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We acknowledge that our community is located on the traditional, 
ancestral, unceded territory of the syilx/Okanagan people.
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Introduction
Executive Summary 

Kelowna’s North End is a truly unique neighbourhood in 
a rapidly growing and evolving city. It’s home to a large 
proportion of industrial lands, two residential neighbourhoods 
with historical roots, a collection of major recreational 
facilities and an emerging brewery district. While adjacent to 
Kelowna’s Downtown and other neighbourhoods, it seems 
at times separate, with major roads and topography making 
it feel distinct from the rest of the city. As much of Kelowna 
transitions into a more urban community, the North End is 
experiencing a unique form of change, and that change is 
expected to accelerate into the future. 

The closure of the rail line – once a key factor in the 
success of North End industries – and its conversion to the 
Okanagan Rail Trail changes the employment landscape of 

the neighbourhood. The closure of the Tolko mill site, a large 
parcel in the North End positioned on Kelowna’s waterfront, 
raises questions about the neighbourhood’s industrial future. 
Growing demand for housing, amenities and commercial 
services in Kelowna, especially in the city’s Core Area, is 
expected to put pressure on redevelopment in the North End. 
The Brewery District continues to grow, making the North End 
a more popular regional destination. These and many other 
factors have necessitated the creation of a North End Plan 
that will guide the future of the neighbourhood. 

This background study for the North End Plan is being 
undertaken to inform the larger process to manage growth 
and change in this rapidly evolving neighbourhood. Given 
the uniqueness and complexity of the North End, it is 
crucial to have in-depth knowledge of the neighbourhood’s 
characteristics, its history, and existing policy guidance before 
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developing a vision that guides development and investment 
moving forward.  

With this in mind, the North End Background Study provides 
an understanding of:

• The history of the area and how it contributed to the 
current state; 

• Land use, transportation network, utilities, parks and 
public spaces, heritage assets and amenities that exist 
today and how they are functioning;  

• Improvements already planned for the area and how 
they will address anticipated growth, as well as any 
short-comings and problems identified; and 

• The City’s existing policies and plans for the area and 
their guidance for moving forward.

Some of the major themes identified in this study are outlined 
below: 

The People

• North End residents tend to be younger, less likely 
to belong to a visible minority and earn less than the 
Kelowna average. 

• North End residents tend to live in smaller households 
and are more likely to rent. 

Industrial Land and Employment 

• The North End continues to be a major employment 
destination, with 165 businesses employing about 3,300 
people. In addition, nearly 80 home-based business 
operate in the North End. 

• These North End businesses include, but are not 
limited to, manufacturing, storage and warehousing, 
contracting, automobile sales, rentals and repair 
services.  

• A new North End Brewery District has emerged, 
focused on Richter Street, Clement Avenue and 
Vaughan Avenue.

Residential Neighbourhoods, Parks, and Recreation

• Over 95% of the North End’s two residential 
neighbourhoods is composed of single and two dwelling 
housing – a far higher proportion than the city as a 

whole. 

• Improvement ratios suggest a high likelihood that 
many residential properties will be explored for 
redevelopment by the private sector in the next 20 
years. 

• Recreation Avenue Park and nearby sports facilities 
are a destination for the city as whole, but the North 
End remains deficient in other forms of park space that 
serve the immediate and surrounding neighbourhoods. 

• A Historical Context Statement has identified a number 
of heritage resources in the North End and included a 
number of recommended actions for consideration as 
part of the planning process. 

Transportation

• North End residents walk, and bike more to get to work 
than the city as a whole, but less than residents of 
Downtown and other nearby neighbourhoods. 

• North End residents take transit less frequently than 
the city as a whole. 

• The North End is isolated from the rest of the city by 
Clement Avenue, making overall connectivity and 
transit network planning challenging. 

• Existing and planned Active Transportation 
infrastructure is expected to improve access to 
Downtown and neighbourhoods to the south and east 
of the North End. 

• An estimate of the future transportation network 
carrying capacity has indicated that the network could 
support additional development in the North End. 

Utilities 

• Given the age and materials of existing water and 
sewer infrastructure, upgrades will be needed to 
accommodate both existing development and 
anticipated growth. The 20 Year Servicing Plan has 
identified many of these projects, but growth beyond 
2040 will require further evaluation. 

• Stormwater management will need to account for and 
integrate with an updated Downtown Drainage Plan. 

Policy Context  

• Many existing policy documents, such as Imagine 
Kelowna, the Official Community Plan, the 
Transportation Master Plan and other key documents 
will provide guidance for the North End Plan process. 
Using their guidance, key areas for consideration will 
include: 

• Housing diversity, supply and affordability; 

• Industrial land protection and employment 
intensification; 

• Downtown and Civic Precinct context; 

• Parks and public space expansion and 
improvements; 

• Cultural and community facilities; 

• Inclusivity, equity and community health; 

• Heritage protection; 

• Application of an Indigenous lens in the planning 
process;

• Improvements to community connections; 

• Transportation diversity, choice and safety; 

• Environmental protection and climate resiliency; 
and 

• Incorporation of 10 Year Capital Plan 
improvements. 

•  A clear process to identify and deliver on 
community needs will need to be established as 
part of the planning process. This process should 
be fair, transparent, responsive, flexible and 
feasible. 

While this Background Study identifies these and other key 
themes, it is important to note that it does not aim to provide 
specific recommendations on how the North End Plan will 
respond. That process will form the future phases of the North 
End Plan’s development.
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Figure 1.1 North End Context Map 

Figure 1.2 North End Map 

The North End

The North End is a unique and dynamic neighbourhood 
located just north of Kelowna’s Downtown Urban Centre. 
Bounded by Clement Avenue to the south, Knox Mountain to 
the north and east, and Okanagan Lake to the west (Figure 
1.1), the North End contains a wide range and mix of uses 
organized into distinct areas (as illustrated in Figure 1.2), 
including:  

• Pockets of primarily single and two dwelling 
neighbourhoods against Knox Mountain and along the 
lake (illustrated in yellow); 

• A long-established industrial area that is home to some 
of the Okanagan’s most recognizable brands, including 
Sun-Rype and BC Tree Fruits (illustrated in orange); 

• A decommissioned lumber mill site owned by Tolko 
(illustrated in blue); 

• A cluster of City and privately owned recreational 
facilities, including baseball diamonds, a curling club 
and a badminton club, centred around Recreation 
Avenue Park (illustrated in green); 

• An emerging brewery district centred on Richter Street 
and Vaughn Avenue (illustrated in purple); and  

• New mixed residential and commercial uses along 
Clement Avenue (illustrated in navy).   

Residents from all over Kelowna and beyond are drawn to 
the neighbourhood for a variety of reasons. The area boasts 
a strong employment base, the new and evolving Brewery 
District, and established recreational facilities, all of which 
bring people to the area daily. In addition, the city-wide 
lakefront park and boat launch at Sutherland Bay, and 
the very popular Knox Mountain Park to the north of the 
neighbourhood, are major attractions.

The North End Is Changing

The North End has experienced significant change in recent 
years, and started to evolve from its historical industrial and 
residential character due to some recent significant changes 
including: 

• Replacement of the railway with the Okanagan Rail 
Trail, one of the region’s busiest Active Transportation 
Corridors; 

• The closure of the Tolko mill site; 

• Development of some of the City’s highest density 
development Downtown, adjacent to the North End 
boundary;  

• Transformation of Clement Avenue over the past five 
years, which now offers hundreds of new apartment 
units in a mix of tenures; 

• The appearance of higher density residential 
development in certain locations in the interior of the 
North End—most notably the Pleasantvale development 
at the corner of Richter Street and Central Avenue; and  

• Competition for industrial space by commercial and food 
and beverage uses, shaping former industrial sites into 
the emerging Brewery District.  

In addition to these changes experienced in recent years, even 
more change is on the horizon for the North End in the future. 
Industrial land demand is expected to continue to shift to parts 
of the community with more convenient highway access, while 
high demand for housing in Kelowna’s Core Area, of which the 
North End is a part, will put greater redevelopment pressure on 
these areas. The Tolko mill site is likely to be a major focus of 
this development pressure due to its closure, but this demand 
is expected to impact the entirety of the North End. 

Managing the Change: The North End 
Plan

Given the significant change that has already occurred and 
is expected to continue, a neighbourhood plan for the North 
End is needed to help manage this rapid change. Without 
a proactive neighbourhood plan in place, planning and 
development will continue without a clear vision, leaving the 
City and the community to struggle to harness the benefits 
of this growth and ensure that residents feel adequately 
engaged in shaping their neighbourhood. The result would be a 
neighbourhood full of uncertainty: uncertainty for existing and 
prospective residents and businesses alike. 

A neighbourhood planning process provides the opportunity 
to identify the preferred land use mix and development 
scenario for the North End. It also identifies the transportation 
network improvements, utilities, parks and public spaces, and 
community amenities needed to ensure the neighbourhood 
evolves in a deliberate and orderly way—allowing the North 
End neighbourhood to flourish well into the future. 

Single Dwelling Housing

Industrial

Mill Site

Recreation

Brewery District

Mixed Use



syilx/Okanagan History

Kelowna is located on the traditional, ancestral, and unceded 
territory of the syilx/Okanagan peoples, who have lived here 
since time immemorial. While the 2040 Official Community 
Plan includes a revised Community History section that 
speaks to the syilx history on these lands, it will be critically 
important to engage with indigenous governments, including 
Westbank First Nation and Okanagan Indian Band, on the 
history of the North End lands in particular. 

The Historical Context Statement, included as Appendix 1 
of this document, indicates that a full understanding of the 
historical context of the North End lands will require detailed 
engagement with syilx/Okanagan people. As such, this will 
form part of the planning process as part of future phases. 

Settler History 

While more engagement will be needed to understand the 
syilx/Okanagan history in the North End, an extensive settler 
history is provided in the Historical Context Statement. 
Excerpts from that document, edited, are included below 
to give a general understanding of the settler history of the 
North End. For a more extensive understanding of the history 
of the North End, see the Historical Context Statement in 
Appendix 1. 

The settler history of the North End neighbourhood began 
with early mixed uses such as farming and ranching, 
recreation and industry such as Kelowna Brickworks (now the 
site of Knox Mountain Metal works), along with early pockets 
of residential development. One such pocket, the Manhattan 
Point neighbourhood, today consists of about 70 properties, 
about half of which are on the waterfront. The earliest homes 
on the point were summer cottages for the more well-off 
Kelowna families. 

The North End, with its expansive undeveloped flat marshes, 
was the location of early sports games and recreation events 
including polo, rugby, horse races, rodeos and ice skating. A 
formal civic recreation area was created in 1909 on today’s 
Recreation Avenue Park known as the Exhibition Grounds. 
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The grounds included the Kelowna Exhibition Hall (opened 
in 1913, destroyed by fire in 1957) and a horse racetrack, 
followed by the badminton hall, a baseball diamond, and 
ultimately a curling rink.

Industrial development was sparked by the arrival of the 
Canadian Northern Railway (CNR) line from Kamloops in 
1925. The introduction of the CNR shifted Kelowna's industrial 
district north and east, away from the waterfront where lake 
transportation had sited it until that time, to a new centre in 
the North End, around the yards and spurs of the rail line.  

By 1930, twenty-two packing houses, four commercial 
canneries, and numerous other industrial facilities were 
clustered along the line, creating a North End industrial area. 
An expansion of the industrial lands occurred in 1948 as a 
loop of the rail line was introduced in the area on a northwest 
angle along Brandt’s Creek, then coming down west of Ellis, 
which sparked new investment and a new cohort of industrial 
buildings and businesses mostly concentrated along Weddell 
Place. 

A sawmill, veneer plant, and box plant were constructed 
at the entrance to Manhattan Point in the early 1930's by 
S.M. Simpson Ltd. to respond to the increasing demand for 
fruit shipping crates, but it produced a diversity of lumber 
products. The sawmill was expanded and changed ownership 
over the years, and was most recently the Kelowna division of 
Tolko Industries Ltd. The mill permanently closed in 2020. 

Many of the neighbourhood street names, including 
Broadway, Cambridge, Central, Kingsway, Okanagan, Oxford 
and Roanoke, were chosen by the Grand Trunk Land Company 
Ltd., an early BC real estate company which acquired and 
sold large parcels of land in the early 1910s, including in 
Kelowna. 

A working-class subdivision, consisting predominantly of 
modest-sized houses built immediately after the Second 
World War and the two decades following, dominate the 
north edges of the neighbourhood. The majority of houses are 
‘Wartime Houses,’ built by Wartime Housing Ltd. in response 
to veterans’ housing needs following the Second World 

History
War, part of a national project to address potential housing 
shortages and unemployment following the demobilization of 
soldiers and to help promote post-war economic stability. 

A local school, Gordon Elementary, was built on Walrod 
Street in the late 1950s to serve the large, new community 
of families in the Wartime Houses. The City purchased the 
school building from School District #23 in May 2005 for 
future park purposes. The Justice Institute of British Columbia 
has occupied the property since 2006. Today, Bankhead 
Elementary School is the school in closest proximity to the 
North End. 

As a consequence of highway development in the region, the 
CNR ceased passenger service on its Kelowna-Kamloops line 
in 1967 but a commercial/ industrial rail service and yards 
were in use until 1997. The surviving 1926 station building at 
the corner of Ellis Street and Clement Avenue continued to 
function as its freight and express depot. 

Brandt’s Creek runs through the northern industrial area, 
which was a low marshland prior to development. During 
the depression, a camp of men who arrived riding the train in 
search for work grew along Brandt’s Creek and near the lake. 
Due to changes in railway operations in Kelowna, the lands 
west of Ellis Street between Water Street and Manhattan 
Drive were no longer needed as a rail yard after 1997. These 
lands were redeveloped by the Canada Lands Company. 
The redevelopment included removal of contaminated soils 
from the site, and restoration of Brandt's Creek, which was 
formerly confined to culverts and ditches across the site. 

Kelowna Public Archives #4744
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Manhattan Pt. circa 1910. Early summer cottages can be seen on the Point. The area 
to the east of Manhattan Pt. would later be developed as the S.M. Simpson sawmill 
site. The site can be seen here in its natural state, pre-development.

1938

Summer cottages for Kelowna’s 
wealthier families are being 
developed along the waterfront at 
Manhattan Point. 

Killkare Kottage circa 1920. The summer cottage known 
as Killkare Kottage was built for Frank DeHart’s family 
in 1910.

Exhibition Hall ca. 1920. Exhibition Hall was built in 1913 to 
house the Fall Fair. At other times of the year the hall was 
used as a gymnasium for basketball games and roller skating.

Rugby team ca. 1910

Kelowna Brick Works is 
established at the foot 
of Knox Mountain. 

Horse race track ca. 1912.

Polo match ca. 1910

Kelowna Brick Works ca 1928. Some of Kelowna’s most prominent historic buildings were built with bricks from the 
Kelowna Brick Works. Examples include the Laurel Packing House (1917); the school house at the corner of Richer St. and 
DeHart Ave. (1913); and the United Church at the corner of Bernard Ave. and Richter St. (1909). 

A horse racing track and exhibition hall are established on 
the site of the present day Recreation Avenue Park. Lands 
surrounding the horse race track are also used as sports 
fields for polo and rugby, among other sports.

Canadian Northern Railway Rail Station ca. 1929. Exhibition Hall can be seen in the background.

The Canadian Northern Railway (CNR) line from Kamloops is completed. The rail 
line is the first to directly serve Kelowna. Previously, rail cars from Okanagan 
Landing were loaded onto ships and brought to Kelowna via Okanagan Lake and 
off-loaded at a wharf near the present day downtown boat launch.

Development Timeline 
1900-1925

1900-1910 1905 Early 1910's 1925

4

3
2

1 

1 2 3 4

Kelowna Public Archives #10083

Kelowna Public Archives #3590

Kelowna Public Archives #3580

Kelowna Public Archives #6448

Kelowna Public Archives #5924

Kelowna Public Archives #4390Kelowna Public Archives #1461

Kelowna Public Archives #3877

Laurel Packing House

Kelowna Central School
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1950
The North End ca. 1940’s. New industrial buildings can be seen emerging around 
the Rail Station and rail yards to the west (top right of photo).

The new CNR rail line draws 
numerous industries to the north 
end and away from the area 
surrounding the downtown wharf.

S.M. Simpson sawmill 
is constructed.

Kelowna Brick Works closes. By 1950 
Knox Mountain Metals is located on the 
former site. Knox Mountain Metals can 
be seen in the orthophoto from 1950.

S.M. Simpson Sawmill ca. 1940’s. One of the industrial businesses to take 
advantage of the new rail line is the S.M. Simpson sawmill. S.M Simpson had 
previously run his operation out of a site on Abbott St. south of Bernard Ave. 

Wartime housing begins 
developing at the far north 
end, east of the Mill Site.

Kelowna’s North End date unknown. Newly built wartime housing can be seen at the far 
right of the image. In the background is the S.M. Simpson sawmill. In the foreground 
farms remain.

A loop of the rail line is introduced 
along Weddell Pl. Brandt’s Creek is 
channelized and located next to the rail 
line as part of the project. 

Development Timeline 
1926-1950

1926-1948 1932 Late 1930's

1 2 3
1945-1950

4 5
1948

1

2

3

5

4
Downtown and the North End ca. 1940's. Older industrial buildings that had been 
served by the downtown wharf are still present (foreground), but are increasingly 
moving to the North End for better access to the rail line.

Kelowna Public Archives #10899

Kelowna Public Archives #923

Kelowna Public Archives #9758

Kelowna Public Archives #4546
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2020

The rail yards between Manhattan Dr. and Water St. 
are shut, leaving the land open for redevelopment. To 
prepare the land for redevelopment, contaminated 
soils are treated, wetlands are managed, and a 
portion of Brandt’s Creek is naturalized. 

The new looped rail line draws more industrial 
businesses along Weddell Pl. expanding 
the original industrial area. Meanwhile, 
the residential area against Knox Mountain 
continues to develop out to the west and south.

Brandt’s Creek 2021. A section of Brandt's Creek, naturalized in 1997. Downtown and North End 2021. New high-density construction in the Water Street / Sunset Drive area. 

The North End date unknown. The original rail line can be seen to the left of the 
image. The new rail line along Weddell Pl. can be seen running through the middle 
of the photo. The two rail lines are connected by a loop to the west (near the top of 
the image). Note the additional industrial businesses that have been constructed 
near the new rail line along Wedell Pl. The residential area against Knox Mountain 
that began with wartime housing has by this time developed out to meet the 
industrial area growing from the south (shown at the right of the image).

The former rail yards 
are redeveloped with 
high-density residential, 
tourism and mixed uses.

The rail line is shut permanently 
and is eventually sold to local 
municipalities to build the 
Okanagan Rail Trail.

The Mill Site is 
permanently shut, 
leaving the site open 
for redevelopment.

Okanagan Rail Trail 2021

Mill Site 2021.The mill, having changed ownership numerous times over the 
years, and most recently operated by Tolko, was permanently closed in 2020. 

Development Timeline 
1951-Present

1948-1975 1997 1997-Present 2013 2020

1 2 3 4

4

5

5

1

2

3

Kelowna Public Archives #10537 
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1 All data in the Demographics section provided by Environics Analytics © 2021. 

Demographics 

EXISTING 
CONDITIONS 
& ANALYSIS

02
BACKGROUND

EXISTING CONDITIONS

MOVING FORWARD

Population, Age and Family Status 

The North End is home to an estimated 1,565 residents, 
representing 1.1 per cent of Kelowna’s total population. North 
End residents are distributed across 839 residences, giving an 
average household size of 1.87 people, 25.2 per cent less than 
the Kelowna average of 2.41.  

The smaller household size is likely due in part to the fact that 
North End residents are more likely to live without a partner 
or children than Kelowna residents generally. 36.4 per cent 
of North End residents live without a partner or children 
compared to 29.2 per cent citywide. In addition to more 
people living alone, those people in the North End who do live 
in a family situation (residents with a partner and/or children) 
are more likely to have a smaller family. A greater proportion 

of North End families have only one child when compared 
with Kelowna as a whole. Furthermore, a smaller proportion 
have two or more children than the rest of the city. Single-
parent families are also over-represented in the North End 
(21.3 per cent vs. 15 per cent citywide). 

This is consistent with the younger population overall in the 
North End, as the neighbourhood has a larger proportion of 
residents aged 25 to 29 through to 55 to 59; however, it is 
under-represented in every age cohort over 60. Among youth-
age cohorts, North End residents are over-represented in the 
0-4 cohort, and under-represented in all other cohorts up to 
20-24. 

This section provides an exploration and overview analysis of the people and built environment of the North End. Sub-sections 
cover demographics, land use—including residential land use, commercial and industrial land use, parks and heritage—the 
transportation network, and municipal utilities, including water, sewer and stormwater management. The overview analysis 
includes a preliminary investigation of gaps in public amenities, heritage protection and infrastructure in the North End—both 
today and moving forward. The overview analysis is meant to inform future stages of the North End planning process. 
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Figure 2.1 Per Cent of Population by Age Group  

Figure 2.2 Per Cent of Households by Income Range (Current Year $) 
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Employment, Income & Education

In addition to North End residents being younger than the 
general population, North End households also earn less, 
despite having a greater percentage of the adult population 
in the work force - 78 per cent compared to an average of 67 
per cent citywide. On average, the household income is 19 per 
cent less for North End households compared with Kelowna 
households (the average household income in Kelowna is 
$114,331 whereas the average for North End households is 
$94,786).  

With smaller, younger and less wealthy households, it is 
understandable that a smaller proportion of households in the 
North End own their residence (36 per cent) when compared 
with the general population (67.1 per cent).

When it comes to occupation, North End residents are 
over-represented in each of the following: science; health; 
art, culture, recreation and sport; sales and service; trades, 

transport and operators; and manufacturing and utilities. 
Meanwhile, North End residents are under-represented 
in management; business administration; social science, 
education, government and religion; and primary industries. 
The most prominent statistic here is in the sales and service 
category. While this is the occupation category which is most 
prevalent among both North End residents and Kelowna 
residents on the whole, 26.6 per cent of North End residents 
are occupied in this category compared to 16.6 per cent for 
Kelowna.

21.5 per cent of North End residents have a university-level 
education, which is marginally less than the city as a whole 
(26.5 per cent). However, North End residents are over-
represented in post-secondary accreditations earned outside 
of the university setting (35 per cent vs. 27.1 per cent in the 
rest of Kelowna).

Figure 2.3 Per Cent of Labour Force by Occupation 
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Diversity, Immigration & Language 

The North End has marginally fewer residents of visible 
minority (8.5 per cent) than Kelowna as a whole (10.5 per cent). 
However, the North End has a greater proportion of individuals 
that identify as aboriginal with 7.0 per cent compared to 5.8 per 
cent for Kelowna.  

9.5 per cent of North End residents are foreign-born compared 
with 15.7 per cent in Kelowna broadly.  

For interprovincial migration, 39.2 per cent of North End 
residents and 36.7 per cent of Kelowna residents were born in 
Canada but outside of the province. 

88.5% of North End residents speak English as their first 
language, similar to 84.8% in Kelowna. Also, 8.6% of North 
End residents speak a non-official language as a first language 
compared with 12.5% in Kelowna. 

Figure 2.4 Per Cent of Population Foreign-Born 

Summary 

On the whole, North End residents are younger than the 
general population and their households are smaller and 
less wealthy. While North End residents are less likely to 
be university-educated than the general population, they 
nonetheless have a high degree of education outside the 
university setting.  North End residents are also far more 
likely to rent than to own their residence as compared with 
the general population. Finally, there is somewhat less of an 
immigrant population and ethnic diversity in the North End as 
compared with Kelowna as a whole.  
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Figure 2.5. North End Generalized Zoning 



The land base of the North End is dominated by industrial 
(61.6 per cent) and single / two unit residential (22.9 per cent) 
development, as illustrated in Figure 2.6.

When comparing the land base of the North End with that of 
the city as a wh0le (Figure 2.7 including agriculture, Figure 
2.8 excluding agriculture and rural residential uses), several 
observations can be made: 

• The North End contains an industrial land base (61.6 per 
cent). In the North End, industrial development plays a 
much larger role than in the rest of the city; 

• The city overall has a much larger percentage of parks 
(31.8 per cent) than does the North End (7.7 per cent). 
This does not include consideration of the easy access 
that North End residents have to Knox Mountain Park.

Figure 2.6 North End Land Use 

In the North 
End, industrial 
development plays a 
much larger role than 
in the rest of the City.
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Figure 2.7 Kelowna Land Use 

Figure 2.8 Kelowna Urbanized Land Use 
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Figure 2.9

Residential Land Use

Residential land use in the North End is dominated by single 
/ two-unit development (95.4 per cent), with the remainder 
of the residential land use in the form of multi-family low 
density (3.1 per cent) and multi-family medium density (1.6 
per cent) development. Compared to the city as a whole, the 
North End contains a far higher proportion of single / two-unit 
development and a much smaller proportion of multi-family 
development, as shown in Figure 2.9.

Residential Unit C0unt by Housing Typology 

The North End contains a total of 839 residential units and 406 
single / two-unit residential lots, including 10 vacant lots. These 
406 lots are zoned RU6 – Two Dwelling Housing, meaning all 
are eligible to develop a second unit on the lot in some form, 

such as a secondary suite, a carriage house, a semi-detached 
unit, or a second single-family home. To date, 151 (38.1 per 
cent) of these lots have developed a second unit, for a total 
of 302 units, representing 36 per cent of all residential units in 
the North End. That leaves 246 units in the North End provided 
through single-family homes on a single lot—29.3 per cent of 
the total units in the neighbourhood.  

46 units are provided through multi-dwelling low density 
housing in the form of row housing and garden apartments 
with 3 storeys or less (6 per cent of the total); and 246 units 
are provided through multi-family medium density housing in 
the form of mid-rise apartments at 4-6 storeys (29 per cent of 
total)1.  

1 This includes the 158 residential units in the new mixed-use development at 
the intersection of Richter St. and Clement Ave. (dubbed ‘The Lodges’), as well as the 38 
units in the new, supportive housing development Ellis Place.

Figure 2.10 North End Dwelling Units by Housing Type 

245, 29%

302, 36%

46, 6%

246, 29%

North End Dwelling Units by Housing Type

Single Family Home Two Dwelling Housing Row Housing/Garden Apt. Apartment

Land Use North End  (%) City-wide (%) 

Single / Two Unit 95.4 82.1

Multi-Family Low Density 3.1 12.9 

Multi-Family Medium Density 1.6 4.6

Multi-Family High Density 0 0.51 

1 The multi-family medium and high density categories do not include the medium and high density residential featured in mixed-use developments, as these are developed 
under mixed-use zoning. There is one such case of mixed-use development in the North End: the new, 2-building, 6-storey PC Urban development at the corner of Clement Ave. and Richter 
St. (dubbed ‘The Lodges’). Though this development is not captured under the land base for multi-family medium density, the units are captured in the Residential Unit Count by Housing 
Typology.

Subsidized Housing & Journey Home 

A significant proportion of multi-dwelling units in the North 
End are made up of partially or fully-subsidized housing. 
Okanagan Manor on Jones Street, and Pleasantvale Phase I on 
Richter Street provide partially subsidized housing (for seniors 
in the case of the former, and seniors and lower-income families 
in the case of the latter). These two developments together 
make up 30.1 per cent of the multi-family units in the North 
End2. 

2 At time of publication a rezoning and development permit application has 
been submitted for the vacant lot to the west of Pleasantvale Phase I to be developed as 
Pleasantvale Phase II. If approved, Phase II will be similar to Pleasantvale Phase I, partial-
ly-subsidized residences intended for seniors and lower-income families.

Figure 2.11 North End Residential Property Value 

The newly completed Ellis Place on Ellis Street is a fully-
subsidized housing project, and accounts for 13 per cent of all 
the multi-family units in the North End. The temporary shelter 
on Richter Street remains open to serve people experiencing 
homelessness, hosting approximately 40 to 50 people per 
evening. In addition, there is a designated outdoor camping 
area along the Okanagan Rail Trail that hosts an estimated 15 to 
30 people per night. Many people experiencing homelessness 
are still sheltering outside this area. 
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Residential Property Value, Municipal Tax 
Contribution and Improvement Ratio 

The 2020 assessed property value of residential real estate 
in the North End was $398,727, 8903. As outlined in Figure 
2.11, there is a wide range of single / two-dwelling residential 
property values at different locations in the North End.  
Predictably, lakefront lots are generally most expensive, 
followed by lots adjacent to Knox Mountain Park and 
Sutherland Park (the latter of which also have lake views).   

In 2020, the city collected $1,004,713 in tax revenue from North 
End residential properties4.  

3 Based on BC Assessment 2020 property assessments
4 The Lodges at the corner of Clement and Richter was not yet occupied in 
2020, so this figure does not include any tax revenue from that development.

Improvement ratios in the North End suggest that many 
properties may be considered for redevelopment in the 
future. The improvement ratio of a lot represents the 
value of improvements, such as buildings, divided by the 
value of the land. The improvement ratio5 is an indicator of 
redevelopment likelihood: as the ratio falls, the likelihood of 
redevelopment tends to increase. In Kelowna, the likelihood of 
a residential property redeveloping increases markedly with an 
improvement ratio below 0.3. This being the case, it is notable 
that the average and median improvement ratio of residential 
properties in the North End is 0.41 and 0.34 respectively. Figure 
2.12 displays how improvement ratio is distributed across 
individual residential properties in the North End.

5 The improvement ratio is sometimes referred to as the ‘teardown index’

Figure 2.12 North End Residential Improvement Ratio 

Figure 2.13 North End Business Type Map, 2021 

Commercial & Industrial Land Use 

61.6 per cent of the land base in the North End is zoned for industrial 
use. This constitutes 15.5 per cent of all the industrial zoned land in 
the city--in an area that represents just 0.7 per cent of the city's total 
area. Industrial zoned land in the North End is predominantly zoned I4, 
Central Industrial, a zone designed specifically for the North End with 
its unique location at the fringe of the Downtown Urban Centre. There 
are also a small number of properties zoned I1, Business Industrial; 
I2, General Industrial; and I3, Heavy Industrial. In addition, there are 
a small number of properties zoned for commercial and/or mixed use 
(C1, Local Commercial; C4, Urban Centre Commercial; and C7, Central 
Business Commercial) along Clement Ave. and Ellis St.  

*Note the map is somewhat simplified as only one business type is shown per lot even though many lots contain more than one business, and / or more than one business type. Also 

note that many of the business types shown in the map are an amalgamation of numerous sub-categories.  
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Figure 2.14 North End Business Type Breakdown  
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North End Businesses by Type
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Figure 2.15 North End Commercial and Industrial Property Value (Land & Improvements), 2021 

Note: Several properties are identified as having net zero property value. For properties where a single business includes multiple parcels, the property values are aggregated and 

applied to one single parcel. 

A wide range of 
businesses operate in 
the North End, ranging 
from manufacturing to 
recreation and culture

North End Business

According to the City’s Business License data base, 165 
businesses were operating in the North End as of September 
2021. This is in addition to 79 home-based business, for a total 
of 244 businesses, or 2.2 per cent of all Kelowna businesses. 
When excluding home-based businesses, the North End 
employs an estimated 3,300 people, 4.3 per cent of the 
estimated total for the city1. 

A wide range of businesses operate in the North End, ranging 
from manufacturing to recreation & culture, as shown in figure 
2.13.  

1 Based on estimates from the Household Travel Survey and data from Canadi-
an Business Points.

North End Brewery District 

One of the more prominent trends in the North End is the emergence 
of a craft brewery district, categorized under Manufacturer business 
type in Figures 2.13 and 2.14. These businesses have tended to gravitate 
to locations along major traffic corridors, including Clement Avenue 
and Richter Street. At last count, nine breweries are now located in the 
North End. Other alcohol production facilities in the North End include 
a wine production facility and a cidery. This emerging brewery district 
has evolved organically in the absence of neighbourhood plan, and 
has quickly become a major destination for residents of and visitors to 
Kelowna. 

Property Value & Municipal Tax Contribution 

The 2020 assessed property value of commercial and industrial 
real estate in the North End was $595,897,0962. This is split into 
$303 million in land value and $293 million in building value. 
North End commercial and industrial properties contributed 
$3,692,917 in municipal taxes in 20203. 

A more detailed review of commercial and industrial 
development in the North End is underway and its conclusions 
will be incorporated into the next phase of the North End Plan 
process.

2 Based on BC Assessment 2020 property assessments
3 Based on 2020 City of Kelowna tax reports
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Parks  

Existing Parks & Analysis 

The North End hosts a variety of parks. The area benefits 
from legacy parks including Recreation Avenue Park and 
Sutherland Bay Park. To the north of the study area is Knox 
Mountain Park, and the Okanagan Rail Trail Runs through the 
area. Existing parks are listed in Figure 2.17.

The North End is currently well-served with Recreation Parks, 
but is less well-served with Neighbourhood Parks, as reflected 
in Figures 2.19 and 2.20. Recreation Avenue Park, as well as 
the Curling and Badminton Clubs, are highly specialized in 

Figure 2.16 North End Parks Map 

their use, servicing residents from all over the city. Unlike 
Neighbourhood Parks, which serve the local neighbourhood, 
these facilities are not available to residents on a day-to-day 
basis to offer the peace and tranquility that parks provide. 

Expanding the scope to the Central City Sector more broadly 
(of which the North End is a part), this area of the city is also 
deficient in parks—and particularly in Neighbourhood Parks. 
The current parkland is only 37% of the acquisition standard of 
the 2030 OCP, where the target acquisition rate is 1.0 hectare 
for each 1000 residents (Figure 2.20). This gap is expected to 
widen with the increased density expected in the Central City 
Sector over the next 20 years.

Figure 2.17 North End Parks by Type 

Figure 2.18 North End Recreation Facilities 

Name of Park Park Type Area Status

Recreation Avenue Recreation 3.825 ha Developed 

Jack Brow  Neighbourhood 0.26 ha Developed 

Manhattan Beach # 1 City-wide 0.04 ha Developed 

Manhattan Beach # 2 City-wide 0.05 ha Developed 

Sutherland Bay City-wide 1.5 ha Developed 

Walrod Park Neighbourhood  0.98 ha Undeveloped  

Name of Facility Facility Type Area Status

Curling Club Curling 0.69 ha Developed 

Badminton Club  Badminton 0.14 ha Developed 

Figure 2.19 North End Existing Parks by Type 

Figure 2.20 Central City Gap in Neighbourhood Parks 

Sector Name Current Population Parkland 2030 Target Rate Deficiency Rate of Target

Central City 22,366 8.38 ha 22.37 ha 13.99 ha 37% 

44%

28%

17%

11%

North End Existing Parks - Park Type

Recreation City Wide Neighbourhood / Community Recreational Facilities
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North End Parks to 2040 

The 2040 OCP signals additional parks in the plan area, as 
noted in the figure 2.21.  

The park type distribution for the North End addressed 
through the 2040 OCP is more balanced than what we see 
today, but Recreation parks will remain over-represented. 
This also carries implications for the overall deficiency 
of Neighbourhood Parks in the Central City Sector more 
broadly—where the city is deficient by more than 33% 
of the target area for this park class when adding the 
projected growth to 2040. As these areas see more infill and 
redevelopment envisioned by the 2040 OCP, this gap will 
become more pronounced. In fact, the park deficit accelerates 
even with the DCC Acquisition Plan. As shown in Figure 2.22, 
the parkland deficit in the Neighbourhood Park type for the 
Central City Sector is 13.55 hectares from target. 

Neighbourhood Parks must occur in close proximity to where 
residents live if they are to contribute to a high quality of 
life, especially in the Urban Centres and Core Area, where 

predominately multi-unit housing units with smaller private 
open spaces are anticipated. As the Central City Sector is 
expected to grow by over 20,000 residents in the next 20 
years, the provision of these park types is critical. 

Figure 2.21 North End Park Additions – 2040 OCP 

Figure 2.22 Central City Neighbourhood Parks to 2040 (with Acquisition Standards) 

Name of Park Park Type Area Status

Recreation Avenue - Addition Recreation 0.75 ha Yet to acquire 

Jack Brow - Addition Neighbourhood 0.42 ha Yet to acquire 

Manhattan Point - Addition City-wide 0.07 ha Acquired 

Manhattan Beach Access # 1 City-wide 0.05 ha Yet to acquire 

Manhattan Beach Access # 2 City-wide 0.16 ha Yet to acquire 

Manhattan Beach Access # 3 City-wide 0.11  ha Yet to acquire 

Manhattan Beach Access # 4 City-wide 0.11 ha Yet to acquire 

Kingsway Linear Park Linear 0.17 ha Yet to acquire 

Sector 
Name

Population 
Growth

Population 
Total

Existing 
Parkland

Growth 1 ha / 
1000

2040 DCC 
Acquisition 

Plan 

Parkland 
Target 2040

Parkland 
Deficit

Central City 20,412 42,778 8.38 ha 20.41 ha 5.17  ha 13.55 ha 32%

Figure 2.23 North End Parks to 2040 by Park Type 

Linear Parks 

Linear parks are important to neighbourhoods, as they 
provide an opportunity for the recreational activities of 
walking, biking and enjoying nature, while linking parks 
together in a way that facilitates active transportation. 
Additionally, they provide important ecological functions 
such as stormwater management, ecosystem preservation, 
air pollution filtration, and they also mitigate the heat island 
effect of urban areas. The most prominent linear park in the 
North End is the Okanagan Rail Trail, which runs east-west 
through the neighbourhood along Brandt’s Creek. The Rail 
Trail provides a critical active transportation corridor as well 
as a recreation amenity for the neighbourhood, the city and 
the region. 

Policy 10.2.2. of the 2040 OCP speaks to the objective of 
‘Parks on Streets’. The approach seeks to provide additional 
amenity park space in underutilized public road right of way. 
Kingsway, running north-south though the northern part of 
the plan area, has been identified as having potential for this 
transition for increased tree canopy, boulevards, and potential 
greater use for recreation. Additionally, the corridor along the 

Okanagan Lake foreshore has been identified as a Linear Park 
Priority1.

Linear Park opportunities include: 

1. Okanagan Lake Foreshore Linear Corridor 

2. Kingsway ‘Park on Street’ 

3. Connections to the Okanagan Rail Trail 

4. Connections to Knox Mountain Park

North End Parks – Gaps and Priorities  

Following the objectives of the 2040 OCP, and the park 
deficiencies in the Central City Sector, the following are 
priorities for provision through the North End Plan: 

1. City-wide Parks - Waterfront Parks and Linear Park 
Access 

2. Neighbourhood / Community Parks 

3. Connecting Parks, including linear parks, parks on 
streets and connections to existing linear parks 

1 City of Kelowna, 2021. Draft 2040 OCP – Chapter 10 Parks. Policy 10.4.2 Linear 
Park Priorities.

43%

28%

9%

18%

2%

North End Plan 2040 - Parks Type

Recreation City Wide Recreation Facilities Neighbourhood / Community Linear

Neighbourhood Parks 
must occur in close 
proximity to where 
residents live if they are 
to contribute to a high 
quality of life
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Heritage Resource Year Significance Image

Sun-Rype 

1165 Ethel Street

1946 Originally owned by Okanagan Fruit Juices 
Ltd., was bought in 1948 by Sun-Rype to make 
profitable use of sub-grade cull apples.

Newton’s Grocery 
(now Knox Mt. Market) 

857 Ellis Street

1936 The historic neighbourhood grocery store 
shows there were enough farm and summer 
residences in the area to justify a local shop.

Dal Col Farm Houses 

603 and 621 Roanoke Ave

around 
World 
War 1

Likely earliest residential property in the 
neighbourhood.  Associated with early 
Italian immigrants that settled along Bay and 
Roanoke Ave. in the 1920s and 1930s.

Calona Wines 

1125 Richter Street

1951 Originally located on the waterfront, moved 
to North End in 1951.  Founded by Ghezzi, 
Cappozi and Bennett, it was Kelowna’s first 
commercial winery.

Heritage

As part of the North End Plan Background Study, an Historical 
Context Statement was commissioned and completed by a 
Certified Heritage Professional and is provided in Appendix 
1. An historical context statement is “a document used in 
planning for a community’s heritage resources. It identifies 
the broad patterns of historic development in the community 
and identifies historic property types, such as buildings, 
sites, structures, objects, landscapes, districts, and intangible 
features which represent these patterns of development. An 

Figure 2.24 North End Neighbourhood Heritage Resources Identified 

Heritage Resource Year Significance Image

Canadian National Railway 
(CNR) Train Station 

520 Clement Ave. 

1926 Primary and last surviving feature of the CNR 
in Kelowna. 

Wartime Housing Type #1 
- Kennedy House  

567 Okanagan Boulevard

1946 One of three Wartime Housing Ltd. 
standardized affordable housing patterns for 
returning veterans.

Kelowna Brick Works  
(now Knox Mtn. Metals) 

930 Bay Avenue

1905 Surviving part of a collection of masonry 
structures that were the main supplier for 
Kelowna’s downtown brick buildings.

historic context statement provides direction for evaluating 
and protecting significant heritage resources. As a planning 
document, it is meant to be a dynamic work, evolving as a 
community changes over time” (North End Neighbouhood 
HCS, p.4). 

Provided below are a few examples of North End heritage 
resources identified in the Historical Context Statement, as 
well as a summary of its recommendations. 

Recommended Actions from North End 
Neighbourhood Historical Context Statement 

The North End Neighbourhood Historical Context Statement 
provides nine recommendations to help conserve the North 
End’s history (provided in Appendix 1). Recommendations 
include updating the Kelowna Community Heritage Register 
to add new properties and remove properties that have 
had significant changes. As the North End contains perhaps 
the largest and most intact surviving collection of Wartime 
Housing Ltd. Homes in BC, the Context Statement provides 
several recommendations to preserve these  homes that were 

built for returning veterans.  Additional work is also suggested 
that will help to ensure that change and development in the 
neighbourhood respects established heritage assets and 
values. Further, to raise awareness of the area’s history, the 
Context Statement recommends expanded interpretative 
signage.  These recommendations will be considered during 
the development of the North End Plan and through its 
implementation. 
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Transportation Connections to and from the 
North End 

The North End is characterized by a number of unique 
transportation opportunities and challenges compared with 
other Kelowna neighbourhoods.  

Access to the neighbourhood is largely limited to its south 
boundary at Clement Avenue as there are no thru vehicle 
connections to the north, east or west. Just four major 
streets (Sunset Drive, Ellis Street, Richter Street, and 
Gordon Avenue) cross the Clement Avenue corridor linking 
the North End to the rest of the City, carrying vehicles, 
trucks, transit and active transportation trips in and out of 
the neighbourhood. 

Existing active transportation links include the Okanagan 
Rail Trail from the east and bike lanes on Ellis and Richter 
streets to the south. Access into Downtown for those 
uncomfortable riding in traffic can also be made via the less 
direct Waterfront Walkway. A future link to the Ethel Street 
Active Transportation Corridor (ATC) is also planned. While 
there are active transportation connections to the north, 
they cross challenging topography within and adjacent to 
Knox Mountain.  

Transit access to the North End is challenging. The 
neighbourhood’s isolated street network means transit 
cannot easily route through the neighbourhood on its way 
to other destinations. As such, service is provided via Route 

Figure 2.25 North End Transportation Map 

Transportation 2, a local 30-60 minute frequency service, that circulates in 
a one-way loop from the Queensway Exchange. Access to 
other transit routes requires a transfer at the Queensway 
Exchange or a significant walk to Clement or Cawston 
avenues to access Route 18 – Glenmore, Route 6 – UBCO via 
Glenmore and Route 5 – Gordon Dr. The extra time needed 
to make these connections erodes the attractiveness of 
transit to and from the North End. 

North End Travel Choices & Mode Split 

Transportation choices are directly related to the proximity 
of employment and services to homes. In the North End, 
these choices are influenced by employment within the 
neighbourhood (0.5-1.5km) and nearby employment in 
Downtown (1.5-2.0km) – both at distances comfortable for 
walking, and biking. With limited employment to the north, 
west and east, access to jobs further afield generally involves 
travel by car or transit. 

The North End’s proximity to Downtown also provides access 
to the services offered there, most within comfortable biking, 
and, in some cases, walking distances. Continued adoption 
of small electric vehicles such as e-bikes and e-scooters are 
expected to make access to these services easier for more 
North End residents. Data from the ongoing shared scooter 
pilot indicates similar, but slightly lower levels of use, relative 
to other Downtown adjacent neighbourhoods. With continued 

growth Downtown, and the potential for additional services, 
these patterns are likely to strengthen. 

This context contributes to a greater uptake in active modes 
of transportation like walking and cycling, but lower uptake 
of transit. In the latest census, 21% of North End residents 
reported walking or biking to work—significantly higher than 
Kelowna’s average of 10%. Notably however, this is still lower 
than other nearby neighbourhoods, such as Downtown, for 
example. Transit use is lower, at 2% compared to 4% for the 
city overall, and much lower than neighbourhoods to the 
south of Downtown at 14%. 

In addition to making fewer trips by car than Kelowna 
residents generally, when North End households do drive, 
they tend to drive shorter distances. This is reflected in lower 
vehicle kilometers travelled (VKT) per day per household, 
relative to city-wide averages. Lower VKT reduces both 
congestion during peak travel periods and transportation 
impacts over the rest of the day, including GHG emissions and 
collisions.

As a result of the North End’s location and connections to 
adjacent or nearby employment and services, residents 
of the North End have a smaller impact per capita on the 
transportation network relative to city averages, but not 
quite as low as other neighbourhoods within and adjacent to 
Downtown.
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Figure 2.26 Travel Modes to Work (2016) for Downtown and Surrounding Neighbourhoods 
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Figure 2.27 Average Daily Vehicle Travel per Household (km / household)

North End Neighbourhood Transportation 
Network 

Existing major north-south streets within the North End 
include Sunset Drive, Ellis Street, Richter Street and Gordon 
Drive while Bay Avenue, Crowley Avenue, Broadway Avenue, 
and Weddell Place provide east-west connectivity. These 
designations are influenced by historical land uses, including 
the mill site, and some are designated truck routes. Clement 
Avenue is also an important part of the neighbourhood’s 
street network—it is a major arterial and has been widened to 
five lanes over the last several years. 

North-south travel by active transportation is facilitated 
by bike lanes on Richter and Ellis Streets.  The recently 
completed Okanagan Rail Trail provides access to the 
east and south via the Waterfront Walkway. Sidewalks are 
generally available on most streets, often only on one side, 
and are older with minimum widths. Most streets are not, or 
only partially urbanized. Where recent changes in land use 
have significantly increased pedestrian activity (such as the 
increasing number of breweries along Richter Street), interim 
infrastructure has been implemented to address emerging 
issues. Transit service is provided via Route 2, with 30-60min 
service to the Queensway Exchange. 

North End Transportation Network Carrying 
Capacity Study 

To support the North End Neighbourhood Plan process, 
an estimate of future transportation network capacity and 
potential development scale was undertaken. Projecting 
future travel demand requires detailed information on 
the location, type and scale of development, as well as an 
understanding of changes in travel behaviors and future 
infrastructure. Given that the nature of the development is to 
be determined through this North End Plan process, a variety 
of land use mixes and a series of basic assumptions were 
used to estimate a range of future development scales that 
would likely be supportable by the transportation network. 
This provides a realistic starting point for the neighbourhood 
planning process. A more comprehensive transportation 
assessment will form part of the planning process to confirm 
these results using the more detailed type, location and scale 
of development identified in future phases. These results, 
combined with feedback, policy and information gathered 
through the planning process will inform the transportation 
components of the North End Neighbourhood Plan. 

The following sections describe the approach undertaken to 
develop this estimate. The transportation network capacity 
study considered both current travel behavior and anticipated 
travel trends into the future. Projections considered 
comparable communities, trends within Kelowna and the 
characteristics of the North End Neighbourhood.

The study recognized that the capacity of intersections 
along Clement Avenue will constrain future vehicle access 
to and from the North End and that much of Clement’s 
capacity will be consumed by future growth in Downtown 
and the extension of Clement Avenue eastward to Highway 
33. Expansion of most intersections along Clement Avenue 
is limited, with intensification and redevelopment along the 
corridor.  

Assumptions were also made about future improvements 
to the transportation network, including limited-scale 
improvements to intersections along Clement Avenue, 
larger scale improvements at the intersection of Clement 
and Gordon, and strengthening of Weddell / Recreation 
/ Manhattan corridor as an east-west connection. 
Understanding that many adjacent destinations are beyond 
a comfortable walk, expanded active transportation links 
were assumed to support bicycling, including e-bikes and 

scooters, linking to the Waterfront Walkway, Ethel Active 
Transportation Corridor, and proposed Bertram Active 
Transportation Corridor. Better transit connections to 
Downtown, KGH, Pandosy and Glenmore/UBCO were also 
assumed. Taken together, these represent substantial 
investments in the North End’s transportation network that 
will need to be accommodated. 

Based on these assumptions, the study concluded that the 
future transportation network could likely support additional 
development in the North End. The inclusion of some 
employment in the land use mix was identified as a benefit, as 
jobs and services reduced trips to outside the neighbourhood. 
However, there are limits on using land use mix to reduce 
impacts on the transportation network, and at a certain point, 
additional employment will increase impacts on the network. 

It is important to note that, while this analysis may inform 
the land use planning process, it should be considered in the 
context of results of the remainder of the planning process 
and input from stakeholders. 
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This section focuses on identifying the current condition of 
the City underground infrastructure that services the North 
End, including the water distribution system, sanitary sewer 
system, and stormwater management system. 

Development in the North End began at the turn of the 20th 
century, and this long history is reflected in the existing utility 
infrastructure that services the area. From existing “rural-like” 
local road cross-sections lacking curb and gutter that rely on 
gravel shoulders to manage stormwater run-off, to a wide 
range of materials used throughout the different systems, to 
underground infrastructure installation dates that go back 
to the 1930s, underground utility systems in the North End 
are a patchwork of materials and approaches developed in 
increments over almost a century. 

Water Distribution System 

There are approximately 18.8 km of water main within 
the North End Plan boundary. Overall, the system is well-
looped and properly sized to service the existing demands 
adequately in accordance with the current zoning1.

Of note, approximately 50 per cent of the of water distribution 
mains in the North End are 50 years old or older—quite old by 
industry standards.

Apart from the overall advanced age of the system, some of 
the materials used throughout the years—such as Ductile Iron 
(DI) and Cast Iron (CI)—represent a high risk of degradation. 
These materials depend on outstanding installation and 

1 with the exception of 179 m of 100 mm diameter main that will soon be 
replaced

Figure 2.28 North End Existing Water Distribution System 

Utilities
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Figure 2.29 North End Water Mains by Age 

are more susceptible to abrasive soils and high water table 
conditions, which are common in this area. 

Given the age and materials of existing water infrastructure in 
the North End, storage and transmission upgrades are needed 
to accommodate existing development as well as growth 
anticipated through to 2040. The necessary upgrades have 
been identified and are included in the 20-Year Servicing Plan.  

Additional growth in the North End beyond that anticipated 
by the 2040 OCP will need to be evaluated to identify further 
improvements and upgrades needed to accommodate 
the growth. This effort will occur as the North End Plan 
progresses.

Sanitary Sewer System 

The North End sanitary collection needs are serviced by 
approximately 12.6 km of gravity sewer. Additionally, the 
area is serviced by three sanitary lift stations: Guy Street Lift 
Station, Brandt’s Creek Lift Station and Jones Lift Station. 

Install 
Year

Length 
(m) Age (Years) % of 

Total

1948 387 73 2% 

1949-1960 2,176 60+ 12% 

1961-1970 6,719 50+ 36% 

1971-1980 4,000 40+ 21% 

1981-1990 735 30+ 4% 

1991-2000 2,819 20+ 15% 

2001-2010 1,072 10+ 6% 

2011-2020 971 Less than 10 Years 5% 

Total 18,879 100% 

Figure 2.30 North End Existing Sanitary Sewer Collection System 
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Figure 2.31 North End Existing Sanitary Sewer 
System by Age  

Figure 2.33 North End Existing Stormwater Sewer 
Collection System by Age

Due to the natural flat topography of the North End and 
its proximity to Okanagan Lake, the local sewer collection 
system suffers from shallow grades and poor cleansing 
velocities which causes debris buildup, requiring more 
frequent flushing. 

Like the water infrastructure in the area, much of the sanitary 
sewer system is aging and made up of out-dated materials. 
To give an indication of this, 58 per cent of the infrastructure 
in the system is 60 years old or older. The age of the sanitary 
sewer infrastructure in the North End is represented in Figure 
2.31. The overall age of the system has been identified as a 
substantial reason for concern.

To address the advanced age and materials of the 
sanitary sewer infrastructure in the North End, a series of 
improvements have been identified and are included in the 
20-Year Servicing Plan. Two of the major improvements 
include the renewal of the Guy Street Lift Station, and the 
renewal of the collection infrastructure along Manhattan 
Drive to the west of the lift station—both works planned to 
occur over the winter of 2021 and 2022. 

The planned improvements in the 20-year servicing plan 
cover existing development in the North End as well as 
that anticipated out to 2040. As with water infrastructure, 
additional growth in the North End beyond that anticipated 
by the 2040 OCP will need to be evaluated to identify further 
improvements and upgrades needed to accommodate 
the growth. This effort will occur as the North End Plan 

progresses.

Stormwater Management System 

The underground storm sewer system in the North End is 
sporadic, and the management of both the quantity and 
quality of stormwater run-off relies heavily on infiltration—
mainly captured by the existing gravel soak-away systems 
alongside the local roadways, and the occasional drywell. 

Brandt’s Creek serves as the main over-land drainage route 
for the North End. However, the area north of Okanagan 
Boulevard drains into a secondary direct outfall along Central 
Avenue.

In addition to infiltration and over-land capture, the North 
End is served by close to 9km of storm sewer infrastructure. 
Unlike the water and sanitary sewer systems in the North 
End, the underground storm sewer infrastructure is relatively 
young. The oldest installation year is 1965 and only 18 
per cent of the system is 50 years old or older. Figure 2.33 
provides a breakdown of the storm sewer collection system by 
installation year. 

The vast majority of the North End is covered by the 
Downtown Drainage Plan—a long-term plan meant to address 
the management of stormwater in the downtown area.  

The original plan is now 20 years old, and Utility Planning 
Staff are currently working with consultants to update 
the plan. The new plan is intended to address stormwater 
management holistically, in a way that effectively and 
efficiently captures stormwater while being respectful of 
the environment and ecology. The plan is to incorporate 
new best management practices, including the use of green 
infrastructure. 

One project to be included in the new Downtown Drainage 
Plan is the Mill-to-Brandt’s Creek secondary flood diversion—
and Staff have already engaged consults to provide a detailed 
design of this project. The project will not only address flood 
mitigation measures required to protect Downtown but will 
also aim at enhancing the overall condition of Brandt’s Creek. 

The North End Plan will need to account for and integrate 
with the Downtown Drainage Plan, including the Mill-to-
Brandt’s Creek secondary flood diversion.

Install 
Year

Length 
(m) Age (Years) % of 

Total

1949 4,391 72 35% 

1950-1960 2,946 60+ 23% 

1961-1970 1,236 50+ 10% 

1971-1980 1,706 40+ 14% 

1981-1990 69 30+ 1% 

1991-2000 928 20+ 7% 

2001-2010 1,055 10+ 8% 

2011-2020 295 Less than 10 Years 2% 

Total 12,625 100% 

Install 
Year

Length 
(m) Age (Years) % of 

Total

1965-1970 1,594 50+ 18% 

1971-1980 3,563 40+ 40% 

1981-1990 286 30+ 3% 

1991-2000 816 20+ 9% 

2001-2010 2,023 10+ 23% 

2011-2020 691 Less than 10 Years 8% 

Total 8,973 100% 

Figure 2.32 North End Existing Stormwater Management System 

CITY OF KELOWNA                  47



MOVING 
FORWARD

03
BACKGROUND

EXISTING CONDITIONS

MOVING FORWARD

CITY OF KELOWNA                  49

Beyond understanding the people and place of the North 
End, it is recognized that numerous other factors and 
considerations should play a role in informing the North End 
Plan as it proceeds. To begin with, the plan must be consistent 
with and take direction from existing City plans and policies. 
Second, the plan should be informed by and incorporate the 
learnings of case studies from other communities that have 
addressed similar neighbourhoods and situations. Finally, the 

plan should have a well-thought-out strategy for achieving the 
neighbourhood and city-wide amenities to properly serve local 
residents and the city more broadly. This section approaches 
these factors and considerations in a preliminary and broad 
manner. More work will need to be done on these topics as the 
North End Plan proceeds.   



Existing City of Kelowna 
Plans & Policies Review
A review of relevant City documents was undertaken to 
inventory existing policies that impact the North End.  These 
existing plans and strategies provide a preliminary policy 
framework for the detailed planning process of the North End 
Plan.   

The Official Community Plan1 provides high-level guidance 
and is supported by a suite of other City of Kelowna plans 
and strategies developed over the past two decades. These 
documents incorporate numerous goals, guiding principles 
and specific policies, and identify physical, social, and policy 
gaps for future consideration.  Some plans, specifically the 
10-Year Capital Plan: 2020-2029, provide for specific planned 
infrastructure improvements and strategic projects in the 
neighbourhood.   

Most of the policy documents reviewed do not address the 
area of the North End neighbourhood specifically, but provide 
guidance and key directions for development across the city. 
A summary of the key directions to consider in the North End 
Plan’s development include (a complete list of policies can be 
found in Appendix 2): 

• Ensure the provision of a diverse supply of housing of 
different typologies and affordability; 

• Improve community connections across and between 
age groups within the neighbourhood through 
supportive programming;   

• Identify new park locations and improvements to 
existing parks, including rehabilitation and public 
access along the Okanagan Lake foreshore; 

• Incorporate 10 Year Capital Plan improvements to 
existing streets and parks;  

• Identify opportunities for new cultural facilities and for 
the integration of cultural facilities into other public/
community spaces; 

1 The draft 2040 Official Community Plan provided guidance rather than the 
2030 OCP, as at the time of writing it was nearing adoption.

• Guide multi-modal transportation planning and 
infrastructure improvements to achieve the objectives 
of the draft 2040 Transportation Master Plan2, while 
ensuring mobility and safe streets for all through 
individual developments and capital projects; 

• Incorporate climate resiliency (both mitigation and 
adaptation) into new policy and development plans 
specific to the North End; 

• Incorporate the planning priorities of the Civic 
Precinct and the Downtown Urban Centre, particularly 
where they meet and overlap with the North End 
Neighbourhood Boundary along Ellis Street and 
Clement Avenue; 

• Ensure ongoing planning for industrial lands to 
protect and buffer their uses, to promote employment 
intensification, and to support specialized employment; 
and 

• Provide for inclusivity, equity, and health through public 
realm improvements, civic facility design, and ongoing 

2 At the time of writing, the Draft 2040 Transportation Master Plan was nearing 
completion.

Existing plans and 
strategies provide 
a preliminary policy 
framework for the 
detailed planning 
process of the North 
End Plan 
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community engagement.

The following City of Kelowna policies, plans, strategies, and 
documents were reviewed:

North End Neighbourhood Area Structure Plan (1994) 
Downtown North Area Structure Plan (1999) 
Shore Zone Plan (1997/2005) 
Parks Linear Plan (2009) 
Parkland Acquisition Guidelines (2011) 
OCP 2030 (2011) 
Downtown Plan (2012) 
Civic Precinct Plan (2016) 
Urban Centres Roadmap (2016) 
Regional Floodplain Management Plan (2016) 

2030 Infrastructure Plan (2016) 
Housing Needs Assessment (2017) 
Community Climate Action Plan (2018) 
Healthy Housing Strategy (2018) 
Community for All Plan (2018) 
Imagine Kelowna (2018) 
Commercial Demand Study (2018) 
Regional Housing Needs Assessment (2019) 
Council priorities (2019 – 2022) 
2020 – 2025 Cultural Plan 
10 Year Capital Plan: 2020-2029 
DRAFT Transportation Master Plan 
DRAFT OCP 2040 
DRAFT Cultural Facilities Master Plan 
Council Policies 



Case Study and Precedent 
Review 
A scan of comparable sites throughout BC and Alberta was 
undertaken to identify unique practices, lessons learned, and 
opportunities to follow in the footsteps of successful projects 
with similarities to the North End plan area—including the 
mill site. A group of City Staff visited several of the case study 

Name City Area Type

The Shipyards North Vancouver 12.5 acres Mixed use residential/commercial/public realm brownfield waterfront rede-
velopment 

Olympic Village Vancouver 23 acres Mixed use brownfield waterfront redevelopment; sustainable neighbour-
hood design 

River District Vancouver 128 acres Mixed use residential/commercial brownfield redevelopment, ‘complete 
community’ 

Dockside Green Victoria 15 acres Mixed used brownfield redevelopment; sustainable neighbourhood design 

False Creek Flats Vancouver 450 acres Existing industrial lands 

Garrison Woods Calgary 175 acres Residential ‘new urbanist’ greenfield redevelopment with commercial 
component.   

Granville Island Vancouver 38 acres Industrial brownfield repurposing 
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Precedent review insights applicable to the North End and/or 
Mill Site include:

• Carefully consider urban design elements of brownfield 
redevelopment sites to create a pleasing and functional 
urban realm.  This includes attention to street width 
to building height ratio, public access to and view of 
waterfront amenity, and pedestrian connectivity; 

• Clearly identify public benefits and community needs 
during the planning phase and incorporate these 
requirements during development. The provision 
of such benefits need to accommodate the site 
development schedule alongside project finances; 

• Identify affordability criteria and requirements early 
in the planning process. Specific regulations (such 
as housing agreements) are necessary to ensure 
affordability thresholds are met in perpetuity and not 
overcome by market demand/appreciation; 

• Allow flexibility in the allotment of density across 
development sites to aid in flexibility for future 
unknown development events; 

• Require waterfront public realm improvements 
continuity beyond the site development to ensure 
success; 

• Achieve urban realm and street design continuity 
through area specific guidelines/requirements ; 

• Consider retention of heritage early in the planning 
process.  Heritage buildings provide unique 
opportunities for adaptive re-use, neighbourhood 
character, and novel destination sites; 

• Pay attention to livability and project phasing for 
brownfield redevelopment sites;. 

• Consider industrial area integration; including 
appropriate residential uses;. 

• Consult stakeholders for industrial land planning; 

• Investigate project economics for large scale mixed-use 
developments; and 

• Utilize economic analysis of the industrial sectors 
relative to land use regulation to assist in land use 
planning for industrial lands. 

A scan of comparable sites throughout BC and 
Alberta was undertaken to identify unique 
practices, lessons learned, and opportunities 
to follow in the footsteps of successful 
projects 

sites to gather additional information. Key takeaways from 
the best practice review are noted below, with a more detailed 
summary of each case provided in Appendix 3.  Case study 
sites include: 
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Approaching Community 
Needs
Introduction 

Great neighborhoods and communities are not simply 
collections of housing units, employment and commercial 
spaces. They offer a wide array of services and facilities that 
help meet the full spectrum of residents’ needs, all with the 
aim of delivering a high quality of life. These ‘community 
needs’—everything from parks, public spaces, recreation 
facilities, heritage conservation, public art, affordable 
housing, community spaces, and more—work together to 
create desirable, livable communities in which residents can 
thrive over their lifetimes. 

As the North End Plan explores how growth might best be 
accommodated, those essential community needs must 
receive careful consideration and a clear plan. They will play 
an integral role in the North End for the benefit of residents 
today and for years to come.  

Defining ‘Community Needs’ 

For the purposes of this planning process, community 
needs are understood to be the facilities and amenities that 
contribute to the living experience of residents1. Community 
needs are the building blocks that help make a neighbourhood 
or community truly livable – the aesthetic features (i.e.: public 
art), parks, public spaces, and facilities to meet a range of 
social, cultural, recreational and enhanced infrastructure 
needs of the community.     

Types of Community Needs 

Community needs include a broad range of services and 
facilities and must be customized to meet the unique 
circumstances of the community in which they are being 
considered. Nevertheless, a selection of common community 
needs has been listed below and grouped into broad 
categories. This is by no means an exhaustive list, but it 
provides a snapshot of common community needs. 

1 Allen, Natalie. 2015. Understanding the Importance of Urban Amenities: A 
Case Study from Auckland. Buildings, 2015, volume 5, p. 86. Accessed on September 3, 
2021.

• Parks and recreation: publicly accessible walkways, 
trails, paths, parks on streets, shared streets, 
neighbourhood parks, community parks, recreation 
facilities

• Arts and culture: public art, studio/maker’s spaces, 
gallery and performance spaces, storage/practice/
preparation spaces, Indigenous cultural facilities, 
heritage preservation 

• Infrastructure: enhanced pedestrian (e.g.: widened 
sidewalks, more street trees), transit (e.g.: higher-
quality bus shelters), or cycling facilities 

• Social and housing: childcare space, non-market 
housing, affordable housing, housing co-ops, 
community gardens and community centres, 

Public vs. Private 

A community’s needs can be met through both public and 
private means. Attractive outdoor spaces and public art, and 
even some recreational facilities, can all be provided through 
private development. Often, these spaces are linked to 
minimum requirements in a local government’s zoning bylaw. 
These spaces, whether provided within an individual unit, or 
shared within a larger project, play an important role. They help 
meet the needs of residents for private and semi-private space. 

The primary source for meeting community needs is public. 
Whether parks, trails, community centres, libraries, public 
art or cultural facilities, these needs are most often satisfied 
on public land that is fully publicly accessible. These are the 
spaces where residents from around the neighbourhood and 
community can come together and share public life.  

Other important community needs may straddle both public 
and private lands. Affordable housing, for instance, is a need 
that can be met through public development on public land, 
or through innovative partnerships that involve both private 
and public sectors. Energy efficiency and climate resiliency are 
other examples of community needs that may be addressed in 
both private and public means.  

CITY OF KELOWNA                  55

Neighbourhood Needs or City-Wide Needs? 

Specific needs will vary depending on the community: its size, 
culture, and preferences. Particular needs identified through 
a planning process could be generated from a neighbourhood, 
or more broadly from the City at large, or from somewhere 
in between.  This helps us understand from where the need 
is generated and the scale of the response. The need for a 
neighbourhood park or small daycare space, for instance, is 
likely coming directly from the neighbourhood and immediate 
surrounding area. Contrast that with the broader need for 
a community centre or major recreation facility that would 
serve a much larger catchment than the neighborhood. These 
considerations help us account for scale and the broader 
community’s input and resources —whether through local 
government or other means—that may need to play a greater 
role. 

Public Space: Quality vs. Quantity 

As communities densify, living spaces tend to get smaller 
and have fewer private spaces—both indoor and outdoor. As 
such, the demand for access to public spaces increases. As 
development is considered in the North End, this trend can 
be expected. An example is older single-family developments 
(with extra rooms and backyards for their residents) being 
replaced with 1 and 2 bedroom apartment buildings (which 
typically have limited extra space). In this case, the demand for 
public spaces may increase.  

It is vital to not overlook the quality of the public and private 
community needs being planned and delivered.  High-quality, 
engaging community spaces can ensure not only the longevity 
of the services and facilities provided, but can also ensure they 
meet the needs of the greatest number of residents.   

Identifying and Delivering Community 
Needs 

The identification and delivery of community needs is a critical 
component of the North End Plan process. It is important to 
establish a process early in the plan’s development to not only 
identify what community needs are required to successfully 
deliver on the vision, but also to establish an approach to 
deliver them. 

There is a wide variety of approaches that can be used to 
guide the identification and delivery of community needs for 

the North End. As such, it is important to first identify the 
core principles that would frame the approach(es) selected. In 
keeping with the Imagine Kelowna goals, which include building 
a fair and equitable community, fostering resident driven 
solutions, and providing opportunities for all, the process for 
identifying and delivering community needs for the North End 
Plan will be based on the following core principles:  

• Fairness. Community needs should be provided in a 
way that strikes a balance between developer and City 
contributions, recognizing some types of community 
needs will likely provide a benefit to new development 
in the North End while others will provide a broader, 
city-wide benefit. 

• Transparency. The process to identify community 
needs should be undertaken in a manner that is 
transparent to the public. 

• Responsiveness. The identification of community 
needs should respond to and reflect input provided by 
community members and stakeholders. 

• Flexibility. Recognizing that neighbourhood planning 
is an iterative process, the plan should respond to new 
input and changing conditions with a lens of flexibility 
for community needs. 

• Feasibility. Community needs should only be identified 
where the ability to deliver them is realistic and 
feasible. 

Identifying Community Needs 

While core principles are important, guidance is still needed 
to identify what the community needs are for the North End. 
These community needs will be informed by three sources: 

• Existing Plans and Strategies. The North End Plan 
process is to be informed by other endorsed plans, 
including the 2040 Official Community Plan, the 
Transportation Master Plan and other plans and 
strategies. As these plans were developed with 
significant public engagement, using them as a starting 
point reflects the core principles of responsiveness and 
feasibility. 

• North End Area Community Engagement Process. 
The North End Plan includes a robust community 
engagement process that will assist in identifying the 
needs of North End residents as well as the Kelowna 
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community at large. In keeping with principles of 
transparency and responsiveness, input from this 
process will be used in conjunction with the guidance 
offered by existing plans and the results of the technical 
analysis. The process will also seek ways to incorporate 
equity into city building, in keeping with the pillars of 
the Official Community Plan. 

• North End Plan Technical Analysis. The technical 
analysis that will form part of the plan’s development 
will also play a large role in determining the community 
needs within the plan area. In keeping with the principle 
of feasibility and fairness, this analysis will seek to align 
community needs with those that would arise from 
proposed land uses and densities within the plan area, 
as well as those in surrounding neighbourhoods and the 
city at large. 

Delivering Community Needs

Identifying the community needs for the North End 
neighbourhood is a critical step in developing the vision for 
the neighbourhood. To bring that vision into reality however, 
the plan will require the exploration of tools available to local 
governments to deliver those important components.  

While it is too early in the planning process to identify which 
tools would be most effective, the following options are 
available and may be considered to deliver on these important 
community needs: 

• Expansion of the Development Cost Charge Program 
to include new projects identified in the neighbourhood; 

• Density Bonusing, where additional densities are 
supported for projects that contribute to community 
needs that align with the plan’s vision; 

• Local Area Service Program, where, with the consent 
of a majority of property owners, community needs are 
funded through a charge levied on each property; 

• Inclusionary Zoning, where some community needs are 
identified and/or required as uses for a specific zoning 
district; 

• Community Amenity Contribution Program, where 
community amenities are identified and negotiated 
during the development process; and

• Neighbourhood Plan Negotiation, where community 
needs are negotiated as part of the development of the 
vision for the neighbourhood. 

Selection of appropriate tools must be guided by the core 
principles, particularly those of fairness, flexibility and 
feasibility. 

There are many methods to identify ways community needs 
would be required as a neighbourhood develops. For some 
projects, it involves the identification of a series of specific 
amenities or facilities early in the process to guide more 
detailed planning work and negotiation. In other projects, 
there may be a dollar amount that is associated with the 
number of units and/or floor space that contribute to the 
provision of these amenities.  

Regardless of which approaches are taken, these 
discussions require a common understanding of what is 
considered a fair balance between the contributions from a 
developer or landowner and the City. In terms of developer 
responsibility, this is often tied to the land lift that comes 
with increased density and scale or new, more desirable 
uses. City responsibility often lies where the benefits of 
these community needs are enjoyed by the city at large. This 
process will also require application of the core principle of 
flexibility for all partners to land a successful approach. 

Community needs are not delivered all at once. Rather, they 
are typically phased in throughout the neighbourhood as it 
develops. This will be incorporated in the North End Plan to 
ensure the City, the community and stakeholders all share the 
same expectations as to when they would be provided. 

Conclusion
This Background Study is meant to provide the basic 
understandings needed to inform the North End planning 
process from the outset. In it, we have explored the history 
of the North End, the demographics of the neighbourhood, 
and the land use as it currently exists. In addition, we have 
explored the housing stock, parks, heritage assets, and 
infrastructure—including transportation and utilities—that 
exist in the North End today. As part of this exploration, we 
have given a brief and preliminary overview of the issues and 
gaps identified with respect to various City-owned assets, 
infrastructure and facilities in the neighbourhood. Over and 
above our exploration of the North End neighbourhood, we 
have identified additional factors and considerations that 
should be taken into account during the planning process. 
These factors include a consideration of existing plans and 
policies, and the teachings of previous plans addressing 
similar neigbhourhoods and contexts. The Background 
Study also recommends an approach to secure the kinds of 
neighbourhood and city-wide needs to ensure the plan is a 
success and a truly great neighbourhood is achieved.

The next stage of the North End planning process will take 
the learnings from the Background Study—in addition to the 
feedback and input of residents and stakeholders—to develop 
the vision and objectives for the neighbourhood. The vision 
and objectives will then provide the starting point for what to 
include in the Plan. 

 This Background Study 
is meant to provide the 
basic understanding 
needed to inform the 
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process from the very 
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INTRODUCTION
Kelowna's distinct neighbourhoods
Neighbourhoods	can	be	defined	as	geographically	localized	units	of	identity	
and	cohesion	within	municipalities,	being	characterized	by	the	provision	of	
basic	services	(church,	school,	park,	transportation,	shopping)	and	a	sense	of	
community among residents.

Neighbourhoods emerge, decline, disappear, strengthen, and alter their 
boundaries depending on a range of factors including the changing character 
of	the	municipality	of	which	they	are	a	part,	population	shifts,	urban	renewal,	
service availability, and municipal commitment to neighbourhoods’ value.

Each	of	Kelowna's	neighbourhoods	demonstrate	a	distinctive	character.	Some	
attributes	 reflect	 the	 history	 of	 the	 city	 as	 a	whole,	 others	 are	 specific	 to	
processes within the neighbourhood. Each neighbourhood has gone through 
a	process	of	development,	survived	challenging	times,	has	been	revitalized,	
and	has	evolved	with	a	current	 identity	and	feeling	of	community,	heritage	
and character. Kelowna's neighbourhoods, while responding to present day 
sensibilities,	have	emerged	out	of	a	long	civic	history	whose	principal	features	
are	essential	to	their	understanding.

What is a historical context statement?
An analysis of history, including the very recent past, is central to heritage 
assessment and management. A heritage resource needs to be considered 
in the context of the history and historical geography of the neighbourhood 
surrounding	 it	 and	 the	 underlying	 historical	 influences	 that	 have	 shaped	
and	continue	to	shape	the	area.	The	historical	context	of	a	neighbourhood	
ensures	 that	 the	 significance	 of	 heritage	 resources	 can	 be	 understood,	
logically	 analyzed	 and	 clearly	 stated,	 and	 that	 the	 overall	 character	 of	 the	
neighbourhood	 can	 be	 understood	 and	 taken	 into	 consideration	 when	
changes are contemplated.

A historical context statement is a document used in planning for a 
community’s	heritage	 resources.	 It	 identifies	 the	broad	patterns	of	historic	
development	 in	the	community	and	 identifies	historic	property	types,	such	
as buildings, sites, structures, objects, landscapes, districts and intangible 
features	which	represent	these	patterns	of	development.	A	historic	context	
statement	provides	direction	for	evaluating	and	protecting	significant	heritage	
resources. As a planning document, it is meant to be a dynamic work, evolving 
as	a	community	changes	over	time.

Historical	 contexts,	 developed	 chronologically	 and	 with	 the	 identification	
of	broad	 civic	 themes,	 are	 combined	with	observations	 about	 the	physical	
evidence	of	a	neighbourhood	to	identify	heritage	values	and	guide	approaches	
to	conservation	and	management.	They	draw	attention	to	gaps	in	an	existing	
heritage	 register,	elicit	 recommendations	 for	new	additions	 to	 the	 register,	
and	identify	areas	requiring	more	detailed	historical	research.

Neighbourhood historical 
context statements:
Identify and explain the major themes, 
factors and processes that have 
influenced the history and distinctive 
character of a neighbourhood.

Their objective is to provide a framework 
to investigate, identify and manage 
heritage resources, capturing the overall 
essence of the neighbourhood and 
ensuring a process of thoughtful growth.

They use broad heritage themes to 
contextualize a neighbourhood or 
heritage resource historically in place and 
time and within the city as a whole.

They are succinct and useful historical 
summaries that act as a planning tool 
for the effective management of a 
neighbourhood's heritage and character.

They are not intended to be a detailed 
account of all aspects of the history 
of a neighbourhood, but to guide 
appropriate change and growth based on 
an understanding of a neighbourhood's 
evolving heritage.
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Using the North End Historical Context Statement
• Establish	a	working	 relationship	with	Westbank	First	Nation,	Okanagan

Indian	 Band,	 and	 the	 Okanagan	 Nation	 Alliance	 and	 invite	 them	 to
contribute	their	stories,	values,	names	and	resource	identification	for	the
area	in	question.	The	En’owkin	Centre	will	likely	be	a	partner	and	resource
in	 facilitating	 this.	 Allocate	 adequate	 resources	 and	 compensation	 for
this	contribution	of	Indigenous	Knowledge	and	remember	that	time	and
research	will	be	required	to	inform	the	North	End	statement.

• Utilize	 this	 in-depth	research	opportunity	 for	 the	North	End	to	 identify
additional	 sites,	 names,	 events	 and	 people	 of	 heritage	 value	 in	 the
neighbourhood and add them to the Community Heritage Register
or	 consider	 special	 treatment	 or	 designation	 for	 them	 within	 the
neighbourhood plan.

• Explore	 identity,	 awareness	 and	 interpretive	 program	 opportunities	 to
help	develop	neighbourhood	pride,	local	education	and	cultural	tourism.

Area encompassed by the North End Historical Context Statement.
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1: NORTH END 
NEIGHBOURHOOD 
CONTEXT

1.1 Boundary description
The	North	End	neighbourhood	is	bounded	by	Knox	Mountain	and	a	low	bluff	
with	 new	development	 along	 its	 northeast	 edge,	 by	Okanagan	 lake	 to	 the	
west	and	downtown	Kelowna	to	the	south.	The	former	Simpson	sawmill	site	
bisects	the	neighbourhood	between	Manhattan	Point	and	Richter	Street,	and	
is not part of this study.

1.2 Neighbourhood beginnings
Indigenous context
The	 North	 End	 neighbourhood	 is	 located	 within	 the	 asserted	 traditional	
territory	and	areas	of	 interest	of	 the	Westbank	First	Nation	 (Kelowna)	and	
Okanagan	Indian	Band	(Vernon),	both	of	whom	are	members	of	the	Okanagan	
Nation	Alliance.

Before	Indian	Reserves	were	established	forcing	Indigenous	Okanagan	culture	
and	 ways	 of	 life	 to	 profoundly	 change	 the	 Okanagan	 communities	 in	 the	
Kelowna	area	would	hunt,	gather,	and	fish	from	early	spring	to	late	autumn	
as part of a nomadic existence in small family groups, followed by winter 
residency at permanent villages in river valleys or around lakes. 

Two	traditional	villages	are	known	to	have	existed	on	the	east	side	of	Okanagan	
Lake, in what is now the City of Kelowna:

• Nxoko’stEn	 (‘arrow	 smoother’)	 reported	 to	 have	 been	 located	 on	 the
east	shore	of	Okanagan	Lake	near	the	mouth	of	Mission	Creek	(Kennedy
and	 Bouchard	 1998).	 Teit	 (1930)	 provided	 the	 translation,	 stating	 that
the	village	was	named	after	a	nearby	hill	where	rock	suitable	for	making
arrow smoothers could be obtained.

• SkElā’un.na	 (‘grizzly	 bear’)	 reported	 to	 have	 been	 situated	 at	 some
location	in	what	is	now	Kelowna	(Teit	1930).	The	etymology	of	the	City’s
name	can	easily	be	discerned	in	this	traditional	place	name.

Settler context
The	settler	history	of	the	North	End	neighbourhood	began	with	early	mixed	
uses	such	as	farming	and	ranching,	recreation	and	industry	such	as	Kelowna	
Brickworks	 (now	the	site	of	Knox	Mountain	Metal	works),	along	with	early	
pockets	of	residential	development.		

Physical geography
The	neighbourhood	is	characterized	by	its	proximity	to,	views	of	and	access	to	
Knox	Mountain,	named	after	A.B.	Knox	in	1955.

Prior	to	the	construction	of	the	Okanagan	River	drainage	channel	in	the	1950s,		
fluctuating	levels	of	Okanagan	Lake	often	led	to	marshy	conditions	in	the	low-
elevation	Manhattan	Point	neighborhood.
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Knox	Mountain	 was	 originally	 part	 of	 early	 Kelowna	 settler,	 Arthur	 Booth	
Knox’s	 cattle	 ranch.	 A.B.	 Knox	 arrived	 in	 Kelowna	 in	 1874,	 bought	what	 is	
now	Manhattan	Beach,	and	 later	 the	mountain	and	substantial	holdings	 in	
Glenmore	Valley.

Knox	was	convicted	in	1891	of	burning	two	stacks	of	rival	rancher	Tom	Ellis’	
hay.	 After	 serving	 a	 three	 years	 jail	 sentence,	 Knox	went	 on	 to	 become	 a	
prominent	Kelowna	citizen,	including	serving	as	president	of	the	Agricultural	
and	Trades	Association	of	the	Okanagan	Mission.	When	he	retired,	he	sold	his	
ranch to Ellis, and the mountain itself was purchased in 1912 by Dr. Benjamin 
deFurlong	Boyce,1	who	ultimately	donated	it	to	the	city	upon	his	retirement	
in	1939,	stipulating	that	196	acres	be	preserved	in	perpetuity	as	a	public	park.	

Early industry
The	Kelowna	Brick	Works,	which	was	located	at	the	foot	of	Knox	Mountain	
(today’s	Knox	Mountain	Metal	Works	site)	and	utilized	the	clay	found	there,	
was	 started	 in	 1905	 by	 Charles	 Harvey	 and	Mr.	 Jackman.	 In	 1910	 Charles	
Clement, a contractor who had arrived in Kelowna ten years earlier, rented the 
business, and later bought it in partnership with Herman D. Riggs, who had 
recently	moved	to	Kelowna	from	Vernon.	The	business	flourished	from	1911	
to	1914,	supplying	its	characteristic	bricks	for	schools,	churches,	businesses,	
and	private	residences.	However,	with	the	economic	crash	of	World	War	I,	the	
brickyard	ceased	operation.	It	was	restarted	about	1919	by	George	Ward	and	
Arthur	Baldock,	and	after	several	years	they	sold	out	to	W.	Haug	and	Sons.	
The	brickyard	shut	down	permanently	in	the	late	1930s.	

The	 neighbourhood	 features	 large	 industrial	 areas,	 which	 were	 sparked	 by	
the	arrival	of	the	Canadian	Northern	Railway	line	from	Kamloops	in	1925.	The	
introduction	 of	 the	 CNR	 shifted	 Kelowna's	 industrial	 district	 north	 and	 east,	
away	from	the	waterfront	where	lake	transportation	had	sited	it	until	that	time,	
to a new centre in the North End, around the yards and spurs of the rail line. 

By	 1930,	 twenty-two	 packing	 houses,	 four	 commercial	 canneries,	 and	
numerous	 other	 industrial	 facilities	were	 clustered	 along	 the	 line,	 creating	
a North End industrial area. An expansion of the industrial lands occurred 
in 1948 as a loop of the rail line was introduced in the area on a northwest 
angle along Brandt Creek, then coming down west of Ellis, which sparked new 
investment and a new cohort of industrial buildings and businesses mostly 
concentrated	along	Weddell	Place.	

1.3 Evolution of the North End
Residential uses
Along Bay and Roanoke Avenues there are a handful of earlier farm houses 
from	 the	 1920s,	 30s	 and	 40s,	 with	 the	 neighbourhood	 later	 infilling	 with	
additional	 working	 class	 single-family	 homes,	 duplexes	 and	 row	 housing	
dating	from	the	1950s	and	60s.

Many of the neighbourhood street names, including Broadway, Cambridge, 
Central,	Kingsway,	Okanagan,	Oxford	and	Roanoke,	were	chosen	by	the	Grand	

1	 Boyce	was	Kelowna’s	first	physician	and	his	practice	spanned	45	years	(1894-1939).	“He	
took	an	active	interest	in	community	affairs	and	donated	large	pieces	of	property	to	charitable	
organizations	and	to	the	City	itself”	(newspaper	notice	of	Boyce’s	death	-	Province	Sep	28,	1945).	
Boyce	had	previously	donated	the	lakefront	parkland,	now	known	as	Boyce-Gyro	Beach	Park,	to	
the Gyro men’s club in 1932 before the City of Kelowna took it over in 1954.

Apple juice plant and railway line, 1953. 
(BCAR	i-27401)
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Trunk	Land	Company	Ltd.,	an	early	BC	real	estate	company	which	acquired	
and	sold	large	parcels	of	land	in	the	early	1910s,	including	in	Kelowna.2 

A	working-class	subdivision,	consisting	predominantly	of	modest-sized	houses	
built	immediately	after	the	Second	World	War	and	the	two	decades	following,	
dominate	the	north	edges	of	the	nieghbourhood.	The	majority	of	houses	are	
‘Wartime	Houses,’	 built	 by	Wartime	Housing	 Ltd.	 in	 response	 to	 veterans’	
housing	 needs	 following	 the	 Second	World	War,	 part	 of	 a	 national	 project	
to	 address	 potential	 housing	 shortages	 and	 unemployment	 following	 the	
demobilization	of	soldiers	and	to	help	promote	post-war	economic	stability.	

Federal	wartime	housing	and	urban	development,	which	occurred	in	several	
cities	such	as	North	Vancouver,	Victoria	and	Kelowna,	was	overseen	in	B.C.	by	
the	Vancouver	architectural	firm	McCarter	and	Nairne.	The	homes	here	are	
likely	the	largest	surviving	and	most	intact	grouping	of	Wartime	Housing	Ltd.	
homes	in	the	province	and	are	an	important	rare	testament	to	this	national	
program.

As	 a	 consequence	of	 highway	development	 in	 the	 region,	 the	CNR	 ceased	
passenger	service	on	its	Kelowna-Kamloops	 line	 in	1967	but	a	commercial/
industrial	 rail	 service	and	yards	were	 in	use	until	1997.	The	surviving	1926	
station	building	at	the	corner	of	Ellis	Street	and	Clement	Avenue	continued	to	
function	as	its	freight	and	express	depot.

A	 local	 school,	Gordon	Elementary,	was	built	on	Walrod	Street3 in the late 
1950s	to	serve	the	large,	new	community	of	families	in	the	Wartime	Houses.	
The	City	purchased	the	school	building	from	School	District	#23	in	May	2005	
for	future	park	purposes.	At	that	time,	the	City	sought	a	suitable	tenant	to	
occupy	 the	buildings	until	 the	property	was	 funded	 for	park	development.	
The	 Justice	 Institute	 of	 British	 Columbia	 (JIBC)	 has	 occupied	 the	 property	
since	2006.4

Manhattan Point
The	Manhattan	Point	neighbourhood	today	consists	of	about	70	properties,	
about	half	of	which	are	on	the	waterfront.	The	earliest	homes	on	the	point	
were	 summer	 cottages	 for	 the	 more	 well-off	 Kelowna	 families.	 The	 1910	
Killkare	Kottage	was	a	vacation	home	run	by	the	then-mayor's	wife,	and	there	
was	at	 least	one	small	 farmstead	with	the	early	farmhouse	still	standing	at	
955	Manhattan	Drive.	

The	 low	elevation	of	 the	neighbourhood	 led	 to	marshy	 conditions	prior	 to	
the	 construction	 of	 a	 drainage	 channel,	 and	 in	 the	 springtime,	 residents	
sometimes	had	to	rely	on	canoes	to	paddle	out	of	the	neighbourhood.	

A sawmill, veneer plant, and box plant were constructed at the entrance to 
Manhattan	Point	in	the	early	1930's	by	S.M.	Simpson	Ltd.	to	respond	to	the	
increasing demand for fruit shipping crates, but it produced a diversity of 
lumber	products.	 The	 sawmill	was	expanded	and	 changed	ownership	over	
the	years,	and	remains	today	as	the	Kelowna	division	of	Tolko	Industries	Ltd.

Parks and recreation

2	 Knowles,	J.B.	Origins	of	Kelowna	Street	names	in	the	The	eighteenth	report	of	the	
Okanagan	Historical	Society	-	1954
3	 Riley	Paul	(Tiny)	Walrod	took	over	the	job	of	William	Vance	as	General/Production	
Manager	of	BC	Fruit	Processors.	He	was	the	first	manager	of	the	Sun-Rype	juice	company.
4	 City	of	Kelowna	Council	Minutes	06	August	2016.

Killkare	Kottage	on	Manhattan	Point,	1913.	
(KPA	#3590)

View	of	North	End	residential	
development,	1968.	(BCAR	i-27380)
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The	North	End	with	its	expansive	undeveloped	flat	marshes	was	the	location	
of	 early	 sports	 games	 and	 recreation	 events	 including	 polo,	 rugby,	 horse	
races,	rodeos	and	ice	skating.	A	formal	civic	recreation	area	was	created	in	
1909	on	today’s	Recreation	Avenue	Park	known	as	the	Exhibition	Grounds.	
These	lands	were	originally	owned	by	the	Agricultural	and	Trades	Association	
and	 purchased	 by	 the	 City	 in	 1909	while	 allowing	 the	 association	 to	 hold	
an	annual	Fall	Fair	there.	The	grounds	included	the	Kelowna	Exhibition	Hall	
(opened	 in	 1913,	destroyed	by	fire	 in	 1957,	but	which	was	 also	used	as	 a	
gymnasium	and	hosted	roller	skating	and	basket	ball	games)	and	a	horse	race	
track,	followed	by	the	badminton	hall	a	baseball	diamond	and	ultimately	a	
curling rink.

Brandt Creek 

The	 creek	 runs	 through	 the	 northern	 industrial	 area,	 which	 was	 a	 low	
marshlands prior to development. During the depression a hobo camp grew 
along Brandt Creek and near the lake of men who arrived riding the train in 
search	for	work.	Due	to	changes	in	railway	operations	in	Kelowna,	the	lands	
west	 of	 Ellis	 Street	 between	Water	 Street	 and	 Manhattan	 Drive	 were	 no	
longer	needed	as	a	rail	yard	after	1997.	

These	lands	were	redeveloped	by	the	Canada	Lands	Company	(CLC)	between	
1997	and	2002.	The	redevelopment	included	removal	of	contaminated	soils	
from	the	site,	and	restoration	of	Brandt's	Creek,	which	was	formerly	confined	
to culverts and ditches across the site. 

The	restoration	of	Brandt	Creek	was	a	critical	part	of	the	process,	with	a	local	
environmental	group,	the	Friends	of	Brandt's	Creek,	lobbying	to	see	the	creek	
brought	back	 to	 life	and	participating	 in	 the	work.	Today,	Brandt's	Creek	 is	
part of the city's Linear Park Master Plan.

Archival photographs show the shoreline along the North End as marshy with 
reeds lining the beaches.

View	of	Brandt	Creek.
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2: HERITAGE VALUES
Between lake and mountain
Primarily	 bounded	 by	 Knox	 Mountain,	 a	 low	 vegetated	 bluff,	 Okanagan	 lake	
and	 Sutherland	 Bay	 Park,	 the	 North	 End	 is	 distinctive	 for	 its	 flat	 topography	
that	 allowed	 the	 development	 of	 industrial,	 transportation	 and	 residential	
uses.	Natural	history	 features	 such	Brandt	Creek,	a	 sensitive	ecosystem	and	a	
riparian	management	area,	Okanagan	Lake,	and	the	native	vegetation	found	in	
the	Ponderosa	Pine	biogeoclimatic	zone	provide	clues	about	 the	area's	native	
landscape.	While	the	neighbourhood's	original	estuary	and	riparian	ecosystems	
were	highly	impacted	by	development,	recent	efforts	to	daylight	and	rehabilitate	
Brandt Creek and reconstruct the wetlands at the mouth of the creek provide both 
important	habitat,	as	well	as	recreational	and	nature	education	opportunities.	

Industrial precinct
The	industrial	and	agricultural	history	of	the	North	End	is	valued	as	an	important	
contribution	 to	 its	 character.	 Its	 location	 on	 Okanagan	 Lake	 and	 bisected	 by	
Brandt	Creek	provided	the	opportunity	for	the	water	supply	and	transportation	
needs for sawmilling, brickmaking, farming, orcharding, ranching, winemaking 
and	other	enterprises.	Flat	 land	and	access	 to	water	 transportation	 routes	on	
the lake facilitated the development of the Canadian Northern Railway and the 
presence	 of	 log	 booms	 to	 feed	 the	 sawmill.	 The	 railway,	 in	 turn,	 created	 the	
impetus	for	packing	houses,	canneries	and	numerous	other	industrial	facilities.	
Today,	emerging	small	retail	is	mixed	with	larger,	still-viable	industrial	uses.	

Occupying the land
The	North	End's	Indigenous	history	is	significant	as	part	of	First	Nations	use	of	the	
land	for	hunting,	gathering	and	fishing,	with	two	traditional	villages	are	to	have	
existed	on	the	east	side	of	Okanagan	Lake.	The	area	is	valued	as	a	place	of	as	yet	
untold history and stories of the Indigenous presence here.

The	North	End	neighbourhood	is	important	for	its	residential	history.	While	there	
were	some	early	pockets	of	residential	construction	dating	from	the	1920s	and	
30s,	the	primary	value	of	the	two	residential	areas	of	the	neighbourhood	is	as	a	
representation	of	a	federal	 initiative	to	create	affordable	housing	for	returning	
World	 War	 II	 veterans	 and	 their	 families.	 The	 majority	 of	 the	 houses	 were	
constructed	 by	Wartime	 Housing	 Ltd.	 from	 designs	 by	 prominent	 Vancouver	
architectural	firm	McCarter	Nairne.

The	 residential	 communities	of	 the	North	End	are	distinctive	 through	 the	use	
of	 three	Wartime	 designs,	 all	 constructed	 of	modest	 proportions	 and	 simple	
materials,	 yet	 designed	 to	 easily	 incorporate	 future	 additions.	 Houses	 and	
apartment	 complexes	 from	 the	 1950s	 and	 1960s	 align	 with	 this	 affordable,	
practical	approach.	The	area	is	important		for	the	anomaly	of	Manhattan	Point,	an	
area	originally	home	to	recreational	cottages,	now	with	its	own	distinct	character.

Diverse culture and community
The	North	 End	 is	 important	 for	 its	 cultural	 and	 neighbourhood	 cohesiveness,	
recreational	opportunities	and	sense	of	community.	Early	immigrants	attracted	
to	the	neighbourhood	for	its	farming	and	industrial	opportunities,	such	as	those	
from	Italy	and	elsewhere,	create	a	distinct	culture.	The	walkable	nature	of	many	
parts	of	the	neighbourhood	and	the	availability	of	parks	and	other	recreational	
amenities	represent	a	distinct	sense	of	community.

Aerial	of	the	North	End	in	the	late	1940s.	
(KPA	#4546)

Horse racing at Kelowna fairgrounds at the 
base	of	Knox	Mountain,	1938.	(KPA	#6339)
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Aerial	view	of	the	North	End	neighbourhood,	2000.

Kelowna	from	Knox	Mountain,	c.1920.	(KPA	#923)
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3: NEIGHBOURHOOD 
CHARACTER

3.1 Neighbourhood characteristics 
The	North	End	is	a	diverse	cultural	landscape	with	a	number	of	characteristics	
that contribute to its character within the city, and which are documented 
below.	 The	 relationships	 between	 these	 features	 assist	 in	 illustrating	 and	
understanding	the	distinctive	character	of	the	North	End,	which	is	essential	to	
consider	when	planning	for	its	future	evolution	and	use.

a. Evidence of land use

• Residential	uses,	in	particular,	those	related	to	the	provision	of	wartime
housing.

• Mixed industrial and former agricultural uses including ranching and saw-
milling	supported	by	proximity	to	Okanagan	Lake	for	transport	and	Knox
Mountain and other surrounding landscapes for range.

• Ongoing,	diverse	industrial	uses	such	as	fruit	and	fruit	juice	packing,
winemaking, metal and concrete works, and a range of smaller industrial
enterprises.

• The	neighbourhood	has	a	number	of	park	and	recreational	spaces	includ-
ing:
• Knox Mountain Park
• Sutherland Bay Park
• Walrod	Park
• Sunset Drive Park
• Jack	Brow	Park
• Recreation	Avenue	Park

• Institutional	uses	that	include	multi-unit	housing	for	older	residents	and
the	Justice	Institute	located	in	the	former	Gordon Elementary School.

• Informal land uses such as community gardens and retail use in Knox
Mountain Market.

b. Evidence of traditional practices

• At	least	one	known	archaeological	site,	DlQu-23	(reported	in	1979),	a
wave	cut	bench	at	the	toe	of	Mt.	Knox	and	classified	as	an	artifact	scatter.1

c. Land patterns

• Distinct	areas	of	land	use	and	character,	including	residential	subdivisions
and park land.

• Still	distinguishable	land	patterns	from	past	land	uses,	such	as	streets,
railway	tracks,	sawmill	site,	orchard	lands	and	farm	fields.

• The	isolation	of	Manhattan	Point	by	a	buffer	of	industry	and	parkland
from	the	other	residential	areas,	and	its	early	use	for	farming	and	as	a
place	for	recreational	cottages.

1	 https://www.kelowna.ca/sites/files/1/docs/roads-transportation/comc_archeologi-
calimpactassessment.pdf

View	of	Simpson	Mill	and	Knox	Mountain	in	
the	1940s.	(KPA	#10899)
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• Expressions	of	traditions	from	other	cultures,	such	as	the	settlement,
land ownership, farmlands and winemaking associated with early Italian
immigrants.

• Associations	with	Indigenous	occupation	and	use,	and	potentially	oral
traditions	connected	to	the	land.

d. Spatial organization

• Distinctive	street	grids	of	the	two	prominent	residential	areas	with	east/
west	and	north/south	grid	orientation	respectively.

• Angled	street	grid	and	beach	access	pathways	at	Manhattan	Point.

• Existence	of	back	lanes	in	residential	areas.

• Nine-metre	street	widths	with	wide	gravel	shoulders.

• Siting	of	individual	houses	facing	each	street	within	the	residential	areas,
presence of front yards and the more or less regular spacing of side yards
in between them.

• Infill	and	ancillary	buildings	in	back	lanes.

• Streets that end at geographical features, such as Knox Mountain, the
bluff	and	Okanagan	Lake.

• The	diagonal	route	of	the	former	drainage	canal	and	Brandt	Creek.

• Traces	of	functional	relationships	for	industry	and	residential	uses,	such	as
railway tracks, traces of former tracks, gravel road edge drainage ele-
ments, the straight length of the Brandt Creek drainage canal, fence lines,
access roads and others.

e. Visual relationships

• Significant	views	of	Knox	Mountain	and	the	lower	bluff	from	within	the
residential	areas.

• Views	that	include	foreground	(streets,	buildings,	yards),	middle	ground
(along	streetscapes,	buildings	on	the	bluff,	parks,	industrial	features)	and
background	elements	(downtown,	Okanagan	Lake,	Knox	Mountain).

• Visual	relationships	between	residential	buildings	evident	in	their	relative-
ly similar scale and regular spacing within the landscape.

f. Circulation

• Major	streets	that	outline	the	edges	of	the	neighbourhood	such	as	Trench
Place,	Weddell	l	Place,	Ellis	Street,	Richter	Street,	Manhattan	Drive	and
Recreation	Avenue.

• Streets	with	and	without	sidewalks,	and	without	traditional	curb	and	gutter.

• Neighbourhood access to Knox Mountain trails.

g. Ecological features

• The	North	End,	as	with	all	of	Kelowna,	is	located	within	the	Okanagan	Very
Dry Hot Ponderosa Pine variant, PPxh1.

• Reconstructed wetlands in the estuary at Rotary Marsh Park that
filters	water	prior	to	entering	Okanagan	Lake	and	provides	a	place	for
understanding the importance of marshland ecosystems.

• Brandt	Creek	riparian	management	area	(identified	as	a	sensitive	ecosystem).
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h. Vegetation

• Riparian	and	estuarine	vegetation	associated	with		Brandt	Creek	and
Rotary Marsh Park.

• Deciduous	and	coniferous	street	tree	planting	with	a	selection	of	similar/
repeating	species	on	each	street.

• Variety	of	front	yard	planting,	including	lawn,	shrubs,	flowering	plants,
vines and vegetables.

• Vegetation	such	as	lawn	and	trees	associated	with	the	area's	many	parks.

• Cultivated	landscapes	such	as	community	gardens.

• Back	lane	planting	and	gardens.

i. Landforms

• Significant	landforms	of	Knox	Mountain	and	the	lower	bluff	that	create	a
distinct	vertical	plane	along	the	northeast	edge	of	neighbourhood.

• Generally	flat	ground	plane	sloping	to	Okanagan	Lake	that	facilitated
industrial	and	residential	land	uses.

j. Water features

• Okanagan	Lake	as	the	western	border	of	the	neighbourhood,	current
recreational	use	and	former	use	for	shipping	and	log	storage.

• The	former	drainage	canal	and	Brandt	Creek	that creates both an urban
water feature and provides riparian habitat.

k. Built features

• Residential	housing	types	that	generally	fall	within	one	of	three
standardized	wartime	house	patterns	and	subsequent	modest,	vernacular,
working-class	designs.

• Newer	housing	of	a	variety	of	styles,	some	of	which	are	compatible	within
the	existing	residential	areas	and	others	that	are	not.

• Industrial	buildings	and	structures,	including	large-scale	buildings	like	the
Sun-Rype	plant	and	many	horizontal,	one-storey	industrial	enterprises.

• Small-scale	features	such	as	a	variety	of	fence	types,	mailboxes,	address
signs,	wayfinding	signs,	murals,	play	equipment	etc.

l. Infrastructure

• Many	types	of	infrastructure,	large	and	small-scale	specifically	associated
with the area's past and current industrial uses.

• Streetlights,	gravel	drainage	areas,	nine-metre	street	width,	distinctive
catch	basins	in	the	residential	areas.

• Sidewalks/no	sidewalks	on	some	residential	streets,	and	the	walking	and
cycling route along Brandt Creek.

m. Intangible elements

• Evidence	of	multi-cultural	populations	past	and	present	found	in	place	and
street	names,	written	documentation	and	oral	traditions.
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3.2 Mapped Characteristics, Places and Features
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3.3 Some North End heritage resources

Address Name Heritage status/significance Image
Wave-cut	
bench at the 
toe of Mt. 
Knox

DlQu-23 Known archaeological site in the North End, reported in 
1979	and	classified	as	an	artifact	scatter.1 

520	Clement	
Avenue

Canadian 
National	
Railway	Train	
Station

Protected	 by	 the	 Federal	 Heritage	 Railway	 Stations	
Protection	Act	in	1991	and	by	a	municipal	designation	
bylaw	no.	10268	in	2009.

Built in 1926, it is valued both as the primary and last 
surviving built feature associated with the Canadian 
National	Railway	(CNR)	line’s	arrival	in	Kelowna	in	1925	
which	both	stimulated	the	local	economy	and	created	
the North End Industrial District.

567	Okanagan	
Boulevard

Wartime	
Housing	Type	
#	1	-	Kennedy	
House

Listed on the city of Kelowna Heritage Register. 

Built	in	1946	it	represents	one	of	three	Wartime	
Housing	Ltd.	standardized	house	patterns	in	the	
North	End,	constructed	en	mass	to	provide	affordable	
housing	for	returning	veterans.	This	house	design	
is shared with nine other houses on this block of 
Okanagan	Boulevard	and	eight	on	the	500-block	of	
Oxford	Avenue.

507	Oxford	
Avenue

Wartime	
Housing	Type	
#2	-	Watson	
House

Listed on the city of Kelowna Heritage Register. 

Was	listed	as	a	representative	of	a	Wartime	Housing	
Ltd. house type but has recently been renovated to a 
new	design	rendering	the	original	unrecognizable.

574	Okanagan	
Boulevard

Wartime	
Housing	Type	
#3	-	Avender	
House

Listed on the city of Kelowna Heritage Register. 

Built	in	1946	it	represents	one	of	three	Wartime	Hous-
ing	Ltd.	standardized	house	patterns	in	the	North	End	
that	provided	affordable	housing	for	returning	veter-
ans.	Great	example	of	larger	infill	coach	house	that	of-
fers	densification/development	without	compromising	
the	original	scale	and	design	of	the	Wartime	House.

955 
Manhattan	
Drive

Listed on the City of Kelowna Heritage Inventory.

This	building	is	an	early	Manhattan	Point	farmhouse	and	
is	valued	for	representing	the	few	full-time	residences	
that	 stood	on	what	was	otherwise	 a	 summer	 cottage	
area.

1	 Artifact	scatters	are	the	most	common	archaeological	remains	in	the	Okanagan	Valley,	and	are	comprised	of	clusters	of	(usually)	stone	
artifacts,	including	expedient	or	formed	tools	and	the	waste	products	of	tool	manufacture	(debitage).	Most	artifact	scatters	represent	transitory	use	
of	the	landscape,	and	are	often	associated	with	the	exploitation	of	particular	resources.
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Address Name Heritage status/significance Image
930	Bay	
Avenue

Kelowna Brick 
Works	kiln	
building (Now 
Knox Mountain 
Metals)

Listed on the City of Kelowna Heritage Inventory.

Built	 in	 1905,	 this	 building	 is	 a	 surviving	 part	 of	 a	
collection	 of	masonry	 structures	 that	 constituted	 the	
Kelowna	 Brick	 Works.	 This	 local	 brickworks	 predates	
any other structure in the North End, and was the main 
supplier for Kelowna’s downtown brick buildings. 

The	 structure	 itself	was	 constructed	with	 bricks	 from	
Clayburn B.C. before it began to produce its own. 
Located at the foot of Knox Mountain, the brickworks 
utilized	the	native	clay	found	there.

The	 Kelowna	 Brick	 Works	 was	 established	 in	 1905	
by	 Charles	 Harvey	 and	 his	 partner,	 Mr.	 Jackman.	
Contractor Charles Clement rented the business in 
1910,	and	 later	bought	 it	 in	partnership	with	Herman	
D. Riggs.	The	business	flourished	from	1911	to	1914	as
Clement	Riggs	Ltd.,	supplying	its	characteristic	bricks	for
schools, churches, businesses, and private residences in
Kelowna.

World	War	 I	 saw	 the	 building	 bubble	 burst,	 and	 the	
brickyard	 ceased	 operation.	 It	 was	 restarted	 around	
1919	by	George	Ward	 and	Arthur	 Baldock,	who	 after	
several	years	sold	the	business	to	William	Haug	&	Sons.	

The	brickyard	finally	shut	down	permanently	in	the	late	
1930s.	Any	surviving	buildings	were	being	dissembled	
by	Reclaimed	Elements	in	the	summer	of	2021.

551, 663 
Recreation	
Avenue and 
1098	Richter	
Street

Recreation	
Park

Originally	 known	 as	 the	 Exhibition	 Grounds	 and	
acquired	by	the	City	of	Kelowna	from	the	Agricultural	
and	 Trades	 Association	 in	 1909,	 the	 site	 extended	 to	
Bay Avenue and included a ‘half mile’ race track, a ball 
ground	 (lacrosse,	 baseball,	 soccer	 and	 polo),	 and	 an	
Exhibition	Hall	(1913-1957).	

Later known as Knox Mountain Gyro Park, this site 
was	 home	 to	 the	 Fall	 Fair	 (until	 the	 1930s),	 Kelowna	
Stampede	rodeo	(1944-1948),	and	a	variety	of	sporting	
events from the early English ball sports to roller 
skating,	 basketball,	 badminton,	 baseball	 and	 curling.	
Elks Stadium and Badminton Club Hall were built in 
1950,	Curling	Club	built	in	1978	and	Elks	Stadium	moved	
to current site this same year.
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Address Name Heritage status/significance Image
1165 Ethel 
Street

Sun-Rype	
Apple	Juice	
building

Sun-Rype	was	founded	as	BC	Fruit	Processors	Ltd.	by	the	
BC	Fruit	Growers	Association	as	a	profitable	alternative	
to	use	sub-grade,	cull	apples	which	would	otherwise	be	
thrown	out	and	as	a	non-perishable	wartime	product	
with good shelf life. 

The	 apple	 juice	was	 named	 Sun-Rype,	 and	 the	 brand	
registered	 in	 the	 1940s.	 By	 the	mid	 1950s,	 Sun-Rype	
had become a household name in western Canada, 
resulting	in	the	company	renaming	itself	in	1959	to	Sun-
Rype Products Ltd. 

In	 its	 first	 few	 decades,	 Sun-Rype	 functioned	 as	 a	
cooperative	 and	 distributed	 annual	 profits	 to	 the	
thousands	of	 local	members	of	the	B.C.	Fruit	Growers	
Association.	 This	 building	 was	 erected	 in	 1946	 by	
Okanagan	 Fruit	 Juices	 Ltd.	 who	 were	 bought	 out	 in	
1948. A later canning facility is connected via a bridge 
over the former train tracks.

990	Richter	
Street

Crown 
Zellerbach 
Building

Crown	Zellerbach	Canada	Ltd	(Southern	Interior	Wood	
Products)	 purchased	 the	 business	 holdings	 of	 S.M.	
Simpson	Ltd.	 in	1965.	Their	Kelowna	offices	and	plant	
were	at	this	location	starting	in	1960.

826-880
Vaughan
(formerly	1100
Ethel	Street)

Kelowna 
Growers 
Exchange 
Building

The	 Kelowna	 Growers'	 Exchange	 has	 the	 distinction	
of	being	one	of	the	 largest	fruit	packing	operations	 in	
the	Okanagan	and	one	of	 the	oldest	 co-ops	 in	British	
Columbia.	 This	 building,	 dating	 from	 1950	 or	 1951	
represents	 the	 second	 and	 larger	 location,	 which	
corresponds with the expansion of the North End 
industrial area in 1948.

825	Walrod	
Street

Gordon 
Elementary 
School building 
(Now the 
Justice	Institute	
of	B.C.)

Elementary	 school	 constructed	 in	 the	 late	 1950s	 to	
serve the many new families introduced into the North 
End	 n	 neighbourhood	 since	 the	 end	 of	World	War	 II.	
Later	became	a	French	immersion	school	-	Ecole	L'Anse	
Au	 Sable	 which	 was	 still	 operating	 in	 2001.	 The	 City	
purchased the school building and grounds from School 
District	#23	in	May	of	2005	for	future	park	purposes.
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Address Name Heritage status/significance Image
857 Ellis Street Newton’s 

Grocery (Now 
Knox Mountain 
Market)

Opened	in	1936	by	Edward	and	Eliza	Newton	who	lived	on	
site, this historic neighbourhood grocery store shows the 
existence of enough farm and summer residences on Bay 
Avenue	and	Manhattan	Point	 to	 justify	a	 local	 shop.	 It	 is	
valued	for	its	continuous	local	use	and	popularity	over	the	
decades	as	well	as	for	representing	one	of	the	last	(if	not	
the	last)	independently-owned	grocery	stores	in	Kelowna.	
Associated	with	 the	Wiggleworth	House	 at	 557	Roanoke	
Avenue	where	the	second	generation	shop	owners	resided.

603	and	621	
Roanoke 
Avenue

Fortunato	and	
Guiseppina 
Dal	Col	Farm	
Houses

Likely	 the	 earliest	 residential	 property	 in	 the	
neighbourhood, two modest houses stand on three lots, 
the remnants of the Dal Col farm established at the foot 
of	Knox	Mountain	around	World	War	I.	Associated	with	
the early Italian immigrants of Kelowna and part of a 
cluster	of	Italian-Canadian	families	that	settled	along	Bay	
and	Roanoke	Avenues	in	the	1920s	and	1930s.	The	Dal	
Col’s	son,	Charles	of	603	Roanoke,	had	an	entire	career	
as	foreman	at	the	S.M.	Simpson	Mill	on	Manhattan	Point.

737 Bay 
Avenue

Carmine and 
Ida Rantucci 
House

A	pre-1940	home	erected	before	the	Wartime	Housing	
development of the North End. Associated with the 
early Italian immigrants of Kelowna and contributes to 
a	cluster	of	Italian-Canadian	families	that	settled	along	
Bay	 and	Roanoke	Avenues	 in	 the	1920s	 and	1930s	 in	
the North End.

807	Bay	
Avenue

Albert	&	Annie	
Ashworth 
House

A	pre-1940	home	erected	before	the	Wartime	Hous-
ing development of the North End. Contributes to a 
cluster	of	families	that	settled	along	Bay	and	Roanoke	
Avenues	in	the	1920s	and	1930s	in	the	North	End.

557 Roanoke 
Avenue

Arthur	&	Annie	
Wiggleworth	
House

The	proprietors	of	Newton’s	Grocery	(Knox	Mountain	
Market)	up	until	the	mid-1950s	(Annie	was	born	a	
Newton).	pre-1940	home	erected	before	the	Wartime	
Housing development of the North End. Contributes 
to	a	cluster	of	families	that	settled	along	Bay	and	
Roanoke	Avenues	in	the	1920s	and	1930s	in	the	North	
End.

845	Jones	
Street

Okanagan	
Manor

1966	affordable	rental	complex	with	good	privacy	
and access to outdoors, surrounded by community 
gardens.
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Address Name Heritage status/significance Image
1125 Richter 
Street

Calona	Wines Of	Provincial	significance,	Calona	Wines	was	the	
very	first	commercial	winery	in	Kelowna	and	in	BC	
and can be traced back as the true start of BC’s wine 
industry.	The	company	survives	today	under	the	name	
Calonba	Vineyards	and	is	associated	with	its	three	
local	founders,	Guiseppe	Ghezzi	and	Cap	Capozzi	of	
the	Italian	community,	and	grocer	W.A.C.	Bennett	who	
would become BC’s premier.

They	opened	Domestic	Wines	and	By-Products	Co.	in	
1932,	but	changed	the	name	to	Calona	Wines	in	1936.	
The	winery	was	originally	located	on	the	waterfront	
but relocated to this vast, modern site on Richter in 
1951 as part of the 1948 expansion of the North End 
industrial	area	where	it	continues	today.
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3.4 Recommended actions for North End heritage 
 resources
1. Add the above listed heritage resources to the Kelowna Community

Heritage Register. Conduct further research on each one for the purposes
of	creating	a	Statement	of	Significance	(SOS).	Install	interpretive	signs	or
markers in front of all North End heritage resources similar to those found
other	neighbourhoods	(see	photo	example	from	770	Lawrence	Street)

2. Continue	 to	 accept	 nominations	 or	 suggestions	 for	 additional	 heritage
resources	 in	 the	 North	 End,	 if	 and	 when	 new	 historic	 information
is	 uncovered.	 Survey	 industrial	 buildings	 and	 areas	 in	 particular	 for
additional	important	historic	places.

3. Any	 listed	 heritage	 resource	 that	 comes	 forward	 for	 a	 renovation	 or
development	 permit	 should	 be	 flagged,	 and	 handled	 with	 special
attention,	with	 the	objective	of	 to	 conserving	 its	 heritage	 value	as	per
the	Statement	of	Significance,	perhaps	offering	a	Heritage	Revitalization
Agreement	 to	 enable	 development	 incentives	 while	 conserving	 the
resource’s	 heritage	 value	 and	 adding	 legal	 protection	 in	 return	 for	 the
incentives.

4. As	507	Oxford	was	 irreversibly	modified	since	 it	was	 listed	on	the	CHR,
propose	to	remove	it	from	the	CHR	and	replace	it	with	512	Oxford	(directly
opposite)	as	a	good	surviving	example	of	Wartime	Housing	Type	#2.

5. 5. As the North End contains perhaps the largest and most intact
surviving	 collection	 of	 Wartime	 Housing	 Ltd.	 in	 BC	 and	 their	 value	 is
expressed	in	complete	streetscapes	or	groupings,	representing	the	mass
effort	 to	 provide	 veteran	 housing	 at	 the	 time,	 it	 is	 suggested	 to	 add
additional	 individual	 and/or	 groupings	 of	 Wartime	 Houses	 to	 CHR	 or
offer	an	incentives	program	to	Wartime	Housing	property	owners	for	the
development	of	a	coachhouse	in	return	for	conservation	and	protection
of	their	Wartime	house.

6. Implement	the	recommendations	for	interpretation	and	awareness	of	the
North	End’s	Wartime	Housing	subdivision	as	per	the	September	29,	2010
Memo	to	City	Manager	titled	“Heritage	Interpretation	and	Recognition”
which	includes	several	specific	action	items	for	the	North	End.

7. City to consider a heritage project at the Gordon Elementary School site
which would conserve and protect the school building and ground but
allow	for	adaptive	reuse	and	sensitive	development	of	the	site.

8. A design response for new development should be one that derives
from	 and	 responds	 to	 the	 characteristics	 found	 in	 the	 neighbourhood
and	site	description.	The	design	response	should	 include	an	evaluation
of	how	these	identified	features	or	characteristics	of	the	neighbourhood
influence	the	design.

9. Consider	 retention	 zoning	 for	 the	 distinctive	 residential	 and	 industrial
areas	of	 the	North	End	with	 the	objective	of	conserving	both	 the	uses
and the form.

Heritage	register	interpretive	sign	
example	at	770	Lawrence	Street.
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North End Plan Background Study Appendix 2: Existing City of Kelowna Plans & Policies Review 

North End Neighbourhood Plan: Existing Policy Sources 

Details of the existing North End policy direction, summarized in the Background Report, are provided below.  

These existing plans and strategies create a preliminary policy framework for the detailed planning process of 

the North End Neighbourhood Plan.   

Imagine Kelowna and OCP 2040 

Imagine Kelowna and the draft 2040 Official Community 

Plan (OCP)1 provide the future growth framework for the 

community. The Imagine Kelowna vision and the OCPs 

pillars will direct the North End’s neighbourhood plan 

process.   

Imagine Kelowna (IK) establishes the community vision 

for the future of Kelowna. It is framed around the four 

principles of responsible, connected, collaborative and 

smarter.  As seen in Figure 1, sixteen goals identify how 

to achieve IKs vision of:   

“In 2040, Kelowna is a thriving mid-sized city that 

welcomes people from all backgrounds.  We want to 

build a successful community that honours our rich heritage and also respects the natural wonders that 

contribute to our identity.  As a place with deep agricultural roots, Kelowna understands the need to protect our 

environment, manage growth and be resilient as our future unfolds.” 

The draft 2040 OCP elaborates on Imagine Kelowna, providing 

the strategic direction for how and where Kelowna will grow.  

The OCP’s 10 Pillars (Figure 2) guide policy direction.  

Policy direction to be considered in the North End Neighbourhood Planning process includes: 

 
1 The draft 2040 Official Community Plan provided guidance rather than the 2030 OCP, as at the time of writing it was 
nearing adoption 

Policy Summary Policy Reference 

Incorporate climate resiliency  into planning, decision-making, and outcomes, 
supporting City-wide efforts to transition to renewable energy, support zero-
emission transportation, invest in ecosystem services, reduce water usage, and 
incorporate naturalized infrastructure services.  

12.1, 
12.6,12.7,12.10,13.3 

Foster neighbourhood equity and inclusivity to promote the fair distribution of 
opportunities, power and resources to meet the needs of all citizens.  Advance 
relationships and reconciliation with the syilx/Okanagan community.   

9.1, 9.2, 9.4, 5.4.3, 
5.11.1 

Densify the Urban Core, which contains the North End, offering diverse housing 
types and tenures. Future residential development in the North End will focus 
primarily on ground-oriented infill that is sensitive to existing context.   

5.3.1, 5.3.2, 5.3.6, 
5.11.1, 5.11.2, 
5.11.3 

Figure 1:  Imagine Kelowna Vision 
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Figure 2:  OCP 2040 Pillars 

 

Increase density along Transit Supportive Corridors, including Clement Avenue. 
Scale and density will transition and increase closer to Clement Avenue, where lot 
consolidations will be supported, to continue to develop to support increased 
transportation options. Neighbourhood-scale commercial uses accessible by walking 
can be supported at major intersections within Transit Supportive Corridors in the 
North End.   

4.9.2, 5.3.2, 5.3.6, 
5.3.8, 5.6.1 

Include housing forms that are suitable to a range of incomes, life stages, and family 
sizes, including rental. The neighbourhood will include safety-net supports and 
services.  

5.4.2, 5.4.3, 5.11.1, 
5.11.2, 5.11.3, 5.12, 
5.13 

Direct medium and high-density development to the Downtown or other urban 
centres.  

4.1.6 

Identify and protect industrial lands within the North End. Increase employment 
density. Discourage commercial storage however, support specialty retail, where it 
supports industrial land uses including production and manufacturing.    

5.8.1, 5.8.2, 5.8.3 

Encourage walkability by facilitating pedestrian connectivity throughout the North 
End neighbourhood. Major streets will incorporate multi-modal transportation 
options to connect to the downtown and other neighbourhoods, while local streets 
will be safe and comfortable. Parking and curb space will be managed.  

- 5.14, 5.15, 5.16, 
5.18, 10.2.9 

Identify, conserve and/or protect historic aspects of the neighbourhood. 11.4 

Pursue public waterfront access in new developments as waterfront linear park 
dedication along Okanagan Lake is a priority.  Publicly accessible open space and 
public amenities, as well as measures to activate the public space along the 
waterfront, will be identified.   

4.1.10, 10.4.2, 
10.4.3, 10.4.4, 
10.4.5, 10.4.8 

Protect, preserve, restore and enhance North end biodiversity, with particular 
attention paid to the Okanagan Lake foreshore and the preservation and 
enhancement of biodiversity, the urban forest, and environmentally sensitive areas 
(ESA). 

14.2, 14.3, 14.4,14.5 
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DRAFT 2040 Transportation Master Plan 

To coordinate land use and transportation planning, the draft Transportation Master Plan (TMP) was developed 

in tandem with the draft 2040 OCP.  The TMP supports implementation of transportation-specific objectives and 

capital projects with the ultimate vision of connecting the people and places of Kelowna with diverse 

transportation options to transition from a car-centric culture.  This is set out in 12 goals: 

1. Improve travel choices  

2. Optimize travel times  

3. Enhance travel affordability  

4. Foster a growing economy  

5. Enhance urban centres  

6. Be innovative and flexible  

7. Improve safety  

8. Protect the environment  

9. Ensure value for public investment  

10. Improve health  

11. Promote inclusive transportation  

12. Support livable communities  

The following draft TMP policies will influence the planning and development of the North End Neighbourhood: 

 

Policy Summary Policy Reference 

Support walkable and bikeable neighbourhoods that are safe. Safe routes to school 
will be incorporated into road design and maintenance.   

1.4, 1.6, 1.7, 4.2, 
4.3, 7.5 

Invest in transit, particularly along Transit Supportive Corridors, to improve this 
alternative travel mode with more frequent service, improved/additional bus stops, 
improved service in densifying neighbourhoods, and improved accessibility.    

3.1, 3.2, 3.3, 3.4, 
3.5, 3.9, 3.12,  

Efficiently use roads to improve connectivity. Neighbourhood Streets will be 
designed to reduce speeding.  Sharing costs with developers, redevelop roads 
without curbs with curbs/drainage and boulevard landscaping.       

5.1, 5.2, 6.1, 6.8, 
6.15,  

Support transportation modes other than the car with shared mobility programs. 7.3, 7.4 
 

3.0 Urban Centres Roadmap, Civic Precinct Plan, Downtown Plan 

This trio of documents identifies how the City’s five Urban Centres, and the Downtown, will develop. As a small 

portion of the Downtown Urban Centre is within the North End area, the Plan will need to address a sensitive 

transition between the two areas. Key direction from each of these documents includes:  
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Urban Centres 
Roadmap 

The Urban Centres Roadmap builds on the Imagine Kelowna vision. It informed the 
draft 2040 OCP growth strategy by identifying the City’s five major centres - Downtown, 
Capri-Landmark, Pandosy, Rutland, and Midtown - where the focus of growth will be.  
 
The area of the North End that is part of the Downtown Urban Centre is expected to 
contain large scale medium and high-density development, distinct compared to the 
remainder of the North End.   
 
Despite the focus on urban centres, all six Urban Centres Roadmap principles can be 
applied to the entire North End Neighbourhood:  

- Principle 1: Mix it Up  
- Principle 2: Places for People Principle  
- 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 

Civic Precinct Plan The Plan area for the Civic Precinct Plan ends at Clement and the laneway east of Ellis.  
Most of the land within this plan area, west of Ellis, is owned by the City of Kelowna.  
This area provides cultural, community, and civic amenities to visitors and residents, 
and is within close proximity to the North End neighbourhood.   
 
East of Ellis Street are privately owned lands, which the Civic Precinct Plan identifies for 
additional community amenities, commercial spaces, and a diversity of public servicing 
businesses which will serve both as amenities and as a destination for existing and 
future North End residents.   
 
Undeveloped lots on civic land are expected to be redeveloped to mixed uses with 
additional retail and amenities.    

Downtown Plan The Downtown Plan is a 10 year strategic action plan (beginning in 2012) which 
encompasses the lands within the Civic Precinct Plan, as well as lands west of Ellis to 
Richter Street, between Clement and Harvey.  The plan outlined a number of key 
projects, including Bernard Avenue revitalization, zoning updates, Stuart Park 
completion, and tax incentives to spur development.  Many of these actions are 
completed or in progress.  
 
Additional ongoing initiatives include measures to attract office and conference centre 
development, improving safety and parking management, and waterfront public realm 
improvements.   

 

2020 – 2025 Cultural Plan, and Cultural Facilities Master Plan 

The 2025 Cultural Plan sets priorities for the enhancement of cultural vitality and community spaces with actions 

to foster an improved, inclusive, and resilient arts and culture sector.   Many of the strategies within the Cultural 

Plan are ongoing or operational and support arts and culture activities and amenities in the North End.  Specific 

Cultural Plan objectives to consider in the North End planning process include: 

Policy Summary Policy Reference 
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Increase resource contribution in cultural infrastructure.  Re-think how 
community space can be created, incorporating the needs of cultural 
programming into development or redevelopment of indoor and outdoor 
spaces. 

Cultural Plan Goals 1 – 2; 
Cultural Facility Master Plan 
Recommendations 1 and 3 

Identify, preserve and protect the community’s heritage assets including 
natural landscapes; animate community spaces with public art.   

Cultural Plan Goal 3 

Commit to developing new facilities that understand current and future 
needs.   

Cultural Plan Goal 4, Cultural 
Facility Master Plan 
Recommendation 2 

 

Healthy City Strategy  

The Health City Strategy is a suite of documents focusing on quality of life, healthy spaces and places, and 

community health. These plans direct how development in the North End Neighbourhood needs to address 

human health, climate change, and inclusivity through the built and natural environments. 

Community Climate 
Action Plan (CCAP) 

CCAP actions, many of which are completed or in progress, are implemented City-
wide to reduce greenhouse gas emissions from buildings, transportation, and waste.  
As the North End develops, it will be necessary to consider improved building energy 
efficiency regulations and opportunities for alternative transportation.   
 
 

CoK Housing Needs 
Assessment & 
RDCO Regional 
Housing Needs 
Assessment 

32% of households in Kelowna currently rent, and half of these households are 
spending more than 30% of their income on housing. Low vacancy rates, high un-
affordability, and constrained supply point to the need for more rentals.  Further, A 
growing seniors population requires more adaptable units. North end planning must 
consider rentals, non-market housing, smaller unit sizes, family units, and housing 
within walking distance of amenities.    

Healthy Housing 
Strategy 

The Healthy Housing Strategy supports creation of infill housing, purpose built rental 
housing, and other measures to improve housing affordability, such as reduced 
parking requirements.     
 
Existing rentals in the North End should be protected. The Healthy Housing Strategy 
supports strategic land acquisition, inclusionary zoning, and additional purpose-built 
rentals being incorporated into a neighbourhood plan.  These initiatives are currently 
underway at the city-wide scale.  

Community for All 
Plan 

To meet the goals of the Community for All plan, the plan process for the North End 
must be inclusive, consider accessibility for planning outcomes, and incorporate all 
generations. The final Plan must consider social connections through process or new 
community facilities, urban agriculture, safety through design and programming, and 
all ages and abilities (AAA) accessibility. 
 
 

 

10 Year Capital Plan: 2020-2029 
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The 10 Year Capital Plan (2020) identifies the following projects within the North End Neighbourhood. Detailed 

design for each project would be completed closer to the project date.  

Category Name Date Budget 

Neighbourhood Parks Walrod Park 2024 $1,795,195 

City-wide Parks Sutherland Bay Park 2030 $8,373,131 

Transportation Okanagan Rail Trail Connection to Waterfront Park 
Pathway (Temporary improvements, completed 2021) 

2021 $250,000 

Transportation Clement (Ellis to Graham) Bicycle Network Improvements 
 

2024 $222,300 

2025 $3,999,880 

 

Parks Linear Plan/Shore Zone Plan/Regional Floodplain Management Plan 

These plans support the Official Community Plan’s acquisition and improvement objectives of the Okanagan 

Lake waterfront.  The 1997 Shore Zone Plan informed OCP policies for foreshore management, alongside 

waterfront acquisition objectives identified in the OCP and in the Parks Linear Plan, the draft 2040 OCP’s Natural 

Environment Development Permit Area Guidelines provide direction for conservation, mitigation, enhancement, 

and floodplain management for waterfront development.  The ongoing Regional Floodplain Management Plan 

process will identify hazards and adaptation necessary to accommodate changes in Okanagan Lake levels.   

Parkland Acquisition Guidelines 

The 2011 Parkland Acquisition Guidelines provide criteria for park size/configuration and service levels based 

upon surrounding population and surrounding land. Specific additional park locations within the North End are 

not identified. These guidelines will be supplemented by a forthcoming Parks Master Plan. 

North End Neighbourhood Structure Plan 

A detailed neighbourhood plan for the North End was completed in 1994. The boundaries of that plan included 

areas south of Clement Avenue, which are now incorporated in the Downtown Urban Centre or general Core 

Area. At the time of adoption, the following resolution(s) were passed: 

 

THAT the following suggestions from Council also be addressed: 

- staff analyze viewscapes prior to finalizing zoning for high rises; 

- identify neighbourhood park locations conceptually in the plan and develop 
strategies for more private open space; 

- include proposals for traffic calming within single family neighbourhoods 

- prepare a streetscape improvement plan in conjunction with redevelopment; 

- establish a staging plan and public review process to assess the effectiveness of 
the plan and incorporate modifications, including potential for a future village 
centre; 
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AND THAT City Council proceed with adoption and integration of the North End 
Neighbourhood Structure Plan into the Official Community Plan at such time as the City 
Transportation Study and the Park and Recreation Master Plan are considered and 
incorporated into a broad and comprehensive Neighbourhood Plan; 

AND THAT staff prepare architectural design guidelines for all development permit areas 
within the North End Neighbourhood Plan area to assist in encouraging complementary 
and sensitive change in areas of transition; 
AND THAT The City of Kelowna Official Community Plan By-Law No. 6000-86 be amended 
pursuant to the Development Permit section of the said by-law by adding the 
Development Permit designation to all General Commercial and General Industrial Areas 
within the North End Neighbourhood Structure Plan area for the purposes of regulating 
the siting, form and character of buildings, structures and landscaping as shown on Map A 
of the report of the Director of Planning and Development Services dated February 3, 
1994; 

AND FURTHER THAT the Official Community Plan amending by-law be forwarded to a 
Public Hearing for further consideration. 

 

Following endorsement, the North End Plan policy objectives were implemented through individual 

development applications within the plan area.  Additional specific policy changes were not identified. Design 

guidelines specific to the North End were incorporated into an update of the Official Community Plan in 2002. 

Other guidance from the 1994 plan, such as plans for view corridor analysis, staged implementation and a village 

centre, were not pursued. The plan largely sought to preserve existing residential housing stock, while 

introducing new density in selected areas. As the anticipated growth did not occur until recently, beyond the 

expected relevant lifespan of the 1994 plan, no further policy was developed. 
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North End Plan Background Study Appendix 3: Case Study and Precedent Review 

To supplement the precedent review contained in the Background Study summary, the following case 

study summaries are provided.   

The Shipyards 

Fast facts: 

Location:  City of North Vancouver 
Area:  Approximately 12.5 acres (5.1 hectares) 
Type: mixed use residential/commercial/public realm brownfield redevelopment 
Date of development:  circa 2000 – 2018 
Population/number of units: Residential FSR of 2.6 (approximately 1,000 units) + 30,000m2 of 
hotel/commercial/office/community floorspace 

 

The “Shipyards” site in North Vancouver is a waterfront development on the former site of an industrial 

ship building facility.  It is located within the Lower Lonsdale neighbourhood, a dense mixed use transit 

node. Planning of the site initiated in the late 1990s following the sale of the lands to development 

interests in the mid 1990s, with construction commencing on initial phases in the early/mid 2000s.  

 

Shipyards as viewed from adjacent site.  Repurposed building with red roof, crane in yellow.  Polygon Gallery museum in foreground. 
Credit:  Wikipedia Commons, Shaundd 

The planning process involved a coordinated approach between the City of North Vancouver and the 

owner/consultant team to jointly develop a land use concept plan.  The plan envisioned approximately 

750 – 1000 residential units, office and hotel/convention space, retail services, and a large public realm.  

Heritage retention and re-use, public amenities, waterfront access, AND commercial viability were 

planning priorities.  The site was heavily contaminated from 90+ years of industrial activity – to maintain 

economic feasibility remediation followed a ‘capping’ method.  Following endorsement of the plan, the 

site was subdivided and rezoned and development proceeded on a parcel by parcel basis.   

Unique aspects and key takeaways of the Shipyards site include: 
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- Model development for heritage repurposing into public amenity; 

- vast areas of public open space reflecting an industrial heritage and shipbuilding history on the 

site; many of these were developer provided amenities;  

- Re-use of existing marine infrastructure to enhance the public realm, including a large dock; 

- Use of statutory right-of-ways as opposed to road dedication, to avoid additional maintenance 

costs and liability for site contamination; 

- Utilization of a site-wide maximum floor space ratio, allowing flexibility for placement of units 

across the site; 

- Specific height restrictions incorporated into the Official Community Plan, to maintain view 

corridors.  

Olympic Village 

Fast facts: 

Location:  City of Vancouver 
Area:  23 acres 
Type:  mixed use residential/commercial/public realm brownfield redevelopment 
Date of development:  circa 1999 – 2009 
Number of units: approximately 1,100 condo/townhouse/co-op/market and non-market rentals, 
7,500m2 commercial space, 4,200m2 community centre 
 
 

Olympic Village is a mixed used commercial and 

residential development on former industrial land 

which w as owned by the City of Vancouver.  The 

development forms a portion of the False Creek 

South Neighbourhood (SEFC) in the City of 

Vancouver.  This 1,100 unit area was developed as 

temporary housing for athletes of the 2010 Winter 

Olympics, with market units subsequently sold.  It 

was envisioned and designed as a highly liveable 

and highly sustainable community to combine 

social, environmental and economic considerations 

into a model low-impact development. The 

planning phase of the development mirrored the 

City of Vancouver’s early development of sustainability 

principles and the development became the first LEED 

Platinum neighbourhood in the world.  

Olympic Village Location.  Credit:  L. Westerhoff 
https://doi.org/10.4000/articulo.2974 
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1Olympic Village Plaza.  Credit: City of Vancouver 

The development serves as a model for the incorporation of brownfield waterfront remediation into 

extensive public waterfront amenity in a development with a variety of housing tenures and successful 

commercial development in a modest building form.  The low building 10 – 12 storey square building 

form is a departure from ‘Vancouverism’ principles of podium towers, and incorporates a grid street 

network surrounding a large public plaza, containing several commercial businesses. The waterfront is 

public, and incorporates a community centre and separated cycling/pedestrian routes as well as areas 

for leisure.  32% of units are market rental or subsidized housing. 

Key takeaways: 

- A combination of remediated and repurposed former industrial waterfront into an activated 

public amenity space which doubles as a pedestrian thoroughfare; 

- Incorporation of social and non-market housing, alongside market housing; 

- A variety of width to height ratios, demonstrating the positive and negative impacts of massing 

on light and street character; 

- Repurposing of heritage elements enhances neighbourhood character; and 

- Extension of waterfront public space into the neighbourhood, providing view corridors and 

enhanced sense of waterfront space.   

City of Victoria – Dockside Green 

Fast Facts: 
Location:  City of Victoria 
Area:  15 acres 
Type:  mixed use residential/commercial brownfield redevelopment 
Date of development:  circa 2006 – ongoing 
Number/type of units: Approximately 2,500 apartments at full build-out, including non-market 
rentals 

 

Dockside Green is a partially complete mixed-use development built on former industrial lands near the 

Victoria, BC, harbour that was built to LEED-ND Platinum standards.  The site serves as a model for 

industrial brownfield remediation, sustainable neighbourhood design, and the unique municipal uses of 

project management and triple-bottom-line accounting.   
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Dockside Green began as a three-way partnership between the City of Victoria, Vancity Credit Union, 

and Windmill Developments.  Components of sustainable design were identified as a planning priority, 

and a unique use of triple-bottom-line accounting was used to select a successful proponent to purchase 

and development the site. 

A master plan was completed for the site, and specific requirements from this were incorporated into a 

Master Development Agreement applying to all lands.  Novel inclusions included onsite wastewater 

recycling and re-use, biomass district heat plant, and extensive community amenities. 

The project encountered difficulties following the 2009 global financial crisis.  The original developer 

sold the project, and as result the original vision for the project was inherently changed.  Construction 

stalled for close to a decade, and commitments required in the MDA for public amenities and affordable 

housing were unable to be delivered.  Subsequent amendments were made to the MDA with the City 

following extensive public consultation and renegotiation of requirements.  Construction on the site 

continues.  

Key takeaways: 

- The ambitiousness of the 15 acre project to be developed by a single entity proved to be too 

much given the uncertainty of market conditions and of future ownership;  

- Master Development Agreements are a cumbersome approach to securing development 

responsibilities;  

- Specified public amenities could only be delivered with successful developments, despite 

timelines specified in legal contracts; and 

- Project phasing considerations are critical for large-scale redevelopments. 

 

River District (East Fraserlands) 

Fast Facts: 
Location:  City of Vancouver 
Area:  128 acres 
Type:  mixed use residential/commercial brownfield redevelopment 
Date of development:  circa 2006 – ongoing 
Number/type of units: Approximately 5,000 

 
East Fraserlands is located on a former sawmill site on the north side of the Fraser River labelled as a 
'complete community' incorporating objectives of socially and environmentally sustainability and a total 
build-out population estimated at 12,500.  20% of units are identified to be affordable housing.  There 
are currently 3,500 residents and the project is on schedule to achieve 50% build-out by 2025.  Full 
completion is anticipated in 20 – 25 years.  
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East Fraserlands Layout.  Credit:  City of Vancouver 

 
The initial 2004 policy statement (effectively an Official Community Plan designation) identified "a 
sustainable mixed-use neighborhood with varied housing options and a rich mixture of facilities 
including commercial services, retail, community facilities, parks, schools, recreational opportunities and 
natural elements".   It guides land use, density, building height, public benefits, transportation, built 
form and character, sustainability objectives and development phasing.    Parcels are rezoning 
individually as they are developed.  
 
Key takeaways: 

- The ‘Policy Statement’ required revisions to accommodate changing market conditions and 
lessons learned through implementation; 

- A comprehensive costing of amenities was incorporated, including affordable housing sites, to 
structure specific amenity contributions at development stage; 

- Affordable housing sites are acquired with amenity contributions, but development of these 
sites is funded separately through Vancouver Affordable Housing Authority – VAHA); 

- A phasing strategy contained objectives to establish an early sense of place and establish a 
balance of residences and amenities while minimizing construction disruption.  This resulted in 
the completion of commercial services at an early point in the site development; 

- The impact of individual site rezonings on staffing resources with the City was significant and 
required a separate financial strategy; and 

- Incorporation of a public trail network within riparian areas. 
 

False Creek Flats  

Fast Facts: 

Location:  City of Vancouver 
Area:  450+ acres 
Type:  existing industrial lands 
Date of development:  ongoing site-by-site redevelopments 
Number/type of units: Approximately 5,000 
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The False Creek Flats is an industrial area located on backfilled former tidal lands in the City of 

Vancouver.  It contains extensive warehousing, wholesaling and distribution, uses.  Almost 50km of rail 

lines are within the area where there are complex shunting and storage logistics. Residential uses are 

mostly prohibited and the lands represent approximately 18% of the City’s employment lands.   The area 

contains nearly 50km of rail lines and 50% of the land is owner by either railroads or the City of 

Vancouver. There are approximately 600 business and 8,000 jobs (as of 2018).  While the Flats still 

represents the City’s historical role as a resource economy hub, and a shifting economy in this area 

mirrors the City’s de-industrialization from a staples economy to a global City with a diversified 

economy.  This has required a re-evaluation of industrial land uses, which has been the defining feature 

of land use planning in the Flats for the past 20 years.   

Major businesses in the Flats include seven educational institutions, 30 technology and research and 

development operations, a produce wholesaler, distribution logistics, and recycling and waste 

management companies.  20% of businesses identify as being part of an arts and culture cluster.  Recent 

decades have seen the area’s role shift from a logistics and distribution hub to an area containing 

smaller wholesale trade, locally supportive manufacturing, and a diverse assortment of businesses with 

a focus on innovation.  The addition of office, educational and some retail uses has occurred, with some 

negative impacts, such as increased pressure for non-industrial land uses as result.  The area retains 

significant rail operations with upwards of 16 trains per day passing through the area to service the 

nearby port.  Shifting economies, logistics challenges, the need for more specific industrial land policies, 

and pressure for residential land uses drove the need for an area specific plan in the early 21st Century. 

2False Creek Flats Land Use Plan.  Credit:  City of Vancouver 
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The False Creek Flats Plan, completed 2017, outlined numerous policies to support and protect 

industrial land uses, support employment intensification (proposing a more than quadrupling to 30,000 

jobs in the area in 30 years), in the flats while introducing new infrastructure and transportation options 

to improve mobility across the many rail lines.  To combat against land speculation and rising costs, a 

prohibition on any additional residential land uses was identified early in the plan process.  Low intensity 

land uses (such as auto dealerships and self-storage) were removed from permitted uses.  The plan 

proposes other zoning amendments, following an inclusionary zoning principle, to leverage high-value 

industrial uses against other employment uses and encourage employment intensification.  

The plan process for False Creek Flats involved early identification of a series of principles to guide the 

plan process, alongside a Terms of Reference, both approved by Council.  The Plan identifies individual 

geographic areas of the False Creek Flats each with specific character and economic focus, and specific 

policy direction.  The plan also identifies specific amenity contributions, to move away from past 

practices of negotiation on a site-by-site basis, backed by an economic analysis by an outside consultant.  

The plan process also included extensive outreach and engagement with local businesses, land-owners, 

interest groups, and the public.  Issue specific workshops and business surveys, alongside issue-specific 

questionnaires, were a successful feature of the process.    

False Creek Flats bears potential similarities to the North End regarding practices of industrial land 

intensification and revitalization, the interface between residences and industrial land, and example 

practices for industrial land preservation and employment intensification.  

Key takeaways: 

- Selective zoning of industrial land uses was key to protecting industrial land; 

- Extensive stakeholder consultation was required to determine appropriate land uses and 

building form and understand how industrial employment intensification could be successful; 

- Early establishment of guiding principles were instrumental in the plan process and ensuring 

industrial lands were not replaced with residential;  

- Some residential land uses were permitted with certain conditions in selective areas; and 

- Economic analysis of land use planning regulations for industrial lands was a key criteria for 

endorsement of new policies. 

City of Calgary - Garrison Woods 

Fast Facts: 

Location:  City of Calgary 
Area:  175 acres 
Type:  part former air force base; part greenfield; part building re-use 
Date of development:  ongoing site-by-site redevelopments 
Number/type of units: 1600 units + 6,0000m2 commercial space 

 
Garrison Woods, located in the South-east quadrant of the City of Calgary, 10 minutes driving distance 
from downtown, is an example of an early new urbanist infill development project. With higher relative 
density than surrounding areas, the area continues to serve as a successful model for master-planned 
residential focused-development with a variety of housing types.  The 175 acre area was built in 3 
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phases.  The first phase, Garrison Woods, contains 1600 dwelling units at a density of 10 units/acre and 
is the focus of this case study.    
 

 
Garrison Woods (Credit:  Creative Commons) 

 
The plan process saw difficulty in achieving consensus across staff departments for some policies that at 
the time were new, such as reduced road width and necessary alternative infrastructure design.  The 
process produced architectural codes, which guided development, to achieve the consistent site 
aesthetic that Garrison Woods represents.  Site regulations also included reduced setbacks, laneway 
access, and a focus on a pedestrians to create an urbanized environment that emphasizes the 
pedestrian (also supported by traffic calming, upgraded sidewalks, extensive parks, and custom street 
furniture.   
 
The site specific zoning and architectural controls were met by resistance, but gained support once the 
neighbourhood began to take shape. While this practice may be more commonplace now, the case 
study demonstrates the importance of plan principles and goals being followed through with new 
policy/procedure in the implementation and construction phase of the project.  Other notable lessons 
learned were the need to ensure coordination amongst municipal administration for novel concepts, 
and the need to specifically and intentionally secure affordable housing.  The success of the project has 
led the value of the smaller units (originally intended to be affordable/attainable because of their 
reduced size) to increase significantly because of the livability and overall reputation of the 
neighbourhood.   
 

Key takeaways: 

- Interdepartmental collaboration is essential to successful plan implementation; 

- New approaches to planning and design require education and endorsement by all stakeholders; 

- Smaller units may not realize affordability, additional measures are necessary to retain 

affordability; 

- Consistency in urban realm improvements creates neighbourhood character but requires; 

education with development community to ensure consistent interpretation and installation; 
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- Model neighbourhoods can lead to city-wide policy change and adoption.   
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