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STAFF REPORT 

 

DATE:   April 20, 2013 

FROM:  Judy Skogstad, Planning Consultant 

SUBJECT: Application by A. Hepburn and P. Ewasiuk 
  Rezoning of Lot 2, DL 873 Queen Charlotte Plan  
  PRP 41374, Parcel 023-876-522 

              

Recommendations: 
 
THAT the Board designates the following referral agencies for the purpose of rezoning Lot 2, DL 
873 Queen Charlotte Plan PRP 41374: 

 Ministry of Transportation and Infrastructure 
 Northern Health 
 Ministry of Environment / Ministry of Forests, Lands and Natural Resources, and 
 BC Parks 

 
AND THAT a public hearing be scheduled for Saturday, June 22nd, 2013 in Masset, with 
comments from the Graham Island Advisory Planning Commission and agency referrals being 
received by the Board either before or at the public hearing; 
 
AND FURTHER THAT Director Michael Racz be designated as chair of the public hearing. 
 
 
1. Background 
 
 The Skeena-Queen Charlotte Regional District has received an application from Pamela 
 Ewasiuk and Alexandra Hepburn to rezone Lot 2, DL 873, PLAN PRP 41374 from the R-2 
 Small Holdings District to the R-3 Residential District.  The property is located at 282 
 Sangan Drive off of Tow Hill Road (Attachment A). 
 
2. Proposed Development 

 The existing zoning of Lot 2 has a minimum parcel size requirement of 0.800 hectares for 
 each parcel to be created and permits one dwelling per parcel. 
 
 The property is 0.800 hectares in area, and the intent is to subdivide the property into 
 two 0.400 hectare parcels.  The R-3 Residential District has a minimum parcel size 
 requirement of 0.400 hectares for lots not serviced by a community water system.  It also 
 permits one dwelling per parcel.     
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The property is owned jointly by the applicants, and currently there are two dwellings on site 
supported by two wells.  The applicants propose compliance with Northern Health 
requirements for septic systems as a condition of subdivision.  The property is currently 
serviced by an unpaved road, and accessed by two separate driveways (Attachment B). 

 
3. Applicable Policies in the Graham Island Official Community Plan  

 The property is designated Residential in the Graham Island Official Community Plan 
 (OCP), and the OCP does not specify what the future density should be for areas 
 designated Residential. However, Policy 6 under the Section “Affordable, Supportive and 
 Accessible Housing” does state that “Residential cluster development and small lot sub-
 divisions are encouraged on lands designated as Rural Residential and Residential and as a 
 means of providing smaller, more affordable forms of housing”.   Therefore, the proposed 
 rezoning is considered consistent with the relevant OCP policies. 

 The Graham Island OCP requires that development permits be addressed at the time of 
 subdivision.  There are two potential types of development permit issues:  

(a) An Environmental Development Permit designation for nests of eagle, peregrine falcon, 
gyrfalcon, osprey, heron, Queen Charlotte goshawk, marbled murrelet, saw whet owl 
(and other BC Wildlife Act and Federal Species at Risk Act designated species) will 
require that a report be prepared by a Qualified Environmental Professional to ascertain 
whether there is a need for any protection of such nests and, if so, a development permit 
application will be required. 
 

(b) A Natural Hazards Development Permit designation for floodplains and steep slopes (in 
excess of 25 degrees) may also require reports by qualified professionals.  Floodplains 
are as defined in the Graham Island Zoning Bylaw 192, which in the case of the Sangan 
River includes land within 15 meters and lower than 1.5 meters above its natural 
boundary.   

 
Covenant Plan 39107, currently registered on title, stipulates a minimum horizontal 
setback and a minimum vertical separation from the natural boundary of Sangan River.  
In the case of Lot 2, the requirement is a 1.5 meter minimum vertical separation for 
areas used for habitation, business or storage of goods, or furnace or other fixed 
equipment damageable by floodwaters.  The applicability of the covenant and the 
associated requirement for a development permit application, supported by a report 
prepared by a professional engineer with experience in geotechnical engineering, need 
to be confirmed by survey prior to completion of the subdivision.   
 
The issue of steep slopes, if any, would also need to be addressed at the time of 
subdivision. 
 

4. Applicable Zoning Regulations 

 Applicable zoning regulations include both the number of dwellings per parcel and setbacks 
 from property lines.   
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 The proposed rezoning and subdivision, if successful, would result in one dwelling per 
 parcel and, therefore, bring the number of dwellings per parcel in compliance with the 
 zoning.  

 However, it appears that the setbacks of existing buildings do not comply with the 
 requirements of either the R-2 Small Holdings and R-3 Residential District zones which are 
 7 meters (22.97 feet) from a front and rear parcel line and 5 meters (16.40 feet) from a side 
 parcel line.  An example is the placement of the existing dwelling on the western portion of 
 Lot 2, which does not appear to meet either the side parcel setback or rear parcel setback 
 requirements of 5 and 7 meters, respectively.  Another example is the existing dwelling on 
 the eastern portion of Lot 2 which does not meet the 5 meter setback requirement of the 
 proposed parcel line that would separate Lot 2 into two parcels.   

 Should the rezoning be granted and a subdivision proceeds, confirmation of setbacks via 
 a survey prior to completion of the subdivision needs to be undertaken to ensure 
 compliance with zoning.  If setbacks do not comply with existing and proposed parcel 
 lines, the setback requirements could be officially varied by the Regional District Board 
 via the granting of a development variance permit.  This would enable the subdivided 
 parcels to be legally non-conforming with respect to the zoning setback requirements.   

 Note that the setbacks of dwellings and structures and the applicability of floodplain 
 provisions could be undertaken by a surveyor in conjunction with the survey to establish 
 the boundaries of the two parcels to be registered by subdivision plan.   

 5. Adjacent Land Uses and Zoning 

 Lot 2 is located in a subdivision with R-2 zoning.  Lot 20 nearby and to the west was 
 recently rezoned from R-2 to R-3 by Bylaw 538.  An area of R-3 zoning exists to the east 
 and along the waterfront side of Tow Hill Road. 

 The applicants have indicated that they are supportive neighbors who are in a similar 
 position and would like to rezone.  While future applications will need to be considered 
 on their own merit, with this application and that approved under Bylaw 538, there may 
 be an expectation that other nearby parcels should be considered favorably for the R-3 
 zoning. 

 Adjacent to the subject parcel is Naikoon Park with P-1 Public Use District zoning.      

 Adjacent to the subdivision (but not to the subject parcel) is an area zoned R-1 Rural 
 District, with a minimum parcel size requirement of 1.5 hectares.   
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6. Potential Provincial Agencies Issues 
 

 The key provincial agencies with potential interests and requirements are as follows.  

(a) Northern Health  
 
 Where zoning is not in place, this agency recommends a minimum parcel size of 1.0 
 hectares (2.5 acres) for lots that have individual wells.  The applicants are proposing 
 less than one-half of this area.  This agency requires that wells be 30 meters/100 feet 
 from a sewage absorption field and 15 meters/50 feet from a watertight septic tank.  
 They also have requirements for setbacks from buildings and from parcel lines.   

(b) Ministry of Transportation and Infrastructure 
 
 This Ministry is the approving agency for subdivisions with its requirements for road 
 surfacing, access, and development within 800 meters of a controlled access highway. 

(c) Ministry of Environment / Ministry of Forests, Lands and Natural Resources 
 

 As previously noted, there is a covenant on-title for flood protection.  This Ministry, 
 and/or the Ministry of Transportation and Infrastructure, as the approving authority for 
 subdivisions, should ascertain whether this is applicable and if so, sufficient, given the 
 location of the subject parcel.  As previously noted, this could be done as a condition of 
 subdivision.    

(d) Parks – Naikoon Provincial Park is adjacent to the subject parcel.  

 The subject parcel is not within the Agricultural Land Reserve, and it is not adjacent to a 
 municipality or First Nations Reserve Lands.  As the rezoning would enable a 
 subdivision without an increase in the number of permitted dwellings, school enrollments 
 would not be impacted.    

7. Bylaw Amendment 
 

 Bylaw 555, 2013 is included under the Bylaw section of this agenda for consideration by the 
Board and first reading. 

 
8. Referral to Agencies and Advisory Planning Commission 

 Information related to this application and the proposed zoning bylaw amendment are being 
 referred to the above-noted agencies and to the Graham Island Advisory Planning 
 Commission for comments, which will be made available at a public hearing if not before. 

The Board may choose to include other referral agencies if it feels they would be 
appropriate. 
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9. Timeline: 

 Application received February 4, 2013 
 Additional information received February 27, 2013 
 Review and comments received from consultant March 25, 2013 
 Report to Board; referrals sent April 20, 2013 
 Bylaw – proposed schedule: 

o 1st Reading – April 20, 2013 
o 2nd Reading – May 24, 2013 
o Public Hearing – June 22, 2013 (Saturday following Board meeting in 

Masset) 
o 3rd Reading and Adoption – Aug 9, 2013 

 
10. Recommendations 

 Staff recommends the following with respect to this application: 

(a) That the Board considers whether referrals to agencies other than the following are 
appropriate and should be undertaken – Ministry of Transportation and Infrastructure, 
Northern Health, Ministry of Environment / Ministry of Forests, Lands and Natural 
Resources and BC Parks; 

 
(b) That First Reading be given to the Zoning Amendment Bylaw No. 555, 2013 (included 

separately in agenda) ; and 
 
(c) That a public hearing be scheduled for Saturday, June 22nd,  2013 in Masset, with 

comments from the Graham Advisory Planning Commission and agency referrals to be 
received by the Board either before or at the public hearing 
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Attachment A: Location of Lot 2, DL 873, PLAN PRP 41374 

Subject Parcel: 

282 Sangan Drive 
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Attachment B:  Site Plan of Proposed Subdivision 

Lot 2, DL 873, PLAN PRP 41374 
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STAFF REPORT  

 

DATE:  April 20, 2013  

FROM:  Joanne Fraser, Deputy Corporate Officer 

SUBJECT: Changes to 2013 Board Meeting Schedule  

              

RECOMMENDATION: 
 
THAT the staff report entitled “Changes to the 2013 Board Meeting Schedule” be received; 
 
AND THAT the following changes be made to the 2013 Board meeting schedule: 

 June 21st meeting be held in Masset Council Chambers; 
 August 9th meeting be held in Prince Rupert Regional District office; 
 October 18th meeting be held in Tlell; and 
 Reschedule the November 15th meeting to November 22nd. 

 
 

BACKGROUND: 
 
According to the Regional District’s Procedure Bylaw No. 270, 2005, section 2(b) - Regular 
meeting of the Board shall be held at least once per year outside of the Regional District office 
at a location established by Board resolution. 
 
DISCUSSION: 
 
Staff has attached the current 2013 Board meeting schedule (Attachment 1) adopted by the 
SQCRD Board.  At the time this schedule was adopted, staff had not scheduled a specific 
meeting outside of Prince Rupert.  (Since that time, the April Board meeting was scheduled and 
is being held in Oona River.)  In addition, staff had not received the 2013 schedule for the 
Regional Hospital District meetings. 
 
With respect to the attached meeting schedule, staff recommends the following changes: 

1. Hold the June 21st Board meeting in Masset Council Chambers.  
(2012 Board meetings held outside of Prince Rupert were in Sandspit, Queen Charlotte 
and Port Clements.) 
 

2. Hold the August 9th meeting in Prince Rupert to coincide with the Regional Hospital 
District meeting. 
 

3. Hold the October 18th meeting in Tlell (previously scheduled in Prince Rupert). 
 

4. Reschedule the November 15th meeting to November 22nd to coincide with the Regional 
Hospital District meeting. 

 
As the Board is aware, Inland Air has purchased North Pacific Seaplanes and the new flight 
schedule has changed substantially.  Staff has attached the schedule for information 
(Attachment 2).  
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Date Meeting Type Time Location

* January 18th SQCRD Board Regular 7:00 PM Prince Rupert
Saturday January 19th (full day) SQCRD Board Budget (R1) 10:00 AM Prince Rupert

Saturday February 9th (1/2 day) SQCRD Board Budget (R2) 12:30 PM Teleconference
* February 15th SQCRD Board Regular 7:00 PM Prince Rupert

March 1st NCLGA Resolution Submission 
Deadline

-----

Saturday March 2nd (1/2 day) SQCRD Board Budget (R3) 10:00 AM Teleconference
March 7th - 8th C2C Forum Port Edward
March 15th Regional Hosp District Budget 

Adoption
7:00 PM Prince Rupert

* March 15th SQCRD Board Regular Following RHD Prince Rupert

Saturday April 20th SQCRD Board Regular 7:00 PM Oona River
Saturday April 20th Priority Setting Workshop All Day Oona River

May 1st - 3rd NCLGA Conference Quesnel
* May 24th SQCRD Board Regular 7:00 PM Prince Rupert

* June 21st SQCRD Board Regular 7:00 PM To be Determined

July No Regular SQCRD Board 
Meeting

* August 9th SQCRD Board Regular 7:00 PM To be Determined

* September 13th SQCRD Board Regular 7:00 PM Prince Rupert
September 16th - 20th UBCM Convention Vancouver

* October 18th SQCRD Board Regular 7:00 PM Prince Rupert

* November 15th SQCRD Board Regular 7:00 PM Prince Rupert

* December 13th SQCRD Board Statutory 7:00 PM Prince Rupert
* December 13th SQCRD Board Regular 7:15 PM Prince Rupert

Notes:

* Depicts the Regular SQCRD Board meetings.
Dates in bold coincide with the North West Regional Hospital District Board meetings.

SKEENA-QUEEN CHARLOTTE REGIONAL DISTRICT

BOARD SCHEDULE 2013 

Attachment 1
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Attachment 2
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STAFF REPORT  

 

DATE:  April 20, 2013  

FROM:  Joanne Fraser, Deputy Corporate Officer 

SUBJECT: Electronic Agendas 

              

RECOMMENDATION: 
 
That the staff report entitled “Electronic Agendas” be received for information. 
 

 
BACKGROUND: 
 
At the November 23, 2013 Regular SQCRD Board Meeting, Resolution No. 400-2012 was 
adopted: 
 

MOVED by Director Kulesha, SECONDED by Director Ashley, that staff provide a report 
to the 2013 budget discussions on the Board potentially using laptops to view Board 
meeting agendas instead of paper. 
 
   

DISCUSSION: 
 
Staff has looked at several options of purchasing and managing laptops or other electronic 
devices; however, as there are no IT resources in-house, staff feels the process would be too 
complex to manage through the Regional District office. 

Staff is recommending that an allowance of $300 to $400 per year (taxable benefit to Director) 
be provided to each Director wishing to purchase a laptop or other electronic device to use 
instead of a paper agenda.  The current agenda process would remain the same in that the 
regular agenda would be posted to the website as well as emailed to each Director.  The onus 
would be on the Director to have it downloaded prior to the actual Board meeting.  The 
difference would be that the number of paper copies would be reduced. 

In addition, staff has made changes to the way agendas are posted to the website, in that the 
entire agenda will be viewed in one file which will make it easier to follow during a meeting. 

If the Board wishes to pursue the above option, staff will draft a policy for the Board’s review. 
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 SKEENA-QUEEN CHARLOTTE REGIONAL DISTRICT 

 

BYLAW NO. 555, 2013 

  
 

A Bylaw to amend the Graham Island Interim Zoning Bylaw No. 192, 1993 
  
 
The Board of Directors of the Skeena-Queen Charlotte Regional District in open meeting assembled 
enacts as follows: 
 
1. Map Schedules A1 and A of the Graham Island Interim Zoning Bylaw are amended by: 
 

(a) Changing the zoning on Lot 2, District Lot 873 Queen Charlotte District Plan 
 PRP41374, (P.I.E. 023-876-522) from the “R-2 Small Holdings District” to the “R-3 
 Residential District”, shown on Schedule 1, attached hereto; 

 
2. This bylaw may be cited as the “Graham Island Interim Zoning Amendment Bylaw No. 555, 

2013. 
 
 

 

READ A FIRST TIME this     ____ day of _____, 2013. 
 

READ A SECOND TIME this     ____ day of _____, 2013.  
 
Ministry of Transportation and Infrastructure 
Approval required prior to public hearing. 

 
READ A THIRD TIME this      ____ day of _____, 2013. 
 
Ministry of Community, Sport and Cultural 
Development approval not required under 
BC Regulation 279/2003. 

 
FINALLY ADOPTED this     ____ day of _____, 2013. 
 
 
        
        ___________________________ 
        B. Pages  
        Chair 
 
 
        ___________________________ 
        J. Merrick 
        Chief Administrative Officer 
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