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PRRD, PEACE RIVER REGIONAL DISTRICT

- REPORT

To: Chair and Directors Report Number: DS-BRD-367
From: Ashley Murphey, RPP, MCIP, GM of Development Services Date: January 11, 2024

Subject: Development Variance Permit No. 23-008

RECOMMENDATION: [Corporate Unweighted]

That the Regional Board authorize the issuance of Development Variance Permit No. 23-008, to vary
the parcel line setbacks within PRRD Zoning Bylaw No. 1343, 2001, for the property identified as PID
012-589-659 as follows:

a) Reduce the Front Parcel Line setback from 7.0 m to 3.5m; and
b) Reduce the Rear Parcel Line from 5.0 m to 3.0m

to allow a standard size manufactured home to be placed onto the property.

BACKGROUND/RATIONALE:

Proposal

The applicant is seeking to reduce the front and rear parcel line setbacks on the subject property to
allow the placement of a standard sized manufactured home.

Rationale

Staff are recommending support for this application as a manufactured home is considered a single-
detached dwelling and is a permitted use within PRRD Zoning Bylaw No. 1343, 2001. The subject
property and many of the adjacent properties are undersized parcels. While the applicant could
construct a conventional dwelling in conformance with zoning regulations, in order to place a standard
size manufactured home this variance is required.

File Details

Owner: Mike Bacon

Agent: Conquer Assets Inc.

Area: Electoral Area C

Location: Fort St. John

Legal: Lot E Block 1 Section 35 Township 83 Range 19 West of the 6th Meridian
Peace River District Plan 11028

PID: 012-589-659

Civic Address: 9924 Maple Street

Lot Size: 0.06 ha (0.15 ac)

Staff Initials: am Dept. Head: am CAOQ: Shawn Dahlen Page 1 of 4



Development Variance Permit No. 23-008 January 11, 2024

Background
October 5, 2023 The applicant was issued a demolition permit for the existing buildings on the
subject property. Subject property is currently vacant.

Site Context

The subject property is in the Northwest fringe area of the City of Fort St. John. The subject property is
partially cleared of trees and is vacant of any structures. The adjoining land parcels are zoned as
Residential 3 (R-3).

Official Community Plan (OCP)

Pursuant to the North Peace Fringe Area Official Community Plan Bylaw No. 2460, 2021, the subject
property is designated Rural Residential (RR). Land within this designation should be used for residential
housing.

Therefore, the proposal is consistent with the Official Community Plan.

Land Use Zoning

Pursuant to Zoning Bylaw No. 1343, 2001, the subject property is zoned Residential 3 (R-3). Land within
this zone may be used for residential and agriculture. The minimum parcel size is 0.9 ha (2.2 ac). The
parcel is existing-undersized; however, no subdivision is proposed.

Setbacks - The required Front Parcel Line setback is 7.0 m and the required Rear Parcel Line setback is
5.0 m. The applicant seeks to place the manufactured home 3.5 m from the Front Parcel Line and 3 m
from the Rear Parcel Line. This encroaches on the front setback by 3.5 m and the rear setback by 2.0 m.

Therefore, the proposal is not consistent with the zoning bylaw and this Development Variance Permit
is required for the applicant to place a manufactured home on the subject property.

Impact Analysis
Context
The proposed land use is consistent with the surrounding land uses.

Population & Traffic
There is no anticipated changes to traffic or personnel on the subject property.

Sewage & Water
Sewage is not proposed, water will be supplied by owner.

Site Features
Land
The property is mainly cleared of trees.

Structures
Subject property is currently vacant.
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Development Variance Permit No. 23-008 January 11, 2024

Access
The property is accessed from Maple Street on the west side of the parcel.

Comments & Considerations

Applicant

Most other lots in the immediate area seem to encroach on the current 7.0 m front setback due to the
small size of the parcels on Maple Street. Many of the neighboring lots also have mobile homes on
them. This variance would not disregard or be out of place with the existing surrounding neighborhood.

Agricultural Land Reserve
The subject property is within the Agricultural Land Reserve.

Fire Protection Area
The subject property is within the Charlie Lake Fire Protection Area.

Mandatory Building Permit Area
The subject property is within the Mandatory Building Permit Area.

Development Permit Area
The subject property is outside all Development Permit Areas.

Development Cost Charge Area
The subject property is outside the Development Cost Charge Area.

School District 60 School Site Acquisition Charge Area
The subject property is within the School District 60 School Site Acquisition Charge Area. However, the
charge is not applicable at this time because no new residential lots are proposed.

Comments Received from Municipalities & Provincial Agencies

Bylaw Enforcement Officer

Approval recommended but the applicant should submit a building location certificate to ensure
placement according to proposal.

Charlie Lake Fire Department
Interests unaffected.

PRRD GIS
Interests unaffected.

BC Hydro
BC Hydro has no objection in principle to the Development Variance Permit application as BC Hydro’s

work do not physically cross the property nor is there a Right of Way Agreement registered on Title.
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Development Variance Permit No. 23-008 January 11, 2024

1. For new construction, BC Hydro wishes to ensure that building permits do not get issued that allow
for encroachment of buildings into the safety clearance zones required around existing bare utility
conductors, including those utility works installed within road allowance adjacent to the property.

2. ltisthe responsibility of the Architect and Electrical Engineer of Record (EEOR) to ensure compliance
with the Canadian Electrical Code (CEC), Canadian Safety Association (CSA) and WorkSafe BC
(WSBC). The CEC, CSA and WSBC stipulate minimum clearances of powerlines and equipment from
buildings for safety and safe working clearances (Limits of Approach).

3. If the Developer or Property Owner requires any additional electrical connections, or wishes to
relocate any existing powerlines or equipment, please call BC Hydro’s Electric Service Coordination
Centre at 1-877-520-1355 and ask to speak to a Distribution Designer.

Ministry of Transportation and Infrastructure
See attached response.

Northern Health
Interests unaffected.

ALTERNATIVE OPTIONS:

1. That the Regional Board respectfully refuse to issue Development Variance Permit No. 23-008, to
allow a reduction in parcel line setbacks, for the property identified as PID 012-589-659, as it is not
consistent with zoning.

2. That the Regional Board provide further direction.

STRATEGIC PLAN RELEVANCE:
X Not Applicable to Strategic Plan

FINANCIAL CONSIDERATION(S):

None at this time.

COMMUNICATIONS CONSIDERATION(S):

The Regional Board’s decision will be communicated to the applicant.

OTHER CONSIDERATION(S):

None at this time.

Attachments:
1. Maps, PRRD File No. 23-008 DVP
2. Application, PRRD File No. 23-008 DVP
3. Comments Received from Municipalities & Provincial Agencies, PRRD File No. 23-008 DVP
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Development Variance Permit No. 23-008 January 11, 2024

Location: Fort St. John

Subject Property

[ City of Fort St. John ]

Aerial Imagery

Subject Property
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Development Variance Permit No. 23-008 January 11, 2024

PRRD North Peace Fringe Area Official Community Plan No. 2460, 2021: Rural Residential (RR)

Subject Property

RR

RR

PRRD Zoning Bylaw No. 1343, 2001: Residential 3 Zone (R-3)

Subject Property
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Development Variance Permit No. 23-008

CLI Soil Classification: 2c

Subject Property

Agricultural Land Reserve: Within

Subject Property

2C

January 11, 2024
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Development Variance Permit No. 23-008 January 11, 2024

Fire Protection Area: Charlie Lake Fire Protection Area

Subject Property

Mandatory Building Permit Area: Within

Subject Property

Mandatory Building Permit Area
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PRRD PEACE RIVER REGIONAL DISTRICT Dawsca Creek | Box 810, 1981 Alaska Avenue BC, VIG 4HB
{T) {250) 784-3200 prd.dc@pmd.bc.ca

Fort St Jobtmn | 95605 100 Street BC, V1) 4N4

250 785-8084 pord.fsj@pordboca
For Office Use: (e !

Receipt#t A (o,

Date Recerved

FileNo. 2% -0 DVP
Sign Issued: YesE_ INo[CJN/AC]

Application for Development
1. TYPE OF APPLICATION FEE
(] official Community Pian Bylaw Amendment* $1,150.00
] Zoning Bylaw Amendment* * $ 800.00
o - * Plan / Zoning Bylaw combmed* $1,200.00
] Temporary Use Permit*® $ 500.00
(1 Temporary Use Permit Renewal $ 350.00
] Development Permit * $ 165.00
[=] Development Variance Pestmit $ 165.00

* Sign is required for this application type.
Sign provided by the PRRD and posted pursuant to Section 6 of Bylaw No. 2449, 2021, attached.
] - the - Reserve $ 1,500.00
{Applicant responsible for additional costs associated with the
advertisements, signage, and facility rental, if applicable)

2. PLEASE
Property Oumer’s Name Authonzed Agent of Ovmer (&
Conquer Assets Inc.

| ecwtte of the Locd Afadtte  oftheFRED. subritted i suppart of
this application can be made available for public inspection pursuant to the Freedom of Information and Protection of Privacy Act.
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3. PROPERTY DESCRIPTION

Full legal desaription and PID of each property under application Area of each lot
LT ., BLOTK 1L PLAN PRI, PRAT R, SECRG XS, Toansp o ot mossmmarss 10,15 acres b foares
PEACE RIVER LAND DISTRICT ha/ncres
PID: 012-589-659 ha facres

TOTAL
AREA 0'1 5 ha./acres

4. Chiic Addiass or locsition of w9924 Maple Street Fort St. John Rural

S. PARTIOLALARS OF FROPOSED AMENDRMENT
Please check the box(es} that apply to your application type:

[ 1 Official Community Plan (OCP) Bylaw amendment:
Text amendment:

[ 1 Zoning Bylaw amendment:
Existing zone:
Proposed zone-
Text amendment:

[w] Development Variance Permit — describe proposed variance request:
Front sethack variance to allow standamd sized mobie home (up to 768 nominal length) to be placed

muﬁmumwmmbmmmau

[ 1 Temporary Use Permit — describe proposed use:

[ ] Development Permit: Bylaw No. Section No.

6. Describe the existing use and buildings on the subject property:
Residential, vacant lob

7. Describe the existing land use and buildings on all lots adjacent to and surrounding the subject property:
(a) North Residential, Vacant lot
(b) East Residential. House and Garage
(c) South Residential, Vacant lot
(d) west Residential, mobile home
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. Describe your proposal. Attach a separate sheet if necessary:

Allow 2 mobide home of nominal 76ft (generic mobdle size) length démension to be permitied on the property.

Sethacks on the rear and sides of parcel al 3m would be maintained. Front sefback would be reduced.

T it mtf r oo ffbenmy prosetbaliey Teet rapeeen e i et Scystt saettSsok Ty tbillery wolll et 1 wertterer it 2 i

Reasons and comments in support of the application. Attach a separate sheet if necessary:
Most other iots in the immediate area seem to encroach on the current 7m front setback due to the small size

of the parcels on Maple Street. Many of the neighbaring lots also have mobile homes on them.

This vasianace would not disregand or be out of the place with the exising surmounding nesghborhood.

10. Describe the proposed and/or existing means of sewage disposal for the property:

Holding tank

11. Describe the proposed and/or existing means of water supply for the property:

Cistern

THE FOLLOWING INFORMATION 1S REQUIRED DEPENDING ON THE PROPOSAL/APPLICATION:

12.  Proof of owmership of the subject property or properties. (For example: Certificate of State of Title, BC
Land Title Office Property Title Search or recent Propesty Tax Notice.)
13. A Sketch Plan of the subject property or properties, showing the following:

(a) the lega! boundaries and dimensions of the subject property;
{b) boundaries, dimensions and area of any proposed lots (if subdivision is being proposed);

{c) the location and size of existing buildings and structures on the subject property, with distances to

property lines;

(d) the location and size of any proposed buildings, structures, or additions thereto, with distances to

property kines;
(e) the location of 2ny exisiing sewape disposal systems;
{f) the location of any existing or proposed water source.

ADDITIONAL OR MORE DETAILED INFORMATION MAY BE REQUESTED BY THE PEACE RIVER REGIONAL
DISTRICT FOLLOWING REVIEW OF YOUR APPLICATION.

i it & necessary for the property bouondaries and the location of bulldings and structzres to be more
accurately defined, a survey plan prepared by a British Columbia Land Surveyor may be required.
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15.

16.

| / We the undersigned hereby declare that the information provided in this app ication is complete and

is, to the best of knowledge, a true statement of the facts related to this application.
Nov 3 2023
gnatu e o Owner Date signed
of Ovmner Date
AGENT’S AUTHORIZATION
If you have an agent act on your behatf in submission of this application, the following
authorization be by AlL oumers.
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PEACE RIVER REGIONAL DISTRICT

. Assets , hereby admovriedge that the

Environmental Management Act, 2003, as amended, is effective as of February 1, 2021.

Legal Description(s):

LOT BLOCK1 PLAN PGP11028 PART NW1/4 SECTION 35 TOWNSHIP 83
RANGE 19, MERIDIAN W6, PEACE RIVER LAND DISTRICT

PiD: 012-589-659
Please chedk only one:
B 1 have read Schedule 2 and based on my persona! of the in question,
1 do not believe that it is or has been used for any of the industrial or commercial
purposes and activities . in Schedule 2 of the ) . 1 elect not
to complete and submit a “site disclosure statement’, as outfined in Section 40.(1) of the
Act.

O 1 have read Schedule 2 and one or more of the identified purposes or activities is or has

occuTred on the land(s) legafly desartbed above.
*p|ease contact staff to submit a “site disclosure statement” at planning@prrd.be.ca

| further acknowledge that this declaration does not remove any liability, which may otherwise be
enderthe ~ -~

B /11 jm3y

[Agent dd mm yyyy
[/
Owner/Agent dd mm yyyy

For more information, please visit the ministry’s Identification of Contaminated Sites webpage or e-mail
SitelD@gov.bc.ca



Tp 83,
LOTD
LOTD BLOCK 1
BLOCK 2 Plan 11028
Plan 11028
f— ——
e ]
LOT 1
E BLOCK 1
§ . Plan 5088
! g :
LOTE i i LOTE
BLOCK 2 BLOCK 1
Plan 11028 Plan 11028
Rge 19,
L)
N
LOTF Wom
Btgg; 2 BLOCK 1
Plan 11028 Pien 11020 1 CONQUER ASSETS INC.
SITE PLAN SHOWING
LOT E, BLOCK 1, BEC 38, TP83, RG 1 WeM
PLAN PGP1102
'TADLE OF REVISIONS NOTES: (9924 Mapl St.)
= L I ] O Rrsute e ot omar et e
L) ORIGINAL PLAN PREPARED Wier| pr [ pR| 1263 Emnmunmnmwm ym: umwmﬂxw PEACE RIVER DISTRICT
Ablet 1o applicatie legisigien pnd ComPARY hoicles
Dinoos & coordinates hawh e In mettes M based an NADSY, UTM (Zihe 10) BCALE 1:260
Buried Prpe lh:;\m § W 1 20 15 Mewes
flouds shown thus: —
- v | BHEETNO 1 OF
e g b =CTO=R
NonQlassiied Drainage / g Evidence E . CHOMETICH LAND BURVIEMING LTD » NO,
©f BlrsdmM Found shown s 08 NO,; 2314844 :mgmﬁun&ﬂmua
Powet nes shown thus Qre  =rev b3r0g Y " P (050 8T Fa (20) TS 454 0
Wiaandn shown us: T [Bwe. NO. 23148448K_RO W Yeorpeomlics 6om

D Subject property
. Proposed

development




Our file: 2023-05640
Your file: 23-008 — Development Variance
Permit

Ministry Of- Date: December 8, 2023
BRITISH "Transportation

COLUMBIA | and Infrastructure

Peace River Regional District
PO Box 810

1981 Alaska Avenue
Dawson Creek, BC V1G 4H8

Attention: Adam Morton, Planner Il

The Ministry of Transportation and Infrastructure (MoTI) has received and reviewed your referral of
November 30, 2023, for a Development Variance Permit for subject lot located at PID: 012-589-659, LOT
E BLOCK 1 SECTION 35 TOWNSHIP 83 RANGE 19 WEST OF THE 6TH MERIDIAN PEACE RIVER DISTRICT
PLAN 11028. Section 505 of the Local Government Act does not apply and will not require MoTI formal
approval however, MoTl has the following condition that must be met prior to formal approval of the
Development Variance Permit:

1. Buildings or structures adjacent to a highway or lane must be set back from the property line, a
minimum of 4.5 meters. If buildings or structures are proposed within the 4.5 meter set back
from Maple Street and subject lot PID 012-985-058, the landowner is required to obtain a set
back permit from MoTI. The owner is to apply online for a “Structure: Setback” permit to MoTI
here: Highway Use Permits - Province of British Columbia (gov.bc.ca)

Thank you for the opportunity to comment. If you or the proponent has any questions, please contact

me at [

Sincerely,

Pearl Canaday, Development Services Officer

Ministry of Peace District District Office Address: Area Office Locations:

Transportation and 300-10003, 110t Avenue 1201-103 Ave, 3rd floor

Infrastructure Fort St John, BC V1) 6M7 Dawson Creek, BC V1G 4J2
Telephone: (250) 787-3237 4744-52 Street

Email: DevApps.FSJ@gov.bc.ca Chetwynd, BC VOC 1J0


https://www2.gov.bc.ca/gov/content/transportation/funding-engagement-permits/permits
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