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INTRODUCTION
Enclosed please find a Public Consultation Summary Report for the proposed Rezoning
Amendment Application for the subject property located at 4443 Ospika Boulevard. Included
with this Summary Report you will find the following information:
▪
▪
▪

Appendix A: Public Consultation Invitation to Neighbours
Appendix B: Public Consultation Distribution Map
Appendix C: Email Correspondence Received from Neighbours (up to June
15th, 2022)

BACKGROUND
The subject property is approximately 9.6 ha in size and is located within the municipal
boundaries of the City of Prince George on Ospika Blvd. The subject property is currently
designated as a Neighbourhood Residential Future Land Use in the City of Prince George Official
Community Plan Bylaw No. 8383, 2011 (OCP) and is currently zoned AF: Agriculture and Forestry
in the City of Prince George Zoning Bylaw No. 7850, 2007.
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The following existing land uses are located around the subject property:
Official Community Plan
Future Land Use
North Neighbourhood Residential

Zoning Bylaw

Existing Land Use

RS2: Single Residential
AG: Greenbelt

Phase 6 University Heights
Single Family Subdivision

South Neighbourhood Residential,

RS2: Single Residential
AG: Greenbelt

Tyner Blvd, single detached
housing

East

Neighbourhood Residential,
Neighbourhood Corridor,

RM5: Multiple Residential
P1: Parks and Recreation
RS2: Single Residential

Single detached housing,
vacant land

West

Neighbourhood Residential

P1: Parks and Recreations
RS2: Single Residential

Single detached housing

As outlined within Appendix A: Public Consultation Invitation to Neighbours, a rezoning
application proposes to rezone the entire property to RS2: Single Residential, RM3: Multiple
Residential and AG: Greenbelt to facilitate the development of a single-family subdivision and
town home development via the planned extension of Chancellor Blvd. The proposed land use
amendments are entirely consistent with the Neighbourhood Residential OCP Future Land Use
designation. Further, the current property owners are in the process of conducting a land
acquisition/land swap with the City of Prince George in order to clean up lot lines, avoid future
development encroachment on City lands and to ensure that there is a larger treed buffer
between the site and Tyner Blvd.
PUBLIC CONSULTATION
Public consultation was advertised by hand delivered invitations to homes located in the Ridge
and Parkview neighbourhoods. The invitations were mailed out to those owners of undeveloped
lots within the Ridge and Parkview neighbourhoods and were also mailed out to the owners of
the larger vacant lands that surround the subject property. The consultation area includes
approximately 280 developed and undeveloped lots as identified on the enclosed Distribution
Map of Appendix B. The City of Prince George’s standard for delivery of notice is 30 metres from
the subject property and in this case, we delivered invitations to neighbours in excess of the
required 30 metres.
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The public consultation process for this application was completed via a letter hand out in lieu of
an in-person Open House. Neighbours were provided multiple options to provide feedback as
outlined in Appendix A. During the consultation period L&M received three (3) emails.
Correspondence with all neighbours has been documented and is included in Appendix C.
The feedback received from neighbours was largely inquisitive in nature, with some neighbours
expressing their concerns regarding the additional traffic to the area, the lack of developed
parkland in the Ridge and the potential loss of trees. Many of the concerns above have been
directly addressed with neighbours via email and the responses to these concerns can be found
within Appendix C.
SUMMARY
Overall, this voluntary consultation process met its intended goal of sharing project information
with the neighbours and collecting feedback. Neighbours were advised that their comments and
concerns would be documented and included in this summary to Administration for Council’s
information and consideration.
Sincerely,
L&M ENGINEERING LIMITED

Ashley Thandi, BPl
Community Planner

L&M Engineering Limited
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APPENDIX A
Public Consultation Invitation to Neighbours

On behalf of our client, Panorama Ospika Development Limited (Panorama), L&M Engineering Limited (L&M) would
like to invite you to participate in the public consultation for the upcoming proposed land use changes for the area
shown below on Ospika Boulevard. You have received this invitation because you currently own land or occupy a
home in close proximity to the proposed development area. The area was purchased with the intention of
developing the site to follow the Official Community Plan (OCP) and the University Heights Neighbourhood Plan.
Right now, the entire property is zoned AF: Agriculture and Forestry but in order allow for a mix of single-family
homes, townhomes and large treed buffers, the site is being proposed to be rezoned to RS2: Single Residential,
RM3: Multiple Residential and AG: Greenbelt.

Everything in RED is
the subject area
Existing Road
Right-Of-Way

The University Heights Neighbourhood Plan (UHNP) was created in 2006 in order to provide a clear vision to
the City, developers and residents on how approximately 674 hectares of land between UNBC and Highway
16 West should be developed 15 to 20 years into the future (aka present time). The vision of the UHNP is to
create a neighbourhood with a mix of single and multiple family housing and land uses such as commercial
and university support services.
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Panorama are doing a land acquisition/land swap with the City in order to clean up lot lines, avoid future
development encroachment on City lands and so that there is a larger treed buffer between the site and Tyner
Blvd. We have explained how this land swap is going to work below but essentially, Panorama is taking some
of the City lands and zoning them RM3: Multiple Residential and they are giving the City some of their lands
next to Tyner and zoning them AG: Greenbelt.

PROPERTY LINES BEFORE LAND ACQUISITION/LAND SWAP

PROPERTY LINES AFTER LAND ACQUISITION/LAND SWAP

PANORAMA OSPIKA PROPERTY

PANORAMA OSPIKA PROPERTY
CITY OF PG PROPERTY

CITY OF PG PROPERTY

PROPOSED ZONING AREAS

THIS ENTIRE AG
AREA TO REMAIN
TREED

Existing Road
Right-Of-Way

AG: GREENBELT
RS2: SINGLE RESIDENTIAL
RM3: MULTIPLE RESIDENTIAL

THIS ENTIRE AG
AREA TO REMAIN
TREED
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}

}
}

The maximum density of the RM3 zone is 60 dwellings per hectare, however we are bringing this density
down to 22 dwellings per hectare via a Restrictive Covenant (a legal document that restricts what is
allowed to be done on the property). We want to make sure that the multiple family development follows
the infill goals of the OCP and is consistent with the residential density of the surrounding area. This will
also allow the development to have a reduced visual impact as there will be more opportunity for larger
open space areas.
Apartments will not be allowed to be built on the site. This will be enforced through a Restrictive Covenant
which will remove apartments from the RM3 zone.
The maximum height of the RM3 zone is only 3 storeys. That’s half a storey higher than the single- family
homes in the surrounding neighbourhood which are a maximum of 2.5 storeys high.

No, due to the restriction on the density and the removal of apartments from the RM3 zone the proposed
land use changes are entirely consistent with the existing Neighbourhood Residential OCP Land Use
designation on the property.

Yes, one of the key housing needs identified in the 2021 City of Prince George Housing Needs Assessment
is a more diverse housing stock, with more duplexes, fourplexes and townhomes required in all areas of
the City. The housing need analysis also identified that townhomes make up a very small percentage of
the overall current housing stock, indicating that only 4% of townhomes are owned in Prince George. The
proposed townhome development not only aids to fill in a large gap in the City’s current available housing
stock but also achieves the UHNP’s vision of providing other types of housing as right now the housing in
this area is mostly single-family dwellings.

There is a Right of Way on the property in favor of the City which extends Chancellor Blvd and Munro Way
to Ospika Blvd. The proposed development will trigger the construction of this Right of Way into a City
road. This will create a road layout that will result in the reduction of traffic volumes for the Ridge as there
will now be a secondary access for this neighbourhood.
We understand that traffic congestion on Ospika Blvd and on Tyner Blvd are of great concern to the
surrounding residents, it’s our job to mitigate these concerns and find solutions. A Traffic Impact Study
is currently being conducted by professional engineers for the site which is going to take a look into the
existing traffic flows along Tyner and Ospika and any required upgrades to the road infrastructure,
specifically along Ospika, due to the development traffic volumes. Once this Traffic Impact Study is
approved by the City, it will be made available to the public.
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An extensive Environmental Overview Assessment and Wildlife Habitat Assessment were conducted with the
UHNP in order to protect riparian areas and wildlife habitats within the Plan area. As per the assessments,
the site itself does not have any significant riparian areas however future development of the site will still
consider all of the policy and recommendations outlined in these assessments.

The land use change application is still in the early stages and has not yet been presented to City Council.
The responses received as a result of this letter will be provided to the City by L&M in a Public
Consultation Summary Report. The consultation summary will also be provided to any interested
residents.
Residents who are interested in the proposed land use changes are invited to participate in this initial
L&M Engineering public consultation process via the following ways:
1. Written submission (received by email or Canada Post)
2. Phone calls via the contact information provided below.

Please feel free to extend an invitation to any individuals that would like to provide their feedback on the
proposed land use change but did not receive a copy of this letter. If for any reason you are unable to respond
by June 15th, 2022, please feel free to contact the undersigned via the contact information provided below to
find alternative methods to support your participation. We look forward to hearing from you.
Sincerely,

Ashley Thandi, Community Planner
L&M Engineering Limited
1210 4th Avenue
Prince George, BC V2L3J4
Work: 250-562-1977
Fax: 250-562-1967
Email: planningcentre@lmengineering.bc.ca
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APPENDIX B
Public Consultation Distribution Map

Map Title

Cadastre
Parcel Public View

2020 Orthophotography
Red: Band_1
Green: Band_2
Blue: Band_3

This map is a user generated static output from an Internet mapping site and is for reference only. Data layers
that appear on this map may or may not be accurate, current, or otherwise reliable. This map should not be
used for: navigation, a plan of survey, routes, nor locations.
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APPENDIX C
Email Correspondence Received from Neighbours
(up to June 15th, 2022)

