
CORPORATION OF THE CITY OF VERNON 
                   
 

ADVISORY PLANNING COMMITTEE 
 

TUESDAY, AUGUST 18, 2020 @ 4 P.M. 
 

OKANAGAN LAKE ROOM 
 

A G E N D A  
 

 

 
1) ADOPTION OF AGENDA 
 
2) ADOPTION OF MINUTES 
 

August 4, 2020 (attached) 
 
3) NEW BUSINESS: 

 
a) LUC00017 – Land Use Variance Application for 9239 Kokanee Road 

 
b) ZON00354 – Zoning Text Amendment Bylaw #5817, 2020 (Home Based 

Businesses) and Sign Bylaw Text Amendment Bylaw #5818. 
 

4) INFORMATION ITEMS: 
 
 

5) DATE OF NEXT MEETING: 
 

The next meeting is to tentatively scheduled for Tuesday, September 15, 2020. 
 

6) ADJOURNMENT 

 



 
 

 

THE CORPORATION OF THE CITY OF VERNON 
 

MINUTES OF ADVISORY PLANNING COMMITTEE MEETING 
 

HELD 
 

TUESDAY, AUGUST 4, 2020 
 

PRESENT: 
 
 

 
 
 
 
 
 
 
 
 

ABSENT: 
 
 
 
 

STAFF: 
 

 

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

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

ADOPTION OF 
AGENDA 

Moved by Monique Hubbs-Michiel, seconded by Harpreet 
Nahal; 
 

THAT the Advisory Planning Committee agenda for 
August 4, 2020 be adopted. 
 
CARRIED. 

 
ADOPTION OF 
MINUTES 

Moved by Doug Neden, seconded by Phyllis Kereliuk;  
 

THAT the minutes for the Advisory Planning Committee 
meeting of July 21, 2020 be adopted.  
 

 CARRIED. 
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 NEW BUSINESS: 

DEVELOPMENT 
VARIANCE PERMIT 
APPLICATION – 7449 
BROOKS LANE 

The Manager, Current Planning reviewed the development 
variance application (DVP00487) at 7449 Brooks Lane.  The 
Committee noted the following: 
 

 Applicant has a three car garage attached to the 
home, this would be an addition to that. 

 If approved, would be an improvement to what is 
existing. 

 
 Moved by Doug Neden, seconded by Bill Tarr; 

 
THAT the Advisory Planning Committee recommends that 
Council support Development Variance Permit Application 
#DVP00487 to vary sections of Zoning Bylaw #5000 to 
complete structural changes to an existing non-conforming 
structure 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) as 
follows: 

 
a) Section 4.5.4 to permit a secondary building in a front 

yard; 
b) Section 4.5.9 to permit a secondary building on an 

interior lot closer than 18.0m to the front lot line when 
it does not comply with the side yard requirements for 
a primary building; and 

c) Section 9.7.6 to reduce the minimum side yard setback 
from 2.5m to 1.41m  

 
AND FURTHER, that the site plan and building elevations 
as shown in Attachment 1 and 2, and outlined in the 
report titled “Development Variance Permit Application for 
7449 Brooks Lane” dated July 30, 2020 and submitted by 
the Planning Assistant, Current Planning and Economic 
Development, be attached to and form part of the 
Development Variance Permit DVP00487. 

 
CARRIED. 
 

REZONING 
APPLICATION – 1800 
32nd STREET 

The Manager, Current Planning reviewed the rezoning  
application (ZON00357) at 1800 32nd Street. The Committee 
noted the following: 
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 The need for the requirement of ‘development permit 
issuance prior to adoption’ as part of the resolution was 
questioned.  This requirement seems to apply to smaller 
projects exclusively and inhibits development flow.  It 
may be better to let the market decide what is eventually 
built on the property.  If the requirement stays as part of 
the resolution, it was suggested that applicant needs to 
apply for a building permit as well, as part of the 
development permit process. 

 
 Moved by Monique Hubbs-Michiel, seconded by Jamie 

Paterson; 
 

THAT that Advisory Planning Committee recommends 
that Council support the application to rezone Blk 10, Pl 
225, DL 73, ODYD (1800 32nd Street) from R2: Large Lot 
Residential to RM2: Multiple Housing Residential to 
develop four residential rental units at 1800 32nd Street;  

  
AND FURTHER, that Council’s support of ZON00357 is 
subject to the following: 
 
a) that the Development Permit application be ready for 

issuance prior to final adoption of the rezoning bylaw.  
 
CARRIED, with Harpreet Nahal opposed. 

 
INFORMATION ITEMS None 

NEXT MEETING The next meeting of the Advisory Planning Committee is to 
tentatively scheduled for Tuesday, August 18, 2020. 

 
ADJOURNMENT The meeting of the Advisory Planning Committee adjourned at:  

4:26 p.m. 
 

 CERTIFIED CORRECT: 
 
 
________________________ 
Chair 
 

 































































THE CORPORATION OF THE CITY OF VERNON 

REPORT TO COUNCIL 
 
 
 

 
SUBMITTED BY:  
  

Craig Broderick 
Manager, Current Planning 
Hazel Christy 
Planner 
 
 

COUNCIL MEETING: REG ☒   COW ☐   I/C ☐ 
COUNCIL MEETING DATE: September 14, 2020 
REPORT DATE: August 14, 2020 
FILE:  3360-20 (ZON00354) 

SUBJECT: ZONING TEXT AMENDMENT BYLAW #5817, 2020 (HOME BASED BUSINESSES) 
AND SIGN BYLAW TEXT AMENDMENT BYLAW #5818 

 
PURPOSE: 
 

To review Zoning Text Amendment Bylaw #5817 (Home Based Businesses) and concurrent Sign Bylaw 
Text Amendment Bylaw #5818 to update the home based business regulations to encourage establishment 
and growth of home based businesses while respecting the residential character of neighbourhoods. 

 
RECOMMENDATION: 
 

THAT Council give first and second reading consideration to Zoning Text Amendment Bylaw #5817, 2020 
(Home Based Businesses) and Sign Bylaw Text Amendment Bylaw #5818; 

 
AND FURTHER, that Council direct Administration to schedule a public hearing for Zoning Text Amendment 
Bylaw #5817, 2020 (Home Based Businesses) as soon as practical. 
 

ALTERNATIVES & IMPLICATIONS: 
  

1. THAT Council NOT support Zoning Text Amendment Bylaw #5817, 2020 (Home Based Businesses) 
and Sign Bylaw Text Amendment Bylaw #5818. 

 
Note:  This alternative does not support the proposed text amendments to Home Based Business 
regulations within Zoning Bylaw #5000 and Sign Bylaw #4489.   
 

ANALYSIS:  
 
A. Committee Recommendations: 
 

At its meeting of August 18, 2020, the Advisory Planning Committee passed the following resolution: 
 

  “    “ 
 

 
B. Rationale: 
 

1. Currently, Zoning Bylaw #5000 regulates Home Based Businesses by defining three types of Home 
Based Business: Minor, Major and Rural. This terminology implies a difference in scale of business 
operation and resulting level of impact on the neighbouring residential community, whether those 
neighbouring residential units are within a low density single/two family residential neighbourhood, a 
multi-family development, or a rural area. 
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2. While the General Regulations in the Zoning Bylaw prohibit all types of Home Based Businesses from 
creating a nuisance or “adversely affecting the amenities of the neighbourhood”, the intention is that the 
most limited type of operation in terms of size, employees and anticipated visits to the residence would 
be a Minor Home Based Business, and the largest scale of home based business and resulting activity 
would be a Rural Home Based Business, located on a agricultural or rural residential property.   
 

3. The Major Home Based business type falls in between the Minor and Rural home based business 
categories in terms of size and other parameters such as numbers of non-resident employees permitted.   
In order for a Major Home Based business to be permitted as a Secondary Use within single detached 
housing within a low density residential zone, a site specific rezoning application to an Rh subzone is 
required. As an example, a single detached house within an R1 Zone would require a site specific 
rezoning to the R1h sub-zone to permit a Major Home Based Business as a Secondary Use. A Minor 
Home Based Business is a permitted Secondary Use within this district and does not require a zoning 
amendment. 
 

4. The approach of considering a site specific sub-zone to allow an individual business to establish a Major 
Home Based Business within a low density residential neighbourhood has led to a number of specific 
concerns as outlined below, in addition to general concerns (i.e. parking, traffic, hours of operation) with 
home based businesses as currently regulated in the Zoning Bylaw: 
 

a. Once a rezoning to a Rh sub-zone is adopted, the property is permitted to have a Major Home 
Based Business in perpetuity as long as the business complies with the Zoning and Business 
Licencing Bylaws and other regulations in effect at the time. The original home based business 
that was the subject of the rezoning application may be replaced by a different business with 
different impacts (i.e. physiotherapist changing to hair salon).    

 
b. While Council may direct the registration of a Section 219 Covenant on Title to address or limit 

the anticipated impact, this mechanism is inefficient and may not always be effective. Issues may 
arise with the subsequent interpretation of the wording of the covenant or in a worst case 
scenario, the covenant may be missed through property transfer and/or licensing of a new 
business.  

 
c. Requiring a rezoning to a Rh sub-zone creates uncertainty for the prospective home buyer or 

business operator wishing to establish a home based business. This uncertainty plus the time 
required to receive a Council decision on a Rh sub-zone application limits the properties available 
for consideration by a prospective purchaser or renter. 

 
d. Increased interest in the pursuit of options to work from home, and/or a desire to supplement 

other income, makes regulation clarity and consistency important for all concerned.    
 
e. Rezoning a property to a  Rh sub-zone may be divisive, especially if the rezoning is to legalize 

an existing non-conforming business. 
 
f. Individual Rh sub-zoning applications sometimes require Council and Administration time and 

resources disproportionate to the size of the development application under consideration.     
 

5. In considering the regulation of home based businesses within a community, Council must balance 
issues of fairness and equity not only between the residents of a neighbourhood, but also between 
business owners allowed to operate out of residential premises versus those businesses required to 
operate out of commercial premises. Once again, clarity, equity and consistency of regulation are very 
important.  
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6. The intent of the proposed Zoning Text Amendment Bylaw #5817 (Home Based Businesses) attached 
to this report as Attachment 1, is to minimize the anticipated impacts of all home based businesses in 
general, and Major Home Based Businesses in particular so that Major Home Based Businesses 
(renamed Type 2 in the proposed amendment bylaw) can be permitted within low density single/two 
family neighbourhoods without requiring a Rh sub-zone rezoning application.    
 

7. The text amendments seek to reduce the anticipated impacts of all home based businesses types in the 
following ways (please note that Minor, Major and Rural Home Based Businesses are to be renamed 
Types 1, 2 and 3 Home Based Businesses in the proposed text amendment): 

 
a. Limit the Minor (renamed Type 1) Home Based Business to the primary dwelling unit only 

(previously permitted in a primary and accessory building/structure); 
 

b. Limit employees of personal services businesses to residents only for Major (renamed Type 2) 
Home Based Businesses (anticipated to reduce traffic and parking issues); 

 
c. Require a minimum parcel size of 1000m2 for all Rural (renamed Type 3) Home Based 

Businesses (anticipated to reduce general impact); 
 

d. Reduce the numbers of non-resident employees and client visits for each home based business 
type (anticipated to reduce traffic and parking issues); 

 
e. Establish a maximum floor area where more than one home based business is permitted in all 

types of Homes Based Businesses on on a property (clarifies and allows for easier enforcement); 
 

f. Require all storage to be wholly contained within permanent buildings (preserves neighbourhood 
character); and 

 
g. Limit vehicle trips generated by the home based business to between the hours of 8:00 am and 

6:00 pm (anticipated to reduce traffic and parking issues; preserve residential character). 
 

Note that all existing licensed and legally operating Home Based Businesses will be made legally non-
conforming by the proposed amendments and will be permitted to renew their operating license in 
accordance with the original licensing terms (“grandfathered”), unless discontinued for six months in 
which case their legal non-conforming status will have expired (Sec. 528 (2)  of the Local Government 
Act). 
 

8. The intent of Sign Bylaw Text Amendment Bylaw #5818 (Attachment 2) is to reduce the allowable size 
for a home based business sign to a size comparable to a residential real estate lawn sign. 
 
Please see the attached Table 1 (Attachment 3) for further details of existing and proposed regulations 
which include amendments to Zoning Bylaw #5000 Section 2.0  Definitions, Section 5.0 Specific Use 
Regulations, Section 7.0 Parking and Loading as well as 38 individual zones where home based 
businesses are permitted as a secondary use, and the proposed concurrent amendment to Sign Bylaw 
#4489.  The rationale for each proposed amendment is also included in the talbe. 

 
C. Attachments: 
  

Attachment 1 – Proposed Zoning Text Amendment Bylaw #5817  
Attachment 2 – Proposed Sign Bylaw #4489 Text Amendment Bylaw #5818 
Attachment 3 – Table 1 Proposed amendments to Zoning Bylaw #5000 and Sign Bylaw #4480 
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D. Council’s Strategic Plan 2019 - 2022 Goals/Action Items: 
 

The proposed Text Amendments involve the following goals/action items in Council’s Strategic Plan 2019 – 
2022: 

 
 Streamline red tape to facilitate more development 
 Work towards a sustainable Vernon environmentally, economically and socially 

 
E. Relevant Policy/Bylaws/Resolutions: 
 

1. Official Community Plan Guiding Principles: 
 

Foster prosperity for people, business and government 
 
Economic development initiatives are focused on growing a diversified local economny where residents 
and business thrive.  Fair and equitable development policies ensure that this prosperity enhances the 
City’s ability to provide cost effective quality services and infrastructure. 
 
Create strong, compact and complete neighbourhoods 
 
As neighbourhoods develop, essential elements such as housing employment, shops, parks, schools 
and other amenities can be found in closer proximity to one another, making alternatives to driving more 
attracting and via ble while improving road safety.  Where redevelopment in established areas is 
proposed, the existing neighbourhood character is respected. 
 
Section 8.0 Commercial 
 
Home Based Businesses 
 
Home based businesses play a significant role in Vernon’s commercial landscape.  The challenges that 
such businesses present, however, are the possible increases in traffic, parking issues, noise associated 
with the business and a change in the residential character in the neighbourhood when signage is 
installed.  The City will continue to ensure that home based businesses function in a way that minimizes 
these impacts while allowing appropriate business in these areas. 

 
BUDGET/RESOURCE IMPLICATIONS: 
 

N/A 
 

 

 
Prepared by:  Approved for submission to Council: 

 
Craig Broderick 
Manager, Current Planning 

__________________________ 
Will Pearce, CAO 
 
Date: _____________________ 
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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:  APC (Aug.18/2020)  

☐  OTHER:  

 
G:\3000-3699  LAND ADMINISTRATION\3360 ZONING AND REZONING\20 Applications\ZON00354\2 PROC\Rpt\200814_cb_hc_APC Rpt_HBB_ZON00354.docx 
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