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TO: Chair and Directors  File No.: ALR 2212/25077/26 
 
FROM: Heather Meier RPP MCIP, Planning Leader  
 
DATE: August 29, 2024 
 
SUBJECT  Application for Non-Adhering Residential Use in the ALR - 101503 
SUMMARY: Purpose: Consider Application   

Location: 11770 Kingsway Road – Electoral Area A  
Applicant: Robbin Simmons and Gisele Gamache   
  
Attachments:    
1. Backgrounder  
2. ALC Application 101503     
Previous Reports: None  

 

RECOMMENDATION(S): 
 

1. THAT the report dated August 29, 2024 regarding “Application for Non-Adhering 
Residential Use in the ALR – 101503” be received for information. 

 
2. THAT Application 101503 for Non-Adhering Residential Use in the Agricultural 

Land Reserve on Lot 26 District Lot 2112 Cariboo District Plan 25077 be 
authorized to proceed to the Agricultural Land Commission.   

 
 

 

SUMMARY OF APPLICATION:  

Location: 11770 Kingsway Road – Electoral Area A 

Legal Description 
and PID:  

Lot 26 District Lot 2112 Cariboo District Plan 25077 – 2.02 ha. (5 ac.) 
PID 007990421 

Applicant:  Robbin Simmons and Gisele Gamache 

Existing Uses: A Residential-Single Family dwelling is under construction. The remainder of the property is 
mostly cleared with some treed areas.      

Application Type: Non-Adhering Residential Use (NARU) in the Agricultural Land Reserve (ALR) 

Proposal:  The NARU application has been made to permit a primary residence with a floor area greater 
than 500m2.  The applicant wishes to modify the design of the residence under construction 
by converting the basement to a ground level storey to resolve drainage issues. The proposed 
new total floor area is 805m2. The ALC application is attached to the report.  

BOARD CONSIDERATION:  

The Board is being asked to consider authorizing the application to proceed to the ALC 

 

 

ENTITLEMENT 

 
HOW VOTE 

COUNTED 

All 
1 Director/1 vote 

Majority 

All 
1 Director/1 vote 

Majority 

REPORT FOR CONSIDERATION 
 

https://www.rdffg.ca/
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RELEVANT POLICIES:  

 

Official Community Plan: The residential use is consistent with Salmon River-Lakes Official Community Plan 
Bylaw No. 1587, 1996. 

Zoning Bylaw: The residential use is consistent with Zoning Bylaw No. 2892, 2014. 
 

Agricultural Land Reserve 
Applications Policy No. 
RD-15-19: 

Provides the framework for processing ALR applications. A notice requesting written 
submission was mailed to property owners within 200 metres of the subject lands and 
was posted to the Regional District website. 

Agricultural Land 
Commission Act:  

Sets the legislative framework for the establishment and administration of the 
Agricultural Land Commission and reserve. 

Agricultural Land Reserve 
General Regulation and 
Agricultural Land Reserve 
Use Regulation: 

Subsidiary legislation that details permitted uses and application processes within 
the ALR. 

 

STRATEGIC ALIGNMENT: 

 

SERVICE RELEVANCE: 

Regional District Land Use Planning Services is a region wide service and fulfils the obligations of land use planning 
under Part 14 of the Local Government Act. 
 

FINANCIAL CONSIDERATION(S): 

N/A 
 

OTHER CONSIDERATION(S): 

Pursuant to the Regional District’s Policy RD-15-19, an Agricultural Land Reserve application requires a written 
submission process to take place before the application is provided to the Board for consideration. Notice requesting 
written submissions was mailed to neighbouring property owners and posted to the Regional District’s website. The 
deadline for submissions is 12:00 p.m. on September 9, 2024. Any submissions received will be forwarded to the Board 
as additional agenda items. 

 

DECISION OPTIONS: 

1. Approve recommendations 

 the application will proceed to the ALC for a decision. 
 
Other Options: 
 

DIRECTION ACTIONS THAT WILL BE TAKEN MOTIONS REQUIRED 

A. Authorize the 
application to proceed 
to the ALC with 
comments.  

An additional resolution may be made 
to recommend that the Regional 
District supports approval of the 
application, and the resolution may 
include a rationale for the support. 

THAT the Regional District Board supports 
approval of Application 101503 for Non-
Adhering Residential Use in the Agricultural 
Land Reserve due to the reasons [insert 
reason]. 

 Climate Action  Economic Health  Indigenous Relations  Strong Communities 

  

 None – Statutory or Routine Business 
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B. Postpone consideration
pending receipt of
further information.

The application will return for Board 
consideration when the information is 
available.  

THAT consideration of Application 101503 
for Non-Adhering Residential Use in the 
Agricultural Land Reserve be postponed 
pending receipt of [insert requirement]. 

C. Deny authorization for
the application to
proceed to the ALC.

The application will not be forwarded 
to the ALC.  

The Regional District Board defeats the 
following:  

THAT Application 101503 for Non-Adhering 
Residential Use in the Agricultural Land 
Reserve on Lot 26 District Lot 2112 Cariboo 
District Plan 25077 be authorized to proceed 
to the Agricultural Land Commission.   

SUMMARY COMMENTS: 

 A primary residence in the ALR is limited to a maximum total floor area of 500m2.  This total floor area, as calculated
by the ALC, includes all floors, except a basement is exempt if it is at least 50% below the average finished grade.

 A building permit has been issued for the primary residence under construction on the property. The building permit
is issued for a split-level home with one storey above a basement.  The total floor area of this residence is less than
500m2 because the basement level is more than 50% below grade.

 As detailed in the attached ALC application, the applicant is seeking approval to construct a two-storey home by
raising the current basement to be level with the surrounding grade.  This application for Non-Adhering Residential
Use is required because the basement will no longer be exempt from the total floor area, bringing the total to 805m2.

 There are no Regional District land use regulations that prohibit the proposal.  The property is zoned to allow one
primary residence and a secondary suite.  The zoning bylaw does not set a maximum floor area for a residence.

 In addition to the notice requesting public comment, the application has been referred to external agencies with a
deadline of September 9, 2024.  Any referral or public comments received after the date of this report will be
forwarded for Board consideration as additional agenda items.

 It may be reasonable for the Board to consider forwarding the application to the Agricultural Land Commission as
the residence is permitted by the Regional District zoning bylaw and the building footprint will not increase.   Should
the Commission approve the application, the applicant may amend their building permit application and continue
construction. An additional resolution may be considered to add the Regional District’s rationale of support to the
proposal.

Respectfully submitted, 

Heather Meier 

Heather Meier RPP MCIP 
Planning Leader 

HM: 



 
 

BACKGROUNDER – APPLICATION FOR NON-ADHERING RESIDENTIAL USE IN THE ALR 101503 
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LAND USE PLANNING INFORMATION 

 
APPLICATION PROCESS INFORMATION 
 
 
 
 
 
 
 
 
 
 
 

ALR: The subject property is entirely within the Agricultural Land Reserve (ALR).  This application is 
required because the area of the basement will no longer be exempt from the total floor area 
calculation if it is brought more than 50% above grade. 
 
Pursuant to the Agricultural Land Commission Act, a Non-Adhering Residential Use means: 

(a) an additional residence; 
(b) a principal residence having a total floor area that is more than 500 m2; 
(c) a use of a residential structure that contravenes the regulations; 

 
“total floor area of a principal residence” means, for purposes of the ALCA and ALR Use 
Regulation and pursuant to Commission Resolution No. 056N/2019, the total area of all floors 
measured to the outer surface of the exterior walls, including corridors, hallways, landings, 
foyers, staircases, stairwells, enclosed balconies, enclosed porches or verandas, and 
excluding: 

(a) attached garages and unenclosed carports to a cumulative maximum of 42 m2; 
(b) basements and crawl spaces (Commission Resolution No. 094N/2022); and 
(c) attics, with attic meaning the unfinished space between the roof and the ceiling of the top 

storey of a building or between a partial wall and a sloping roof. This exception only 
applies if this unfinished space is created by the use of roof trusses. The unfinished attic 
space created by the use of attic trusses or rafters in the construction of a residence is 
not excluded from the calculation of total floor area (Commission Resolution No. 
095N/2022). 

 
“basement” pursuant to Commission Resolution No. 056N/2019 means a single storey 
(Commission Resolution No. 112N/2024) below the first floor with a vertical height of more than 
1.8 metres and having more than one-half its vertical height below the average finished grade 
at the perimeter of a building, (Commission Resolution No. 094N/2022) that does not extend 
beyond the outer surface of the exterior wall of the first floor. 

  
OCP:  The subject property is designated Rural Residential (RR) by the Salmon River-Lake Official 

Community Plan Bylaw No. 1587, 1996.  Residential uses are supported within this designation of 
the OCP.  An OCP amendment is not required. 

  
Zoning:   The subject property is zoned Rural Residential 1 (RR1) by Zoning Bylaw No. 2892, 2014. The 

zone permits one Residential-Single Family dwelling and one Secondary Suite.  Agriculture is 
also a permitted use in this zone.  The zone does not set a maximum residence size and states 
that they must conform with the BC Building Code for the minimum floor area of a dwelling unit.  
A zoning bylaw amendment is not required.   

  
Other: The subject area is in the following RDFFG service areas: 

 Pilot Mountain Fire Hall 
 

We Are 
Here  
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REFERRAL COMMENTS 
 
RDFFG Building Inspection:  
No concerns.  
Dana Ferguson 
Senior Building Inspector 
 
Ministry of Transportation and Infrastructure: 
Thank you for the opportunity to comment. MOTI has no concerns with this proposal. 
Sol Chavez 
Senior Development Officer 
 
BC Hydro:  
Thank you for your email. BC Hydro has no objection in principle to the proposed non-adhering residential 
use in the ALR for basement renovation/restoration development application 11770 Kingsway Road., 
Prince George. BC Hydro and TELUS will require a blanket for overhead SRW for existing deficiencies 
and Works. 
 
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. 
 
The following comments are for the property owner's information: 
1. 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). 

2. If the Developer or Property Owner wishes to relocate the existing powerline or equipment BC Hydro will work 
with the Developer or Property Owner to find a solution mutually satisfactory to all parties involved. 

3. For potential utility conflicts and/or new construction power connections please contact the BC Hydro Electric 
Service Coordination Centre at 1-877-520-1355 and/or email expressconnect@bchydro.com The SRW request 
has been submitted to BC Hydro Distribution Acquisition Services (DAS) and a property coordinator will be in 
touch in due course. Kindly note DAS documentation lead time is 8-10 weeks.  

Any questions or concerns, kindly let our office know. 
Krysta Bender 
Property Coordinator, Property Rights Services, Properties 

Application 
Process 
Overview 

When considering the application, the Regional District Board can choose to either: 
a) prevent the application from proceeding to the ALC for a decision; or 
b) approve the application to proceed to the ALC for a decision (with or without comments). 
 
If the Board approves the application to proceed it will be forwarded to the ALC for a decision 
pursuant to the purposes of the Commission as set out in the Agricultural Land Commission Act: 
6 (1) The following are the purposes of the commission: 

a. to preserve agricultural land reserve; 
b. to encourage farming on agricultural land reserve in collaboration with other communities 

of interest; 
c. to encourage local governments, first nations, the government and its agents to enable 

and accommodate farm use of agricultural land reserve and uses compatible with 
agriculture in their plans, bylaws and policies. 
 

  (2) The commission, to fulfill its purposes under subsection (1), must give priority to protecting    
    and enhancing the following in exercising its powers and performing its duties under this Act: 

a. the size, integrity and continuity of the land base of the agricultural land reserve; 
b. the use of the agricultural land reserve for farm use. 

  
Future 
RDFFG 
Applications: 

If the application is approved by the ALC, no additional land use applications will be required.  The 
applicant may continue with the building permit process for construction of the residence.   
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Ministry of Agriculture 
and Food  

 

 
Corporate Policy and 
Priorities Branch 

 
 

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

 

Sept 4, 2024  
 
Heather Meier  
Planning Leader 
Regional District of Fraser-Fort George 
 
ALC File: 101503 
Local Government File: ALR 2112/26/25077 
 
Sent by email  
 
Re: Non-Adhering Residential Use in the ALR, at 11770 Kingsway Road (PID: 
007-990-421) – The Subject Property 
 
Dear Heather Meier, 
 
Thank you for providing the opportunity for Ministry of Agriculture and Food 
(Ministry) staff to comment on File ALR 2112/26/25077, that proposes to permit a 
primary residence with a floor area greater than the allowable 500m2 in the 
Agricultural Land Reserve. From a land use planning perspective, Ministry staff 
offer the following comments:  

 
• Ministry staff are aware that this request is being made to alter the plans for 

a residence that is already under construction to resolve what is described 
by the applicant as a drainage issue on the Subject Property. The applicant 
states that the footprint of the building will not change, but the increase in 
floor space will occur by raising the bottom floor above what would be 
considered a “basement”.  
 

• There is no agricultural activity taking place on the Subject Property, and 
there is no indication that the applicant will undertake any farming in the 
future. 
 

•  Ministry staff are sympathetic to the water/drainage issues encountered by 
the applicant. Despite this however, Ministry staff note that 855m2 is 
significantly larger than the permitted 500m2 and further, the increase does 
not have any relevance or benefit to agriculture on the Subject Property.   

egagnon
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• Ministry staff are generally concerned with the construction of such a large 
residence because of the potential for the following impacts:  

o Very large homes in the ALR increase the speculative pressure on the 
price of land and make it more difficult for farmers to purchase land 
for farming. 

o ALR properties that contain very large homes are more likely to solely 
be used for residential purposes by homeowners who may not be 
interested in farming. 

 
• In conclusion, the construction of a principal residence larger than the 

allowed 500m2 of floor space does not provide any long-term benefit to 
agriculture on the Subject Property or the surrounding community.  

 
Please contact Ministry staff if you have any questions regarding the above 
comments. 
 
Sincerely, 
 

 
Chelsey Andrews, MCP  
Land Use Planner 
Strengthening Farming Program 
Ministry of Agriculture and Food 
 

chelsey.andrews@gov.bc.ca 
Phone: 1 250-850-1854 
 

 
 
 
CC: Agricultural Land Commission – ALC.Referrals@gov.bc.ca 
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