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Comments:

Please find attached a letter containing my concerns and a copy of the 2011 Triton 
Environmental/Drainage assessment.

Provide documents or photos related to your comment. You may attach:

A maximum of 3 files.
Files up to 50MB each.

   

   

Add Attachment (optional)

File Name

2023 Dawson Road development letter to council.pdf 
473.3 KB

Triton drainage assessment 2011.pdf 
22.7 MB

Personal information is collected under the authority of section 26(g) and disclosed under the authority of
section 33(2) of the Freedom of Information and Protection of Privacy Act. For information or questions,
contact the City's FIPPA Coordinator at 250-561-7600 or 1100 Patricia Boulevard, Prince George, BC V2L
3V9.

Learn more information about the collection of personal information under the Freedom of Information and
Protection of Privacy Act.
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           6483, Olympia Place   
           Prince George 
           BC 
           V2K 4C4  
           March 7th 2022  

Corporate Officer        
5th floor 
City Hall 
1100 Patricia Blvd 
Prince George 
BC 
V2L 3V9 

“For inclusion in City Council agenda for March 13th meeting regarding zoning Bylaw 7850 and 
amendment 9348 ”. 

Thank you for the opportunity to respond to the proposed zoning bylaw amendments 
for Dawson Road (PID: 015-258-360).  

Historical Information 
Ten years ago when this development was originally proposed there was much 
discontent at the rezoning from Greenbelt. The geographic features and bio diversity of 
the location is unique within the City of Prince George and the neighbourhood had 
hoped to see it and the wildlife protected. We failed. Our quality of life is closely linked 
to our physical environment and natural areas in and around the City. Residents 
continue to express the great value of the natural environment throughout the my PG 
Sustainability Plan and OCP review process. Triton never did conduct a wildlife review 
of this development area which is unfortunate, their Environmental study was primarily 
in regard to fish. 
In 2010-2012 the property was being liquidated as part of the Eron securities fraud by 
PriceWaterhouseCooper through the Supreme Court of BC. The numbered company 
534170BC were involved and were the applicants for the re-zoning. They were actively 
looking for joint venture partners. Now I see L+M engineering are representing a 
numbered company 1357316BC Ltd incorporated in April 2022.  

Concerns 
1. Who are the owners of the 1357316BC Ltd numbered company and how can we be 
guaranteed that they are reliable?
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2. A traffic impact study was and still is a major concern so I am glad this is 
recommended in the staff report. Dawson road is very narrow and increased traffic from 
the proposed increased housing density (RT3 and RS2 to RM2) will create a hazard. 
Issues around snow removal, traffic congestion and the high density of children along 
these routes need to be addressed by the traffic impact study as well as congestion at 
East Austin Road and Highway 97.  This is particularly important as an optional exit 
route for the development area via Monterey Road is no longer available due to light 
industrial development across the right of way.  
OCP policy 6.4.69 states that new neighbourhoods should be planned with multiple 
access points to ensure that emergency responders can attend to all areas of the City 
even if certain roads become impassable. Consideration needs to be given to emergency 
exit for local residents also. The Valleyview subdivision exits through East Austin Road 
too. 
Of note is that proposed exits for Valleyview Park, which are an extension of East Austin 
Road to Shady Valley and of Monterey Road to Highway 97 (that were in the 2012-100 
year plan) have both been obstructed by development. 

3. Glenview elementary school, servicing the area, is already over capacity. Does further 
expansion of Glenview school or the construction of a new school need to be addressed 
before the proposed development changes to the rezoning application are amended?  
Should school district 57 provide a report prior to final reading? 

4. According to the OCP Road, water, sewer and storm sewer infrastructure is now 
wearing out.  The OCP says that detailed servicing studies are required for growth 
management and have been recommended on the staff report. Minimizing infrastructure 
costs, helps to keep taxes low (OCP wording). Who will be responsible for the very costly 
infrastructure renewals and replacements costs associated with the increased housing 
density? I assume these costs are the responsibility of the developer and not local 
taxpayers. Should this be addressed? 

5. Will a geotechnical assessment be required to address erosion and slope stability 
concerns?  This was recommended in the Triton report of 2011. 
The 2011 Triton Environmental report also recommended that the development area be 
considered a Riparian Protection Area. (I will attach a copy of the Triton report). 
Riparian protection is covered by bylaw 8896 in which guideline 8.9.2 states 
“Leave strips within riparian protection development permit areas must remain free of 
development, except in accordance with these guidelines, to ensure that natural features, 
function and conditions that support fish life processes are preserved, protected, 
restored or enhanced. Watercourses and water bodies shall have: 15.0 m leave strips 



from the top of bank for agricultural, outdoor recreation, and low density (<18 units/ha) 
residential developments”  
This area is formed by a series of Eskers so the development is surrounded by 
significant slopes greater than 20% and classified as ravine. There are small lakes and 
creeks in the ravine. Groundwater protection and management is often overlooked, but 
it is vital that this is maintained. Objective 6.2.2 is to preserve, protect and restore 
riparian and wetland area  to maintain and enhance water quality and quantity and the 
ecological functions of the watercourse. Clear cut logging in the areas to be developed as 
presently requested will result in greater runoff and the potential for erosion into the 
ravine.  Here is a topographical map from L+M’s 2012 rezoning request 

                       
 6.  OCP policy 7.4.6 Support improvements to trails and green space to enhance and 
increase connectivity to nature and our rivers throughout the city for all seasons. 
Schedule B9 of the OCP  shows where the existing trail through this area is located. The 
trail is not identified on Appendix “A” map of the proposed bylaw change and should be 
noted. 



7. Covenants. The L+M application does not refer to the number of units per hectare or 
to asymmetrical two unit housing. The staff report to council does address this, but the 
changes to not reflect those required in a Riparian Protection area as noted above in 
item Number 5. The changes below are significantly different from those required for 
Riparian protection (15 Metre leave strips and 18 houses per hectare) 

RT3 areas that regulate 25 units per hectare with the minimum lot width ion 35.0 m and  
the minimum lot area of 0.2 ha. would become RM2 which says 60 dwellings per hectare 
and allows for row housing and apartments. The minimum lot width is 20.0 m, except it 
is 15.0 m for single detached housing. The minimum lot area is 845 m2, except it is 500 
m2 for single detached housing. 

RS2 which regulates properties to be larger than 500 m2 would also become RM2 which 
says 60 dwellings per hectare and allows for row housing and apartments. The minimum 
lot width is 20.0 m, except it is 15.0 m for single detached housing.The minimum lot 
area is 845 m2, except it is 500 m2 for single detached housing. 

Here is a map of L+M’s original 2012 development plan which is much lower density. 
 



8. The requested bylaw amendments only apply to 3.1 hectares. This is approximately 
1/6th of the area identified for future development according to the OCP.  Multiply the 
proposed development by 6 as these areas will also undergo bylaw changes to increase 
density when the time comes. This amount of increased residential occupancy needs to 
be taken into consideration now and not postponed to a future date. 

9. What is an explanation for a "townhome strata development”? 

Thank you to City Council members for taking these comments under consideration. 

Joseph and Dianne Gagne. 
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