
Strathcona 
REGIONAL DISTRICT 

STAFF REPORT 

DATE: April 18, 2023 FILE: 0550-04 Board 

TO: Chair and Directors, 
Regional Board 

FROM: David Leitch 
Chief Administrative Officer 

RE: DEVELOPMENT VARIANCE PERMIT APPLICATION — DV 2D 23 (GlRoux) 

PURPOSE/PROBLEM 
To consider an application for a development variance permit to vary the height of a proposed 
accessory building located at 2750 Iron River Road in Electoral Area D. 

EXECUTIVE SUMMARY 
The attached report and correspondence concerning an application for a development variance 
permit was reviewed at the April 12, 2023 meeting of the Electoral Areas Services Committee at 
which time the following resolution was passed: 

Rice/Mawhinney: EASC 93/23 

THAT the Committee recommend development variance permit DV 2D 23 (Giroux), as 
presented in staff report dated April 12, 2023 be approved, and 

THAT the Corporate Officer be authorized to issue the permit. 

The actions outlined below are offered in support of the Committee's recommendations. 

RECOMMENDATIONS 

1. THAT the report from the Chief Administrative Officer be received. 

2. THAT development variance permit DV 2D 23 (Giroux) as attached in the April 3, 2023 report 
from the Chief Administrative Officer be approved, and 

THAT thporate Officer be authorized to issue the permit. 

$è'spectfully: 

David eitch 
Chief Administrative Officer 

Prepared by: E. Watson, Manager, Corporate Operations 

Attachment: April 3, 2023 report to Electoral Areas Services Committee 



STAFF REPORT 

DATE: April 3, 2023 
FILE: 0540-04 EASC 

TO: Chair and Directors 
Electoral Areas Services Committee 

FROM: Dave Leitch 
Chief Administrative Officer 

RE: DEVELOPMENT VARIANCE PERMIT APPLICATION 

PLANNING FILE NO. 3090-20/ DV 2D 23 (Giroux) 

FOLIO NO.: 772 05323.075 PID NO.: 027-386-198 

APPLICANT: Rob and Anne Giroux 

LEGAL DESCRIPTION: Lot 1, Section 26, Township 4, Comox District, Plan VIP84506 

CIVIC ADDRESS: 2750 Iron River Road, Campbell River BC 

ZONING BYLAW: Bylaw 1404, “Campbell River Area Zoning Bylaw, 1991” 

ZONE: Rural One (RU-1) 

PURPOSE 
To consider a development variance permit application to vary the height of a proposed accessory 
building located on Iron River Road in Electoral Area D. 

POLICY ANALYSIS 
The Local Government Act (LGA) grants authority to local governments under Section 498 
(Development Variance Permits) of Part 14 “Planning and Land Use Management” to issue a 
development variance permit that varies, in respect of the land covered in the permit, the 
provisions of a bylaw, provided the use or density of the land, a floodplain specification, or a 
phased development agreement under Section 516 is not varied. 

EXECUTIVE SUMMARY 
An application has been received to allow the construction of a 223-square metre accessory 
building, 7.8 metres in height, which is 1.8 metres greater than that permitted by bylaw. Currently 
the property is undeveloped with plans to construct both the accessory building and a new 
principal single-family dwelling. The parcel is zoned Rural One (RU-1), is 10.6 hectares in area 
and is bounded by the Island Highway to the east, Iron River Road to the south, Country 
Residential and Commercial properties to the north, including a mobile home park, and Upland 
Resource and Rural Recreational Community property to the west.   

The proposed structure will be sited a significant distance from neighbouring properties, the 
nearest residence being 110 metres away, and will be well screened from the road. The twenty 
three percent height variance is being requested to allow the new accessory building to 
accommodate the storage of personal goods, including a fifth-wheel recreational vehicle. It is 
planned the building will be converted into a horse barn at a future date once the construction of 
the principal single-family dwelling is completed.  
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Staff Report - DV 2D 23 (Giroux) Paqe 2 

Apart from building height, all other zoning setback and lot coverage requirements on the property 
have been observed. As such, the degree of impact will be minimal and the requested variance 
is therefore supportable. 

RECOMMENDATIONS 

1. THAT the report from the Chief Administrative Officer be received. 

2. THAT the Committee recommend that development variance permit DV 2D 23 (Giroux), 
as presented in the staff report dated April 12, 2023 be approved. 

Resjeftully: 

Dave L'4t 
Chief Administrative Officer 

BACKGROUND 
The parcel is zoned Rural One (RU-i), is 10.6 hectares in area and is bounded by the Island 
Highway to the east, Iron River Road to the south, Country Residential and Commercial properties 
to the north, including a mobile home park, and Upland Resource and Rural Recreational 
Community property to the west. Currently the property is undeveloped. The twenty three percent 
height variance is being requested to allow the new accessory building to accommodate the 
storage of personal goods, including a fifth-wheel recreational vehicle. It is planned the building 
will also be used as a horse barn at a future date. Apart from building height, all other zoning 
setback and lot coverage requirements on the property have been observed. 

PLANNING ANALYSIS 
The variance application is requested to allow the construction of a 223-square metre accessory 
building, 7.8 metres in height and located 20.2 metres from the left corner side lot line (Iron River 
Road). Section 4.5.2(a) of Bylaw 1404 specifies that the maximum height for accessory buildings 
and structures shall be 6.0 metres, measured from natural grade to the peak of the roof. The 
requested variance is outlined in 'Table 1' as follows: 

TABLE I 

Maximum height for accessory buildings and structures 

Required Requested Variation 
6.0 metres 7.8 metres 1.8 metres 

Planning staff has considered the degree of impact the proposed variances may have on adjacent 
properties and the surrounding neighbourhood. The closest residence at 2713A Iron River Road 
is approximately 110 metres southeast of the proposed structure and is separated from it by trees 
and other vegetation; there re no other residences anywhere near the proposed construction site. 
The structure will be 20.2 metres from Iron River Road and all windows on the structure face 
either east or west and will not overlook any existing residences. 

FINANCIAL IMPLICATIONS 

Applicable fees have been collected for this application under the Planning Procedures and Fees 
Bylaw No. 5. 
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Staff Report – DV 2D 23 (Giroux) Page 3 

LEGAL IMPLICATIONS 
This report and the recommendations contained herein are in compliance with the Local
Government Act and Regional District Bylaws.

INTERGOVERNMENTAL/REGIONAL IMPLICATIONS 
There are no intergovernmental/regional implications associated with this application as all works 
are proposed within the property boundaries. 

CITIZEN/PUBLIC RELATIONS IMPLICATIONS 
Adjacent property owners within 50.0 metres of the subject property have been notified of the 
requested height variance as per the requirements of the Local Government Act and Planning 
Procedures and Fees Bylaw No. 5. Any adjacent owners’ correspondence received will be 
provided to the Committee at the April 12, 2023 EASC meeting. 

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS 
Interdepartmental involvement is limited; however, if approved, the processing of the DVP will 
require planning and legislative staff resources. 

Submitted by: 

______________________ 

by:

Aniko Nelson 
Senior Manager, Community Services ager, Community Services
 

Prepared by:  J. Neill, Planner

Attachment:  Permit (DV 2D 23) 

COPY



Staff Report – DV 2D 23 (Giroux)  Page 4 
 

 

Location Map 
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Site Plan 

Proposed 7.8-metre 
high accessory 
building. 
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Building Elevations 
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Development Variance Permit 

 
FILE: 3090-20 / DV 2D 23 

 
TO: Rob and Anne Giroux (the "Applicants") 
OF: 34 Thulin Street, Campbell River BC V9W 2K2 
 
1. This development variance permit (DV 2D 23) is issued subject to compliance with all of the 

bylaws of the regional district applicable thereto, except as specifically varied or supplemented 
by this permit. 

 
2. This development variance permit applies to and only to those lands within the regional district 

described below: 
Legal Description:  Lot 1, Section 26, Township 4, Comox District, Plan VIP84506 
Parcel Identifier (PID): 027-386-198  Folio: 772 05323.075 
Civic Address:   2750 Iron River Road, Campbell River BC 

3. The land described herein shall be developed strictly in accordance with the following terms 
and provisions of this permit: 

i. That the development shall be carried out in accordance with the plans and 
specifications attached hereto as Schedules “A” and “B”. 

ii. That all other buildings and structures must meet zoning requirements. 

iii. That all construction activities occur during the timing windows regulated by Bylaw No. 
2382, being the “Electoral Area ‘D’ Noise Control Regulation, 2001.” Specifically, 
Schedule ‘B’, Item 2, of Bylaw No. 2382 states that: 

“Works or activity associated with and necessarily incidental to: 
(a) constructing, erecting, reconstructing, altering, repairing or demolishing of 

buildings, structures or things; 
(b) excavating, grading or filling land, rock drilling and blasting”; 
 are permitted “between 7:00 a.m. and 7:00 p.m. on any day except Sunday, 

and statutory holidays”. 

4. The property owner has completed a site declaration in accordance with the Environmental 
Management Act indicating that the owner is not aware of Schedule 2 activities having taken 
place on the site. 

5. This development variance permit (DV 2D 23) shall lapse if construction is not substantially 
commenced within two (2) years of the issue date of this permit (see below). Lapsed permits 
cannot be renewed; therefore, application for a new development variance permit must be 
made, and the permit must be granted by the Strathcona Regional District Board, in order to 
proceed.  
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6. This permit is not a building permit. 
 
 
CERTIFIED as the DEVELOPMENT VARIANCE PERMIT approved by resolution of the Board of the 
Strathcona Regional District on _____________. 
 

 
 

 
 

_________________________________ 
Corporate Officer 

 
 

Certified on       
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Development Variance Permit 

 

SCHEDULE “A” 

File: 3090-20 / DV 2D 23 

APPLICANTS: Rob and Anne Giroux 
LEGAL DESCRIPTION: Lot 1, Section 26, Township 4, Comox District, Plan VIP84506 

SPECIFICATIONS:  

THAT WHEREAS pursuant to Part 4.5.2(a) of Bylaw No. 1404, being the “Campbell River Area 
Zoning Bylaw, 1991”, accessory buildings are limited to 6.0 metres in height; 

AND WHEREAS the applicant wishes to permit the siting of a 7.8 metre-high accessory building; 

THEREFORE BY A RESOLUTION of the Board of the Strathcona Regional District on _________ 
the provisions of Bylaw No. 1404 being the “Campbell River Area Zoning Bylaw, 1991”, as they apply 
to the above-noted property are to be varied as follows: 

4.5.2(a) The maximum height of all principal buildings and structures shall not exceed 9.0 
metres, except for public utility use and commercial or industrial zoned uses which 
shall not exceed 15.0 metres and accessory buildings which shall not exceed 6.0 
metres in height and are limited to one storey, with the exception of the accessory 
building indicated on Schedule “B” of this permit which is permitted a 
maximum height of 7.8 metres. 
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SCHEDULE “B” 
 

 
 

 

Height variance for 
accessory building to 
7.8 metres  
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Andre J. Audet BASc 
2580 Crystal Drive 

Courtenay, BC 
Canada, V9N 9K1 

Email: riptide1066aqmail.com   
Tel: 1 250 338 8809 

April 6. 2023 

Attention: 
Mr. John Neill, Planner 
Strathcona Regional District 
#301 — 990 Cedar Street 
Campbell River, BC. 
V9W 7Z8 

Dear Mr. Neill, 

Further to your advisory note dated March 27th last, regarding an application for a Variance in the 
construction of a non-compliant 'accessory building' on a vacant property located on Iron River 
Rd., please note the following deficiencies in the information provided: 

-What will be the use made of the building, specifically, to what does the term 'accessory' 
relate accessory to what? 

-The property is currently zone 'Residential', and the drawing of the proposed building shows 
three large doors (lacking dimensions) that, suggest entry points for large commercial vehicles. 
Does this structure have an intended Commercial usaae? 

-Is the proposed structure the first of one or more, such that it will serve some purpose related to 
an ultimate objective that is not revealed, or are details of that beinq concealed? 

-The rear of the subject structure borders closely on an overriding covenant that protects a much 
touted salmon spawning habitat that has been the subject of extensive efforts at rehabilitations in 
the recent past, to which a vast variability of Spatio-temporal, rare, endangered and otherwise 
diverse, aquatic, faunal and floral species have been ascribed to in a number of 'expert' reports. 
Accordingly, the use to be made of the subject structure needs to be identified such that the 
necessary protective features are installed, so as to ensure that contaminated liquids or other 
deleterious substances are prevented from entering this extra-ordinarily sensitive and highly 
valued eco-system. Why are considerations related to this not addressed or alerted to? 

In conclusion, the writer has the impression that the intended structure will lead to commercial 
usage and a subsequent application for a rezoning of property status. Accordingly, the current 
process smacks of an incestuous 'Regional District' pretty-pass aimed at achieving a nefarious 
end-point. 

Regards, 

// 722'r- 
André J. Audet 

Cc Mark Baker Chair SRD 
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John NeiH 

From: Email - planning@srd.ca  
Sent: Monday, April 3, 2023 09:01 
To: John Neill 
Subject: SRD Variance FILE: 3090-20/DV 2D 23 

Hi John: 

This email was sent to the generic planning email folder. 

Kind Regards, 

Barb 

From: Bev K <beverleyishome@gmail.com> 

Sent: Saturday, April 1, 2023 8:47 AM 
To: Email - planning@srd.ca  <planning@srd.ca> 
Subject: SRD Variance FILE: 3090-20/DV 2D 23 

NOTICE: This email is from an external source. 

Development Variance Permit Application - 2750 Iron River Road, Campbell River. Lot 1, Section 26, Township 4, Comox 
Land District, Plan V1P84506 

Attn: John W. Neill MCIP MRTPI 

I have no objection to a height change to 7.8 metres for the accessory building and think the Variance should be 
allowed. 

Thanks 
Bev Kissinger 
(ADJACENT PROPERTY 4146 South Island Highway) 

beverleyishome@,gmailcom 
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