
 

CORPORATION OF THE CITY OF VERNON 

 

BOARD OF VARIANCE 

THURSDAY, NOVEMBER 23, 2023, AT 3:30 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 Board of Variance, and in the spirit of this gathering, we 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) September 27, 2023 (attached) 
 

5) APPEAL – BOV00078 – ADDRESS: 3680 Turtle Mountain Boulevard 
 

a) The applicant is requesting permission to vary Section 4.15.1 (slope greater than 
30%), Section 9.13.6 (minimum front yard setback) and Section 9.13.6 (minimum 
rear yard setback) of Zoning Bylaw 5000 in order to build a 20-unit multifamily 
development on the subject property. 

 
v. Open on Public Input - Planning Department Representative 

Applicant 
          Notified Public and others 
           
 

vi. Close of Public Input 
 

 
6) ADJOURNMENT 
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THE CORPORATION OF THE CITY OF VERNON 

MINUTES OF THE 

BOARD OF VARIANCE 

HELD WEDNESDAY, SEPTEMBER 27, 2023 

OKANAGAN LAKE ROOM (COUNCIL CHAMBERS) CITY HALL 

 
PRESENT: 

 
 
 
 
 

GUESTS: 
 
 
 
 

ABSENT: 
 

STAFF: 

VOTING: 
Cam Karpiak 
Daniel Schnick 
Teagan Seutter 
Caren Walker 
 
Adam Fowle 
Andrea Fowle 
Gordon Ledinski 
Laura Richards 
 
Reiner Stass 
 
Matt Faucher, Current Planner 
Ally Campbell, Planning Assistant 
Jennifer Pounder, Board Secretary 
 

ORDER The meeting was called to order at 3:05 p.m. 
 

LAND 
ACKNOWLEDGEMENT  

As Chair of the Board of Variance, 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 

THAT the agenda for the Board of Variance meeting of September 27, 
2023 be adopted. 

 
CARRIED 

 
ADOPTION OF THE 
MINUTES 

THAT the minutes from the Board of Variance meeting of June 22, 
2023 be adopted. 

 
CARRIED 
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BOARD OF VARIANCE 
APPLICATION FOR 
PROPERTY LOCATED 
AT 1701 41ST AVENUE 
(BOV00075) 
 

Adjacent neighbours to this property were notified 10 days prior to the 
Board of Variance hearing via Canada Post. Zero submissions were 
received. 
 
The Chair called for input from the Applicant, any interested parties 
and Planning Department representative for BOV00075 – 1701 41st  
Avenue.  
 
Planning staff provided an overview of the subject site and application. 
 
The Applicant was not in attendance. 
 

Moved by T. Seutter, seconded by D. Schnick: 
 

‘BE IT RESOLVED’ that this application is within the 
jurisdiction of this Board to consider. 
 
CARRIED. 

 
The Board members discussed the application. Before the motion was 
put forward, the Chair called for the applications requests to be 
considered separately as follows: 
 
1) Moved by C. Walker, seconded by T. Seutter: 
 

‘BE IT RESOLVED’ that the Board of Variance approve 
the application submitted by the owners of 1701 41st 
Avenue to allow a swimming pool to be located within the 
front yard setback. 
 
CARRIED. 

 
2) Moved by C. Walker, seconded by C. Karpiak: 

 
‘BE IT RESOLVED’ that the Board of Variance approve 
the application submitted by the owners of 1701 41st 
Avenue to build a fence to a height of 1.82m (6.0ft) along 
the front property line along 41st Avenue. 
 
DEFEATED 
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BOARD OF VARIANCE 
APPLICATION FOR 
PROPERTY LOCATED 
AT 2010 37th AVENUE 
(BOV00076) 
 

Adjacent neighbours to this property were notified 10 days prior to the 
Board of Variance hearing via Canada Post. The following 
submissions were received in opposition and circulated to the Board 
and discussed: 

 
 Email from Adam Fowle, received September 25, 2023, 8:25 p.m. 
 Letter from Susan Lansdall, received September 26, 2023. 
 
The Chair called for input from the Applicant, any interested parties 
and Planning Department representative for BOV00070 – 3610 25th 
Avenue.  
 
Planning staff provided an overview of the subject site and application.  
 
Representation was made by concerned neighbour. 
 

Moved by C. Walker, seconded by D. Schnick: 
 

‘BE IT RESOLVED’ that this application is within the 
jurisdiction of this Board to consider. 
 
CARRIED. 

 
The Board discussed the application. 
 

Moved by C. Karpiak, seconded by T. Seutter: 
 

‘BE IT RESOLVED’ that the Board of Variance approve the 
application submitted by the owners of 2010 37th Avenue to 
allow the existing impermeable surface be permitted to remain 
at the increased area of 58.45% of the lot size. 
 
DEFEATED 

 
 

 
 
BOARD OF VARIANCE 
APPLICATION FOR 
PROPERTY LOCATED 
AT 2010 37TH AVENUE 
(BOV00077) 
 
 
 
 

Adam and Andrea Fowle left the meeting at 3:39 p.m. 
 
Adjacent neighbours to this property were notified 10 days prior to the 
Board of Variance hearing via Canada Post. Zero submissions were 
received. 
 
The Chair called for input from the Applicant, any interested parties 
and Planning Department representative for BOV0077 – 2010 37th 
Avenue. 
 
Planning staff provided an overview of the subject site and application. 
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The applicant provided an overview.  
 
Laura Richards spoke in support of the application. 

 
 
Moved by C. Walker, seconded by C. Karpiak: 
 

‘BE IT RESOLVED’ that this application is within the 
jurisdiction of this Board to consider. 
 
CARRIED. 

 
The Board discussed the application. 
 

Moved by C. Walker, seconded by C. Karpiak: 
 

‘BE IT RESOLVED’ that the Board of Variance approve the 
application submitted by the owner of 7135 Tronson Road to 
allow the shed, initially approved under Building Permit 
BP005897, to be completed in its current location as illustrated 
on the Land Survey dated October 26, 2016. The completion 
of the shed must be approved by a Building Inspector to 
ensure fire suppression compliance as per the BC Building 
Code. 
 
CARRIED. 

 
 

ADJOURNMENT  The meeting of the Board of Variance adjourned at 4:17 p.m. 
 
 

 CERTIFIED CORRECT: 
  

 
 
_______________________ Board Chair 
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 THE CORPORATION OF THE CITY OF VERNON 

INTERNAL   M E M O R A N D U M 

TO: Board of Variance Members           FILE: BOV00078 

 

FROM: Ally Campbell, Planning Assistant DATE: November 6, 2023  

 

SUBJECT: BOARD OF VARIANCE APPLICATION FOR 3680 TURTLE MOUNTAIN BLVD (LT 
1  PL EPP86501  SEC 4  TWP 8  ODYD) 

 
The subject property, located at 
3680 Turtle Mountain Boulevard 
(Figure 1 and 2), is within the RH2 
– Stacked Row Housing 
Residential zone of Zoning Bylaw 
5000 (Attachment 1).  
 
The current property is 
vacant/undeveloped and portions 
of the property are located on 
slopes greater than 30% (Figure 
3).  
 
The lot has an irregular shape so 
staff determined the lot orientation 
(Front, Side, and Rear Yard 
Setbacks) based on the shortest 
road currently “No Name” located 
to the West of the property 
(Figure 4).  
 
The applicant is proposing to 
build a 20-unit multifamily 
development in compliance with 
the RH2 Zoning Bylaw 
(Attachment 2). 
 
However, this applicant requests 
to vary three provisions of Zoning 
Bylaw 5000 for the 20-unit 
multifamily development as 
follows; 

 
 
 

Figure 1: Property Location 

Figure 2: Aerial Photo 
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1. Section 4.15.1 to allow the 
construction of buildings and 
structures on a slope 30% or 
greater; 

 
2. Section 9.13.6 Minimum 

Front Yard setback from 
6.0m to 4.5m (Along Road 
"No Name") 

 
3. Section 9.13.6 Minimum Rear 

Yard setback from 9.0m to 
8.0m  

 
A site grading plan, supplied by 
Monaghan Engineering & 
Consulting Ltd, confirms the 
locations on site which exceed 30% 
slopes and shows the proposed 20-
unit multifamily buildings 
encroaching into these areas. 
(Attachment 3)  
 
The Engineering department noted 
that the ROW width for Road “No 
Name” shown in the layout does 
not meet the level of service 
standards of Bylaw 3843. That 
ROW will need to be expanded to a 
minimum of 14.5 m, which will likely 
impact the setback shown from 
Road “No Name”.  
 
A supporting rationale letter 
provided by the applicant is 
attached (Attachment 4) for the 
Board’s consideration in reviewing this application.   
 
Should the Board decide to approve the application, the applicant would be permitted to 
build/construct at a Front Yard Setback of 4.5m (along “No Name” Road), a Rear Yard 
Setback at 8.0m and, on slopes greater than 30% in the locations proposed on the 
grading plan submitted by Monaghan Engineering & Consulting Ltd.  
 
Should the Board decide to decline the application, the applicant would not be permitted 
to build/construct as proposed and would be required to meet bylaw requirements.   
 
 
 
 

Figure 3: Slopes Greater Than 30%  

Figure 4: Setback Orientation   
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Respectfully submitted, 
 
 
 
Ally Campbell, Planning Assistant 
 
Attachment 1 – RH2: Stacked Row Housing & Section 4.0 Development Regulations 
Attachment 2 – Proposed Site Plan  
Attachment 3 – Grading Plan prepared by Monaghan Engineering & Consulting Ltd 
Attachment 4 – Design Rationale  
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SECTION 9.13  :  STACKE D ROW  HOUSING RESIDENTI AL   RH2  -  2  O F  2 
 

Z O N I N G  B Y L A W  N O .  5 0 0 0  ( 2 0 0 3 )   C I T Y  O F  V E R N O N  

 

 Maximum height is 16.5m, except it is 4.5m for secondary buildings and 
secondary structures. 

 Minimum front yard is 6.0m, except it is 4.5m for any portion 2 storeys or less.  
 Minimum side yard is 3.0m for a building not over 2.5 storeys, and 6.0m for 

portions of a building in excess of 2.5 storeys, and 6.0m from a flanking street. 
The minimum side yard is 0.0m for shared interior party walls. 

 Minimum rear yard is 7.5m for a building not over 2.0 storeys and it is 9.0m for 
any part of a building over 2 storeys. It is 1.0m for secondary buildings. 

 Maximum density is 100.0 units per gross hectare (40.5 units/gross acre). 
 

9.13.7 Other Regulations 
 
 Convenience retail services, health services and personal services are limited to 

a maximum floor area of 300m2 total or 50% of the gross floor area of the ground 
storey of the primary building, whichever is the lesser, and only permitted when 
developed as an integral component of and within the primary building.  These 
uses are not permitted above the ground storey.  (Bylaw 5332) 

 In order for bareland strata development to be consistent with the character of the 
surrounding neighborhood, the strata plan shall be considered as one site for 
defining the overall use, density and site coverage. 

 For multi-unit residential housing, one office may be operated for the sole purpose 
of the management and operation of the multi-unit residential development.  
(Bylaw 5440) 

 Vehicular access to the development is only permitted through either a driveway 
shared by at least 3 units or a rear lane. 

 A minimum area of 5,0m2 of private open space shall be provided per bachelor 
dwelling, congregate housing bedroom or group home bedroom, 10.0m2 of 
private open space shall be provided per 1 bedroom dwelling, and 15.0m2 of 
private open space shall be provided per dwelling with more than 1 bedroom. 

 No continuous building frontage shall exceed 45.0m for a 2 to 4 storey building. 
The building must be designed so as to be within one storey to neighbouring 
development. 

 Parking shall not be constructed in the front yard of the property. Where the 
development has access to a rear lane, vehicular access to the development is 
only permitted from the rear lane. 

 For seniors assisted housing, seniors housing and seniors supportive 
housing, a safe drop-off area for patrons shall be provided on the site. 

 In addition to the regulations listed above, other regulations may apply. These 
include the general development regulations of Section 4 (secondary 
development, yards, projections into yards, lighting, agricultural setbacks, etc.); 
the specific use regulations of Section 5; the landscaping and fencing provisions of 
Section 6; and, the parking and loading regulations of Section 7.  (Bylaw 5339) 

 As per Section 4.10.2 - All buildings and structures, excluding perimeter fencing 
(garden walls and fences) on lots abutting City Roads as identified on Schedule 
”B” shall not be sited closer to the City Road than the setback as per the appropriate 
zone measured from the offset Rights of Way as illustrated on Schedule “B”.  

 (Bylaw 5440) 
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SECTION 4  :  DEVELOPMENT REGUL ATIONS    DEVELOP -  9  O F  9 
 

Z O N I N G  B Y L A W  N O .  5 0 0 0  ( 2 0 0 3 )   C I T Y  O F  V E R N O N  

 
4.15 Hillside Development Areas 
 
4.15.1 Vernon’s Official Community Plan (OCP) establishes Development Permit 

Areas (DPAs) for all areas within the City of Vernon. Vernon’s Hillside 
Guidelines and Regulations Policy defines hillsides and provides Goals 
and Objectives for development of lands on hillsides and slopes under 
30%. No construction of a building, structure or swimming pool is 
permitted on slopes 30% or greater. 

 
4.15.2 No subdivision of land creating lots is permitted where less than 100m2 of 

contiguous buildable area which meets all bylaw regulations herein for 
each lot is provided, with the exception of boundary lot adjustments. 

 (Bylaw 5433) 
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