  
Subject-area stakeholders reviewed 

and refined final principles, policies 

and targets and identified strengths, 

weakness and key gaps in the strategy

Staff Review February 2016 
Representatives from all 

relevant departments provided 

final comments on principles, 

policies and targets reflecting 

input from Council and 

stakeholders 

URBAN CENTRES 
ROADMAP

May 2016 

Urban Centres Roadmap
Stakeholder Drop-in Session
January 27, 2015

PRINCIPLE 1
PROMOTE VITALITY THROUGH 
A MIX OF LAND USES 

Policies 

Targets 

Promote a mix of land use that encourages activity 
at different times of the day and serves a full 
spectrum of needs

Ensure  high-density residential projects are 
concentrated in areas where frequent transit is 
planned 

Provide a range of local services and amenities 
within walking distance 

Promote active street life on designated retail 
corridors by requiring active commercial uses on the 
ground floor of buildings 

Support temporary uses to animate public spaces 
and streets 

Include uses and services that meet the needs of all 
community members 

Why: A mix of land uses if appropriately configured can 
create a “critical mass” to support retail services and 
local shopping, as well as pedestrian access to parks and 
community facilities. A mix of uses along key streets 
ensures activity and vitality at different times, enhancing 
their safety and economic function.

Encourage 150-250 people and jobs combined per 
ha  (gross land area) with a ratio of 2:1 people to jobs  

Encourage a variety of activity (Housing, Services, 
Amenities, Public space)  within 400M or a 5 minute 
walk 

On all designated retail corridors provide an active 
commercial space on the first floor that  occupies a 
minimum of 90% of the ground floor frontage  

Encourage 1.5 square metres of local retail space per 
household (for e.g. 2,000 households support 3,000 
sq metres of local retail within a radius of 3kms)  

1

2

3

5

4

A

B

C

D

A B

C D

6

Third Party Peer Review

DRAFT 
PRINCIPLES & 

TARGETS   
ENDORSED BY 

COUNCIL
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The principles, policies, and targets outline the range 

of conditions needed to create vibrant and complete 

urban centres.  This part of the Urban Centres Roadmap 

was developed in consultation with a range of subject 

area experts to ensure the principles and targets reflect 

local priorities. The principles and targets also reflect a 

comprehensive review of best practices in urban centre 

development, ensuring the Urban Centres Roadmap 

goals reflect the latest thinking in urban centre 

planning. The principles (listed adjacent) flow from the 

high level vision and goals in the Official Community 

Plan 2030. The targets relate to the principle, and 

translate them into an outcome that is measurable 

and enforceable. The targets will be used to guide 

future urban centre planning, providing direction on 

land use-mix and density, urban design, public space 

planning and transportation planning. These principles 

and targets will build consensus internally within the 

City and externally in the community, eliminating the 

need to establish a new set of objectives and goals for 

each of the urban centre plans as they are advanced in 

the coming years. The principles, policies and targets 

reinforce the importance of developing and maintaining 

the city’s urban centres to a higher standard than other 

areas of the city. 

Establishing the core 
ingredients for complete 
urban centres in Kelowna

BACKGROUND 

PLANNING PROCESS

PRINCIPLES & TARGETS 

IMPLEMENTATION

Principles for Urban Centre Development 

 	 Principle 1: Mix it Up 

 	 Principle 2: Places for People

 	 Principle 3: Healthy Housing Mix

 	 Principle 4: Social Spaces

 	 Principle 5: Placemaking 

 	 Principle 6: Going Green 

 	 Principle 7: People First Transportation

 	 Principle 8: Make it Walkable 

OCP 2030 Vision for Urban Centres 

A vibrant, amenity-rich area wherein different land 

uses frequently occur within the same building and 

almost always occur within a one-block area. Urban 

centres contain a variety of housing types, the 

presence of which contributes to social diversity. 

Urban centres are highly urbanized, pedestrian-

friendly environments that draw people for work, 

shopping, and recreation from a broad community 

of approximately 25,000 residents living within 

approximately 2 kilometres. 
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Mix It Up Policies 
Policy 1: Promote a mix of land use that encourages activity at 
different times of the day and serves a full spectrum of needs

Policy 2: Encourage a significant residential population to ensure 
viable local services and amenities

Policy 3: Ensure that high-density residential developments are sited 
in close proximity to frequent transit corridors

Policy 4: Promote active street life on retail corridors by requiring 
active commercial uses on the ground floor of buildings

Policy 5: Support temporary uses to animate public spaces and 

streets

Mix It Up Targets 
Target 1: Encourage 150-250 people and jobs combined per hectare 
(gross land area) with a ratio of 2:1 people to jobs

Target 2: Encourage a variety of activity (housing, services, 
amenities) within 400 m or a 5 minute walk 

Target 3: On all designated retail corridors provide an active 
commercial space on the first floor that occupies a minimum of 90 
per cent of the ground floor frontage

Target 4: Encourage 1.5 square metres of local retail space per 
household (for e.g. 2,000 households support 3,000 square metres of 
local retail within a radius of 3kms)  

Mix It Up 

A mix of land uses can create a 

“critical mass” to support local 

services such as transit, retail as well 

as pedestrian access to parks and 

community facilities. A mix of uses 

along key streets ensures activity 

and vitality at different times, which 

enhances safety and economic 

benefits.

Why Mix It Up?

Promote Vitality Through a Mix of Land Uses

  Photo from D’Ambrosio Architecture+Urbanism
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Places for People Policies 
Policy 1: Ensure streets are included as part of the urban design 

planning, with inviting sidewalks, landscaping and street furnishings

Policy 2: Promote accessibility by providing a seamless pedestrian 

experience as people move from the sidewalk to building entrances

Policy 3: Ensure streetwall heights and setbacks relate to the width 

of the right-of-way on designated retail streets

Policy 4: Promote developments with a consistent streetwall height 

and setback

Policy 5: Enhance the connection between the ground floor 

commercial spaces and the public realm through a well-defined 

ground floor facade and generous ground floor building heights

Places for People Targets  
Target 1: On designated retail streets establish a 0.75:1 ratio 

between streetwall height and width of the right-of-way, utilizing 

setbacks for storeys above streetwall height.

Target 2: On designated retail streets ensure there is no grade 

change between sidewalk and building entrances. 

Target 3: On designated retail streets ensure zero lot line 

development

Target 4:  On designated retail streets encourage ground floor 

height of four metres  

Target 5: On designated retail streets encourage a minimum of six 

metres for the pedestrian and landscaping zone (from building edge 

to curb)

Places for People

The quality and arrangement of 

physical elements such as building 

and streets contribute to the 

ability of spaces to be distinct, 

recognizable, and memorable. 
The careful design of the spaces 

between buildings and streetscapes 

can create well defined spaces that 

encourage walking and vitality.

Why Create Places for People? 

Encourage Building and Street Proportions that are Inviting for People

(Photo: D’Ambrosio Architecture+Urbanism)  Photo from D’Ambrosio Architecture+Urbanism

Note: The term streetwall refers to the portion of a building 

elevation that faces an adjacent street at the lower levels, and helps 

define and frame the public realm of the street. 
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Healthy Housing Mix Policies 
Policy 1: Promote affordable housing in areas that are well served by 

transit service and are in close proximity to services and amenities

Policy 2: Promote a mix of unit types, building form and tenure in 

multi-family residential developments

Policy 3: Consider partnerships with non-profits, community land 
trusts and cooperatives to encourage affordable housing options for 

all residents

Policy 4: Encourage multi-family buildings in areas with schools and 

parks to contain ground-oriented units and family-oriented units

Healthy Housing Mix Targets  
Target 1: Encourage affordable housing in areas within 400 m of 

transit exchanges or Rapid-bus stops 

Target 2: Work toward 80 per cent in the form of apartments with 20 
per cent  of these in the form of ground-oriented units (townhouses, 

attached housing)

Target 3: Encourage 20 per cent of units in new multi-family 

developments to be family-oriented (3 bedrooms)  

Healthy Housing Mix

Communities that meet the full 

spectrum of housing needs are 

more livable, more economically 

competitive and more resilient. 

A range of housing allows for the 

economic transitions that individuals 

experience over the course of their 

lives. As Kelowna’s urban centres 

densify it is critical that a range of 

housing types are provided.

Why Create a Healthy Housing Mix?

Ensure a Diversity of Housing types
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Social Spaces Policies 
Policy 1: Provide a range of public spaces for residents, visitors and 

employees in areas with high residential and employment densities

Policy 2: Encourage private developments to provide amenities that 

are open and accessible to the public

Policy 3: Ensure the design and mix of public spaces support 

opportunities for recreation and public life

Policy 4: Ensure all residents are within walking distance of an 

inviting public space

Policy 5: Support temporary projects and programming to animate 
key public spaces

Policy 6: Explore opportunities for reconfiguring the use of 
existing public spaces to increase activity and respond to evolving 
community needs

Social Spaces Targets  
Target 1: Ensure all residents are within 400 m or a 5-minute walk of 

a public space (e.g.: neighbourhood park)

Target 2: Establish at least one central public plaza or square for 

community gathering in each urban centre  

Target 3: Ensure each urban centre contains a diversity of public 
spaces, including at least one city-wide or community park for 
recreation 

Social Spaces 

Access to public spaces enables 

formal and informal opportunities 

for the public to gather, thereby 

facilitating social interaction and 

improving well-being. In addition, 

proximity to public spaces is 

consistently associated with higher 

rates of physical activity.

Establish Flexible Public Spaces that Promote Social Interaction

Why do Social Spaces Matter?  
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Placemaking Policies 
Policy 1: Establish a design vision that announces key landmarks 

and destinations  

Policy 2: Create a strong sense of identity in public spaces 
by drawing upon images from Kelowna’s natural and cultural 

landscapes 

Policy 3: Encourage local programming for public spaces to promote 

use and activity

Policy 4: Encourage a sense of unity and identity on key corridors 
while limiting the amount of monotony 

Policy 5: Encourage public art in conjunction with major public and 

private developments

Note: This principle does not effectively translate into performance 

targets. Future urban centre planning should establish design 

guidelines to articulate the design vision for the area. 

Placemaking

The design of buildings, public spaces 

and streets plays a major role in 

shaping the identity of a place. The 

local geography, climate, history 

and culture should be reflected in 

the spaces we plan and design to 

differentiate, define and celebrate 

the local identity of communities. 

Promote Local Character and Sense of Place 

Why is Placemaking Important?
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Going Green Policies 
Policy 1: Establish integrated green corridors that use greenways to 

link watercourses, green space and natural vegetation 

Policy 2: Support innovative storm-water management to increase 

permeable surfaces and groundwater retention

Policy 3: Promote opportunities for small scale urban food 

production when compatible with neighbourhood

Policy 4: Promote green building approaches (e.g. LEED and Passive 
House) to reduce environmental footprint of development and to 

allow for future integration of renewable energy systems

Policy 5: Promote opportunities for district energy systems where 
densities and occupancies create an economic and environmental 
rationale

Policy 6: Establish building and street orientations that allow for 
reduced energy use through passive building design strategies

Going Green Targets  
Target 1: Encourage a community garden space within 400 m of all 

residents

Target 2: Encourage 20 per cent tree canopy coverage within each 

urban centre

Target 3: Achieve energy savings of 20 per cent below ASHRAE* 
standards by incorporating building orientation and whole building 
design through the planning and development of urban centres

 

*Note: ASHRAE is the American Society of Heating, Refrigerating and 
Air-Conditioning Engineers building energy standards 

Going Green

The integration of parks, community 

gardens, greenways, and waterways 

improves access to green spaces 

and results in a cleaner and more 

attractive urban centre. Also, by 

incorporating passive building 

techniques and green building 

systems, energy use and emissions 

can be reduced. 

Why Go Green?  

Design for Environmental Resilience

  Photo from D’Ambrosio Architecture+Urbanism
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People First Transportation Policies 
Policy 1: Ensure future high-density housing and major employment 

areas are within walking distance of frequent transit service

Policy 2: Provide a comprehensive network of Active Transportation 

Corridors (ATC) and linear parks that provide a high sense of safety 

and comfort for all ages and abilities 

Policy 3: Follow complete street design principles in all 

transportation projects for pedestrian and cycling safety  

Policy 4: Support narrow lane widths to decrease traffic speeds and 

provide greater space for pedestrian and cycling infrastructure

Policy 5: Reduce the supply of off-street parking to promote 

alternative forms of transportation

Policy 6: Promote adequate supply of short-term visitor parking 

through parking management    

Policy 7: Consider reductions in minimum parking requirements 

where higher order ATC facilities and frequent transit are in close 

proximity

People First Transportation Targets  
Target 1: Ensure 90 per cent of residents and jobs are within a five 

minute walk of Rapid Bus stop or frequent transit stop  

Target 2: Ensure 90 per cent of residents and jobs are within a five 

minute walk of a north-south and east-west Active Transportation 

Corridor (ATC) 

Target 3: Limit vehicle lane widths on roads as per Bylaw 7900 

standards   

Target 4: Establish minimum bicycle lane widths of 1.8 m and 

designs that reduce dooring hazards  

Target 5: Maintain 80 per cent occupancy rate for short-term visitor 

parking in retail areas

Target 6: Explore the use of 30 or 40 km/hr zones 

People First Transportation

Urban centres where walking, 

cycling, car-sharing and transit are 

viable options are supportive of 

physical activity.  Furthermore, by 

focusing less on traffic flow and 

more on creating places that support 

alternative forms of transportation, 

levels of pedestrian safety increase, 

economic opportunities are 

enhanced and social interaction is 

encouraged. 

Why Put People First?

Prioritize Alternative Transportation Options and Connections
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Why Put People First?

Make it Walkable Policies 
Policy 1: Encourage street networks, lanes and mid-block pathways 

that improve pedestrian connectivity

Policy 2: Ensure the design of sidewalks, intersections and crossings 

are safe and accessible for all users 

Policy 3: Encourage sidewalk designs that integrate landscaping and 

street furnishings to create a comfortable buffer from traffic

Policy 4: Explore shared-use street design in areas with high 

pedestrian traffic and low traffic speed 

Make it Walkable Targets  
Target 1: As redevelopment occurs, require short blocks with 

vehicular streets every 250 m and walking and cycling connections 

every 150 m

Target 2: Require mid-block pedestrian crosswalks on blocks longer 

than 250 m 

Target 3: Ensure all roads in urban centres are accessible with urban 

braille at intersections

Target 4: On all collectors or arterials ensure sidewalks are buffered 

from the road by landscaping, of which 2.5 m must be unobstructed 

Target 5: Establish a street network with 0.8 intersections per 

hectare  

Target 6: Establish sidewalks and street trees on both sides of all 

streets as per Bylaw 7900 standards 

Make it Walkable

Urban Centres that are walkable and 

accessible are by definition more 

equitable, allowing all people to 

move safely and comfortably about 

their neighbourhoods.  Also, compact 

areas with sidewalks and pedestrian-

oriented streetscapes are more likely 

to have higher property values and 

attract higher commercial rents. 

Why Make it Walkable?

Create Streets and Blocks that are Walkable and Comfortable for all Pedestrians 
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Conclusion
The principles, policies, and targets outline the range 

of conditions needed to create a vibrant and cohesive 

urban centre. Great urban centres have a distinct sense 

of identity and are places where design, land uses 

and transportation planning are carefully considered. 

The development of complete urban centres is not 

merely the application of the principles and targets in 

a formulaic manner. Instead, they integrate the ideas 

articulated in the principles and targets in a holistic 

and creative way that responds to the local conditions 

and opportunities. The principles and targets reflect 

best practices in urban centre development and local 

priorities, ensuring the Urban Centres Roadmap goals 

relate to Kelowna as well as global shifts in urban centre 

development. 
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Great urban centres are 
the result of years of 
layering and change 

We need to build on the 
potential that is there, 
make sure each centre 
has a heart or focus 
area.”

Although future urban centre planning will be the major 

way the Roadmap principles and targets are used, 

each of the urban centres will continue to transform 

as development projects come forward. In fact, future 

success will be influenced by how effectively staff are 

able to operationalize the targets and principles in 

the short-term. For example, how can urban planners 

and development engineers use performance targets 

as they assess development applications in the urban 

centres?  As developers come forward with preliminary 

concepts, the Roadmap principles, policies and targets 

can provide constructive criticism at the pre-application 

stage. Additionally, capital planning of civic investments 

provides another opportunity to use the principles 

and targets to prioritize investment in the five urban 

centres. This section describes a tool that will assist 

staff and applicants to integrate the key ideas of the 

Urban Centres Roadmap in future development projects.

Stakeholder Workshop Participant 
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Urban Centre Redevelopment Toolkit   
The revitalization of the city’s urban centres will take 

place incrementally as projects of different scales are 

completed. Smaller infill projects will add density and 

provide opportunities for frontage improvements. 

Mid-sized projects where lot assemblies occur can  

transform streetscapes and increase the number 

of people living and working in the urban centres. 

Major “game-changer” redevelopments will present 

generational opportunities for growth and will be 

catalysts for improved street network connectivity 

and public space investments. This toolkit outlines 

the unique opportunities for the transformation of the 

city’s urban centres as development occurs. Each site, 

depending on the scale of the development and phase 

of development of the urban centre offers different 

opportunities to apply the targets of the Urban Centres 

Roadmap.  

Type 1 Infill Projects 
As urban centres redevelop, significant change will 

occur as individual lots are redeveloped. In many cases, 

this will take the form of the redevelopment of a vacant 

or underutilized lot or the subdivision of a large lot. 

Sensitive infill projects can fill gaps along streetscapes 

and introduce development that complements the 

vision for the area.  

Key considerations 

	 Appropriate occupancies: On designated retail 

corridors, encourage retail at-grade with residential 

above to enhance residential density and activate 

the street. If the street is primarily residential 

consider ground-oriented residential. 

	 Urban form on the street: If the streetwall is well 

defined, utilize a zero lot line to reinforce the 

existing pattern. If a consistent streetwall is not 

present, introduce building form that relates to the 

street.  

Example of a possible infill site

	 Make it walkable: Assess the need for frontage 

improvements based on the current and future 

streetscape goals of the area. Identify options to 

enhance the pedestrian zone and increase the 

number of street trees.

	 Ensure an active and clearly designed building base:  

Encourage four metre ground floor heights and a 

podium design for taller buildings. Step back upper 

storeys to improve the relationship of the building 

with the street. The ground floor must have active 

uses where it is fronting the street and not just 

blank walls.  
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The Sole Building on St. Paul St is an example of a successful  Infill Project, Photo Courtesy of Edgecombe Builders Group

Priorities for 
Early Stage Urban Centres 
(Midtown, Capri-Landmark, Rutland)

Priorities for 
Developing Urban Centres 
(South Pandosy) 

Priorities for 
Mature Urban Centres 
(City Centre/Downtown)

	 Encourage an urban form that 
relates to the street, establish a 
consistent streetwall 

	 Require frontage improvements, 
including street trees to enhance 
pedestrian environment

	 If surface parking remains, site 
at the rear and ensure adequate 
landscaping

	 Consider potential for mixed-use 
if located on retail corridor

	 Screen parking with commercial 
or retail at-grade to ensure active 
uses at ground floor

	 If streetwall is already defined, 
encourage a zero lot line

	 Encourage street trees and 
transit shelters if needed as 
frontage improvements are 
completed  

	 Ensure residential use is included 
in development of site, encourage 
proportion of units to be family 
friendly (three bedrooms)

	 Secure a minimum of four metre 
in terms of ground floor height as 
part of podium design with active 
use on ground floor and upper 
storeys stepping back

	 Emphasize high-quality 
design and architecture that 
complements the street
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TYPE 2 MID-SIZED 

Type 2 Mid-Sized Projects 
Medium scale projects are large lot subdivisions or 

lot assemblies that allow for the highest and best 

use of land. For example, an intensification project 

where several smaller lots are assembled can result 

in a apartment building or commercial tower, thereby 

changing the pattern of development dramatically. 

Overall, mid-sized projects bring density into urban 

centres and shifts streets from their existing character 

to their future character. 

Key considerations 

	 Appropriate occupancies: Achieving moderate 

to high residential densities on sites designated 

for mixed-use residential will be fundamental 

to realizing the goal of dense and livable urban 

centres. Each project must complement the density 

targets for the urban centre. Assess the potential 

for retail at-grade or ground-oriented residential.  

	 Urban form on the street: If the streetwall is 

well defined, encourage a zero lot-line design 

to reinforce the existing streetwall. On larger 

buildings, consider a mid-block public space 

component to break up a long horizontal dimension 

of a building facade.  

	 Ensure an active and engaging building base:  

Encourage four metre ground floor heights and 

podium design to integrate taller buildings with 

street. On sites where there is significant height, 

step back upper storeys. Consider potential for 

retail at-grade to activate ground floor fronting the 

street. 

	 Make it walkable: Create a continuous sidewalk 
with street trees. Use setbacks if additional space is 
required to accommodate street trees and desired 
sidewalk design. Explore potential for mid-block 
pedestrian pathway or connection on blocks longer 

than 250 m.

	 Utilize passive design: The buildings can be oriented 

(east-west) to support passive solar. Also, siting 

taller buildings to the north preserves solar gains at 

south and north edges of the site.  

Example of a possible mid-sized development site
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The Mode on Dickson Ave is an example of a mid-sized project. Five lots were consolidated in an early stage urban centre. 

Priorities for 
Early Stage Urban Centres 
(Midtown, Capri-Landmark, Rutland)

Priorities for 
Developing Urban Centres 
(South Pandosy) 

Priorities for 
Mature Urban Centres 
(City Centre/Downtown)

	 Improve urban form of the area 

by encouraging multi-storey 

building with strong relationship 

to the street

	 Ensure sidewalks and street 

trees are added through 

frontage improvements 

	 Shift surface parking to rear of 

the site

	 Enhance residential density 

through mixed-use buildings with 

commercial or retail at-grade and 

residential above

	 Encourage parking to be 

screened and not visible from the 

street 

	 Look at opportunities for 

frontage improvements and a 

mid-block public space to break 

up a long horizontal facade 

	 Encourage a high level of urban 

design and architecture for 

buildings and public realm to 

enhance pedestrian environment

	 Encourage a proportion of housing 

units as ground-oriented and 

family friendly (3 bedroom)

	 Explore opportunities to improve 

street connectivity through mid-

block pedestrian connections or 

new street connections 
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Example of a possible game-changer site

Type 3 Game-Changer Projects 
There are a number of aging big box retail developments 

(Capri Shopping Centre) and large surface parking 

lots that could redevelop in the coming years. These 

sites have single or two storey buildings that are 

often located towards the rear of the lot. The sites 

are surrounded by surface parking and are removed 

from the main street frontage. As these large sites  

undergo transformation through a gradual process 

of redevelopment, they are likely the greatest 

opportunities to accelerate urban centre revitalization.   

Key considerations 

	 Develop a series of guiding principles: Work with the 

community to establish a design vision to inform 

form and character of building designs. 

	 Establish a residential base: Ensure there is enough 

residential density to encourage vitality to support 

local services and amenities. Also, encourage 

family-oriented housing at the ground level and 

secure a proportion (15-20 per cent) of units as 

affordable housing in multi-phase developments to 

attract a diversity of ages and incomes.  

	 Set aside space for structured parking: As sites 

transition from surface parking to mixed-use, 

introduce parkades and underground parking to 

limit the need for off-street surface parking. 

	 Utilize passive design: Develop a site plan with east-

west road alignment that optimizes potential for 

building design that encourages passive solar. Also, 

locate taller buildings to the north to preserve solar 

gains. 

	 Integrate with the neighbourhood: Extend 

surrounding streets into the site to establish block 

lengths of 100 metres to 250 metres and improve 

street connectivity.  

	 Provide public amenities: Use Social Space Targets 

to achieve a healthy mix of active and passive 

green spaces that complement the needs of the 

development and surrounding neighbourhood. 

	 Access to frequent transit: Consider which areas 

of the site are closest to frequent transit service. 

Encourage density or affordable housing in these 

areas to support transit-oriented development.  
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Selkirk is a mixed-use community developed on a former brown-field site.  Photo credit D’Ambrosio Architecture+Urbanism

Priorities for 
Early Stage Urban Centres 
(Midtown, Capri-Landmark, Rutland)

Priorities for 
Developing Urban Centres 
(South Pandosy) 

Priorities for 
Mature Urban Centres 
(City Centre / Downtown)

	 Introduce residential density to the  
site 

	 Strengthen existing and future 
streetscapes through frontage 
improvements and urban form

	 Increase range of services and 
amenities for residents 

	 Identify areas for public and green 
space 

	 Improve connectivity of the site 
and explore options for new 
streets

	 Increase residential density of 
the area and ensure a range of 
housing types and tenures are 
available

	 Locate density in areas closest 
to frequent transit service

	 Connect site to surrounding 
neighbourhood, through new 
streets connections as well as 
pedestrian and cycling routes

	 Introduce additional public 
or green space alongside 
residential and commercial 
density

	 Look at how the build out of the 
site responds to the density and 
land use mix targets 150 to 250 
people / jobs per hectare with a 
ratio of two to one people to jobs

	 Ensure a proportion of units as 
affordable housing and rental in 
areas with best transit service 

	 Integrate a signature public / 
park space 

	 Create an urban block structure, 
work toward block lengths of 100 
metres to 250 metres 
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Urban Centre Revitalization 
As the city’s urban centres transform, the principles, 

policies and targets of the Urban Centres Roadmap 

can be used by planners at the pre-application stage in 

discussions with the development community.  Another 

vehicle for change will be through civic investment 

where principles and targets can inform funding 

priorities for building sidewalks, roads, and parks. The 

most significant opportunity to shape the urban centres 

using the Urban Centres Roadmap will be through future 

detailed urban centre planning. These plans will use the 

targets to determine goals for land use, urban design 

and transportation planning and will guide local area 

needs for parks and public spaces.  

The implementation of the Urban Centres Roadmap 

requires commitment from the City, development 

community and community partners to transform the 

urban centres into places that deliver a high quality of 

life to current and future residents.  

	 Development projects: Every public and private 

development offers an opportunity to apply the 

goals of the Urban Centres Roadmap to create more 

livable and cohesive urban centres. 

	 Civic investment and infrastructure improvements: 

New park developments, transit exchange 

investments and streetscaping projects like 

Bernard Avenue are all great examples of how the 

City has supported the development of vibrant 

urban centres. As the urban centres evolve and 

densify, there will be greater need for both capital 

investment and maintenance and operations.

	 Urban centre planning: With several of the urban 

centres at an early phase in their development, 

detailed planning will ensure that the principles 

and targets establish land use goals to guide 

development and identify priority projects for civic 

investment. 
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City Centre High 2012, 2016

Capri-Landmark 

Degree of Change and  
Development Pressure 

Expected  
 (land use and  

transportation)

Need for Community 
Amenities  

(parks, public space, 
streetscaping) 

Need to Define Civic  
Investment Priorities   

(parks, transit,  
streetscaping) 

Age of  
Existing Plan

High No Plan

Urban Centre

Midtown

South Pandosy 

Rutland 

High

Medium

Medium

Low

High

High

Low

Medium

Low

High

High

Low

Medium

1998

1997, 2013

2005, 2009

The table above summarizes criteria to determine 

where the need for more detailed planning exists and 

where there is the greatest opportunity to influence 

future development through urban centre planning. 

Future urban centre planning projects must be selected 

strategically as these planning processes will require 

significant time and resources on the part of City staff 

and community partners to complete. 

The qualitative analysis in the prioritization table 

reveals several key points. Capri-Landmark, Rutland, 

and Midtown urban centres are all likely to undergo 

significant transformation over the next 10 to 20 years. 

In addition, these three urban centres are lacking 

comprehensive planning to guide future development 

and align future civic investment. Moving forward, 

staff will update the prioritization matrix in advance 

of making recommendations to council for urban 

centre planning. The decision of where to begin urban 

centre planning is critical as each plan will take one 

to two years to complete with significant time and 

resources required by staff, residents and community 

organizations. 

Urban Centre Planning Prioritization Matrix

Poor walkability at Dickson Ave in Landmark area k 



CITY OF KELOWNA   //   44

URBAN CENTRES ROADMAP  //  IMPLEMENTATION

Conclusion 

The Urban Centres Roadmap is a critical step in 

implementing the Kelowna 2030 OCP. This Roadmap 

provides direction on land-use planning, urban design, 

public space planning and transportation goals in 

order to create livable and vibrant urban centres. 

The principles establish a common understanding 

of the ingredients of great urban centres that will 

be prioritized through future urban centre planning, 

development review, and capital planning. 

The transformation of the five urban centres will occur 

gradually and each urban centre is at a different stage 

of development. Accordingly, the application of the 

Roadmap must be tailored to reflect where an urban 

centre is in its development to ensure more realistic 

expectations for transformation. For this reason, the 

Urban Centres Roadmap builds consensus both on the 

foundational elements of great urban centres and also 

the changes and actions required to establish these 

elements over time. 

The development of great urban centres is not the 

responsibility of any one group; rather, it requires 

collective action and leadership from groups both inside 

and outside of government to transform the city’s urban 

centres into the engines of Kelowna’s future.

The development of urban 

centre plans will champion 

a commitment to urban 

centre revitalization and 

will become a milestone 

toward the OCP’s goal of 

establishing five vibrant 

amenity-rich urban 

centres.”


