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                         __________________________________   ____________________________ 
                  Department Head                                                 CAO 
Report prepared by: Bailey Chabot, North Peace Land Use Planner 
 

PEACE RIVER REGIONAL DISTRICT  
DEVELOPMENT SERVICES 

ZONING AMENDMENT  REPORT 
BYL AW NO. 2211, 2016 

3rd Reading 
 
OWNER:  Northern Vac Services Ltd.  DATE : May 5, 2016 
AGENT: Judy Desfosses  
AREA: Electoral Area C 
LEGAL :  NE 1/4 of Section 18 Township 84 Range 19 W6M PRD Except Plans A938 & 18362 & that part 

lying to the NE of the northeasterly boundary of Plan A938 
LOT SIZE :  59.8 ha (147.8 ac) 
LOCATION :  West of Charlie Lake, along HWY 97N  
 

PROPOSAL 
To rezone an approximately 22.8 ha (56.4 acres) portion of the subject property from R-4 (Residential 4 Zone) to 
R-1 (Residential 1 Zone) to allow for the subdivision of 23 residential lots varying in size from 0.7 ha to 2.0 ha 
(1.8 acres to 4.7 acres) and to rezone a 10 ha portion of the subject property from R-4 (Residential 4 Zone) to C-2 
(General Commercial Zone) to satisfy the conditions of exclusion set forth by the Agricultural Land Commission. 

RECOMMENDATION : OPTION 1 
1. THAT the Board amend the restrictive covenents of resolution RD/16/02/37 to: 
 
4d(i) The owner will neither apply for a building permit nor construct any structure requiring a building 
permit until the owner has provided the Regional District with proof of approval of the governing authority of 
a proposed water supply system to be constructed on the property sufficient to supply the proposed buildings 
with water drawn from a well on the property or by pipes connecting the property with a community water 
system.  
  
4d(ii) The owner will neither apply for a building permit nor construct any structure requiring a building 
permit until the owner has provided the Regional District with proof of approval of the governing authority of 
a proposed fire suppression system sufficient to serve the proposed buildings. 
 
2. THAT the Board direct staff to obtain clairification from Spectra Energy Corp. regarding regulations and 

policies surrounding roads crossing Spectra Energy Corp. pipelines. 
 

 

OPTIONS 
OPTION 1: 1. THAT the Board amend the restrictive covenents of resolution RD/16/02/37 to: 

 
4d(i) The owner will neither apply for a building permit nor construct any structure requiring a 
building permit until the owner has provided the Regional District with proof of approval of the 
governing authority of a proposed water supply system to be constructed on the property sufficient 
to supply the proposed buildings with water drawn from a well on the property or by pipes 
connecting the property with a community water system.  
  
4d(ii) The owner will neither apply for a building permit nor construct any structure requiring a 
building permit until the owner has provided the Regional District with proof of approval of the 
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subject property by 535.6 persons and 384 personal vehicles, plus commercial traffic.  Although 
the intent is to only develop 23 residential properties and not 182 as the maximum density would 
allow, there is the potential for purchasers to further subdivide parcels being purchased.         

WATER: The intent is to have residents haul water. 

SEWER: The subject property is within the Charlie Lake Community Sewer Service boundary, as per 
PRRD Bylaw No.  2194, 2015.  Density as proposed in this application requires connection to the 
community sewer system, as per zoning bylaw 1343, 2001, and will be required to connect to the 
Charlie Lake Community Sewer Service once capacity is realized, or must install an approved 
system. 
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ZONING AMENDMENT  
MAPS 

FILE  NO. 149/2015 

 
NPFA Official Community Plan Bylaw No. 1870, 2009 (Schedule B Map 3)  

  

Zoning By-Law 1343, 2001 (Map 5) 
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ZONING AMENDMENT  
MAPS 

FILE  NO. 149/2015 

CLI Soil Classification  

 
Agricultural Land Reserve  
Subject property has been conditionally approved by ALC Resolution #18/2014.  Conditions have not 
yet been met therefore the subject property is still within the ALR. 

 
 

 

Non-ALR Subject Property 
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Air Photo   
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January3, 2016

Attention: PeaceRiver RegionalDistrict

NE 1/4 of Section18 Township84 Range19 W6M PRD ExceptPlansA938 & 18362& thatpartlying to the
NE of thenortheasterlyboundaryof PlanA938

Proposal:To rezonean approximately22.8 ha (56.4 acres)portion of the subjectpropertyfrom R-4 (Residential4
Zone) to R-1 (Residential1 Zone)to allow for the subdivisionof 23 residentiallots varying in size from 0.7 ha to
2.0 ha (1.8 acresto 4.7 acres)andto rezonea 10 haportion of the subjectpropertyput forth by the Agricultural
Land Commissionfrom R-4 (Residential4 Zone) to C-2 (GeneralCommercialZone) to satisfythe conditionsof
exclusionset.

Beingthat the surroundingareais residentialwe arenot opposedto therezoningto R 1 zonefor
thepurposeof subdivisionof 23 residentiallots.

We arestronglyopposedof rezoningthe 10 ha(24.7 acres)portionof the subjectpropertyput
forth by theAgricultural Land Commissionfrom R-4 (Residential4 Zone)to C-2 (General
CommercialZone).

Herewe areagainopposingrezoningpropertieswhich hasbeenalreadydevelopedin this areaas
residentialhomesanddwellings. Rezoningwill affect the CharlieLake communitywith a
negativeimpact. Again, our CharlieLakecommunityis attractingcommercialandindustrial
businessesfor the solepurposeof takingadvantageof lower taxesin CharlieLake. This is a
primeexampleof commercialtrying to comein betweenresidentialproperties. How doesthis
makesenseandhow confusingis this? Whenis all this mixedzoninggoing to stop?

Onemoretime, this areais madeup of RESIDENTSALREADY ESTABLISHED we all moved
to the CharlieLake areato get awayfrom city, commercialandindustrial influence. Living in
the CharlieLake communityis a way of life which is madeup of residentialacreages.Why do
we needto haveto put up with unnecessarychangesthatwill affectour quality of life, suchas,
bright lights, increasednoiselevel dayandnight, traffic, andcommercialandindustrialview?

Sadly,we asresidentsarefacedwith devaluationof our homes.This will no longerbe a desired
placeto live. The commercialandindustrialbusinessarenot puttingtheresidentialcommunity
in theirbestinterest,it is all aboutmoney. How doesthis benefitthe establishedresidential
community?It doesn’t.

Let’s keepour CharlieLake communitya desirableplaceto live, andhavethe quality of life we
all work so hardfor. Let’s begin2016by halting furthercommercialandindustrial rezoningin
our alreadyestablishedcommunityof CharlieLake.

Kip & PaulineLetkeman
BenJensenSubdivision
CharlieLake, BC
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In replyto therecentapplicationfor a zoningamendmentby NothemVac Servicesfrom Residential
4 Zoneto C-2 (General Commercial).

First, thereappearsto bea continuousnumberof applicationsin thisgeneralareafor a commercial

rezoning.First, FlorianandKim Schwartzapplied,andafternumerous meetings andstudies,wasdenied.

There wasrecently anapplicationby DaveKosick,andnowanotheroneby NorthernVacServices.

Rightfrom Old Hoperd. To theintersectionwith highway29 is predominatelya residentialcorridor

with theoccasionalscatteringof commercialenterprises.If thisareawould havebeenintendedfor

mixedusedevelopment,it would/shouldhavebeenzonedassuch fromthebeginning. It’s notthat

commercialandresidentialaremutuallyexclusive,rather,thebroadranginginclusivenessof

commercialzoningallowsfor numerousenterpriseswhich areincompatible withresidentialareas.

Excessivenoise,aestheticallyunappealing,environmentalpollution, increasedtraffic on analready

strainedroadsystemto namebuta few. Thereis alsothesafetyissuesassociatedwith theproducts

handledby commercialenterprisesandtheresidualtoxinswhich will invariably findtheirwayonto

adjoiningresidentialproperties.

More thanoncetheproponentsof rezoningespousetheneedfor additionaldevelopmentin advance

of theimpendingdevelopmentassociatedwith L.NG. Thatis wishful thinking. Of the20or soproposed

projects,perhaps3 or4 maygetoff theground,andin light of thecurrentglobaleconomicdownturn,it

will probablybe laterthansooner.While FortSaintJohnwill invariablygrow, it will bemodest,and

chanceare neverbecomea majordestinationdueto its proximityto GrandePrairie.Furthermore,there

is ampleland availablein Fort Saint Johnwhich alreadyhastheappropriatezoningclassificationand

doesn’tconflict with residentialland usepatterns.

TheconclusionI’ve cometo is a few Individualswhoappearreminiscentof carpetbaggersand

profiteers”following theAmericanCivil Warareintentof squeezingeverynickel possibleoutof

propertyregardless oftheconsequencesfor surroundingpropertyor infrastructure.

By now it’s probablyobviousI’m opposedto this rezoningapplicationproceeding,but I do haveone

final thought. Of the23 residentiallots beingproposed,wherewould thehighwayaccessbe?

Miles Hogaboam

12835Ben’s Rd.
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Kerry Harveyand Ken Latreille
12983Hilltop Rd.
Charlie Lake, BC VOC1HO

January6, 2016

Chris Cvik
Chief AdministrativeOfficer
PeaceRiver RegionalDistrict
1981AlaskaAvenue
DawsonCreek,BC V1G 4H8

Re: ZoningAmendmentBylaw No. 2211(NorthernVac Services)‘

To Whom it May Concern:

We are writing as residentsof Hilltop Rd. to voice our concernshow this zoning amendment
bylaw affectsus aspropertyowners.

Oneof the most significant impactsis the potential increasein traffic. With the pendingchange
to allow for the creation of an additional 23 residential lots, which are assumedto access
throughHilltop Rd., therestandsto be an obviousincreasein traffic which really posesa safety
risk to residentsof the area.As you areaware,Hilltop Rd. has2- 90° cornersin its design.There
are many drivers that already mis-navigatethesecornersand with the potential increasein
traffic we are putting residentsof the areaat risk for accidents.Furtherto this, over the course
of the pastcoupleof years(sincethe road hasbeenpavedessentially)residentshaveseenan
increasein the amountof traffic passingthroughthe neighborhoodand increasedspeedas a
resultof the improved road surface,It is importantto reiteratethat this road is highly usedby
residents;peoplewalk, bike and ride horsesalong this road (and the Old Hope Road onto the
highway) for exerciseand enjoymentand again, this potential increasein traffic puts peopleat
unnecessaryrisk of harm. Additionally, this developmentin all likelihood will result in more
noisepollution which is a concern;peoplehaveboughtin the countryfor the quality of life that
lifestyle brings and an increasein the numberof residentsto the areacan start to erodethat
experience.

Another impactfrom our perspectivepertainsto the protectionof waterwells. As theownersof
a groundwaterwell that we usefor domesticpurposes,we also haveconcernshow theseother
propertieswill be serviced(i.e. water/sewage)given the potentialrisks to existingwaterwells in
termsof their quality andquantity.

Lastly, andequally importantasthoseconcernsidentified above,is the issueof propertyvalues.
Many of the propertiesin the areaare older and with the potential increasein the numberof
neweraccommodations/developmentsoccurringas a resultof this pendingbylaw amendment,
it is possiblethat theseolder, establishedpropertiescould becomedepreciatedin value (e.g.
supply and demand,newer is better scenarioetc.). This potential depreciationof property
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ChrisCvik, PRRD
January6, 2016
Page2

values, coupled with no increasein community amenitiesin the Charlie Lake area and the
broaderissueof the sustainabilityof continueddevelopmentswithin the ALR is not acceptable
to usas residentspotentiallyimpactedby this amendment,andassuchwe voice our opposition
to the bylaw changeasproposed.

We appreciatethe opportunityto haveour concernsheard,and if you haveany questionsabout
the commentsexpressed,pleasedo not hesitateto contactthe undersignedto discussfurther.

Sincerely,

Kerry HarveyandKen Latreille.
Ph:250-785-0678res.
Cell: 250-793-1777or 250-261-1494
Email: latreill@pris.ca
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Bailey Chabot

From: prrd dc
Sent: Thursday,January07, 20169:35 AM
To: Bruce Simard;Bailey Chabot
Cc: Claire Negrin; JacquelineBurton
Subject: FW: FOR PROPOSEDZONING AMENDMENT BYLAW NO. 2211 (NorthernVac Services),

2015

Edda Berthold
Receptionist/Secretary
Direct: 250-784-3200
Reception.dc@prrd.bc.ca

PeaceRiver RegionalDistrict
P0 Box 810, 1981AlaskaAvenue
DawsonCreek,BC V1G 4H8
Toll-free (24 hour): 1-800-670-7773
Office: 250-784-3200
Fax: 250-784-3201
www.prrd.bc.ca

IMPORTANT: The informationtransmittedhereinis confidentialand may containprivilegedor personalinformation. It is
intendedsolely for the personor entity to which it is addressed.Any review, re-transmission,dissemination,takingof
any action in relianceupon,or otheruseof this information by personsor entitiesotherthanthe intendedrecipientis
prohibited.If you receivedthis in error, pleasenotify the senderanddeleteor destroyall digital and printedcopies.

Original Message
From: JosephandJoleneJohnston[mailto:jjohnstonl7749@gmail.com]
Sent:January-07-169:33 AM
To: prrd dc <prrd.dc@prrd.bc.ca>
Subject:FOR PROPOSEDZONING AMENDMENT BYLAW NO. 2211 (NorthernVac Services),2015

To Whom It mayconcern:

We would like to voice our oppositionto the rezoningof the propertyof NorthernVac ServicesLtd. As a residential
propertyownerin the area,we do not wantto seeany morecommercialactivity in this area.
Heavyequipmentmovement,obtrusiveyard lighting, noise,andotherproblemsassociatedwith commercialactivity is
not beneficialto establishedresidentialareas.Thankyouand pleaseverify thatthis oppositionhasbeenjustly noted.

Thankyou,
JosephandJoleneJohnston

1
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RR#PEACE RIVER RE1RIcT

DEVELOPMENT APPLICATION COMMENT FORM
Your commentsor concernsregardingthe proposeddevelopmentareimportantto us; please
includethe file numberand applicant’snamewith your submissions.
Pleasenote:
Your nameandaddressis requiredfor your commentsto be consideredby the RegionalBoard.

File No. 149/2015 Applicant: NorthernVac ServicesLtd.

Commentsor Concerns:

In regardsto NorthernVac ServicesLtcL’s application,we havemanyconcernsandareopposedto
all of the re-zoning.Our concernsareasfollows:

1- Traffic hasalreadyincreasedsinceHilltop roadwas pavedin 2012, andcannothandle
anotherpotential384vehicleson it.

2 - Charlie LakeSchoolis alreadyat maximumcapacity- with no mentionof a newor
biggerschoolin the nearfuture.

3 - Any lots smallerthan4.7acresdon’t coincidewith anyof the otheracreagesin the
surroundingarea.Most peoplemoveout of town so their neighborsaren’t sitting on top
of them.Theyalso move outof town to build the houseof their dreams- not to havesome
developertell themwhat to build, whatcolor it hasto be etc. etc.

4 - The commercialland doesn’tfit in with all the residentialpropertiesthatsurroundit. And what
Is to saytheywon’t try to changethecommercialzoningto light industrial or industrial if they
cantfind buyersto developit commercially.

5 - The applicantslive in town, so theydon’t mind living in closequartersto their neighbors.And
could carelessaboutthe residentsthat alreadylive in the area.

6 - Poorplanning,therewasno lot plan information (visual pictureof what theyareintending).
7 - Only trying to makemoney,boughtthe real estateat a premium,and now hasto makea

high densityresidentialareato be successful.I.E. theemptyshell of a housesitting in the
field. It’s going on threeyearsandstill not livable.

8 - And lastly, the sewersystem- canthe Charlie Lake sewersystemreally handleit. (Not going
to mentionhow manymoredogswill be wanderingaroundchasingpeople’shorses.)

Name: Les andChareneChristianson Date: Jan07, 2016 —

Address:12939Hilltop Drive, CharlieLake, BC

Email/phonenumber(optional)lchristianson@live.ca

Submitcommentsto:

Box 810, Dawson Creek,BC VlG 4118 Telephone:(250) 784-3200or (800) 670-7773
Fax: (250) 784-3201 Email: prrd.dc@prrd.bc.ca
or:
9505 100 Street,Fort St. John,BC V1J 4N4 Telephone: (250) 785-8084Fax: (250) 785-1125
Email: prrd.fsj@prrd.bc.ca

flJ //WWW 1I)sc:LJ (3lf ‘-OXO7SPiASYGi)9J1XXopIgMF( 2O1.O1—U5 2 / PM
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, PEACE RIVER REGIONAL DISTRICT

DEVELOPMENTAPPLICATION COMM ENT FORM
Your commentsor concernsregardingthe proposeddevelopmentare importantto us; please
includethe file numberand applicant’snamewith your submissions.
Pleasenote:
Your nameandaddressis requiredfor your commentsto be consideredby the RegionalBoard.

File No. 149/2015 Applicant: NorthernVac ServicesLtd.

Commentsor Concerns:

Name: RogerMyram Date: Jan19,2016

Address:12942Hilltop Rd, Charlie Lake B.C.

Email/phonenumber(optional)250-793-7838,myram @ telus.net

submitcommentsto:

Box 810, DawsonCreek,BC VIG 4H8 Telephone:(250) 784-3200or (800) 670-7773
Fax: (250) 784-3201 Email: prrd.dc@prrd.bc.ca
or:
9505 100Street,Fort St. John,BC V1J 4N4 Telephone:(250) 785-8084Fax: (250) 785-1125
Email: prrd.fsj@prrd.bc.ca

In regardsto tho rezoniogof approximately56 acreofrom R4 to Ri I wholeheartedlydisagree:
1) Propertyis alreadyzonedR4 which is an scceptablelot size asdmatchesexisting propertiesnfl westsodsoothside of subjectpmperty.
2) Ri zoning could potentiallyoceanadditional 172 propertiesdaneloped,destroyingthe existing R4 lifestyle that existing residencesenjoy. If we wantedRi Zoning wewould haneboughtproperty
in town.
3) Additional traffic load (up to 3g4 persnnaluehicles)on existing infrastructurewould createadditionalmaintenance costs,and increasedsafetyhazardsdue to speedlimit of 80km/hon Hilltop RD
and Mark avenue.
4) Applicantsmadeit new clearin their application thatthey intendto subdinidethe prnpertydown to 1/2 acrelntn which would wualt is:

a) approximatelyigg new homeson the 56 acreparcel
b) approximately 220 peruonalvehiclenon the existing Hilltop RD and Mark anenue
C) potentialnf more than 200children being addedto an alreadyfull Charlie Lake school.

5) Local Fire chief hascoocernuabout increasedrisk of large stroctarefires dueto increaseddensityof structures
a)ourreotR4 zoningwould nut increaseriuk comparedto the existing msidenxesin area

6) Hilltop Rd and Mark anenuehane alreadyseenan increasein traffic by wuidentsof adjacentaabdioiuiunsafter Hiltop was hard uarfaced.
7) waterandsewagerequirementsfnr pmpauedRi zoningwould increaseyearon yearmaintenanceandoperationcools to the district, which would reuult in an increaseof taxes. The community
refewoduwsxlearly expressedthe xunstitueotsdesireto keep taxesat an affordablelevel.
6) Applicantshavealready displayedthatthey havelittle regardtsr existing District bylawo:

ajPrspertyhasalreadybeen usedas landfill for hundredoof cubicyardsof “soil” from deveisproentuwithin FSJcity Limitu
b)prapertywoo farmedbefore applicantpurchasedit, sincethe purchasetherehasbeanzero regardto wood control of noxiousor ionauineplant species

9) watersupply to the potenfialof the developmentiu a majorcooxem.
a) PRRD duesnot currentlyhavea woy to aupplywotertscurrent residents
b) High densityhousingrequiresaddihonalwotersupplyIs fight Fires,without a systemin pIeceto deliverwotersufficient for fire fighting requirementshow can theboard evenconsiderapproviog

a High density development.Especially afterthe referendumresutufor apgrudingand implemenfinga potablewoteruupply systemcamebackasa muounding“No”.
c) Waterwells driled on the propertywould havea seriousnegafiveimpacton existingwells in the areaasthe aquiferis margioalat best,adding up to 100 howeuof draw to the aquiterwouldnot

be sustainable

I believe thatthe properlycan andshouldbe developed,subjectto the following cundifluos:
i) PRRD refuseszoningamendvieotbylaw and leavessutjecipropertyzonedR4, Minimum Lot size restrictedto 4.5 acres
2)Propertydevelopmentsubjectto lostallahonof new accessroad buift to MOT standardson evisheg medRight-of-Way along eastsideof suplectproperly to limd the traffic impact to existing
residentson Hilfiup RD and Mark Avenue.
3jR4 Zoning wouldnot requirewateryr sewersystem instalafionsastheycould build xistemsand lagounoequivalentto surroundingacreages.
4)The evhrepropertybe developedand the ceolersectinothat is not currenttyincludedin appicahonbe kept at R4 zeoivg.

lv regardsto the applixafiooto rezoneapproximately10 hectarestmw R4 to C2:

1)1 believethat Highway accesswould be an issueandpmposeddevelopmentwould requirea frontageroadIs be built currenthighwoy accessat the Chadielake fire hall and Bess’ Sobdivisionare
hazardousdueto speedof intersectionand multiple lanes.
2) C2 zoniogwould be acceptableas long as if is not rezosedto Light or heasyindustrial in the future.
3) Wry doethe district needmore C2 zooiog land when thereare numerous vacantpropertieswithin the FSJ city limits, and more vacantpropertieson the easternendsouthere sidesof FSJwithin
the PRRD.Airport rd, SwansonLumber Rd, Rova maduin particular.
4) Water andsewageinfrustmcturewould also increase yearon year maiotenasceandoperationscostsfor the district.

I am oppouedto the rezoningof the R4 lend into C2 land asthe future ssesof the remainderof the propertyit would be easierto get it changedfrom Rd to Commercialor evenlight or heasy
ivdustriel use.

I would like to seea restrictivecaveatapplied to the propertythat if the C2 rezoning is approvedthat the remainderof the subjectR4 pmperty thatis not ioxludedin thin applicationcan not be
rezonedto commercialor industrialzoning in orderto maintainan oppropdatebuffer zonebetweenesistingR4 propertiesin the neighboringareas.
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