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Approval of New Monaco ASP

AREA STRUCTURE PLAN APPROVAL – JUNE 2011

In June 2011, the District of Peachland Council voted unanimously to include the 
125 acre New Monaco neighbourhood in Peachland’s Official Community Plan 
(Bylaw # 1975) including: 

• 2,800 homes

• a 100 room hotel 

• 250,000 sqft of commercial and retail space.  

This current step in the planning, design and approvals process is to rezone the 
property from its current agricultural zoning to mixed use comprehensive 
development zone.  The land is not in the ALR. 

The New Monaco plan that Council approved went on to win the top 
neighbourhood planning award in Canada in 2012 – by the Canadian Institute of 
Planners – the most prestigious planning award in Canada. 

Aerial view of the New Monaco neighbourhood site



Community Consultation 

COMMUNITY CONVERSATIONS

Since 2007, in consultation with the District of Peachland’s staff and Council, the scope of 
community consultation that has occurred to lead to this application has included: 

• Many public information meetings

• Newsletters, media releases and media interviews regularly to update the 
community on the project’s progress

• A comprehensive website covering all aspects of the project

• Regular updates with the Peachland Rotary and Lions

• Workshops with the Peachland Arts Council

• Meetings with the Seniors Association and Seniors Housing Society

• Meetings with the Peachland Wellness Society

• Working sessions with the Historical Society and other experts in heritage

• Working sessions with the Economic Development Commission and Chamber of 
Commerce

• Meetings with those promoting trails in and around Peachland, including the Central 
Okanagan Regional District

• Meetings with the Highway 97 Task Force  / Bypass Committee

• Meetings with the Mayor’s Task Force on climate change

• Meetings with land owners near the New Monaco site

• And many meetings with interested individuals throughout the community

Public consultation events at community center



New Monaco UBC Partnership

UNIVERSITY OF BRITISH COLUMBIA 
PARTNERSHIP

New Monaco has built a working partnership with the University of British 
Columbia who granted New Monaco a Memorandum of Understanding regarding 
the development of a lasting relationship.  

New Monaco has undertaken a range of projects with UBC to better connect the 
University to Peachland including: 

• Sponsoring three scholarships for undergraduate students; 

• Committing land on the New Monaco site for research into drought tolerant 
grasses;

• Sponsoring a five year artistic documentation with the Faculty of Creative 
and Critical Studies of the changes New Monaco will bring to the landscape;

• Partnering with the Faculty of Creative and Critical Studies a project to 
develop principles and guidelines for an Okanagan Aesthetic;

• Hosting workshops between UBC and Peachland Arts Council;

• Establishing and managing several health research practicums; 

• Coordinating the development and sponsorship of a significant research 
project into innovative energy and water technology options for Peachland
and New Monaco; and

• Continuing to develop additional projects such as creating a sustainable 
financial model for developments in the Okanagan, exploring more 
advanced real estate statistical models, modeling tools for greenhouse gas 
emissions from new development, and others. 

Presentation by UBC arts professors to Peachland Arts Council

Workshop at UBC on integrating 
art into a neighbourhood

Two reports on strategies for 
creating a healthy neighbourhood



Agriculture, Archaeology , Environment

AGRICULTURE
The land is not in BC’s Agricultural Land 
Reserve (ALR). The site currently has a 
mix of natural areas, old-field range land, 
and a small orchard.  

In the context of industrialized 
agriculture today, the small agricultural 
uses on the site are marginal however, 
on principle, New Monaco has 
maintained the orchard’s productivity by 
giving the operation to a local family free 
of charge. 

New Monaco has developed a food 
system strategy to explore ways to 
increase the profile of the food system in 
the village in the future. 

ARCHAEOLOGY
An Archaeological Impact Assessment was 
prepared by Ursus Heritage Consulting in 
October 2010 under permit by the 
Archeology Branch of the Province of British 
Columbia. That study highlighted two 
locations that held temporary First Nations’ 
camping spots believed to be associated with 
the historical Fir Brigade Trail located along 
that hillside.  

These sites have been identified, located and 
will be protected from disturbance during 
construction in accordance to the study’s 
guidelines.  Following construction, effort 
will be made to more fully highlight the 
heritage and culture of the First Nations 
through the management of these sites.   

ECOSYSTEM
The site’s ecosystem is that of the Ponderosa Pine 

Bunchgrass biogeoclimatic zone and as such, with 

the exception of the gullies that have streams in 

them, the natural vegetation is sparse and 

comprised of drought tolerant grasses and 

underbrush punctuated by areas of primarily 

Ponderosa pine trees. Some deciduous trees such 

as Aspen occur where channelled or natural 

water sources permit. 

There is a limited amount of habitat for species 

recognized to be at risk on the site, primarily 

located on the western area of the site in the 

talus slopes and groves of pine trees. 

The presence of Highways 97 and 97C make the 
New Monaco site less desirable as wildlife habitat 
as both highways pose significant threat to the 
well-being of animals if they attempt to move up 
or down the slope.  Currently the Drought Creek 
corridor accommodates some wildlife movement 
and access in this corridor will be maintained. 

While none of the streams on the site are fish-
bearing, setbacks from any stream area will be 
maintained in accordance with environmental 
regulations. 



Development Approvals Steps

1)OCP AMENDMENT
The first step in approvals is to 
amend the Official Community Plan 
to include a proposed project in 
the overall community plan. 

Council unanimously approved the 
OCP amendment for New Monaco 
in June 2011.  This process required 
full public consultation and was 
granted approval by Council 
through a Public Hearing process. 

2)AREA STRUCTURE 
PLAN
The next step in approvals is to 
create an Area Structure Plan that 
outlines a basic structure for a site 
plan and set of policies for the 
project, including ensuring the site 
can be serviced and provided 
access.  This was also approved by 
Council in June 2011 for New 
Monaco after a Public Hearing. 

3)REZONING
This application is for this stage 
of approvals – that of rezoning 
the site from its current rural 
agricultural zoning to a new 
mixed use, sustainable 
neighbourhood zoning.

This process requires a full public 
consultation including a Public 
Hearing process and requires 
approval  by Council.

4)PHASED 
DEVELOPMENT 
AGREEMENT
The PDA establishes the 
responsibilities and 
commitments of the developer 
to the community in exchange 
for the rights of zoning – and 
secures that commitment in 
order to establish certainty for 
both parties. 

This process requires public 
consultation and a Public Hearing 
and requires approval by Council. 

5)SUBDIVISION
The next stage of approvals after 
zoning is to create a plan for the 
site that divides it into smaller 
parcels to support staged 
development.  This stage of 
approvals is primarily technical 
and secures future property line 
boundaries within a site. 

This process is approved by the 
local Approving Authority within 
municipal staff. 

6)DEVELOPMENT 
PERMITS
The next stage of approvals is 
focused on creating designs for 
individual buildings and 
landscapes.  At this stage, building 
form, character, design, 
construction standards and many 
detailed issues are dealt with. 

This process requires public 
consultation and if successful, is 
granted approval through a Public 
Hearing process by Council. 

7)BUILDING PERMITS
This stage of approvals is entirely 
technical and is completed by 
municipal staff to ensure that a 
building and landscape design meets 
building codes and other bylaws.  
This process involves no public 
consultation and is approved by 
municipal staff. 

Construction typically follows 
receipt of a building permit. 

8)OCCUPANCY
This final stage of approval is issued 
by municipal staff when a 
development meets the 
requirements of the building permit 
and is deemed ready for inhabitation 
and use. 

This process involves no public 
consultation and is approved by 
municipal staff. 



What do Zoning and PDAs Address?

ZONING
The purpose of rezoning is to: 

• Develop the project’s Area Structure Plan  policy and vision to a 
higher level of detail; 

• Establish a list of approved land uses for the site; and

• Identify basic form of development constraints (height, setbacks).

PHASED DEVELOPMENT AGREEMENT (PDA)
The PDA addresses issues such as: 

• A servicing framework for the provision of water and sanitary 
systems (final servicing agreements are completed at subdivision);

• Parks and trails to be provided;

• Community Amenity Charges (CAC) to be paid;

• Affordable housing approach to be taken and monies provided;

• Access options and phasing from highways;

• Sustainability standards to be met; 

• Various studies and plans to be completed; 

• Convenants to be put on the land; and

• Others as required. 

http://www.google.ca/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&docid=IUV-DdRExdpP1M&tbnid=cSu8aR0K1YIEyM:&ved=0CAUQjRw&url=http://brandiwhite.blogspot.com/&ei=DslAUfrgFoLoqgGvx4DYDg&bvm=bv.43287494,d.aWM&psig=AFQjCNHQILBHNRJeVteIZufPyOyVfX45GA&ust=1363286652035018
http://www.google.ca/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&docid=IUV-DdRExdpP1M&tbnid=cSu8aR0K1YIEyM:&ved=0CAUQjRw&url=http://brandiwhite.blogspot.com/&ei=DslAUfrgFoLoqgGvx4DYDg&bvm=bv.43287494,d.aWM&psig=AFQjCNHQILBHNRJeVteIZufPyOyVfX45GA&ust=1363286652035018


Proposed Zoning for New Monaco 

ZONING FOR ECONOMIC PROSPERITY
The New Monaco neighbourhood is proposed to have a Comprehensive 
District (CD) zoning that is focused on supporting a wide range of 
businesses and employment options in order to be able to attract and 
support a broad and diverse economy into Peachland over the next 
several decades.  

The uses proposed to be permitted include a range of uses typically 
associated with an employment center in a complete neighbourhood, 
including: 

• Residential

• Retail

• Limited wholesale uses

• Services 

• Offices 

• Cultural and recreational

• Institutional  uses

• Limited agricultural uses

• Light industrial uses

• Transportation 

• Utilities and communication

TRANSFER OF RESIDENTIAL DENSITY TO 
COMMERCIAL USES
Since jobs are the highest priority for the New Monaco neighbourhood 
for Peachland overall,  if after we have built all the commercial space 
currently allocated to New Monaco and there is still a strong demand for 
more commercial space, we are asking to be able to convert 1 residential 
unit of currently approved density to 2,500 sqft of commercial space.

The extra space would support additional jobs and commercial space has 
higher municipal tax rates which will further benefit Peachland over time. 

If demand does not exist for extra commercial space, this transfer would 
not be pursued.  A detailed record of any transfers would be kept by 
Peachland staff to ensure no additional development rights are 
conferred by this transfer. 

There will be no conversion of commercial space to residential. 



The Phased Development Agreement

AGREEMENT ON RIGHTS AND RESPONSIBILITES

The Phased Development Agreement is a legal agreement between the 
municipality and land owner / developer on their mutual commitments, 
responsibilities and phasing.  

The PDA will be negotiated concurrently with the public and agency comment on 
this zoning application and will be brought forward to a public hearing as a 
separate but connected bylaw in association with the zoning application.

The PDA outlines core agreements on issues such as: 

• Conceptual agreement on engineering systems: 

– Transportation improvements; 

– Water and sanitary servicing plans; 

– Stormwater plans

• Community Amenity Contributions; 

• Affordable housing provision; 

• Sustainability performance commitments; 

• General form of development commitments; and

• Other financial agreements. 



New Monaco Neighbourhood Vision 

A MODEL OF A SUSTAINABLE 
NEIGHBOURHOOD
The New Monaco project has embraced the goals of sustainability and 

will be a comprehensive mixed used community on a regional transit 

line.

HOUSING

The New Monaco neighbourhood is planned to increase 

the diversity of housing available in Peachland including 

townhouses, apartments, seniors assisted housing, and 

possibly some single family homes.

EMPLOYMENT

The neighbourhood is planned to offer a wide range of 

business and employment options across many economic 

sectors to attract and keep families and investment in 

Peachland. 

SHOPPING

The neighbourhood is planned to add to Peachland’s

shopping options, help keep existing shoppers in 

Peachland and attract new ones to Peachland.  

EDUCATION

The neighbourhood is planned to include education 

opportunities from a number of institutions.  It is not 

currently planned to have a public school as we need to stay 

focused on keeping current Peachland schools healthy.  

RECREATION, PARKS AND TRAILS

The neighbourhood is planned to offer a range of recreation 

opportunities in its parks and trails, as well as indoor 

recreation in its  various facilities. 

SUSTAINABLE MOBILITY
The neighbourhood is planned to support sustainable 
transportation including walking, cycling,  mobility scooters, 
innovative vehicle technology and direct links to the regional 
bus network, including the rapidbus line. 



A Future Center for Jobs in Peachland

A NEW ECONOMIC CENTER IN THE REGION
The New Monaco neighbourhood’s commercial village center, with high 
visibility and access from two of BC’s busiest Interior highways, is planned 
to be a sustainable economic center with 250,000 sqft of commercial 
office, retail, recreation and cultural facilities. While the proposed zoning 
for the neighbourhood will allow a wide range of companies that could 
bring jobs to Peachland, the focus of the New Monaco neighbourhood’s 
economy will be on several specific areas. 

HEALTH AND MEDICAL SERVICES
The neighbourhood is planned to have a strong health 
and medical services cluster that will offer a 
comprehensive scope of health services that span a range 
from wellness-oriented services such as preventative 
medicine, fitness and nutrition, through diagnostic 
services such as MRIs, through to the offices of medical 
doctors and other health practitioners. Assisted seniors 
housing is also planned to be part of the health services 
offered. 

HIGH TECH AND PROFESSIONAL SERVICES
The neighbourhood is expected to attract many in the 
professional services sectors such as finance, legal and 
other professional offices. It is also planned to include a 
cluster of high tech companies who are increasingly 
moving to and growing in the Okanagan and whose 
employees want the urban amenities that larger centers 
offer along with the natural and recreational value of the 
Okanagan Valley. 

ARTS AND CULTURE
The neighbourhood’s urban and shopping area is planned 
to have a strong presence of artists and artisans, including 
artist studios, galleries, education and events. 

EDUCATION
The neighbourhood is being planned to offer a wide range 
of ongoing formal and informal educational experiences.  
New Monaco is building relationships with the 
educational institutions in the Valley, most notably with 
University of British Columbia Okanagan.  The New 
Monaco team is working with UBCOs Okanagan 
Sustainability Institute to make the community a model of 
progressive development.  In addition, the New Monaco 
team is building relationships with Okanagan College and 
other educational institutions to support facilities and 
programs for a wide range of training programs. 

FOOD, TOURISM AND HOSPITALITY
The New Monaco village center is planned to offer a high 
quality and ever changing retail, food and tourism 
experience. This is planned to include a full service 
business hotel with conference facilities, a restaurant row 
that spans from fine dining with gold medal winning 
master chefs to on site brew pub and boutique 
restaurants of various ethnicity. The village is also 
planned to include a great Okanagan wine shop, one of a 
kind artisan market and weekly performances and events.
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Economic Benefits 

ECONOMIC BENEFITS

A key role for the New Monaco neighbourhood in the future of Peachland is to 
provide a commercial hub for jobs, business investment and new services to the 
community.   The New Monaco team has been working with the Peachland
Economic Development Commission and the Chamber of Commerce to identify the 
ways that this neighbourhood can enhance the economic prosperity of Peachland.  

Business and employment benefits identified by Deloitte include: 

• $2,304 million in retail spending during construction 

• $145 million/yr in retail spending after construction 

• 16,545 person years of employment during construction

• 1545 full-time jobs associated with New Monaco after construction

• $261.8 million in tax revenues during construction

• $96.9 million / yr in tax revenues after construction 

Over $27 million will be contributed in Development Cost Charges (DCCs) to support 
Peachland infrastructure over the buildout of New Monaco. 

Community Amenity Charges  (CACs) for New Monaco calculate at over $5 million.

Peachland’s downtown will benefit from more customers

Infrastructure construction Peachland’s new waterfront walkway in CACs



Social Benefits

HEALTH AND MEDICAL SERVICES
The New Monaco neighbourhood is planned 
to have a wide range of health, wellness and 
medical services - thereby greatly increasing 
convenience for Peachland residents and expanding 
the choices of medical services, including adding 
some not currently available in the Okanagan.

SENIORS HOUSING
The New Monaco neighbourhood is planned to have 
at least 300 units of seniors housing through a 
partnership with a senior’s housing developer. These 
units are expected to include partially and fully 
assisted living options. 

New Monaco will develop a Housing Plan with 
Peachland prior to development to support aging in 
place. 

AFFORDABLE HOUSING
The New Monaco neighbourhood is planned to have 
a significant amount of affordable housing to 
support low income students, seniors and others 
in Peachland. New Monaco will give over $2.5 
million to Peachland for affordable housing. 

PARKS AND TRAILS
The New Monaco neighbourhood will provide a 
over 20 acres of open space and trails to the 
Peachland community including a central village 
park, a main village plaza, neighbourhood parks, 
greenways, trails, natural areas and more.

New Monaco will develop a detailed Parks Plan 
with Peachland prior to development. 

ARTS AND CULTURE
The New Monaco team is committed to 

supporting the arts in Peachland and benefits to 

the community including:  

 Public art

 Art galleries and studios

 Outdoor performance spaces

 Other potential facilities

TRANSIT
The New Monaco team is working with BC Transit 
and Peachland to enhance the transit service to 
the community, including enhancing the transit 
service to downtown Peachland and links to the 
new regional rapid bus service. 

New Monaco will also give approx. $5.7 million to Peachland for community amenities



Creating the Healthiest Neighbourhood

AN AMBITIOUS GOAL
The New Monaco neighbourhood is being planned with a goal of creating 
the healthiest neighbourhood in Canada and the New Monaco team has 
been working with UBCO, IHA and others to create a multi-level strategy 
for achieving that goal.  

The strategy includes four cornerstones of a healthy community: 

1.Provide a comprehensive range of health and medical services 

in the neighbourhood; 

2.Design the community to stimulate and support a healthy, 

happy and active lifestyle; 

3.Create a culture of health in the community through health 

promotion and healthy food; and

4.Undertake long term monitoring and research into ongoing 

health performance. 

The majority of the implementation of these cornerstones will occur 

during later planning, design, approvals and operational stages in the 

project, however at this time the zoning and concept site planning 

supports this goal.

A ZONING THAT SUPPORTS HEALTH
 A broad range of health, wellness and medical services as 

permitted uses in the zoning bylaw; 

 A conceptual site layout that includes a fine-grained network of 

pedestrian trails, greenways and parks and an inspiring natural 

landscape to encourage walking; 

 A housing diversity that supports all ages and “aging in place” in 

order to maintain family and social networks over time; 

 A diverse and well-programmed public realm concept to 

support socializing, the arts and learning; 

 The presence of community gardens and access to healthy food 

throughout; 

 Partnerships with the university and other agencies over time to 

learn from and refine the health program in New Monaco; and 

 Others. 



Concept Plan Overview

Village Center
A series of terraces centered 
around a mixed-use, retail / 
commercial village, with parks and 
piazzas,  surrounded by residential. 

Central Area
Terraces of primarily residential, 
amenity and resort commercial 
uses stepping up the hill, 
surrounded by natural areas. 

Western Area
Small amounts of low-impact, 
low density development in 
the future

Parks Network
A connected system of parks, 
trails and greenways 
providing amenity to the 
whole community and 
protecting the ecosystem. 



The Village Plan

A EUROPEAN STYLE 
VILLAGE CENTER
The eastern subarea’s village center is 
planned to be a higher density mixed 
use commercial village center with 
residential and community amenities.  

The proposed structure of the village is 
one of terraces with near level 
east/west streets and steeper streets 
connecting these at either end. 

The majority of the village area will be 
highly urban but the natural area along 
the Drought Creek corridor will be 
preserved for ecosystem health.  

The detailed design of the village will 
evolve as development proceeds, but it 
is expected to retain this basic structure 
and be developed in accordance with 
the design guidelines the community 
helped create.  

Commercial / retail area 
with some residential

Hotel or 
Commercial

Residential

Residential or 
Hotel

In the central commercial area, retail is 
planned for the ground floor of most 
east/west streets, with commercial / 
office / institutional uses on upper 
floors.  

Residential uses are planned to be located 

primarily on the western and upper areas of 

the village, with some residential units 

integrated into the central village area on 

upper floors above commercial / retail 

ground floor uses. 

A large hotel site is proposed for 

either the eastern tip of this area 

or the high point on the western 

edge to accommodate a major 

hotel and conference facility in a 

highly visible location. 

The sidewalks on the major 
shopping streets in the center of 
the village are planned to be as 
wide as possible, to support a 
vibrant social life and the festive 
atmosphere of an outdoor 
European village market place. 

A central park area is planned 
for the village, connected to 
the piazza by a grand set of 
stairs to form the social hub of 
the village. 

A piazza is planned for  the 

center of the village - to be 

programmed with activities 

throughout the year, and be a 

major location for arts and 

culture activities. 

Natural 
area

Central 
park

Residential



The Village Experience



The Central Area Plan

LIVING WITH VIEWS OF 
PEACHLAND AND THE LAKE

The central area is planned to be primarily residential.
The homes are planned to be a mix of townhouses, 
apartments and some single family

A portion of the central may include commercial uses, 
especially for resort and tourist attractions. 

Natural areas exist on three sides of the central area 
including the east (Drought Creek), south (steeper non-
agricultural areas) and west (steep and dry gully).  These 
areas will be preserved with limited human access.   

Amenity area

Residential 

Residential 

Residential / 
commercial 

Park

Park

Park
Natural 
area

Natura
l area

Residential 

Residential 

Residential 

Park

The hillside park will include 
necklace of small park spaces and 
lookouts are planned to connect 
the village greenway up and across 
to the western area.

An amenity complex is planned for the 
lower central area, currently planned to 
include resort-style amenities, a chef’s 
lodge, a spa resort and an event facility 
with supporting landscaped and 
recreation areas.

Two neighbourhood parks are proposed for this area – one on the eastern area 
and one in the upper western area.   These parks are planned to have a range of 
programming for local uses including playgrounds, community garden plots, a First 
Nations’ interpretive site, hard surface play areas, and others.



The Central Area Experience



The Western Area Plan

A LOW IMPACT DEVELOPMENT 
AREA WITH TRAILS

The western subarea is planned to be the least developed 
due to its steeper topography.  Development is expected to 
be a low impact mix of residential, vacation and possible 
agriculture uses (vineyards, etc…) all fit into the areas of 
the site with the least steep slopes. 

The western area street pattern is proposed to be a central 
rural road along the main infrastructure ROW (water, 
sanitary) with small roads extending off the main road to 
access a limited number of potential building sites.

Roads are expected to be consistent with Peachland’s
Hillside Development Standards to minimize impact. 

Lower trail  and natural area

Hillside sensitive, low impact 
future development sites

Ravine 
natural 
area

Natural 
area

Natural areas are planned to be protected throughout the western area including 

the steep areas on the southern edge and the riparian or gully corridors in several 

other areas, as well as along the natural gas ROW.  These areas will permit trail 

access but efforts will be made to preserve as much of the native vegetation as 

possible. 

Pedestrian access throughout the western area is proposed by means of the trail 

network that extends both from the central area and from the current trails in 

use in the community on the western boundary of the site. Pedestrian paths will 

be integrated into road ROWs where possible.  



Parks and Trails Plan

A DIVERSITY OF 
PARKS
The New Monaco 

neighbourhood parks and 

trail system will offer an 

integrated network of open 

space connecting all aspects 

of the community, preserving 

sensitive environmental 

areas, and offering a diversity 

of recreation experiences, in 

accordance with the District’s 

Parks and Recreation Master 

Plan.

The development will provide 

a minimum of 5% park 

dedication or 6.25 acres, to 

be transferred to the District 

at the time of subdivision.  

Additional area will be sought 

to expand the parks area as 

well and at the current time, 

over 20 acres of park areas 

are proposed. 

Proposed Parks and Trails Plan 

Upper Neighbourhood Park Hillside Park Village Central Park

Eastern Neighbourhood Park

Central Neighbourhood Park









Sustainability 

The New Monaco team has 
had a core commitment to 
sustainability from the 
beginning. 

By pursuing sustainable 
community goals, the New 
Monaco neighbourhood will 
be planned to reduce 
negative environmental 
impacts of a contemporary 
neighbourhood while 
increasing the social and 
economic health of the 
community – with an eye to 
creating a robust 
neighbourhood that will 
prosper throughout the 21st

century and beyond. 

New Monaco’s Sustainability Strategy

A complete neighbourhood

To include a mix of land uses that enable the community to live, work, shop, play and learn 

within the neighbourhood. In addition, the New Monaco neighbourhood’s role in the larger 

Peachland context is to bring commercial opportunities (businesses and employment) to help 

make Peachland more sustainable overall. 

A low-impact transportation system 

To create a transportation system that easily connects the neighbourhood internally as well as 

to neighbouring areas while supporting alternatives to the automobile, including walking, 

cycling, micro-electric modes and transit. 

Green and healthy buildings 

To guide development of buildings so they are energy efficient, use less water, utilize local 

materials and expertise, minimize waste and pollutants, and have natural light and high air 

quality to enhance its users’ health. 

A diverse and resilient landscape 

To create a landscape that supports recreation, food production and arts and culture, while 

protecting sensitive areas and enhancing urban habitat where possible. 

Innovative infrastructure 

To support innovative infrastructure systems wherever feasible in the management of water, 

wastewater, stormwater, waste and energy. 

Urban food systems

To include the widest possible range of elements of the food system in the project including 

food production, processing, retail, festivals and education. 

Community amenities 

To provide necessary community amenities and social-health oriented design to enhance the 

health of the neighbourhood and its residents, including addressing health care, education, arts 

and culture, heritage and others. 

Local economic development

To provide the widest range possible of business and employment opportunities for Peachland’s

future prosperity. 

New Monaco’s rating on zoning issues 
in Peachland’s sustainability checklist



Building Character

GENERAL CHARACTER GUIDELINES
Zoning approvals address limited aspects of architectural design, focusing 
primarily on general guidelines on building character and guidelines for 
building height and setbacks from property lines or streets.  

The majority of work on architectural design is addressed at the  
subsequent development permit approvals stage.  The reason for this is 
that at the stage of zoning, there is no certainty on what buildings will be 
built at any location on the site and therefore the focus at this stage is on 
the most basic of constraints. 

BUILDING CHARACTER PREFERENCES
Future buildings in the New Monaco neighbourhood can have a diverse 

range of architectural styles, however a number of principles are 

proposed to guide the design of any building so that it fits into the site, 

the character of the Okanagan, and responds positively to the 

preferences of the community wherever possible.  

In response to the building character preferences identified by the 

residents of Peachland in the June 2013 public workshop, the following 

general character guidelines have been created – and these will form the 

basis of Development Permit Guidelines.

The images associated with the guidelines here were amongst the most 

preferred images amongst over a hundred images of buildings offered in 

the survey. 

Anchored in the Okanagan - Buildings should have a strong sense of 
geometry  and foundation, and be well-anchored in and feel natural to the 
site and Okanagan environment, regardless of the style of architecture. 

http://www.terri-harrison.com/canmore_resort_condo_resales.htm
http://www.tumblr.com/tagged/desert home

Colours and textures that fit - The  landscaping and base colour palette 
for buildings should be drawn from natural colours of the Peachland
hillsides to ensure the building conveys a sense of “fit” and respect for its 
natural surroundings.  Bolder colours can be used as accents  or to create 
unique spaces to animate the public realm where appropriate. 

http://www.terri-harrison.com/canmore_resort_condo_resales.htm
http://www.terri-harrison.com/canmore_resort_condo_resales.htm
http://www.terri-harrison.com/canmore_resort_condo_resales.htm
http://www.tumblr.com/tagged/desert home
http://www.tumblr.com/tagged/desert home
http://www.tumblr.com/tagged/desert home


Building Character

Interesting massing - Massing should be varied to provide 
interest, mitigate blank walls, create vertical setbacks, and provide 
a general “human scale” to the building form.

Transparent shopping streets - Commercial street frontages 
should have a high degree of glazing and transparency, using 
massing and regular entrances to mitigate blank walls. 

http://www.jefffitzpatrick.com/Blog.php/archived/20121001
http://wikimapia.org/23708072/3639-3669-West-Broadway

Building order - Massing and glazing should be designed to 
provide a strong sense of rhythm and overall coherent pattern

http://www.ecorealtyinc.ca/listing?id=259964695http://www.ecorealtyinc.ca/listing?id=260167132

Shelter - Buildings should emphasize rooflines, eaves or roof extensions to 
provide and convey a sense of “shelter.” 

Weather protection - Awnings, arbours or shading devices are encouraged 
to assist in weather protection and creating rhythm at the street edge. 

http://www.google.ca/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&docid=t3VaIOPrFNMbbM&tbnid=BrThcQLzMA3UOM:&ved=0CAUQjRw&url=http://www.planning.ubc.ca/vancouver_home/news_and_events/whats_new/articles320.php&
ei=z-RxUf2rL4qZiQLbx4DoCQ&bvm=bv.45512109,d.cGE&psig=AFQjCNGP2A5wSWNpQbfTsjSZS762nj60Sg&ust=1366505012698732

Indoor / outdoor living - Residential buildings should offer a strong 
indoor/outdoor connection in private living spaces. 

http://vancouver-rental-property-management.blogspot.ca/2012/08/ubc-wesbrook-village-ground-
level.html

http://www.jefffitzpatrick.com/Blog.php/archived/20121001
http://www.jefffitzpatrick.com/Blog.php/archived/20121001
http://www.jefffitzpatrick.com/Blog.php/archived/20121001
http://wikimapia.org/23708072/3639-3669-West-Broadway
http://wikimapia.org/23708072/3639-3669-West-Broadway
http://wikimapia.org/23708072/3639-3669-West-Broadway
http://www.ecorealtyinc.ca/listing?id=259964695
http://www.ecorealtyinc.ca/listing?id=259964695
http://www.ecorealtyinc.ca/listing?id=259964695
http://www.ecorealtyinc.ca/listing?id=260167132
http://www.ecorealtyinc.ca/listing?id=260167132
http://www.ecorealtyinc.ca/listing?id=260167132
http://www.google.ca/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&docid=t3VaIOPrFNMbbM&tbnid=BrThcQLzMA3UOM:&ved=0CAUQjRw&url=http://www.planning.ubc.ca/vancouver_home/news_and_events/whats_new/articles320.php&ei=z-RxUf2rL4qZiQLbx4DoCQ&bvm=bv.45512109,d.cGE&psig=AFQjCNGP2A5wSWNpQbfTsjSZS762nj60Sg&ust=1366505012698732
http://www.google.ca/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&docid=t3VaIOPrFNMbbM&tbnid=BrThcQLzMA3UOM:&ved=0CAUQjRw&url=http://www.planning.ubc.ca/vancouver_home/news_and_events/whats_new/articles320.php&ei=z-RxUf2rL4qZiQLbx4DoCQ&bvm=bv.45512109,d.cGE&psig=AFQjCNGP2A5wSWNpQbfTsjSZS762nj60Sg&ust=1366505012698732
http://www.google.ca/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&docid=t3VaIOPrFNMbbM&tbnid=BrThcQLzMA3UOM:&ved=0CAUQjRw&url=http://www.planning.ubc.ca/vancouver_home/news_and_events/whats_new/articles320.php&ei=z-RxUf2rL4qZiQLbx4DoCQ&bvm=bv.45512109,d.cGE&psig=AFQjCNGP2A5wSWNpQbfTsjSZS762nj60Sg&ust=1366505012698732
http://vancouver-rental-property-management.blogspot.ca/2012/08/ubc-wesbrook-village-ground-level.html
http://vancouver-rental-property-management.blogspot.ca/2012/08/ubc-wesbrook-village-ground-level.html
http://vancouver-rental-property-management.blogspot.ca/2012/08/ubc-wesbrook-village-ground-level.html


Views into the Neighbourhood

VIEWS FROM HIGHWAYS 97 AND 97C

Views into central area from 
Hwy 97 are blocked by rock 
cliffs several storey’s high

Views into Peachland and 
the Valley will be preserved 
– no building in this area can 
be higher than Hwy 97C.  

Views into western area 
from Hwy 97 are blocked by 
rock cliffs and steep slopes

Views into Peachland and 
the Valley from Hwy 97C in 
the western area will be 
preserved wherever the 
site’s topography is lower  
than the highway.  

Excellent visibility from both Hwys 97 and 97C are 
essential for the commercial success of the New Monaco 
village and jobs center. 

Existing neighbourhoods in Peachland cannot see the 
village center area so there will be no visual impact. 

Central Area 

Western Area 

Village Area 



Building Heights

DIAGRAM OF MAXIMUM BUILDING HEIGHTS
The New Monaco neighbourhood will have a more urban character than 
existing neighbourhoods in Peachland.   This density helps it be more 
sustainable and  offer more jobs and services to Peachland.  

A maximum height of 4 storeys 
over underground parking with 
additional measures to ensure 
minimal visual impact

A maximum height of 4 storeys 
over underground parking

A maximum height of 6 storeys 
over underground parking

The maximum height of buildings 
in this area not to exceed the 
height of pavement on Hwy 97C

A maximum height of 10 storeys 
over underground parking

In order to minimize visual impact, the planned building heights are 
focused against the upper highway and away from areas seen from the 
Peachland downtown and existing neighbourhoods.  This strategy 
permits Peachland to have the benefits of an urban neigbhourhood
without impacting existing neighbourhoods or views. 



General Form of Development

STEPPING UP THE HILLSIDE
The proposed height limits maintain a low building height along Hwy 97 and then step up in 

height to the upper back area of the site. 

32

http://www.kitsilano.ca/2012/07/25/five-new-real-estate-developments-
in-kitsilano/

Hwy 97C

Hwy 97

Diagram of proposed form of development in central area (not to scale)

http://vancouver-rental-property-management.blogspot.ca/2012/08/ubc-wesbrook-
village-ground-level.html

http://livinginubc.com/sail-by-adera.html

Example 4 storey bldg

Example 6 storey bldg

Example 10 storey bldg

View lines from street = 
Bldg setbacks hide taller 
parts from the street

View lines from street = 
Bldg setbacks hide taller 
parts from the street

Topography hides view of 
buildings from Hwy 97

Underground parking

Underground parking

Underground parking Townhouses or low 
building forms  in front to 
keep experience of 
streets at human scale

Lower buildings  with a maximum 
height  limit of 4 storeys over 
underground parking  areas are 
proposed along Hwy 97 to  ensure a 
lower profile adjacent the main 
highway areas. 

Medium height buildings with a 
height limit of 6 storeys over 
underground parking is proposed for 
buildings in  the middle of the site

Taller buildings  with a height limit 
of 10 storeys over underground 
parking are proposed for the upper 
areas of the site close to Hwy 97C.

Townhouses or low 
building forms  in front to 
keep experience of 
streets at human scale

http://vancouver-rental-property-management.blogspot.ca/2012/08/ubc-wesbrook-village-ground-level.html
http://vancouver-rental-property-management.blogspot.ca/2012/08/ubc-wesbrook-village-ground-level.html


Views into the Neighbourhood

VIEWS FROM DOWNTOWN PEACHLAND
This photo from near the cenotaph in downtown Peachland shows estimated visibility of 
buildings in the New Monaco neighbourhood.  As per the building design guidelines, colours 
are selected to fit with the hillside colours. 



Option 1 -Proposed Highway 97 Access 

HIGHWAY 97 PRIMARY ACCESS
This access option focuses on accessing the site from Highway 97 – consistent with the majority of past discussions on 
access to the New Monaco neighbourhood.   

For the Village area, this option includes an underpass under 97 for access northbound from Peachland, and a right-in 
that flies over the 97C merge lane to Hwy 97 into the neighbourhood if coming from Kelowna.  A right-out northbound 
onto Hwy 97C permits return travel to Kelowna, as does a right-out down to 97 for travel to Peachland. 

Right-out access to Hwy 97C.  
This is proposed to accommodate traffic  
leaving the village and heading toward 
Kelowna in order to reduce the impact of 
merging traffic heading north on Hwy 97

Western Emergency 
Access
An emergency access 
road is proposed along 
the planned water line 
to New Monaco  - in 
alignment with the 
current agricultural 
water line / pedestrian 
trail.  

It is expected to be 
closed to vehicles but 
open to pedestrians as 
a trail until far in the 
future. 

Construction Protected T
In order to manage costs, a 
Protected-T is proposed for Hwy 97 
access for construction only. 

Underpass
An underpass is proposed to be 
built prior to major occupancy of 
the village.

Right-in off Hwy 97C
A convenient right-in access ramp to 
the neighbourhood is proposed to 
attract travellers coming into the 
Okanagan on 97C to stop first in 
Peachland

Right-in / Right-out for central area
Two new access links are proposed to both 
minimize impact on village traffic from the 
central residential area and to encourage 
New Monaco residents to travel to 
Peachland’s downtown for shopping. 

Western Emergency Access on 97C
A gated emergency access is proposed in 
the western area, next to the natural gas 
line, onto Hwy 97C in the future.  

The VillageThe Central Area The Western Area



Option 2 -Proposed Highway 97C Access 

HIGHWAY 97C PRIMARY ACCESS (instead of Hwy 97)
This option proposes a tunnel under 97C to access the village from its upper edge. This option we believe is less 
expensive and safer.  The negotiations are starting with the Ministry of Transportation and Infrastructure on what 
access options they will support. 

Tunnel under 97C to access village
The tunnel would be accessed by a deceleration lane on 97C (Merrit / 
westbound).  
Access from Peachland would include taking the offramp off Hwy 97 
and up and across the overpass to 97C as if going to Merrit, and then 
taking the same offramp down to the tunnel. 

Western 
Emergency 
Accesses
The emergency 
access points from 
the western part of 
the property would 
be the same as in 
Option 1

Right-out option
In the future, a right-out may be 
constructed for easy access to 
Peachland from the village area. 

Right-in off Hwy 97C ramp
A future right-in  to the village may be 
negotiated to encourage incoming 
traffic from the coast or elsewhere to 
come into Peachland and New Monaco. 

Right-in / Right-out for central area
The same two links to Hwy 97 (not 
shown here) can apply to this option as 
to the first option. 

Northbound egress 
The proposed egress from the 
neighbourhood would be up a ramp to 
merge with Hwy 97C northbound – then 
straight to Kelowna or take the offramp
down to Hwy 97 to go to Peachland. 

The Village

The Central Area 

Offramp to tunnel
Tunnel under 97C

Northbound egress 
ramp to 97C

Exit route

Access to New 
Monaco from 
Peachland via 
existing highway 
overpass



Responsible Transportation

PEDESTRIAN ACCESS
Walking is planned as a major mode of transportation in the New 

Monaco neighbourhood in order to support physical health, social 

interaction, safety, sustainability and reduced traffic. In order to support 

pedestrian access, the New Monaco neighbourhood is planned to: 

• Provide sidewalks or pathways along all streets; 

• Provide a trail network connecting the entire site internally as well 

as with surrounding areas; Providing a high quality public realm to 

make the community attractive for walking; and

• Working to ensure the design of these pedestrian streets makes 

them wheelchair and walker-friendly wherever feasible.

CYCLING

The New Monaco neighbourhood is planned to encourage cycling 

through street design and provision of bike racks and other facilities.   

TRANSIT

Peachland is served by Bus Route #22 that connects to the larger transit 

network in and around Kelowna.  New Monaco is working with 

Peachland and BC Transit to develop a plan to integrate transit into the 

neighbourhood immediately, with a priority on connecting the New 

Monaco neighbourhood to downtown Peachland by a shuttle from early 

in the project as well as to the rapid bus terminus in West Kelowna. 

DROUGHT RD AND SECLUSION BAY RD
Planning for highway access to the neighbourhood will include working 
with the Ministry and Peachland on issues related to Drought Road 
access.

Engineering design of access options to the neighbourhood indicate there 
will be no impact on the existing function of the Seclusion Bay Road.

Drought Rd Seclusion Bay Rd



Water Supply System

UPGRADING THE COMMUNITY WATER SYSTEM
Based on the update to the Peachland Water Master Plan currently underway, the 

New Monaco neighbourhood’s water supply will likely include: 

• A primary source from Peachland Lake reservoir through Peachland (Deep) 

Creek; 

• Installation of new infrastructure to convey the water through the Trepanier

area to the eastern area of Peachland; 

• Construction of adequate storage at the right elevation to support gravity 

feed wherever feasible; and

• A new water supply line from Cousin’s reservoir to the areas of 

development in New Monaco. 

New reservoirs or pipes and the Peachland Creek supply system 
infrastructure  that will service other areas of Peachland will need to 
be constructed over time in accordance with Peachland’s capital plan and 
the market-driven pace of development. 

The cost of infrastructure to solely supply the New Monaco 
neighbourhood (eg: on its site) will be borne entirely by the developer.  

The cost of water supply upgrades that benefit the community are 
expected to be held against the $27 million in DCCs to be paid to 
Peachland when buildings are constructed in the New 
Monaco neighbourhood. 

Proposed water main alignment from Cousins Reservoir to neighbourhood
The alignment of the proposed 
water system ensures gravity feed 
and will most likely be in the same 
or similar alignment to the 
current water supply line to the 
property.  

A public access trail is planned to 
be maintained along this line on 
New Monaco property.



Sanitary System Plan

INTEGRATING AND UPDATING MUNICIPAL 
SANITARY SYSTEM
Text The New Monaco neighbourhood will be integrated into the regional 

sanitary system that conveys sanitary flows to West Kelowna where it 

receives treatment in the regional facility.  The Developer will pay a DCC to 

the regional district to cover any increase in treatment costs.

The New Monaco neighbourhood target for reduced water consumption 

will result in a corresponding reduction in per capita sanitary flows. 

Through connecting to the regional system the investment the New 

Monaco neighbourhood will be making in its sanitary system will provide 

wider benefits to the Peachland community through infrastructure 

upgrades. Elements of Peachland’s existing infrastructure will be upgraded 

through DCC and tax monies from the New Monaco project. 

The New Monaco neighbourhood’s sanitary infrastructure will be built by 
the developer and then given to the District to be managed in perpetuity 
by the District along with the rest of Peachland’s sanitary system.  

In keeping with the District’s commitment to minimizing energy use and 
emissions, the preferred design for sanitary alignment is parallel to Hwy 
97 to permit a gravity feed system and thereby minimize the need for 
pumping and additional lift stations, however two other alignments are 
possible – through the New Monaco Property and down Drought Road.  
The alignment will be chosen prior to granting of subdivision to the site. 

Proposed preferred gravity feed sanitary alignment. 



Stormwater Management

NATURAL STORMWATER MANAGEMENT
Peachland receives approximately 10 inches of precipitation per year and 

the New Monaco neighbourhood, being currently a rural site, can absorb 

the precipitation it receives.   

There are a few creeks or runoff ravines on the site, however these are 

mostly fed by water from the Drought Hill watersheds uphill of the New 

Monaco neighbourhood, as the site’s topography somewhat limits the 

scale of runoff the can reach these riparian areas from within the site. 

Development in the New Monaco neighbourhood will increase 
impermeable areas and therefore the amount of runoff to be managed. 

The New Monaco neighbourhood has the following goals for how 

stormwater is managed: 

• Percolate the greatest amount of stormwater possible into the 

groundwater table without negatively impacting the stability of the 

slopes in the area;  

• Enhance the riparian health of Drought Creek and other ravines 

where possible by how stormwater is managed; 

• Integrate stormwater conveyance into the art and design of the public 

realm where feasible; and 

• Enhance natural habitat values where possible through stormwater

management. 

A detailed geotech and soils study has been completed for the area in the 

first phase of development and engineers will complete a detailed 

stormwater management plan prior to subdivision. 

Examples of natural stormwater management approaches

Map of geotech and soils test area for village area. 



Utilities

ELECTRICITY
The New Monaco neighbourhood is currently serviced with power from 

the BC Hydro / Fortis lines that run through the property.  The New 

Monaco team is working with BC Hydro for the power servicing of the site. 

The UBC water and energy study may highlight some alternative sources 

for harvesting electricity and heat for the site and these may be integrated 

into the site’s power grid. 

NATURAL GAS

Fortis has a medium pressure natural gas line through the western part 

of the New Monaco neighbourhood and the site will be serviced with gas 

from this line. 

There is adequate capacity for power and water in existing infrastructure 

to supply the New Monaco neighbourhood. 

COMMUNICATIONS
The New Monaco neighbourhood will establish a full communications grid in 

association with its utility network.  One of BC’s fibre optic lines runs along 

the edge of Hwy 97 and the New Monaco neighbourhood.  The New 

Monaco team intends to negotiate access to the fibre optic line to support 

its businesses, especially it those in its high-tech sector. 

Power lines through the site Natural gas line

Natural Gas ROW

Fibre Optic alignment along edge of site



Interface Wildfire Management

WILDFIRE FUEL MANAGEMENT
Wildfires are a continual concern in the Okanagan Valley and wildfires 

have had a significant impact on Peachland in recent years.  

A Fire Hazard Assessment was completed for the New Monaco 

neighbourhood and its recommendations will be implemented. 

The District of Peachland has designated Urban Wildfire Interface 

Development Permit Areas within the District Official Community Plan to 

comply with Section 919.1(1) (b) of the Local Government Act. The New 

Monaco neighbourhood is located within a Wildfire Development Permit 

Area and, therefore, will follow the guidelines within the OCP.

The Wildfire Hazard Assessment study for the New Monaco 

neighbourhood identified several major landscape units from a wildfire 

point of view.  In response to the issues reviewed in each unit, the 

following objectives will be pursued: 

• Minimizing ladder fuels by reducing under-storey vegetation; 

• Reducing crown density in areas of highest risk; 

• Removing woody debris from the forest floor areas; 

• Removing dead or dying trees. 

Fire management units map

Area of highest 
priority for fuel 
management in 
the future



Next Steps

Work will proceed to conclude the refinement and approvals of the zoning and PDA in 2014.  

Following success in recruiting targeted tenants and investment, New Monaco expects to proceed through subdivision and development permit 
approvals in early 2015 – and hopefully begin construction in late 2015 – with targeted occupancies in late 2016. 

May 7 May 20 June 10 June  - - - - - - - -- - - -Oct Oct 2014 2014 –2015 Sept 2015

Final refinements and 
access agreement with 
Ministry of Transportation

Commence 
construction

Occupancies 
start

Subdivision and 
Development 
Permit applications

Public Info 
Meeting #2

Company and 
investment 
recruitment

Public 
Hearing 3rd Reading 

4th Reading / 
final approval 
of zoning

Feb – Aug 2015   Fall 2016

PROPOSED PROJECT SCHEDULE


