
 

 

 

CORPORATION OF THE CITY OF VERNON 

 

ADVISORY PLANNING COMMITTEE 

APRIL 25, 2023, AT 4:00 PM 

OKANAGAN LAKE ROOM (COUNCIL CHAMBER) CITY HALL 
 

A G E N D A 

 
1) CALL TO ORDER 

 
2) LAND ACKNOWLEDGEMENT 

 
As chair of the City of Vernon’s Advisory Planning Committee (APC), and in the spirit of 
this gathering, I recognize the City of Vernon is located in the traditional territory of the 
Syilx people of the Okanagan Nation. 
 

3) ADOPTION OF AGENDA 
 

4) ADOPTION OF MINUTES 
 
a) March 28, 2023 (Attached) 
 

5) NEW BUSINESS 
 
a) DVP00468 – 4701 PLEASANT VALLEY ROAD 
b) DVP00600 – 3201 45TH AVENUE 
c) ZON00396 – RESORT VILLAGES AT PREDATOR RIDGE 
d) ZON00390/DVP00587 – 3501 11TH STREET 
 

6) INFORMATION ITEMS 
 
a) Staff Liaison to provide verbal update of APC related items discussed at the last 

Council meeting. 
 

7) NEXT MEETING 
 
The next meeting is tentatively scheduled for May 9, 2023. 
 

8) ADJOURNMENT 
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THE CORPORATION OF THE CITY OF VERNON 

MINUTES OF THE 

ADVISORY PLANNING COMMITTEE MEETING 

HELD MARCH 28, 2023 

OKANAGAN ROOM (COUNCIL CHAMBER) CITY HALL 

 

 
ORDER 

PRESENT:  Monique Hubbs-Michiel 
  Margo Lupien 
  Scott Chatterton 
  Claire Ishoy 
  Jordon Hart 
  Margo Jarmon 
  Mayor Cumming 
  Craig Neville 
   

ABSENT:  Jessica Kirkham 
  Harpreet Nahal 
   

STAFF:  Cheryl Sali, Development Clerk 
Michelle Austin, Planner 
Roy Nuriel, Acting General Manager, Planning 
Ellen Croy, Manager, Transportation 
 
The meeting was called to order at 4:01 p.m. 
 

LAND 
ACKNOWLEDGEMENT  

As Chair of the City of Vernon’s Advisory Planning Committee, 
and in the spirit of this gathering, I recognize the City of Vernon 
is located in the traditional territory of the Syilx people of the 
Okanagan Nation. 
 

ADOPTION OF THE 
AGENDA 

Moved by M. Jarman, seconded by M. Lupien:  
 

THAT the agenda of the March 28, 2023 meeting for 
Advisory Planning Committee be adopted. 

 
 

ADOPTION OF THE 
MINUTES 

Moved by M. Lupien, seconded by C. Neville:  
 

THAT the minutes for the February 14, 2023 meeting of 
Advisory Planning Committee be adopted. 
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RECONSIDERATION 
MOTION (FEBRUARY 
14, 2023) 

UNFINISHED BUSINESS: 
 
In consultation with the Director of Community Infrastructure & 
Development, Staff presented the following motion from the 
Advisory Planning Committee meeting on February 14, 2023 to 
the Committee for reconsideration: 
 

“THAT Staff Provide Zoning Bylaw 5000 (2003) to Council 
for review of “Section 7: Parking and Loading.” 

 
Staff explained that the rationale for reconsidering the motion 
is because the original direction was too broad. Staff 
recollected that the previous Committee discussion centered 
around a concern over a lack of visitor parking within 
developments adjacent to streets without on-street parking. 
Staff advised that it would be helpful if the Committee 
narrowed the scope of the resolution to provide additional 
clarity. 

 
Moved by M. Jarman, seconded by C. Neville: 
 

THAT Council direct Staff to review on-site visitor parking 
requirements for developments adjacent to streets without 
on-street parking under Zoning Bylaw 5000, Section 7.0 
Parking and Loading. 
 
CARRIED 
 

Staff suggested that it would be fitting to rescind the 
February 14, 2023 motion. 

 
Moved by C. Neville, seconded by C. Ishoy: 

 
THAT the following motion of the February 14, 2023 
Advisory Planning Committee meeting be rescinded: 

 
“THAT Staff Provide Zoning Bylaw 5000 (2003) to Council 
for review of “Section 7: Parking and Loading.” 

 
CARRIED 
 

E. Croy left the meeting at 4:15 p.m. 
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 NEW BUSINESS: 
 

DVP00567 (3503 27th 
STREET) 
 
 

Roy Nuriel, Acting General Manager, Planning, provided an 
overview of the application as follows: 
 
 The purpose of the application is to vary sections of Zoning 

Bylaw 5000 for a two storey mixed use development. 
 

 The application is to decrease the minimum front yard 
setback and to decrease the minimum landscape buffer on 
the north side yard and on the rear.  

 
The following comments / questions were posed by members 
of the Committee: 
 
 The Committee requested clarification of the 6m access 

easement at the rear of the property. Staff clarified that 
there is a plan for a lane way behind the property in the 
future. There is currently a covenant on title, therefore it 
would be a condition of this permit. 

 
 In response to a question, Staff confirmed that the only 

access to the property is a right turn from 27th Street and 
parking is located at the rear of the building. Parking 
requirements for micro suites are one space per unit. 

 
 The Committee expressed concern over the design, 

commenting that it does not seem to fit into the area. Staff 
have shared the City’s design guidelines with the applicant 
and been working with them to improve the design. There 
is a trend towards building modern homes with flat roofs. 
Staff further confirmed that if the Committee does not 
approve of the design, this can be stated in the motion. 

 
 The Committee also expressed concern that the flat roof 

design would retain summer heat and is not congruent with 
the City’s Climate Action Plan. 

 
In response to a procedural question from the Committee, staff 
clarified that the Committee could support the staff 
recommendation, as outlined within the planning report, and 
include further recommendations to address concerns raised 
about climate change and aesthetics. 
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The Committee discussed amending the original staff 
recommendation as outlined in the planning report to include 
the following two additional points: 
 

1. AND FURTHER, recommends the developer assess the 
sustainability impact of the flat roof and have it fall more 
in line with sustainability requirements. 

 
2. AND FURTHER, recommends the developer assess the 

exterior esthetics of the building to have them comply 
with the City Center Plan. 

 
Moved by S. Chatterton, seconded by C. Ishoy, THAT: 
 

THAT Council support Development Variance Permit 
application 00567 (DVP00567) to vary Zoning Bylaw 5000 
on LT 1, SEC 3, TWP 8, ODYD, PL EPP51784 (3503 27th 
Street), as follows: 
 
a) Section 10.3.5 to vary the minimum front yard setback 

from 3.0m to2.0m; 
 
b) Section 6.3.1 (Table 6.1) to vary the minimum 

landscape buffer on the north side yard from 2.0m to 
0.0 and on the rear side from 2.0m to 0.95m;  

 
AND FURTHER, that Council’s support of DVP00567 is 
subject to the following: 
 
a) that the owner registers a Section 219 Restrictive 

Covenant on title of 3503 27th Street that would 
guarantee access to 3501 and 3505 27th Street by way 
of a 6.0m wide private access easement for future 
private laneway access; and 

b) that the site, floor, elevation and landscaping plans. 
 

AND FURTHER, recommends the developer assess the 
climate impact of the flat roof and have it fall more in line 
with climate change requirements. 

 
AND FURTHER, recommends the developer assess the 
exterior esthetics of the building to have them comply with 
the City Center Neighbourhood Plan. 

 
CARRIED 
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 INFORMATION ITEMS: 

 
 R. Nuriel informed the Committee of recent staffing 

changes. 
 

 M. Austin provided an update of recent Council decisions 
on bylaws and applications previously considered by the 
Advisory Planning Committee. 
 

NEXT MEETING The next meeting for the Advisory Planning Committee is set for 
April 12, 2023 at 4:00 p.m. 
 

ADJOURNMENT  The meeting of the Advisory Planning Committee adjourned at      
4:41 p.m. by call of the Chair.  
 

 CERTIFIED CORRECT: 
  

 
 
_______________________ Chair 
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THE CORPORATION OF THE CITY OF VERNON 

REPORT TO COUNCIL 

SUBMITTED BY: Matt Faucher, Current Planner COUNCIL MEETING: REG    COW    I/C 
COUNCIL MEETING DATE: TBD 
REPORT DATE: April 17, 2023 
FILE:  3090-20 (DVP00468) 

SUBJECT: DEVELOPMENT VARIANCE PERMIT APPLICATION FOR 4701 PLEASANT VALLEY 
ROAD 

PURPOSE:

To review Development Variance Permit application 00468 (DVP00468) to vary sections of Zoning Bylaw 
5000 to permit construction of 12 mobile home sites within Pleasant Valley Mobile Home Park located at 
4701 Pleasant Valley Road. 

RECOMMENDATION:

THAT Council support Development Variance Permit application 00468 (DVP00468) as outlined in the 
report titled “Development Variance Permit Application for 4701 Pleasant Valley Road” dated April 17, 2023 
and respectfully submitted by the Current Planner, to vary Zoning Bylaw 5000 on LT 1, SEC 2, TWP 8, 
ODYD, PL KAP83899 Except PL KAP88964 (4701 Pleasant Valley Road), as follows: 

a) Section 4.15.1 to allow the construction of buildings, structures and swimming pools on slopes 
greater than 30%; 

b) Section 6.5.11 to increase the maximum height of a retaining wall from 1.2m to 4.5m; 

c) Section 9.8.6 to reduce the minimum depth of a mobile home site from 25m to 18.2m; and 

d) Section 9.8.6 to increase the maximum building height from 7.6m to 8.0m; 

AND FURTHER, that Council’s support of DVP00468 is subject to the following: 

a) That the site plan, grading and cross-sections, slope analysis and retaining wall plans intended to 
illustrate the proposed mobile home sites, drive access and retaining wall heights (Attachment 1) in 
the report titled “Development Variance Permit Application for 4701 Pleasant Valley Road” dated 
April 17, 2023 and respectfully submitted by the Current Planner, be attached to and form part of 
DVP00468 as Schedule ‘A’; 

b) That the Geotechnical Feasibility Memorandum prepared by Geopacific Consultants Ltd, dated 
September 1, 2022 (Attachment 2), in the report titled “Development Variance Permit Application for 
4701 Pleasant Valley Road” dated April 17, 2023 and respectfully submitted by the Current Planner, 
be attached to and form part of DVP00468 as Schedule ‘B’; 

c) That a restrictive covenant be registered on the subject property protecting the environmental 
conservation areas identified in the Ecosystem Impact Assessment (EIA) prepared by Western 
Water Associates Ltd, dated September 26, 2019 (Attachment 3), and include the EIA to ensure 
compliance with the recommendations established during and post construction; 
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d) That a qualified geotechnical engineer be retained to complete a detailed geotechnical report, as 
well as to monitor the development of the subject property through the construction phase to ensure 
compliance with recommendations provided in the detailed geotechnical report; 

e) That a restrictive covenant be registered on the subject property prohibiting parking on the proposed 
internal access road to ensure unrestricted access for emergency services vehicles; and 

f) That issuance of DVP00468 be withheld until a Development Permit for the subject property is 
approved and ready to be issued. 

ALTERNATIVES & IMPLICATIONS: 

1. THAT Council not support Development Variance Permit application 00468 (DVP00468) as outlined in 
the report titled “Development Variance Permit Application for 4701 Pleasant Valley Road” dated April 
17, 2023, and respectfully submitted by the Current Planner to vary Zoning Bylaw 5000 on LT 1, SEC 
2, TWP 8, ODYD, PL KAP83899 Except PL KAP88964 (4701 Pleasant Valley Road).

Note:  This alternative does not support the development variance permit application and would require 
the applicant / owner to develop the site in compliance with Zoning Bylaw 5000. 

ANALYSIS:  

A. Committee Recommendations:

At its meeting of April 25, 2023, the Advisory Planning Committee passed the following resolution: 

“As cited by the Advisory Planning Committee.”

B. Rationale: 

1. The subject property is located at 4701 
Pleasant Valley Road (Figures 1 and 2). 
The property is approximately 66,265m2

(16.37ac) in size. The surrounding area 
contains single detached, multi-family 
institutional, utilities, industrial and 
commercial land uses. 

2. The purpose of the application is to 
review a request to vary four provisions 
of Zoning Bylaw 5000 in order to 
construct 12 additional mobile home sites 
on the subject property.  

3. The subject property is zoned R7: Mobile 
Home Residential (Attachment 4) and is 
designated as Residential Low Density 
(RLD) in the Official Community Plan 
(OCP). 

4. The subject application pertains to development regulation within Section 4.15.1 (no construction on 
slopes >30%), Section 6.5.11 (maximum height of a retaining wall) and Section 9.8.6 (minimum mobile 
home site depth and maximum building height) of Zoning Bylaw 5000 (Attachment 5). 

Figure 1 - Property Location Map
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5. The subject property contains slopes 
greater than 30% (Slope Analysis 
provided in Attachment 1) and requires a 
variance to proceed with the development 
of the site as proposed. 

6. The application requests to vary Section 
4.15.1 of Zoning Bylaw 5000 in order to 
allow the proposed structures and access 
road to be located on slopes exceeding 
30%. Additionally, the application 
requests to vary Section 6.5.11 to 
increase the maximum allowable height of 
a retaining wall from 1.2m to 4.5m to 
support the grading required to construct 
the proposed mobile home sites and the 
internal access road. 

7. A preliminary geotechnical investigation of the subject property was conducted, which reviewed site 
conditions for the proposed development of the proposed 12 mobile home sites on the subject property 
(Attachment 2). The report notes that “Based on [a] cursory review of the site and proposed development 
scope, the project is expected to be possible and feasible from a geotechnical perspective.” and that 
“There are no immediate geotechnical concerns that would cause the overall development to be 
infeasible; however, some geotechnical considerations will be required for slope stability.” As such, 
Administration recommends requiring detailed design drawings and grading plans to be reviewed by a 
qualified geotechnical engineer, as well as the provision of a letter of engagement from said geotechnical 
engineer to review and monitor the construction of the proposed development prior to issuance of 
DVP00468. Additionally, a detailed geotechnical report will be required prior to the issuance of a Hillside 
and Environmental Development Permit.  

8. Due to the topography and slope of the subject property, the application proposes to vary Section 6.5.11 
of Zoning Bylaw 5000 in order to allow the construction of retaining structures to a maximum height of 
4.5m to support the proposed site grading and establishment of the additional mobile home sites, as well 
as the internal access road. Retaining walls greater than 1.2m require engineering design and 
oversight/inspection of their construction. A Building Permit, including sealed schedules, would be 
required prior to construction.  

9. As illustrated in the Technical Memorandum (Attachment 6), the Silver Star Gateway Business Park is 
currently being developed on the neighbouring properties to the north. The project is constructing an 
approved lock block retaining wall with a maximum height of 7.5m. The current application proposes 
retaining walls with a maximum height of 4.5m. The proposed retaining walls would include screening 
vegetation to be planted to soften the appearance of the wall. A landscape plan would be evaluated, and 
landscape securities collected as part of the Development Permit process. 

10. Additionally, the application proposes to vary the minimum depth of a mobile home site in Section 9.8.6 
of Zoning Bylaw 5000 from 25m to 18.2m. To minimize the impacts on the existing slope and 
environmentally sensitive areas within the property, the applicant is proposing to change the orientation 
of the mobile homes to run parallel to the internal access road. This orientation reduces the need for the 
traditional lot depth of 25m. The proposed mobile home sites have sufficient width to accommodate the 
change in orientation, and the reduced depth produces more compact mobile home sites with less site 
grading than required to achieve the 25m site depth.  

11. Due to the topography of the site, the application proposes to include a 4.0m high basement on proposed 
lots 7 through 10. The addition of a basement on the proposed lots would reduce the extent of fill required 

Figure 2: Aerial Photo of Property
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to establish the mobile home sites. In order to accommodate this design, the application requests to 
vary the maximum height of a building from 7.6m to 8.0m. 

12. The proposal also includes three visitor parking stalls which exceed the bylaw standards established in 
Zoning Bylaw 5000. Additionally, to preserve the access for emergency services, Administration 
recommends registration of a restrictive covenant to prohibit parking along the proposed internal access 
road.  

13. Administration supports the requested variance for the following reasons: 

a) The subject property requires a variance to the maximum 30% slope and a maximum height of 
a retaining wall in order to develop the subject property as proposed. The proposed site plan is 
configured to reduce impacts on the existing slope and illustrates plans to revegetate any 
disturbed areas once site grading is completed in accordance with the recommendations of the 
Ecosystem Impact Assessment.  

b) The applicant has obtained a Qualified Environmental Professional to review the proposed 
development and provided an Ecosystem Impact Assessment in support of the proposal. The 
report identifies two conservation areas to be protected, as well as recommendations for the 
construction of the mobile home sites, which will be incorporated into the required Environmental 
Development Permit. Administration is recommending that the two identified conservation areas 
be protected by covenant as a condition of Council’s approval. 

c) The applicant has submitted a memorandum from a qualified geotechnical engineer assessing 
the feasibility of the proposed development and providing recommendations. The engineer has 
determined that the proposed development is feasible given the site conditions and their 
professional knowledge of the area. The applicant will be required to provide a detailed 
geotechnical report, as well as monitoring of the site during construction as a condition of the 
required Hillside Development Permit. 

d) A covenant would be registered on the title of the subject property prohibiting parking along the 
internal access road to ensure clear access for emergency services vehicles. 

C. Attachments: 

Attachment 1 – Site plan, grading and cross-sections, slope analysis and retaining wall plans 
Attachment 2 – Geotechnical Feasibility Memorandum, prepared by Geopacific Consultants Ltd. dated 

September 1, 2022 
Attachment 3 – Ecosystem Impact Assessment, prepared by Western Water Associates Ltd. dated 

September 26, 2019 
Attachment 4 – R7: Mobile Home Residential 
Attachment 5 – Subject Regulations 
Attachment 6 – Technical Memorandum, prepared by Kerr Wood Leidal, dated March 7, 2023 

D. Council’s Strategic Plan 2019 – 2022 Goals/Action Items:

The subject application involves the following goals/action items in Council’s Strategic Plan 2019 – 2022: 

# Works towards a sustainable Vernon – environmentally, ecologically and socially. 

E. Relevant Policy/Bylaws/Resolutions: 

1. The subject property is designed as Residential Low Density in the Official Community Plan and zoned 
R7: Mobile Home Residential in Zoning Bylaw 5000. 
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2. The following provision of Zoning Bylaw 5000 is relevant to the subject application: 

Section 4.15.1 No construction of a building, structure or swimming pool is permitted on slopes 30% 
or greater. 

Section 6.5.11 Retaining walls on all residential lots, except those required as a condition of 
subdivision approval, must not exceed a height of 1.2m measured from grade on the 
lower side and must be constructed so that multiple retaining walls are spaced to 
provide at least a 1.2m horizontal separation between them. 

Section 9.8.6 Minimum mobile home site depth is 25.0m. 

Section 9.8.6 Maximum building height is 7.6m, except is 4.5m for secondary buildings and 
structures. 

BUDGET/RESOURCE IMPLICATIONS:

N/A 

Prepared by:  Approved for submission to Council: 

X_____________________________
Matt Faucher, CPT

Planner 

X_____________________________
Roy Nuriel 
Acting General Manager, Planning 

REVIEWED WITH

"  Corporate Services "  Operations #  Current Planning 

" Bylaw Compliance " Public Works/Airport #  Long Range Planning & Sustainability 

" Real Estate " Facilities "  Building & Licensing 

"  RCMP " Utilities #  Engineering Development Services 

"  Fire & Rescue Services "  Recreation Services "  Infrastructure Management 

"  Human Resources "  Parks #  Transportation 

"  Financial Services "  Economic Development & Tourism 

#  COMMITTEE: APC (Apr 25/23) 

"  OTHER: 

G:\3000-3699  LAND ADMINISTRATION\3090 DEVELOPMENT VARIANCE PERMITS\20 Applications\DVP00468\2 PROC\Rpt\230417_mf_ APC 
Rpt_DVP00468.docx 

__________________________ 
Patti Bridal, CAO 

Date: _____________________ 
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THE CORPORATION OF THE CITY OF VERNON 

REPORT TO COUNCIL 

SUBMITTED BY: Matt Faucher, Current Planner COUNCIL MEETING: REG ☒   COW ☐   I/C ☐
COUNCIL MEETING DATE: TBD 
REPORT DATE: April 19, 2023 
FILE:  3090-20 (DVP00600) 

SUBJECT: DEVELOPMENT VARIANCE PERMIT APPLICATION FOR 3201 45TH AVENUE 

PURPOSE:

To review Development Variance Permit application 00600 (DVP00600) to vary one provision of Zoning 
Bylaw 5000 to permit the construction of an industrial business park located at 3201 45th Avenue. 

RECOMMENDATION:

THAT Council support Development Variance Permit application 00600 (DVP00600) to vary Zoning Bylaw 
5000 on LT 26, DL 38, ODYD, PL 2630 (3201 45th Avenue) as outlined in the report titled “Development 
Variance Permit Application for 3201 45th Avenue” dated April 19, 2023 and respectfully submitted by the 
Current Planner, as follows: 

a) Section 11.1.5 to reduce the rear yard setback from a flanking street from 6.0m to 0.0m; 

AND FURTHER, that Council’s support of DVP00600 is subject to the following: 

a) That the site plan, intended to illustrate the location of the proposed structure (Attachment 1) be 
attached to and form part of DVP00600 as Schedule ‘A’; and 

b) Completion of SUB00845 (boundary adjustment) to create proposed Lot A (Attachment 2). 

ALTERNATIVES & IMPLICATIONS: 

1. THAT Council not support Development Variance Permit application 00600 (DVP00600) to vary Zoning 
Bylaw 5000 on LT 26, DL 38, ODYD, PL 2630 (3201 45th Avenue) as outlined in the report titled 
“Development Variance Permit Application for 3201 45th Avenue” dated April 19, 2023 and respectfully 
submitted by the Current Planner.

Note:  This alternative does not support the development variance permit application and would require 
the applicant / owner to develop the site in compliance with Zoning Bylaw 5000. 

ANALYSIS:  

A. Committee Recommendations:

At its meeting of April 25, 2023, the Advisory Planning Committee passed the following resolution: 

“As cited by the Advisory Planning Committee.”
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B. Rationale: 

1. The proposed industrial business park 
consists of 15 lots (Figures 1 and 2). 
The subject property requesting the 
proposed variance is located in the 
southwest corner of the proposed 
development site with a current civic 
address of 3201 45th Avenue. The 
proposed industrial business park is 
approximately 61,858m2 (15.29ac) in 
size. The surrounding area contains 
utilities, industrial and commercial land 
uses. 

2. The purpose of the application is to 
review a request to vary the rear yard 
setback in the I1: Light Industrial Zone 
of Zoning Bylaw 5000 on one of 15 lots 
in the proposed industrial business 
park.  

3. The subject property is zoned I1: Light 
Industrial (Attachment 3) and is 
designated as Light Industrial / Service 
Commercial (LINDSC) in the Official 
Community Plan (OCP). 

4. The subject application pertains to 
development regulation within Section 
11.1.5 and proposes to reduce the rear 
yard setback from a flanking street 
from 6.0m to 0.0m. 

5. As illustrated in Attachment 1, the 
application proposes to construct 
“Building A” on proposed “Lot A” 
(Attachment 2) with a 0.0m setback on 
the west lot line. SUB00845 proposes consolidating the existing 15 lots and adjusting the lot boundaries 
to create seven lots. Upon registration, the west lot line of the subject property would be considered the 
rear lot line of proposed “Lot A”. 

6. The I1: Light Industrial Zone allows for a 0.0m rear yard setback when the rear lot line abuts another 
property, provided it is not zoned residential, agricultural or institutional. However, if the property abuts 
a flanking street, the rear yard setback is increased to 6.0m. As illustrated in the site plan (Attachment 
1), the proposed “Building A” abuts both an existing I1 zoned property as well as a flanking street (corner 
of 34th Street and 45th Avenue). A City sanitary lift station is located in the boulevard area of the flanking 
street.  Proposed “Building A” is 30.48m wide with approximately 17.5m of the structure abutting 4501 
34th Street, which complies with the rear yard setback regulations. However, the remaining 
approximately 13m of the structure abuts the flanking street (34th Street). The application proposes to 
vary the rear yard setback regulations from 6.0m to 0.0m for the 13m section of “Building A” that abuts 
34th Street. 

Figure 1 - Property Location Map

Figure 2: Aerial Photo of Property
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7. Administration supports the requested variance for the following reasons: 

a) The variance requested is for an ~13m wide section of proposed “Building A” that abuts City 
property which contains a sanitary lift station. As such, neighbouring properties would not be 
negatively impacted by the proposed variance.  

b) Support of the proposed variance facilitates the redevelopment of industrial land into an 
operational Industrial Business Park. 

c) As a condition of Council’s approval, Administration is recommending that issuance of the 
Development Variance Permit be withheld until SUB00845 (boundary adjustment) is completed 
and registered creating proposed “Lot A”. 

C. Attachments: 

Attachment 1 – Proposed Site Plan 
Attachment 2 – Proposed Lot Layout Plan (SUB00845) 
Attachment 3 – I1: Light Industrial Zone 

D. Council’s Strategic Plan 2019 – 2022 Goals/Action Items:

The subject application involves the following goals/action items in Council’s Strategic Plan 2019 – 2022: 

 N/A 

E. Relevant Policy/Bylaws/Resolutions: 

1. The following provision of Zoning Bylaw 5000 is relevant to the subject application: 

Section 11.1.5 Minimum rear yard setback is 0.0m, except it is 6.0m for any flanking street and where 
the abutting land is zoned or designated Residential, Agricultural or Institutional. 

BUDGET/RESOURCE IMPLICATIONS:

N/A 

Prepared by:  Approved for submission to Council: 

X_____________________________
Matt Faucher, CPT

Planner 

X_____________________________
Roy Nuriel  
Acting General Manager, Planning 

__________________________ 
Patti Bridal, CAO 

Date: _____________________ 
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REVIEWED WITH

☐  Corporate Services ☐  Operations ☒  Current Planning 

☐ Bylaw Compliance ☐ Public Works/Airport ☒  Long Range Planning & Sustainability 

☐ Real Estate ☐ Facilities ☐  Building & Licensing 

☐  RCMP ☐ Utilities ☒  Engineering Development Services 

☒  Fire & Rescue Services ☐  Recreation Services ☐  Infrastructure Management 

☐  Human Resources ☐  Parks ☒  Transportation 

☐  Financial Services ☐  Economic Development & Tourism 

☒  COMMITTEE: APC (Apr 25/23) 

☐  OTHER: 

G:\3000-3699  LAND ADMINISTRATION\3090 DEVELOPMENT VARIANCE PERMITS\20 APPLICATIONS\DVP00600\2 PROC\Rpt\230419_mf_ APC 
Rpt_DVP00600.docx 
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THE CORPORATION OF THE CITY OF VERNON

REPORT TO COUNCIL 

SUBMITTED BY: Michelle Austin 
Current Planner, Planning 
Roy Nuriel 
Acting General Manager, Planning

COUNCIL MEETING: REG ☒   COW ☐   I/C ☐
COUNCIL MEETING DATE: May 8, 2023 
REPORT DATE: April 20, 2023 
FILE: ZON00396 (3360-20) 

SUBJECT: ZONING APPLICATION FOR THE RESORT VILLAGES AT PREDATOR RIDGE 

PURPOSE:

To present, for Council’s consideration, an application to rezone portions of several properties from RTCA 
– Resort Commercial and Residential to C10A – Tourist Commercial and Residential to enable the 
development of the envisioned Resort Villages at the Predator Ridge neighbourhood. 

RECOMMENDATION:

THAT Council support Zoning Application 00396 (ZON00396) to rezone: 

 Lot A, Sec 2, Twp 13, ODYD, Plan EPP75906 (45 Village Centre Place – Lodge 4); 
 Lot 1, Sec 2, Twp 13, ODYD, Plan EPP122839 (85 Village Centre Place – Lodge 4); 
 Lot 1, Sec 2, Twp 13, ODYD, Plan KAP72946, Except Plan 75185 (101 Village Centre Court – Village 

Parking Lot); 
 Lot 2, Sec 2, Twp 13, ODYD, Plan KAP72946, Except Plan 73315 (200 Predator Ridge Drive – 

Fitness Centre); 
 Lot 3, Sec 2, Twp 13, ODYD, Plan KAP72946 (100 Mashie Crescent – Sales Centre); 
 Part of Lot A, Sec 2, Twp 13, ODYD, Plan KAP62817, Except Plans KAP65635, KAP72946, 

KAP75798, KAP81729, KAP82178, KAP84871, KAP86772, KAP87620, KAP88596, KAP90147, 
KAP90371, KAP92812, EPP36074, EPP40938, EPP41985, and EPP57158 (Maintenance Yard); 

 Lot B, Sec 2, Twp 13, ODYD, Plan KAP65919 (201 Village Centre Court – Parcels above Peregrine 
Cottages); 

 Part of Lot 5, Sec 2, Twp 13, ODYD, Plan KAP65635 (300 Village Centre Court – Club House);  
 Part of The East ½ of Sec 3, Twp 13, ODYD (Parcel I and Parcel R – Predator Ridge Neighbourhood 

Plan); and 
 Part of The Southwest ¼ of Sec 3, Twp 13, ODYD (Parcel O – Predator Ridge Neighbourhood Plan) 

from RTCA – Resort Commercial and Residential to C10A – Tourist Commercial and Residential and to 
rezone Part of The Southwest ¼ of Sec 3, Twp 13, ODYD from RTCA – Resort Commercial and Residential 
to P5 – Private Park as shown on Attachment 4 and outlined in the report titled “Zoning Application for the 
Resort Villages at Predator Ridge” dated April 20, 2023 and respectfully submitted by the Current Planner 
and Acting General Manager; 

AND FURTHER, that Council not hold a public hearing, pursuant to 464(2) of the Local Government Act, on 
a proposed bylaw to rezone: 

 Lot A, Sec 2, Twp 13, ODYD, Plan EPP75906 (45 Village Centre Place – Lodge 4); 
 Lot 1, Sec 2, Twp 13, ODYD, Plan EPP122839 (85 Village Centre Place – Lodge 4); 
 Lot 1, Sec 2, Twp 13, ODYD, Plan KAP72946, Except Plan 75185 (101 Village Centre Court – Village 

Parking Lot); 
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 Lot 2, Sec 2, Twp 13, ODYD, Plan KAP72946, Except Plan 73315 (200 Predator Ridge Drive – 
Fitness Centre); 

 Lot 3, Sec 2, Twp 13, ODYD, Plan KAP72946 (100 Mashie Crescent – Sales Centre); 
 Part of Lot A, Sec 2, Twp 13, ODYD, Plan KAP62817, Except Plans KAP65635, KAP72946, 

KAP75798, KAP81729, KAP82178, KAP84871, KAP86772, KAP87620, KAP88596, KAP90147, 
KAP90371, KAP92812, EPP36074, EPP40938, EPP41985, and EPP57158 (Maintenance Yard); 

 Lot B, Sec 2, Twp 13, ODYD, Plan KAP65919 (201 Village Centre Court – Parcels above Peregrine 
Cottages); 

 Part of Lot 5, Sec 2, Twp 13, ODYD, Plan KAP65635 (300 Village Centre Court – Club House);  
 Part of The East ½ of Sec 3, Twp 13, ODYD (Parcel I and Parcel R – Predator Ridge Neighbourhood 

Plan); and 
 Part of The Southwest ¼ of Sec 3, Twp 13, ODYD (Parcel O – Predator Ridge Neighbourhood Plan) 

from RTCA – Resort Commercial and Residential to C10A – Tourist Commercial and Residential and to 
rezone Part of The Southwest ¼ of Sec 3, Twp 13, ODYD from RTCA – Resort Commercial and Residential 
to P5 – Private Park; 

AND FURTHER, that Council direct Administration to issue a public notice of initial readings and prepare a 
proposed bylaw to be brought forward for Council’s consideration to rezone: 

 Lot A, Sec 2, Twp 13, ODYD, Plan EPP75906 (45 Village Centre Place – Lodge 4); 
 Lot 1, Sec 2, Twp 13, ODYD, Plan EPP122839 (85 Village Centre Place – Lodge 4); 
 Lot 1, Sec 2, Twp 13, ODYD, Plan KAP72946, Except Plan 75185 (101 Village Centre Court – Village 

Parking Lot); 
 Lot 2, Sec 2, Twp 13, ODYD, Plan KAP72946, Except Plan 73315 (200 Predator Ridge Drive – 

Fitness Centre); 
 Lot 3, Sec 2, Twp 13, ODYD, Plan KAP72946 (100 Mashie Crescent – Sales Centre); 
 Part of Lot A, Sec 2, Twp 13, ODYD, Plan KAP62817, Except Plans KAP65635, KAP72946, 

KAP75798, KAP81729, KAP82178, KAP84871, KAP86772, KAP87620, KAP88596, KAP90147, 
KAP90371, KAP92812, EPP36074, EPP40938, EPP41985, and EPP57158 (Maintenance Yard); 

 Lot B, Sec 2, Twp 13, ODYD, Plan KAP65919 (201 Village Centre Court – Parcels above Peregrine 
Cottages); 

 Part of Lot 5, Sec 2, Twp 13, ODYD, Plan KAP65635 (300 Village Centre Court – Club House);  
 Part of The East ½ of Sec 3, Twp 13, ODYD (Parcel I and Parcel R – Predator Ridge Neighbourhood 

Plan); and 
 Part of The Southwest ¼ of Sec 3, Twp 13, ODYD (Parcel O – Predator Ridge Neighbourhood Plan) 

from RTCA – Resort Commercial and Residential to C10A – Tourist Commercial and Residential and to 
rezone Part of The Southwest ¼ of Sec 3, Twp 13, ODYD from RTCA – Resort Commercial and Residential 
to P5 – Private Park. 

ALTERNATIVES & IMPLICATIONS: 

1. THAT Council support Zoning Application 00396 (ZON00396) to rezone: 

 Lot A, Sec 2, Twp 13, ODYD, Plan EPP75906 (45 Village Centre Place – Lodge 4); 
 Lot 1, Sec 2, Twp 13, ODYD, Plan EPP122839 (85 Village Centre Place – Lodge 4); 
 Lot 1, Sec 2, Twp 13, ODYD, Plan KAP72946, Except Plan 75185 (101 Village Centre Court – 

Village Parking Lot); 
 Lot 2, Sec 2, Twp 13, ODYD, Plan KAP72946, Except Plan 73315 (200 Predator Ridge Drive – 

Fitness Centre); 
 Lot 3, Sec 2, Twp 13, ODYD, Plan KAP72946 (100 Mashie Crescent – Sales Centre); 
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 Part of Lot A, Sec 2, Twp 13, ODYD, Plan KAP62817, Except Plans KAP65635, KAP72946, 
KAP75798, KAP81729, KAP82178, KAP84871, KAP86772, KAP87620, KAP88596, KAP90147, 
KAP90371, KAP92812, EPP36074, EPP40938, EPP41985, and EPP57158 (Maintenance 
Yard); 

 Lot B, Sec 2, Twp 13, ODYD, Plan KAP65919 (201 Village Centre Court – Parcels above 
Peregrine Cottages); 

 Part of Lot 5, Sec 2, Twp 13, ODYD, Plan KAP65635 (300 Village Centre Court – Club House); 
 Part of The East ½ of Sec 3, Twp 13, ODYD (Parcel I and Parcel R – Predator Ridge 

Neighbourhood Plan); and 
 Part of The Southwest ¼ of Sec 3, Twp 13, ODYD (Parcel O – Predator Ridge Neighbourhood 

Plan) 

from RTCA – Resort Commercial and Residential to C10A – Tourist Commercial and Residential and to 
rezone Part of The Southwest ¼ of Sec 3, Twp 13, ODYD from RTCA – Resort Commercial and 
Residential to P5 – Private Park as shown on Attachment 4 and outlined in the report titled “Zoning 
Application for the Resort Villages at Predator Ridge” dated April 20, 2023 and respectfully submitted by 
the Current Planner and Acting General Manager;  

AND FURTHER, that Council hold a public hearing, pursuant to 464(1) of the Local Government Act, on 
a proposed bylaw to rezone: 

 Lot A, Sec 2, Twp 13, ODYD, Plan EPP75906 (45 Village Centre Place – Lodge 4); 
 Lot 1, Sec 2, Twp 13, ODYD, Plan EPP122839 (85 Village Centre Place – Lodge 4); 
 Lot 1, Sec 2, Twp 13, ODYD, Plan KAP72946, Except Plan 75185 (101 Village Centre Court – 

Village Parking Lot); 
 Lot 2, Sec 2, Twp 13, ODYD, Plan KAP72946, Except Plan 73315 (200 Predator Ridge Drive – 

Fitness Centre); 
 Lot 3, Sec 2, Twp 13, ODYD, Plan KAP72946 (100 Mashie Crescent – Sales Centre); 
 Part of Lot A, Sec 2, Twp 13, ODYD, Plan KAP62817, Except Plans KAP65635, KAP72946, 

KAP75798, KAP81729, KAP82178, KAP84871, KAP86772, KAP87620, KAP88596, KAP90147, 
KAP90371, KAP92812, EPP36074, EPP40938, EPP41985, and EPP57158 (Maintenance 
Yard); 

 Lot B, Sec 2, Twp 13, ODYD, Plan KAP65919 (201 Village Centre Court – Parcels above 
Peregrine Cottages); 

 Part of Lot 5, Sec 2, Twp 13, ODYD, Plan KAP65635 (300 Village Centre Court – Club House); 
 Part of The East ½ of Sec 3, Twp 13, ODYD (Parcel I and Parcel R – Predator Ridge 

Neighbourhood Plan); and 
 Part of The Southwest ¼ of Sec 3, Twp 13, ODYD (Parcel O – Predator Ridge Neighbourhood 

Plan) 

from RTCA – Resort Commercial and Residential to C10A – Tourist Commercial and Residential and to 
rezone Part of The Southwest ¼ of Sec 3, Twp 13, ODYD from RTCA – Resort Commercial and 
Residential to P5 – Private Park. 

Note: This alternative allows the public to make representations to Council on the proposed bylaw. 

2. THAT Council not support Zoning Application 00396 (ZON00396) to rezone: 

 Lot A, Sec 2, Twp 13, ODYD, Plan EPP75906 (45 Village Centre Place – Lodge 4); 
 Lot 1, Sec 2, Twp 13, ODYD, Plan EPP122839 (85 Village Centre Place – Lodge 4); 
 Lot 1, Sec 2, Twp 13, ODYD, Plan KAP72946, Except Plan 75185 (101 Village Centre Court – 

Village Parking Lot); 
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 Lot 2, Sec 2, Twp 13, ODYD, Plan KAP72946, Except Plan 73315 (200 Predator Ridge Drive – 
Fitness Centre); 

 Lot 3, Sec 2, Twp 13, ODYD, Plan KAP72946 (100 Mashie Crescent – Sales Centre); 
 Part of Lot A, Sec 2, Twp 13, ODYD, Plan KAP62817, Except Plans KAP65635, KAP72946, 

KAP75798, KAP81729, KAP82178, KAP84871, KAP86772, KAP87620, KAP88596, KAP90147, 
KAP90371, KAP92812, EPP36074, EPP40938, EPP41985, and EPP57158 (Maintenance 
Yard); 

 Lot B, Sec 2, Twp 13, ODYD, Plan KAP65919 (201 Village Centre Court – Parcels above 
Peregrine Cottages); 

 Part of Lot 5, Sec 2, Twp 13, ODYD, Plan KAP65635 (300 Village Centre Court – Club House); 
 Part of The East ½ of Sec 3, Twp 13, ODYD (Parcel I and Parcel R – Predator Ridge 

Neighbourhood Plan); and 
 Part of The Southwest ¼ of Sec 3, Twp 13, ODYD (Parcel O – Predator Ridge Neighbourhood 

Plan) 

from RTCA – Resort Commercial and Residential to C10A – Tourist Commercial and Residential and to 
rezone Part of The Southwest ¼ of Sec 3, Twp 13, ODYD from RTCA – Resort Commercial and 
Residential to P5 – Private Park as shown on Attachment 4 and outlined in the report titled “Zoning 
Application for the Resort Villages at Predator Ridge” dated April 20, 2023 and respectfully submitted by 
the Current Planner and Acting General Manager. 

Note: This alternative would result in all subject lands retaining the RTCA zoning. The RTCA zoning 
allows for less residential and tourist density than the C10A zoning and may not yield enough density 
needed to support neighbourhood commercial centres. 

ANALYSIS: 

A. Committee Recommendations:

At its meeting of April 25, 2023, the Advisory Planning Committee passed the following resolution: 

“(to be cited by the Advisory Planning Committee).”

B. Rationale: 

1. The subject lands are located at the Predator Ridge neighbourhood near the southern boundary of the 
City of Vernon, as generally indicated in Figures 1 and 2 by red ovals.  

2. The subject lands are designated as TCOM – Tourist Commercial (Attachment 1) in the Official 
Community Plan (OCP) and zoned RTCA – Resort Commercial and Residential in Zoning Bylaw 5000 
(Attachments 2 and 3).  

3. The application is to rezone portions of several properties from RTCA to C10A (Attachment 4 and 5) to 
allow for the build-out of future mixed-use village areas in five locations. The application also includes 
rezoning a small portion of RTCA to P5 – Private Park due to the new Predator Ridge Drive collector 
alignment (Attachment 4). The total area that would be rezoned is estimated at 15.43ha (38.14ac). 
Predator Ridge is aiming for a higher density building form and a mix of supporting commercial uses 
and amenities consistent with a resort village for both short-term tourist and permanent residence 
(Attachment 6). 

4. The C10A zoning is consistent with the OCP TCOM designation. This designation supports tourist-
oriented uses such as hotels, restaurants and shops, as well as full and part time residential living.  
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5. Table 1 (on the following page) highlights the main differences between the RTCA zone and the 
proposed C10A zone. These two zones are similar in that they both provide for a mix of commercial and 
residential uses. The primary difference is that the C10A zone allows for higher residential and tourist 
accommodation densities. Unlike the RTCA zone, the C10A zone does not have a unit per lot area cap 
and allows for greater height. 

Figure 1: Property Location Map

Figure 2: Aerial View of Property
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Current RTCA Zone Proposed C10A Zone 

Primary Uses
(this table only 
highlights allowed 
uses that differ 
between the two 
zones) 

Community recreation centres 
Emergency protective services 
Exhibition and convention facilities 
Health services 
Hostels 
Non-accessory parking 
Offices 

Brewing or distilling, Class A 
Drive-through services 
Duplex housing 
Duplex tourist housing 
Employee housing, self contained 
dwelling 

Secondary Uses
(this table only 
highlights allowed 
uses that differ 
between the two 
zones)

Brewing or distilling, Class A 
Gaming facilities 
Marinas 

Bed & breakfast homes 
Carnival 
Marina equipment rentals 
Marina sani-dump facilities 
Offices 
Residential security/operator unit

Max. FSR 3.0 Commercial 2.0 commercial 
5.0 apartment housing, tourist and 
apartment housing and hotels

Max. Gross Density 30 units /ha N/A 

Max. Site Coverage N/A 60% 
85% with impermeable surfaces

Max. Height 24.0m 15.0m 
30.0m apartment housing, tourist 
and apartment housing and hotels

Min. Front Yard 0.0m 4.5m 
0.0m ground floor commercial

Min. Side Yard 0.0m 
2.0m flanking street 
4.5m adjacent to residential, 
agricultural or institutional zone

3.0m 
4.5m flanking street 
0.0m ground floor commercial 

Min. Rear Yard 4.0m 
6.0m adjacent to residential 
designation or zone 

3.0m 
0.0m ground floor commercial 
4.5m adjacent to residential 
designation or zone 

Table 1: Comparison of RTCA and C10A Zones 

6. The 2016 Predator Ridge Neighbourhood Plan (Attachment 7) has planned for several tourist 
commercial areas to serve the community, including Predator Village, Meadows Landing and Outlook 
Crossing. These areas are intended to create vibrant, pedestrian friendly resort commercial areas that 
remain active throughout the day and evening. Permitted uses include hotels, restaurants, retail spaces, 
cafés, commercial recreation, entertainment venues and civic gathering spaces. An allowable increase 
in residential and tourist density in proximity to commercial uses would increase the viability of the 
business ventures.  

7. Administration supports the application to rezone the subject lands from RTCA to C10A for the following 
reasons: 

 The Regional Growth Strategy (RGS) designates the Predator Ridge Neighbourhood as a 
“Growth Area”, fully serviced with community water and sewer systems and can accommodate 
a broad range of urban land uses at urban densities. 
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 The proposed zone is consistent with the OCP TCOM designation. This designation supports 
tourist-oriented uses such as hotels, restaurants and shops, as well as full and part time 
residential living. 

 The proposal is supported by the Predator Ridge Neighbourhood Plan. 
 The proposed P5 zoning change resolves a boundary inconsistency arising from the alignment 

of the newly constructed portion of Predator Ridge Drive.  

C. Attachments: 

Attachment 1 – Existing Land Use Plan (OCP Map) 
Attachment 2 – Existing Zoning Plan 
Attachment 3 – RTCA Zoning Regulations   
Attachment 4 – Proposed Zoning Maps  
Attachment 5 – C10A Zoning Regulations 
Attachment 6 – Rezoning Request Rationale 
Attachment 7 – Sec 4.1 Tourist Commercial – Predator Ridge Neighbourhood Plan 

D. Council’s Strategic Plan 2019 – 2022 Goals/Action Items:

The subject application involves the following goals/actions items in Council’s Strategic Plan 2019 – 2022: 

 Work towards a sustainable Vernon – environmentally, economically and socially 
 Promote mixed use development 
 Support economic development initiatives that attract skilled labour to the area 

E. Relevant Policy/Bylaws/Resolutions: 

1. Regional Growth Strategy Bylaw 2500 

 The subject property is located within a Growth Area. 

2. Official Community Plan Bylaw 5470 

 The subject lands are designated as Tourist Commercial (Section 8) 
 Section 29.0 Development Permit Area #3 (Hillside Residential and Agricultural District)  
 Section 29.41 – 29.123 Predator Ridge Neighbourhood Plan Area 
 The subject properties are located within a Medium Environmental Management Area. 
 The subject properties are located within Fire Interface Areas 2 and 3 

3. Zoning Bylaw 5000 

 Section 10.10a – C10A Zoning 
 Section 10.13a – RTCA Zoning 
 Section 4.15.1 – The subject properties contain slopes ≥ 30% 

4. Local Government Act: 

 Division 3 – Public Hearings on Planning and Land Use Bylaws 
 Sec 464 – Requirement for a public hearing before adopting a bylaw 

A local government is not required to hold a public hearing on a proposed rezoning bylaw if an 
OCP is in effect for the area that is the subject of the zoning bylaw and the bylaw is consistent 
with the OCP 
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BUDGET/RESOURCE IMPLICATIONS:

N/A 

Prepared by:  Approved for submission to Council: 

X 
Michelle Austin 
Current Planner, Planning 

X 
Roy Nuriel 
Acting General Manager, Planning 

REVIEWED WITH

☐  Corporate Services ☐  Operations ☒  Current Planning 

☐ Bylaw Compliance ☐ Public Works/Airport ☒  Long Range Planning & Sustainability 

☒ Real Estate ☐ Facilities ☐  Building & Licensing 

☐  RCMP ☐ Utilities ☐  Engineering Development Services 

☐  Fire & Rescue Services ☐  Recreation Services ☐  Infrastructure Management 

☐  Human Resources ☐  Parks ☐  Transportation 

☐  Financial Services ☐  Economic Development & Tourism 

☒  COMMITTEE:  APC (Apr. 25/2023) 

☐  OTHER: RDNO Parks, Recreation and Culture 

G:\3000-3699  LAND ADMINISTRATION\3360 ZONING AND REZONING\20 Applications\ZON00396\2 PROC\Rpt\APC Rpt\230420_rn_ma_APC Rpt_ZON00396.docx 

__________________________ 
Patti Bridal, CAO 

Date: _____________________ 
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THE CORPORATION OF THE CITY OF VERNON 

REPORT TO COUNCIL 

SUBMITTED BY: Michelle Austin 
Current Planner, Planning 

COUNCIL MEETING: REG ☒   COW ☐   I/C ☐
COUNCIL MEETING DATE: May 8, 2023 
REPORT DATE: April 20, 2023 
FILE:  3360-20 (ZON00390) / 3090-20 (DVP00587)

SUBJECT: ZONING AND DEVELOPMENT VARIANCE PERMIT APPLICATIONS FOR 
3501 11TH STREET 

PURPOSE:

To present for Council’s consideration zoning and development variance permit applications for the property 
located at 3501 11th Street in anticipation of subdivision. 

RECOMMENDATION:

THAT Council support Zoning Application 00390 (ZON00390) to rezone Lot 1, Sec 2, TWP 8, ODYD, Plan 
21198 (3501 11th Street) from R2 – Large Lot Residential to R3 – Medium Lot Residential as outlined in the 
report titled “Zoning and Development Variance Permit Applications for 3501 11th Street” dated 
April 20, 2023 and respectfully submitted by the Current Planner;  

AND FURTHER, that Council not hold a public hearing, pursuant to 464(2) of the Local Government Act, on 
a proposed bylaw to rezone Lot 1, Sec 2, TWP 8, ODYD, Plan 21198 (3501 11th Street) from R2 – Large 
Lot Residential to R3 – Medium Lot Residential; 

AND FURTHER, that Council direct Administration to issue a public notice of initial readings and prepare a 
proposed bylaw to be brought forward for Council’s consideration to rezone Lot 1, Sec 2, TWP 8, ODYD, 
Plan 21198 (3501 11th Street) from R2 – Large Lot Residential to R3 – Medium Lot Residential; 

AND FURTHER, that Council support Development Variance Permit Application 00587 (DVP00587) to vary 
Zoning Bylaw 5000 for Lot 1, Sec. 2, TP 8, ODYD, Plan 21198 (3501 11th Street) by: 

a) Varying Section 9.4.5, minimum rear yard, from 6m to 3.15m for the existing house on proposed 
Lot 1. 

ALTERNATIVES & IMPLICATIONS: 

1. THAT Council support Zoning Application 00390 (ZON00390) to rezone Lot 1, Sec 2, TWP 8, ODYD, 
Plan 21198 (3501 11th Street) from R2 – Large Lot Residential to R3 – Medium Lot Residential as 
outlined in the report titled “Zoning and Development Variance Permit Applications for 3501 11th Street” 
dated April 20, 2023 and respectfully submitted by the Current Planner; 

AND FURTHER, that Council hold a public hearing, pursuant to 464(1) of the Local Government Act, on 
a proposed bylaw to rezone Lot 1, Sec 2, TWP 8, ODYD, Plan 21198 (3501 11th Street) from R2 – Large 
Lot Residential to R3 – Medium Lot Residential; 

AND FURTHER, that Council support Development Variance Permit Application 00587 (DVP00587) to 
vary Zoning Bylaw 5000 for Lot 1, Sec. 2, TP 8, ODYD, Plan 21198 (3501 11th Street) by: 
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a) Varying Section 9.4.5, minimum rear yard, from 6m to 3.15m for the existing house on proposed 
Lot 1. 

Note: This alternative allows the public to make representations to Council on the proposed bylaw. 

2. THAT Council not support Zoning Application 00390 (ZON00390) to rezone Lot 1, Sec. 2, TP 8, ODYD, 
Plan 21198 (3501 11th Street) from R2 – Large Lot Residential to R3 – Medium Lot Residential as 
outlined in the report titled “Zoning and Development Variance Permit Applications for 3501 11th Street” 
dated April 20, 2023 and respectfully submitted by the Current Planner; 

AND FURTHER, that Council not support Development Variance Permit Application 00587 (DVP00587) 
to vary Zoning Bylaw 5000 for Lot 1, Sec. 2, TP 8, ODYD, Plan 21198 (3501 11th Street), as follows: 

a) Varying Section 9.4.5, minimum rear yard, from 6m to 3.15m for the existing house located at 
3501 11th Street.  

Note: This alternative does not support the rezoning and variance applications and prevents the 
subdivision from moving ahead as proposed. Given that the parcel provides sufficient area and width 
under the R2 zoning, the owner could demolish the house and apply to subdivide the lot into two lots 
without the need for rezoning or variance approval. 

ANALYSIS:  

A. Committee Recommendations:

At its meeting of April 25, 2023, the Advisory Planning Committee passed the following resolution: 

“(to be cited by the Advisory Planning Committee).”

B. Rationale: 

1. The subject property is located at 
3501 11th Street (Figures 1 and 2) 
and has a total area of 1,241.6m2. 
There is currently one single 
detached dwelling and one 
accessory building located on the 
property (Attachment 1). 

2. The subject property is designated 
as Residential Low Density (RLD) in 
the Official Community Plan (OCP) 
(Attachment 2) and zoned R2 – 
Large Lot Residential (Attachments 
3 and 4).

3. The application is to rezone the 
property from R2 to R3 – Medium 
Lot Residential (Attachment 5).  

Figure 1: Property Location Map 
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4. If the rezoning is successful, the 
applicant intends to subdivide the 
property into two lots with the single 
detached house to remain on the 
west lot (Proposed Lot 1) and a 
single detached house to be built on 
the east lot (Proposed Lot 2) 
(Attachments 6 and 7).   

5. Before a subdivision can be 
considered, a variance would be 
required for the existing house to a 
proposed rear property line. If 
Council directs Administration to 
prepare a rezoning bylaw for initial 
readings, Development Variance Permit Application 00587 (DVP00587) will be brought forward 
concurrently for Council’s consideration and public input to vary Section 9.4.5, minimum rear yard, from 
6m to 3.15m for the existing house on proposed Lot 1. 

6. The lot has sufficient area and width to subdivide under the existing R2 zoning, however the siting of the 
house prevents this. A below grade garage forms part of the house, extending out the back. The roof of 
the garage is slightly above grade and acts as a deck for this house as well. In order to retain the house 
and garage and subdivide the property, the approach is to rezone to R3, which has a lesser minimum 
lot area requirement, and vary the rear yard setback from the existing house/garage to a future lot line.  

7. Under the current R2 zoning, alternative development opportunities available to increase the density of 
the lot include: 

 The house could be demolished, an application made to subdivide and (upon subdivision 
approval) two new homes built; 

 A secondary suite could be added to the house; or 
 A detached secondary suite could be built. 

The owner does not wish to pursue any of the above.  

8. Table 1 below compares the existing and proposed zoning regulations, which are both consistent with 
the property’s RLD OCP designation. These zones have the same housing form, density, coverage, and 
side and flanking street setbacks. The R3 regulations are lesser with regard to lot area, lot width and 
front and rear setbacks (differences are highlighted in red text). 

Table 1: Zoning Comparison 

Existing R2 Proposed R3
Housing Form Single Detached Housing (SDH) SDH
Max. Density 1 SDH per lot 

(and a secondary suite)
1 SDH per lot 
(and a secondary suite)

Min. Lot Area 557m2 450m2

Min. Lot Width 18m 14m interior lot/16m corner lot
Site Coverage 40% (50% with impermeable) 40% (50% with impermeable) 
Height 10m 10m
Front Yard 5m 4.5m
Side Yard 1.5m 1.5m 
Flanking Street 5m 5m
Rear Yard 7.5m 6m 

Figure 2: Aerial View of Property 
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9. Administration supports the rezoning and variance applications for the following reasons: 

a) The parcel is sufficiently large and wide for subdivision under the R2 zoning; however, siting of 
the house is disadvantageous to subdividing the property into equal halves; 

b) The proposal is consistent with the form and character of the neighbourhood, which is 
represented by single-family development, including some infill; and 

c) The infill proposal increases density on an underutilized parcel of land within the urban part of 
the City and uses existing infrastructure and community services more efficiently. 

C. Attachments: 

Attachment 1 – Photos 
Attachment 2 – OCP Map 
Attachment 3 – Zoning Map 
Attachment 4 – R2: Large Lot Residential Zone 
Attachment 5 – R3: Medium Lot Residential Zone  
Attachment 6 – Applicant Rationale 
Attachment 7 – Site and Subdivision Plan 

D. Council’s Strategic Plan 2019 – 2022 Goals/Action Items:

The subject application involves the following goals/actions items in Council’s Strategic Plan 2019 – 2022: 

 N/A 

E. Relevant Policy/Bylaws/Resolutions: 

1. Official Community Plan Bylaw 5470: 
 OCP Designation – Residential Low Density (RLD) 
 Development District – 2 Neighbourhood 

2. Zoning Bylaw 5000: 
 Sec. 9.4 R3: Medium Lot Residential 

3. Local Government Act: 
 Division 3 – Public Hearings on Planning and Land Use Bylaws 
 Sec. 464 – Requirement for a public hearing before adopting a bylaw 

A local government is not required to hold a public hearing on a proposed rezoning bylaw if an 
OCP is in effect for the area that is the subject of the zoning bylaw and the bylaw is consistent with 
the OCP. 

BUDGET/RESOURCE IMPLICATIONS:

N/A 
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Prepared by:  Approved for submission to Council: 

X 
Michelle Austin 
Current Planner, Planning 

X 
Roy Nuriel 
Acting General Manager, Planning 

REVIEWED WITH

☐  Corporate Services ☐  Operations ☒  Current Planning 

☐ Bylaw Compliance ☐ Public Works/Airport ☐  Long Range Planning & Sustainability 

☐ Real Estate ☐ Facilities ☐  Building & Licensing 

☐  RCMP ☐ Utilities ☐  Engineering Development Services 

☐  Fire & Rescue Services ☐  Recreation Services ☐  Infrastructure Management 

☐  Human Resources ☐  Parks ☐  Transportation 

☐  Financial Services ☐  Economic Development & Tourism 

☒  COMMITTEE:  APC (Apr. 25/23) 

☐  OTHER: 

G:\3000-3699  LAND ADMINISTRATION\3360 ZONING AND REZONING\20 Applications\ZON00390\2 PROC\Rpt\APC 
Report\230420_ma_APC_Rpt_ZON00390_DVP00587.docx 

__________________________ 
Patti Bridal, CAO 

Date: _____________________ 
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