
 

 

THE CORPORATION OF THE CITY OF VERNON 

A G E N D A 

  PUBLIC HEARING 

 RECREATION CENTRE AUDITORIUM 

 DECEMBER 14, 2020 

 5:30 PM 

 
 1. CALL TO ORDER 

 
  MAYOR Cumming will call the meeting to order and advise that 

the purpose of the Public Hearing is to consider: 
 

A. “3912, 3914 Alexis Park Drive and 3703 Turtle Mountain 
Boulevard Rezoning Amendment Bylaw Number 5839, 
2020” 
 

B. “3398 Davison Road Official Community Plan 
Amendment Bylaw Number 5841, 2020” 

 
C. “3398 Davison Road Rezoning Amendment Bylaw 

Number 5842, 2020” 
 

 2. CONFIRMATION OF PUBLICATION 
 

 The CORPORATE OFFICER will provide information as to how 
the meeting was publicized, as required by Legislation. 

 
 3. BYLAW 

 
REZONING 
APPLICATION FOR 
3912, 3914 ALEXIS 
PARK DRIVE AND 3703 
TURTLE MOUNTAIN 
BOULEVARD 
(ZON00353) 
(P. 3, 6) 

A. “3912, 3914 Alexis Park Drive and 3703 Turtle Mountain 
Boulevard Rezoning Amendment Bylaw Number 5839, 
2020” 

 
A Bylaw: 
 
To rezone the subject properties from “RM2 – Residential 
Medium Density” to “RH1 – Low Rise Apartment Residential” 
in order to provide for a future residential development. 
 

OFFICIAL COMMUNITY 
PLAN AMENDMENT 
APPLICATION FOR 3398 
DAVISON ROAD 
(OCP00084) 
(P. 12, 19) 

B. “3398 Davison Road Official Community Plan Amendment 
Bylaw Number 5841, 2020” 

 
 A Bylaw: 
 

To re-designate the subject property from “Public and 
Institutional”, “Hillside Residential”, “Parks and Open Space” and 
“ALR Lands” to “Hillside Residential” and “Parks and Open 
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Space” to accommodate a future subdivision development and 
the creation of a riparian corridor and parkland. 

 
REZONING 
APPLICATION FOR 
3398 DAVISON ROAD 
(ZON00350) 
(P. 16, 19) 

C. “3398 Davison Road Rezoning Amendment Bylaw Number 
5842, 2020” 

 
 A Bylaw: 
 
 To rezone the subject property from “A1 – Agriculture in the 

ALR” to “HR1 – Hillside Residential Single and Two Family”, 
“HR2 – Hillside Residential Multi-Family” and “P1 – Parks and 
Open Space” to permit future subdivision development and the 
creation of a riparian corridor and parkland. 

 
 4. PROCEDURE FOR EACH BYLAW: 

 
 a) Brief description of the application by City Staff. 

  

b) Mayor will request the Corporate Officer to indicate any 
 correspondence/petitions received, for the record. 
 

c) Mayor will call for representation from the public in 
 attendance. 
 

i. Microphones are provided for any person(s) wishing to 
make representation to the meeting. 
 

ii. The Chair will recognize ONLY speakers at the 
microphones. Speakers may be requested to limit the 
length of time they speak until all present, who wish to 
be heard, have been given an opportunity.  Thereafter 
speakers may take another opportunity to speak. 

 
iii. The public and members of Council may ask questions 

of the applicant and / or City staff in order to clarify 
details of the project, etc. 
  

iv. Final calls for representation. 
 

 5. ADJOURNMENT 
 

 



THE ON OF THE CIry VERNON

BYLAW NUMBER 5839

A bylaw to amend the City of Vernon
Zoning Bylaw Number 5000

WHEREAS the Council of The Corporation of the City of Vernon has determined to amend

the City of Vernon Zoning Bylaw Number 5000;

AND WHEREAS all persons who might be affected by this amendment bylaw have, before

the passage thereof, been afforded an opportunity to be heard on the matters herein

before the said Council, in accordance with the provisions of Section 464 of lhe Local

Govemment Act, and all amendments thereto;

NOW THEREFORE the Council of The Corporation of the City of Vernon, in open meeting

assembled, enacts as follows:

1. This bylaw may be cited as the "3912,3914 Alexis Park Drive and 3703

Turtle Mountain Boulevard Rezoning Amendment Bylaw Number 5839, 2020".

2. Pursuant to the Official Zoning Map, Schedule "A" attached to and forming

part of Bylaw Number 5000, is hereby amended as follows:

That the following legally described lands be rezoned from "RM2 -
Residential Medium Density" to "RHl Low-Rise Apartment

Residential".

Legal Descriptions:

LOT 1, PLAN 14564, SEC 3, TWP 8, ODYD

13912 Alexis Park Drive)

PLAN 4233, SEC 3, TWP I, ODYD
(3914 AlexiE Park Drive)

LOT 2, PLAN 14564, SEC 3, TWP 8, ODYD
(3703 Turtle Mountain Boulevard)
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BYLAW NUMBER 5839

and by changing the Zoning Map accordingly, all in accordance with the bolded area as

shown on Schedule "A" attached to and forming part of this bylaw.

3.

respect.

Zoning Bylaw Number 5000 is hereby ratified and confirmed in every other

READ A FIRST TIME this

READ A SECOND TIME this

PUBLIC HEARING held this

READ A THIRD TIME this

9th day of November,2020

9th day of November,2020

dayof ,2020

dayof ,2020

Approved pursuant to section 52(3Xa) of the lranspo rtation Actlhis 

- 

day of

20_

for Minister of Transportation & lnfrastructure
BYLAW 5839 / eDAS File2O20'02750

ADOPTED this daY of ,2020

Mayor: Corporate Officer:
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SCHEDULE'A'
Attached to and Forming Part of Bylaw 5839

"9912,3914 Alexis Park Drive and 3703 Turtle Mountain Boulevard Rezoning
Amendment Bylaw Number 5839, 2020"
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THE CORPORATION OF THE CITY OF VERNON

REPORT TO GOUNCIL

SUBMITTED BY: Craig Broderick, Manager,
Current Planning

GOUNCIL MEETING: REG X COW n UC n
COUNCIL MEETING DATE: November 9,2020
REPORT DATE: October 28,2020
FILE: 2ON00353 (3360-20)

SUBJEGT: REZONING APPLICATION FOR 3912,3914 ALEXIS PARK DRIVE AND 3703 TURTLE

MOUNTAIN BOULEVARD

PURPOSE:

To review the application to rezone the subject properties from RM2 - Residential Medium Density to RH1-

Low Rise Apartment Residential in order to provide for a future residential development'

REGOMMENDATION:

THAT Council support the application (2oN00353) to rezone Plan 4233, Sec 3, Twp 8, ODYD (3914 Alexis

park Drive); Lot 1, plan 14bb4, Sec 3, Twp 8, ODYD Except Plan KAP83464 (3912 Alexis Park Drive); and

Lot 2, plan 14564, Sec a, Twp 8, ODYD (3703 Turtle Mountain Boulevard) from RM2 - Residential Medium

Density to RH1 - Low Rise Apartment Residential;

AND FURTHER, that Council's support of 2ON00353 be subject to the following:

a) Consolidation of plan 4233, Sec 3, Twp 8, ODYD (3914 Alexis Park Drive); Lot 1, Plan 14564, Sec

3, Twp B, ODyD Except Plan KAP83464 (3g1zAlexis Park Drive); and Lot 2, Plan 14564, Sec 3,

Twp ti, OOyp (3703 Turle Mountain Boulevard) into a single title or register a restrictive covenant

on all tiiles to ensure development of the properties is planned in a comprehensive manner;

AND FURTHER, that prior to final adoption of the zoning amendment bylaw, the Development Permit be

ready for issuance and that any required variance for the proposed development be evaluated by Council

and approved if aPProPriate'

ALTE S&IM TIONS:

1 . THAT Council not support the apptication (2ON00353) to rezone Plan 4233, Sec 3, Twp 8, ODYD (3914

Alexis park Drlvel; r-bi r, plan 14sG4, Sec 3, Twp 8, ODYD Except Plan KAP83464 (3912 Alexis Park

Drive); and Lot 2, plan 14564, Sec 3, Twp 8, ODYD (3703 Turtle Mountain Boulevard) from RM2 -
Residential Medium Density to RH1 - Low Rise Apartment Residential.

Note: Denial of the rezoning apptication is would have the propefties retain the RM2 - Residential

Medium DensitY zoning district.

ANALYSIS:

A. Committee Recommendations:

At its meeting of october 27,2020, the Advisory Planning committee passed the following resolution:
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"THAT Council support the application (2ON00353) to rezone Plan 4233, Sec 3, Twp 8, ODYD

(3914Alexis Park Drive); Lot 1, Plan 14564, Sec3, Twp 8, ODYD Except Plan l(AP83464

(ggf Z Alexis Park Drive); and Lot2, Plan 14564, Sec 3, Twp 8, ODYD (3703 Turtle Mountain

Boulevard) from RM2 - Residential Medium Density to RH1 - Low Rise Apartment

Residential;

AND FURTHER, that Council's support of 2ON00353 be subject to the following:

a) Consolidation of Plan 4233, Sec 3, Twp 8, ODYD (3914 Alexis Park Drive); Lot 1, Plan

14564, Sec 3, Twp 8, ODYD Except Plan KAP83464 (3912 Alexis Park Drive); and

Lot 2, Plan 14564, Sec 3, Twp 8, ODYD (3703 Turtle Mountain Boulevard) into a single

title or register a restrictive covenant on all titles to ensure development of the

properties is planned in a comprehensive manner;

AND FURTHER, that prior to final adoption of the zoning amendment bylaw, the Development
permit be ready for issuance and that any required variance for the proposed development

be evaluated by Council and approved if appropriate."

B. Rationale:

1. The subject property is located at 3912 and
3914 Alexis Park Drive and 3703 Turtle
Mountain Boulevard (Figures 1 and 2) and is
approximately 4,450 sq.m. (1 .1 ac) in area. The
3914 Alexis Park Drive lot is vacant as an older
house was demolished in 2019' The 3912
Alexis Park Drive and 3703 Turtle Mountain
Boulevard lots are currently developed with a
single-family home on each.

2. The application proposes to rezone the
properties from RM2 - Residential Medium
Density to RH1 Low Rise APartment
Residential.

3. The land is designated as Medium Density
Residential within the Official Community Plan
(OCP), which could allow up to a maximum of
1 10 units per hectare (44.5 units per acre). The
proposed rezoning to RH1 complies with the
Medium Density Residential designation.

4. The RH1 zoning district would permit a range of
development options including an apartment
development of uP to 4.5 storeYs.

The RM2 zoning district has a maximum base
density of 60 units per hectare (24.5 units per

acre) without under-building parking or a

housing agreement. As such, the maximum
density under the existing zoning would be 26
units. The RH1 zone does not have a units per

acre regulation. The Floor Space Ratio in that

Figure 1: Property Location Map

ALEXIS
PARK

Figure 2: Aerial View of PropertY
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zone is the density regulation. The oCP establishes a guide of up to 110 units per hectare (44'5 units

per acre) with the uttiriate unit count being determined at the Development Permit stage. Based on the

b6p, the approximate number of units would be in the order of 48.

Surrounding land uses and zoning include:

. North - Single Family (R2 zoning)

. East - Alexis Park (P1 zoning)

. South - Single Family (R2 and R5 zoning)

. West - Stacked Townhouses (RHl zoning)

The intersection of Alexis park Drive and Turtle Mountain Boulevard may be converted to a roundabout

over the long term. As such, the access to the proposed development may be impacted by the future

intersection improvement. Access to the proposed development may be limited to right-in, right-out from

Alexis park Drive as part of the Development Permit process. The proposed roundabout may require

property acquisition (Figure 3). At this time, any upgrade of the intersection would not be considered a

bevetoiment cost cirirge (Dbc) eligible project as this improvement is not currently in the DCC Bylaw.

Figure 3 - Potential Roundabout

The subject properties are located at the north-west corner of Alexis Park Drive and Turtle Mountain

Boulevard. Combined, they represent an important and prominent cluster of land in the Alexis Park

neighbourhood. Further, thL iniersection forms the entrance to the Turtle Mountain neighbourhood and

to divelopment lands beyond that area. As such, the development of this corner is of key importance to

the overall area.

At this time, the owner does not have a specific development planned for the properties. A preliminary

layout of a potential apartment project has the buildings located close to the intersection with most

pJrring and amenities behind (Attaihment 1). This site plan is very preliminary and would be refined
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through the Development Permit process. The applicant's desire is to secure support for the rezoning

and move forward with a development for the site based on the proposed RHI zoning district. Until such

time that a development is proposed for the site, Administration recommends that Final Reading of a

rezoning not be considered until a Development Permit is ready for issuance and that any required

variance to Zoning Bylaw #5000, as amended, be evaluated by Council and approved if appropriate.

g. ln order to encourage a comprehensively designed development, Administration supports the three

properties being devlloped as one parcel or in such a manner that will result in the appearance of one

development. As such, Administiation recommends consolidation of the subject properties or

registration of a restrictive covenant that requires the properties to be planned and developed in a

cJmprehensive manner. Depending upon the ultimate development configuration, consolidation or a

boundary adjustment may be required to facilitate development of the subject properties.

C. Attachments:

Attachment 1 - Potential Site Plan

D. Gou ncl l's Strateoic n 20{9 -202 Goals/Acti tems:

The subject application involves the following goals/actions items in Council's Strategic Plan 2019 - 2022

E. Relevant Policv/Bvlaws/Resolutions:

The Official Community plan (OCP) designates the property as Residential Medium Density and the

requested RH1 - Low Rise Apartment Residential zoning district conforms to this OCP designation.

Supporting OCP Policies include:

policy #7.3 > Support the development of designated multiple family areas to the de_nsities

ouilined in the OCP to build compact, complete neighbourhood areas within the

community and to achieve the maximum use of municipal infrastructure.

1

BU DGET/RESOURCE IMPLICATIONS:

N/A

Prepared by: Approved for submission to Council
Oa 29 2020 3:18 FLI

#r# &,xn,'g UX
Crlb gtodst*

oecufgn

Craig Broderick
Manager, Current Planning

cAo

Date 02.NN.aU
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Oct 29 2020 3:31 PM

L1r*d-,-
{x

oocufb^.

Kim Flick
Director, Community lnfrastructure and Development

c:\3000-3699 LAND ADMtNtSTRATtoN\3360 zoNtNG AND REZONING\20 ApplicationsuoN00353\2 PROC\Rpt\201028-cb-Rpt-2oN00353'docx

REVIEWED WITH

n Corporate Services
n Bylaw ComPliance
X Real Estate

N RCMP
! Fire & Rescue Services
n Human Resources
n Financial Services
X COMMITTEE: APC (Oct.27t20)

N OTHER:

tr Operations
tr Public Works/AirPort
n Facilities
n Utilities

n Recreation Services
n Parks

X Current Planning
n Long Range Planning & Sustainability

n Building & Licensing
n Engineering DevelopmentServices
n lnfrastructure Management
X Transportation
n Economic Development & Tourism
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THE CORPORATION OF THE CITY OF VERNON

BYLAW NUMBER 5841

A bylaw to amend the City of Vernon's Official
Community Plan Bylaw Number 5470

WHEREAS the Council of The Corporation of the City of Vernon has determined to

amend the "Official Community Plan Bylaw Number 5470,2013";

AND WHEREAS all persons who might be affected by this amending bylaw have, before

the passage thereof, been afforded an opportunity to be heard on the matters herein

before the said Council, in accordance with the provisions of Section 464 of the Local

Government Act, and all amendments thereto;

NOW THEREFORE the Council of The Corporation of the City of Vernon, in open

meeting assembled, enacts as follows:

1. This bylaw may be cited as "3398 Davison Road Official Community Plan

Amendment Bylaw Number 5841, 2020" .

2. That Schedule "A" of Official Community Plan Bylaw Number 5470 is hereby

amended as follows:

That the following legally described lands be redesignated from "Public

lnstitutional", "Parks & Open Space", "ALR Lands" and "Hillside Residential" as

shown on Schedule "A" to "Hillside Residential" and "Parks & Open Space" as

shown on Schedule "8" attached hereto and forming part of this bylaw-

Legal Description:

LOT 1, EPP80986, SEC 4, TWP 8, ODYD

{3398 Davison Road)

PI2
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BYLAW 5841

3. Official Community plan Bylaw Number 5470 is hereby ratified and confirmed in

every other resPect.

READ A FIRST TIME this 23'd day of November,2020'

READ A SECOND TIME this 23rd day of November,2020.

PUBLIC HEARING held this day of ,2A20'

READ A THIRD TIME this daY of ,2020'

ADOPTED this daY of ,2020'

Mayor Corporate Officer

P13



Schedule'A'
Attached to and forming Part of Bylaw 5841

"3398 Davison Road Official Community Plan Amendment Bylaw Number 5841,2020*
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Schedule'B'
Attached to and forming Part of Bylaw 5841

"3398 Davison Road Official Community Plan Amendment Bylaw Number 5841,2020"
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THE RATION OF THE crw F VERNON

BYLAW NUMBER 5842

A bylaw to amend the CitY of Vernon
Zoning Bylaw Number 5000

WHEREAS the Council of The Corporation of the City of Vernon has determined to amend

the City of Vernon Zoning Bylaw Number 5000;

AND WHEREAS all persons who might be affected by this amendment bylaw have, before

the passage thereof, been afforded an opportunity to be heard on the matters herein

before the said Council, in accordance with the provisions of Section 464 of the Local

Govemment Act, and all amendments thereto;

NOW THEREFORE the Council of The Corporation of the City of Vernon, in open meeting

assembled, enacts as follows:

1. This bylaw may be cited as the "3398 Davison Road Rezoning

Amendment Bylaw Number 5842, 2020" .

2. Pursuant to the Official Zoning Map, Schedule 'A" attached to and forming

part of Bylaw Number 5000, is hereby amended as follows:

That the following legally described land be rezoned from "Ai - Agriculture

Within ALR" to "HRi - Hillside Residential Single and Two Family",

,,HR2 - Hillside Residential Multi Family" and "Pl - Parks and Open

Space"

Legal Description:

LOT 1, PLAN EPP80986, gEC 4 TWP I, ODYD
(3398 Davlson Road)

a)

Pl_5



BYLAW 5842

PAGE 2

and by changing the Zoning Map accordingly, all in accordance with the bolded areas as

shown on Schedule "A" attached to and forming part of this bylaw.

3.

respect.

Zoning Bylaw Number 5000 is hereby ratified and confirmed in every other

READ A FIRST TIME this

READ A SECOND TIME this

PUBLIC HEARING held this

READ A THIRD TIME this

ADOPTED this daY of

23'd day of November,2020

23'd day of November,2020

dayof ,2020

dayof ,2020

,2020

Mayor: Corporate Officer:

P1.7



SCHEDULE'A'
Attached to and Forming Part of Bylaw 5842

"3398 Davison Road Rezoning Amendment Bylaw Numbet 5842,2020"
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THE CORPORATION OF THE CITY OF VERNON

REPORT TO COUNCIL

SUBMITTED BY: Daniel Sturgeon,
Long Range Planner

COUNCIL MEETING: REG X COW n UC tr
GOUNCIL MEETING DATE: November 23,2020
REPORT DATE: November 12,2020
FILE: 3340-20 (OCP00084, 2ON00350)

SUBJECT: OFFIGIAL COMMUNITY PLAN AMENDMENT AND REZONING APPLICATION FOR

3398 DAVISON ROAD

PURPOSE:

To review an application for the property located at 3398 Davison Road in the East Bella Vista Highlands

(Turtle Mountain) Neighbourhood Plan which proposes to:

o Amend the Official Community Plan Future Land Use designation from 'Public and lnstitutional',
,Hillside Residential', 'parks ind Open Space' and 'ALR Lands'to 'Hillside Residential' and

'Parks and OPen SPace';
. Rezone from 41 (Agriculture in the ALR) to HR1 (Hillside Residential Single and Two Family),

HR2 (Hiilside Residential Multi-Family) and Pl (Parks and Opens Space);

in order to permit future development, accommodate a future road network, and facilitate the acquisition of

parkland on the 34.6-acre (14 hectare) parcel'

R MMENDATI ON:

THAT Council support the application to amend the Official Community Plan land use designation for Lot 1,

plan Eppgogg6, Section 4,'Township 8, Osoyoos Division Yale District (339s Davison Road) from 'Public

lnstitutional,, ,parks & Open Space', 'ALR Lands'and'Hillside Residential'to'Hillside Residential'and'Parks

& Open Space' as ouilined in the report titled "Official Community Plan Amendment and Rezoning

Application for 3398 Davison Road" dated November 12,2Q20 by the Long Range Planner;

AND FURTHER, that council support the application to rezone the subject property from A1 (Agriculture in

the ALR) to HR1 (Hillside Residential Single and Two Family), HR2 (Hillside Residential Multi-Family) and

pl (par(s and opens Space), as describld in the report titled "official Community Plan Amendment and

Reztning Application toi gsgg Davison Road" dated November 12, 2020 by the Long Range Planner;

AND FURTHER, that Council support waiving the open house for the proposed Official Community Plan

Amendment application as per the'corporate Ocp Amendment Applications Policy and proceed directly to

First and second Readings and scheduling of a Public Hearing;

AND FURTHER, that council consider the referral process already undertaken with persons, org_anizations

and authorities which are considered to be affected by the proposed amendment to the Official Community

plan to be appropriate and sufficient to meet the requirements of Section 475 of the Local Government Act,

AND FURTHER, that final adoption of the official community Plan amendment and rezoning bylaws be

subject to the following:

a) Completion of a purchase and sale agreement for a portion of the subject property in orderto provide

for additional park land as detailed ln the report tiiled "Official Community Plan Amendment and

Rezoning Application for 3398 Davison Road" dated November 12, 2020 by the Long Range

Planner;
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b) Submission of a subdivision application for the subject lands to create a park lot, which aligns with

the proposed Official Community Plan amendment and conceptual plan, and a remainder lot, to the

satisfaction of the Approving Officer;

c) Registration of a statutory right-of-way in favour of t!9 City of Vernon over the Streamside Protection

and Enhancement nrea inat is requiied under the Riparian Areas Protection Regulation and which

includes public trail access;

d) Registration of a 'no-build' restrictive covenant on the remainder of the development lands which is
' to iemain in place until such time that a future subdivision application which incorporates an

extension and connection of the road network and trail network across the site is completed;

e) Registration of a restrictive covenant which prohibits any subdivision of the property until emergency
' 

"96* to Davison Road is provided, and specifically limits such access to Davison Road for

emergency egress only, and specifies the crossing width over Tassie Creek to be a maximum of 4.0

metres;

0 Registration of a restrictive covenant requiring the installation of fencing or appropriate barriers along

the western property line of the subject property at the subdivision stage in order to protect against

trespass and interference with adjacent agricultural operations;

g) Completion of a purchase and sale agreement for the lands described as Plan A911, Section 4

Township g, Osoyoos Division Yale District, Parcel 1 (3301 Davison Road), in order to facilitate

acquisition of a missing link in the Grey Canal Trail, as detailed in the report titled "Official Community
plan Amendment and-Re=oning Application for 3398 Davison Road" dated November 12,2020 by

the Long Range Planner.

ALTE VES & IMPLI TIONS:

THAT Council not support the applications for an Official Community Plan land use designation

amendment and rezoning for Lot i, ptan EPP80986, Section 4, Township 8, Osoyoos Division Yale

District (3398 Davison Road).

A/ofe. This atternative does not support the Officiat Community Plan Amendment and rezoning

apptications. The current 41 zoning of tne subject property would remain and the applications would be

closed.

ANALYSIS:

A. Gommittee Recommendations:

At its meeting of November g,2O2O, the Advisory Planning Committee adopted the following resolution:

.THAT Council support the application to amend the Official Community Plan land use

designation for portions of Lot i, Plan EPP80986, Section 4, Township 8, Osoyoos Division
yale District (3398 Davison Road) from 'Public lnstitutional', 'Parks & Open Space', ALR

Lands' and 'Hillside Residential'to ;Hillside Residential' and 'Parks & Open Space' as outlined

in the report tiled "Official Community Plan Amendment and Rezoning Application for 3398

Davison Road" dated November 6,2020 by the Long Range Planner;

AND FURTHER, that Council support the application to rezone the subject proPgly 
t19m 

nl
(Agriculture in the ALR) to HRI (Hiilside Residential Single and Two Family), HR2 (Hillside
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Residential Multi-Family) and P1 (Parks and Opens Space), as describe_O il S" report titled
,,Official Community plan Amendment and Rezoning Application for 3398 Davison Road"

dated November 6,2020 by the Long Range Planner;

AND FURTHER, that Council consider the referral process already undertaken with persons,

oiganizations and authorities which are considered to be affected by the proposed

ariendment to the Official Community Plan to be appropriate and sufficient to meet the

requirements of Section 475 of the Local Government Act;

AND FURTHER, that final adoption of the ocP amendment and rezoning bylaws be subject to the

following:

a) Completion of a purchase and sale agreement for a portion of the subject property' 
in order to provide for additional park land as detailed in the report titled "Official

Community Plan Amendment and Rezoning Application for 3398 Davison Road"

dated November 6,2020 by the Long Range Planner;

b) Submission of a subdivision application for the subject lands to create a park lot,

aligning with the proposed OCP amendment, and a remainder lot, to the satisfaction

of the APProving Officer;

c) Registration of a statutory right-of-way in favour of the City of Vernon over the' 
Streamside Protection and Enhancement Area that is required under the Riparian

Areas Protection Regulation which includes public trail access;

d) Registration of a 'no-build' restrictive covenant on the remainder of the development' 
lands which is to remain in place until such time that a future subdivision application

which incorporates an extension and connection of the road network and trail

network across the site is completed;

e) Registration of a restrictive covenant which prohibits any subdivision of the property' 
until emergency egress to Davison Road is provided, and specifically limits such

access to Davison Road for emergency egress only, and specifies the crossing width

over Tassie Creek to be a maximum of 4'0 metres;

0 Registration of a restrictive covenant requiring the installation of fencing or' 
appropriate barriers along the western property line of the subject property at the

subdivision stage in ordeito protect against trespass and interference with adjacent

agricultural oPerations;

g) Completion of a purchase and sale agreement for the lands described as Plan A91 1,

Section 4 Township 8, Osoyoos Division Yale District, Parcel 1 (3301 Davison

Road), in order to facilitate acquisition of a missing link in the Grey Canal Trail, as

detailed in the report titled "Official Community Plan Amendment and Rezoning

Application for 3398 Davison Road" dated November 6, 2020 by the Long Range

Planner."

B. Rationale:

1. The 34.6 acre (14 hectare) subject property is located within the East Bella Vista Highlands (Turtle

Mountain) Neighbourhood plan irea and is shown in Figures 1 and 2 and also in Attachment 1 .
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2. The subject property is designated 'Public and

lnstitutional', 'Hillside Residential', 'ALR Lands" and
'Parks and Open Space' in the Official Community
Plan (OCP) Land Use Map. The entire parcel is

currently zoned Al (Agriculture in the ALR)' Despite

the name of the zone, the subject parcel is not in the

ALR (Attachments 2 and 3).

3. The subject property has frontage and road access

onto Davison Road. lt contains a single family

dwelling with several farming and livestock
outbuildings. The subject property, none of which is

in the ALR, was subdivided from the neighbouring
lands to the west, along the ALR boundary, in 2017 '

4. North and east of the subject property are
undeveloped lands within the East Bella Vista (Turtle

Mountain) Neighbourhood Plan' Lands to the east

also contain existing Turtle Mountain developments,
where several roads terminate at the subject property

line. Tassie Creek is located on the west side of the

subject property with Agricultural Land Reserve
(ALR) lands beYond.

5. lmmediately south of the subject property is a narrow
parcel which contains an undeveloped portion of the

Grey Canal. This narrow parcel extends west of the

subject property for nearly 500 metres as shown in

Figure 3. All of this linear parcel is currently under

the same ownership as the subject property.

Proposed Official Gommunitv Plan Amendments

5. The applicant proposes an Official Community Plan

amendment to remove the 'Public & lnstitutional'

designation entirely from the subject site 
"nq

reconfigure the location of the 'Parks & Open Space'

designation.

6. The OCP designation of 'Public lnstitutional' and

some of the adjacent 'Parks and Open Space' were

anticipated in the neighbourhood plan to provide land

for a future school site and associated playing fields.

-4-

7. Administration has consulted with School District

No.22 on the proposed removal of the School Site' lt
was determined that a school site is not required in

this location. School District No. 22 has no objection
to the proposal (Attachment 4).

Figure 1: Location

Figure 2: Aerial Photo of ProPertY

UNDEVETOPED
GREY CANAL

ECT

'{,

. t,tr

I

Figure 3: Grey Canal Parcel
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B. The reconfiguration of 'Parks and Open Space' includes relocating the portion that was to be associated

with the school site to the southwest corner of the subject property. This is an appropriate change, as

follows:

a. The existing OCP designation of 'Hillside Residential' in the southwest corner is impractical due

to the cost of extending services to this location and the need for a significant road crossing over

Tassie Creek.

b. Residential development in the southwest location would likely place additional pressure on

Davison Road, which is not built to standard and has insufficient capacity for additional traffic.

Expansion of Davison Road is unlikely due to it being within the ALR.

c. This alternative location in the southwest corner for the 'Parks and Open Spaces' designation

creates a parkland location with superior views and access.

d. The location is adjacent to what will be a continuous Grey Canal trail, providing both a stop of

interest or a beginning/end point for users.

e. Access to the park location will still be available to all residents of Turtle Mountain via future road

and trail crossings over Tassie Creek and the future expansion of the Grey Canal trail.

f. The proposed change is consistent with the intent of the Parks Master Plan and as well as the

East Bella Vista Neighbourhood Plan.

9. The existing 'Parks & Open Space' OCP designation
along Tassie Creek would remain, but would be

modified to align with the Streamside Protection and

Enhancement Area (SPEA) setbacks required
according to the Riparian Areas Protection Regulation.
This results in an increase in the area of the 'Parks and

Open Space Designation'.

'.4

1

I

10. A small portion of the north-west corner of the subject
property is currently designated in the OCP as 'ALR

Lands', however is not actually within the ALR. This
portion of the subject property is not within the required
SPEA setbacks of Tassie Creek, but is undevelopable
due to its isolated location. The proposed amendment
would re-designate this area more appropriately as
'Parks and Open Space'. This is shown as the solid
green area in Figure 4.

Figure 4: Existing Al OCP Designation

11. A referral response from the Agricultural Land Commission indicated that the interface with adjacent

ALR should be considered. The riparian area along Tassie Creek would serve as an appropriate buffer.

The installation of fencing or other suitable means to prevent trespassing onto the adjacent ALR lands

will be required at the subdivision phase.

j2.The current area designated in the OCP for Parks on the subject property is 9.5 acres (3.8 hectares)

and the proposed amount is 9.7 acres (3.9 hectares), resulting in a net increase in land designated
'Parks & Open SPace'.

13. The remainder of the subject property would be designated as "Hillside Residential" to accommodate

development as per the neighbourhood plan. The proposed OCP designations are shown in Attachment
5.
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14. Section 4TS of lhe Local Government Act (LGA) specifies that Council should provide one or more

opportunities it considers appropriate for consultation with persons, organizations and authorities it

considers affected. ln addition, the City's corporate OCP Amendment Applications Policy requires that

an open house be held to provide community residents with an additional opportunity to consider the

application.

l5.Administration undertook a referral process with numerous external agencies and recommends that

Council consider this to be sufficient to meet the requirements of Section 475 of the LGA. Responses

from agencies have been incorporated into the proposal and discussed herein. Additionally, Section 476

of the 
-tocat 

Governmenf Acf specifies that Council must consult with the Boards of Education for the

School District for OCp amend'ments impacted by the proposal. Consultation with the School District

was undertaken as described.

16. Holding an open house - in addition to the above consultation and the required Public Hearing - is not

considered necessary in this instance. lncreasingly, Council has supported waiving the open house in

adopted neighbourhood plan areas (including-the Foothills and Predator Ridge). The proposed

reconfiguration of parkland does not impact any adjacent residents and neighbourhood residents have

an oppirtunity to provide comment ai the Public Hearing, should Council grant First and Second

Readings.

Proposed Zoning Amendments

17.The proposed zoning amendments would result in a mixture of HR1 (Hillside Residential Single and

Two-'Famity) and nni lHittsiOe Residential Multi-Family) on the east side of Tassie Creek. Pl (Parks &

Open Space) zoning is proposed to align with the proposed OCP designations along the creek corridor

and the'portion of i'tre property on the west side of Tassie Creek. The proposed zoning is shown in

Attachment 6 and is broken down as follows:

a. HRI zoning for single and two-family dwellings is proposed for 14.7 acres (5.9 hectares) of the

site with a maximum density of 10 units per acre'

b. HR2 zoning for multi-family (semi-detached and row-housing) is proposed for 1Q.2 acres (4'1

hectares) of the site with a maximum density of 22 units per acre.

c. pl (parks and Open Space) zoning is proposed for 9.7 acres (3.9 hectares) of the site. 3.6 acres

(1.5hectares) would comprise land that could be developed foran active park, and 6.1 acres

would comprise a passive park within the creek corridor'

1g.The applicant has submitted a conceptual subdivision plan (Attachment 7). The plan includes the

following:

a. An extension of existing dead-end roads through the subject property and to lands beyond.

b. A total of 90 HR1 (Hillside Residential Single and Two Family) lots.

c. The number of HR2 units will depend upon design and tenure (fee-simple or strata); the applicant

has indicated a concept of approximately 95 units.

d. Trails along the riparian corridor and pedestrian connections through the site to existing points

on the adjacent lands'

e. An extension of Davison Road across Tassie Creek to the development site. This road would

only be used to provide emergency egress for Turtle Mountain developments.
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f. Road dedication, minimum lot size, functionality, and topographical constraints will limit the total

number of units on the site. These details would be determined at the subdivision stage

according to the Zoning Bylaw, Subdivision Development and Servicing Bylaw, and at the

discretion of the Approving Officer. The conceptual plan is subject to change within the confines

of the proposed zoning.

Proposed Parkland

19. Parkland dedication is typically completed at subdivision, in

accordance with Section 510 of lhe LocalGovernmenf Acf (allowing

for up to 5o/o of the land to be taken). The amount of parkland
proposed by the OCP amendment (Figure 5 and Attachment 5) for
this site, not including the riparian/SPEA corridor, is 3.64 acres
(14,723m2). This is more than the 5% amount of 1-4 acres
(5,766m2).

20. The applicant has agreed to enter into a contract of p_urchase and

sale with the City for the balance of 2.21acres (8,957m2) of parkland

shown in the proposed OCP amendment and rezoning maps. A
subdivision application would be initiated, following the public

hearing if the applications proceeds, to accommodate this.

21. The applicant has also agreed to enter into a contract of purchase

and sale for the undeveloped portion of the Grey Canal Trail (Figure

3) south of the subject site. While the rest of the Grey Canal Trail is
owned and operated by the Regional District of North Okanagan,
Administration would faciliiate this transaction as part of the
application process. Funding for this acquisition has been secured
and will be discussed in detail in a separate report'

Miscellaneous DeveloPment ltems
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22.There will be increased traffic on Turtle Mountain Boulevard as result of the proposal. The applicant

has provided a Traffic lmpact Assessment (TlA) which confirms the capacity of the existing road network

to serve the development. No off-site improvements or changes are anticipated or necessary.

23. There is currently only one means of egress for the existing Turtle Mountain developments which was

raised as a concern by Vernon Fire and Rescue Service. To ensure secondary emergency egress is
provided at subdivision stage, restrictive covenants would limit future development and require a

secondary access (crossing iassie Creek and connecting to Davison Road). Emergency egress would

be constiucted in accordance with the minimum requirements as specified in the Subdivision and

Development Servicing BYlaw.

24. Some public feedback has been received throughout the course of the application process relating to

concerns regarding increased traffic on local roads within the developed Turtle Mountain area. The

majority of new tiaffic generated by this development would be directed along Turtle Mountain

Boulevlrd, which is a collector road. Approximately 2Q-25 single family lots are expected to take access

from Camelback Road, a local road, which is not expected to have a significant impact.

25. The applicant has submitted a detailed report from their environmental consultant which identifies the

required SPEA. The report was filed with the Province of British Columbia and accepted, confirming that

the boundaries of the proposed OCP amendment and rezoning are appropriate. A detailed analysis of

mitigation and compensation measures would be undertaken at subdivision and Development Permit
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stages in accordance with the Development Permit Guidelines and Environmental Management

Strategy.

G. Attachments:

Attachment 1 - Location MaP
Attachment 2 - Existing OCP Designation Map

Attachment 3 - Existing Zoning MaP
Attachment 4 - Letter from School District No. 22

Attachment 5 - Proposed Official Community Plan Designations Map

Attachment 6 - ProPosed Zoning MaP

Attachment 7 - Subdivision Development Concept

D. Council's strateqic Plan 2019 - 2022 Goals/Action ltems:

The subject rezoning involves the following goalsiaction items in Council's Strategic Plan 2019 - 2022"

E. Relevant Policv/Bvlaws/Resolutions:

The OCp has the following applicable policies related to the subject application:

7.3 Support the development of the City Centre District, neighbourhood centres and

designated multiple family areas to the densities outlined in the OCP to build compact,

cornplete neighbourhood areas within the community and to achieve the maximum use

of m uniciPal infrastructure.

10.5 Require development to design and construct all offsite infrastructure including roads,

water, wastewater and storm systems with consideration for life cycle costs,

sustainabilitY and maintenance'

BU DGET/RESOURCE IM PLIGATIONS :

Funds for purchase will be taken from the Parkland Acquisition account and detailed further in a separate

report.

Required amounts for parks improvements will be brought fonruard in budget discussion as is necessary.

Prepared by Approved for submi to Council

X
Signer 1

For Daniel Sturgeon
Long Range Planner

-8-

Date

rce, CAO
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x
Signer 2

Kim Flick
Director, Community lnfrastructure and Development

roups\3000-3699 ADMIN
PROC\Rpt\201 1 1 2-rpt-councilreport-ds- OCP00084 ZON00350.docx

COMMUNITY - AMENDMENTSVO

X Corporate Services
! Bylaw ComPliance
X Real Estate

N RCMP
X Fire & Rescue Services
n Human Resources
n Financial Services
X COMMITTEE: APC (Nov.9/20)

N OTHER:

n Operations
n Public Works/Airport
! Facilities
n Utilities

n Recreation Services
X Parks

X Current Planning
X Long Range Planning & Sustainability
n Building & Licensing
X Engineering & Development
X lnfrastructure Management
X Transportation
! Economic Development & Tourism

REVIEWED WITH
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Zoning Designations

4L Agricultural

R2 Large Lot Residential

R5 Four-PlexResidential

RH 1 Low-Rise Apartment Residential

RH2 Stacked Row Housing Residential

P1 Parks & Open Space
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Attachment 4

Board of Education
School District No. 22 (Vernon)

1401 - 1sth Street, Vernon, BC VIT 8S8

May 8, 2020

DanielSturgeon
Long Range Planner

City of Vernon

By email: DSturgeon@vernon.ca

Dear Mr. Sturgeon:

RE: OCP00084 & 2ON00350 Referral Packaee (3398 Davison Road)

The school district is not opposed to the proposed amendment regarding the above property

Sincerely,

Sterling Olson

Secretary Treasurer

A Great Place to Learn

(250) 542-3331 www,sd22.bc.ca
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