
CORPORATION OF THE CITY OF VERNON 
                   
 

ADVISORY PLANNING COMMITTEE 
 

TUESDAY, JULY 21, 2020 @ 4 P.M. 
 

OKANAGAN LAKE ROOM 
 

A G E N D A  
 

 

 
1) ADOPTION OF AGENDA 
 
2) ADOPTION OF MINUTES 
 

July 7, 2020 (attached) 
 
3) NEW BUSINESS: 

 
a) DVP00488 – Development Variance Permit for 7210 Tronson Road 

 
b) ZON00352 – Rezoning application for 3405 27th Street 

 
c) 6450 – Zoning Bylaw Text Amendment for I1: Light Industrial Zone 

 
d) ZON00347/LUC00016 – Rezoning and Land Use Contract Discharge for 2724 

Howser Place 
 

4) INFORMATION ITEMS: 
 
a) The Staff Liaison reviewed APC related items discussed at the July 20, 2020 

Council meeting. 
 

5) DATE OF NEXT MEETING: 
 

The next meeting is to tentatively scheduled for Tuesday, August 18, 2020. 
 

6) ADJOURNMENT 

 



 
 

 

THE CORPORATION OF THE CITY OF VERNON 
 

MINUTES OF ADVISORY PLANNING COMMITTEE MEETING 
 

HELD 
 

TUESDAY, JULY 7, 2020 
 

PRESENT: 
 
 

 
 
 
 
 
 
 
 
 
 

ABSENT: 
 
 
 
 

STAFF: 
 

 
 

VOTING 
Doug Neden 
Phyllis Kereliuk 
Mark Longworth 
Bill Tarr 
Jamie Paterson 
Lisa Briggs 
Harpreet Nahal 
Don Schuster 
 
NON-VOTING 
Mayor Cumming (Alternate Member) 
 
Councillor Mund (Appointed Member) 
Larry Lundgren 
Monique Hubbs-Michiel 
Joshua Lunn 
 
Craig Broderick, Manager, Current Planning/Staff Liaison 
Keltie Chamberlain, Planning Assistant 
Ed Stranks, Manager, Engineering Development 
Janice Nicol, Legislative Committee Clerk 
 

ORDER The Chair called the meeting to order at 4:03 p.m. 

ADOPTION OF 
AGENDA 

Moved by Don Schuster, seconded by Phyllis Kereliuk; 
 

THAT the Advisory Planning Committee agenda for July 
7, 2020 be adopted. 
 
CARRIED. 

 
ADOPTION OF 
MINUTES 

Moved by Jamie Paterson, seconded by Harpreet Nahal;  
 

THAT the minutes for the Advisory Planning Committee 
meeting of June 23, 2020 be adopted.  
 

 CARRIED. 



ADVISORY PLANNING COMMITTEE MINUTES JULY 7, 2020 

2 
 

 NEW BUSINESS: 

DEVELOPMENT 
VARIANCE PERMIT 
APPLICATION – 7449 
BROOKS LANE 

The Planning Assistant reviewed the development variance 
application (DVP00479) at 7449 Brooks Lane. The Committee 
noted the following: 
 

 The applicant’s rationale for the fencing due to safety 
concerns is unwarranted and offensive 

 Suggestion that the City should explore options to get 
the continuation of the multi-use pathway 

 The Committee noted that this is not the first time this 
applicant’s agent has applied for a variance after 
construction has started 

 Exception and offense is taken with the applicant’s 
usage of words addressing safety concerns 

 Crime statistics do not match the data for this area 
 The concrete fence posts look out of place and are not 

consistent with the neighbourhood. 
 
 

 Moved by Doug Neden , seconded by Lisa Briggs; 
 

THAT the Advisory Planning Committee recommends that 
Council NOT support Development Variance Permit 
Application #DVP00479 to vary Sections 6.5.1 and 6.5.7 
of Zoning Bylaw #5000 to allow an over-height fence 
constructed over 1.2m in height in the front yard on 
Osoyoos Division Yale District Lease / Permit / Licence 
#347139, All That Unsurveyed Crown Foreshore Being 
Part of the Bed of Okanagan Lake and Fronting on LT 3, 
SEC 19 and 30, TP 9, PL 11990 Except Plan 16472 for 
Private Moorage Purposes (7449 Brooks Lane): 
 
AND FURTHER, that the applicant be directed to work 
with staff to find an alternative solution. 
 
CARRIED, with Don Schuster and Jamie Paterson 
opposed. 
 
 

INFORMATION ITEMS The Manager, Current Planning reviewed the following APC 
related applications discussed at the June 29th, 2020, Special 
Council meeting: 
 

 I4 Zoning Bylaw Text Amendment – received 1st and 
2nd readings, PH scheduled for July 20, 2020 
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 HRA00006 – Heritage Revitalization Amendment 
Agreement for 2301 32nd Street – PH completed, 
received 3rd reading 

 ZON00348 – 2103 39th Street – PH completed, received 
3rd reading. 
 

NEXT MEETING The next meeting of the Advisory Planning Committee is to 
tentatively scheduled for Tuesday, July 21, 2020. 

 
ADJOURNMENT The meeting of the Advisory Planning Committee adjourned at:  

4:40 p.m. 
 

 CERTIFIED CORRECT: 
 
 
________________________ 
Chair 
 

 

















































































THE CORPORATION OF THE CITY OF VERNON 

REPORT TO COUNCIL 

SUBMITTED BY: Carie Liefke, Planning Assistant COUNCIL MEETING: REG ☒   COW ☐   I/C ☐
COUNCIL MEETING DATE: June 22, 2020 
REPORT DATE: August 17, 2020 
FILE:  ZON00347 and LUC00016 

SUBJECT: REZONING AND LAND USE CONTRACT DISCHARGE APPLICATIONS FOR  
2724 HOWSER PLACE

PURPOSE:

To review the rezoning and land use contract discharge applications on the property located at 2724 Howser 
Place in order to allow low-density multi-family development. 

RECOMMENDATION:

THAT Council support the application (LUC00016) to discharge Bylaw #2623, being Land Use Contract 
(LTO #N1421), from the title of Lot A District Lot 66 ODYD Plan 34882 (2724 Howser Place) to allow all 
current bylaws to be applied to development of the subject property; 

AND FURTHER, that Council support the application (ZON00347) to rezone Lot A District Lot 66 ODYD 
Plan 34882 (2724 Howser Place) from R2 – Large Lot Residential to R5 – Four-plex Housing Residential in 
order to allow up to 30 units per hectare to be developed on the subject property; 

AND FURTHER, that Council’s support of ZON00347 is subject to the following: 

a) Prior to final adoption of the rezoning bylaw, the multi-family Development Permit be ready to be 
issued and that any required variance to Zoning Bylaw #5000, as amended, be evaluated by 
Council and approved if appropriate. 

ALTERNATIVES & IMPLICATIONS: 

1. THAT Council support the application (LUC00016) to discharge Bylaw #2623, being Land Use Contract 
(LTO #N1421), from the title of Lot A District Lot 66 ODYD Plan 34882 (2724 Howser Place) to allow all 
current bylaws to be applied to development of the subject property; 

AND FURTHER, that Council not support the application (ZON00347) to rezone Lot A District Lot 66 
ODYD Plan 34882 (2724 Howser Place) from R2 – Large Lot Residential to R5 – Four-plex Housing 
Residential.  

Note:  This alternative supports the requested Land Use Contract discharge but does not support the 
requested rezoning amendment. As a result, the land would need to be developed in accordance with 
the R2 – Large Lot Residential zoning district. 

ANALYSIS:  

A. Committee Recommendations:

At its meeting of July 21, 2020, the Advisory Planning Committee passed the following resolution: 

………… 
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B. Rationale: 

1. The subject property is located at 2724 Howser Place 
(Figures 1 and 2).  The land has been designated as 
Residential Low Density (RLD) within the Official 
Community Plan and is in the R2 – Large Lot 
Residential zoning district of Zoning Bylaw #5000 
(Attachment 1).  The land is also subject to the 
provisions of Land Use Contract N1421 (Attachment 2).

2. The land originally comprised two lots, Lot 6 Plan 
33321 and Lot 3 Plan 33826, which were consolidated 
in 1984 to create the existing Lot A Plan 34882 
(Attachment 3).  The current lot is 2,405m2 in size and 
developed with a single family dwelling with a detached 
garage. 

3. The applicant has proposed to discharge the Land Use 
Contract and rezone the land from R2 – Large Lot 
Residential to R5 – Four-Plex Housing Residential in 
order to facilitate a future multi-family development.  
The R5 zoning district would permit a maximum of 30 
dwelling units per hectare; the total lot area is 2,405m2

therefore a maximum of 7 dwelling units could be 
constructed. 

4. If the land is successfully rezoned to the R5 zoning 
district and the Land Use Contract discharged, the 
applicant intends to subdivide the property into two lots. 
Proposed Lot 1 would be approximately 834m2 and the 
existing single family dwelling would be retained. The 
remainder lot would be approximately 1,571m2 and 
would be developed with a maximum of 4 dwelling 
units. Two site plan options for the multi-family site 
have been submitted for review (Attachment 4), with the 
developer preferring Option A.  Option A is for a four-plex whereas Option B is for two semi-detached 
buildings.  Should it be deemed necessary, a restrictive covenant could be registered on title to restrict 
the primary uses permitted on the site (i.e. allow single detached, semi-detached, three-plex housing, 
etc. but not permit other uses). 

5. The broader neighbourhood currently consists of several multi-family developments (i.e. Grace Lands 
at 2710 Allenby Way, Vernon Native Housing at 5545 27th Avenue, and Bella Vista Villa at 3020 Allenby 
Way), though all properties on Howser Place currently consist of only single family dwellings.  

6. The proposed multi-family infill development can be added to this neighbourhood in a manner that is 
respectful to the existing single family homes.  Through the development permit process, the City can 
ensure that the buildings are designed to relate to the existing neighbourhood in terms of scale, building 
orientation and character.  It is recommended that a Development Permit be ready to be issued prior to 
adoption of the rezoning bylaw. 

7. The property is located within one kilometre of shopping (150m), parks (600m), and schools (925m), 
therefore the site is suitably located for sensitive infill development. 

Figure 1: Location Map

Figure 2: Aerial Photo
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8. The land has road frontage on Howser Place and Allenby Way.  All future development would be 
required to have access from Howser Place only in accordance with Subdivision and Development 
Servicing Bylaw #3843 Schedule B. 

9. Land use contracts were widely used in B.C. from 1971 to 1977. They essentially formed site specific 
zoning and development regulations. The use of land use contracts was discontinued in 1977. 

Under Bill 17, the Miscellaneous Statutes Amendment Act 2014, all land use contracts in the Province 
will be automatically terminated and deemed to be discharged from title and, as of June 30, 2024, any 
remaining land use contracts on title would have no legal binding force or effect. There are numerous 
land use contracts in place within the City of Vernon. Administration has been working with applicants 
to discharge the land use contracts as those properties come forward for redevelopment or 
improvements, such as the subject application.  

10. Administration supports the discharge of the Land Use Contract and the rezoning amendment for the 
following reasons: 

a) Provincial legislation will terminate all Land Use Contracts in the province on June 30, 2024; 

b) Rezoning the subject property from R2 to R5 conforms to the OCP Future Land Use designation 
of Residential Low Density, and 

c) Details concerning building siting and design would be addressed final to bylaw adoption during 
the Development Permit review process. 

C. Attachments: 

Attachment 1 – Zoning Bylaw #5000: R2 – Large Lot Residential zoning district 
R5 – Four-Plex Housing Residential zoning district 

Attachment 2 – Land Use Contract N1421 
Attachment 3 – Lot A Plan 34882 consolidation subdivision plan 
Attachment 4 – Preliminary development plans 

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: 

 Promote transit oriented housing and mixed use development 

E. Relevant Policy/Bylaws/Resolutions: 

1. Official Community Plan 

7.3 Support the development of the City Centre District, neighbourhood centres, and designated 
multiple family areas to the densities outlined in the OCP to build compact, complete 
neighbourhood areas within the community and to achieve the maximum use of municipal 
infrastructure. 

BUDGET/RESOURCE IMPLICATIONS:

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

Carie Liefke 
Planning Assistant 

Kim Flick 
Director, Community Infrastructure and Development 

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: 

☐  OTHER: 

G:\3000-3699  LAND ADMINISTRATION\3360 ZONING AND REZONING\20 APPLICATIONS\ZON00347\2 
PROC\Rpt\200716_cl_APC_Rpt_ZON00347-LUC00016.docx 

__________________________ 
Will Pearce, CAO 

Date: _____________________ 
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HIJMRMRK WLI SYIUEPP XVI$ EFOSJTY ERH SJTF DPVFRBHF& 

 @LI EFSYI RSWIH SUCEJVJSJPO ERH EFVFMPQNFOT UIKXPEWMSRV VLEPP FI ETTPMIH WS 
IEGL VWUEWE MPT ZMWLMR WLI VWUEWE TPER& 

 3 QMRMQXQ EUIE SJ *-Q
*
 SJ QRJVBTF PQFO SQBDF VLEPP FI TUSYMHIH TIU EWFMMJOH& 

 BLIUI EFVFMPQNFOT LEV EGGIVV WS E UIEU MBOF$ YILMGXPEU EGGIVV WS WLI 
EFVFMPQNFOT MV SRP\ TIUQMWWIH JUSQ WLI UIEU MBOF& 

 7SU SFOJPRS BSSJSTFE IPUSJOH# SFOJPRS IPUSJOH BOE SFOJPRS SUQQPRTJVF 
IPUSJOH# E VEJI HUST%SJJ EUIE JSU TEWUSRV VLEPP FI TUSYMHIH SR WLI SJTF%

 7SU VWUEWE HIYIPSTQIRWV$ GSQQSR UIGUIEWMSR FXMPHMRKV$ JEGMPMWMIV ERH EQIRMWMIV QE\ 
FI MRGPXHIH MR WLI VWUEWE TPER& >IGUIEWMSREP FXMPHMRKV VLEPP FI WUIEWIH EV SFDPOEBRY
CUJMEJOHS JSU WLI TXUTSVI SJ HIWIUQMRMRK WLI IFJHIT ERH SFTCBDLS SJ WLI CUJMEJOH
EV VTIGMJMIH MR IEGL ZPOF& 

 7SU QXPWM%XRMW UIVMHIRWMEP LSXVMRK$ SRI PGGJDF QE\ FI STIUEWIH JSU WLI VSXP TXUTSVI 
SJ WLI QEREKIQIRW ERH STIUEWMSR SJ WLI QXPWM%XRMW UIVMHIRWMEP EFVFMPQNFOT& 

 9R EHHMWMSR WS WLI UIKXPEWMSRV PMVWIH EFSYI$ SWLIU UIKXPEWMSRV QE\ ETTP\& @LIVI 
MRGPXHI WLI KIRIUEP EFVFMPQNFOT UIKXPEWMSRV SJ ?IGWMSR , "VIGSRHEU\ 
EFVFMPQNFOT$ YBRES$ TUSNIGWMSRV MRWS YBRES$ PMKLWMRK$ EKUMGXPWXUEP VIWFEGOV$ IWG&#2 
WLI VTIGMJMG XVI UIKXPEWMSRV SJ ?IGWMSR -2 WLI MBOESDBQJOH ERH JIRGMRK TUSYMVMSRV SJ 
?IGWMSR .2 ERH$ WLI TEUOMRK ERH PSEHMRK UIKXPEWMSRV SJ ?IGWMSR /&

 3V TIU ?IGWMSR ,&)(&* % 3PP CUJMEJOHS ERH STRUDTURFS$ FXDMUEJOH QFRJNFTFR GFODJOH 
!HBREFO WBMMS BOE GFODFS" SR MPTS BCUTTJOH 5MW\ >SEHV EV MHIRWMJMIH SR ?GLIHXPI 
_4_ VLEPP RSW FI VMWIH GPSVIU WS WLI 5MW\ >SEH WLER WLI VIWFEGO EV TIU WLI ETTUSTUMEWI 
]SRI QIEVXUIH JUSQ WLI SJJVIW >MKLWV SJ BE\ EV MPPXVWUEWIH SR ?GLIHXPI ^4_&  

 !+?5-> '&&$"
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