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To: Chair and Directors Report Number: DS-BRD-327 

From: Ashley Murphey, RPP, MCIP, GM of Development Services Date: August 17, 2023 

Subject: OCP & Zoning Amendment Bylaws No. 2527 & 2528, 2023, PRRD File No.23-010 OCPZN

RECOMMENDATION: [Corporate Unweighted – Excluding Pouce Coupe]

That the Regional Board respectfully refuse to give Peace River Regional District Official Community 
Plan Amendment Bylaw No. 2527, 2023, to change the designation of the property identified as PID 
011-576-855 from Industrial Study Area to Rural Residential, first and second readings, and further; 

That the Regional Board respectfully refuse to give Peace River Regional District Zoning Amendment 
Bylaw No. 2528, 2023, to rezone a ±21.63 ha portion of the property identified as PID 011-576-855 from 
Small Agricultural Holdings Zone (A-1) to Residential 3 Zone (R-3) first and second readings, as the 
proposal is not consistent with the OCP. 

BACKGROUND/RATIONALE: 
Proposal 
To change the designation on the subject property from Industrial Study Area (ISA) to Rural Residential 
(RR) and to further rezone a portion of the property from Small Agricultural Holdings Zone (A-1) to 
Residential 3 Zone (R-3) in order to facilitate a future subdivision of the property.  

Rationale 
Staff are recommending refusal based on the intent of the NPFA OCP Industrial Study Area (ISA) land 
designation, and the lack of adequate access to the property.  

Lands were placed in the ISA designation to allow for additional analysis to be undertaken to determine 
the future land use needs of the area in collaboration with relevant agencies and following the 
legislated public processes. Pursuant to Section 11 of the NPFA OCP: 

“….so long as any parcel continues to be designated in the Plan as part of a Study Area Lands 
designation, no zoning amendment bylaw should be adopted to change the permitted use of the 
parcel.” 

Staff are anticipating that work on the ISA land use analysis will occur concurrently with the Regional 
Growth Strategy.  

The property is currently accessed via a single lane ±10.1 m wide panhandle driveway, while the 
standard Ministry of Transportation and Infrastructure (MoTI) road right-of-way width is 25 m. The 
applicant has indicated that they intend to subdivide the lands, therefore this rezoning could permit 
the creation of 11 new parcels. Staff note that the transportation network throughout the ISA 
designation area is inadequate and requires further analysis.  
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File Details 
Owner:  Brandi Shaman 
Agent:  Parker Minard 
Area:   Electoral Area C 
Location:  Fort St John Rural 
Legal: Lot B Section 35 Township 83 Range 19 West of the 6th Meridian Peace River District 

Plan 17032 
PID:   011-576-855 
Civic Address:  8507 269 Rd 
Lot Size:  24.08 ha (59.51 ac)  

Site Context 
The subject property is approximately half a kilometer south west from the City of Fort St John boundary 
in the rural area known as Grandhaven. The area includes small to large residential properties as well 
as larger agricultural properties. A 36.85 ha agricultural property lies between the subject property and 
the industrial area to the east.   

Site Features 
Land 
The property is mainly treed in its natural state with cleared areas near the north east corner, near the 
centre, and where the home and detached garage sit.   

Structures 
A home and a detached garage sit near the south west corner of the property within a 2.4 ha area that 
was re-zoned R-3 in 2019.  

Access 
The current access to the property is via a ± 10.1 m wide single lane panhandle driveway. No adequate 
access has been identified to service any future subdivision of the subject property. While roadways 
and access do not fall under the jurisdiction of local government, 911 service addressing and emergency 
vehicle access does. As the proposed OCP and Zoning Amendment would facilitate future subdivision 
of the lands, staff are not in support due to the lack of adequate access for fire protection and 
emergency services.   

Canada Land Inventory Soil Rating 
According to the Canada Land Inventory, soils on the subject property are classified as 2C. Class 2 soils 
have moderate limitations that restrict the range of crops or require moderate conservation practices. 
Subclass C denotes adverse climate conditions. 

Comments & Observations 

Agricultural Land Reserve (ALR) 
The subject property is outside the Agricultural Land Reserve. 
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Official Community Plan (OCP) 
Pursuant to the North Peace Fringe Area Official Community Plan Bylaw No. 2460, 2021, the subject 
property is designated Industrial Study Area (ISA). The purpose of this designation is to allow further 
analysis of the ultimate land use designations based on land needs and to work with other agencies and 
the City of Fort St John as appropriate before deciding about future land uses. No such analysis has 
been undertaken at the time of this application. 

Therefore, a proposed change in designation is not consistent with the OCP. 

Pursuant to Section 11 of the NPFA OCP: 
“….so long as any parcel continues to be designated in the Plan as part of a Study Area Lands 
designation, no zoning amendment bylaw should be adopted to change the permitted use of the 
parcel.” 

Therefore the proposed zoning amendment is not consistent with the OCP.  

Land Use Zoning 
Pursuant to Zoning Bylaw No. 1343, 2001, a ±21.63 ha portion of the subject property is zoned Small 
Agricultural Holdings Zone (A-1) and the remaining ±2.45 ha area is zoned as Residential 3 Zone (R-3).  

Land within this zone A-1 zone may be used primarily for agricultural purposes. The minimum parcel 
size of an A-1 property is 15 ha (37.07 ac). The applicant intends to subdivide the property into 
residential lots approximately 1.8 ha in size.  

Therefore the proposed size and use do not comply with the current A-1 zoning and a zoning 
amendment to residential would be required. Land within the proposed R-3 zone may be used for 
residential purposes. The minimum parcel size is 1.8 ha (4.5 ac).  

As noted above, a zoning amendment is not supported by the OCP. 

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 and the charge 
must be paid prior to subdivision of the property.  
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Applicant 
Currently the property is bounded by R-3 zoning on the North and South and a portion of the property 
itself is already zoned R-3.  The landowner would like to rezone the remaining area to R-3 to allow for 
future subdivision with parcels being approximately 1.8 ha (4.5 acres) in size. The landowner is aware 
of the potential access issues and is pursuing options in regard to this. 

Impact Analysis 
Context 
The subject property sits adjacent residential subdivisions and larger agricultural parcels.   

Population & Traffic 
The R-3 zone has a minimum parcel size of 1.8 ha (4.5 acres) potentially creating a maximum of 13 
residential lots. Each lot would be permitted a maximum of one single family dwelling, one temporary 
additional dwelling, and one secondary suite which could increase the population and traffic to the area 
substantially and demonstrates the requirement for adequate road access for residents and emergency 
vehicles.   

Sewage & Water 
The property is currently serviced with a sewer lagoon and a water cistern.   

No community sewer system exists on or near the subject property, therefore all current and future 
lots are required to construct water and sewer systems in accordance with Northern Health’s 
regulations. 

Comments Received from Municipalities & Provincial Agencies 
PRRD Bylaw Enforcement Officer 
Bylaw enforcement relies on applicable zoning. If the uses are consistent with current zoning and then 
with future zoning, there are no concerns. 

PRRD GIS 
No concerns. 

PRRD Building Inspection  
No concerns. 

Charlie Lake Fire Department 
Charlie Lake Fire Department has no concerns with the rezoning of the property. Depending on the use 
of the property after rezoning, the fire department will have questions if the property is going to be 
used as residential.  

Information provided indicates that the land may be changed to residential lots. Concerns/items that 
need to be addressed with the fire department prior the fire department final approval:  

1. Roadway assess plan, entrance/exit to and from the property; 
2. Secondary entrance/exit; 
3. Road(s) - dead end road, turning around points, road width. Roadway use for large fire 

apparatus; 
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4. Driveways to each property - construction considerations, entrance width, overhang (trees), 
power lines; 

5. Subdivision - gated, not gated; 
6. Fire Water - water system, storage of water - fire suppression (good neighbor).  

Further discussion is requested to understand the overall plan for the property. 

Ministry of Transportation and Infrastructure 
The proposal does not fall within Section 52 of the Transportation Act and will not require formal MoTI 
approval and signature. MoTI is in support of the proposal and has the following comments: 

At this time, the Ministry of Transportation and Infrastructure will require PRRD approval prior to a 
review of a Subdivision application. Once the applicant has received PRRD approval regarding rezoning 
and the Official Community Plan, please re-apply online at: Highway Use Permits - Province of British 
Columbia (gov.bc.ca). 

Ministry of Agriculture 
See attached letter.  

ALTERNATIVE OPTIONS: 
1. That the Regional Board give Peace River Regional District Official Community Plan Amendment 

Bylaw No. 2527, 2023, to change the designation the property identified as PID 011-576-855 
from Industrial Study Area to Rural Residential, first and second readings, further; 

That the Regional Board give Peace River Regional District Zoning Amendment Bylaw No. 2528, 
2023, to rezone a 21.7 ha portion of the property identified as PID 011-576-855 from Small 
Agricultural Holdings Zone (A-1) to Residential 3 Zone (R-3) first and second readings, further; 

That a public hearing be held pursuant to Section 464 of the Local Government Act, delegated 
to Director of Electoral Area C, and that public notification be authorized pursuant to Section 
466 of the Local Government Act, and finally; 

That a restrictive covenant be placed on title to prevent subdivision of the subject parcel until 
such time as an adequate 25 m wide road access has been secured to each proposed lot 
including adequate turn around for emergency apparatus. 
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2. That the Regional Board give Peace River Regional District Official Community Plan Amendment 
Bylaw No. 2527, 2023, to change the designation the property identified as PID 011-576-855 
from Industrial Study Area to Rural Residential, first and second readings, further; 

That the Regional Board give Peace River Regional District Zoning Amendment Bylaw No. 2528, 
2023, to rezone a 21.7 ha portion of the property identified as PID 011-576-855 from Small 
Agricultural Holdings Zone (A-1) to Residential 3 Zone (R-3) first and second readings, and 
further; 

That a public hearing be held pursuant to Section 464 of the Local Government Act, delegated 
to Director of Electoral Area C, and that public notification be authorized pursuant to Section 
466 of the Local Government Act. 

3. 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. North Peace Fringe Area Official Community Plan Amendment Bylaw No. 2527, 2023 
2. Peace River Regional District Zoning Amendment Bylaw No. 2528, 2023 
3. Maps, PRRD file No. 23-010 OCP ZN 
4. Application, PRRD File No. 23-010 OCP ZN 
5. Comments Received from Municipalities and Provincial Agencies 



 
PEACE RIVER REGIONAL DISTRICT 

Bylaw No. 2527, 2023 
 

A bylaw to amend the “North Peace Fringe Area Official 
Community Plan Bylaw No. 2460, 2021”

 
WHEREAS, the Regional Board of the Peace River Regional District did, pursuant to the Province of British 
Columbia Local Government Act, adopt the “North Peace Fringe Area Official Community Plan Bylaw No. 2460, 
2021”; 
 
NOW THEREFORE, the Regional Board of the Peace River Regional District, in open meeting assembled, enacts 
as follows: 
 
1. This Bylaw may be cited for all purposes as "North Peace Fringe Area Official Community Plan 

Amendment Bylaw No. 2527, 2023." 
 
2. Schedule B – Map 3 of “North Peace Fringe Area Official Community Plan Bylaw No. 2460, 2021” is 

hereby amended by re-designating Lot B, Section 35, Township 83, Range 19, W6M, PRD, Plan 17032, 
from ISA “Industrial Study Area” to RR “Rural Residential” as shown on Schedule “A” which is attached 
to this bylaw. 

 

READ A FIRST TIME THIS 17th day of August , 2023. 

READ A SECOND TIME THIS 17th  day of August , 2023. 

Public Notice mailed on the 25th  day of August , 2023. 

Public Notice published on the 31st  day of August , 2023. 

Public Notice published on the  7th  day of September , 2023. 

Public Hearing held on the  day of  , 2023. 

READ A THIRD TIME THIS  day of  , 2023. 

ADOPTED THIS  day of  , 2023. 
 
 
 

   
 

 

   Leonard Hiebert, Chair 

(Corporate Seal has been affixed to the original 

bylaw) 

   
 

  Tyra Henderson,  
Corporate Officer 

 
I hereby certify this to be a true and correct copy of “North Peace 
Fringe Area Official Community Plan Amendment Bylaw  
No. 2527, 2023”, as adopted by the Peace River Regional  
District Board on ______________, 2023. 
 
_____________________________ 
Tyra Henderson, Corporate Officer 
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PEACE RIVER REGIONAL DISTRICT 

Bylaw No. 2528, 2023 
 

A bylaw to amend “Peace River Regional District 
Zoning Bylaw No. 1343, 2001.” 

 
WHEREAS, the Regional Board of the Peace River Regional District did, pursuant to the Province of British 
Columbia Local Government Act, adopt “Peace River Regional District Zoning Bylaw No. 1343, 2001"; 
 
NOW THEREFORE the Regional Board of the Peace River Regional District, in open meeting assembled, enacts as 
follows: 
 
1. This bylaw shall be cited for all purposes as “Peace River Regional District Zoning Amendment Bylaw  

No. 2528, 2023." 
 

2. Schedule C – Map 10 of “Peace River Regional District Zoning Bylaw No. 1343, 2001" is hereby amended by 
rezoning Lot B, Section 35, Township 83, Range 19, W6M, PRD Plan 17032 from A-1 “Small Agricultural 
Holdings Zone” to R-3 “Residential 3 Zone”, as shown on Schedule ‘A’ which is attached to and forms part of 
this bylaw. 

3.  

READ A FIRST TIME THIS 17th day of August , 2023. 

READ A SECOND TIME THIS 17th  day of August , 2023. 

Public Notice mailed on the 25th  day of August , 2023. 

Public Notice published on the 31st  day of August , 2023. 

Public Notice published on the  7th  day of September , 2023. 

Public Hearing held on the  day of  , 2023. 

READ A THIRD TIME THIS  day of  , 2023. 

ADOPTED THIS  day of  , 2023. 
 
 
 

   
 

 

   Leonard Hiebert, Chair 

(Corporate Seal has been affixed to the original 

bylaw) 

   
 

  Tyra Henderson,  
Corporate Officer 

 
 
I hereby certify this to be a true and correct copy of “PRRD 
Zoning Amendment Bylaw No. 2528, 2023”, as adopted by the 
Peace River Regional District Board on __________, 2023. 
 
______________________________ 
Tyra Henderson, Corporate Officer 
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8. Describe your proposal. Attach a separate sheet if necessary: 
         
        
         
 
9. Reasons and comments in support of the application. Attach a separate sheet if necessary: 
        
         
         
 

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

      
       
       

 

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

      
       
       

 

THE FOLLOWING INFORMATION  REQUIRED DEPENDING ON THE PROPOSAL/APPLICATION  
 
12. Proof of ownership of the subject property or properties. (For example: Certificate of State of Title, BC 

Land Title Office Property Title Search or recent Property Tax Notice.) 
 
13. A Sketch Plan of the subject property or properties, showing the following: 
  (a) the legal 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 lines; 
  (e) the location of any existing sewage 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. 
 
If it is necessary for the property boundaries and the location of buildings and structures to be more 
accurately defined, a survey plan prepared by a British Columbia Land Surveyor may be required. 
 

  

Lagoon is currently used

Cistern is currently used
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15. I / We the undersigned hereby declare that the information provided in this application is complete and 
is, to the best of my / our knowledge, a true statement of the facts related to this application.

  _ ___  _______________________
  Signature of Owner Date signed

  ___________________________________  _______________________
Signature of Owner Date signed

16. AGENT’S AUTHORIZATION
If you have an agent act on your behalf in submission of this application, the following

 authorization MUST be signed by ALL property owners.

I / We  ________________________     and   _________________________   hereby authorize
                     (name of landowner)                               (name of landowner)

________________________________  to act on my/our behalf regarding this application.
                       (name of agent)

Signature of Owner:       Date:

Signature of Owner:                                                                         Date:
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Ministry of Agriculture 
and Food 

 
Extension and 
Support Services 
Branch 

 
Mailing Address: 
PO Box 9120, Stn Prov Gov 
Victoria, BC  V8W 9B4 
 

 
Web Address:  
http://gov.bc.ca/agri  

 

August 4, 2023  
 
Local Government File: 23-010 OCP ZN 
 
Erin Powers, Planner II 
Peace River Regional District (PRRD) 
VIA EMAIL: planning@prrd.bc.ca  
 
Re: OCP and Zoning Bylaw Amendment – 8057 269 Road (PID 011-576-855)  
 
Dear Erin Powers: 
 
Thank you for providing Ministry of Agriculture and Food (Ministry) staff with the 
opportunity to comment on the proposed zoning and Official Community Plan (OCP) 
amendments to facilitate a subdivision of the 24.08-hectare subject parcel, located outside 
of the Agricultural Land Reserve (ALR). Ministry staff offer the following comments: 

 
• The subject parcel is located almost completely within a large region of ALR parcels 

west of the City of Fort St. John. Based on the previous ALC decision (Order 
#40/2016, File 54493, see attached) the parcel was excluded in 2016. 
 

• Based on B.C’s Soil Information Finder Tool (SIFT) the parcel has an agricultural 
capability rating of 2C. Lands with capability ratings of 1-2 are considered “prime 
agricultural lands” and scarce in B.C. with little to no limitations that would require 
intensive management. The subclass denoted as ‘C’ indicates that there is an 
adverse climate (excluding precipitation) that may cause some limitations to 
cultivation. Based on two additional previous ALC decisions however, (Resolutions 
#1056/80 and #131/81, see attached) Ministry staff are uncertain regarding any 
current existence and location of underground radio broadcasting transmitter 
wires that may impact any potential agricultural activity as described in the 
attached ALC documentation. 
 

• The applicant states the intention is to amend the subject parcel from Industrial 
Study Area to Rural Residential within the current OCP. Given the agricultural 
capability classification of the parcel and the surrounding ALR land, the Regional 
District may want to consider, rather than a residential designation, the potential 
for agricultural activity on the parcel and support inclusion in the ALR along with an 
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OCP’s Agriculture (AG) designation. This consideration, however, would necessarily 
include review and confirmation of the existence of any current underground 
infrastructure as previously noted.  
 

• Ministry staff also note that the North Peace Fringe Area OCP (Bylaw No.  2460, 
2021, adopted October 13, 2022) states that the “Regional District intends to 
conduct further analysis…” in its Study Area Lands over a 18-24-month period, (PDF 
page 47) and as such the Regional District may want to consider this broader 
objective, including potential industrial uses to support the agricultural sector, as 
part of this site-specific proposal.  
 

• In addition, the proposed R-3 (Residential 3) zoning allows for a smaller minimum 
lot size (1.8-hectares) compared to the A-1 (Small Agricultural Holdings) (15-
hectares) zone. It is important to note that the subdivision of farmland into smaller 
lots can frequently weaken the long-term agricultural and economic potential of 
parcels with Class 2 soil and increase the land cost per hectare of each new parcel 
which may confine farm business opportunities. Vegetative buffering and building 
setbacks (on the non-farming side) between smaller lot residential uses and ALR 
land can help reduce the potential risk of boundary disputes between 
neighbouring land uses and farm practice complaints.  
 

• Based on the information provided and given the nature of the proposal, it does 
not appear that approval of this application will positively contribute to agricultural 
production on the parcel, or in the surrounding area. 

 
If you have any questions or concerns about our comments, please do not hesitate to 
contact staff. 
 
Sincerely, 
 
Gregory Bartle  
Land Use Planner  
Ministry of Agriculture and Food 
Phone: (778) 974-3836 
Email: Gregory.Bartle@gov.bc.ca 

Brenna Schilds, P. Ag 
Regional Agrologist – Peace Region 
Ministry of Agriculture and Food 
Phone: 250-795-4101 
Email: Brenna.schilds@gov.bc.ca 
  

 




















