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STAFF
REPORT

REGIONAL
DISTRICT
NORTH
OKANAGAN

TO:

Greater Vernon Advisory Committee

File No:

4850.01.04.21.069
GVCC_Design

FROM:

Parks, Recreation, and Culture

Date:

January 12, 2022

SUBJECT:

Greater Vernon Cultural Centre – Critical Path Update

RECOMMENDATION 1:
That it be recommended to the Board of Directors, the Greater Vernon Cultural Stakeholder Agreement
dated January 11, 2022 be received.
RECOMMENDATION 2:
That direction be provided as informed by the options described in the staff report titled Greater Vernon
Cultural Centre – Critical Path Update and dated January 12, 2022.
SUMMARY:
The Board of Directors gave First, Second, and, Third readings to the Greater Vernon Multi-Purpose
Cultural Facility Loan Authorization Bylaw. No. 2910, 2021 on November 17, 2021 which, if approved
by the Inspector of Municipalities and electorate, would authorize borrowing of up to $28 million for the
purchase of land and construction of the Greater Vernon Cultural Centre.
Elector assent will be sought through alternative approval process, subject to confirmation by the
Cultural Centre stakeholders and the Greater Vernon Advisory Committee that 25,000 ft2 can provide
the minimum functional area for each of the identified primary purposes (museum, art gallery,
presentation space).
The stakeholders have held two workshops, met with their respective Board of Directors, and held a
follow-up meeting. The process is summarized below, and has resulted in the collective decision by the
stakeholders to sign-off on a 25,000ft2 facility with some conditions regarding the facility design process,
and proceed to the next step in the process as outlined in the project’s critical path.
BACKGROUND:
As recommended by the Greater Vernon Advisory Committee, the Board of Directors passed a motion
at their regular meeting held on November 17, 2021 that confirmed the parameters of the Greater
Vernon Cultural Centre project, including: the requirement that the Cultural Centre includes museum,
art gallery, and presentation space; that the building be architecturally interesting; that it supports
Category “A” museum designation; and that it be located on 30,200 ft2 of property on the Vernon Block.
The motion also included the requirement that the Cultural Centre provides a minimum functional area
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for each of its primary purposes, to be confirmed by the respective stakeholders. These motions are
included in detail in Attachment A.
At the same meeting, the Board of Directors gave First, Second, and, Third readings to the Greater
Vernon Multi-Purpose Cultural Facility Loan Authorization Bylaw. No. 2910, 2021 which, if approved by
the Inspector of Municipalities and electorate, would authorize borrowing of up to $28 million for the
purchase of land and construction of the Greater Vernon Cultural Centre. Elector assent will be sought
through alternative approval process, subject to confirmation that 25,000 ft2 can provide the minimum
functional area for each of the identified primary purposes (museum, art gallery, presentation space).
The requirement for sign-off is indicated in the project’s critical path, shown below and included in
Attachment B.
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DISCUSSION:
The process to seek confirmation from the Cultural Centre stakeholders that the estimated 25,000 ft2
(gross) that will be available could meet the minimum functional area required by each, is illustrated
below.
Stakeholder Workshops (X2)

Individual Stakeholder
Board Meetings

Agreement Meetings

The stakeholder workshops were held at the RDNO office and included representatives of the Greater
Vernon Museum & Archives (GVMA) Board and staff, representatives of the Vernon Public Art Gallery
(VPAG) Board and staff, a representative for performing arts, and a representative of local live and
classical musicians.
The approach taken at the workshops was to have the stakeholders review the most recent space list
for the proposed Cultural Centre seeking to identify spaces that could serve dual-purpose, be shared,
or be eliminated. Through this exercise the total gross area was reduced from 42,525 ft2 to
approximately 30,500 ft2; however the process was unable to reconcile the space list to be within the
25,000 ft2 gross area. The resulting difference was 5,500 ft2, which would require an additional $6.16
million. The results of this exercise were then brought back to the boards of the GVMA and VPAG for
consideration.
Upon review of the results of the exercise, both the GVMA and VPAG boards agreed that they would
arrange for another meeting of the stakeholders to discuss further and consider whether there were
terms on which they could agree to the fixed 25,000 ft2.
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The subsequent workshop resulted in collective agreement by the stakeholders to proceed with signoff on the 25,000 ft2 (gross) available area with some terms for the design process to help ensure
minimum functionality. The final agreement has been included as Attachment C, with the terms of the
design process listed in Section 3.2.
The endorsed agreement provides some confidence to the RDNO that the stakeholders understand
that the RDNO will have final approval of the process and design, and that there will be required
reductions to their respective spaces to fit the estimated square footage of 25,000 ft2; it does not,
however, eliminate the risk of stakeholders becoming dissatisfied with the result of the process or the
final product. With this in mind four options have been presented below, each with benefits and risks.
Option 1 – Proceed to Alternative Approval Process with stakeholder sign-off agreement and
an initial allocation of square footage
This option accepts the stakeholder agreement included as Attachment C and imposes an allocation of
square footage to help manage stakeholder/public expectations. A baseline square footage allocation
recommended by staff is shown in Table 2, below. It would be understood that this square footage may
be adjusted through the design process with the primary goal of building functionality.
If taken, this approach could be made subject to stakeholder sign-off on the imposed square footage
allocations (Option 1.A), or regardless of stakeholder sign-off on the square footage allocation (Option
1.B).
Table 1 - Approximate Space Allocation of Net Area by Function
FUNCTION
Area (ft2)
Percentage (%)
Shared
Museum (exc. archives)
Art Gallery
Presentation

2,500
6,487
5,870
3,000

NET AREA TOTAL

17,857

Gross up (40%)

7,143

GROSS AREA TOTAL

25,000

14.00%
52.50%
47.50%
16.80%
100.00%

There are benefits and risks to both Option 1.A and 1.B:
1.A

Proceed to AAP subject to stakeholder sign-off of square footage allocation. Requiring
stakeholder sign-off would provide greater confidence that the project is proceeding with initial
stakeholder consent to the areas, helping manage stakeholder expectations.
Benefit(s):
Risk(s):
• Manages stakeholder
• Some delay due to stakeholder sign-off process.
expectations of potential
• Project does not proceed because all
square footage minimums.
stakeholders do not sign off.
• Provides momentum that can
• Reduction of functionality of the building due to
support fundraising and grant
budget/space constraints that results in
applications.
RDNO/stakeholder/public dissatisfaction.
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Despite sign-off of the initial square footage, Option 1.A does not eliminate the risk of having
the stakeholders become dissatisfied through the process or in the final product.
1.B

Proceed to AAP without requiring stakeholder sign-off of square footage allocation.
This option moves the project forward without the requirement for stakeholder sign-off of square
footage allocation. Imposing a baseline square footage allocation and proceeding without
stakeholder sign-off may result in one or more stakeholders removing themselves from the
project, and/or public criticism.
This option signifies that the RDNO wishes to proceed with the construction of a facility that
includes space for museum and gallery purposes and flexible presentation space understanding
that, should a stakeholder become dissatisfied and remove themselves from the project, the loss
would result in the need for an operator of the affected space once constructed.
Benefit(s):
• Moves the project to the
next step in the alternative
approval process.

Risk(s):
• Stakeholders expectations for space are not met,
resulting in stakeholder/public dissatisfaction.
•

One or more stakeholders chooses to remove
themselves from the project.

•

Reduction of functionality of the building due to
budget/space constraints that results in
RDNO/stakeholder/public dissatisfaction.

•

Lack of stakeholder sign-off hinders fundraising
and grant applications.

Option 2 – Not proceed to electorate for borrowing assent for $28 million but retain current
authority to borrow based on approved referendum communication and continue to fundraise
and apply for senior-level grant funding
This option elects not to accept the stakeholder sign-off due to the associated risks, but rather retain
the current authority and communicated conditions to borrow under the original referendum.
Benefit(s):
• Helps prevent loss of functionality of a
new building as a result of budget/space
constraints.
•

Continues to identify and attempt to
address the community/facility need.

•

In line with the originally communicated
project terms, adhering to the intent of
the borrowing authority.

Risk(s):
• Identified facility needs will remain unmet
until addition money secured.
•

The uncertainty of the Class D design
estimate will continue to impede success of
grant applications.

•

Large gap between required project budget
and available funding may dampen
fundraising efforts and/or success.

•

Extends project timeline.
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Option 3 – Not proceed to the electorate for borrowing assent at this time, and review project
feasibility and develop new options.
This option would repeal the current borrowing bylaw authorized by the 2018 Greater Vernon Cultural
Centre referendum, and staff would bring back a process for reviewing the project feasibility and
developing new options to meet the identified facility needs.
Benefit(s):
• Helps prevent loss of functionality of a new
building as a result of budget/space
constraints.
•

Continues to identify the community/facility
need through commitment to feasibility
study and the development of new project
options.

Risk(s):
• Identified facility needs will remain unmet
for now.
•

Dampens momentum for fundraising and
grant applications.

•

Extends project timeline.

LEGAL/STATUTORY AUTHORITY:
The RDNO currently has the authority to borrow up to $25 million through Greater Vernon Multi-Purpose
Cultural Facility Loan Authorization Bylaw No. 2786, 2018. However, communications associated with
the referendum to obtain elector approval indicated that if supplemental funding was not received, the
RDNO would not be proceeding with the project.
Consequently, the RDNO is looking to obtain a new authority to borrow up to $28 million for similar
purposes through Greater Vernon Multi-Purpose Cultural Facility Loan Authorization Bylaw No. 2910,
2021, without the requirement for additional funding.
LEGAL/STATUTORY PROCEDURAL REQUIREMENTS:
Statutory procedural requirements to adopt the Loan Authorization Bylaw No. 2910, 2021, through an
Alternative Approval Process includes the following steps, of which the first and second have been
completed.
1. First, Second and Third Readings of Greater Vernon Multi-Purpose Cultural Facility Loan
Authorization Bylaw No. 2910, 2021 by the Board;
2. Consent of the Participants (2/3 required);
3. Statutory approval by the Inspector of Municipalities;
4. Participating Area Approval by an Alternative Approval Process; and,
5. Upon receiving approval of the electors, the Greater Vernon Multi-Purpose Cultural Facility Loan
Authorization Bylaw No. 2910, 2021 can be Adopted by the Board.
EXISTING POLICY:
Greater Vernon Cultural Plan, 2016
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FINANCIAL CONSIDERATIONS:
The current project budget shown below is based on a Class D estimate, holding a higher degree of
budget risk than Class C-A, which are estimated on increasingly detailed design.
Project Budget Summary
Project Budget (exc. land)

$28 million

Soft Costs
Contingencies/ Escalation
Remaining for Construction

$5.5 million
$4.0 million
$18.5 million

Quality (construction cost $/ft2)

$740/ft 2

Size/ Scale

$25,000 ft 2

Total Project Cost $/ft 2

$1,120 ft 2

The total project budget, including land cost of $2.265 million, is $30,265,000. The additional funding
requirement of $2.265 is to be funded through grants and/or fundraising.
EXTERNAL AGENCY/PUBLIC COMMENTS:
Any decisions coming forward from this meeting will be communicated to the stakeholders, with notice
that they are recommendations and are subject to ratification by the Board of Directors.
COMMUNICATIONS CONSIDERATIONS:
Any decisions coming forward from this meeting will be communicated through a media release, with
notice that they are recommendations and are subject to ratification by the Board of Directors.
ATTACHMENTS:
Attachment A – Greater Vernon Cultural Centre – Confirmation of Project Parameters extract,
November 17, 2021
Attachment B – Greater Vernon Cultural Centre Critical Path map
Attachment C – Greater Vernon Cultural Centre Stakeholder Agreement, dated January 11, 2022
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Submitted by:

Reviewed and endorsed by:

Tafinit Nelson
A! siJ ant Manager, Parks, Recreation, and

Ian Wilson
General Manager, Strategic and Community
Services
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Attachment "A"

REGIONAL DISTRICT OF NORTH OKANAGAN
Extract from the Minutes of a Meeting of the
Board of Directors
Held on
November 17, 2021

Greater Vernon Cultural Centre - Confirmation of Project Parameters
That the following parameters of the Greater Vernon Multi-Purpose Cultural Facility
(Facility) be confirmed:
 the Facility will include:
o museum,
o art gallery, and
o flexible community / presentation space;
 the archives and reading room will remain in current location within City of Vernon
civic complex;
 the Facility will provide a minimum functional area for museum, art gallery, and
presentation space, to be confirmed by stakeholder sign-off;
 the land to be acquired for the Facility will be 30,200 ft² of the Vernon Block; and,
 the Facility will be a minimum of two (2) stories, with architectural interest and the
ability to support Category “A” Moveable Cultural Property Designation; and
further,
That staff be directed to amend the Greater Vernon Multi-Purpose Cultural Facility Loan
Authorization Bylaw No. 2910, 2021, from a maximum borrowing of $25 million to a
maximum borrowing of $28 million, with elector approval to be obtained by an alternative
approval process for the entire proposed service area following confirmation of being able
to achieve a minimum functional area for museum, art gallery and presentation space to
be confirmed by stakeholder and local jurisdiction sign-off.
CARRIED
Bylaw 2910 - Greater Vernon Multi-Purpose Cultural Facility Loan Authorization
That Third Reading of Greater Vernon Multi-Purpose Cultural Facility Loan Authorization
Bylaw No. 2910, 2021 be rescinded; and further,
That Greater Vernon Multi-Purpose Cultural Facility Loan Authorization Bylaw No. 2910,
2021 be given Third Reading, as amended; and further,
That Bylaw No. 2910, 2021 be forwarded to the participants for consent; and further,
That upon receipt of consent of the participants, Bylaw No. 2910 be forwarded to the
Inspector of Municipalities for approval.
CARRIED
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Attachment "C"
Greater Vernon Cultural Centre Stakeholder Agreement
This Agreement is made effective as of January 11, 2022 (the “Effective Date”).
BETWEEN:

AND:

AND:

Greater Vernon Museum & Archives Society
3009 32nd Ave, Vernon, BC V1T 2L8

Vernon Public Art Gallery Society
3009 32nd Ave, Vernon, BC V1T 2L8

Presentation Space Stakeholders

(the “Museum”)

(the “Art Gallery”)

(the “Presentation Space”)

(collectively referred to as the “Stakeholders”)
AND:

Regional District of North Okanagan
9848 Aberdeen Road
Coldstream, BC V1B 2K9

(the “RDNO”)

1. Background. The RDNO has agreed to determine the opinion of the Greater Vernon electorate with
regard to adopting a bylaw that would authorize the RDNO to borrow up to $28 million for the land
and construction of the Greater Vernon Cultural Centre (GVCC) through Alternate Approval Process
(AAP), subject to agreement by the stakeholders to the constraints of this project budget.
2. Purpose. This Agreement establishes the considerations and covenants by the Stakeholders in their
collective agreement to proceed with the GVCC project with the known constraints.
3. Considerations and Covenants. The Stakeholders have mutually agreed as follows:
3.1. Understanding that there are project budget constraints that result in an estimated gross facility
area of 25,000 ft2 (detailed in Table 1), the Stakeholders have reviewed their business and
functional space needs and agree to proceed with the project within the known constraints as
described within this Agreement.
Table 1 – Estimated Minimum Area (ft2) by Available Funding *
Project Budget Summary
Project Budget (exc. land)
Soft Co sts
Co ntingencies / Escalation
Remai ning for Construction
Quality (construction cost $/fe)
Size/ Scale
Tota l Project Cost S/ft 2

$28 million
$5.5 mil lion
$4.0 mil lion
$18.5 mil lion
$740/ft'
$25,000 ft 2
$1,120 ft1

* Total project budget, including land cost of $2.265 million, is
$30,265,000.

Greater Vernon Cultural Centre – Stakeholder Agreement

January 11, 2022
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3.2. The RDNO retains final approval of process and facility design but will ensure that the design will:
3.2.1. be informed by a building design committee that includes:
i.
representation from each of the RDNO and Stakeholders;
ii.
representation from the Canadian Conservation Institute, a Special Operating
Agency within the Department of Canadian Heritage, to help ensure that the
final facility design can support tenant organizations in one or more Category
“A” Moveable Cultural Property designations;
iii.
an acoustic engineer/expert for design of the presentation space to help ensure
efficacy of acoustical and potential sound system features; and,
iv.
other technical experts that may be assigned from time to time as needed.
3.2.2. include programming and exhibition space for museum and art gallery purposes.
3.2.3. include flat-floor presentation / event space with seated capacity of approximately 190
people.
3.3. The GVCC will provide a home to the museum and art gallery, and presentation space for the
community, which may serve 20+ years; as such, the Stakeholders agree to have thoughtfully
considered their agreement and are giving it with enthusiasm.
EACH PARTY is signing this Agreement on the date stated opposite that party’s signature:

MUSEUM REPRESENTATIVES
Authorized Signatory:

January 11, 2022
Signature

Trish Watson

Print Name
Signature

Rod Drennan

Print Name

Date

Board Chair, Greater Vernon Museum & Archives
Title

January 11, 2022

Date

Director, Greater Vernon Museum & Archives
Title
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Signature
Signature

Andrew Powell

Print
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Signature
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Dauna Kennedy

Print
PrintName
Name
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Artistic Director, OACME
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