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To: Chair and Directors     Date: August 13, 2019 

From: Michael Blatz, North Peace Land Use Planner 

Subject: OCP Amendment Bylaw No. 2370, 2019, PRRD File No. 19-038 

RECOMMENDATION:  [Corporate Unweighted] 

That the Regional Board refuse Official Community Plan Amendment Bylaw No. 2370, 2019, to redesignate 
the NE ¼ of Section 24, Township 83, Range 19, West of the Sixth Meridian, Peace River from Agriculture to 
Medium Density Rural Residential within PRRD North Peace Fringe Area Official Community Plan Bylaw No. 
1870, 2009. 

BACKGROUND/RATIONALE: 

Proposal 
To amend the subject property’s Official Community Plan designation from Agriculture to Medium Density 
Rural Residential within PRRD North Peace Fringe Area Official Community Plan Bylaw No. 1870, 2009. The 
applicants intend to exclude the property from the ALR, rezone it for residential use, and subdivide it into 
32 lots in subsequent applications if this OCP amendment is successful.  

File Details 
File No.:  19-038 
Owners:  Frontier Property Investments Ltd. 
Agent:   Jared Giesbrecht 
Area:   Electoral Area C 
Location:  Fort St. John, BC 
Legal: NE ¼ Section 24 Township 83, Range 19 W6M, Peace River  
PID: 003-919-072 
Lot Size:  64.68 ha (159.83 ac) 

Site Context 
The subject property is south of Fort St. John, on the west side of 265 Road. Land to the north and east has 
a mix of industrial and residential uses; land to the west is agricultural; land to the south slopes down to 
Old Fort Road and the Peace River.   

Site Features 
Land 
The land is mostly cleared of trees and slopes down to the south. 

Structures 
There are no structures on the property. 
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Access 
The subject property could be accessed from 265 Road, but it does not appear an access point has been 
developed at this time. 

CLI Soil Rating 
Soil on the property is a combination of 2C & 36

T24
C soils.   

 Class 2 soils have moderate limitations that restrict the range of crops or require moderate 
conservation practices. 

 Class 3 soils have moderately severe limitations that restrict the range of crops or require special 
conservation practices. 

 Subclass C denotes adverse climate. 

 Subclass T denotes topography. 

Fire Protection 
The subject property is within the Fort St. John Rural Fire Protection Area. 

Comments & Observations 
Applicant 
The applicant intends to develop 32 high-end rural residential lots with a strict building scheme to ensure 
quality construction and high-value properties. The applicant indicates there is a shortage of available rural 
residential land near Fort St. John and this is leading to productive farmland being developed for residential 
use. Further, the applicant asserts that rural residential development is the highest and best use of the land 
and will lead to continuous and compact development in the fringe area.  

Agricultural Land Reserve (ALR) 
The subject property is within the ALR and the ALC does not support the proposed OCP amendment. While 
the Board can adopt an OCP amendment without the support of the ALC, it is not best practice. In fact, 
Section 46(4) of the Agricultural Land Commission Act states “A local government bylaw … that is 
inconsistent with this Act, the regulations or an order of the commission has, to the extent of the 
inconsistency, no force or effect.” The applicant is aware of this requirement and chose to apply for an OCP 
amendment first. 

Therefore, the property would need to be granted an Exclusion or Non-Farm Use from the ALC before the 
site can be developed.  Staff recommend that, should this application move forward, the Board require a 
successful ALR Exclusion or Non-Farm Use application before amending the property’s OCP designation or 
zoning to avoid conflicts with the Agricultural Land Commission Act.

Old Fort Geotechnical Assessment 
The subject property is within an area near Old Fort for which the PRRD is working toward obtaining a 
geotechnical assessment. Once the study is complete, staff anticipates the findings will guide the PRRD’s 
approach to development in the area.  
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Official Community Plan (OCP) 
The subject property is designated as Agriculture within PRRD North Peace Fringe Area OCP, 
Bylaw No. 1870, 20091. Section 3.2 of the OCP establishes objectives and policies for the 
Agriculture designation, which generally discourage subdivision and non-agricultural uses. Land 
within the Agriculture designation should be used for agriculture and non-agricultural uses should 
be directed elsewhere. 

More broadly, the OCP’s goals and policies for housing and agriculture aim to protect productive 
farmland and direct development away from agricultural land. While Section 1.4 Goal 2 
recognizes the need for a variety of housing options and density alternatives, Section 1.5.2 Policy 
9 encourages compact development within areas already designated for residential development, 
rather than converting new areas.  

In summary, developing agricultural land for non-agricultural purposes is discouraged by many of 
the OCP’s goals, objectives, and policies. According to Section 3.2.2 of the OCP, residential land 
use within the Agriculture designation is permitted. However, the proposed scale of residential 
development and lot sizes are not consistent with the 63 ha (155 ac) minimum parcel size. 
Therefore, the proponent is applying to amend the property’s OCP designation from Agriculture 
to Medium Density Rural Residential.  

Land Use Zoning 
The subject property is zoned A-2 (Large Agricultural Holdings Zone) pursuant to PRRD Zoning Bylaw No. 
1343, 2001. While the dwelling units are a permitted land use in the A-2 zone, the applicant intends to 
subdivide in the future, which would result in 32 lots smaller than the minimum size of 63 hectares (155 
acres) set out in Section 36.2.  

Therefore, a rezoning will be required. The applicant intends to rezone in a future application, if this OCP 
amendment is successful. 

Permit & Charge Areas 
The subject property is within the School District 60 School Site Acquisition Charge Area, which will apply 
upon successful subdivision. It is within the PRRD’s Mandatory Building Permit Area, but outside the 
Development Permit and Development Cost Charge Areas.

Impact Analysis 
Context 
The surrounding area has a mix of industrial and residential uses, which are prone to conflicts and are 
discouraged from mixing. Depending how the City and Regional District develop in the area, this proposal 
could exacerbate industrial-residential conflicts in the area.  

Additionally, the subject property is, at its closest, approximately 550m from the portion of Old Fort Road 
that was destroyed in 2018’s landslide. It is not known whether further development in the area could 
contribute to future landslide events. The PRRD will not have a definitive conclusion until additional 
information regarding the cause of the 2018 landslide, along with additional geotechnical, storm water and 
slope stability information are obtained. 

1 The NPFA OCP is currently being reviewed. The most recent public draft of the OCP also designates this parcel as Agriculture. 
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Agriculture 
The subject property’s soil is primarily 2C, which is considered high-quality and productive land, even if the 
property is not currently used for agriculture by the current owner. If developed, the property would likely 
be prevented from entering agricultural production permanently.  

Population & Traffic 
An increase in population is anticipated, should the proposed OCP amendment and subsequent rezoning 
and subdivision(s) be approved. The applicant is proposing 32 residential lots, which could result in 
approximately 90 residents, assuming an average of 2.8 people per household. 

An increase in traffic is also anticipated. The proposed site plan shows two new roads connecting to 265 
Road, each serving 16 residential lots. The Ministry of Transportation and Infrastructure has not reviewed 
this layout and has not determined conditions of subdivision.  

Sewage & Water 
If approved, the new residential lots will require sewage systems approved by Northern Health. The 
applicant indicated lagoons or septic systems will be used for sewage disposal. Cisterns will be used for 
water supply. 

Comments Received from Municipalities & Provincial Agencies 
Fort St. John 
Approval is not recommended. The City encourages joint planning with the PRRD in the area immediately 
surrounding the city to ensure growth that is mutually beneficial. 

Dawson Creek  
Interests unaffected. 

ALC 
The ALC does not support the proposed OCP amendment. 

MoTI 
No objections to the rezoning. 

Chetwynd, Hudson’s Hope, Pouce Coupe, Taylor, Tumbler Ridge, Fort St. John Fire Rescue, MoFLNRORD, 
Northern Health, BC Hydro & SD 60 
No response received. 

ALTERNATIVE OPTIONS:

1. That the Regional Board defer consideration of Official Community Plan Amendment Bylaw No. 2370, 
2019, to redesignate the NE ¼ of Section 24, Township 83, Range 19, West of the Sixth Meridian, Peace 
River from Agriculture to Medium Density Rural Residential within PRRD North Peace Fringe Area 
Official Community Plan Bylaw No. 1870, 2009, until the PRRD obtains geotechnical data and 
professional advice regarding development in the Old Fort area.  
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2. That the Regional Board give Official Community Plan Amendment Bylaw No. 2370, 2019, to 
redesignate the NE ¼ of Section 24, Township 83, Range 19, West of the Sixth Meridian, Peace River 
from Agriculture to Medium Density Rural Residential within PRRD North Peace Fringe Area Official 
Community Plan Bylaw No. 1870, 2009, first and second readings; and that a public hearing, delegated 
to the Director of Electoral Area C, be scheduled upon receipt of: 

 A resolution from the ALC stating either the subject property has successfully been excluded 
from the ALR or the proposed use has been granted a Non-Farm Use; and 

 A geotechnical report and slope stability study, obtained by the PRRD, to determine the 
proposed development’s possible effects on the Peace River bank and nearby properties.  

3. That the Regional Board provide further direction.

STRATEGIC PLAN RELEVANCE: 

☒ Not Applicable to Strategic Plan. 

FINANCIAL CONSIDERATION(S):  

COMMUNICATIONS CONSIDERATION(S): 

OTHER CONSIDERATION(S): 

Attachments:
1. Maps 
2. Map of Old Fort Geotechnical Assessment Area 
3. Application 
4. Referral responses from agencies 
5. Referral response from Electoral Area Director 
6. Section 4.3.2 of PRRD North Peace Fringe Area Official Community Plan, Bylaw No. 1870, 2009 
7. Draft Bylaw No. 2370, 2019  
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Peace River Regional Districtp Schedule A 
North Peace Fringe Area Official Community Plan By-law No. 1870, 2009 

4.3.1 High Density Rural Residential (HDR) 

Policy 5 Within the High Density Rural Residential designation the principal use of   
 land will generally be limited to; residential and home based business subject to 
zoning regulations. 

Policy 6 Within the High Density Rural Residential designation and parcels not on a 
lakeshore the minimum parcel size will not be less than: 

a) 2000 sq. metres (0.50 acre) for lands connected to a community sewage 
system; 

b) 8 ha (20 acres) for lands not connected to a community sewage  
system; 

c) 0.4 ha (1 acre) for land described as District Lot 418, except Plan 18222, 
W6M., which recognizes the existing approvals on this property.  

Policy 7 The purpose of setting a large 8 ha (20 acres) minimum parcel size for lands not 
connected to a community sewage system, is to re-enforce the priority of first 
supporting subdivision having a community sewage system that are compatible to 
nearby rural or urban serviced areas, to promote infilling and compact development.  

Policy 8 High Density Residential subdivision will be directed to those areas having 
community sewer services to maximize existing sewer capacity or those areas 
planned to receive sewer service, encouraging compact development, as referenced 
in Section 11.3.1, Policy No. 10 to to12.   

4.3.2 Medium Density Rural Residential (MDR) 

Policy 8 Within the Medium Density Rural Residential designation the principal use of land 
will generally be limited to; residential and home based business, subject to zoning 
regulations. 

Policy 9 Within the Medium Density Rural Residential designation the minimum parcel will not 
be less than: 

a )      0.8 ha (2 acres) for lands; 
i) connected to a community sewage system, or; 
ii) where soil conditions are suitable for on-site sewage disposal and a 

system authorized by the agency having jurisdiction regarding sewage 
disposal; 

b) 1.6 ha (4 acres) for lands not connected to a community sewage system. 

c) 0.3 ha (0.74 acre) for land described as a portion of the Northwest ¼ of Section 1, 
Township 84, Range 18, W6M, PRD   [Bylaw No. 2115, 2014] 

Policy 10 For parcels designated Medium Density Rural Residential lying within Electoral Area 
sBt the minimum parcel size will not be less than 1.6 ha (4 acres) as shown on 
Schedule B, Map No.ts 1 and 2.  
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I hereby certify this to be a true and correct copy of 
Bylaw No. 2370, 2019T$ @N @CKLODC AS OGD 
Peace River Regional District Board  
on __________________, 20___. 

______________________________________ 
Corporate Officer
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