
 

Public Notice 
 

 
 
 
November 25, 2020 
 
Subject Property: 
603 Main Street 
 
Lot A, District Lot 202, Similkameen 
Division Yale District, Plan 24480 
 
Applications: 
1) Official Community Plan 

Amendment PL2020-8865 
2) Development Variance Permit 

PL2020-8866 
 
The applicant is proposing to construct a 5-storey, mixed-used development with street level commercial and 
residential units above.  In order to facilitate the proposed development, the applicant has applied to: 
 
1) Amend Official Community Plan Bylaw 2019-08 to allow a 5 storey building at 603 Main Street, and  
2) Vary Zoning Bylaw 2017-08 Section 11.5.2.5.i, to increase the maximum height of a building located on Main 

Street from 15.0m to 17.5m. 
 
Information: 
You can find the staff report to Council, Official Community Plan Amendment Bylaw 2020-49 and Development 
Variance Permit PL2020-8866 on the City’s website at www.penticton.ca/latestannouncements.  Select the Public 
Notice category.   
 
Please contact the Planning Department at planning@penticton.ca or (250) 490-2501 with any questions. 
 
Council Consideration: 
A Public Hearing has been scheduled for 6:00 pm, Monday, December 7, 2020 at the Penticton Trade and 
Convention Centre (273 Power St., Penticton). 
 
All meetings will be live streamed via the City’s website at:  www.penticton.ca/city-hall/city-council/council-
meetings.  Select the ‘Watch Live’ button.     
 
 

 
 
 
 
 

Continued on Page 2 

  

Subject Property 

http://www.penticton.ca/latestannouncements
mailto:planning@penticton.ca
http://www.penticton.ca/city-hall/city-council/council-meetings
http://www.penticton.ca/city-hall/city-council/council-meetings


Page 2 of 2 
For Office Use Only:  city\Address\Main St\603\PLANNING\2020 PRJ-126\NOTICES\2020-11-25 Public Notice 

Public Comments:  
 
Any person whose interest may be affected by the proposed bylaw: 
 

1. May participate at the public hearing via Zoom.  Please visit www.penticton.ca for details and the Zoom link. 
 

2. May participate at the public hearing via telephone.  Please visit www.penticton.ca for details and the 
telephone number. 

 
3. Submit written comments by mail or email no later than 9:30 am, Monday, December 7, 2020 to  

 
Attention: Corporate Officer, City of Penticton 
171 Main Street, Penticton, B.C. V2A 5A9 
Email: publichearings@penticton.ca  

   
4. May appear in person (adapted to comply with physical distancing requirements). 

 
For more information on Public Hearings during Covid-19, please go to www.penticton.ca/publichearings.  
 
 
No letter, report or representation from the public will be received by Council after the conclusion of the December 
7, 2020 Public Hearing. 
 
Please note that all correspondence submitted to the City of Penticton in response to this Notice must include your 
name and address and will form part of the public record and will be published in a meeting agenda when this 
matter is before the Council or a Committee of Council.  The City considers the author’s name and address relevant 
to Council’s consideration of this matter and will disclose this personal information.  The author’s phone number 
and email address is not relevant and should not be included in the correspondence if the author does not wish this 
personal information disclosed. 
 
Audrey Tanguay 
Planning Manager 
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Council Report 

 

   

 

 

Date: November 17, 2020      File No:    RMS/603 Main St 
To: Donny van Dyk, Chief Administrative Officer 
From: Nicole Capewell, Planner 1 
Address: 603 Main Street  
 
Subject: Official Community Plan Amendment Bylaw No. 2020-49 
 Development Variance Permit PL2020-8866   

 

Staff Recommendation 

THAT prior to consideration of “Official Community Plan Amendment Bylaw No. 2020-49” and in accordance 
with Section 475 of the Local Government Act, Council considers whether early and on-going consultation in 
addition to the required Public Hearing, is necessary with: 

1. One or more persons, organizations or authorities; 
2. The Regional District of Okanagan Similkameen; 
3. Local First Nations; 
4. School District #67; 
5. The provincial or federal government and their agencies. 

AND THAT it is determined that the consultations conducted to date is sufficient; 

THAT Council give first reading to “Official Community Plan Amendment Bylaw No. 2020-49”, for Lot A 
District Lot 202 Similkameen Division Yale District Plan 24480, located at 603 Main Street, a bylaw to amend 
“Official Community Plan Bylaw No. 2019-08” to allow a 5 storey building at 603 Main Street, be given first 
reading and be forwarded to the December 7, 2020 Public Hearing; 

AND THAT Council, following the adoption of “Official Community Plan Bylaw No. 2020-49”, consider 
“Development Variance Permit PL2020-8866” for Lot A District Lot 202 Similkameen Division Yale District 
Plan 24480, located at 603 Main Street, a permit to vary Zoning Bylaw 2017-08 Section 11.5.2.5.i to increase 
the maximum height of a building located on Main Street from 15.0m to 17.5m;  

AND THAT Council direct staff to refer the Development Permit for the proposal to Council for consideration 
to review for alignment with the Official Community Plan Development Permit Guidelines and Zoning Bylaw 
Regulations. 

 

 



 
Council Report  Page 2 of 31 

Strategic Priority Objective 

Vision: A vibrant, innovative, healthy waterfront city focused on sustainability, community and economic 
opportunity.  

Mission: Penticton will serve its residents, businesses and visitors through good governance, partnership 
and the provision of effective and community focused services. 

Community Vitality: The City of Penticton, guided by the Official Community Plan, will promote the 
economic wellbeing and vitality of the community.  

Proposal 

The applicant is proposing to construct a 5-storey, mixed-used development at 603 Main Street. The 
applicant is requesting an increase to the allowable height of a structure on the property through a site-
specific Official Community Plan Amendment and a Development Variance Permit. Both the OCP and 
Zoning bylaws currently limit the height of the 100-600 blocks of Main Street to a maximum of three (3) 
storeys. The requested variance is to increase the permitted building height from 15m to 17.5m. 

The proposed development is subject to the issuance of a Development Permit to review the form and 
character of the proposal. The Development Permit will be submitted at a later date, and will be subject to 
Council approval. 

Background 

The subject property is 0.211 acres (853m2) in size and is located on the corner of Main Street and White 
Avenue in the Downtown. The surrounding land uses include a wide range of zones (C5 – Urban Centre 
Commercial, RD1 – Duplex Housing, RD2 – Duplex Housing: Lane, RM5 – Urban Residential, and P1 – Public 
Assembly) (Attachment ’A’). In 2016, a demolition permit was issued to remove the older building on site, 
and the property has remained vacant since.  

The property is currently zoned C5 (Urban Centre Commercial) and is designated by the City’s Official 
Community Plan as ‘Downtown Mixed-Use’. Both of these bylaws place a limitation on the height of 
buildings located within the 100-600 blocks of Main Street. This height limit is in place in an effort to 
maintain the historic character of Penticton’s central business district, which is predominately 1-2 storeys 
with some three storey buildings on prominent corners.  

The Vibrant Penticton - Downtown Plan was adopted in 2013, as the first step in Council‘s Strategic Priority 
of Downtown Revitalization. The Downtown Plan generated wide support from the community and local 
businesses with significant public engagement and community input that created the vision and direction 
for the future of Downtown Penticton. The Downtown Plan formalized the vision and set planning 
principles, objectives, policies and actions to guide the development and revitalization of downtown. The 
Downtown Plan main goals include: 

• Build a vibrant, healthy and safe place for more people to live, work and play. 
• Create a strong identity and character. 
• Create partnerships to make it easier for businesses to invest. 
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Since the Plan’s introduction, there have been two successful amendments to increase the height of 
buildings limited. One located at 135 Front Street is now constructed. The other at 123 Front Street has yet 
to proceed. Both proposals were approved by Council in 2017 to allow buildings up to five storeys tall, which 
exceed the three storey maximum.  

The subject application, would introduce up to 28 residential units to the downtown area, and provide 
ground floor commercial space to provide a location for a regional office for the project applicant, M’akola 
Development Services, and possibly a second commercial retail unit. M’akola Housing Society is the largest 
Indigenous affordable housing provider in BC, serving more than 5,000 family members. In establishing an 
operations office in Penticton, the Society expects to pursue more affordable housing projects in Penticton 
and surrounding communities. The applicant will be seeking a funding grant from BC Housing (Community 
Housing Fund), as the proposal will be an affordable, multi-family project, providing housing to a variety of 
income levels 

Financial implication 

All costs associated with the development are the responsibility of the applicant. Typically, multi-family 
developments are required to contribute by paying Development Cost Charges, however, staff are aware 
that the applicant intends to seek approval from Council at a later date to waive Development Cost Charges 
for the proposed development. Should the proposal move forward, this request would be brought forward 
to Council with the Development Permit, once unit counts have been finalized.  

Technical Review 

This application was reviewed by the Technical Planning Committee (TPC). Due to the limited scope of plans 
provided within the application package, comments were limited in detail. In the future, when a 
development permit application is submitted, the detailed development plans will be referred back to the 
TPC to provide further comments. General comments at this stage outlined requirements for parking, 
garbage collection, recycling, boulevard trees on both street frontages, existing infrastructure and electrical 
servicing. 

Economic Prosperity and Development Services Advisory Committee 

This application was presented to the Economic Prosperity and Development Services Advisory Committee 
on October 23, 2020 for discussion and guidance on the request to increase the allowable building height 
on the subject property. The committee discussed the importance of strong building design and aligning 
with the form and character of the streetscape on Main Street. As such, the Committee provided the 
following recommendation of support for the application: 
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Since the Economic Prosperity and Development Services Advisory Committee meeting the applicants have 
revised their development plans, reducing the proposed building height from the original request of 6 
storeys down to 5 storeys. This was mainly due to parking considerations.  

Development Statistics 

The following table outlines the proposed development statistics on the plans submitted with the 
application: 

 Requirement C5 Zone Provided on Plans 
Proposed Unit Count: - 28 units 
Maximum Lot Coverage: 100 % 88 % 
Maximum Density: 6.0 Floor Area Ratio (FAR) 3.3 Floor Area Ratio (FAR) 

Vehicle Parking: 
1 stall per residential unit x 28 units  
total required = 28 spaces 

Total proposed = 15 spaces* 

Required Setbacks 
Front Yard (Main St): 
Interior Side Yard (south): 
Exterior Side Yard (White Ave): 
Rear Yard (lane): 

 
0 m 
0 m 
0 m 
0 m 

 
0 m 
0 m 
0 m 
3.4 m 

Maximum Building Height: 
15 m – Main Street 100 block up to 
and including 600 block 

17.5 m – Variance Requested 
5 storeys 

Other Information: 

* The applicant has proposed 15 parking spaces for the development. 
Staff have identified concerns with this parking ratio and are requiring 
that this be reviewed during the Development Permit application, 
when unit counts will be finalized. 

Analysis 

The OCP designation for the property is ‘Downtown Mixed-Use’. Although the proposed mixed-use 
development is supported through this land use designation, this property is also subject to a three storey 
height limitation specific to Main Street and Front Street properties (Figure 1). The intent of the height 
limitation is to ensure new developments integrate into the existing neighbourhood, and recognize the 
unique character of Penticton’s historic Downtown.  

 

Figure 1 - Excerpt from Official Community Plan 2019-08. 
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 Although the height limitation has been put in place to protect and recognize the existing neighbourhood, 
it creates a significant challenge for opportunities for larger scale development in the downtown. Both the 
Official Community Plan and Zoning bylaws limit the height of buildings on Main Street (downtown) and 
Front Street to three storeys. However, this height limit can challenge the financial feasibility of mixed-use 
developments. Within the downtown, residential units are only permitted on the second and upper levels, 
to ensure that an active commercial ground floor is maintained.  

While the City’s Downtown Plan indicated that form and scale of buildings on Main Street and Front Street 
are limited to three storeys (and five or six storeys for buildings off the main corridor), it does provide some 
opportunity for increased height through the following: 

Downtown Plan, Action Plan #42 (page 27) – “Where large properties exist, increased density and 
height may be permitted, subject to complete design review.” 

The City’s 2019 Official Community Plan was developed with detailed Development Permit Area Guidelines 
for the downtown and downtown peripheral areas, providing specific guidelines for development that 
occurs within this unique area of the City. Staff consider that there is City policy to support an increase to 
building height, in unique instances, where the proposed design is critically reviewed. 

Further, staff consider that the proposal is aligned with the ‘Downtown Mixed-Use’ land use designation for 
the property, as it proposes a high-density, mixed-use development with an active ground level, and 
residential uses above. In addition to being aligned with the land use designation, staff consider the 
proposal is in keeping with many goals and objectives of the OCP. Staff cite the following references from 
the OCP to support the proposal: 

Housing Land Use 
Needs and Targets 
(Pg 36) 

While housing in Penticton is predominantly single-detached houses (43% of the 
total), this proportion has been decreasing. This trend is going to continue into the 
future due to the limited options for new single-detached neighbourhood 
development, the increased preference for more urban living closer to the 
Downtown and other amenities, increased housing costs, and the needs of an aging 
population. 

Commercial Land 
Use Needs and 
Targets (Pg 38) 

The revitalization of the Downtown and development of mixed-use projects there 
could likely lead to an intensification of retail uses, including smaller-format grocery, 
and a reduction in vacancies. 

Commercial Land 
Use Targets (Pg 38) 

Development of an additional 147,000 square feet of office space with an emphasis 
on high-quality office space in the more desirable parts of the city, particularly the 
Downtown. 

OCP Goal 4.1.3 
Housing Diversity 
(Pg 58) 

Ensure a range of housing types, sizes, tenures and forms exist throughout the city 
to provide housing options for all ages, household types, and incomes. 

OCP Goal 4.3.6 
Business and 
Labour Attraction 
(Pg 72) 

Bring business, investment and labour to Penticton. 

 Supporting Policy 4.3.6.5 – Encourage the development of high-quality ‘Class A’ 
office space in attractive high-amenity areas of the city, particularly the Downtown. 
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OCP Goal 4.6.6 
Character Areas 
(Pg 86) 

Recognize and protect the unique character of Penticton’s historic Downtown 
(especially Main Street and Front Street) and character neighbourhoods as these 
areas change and evolve. 

 Supporting Policy 4.6.6.1 – Ensure new developments and renovations integrate 
with existing neighbourhood character through the Downtown, Intensive 
Residential, and Multifamily Development Permit Area Guidelines. 

Areas to be Further Reviewed 

While staff are recommending that Council support the OCP Amendment and Development Variance Permit 
to allow for an increased building height, staff have identified areas of the proposal that will require 
significant attention before a development permit would be issued. These areas include the proposed 
building design, to ensure that the project integrates into the area, and the parking ratio that has been 
provided. These items will be addressed in a future Development Permit application. 

Building Design 

The applications in front of Council are specifically to allow for an increase in building height. Neither the 
OCP Amendment nor Development Variance Permit applications require detailed building design plans 
to be submitted. However, through the review of the applications it was determined that an increase in 
height would only be warranted if the building design is of a high-quality, unique to Penticton’s 
downtown, and fits with the existing streetscape of Main Street, which would be subject to Council 
consideration. 

As the OCP Amendment and Development Variance Permit applications are required for the applicant to 
proceed with funding requests, staff intend to address the building design and neighbourhood fit 
through the Development Permit process. Staff consider that there is sufficient policy within the OCP 
Development Permit Area Guidelines to ensure the proposed development integrates into the 
neighbourhood. 

Further, staff are recommending that the Development Permit be brought forward to Council for 
consideration, and demonstrate strong alignment with the City’s OCP and Development Permit Area 
Guidelines. 

Parking 

The Zoning Bylaw requires that residential units within the C5 (Urban Centre Commercial) zone be 
provided with 1 parking space per unit. Commercial uses in this zone do not require parking. As the 
current proposal has 28 residential units, there is a requirement for 28 parking spaces to be provided. The 
current proposal only identifies 15 parking spaces being provided on site. 

Although, the Zoning Bylaw (Section 6.1.2) provides the applicant with the opportunity to contribute 
cash-in-lieu for parking spaces not provided, staff requested justification from the applicant in regards to 
the limited amount of parking to be provided with this application.  Given that the plans included within 
the proposal are conceptual at this time, it is possible that unit counts may adjust slightly, requiring more 
or less parking. As such, staff have included parking as an item of particular consideration for the 
Development Permit application. 
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Within the applicant’s letter of intent (Attachment ‘D’), reasoning for reducing the parking has been 
indicated, including the affordability of the units, proximity to services and transportation, additional 
bicycle parking capacity, and downtown walkability will reduce the demand for parking spaces in the 
development. The applicant has provided information, within the Letter of Intent (Attachment ‘D’) for a 
number of other successful projects that M’akola owns and operates in British Columbia with similar 
parking ratios. The applicant also intends to engage a consultant to conduct a parking study for the 
property, which would help to confirm data and conditions for the need and demand of parking on site. 
Although this work has not been completed yet, the applicant intends to provide any preliminary 
information available from the study for the Public Hearing. The parking study and its results would be 
completed prior to a Development Permit being considered. 

In conclusion, staff consider that the proposal is supported by a number of OCP goals and supporting 
policies. In addition, the proposal has received conditional support from the Economic Prosperity and 
Development Services Committee, based on the final design. Given that a Development Permit will be 
required, subject to Council approval, to review building design, form and character, and specifics such as 
parking ratio and unit counts, staff are recommending support for the OCP Amendment and Development 
Variance Permit proceeding to Public Hearing on December 7th, 2020. 

Alternate Recommendations 

Alternate Recommendation #1 

Council may consider that the applications to increase the height are not warranted and will not be suitable 
for the location. If this is the case, Council may choose to deny the applications. Staff are recommending 
against this option as, in staff’s opinion, the proposed rezoning is consistent with the OCP. 

1. That Council deny first reading of “Official Community Plan Amendment Bylaw No. 2020-49” and 
“Development Variance Permit PL2020-8866” 

Attachments 

Attachment A – Zoning Map 
Attachment B – OCP Map 
Attachment C – Photos of Property 
Attachment D – Letter of Intent 
Attachment E – Conceptual Plans 
Attachment F – M’akola Housing Society Projects and Design Precedents 
Attachment G – Draft Development Variance Permit PL2020-8866 
Attachment H – Official Community Plan Amendment Bylaw No. 2020-49 
 

Respectfully submitted, 

Nicole Capewell 
Planner 1 

 

Director 
Chief Administrative 

Officer 

BL 
 

DvD 
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Attachment A – Zoning Map 
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Attachment B – OCP Map 
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Attachment C – Photos of Property 
 

 
 

  

4 storeys 
Martin St 

6 storeys 
Winnipeg St 

3 storeys 
Main St 

Subject 
Property 

Main Street 

White Ave 
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Attachment D – Letter of Intent 
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Attachment E – Conceptual Plans 
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Attachment F – M’akola Housing Society Projects and Design Precedents 
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The Corporation of the City of Penticton 
 

Bylaw No. 2020-49 
  

A Bylaw to Amend Official Community Plan Bylaw No. 2019-08 
 
WHEREAS the Council of the City of Penticton has adopted an Official Community Plan Bylaw pursuant to the Local 
Government Act; 
 
AND WHEREAS the Council of the City of Penticton wishes to amend “Official Community Bylaw No. 2019-08”;  
 
NOW THEREFORE BE IT RESOLVED that the Municipal Council of the City of Penticton, in open meeting assembled, 
hereby ENACTS AS FOLLOWS: 
 
1. Title: 
 
 This bylaw may be cited for all purposes as “Official Community Plan Amendment Bylaw No. 2020-49.” 
 
2. Amendment: 

 
“Official Community Plan Bylaw No. 2019-08” is hereby amended as follows: 

 
2.1 Add the following site specific policy statement to Land Use Designations, Downtown Mixed Use  

 
Site-Specific Downtown Mixed Use Policy Statement: 
603 Main Street:  Allow up to a maximum height of 5 storeys. 
 

 
 

READ A FIRST time this  day of , 2020 

A PUBLIC HEARING was held this  day of , 2020 

READ A SECOND time this  day of , 2020 

READ A THIRD time this  day of , 2020 

ADOPTED this  day of , 2020 

 
 
 
Notice of intention to proceed with this bylaw was published on the __ of _____, 2020 and the __ of _____, 2020 in the Penticton Herald 
newspaper, pursuant to Section 94 of the Community Charter. 

 
 
 
       
John Vassilaki, Mayor 

 
 

       
Angie Collison, Corporate Officer 


