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1.0 EXECUTIVE SUMMARY 

 
As a component of the Community Plan, an Area Sector Plan is required for the area known as 
Ponderosa/Pincushion Ridge prior to any major development occurring within the area.  The 
Ponderosa/Pincushion Ridge Area Sector Plan will govern development activities within the area 
by prescribing, among other things, environmental management, future land use, infrastructure 
implementation, and settlement pattern. 
 
The public consultation process is divided into three categories: direct liaison with special interest 
groups, broad public information sessions with exit survey feedback opportunities, and 
prescribed public input obligations of the bylaw approval process.  To date, the proponents 
have held three public open house sessions to inform the Peachland community of the Plan 
and to garner their feedback on the strategies and proposed policies. 
 
Hillside development generally involves the integration of urban uses within a pattern of land not 
suitable for development due to excessively steep terrain or natural hazards such as rock fall.  
Hillside Development Guidelines are appended to the Plan to assist designers and the District of 
Peachland in crafting settlement on hillsides that minimizes the impact on the visual and natural 
setting.  As well, wildfire hazard can impact interface settlement in significant ways.  Mitigation of 
this hazard is an obligation of all development where urban uses are proposed adjacent to 
wilderness lands. 
 
Conceptual analysis of the Plan Area has led to an interest to expand the municipal boundaries 
of Peachland to include a limited amount of adjacent Crown Land to the north and west.  The 
Plan will further explore this interest, which may lead to an application for annexation of 
Provincial property.   First Nation interest in all Crown Land was assessed and awaits confirmation 
prior to that land being made available for other public or private use initiatives.  Liaison with 
Westbank First Nations has commenced and that group is discussing their role in the proposed 
expansion of Peachland onto their traditional territory. 
 
Land is forecast for a number of uses but focused in two sectors.  The first is an urban village of 
mixed-use buildings with a variety of housing options, recreation and commercial services.  This 
strategy will bring about a sustainable community integrated within the Ponderosa bench.  This 
area will provide existing residents with nearby shopping for daily needs; housing options for 
them to age-in-place should they choose to vacate their single family home, as well as 
expanded recreation opportunities.  Residents of the urban village will enjoy a community with 
high quality pedestrian oriented public spaces within a neighbourhood of homes over shops 
and multiple-family housing of varying densities.  The built form will be to a maximum of eight 
storeys in height.  Care will be taken with building massing placement in order to shield visibility 
from the established community while planning for sunlight penetration to the sidewalk level in 
as much as is practical. 

 
The second key element of the Plan is an integrated destination golf resort and village.  
Ponderosa Golf Resort is a collection of services and facilities that is a beacon for ecological 
and golf tourism.  Tourism Village development offers golf, restaurants, visitor accommodation 
and permanent golf housing. 
 
A total of 2310 units are proposed within the Plan area.  Tourism uses occupy 208 units while 
conventional residential is offered in 2102 homes.  The urban village will sustain 52% of the new 
homes while the golf resort offers 42% of the total number of units.  The balance of 6% is 
provided as cluster and vineyard homes nested within the more sensitive hillside property.  The 
underlying strategy is to create a sustainable settlement area on approximately 53% of the site 
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while 47% will remain as natural openspace, park or golf use.  The net population on full 
occupancy is approximately 4,100 residents. 
 
Environmental consultants have assessed the Plan Area.  Their report identifies the area as 
having complex topography with many steep slopes and gullies, comprised of sensitive 
ecological communities with little evidence of disturbance.  It provides habitat for rare and 
endangered wildlife and is considered some of the highest quality deer winter range in the 
province.  A second team of environmental consultants undertook a detailed deer habitat study 
to review the potential for conflicts between golf and residential uses in the Crown Land areas.  
Assessment of conflicts accounted for the winter range needs of mule deer populations.  
Settlement in accord with the proposed pattern is environmentally sustainable with the 
implementation of the Plan‟s environmental policies. 
 
The land has undergone an Archaeological Overview Assessment (AOA) by Golder Associates 
(2006) and a Geotechnical Hazard Assessment by Cascade Geotechnical Ltd.  Areas of interest 
have been identified and future detailed analysis will be needed prior to site disturbance of 
these areas. 
 
A detailed traffic analysis revealed the requirements needed to adapt the Peachland network to 
accommodate the proposed settlement.  These upgrades include:  
 

Upgrade Ponderosa Drive to the standard of a collector road in accord with the District 
of Peachland regulations.   
 
Identify and provide areas along Ponderosa Drive suitable for passing opportunities.  
Undertake a more detailed investigation to determine both the extent to which the road 
can be upgraded and any works needed to further improve safety in the short term. 
 
Upgrade Somerset Avenue to a collector road in accord with the District of Peachland 
regulations.  
 
Signalize the intersection of Ponderosa Drive / Highway 97 when the development levels 
reach a maximum of 100 units.  Alternatively, to delay the traffic signal, connect 
Somerset to Ponderosa Drive to provide an alternative route.   
 
Improve the Princeton Avenue / Somerset Avenue intersection through realignment. 
 

Although the proposed plan development can be safely and efficiently accessed via the 
existing road network, a new access to Highway 97 is proposed as the principal route.  This 
access will be constructed as an initial undertaking to keep all construction traffic from using the 
local neighbourhood roadways. 
 
Public park is a key component of this expansion to the Peachland community.  A number of 
additional park initiatives are structured into the Plan such as: 
 

Provide land for a park suitable or cash-in-lieu plus a per unit contribution for general 
amenities. 

 
Implement a public trail system incrementally as each segment of the Plan Area is 
opened for development. 
 
Align trails for public safety free from natural or recreational hazards designing for safer 
relationships between golf activities and hikers. 
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Connect trails at the boundary of the Plan Area to existing informal trails on outlying land 
and provide connections to trails leading to Pincushion Mountain summit. 
Provide neighbourhood parks in accord with Provincial requirements as part of 
development detail planning and subdivision. 
 

Infrastructure services for sewer, water and utilities are fully urbanized throughout the Plan Area.  
Connections to the existing network are schematically designed by the consulting civil engineer 
with an eye to efficiency, municipal standards of service, and implementation phasing.  An 
additional water reservoir is required to service the upper elevations in the Plan Area.  Storm 
water management is proposed as a combination of ground recharge and network storm 
sewer collection and detention systems.   
 
Wildfire protection of urban settlement is a key component of public safety within municipalities.  
The Plan requires the implementation of Wildfire Management Best Practices as prescribed by 
the Fire-Smart strategies.   This condition of fringe area development and the ongoing 
maintenance of the interface protection areas is a condition of hillside cluster strata 
development.  Development within the areas outlined on Figure 2 will require Wildfire Interface 
Development Permit approval as a condition of implementation. 
 
Development is further managed by prescribing Development Permit Areas for all 
environmentally sensitive areas, multiple-family residential and commercial development, 
development proposed on steeper sloped topography, and development proposed within the 
urban / wild-land interface zone.   
 
Finally, the Plan seeks to create a sustainable future for this new part of Peachland by integrating 
land uses in a compact urban form.  The adjacency of a complex variety of different land uses 
will reduce the need for vehicle transportation and help reduce the „carbon footprint‟ of the 
community by a strategy of proximity between the uses required for a balanced settlement.  By 
providing for a variety of housing choices, the settlement will address the needs of affordable 
housing and age-in-place liveability, and will offer a lifestyle-enriching, interactive social setting.  
The compact urban form of the settlement areas is a maintenance efficient urban pattern, 
offering benefits to the fiscal operation of the District of Peachland by reducing the servicing 
and upkeep costs on a unit basis.  New property taxes for both residential, tourism and 
commercial uses is ongoing while Development Cost Charge payments will offset any burden 
on the general infrastructure for the impacts of growth on the broader community.   
 
Two key components of the District of Peachland and the Official Community Plan are the 
encouragement of affordable housing and the development of the community in a sustainable 
manner.  Social, environmental and economic sustainability are foundational strategies of the 
Ponderosa / Pincushion Ridge Area Sector Plan. 
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2.0 INTRODUCTION 

 
2.1 Legal Framework 
 

The District of Peachland is an incorporated jurisdiction in the central 
Okanagan Valley responsible for the administration of all obligations of 
municipal government as prescribed within the BC Local Government 
Act and Community Charter.  Included within this obligation is the need 
to provide residents and others with a Community Plan that sustains 
currency and addresses broad public interest issues.  As a component 
of the Community Plan, an Area Sector Plan is required for the area 
known as Ponderosa/Pincushion Ridge prior to any major development 
occurring within the area. 
 
New Town Planning Services Inc. has been commissioned as lead 
consultant to undertake the preparation of the Ponderosa/Pincushion 
Ridge Area Sector Plan (ASP) for this 152-hectare Plan Area.   

 
2.2 The Planning Process 
 

The District of Peachland municipal Council endorsed the Terms of 
Reference (TOR) to guide the preparation of the Plan.  The TOR guides 
activities required to fully assess and forecast changes for this part of 
Peachland by directing the preparation of the ASP.   
 
The planning process evolved through a set of preliminary assessments 
of the Plan Area.  Included within the pre-planning assessments were 
reviews of the historical use of the land by the First Nations people and 
early European and Asian settlers.  Golder Associates completed an 
Archaeological Overview Assessment under permit by the Archaeology 
Branch of the Province of BC.  The natural hazard conditions of hillside 
development within the area, reviewed by Cascade Geotechnical 
Engineering, addresses the physical attributes of the geology as they 
influence future uses of the land.  The natural ecology and sustainability 
of the plant and animal species within the Plan Area, and the protection 
of species at risk, is assessed by Summit Environmental Consultants Ltd. 
and Cascadia Natural Resource Consultants Inc. (Mule Deer 
Assessment).  In addition to these assessments, Protech Engineering Ltd. 
has determined the basic approach for providing urban water, sewer 
services as well as vehicle access routes throughout the Plan Area. 
 
Supplementary to the physical review of the Plan Area, a review detailed 
the Municipal Policy of the District of Peachland.  Extensive review of the 
Official Community Plan (OCP) and other bylaws by New Town Planning 
Services Inc. sets the parameters into which the ASP conforms.   
 
This ASP is subject to review by provincial government ministries and 
Westbank First Nations.  Final approval engages the Bylaw process within 
the District of Peachland to ultimately incorporate the Plan within the 
OCP. 
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2.3 What The Plan Can Do For Peachland 
 

The Ponderosa/Pincushion Ridge Area Sector Plan will govern 
development activities within the area by prescribing, among other 
things, environmental management, future land use, infrastructure 
implementation and settlement pattern.  Future councils and the public 
may refer to the Plan to better understand the goals for this part of 
Peachland.  Future planning and development design can take 
guidance from the policies of the ASP. 
 
Public uses of land for recreation, trails and park are guided for 
acquisition by the District as development advances in phases and 
public land is acquired in accord with the Provincial Acts.  Utility and 
infrastructure is detailed to permit public and private budgeting to 
accommodate growth in the area allowing for market absorption and 
fiscal management of resources.   
 
Economic growth in employment is expected with development 
implementation in the short term, and with expanded recreation tourism 
support and general permanent job creation in the long term.   
Enhanced tourism use of the destination golf facility will have positive 
benefits outside of the Plan Area with a general growth in business 
activities.  Housing in a variety of forms will enhance the consumer‟s 
options and bolster the net tax base for the District.  Development Cost 
Charges also contribute to upgrades of the existing network and public 
facilities for the enjoyment and use of all citizens. 

 
The overall evolution of the District of Peachland 
that will result from the implementation of the Plan 
offers significant benefit to the broader 
community.  New infrastructure will upgrade the 
existing systems and provide capacity for the 
established community to tie into new sewer 
trunks, water mains and principal road networks.  
Growth in local employment for tourism and 
commercial uses will directly supplement the job 
options in Peachland while providing work in 
proximity to where people live.   
 

Community recreation will also be enhanced with the development 
providing an integrated walking trail network and local neighbourhood 
parks and plazas. 
 
The Smart Growth principles of a compact, mixed-use urban village is 
by design a sustainable and low carbon footprint urban pattern.  
Harmonizing with this basic form is the obligation for „green‟ building 
development, use of renewable energy for heating and cooling plus 
the cautious use of our water resource. This part of Peachland is forecast 
to be accommodating to a variety of individuals within affordable 
housing options planned to address the needs of present and future 
generations in balance with the environment. 
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3.0 BACKGROUND 
 

3.1 Public Consultation Process 
 

The public consultation process was divided into three categories: direct 
liaison with special interest groups, broad public information sessions 
with exit survey feedback opportunities, and prescribed public input 
obligations of the bylaw approval process. 
 
Special interest groups included, but were not limited to, land owners 
within the Plan Area that are not engaged in the day to day evolution of 
the ASP, the Chamber of Commerce, Rotary Club, Ponderosa Golf 
Course membership, naturalists clubs, Volksport Society, Trails Society 
and adjacent neighbours. 
 
As the Plan evolved, three public open house sessions informed the 
Peachland community of the Plan and provided opportunity for 
feedback on the strategies and proposed policies of a number of 
topics.  These meetings were advertised in the Peachland View and 
were open to the community.  Comments from members of the public 
were welcomed and each session included public surveys to help 
record points of view and quantify opinion.   
 
The Plan was presented to the Environment and Land Use Committee of 
Council at milestone stages.   
 
The Bylaw stage of the Plan approval process is formalized by the Local 
Government Act s.876. The adoption of the Bylaw includes 4 Readings 
by Council.  Prior to adoption (4th Reading), Council will host a Public 
Hearing where all members of the public who feel their property is 
affected by the Plan will be afforded an opportunity to voice their 
comment. 

 
3.2 Interest Group Issues 

 
Interest groups engaged in the Plan preparation process influenced the 
policy preparation stage.  As expected their input on the Plan 
introduced opportunities and constraints and led the ASP to solutions, 
mitigations and strategies based on best practices related to the 
greatest benefit for the community. 
 

3.3 Physical Planning Considerations 
 

Considerations of hillside topography and the historic uses of the Plan 
Area encourage a more moderate approach to hillside land use and 
road design.  The Plan Area is at a higher elevation than the intervening 
urban fabric and a number of considerations must therefore be 
addressed.  These include the need to assure adequate vehicle access 
through the established community areas to permit the proposed uses.  
The extended water service includes booster station(s) and reservoir(s) to 
permit gravity to deliver  water to the new users.  
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Hillside development generally involves the integration of urban uses 
within a pattern of land not suitable for development due to excessively 
steep terrain or natural hazards such as rock fall.  Mitigation of hazards, 
where warranted, and integration of settlement within hillside areas 
involves sensitive planning and design.  Strategies and policies to 
facilitate hillside development, to minimize visual impact, and sustain 
safety are reflected in the policies. 
 
Road infrastructure on hillside terrain is often challenging.  Road right-of-
way widths, cross section standards, horizontal curve radii, and grade 
incline standards all have significant influence on the serviceability and 
aesthetic implications of hillside development.   
 
Hillside Development Guidelines are appended to the Plan to assist 
designers and the District of Peachland in crafting settlement on hillsides 
that minimizes the impact on the visual and natural setting.  These 
guidelines are in common practice in both the City of Vernon and the 
City of Kelowna and offer an approach to Best Management Practices 
for hillside development. It is recognized that a Steep Slope Hillside 
Analysis Study is currently underway in the District of Peachland.  The 
outcome of this study will be new policies and regulations pertaining to 
development on steep slopes.  New or revised Development Permit 
standards in the OCP, Zoning regulations and changes in Peachland‟s 
Subdivision and Development Servicing Bylaw may govern 
development requirements in the near future. 
 
Wildfire hazard can impact interface settlement in significant ways.  
Mitigation of this hazard is an obligation of all development where urban 
uses are proposed adjacent to wilderness lands and an urban wildfire 
interface Development Permit Area is in place within the District OCP.  
Best management practices as a condition of development is 
supplemented by an ongoing requirement for regular maintenance of 
the protection buffer area. 
 
Re-routing on the Ponderosa Golf Course will improve the quality of play 
and optimize the value of the visual setting of the course.  As modern 
golf facilities can no longer be sustained with golf play and membership 
alone, an expanded tourist accommodation and resort facilities are 
required to bolster the business viability.  The Plan therefore addresses an 
expansion of services and facilities within the Ponderosa Golf Resort to 
best fulfil expectations of a destination resort.  A signature golf designer 
is preparing the course design that will stand as a premium facility in 
British Columbia. 
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4.0 DISTRICT OF PEACHLAND  
 

4.1 Background 
 

The District of Peachland was incorporated in 1909 and is one of the 
oldest municipal jurisdictions in the Okanagan Valley.  Initially, the 
community formed around an agrarian economic structure.  Over 
time, the economy has expanded to support commercial, tourism, 
retail sales and office employment.  Residential development has 
exceeded the growth of commercial development and Peachland is 
a bedroom community, housing many individuals who commute to 
Westbank or Kelowna for employment and consumer goods.  
Peachland also has a higher than BC average population of retired 
individuals.   
 
Pressure on real estate within the surrounding urban areas has pressed 
Peachland to accommodate more growth of housing and to broaden 
the economic structure.  The District of Peachland has signed on with 
the Province of BC to the BC Climate Action Charter and is committed 
to reducing the carbon footprint of its urban form and is driven to 
require new development to minimize use of non-renewable resources, 
water and energy. 

 
4.2  Regional Context Statement 

 
Conceptual analysis of the Plan Area has led to an interest to expand 
the municipal boundaries of Peachland to include a limited amount of 
adjacent Crown Land to the northwest.  The Plan leads to an 
application for annexation of Provincial property with concurrent 
support by Westbank First Nations.   
 
The newly formed District of West Kelowna abuts the northerly boundary 
of Peachland.  This community is a very fast growing part of the 
Okanagan and operational responsibility for this area was assumed by 
the new local government in December of 2007.   
 
Lands to the south of Peachland are administered by the Central 
Okanagan Regional District.  Limited growth is forecast in the 
immediate vicinity, however, Greata Ranch is proposing a new 
community of several hundred residential units within a resort. 

 
4.3 Contextual Area Objectives 
 

4.3.1 Annexation of Crown Lands into the boundary of the District of 
Peachland to incorporate the land suitable for development of 
the proposed golf course community expansion. 

4.3.2 Sustain Pincushion Mountain as a public park facility accessible 
by a maintained hiking trail network. 

4.3.3 Protect the Trepanier canyon and bench as an ecological 
reserve to help sustain the mule deer population. 

4.3.4 Liaise with Westbank First Nations with regard to annexation of 
Crown Land within the District boundary. 
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4.4 Contextual Area Policies  
 

4.4.1 Undertake joint applications between the District of Peachland 
and others for an expanded golf community within Crown Land 
with the intent that the land will be annexed into the boundary 
of Peachland. 

4.4.2 Implement a trail network to serve the Plan Area community 
and other residents of Peachland. 

4.4.3 Designate the Trepanier canyon and bench as urban wildland 
and park. 

4.4.4 Liaise with Westbank First Nations throughout the annexation 
process of Crown Land. 

4.4.5 Provide for school bus access to the new community and links 
to established neighbourhoods. 

4.4.6 Coordinate with the Central Okanagan Regional District with 
respect to management and public uses of Pincushion 
Mountain as a potential Regional Park. 
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5.0 POPULATION AND HOUSING          
 

5.1 Background 
 

The evolution of the Ponderosa/Pincushion Ridge area into a complete 
component of Peachland will create a settlement that will become 
home for many, as well as a vacation destination.  Growth in this area is 
patterned after sustainable principles through the creation of a 
complete community and a full service resort.  Land is forecast for a 
number of urban and park uses and is principally focused in two 
concentrated areas.   
 
The first area is called the Urban Village, which features mixed-use 
buildings with a variety of housing options, recreation and commercial 
services.  This strategy will bring about a sustainable community 
integrated within the Ponderosa bench.  The Urban Village will provide 
existing residents with nearby shopping for daily needs, housing options 
for them to age-in-place should they choose to vacate their single 
family home, and expanded recreation opportunities.  Residents of the 
urban village will enjoy a community with high quality pedestrian 
oriented public spaces within a neighbourhood of homes over shops 
and multiple-family housing of varying densities.  The built form will be to 
a maximum of eight storeys in height.  Care will be taken with building 
massing placement in order to shield development visibility from the 
established community while planning for sunlight penetration to the 
sidewalk level as much as is practical. 
 
A forecast of 208 tourism units are distributed throughout the Tourism 
Village.  An additional 1641apartments and town homes provide for 
residential lifestyle throughout the Plan Area.  251 single family 
residences make up the balance of the market residential units plus 210 
affordable homes resulting in a net growth of 2310 units.  Distribution of 
the various uses is shown on the Future Land Use Map (Figure 1) and is 
outlined in Table 1-Land Use Density (Residential & Resort Yield). 
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Table 1 – Land Use Density 

 
The population within the area is expected to be approximately 2.0 
persons per unit for the permanent housing, which would result in a 
population of 4220 permanent residents with an additional 400 resort 
residents at peak occupancy of the golf resort area.  The residential 
yield estimate and the occupancies are estimated at the highest 
potential. It is expected that 17% or 717 of the permanent residents will 
be children of school age.  As an Area Sector Plan is a general 
forecast, it is best to plan for the greatest loads on infrastructure and 
roads.  In this way, sufficient resources and schematic roadway design 
with Highway 97 access will assure serviceability. 

 
5.2 Population & Housing Objectives 

 
5.2.1 Integrate Smart Growth principles into the Plan through the 

creation of a mixed-use urban village. 
5.2.2 Specify commercial uses within the mixed-use precinct to 

support the daily needs of residents, as well as special 
commercial uses, such as restaurants, medical services and 
specialty destination retail outlets, to support the village 
concept. 

5.2.3 Foster the creation of a destination recreation facility with the 
development of Ponderosa Golf Resort Village. 

5.2.4 Encourage a full year resort by fostering tourism during shoulder 
and winter seasons. 

5.2.5 Promote the creation of multiple-family housing in a variety of 
forms, including mid-rise buildings to a maximum of eight 
storeys, within the urban and tourism villages. 

5.2.6 Reconfigure the Ponderosa Golf Course into a new routing 
including land presently belonging to the Crown. 

5.2.7 Cluster housing on hillsides onto the lower sloped areas with 
densities transferred from the higher sloping parts of the site. 

 
 
 
 

Land Use Table 

Use Units/ha Area ha. Unit Yield % of Total 

     

Hillside Cluster Housing 6 17.3 70 3% 

Medium Density MFR  75 8.8 656 32% 

Low Density MFR 20 5.6 112 5% 

Single Family Residential 7 15.9 111 5% 

Urban Village Residential 
Vineyard Housing 
Affordable Housing 

104 
3 
 

8 
23.3 

 

873 
70 

210 

40% 
3% 

+10% 

Total Residential   2102 88% 

Tourism Accommodation 104 2 208 12% 

 
Total Residency 
   

2310 
  

Total Plan Area  152.4  100% 

Total Settlement Area  80.8  53% 

Green-space & Golf  71.6  47% 
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5.3 Population & Housing Policies 
 

5.3.1 Develop an integrated urban village with a variety of housing 
forms and mixed uses including commercial and recreational. 

5.3.2 Consider mid-rise development within the village core area to a 
maximum of eight storeys in height in special locations where 
visibility from the established community is minimized or in 
landmark settings. 

5.3.3 Provide for a transit hub in the village core and alternatives to the 
vehicle with cycle, pedestrian and transit facilities on principal 
roadways, as well as a trail system. 

5.3.4 Integrate a destination golf resort centre including tourism 
accommodation and commercial support services within a 
master-planned pedestrian-oriented neighbourhood village. 

5.3.5 Cluster densities onto lower slope sections of the steeper hillsides 
and transfer densities from more sloping areas to the cluster 
sites. 

5.3.6 Support multiple family housing forms as they generally use land 
more efficiently and provide a variety of options. 

5.3.7 Include a „transit-hub‟ within the urban village for convenient 
access to bus service from the core area of the Urban Village. 

5.3.8 A component of affordable housing will be included in the Plan 
Area to make housing more attainable for entry level purchasers 
and young families.  The development proposal is to: 

 Enter into housing agreements for non-profit housing units, 
 Develop an affordable housing target of 10% of residential 

units being developed, 

 Bonus density to be used in exchange for the provision of 
affordable housing at the option and in agreement with the 
District of Peachland.  

 If the target of 10% cannot be practically achieved, cash-in-
lieu to be provided at the option and in agreement with the 
District of Peachland, 

 Encourage the District of Peachland to define affordable 
housing, and 

 Assist the District of Peachland in establishing the relationship 
between the provision of affordable housing and density 
bonuses in accord with the Local Government Act s. 904. 
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6.0 NATURAL ENVIRONMENT 
 

6.1 Background 
 

Summit Environmental Consultants Ltd. assessed the 152 hectare Plan 
Area in October 2006.  Their report identifies the area as having 
complex topography with many steep slopes and gullies, comprised of 
sensitive ecological communities with little evidence of disturbance.  It 
provides habitat for rare and endangered wildlife and is considered 
some of the highest quality deer winter range in the province. 
 
See Appendix A - Ponderosa/Pincushion Ridge Area Sector Plan - 
Environmental Assessment Report (Summit Environmental Consultants 
Ltd. 2006). 
 
Cascadia Natural Resource Consultants Inc. undertook a quantitative 
observation of mule deer winter range and derived a series of 
recommendations for retaining and enhancing winter range.  This 
assessment of conflicts accounted for the winter range needs of mule 
deer populations.  Mule deer are not a species at risk but are the focus 
of special interest by the Ministry of Environment. 
 
See Appendix B - Ponderosa/Pincushion Ridge Area Sector Plan – 
Assessment of Mule Deer Winter Range (Cascadia Natural Resource 
Consultants Inc., 2007). 
 

 
6.2 Existing Conditions 

 
Criterion for environmental assessment is divided into four categories.  
ESA-1 contains significant vegetation and wildlife characteristics 
representing a diverse range of sensitive habitat.  Riparian areas include 
an unnamed creek corridor bisecting the Plan Area and a northern gully 
of mature Douglas-fir/ponderosa pine forest.  Additional ESA-1 category 
sites include steep rock outcroppings and cliffs along the top of slope 
into Trepanier Creek Valley and Pincushion Mountain cliff face.  
Intervention within ESA-1 areas, if required, should be done to ensure 
minimal losses and sustain connectivity or undertake compensation in 
accord with the ASP Policy 15.3.1.1. 
 
Coniferous woodland may offer habitat for cavity nesters and deer.  
Assessment of the ESA areas is based on existing data.  Habitat 
alteration by the western pine beetle has commenced within the Plan 
Area and has impacted the ecological values of the property.  For the 
purposes of this assessment the land was studied in its present condition 
without forecasting potentially devastating impacts of the infestation. 
 

6.3 Objectives 
The significance of the habitat within the ESA-1 areas warrants protection 
of these attributes from the impacts of development. Development 
within ESA-1 areas will occur only after it proves impossible or impractical 
to maintain the same level of ecological function.  Compensation will 
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promote no-net-loss to habitat typically with a 3:1 replacement of 
equivalent functioning habitat. 
 
Connectivity between ESA-1 areas through ESA-2 areas offers linkage to 
key habitat areas.  Development planning and golf course re-routing will 
accommodate connectivity needs within the Plan Area.  Further 
assessment of the ecological function of the Plan Area with the 
preparation of a sensitive ecosystem inventory helps to identify sensitive 
areas in the broader context of the surrounding area. 
 
Special attention is focused on protecting deer habitat adjacent to 
Trepanier Creek.  As shown in Figure 2b, all residential and commercial 
development will be in areas of low priority for  mule deer.  Small areas 
of moderate impact on mule deer overlap with the proposed golf 
course development, however, this land use allows for unhindered deer 
range connectivity. The terrain most suitable for mule deer habitat will 
be targeted for retention, while less suitable environments may be 
developed as part of the golf course.  Patches of extremely dry or moist 
terrain, dominated by mature Douglas-fir trees and browse species 
including willow, wild rose and Saskatoon bushes, will be retained as 
deer habitat. These areas will remain connected by corridors between 
and around golf greens. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Map 1-
Mule Deer Winter 
Range Suitability 

 
 
 
 
 
 

Land Use 
Boundary within 
Crown Land 
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6.4 Environmental Objectives 
 

6.4.1 Protect the Trepanier Creek canyon and bench for ecological 
reserve for deer population maintenance. 

6.4.2 Provide riparian protection to the unnamed creek and enhance 
the riparian functions within the Ponderosa Golf Course. 

6.4.3 Mitigate the impact of development in highly sensitive habitat 
areas (ESA-1).  Where development is desired, enhancement of 
ESA-2 areas is encouraged to offset ESA-1 losses. 

6.4.4 Support Smart Growth strategies contiguous with the existing 
urban fabric. 

6.4.5 Implement the monitoring strategies outlined in the Mule Deer 
Assessment. 

6.4.6 Implement wildlife corridors and connectivity as an obligation of 
zoning and golf course design. 

 
6.5 Environmental Policies 

 
6.5.1 Protect the Trepanier Creek canyon and bench from urban 

uses.  Golf uses are permitted as they are suitable as habitat for 
the Mule deer population for winter ranging activities. 

6.5.2 Protect the seasonal creeks with riparian management 
strategies.   

6.5.3 Enhance the existing creek ecological function as part of the 
golf course implementation. 

6.5.4 Support compact urban forms for the Urban Village and the 
Tourist Village as these intensive uses reduce the need for 
vehicle transportation and prevent excessive greenhouse gas 
production. 

6.5.5 Implement the mitigation strategy for ESA-1 losses that result 
from development initiatives and infrastructure extension. 

6.5.6 Encourage the retention and landscape enhancement of 
naturally occurring flora. 

6.5.7 Respond to wildfire mitigation and protection as supported by 
Best Management Practices in the Development Permit area. 

6.5.8 Protect all birds during the nesting season. 
6.5.9 Structure development in accord with the best management 

practices for sustainability and in balance with the Plan‟s Section 
16 Environmental, Social and Economic Sustainability.  

6.5.10 Consider wildlife corridor connectivity in zoning and golf course 
design. 
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Map 2   
Environmentally Sensitive Areas 
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7.0 LAND USE STRATEGY 
 
7.1 Introduction 

 
Use of land for settlement is forecast by the Future Land Use Map of the 
District of Peachland OCP.  This ASP is obliged to envision a number of 
modifications to the existing map that will offer greater detail of future 
use expectations.  The Plan details the locations for a number of 
housing types, commercial uses, recreation and park functions, as well 
as a major tourism facility.  Environmental preservation areas are 
expected to best balance the ecological obligations within the context 
of expanded settlement patterns.   
 
Quantity of settlement and density location forecasts provide the 
baseline for infrastructure design and traffic management upgrade 
requirements.  Models of demand for consumer interest and utilities are 
to be staged in phases to ensure cost efficiency for private and public 
budgeting purposes. 
 
Housing Affordability Strategy 

 
Housing affordability is a challenge in the Okanagan.  The Local 
Government Act, s. 904 gives guidance to local government for 
encouraging non-market and special needs housing.  New affordable 
housing policies were established by the District of Peachland in April 
2008 which allow the District to provide density bonuses to developers 
who provide affordable housing in new larger developments. 
 
Land Use Optimization Strategy 

 
As a general note, the land base available for urbanized settlement 
within the Okanagan is in very short supply.  Developable land should 
therefore be optimized in its ability to supply product as a means to 
minimize urban sprawl and keep the land cost component per unit as 
low as practical to help assist purchasers in attaining housing. 
 

7.2 Archaeological Protection Strategy 
 
The land has undergone an Archaeological Overview Assessment (AOA) 
by Golder Associates (2006) and a geotechnical hazard study by 
Cascade Geotechnical Ltd. as first-order analysis of the lands within the 
Plan Area.   
 
Heritage assessment of the property has three objectives. The first is to 
identify the areas with archaeological potential; the second is to map 
the areas with potential, and the third is to recommend where further 
archaeological work is required prior to site disturbance.  The part of the 
Plan Area with the highest predicted archaeological interest is classed 
as Zone I and is approximately 32.85 hectares (22% of the Plan Area).  
Zone II land is 14.53 hectares (9.6%), and Zone III land is 102.6 hectares 
(68%).  Zone I and II lands are subject to further archaeological impact 
assessment prior to land disturbance.  Zone III lands do not require 
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additional investigation.  Map 3 illustrates the archaeological zones 
within the Plan Area. 
 
Further impact assessment will help to determine contingency measures 
in the case that archaeological materials are discovered.  A chance 
finds management plan template will be designed specifically for the 
Plan Area and is located in Appendix C after the Archaeological Impact 
Overview Assessment. The management plan will include specific 
directions in the case that either archaeological deposits or burial sites 
are encountered.  Generally, chance finds will require that construction 
activities in the vicinity stop immediately and that the project 
archaeologist be contacted to determine further action. 
 
 
Additional to the historical interests of First Nations, traces of early 
European and Asian fur trading, settlement and mining in the area may 
exist.  The Plan Area contains a number of abandoned mines and the 
Fur Brigade Trail, which roughly followed the Highway 97 alignment 
along Okanagan Lake adjacent to the Plan Area.   

 
See Appendix C - Archaeological 
Overview Assessment of the 
Ponderosa/Pincushion Ridge Area 
Sector Plan Near Peachland, BC 
(Golder Associates Ltd. 2006). 

 

 

 

Map 3 – Archaeological Overview Assessment 
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7.3 Archaeological Objectives 
 
7.3.1 Undertake further review to identify unknown resources prior to 

site disturbance in areas identified as Zone I and Zone II. 
7.3.2 Liaise with the First Nation according to established protocol. 
7.3.3 Report any positive results to First Nations and the 

Archaeological Branch to update records. 
7.3.4 Employ Best Management Practices in managing resources. 

 
7.4 Archaeological Policies 
 

7.4.1 Undertake more detailed archaeological assessments of areas 
of interest identified as Zone I & II prior to site disturbance. 

7.4.2 Work interactively with First Nations within established protocol. 
7.4.3 Should resources be discovered, implement Best Management 

Practices to facilitate their management and/or protection. 
 
7.5 Geotechnical Hazard Assessment  
 

Cascade Geotechnical Ltd. conducted a geotechnical hazard 
assessment of the Plan Area to determine the general stability and to 
identify natural hazards within the project area.  This study shows that the 
mid and upper portion of the site is underlain by bedrock at shallow 
depths.  The lower slopes contain glaciolacustrine sediments (silts and 
clays).  One slide area was observed on the west side of the golf course.   
 
Geotechnical hazards include the steep slopes, rock fall hazard areas 
and the golf course slide area. The degree of care needed to develop 
within the area is illustrated on Map 4.  Development may proceed in 
the areas shown as “Stable.”  Further investigation into geotechnical 
suitability is required prior to development within the areas shown as 
“Requiring Further Assessment”, and development should be avoided in 
the areas identified as “Unstable.”   

 
 

See Appendix D - Geotechnical 
Hazard Assessment 
Ponderosa/Pincushion Ridge Area 
Peachland, BC (Cascade 
Geotechnical Ltd. 2006). 
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Map 4 - Geotechnical Hazards  
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7.6 Geotechnical Hazard Management Objectives 

 
7.6.1 Improve settlement safety within hillside development to offset 

potential hazard by avoiding development of these areas, or, 
where avoidance is impractical, through mitigation by Best 
Management Practices. 

7.6.2 Focus proactive initiatives for public and property safety within 
areas shown as requiring mitigation within the Geotechnical 
Hazard Assessment Map 3. 

7.6.3 Engage professional geotechnical engineering in the design 
and maintenance protocol strategies for all mitigation 
intervention facilities. 

7.6.4 Engage geotechnical engineering for building foundation 
design within steep hillside areas. 

7.6.5 Implement rockfall hazard remedial measures as required in 
accord with the addendum to Appendix D, Geotechnical 
Hazard Assessment, as a condition of Development Permit. 

7.6.6 Geotechnical engineering peer review of Plan studies is required 
as a condition of land use zoning. 

7.7 Geotechnical Policies 
 

7.7.1 Assessment for hazard and potential mitigation implementation 
is required in areas designated Unstable or Potentially Unstable 
within the Geotechnical Hazard Assessment Map. 

7.7.2 Professional geotechnical engineering is required for mitigation 
design and maintenance protocol strategies. 

7.7.3 Professional geotechnical engineering for foundation design is 
required for all building foundations within steeper terrain or filled 
slopes. 

7.7.4 Avoid hazardous areas or undertake mitigation if avoidance is 
not practical. 

7.7.5 Peer review as a condition of zoning in hazard areas is required. 
 
7.8 Anticipated Future Land Use Designations 

 
The following are preliminary future land use designations options 
forecast for development within the Plan Area.  Figure 1b illustrates the 
OCP designations within the ASP area.  
 
Urban Village- Located centrally, a combination of tourist 
accommodations, commercial and retail uses, as well as residential 
units are forecast within the Urban Village.   The built form of the village 
centre includes mixed use structures, condominium units, hotel 
accommodation, and cottages adjacent to the golf course within a 
walkable urban fabric. Development within the Village may include 
medium rise architectural forms with commercial uses on the lowest 
levels. Density for mixed-use development is estimated to be 104 units 
per hectare. 
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Accommodation for visitors within the Urban Village centre provides a 
choice of various types of tourist accommodation as well as food and 
beverage services, a wellness spa and fitness centre, and recreation 
facilities such as tennis or cross country skiing to complement the 
nearby golf facilities.  For estimating the burden on infrastructure and 
roads, each hotel resort unit is equivalent to 0.5 of a residential unit. The 
occupancy is likely to average less than a conventional residential unit 
of 2 full time residents plus the usual hotel occupancy is 70% of full 
potential.  The City of Kelowna uses this 0.5 factor for the Quail Ridge 
Golf Resort Development. 
 
Within the Urban Village, commercial and retail opportunities are 
designed to satisfy the daily needs of visitors and residents alike, thereby 
building a more complete community and reducing demand on 
motorized vehicles.  Commercial uses are focused on the first floor of 
mixed-use buildings or at sidewalk level of freestanding commercial 
structures within the Village.  Offices may occupy space above the first 
level where warranted. It is estimated that a total of 5000 m2 or 
54,000ft2 will be required for these needs. 
 
Cluster Housing – Grouping residential units upon designated locations 
within the hillside is a contemporary strategy for protecting sensitive 
ecological areas and permitting wildlife connectivity while sustaining 
sufficient development to warrant a servicing investment and supply a 
demanding market.  The Plan contains two areas of cluster housing, 
which may be in the form of single detached, semi-detached or low 
density multiple family residential architectural forms.  In the northern 
section of the cluster housing area, density of this form of housing is 
estimated to be 6 units per gross hectare. The vineyard cluster housing 
typology, located to the south, is estimated at 3 units per gross hectare. 
 
Single & Two Family Housing - Detached and semi-detached housing 
for family oriented residences is likely to be used as transitional 
development abutting similar established urban fabric and as executive 
product on hillsides with views.  Densities for this housing form are 
estimated to be 7 units per hectare. 
 
Low Density Multiple Family Housing – Bordering the golf course, strata 
housing development forms are forecast as condominium, townhome 
and garden apartment configurations.  Densities for this type of housing 
may range from a low of 20 units per hectare for town home 
development to a high of 75 units per hectare for 4-storey 
condominium.   
 
Medium Density Multiple family Residential 
Mid-rise condominium housing is forecast within the Urban Village in 
order to concentrate year-round residences within a smaller geographic 
area and within a high quality public pedestrian oriented setting.  
Buildings in this area are limited in height and are not to exceed 8 
storeys. Density for high rise housing is estimated to be 105 units per 
hectare. 

 
Natural Areas– Some of the Plan Area is likely to be protected from 
development for ecological purposes.    This property may provide area 
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for calculation into density transfer onto buildable areas and remain as 
private property.  Natural area should be sustained in a wilderness state 
as much as is practical.  Public trails that minimize intervention on the 
natural ecology are anticipated. 

 
Community Pool/Park 
Community-wide recreation facilities in the form of a public park are 
proposed adjacent to the concentration of population within the Urban 
Village. 

 
Tennis Park/Club 
Bordering the Urban Village, a tennis park and club enhance the 
community recreational amenities. 

 
Parks & Trails – Public use parkland within the Plan Area will serve 
outdoor needs of future and established residents.  A looped trail system 
to include Pincushion Mountain summit together with neighbourhood 
parks is proposed to be identified as zoning applications are presented 
for approval.  An urban park in the form of a town square within the 
Urban Village is also recommended.   
 
Schools – The projected permanent population of school age children 
totals 630 persons.  Of this total, 64% or 403 individuals are of 
elementary and middle school age and 36% 227 are of high school 
age.  Although this does represent a growth in school age population, it 
is unlikely that a school within the Plan Area will be warranted. A new 
school is not projected on the future land use pattern; however, if during 
build-out of future phases of the development a school is deemed 
necessary, planning for a school site in the future phases be planned 
and designed in cooperation with the District of Peachland, School 
District 23 and the landowners.  

 
7.9 Future Land Use Objectives 

 
7.9.1 Provide for the orderly growth of the Plan Area by generally 

following the pattern of future settlement as illustrated in the 
Future Land Use Map (Figure 1). 

7.9.2 Encourage sufficient high quality public space within the Urban 
Village to assure liveability. 

7.9.3 Provide for the variety of housing forms within the Plan Area. 
7.9.4 Encourage affordable/attainable, entry level housing within 

each precinct in as much as is practical and in accord with the 
provisions of the Local Government Act s. 904. 

 
7.10 Future Land Use Policies 

 
7.10.1 Undertake zoning decisions that reflect the generalized intent of 

the Future Land Use Map (Figure 1).  Adjustment of land use 
boundaries may be required as more detailed engineering and 
planning analysis is undertaken as part of the zoning 
procedures.  

7.10.2 Require Development Permits as proposed within the 
Development Permit Map (Figure2).   
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7.10.3 Define a Cluster Housing land use within the Peachland Zoning 
Bylaw #1375. 

7.10.4 Undertake Comprehensive Zoning for the mixed use 
development within the Urban Village core area. 

 
 

7.11 Development Phasing Strategy 
 
The full completion of the development proposed in the Ponderosa 
/Pincushion Ridge Area Sector Plan will take many years.  Phasing the 
infrastructure, market products, recreation and other uses is expected to 
respond to market demand with the intent to follow the basic process 
as outline on Table 2. 

 
Phase Infrastructure Recreation Development 

 

First 
Year 1-4 

 Access to Highway 97 
 Expansion of Water System 
 Extension of Sewer Trunk 
 Upgrade to Somerset 

/Princeton Intersection 
 Local road access to initial 

development areas 
 Urban Village servicing 

 

 Golf course  
 Lower Elevation Trails 

 Club House 
 200 Multiple Family Residential Units 
 150 Cluster Housing Units 

Second 
Year 5 7 

 Local Roads within the 
Urban Village 

 Extension of Roads to Golf 
Housing 

 Upland Water Reservoir  
 

 
 Upper Elevation Trails 

 400 Multiple Family Residential Units 
 Vineyard & Winery 
 50  Single Family Units 
 1000m2 Commercial Lease Space 
 Hotel & Restaurant (208 Units) 
 Village Plaza 

Third 
Year 8 - 10 

 Extended Urban 
Infrastructure 

 Local Road Network 
Extension 

 Neighbourhood Parks  20 Cluster Housing Units 
 70 Vineyard Housing Units 
 50 Single Family Units 
 2000m2 Commercial Lease Space 
 500 Multiple Family Residential units 

 

Fourth 
Year 10+ 

 Extended Urban 
Infrastructure 

 Local Road Network 
Extension 

 Extended Urban 
Infrastructure 

 Local Road Network 
Extension 

 

 Neighbourhood Parks  62 Single Family Units 
 2000m2 Commercial Lease Space 
 600 Multiple Family Residential units 

 

    

    

 
 

  

Table 2  Implementation Phasing Chart 
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8.0 TRAFFIC 
 
8.1 Traffic Impact Assessment  
 

Ward Consulting Group prepared a Traffic Impact Assessment (TIA) for 
the complete development of the Ponderosa/Pincushion Ridge 
settlement and tourist land use.  The study considered traffic projections 
at the 2017 horizon year representing full build-out of the development.  
Key components of the analysis were the estimation of the capability of 
Ponderosa Road to accommodate traffic, as well as, implications for 
Somerset Avenue to Princeton Avenue and Highway 97. 
 
See Appendix E - Ponderosa/Pincushion Ridge Area Sector Plan – Traffic 
Impact Assessment (Ward Consulting Group, 2007). 

 
8.1.1 Road Network 

 
The overall road network in the vicinity of the development considered 
the conditions on three key roads in the Plan Area. 
 
Highway 97:  The two-lane highway bisects Peachland and is under the 
jurisdiction of the Ministry of Transportation.  The posted speed of this 
road is 70 km/h at Ponderosa Drive and reduces to 60 km/h when 
approaching Princeton Avenue. The long-term plan is to upgrade 
Highway 97 from two to four through lanes through the District.  There are 
no committed funds to undertake this upgrading at this time.  The final 
alignment is not determined and a by-pass is possible.  A direct access 
to Highway 97 is proposed as the principal route to the Plan Area. 
 
Princeton Avenue:  This road runs from Highway 97 in an uphill grade up 
to 8% towards the southwest.  It is designated as a major road.  The 
pavement is approximately 7m with a rural cross-section.  The posted 
speed is 50 km/h. 
 
Ponderosa Drive:  This is a narrow 6.5m wide roadway with limited 
shoulders.  It is a two way road following difficult topography with steep 
grades and tight curves.  Currently, this road can only be accessed 
from Highway 97.  
 
The Final Report of the Roadway Network Plan for the District of 
Peachland (dated May 2004), indicated that three existing three-legged 
intersections on Highway 97(at Ponderosa Drive, 13th Street and 
Clements Crescent) would ultimately be consolidated into a single four-
legged intersection at 13th Street.  Achieving this consolidation requires 
the construction of a frontage road along the north side of Highway 97. 
This would provide access to both Ponderosa Road and Clements 
Crescent.  The Roadway Network Plan indicated that the new 
intersection will be signalized. 
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8.1.2 Traffic Controls 
 

The study considers the impact of the development on three 
intersections, two of which are on Highway 97.  The three intersections 
are: 
 Highway 97 / Princeton Avenue 
 Highway 97 / Ponderosa Road / 13th Street / Clements Crescent 
 Princeton Avenue / Somerset Avenue 
 
The intersection of Highway 97 / Princeton Avenue is signalized while the 
other two intersections are not.  The intersection of Highway 97 / 
Ponderosa Drive will be reconfigured to connect to Highway 97 via a 
service road to 13th Street.   
 
The geometry of the intersection of Princeton Avenue / Somerset Ave. is 
constrained and the inbound traffic onto Somerset Avenue is on a very 
tight curve due to the acute angle of the intersection.  It is understood 
that the District of Peachland has prepared geometry studies of the 
intersection, including realigning the intersection.  These upgrades will 
improve safety and capacity.  For the purpose of the TIA, it is assumed 
that the improvements at this intersection would be similar to any other 
„T‟ intersection between a minor and major road. 

 
8.1.3 Traffic Volumes 

 
Traffic volumes were based on traffic counts taken specifically for the 
study in June 2007.  The counts covered the three intersections 
identified above as well as Highway 97 / 13 Street and Highway 97 / 
Clement Crescent.  The counts for the additional intersections were 
carried out to assess the potential for combining the intersections at 
Ponderosa Drive / 13 Street and Clement Crescent into a single four leg 
intersection.  Intersection performance is forecast by Table B. 

 
 
 
 
 
 
 
 
 
 
 

The traffic volumes show a current left turn volume from Ponderosa 
Drive to Highway 97 of 35 veh/h in the a.m. peak hour.  While this is 
considered low, the high volume of traffic and high speeds on  97 
make it difficult to make this movement.  

 
 
 
 
 
 

 

 

 
Table 3: Summary of Intersection Performance-Revised 
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8.1.4 Capacity of Ponderosa Drive 
 

Conventionally, a level of service C for rural roadways is considered 
acceptable.  However, as Ponderosa Drive has unique characteristics, a 
conservative approach was adopted whereby a level of service closer 
to B was considered the basis for determining the amount of traffic that 
could be accommodated.  Given the geometry of Ponderosa Drive, 
the capacity of this roadway is considerably lower than a straight road.  
Based on the above, the existing volumes on Ponderosa Drive are well 
within the Level of Service B range. 

 
8.1.5 Background Traffic 

 
Background traffic volumes within the proposed development are 
estimated by applying a growth factor of 2% per year for all turning 
volumes.   
 
Based on the analysis, it is concluded that without any development in 
the area other than that associated with the 2% per year traffic growth, 
traffic volumes at the Highway 97 / Ponderosa Drive intersection will be 
approaching the point where a traffic signal is warranted by 2017.  The 
analysis also concluded that there is limited capacity for 
accommodating additional left turn movements from Ponderosa Drive 
onto Highway 97 even under existing conditions. 

 
8.2 Proposed Development 
 

The preliminary concept plan indicates that 2310 residential units 
including 210 affordable housing units will be constructed.  These are 
split between various housing types ranging from cluster housing/single-
family residences to high-rise units.  A number of tourism resort style 
residences and golf course uses are also part of the study.  Access to 
the Plan Area is proposed via Somerset Avenue and Ponderosa Drive.  A 
new connection to Highway 97 is proposed but not directly consider in 
this study.  The majority of traffic is assumed to access the site via 
Somerset Avenue.   
 
The connecting road between the two existing collector classified roads 
of Ponderosa Drive and Somerset Avenue will also be a collector 
classification facility.  See the addendum to Appendix E, Traffic Impact 
Assessment.  

 
8.2.1 Trip Generation 

 
The trip generation has been adjusted to reflect the assumption that 
25% of the units will be occupied by seniors and 10% would be tourism 
use.  The trip generation is shown at full buildout at 2017. 
 

Based on the 66:33 split between Somerset Avenue and Ponderosa 
Drive, it is projected that the peak hour two-way volume would be as 
shown on the following table. 
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8.2.2 Development Impact 
 

The projected site traffic will be focused on Somerset and the proposed 
new intersection with Highway 97.  The new access to Highway 97 is 
supplemental to the Traffic Impact Assessment and will displace a 
majority of the projected trip volume from the existing collector roads of 
Somerset and Ponderosa. 

 
 

8.2.3 Capacity of Ponderosa Drive 
 

The two-way volume on Ponderosa Drive exceeds the threshold for an 
acceptable level of service for this road.  While the roadway can 
accommodate this traffic, the level of service will be reduced from that 
which is typically considered acceptable on a two-lane road.  Adding 
localized passing opportunities is therefore recommended.  It is also 
recommended that Ponderosa Drive be upgraded to a cross-section 
for a standard collector.  This cross-section requires a 3.5m-paved travel 
lane plus a 1.5m shoulder on each side for a total cross-section of 10m.  
Given the topography of the area, it may not be feasible to achieve this 
cross-section through the entire section of Ponderosa Drive.  A more 
detailed investigation is required to determine the locations at which the 
cross-section can be achieved and where passing opportunities can be 
added. 
 

8.3 Impacts on Intersections 
 

The following is a summary of the impact and anticipated 
improvements that will be required at the three intersections previously 
identified. 
 
a) Highway 97 / Princeton Avenue:  This intersection, which is currently 

signalized, will continue to operate at a high level of service in both 
the a.m. and p.m. peak hours.  No improvements are required at 
this intersection. 

 
b) Highway 97 / Ponderosa Drive:  The intent of the Roadway Network 

Plan is to have a service road connect with Clements and form a 
four-legged intersection at 13th Street.  This intersection will be 
signalized. 

 

Table 4: Revised Access Volumes at Build-out 
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c) Somerset Avenue / Princeton Avenue:  This realigned intersection will 
also continue to operate at a good level of service in both the a.m. 
and p.m. peak hours.  No further improvements are required other 
than those previously identified. 

 
8.3.1 Access 
 

Access to the site will be provided via Ponderosa Drive and Somerset 
Avenue, as well as via the new proposed connection to Highway 97.   
Somerset Avenue traffic volume is considerably greater than that of 
Ponderosa Drive and the geometry is not as constrained.  The road will 
be upgraded to the cross-section of a standard collector as proposed 
for Ponderosa Drive. 
 
Analysis of Ponderosa Drive indicates that, upon development of 100 
units, the intersection of Highway 97 will need to be connected to 13th 
Street via a service road.  This could be deferred if some of the traffic 
had access to Somerset Avenue.  It is recommended that the 
connection between Ponderosa Drive and Somerset Avenue be 
established in the early stages of development. 

 
8.4 Traffic Policies 
 

8.4.1 Secure approval for an access to Highway 97 as the principal 
route to the Plan Area. 

8.4.2 A new Connection to Highway 97 is required prior to the 
completion of the first phase of the development. 

8.4.3 Upgrade Ponderosa Drive as identified in the recommendations 
in the Traffic Safety Study to be completed to the satisfaction of 
the District of Peachland. 

8.4.4 Undertake a more detailed warrant investigation as part of the 
Traffic Safety Study to determine both the extent to which local 
roads can be upgraded and any priorities needed that can 
improve safety in the short term. 

8.4.5 Upgrade Somerset Avenue as identified in the 
recommendations in the Traffic Safety Study to be completed 
to the satisfaction of the District of Peachland. 

8.4.6 Signalize the intersection of Ponderosa Drive / Highway 97 / 13th 
Ave. when the development levels reach a maximum of 100 
units.  Alternatively, reanalyze the need for a signal should traffic 
generated by the Plan Area be rerouted by the proposed direct 
Highway 97 access. 

8.4.7 Implement improvements to the Princeton Avenue / Somerset 
Avenue intersection through realignment of the geometry.   

8.4.8 The existing road network plan should make provisions for one 
collector status roadway through the length of the development 
for a possible future connection to an upper level bypass route. 
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9.0 COMMUNITY ECONOMIC DEVELOPMENT   
 
9.1 Background 

The focus of economic development within the Plan Area will be 
principally directed towards improving the tourism functions of the 
Ponderosa Golf facility and local commercial services for residents.  
Tourism services are needed to augment the golf facility.   The new 
destination golf facility will attract additional visitors to Peachland 
resulting in extended benefits for the overall economy of the region.   
 
Direct gains in commercial development tax base are sustained over 
time and this benefit will help to offset the over-dependence on 
residential assessment for the jurisdiction.  Added to the fiscal gains are 
numerous permanent and seasonal jobs, business opportunities and 
home office opportunities.  It is expected that 150 full time and 100 
seasonal / part time jobs will result from the creation of the Ponderosa 
Golf & Spa Resort.  The combination of golf and tourist 
support/accommodation uses offers a new employment category for 
Peachland residents. 
 
As well as the tourist commercial enterprises, the Urban Village will 
incorporate a number of businesses to provide convenience 
commercial, specialty commercial, and service office jobs.  It is 
estimated that approximately two jobs for each 100 m2 of retail space 
and three jobs for every 100m2 of office will result from the build out of 
the commercial uses in the village centre.  These factors equate to 
approximately 120 new jobs.  The approximately 4,000m2 of 
commercial space will provide for the daily needs of residents of upper 
Peachland. 
 

9.2 Interpretation 
Economic growth within the District will foster a more sustainable urban 
fabric and reinforce Smart Growth planning principles.  Presently, 
Peachland benefits from a significant occasional and daytime tourist 
interest.  However, the area lacks a major destination attraction of the 
type that has proven so beneficial to most other Okanagan 
communities.  The implementation of a golf and spa resort will deliver 
this new market for the overall benefit of the entire community. 

 
9.3 Economic Development Objectives 
 

The Plan prescribes a development form that complements the 
adjacent community while offering visitors a high standard of 
experience that will fulfill their greatest expectations.  The setting, views, 
and reconfigured signature golf course optimize the natural attributes 
and imbed long lasting memories that will translate into sustained 
economic value for Peachland. 
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9.4 Economic Development Policies 
9.4.1 Support the development of commercial uses within the Urban Village 

that cater to the needs of visitors. 
9.4.2 Support the development of convenience commercial uses in the 

Urban Village to support the occasional needs of Peachland residents. 
9.4.3 Support specialty stores and restaurants within the Plan Area. 
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10.0 FARMLAND   
 
10.1 Background 
 

Historic use of the Ponderosa Golf course was agricultural.  In the middle 
of the last century the land was reconfigured into an 18-hole golf facility; 
agrarian uses were discontinued.  Land to the west of the Plan Area was 
developed initially as orchards but has since been redeveloped into 
neighbourhoods consisting mostly of single family homes.  The 
remaining homestead farmhouse (Smith Farm) still exists and is adjacent 
to a meadow of open land beyond the westerly end of the golf course.  
This rural property is considered underdeveloped and will be subject to 
alternate urban uses as part of the ASP. 
 
None of the land in the Plan Area is within the Agricultural Land Reserve.  
The ASP is therefore not subject to the influences of the Land Reserve Act 
and the Ponderosa/Pincushion Ridge ASP will not address agricultural 
interests or develop policies related to agrarian activities. 
 
It is unlikely that any of the land within the Ponderosa/Pincushion Ridge 
area will be used for farming.  Development of the site will not influence 
any other farmland within Peachland.  Therefore, the Plan is not 
recommending any objectives or policies related to agriculture. 
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11.0 PARKS, TRAILS AND NATURAL AREAS  
 
11.1 Background 
 

The Local Government Act and the Land Title Act of BC obligates urban 
development to provide up to 5% of land being subdivided for public 
park uses without compensation to the private landowners.  
Alternatively, the landowner can offer cash-in-lieu based on the un-
serviced, zoned value.   This requirement means that approximately 
7.62 hectares, or 18.8 acres, will be dedicated to public use (or 
compensation paid).  Site selection for the land option of park provision 
rests with the municipality. 
 
Public parkland areas are shown on the land use map conceptually.  
Actual locations for neighbourhood parks may be revised or modified  
at the time of zoning.    Community park for the creation of a public 
green space is identified within the Urban Village area. 
 
Informal trail systems on the upland parts of the Plan Area have been 
created over many years.  They web through the highland wild country 
and reach the summit of Pincushion Mountain.  These trails are not 
formally for public use but offer a cherished recreational resource to the 
community. A new public trail will be built to encircle the golf course, 
residential and commercial precinct of the Plan Area. Three additional 
trails will lead out from the loop: a trail will be built at the northern tip of 
the golf course and will connect to the uplands area, another new trail 
will be built in the south of the Plan Area and will connect with existing 
trails in that area, and a final pathway will lead to Highway 97 and 
connect the community with the lakeshore. All of the new trails will 
enhance the existing Pincushion Mountain trail network. Trails will be built 
in consultation with local groups, the Trail Society and Volks Sport.   
 
Trails around the golf course will be an integral part of the overall course 
layout and will offer recreational opportunities with breathtaking vantage 
points.  Where possible, trails will be set far enough back from the golf 
course to sustain public safety.  In places where the trails are closer in 
proximity to the course, vegetative screening or fencing will ensure 
safety of trail users.   
 
With the goal of increasing awareness about the need for 
environmental preservation in the Plan Area, educational interpretive 
panels will be erected throughout the trail network. The formal trail 
system will further reduce impact on ecologically sensitive areas 
because users will be contained within the accepted trail system. 
 

 
Deer corridors may be established within or near development areas. 
Wild land not required for development, density transfer, or golf uses will 
be offered to the District as protected natural areas.  These parcels of 
wilderness can offer potential for public use with trails and passive 
recreation uses. 
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11.2 Interpretation 
Dedication of parkland is a function of subdivision.  Development Cost 
Charge (DCC) funds and cash-in-lieu holdings will assist the District in 
compensating the private property owner for costs in excess of their 
required dedication. Tax credits will be sought in return for environmental 
preservation and green planning, in particular the construction of the 
trail network. 
 
Lands protected for environmental management purposes are initially 
private property and are not intended for public use.  If environmental 
management land titles are transferred to the District, the administration 
may choose to permit public use.  
 

11.3 Park Objectives  
 

11.3.1 Provide for community park land dedicated to the 
development of green space.  

11.3.2 Provide a trail system generally in accord with the Future Land 
Use Map (Figure 1). 

11.3.3 Integrate neighbourhood parks as a function of detailed 
development planning and subdivision application. 

11.3.4 To the extent possible, dedicate residual wild land to the District 
for natural protection and potential public uses. 

 
11.4 Park Policies 
 

11.4.1 Provide the community with park or cash-in-lieu. 
11.4.2 Implement a public trail system incrementally as each segment 

of the Plan Area is opened for development. 
11.4.3 Align trails to allow for public protection from natural or 

recreational hazards and to promote safer relationships 
between golf activities and hikers. 

11.4.4 Connect trails at the boundary of the Plan Area to existing 
informal trails on outlying land, and provide connections to trails 
leading to Pincushion Mountain summit. 

11.4.5 Provide neighbourhood parks in accord with provincial 
requirements as part of development detail planning and 
subdivision. 

11.4.6 Provide a Community Amenity Contribution fund generated 
through the build-out of the ASP. 
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12.0   SERVICING AND PHASING OF UTILITIES  
 
12.1 Background 
 

Servicing with urban sanitary sewer and municipal water is an obligation 
for all development within the Plan Area.  The Plan prescribes the 
general approach to these services and proposes the overall strategy to 
deliver sewer and water services to the property identified in the Future 
Land Use Plan (Figure 1) for development.   
 
Protech Engineering Services Inc. has prepared a detailed servicing 
brief for infrastructure design and Summit Environmental Consultants Ltd. 
drafted the Surface Water & Groundwater Study to assist with stormwater 
management planning. Storm water management is proposed in ways 
that sustain the amount of runoff to pre-development levels.  Some 
areas within the Plan boundaries are suitable for ground recharge while 
other areas require hard piped infrastructure. 

12.2 Objectives 
 

12.2.1 Sanitary Sewer Servicing 
 
In 1998 the District of Peachland completed the Phase I sewer project.  
At the time of servicing the Urban Village, a 200mm sanitary main was 
installed under Hwy 97 to service the Ponderosa/Pincushion ASP Area. 
 
Recently a 200mm Service main (Connection #1) was extended up the 
Eagles View Condominium development with the expectation for being 
extended further to service the existing condominium on Ponderosa 
Drive as well as the Golf Course lands. 
 
In addition to the former connection point, connection #2 and #3 will 
be from a lateral running above Hwy 97.  Connection point #2 will 
follow the proposed new access road to service the vineyard cluster 
housing, as well as the Urban Village. 
 
Connection Point #3 will service the south area of the ASP as well as 
Logan Road, Summerset Place and portions of Gladstone.  (See Figure 
#4) 
 

12.2.2 Water Servicing 
 
The domestic water, irrigation and fire protection strategies include 
identification of water demands, distribution and storage requirements.  
In 2001, the District of Peachland commissioned Urban Systems to 
complete the water supply and demand review.  The study specifically 
addresses servicing issues for the Ponderosa/Pincushion neighbourhood. 
It identified water system #3, Peachland Creek as the long term supply 
source.  The design criteria is based on the design parameters outlined 
in the Urban Systems Report with the long term goal to reduce the 
overall domestic demand through conservational means. 
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In 2006 Urban Systems was commissioned to complete the Water 
Master Plan for the District.  The Report carried out a water source 
assessment and selection. 
 

o Concept 1 – High Pressure Trunk 
o Concept 2 – Split System 
o Concept 3 – Peachland Creek Gravity System 

 
After careful consideration, Council adopted the Master Water Plan in 
2007, including Concept #3.  A number of distribution system priorities 
were also identified, including Priority 1A Trunk, which is to replace the 
Turner to Gladstone line with a major trunk line, recommended for 
construction in 2008.  The trunk is now under design and is scheduled for 
construction in 2009 to Gladstone. 
 
The first phase anticipates development of the Urban Village at the end 
of Summerset Avenue.  The trunk main will be extended from Gladstone 
through the Village core to provide both domestic and fire flows to the 
site.  The maximum service level is anticipated to be the 530m 
elevation; the Urban Village is at 502m elevation. 
 
In the long term, when the lands above the 530m elevation are 
developed, a  booster station and balancing reservoir provide storage 
for maximum day demand plus fire flow, will be constructed at the 
640m elevation with the provision to back feed into the gravity supply 
from Peachland Creek,  in case of emergency or high flow demands. 
 
As the lands develop to the north, the supply trunk will be extended to 
connect into System #2 (Ponderosa). The domestic water, irrigation and 
fire protection strategies include the identification of water demands, 
storage requirements and distribution system needs to satisfy the total 
Plan Area.  In 2001, the District of Peachland commissioned Urban 
Systems to complete a Water Supply and Demand Review.  The study 
specifically addresses the Ponderosa/Pincushion neighbourhood.  It 
identifies that Water System # 3, the Deep Creek supply, can supply 
sufficient water to serve the neighbourhood.  The design criteria are 
based on the requirements of the District‟s subdivision bylaw with a 
provision to reducing the overall domestic demand through 
conservational means.   
 
The stage 1 water demand identifies a fire flow allowance of 70 l/s only 
because the existing 200mm diameter mainline is limited to that 
capacity. As discussed in the design brief section 4.4 summary, Stage 1 
will require balancing storage to supply PHD and /or fire flows of 250 l/s. 
 
The study carried out a flow analysis on Water System #3, which 
confirmed that off-site upgrades to the Victoria Street water main are 
required.  Analysis in accord with the 2007 Water Services Master Plan 
identified the benefits of metering and other conservation initiatives to 
supplement efficient use of water to permit extended yield potential. 
Based on results from the City of Kelowna, water metering may result  in 
minimal increases to the water distribution and treatment system 
despite the net results of additional units.  The pre-design report uses the 
MDD per capita use of 3000 l/d. 
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Water System #3 servicing elevation has been established by the intake 
at the Deep Creek Dam, which is 580m.  To provide for the 
Ponderosa/Pincushion neighbourhood, a booster pump station and 
reservoir are required to service the upper pressure zone area. 

 
The golf course presently attains water for irrigation from System #2, the 
Ponderosa System.  On the hottest days of summer, irrigation demands 
result in usage ranging from 2,646,000 l/d to 3,024,000 l/d.  It is 
anticipated that with the redesign and lengthening of the course, while 
utilizing individual head controls and drought resistant grass, the required 
maximum daily flow may increase to 3.5 million l/d over a 24 hour 
period. 
 
Two sources that may be potential untreated water supplies include 
Trepanier Creek and System #2 (Ponderosa).  The former would require 
Peachland‟s approval as a raw water supply source through the City‟s 
existing water license on Trepanier Creek.  New pumps and a mainline 
to the Ponderosa ponds would need to be constructed.  Upon 
completing the interconnection between System 3# and the upper 
area of System #2, one or possibly both of the existing wells may be 
used to supply the golf course.  It is also understood that one or both 
wells‟ pumping capacity have reduced over the past few years.  With a 
well yield capacity of only 24 l/s, an alternate source would be required 
for the maximum day supply in the summer. 
 
The upper service elevation within the ASP is 605m. To provide both fire 
flows and PHD, a high level reservoir should be located with a HWL of 
640m. The reservoir would be sized to provide fire storage for both the 
upper zone where the cluster housing is located, and the lower zone 
commercial resort and medium density housing. Based on our initial 
review, we have assumed 250 1/s fire low which will require 3.25 hours of 
storage, plus domestic PHD and 25% emergency storage. 
 
Based on a HWL of 640m, the only lands available for the construction 
of a high level reservoir is on Crown lands. In the name of the District of 
Peachland, an application to purchase the lands required for the supply 
the main and the reservoir and/or a right of way for those works, will be 
made.  Access will be provided via a future road that will service the 
cluster house node. 
 
3 Phase power is required for the village centre where the booster 
station is proposed to be located. A single phase service line will be 
constructed from the Village to the reservoir to provide for heating the 
value chamber and for Skada controls. 
 
Priority #1 of the Master Plan is scheduled for construction in 2009. 
Based on maximum daily demands of 3000 l/d at full build out, and with 
the interconnection to System #2, Ponderosa, a 350mm mainline from 
Princeton Avenue to the Urban Village will be required. The peak hour 
demand, or maximum day plus fire flow, will require balancing storage 
to service the proposed Urban Village. If, in the long term, metering 
provides the same results as the City of Kelowna, the maximum day 
may be reduced from 3000 to 2000 l/c/d. Based on a reduction of this 
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magnitude, the proposed 350mm line could supply maximum day plus 
fire flows of 250 l/s. 
 

12.2.3 Drainage Management 
 
A hydrology study completed by Summit Environmental helped to 
determine the best stormwater management practices for runoff 
management within the Plan Area. However, the Master Plan, as 
presented in the ASP, is conceptual in nature until more detailed plans 
are developed for the golf course and the various development nodes.   

 
Where practical, groundwater recharge will be implemented.  Retention 
of run-off into golf course irrigation ponds for re-use on the golf course 
irrigation will also be employed.  At the time of development, detailed 
stormwater management plans will be implemented, utilizing a 
combination of groundwater re-charge, re-use, and controlled 
discharge. With each phase of development, drainage management 
reports shall be included in the required engineering design briefs.  
 
See Appendix F - Ponderosa/Pincushion Ridge Area Sector Plan – 
Surface Water/Groundwater Study (Summit Environmental Consultants, 
2006). 
 
Based on the Summit Hydrology Study, a majority of higher density 
development is proposed to be located in the areas of pervious soil. On 
developing the Master Plan, every effort will be made to incorporate 
storm management into the golf course water features and irrigation. 
 
The slide area identified in the Cascade Geotechnical Report will be 
reviewed in detail at the time of rezoning, and has been taken into 
consideration in the placement of the Urban Village.   The new routing 
of the golf course has been positioned to ensure if there were further 
slippage the fairway would provide the geotechnical setback to protect 
any of the village structures. 

 
12.3 Servicing Policies 

 
12.3.2.1 Provide urban sewer service to the settlement lands. 
12.3.2.2 Provide urban water services for domestic and fire 

protection needs.   
12.3.2.3 Discontinue existing water services in favour of the 

municipal utility to assure the highest level of public health 
protection. 

12.3.2.4 Phase infrastructure to the needs of each phase of 
construction. 

12.3.2.5 Phasing of infrastructure shall follow logical expansion of 
growth with implementation being the responsibility of the 
development and benefiting properties. 

12.3.2.6 Highway 97 access shall be provided within the initial 
phase of construction. 
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13.0   FUTURE LAND USE  
 
13.1 Plan Map Designations 
 

The Future Land Use Map (Figure 1) designates the general areas 
proposed for the various development purposes within the Plan Area.  
Developers and the District of Peachland will use these designations as 
a general boundary guide to assist in making zoning and development 
decisions. 

 
13.2 Interpretation 

 
The land use designations within the Future Land Use Map (Figure 1) are 
a generalization of planned development.  More detailed design and 
urban treatment planning is expected for the Urban Village prior to 
development to assure the ultimate goals for a liveable, high quality 
urban area are achieved as it is constructed in each phase. 
 
Cluster development areas are also expected to be more defined on 
portions of the steeper hillsides.  Detailed plans will identify the build-
able areas and position building sites to protect the significant rock 
outcroppings, major tree stands, and high environmentally sensitive 
areas.  Care of the visual exposure of hillside development will be taken 
as a factor in development approval. 

 
 
13.3 Green Buildings and Sustainability 

 
The amendments to the District of Peachland‟s OCP included provisions 
for a sustainable development strategy.  Green building practices, 
renewable geothermal heating and cooling, low water use facilities and 
landscaping, as well as initiatives to reduce the carbon footprint of all 
development within the Plan Area will be pursued in the proposed 
development as part of this Plan to assist in the future sustainability of the 
new community.  Section 16, Environmental, Economic and Social 
Sustainability offers details of this strategy. 

 
13.4 Future Land Use Policies 
 

13.4.1 In general, reflect the intention of the Future Land Use Map 
(Figure 1) in future pattern settlements. 

13.4.2 Require a detailed urban design plan for each village prior to 
building development. 

13.4.3 Require detailed site plans for cluster development within hillside 
areas. 

13.4.4 Reference the Hillside Development Guidelines when planning 
hillside development. 

13.4.5 Pursue green buildings and sustainable practices to the extent 
possible and assess applications for their compliance with 
established green buildings and sustainability practices. 
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14.0 URBAN WILDLAND INTERFACE/ WILDFIRE DEVELOPMENT   
 
14.1 Urban Wildland Interface 
 

Wildfire protection of urban uses is a key component of public 
protection within municipalities.  The Okanagan Mountain Park Fire of 
2003 reinforced the importance of implementing a functional barrier 
between settlement and wilderness forest land.  Amendments to the 
District of Peachland‟s OCP in April of 2008 included a new Urban 
Wildfire Interface Development Permit Area.  These instituted practical 
Fire Smart guidelines which represent Best Management Practices for 
wildfire protection. 

 
14.2 Wildland Interface Policies 
 

14.2.1 All future development in the Ponderosa/Pincushion Ridge area 
will require a Development Permit subject to Fire Smart 
standards. 

14.2.2 Provide for the maintenance of the interface protection areas 
as a condition of hillside cluster strata development. 

14.2.3 Lands identified as ESA should be studied further to determine 
whether clearing of dead trees and brush for purposes of wildfire 
protection is advisable.  A report which includes collaboration 
between qualified environmental professionals and a registered 
forester is to be prepared and should determine the 
appropriate actions to be taken.  
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15.0  DEVELOPMENT PERMIT AREA  
 
15.1 Development Permits 
 

The Local Government Act s. 879 and 920 authorize the designation of 
Development Permit Areas to be incorporated within an Official 
Community Plan.   
 
The Ponderosa/Pincushion Ridge Plan focuses on three categories of 
Development Permit (DP) specific to the needs of the area.  The first 
relates to the environmental sensitivity of the hillside development areas.  
In these areas, specific attention is needed to ensure that sensitive 
ecosystems are sustained, significant natural features are protected, 
visual impacts are minimized, and significant portions of the steeper 
hillsides are guarded from settlement to help sustain geotechnical 
stability and ecological connectivity.   
 
The second category focuses on urban wildfire interface issues which 
implement the Provincial Fire Smart guidelines.  The third area of 
Development Permit focus is directed to manage the form and 
character of development within the Urban Village precinct.  These 
areas are proposed for the construction of commercial, multiple family 
residential and mixed-use commercial residential buildings.  As such, 
the form and character of development is key to the overall quality and 
suitability of the built form as it relates to each other building and the 
urban fabric of the new community.   
 
Areas that are affected by the requirement for Development Permits are 
illustrated by Figure 6 - Development Permit Areas.  The objectives and 
provisions for the guidelines are set out in this section as supplemental 
considerations to those within the Peachland Official Community Plan.  
As well, the developer may prescribe a standard for development as a 
registered „building scheme‟. 
 

15.2 Hillside Development Permit Area 
 

Lands in the Plan Area that are subject to Hillside Development 
Guidelines are identified in Figure 6-Development Permit Areas.  These 
areas are forecast for cluster housing development intended to 
minimize the disruption of the natural hillside setting.   
 
See Appendix G – Ponderosa/Pincushion Ridge Area Sector Plan – 
Hillside Development Guidelines (New Town Planning Services Inc., 
2007). 
 

15.2.1  Hillside DP Area Policies 
 

15.2.1.1 Employ the Hillside Development Guidelines (Appendix G) 
when engineering and planning development within the 
areas designated in Figure 6-Development Permit Areas until 
the District of Peachland creates their own set of guidelines. 

15.2.1.2 Focus development mainly on the more gently sloped 
property. 
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15.2.1.3 Determine areas where mitigation of geotechnical hazard is 
appropriate, and, where deemed appropriate, implement 
Best Management Practices as prescribed by a professional 
engineer experienced in mitigating geotechnical hazards. 

15.2.1.4 Ensure any areas of fill proposed for development or 
structures is engineered by a professional and inspected 
during construction to assure a satisfactory level of safety. 

15.2.1.5 Minimize visual exposure of cut/fill conditions for road 
construction. 

15.2.1.6 Retain significant natural features such as rock outcroppings 
as much as is practical. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 

 
Map 5  Slope Analysis 
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15.3 Environmentally Sensitive Areas Development Permit Areas 
 
Environmentally sensitive areas within the Plan Area have been classed 
ranging from ESA-1 to ESA-4, with ESA-1 being the most sensitive.    
Management of development intervention within areas important to 
ecological sensitivity and the winter range of the mule deer are required 
within the Plan Area.   Environmental Development Permits are required 
for intervention within the areas designated as ESA-1 as shown on Figure 
2 - Development Permit Areas. 
 

15.3.1  Environmentally Sensitive DP Area Policies 
 
15.3.1.1 Minimize intervention within the ESA-1 category lands.  If 

intervention is unavoidable, compensation for losses to ESA-1 
is required by upgrading ESA-2 to the higher standard at a 
ratio of 3:1. Location of enhanced areas to be considered at 
the Development Permit stage. 

15.3.1.2 Employ a registered professional biologist experienced in the 
area of ecological intervention management to oversee 
activities within the ESA-1 areas and to recommend 
mitigation measures for compensation for losses. 

15.3.1.3 Implement the applicable provincial and federal legislative 
requirements for care of rare and endangered species and 
nesting birds throughout the area. 

15.3.1.4 Public trails and other park interventions will require an 
approved DP and alignments will require the endorsement of 
a registered professional biologist experienced in the area of 
ecological intervention management. 

 
15.4 Multiple Family & Mixed Use Development Permit Areas 
 

The objectives for the Urban Villages are to create a high quality of 
urban design that complements the pedestrian environment of a 
compact settlement.  The Village area is forecast to offer highly liveable 
quality development up to a maximum of 8 storeys in height.  It is 
expected that the street level will have either ground-accessed housing 
or retail commercial uses with direct access to the pedestrian realm.  
Public spaces and plazas should be situated to optimize views to 
significant landmarks, Okanagan Lake and Mountain Park while taking 
care to permit sunlight penetration to the grade level.   
 
Alternatives to the use of the automobile through good pedestrian and 
cycling networks is vital in the Village areas.  A transit hub is also desired 
in proximity to the Urban Village and public swimming pool facility. 
 

15.4.1  Multiple Family & Mixed Use DP Area Policies 
 
15.4.1.1 Seek high quality architectural and public realm design 

based on good urban design principles of public safety and 
liveability. 

15.4.1.2 Provide direct access to residential units at the grade level to 
help animate and improve safety of the public street. 
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15.4.1.3 Pattern development of buildings to sustain a pedestrian 
scale at the sidewalk by setting upper storeys back 4 metres 
above the 3rd floor level over grade. 

15.4.1.4 Place taller buildings closer to the northerly part of the Village 
to permit overviewing of more southerly development to 
Okanagan Lake.  This strategy will protect the views from 
lower scale development from being obscured by taller 
buildings and assist in shielding larger architecture from being 
seen from the established community. 

15.4.1.5 Where appropriate, provide mixed-use buildings with 
commercial uses on the lower storeys and residential uses 
above. 

15.4.1.6 Encourage high quality building materials of natural colour 
with a high level of fire resistance. 

15.4.1.7 All garbage shall be stored within the buildings; laneway 
dumpsters are not permitted. 

 
15.5 Urban Woodland/Wildfire Development Permit Area 
 

A significant portion of the Plan Area is sustained as wild land.  The 
interface between this land, the existing woodland, and any 
development will require that urban uses be protected from the 
potential of wildfire hazard.  Development within the Area is subject to 
the District of Peachland‟s Urban Wildfire Interface Development Permit 
Guidelines. 
 

15.5.1  Urban Woodland/Wildfire Development Zone Policies 
 
15.5.1.1 Implement the Provincial Best Management Practices 

(Beware and Prepare Community Planner: Your Guide to 
Planning a Fire Safe Community. BC Forest Service. Victoria. 
1994.) for wildfire mitigation within natural areas for a distance 
of 300 metres in accord with a strategy prepared by a 
professional environmentalist and forester.  

15.5.1.2 Ensure maintenance of the wildfire buffer areas by making 
their upkeep a required component of any strata within 100 
metres of a woodland area. 

15.5.1.3 Ensure that construction of any buildings and development 
planning is in accord with the District of Peachland‟s Urban 
Wildfire Interface guidelines. 

15.5.1.4 Landscaping within private and public property should use 
species of low fire potential planted in ways that minimize 
exposure of fire transmission to structures. 
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16.0  ENVIRONMENTAL, SOCIAL AND ECONOMIC SUSTAINABILITY  
 
16.1 Sustainable Balance 
 

The Ponderosa/Pincushion Ridge Area Sector Plan is founded on a 
balance of the three pillars of sustainability.  Environmental sustainability 
provides for the ongoing function of an integrated and diversified 
ecology.  Social sustainability addresses the needs of a community, its 
diverse membership and the care of resources for future generations.  
Economic sustainability provides for the ongoing health of commerce, 
individual income and the protection from poverty.  These interrelated 
functions obligate a need to balance the mandate of each category 
to achieve the greater good for the planet and the society.  Creating a 
sustainable community in the Plan Area will follow the principles outlined 
on the Earth Trust overview.  
 
 

16.2 Environmental Sustainability 
 

Environmental sustainability will address the local ecological needs for 
protection of endangered wildlife and scarce ecosystems, plus the 
global impacts of urban settlement on the climate, use of scarce 
resources, and pollution. 
 

16.2.1 Energy and Emissions 
 

16.2.1.1 Compact the urban form to reduce the extension of urban 
uses into natural lands. 

16.2.1.2 Sustain ecological functions and connectivity in balance with 
social and economic sustainability. 

16.2.1.3 Reduce light pollution and dependence on non-renewable 
energy. 

16.2.1.4 Provide opportunities for use of alternatives to the carbon 
fuelled vehicle such as cycling routes on roadways and 
pedestrian connectivity. 

16.2.1.5 Require structures to integrate „green‟ building principles. 
 

16.2.2 Ecosystem Integrity 
 

16.2.2.1 Minimize site disturbance and adapt roadways to the 
contours of the natural hillside in as much as is practical. 

16.2.2.2 Avoid endangered ecological communities or undertake 
compensation mitigations to assure a no-net-loss. 

16.2.2.3 Promote local education for awareness and conservation. 
16.2.2.4 Manage appropriate development through the 

Environmental Development Permit process. 
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16.3 Social Sustainability 
 

While settlement patterns and economic limitations can segregate and 
disenfranchise individuals, our society is empowered by the Canadian 
Charter of Rights. Social sustainability is a term used to define efforts 
addressing individual needs, human capacity and community 
capacity.  The present population is obligated to live sustainably so that 
future generations are afforded an opportunity to maintain an equal 
quality of life.   
 

16.3.1  Individual and Community Health 
 
16.3.1.1 Provide opportunities for a diverse housing supply to serve a 

variety of incomes, ages and family forms. 
16.3.1.2 Encourage health and wellness by offering fitness and 

recreation facilities and opportunities. 
16.3.1.3 Provide high quality public open space and community 

plazas for sociable interaction and community building. 
16.3.1.4 Encourage the use of community gardens and the 

consumption of locally produced food. 
16.3.1.5 Provide for medical, fitness and wellness services within the 

Urban Village. 
 

16.4 Economic Sustainability  
 

Successful commerce and ample employment are vital to 
contemporary well-being. Sustaining a healthy economy requires 
opportunity for businesses to grow and prosper, create jobs and diversify 
their options.  This Plan proposes a major golf facility, spa and an urban 
village of approximately 4000m2 (43,000ft2) of commercial or office 
space.  The completed development will provide approximately 350 
new full or part-time jobs.   
 

16.4.1  Economic Viability, Stability and Opportunity 
 
16.4.1.1 Diversify business and employment opportunities to serve the 

needs of local residents and resort visitors. 
16.4.1.2 Encourage high paying employment opportunities. 
16.4.1.3 Place employment opportunities in proximity to residential 

uses. 
 
16.5 Earth Trust Table 

 
 The Earth Trust table is a grid of sustainable initiatives cross-referenced 
to a number of actions that result from urban settlement.  Each cell of 
the table is a response to the initiative to the action category.  The Earth 
Trust table is a generalized guide for activities that will assist in sustaining 
and achieving a more sustainable settlement form.  See the Earth Trust 
Sustainability Table 16. 
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17.0  Implementation Elements  

 
17.1 Development Construction Issues 

 
At the Development Permit approval stage, construction activity 
including exposure to noise, dust, traffic issues and hours of operation 
will be considered.  

 

17.2 Required Studies and Reports 
 

Council will not adopt any zoning bylaws to implement the plan until 
appropriate studies or reports are undertaken and provided so that they 
may be phased into individual development permit applications. 

 
17.3 Development Concept 

 
Development concepts and estimates illustrated in this ASP shall be 
clarified within the Phased Development Agreement and amendment 
to the CD-7 Ponderosa Zoning Bylaw. 

 

 

 
 

  
 

 
 
 
 
 
 


