
Report to Council 
 

 

Date: 
 

May 26, 2025 

To:  
 

Council 
 

From: 
 

City Manager 

Subject: 
 

North Glenmore Sector Study: Process Options 

Department: Long Range Planning 

 

Recommendation: 
THAT Council direct staff to initiate the North Glenmore Sector Study, as outlined in Option 1 in the 
report dated May 26, 2025. 
 
Purpose:  
To consider options to initiate a North Glenmore Sector Development Study that can be used to inform 
future OCP update processes. 
 
Council Priority Alignment:  
Affordable Housing 
Transportation 
Economy 
 
Background: 
The 2040 Official Community Plan is built on 10 foundational Pillars, which together focus future 
growth within a Permanent Growth Boundary (PGB). This approach means that has Kelowna grows, it 
can do so in a way that that is more environmentally and financially sustainable. The OCP also 
recognizes that future urban development may need to extend beyond the City’s Permanent Growth 
Boundary at some point in the future by identifying a North Glenmore Sector Study as a long term OCP 
implementation action.  This North Glenmore Sector Study would examine the need and opportunities 
for future development in the Sector to inform future OCP update processes. This study would be 
undertaken five to ten years after OCP adoption.  
 
A group of landowners in the North Glenmore area, represented by their consultant Placemark, 
approached Council earlier in 2025 with a proposal to accelerate the initiation of the North Glenmore 
Sector Study, beginning later this year (see Attachment 1). As a response to this request, Council 
directed staff to explore initiating the Sector Study ahead of this timeline. 
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Previous Council Resolution 
 

Resolution Date 

THAT Council directs staff to report to Council on initiating the North 
Glenmore Sector Development Study ahead of the long-term timeline 
identified in the Official Community Plan.   

March 10, 2025 

 
Discussion: 
Bounded by McKinley Landing to the west, Highway 97 to the east, Lake Country to the north, and Quail 
Ridge and Glenmore Landfill to the south, the sector study area represents approximately 1,600 hectares 
of land (see Attachment 2). The area is made up largely of rural agricultural and rural residential lands but 
also includes parks and utilities (e.g McKinley Reservoir). Approximately 60% of the study area is within 
the Agricultural Land Reserve, or impacted by steep slopes, or used for parks or utilities or have 
significant environmental features requiring protection. Some lands within the proposed study area fall 
within the landfill impact buffer zone or fall under the Natural Environment Development Permit Area. 
Identifying where future development could take place would begin with a North Glenmore Sector 
Study. 
 
What is a Sector Study? 
A Sector Study is a scoping tool to look at opportunities for growth (including residential, employment 
and uses such parks and facilities, etc.) while understanding potential citywide implications of 
expansion prior to undertaking more detailed plans. The scope of such a study would involve evaluating 
the options, opportunities, challenges and risks at a high level to inform decisions on future direction 
before more detailed, resource intensive work like a Sector Plan or Area Structure Plan is completed. 
 
The North Glenmore Sector Study would need to deliver the following: 

 The identification of future growth nodes, with high level estimates of possible housing units, 
housing mix, employment lands opportunities and other supporting land uses; 

 A summary of how growth in the Sector aligns or does not align with OCP’s Ten Pillars and 
growth strategy, consistent with OCP Policy 16.1.2, which guides how amendments to the OCP 
are evaluated; 

 An analysis of anticipated changes to travel behavior and identification of transportation 
improvements recommendations likely needed to service the sector; 

 Anticipated utility infrastructure impacts and opportunities, including a ModelCity Infrastructure 
analysis of lifecycle costs; 

 Identification of opportunities for new park land; 

 A base understanding of potential environmental impacts in the sector; 

 Engagement with community partners, including other property owners in the sector not 
represented by Placemark; 

 Depending on the outcomes above, recommended updates to the Official Community Plan to 
signal more detailed future planning initiatives in the North Glenmore Sector. These may include 
but not be limited to amendments to OCP mapping, policies and implementation actions. 

 
Process Options 
Following Council’s March 10, 2025 resolution, staff worked with Placemark to develop a recommended 
option that addresses both their aspirations for the timing of the Sector Study and staff resourcing and 
review considerations. Two options were developed and outlined below. 

260



3 
 

Option #1: Accelerated Sector Study. This option would see Council recognize that the North Glenmore 
Sector Study is needed to understand long term growth directions of the city and that emerging trends 
warrant this examination earlier in the OCP’s lifespan. Council would direct staff to work with Placemark 
to deliver the Sector Study within one year. This study would inform future planning work in the sector 
and would provide Council with an opportunity to decide if more detailed planning efforts are needed at 
this time or if efforts should be focused in other areas.  
 
A process for the Accelerated Sector Study is outlined in Figure 1, below. Placemark would identify 
proposed future growth areas in the Sector, estimate housing units by typology and identify other 
possible land uses including commercial areas or other employment lands. Staff would review these 
proposals and outline order-of-magnitude impacts on transportation, servicing and other infrastructure 
needs. From there, staff and the consultant would work together to refine the Sector Study, with staff 
bringing a Report to Council outlining the Sector Study and a recommendation as to how to proceed 
moving forward. 
 

Figure 1: Proposed Accelerated Sector Study Process 

 
Option #2: Existing OCP Implementation Timing. This option would see Council recognize that the 
North Glenmore Sector Study is needed to understand long term growth directions of the city, but that 
the study is best undertaken alongside a future OCP review process. Council would direct staff to include 
initiating the Sector Study at the early stages of a future OCP review. Following the legislative 
requirements of Bill 44, such reviews would need to be completed by December of 2030, 2035, 2040 and 
every five years after that. This means that the soonest that the Sector Study would be initiated would 
be 2028 if it were to be considered for the OCP update to be completed in 2030. Details on what that 
process would look like would be determined at that time. 
 
Policy Considerations 
Exploring future growth in the North Glenmore Sector represents a departure from OCP direction to 
focus the city’s future growth within the Permanent Growth Boundary. The North Glenmore Sector 
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Study is identified as an OCP Implementation action however. By accelerating the timeline for its delivery 
several policy considerations must be taken into account: 
 

 Housing Capacity. Based on a high BC Stats population projection of 232,000 by 2041, the OCP’s 
revised growth scenario demonstrates that the City has the future land use and/or zoning to 
accommodate the 45,000 required housing units identified in the Housing Needs Assessment. 
The report also shared that based on Model City there is high development potential for an 
additional 30,000 residential units beyond this, alongside significant additional zoned capacity. 
As such, the Sector Study will consider how residential growth in North Glenmore could address 
OCP directions beyond simply providing more housing supply, such as anticipated travel demand 
shifts, construction timing, regional growth considerations and proximity to employment lands. 

 Employment Lands Opportunities. The Regional District of Central Okanagan recently completed 
a Regional Employment Lands Inventory and Gap Analysis which outlined short- and long-term 
constraints on commercial, industrial and institutional lands in the region. While more refined 
analysis is required to have a fulsome understanding of the specific areas where deficits could be 
realized, the North Glenmore Sector study could evaluate the potential options for employment 
in this area as well as how growth could serve existing employment lands. 

 City-Wide Transportation and Infrastructure Servicing Impacts. Previous ModelCity Infrastructure 
analyses of greenfield hillside neighbourhoods (including within the North Glenmore Sector) 
have concluded that growth in those areas is significantly more expensive to service than 
neighbourhoods in Urban Centres and the Core Area where the OCP focuses most growth. As 
the North Glenmore Sector is located outside of the PGB, understanding the impacts of providing 
additional transportation and infrastructure servicing is critical at this early stage.  To understand 
how servicing this sector impacts the City’s ability to address infrastructure needs in other 
existing neighbourhoods. The scale and density of potential land use proposals may result in 
impacts that are local, sector-specific, or city-wide. City staff would review land use proposals 
early to help define the appropriate scope and scale of transportation and infrastructure analysis 
to assess and guide the consultant’s work in future stages of the Sector Study. 

 
Resource Considerations 
Accelerating the Sector Study has implications on staff resourcing and budgets, even when the process 
is led by an applicant. Staff time for the Sector Study would focus on scoping and initiating analysis to 
understand potential impacts (and benefits) of future growth in the sector compared to other growth 
areas, identifying high level implications for the transportation and infrastructure network, reviewing 
materials provided by Placemark, writing and delivering Reports to Council, and crafting amendments to 
the OCP should Council ultimately support moving forward with future planning work, as outlined in 
Figure 1.  
 
Staff time would be required across multiple departments (approximately 1 – 1.5 FTE) as well as 
consultant support to assist with infrastructure analysis over the next year. This will impact initiatives 
such as Urban Centre planning, employment lands planning and the accelerated delivery of 
transportation and infrastructure projects. However, impacts to existing projects will be mitigated, but 
not eliminated, with a combination of the following approaches:   
 

 Sector Study Scoping: To reduce the impact of the Sector Study on existing projects, the focus 
of the study would be on high level, order-of-magnitude impacts of growth to inform future 
decision making, as outlined in this report. This is a different approach that a more detailed 
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technical analysis usually taken with more focused plans, such as Area Structure Plans, for 
example. This would reduce the time required for staff to advance the study. 

 Additional Resources: Additional resources to assist staff in this study would mitigate the 
impacts on existing priority projects. The consultant has indicated a willingness to provide 
funding for the additional resourcing to accelerate the Sector Study while mitigating the impact 
on established work plans and projects. The details of this funding would be resolved early in the 
process. 

 
Recommended Option 
The recommendation to accelerate the North Glenmore Sector Study as outlined in Option #1 considers 
that there are impacts and opportunities to be balanced. Initiating the Study sooner will require the 
reprioritization of existing work. It also means that growth in the Sector would be explored outside of a 
comprehensive OCP Update process. However, on balance, Option #1 is recommended for the following 
reasons: 

 It provides greater clarity on the location, scale and impact on OCP directions of development 
opportunities in the North Glenmore Sector sooner; 

 It provides an opportunity to explore the viability of other land uses in the Sector, informing 
upcoming employment lands initiatives; 

 It provides an order-of-magnitude understanding of the scale of transportation and 
infrastructure servicing considerations sooner, informing future planning work; 

 It allows Council to support or not support more detailed planning work in the North Glenmore 
Sector prior to more significant efforts on the part of staff and the consultant. 

 
Conclusion: 
Exploring future growth in the North Glenmore Sector represents a change from current OCP direction, 
which focuses the city’s future growth within the Permanent Growth Boundary, meaning that it must 
be considered carefully with a clear understanding of impacts on the city’s growth as a whole. The 
proposed North Glenmore Sector Study process aims to build an understanding of the possible capacity 
for growth in the sector, where such growth could be located, and order-of-magnitude impacts (and 
benefits) to Kelowna’s growth strategy and infrastructure. When the Sector Study is complete, Council 
will be positioned to make informed decisions about the scope and timing of future planning efforts in 
the area. 
 
Internal Circulation: 
Climate Action & Environmental Stewardship 
Communications 
Data Services & Analytics 
Development Engineering 
Development Planning 
Housing Policy & Programs 
Infrastructure Delivery 
Integrated Transportation 
Parks Planning & Design 
Real Estate 
Strategic Transportation Planning 
Utility Planning 
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Considerations applicable to this report: 
 
Existing Policy: 
2040 Official Community Plan 

o OCP Pillar: Stop planning new suburban neighbourhoods. Imagine Kelowna focuses on 
limiting urban sprawl and growing in a way that is more environmentally and financially 
sustainable. In recognition of this goal, the Official Community Plan signals that suburban 
neighbourhoods already approved will continue to grow into more complete communities but 
no new suburban neighbourhoods would be considered. 

o Policy 8.4.1 Intensification of Rural Lands. Do not support urban uses on lands outside 
the Permanent Growth Boundary except for as permitted by the 2040 OCP Future Land Use 
Designations in place as of initial adoption of the 2040 OCP Bylaw. 

o Policy 16.3.1. OCP Implementation Actions. Use Figure 16.1: Implementation Actions 
and Map 16.1 to guide the timing and resourcing of OCP implementation actions, with due 
recognition of available budget and other work planning considerations. 

o Table 16.1 Implementation Actions Action #26: Undertake a North Glenmore Sector 
Development Study to inform future OCP update processes. (action identified as a 
Long Term implementation, 5 – 10 years after the OCP’s adoption) 

 
Financial/Budgetary Considerations: 
The North Glenmore Sector Study would be undertaken in part with a financial contribution for 
additional resources as outlined in this report. 
 
Consultation and Engagement: 
The North Glenmore Sector Study is a technical exercise to evaluate opportunities, challenges and risks 
at a high level to inform decisions on future direction before more detailed, resource intensive, work is 
completed. Following the Sector Study, should direction be given to proceed, a robust public 
engagement strategy would be included as part of that work. 
 
Considerations not applicable to this report: 
Legal/Statutory Authority: 
Legal/Statutory Procedural Requirements: 
Communications Comments: 
 
Submitted by:  
 
R. Miles, Long Range Planning Department Manager 
 
Approved for inclusion:              R. Smith, Divisional Director, Planning Climate Action & Development 

Services  
 
Attachments:  
Attachment 1: Letter to Council from Placemark dated February 20, 2025 
Attachment 2: North Glenmore Sector Boundary 
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To: Mayor and Council, City of Kelowna 

From: North Glenmore Planning Team 

Subject: Council Request | North Glenmore Plan 

Date: February 20, 2025 

 

Dear Mayor and Council, 

We are writing on behalf of the North Glenmore Landowners to request that the North Glenmore Plan, as 

identified in the City’s Official Community Plan (OCP), be moved forward from its current long-term priority to an 

active planning study. The existing and continued commercial and industrial growth in the City’s Gateway Lands 

is confirmed by Collier’s research, highlighting that over the last 5 years this area has received 68% of Kelowna’s 

industrial growth, 28% of all commercial growth, yet only 7% of residential growth. Given the emerging data, the 

urgency of advancing this long-term community planning project has become increasingly clear.  

The following key elements provide the rationale for initiating the North Glenmore Plan in 2025: 

1. Strategic Central Location | North Glenmore is centrally located within the region, surrounded by 

several existing and growing economic drivers. The lands are no longer on the periphery and should be 

considered an integral part of Kelowna’s broader growth strategy. 

2. OCP-Identified Plan | The North Glenmore Plan is an action item identified within the 2040 OCP 

(Implementation Action Item #26, section 16.4.2). Advancing this priority to an active planning study will 

allow the City to ensure community planning is in place to accommodate the forecasted regional growth. 

3. Emerging Challenge| While Kelowna’s OCP continues to prioritize the development of its five Urban 

Centres, significant economic and employment growth continues in the City’s North, particularly near 

the Airport, UBCO, Industrial Gateway, and Lake Country Business Park. The thousands of employees 

who presently work in this area are currently forced to commute from throughout the Okanagan due to 

the area’s lack of housing. By initiating the long-term planning for a complete community in North 

Glenmore, the City can reduce commute times, improve quality of life, and better align employment in 

proximity to future residential and supporting services.  

4. Complete Communities | Aligning with the City’s goals of building more complete livable communities, 

the North Glenmore Plan will exemplify sustainable planning principles, creating compact, walkable 

neighbourhoods with a diversity of housing, services, retail, and employment opportunities.  

5. Securing Community Benefits | The North Glenmore Plan will ensure the provision for essential 

community services and amenities, such as schools, parks, recreation centres, and emergency services. 

Additionally, it will include policies to secure the land use for these facilities as part of a future 

development process. 

6. Infrastructure and Transportation Improvements | With its available infrastructure servicing capacity, 

the North Glenmore Plan presents opportunities for key transportation improvements, such as new 

multi-modal connections, transit supportive densities along with required upgrades to alleviate traffic 

congestion. These improvements will help connect the North Glenmore economic hub with its 

surrounding communities, adding to the network of connected infrastructure.  
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7. Provincial Housing Crisis | Kelowna is identified by the Province as one of the municipalities facing the 

greatest housing need and highest projected growth. The long-term planning for neighbourhoods and 

services in North Glenmore will address future needs. Kelowna requires a significant supply of all 

housing types, specifically ground oriented missing middle housing which is both more affordable to 

construct and more family friendly. 

8. Limits on Core Redevelopment | Redeveloping zoned infill lands within the Urban Core presents 

challenges such as land fragmentation, ownership complexities, and limited infrastructure capacity. 

Planning North Glenmore offers an additional solution to meet the City's growing housing needs without 

coming at the expense of infill housing initiatives.  

9. Leveraging Private Resources | The North Glenmore Plan is proposed as a proponent-led and funded 

initiative, with City Staff oversight and direction. This means the project can proceed without placing an 

additional financial burden on taxpayers, making it a feasible near-term City priority. 

10. City Oversight | The North Glenmore Plan will be undertaken as a proponent-led Plan, according to an 

agreed upon Terms of Reference to ensure all studies and analysis are undertaken to fulfill all City 

requirements, with oversight and direction from City Staff.  

11. Majority Landowner Support | The North Glenmore Landowner Group, representing approximately 60% 

of the privately owned lands within the planning area, is committed to supporting this planning initiative 

and engaging with all stakeholders throughout the process. This broad support will help ensure the 

timely and effective realization of the plan.  

12. Lake Country Growth | Located to the north of the North Glenmore Plan Area, the Lake Country 

Business Park will result in significant new employment lands and improvements to transportation 

infrastructure. Advancing the North Glenmore Plan will ensure residential and commercial growth are 

aligned and mutually supportive. 

Given these key elements, we request that Council direct staff to work with the North Glenmore Planning Team 

to initiate the North Glenmore Plan process. The Plan will better position Kelowna to address its current and 

future housing and infrastructure challenges, while continuing to support the region’s economic growth through 

the creation of sustainable and well-connected communities for the future. 

We look forward to an opportunity to discuss and launch this essential planning initiative. 

Sincerely, 

 

  

 

Paul Fenske       Theo Finseth 
Principal       Partner   

266



North Glenmore
Sector Study

Boundary

This map is for general information only. The City of Kelowna does not guarantee its accuracy.
All information should be verified.
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North Glenmore 
Sector Study
Long Range Planning

May 26, 2025
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The North Glenmore 
Sector

• Outside Permanent Growth Boundary

• Impacted by ALR, steep slopes, other 
constraints

• Sector Study a long term OCP 
implementation action 
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• THAT Council directs staff to report to 
Council on initiating the North Glenmore 
Sector Development Study ahead of the 
long-term timeline identified in the 
Official Community Plan. 

Council Direction
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What are the next steps?

What are the impacts of that growth?

How much growth could take place?

Answering Three Questions 

Order of Magnitude Scale
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Sector Study Scope
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Sector Study Scope

GROWTH NODES, 
HOUSING AND LAND 

USES

OCP ALIGNMENT TRAVEL BEHAVIOR AND 
TRANSPORTATION

INFRASTRUCTURE 
IMPACTS

PARKLAND 
OPPOPRTUNITIES

ENVIRONMENTAL 
IMPACTS

ENGAGEMENT
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• Emerging trends warrant examination 
of Sector sooner than anticipated

• Placemark to resource to assist with 
staffing implications

• Council to provide direction on future 
planning work at end of Study

Option #1: 
Accelerated Study
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Q3 
2025

• Growth nodes and housing 
estimates identified

• Other land use 
opportunities

• Initial engagement

Q3-
Q4 

2025
• Refinements to Sector 

Study based on City 
review

Q1 
2026 • Refinements to Sector 

Study (if Council 
requests)

Q3-
Q4 

2025

• OCP pillar and policy 
alignment

• Transportation / 
infrastructure impacts

• Feedback for landowner 
group

Q1 
2026

• Outline Sector Study 
results and findings

• Staff recommendation
• Direction from Council 

on future planning 
work

Identify Growth Nodes

Anticipate Growth 
Impacts

Respond to Growth 
Impacts

Sector Study
Report to Council

Placemark

City of Kelowna

• Amendments to signal 
future planning work 
in Sector (if Council 
supports)

Q1-
Q2 

2026

OCP Amendments 

Respond to 
Council Direction

Option #1: Accelerated Study

Council 
Decision 

Point
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• Examine Sector alongside future OCP 
Review (2027 at the earliest)

• Resourcing to come through future 
budget process

• Process would be developed at outset 
of OCP review

Option #2: 
Existing OCP Timing
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• Accelerated Study will impact existing 
projects

• Impacts can be mitigated with high 
level scope and with resourcing to 
assist from consulting team 

Staff Resourcing
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• THAT Council direct staff to initiate the 
North Glenmore Sector Study, as 
outlined in Option 1 in the report dated 
May 26, 2025. 

Staff Recommendation
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North Glenmore 
Sector Study
Long Range Planning

May 26, 2025
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