
THE CORPORATION OF THE CITY OF VERNON

REPORT TO COUNGIL

SUBMITTED BY: Michelle Austin
Planner, Current Planning

SUBJEGT:

COUNCIL MEETING: REG X COw ! UC n
COUNCIL MEETING DATE: November 14,2022
REPORT DATE: November 2, 2022
FILE: 3360-20 (2oN00385) / 3090-20 (DVP00569)

ZONING AND DEVELOPMENT VARIANGE PERMIT APPLICATIONS FOR 1609 43RD

AVENUE

PURPOSE:

To present for Council's consideration zoning and development variance permit applications for the property
located at 1609 43'd Avenue in preparation for a 16-unit townhouse development.

RECOM ON:

THAT Council support Zoning Application 00385 (2ON00385) to rezone Lot 1, Sec 2, TP 8, ODYD, Plan

KAP48497 (1609 43'd Avenue) from R5 - Four-plex Residential to RH2 - Stacked Row Housing Residential
as outlined in the report titled "Zoning and Development Variance Permit Applications for 1609 43'd Avenue"
dated November 2,2022 and respectfully submitted by the Current Planner;

AND FURTHER, that Council's support of 2ON00385 is subject to the following:

a) that a combined Multiple Family and Environmental Development Permit is ready for issuance prior

to final adoption of a bylaw to rezone the property; and

b) that a covenant, in favour of the City of Vernon, be registered on title of the land:

i. prohibiting health services, personal services, and retail conveniences secondary uses;

ii. limiting the maximum number of dwelling units to 16;

iii. limiting the maximum height of buildings to the lesser of 10m or 3 storeys; and

iv. requiring common outdoor amenity space with a playground structure;

AND FURTHER, that Council hold a public hearing, pursuant to 464(1) of the Local Government Act, on a
proposed bylaw to rezone Lot 1, Sec 2, TP 8, ODYD, Plan KAP48497 (1609 43'd Avenue) from R5 - Four-
plex Residential to RH2 - Stacked Row Housing Residential;

AND FURTHER, that Council support Development Variance Permit Application 00569 (DVP00569) to vary
Zoning Bylaw 5000 for Lot 1, Sec 2, TP 8, ODYD, Plan KAP48497 (1609 43'd Avenue) by:

a) decreasing Section 9.13.6, minimum side yard (east), from 3m to2m for Building 2;

b) decreasing Section 9.13.6, minimum side yard (east), from 3m to 2.6m forthe portion of Building 4
being < 2.5 storeys;
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c) decreasing Section 9.13.6, minimum side yard (east), from 6m to 2.6m for the portion of Building 4

being > 2.5 storeys;

d) decreasing Section 9.13.6, minimum rear yard, from 7.5m to 3.7m for the portion of Buildings 3 and

4<2storeys; and

e) decreasing Section 9.13.6, minimum rearyard, from 9m to 3.7m forthe portion of the Buildings 3
and4>2storeys.

ALTERNATIVES & I M PLIGATIONS :

1. THAT Council support Zoning Application 00385 (2ON00385) to rezone Lot 1, Sec 2, TP 8, ODYD, Plan

KAP48497 (1609 43'd Avenue) from R5 - Four-plex Residential to RH2 - Stacked Row Housing
Residential as outlined in the report titled "Zoning and Development Variance Permit Applications for
1609 43'd Avenue" dated November 2,2022 and respectfully submitted by the Current Planner;

AND FURTHER, that Council's support of 2ON00385 is subject to the following:

a) that a combined Multiple Family and Environmental Development Permit is ready for issuance
prior to final adoption of a bylaw to rezone the property; and

b) that a covenant, in favour of the City of Vernon, be registered on title of the land:

i. prohibiting health services, personal services, and retail conveniences secondary uses;

ii. limiting the maximum number of dwelling units to 16;

iii. limiting the maximum height of buildings to the lesser of 10m or 3 storeys; and

iv. requiring common outdoor amenity space with a playground structure;

AND FURTHER, that Council not hold a public hearing, pursuant to 464(2) of the Local Government
Act, ona proposed bylaw to rezone Lot 1, Sec 2, TP 8, ODYD, Plan KAP48497 (1609 43'd Avenue) from

R5 - Four-plex Residential to RH2 - Stacked Row Housing Residential;

AND FURTHER, that Council direct Administration to issue a public notice of initial readings and prepare

a proposed bylaw to be brought fonrvard for Council's consideration at the Regular Meeting of
December 12,2022 to rezone Lot 1, Sec 2, TP 8, ODYD, Plan KAP48497 (1609 43'd Avenue) from R5

- Four-plex Residentialto RH2 - Stacked Row Housing Residential;

AND FURTHER, that Council be advised that Development Variance Permit Application 00569
(DVPO0569) will be brought forward for Council's consideration and public input at the Regular Meeting

of Decemb er 12,2022, to vary Zoning Bylaw 5000 for Lot 1 , Sec 2, TP 8, ODYD, Plan KAP48497 (1609

43'd Avenue) by:

a) decreasing Section 9.13.6, minimum side yard (east), from 3m to 2m for Building 2;

b) decreasing Section 9.13.6, minimum side yard (east), from 3m to 2.6m for the portion of
Building 4 being S 2.5 storeYs;

c) decreasing Section 9.13.6, minimum side yard (east), from 6m to 2.6m for the portion of
Building 4 being > 2.5 storeYs;
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d) decreasing Section 9.13.6, minimum rear yard, from 7.5m to 3.7m forthe portion of Buildings 3

and4<2storeys; and

e) decreasing Section 9.13.6, minimum rearyard, from 9m to 3.7m forthe portion of the Buildings
3and4>2storeys.

Nofe; This alternative does not allow the public to make representations to Council on the proposed

bylaw.

THAT Council not support Zoning Application 00385 (2ON00385) to rezone Lot 1, Sec 2, TP 8, ODYD,

Plan KAP48497 (1609 43'd Avenue) from R5 - Four-plex Residential to RH2 - Stacked Row Housing

Residential as outlined in the report titled "Zoning and Development Variance Permit Applications for
1609 43d Avenue" dated November 2,2022 and respectfully submitted by the Current Planner;

AND FURTHER, that Council not support Development Variance Permit Application 00569 (DVP00569)

to vary Zoning Bylaw 5000 for Lot 1, Sec 2, TP 8, ODYD, Plan KAP48497 (1609 43'd Avenue) to:

a) decrease Section 9.13.6, minimum side yard (east), from 3m to 2m for Building 2;

b) decrease Section 9.13.6, minimum side yard (east), from 3m to 2.6m for the portion of Building 4

being s 2.5 storeys;

c) decrease Section 9.13.6, minimum side yard (east), from 6m to 2.6m for the portion of Building 4

being > 2.5 storeys;

d) decrease Section 9.13.6, minimum rear yard, from 7.5m to 3.7m for the portion of Buildings 3

and4<2storeys; and

e) decrease Section 9.13.6, minimum rear yard, from 9m to 3.7m for the portion of the Buildings 3

and4>2storeys.

Nofe: This alternative does not support the rezoning and variances and prevents the proposed 16-unit

townhouse development from moving ahead. Without rezoning approval, the property could support a
maximum of eight dwelling units under the existing R5 zoning.

ANALYSIS:

A. Gommittee Recommendations:

At its meeting of October 12, 2022, the Advisory Planning Committee passed the following resolution:

THAT Councit support Zoning Apptication 00385 (2ON00385) to rezone Lot 7, Sec 2, TP 8,

ODYD, Ptan KAP48497 (1609 43'd Avenue) from R5 - Four-plex Residential to RH2 - Stacked
Row Housing Residential as outlined in the repoft titled "Zoning and Development Variance

Permit Apptications for 1609 43'd Avenue" dated September 29, 2022 and respectfully submitted
by the Current Planner;

AND FIJRTHER, that Council's support of 2ON00385 ts subT'ect to the following:

a) that a combined Multiple Family and Environmental Developmentt Permit is ready for
rssuance prior to final adoption of a bylaw to rezone the property; and

2



-4-

b) that a covenant, in favour of the City of Vernon, be registered on title of the land:

i. prohibiting health services, personalserylces, and retail conveniences secondary
uses,'

ii. limiting the maximum number of dwelling units to 16;

iii. timiting the maximum height of buildings to the /esser of 10m or 3 storeys; and

iv. requiring common outdoor amenity space with a playground structure;

AND F1JRTHER, that Council hold a public hearing, pursuant to 464(1) of the Local Government
Act, on a proposed bylaw to rezone Lot 1, Sec 2, TP 8, ODYD, Ptan KAP48497 (1609 43'd

Avenue) from R5 - Four-plex Residential to RH2 - Stacked Row Housing Residential;

AND FIJRTHER, that Councit be advised that Development Variance Permit Application 00569
(DVP0O569) witt be brought forward for Council's consideration and public input on the same date
as the pubtic hearing, to vary Zoning Bylaw 5000 for Lot 1, Sec 2, TP 8, ODYD, Plan KAP48497
(1609 43rd Avenue) by:

a) decreasing Section 9.13.6, minimum side yard (east), from 3m to 2m for Building 2;

b) decreasing Section 9.13.6, minimum side yard (east), from 3m to 2.6m for the portion of
Building 4 being 3 2.5 storeys;

c) decreasing Section 9.13.6, minimum side yard (east), from 6m to 2.6m for the portion of
Building 4 being > 2.5 storeys;

d) decreasing Section 9.13.6, minimum rear yard, from 7.5m to 3.7m for the poftion of
Buildings 3 and 4 < 2 storeys; and

e) decreasing Section 9.13.6, minimum rear yard, from 9m to 3.7m for the portion of the
Buildings 3 and 4 > 2 storeYs.

B. Rationale:

1 The subject property is located at 1609 43'd Avenue, across from Vernon Mobile Home Park and

adjacentto Vernon Springs (Figures 1 and 2). There is currently one single detached dwelling located

onthe property planned for demolition to allow for redevelopment (Attachment 1). Development plans

are to construct a 16-unit townhouse development consisting of four, four-plex buildings (Attachment 2).

2. The intent of the rezoning and variance applications are to request that Council:

Housing Residential (RH2) (Attachment 4); and

minimum setbacks:

o side yard (east), from 3m to 2m for Building 2;

o side yard (east), from 3m to 2.6m for the portion of Building 4 
= 

2.5 storeys;
o side yard (east), from 6m to 2.6m for the portion of Building 4 > 2.5 storeys;
o rear yard, from 7.5m to 3.7m for the portion of Buildings 3 and 4 s 2 storeys; and
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3. The site layout for the project has
Buildings 1 and2facing 43'd Avenue
with a pedestrian oriented design
including direct pedestrian access to
the sidewalk, patios, lighting,
landscaping (Attachment 5) and
decorative fencing and garages at
the rear. Buildings 3 and 4 front the
rear property line, also with patios,
lighting, landscaping and decorative
fencing and garages front the private
driveway. The patio areas would
meet the minimum requirement of
Zoning Bylaw 5000 for the provision
of private open space. Additionally,
common outdoor amenitY space
with a playground structure is being
recommended by Administration in
the northwest corner of the property.
Landscaping would be Provided in
accordance with Zoning Bylaw 5000.
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rear yard, from 9m to 3.7m for the portion of the Buildings 3 and 4 > 2 storeys
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Figure 1: Property Location Map

4. Access to the development would be
from 43'd Avenue adjacent to the
west side property line. The private
driveway is sufficiently designed to
accommodate fire and rescue
services in the event of an
emergency. Garbage, recYcling and
organics collection would be through
a private contractor.

5. Each dwelling has a two-car garage,
with four units having double
garages and 12 units having tandem Figure 2: Aerial Photo of Property

garages. Adequate visitor parking, accessi
Zoning Bylaw 5000.

ble parking and bicycle parking would be provided as per

Maximum height for all four buildings would be 10 meters. Buildings 1 and 2 are considered 2.5 storeys

and Buildings 3 and 4 are considered three storeys. Dwelling units within Buildings 1 and 2 wouh have

a floor areabf approximately 1,238ft2 with three bedrooms each. Dwelling units within Buildings 3 and 4

would have floor areas ranging from 1,135ft2 to 1,655ft2 with two or three bedrooms each.

The property is designated as Residential Medium Density (RMD) within the Official Community Plan

(OCP). The density range within the RMD designation is between 30 units/ha (12 units/ac) and

i 10 units/h a (44.5 units/ac). The existing R5 zoning allows a maximum 30 units/ha, which is the low end

of the RMD designation. With a lot area of 2,023.6m2, the property can currently support a maximum of
six dwelling units. The proposed RH2 zoning allows up to 100 units/ha (40.5 units/ac). lf rezoned to RH2,

the property could support up to 22 dwelling units. The 16-unit projectwould have a density of 79 units/ha
(-31 units/lc), within the range allowed by the RMD designation and less than the maximum density

allowed under the proposed zone.
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8. Table 1 below compares the R5 and RH2 zones with respect to permitted housing form and density

Housing Form

Max. Density 100 units/ha = 20 units
1 10 units/h a = 22 units with housing

agreement

Table 1: Zoning Gomparison - Residential Uses

g. Surrounding land uses are similar and compatible with the proposed multi-family development, as shown

in Table 2.

30units/ha=6units

Existing R5

. Single Detached Housing (SDH)

. Dupler/Semi-detached Housing
r Three-plex Housing
. Four-plex Housing
. Secondary Suites within SDH

Zoning
R5 - Four-plex Residential

Proposed RH2

Apartment Housing
Row Housing
Stacked Row Housing
Semi-detached Housing
Seniors Housing (55+, Supportive and
Assisted)

Actual Use

North

East

South

West

Vacant

R5 - Four-plex Residential Vernon Springs Multi-Family Development

R7 - Mobile Home Residential Mobile Home Park

RH2 - Stacked Row Housing Driveway/Fou r-plex Housing
Residential

Table 2: Surrounding Properties - Zoning & Actual Use

10.The applicant compared other medium density zones including the existing R5 (Four-plex Housing
Residential), RM1 (Row Housing Residential), RM2 (Multiple Housing Residential), RH1 (Low-Rise

Apartment Residential and the proposed RH2 (Stacked Row Housing Residential). For the proposed

16-unit project, the RH2 zone requires the least number of variances in comparison with the other
medium density zones as illustrated in Attachment 6.

11. The proposed decrease in side and rear yard setbacks are anticipated to have little impact on the

surrounding properties. As shown on Attachment 7, the north/east property includes an environmental
protection irea that can not be built on and a panhandle road access to 43'd Avenue. The property to

the west also includes a panhandle road access to 43'd Avenue. Both panhandles are needed to provide

access and therefore can not be built on.

12. An Environmental Assessment (EA) has been provided (Attachment 8), as the subject property has a
"medium" conservation value within an Environmental Management Area. The EA observes that the
property has been significantly disturbed resulting in a low conservation value. Administration
recommends that the EA be followed to ensure any existing environmental values be retained. This can

be accomplished through the Development Permit and Building Permit processes.

13.A Geotechnical lnvestigation Report and Summary Letter (Attachment 9) have also been provided

confirming that "from a geotechnical standpoint, the proposed development is feasible". At the building
permit or subdivision stage, the owner/developer will be required to adequately address any stormwater
management issues in accordance with the Subdivision and Development Servicing Bylaw 3843.
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14. Administration supports the proposed rezoning and variance requests for the following reasons:

a) the proposal provides an increase in density (more housing) and maximizes the use of existing
city infrastructure within the neighbourhood district, as supported by the OCP;

b) the units are ground-oriented townhomes with two and three bedrooms suitable for families;

c) form and character of the project is compatible with the existing neighbourhood character;

d) the owner compared the medium density zones (Attachment 6) within Zoning Bylaw 5000 and

determined that the RH2 zone was the best fit for the proposed development requiring the least
number of variances; and

e) the proposed decrease in side and rear yard setbacks are anticipated to have little impact on the
surrounding properties to the north and east as that these areas are vacant and not proposed

for development.

C. Attachments:

Attachment 1 - Photos
Attachment 2 - Design Drawings
Attachment 3 - R5: Fourplex Housing ResidentialZone
Attachment 4 - RH2: Stacked Row Housing Residential Zone
Attachment 5 - Landscape Plan
Attachment 6 - Medium Density Zoning Comparison
Attachment 7 - Buffers
Attachment 8 - Environmental Assessment
Attachment 9 - Geotechnical Summary

D. Council's Strateoic Plan 201 I -2022 Goals/Action ltems:

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

E. Relevant Policv/Bvlaws/Resolutions:

L Official Community Plan Bylaw 5470

2. Zoning Bylaw 5000

3. Local Government Act:

Division 3 - Public Hearings on Planning and Land Use Bylaws
Sec. 464 - Requirement for public hearing before adopting bylaw
A locat government is not required to hold a public hearing on a proposed rezoning bylaw if an

OCP is in effect for the area that is the subject of the zoning bylaw, and the bylaw r's constsfenf
with the OCP.
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BUDGET/RESOURCE IMPLICATIONS:

N/A

Prepared by: Approved for submi Council

X
M Austin W rce,
Current Planner

07 litlv.30?l-

Xr Kim Flick
Director, Community lnfrastructure and Development

G:\3000-3699 LAND ADMINISTRATION\3360 ZONING AND REZONING\20 Applications\zON0038s\2 PROC\Rpt\Council
Report\22'1 1 02_ma_Council_Rpt?ON00385-DVP00569.docx

6

REVIEWED WITH

n Corporate Services
n B/aw Compliance
tr Real Estate

N RCMP
X Fire & Rescue Services
n Human Resources
! Financial Services
X COMMITTEE: APC (Oct.12122)
! OTHER:

X Operations
X Public Works/Airport
n Facilities
n Utilities

D Recreation Services
n Parks

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



ATTACHMENT 1

Photo from across 43'd

Photo 2: View of rear of property, facing NE



Photo 3: Vernon Springs entrance/side property line, facing S toward 43'd Ave



@
)F:3rL;\ tiIIrDl(i

<'\\)

Propoaod
noalderrtlal
Dovolopmt

ffi

Corer

EIIIIFIHI
H11MT-

c
l
F
a
z
a
a

PROPOSED RESIDENTIAL DEVELOPMENT . 1609 43RD AVENUE

q,
o

3
o
Fl.
N

{a'

A-O(

lr

JJ
Lll

=n
4



sLE AoVEBAGE (!!4PER!{EAE!E)

PffiKNG

BICYCLE PMKNG

ZONING

tuFtun'nodi.dd

EGA DESCRNON

CIVIC ADDRESSES

sre cowilGE

ffi
| &.814ft

ss

Plopoaod
Realclarillal
Dovolopmont

Slto Plan/
zonlng Chart

A-tor
G

ENVI RONM ENTAL PROTECTION AREA

R5
WALI(WAY

tsY
J

3Yo
dl
F
lrJa
o-o
E
(L

Eq
6t

ulo
6
ct
lrJt

Eq
(o

ul
Ja
uJ

to
Ee(0

E
O)oq
o
(Y)

E
@o,q
co
(Y)

53.119m

3.71m REARYARD

IDEWALK

1703
RM1

1701
RH2

1607 r

R5 t
Eq
o) 4.5m

43 AVENUE

SITE PLAN scALE: 8t32"=1'-0"

2

NG4

3 STr

2Sn

BUILI

3 STI

)w 2.5
VE 2.5

BUILT

3 ST(

ACK BEL
AGK AtsC

FRONT

IYARD S

( YAITL' I

ING 1

)REY

)REY

3 STI

2 ST(

BUILT

irm F{hQ. t{ts4

BUILDING 3

3 STOREY

3 STOREY
I

5m REQ. REA7
I

VV
R

A

7.Om DRIVE AISLE

VV

ZONING/SETBACKS



m
p.&9748

--l-
te @

Pr-Foa€d
Reold.ntlal
Dovolopmont

tho Plan
PaFk^-lnd

A-t otA
t

ENVI RONMENTAL PROTECTION AREA

WALKWAY
RET

i 1,5m LANPSCAPE BIIFEER (VEG+FENCE)

1.5m

F
IIJ
E

=YJ

=

43 AVENUE

SITE PLAN scALE: 3/32"=1'-0"

lJrl

6

BIKE

UJ

Y
m

g

ffi

utY
o

ut

E

u,t

6

II.J
Y
o

H
UJ
Y
dr

BIKE

ut

d

g

ffi
J ]DF(l

B,

B

BIKE

BUILDING,I

BUILDING 3
7.Om DRIVE AISLE

ASPHALT

PARKI NG/SNOW STORYLAN DSCAPE BU FFER



25sm 1Ssm 15sm 26sm 26sm 15sm 15sm 25sm

t asllE

so

Pnopoaed
neldantlal
DoYolopmoril

lslto Plan
tlpenapa€

A-totB
d

63sm
(PLAY

STRUCT.)

29sm 29sm 22sm

43 AVENUE

SITE PLAN scALE: 3t32=1'-o,'

NG4

lJJv
o

BUILD

I!x
dl

NG3BUILD

ING 2BUILT

t--.
22stn

OPENSPACE



m
ra.s.7&

s @

PToFoaad
Realdcntlal
Dwalopment

Ilo Bulld
:lonaa

A-lOlG
4



.rffi[-d-.
's-3Tf'

.rffiflr-Llg{%Ali
-frrl DTNTNG l-.

I b.4ac4'Ll
'FE-

,, bi'Gl
'rS,{1-l

KITCHil
1lLln15q

GAMGE
10'{%1'{XS'-t'

ffiGE
10{/11'€rel1'

I €UN6

GMGE
10411l'fff-l.

g 6UNG t

f ,'L'nn
I 5:l'X13'-T

-,*ytnc

r,u'"bt5'-1al3i'

'.
tJ,_)

I["iiEF]-'t
KTCHEN

r'-r0x15{'

I ii,'nn
158y133

i,l t'
L,

i
I
r

ic
t

{
eI
I

LMNG
r5Bat!'4'

@E@R^a=fi
orfu4dm=e

@MRM.g
6ftffirM"g

id IWR UM 1' ffiOR UTF
CN@Re=g GiGf,@rM=fr
GArc4Edffi!& @ECHE=$

LOWER FLOOR PLAN

BUILDING 1 & 2
GffircRUNr 16ilEUUNtr r8il@mdr itfficafrOGF]$AE'& 6RNR@$4-& ffiRmrE-g ffif,@@.d
MAIN FLOOR PLAN

BUILDING 1 & 2

GAMGE
10+/11'{'rerl'

gGM

im

F(l\\\rl o

PFopoaod
n aldorillal
D6relopmerrt

FlooF Plana
Bldg f A2

EIIIFIIHT
HOMES

A-lor2
4

ffiR@RR-&

UPPER FLOOR PLAN

BUILDING I & 2

16rNE@Utr lrffirm$rffituRme& ffiRGs-e

rcT&ffiflOmma=1&



SIDE ELEVATPN

SIDEELFr'ANON

FRONTELEVATION

REAR ELEVATION
BUILBIIIG 1 & 2

mx

m
rasm

s

FoDoa.d
n-l.Li$.|
Dadoprndi

t6€h

EleuruorE
Eldt t &2

bb M, 2m1-2b

&, wfl,m

4!,----,-,-,--- -!

A-t 03
C

m
mmm

m
m



GRGRffiffi=d
ffi4EcHE=41i

@n@ma=&
G&G4CCB MA=&

ffiRdm-&

MAIN FLOOR PLAN

BUILDING 4

so

Propoaad
Realdentlal
Developmnl

Floor PIana
BIdg /r

!-::------------

'!!:----------

zv______________

A-r(,4
G

GGffiMA=&ffiESrB--&
LOWER FLOOR PLAN

BUILDING 3

l4IIlfuRUNtr 1''NEffiUNfr lEffiIGOIT
GffiR@RlE.stn reEdAg-S GRGffiRrM'e

Grc$[qM.&
UPPER FLOOR PLAN

BUILDING 4
ToT[ mo$ @R e: t&

FLq
108 Xl0S"

MGE
9L10XS4'

MGE
9r1ore$"

3'CEILING

FLq
10'€x10'f LMNG

1?-T\1zis

ilL
{t.t*t
ens;rt- l-'J
KITCHEN

1C4\128

, iffG ,,
ft4x10-1d.EL]

6tfu
"ry[

KITCHEN
19s14€.

Ivrs]
134411'f

il
LIVNG

1344116

6ilb
''TT'

MCHEN
10'4414'€'

il

(L;
[]Eist
f'

,fI.91FU.

.r F^fili,
111'3(,ti?r

Iivincl
12'-ry12W



FLU
10'4X10'S

GMGE
9io'xs?'

[ry10'fl10'4'

GffiSR@m4:6
ffiECNm=&

l4rNTRrdUNr 13 S$ffiUNf
ffiFFmAE=H rcF&Rffi=& ff

m
so

Prol'oaed
Fealdentlal
Developrcnl

Fl6F Plan3
Btdg 3

Z:::------------

A- r o4A

qNURmS=&
ffi#@=&
LOWER FLOOR PLAN

BUILDING 3

MAIN FLOOR PLAN

BUILDING 3

UPPER FLOOR PLAN

BUILDING 3

,ri;';.
u'4a10rr0l

-JJ'

LVING
17'-\129

I

I

l l

ir

b'"'"li8flxlrB'

E

LNING
13{4114"

KI'CHEN
10'fl146-

[vnol

KtrCHEN
104X14,S

d,ila
"s:lr'

tl

l.

{ -8"
i Er. r?
r E l^;ltq
116 

--je
I

KtrCHEN
14'44125'

,rliiiilr,
c':g!gJ0'

n

rrvrnel1t-n129

fr

TOTAd6A@rB.rrK



lf=j

Lll

nn

Lri

t =rl

rilrl

m
ss

PFopoaed
Re.ldontlal
Dffilopmgnt

ElevatlolI
Bldg A

A-t 05
4

REAR ELEVATION

FRONT ELEVATION

BUILDING 3
SIDE ELEVATION

SIDE ELEVATION

[]''n]

il



itli

lr, .:.j

i

LL-:-

n n

s s

Fl€pced
Faalalentlal
DdeloFmel't

Elmllona
Eldg /l

A- I O5A
il

REAR ELEVATION

FRONT ELEVATION

BUILDING 4
SIDE ELEVATION

SIDE ELEVATION

[]



I

f. I

ltii
6-\-/

'I

@

G)

--

rl
I

COLOUR SCHEME

I HORIZONTAL SIDING
NATURAL WOOD
FINISH

3 FIBRE.CEMENT
PANELS/SMART TRIM
BLACK

5 PRIVACY SCREEN
METAUGLASS (OBS}
CANOPY/LIGHTING
FLASHING
BLACK

sTucco
WHITE

4 BRICKVENEER
CHICAGO SryLE

6 WNOOWS/ENTRY
DOORYGARAGE DOOR
BLACK

&.'\i_/

Propoaed
ne-ldenilal
Dovelopmont

GolouE a
taleFlela

pullfHry

.. .a!4 2?l
':!:t:
D.2a irf

A-r06
4

I



m
rlo

Propoaod
Fealdeitlal
Devoloprent

r-oh

nsndgrlnga

HU[TIIHT
HllMES

ta,vr' 4

A-l(l7
4

VIEW FROM SOUTH WEST ON 43RD AVENUE LOOKING EAST
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Vista Twist Tower

Age 5 to 12 Years
Fall Zone 7.1m x 6.9m
Height 3.0m

Volcano Climber

Age 5 to 12 Years
Fall Zone 5.5m x 5.8m
Height 2.4m

Rocket

Age 5 to 12 Years
Fall Zone 5.8m x 5.9m

Geodome Climber

Age 5 to 12 Years
Fall Zone 6.1 m x 6.1 m
Height 1.06m

Shet Note:

Examples ot playground equipment options are prcvided to illusfab the develope/s intent. The
actual prcductwill be verified by lhe developer prior to purchase and installailon.

OUTDOOR AMENITY PLAN
PLAYGROUND EQUIPMENT OPTIONS

Height 2.4m

SCALE: 3/32"=1'-0i'



GEOPACIFIC

Attachment 9

P (2s01 21s 1206
geopacific,ca

1:l4O St. Paul Road
Kelowna, B.C. VlY 2E1

CONSULTANTS

1609 43 Avenue GP Ltd.
2721 Longridge Drive SW,
Calgary, AB
T3E 5N7

November 1't,2022
File:20'/76

Attention: Chris Pollen

Re: Geotechnical Comments on Site Preparation for Proposed Residential Development
1609 43'd Avenue, Vernon, B.C.

GeoPacific has been retained to comment on the geotechnical aspects for the construction of the proposed

residential development for the above referenced address in regards to our Geotechnical Investigation
Report issued on April l2t',2022. Based on architectural drawings provided by Dwell Design Studio, dated

March 17'A,2022, the proposed residential development includes 4 buildings, split into 16 three storey

townhome units with parking on the lowest level, and a local access road. Based on the drawings, we
anticipate wood framed construction above-grade and reinforced concrete construction for floor-slabs and

footing elements. GeoPacific has completed a detailed drill based investigation and recommendation report
dated April 12ft,2022.

We confirm, from a geotechnical standpoint, that the proposed development is feasible.

Based on drawings provided by Lawson Engineering Ltd. (Lawson), dated September th, 2022, we
anticipate that re-grading of the property will be completed to accommodate the development. The existing
layers containing deleterious soils must be stripped from the site prior to the placement of any new fills or
the construction of any roads, utilities, buildings, and retaining walls. We further confirm that the onsite
groundwater conditions are considered to be perched. Excavations will likely encounter groundwater

seepage and can be handled using conventional sumps and sump pump techniques.

Prior to construction offoundations, utilities, grade supported slabs, and pavement structures, all vegetation,
fills, topsoil, soils containing organics, and loose or otherwise disturbed materials should be removed to
expose a subgrade of silty sand, sandy silt, clayey sandy silt, sand and silt, sand, and gravelly silty sand
(till). The stripping program at the site will require the removal of the organic silt layer between 1.5 m to 3
m below existing grade.

Following the stripping works, grade reinstatement will be required, we recommend the use of engineered

fill. "Engineered Fill" is defined as clean sand to sand and gravel containing silt and clay less than 5Yoby
weigh! compacted in 300 mm loose lifts to a minimum of 95oh Modified Proctor maximum dry density at
a moisture content that is within 2Yo of optimum for compaction. During fill placement, benches should be

cut into any sloping stripped subgrade surfaces to key the structural fill into the natural topography. Where
the exposed subgrade surface slopes at greater than 2|Yqwe recommend that the subgrade be benched, prior
to placing the fill, to improve the structural integrity of the embankment. Benches should be a minimum
horizontal distance of 1.0 metre before stepping to the next bench.

Residential Development - 1609 43 Avenue, Vemon, BC

CONSULTING GEOTECHNICAL ENGINEERS

File: 20776 Page I of2



Stripped subgrades and engineered fill ma.terials and compaclion must be reviewed by the geotechnical
engineer.

For further site specific geotechnical recommendations, our Geotechnical Investigation Report can be

referenced.

We are pleased to assist you with this project and we trust this information is helpful and sufficient for your
purposes at this time. However, please do not hesitate to call the undersigned if you should require any

clarifi cation or additional details.

For:
GeoPacific Consultants Ltd.

Hanneke Byl, B.A.Sc.
Engineer-In-Training

Reviewed By:

Avendano, B.Eng., P.Eng.,
PrinciPal permitto practice EGBC

10fo782

Nlv a 1 2922

Residential Development - 1609 43 Avenue, Vemon, BC

CONSULTING GEOTECHNICAL ENGINEERS

File:20776 Page2 of2



R5 : Four-plex Housing Residential

Purpose

The purpose is to provide a zone for the development of a maximum of four ground
oriented dwelling units in the form of single detached, semi-detached, duplex, three-
plex or four-plex housing on urban services. The RSc sub-zoning district allows for care
centre, major as an additional use. The R5h sub-zoning district allows for home based
business, major as an additional use. @ylaw 5467)

9.6.2 Primary Uses4

care centre, major (use is only permitted with the RSc sub-zoning distric\
duplex housing
four-plex housing
group home, major
semi-detached housing
single detached housing
three-plex housing
seniors housing

9.6.3 Secondary Uses

boarding rooms
care centres, minor
home based businesses, minor
home based businesses, major (in single detached housing only) (use is only permitted with
the R5h sub-zoning district)

secondary suites (in single detached housing only)
seniors assisted housing
seniors supportive housing

9.6.4 Subdivision Regulations

. Minimum lot width is 20.0m, except it is 22.0m for a corner lot.

. Minimum lot depth is 30.0m.

. Minimum lot width for single detached housing is 14.0m, except it is 16.0m for a
corner lot.

. Minimum lot area for single detached housing i^s 450m2.

. Minimum lot area is 700h2, except it is 800m2 for a corner lot, or 10,000m2 if not
serviced by a community sewer system. (Bylaw 5339)

9.6.5 Party Wall Subdivision Regulations

9.6.6 DevelopmentRegulations

Maximum site coverage is 40/" and together with driveways, parking areas and
impermeable surlaces shall not exceed 50%.

9.6

9.6.1

SEciloN 9.6: Foun-plex HoustNG REStDENT|AL
zoNrNG BYLAW NO. 5000 (2003)

a

Attachment 3

R5-10F2

Lot Type Minimum Lot area Minimum Lot Width
interior corner interior corner

Semi-Detached Housinq 350m2 400m2 10.0m 12.0m
Three'Plex Housino 235m2 285m2 7.0m 9.0m
Four-Plex Housinq 175m2 225m2 7.0m 9.0m

CITY OF VERNON



Maximum floor space ratio is 0.6.
Maximum height is the lesser of 10.0m or 2.5 storeys, except it is 4.5m for
secondary buildings and secondary structures.
Minimum front yard is 4.0m, except it is 6.0m for a garage or carport to the back of

curb or sidewalk for a front entry garage, or it is 0.6m to the side of the garage and
2.6m to the front building fagade for side-entry garage and driveway layouts.
Minimum side yard is 2.0m for a 1 or 1.5 storey portion of a building or a
secondary building or structure and 2.5m lor a 2 or 2.5 storey portion of a
building, except it is 4.0m from a flanking street unless there is a garage accessed
from the flanking street, it is 4.0m or it is 2.6m to the building for a side-entry
garage and driveway from a flanking street and at least 6.0m from the back of curb
or sidewalk. Where there is no direct vehicular access to the rear yard or to an

attached garage or carport, one side yard shall be at least 3.0m. The minimum
side yard setback for shared interior party walls shall be 0.0m. The minimum side
yard setback for single detached housing is 1.5m, except it is 4.0m from a
flanking street unless there is a garage accessed from the flanking street, it is
4.0m or it is 2.6m to the building for a side-entry garage and driveway from a
flanking street and at least 6.0m from the back of curb or sidewalk.
Minimum rear yard is 6.0m for a 1 or 1.5 storey portion of a building and 7.5m for
a2 or 2.5 storey portion of a building, except it is 1.0m for secondary buildings'
The maximum height of any vertical wall element facing a front, flanking or rear
yard (including walkout basements) is the lesser of 6.5m or 2.5 storeys, above
which the building must be set back at least '1.2m.

Maximum density is 30 units per gross hectare (12 units/gross acre).
Maximum four dwelling units located in a building, with each unit having a
minimum width of 6.5m. (Bylaw 5339)

9.6.7 OtherRegulations

ln order for bareland strata developments to be consistent with the character of the

surrounding neighborhood, the strata plan shall be considered as one site for
defining the overall use, density and site coverage.
The above noted subdivision and development regulations shall be applied to

each strata lot within the- strata plan.
A minimum area of 25m' ol private open space shall be provided per dwelling.
Where development has access to a rear lane, vehicular access to the
development is only permitted from the rear lane.
For seniors assisted housing, seniors housing and seniors supportive
housing, a safe drop-off area for patrons shall be provided on the site.
For strata developments, common recreation buildings, facilities and amenities may
be included in the strata plan. Recreational buildings shall be treated as secondary
buildings for the purpose of determining the height and setbacks of the building
as specified in each zone.
For multi-unit residential housing, one office may be operated for the soul purpose

of the management and operation of the multi-unit residential development.
ln addition to the regulations listed above, other regulations may apply. These
include the general development regulations of Section 4 (secondary
development, yards, projections into yards, lighting, agricultural setbacks, etc.);

the specific use regulations of Section 5;the landscaping and fencing provisions of

Section 6;and, the parking and loading regulations of Section 7.
As per Section 4.10.2 - All buildings and structures, excluding perimeter fencing
(garden walls and fences) on lots abutting City Roads as identified on Schedule
"8" shall not be sited closer to the City Road than the setback as per the appropriate
zone measured from the offset Rights of Way as illustrated on Schedule "B"'
(Bylaw 5440)

Secrrou 9.6: Foun-PLEX HouslNG RESIDENTIAL R5-20F2

a

I

a

a

zoNtNG BYLAW NO. 5o0o (2003) CITY OF VEHNON



Attachment 4

9.13

L13.1

RH2: Stacked Row Housing Residential

Purpose

The purpose is to provide a zone primarily for medium density row housing on urban
services to front major streets and civic spaces.

9.13.2 Primary Uses

. apartment housing
r care centres, major
r group home, major
r row housing
. seniors assisted housing
. seniors housing
. seniors supportive housing
. stacked row housing

9.13.3 Secondary Uses

. health services

. home based businesses, minor
r p€rsonol services
. real estate sales centres (in apartment and stacked row housing only)
. retail, convenience @yaw 5s32)

9.13.4 Subdivision Regulations

Minimum lot width is 30.0m. For fee simple row housing, the minimum lot width is

7.5m for interior lots and 12.0m lor corner lots.
Minimum lot area is 1400m2, or 10,000m2 if not serviced by a community sewer
system.

9.13.5 Party Wall Subdivision Regulations

9.13.6 Development Regulations

With a housing agreement pursuant to Section 4.9, the maximum density shall be
110.0 units per gross hectare (44.5 units/gross acre).
Where parking spaces are provided completely beneath habitable space of a
primary building or beneath useable common amenity areas, providing that in all
cases the parking spaces are screened from view, the maximum density shall be

125.0 units per gross hectare (51 units/gross acre). Where allthe required parking is

not accommodated completely beneath the habitable space of a primary building or
useable common amenity areas, the additional density permitted shall be
determined through multiplying the additional 25.0 units per gross hectare (10

units/gross acre) by the percentage of parking proposed to be provided beneath
habitable space of a primary building or useable common amenity areas.
Maximum site coverage is 65% and together with driveways, parking areas and
impermeabfe surfaces shall not exceed 75o/o. (Bytaw 5332)

Secrron 9.13 : Sracxeo Row HouslNG RESIDENTIAL RH2-1or2
zoNrNG BYLAW NO 5000 (2003)

RH2

Lot Type Minimum Lot area Minimum Lot width
interior corner interior corner

Row Housinq 135m' 185m'z 6.5m 7.8m

CITY OF VERNON



Maximum height is the lesser of 16.5m or 4.5 storeys, except it is 4.5m for
secondary buildings and secondary structures.
Minimum front yard is 6.0m, except it is 4.5m for any portion 2 storeys or less.
Minimum side yard is 3.0m for a building not over 2.5 storeys, and 6.0m for
portions of a building in excess of 2.5 storeys, and 6.0m from a flanking street.
The minimum side yard is 0.0m for shared interior party walls.
Minimum rear yard is 7.5m for a building not over 2.0 storeys and it is 9.0m for
any part of a building over 2 storeys. lt is 1.0m for secondary buildings.
Maximum density is 100.0 units per gross hectare (40.5 units/gross acre).

9.13.7 Other Regulations

Convenience retail services, health services and personal services are limited to
a maximum floor area of 300m2 total or 50% of the gross floor area of the ground
storey of the primary building, whichever is the lesser, and only permitted when
developed as an integral component of and within the primary building. These
uses are not permitted above the ground storey. (Bytaw 5332)

ln order for bareland strata development to be consistent with the character of the
surrounding neighborhood, the strata plan shall be considered as one site for
defining the overall use, density and site coverage.
The above noted subdivision and development regulations shall be applied to
each strata lot within the strata plan.
For multi-unit residential housing, one office may be operated for the sole purpose
of the management and operation of the multi-unit residential development.
(Bylaw 5440)

Vehicular access to the development is only permitted through either a driveway
shared by at least 3 units or a rear lane.
A minimum area of 5,0m2 of private open space shall be provided per bachelor
dwelling, congregate housing bedroom or group home bedroom, 10.0m2 of
private open space shall be provided per 1 bedroom dwelling, and 15.0m2 of
private open space shall be provided per dwelling with more than 1 bedroom.
No continuous building frontage shall exceed 45.0m tor a2 to 4 storey building.
The building must be designed so as to be within one storey to neighbouring
development.
Parking shall not be constructed in the front yard of the property. Where the
development has access to a rear lane, vehicular access to the development is
only permitted from the rear lane.
For seniors assisted housing, seniors housing and seniors supportive
housing, a safe drop-off area for patrons shall be provided on the site.
ln addition to the regulations listed above, other regulations may apply. These
include the general development regulations of Section 4 (secondary
development, yards, projections into yards, lighting, agricultural setbacks, etc.);
the specific use regulations r:f Section 5; the landscaping and fencing provisions of
Section 6; and, the parking and loading regulations of Section 7. (Bylaw 5339)
As per Section 4.10.2 - All buildings and structures, excluding perimeter fencing
(garden walls and fences) on lots abutting City Roads as identified on Schedule
"B" shall not be sited closer to the City Road than the setback as per the appropriate
zone measured from the offset Rights of Way as illustrated on Schedule "8".
(Bylaw 5440)

Secrror 9.13 : Srncxeo Row HouslNG RESIDENTIAL RH2-2or2
zoNtNG BYLAW NO so00 (2003) CITY OF VERNON
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Drawing Notes 43rd Avenue

ROCK GROUND COVER:
Th€ contEctor shall supply and place rock ground cover to those areas shown oo the dmwings. Product shall be l"-3" in diameter for areas
with 20olo or less slope and 4'L6" for all areas 20-33% slope to stop erosion. Produd io be vcrified by owncr prior to purchase and
iNtallation. AllRockareastohaveweedbanierfabricbeneaththcm.SqcdmwingCl02forgradingdetails.

NATURALZED AREA
Areas over 3370 slope will be allowed to naturalizc and enianced with a wildflower seed mix compatible with nativc vcgctation. The final
seed mix will be as pcr a recommeodation from an Environmental Management consultait and a?Foved by the City ofVemon dcvelop-
ment authority prior to pladting.

PLANTS:
All plant material to receive sufficient soil and inshll according to city sbndards.

EDGINC:
The contractor shall supply and install l50mm deplh heavy-duty edging to sepa.ate Rock areas.

IRRIGATION:
Thecontractorshallsupplyandplaceidgationsystem. AllworkandprcducashallmedthelnigationAssociationofB.C.standa.dsmd
specifications. All planling areas arc lo bc inigated with an automalically limed drip iritation system.

FENCE:
The contmctor shall supply and install feoce as shown in drawings. All Fence areas to be a 3 rail fence. Products to be verified by owner
prior to purchase and installation.

PAVINGSTONE:
The contmctor shall supply and insrall patios according to drawings. Produca b bc verifred by owner p.ior to purchGe md installation.

PRIVATE AMENITY SPACE:
See A-l0lB - Site Plan Open space for amenity space sizcs.
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Gcneral Notes:

l. Conmctor to provide I year weanty on all
plant matedal and workmanship

2. Owner to veriry a[ products priorto purchase.

3. Check and veri& all critical details prior to the
start of construction and coftact tiis office ifany
clarification is required. Contrdor is responsible
b notiry owner about any conflicting design
imhdions. Costs to remediaie such work
completed before owner can issue revisioss are the
sole responsibility of the Conmctor.

Boxfort Homes
1609 43rd Ave
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Medium Density Zoning Comparison Chart

2oN00385/DVP00559
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7.5/9 (over 2 storevsl
3.71 (variance)

Side

2.5

1.2

1.2

4.5

V6 (over 2.5 storevs

2.04/3.97 (variancel
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4

4

4.5
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2.5

2-S

2.5
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50

1.5 FAR

100
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Description

Four-olex housing Residential

Row Housing residential

Multiple Housing Residential

Low-Rise Apartment Residential

Stacked Row Housins Residential

PROJECT

Site Size

Current Zoning
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By-law Review

R5

RM1

RM2

RH1

RH2
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CfANYor*"YFEN

Attachment 8

Phone: 250.307.2038
Email: mark@canvonwren,ca

March29,2O22

City of Vernon
3400 - 30 Street
Vernon, BC V1T 5E6

Via: Chris Pollen
Email: chris@boxfort.ca

RE: Environmental for 1609 43'd Avenue. Vernon. BC (PlD: 017

To Jack Shipton,

Canyon Wren Consulting lnc. was retained by Chris Pollen of L609 43 Ave GP Ltd. (the Proponent), to conduct
an environmental site assessment for the following development proposal. The development area consists of a
single lot located at 1-609 43d Ave. The Proponent is proposing to rezone from R5 to RH2 and develop a 16 unit
ground-oriented townhouse project. As part of the proposal, a DVP will be sought to allow for two setback
variances. First, a side yard reduction along the East property line from 3.0/6.0 m to 2.01/3.97 m. Second, a rear
yard reduction along the North property line from 9.0 to 3.71- m.

Canyon Wren's role was to complete a site investigation and prepare a letter identifying environmental impacts
likely to arise from proposed development, along with appropriate mitigation's.

The proposed development is located within the Cities Neighbourhood District (MA 2) and therefore requires
identification and review of the following features, as per the Cities Environmental Management Areas (EMA)
Strategy.

Neighbourhood District - Management Area 2

L. ldentification of natural habitats, habitat values and features on the subject property

2. Waterbody identification, and Riparian Areas Protection Regulation assessment if necessary

3. Tree identification, protection and inclusion on a site plan

4. Wildlife corridor identification and protection as appropriate (based on SEI polygon data and mapping)

5. ldentification of stormwater drainage and percentage of impervious surfaces

6. Landscaping requirements i.e. irrigation demand, landscaping type

OBSERVATIONS AND ASSESSMENT

Site visits conducted on Novembe r 26th, 2O2t and March L7th, 2022 revealed the followihg, which are described
in the same order as the Management Area 2 requirements identified above:

. Based on existing Terrestrial Ecosystem Mapping (TEM) and Sensitive Ecosystem lnventory (SEl)

mapping, the subject property is covered by a single EMA habitat polygon (Figures L and 2), which is

rated as having moderate conservation value (CV). Those mapping products, were prepared at a
1-:20,000 mapping scale. As such, that polygon is identified as consisting ot 8oo/o lDFxhl exposed soil
(ES), 10% lDFxhl cattail marsh (CT) and 100/o lDFxhl bulrush marsh (BM, see Table 1 below). CV
rankings in mapping products of this scale, are intended to be conservative in nature. The moderate
value observed in this CV ranking is a function of the two most valuable habitat components of the
identified polygon, the 2oo/o of marsh habitat. The remaining 800/o is exposed soil habitat of extremely
low conservation value.

Page 1 of 16 www.canyonwren.ca



Table 1. Historically observed vegetation communities within the habitat polygon encompassing the subject
property and several surrounding areas.

Status HabitatSite
Series

Typically occurs on level sites with deep, medium-
lDFxhl 10 Blue listed textured soils. Sites are dominated by cattails with few

other species

lDFxhl Bulrush
Marsh

lDFxhl Exposed ,

Soil

At the much finer spatial scale (L:250) of this assessment, it was observed that currently the entire

subject property exists in a highly disturbed state. Site disturbance takes the form of a lawn and
residence, along with what appears to be the recent creation of a large gravel parking pad with
subsurface drainage leading moisture off site to the NE (Photos 1-6). An area of cattail is regenerating in

the SW corner of the subject property, due to continued near-surface water flow (Photo 2). Given its
extremely small size, poor condition and isolation, this area, along with the other habitats observed on

site, currently have very low Conservation Value.

A review of google earth imagery shows that in 20L3 (Figure 1) approximately half the lot, with the

exception of the residence, was vegetated with what appears to be a low lying wet area surrounded by
dense riparian trees and shrubs. ln discussions with the previous owner, he described it as a wet peat

moss area with shrubs. He contends that installation by the City, of an elevated storm drain within the
subject properties western boundary (visible in Fig 1- and Photo 2), has led to a blocking of subsurface
water flow through the subject property, and resulted in the observed condition. ln 2018, the Cities
orthophotos show the active removal of vegetation (Figures 2 and 3) along with the start of gravel fill
placement. Note the excavator positioned in the SW corner of the subject property.

It appears the entire area within the EMA polygon in question, has undergone the slow and deliberate
removal of wetland habitats and attempted drainage redirection. During the site investigation it was
noted that a "Stop Work" order had be issued for the property to the North, after recent excavation
appeared to have removed riparian shrub vegetation (Figure 2 vs Photos 6 and 7). Furthermore, the
presence of a small man-made bermed wetland, located just north of the subject property in a
covenanted green space (Figure 3), appears to be where much of the areas near-surface water is
haphazardly being re-directed (Photo 8).

Although surface water may show in the created sedge/cattail depression, especially after rain or spring
melt events, this is not a Riparian Areas Protection Regulation (RAPR) feature as it does not connect by
overland flow to a RAPR feature.

Given the quantity of near and subsurface water on the site, it is anticipated, but not confirmed that
amphibian breeding may occur in the man-made bermed wetland immediately north of the subject
property.

Aside from lawn, the only vegetation present on the subject property are 2 cottonwood trees adjacent to

the property line in the NE corner of the property (Photo 4), a non-native chestnut tree with 2 stems,
located on the street side of the existing residence, and the sedges and cattails that are beginning to
colonize the depression in the SW corner of the property, from where material was formerly removed
(photo 2). None of the trees on the subject property or any observed within the vicinity of the subject
property, contain cavities or stick-nests.

A regional wildlife corridor is located approximately 500 m to the north of the proposed development.
Given the poor CV of the subject property, connectivity to this area is not considered critical.

Common
Name

10

BO

CT

BM

ES

a

a

o

a

a

Polygon
o/o

Biogeoclimatic
Zone

Cattail
Marsh

Typically occurs on level sites with deep, finetextured
soils. Vegetation species diversity is unique but low.

Areas of exposed soils and typically include recent
disturbances.

NA

Blue listed
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RECOMMENDATIONS

As described in the observations and assessment section above, the proposed development site is largely
disturbed with native vegetation being limited to two cottonwoods located along the NW property line. As such,
impacts to wildlife habitat values and rare or sensitive plant communities will be low. To ensure that impacts to
the environment from the proposed development are minimized, and do not extend beyond the existing subject
property, the following mitigation measures will be adhered to:

An environmental monitor will be retained by the Proponent, to ensure that the recommendations
identified within this report are fulfilled. Site inspection frequency will be timed to key construction
activities, relevant wildlife timing windows and based on weather events (e.9. after periods of intense
rainfall). The monitor has the authority to halt construction activities if impacts to sensitive species,
habitat features or habitats are likely to occur.

Prior to site development, the Proponent will conduct the clearing of necessary ornamental and native
trees between August L6 and March 15, to discourage nesting of migratory birds, by removing suitable
habitat.

Active migratory bird nests are fully protected under the B.C. Wildlife Act and the federal Migratory Birds
Convention Act; it is an offence to destroy nests occupied by a bird, its eggs or it's young. Vegetation

I

a

The total area of the subject property is 2025 m'. Given the current development layout, the project will
result in an area of approximately L4OZ m2or 69.2 percent, of impervious surface as a result of proposed
driveway, parking and residences (Figure 3). Stormwater will be directed into storm-drains.

dietrrrhrnna nr romnrral anfirritirre drrrinn thiq norind ruill ranr rirp an intencirrp cpripq nf ner-

construction nesting bird surveys by a qualified wildlife biologist.

Prior to site development, amphibian breeding or use of available habitats immediately north of the
subject property should be confirmed. Should Western toads (Anaxyrus boreas) or Great Basin
spadefoots (Spea intermontana) be observed, an amphibian management plan should be created. The
plan would address issues such as appropriate works timing restrictions, site isolation, salvage /
removal, and required permitting, as necessary.

As identified earlier, the subject property and entire EMA polygon, exhibit substantial near and sub-
surface water movement. This has historically manifest as small patches of wetland habitats. These
wetlands have experienced what appears to be deliberate removal. lt is recommended that as land
manager, the City take responsibility to ensure that the flow and movement of near-surface water
through this property and adjacent ones occurs in a coordinated fashion. lt appears a triangular portion

of the property to the north has already been covenanted for this purpose. lts current design and
function however, appear lacking. Perhaps the existing bermed wetland located within that covenanted
triangle could be redesigned, such that it becomes more capable of: accommodating flow from
surrounding developments, acting as storm-water retention, supporting trees that contribute to climate
resilience and creating diverse permanent wetland habitat for amphibians, birds and wildlife, Provided
the Proponent of this project is given suitable design specifications, they could ensure near-surface flow
through their site contributes to these off-site goals.

Given the volume of near-surface water moving through the site, the Proponent will take the following
precautions during construction to ensure that water is not contaminated:

o Ensure equipment and machinery is in good operating condition, clean (power washed off-site) and
free of leaks, excess oil and grease.

o All hydraulic machinery entering the property will be equipped with environmentally sensitive
hydraulic fluids that are non-toxic to aquatic life and that are readily or inherently biodegradable (e.9.

Chevron Clarity AW, Enviro-Plus 46 AW, etc).

o Equipment refuelling or servicing will be conducted off-site or over an approved drip pan.

a
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o Spill containment kits will be readily accessible on-site in the event of a release of a deleterious

substance to the environment and on-site staff will be trained in their use.

o contractors will immediately report any spill of a substance that is toxic, polluting, or deleterious to

aquatic life of report-able quantities to the Provincial Emergency Program 24-hour phone line at 1-

800-663-3456

Weeds and invasive plant species are not particularly abundant within the subject property, as little
vegetation exists. However, throughout construction the Proponent will:

o Ensure equipment and machinery is clean and power washed off-site prior to site entry

o lmplement the Environmental Monitors treatment recommendations as observations of invasive

species are noted.

Upon construction completion, it is recommended that the rear and side-yard setbacks be landscaped

with primarily native trees and shrubs. This along with weed and invasive species management will help

enhance the diversity and integrity of the transition between the subject property and the existing

bermed wetland to the north. Suitable trees and shrubs include, but are not limited to the following:

aspen, cottonwood, birch, hawthorn, pin cherry, choke cherry, dogwood, oceanspray, wildrose,
highbush-cranberry, black twinberry and ninebark. A proposed landscape plan has been created and is
included in Appendix l.

All patios and sidewalks will be constructed of semi-permeable paving stones, to limit the amount of

impervious surface to the greatest extent possible.

A post-development report, outlining the degree of compliance with the above mitigation's and reviewing
the success of migrations implemented during construction, will be produced and submitted to the City.

coNcLusloN

ln summary, the subject property has experienced significant historical site disturbance, resulting in its low

Conservation Value. The proposed development will make maximal use of this disturbance. With the identified

mitigation's of; implementing wildlife timing windows, surveying and managing for at-risk amphibians,
cooidinating management of near-surface water movement thorough surrounding properties, implementing
precautions to minimize potential contamination of near-surface ground water, directing habitat enhancement
within the identified green space and native tree/shrub vegetation adjacent to its transition, the proposed

development will minimize potential impacts to the greatest extent possible. Please contact the undersigned if
you have any questions or to discuss this in further detail.

Sincerely,

Mark Piorecky, M.Sc., R.P.Bio.
Senior Wildlife Biologist
Canyon Wren Consulting lnc.
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Figure 1_. Subject Property in relation to surrounding land-use and wetland habitats in 2oL3
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Figure 2. Subject property in relation to surrounding land-use and wetland habitats in 20L8
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Figure 3. Subject Property proposed development plan in relation to property boundaries, contours and existing residence
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Photo L. Wide angle view from the centre of subject property standing on the N propefty line (looking S) - Nov 26,2O2L
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Photo 2. View of subject property from SW corner, berm containing City installed storm drain along west property boundary (small trailer parked on north
end) and limiting water movement through the subject property, damp depression with cattails located right of centre and chestnut tree beyond (looking
NE) - Mar L7,2022.
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Photo 3. View of subject property from SW corner, existing , residence and lawn (facing NW ) - Mar 77,2022
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Photo 4. Standin g near NE corner of property looking SW. Shed positioned very near N property boundary - Nov 26, 2021-.
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Photo 5. View of subsurface site drainage in neighbouring property (facing S ) - Nov 26,202L.
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Photo 6. View of disturbed wetland area into which water temporarily drains on the property to the NE (facing SE) - Nov 26,202L.
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Photo 7. Recently disturbed wetland area at the far N end of the property to the N (facing N) - Nov 26,2o2L.
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Photo 8. Bermed wetland area immediately north of subject property, into which it appears water is being directed (facing NW) - Mar L7,2OZ2
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APPENDIX l. Proposed Landscape Plan

Paqe L6 of 16 www.canvonwren.ca



General Notcs:

l. Contmctor to p.ovide I year wamnty on all
plant material and workmanship

2. Owner to verify all prcducts priorlo purchase.

3. Check and veriry all cdtical details prior to thc
stafi of construction and contact this office if any
clarification is rcquircd. Contractor is responsiblc
to notiry owner aboul any conflicting design
i61ructions. Costs to rcmediate such wor*
completed before ownea can i$ue revisions are the
sole.esponsibility of the Conhactor.
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CHRIS POLLEN
1609 43rd AVENUE

VERIION, BC

LANDSCAPE PLAN

8904 ORCHARD RIDGE DRIVE
COLDSTREAM, BC

vtB tz7

TEL. (780)s8r sl0t
creativeedgelandscapingltd@gmail.com
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DRAWINC NOTES

ROCK GROIJND COVER:

43 AVENUE

The conmdor shall supply and place rock gound cover to thosc areas shown on the dmwilgs. Product shall bc I'r3" in diametcr for arcas
with 20% or less slope and 4'L6" for all areas groaier then 2070 to stop erosioo. Product b be vc:ified by owngr prior to purchase and
installalion. All Rock ares to have weed bamier fabric beneath them.

PLANTS:
All plet material to receive sufficient soil and install accorditgro city standards.

EDCING:
The contracto. shall supply ed install l50mm dcpth heavy-duty edging 10 separate Rock areas.

IRRIGATION:
The contactor shall supply and placa irigation system. All wolk ed prcducts shall meet tie lrigation Associalion of B.C. standards and
specifications. All plantitg areas are to be inigated with an automatically timed drip irigation systcm.

FENCE:
The contactor shall supply and install fencc as shown in drawings. All Fencc areas to be a 3 rail fencc. Product to be verifiod by owner
priorto purchase md insEllalion.

PAVINGSTONE:
The contractor shall supply and inshll patios according to drawings. Products to be verified by owncr prior 10 purchase and installation.
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Attachment 9 :

P (2s0) 2rs 1206
geopacific.ca

13t{, St. Paul Road
Kelowna, B.C. VlY 2E1
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IGEOPACIFIC

CONSULTANTS

1609 43 Avenue GP Lrd.
2121 Longridge Drive SW,
Calgary, AB
T3E 5N7

Aftention: Chris Pollen

November 1"t,2022
File:20716

Re: Geotechnical Comments on Site Preparation for Proposed Residential tr)evelopment
1609 43"d Avenue, Vernon, B.C.

GeoPacific has been retained to comment on the geotechnical aspects for the construction of the proposedresidential development for the above referenq"l uaat"s in ,"gard, to our Geotechnical Investigation
|:pol issued on April l2e, 2022' Basedon architecturat ar*ings";rovided by Dwell Design iiudio, datedMarch 17t.,2022, the proposed residential development inctuf,es'a uuildings, split into 16 three storeytownhome units with parking on the lowest level, and a local access road.-Basid on the drawings, weanticipate wood framed construction above-grade and reinforced concrete construction for floor-slabs andfooting elements. GeoPacific has completed, det"it"d drill based investigation and recommendation reportdatedApril 12do,2022.

We confirm, from a geotechnical standpoint, that the proposed development is feasible.

Based on drawings provi{e! by Iawson Engineering Ltd. (Lawson), dated September 96, 2022, weanticipate that re-grading of the property will be completed to atcommodate the development. The existinglayers containing deleterious soils must be stripped frgm the site prior io the placemeni or *y n"," fills orthe construction of any roads, utilities, buildings, and retaining *ultr. w" further confirm that the onsitegroundwater conditions are considered to be perched. Excaiations will ttely encountei groundwater
seepage and can be handled using conventional iumps and sump pump techniques.

Prior to construction offoundations, utilities, grade supported slabs, and pavement structures, all vegetation,fills, topsoil, soils containing organics, and ilose or otherwise aisturuea materials should be removed toexpose a subgrade of silty sand, sandy silt, clayey swtdy silr, sand and silt, sand, and gravelly silty smd(til!)' 
-The 

sfiipping program at the site witt require the removal oitttr org*1" silt layer between 1.5 m to 3m below existing grade.

I:J9.yhq the stipping works, grade reinstatement will be required, we recommend the use of engineeredfill' "Engineered Fill" is defined as clean sand to sand and gravel containing silt and clay less than 5%byweighg compacted in 300 mm loose lifts to a minimum of isyoModified prictor."-i-;;;t density at
a moisture content that is within 2% of optimum for compaction. During fill placement, b;;.t;', should becut into any sloping stripped subgrade surfaces to key the structural fiil tto tie natural iop"g*p6v wherethe exposed subgrade surface slopes at greater than 20o/o, we recommend that the subgrade be benched, priorto placing the fill, to improve ''re stmctural integrity oi'the embankm;. Benches should be a minimumhorizontal distanc€ of 1.0 metre before stepping io the next bench.

File:20776 Residential Development - 1609 43 Avenue, Vemon, BC

CONSULTING GEOTECHNICAL ENGINEERS
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stripped subgrudes and engineered fill materials and compaclion nust be reviewecl by the geolechnicalengineer.

For further site specific geotechnical recommendations, our Geotechnical Investigation Report can bereferenced.

we are pleased to assist you with this project and we ffust this information is helpful and suf{icient for yourpurposes at this time' However, please do not hesitate to calt fhe undersigned ir yoo ,trouio-i"quir" unyclarifi cation or additional detai ls.

Fbr:
GeoPacifi c Consultants Ltd.

Hanneke Byl, B.A.Sc.
Engineer-In-Training

Reviewed By;

Avendano, B.Eng." P.Eng.,
Principal psrmitto hcrbo EOsC

1@0782

Nllf 0 1 2021
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