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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)  
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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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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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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. It is the 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:  

☒ 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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Location: Fort St. John 

Aerial Imagery 

Subject Property 

City of Fort St. John 

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

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

Subject Property 

Subject Property 
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CLI Soil Classification: 2c 

Agricultural Land Reserve: Within 

Subject Property 

Subject Property 
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Fire Protection Area: Charlie Lake Fire Protection Area 

Mandatory Building Permit Area: Within 

Subject Property 

Subject Property 

Mandatory Building Permit Area 
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Our file: 2023-05640 
Your file: 23-008 – Development Variance 

Permit 
Date: December 8, 2023 

 

Ministry of 
Transportation and 
Infrastructure 

Peace District 
 

District Office Address: 
300-10003, 110th Avenue 
Fort St John, BC V1J 6M7 
Telephone: (250) 787-3237 
Email: DevApps.FSJ@gov.bc.ca 

Area Office Locations: 
1201-103 Ave, 3rd floor  
Dawson Creek, BC V1G 4J2 
4744-52 Street 
Chetwynd, BC V0C 1J0 

 

Peace River Regional District 
PO Box 810 
1981 Alaska Avenue 
Dawson Creek, BC V1G 4H8 
 
Attention:  Adam Morton, Planner II 
 
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, MoTI 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 

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