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REPORT TO THE ADVISORY PLANNING COMMISSION 

DATE: February 22, 2023                REPORT: DEV 23-022 
 
FROM: Deepa Chandran, Planner    FILE: 3060-20/DV22-06 (A) 
 
SUBJECT: Development Variance Permit DV22-06 (A) for 1611 Main Street - Dze L 

K’ant Housing Society’s Affordable Housing Project 

RECOMMENDATION:  
THAT the Advisory Planning Commission recommend that Council approve  
Development Variance Permit DV22-06 (A) for Dze L K’ant Housing Society’s 
Affordable Housing Project at 1611 Main Street, covering Lots 7-19 and a portion of 
Lots 23-30 in Block 140 Range 5 District Lot 865 Plan 1054, to vary Table 2.10.2 of 
the Town of Smithers Zoning Bylaw No. 1936, to reduce the parking requirement for 
all the proposed affordable units from 1.5 per dwelling unit to 1.0 per dwelling unit. 

BACKGROUND:  
Application: Housing affordability has been identified as one of the major challenges 
in Smithers in recent years. Consequently, taking a proactive approach in the creation 
of affordable housing in the community, the Town has taken several initiatives. The 
Town’s commitment to the Dze L’K’ant Housing Society through the provision of clean 
Town-owned land for an affordable housing project for indigenous families and elders 
was a milestone in this regard. Currently, the Town-owned LB Warner Centre is being 
remediated to realize an affordable housing development that will be funded by BC 
Housing and managed and operated by Dze L K’ant Housing Society (see 
Attachment 1).  
In June 2022, the housing provider had submitted a Development Variance Permit 
(DVP) application to the Town, requesting to vary off-site works and off-street parking 
for the proposed housing development. The number of housing units proposed at the 
time of DVP submission was 30; given the housing provider’s intent to provide one 
off-street parking space per dwelling unit and an additional 3 parking spaces for staff, 
the DVP application requested to reduce the total number of off-street parking 
required for the subject development from 45 to 33. Consequently, staff presented 
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the Application first to the Advisory Planning Council (APC) and then to Council for a 
final decision. As recommended by Staff Report DEV 22-065 (see Attachment 2), 
Council, at its August 9th, 2022, regular meeting, approved the DVP varying the 
parking and ornamental streetlighting requirements for the 30-unit development. At 
the same meeting, Council also passed a separate motion, approving the Applicant’s 
request for the $30,000 off-site works incentive contribution. 
Afterwards, based on the discussions with BC housing, the Housing Society decided 
to add seven more units to the proposed housing development, bringing the total 
number of dwelling units to 37. Given that the DVP approved in 2022 was applicable 
only to the initially proposed 30 dwelling units, the Housing Society, on February 14, 
2023, submitted another DVP application requesting to amend the existing DVP (see 
Attachment 3). Approval of the DVP application will ensure that the reduced parking 
standard will be available to all the 37 units. As per the revised project plan, the intent 
is to accommodate 44 on-site parking spaces, including 3 staff parking, 4 visitors 
parking, and 2 Electric Vehicle (EV) charging stations. 

Official Community Plan and Zoning: The subject property is designated Mixed 
Residential in the Official Community Plan (OCP) and zoned R-3 Medium Density 
Residential (see Attachment 4). It also forms part of the multi-family residential 
category Form and Character Development Permit areas in the Town, as identified 
on Map 1 of the OCP. Adoption of the updated Zoning Bylaw No. 1936 did not change 
the off-street parking requirement for apartment developments, i.e., 1.5 parking 
spaces per dwelling unit. 

DISCUSSION:  
Section 498 of the Local Government Act grants local governments with the authority 
to issue a Development Variance Permit (DVP) to vary specific provision(s) pertaining 
to development-related bylaws, including zoning, subdivision, and land development. 
In 2019, Province also introduced section 498.1, enabling local governments to 
delegate authority to issue DVPs to an employee, where an application meets the 
criteria of a ‘minor variance’, as established by bylaw (see Attachment 5). 
The Local Government Act is silent as to how local governments are expected to 
process applications to amend an existing DVP, leaving individual municipalities with 
the latitude to choose the appropriate path based on a case-by-case basis. The legal 
advice staff received on this matter confirmed that the subject DVP amendment 
request should be processed like a standard DVP application, including presentation 
to APC and meeting the notification requirements. 
Staff support the Housing Society’s request to apply the reduced parking standard to 
all the 37 units for various reasons. Firstly, the inverse relationship between income 
level and vehicle ownership is well established. The low parking need for an 
affordable housing development compared to a market-based apartment 
development supports a reduced parking standard for non-for-profit residential 
developments. 
Secondly, the proposed reduction in parking spaces supports the Project’s financial 
viability. “Based on typical affordable housing development costs, one parking space 
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per unit typically increases moderate-priced housing costs approximately 12%, and 
two parking spaces increases lower-priced housing costs by 25%”.1 The cost savings 
achieved through a reduced parking standard will therefore allow the housing 
provider to achieve the best value of the investments to be made. 
Staff regard that the Housing Society’s proposal to reduce the minimum parking 
requirement from 1.5/dwelling unit to 1.0/dwelling unit will be sufficient to meet the 
demands of the residents. Provision for additional visitor and staff parking spaces on 
site will ensure that the proposed variance is unlikely to lead to land use conflicts with 
the adjacent uses or create traffic safety issues. The proposal to add 4 visitor parking 
spaces as part of the revised plan is an improvement over the original plan submitted 
in August 2022. 
Finally, the reduced parking will also support a site design that is welcoming, rich in 
open space, and provides opportunities for tenants to enjoy a culturally safe housing 
environment. The requested DVP amendment will not have impact on the off-site 
works-related variance that was already approved in August 2022. 

POLICY CONSIDERATIONS / LEGISLATION: 
sections 6.1 Land Use and Infrastructure (policies 1 and 2), 7.2. Housing Diversity and 
Flexibility (policies 1, 3, 5, 7, 10, and 12), and 7.3 Housing Affordability (policies 1, 3, 5 
& 11) of the OCP support the proposed housing project, and hence, the requested 
parking variance (see Attachment 6). In addition to the above-stated OCP policies, staff 
recommendation aligns with the recommendations of the Housing Needs Assessment 
Report and the Community Energy Emission Plan (CEEP) Report as well. 

ENVIRONMENTAL / ACCESSIBILITY IMPLICATIONS: 
The location of the subject property close to shopping areas and community amenities 
in addition to the well-established pedestrian connections around the site supports a 
less auto-oriented lifestyle; as such, the proposed parking reduction will not have any 
adverse impact on accessibility. As required by the Zoning Bylaw, the development will 
have provisions for on-site bike storage and EV charging stations, both of which will 
have community-wide benefits. Similarly, the Housing Society’s intent to provide 
additional wheelchair accessible parking spaces supports accessibility and inclusion.  

CONCLUSION: 
Taking account of the comparatively low parking needs associated with affordable 
housing developments and the cost savings that will be translated to maximized 
project value and community-wide benefits, staff support the Applicant’s request to 
apply the reduced parking standard to the seven newly added units as well.  

COMMUNICATIONS: 
In compliance with the requirements of Local Government Act, Town of Smithers 
Development Procedures Bylaw, and Town of Smithers Public Notice Bylaw. 

 
1 Todd Litman, (2023), Parking Requirement Impact on Housing Affordability, Available at https://www.vtpi.org/park-hou.pdf  

https://www.vtpi.org/park-hou.pdf
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NEXT STEPS:  
The Consultant who was hired by the Town to undertake the site remediation work 
for this site is anticipating submitting a Certificate of Compliance (CoC) request to the 
Ministry of Environment and Climate Change Strategy (MoECCS) in early April. Once 
the CoC is received, staff will present the Form and Character Development Permit 
Application, which is currently on hold due to the contamination-related freeze, to 
Council for consideration for a final decision. The anticipated timeline to issue a 
Building Permit for the development is the end of June 2023, enabling project team 
to meet their construction timeline.   

ALTERNATIVES: 
1. Require changes to the variance permit application. 
2. Approve the variance for additional units with conditions. 
3. Deny the Development Variance Permit. 

 
ATTACHMENTS: 

1. Subject Property Map 
2. Staff Report DEV 22-065 
3. Application DV22-06 (A) 
4. Zoning & OCP maps 
5. Section 498 & 498.1 Local Government Act 
6. Sections 6.1, 7.3 and 7.3 OCP Bylaw No. 1935 

 

Respectfully submitted:  

  
Deepa Chandran                                                     
Planner                                                   
 
Reviewed by: Submission approved by: 

  
Mark Allen Dianna Plouffe 
Director of Development Services         Chief Administrative Officer                   

n:\3000-3699 land administration\3090 development variance permits\3090-20 - permits (individual)\2022\dv22-06 1611 main st (dze l 
kant)\amendment dv22-06a\report\dev 23-022 1611 main street (dze l k'ant housing project).docx 
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REPORT TO COUNCIL 

DATE: July 28, 2022                  REPORT: DEV 22-065 
 
FROM: Deepa Chandran, Planner               FILE: 3060-20/DV22-06 
 
SUBJECT: Development Variance Permit DV22-06 for 1611 Main Street 

(Indigenous Housing Project by Dze L K’ant Housing Society) 

RECOMMENDATIONS: 
1. THAT Council approve Development Variance Permit DV22-06, for the proposed 

30-unit affordable housing development at 1611 Main Street, Lots 7-18 and a 
portion of Lots 23-30 in Block 140 Range 5 Plan 1054 District Lot 865, by varying: 

a) Table 2.9 of the Town of Smithers Zoning Bylaw No. 1403, by reducing 
the total number of off-street parking spaces required for the subject 
development from 45 to 33; and 

b) Table B-1 of the Town of Smithers Subdivision Servicing and 
Development Standards Bylaw No. 1800, by waiving the ornamental 
street lighting requirement. 

2. AND THAT Council approve the Developer’s application for the maximum 
$30,000 off-site servicing incentive, as established by the Town’s Rental Housing 
Incentive Program Policy DEV-014, towards completing the off-site works 
associated with the proposed development. 

BACKGROUND:  
Application: The 2.4 acre-LB Warner site is a Town-owned property, located at 1621 
Main Street, between Tenth and Eleventh avenues. The site was formerly a Highways 
Operations Yard and was aquired from the Province in 2004. It currently houses the 
Bulkley Valley Gymnastics Club, with the remainder largely underutilized due to its 
‘contaminated’ status. After a couple of local not-for-profit housing agencies 
expressed interest in establishing housing developments on the subject parcel, the 
Town initiated the building demolitions and remediation process (see Attachments 1 
& 2). Recognizing the key role that local governments can play in creating non-market 
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housing units in the community, the Town agreed to Dze L K’ant’ Housing Society’s 
request for providing a clean site for a 30-unit  Indigenous residential development 
and approved the Society’s request to enter into a long-term lease agreement. 
Currently, the parcel is undergoing subdivision process, as necessary to meet BC 
Housing’s funding requirement for the proposed housing project. 
On June 15, 2022, the Town received a Form and Character Development Permit 
(DP) application D22-04 for 1611 Main Street, the new parcel to be created through 
subdividing the LB Warner site. In addition to seeking Council’s approval for the 
proposed building/site design, the application also included variance requests 
pertaining to off-street parking and off-site works requirements. Recognizing 
Council’s discretion to deny the off-site works waiver request, the Applicant also 
submitted a request for off-site servicing incentive, as available under the Town’s 
Rental Housing Incentive (RHI) Program. 
Given that the project team was still reworking the design options and needed more 
time to finalize the design details and site plan, staff advised the Applicant to separate 
the variance and design components. Subsequently, the Form and Character Permit 
application was amended as Development Variance Permit (DVP) Application DV22-
06 (see Attachment 3). Following this approach will reduce application processing 
time while also helping Dze L K’ant and BC Housing to improve certainty over cost 
considerations related to off-site works, and thereby to minimize potential risks 
embedded in project planning for next stages and to allocate resources appropriately. 
The DP application D22-04 will be presented to Council, once the plans are finalized. 
This staff report provides an integrated discussion on the Development Variance 
Permit (DVP) application and the Rental Housing Incentive application for off-site 
servicing incentive.  

Official Community Plan and Zoning: The subject property is designated Mixed 
Residential in the Official Community Plan (OCP) and zoned R-3 Medium Density 
Residential (see Attachment 4). It also forms part of the multi-family residential 
category Form and Character Development Permit areas in the Town, as identified 
on Schedule “C” of the OCP. 

DISCUSSION:  
With its location close to downtown, the site is within convenient walking distance 
from major shopping areas and community amenities. The site plan that was 
submitted with the DP application has been included in the subject DVP application 
for discussion purposes. This was done based on the understanding that the high-
level site layout will remain the same even with the ongoing revisions to the building 
design.  
The development will be accessed via a shared driveway off Main St, to be 
maintained by the Town. With sidewalk along Main Street, the site is part of the 
Town’s existing pedestrian network. The proposed site plan will enable the Town to 
maintain connectivity of the LB Warner site with the Tenth Avenue rear lane, which 
is necessary to ensure maintenance of the shared driveway, especially in winter. 
Parking will be located facing the new building, to be accessed from the shared 
driveway. 
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Taking account of the multiple requests included in this report, the discussion section 
is divided into two parts. The first part will examine the variance requests while the 
second part will focus on the Rental Housing Incentive request for off-site works.    
A) Variances requested: 
The subject application includes the following two variance requests:  
• Parking: As per the Town’s parking requirements, the minimum off-street parking 

required for the proposed 30-unit housing project is 45 stalls (see Attachment 5). 
Given the ‘affordable’ nature of the subject development and the expected low 
automobile ownership of the potential tenants, the proposal is to provide one off-
street parking space per dwelling unit, including four accessible parking stalls. 
Additionally, the development will contain three parking spaces for Dze L K’ant 
staff, who will be responsible for the overall operation and management of the 
housing development. Considering the potential low automobile ownership of the 
future tenants who will qualify for this housing, staff support the proposed reduction 
in parking stalls. The additional accessible parking stalls and the bike parking 
proposed on site illustrates the Developer’s commitment to invest on parking 
elements that will add value by responding to the ‘actual’ needs of the tenants. 

• Off-site works requirement: In accordance with the Town’s Subdivision Servicing 
and Development Standards Bylaw No. 1800, the Developer will be responsible 
for undertaking off-site works that are required up to the centreline of abutting 
streets. In the subject case, these requirements include widening the abutting 
streets, installing curb and gutter, constructing sidewalk along Tenth Avenue, 
installing ornamental streetlights, and adding/upgrading stormwater management 
elements. A complete list of the required off-site works along with the cost estimate 
are provided in Attachment 6, totaling about $250,000.  
The Applicant acknowledges the need for new developments to complete off-site 
works and the need to uphold off-site works standards for maintaining high 
standards of built landscape. However, taking account of the community-wide 
benefits of the proposed housing project and to reduce the overall project cost for 
the proposed development, the Applicant’s request is to waive off-site work 
components that may not be deemed essential from a health and safety 
perspective. Potential reduction in the overall expenses for off-site works 
component through a case-by-case review of the off-site work components as 
proposed, will help BC Housing and Dze L K’ant to maximize funds available for 
project design and construction, directly benefiting the future tenants. 
Undertaking the required off-site works is necessary to uphold the Town’s modern 
urban road standards. Completing the off-site works will enhance the livability of 
the proposed development through improved connectivity and benefit the tenants 
and the rest of the community alike. Investing on off-site works components like 
sidewalk will have direct positive impact on the wellbeing of the tenants, especially 
on those without a vehicle or with accessibility challenges. Completing the required 
off-site works is also necessary to ensure efficient management of stormwater 
runoff generated from the site while also supporting an active lifestyle and traffic 
safety.  
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Staff completed a close review of each off-site work components identified in 
Attachment 6 and their applicability to the subject context, including any practical 
difficulties in completing the works. In the subject case, the only component that, 
in staff opinion, could be waived is ornamental streetlighting. As per the Town’s 
bylaw requirement, the existing overhead streetlighting should be replaced with 
ornamental streetlighting. Staff support waiving the ornamental streetlighting 
requirement as its primary purpose is to uphold aesthetic character and is unlikely 
to impact the function of the site or pose traffic safety/health issues; there are 
already streetlights on the BC Hydro power poles. The power poles have primary 
overhead wiring that would be very costly to change to underground on Tenth 
Avenue.  

B) Housing Incentive Policy Application for Off-site Servicing Incentive: 
With an objective to encourage the creation of rental housing stock in the community, the 
Town Council adopted the Rental Housing Incentive Program Policy # DEV-014, in May 
2021 (see Attachment 7). The policy established a variety of regulatory and financial 
incentives that are available to both the private and not-for-profit housing sector engaged 
in the creation of rental housing units within town boundaries. The above policy enables 
not-for-profit developers in the housing sector to apply for availing off-site servicing 
incentive, which must be spent towards completing the required off-site works triggered 
by a subject development. 
As per the policy, Council reserves the authority to make decision on off-site servicing 
incentive applications. Council may decide to reduce the amount of the incentive 
approved or reject such a request, where the Town has sold its land to the Applicant at 
below market rate. As per Section 5.1 D) iii) of the above policy, the subject development 
is eligible to apply for up to $30,000 off-site servicing incentive. On June 15th, 2022, the 
Applicant submitted a Rental Housing Incentive Application for off-site servicing incentive 
(see Attachment 8). The Applicant’s request to Council is to consider the Offsite Servicing 
Incentive application, contingent on Council’s decision on the off-site works variance 
request. Following this approach enabled the staff to integrate the off-site servicing 
incentive request into the staff report for the DVP application for the subject development, 
rather than considering the two applications separately.  
Recognizing the community-wide benefits of the proposed project, especially in 
responding to the existing gap in urban indigenous housing1, staff support the Applicant’s 
request for the $30,000-off-site servicing incentive. If approved by Council, the incentive 
will be allocated towards completing the required off-site works. Providing the above 
contribution aligns with the OCP policies that support the need for creating not-for profit 
housing developments in the community. Supporting the creation of affordable housing 
units in the above manner also aligns with the recommendations of the Housing Needs 
Assessment Report (2020).  

 

 
 

1 Dze L K’ant Friendship Centre Society (2022), Urban Indigenous Housing Study, Available at http://www.dzelkant.com/wp-
content/uploads/2022/04/DLK-Housing-Study-April-2022.pdf  

http://www.dzelkant.com/wp-content/uploads/2022/04/DLK-Housing-Study-April-2022.pdf
http://www.dzelkant.com/wp-content/uploads/2022/04/DLK-Housing-Study-April-2022.pdf
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RESOURCE CONSIDERATIONS: 
If the $30,000 off-site works incentive is approved, the Town will be required to fund that 
amount from its capital plan. 

POLICY CONSIDERATIONS / LEGISLATION: 
sections 5.3.2 Land Use, Infrastructure, and Resource Efficiency (policies 1 and 2), 
7.2.1 Housing Mix (policies 1 & 5), and 7.2.2 Housing Affordability (policies 1, 2, 4 & 9) 
of the OCP support the proposed housing project (see Attachment 9). In addition to the 
above-stated OCP policies, staff recommendation aligns with the recommendations of 
the Housing Needs Assessment Report and the Community Energy Emission Plan 
(CEEP) Report. 

ENVIRONMENTAL / ACCESSIBILITY IMPLICATIONS: 
Both the proposed parking-related variance requested by the Applicant and the 
ornamental streetlighting waiver recommended by staff are unlikely to have any 
accessibility or environmental implications. Provision for two (2) additional wheelchair 
accessible parking spaces and on-site bike parking will support accessibility needs of 
future tenants.  

APC RECOMMENDATION:  
At the July 21st, 2022, meeting, the Advisory Planning Commission (APC) passed a 
motion supporting the staff recommendation. Please refer to item number 8.1 of the 
APC Meeting Minutes, provided under Councillor Thomas’ Reports as item 11.5.1 of 
the agenda for Council’s August 9th Regular meeting. Based on the clarification provided 
by the Applicant following the APC meeting, staff modified the recommendation on the 
off-site works-related variance request. Hence, the recommendation presented in this 
report on this matter differs from the recommendation presented in the APC report. 

CONCLUSION: 
Recognizing the needs and characteristics of the target population the proposed 
housing project intends to serve, staff support varying the parking requirements from 45 
stalls to 33 stalls. Similarly, given that overhead streetlighting already exists along the 
abutting streets, staff recommend waiving the ornamental streetlighting requirement. 
Finally, staff recommend approving the $30,000 off-site servicing incentive, helping the 
Applicant to partly cover the costs for the off-site works triggered by the proposed 
project. 

COMMUNICATIONS: 
In compliance with the requirements of Local Government Act, Town of Smithers 
Development Procedures Bylaw, and Town of Smithers Public Notice Bylaw. 
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NEXT STEPS:  
Given that the site remediation requires final reporting and application for Provincial 
approvals, the Development Permit (DP) application is under ‘freeze’ by the Ministry 
of Environment and Climate Change. The DP application will be presented to Council 
once the Ministry releases the freeze on the subject application. The Town will have 
to obtain an Approval in Principle (AIP) from the Ministry prior to issuing the building 
permit for the subject development. As per the proposed timeline, the project will 
enter into construction phase next summer of 2023, the Town will receive a Certificate 
of Compliance by the end of 2023, leading to final occupancy in 2024. 

ALTERNATIVES: 
1. Require changes to the DVP application. 
2. Approve more off-site work variances in addition to variances supported by staff. 
3. Approve variances for all off-site works in addition to parking variance.  
4. Approve the permit with conditions. 
5. Deny the Development Variance Permit. 

 
ATTACHMENTS: 

1. Subject Property Map 
2. Aerial images of the subject property 
3. Application DV22-06 
4. Zoning & OCP maps 
5. Section 2.9 Zoning Bylaw No. 1403 
6. Required Off-site Works and Cost Estimate 
7. Rental Housing Incentive Program Policy # DEV-014 
8. Rental Housing Incentive Program Application 
9. Sections 5.3.2, 7.2.1, & 7.2.2 OCP Bylaw No. 1614 
10. Draft Permit DV22-06 

 

Respectfully submitted:  

  
Deepa Chandran                                                     
Planner                                                   
 
Reviewed by: Submission approved by: 

  
Mark Allen Dianna Plouffe 
Director of Development Services         Chief Administrative Officer                   

n:\3000-3699 land administration\3090 development variance permits\3090-20 - permits (individual)\2022\dv22-06 1611 main st (dze l 
kant)\report\council\dev 22-065 1611 main street (dze l k'ant housing project).docx 
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Attachment. 2 Aerial Views of the Subject property  

 
Image 1. The subject property (highlighted in red) is located close to community amenities and 

shopping centres. The proposed 30-unit development will be accessed via a shared driveway off 

Main Street. 

 
Image 2: The site is identified as a brown field and is being remediated; the buildings on the 

subject site were demolished last year, as part of the remediation process.   



 

PO Box 879, 1027 Aldous Street, Smithers, BC V0J 2N0 
Telephone (250) 847-1600 Fax (250) 847-1601 

www.smithers.ca 

 

DEVELOPMENT PROPOSAL APPLICATION 
 
APPLICATION TYPE:     Enter all applications under miscellaneous (MS) category development (DEV)  
 

Joint Official Community Plan & Zoning Amendment ($1,500) DEV001      Board of Variance ($800) DEV003 
    Official Community Plan Amendment ($1,200) DEV001            Development Variance Permit ($400) DEV003 
    Zoning Amendment ($1,000) DEV001   Environmental Development Permit ($400) DEV003  
    Development Permit Amendment ($200) DEV003                     Form & Character Development Permit ($400) DEV003 
    Temporary Use Permit ($600) DEV003  
                             

APPLICANT INFORMATION 

APPLICANT 
Name(s):                  ______________________________ 
Mailing address:      ______________________________ 
Phone:                     ______________________________             
Fax/Email:               ______________________________ 

REGISTERED OWNER(S) 
Name(s):                  ______________________________ 
Mailing address:      ______________________________ 
Phone:                     ______________________________             
Fax/Email:               ______________________________ 
 

SUBJECT PROPERTY INFORMATION 

Civic address:           ___________________________________________________________________________          
Legal description:     ___________________________________________________________________________ 
Description of the present use of the property:   ______________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________        
Existing OCP designation:     __________________                Existing zoning designation: ___________________ 
Proposed OCP designation:  __________________                Proposed zoning designation: __________________ 
 

PROPOSAL DESCRIPTION (supplemental letter of intent/rationale is encouraged): 

____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
 

X

X

Nelson Rocha

1307 Trevor St. Nelson, BC V1L 0A4

250-354-3959

nelson@studio9architecture.com

Dze L K'ant Friendship Centre Society

1188 Main St, Smithers, BC V0J 2N0

250-847-5211

housing.advisor@dzelkant.com

1611 Main Street   Smithers, BC

tbd

Brownfield site recently remediated. Formerly the site of several industrial

Mixed Residential

no change

R-3 Medium Density Res.

no change

Letter of Intent to describe form and character is included as part of application.

A variance for number of parking spaces is requested. Total number of parking spaces required by zoning is 54 and 33 are

proposed (61% of the required minimum). See zoning summary on Sheet A.101 for more detail.

The Site Disclosure Statement ("Site Profile") to be provided by the Town of Smithers.

storage buildings and sheds owned by the Town of Smithers which have all been demolished.



n:\wordpro\forms\development\applications originals\application - development proposal 2019.doc  Last updated Oct. 9, 2019 

ATTACHMENT CHECKLIST 

A) PLEASE ATTACH THE FOLLOWING FOR ALL APPLICATIONS: 
         Letter of authorization if the applicant is other than the registered owner(s).  
         Site profile in accordance with the Environmental Management Act and Contaminated Sites Regulation. 
         Site plan (including 1 set of reduced 8.5x11 plans) showing: 
               �  Location of existing and proposed buildings and structures, lot dimensions & setbacks. 
               �  Parking areas, loading space, access/egress, garbage areas & landscaping. 
               �  North arrow & scale.  
               �  Measurements in metric (imperial measurements may also be included). 
         Supplemental letter of intent & rationale is strongly encouraged but not required.    
         Other information as necessary to assess the development proposal. 
 
B) OCP &/OR ZONING AMENDMENT APPLICATIONS ONLY: 
         Acknowledge sign notification posting requirements as specified by the Town of Smithers. 
 
C) ENVIRONMENTAL DEVELOPMENT PERMIT APPLICATIONS ONLY: 
         Plans showing:  
                  Toe of slope and top of bank; 
                  Location of watercourses and any watercourse setback areas that are located on or that abut the site;  
                  Existing and proposed grades, including details on proposed retaining walls; 
                  Floodplain areas; 
                  Areas to be cleared, areas of cut and fill and proposed sequencing/timing. 
 
D) FORM & CHARACTER DEVELOPMENT PERMIT APPLICATIONS ONLY: 
         Elevation drawings illustrating all sides of the building(s) & including proposed signage details. 
         Exterior samples and materials. 
 
E) TEMPORARY USE PERMIT APPLICATIONS ONLY: 
         Rationale & long term plan outlining when & how temporary use will be ended, buildings/area to be used, hours of 

use & site rehabilitation. 
Permit length requested (max. 3 years): _______  

 
AUTHORIZATION 

As the applicant or approved agent, I hereby make application in accordance with the above-stated information and 
declare that the statements are true and correct.  
I understand that this application form is a public document and that any and all information contained in it, including 
personal information as defined in the Freedom of Information and Protection of Privacy Act of BC, is open for 
inspection by the public and may be reproduced and distributed to the public as part of a report(s) to Council or for 
purposes of a public hearing.  
I acknowledge that fees as per the Town of Smithers Development Procedures Bylaw No. 1807 do not imply or 
guarantee application approval. 
 
Applicant Signature: ______________________________                      Date: ______________________________ 

Your personal information is maintained in accordance with the Freedom of Information and Protection of Privacy Act. If you have any 
questions regarding the use of your personal information, please call the Director of Corporate Services for the Town of Smithers at 
250-847-1600. 

X

X

X

X
X

June 15, 2022

X

X



July 14, 2022 

 

RE: Development variances for 1611 Main Street (D22-04), offsite works and parking 

variance request for Dze L K’ant Housing Society Community Housing Project 

 

Dear Honorable Mayor and Council, 

 

The Dze L K’ant Housing Society is pleased to have been working with the Town of Smithers 

since 2018 toward developing affordable housing for Indigenous families and Elders. We are 

honoured that the municipality has committed to the provision of land and ensured a clean site 

for the project.  

 

This project is aimed at improving the lives of low income urban Indigenous people in our 

communities. As the first local Indigenous-led housing project in Smithers, this housing project 

is a significant step forward with regard to poverty reduction and reconciliation within the 

municipality.  The 30 units this project will create will contribute significantly to the affordable 

housing stock of Smithers thus supporting a vibrant, healthy community with a thriving 

economy.  

 

With the recent exponential rise in construction costs, our project budget continues to increase. 

The viability of our project relies on all of our project partners and funders contributing as much 

as possible. It is our goal that despite rising costs, our housing can remain affordable to meet 

identified community need.  

 

We are pleased that the Town of Smithers has implemented the Rental Housing Incentive policy 

process which recognizes the need to enhance housing affordability and diversity. Our project 

aligns with this policy and we have made an application with reference number RHI 22-04 and 

22-05 to assist with the costs of offsite works. 

 

We recognize that it is important that new developments contribute to offsite works and maintain 

high standards within downtown Smithers. As such, we understand that our project will be 

required to incur certain offsite works due to health and safety reasons.  

 

Given this is an affordable housing project, with significant broad community benefit, we request 

that Town Council carefully review all identified offsite works and consider making a variance 

regarding any item that is not deemed essential. This approach will assist in reducing overall 

costs for this community housing project. 

 

Additionally, we are requesting a variance to the off-street parking bylaw. Our request is that our 

project be approved for one parking space per unit. Our project also includes 3 additional parking 

Phone (250) 847-5211 
Fax (250) 847-5144 
info@dzelkant.com 

1188 Main Street 
PO Box 2920 
Smithers BC V0J 2N0 

DocuSign Envelope ID: 36A67F2F-1FF1-49C5-B825-2B9A486B1AB9

mailto:info@dzelkant.com


spaces for staff use. This variance request recognizes that not all individuals will have a vehicle. 

In particular, many of our tenants will be elders who no longer drive. This will ensure we have 

sufficient parking while reducing construction costs associated with surface parking and ongoing 

maintenance costs of snow removal. This also maximizes space for a playground and greenspace 

on the site as well as potential childcare facility in the future. 

 

 

In Friendship, 

 

 

 

Annette Morgan 

Executive Director, Dze L K’ant Housing Society 

DocuSign Envelope ID: 36A67F2F-1FF1-49C5-B825-2B9A486B1AB9
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ALPINE THEME DESIGN GUIDELINES

The proposed design meets the Alpine Theme Design 

Guidelines as follows:

1. Articulation

• Projecting timberwork (tbd).

2. Awnings & Canopies

• No awnings or canopies proposed.

3. Balconies

• n/a

4. Colour

• Primarily natural earth tones.

• Roof could be red metal (tbd). 

• Wood stained with transparent wood-tone stain.

• Metal window and door frames are a dark anodised finish.

• No more than three exterior colours used.

5. Corner Buildings

• n/a

6. Decorative Painting

• Murals of any size should be an appropriate part of the 

overall design of the building (tbd).

7. Decorative Woodwork

• n/a

8. Doors

• No tinted or reflective glazzing.

9. Fascia & Rafters

• n/a

10. Frontage

• Articulated building frontage at main entrance.

11. Half Timbering

• n/a

12. Height

• Between 1.5 to 3.5 stories

13. Lighting

• LED concealed exterior lighting with warm colour 

temperature (2700-3000 K). No neon or fluorescent 

lighting.

14. Proportion

• n/a

15. Rear Facades

• n/a

16. Roofing

• Textured roofing appearance - standing seam metal or 

asphalt.

17. Roofline

• Low-pitched with large overhangs.

18. Setback

• n/a

19. Sidewalls

• n/a

20. Signage

• n/a

21. Wall Materials

• Possibly clad ground level walls with stucco, wood or 

logwork (tbd).

22. Windows

• Moderately sized, vertically elongated windows are 

dominant. Building facade is more wall than window. 

Predominantly casement and fixed style windows. Possibly 

"disguise" metal frame windows with wood trim.

PROJECT DATA

Legal Description tbd

PID tbd

Land Use Mixed Residential

Development Permit Area Multi Family Residential

ZONING

Section 4.4 R-3 Medium Density Residential Zone 

Permitted Principal Uses 

4.4.1 Townhouse, boarding house, low-rise apartment.

Permitted Auxiliary Uses 

One auxiliary building for each principal building, home occupation, assisted living. 

                                                                     

Element Required                             Proposed                                       

Parcel Size & Coverage                                                                     

Parcel Area  460 m2 min. 5,077 m2 (54,648 ft2) (1.25 acres)

Parcel Width 15 m min. 42.06 m (138 ft)

Parcel Coverage 50% max. (all bldgs & structures) 24.6% (principal bldg only)

Bldg Area = 1,251 m2 (13,469 ft2)

Density <1 D.U. per 162 m2 of parcel area 1 D.U. per 169 m2 of parcel area

Max. 31 dwelling units 30 dwelling units

Principal Buildings                                                                        

Setbacks 

front yard 6 m min.  6 m

rear yard 6 m min. 6 m

side yard 

  exterior  6 m min.  6 m

  interior 6 m min. 6 m

Height 3 storeys or 12 m max. 3 storeys/11.60 m (38 ft)

*for buildings with sloping roofs, height is defined as the mid-point between the intersection point of 

the building wall and roof structure and ridge of a sloping roof excluding dormers.

Auxiliary Buildings

Setbacks 

front yard 6 m min. 6 m

rear yard 0.6 m min. 0.6 m

1.8 m for carport or garage n/a

side yard 

  exterior  3.5 m min. 3.5 m

  interior 0.6 m min.  0.6 m

Height 4.9 m min. n/a

Fencing 

Ht. in req'd front yard 1.2 m max. <1.2 m

Ht. in any other yard 1.8 m max. existing fence to remain

Parking 

Number of spaces

Residential 1.5 per D.U. (45 total) 1.1 per D.U. (33 total)

Assembly/Cultural 1 per 10 m2 gross floor area (7 total) 0

Office/staff 1 per 45 m2 gross floor area (2 total) 3

TOTAL 54 33 (61% of req'd minimum)

Size 2.7 m x 5.4 m min. 2.7 m x 5.4 m 

No. of accessible spaces 2 4

Size of accessible spaces 3.7 m x 5.4 m min. 3.7 m x 5.4 m 

Manoeuvering aisle 6.6 m min 7.5 m

Landscaping of parking areanot required n/a

Additional Requirements 

4.4.4 The wall of a building that faces a wall of another building or structure on the same parcel shall be 

sited to provide a continuous 90o arc, unencumbered by buildings or structures of a radius not less than 

12 metres from the centre of the main window of a living room or family room. 

ZONING & LAND USE

Total site area 5,077 m2 (54,648 ft2)

Impermeable Surfaces

Footprint of roof   1,240 m2 (13,350 ft2)

Garbage        24 m2     (256 ft2)

Parking spaces      503 m2  (5,412 ft2)

Other paved surfaces   93 m2  (1,000 ft2)

1,860 m2 (20,021 ft2)

Undeveloped site area 3,217 m2 (34,628 ft2)

SITE USE BREAKDOWN

1. Setbacks 6.0 m (19'-8¼")

2. Building Height 12.19 m (40'-0")

3. Landscape Open Space (LOS) 3,217 m2 (34,628 ft2)

4. Gross Livable Area (GLA) see Gross Livable Area Scedule

5. Gross Floor Area (GFA) see Gross Building Area Schedule

6. Units per Acre (UPA) 24

7. Vehicle Parking Ratio 1 per dwelling unit + 3 for visitors & staff (33 spaces total)

8. Bicycle Parking Ratio 1.33 per dwelling unit (40 spaces total)

9. Number & type of units 30 units (see unit mix plans for unit type specifics)

10. Residential Area see unit mix plans for unit type specifics

11. Staff Area see unit mix plans for unit type specifics

12. Amenity & Program Area see unit mix plans for unit type specifics

13. Circulation & Service Area see unit mix plans for unit type specifics

14. Commercial Area n/a

BC HOUSING SITE PLAN DATA

ARCHITECTURE + PLANNING LTD.

OWNER:

COPYRIGHT:
All ideas, design arrangements, and plans

indicated or represented by these drawings are 

owned by and are the property of Studio 9 

Architecture and Planning Ltd. The documents 

presented were created, evolved and developed 

for the sole purpose of use on and within the 

specific project. None of the ideas, designs, 

arrangements, or plans shall be used by or 

disclosed to any person, firm, or corporation for 

any purpose whatsoever without the written 

permission of Studio 9 Architecture and 

Planning.

SCALE: As indicated
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R3 2022.06.09 Issue For Development Permit
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 RENTAL HOUSING INCENTIVE PROGRAM APPLICATION 
 
Application Received on:   

APPLICATION FOR:  

       Development Fee Waiver (covers application fee for OCP/Zoning Amendment/Joint 
OCP-Zoning Amendment, Development Variance Permit/ Development Permit, 
Development Permit Amendment, and Board of Variance). 

       If this box is checked, specify the application type:        
        Off-site Servicing Cost Contribution 
        Subsidized Sale of Town-owned Land(s) 
        Relaxation of Zoning Requirements (density and parking) 

 

 
 
PART-2 DEVELOPMENT PLAN           

Property Information 
Project Address:  

Legal Description:   

Current Zoning of the property:  
If located in the Downtown area, Have you 
submitted an application for the Downtown 
Revitalization Tax Exemption Program? 

         Yes                                No 

Current use of the property:  
Project Details 
          New Construction                                                 Conversion to residential 

Number of self-contained rental dwelling units 
to be created: 

 

The newly created dwelling unit(s) will be 
available as long-term rental(s) for: 

A minimum of                     years 

Estimated Project Cost (in CAD):  

PART-1 APPLICANT INFORMATION 
Applicant Name:  

Business Name:  

Address (with post box number )  

Phone Number:  

Email:  

X

Development Variance Permit/Dvlpmt Permit

Nelson Rocha

1307 Trevor St. Nelson, BC V1L 0A4

250-354-3959

nelson@studio9architecture.com

Studio 9 Architecture + Planning Ltd.

1611 Main Street   Smithers, BC

tbd

R-3 Medium Density Residential

Brownfield site

X

30

10

$13M



Housing Type 

               Market Multi-Family Rental                                    Secondary Suite 
               Non-Profit Multi-Family Rental                               Carriage House 
               Market Multi-Family Rental with                             Duplex (only for rentals) 
               Affordable Units  

Proposal Description (including how the requested incentive(s) will benefit the project):  

 

Details of the previous ‘Rental Housing Incentive’ applications (submitted to/approved 
by the Town of Smithers as part of the proposed project): 

 

PART-3 APPLICATION CHECKLIST 

        Completed Application Form  
         Letter of Authorization, if the Applicant is other than the Registered Owner/Developer 

  Supplemental Letter of Intent & rationale.  

  Additional Requirements: 
i. If submitting the first ‘Development Fee Waiver’ request for a proposed project, the 

supplemental letter must confirm the Developer’s intent to complete the project within two 
years of obtaining approval of the subject application or development proposal. 

ii. If submitting the first ‘Rental Housing Incentive Application’ for a project, the Developer 
must submit a legally binding Letter of Intent, confirming availability of the newly created 
dwelling unit(s) as long-term rentals for a minimum of ten (10) years. 
Applicable to multi-family developments creating ‘affordable’ and/or ‘accessible’ rental 
units: The above letter shall confirm the Developer’s willingness to enter into a Housing 
Agreement with the Town, if required) 

Page 2/3 

X

See Letter of Intent included as part of application.

X

X

X



 
 

 
Your personal information is maintained in accordance with the Freedom of Information and Protection of 
Privacy Act. If you have any questions regarding the use of your personal information, please call the Director 
of Corporate Services for the Town of Smithers at 250-847-1600 

PART- 4 APPLICANT DECLARATION 

 I ________________________, (Applicant) of _______________________________, 
(company name) have read and understand the Town of Smithers Policy “DEV-014 
Rental Housing Incentive Program“ and the Program Guide. 
As the Developer/Developer’s Agent, I confirm the intent of the proposed project to create 
one or more long-term rental units that will be available for a minimum of ten (10) years 
from the date of issuance of the Occupancy Permit.  
I agree that the Developer will be responsible for notifying the Town of any changes to 
the information provided, including any changes proposed to the use of the new dwelling 
units within the 10-year period stated above.  
I accept that the Developer shall be liable to repay 100% of the financial incentive(s) 
received from the Town under the ‘Rental Housing Incentive Program’ if the proposed 
project violates requirement(s) specified in Section.7 ‘Additional Regulations’ of the 
“DEV-014 Rental Housing Incentive Program” Policy. 
 I acknowledge that the submission of this application does not imply or guarantee approval 
of the requested incentive as the Town has the discretion to deny such requests either to 
limit funds disbursed through this program or for any other reasons. 
I agree not to involve the Town of Smithers in any legal action between myself and any 
contractors, estimators, employees, workers or agents arising from or out of the Rental 
Housing Incentive Program project. 

Check the following boxes, if applicable 
As an Applicant for a private multi-family development creating ‘affordable’ units, I 
understand that the Developer will be required to work with an established non-profit 
housing provider in the Town of Smithers to confirm the tenants’ eligibility for placement in 
the ‘affordable’ units created, including all referrals for units that become available through 
turnover.  
If the Applicant is other than the Developer: I confirm that the Developer understands and 
agrees to the above statements and terms and conditions.  

I hereby make application for the Rental Housing Incentive Program in accordance with the 
above-stated information and declare that the statements are true and correct.  

 
Signature of Applicant: _________________________      Date: ________________________ 
 

Page 3/3 

Nelson Rocha Dze L K'ant Friendship Centre Society

June 15, 2022
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Division 1 – Definitions & Zones 
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Section 2.9    Parking (Bylaw 1666) 

2.9.1 Exemptions from Parking Requirements 

(a) The regulations contained in Section 2.9 shall not apply to a building or structure 
existing at the date of adoption of this bylaw, so long as the building or structure 
continues to be put to a use that does not require more parking or loading spaces 
than were required for the use existing at the date of adoption of this bylaw. 

(b) All uses located in the C-1A and C-1B zones between Highway 16 and Railway 
Avenue are exempt from complying with the off-street parking regulations 
contained in this section. (Bylaw 1802) 

(c) The following permitted uses in the C-1 zone between Highway 16 and Railway 
Avenue are exempt from complying with the off-street parking regulations 
contained in this section (Bylaw 1818): 

• Retail sales 

• Restaurant 

• Residential 

• Premises licensed for the consumption of alcohol 

• Open-air produce market 

• hair stylist shop, dry cleaning establishment, appliance repair shop, 
florist, laundromat, optical or watch repair shop, tailor shop, 
dressmaking shop, shoe repair and other similar personal services 

• studio, including artist, display, music, radio, recording, television, 
photographic studio 

• on-site manufacture and sale of hand crafted small goods when totally 
contained in a building 

• microbrewery 

(d) The property legally described as Lot 15 Block 17 District Lot 5289 Range 5 Coast 
District Plan 1054 is exempt from complying with the off-street parking regulations 
contained in this section for the following permitted principle uses only (Bylaw 1887): 

• Retail sales 
• Restaurant 
• Premises licensed for the consumption of alcohol 
• Open-air produce market 
• hair stylist shop, dry cleaning establishment, appliance repair shop, florist, 

laundromat, optical or watch repair shop, tailor shop, dressmaking shop, shoe 
repair and other similar personal services 

• studio, including artist, display, music, radio, recording, television, photographic 
studio 

• on-site manufacture and sale of hand crafted small goods when totally 
contained in a building 

 

2.9.2 Number of Required Parking Spaces 

(a) Except as otherwise specified in this bylaw, all required off-street parking shall be 
provided on the same parcel as the building to be served and the number of 
required off-street parking spaces shall be provided and maintained in accordance 
with the regulations contained in Table 2.9.  
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Table 2.9 
Use Number of Parking Spaces Required 

Residential Uses 
Single family dwelling 2 per dwelling unit 
Duplex dwelling 2 per dwelling unit 
Semi-detached dwelling  2 per dwelling unit  
Townhouse  1.5 per dwelling unit 
Low-rise apartment  1.5 per dwelling unit 
Day care centre 3 per centre 
Boarding house 1 per sleeping unit 
Auxiliary boarding use 1 per sleeping unit 
Secondary suite in a single family dwelling 
Secondary suite in a semi-detached dwelling 
Carriage house 

1 per suite (Bylaw 1888) 
1 per suite (Bylaw 1888) 
1 per suite 

Mobile home  2 per mobile home  
Mobile home park 1 per mobile home plus 1 additional space provided 

within the mobile home park 
R-2A dwellings (Bylaw 1735) 1 bedroom unit = 1 parking space 

2 bedroom unit = 1.26 parking spaces 
3 bedroom unit or greater = 1.51 parking spaces 

Commercial Uses 
Restaurants and premises licensed for 
consumption of alcohol 

In the C-1 zone, North & East of Hwy 
16 (Bylaw 1818) 

In the C-1A and C-1B zone, North & 
East of Hwy 16 (Bylaw 1887) 
In the C-4 zone 

 
 
1 for every 10 seats 
 

1 for every 10 seats 
 
1 for every 6 seats 

Retail uses  
In the C-1 zone, North & East of Hwy 
16(Bylaw 1818) 

 
1 per 100 m2 of gross floor area 

Hotels 
 

1 per sleeping unit, when combined with a restaurant 
or premises licensed for consumption of alcoholic 
beverages, the parking requirements for the 
restaurant and licensed premises or both may be 
reduced by 1 space for every 10 sleeping units 

Auxiliary residential uses in the C-1 zone, 
North & East of Hwy 16 (Bylaw 1818) 

Auxiliary residential uses in the C-1A and C-
1B zone, North & East of Hwy 16 (Bylaw 1887) 

1 per dwelling unit 

Convenience store 1 per 34 m2 of gross floor area 
Drive-in eating facilities, open air fruit and 
vegetable markets 

1 per 55 m2 of total parcel area 

Restaurants with drive-through services 1 per 6.5 m2 of gross floor area 
Pool halls, bowling alleys, auditoriums, 
gymnasiums, theatres, dance and bingo halls 

1 per 24 m2 of gross floor area 

Auction use 1 per 10 m2 of auction floor area 
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(b) Covenanted parking may be released when parking is either developed on-site, 
transferred to another parcel or provided through cash-in-lieu payment. 

2.9.6 Cash-in-Lieu 

(a) On a parcel in the C-1 zone where parking is required and there is no room 
available to provide parking on-site, the owner or occupier may remit a cash 
payment to the Town in the amount of $9,500 per parking space in lieu of 
providing the required parking space(s), to a maximum of 15 parking spaces. 
(Bylaw 1818) 

2.9.7  Parking Space Specifications 

(a) Each off-street parking space shall comply with the following minimum 
dimensions: 

 
Type of Space Width Length Clearance Height 

Standard 2.7 m 5.4 m 2.1 m 
Small Car 2.6 m 4.5 m 2.1 m 
Parallel 3 m 6.7 m 2.1 m 

Accessible 3.7 m 5.4 m 2.1 m 

(b) Wherever the building design or site configuration is such that shorter length 
parking stalls are created, no more than 20% of the required parking shall be 
small car parking spaces. Each small car parking space shall be clearly marked 
“Small Car Only”. 

(c) A portion of the required parking spaces shall be accessible for persons with 
disabilities in accordance with the following: 

 
Total Required Spaces Required Accessible Parking 

1-20 1 
21-75 2 
76-125 3 
126-200 4 

Over 200 4 spaces plus 1 for every 50 required spaces in 
excess of 200 

2.9.8 Access 

(a) Access and egress from a parking area, to a street or lane, shall be not less 
than 6 metres in width. Access and/or egress locations to a street shall be not 
less than 7.6 metres from the corner parcel lines where such parcel lines abut 
a street intersection.  

(b) Access and egress to and from all parking spaces shall be by means of an 
unobstructed manoeuvring aisle in accordance with the following: 

 
 



20
0V

C
T 

  1
08

.3
6 

m
 3

.1
5%

   
(re

lin
ed

 2
00

5)

22

Pc
l B

 

7 8

22
21

20
19

18
17

16
15

27 2530 29 28 26 2324

9 10 11 12 13 14

Pl
an

 9
18

1
A

Block 140

Plan 1054

Bl
oc

k 
14

0

Pl
an

 1
05

4

Plan

TENTH  AVENUE

M
AI

N
  S

TR
EE

T

49
3.

72

S42

49
3.

04

493.01200VCT   189.56 m @ 4.03%

150CI 150AC

25
0A

C

H4

V3

V1
04

3835384738513859*3873

15
85

16
21

16
24

PP

PP
PP

Sa
ni

ta
ry

Sa
ni

ta
ry

Sa
ni

ta
ry

Sa
ni

ta
ry

Sa
ni

ta
ry

W
at

er

Sa
ni

ta
ry

Sanitary

W
at

er

S42A
Rim Elev 500.58 Rim Elev 496.09

497.50

3880 3870

3881 3871

(C
A2

08
50

28
)

Pc
l A

 

(C
A2

08
52

43
)

Pc
l E

(C
A2

08
89

62
)

(C
A2

08
42

78
)

Pc
l F

300PVC  122.71 m @ 4.37%

30
0P

VC
  4

0.
35

 m
 @

 2
.0

0%

300PVC  66.55 m @ 5.00% D65 Rim Elev. 501.43

49
9.

24

499.24

D67 Rim Elev. 502.83
500.10

499.20

50
0.

05

15
0P

VC

6.
00

m
 S

to
rm

 R
ig

ht
-o

f-W
ay

 fr
om

 P
L 

Lo
t 6

15
0P

VC
15

0P
VC

150 PVC CB Tie-in

50
m

m
 B

lo
w

-O
ff

St
an

dp
ip

e
- S

el
f D

ra
in

in
g

V77

BUILDING TO BE
DEMOLISHED

EXISTING GYMNASTICS
BUILDING

EXISTING SIDEWALK
INSTALLED 2018

PROPOSED 450 DIA STORM MAIN

PROPOSED CONCRETE
CURB AND GUTTER

PROPOSED CONCRETE
PEDESTRIAN LET-DOWN

PROPOSED ROAD WIDENING 1.6m

PROPOSED  1.5m WIDE CONCRETE SIDEWALK

PROPOSED  VERTICAL CURB AND GUTTER

PROPOSED ROAD WIDENING 1.2m

PROPOSED CATCH
BASINS AND CB LEADS

49
3.

79

493.84

NOTE:  THIS DRAWING HAS BEEN PROVIDED FOR INFORMATION
ONLY.  ALL CADASTRAL AND SERVICING INFORMATION MUST BE
CONFIRMED IN THE FIELD, AND UTILITY INFORMATION
CONFIRMED WITH THE APPROPRIATE UTILITY COMPANY.

OFFSITE WORKS
REQUIRED BY BYLAW 1800
LB WARNER CENTER

SCALE:

DRAWN BY:

APPROVED BY:

DRAWING PATH:

DATE:

DATE:

NOT TO SCALE

AOH

MFA

JULY 28, 2022

JULY 28, 2022

LEGEND:TITLE:

N
:\D

EV
EL

O
PM

EN
T 

SE
R

VI
C

ES
\P

LA
N

N
IN

G
\P

R
O

JE
C

TS
\H

O
U

SI
N

G
 S

tra
te

gy
\2

02
0-

21
 B

C
H

 C
om

m
un

ity
 H

ou
si

ng
_D

ze
 L

 K
'a

nt
 F

rie
nd

sh
ip

 S
oc

ie
ty

 In
di

ge
no

us
 H

ou
si

ng
 P

ro
je

ct
\P

ro
po

se
d 

O
ffs

ite
 W

or
ks

 A
LL

 L
O

TS
.d

w
g

WATER SERVICE LINE
SANITARY SEWER LINE
STORM WATER SEWER LINE
IRRIGATION LINE
LEGAL PARCEL BOUNDARY

../Civic Adresses [Hyperlinked - Do Not Change]/3859 Tenth Avenue.pdf
file:///O:/ENGINEERING/Scanned%20Service%20Records/Sanitary/10th%20Ave/3835%20TENTH%20AVENUE%20S.pdf
file:///O:/ENGINEERING/Scanned%20Service%20Records/Sanitary/10th%20Ave/3847%20TENTH%20AVENUE%20S.pdf
file:///O:/ENGINEERING/Scanned%20Service%20Records/Sanitary/10th%20Ave/3851%20TENTH%20AVENUE%20S.pdf
file:///O:/ENGINEERING/Scanned%20Service%20Records/Sanitary/10th%20Ave/3859%20TENTH%20AVENUE%20S.pdf
file:///O:/ENGINEERING/Scanned%20Service%20Records/Sanitary/10th%20Ave/3873TENTH%20AVENUE%20S.pdf
file:///O:/ENGINEERING/Scanned%20Service%20Records/Water/King%20St/1550%20King%20St.tif
file:///O:/ENGINEERING/Scanned%20Service%20Records/Sanitary/Main%20Street/1621%20Lots%201-36.pdf
file:///O:/ENGINEERING/Scanned%20Service%20Records/Sanitary/Main%20Street/1624%20Lot%204.pdf
file:///O:/ENGINEERING/Scanned%20Service%20Records/Water/Main%20St/1624%20Main%20St.tif


.. 

Sillither 
POLICY: RENTAL HOUSING INCENTIVE PROGRAM 

SECTION: Development Services 

PREPARED BY: Deepa Chandran 
Planner 

EFFECTIVE DATE: May 25, 2021 

AUTHORIZED: ~~---- 
Gladys Atrill 
Mayor 

POLICY#: DEV-014 

PAGE: 1 of 16 

edi-/ 
Chief Administrative Officer 

PURPOSE: 
This Rental Housing Incentive Policy outlines financial and regulatory measures available 
to encourage the development of rental housing (market, non-market, and secondary rental) 
in the Town of Smithers, with a focus on housing for low and low to moderate-income 
households. 

1. POLICY OBJECTIVES 

The specific objectives under this Policy include: 
i) Increase the supply of rental housing in the Town of Smithers including market, non 

market and secondary rental housing. 
ii) Support the development of a broader range of housing choices for citizens in the 

Town of Smithers by encouraging the creation of purpose-built rental housing as well 
as housing that is part of the secondary rental market including secondary suites, 
carriage houses, and duplex/semi-detached developments built for rental purposes. 

iii) Encourage housing development that makes efficient use of established municipal 
infrastructure and that helps to build vibrant, sustainable, and inclusive 
neighbourhoods. 

iv) Leverage existing partnerships and relationships to take advantage of potential 
funding opportunities including: 

• the Federal government through Canada Mortgage and Housing Corporation; 

• the Provincial government through BC Housing; 
• the Northern Development Housing Incentive Program; 

• The Federation for Canadian Municipalities Sustainable Affordable Housing 
Fund;and 

• Other programs and initiatives as they arise. 
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2. GENERAL ELIGIBILITY CRITERIA 

To qualify for the incentives set out under this Policy, the proposed development must: 
i) Create one or more rental dwelling units through new construction or through the 

conversion of an existing non-residential development; 
ii) Have a minimum construction value of $200,000 for multi-family projects and $50,000 

for other categories; 
iii) Be intended to remain as part of the inventory of rental housing in the Town of 

Smithers for a minimum of 10 years; and 
iv) Be located on serviced lands falling within the current municipal growth boundary. 

3. ELIGIBLE PROJECTS 
Eligible projects include: 

i) Purpose-built rental dwelling units in market (i.e. for-profit) and non-market (i.e. not 
for-profit) housing developments located in the R-2 Low Density Residential, R-3 
Medium Density Residential, P-2 Public Use Two, C-1 Town Centre Commercial, and 
C-1A Downtown Commercial zones. 

ii) New rental dwelling units that are part of the secondary rental supply and that include 
secondary suites, carriage houses, duplex units that are intended as long-term rental 
and are located in R-1 Single Family Residential, R-2 Low Density Residential, R-6 
Rural Residential, R-7 Rural Residential Hobby Farm, and A-1 Agricultural zones. 

iii) New rental dwelling units created through the conversion of an existing non 
residential development. 

4. INELIGIBLE PROJECTS 

This Policy applies to new rental housing construction, or the renovation and conversation 
of an existing non-residential development. Therefore, ineligible projects include: 
i) Developments that are categorized as Community Care Facilities or Assisted Living 

facilities pursuant to the Community Care and Assisted Living Act of the Province; 
ii) Dwelling units constructed for intended sale to a purchaser as a principal place of 

residence including single family housing stock, strata-tenure developments 
(condominium units) semi-detached or duplex units which are not intended as rental; 

iii) Existing single family dwelling units as well as townhouses, duplexes, carriage houses, 
secondary suites and other units that are currently part of the secondary rental market; 

iv) Short-term rental facilities, including boarding use/boarding house; 
v) Legalization of existing, non-conforming secondary suites, or carriage houses; 
vi) Duplex units occupied by the owner(s); and 
vii) Developments that have applied for the Downtown Revitalization Tax Exemption 

Program established by "Bylaw No. 1837 - Downtown Revitalization Tax Exemption". 
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5. PROPOSED FINANCIAL AND REGULATORY INCENTIVES 

The following are the mix of financial and regulatory incentives available under this Policy 
along with the specific considerations and implementation details. 

5.1 FINANCIAL INCENTIVES 

A) Development Fee Waiver: 
i) Developments that create one or more long-term rental dwelling units and conform 

to the zone requirements specified in Section 3 of this Policy are eligible to apply. 
ii) The Applicant must submit a complete Rental Housing Incentive Application, 

attached as 'Schedule A' of this Policy, along with a Development Proposal/Building 
Permit Application. 

iii) The first-time 'Fee Waiver' request for a project must include a Letter of Intent, 
confirming the Developer's intent to complete the project within a two (2) year period, 
beginning from the approval date of the development application. 

iv) Any fee waiver(s) claimed after the two (2) year period shall be deemed ineligible 
but could be considered on a case-by-case basis at the discretion of the General 
Manager, Integrated Growth and Infrastructure. 

v) The maximum fee waiver available to an eligible project shall be limited to $2,500, 
which could include a 100% fee waiver for one or more of the following applications: 
Rezoning/Official Community Plan amendment or both; Development Permit 
application; Development Variance Permit application; Board of Variance 
application; and Development Permit Amendment application. 

vi) The fee waiver incentive shall be effective from the date the Fees and Charges 
Bylaw of the Town is amended to waive the development fees for developments 
identified in Section 3 of this Policy; requirements and fee waiver extents specified 
under Section 5.1 A) of this Policy and any other standards identified as appropriate 
by the Town shall guide both the fee stratification process and any subsequent 
amendments required to the subject bylaw on this matter. 

vii) The Town reserves the right to limit the number of Development Fee Waiver 
applications that can be accepted during a given period or to establish a maximum 
limit on the Development Fee Waivers approved within a given timeframe. 

B) Property Tax Exemption 

i) The Town shall establish a Rental Housing Revitalization Tax Exemption Program 
to encourage multi-family rental housing developments within Town boundaries. 

ii) Purpose-built rental dwelling units in market housing developments - including those 
that create new affordable units - located in zones specified in Section 3.i) of this 
Policy are eligible to apply. 

iii) The application for a property tax exemption must be submitted with the Building 
Permit application for a proposed multi-family development. 

iv) If creating affordable/non-market units in a private multi-family development, the 
Developer shall submit a Legally binding Letter of Intent confirming that 
the proposed units will be available to households with low and low to moderate 
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incomes estimated based on the Income and Affordability Thresholds as set out in 
Attachment 1 of this Policy. 

v) The extent and amount of Property Tax Exemption available under this Policy is 
applicable to the assessed value of improvements of the municipal portion of 
property taxes and includes different levels of assistance depending on the extent 
to which a development is successful at advancing the Town's affordability 
objectives broadly set out in Table 1 below with the specific details to be set out in 
the Multi-Family Housing Tax Exemption bylaw, in accordance with Section 226 of 
the Community Charter. 

Table 1: Proposed Property Tax Exemptions for New Rental Housing Supply 
I Purpose-Built Market Rental Housing II Secondary Rental Housing I 
Affordable Market Rental 'Market Rental Dwelling Units Carriage Houses, Duplexes, 
Dwelling Units Secondary Suites and 

Duplexes 

A reduction of 100% in A reduction of 25% in the Not applicable 
the municipal portion of municipal portion of property 
property taxes for all taxes for all rental dwelling 
affordable rental units for units for a period of 5 years 
a period of 10 years. from the date of occupancy. 

vi) The Town reserves the right to limit the number of applications received during a 
given period under the Multi-Family Housing Tax Exemption Program. 

vii) Pursuant to section 483 of the Local Government Act, private developers proposing 
to create affordable/non-market rental dwelling unit(s) must enter into a Housing 
Agreement with the Town, registered as a Covenant pursuant to section 219 of the 
Land Titles Act. 

viii) The minimum term for a Housing Agreement signed between the Town and a private 
developer shall be ten (10) years. 

C) Subsidized Land Sales: 

i) Based on a developer-driven approach and in compliance with the legislative 
requirements specified in the Local Government Act and Community Charter, the 
Town shall make municipal lands available at below market rates to support 
the creation of non-market or affordable dwelling units in multi-family rental housing 
developments undertaken by not-for-profit organizations and for-profit developers. 

ii) When considering making land available, the Town of Smithers reserves the right to 
balance the needs to develop or preserve other community amenities. 

iii) The Town reserves the right to determine the sale value of the lands available at its 
disposal, to reject the Developer's request, or to dispose of the lands with conditions. 

iv) In accordance with Section 21 of the Community Charter, for-profit housing 
developers securing Town lands at subsidized rates shall enter into a Partnering 
Agreements with the Town. 
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v) Establishing Partnering Agreement with the Town is not a prerequisite for not-for 
profit housing developers securing subsidized Town lands unless determined 
otherwise by the Town for any reason. 

vi) All subsidized land sales shall comply with the 'publication of intention' requirements 
specified in Section 24 of the Community Charter. 

D) Off-site Servicing Incentive: 

i) Pursuant to section 507 of the Local Government Act, the Town may contribute a 
portion of the off-site servicing cost associated with a multi-family rental housing 
development undertaken by a not-for-profit organization. 

ii) This incentive shall not be available to multi-family rental housing developments 
undertaken by for-profit or private developers, regardless of the type of dwelling 
units to be created. 

iii) The extent of the Town's off-site servicing contribution available to an eligible 
project will vary based on the following criteria: 

a. Creates 20 or more rental dwelling units: 50% of the required off-site servicing 
costs, to a maximum of $30,000, whichever is less. 

b. Creates 10-20 rental dwelling units: 50% of the required off-site servicing 
costs, to a maximum of $20,000, whichever is less. 

c. Creates less than 10 rental dwelling units: 50% of the required off 
site servicing costs, to a maximum of $10,000, whichever is less. 

iv) To be eligible for the incentive, the Developer shall submit a completed Rental 
Housing Incentive Application form, attached as 'Schedule A' of this Policy, along 
with the Building Permit application for the proposed development. 

v) The Town reserves the right to reduce the amount of the off-site servicing 
contribution available to an eligible development or deny an application in case 
where the Town has sold its land to the Applicant at below market value. 

vi) The Town reserves the right to limit the total amount of off-site servicing 
contributions that can be offered to eligible projects in a given period and to 
establish a cap on the number of applications to be accepted in a given period. 

5.2 REGULATORY INCENTIVES 

The Town of Smithers will also implement the following regulatory measures or incentives 
under this Policy: 



Page 6 of 16 Policy#: DEV-014 

A) Density Bonus Provisions: 
i) In accordance with section 482 of the Local Government Act and the density 

bonusing provisions in the Town's zoning bylaw, the Town shall support a 
Developer's request for additional density as part of a multi-family residential 
development if the additional density supports the creation of additional rental 
dwelling units that are: 

• intended to serve the housing needs of households with low and low to moderate 
incomes as set out in Attachment 1 of this Policy; and/or 

• accessible based on established accessibility standards and universal design 
principles. 

ii) Developers' request for additional density shall be considered on a case-by-case 
basis based on the community-wide benefits of the project, the potential impact on 
the neighbouring land uses, and other context-specific considerations. 

iii) The Town will have the discretion to determine the extent of the density bonus 
available for a proposed development, or to deny the developer's request. 

iv) Pursuant to section 483 of the Local Government Act, for-profit developers applying 
for additional dwelling density must enter into a Housing Agreement with the Town, 
registered as a Covenant pursuant to section 219 of the Land Titles Act. 

v) Not-for-profit developers seeking density bonus benefits as part of multi-family 
rental housing developments are not required to enter into Housing Agreements 
with the Town, unless determined otherwise by the Town for any reason. 

vi) The minimum term for a Housing Agreement signed between the Town and a 
private developer, which will ensure the availability of the newly created 
affordable/accessible units as rentals, shall be ten (10) years. 

B) Facilitate and support rental housing development applications 
i) On the request of a not-for-profit developer, or a for-profit developer creating 

affordable dwelling units, the Town shall consider extending support for a multi 
family rental housing project in the Town of Smithers by issuing documents that 
may enhance its chances to be successful in obtaining capital and operating 
funding or rent subsidies to support its operation. 

ii) The General Manager of the Integrated Growth and Infrastructure Department, or 
a designate may issue the support documents, where it is not realistic for the 
Council to respond to a Developer's request for time-related constraints. 

iii) The forms of support documents issued by Council/Staff could include a Letter of 
Support from Council or designated Town Staff, or a Council resolution confirming 
the Town's support to the proposed development. 

iv) The Town shall not provide support documents as part of rental housing 
developments initiated by for-profit developers or individuals unless there is a clear 
and specific partnership in place with a local non-profit housing provider and/or 
where there is a specific requirement from a funding partner. 
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6. APPLICATION REQUIREMENTS 

To qualify for consideration for the proposed incentives, the Applicant must: 

i) Demonstrate ownership of the Property and/or be acting on behalf of the Owner of 
the property. 

ii) Complete a Rental Housing Incentive Application, attached as 'Schedule A' of this 
Policy, and choose the appropriate option from the list of incentives. 

iii) No separate application is required to be considered for regulatory incentives, 
except when requesting for zoning requirement relaxations. 

iv) To be eligible for tax exemption, a development must meet the specific requirements 
established through the Rental Housing Revitalization Tax Exemption Program. 

v) When submitting the first 'Rental Housing Incentive Application' for a proposed 
project, provide a legally binding Letter of Intent, confirming long-term rental as the 
intended use of the proposed development; newly created units must be available 
as rental units for a minimum of 10 years after the issuance of an occupancy permit. 

7. ADDITIONAL REGULATIONS 

i) A dwelling unit that received incentives established by this Policy shall be available 
as a rental unit for a minimum of ten (10) years from the issuance of its occupancy 
permit, as declared and signed by the Owner in the Housing Incentive Application 
form submitted to the Town. 

ii) The owner is responsible for notifying the Town of any changes proposed to the use 
of a dwelling unit(s), including an ownership change, during the above specified 
period. 

iii) No dwelling unit that received incentive(s) established by this Policy shall be 
converted into short-term rentals, including boarding house and boarding use. 

iv) An owner who violates i), ii), and iii) of this section shall be liable to return 100% of 
the financial incentives received from the Town as part of the subject development. 

v) Eligibility for placement in the 'affordable' units created in market-oriented multi 
family developments, including all referrals for units that become available through 
turnover, will be made through one of the established non-profit housing providers 
currently operating in the Town of Smithers. 

vi) The owners of the secondary rental units that received financial incentive(s) 
established by this Policy shall submit an annual rental confirmation, attached as 
Schedule B' of this Policy, before December 31st every year, for a 10-year period 
beginning from the issuance date of the Occupancy Permit, confirming the long-term 
rental use of the newly created dwelling unit, the monthly rent charged, and 
information on tenancy change over the year. 
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8. IMPLEMENTATION 

The General Manager of the Integrated Growth and Infrastructure Department is the 
designated municipal official responsible for the implementation of this Policy and has the 
authority to: 

i) Receive and review applications; 
ii) Approve qualifying Projects; 
iii) Enter into Housing Agreements on behalf of the Town, where applicable; 
iv) Initiate actions against violations of the provisions of this Policy; 
v) Create, update, and amend the application forms associated with the 

implementation of this Policy, from time to time; and 
vi) That the Policy be placed before Council for review, including information on the 

impact of the Policy, in time for budget consideration. 
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ATTACHMENT 1 
INCOME RANGE AND AFFORDABILITY THRESHOLDS 

Table 2: Affordability Thresholds and Affordable Rent Ranges 

The income thresholds and affordable rent ranges are based on the median household 
income for renter households in the Town of Smithers. These income thresholds will be 
reviewed and updated on a regular basis as new information and data is available. It is also 
possible that the Town of Smithers may use other approaches or data sources including the 
Housing Income Limits (HILS) when establishing the appropriate income levels or rent ranges 
to be consider. At the time of the 2016 Census, the median household income for households 
in the Town of Smithers was $74,725. 

Very low income Less than 30% of the median Less than $22,500 Less than $565 per 
household income for renters per year month 

Low income 30% to 50% of the median $22,500 to Between $565 and 
household income for renters $37,500 per year $945 per month 

Low to moderate 50% to 80% of the median $37,500 to Between $945 and 
income household income for renters $60,000 per year $1,500 per month 

Moderate 80% to 120% of the median $60,000 to Between $1,500 
household income for renters $90,000 per year and $2,250 per 

month 

Moderate and More than 120% of the median More than More than $2,250 
above household income for renters $90,000 per year per month 

Table 3: General Guidance on Rent Ranges by Unit Type 

,_ - - ~ .... 111tT••f11-.a 

Bachelor Less than $565 per month 

1-bedroom $565 per month 

2-bedroom $945 per month 

3-bedroom $1,500 per month 
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ATTACHMENT 2 
DEFINITIONS 

Affordable rental dwelling unit - A rental dwelling unit that rents at below market rates and 
that is affordable to households with low and low to moderate incomes based on the 
definitions set out in Attachment 1. 
Affordable rent ranges - The affordable rent ranges are calculated based on the standard 
definition of affordability which establishes that to be affordable housing costs should not 
exceed 30 per cent of a household's gross annual income based on the income ranges and 
affordability thresholds as set out in Attachment 1. 
Affordability thresholds - The affordability thresholds set out under this Policy are based 
on the income ranges set out in Attachment 1 and are used to determine the rents affordable 
to households with low and low to moderate incomes. 
Annual Rental Confirmation - A form that is to be completed annually and submitted to the 
Town for secondary rental market units that have been created through this Policy, with the 
information collected to be used to monitor the overall efficacy and impact of the Rental 
Housing Incentive Program. 
Applicant - A non-profit housing provider or private market developer that is the registered 
owner of the property under consideration. 
Boarding House - a building, other than a hotel, in which more than 2 sleeping units, but no 
more than 5, are provided, with or without meals, and with no provision in the sleeping units 
for cooking facilities. 
Boarding Use - a use auxiliary to a single-family dwelling containing up to 2 sleeping units 
for the accommodation of boarders with or without meals. 
Carriage House - A self-contained dwelling unit that is constructed as a separate accessory 
dwelling to a single-family dwelling. 
Density Bonus - a zoning tool which offers developments a level of density that surpasses 
the normally allowed density limits in a given area/zone, in exchange for amenities and 
affordable housing units that will be provided as part of a proposed development. 
Duplex Dwelling - A building containing 2 dwelling units sited on a single parcel, with each 
dwelling unit completely self-contained. 
Dwelling unit - One or more connecting rooms with self-contained cooking, sleeping and 
sanitary facilities. 
Dwelling, low-rise apartment- means a building containing 3 or more dwellings on a single 
parcel, where each dwelling has a principal access from an entrance or a hallway common to 
at least two other dwellings on the same storey. 
Dwelling, townhouse - means a building containing 3 or more dwellings on a single parcel 
where each dwelling has direct ground access and individual entrances. 
Gross household income - means the total annual income of the household based on the 
most recent notice of assessment issued by Revenue Canada 
Households with very low incomes - Households with an annual income less than 30% of 
the median household income for households in the Town of Smithers. 
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Households with low incomes - Households with an annual of between 30% and 50% of 
the median household income for households in the Town of Smithers. 
Households with low and low to moderate incomes - Households with an annual of 
income of between 50% and 80% of the median household income for households in the 
Town of Smithers. 
Households with moderate incomes - Households with an annual of income of between 
80% and 120% of the median household income for households in the Town of Smithers. 
Households with above moderate incomes - Households with an annual of income of 
more than 120% of the median household income for households in the Town of Smithers. 
Housing Agreement - A regulatory tool that, in the form of a contractual arrangement with 
property owners or housing providers, enables local governments to exercise control over 
tenure, occupancy, cost, and restrictions on non-market housing units built. 
Housing Income Limits (HILs) - Housing income limits are developed and maintained by 
BC Housing and represent the maximum gross household income for eligibility in many 
affordable housing programs. The Housing Income Limits (Hlls) are based on income 
thresholds established by Canada Mortgage and Housing Corporation to determine the 
minimum income required to find suitable accommodate in the private market. 
Legally binding Letter of Intent-A Letter of Intent included as part of the application under 
the Policy is considered to be a legally binding document that establishes an obligation on 
the part of the developer or property owner in exchange for specific considerations on the 
part of the Town. 
Long-Term Rental - Rental units that are rented for periods of one month or more and that 
are intended to remain part of the inventory of rental housing stock in the Town of Smithers 
for a minimum period of ten (10) years or more. 
Non-market/ not-for-profit housing development - A non-market or not-for-profit housing 
development is a traditional social housing development that is owned and managed by a 
not-for-profit society, housing co-operative or other forms of affordable rental housing that 
receives capital, operating or rent subsidies under different government-funded housing 
supply programs. 
Non-profit housing development - A housing development that is owned and managed by 
a non-profit society that has entered into an operating agreement with the Federal or 
Provincial government. 
Multi-family development- a building consisting of 3 or more self-contained dwelling units. 
The examples include, but are not limited to low-rise apartments, town houses, row house, 
four-plexes, and triplexes 
Non-residential developments - A non-residential development includes industrial, 
commercial, or institutional developments that are not used for residential purposes. 
Partnering Agreement - An agreement between a municipality and a person or public 
authority under which the person or public authority agrees to provide a service on behalf of 
the municipality, other than a service that is part of the general administration of the 
municipality; 
Private market I for-profit developer - A private or for-profit developer is a person or 
company that is engaged in building or renovating residential and non-residential properties 
for profit. 
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Private market rental housing - Purpose-built rental housing that is rented to tenant 
households in the private rental market. 
Purpose-built rental dwelling unit-A rental housing unit that is designed and built for rental 
housing purposes and not intended for ownership. Typically, this housing is found in the 
private rental market. 
Ownership dwelling unit - A residential dwelling unit constructed for intended sale to a 
purchaser as a principal place of residence including strata tenure and condominium units. 
Rental Dwelling Unit-A residential dwelling unit that is available for rent through the primary 
or secondary rental market to a tenant household as their place of residence. 
Secondary Rental Dwelling Unit - An ownership dwelling unit that is rented to a tenant 
household. 
Secondary Rental Market - Rented dwelling units that are part of the secondary rental 
market include rented single detached, semi-detached, duplex and town house units as well 
as carriage houses and secondary suites that are part of the rental housing supply and that 
include both ownership units that are rented as well as investor-owned properties. 
As identified in ii) of Section 3, only secondary suites, carriage houses, and duplex buildings 
built exclusively for rental purposes shall be eligible for the incentives under this Policy. 
Secondary Suite - An additional dwelling unit located in a single-family dwelling or semi 
detached dwelling and which meets the criteria listed in the BC Building Code for secondary 
suites 
Semi-detached Duplex - a building containing 2 dwellings, each dwelling on its own parcel, 
joined to each other on one side by a party wall 
Short-Term Rental - Rental units that are rented for less than 30 days 
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SCHEDULE A 
RENTAL HOUSING INCENTIVE POLICY APPLICATION 

Sillithe~ PO Box 879, 1027 Aldous Street, Smithers, BC Y0J 2N0 
Telephone (250) 847-1600 Fax (250) 847-1601 

www.smithers.ca 

RENTAL HOUSING INCENTIVE PROGRAM APPLICATION 

Application Received on: 

APPLICATION FOR: 

D Development Fee Waiver (covers application fee for OCP/Zoning Amendment/Joint 
OCP-Zoning Amendment, Development Variance Permit/ Development Permit, 
Development Permit Amendment, and Board of Variance). 

If this box is checked, specify the application type:------------- □ Off-site Servicing Cost Contribution 
D Subsidized Sale of Town-owned Land(s) 

D Relaxation of Zoning Requirements (density and parking) 

PART-1 APPLICANT INFORMATION 
Applicant Name: 

Business Name: 

Address (with post box number ) 

Phone Number: 

Email: 

PART-2 DEVELOPMENT PLAN 

Property Information 
Project Address: 

Legal Description: 
Current Zoning of the property: 

If located in the Downtown area, Have you D Yes □No submitted an application for the Downtown 
Revitalization Tax Exemption Program? 

Current use of the property: 

Project Details 
D New Construction D Conversion to residential 

Number of self-contained rental dwelling units 
to be created: 

The newly created dwelling unit(s) will be A minimum of years 
available as lone-term rental(s) for: 

Estimated Project Cost (in CAD): 

Page 1/3 
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Housing Type 

D Market Multi-Family Rental D Secondary Suite 
D Non-Profit Multi-Family Rental D Carriage House 

D 
Market Multi-Family Rental with D Duplex (only for rentals) 
Affordable Units 

Proposal Description (including how the requested incentive(s) will benefit the project): 

Details of the previous 'Rental Housing Incentive' applications (submitted to/approved 
by the Town of Smithers as part of the proposed project): 

' 

PART-3 APPLICATION CHECKLIST 

D Completed Application Form 

D Letter of Authorization, if the Applicant is other than the Registered Owner/Developer 

D Supplemental Letter of Intent & rationale. 

Additional Requirements: 
i. If submitting the first 'Development Fee Waiver' request for a proposed project, the 

supplemental letter must confirm the Developer's intent to complete the project within two 
years of obtaining approval of the subject application or development proposal. 

ii. If submitting the first 'Rental Housing Incentive Application' for a project, the Developer 
must submit a legally binding Letter of Intent, confirming availability of the newly created 
dwelling unit(s) as long-term rentals for a minimum of ten (1 O) years. 

Applicable to multi-family developments creating 'affordable' and/or 'accessible' rental 
units: The above letter shall confirm the Developer's willingness to enter into a Housing 
Agreement with the Town, if required) 

Page 2/3 
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PART-4 APPLICANT DECLARATION 

D I , (Applicant) of _ 
(company name) have read and understand the Town of Smithers Policy "DEV-014 
Rental Housing Incentive Program" and the Program Guide. 

D As the Developer/Developer's Agent, I confirm the intent of the proposed project to create 
one or more long-term rental units that will be available for a minimum of ten (10) years 
from the date of issuance of the Occupancy Permit. 

D I agree that the Developer will be responsible for notifying the Town of any changes to 
the information provided, including any changes proposed to the use of the new dwelling 
units within the 10-year period stated above. 

D I accept that the Developer shall be liable to repay 100% of the financial incentive(s) 
received from the Town under the 'Rental Housing Incentive Program' if the proposed 
project violates requirement(s) specified in Section. 7 'Additional Regulations' of the 
"DEV-014 Rental Housing Incentive Program" Policy. 

I acknowledge that the submission of this application does not imply or guarantee approval 
of the requested incentive as the Town has the discretion to deny such requests either to 
limit funds disbursed through this program or for any other reasons. 

I agree not to involve the Town of Smithers in any legal action between myself and any 
contractors, estimators, employees, workers or agents arising from or out of the Rental 
Housing Incentive Program project. 

D 

D 

Check the following boxes, if applicable 

D As an Applicant for a private multi-family development creating 'affordable' units, I 
understand that the Developer will be required to work with an established non-profit 
housing provider in the Town of Smithers to confirm the tenants' eligibility for placement in 
the 'affordable' units created, including all referrals for units that become available through 
turnover. 

D If the Applicant is other than the Developer: I confirm that the Developer understands and 
agrees to the above statements and terms and conditions. 

I hereby make application for the Rental Housing Incentive Program in accordance with the 
above-stated information and declare that the statements are true and correct. 

Signature of Applicant: _ Date: ---------- 

Your personal information is maintained in accordance with the Freedom of Information and Protection of 
Privacy Act. If you have any questions regarding the use of your personal information, please call the Director 
of Corporate Services for the Town of Smithers at 250-847-1600 

Page 3/3 
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SCHEDULE B 
ANNUAL RENTAL CONFIRMATION FORM 

Sillithe~ 
ANNUAL RENTAL CONFIRMATION 

PO Box 879, I 027 Aldous Street, Smithers, BC V0J 2N0 

Telephone (250) 847-1600 Fax (250) 84 7-1601 

www.smithers.ca 

Purpose: Owners of secondary suites/carriage houses/duplex rentals that received financial 
incentives under the 'Rental Housing Incentive Program' established by the Town of Smithers is 
required to submit this form annually to the Town, before December 31•\ for a 10-year period 
starting from the issuance date of a subject dwelling unit's Occupancy Permit. 

I Received on: 
PART-1 OWNER INFORMATION 
Name: 
Property Address (of the rental): 
Mailina Address /with cost box number\ 
Phone Number: 
Email: 

PART-2 RENTAL DETAILS 
i) Unit created in (year): 
ii) Is the subject dwelling unit currently used as a long-term rental unit? □Yes □No 

iii) If used as a long-term rental unit, would you continue the same use in the next year as well? 
OYes □No □Don't know 

iv) a) What is the monthly rent you charged for the unit in the past year? $ 

b) Vv11at is the monthly rent you charged for the unit in the current year? $ 

c) What is the monthly rent you are considering charging in the next year? $ 

v) Details of the tenancy turnover/changes over the last one year: 

PART-3 OWNER DECLARATION 

□ I confirm that the subject dwelling unit shall be available as a long-term rental for a 
minimum period of ten ( 10) years from the issuance date of its Occupancy Permit. 

D As the Owner of the subject property, I accept my responsibility to notify the Town of any 
change in the proposed use of the subject unit during the 10-year period stated above, 
including a change in property ownership. 

D I understand that the intent of the information provided in columns iv) and v) of Part-2 of 
this form is to enable the Town of Smithers to monitor the efficacy and impact of the 
Rental Housing Incentive Program and that the information provided will not be used to 
restrict my discretion in determining the monthly rent or the tenancy of the subject unit. 

D I hereby confirm that the above-stated information is true and correct. 

Signature of the Owner: Date: 
Your personal information Is maintained In accordance with the Freedom of information and Protection of Pnvacy Act. If you have any 
questions regarding the use of your personal information, please call the Director of Corporate Services for the Town of Sm ii hers at 
250-847-1600 

Page 1/1 
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 RENTAL HOUSING INCENTIVE PROGRAM APPLICATION 
 
Application Received on:   

APPLICATION FOR:  

       Development Fee Waiver (covers application fee for OCP/Zoning Amendment/Joint 
OCP-Zoning Amendment, Development Variance Permit/ Development Permit, 
Development Permit Amendment, and Board of Variance). 

       If this box is checked, specify the application type:        
        Off-site Servicing Cost Contribution 
        Subsidized Sale of Town-owned Land(s) 
        Relaxation of Zoning Requirements (density and parking) 

 

 
 
PART-2 DEVELOPMENT PLAN           

Property Information 
Project Address:  

Legal Description:   

Current Zoning of the property:  
If located in the Downtown area, Have you 
submitted an application for the Downtown 
Revitalization Tax Exemption Program? 

         Yes                                No 

Current use of the property:  
Project Details 
          New Construction                                                 Conversion to residential 

Number of self-contained rental dwelling units 
to be created: 

 

The newly created dwelling unit(s) will be 
available as long-term rental(s) for: 

A minimum of                     years 

Estimated Project Cost (in CAD):  

PART-1 APPLICANT INFORMATION 
Applicant Name:  

Business Name:  

Address (with post box number )  

Phone Number:  

Email:  

X

Nelson Rocha

1307 Trevor St. Nelson, BC V1L 0A4

250-354-3959

nelson@studio9architecture.com

Studio 9 Architecture + Planning Ltd.

1611 Main Street   Smithers, BC

tbd

R-3 Medium Density Residential

Brownfield site

X

30

10

$13M



Housing Type 

               Market Multi-Family Rental                                    Secondary Suite 
               Non-Profit Multi-Family Rental                               Carriage House 
               Market Multi-Family Rental with                             Duplex (only for rentals) 
               Affordable Units  

Proposal Description (including how the requested incentive(s) will benefit the project):  

 

Details of the previous ‘Rental Housing Incentive’ applications (submitted to/approved 
by the Town of Smithers as part of the proposed project): 

 

PART-3 APPLICATION CHECKLIST 

        Completed Application Form  
         Letter of Authorization, if the Applicant is other than the Registered Owner/Developer 

  Supplemental Letter of Intent & rationale.  

  Additional Requirements: 
i. If submitting the first ‘Development Fee Waiver’ request for a proposed project, the 

supplemental letter must confirm the Developer’s intent to complete the project within two 
years of obtaining approval of the subject application or development proposal. 

ii. If submitting the first ‘Rental Housing Incentive Application’ for a project, the Developer 
must submit a legally binding Letter of Intent, confirming availability of the newly created 
dwelling unit(s) as long-term rentals for a minimum of ten (10) years. 
Applicable to multi-family developments creating ‘affordable’ and/or ‘accessible’ rental 
units: The above letter shall confirm the Developer’s willingness to enter into a Housing 
Agreement with the Town, if required) 
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X

See Letter of Intent included as part of application.

X

X

X



 
 

 
Your personal information is maintained in accordance with the Freedom of Information and Protection of 
Privacy Act. If you have any questions regarding the use of your personal information, please call the Director 
of Corporate Services for the Town of Smithers at 250-847-1600 

PART- 4 APPLICANT DECLARATION 

 I ________________________, (Applicant) of _______________________________, 
(company name) have read and understand the Town of Smithers Policy “DEV-014 
Rental Housing Incentive Program“ and the Program Guide. 
As the Developer/Developer’s Agent, I confirm the intent of the proposed project to create 
one or more long-term rental units that will be available for a minimum of ten (10) years 
from the date of issuance of the Occupancy Permit.  
I agree that the Developer will be responsible for notifying the Town of any changes to 
the information provided, including any changes proposed to the use of the new dwelling 
units within the 10-year period stated above.  
I accept that the Developer shall be liable to repay 100% of the financial incentive(s) 
received from the Town under the ‘Rental Housing Incentive Program’ if the proposed 
project violates requirement(s) specified in Section.7 ‘Additional Regulations’ of the 
“DEV-014 Rental Housing Incentive Program” Policy. 
 I acknowledge that the submission of this application does not imply or guarantee approval 
of the requested incentive as the Town has the discretion to deny such requests either to 
limit funds disbursed through this program or for any other reasons. 
I agree not to involve the Town of Smithers in any legal action between myself and any 
contractors, estimators, employees, workers or agents arising from or out of the Rental 
Housing Incentive Program project. 

Check the following boxes, if applicable 
As an Applicant for a private multi-family development creating ‘affordable’ units, I 
understand that the Developer will be required to work with an established non-profit 
housing provider in the Town of Smithers to confirm the tenants’ eligibility for placement in 
the ‘affordable’ units created, including all referrals for units that become available through 
turnover.  
If the Applicant is other than the Developer: I confirm that the Developer understands and 
agrees to the above statements and terms and conditions.  

I hereby make application for the Rental Housing Incentive Program in accordance with the 
above-stated information and declare that the statements are true and correct.  

 
Signature of Applicant: _________________________      Date: ________________________ 
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Nelson Rocha Dze L K'ant Friendship Centre Society

June 15, 2022
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 5.3. Objectives & Policies 

5.3.1. LAND SUPPLY 
Objective: To ensure an adequate supply of suitable land to accommodate population 

growth in a managed, thoughtful manner.  

Policy 1 The land use designations on Schedule A: Land Use provides the land use 
framework for managing growth in the Town. Changes of land use (re-
zonings) will only be permitted in accordance with Schedule A: Land Use. 

Policy 2 An assessment of residential and commercial capacity and projected growth 
will be conducted every five years to ensure there is adequate supply of 
land to accommodate the anticipated housing, service, and employment 
needs of the community.  

5.3.2. LAND USE, INFRASTRUCTURE & RESOURCE EFFICIENCY 
 Objective:   To encourage compact settlement patterns that: 

• Ensure efficient use of the land base in order to preserve open space 
and conserve natural resources. 

• Ensure the efficient, cost effective and contiguous provision of 
municipal infrastructure, public facilities and transportation systems. 

Policy 1 The majority of new growth and development will be accommodated 
through sensitive infill and intensification (redevelopment) of existing built 
and serviced areas. These forms of development will be given priority over 
development proposals on previously undeveloped (greenfield) sites within 
the Town boundaries.  

Policy 2 The majority of new residential growth should occur within the Downtown 
and the adjacent mixed residential neighbourhoods as shown in Schedule A: 
Land Use.  

Policy 3 Commercial, mixed-use and multi-family development proposals shall 
demonstrate how they meet the Development Permit Area design 
guidelines. 

Infill development is the use of 
land within a built-up area. It 
focuses on the reuse and 
repositioning of obsolete or 
underutilized buildings and 
sites. 
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Housing affordability and access are important issues for the community. Very little rental 
housing is being built and the Town’s vacancy rate generally remains low. Housing costs, although 
perceived by the community as being high, are considerably lower than the provincial average. 
However, according to MLS listings and the Northern Real Estate Board, there has been a steady 
decrease in homes sold for under $200,000 over the last four years.  

Housing quality contributes to the overall identity and character of the Smithers community. 
More specifically, medium density residential buildings (i.e. town houses and apartments) 
influence neighbourhoods in terms of size, scale and design. As such, Development Permit Area 
guidelines have been established for multi-family buildings in order to maintain a degree of 
consistency in the overall form and character (see Development Permit Areas for more 
information). 

7.2. Objectives & Policies 

7.2.1. HOUSING MIX 
Objective:   To create a diverse mix of housing types, tenures, and densities to 

accommodate the various housing needs of existing and future residents. 

Policy 1 Give priority to multi-family residential proposals that allow people to 
remain in the community as they age, including various forms of supportive 
housing and multi-level care facilities.  

Policy 2 Amend the Zoning Bylaw to allow secondary suites in the single family 
detached residential zone at a maximum of 1 secondary suite per principal 
dwelling and a maximum size of 40% of the principle dwelling unit if 
contained within the principal residence. 

Policy 3 Home based businesses are welcomed being that it is owner occupied only.  

Policy 4 Amend the Town’s land use designation and associated zones regulating 
detached single-family developments to allow small lot sub divisions up to a 
density of 10 (principal) dwelling units per acre.  Lane access is strongly 
encouraged for these small lots.  

Policy 5 Housing types, sizes and tenureship arrangements should be mixed 
wherever possible to encourage a social mix within individual 

Community input indicated 
support for: 

• Seniors housing; 

• Mixed-use developments 
in the downtown area; 

• Different housing types 
and tenures; 

• Housing quality. 

Secondary suite is a planning 
term for an additional separate 
dwelling unit on a property that 
would normally accommodate 
only one dwelling unit. A 
secondary suite is considered 
“secondary” or “accessory” to 
the primary residence on the 
parcel.  

 



 

 Official Community Plan  29 

 neighbourhoods.  

Policy 6 Where appropriate, some forms of ground oriented live-work buildings and 
uses may be permitted in areas currently designated Industrial. Proposals 
for work /live buildings and uses must demonstrate appropriate levels of 
livability for the residential uses and not significantly reduce the capacity 
for commercial or industrial uses in these areas. 

Policy 7 Appropriate temporary residential uses are supported on lands within the 
Town of Smithers. 

7.2.2. HOUSING AFFORDABILITY & ACCESS  
Objective: To encourage a range of safe and affordable housing options which meet 

the needs of individuals and families of varying income levels, age groups, 
and needs. 

Policy 1 Give priority to development proposals for small and compact forms of 
housing such as small-lot single detached homes, town homes, and 
apartments.  

Policy 2 Encourage alternative housing tenures within residential areas such as co-
housing, cooperative housing, and fee-simple town homes, especially where 
these meet an affordable housing need. 

Policy 3 Integrate seniors and special needs housing into the community where there 
is good access to public transit and basic support services. 

Policy 4 Support the creation of new, and the retention of existing, rental housing 
and discourage the conversion of rental housing to strata ownership. 

Policy 5 Support the location of supportive or transitional housing within the Town 
for special needs groups, such as the physically or mentally disabled, young 
people and others who have unique social needs. (The provisions of the 
Community Care and Assisted Living Act govern many aspects of these 
homes.) 

Policy 6 Encourage the retention and creation of mobile home parks, in appropriate 
locations, as a viable and important source of affordable home ownership in 

Live-work refers to buildings that 
are primarily for the purpose of 
commercial/industrial activity, 
but also allow the business owner 
or an employee to reside there. 

 

Town homes generally have two 
or more floors and are attached 
to other similar units via party 
walls. Town houses are often used 
in strata developments, which 
provide for clustered or attached 
housing and common areas. They 
can also be fee simple. 

 

Cohousing is a type of intentional 
community composed of private 
homes, supplemented by 
extensive common facilities. A 
cohousing community is planned, 
owned and managed by the 
residents who value more 
interaction with their neighbours. 

 

A housing cooperative is a legal 
entity, usually a corporation that 
owns real estate, consisting of 
one or more residential buildings. 
Each shareholder in the legal 
entity is granted the right to 
occupy one housing unit, 
sometimes subject to an 
occupancy agreement, which is 
similar to a lease.  

 

 

 

 

http://en.wikipedia.org/wiki/Corporation
http://en.wikipedia.org/wiki/Real_estate
http://en.wikipedia.org/wiki/Lease
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Smithers. New, stand alone, mobile home parks will be considered subject 
to the following conditions: 

• Connection to municipal water, sanitary sewer and storm systems. 

• A minimum site size of 1 hectare (2.5 acres). 

• Establishment of a comprehensive site plan showing lay out of the 
pads, internal road circulation, parking, and extent of buffering from 
adjacent non-mobile homeland uses. 

• Sensitive integration into the existing neighbourhood and with 
adjacent residential uses. 

• The development of and compliance with a bylaw regulating their 
form and appearance.  

Policy 7 Explore the possibility of strengthening security of tenure for residents of 
mobile home parks and other protections that address issues related to the 
displacement of mobile home park residents. This may include requiring the 
development of a tenant relocation plan as a mandatory element of any 
application to re-zone/re-develop a manufactured home park. 

Policy 8 The Town will continue its role in developing Town land by inviting private 
developers to bid on developing the land. Lot prices will, generally at a 
minimum, recover the actual costs of development, but will also be used to 
shape and focus housing in particular areas of town. 

Policy 9 Work with local housing providers to establish affordable housing strategies, 
such as participating in a housing organization. 

Policy 10 As an incentive, consider density bonusing for residential projects that help 
achieve specific housing goals such as the creation of additional seniors 
housing or affordable rental housing. 

Policy 11 Encourage large-scale hotel and resort developments to ensure there is an 
affordable supply of rental housing for employees, and where required, 
include the provision to provide employee housing. 

Policy 12 Encourage the development of partnerships among community groups, non-
profit organizations, the business community, professionals and all levels of 

At its most basic, affordable 
housing refers to when the cost 
of adequate shelter exceeds 30% 
of household income. However, 
affordable housing may take a 
number of forms that exist 
along a continuum of housing 
types and tenures. 

 

Density bonusing is authorized 
under the Local Government 
Act. Municipalities can adopt a 
density bonus scheme to create 
incentives for developers to 
provide an amenity, such as 
affordable housing or cash-in-
lieu contribution, in exchange 
for variations in zoning 
requirements (i.e. higher 
density). 

 



 

 
 

DEVELOPMENT VARIANCE PERMIT DV22-06 
 

 
APPLICANT:  Nelson Rocha 
                        1307 Trevor St, 
                        Nelson, BC.  V1L 0A4                        
 
OWNER:         Town of Smithers 

Box 879, 1027 Aldous Street 
Smithers, BC, V0J 2N0. 

CIVIC ADDRESS:            1611 Main Street 
 
LEGAL DESCRIPTION: Lots 7-18 in Block 140 Range 5 Plan 1054 District Lot 865  

(The “Lands”) 
 
PARCEL IDENTIFIERS: 013-533-215; 013-533-223; 013-533-231; 013-533-240; 013-

533-258; 013-533-266; 013-533-274; 013-533-282; 013-533-
291; 013-533-304; 013-533-312; 013-533-321 

 
 
1. This Development Variance Permit is issued in accordance with the requirements of 

Section 498 of the Local Government Act and is subject to compliance with all 
applicable bylaws of the Town of Smithers, except as specifically varied by this 
Development Variance Permit. 

2. This Development Variance Permit varies the following sections of the Town bylaws 
as part of the proposed 30-unit affordable housing development on the subject lands:  

a) Table 2.9 of the Town of Smithers Zoning Bylaw No. 1403, by reducing the 
total number of off-street parking spaces required for the subject 
development from 45 to 33; and 

b) Table B.1 of the Town of Smithers Subdivision Servicing and Development 
Standards Bylaw No. 1800, by waiving the ornamental streetlighting 
requirement. 

3. In accordance with Section 503 of the Local Government Act, notice of this 
Development Variance Permit shall be filed in the Land Title Office. Upon such filing, 
the terms of this Development Variance Permit shall be binding upon all persons who 
acquire an interest in the Lands affected by the permit. 

4. Pursuant to Section 504 of the Local Government Act, if the holder of this permit does 
not substantially start construction with respect to which the permit was issued within 
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two (2) years after the date of the Council resolution authorizing this permit, or such 
other period of time as may be specified in this permit, this permit shall lapse. 
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AUTHORIZING RESOLUTION PASSED BY THE TOWN OF SMITHERS COUNCIL 
THE                                  DAY OF                                            , 2022. 
 
 
 
THE TERMS AND CONDITIONS UPON WHICH THIS PERMIT IS ISSUED ARE 
HEREBY ACKNOWLEDGED. 
 
 
 
_________________________________                                                                                                  
                   Town of Smithers                 
 
 
 
THIS PERMIT IS ISSUED ON:                                                 , 2022 
 
 
The Corporate Seal of the TOWN OF 
SMITHERS was hereunto affixed in 
the presence of: 
 
 
 
 
 
 
_____________________          _____________________ 
Gladys Atrill           Dianna Plouffe  
Mayor                                                                           Chief Administrative Officer 
 
 
DC 
File: n:\3000-3699 land administration\3090 development variance permits\3090-20 - permits (individual)\2022\dv22-06 1611 main st 
(dze l kant)\permit\draft permit dv22-06.docx 
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Town of Smfthers 

PO Box 879, 1027 Aldous Street, Smithers, BC V0J 2N0 
Telephone (250) 847- 1600 Fax (250) 847-160 I 

www.smithers.ca 

DEVELOPMENT PROPOSAL APPLICATION 
APPLICATION TYPE: Enter all applications under miscellaneous (MS) category development (DEV) 

0 Joint Official Community Plan & Zoning Amendment ($1,500) DEV001 O Board of Variance ($800) DEV003 
0 Official Community Plan Amendment ($1,200) DEV001 (X) Development Variance Permit ($400) DEV003 
O Zoning Amendment ($1,000) DEV001 0 Environmental Development Permit ($400) DEV003 
O Development Permit Amendment ($200) DEV003 (X] Form & Character Development Permit ($400) DEV003 
O Temporary Use Permit ($600) DEV003 

APPLICANT INFORMATION 

APPLICANT REGISTERED OWNER(S) 

Name(s): Nelson Rocha Name(s): Dze L K'ant Friendship Centre Society 

Mailing address: 1307 Trevor St. Nelson, BC V1 L 0A4 Mailing address: 1188 Main St, Smithers, BC V0J 2N0 

Phone: 250-354-3959 Phone: 250-84 7 -5211 

Fax/Email: nelson@studio9architecture.com Fax/Email: housing.advisor@dzelkant.com 

SUBJECT PROPERTY INFORMATION 

Civic address: 1611 Main Street Smithers, BC 

Legal description: tbd 

Description of the present use of the property: Brownfield site recently remediated. Formerly the site of several industrial 

storage buildings and sheds owned by the Town of Smithers which have all been demolished. 

Existing OCP designation: Mixed Residential Existing zoning designation: R-3 Medium Density Res. 

Proposed OCP designation: no change Proposed zoning designation: no change 

PROPOSAL DESCRIPTION (supplemental letter of intent/rationale is encouraged): 

Letter of Intent to describe form and character is included as part of application. 

A variance for number of parking spaces is requested. Total number of parking spaces required by zoning is 1.5 per dwelling 

unit (56) but 1 per dwelling unit is proposed (37). See zoning summary on Sheet A.100 for more detail. 

The Site Disclosure Statement ("Site Profile") to be provided by the Town of Smithers. 



' I 
r: ~ 

• ! 

ATTACHMENT CHECKLIST [ 

A) PLEASE ATTACH;fHE FOLLOWING FOR ALL APPLICATIONS: · 
00 Letter of authorization if the applicant is other-than th~ registered owner(s). 

00 Site profile in accordance with the Environmental Management Act and Contaminated Sites Regulation. 

00 Site plan (including 1 set of reduced 8.5x11 plans) showing: 
~ Location of existing and proposed buildings and structures, lot dimensions & setbacks. 
liZI Parking areas, loading space, access/egress, garbage areas & landscaping. 
~ North arrow & scale. 
~ Measurements in metric (imperial measurements may also be included). 

00 Supplemental letter of intent & rationale is strongly encouraged but not required. 
□ Other information as necessary to assess the development proposal. 

B) OCP &/OR ZONING AMENDMENT APPLICATIONS ONLY: 
0 Acknowledge sign notification posting requirements as specified by the Town of Smithers. 

C) ENVIRONMENTAL DEVELOPMENT PERMIT APPLICATIONS ONLY: 
0 Plans showing: 

D Toe of slope and top of bank; 
0 Location of watercourses and any watercourse setback areas that are located on or that abut the site; 
0 Existing and proposed grades, including details on proposed retaining walls; 
D Floodplain areas; 
0 Areas to be cleared, areas of cut and fill and proposed sequencing/timing. 

D) FORM & CHARACTER DEVELOPMENT PERMIT APPLICATIONS ONLY: 
00 Elevation drawings illustrating all sides of the building(s) & including proposed signage details. 
00 Exterior samples and materials. 

E) TEMPORARY USE PERMIT APPLICATIONS ONLY: 
0 Rationale & long term plan outlining when & how temporary use will be ended, buildings/area to be used, hours of 

use & site rehabilitation. □ Permit length requested (max. 3 years): _ 

AUTHORIZATION 

As the applicant or approved agent, I hereby make application in accordance with the above-stated information and 
declare that the statements are true and correct. 

I understand that this application form is a public document and that any and all information contained in it, including 
personal information as defined in the Freedom of Information and Protection of Privacy Act of BC, is open for 
inspection by the public and may be reproduced and distributed to the public as part of a report(s) to Council or for 
purposes of a public hearing. 

I acknowledge that fees as per the Town of Smithers Development Procedures Bylaw No. 1807 do not imply or 
guarantee application approval. 

Applicant Signature: ~.L A 
I ,,- - 

Date: February 13, 2023 

Your personal information is maintained in accordance with the Freedom of Information and Protection of Privacy Act. If you have any 
questions regarding the use of your personal information, please call the Director of Corporate Services for the Town of Smithers at 
250-847-1600. 

n:lwordprolformsldevelopmentlapplications originalslapplication - development proposal 2019.doc Last updated Oct. 9, 2019 



Dze L K'ant 
Friendship Centre 

1188 Main Street Phone (250) 84 7-5211 
PO Box 2920 Fax (250) 847-5144 
Smithers BC V0J 2N0 info dzelkant.com 

February 14, 2023 

FEB l 5 2023 

Town of Smllhera 

Letter of Intent: Dze .!: K'ant Housing Project : Elders and Families, Smithers, BC 

We are pleased to provide the Town of Smithers Advisory Planning Committee with this amended letter 
of intent to accompany the Dze L K'ant Housing Society's development permit application for our 
proposed affordable housing project for Indigenous families and elders. This letter is based on two 
previous Letters of Intent provided for this project (June 14, 2022 and September 12, 2022) and includes 
amendments to address recent design changes. 

Since our DVP was approved for reduced parking, there have been some changes to our project. These 
include: 

• An increase in units from 31 units to 37 units. 
• An increase in parking to allow for 1 space per unit for 37 units. 
• Changes to our site plan to accommodate an additional 7 parking spaces. 

It is our objective that this background and narrative summary regarding these changes and our 
amended design will assist in the development permit process. 

About our affordable housing project 
The Dze .LK'ant Friendship Centre Society is pleased to be working with the Town of Smithers to ensure 
culturally safe affordable housing is available to off reserve Indigenous families and elders in our 
community. Our project has been selected by BC Housing's Community Housing Fund program to move 
forward and we are now in design and development phases. 

The project is located at the LB Warner site at 1611 Main Street, and shares the site with the Saltos 
Gymnastics club (see Site Plan for building location and dimensions). 

The construction of the building will be funded primarily by BC Housing, along with some funding via 
Canada Mortgage Housing Corporation (CMHC). BC Housing will provide long-term subsidy designed to 
keep rents affordable and cover the cost of operations. This housing is designed for people who are able 
to live independently, however ongoing social and cultural supports will be an important component of 
our project. 

It is our goal that this housing will provide a much-needed opportunity for Indigenous people living off 
reserve to live in an environment where they feel physically, emotionally and spiritually safe. Our goal is 
to create an environment that fosters a sense of belonging and allows children to grow up in connection 
with elders and in an environment that offers cultural pride and healing. 



Building Design and landscaping 
1 

, •. 

The proposed 3-storey apartment style housjljlg project will provide 37 affordable units including studios 
suites, 1-bedroom, 2-bedroom, 3-bedroo~·, ahd 4-bedroom units. ! · 

The unit count for our project has recently increased due to the recent changes the Town of Smithers 
made to the density requirements for Multi-Family Residential zoned areas. This change has allowed our 

I 

organization to accept the opportunity frorn'Bc+louslng'to Increase the number of units within our 
project. Given the current housing crisis we are very pleased that we now have the opportunity to offer 
affordable culturally safe affordable housing to an additional six families. 

We are working closely with the Town of Smithers and the Saltos Gymnastics Club to ensure the entire 
site design and landscaping creates a well-integrated site, attractive spaces and builds a sense of 
community. The change to the number of units has altered our site plan, particularly regarding the need 
for additional parking spaces (please review site plans for details). 

Form and Character 
The property is located within the Multi-Family Residential Development Permit Area and is subject to 
the Town of Smithers OCP guidelines regarding Form and Character and Alpine Theme Architectural 
Design Guidelines. As an Indigenous housing project, the entire look and feel of the building will be 
designed in a manner that proudly reflects local Indigenous culture and identity. 

Our project will provide homes for Indigenous people living off reserve, including those who are First 
Nations, Metis and Inuit in our communities. As such, the exterior and interior of our building is being 
designed to ensure that all those who make the Dze .!: K'ant housing their home will feel a sense of 
cultural pride and belonging. 

The overarching goal of our building design is to create an lndigenized space that this warm, welcoming 
and culturally safe. The traditional longhouse design inspires the basic form of the building and design 
incorporates a number of cultural elements. Our building and site design will incorporate elements such 
as, carvings and totem poles. As an Indigenous-led housing project, our project design has been 
informed through ongoing feedback from our staff, board of directors and four years of ongoing 
engagement with the community members we serve. In 2021 we conducted a comprehensive Urban 
Indigenous Housing Study which is available on our website. As such, engagement from over 200 
Indigenous off reserve members has directly informed our project design. 

We are confident that this beautiful building, with its unique cultural elements, will be a meaningful 
addition to the neighbourhood and will be welcomed and valued by Indigenous and non-Indigenous 
community members alike. 

Off Street Parking 
The project is designed to ensure adequate tenant and staff parking. In [July 2022) our application for a 
variance to reduce required number of off-street parking spaces for this project from 1.5 to 1 parking 
space per unit was approved by the Town of Smithers. In this DVP amendment we are seeking to 
maintain the same off-street parking ratio for our expanded project. 



This variance recognizes that our project is designed for low-income families and elders; as such there is 
less need for parking spaces, with many of our senior tenants no longer driving. Furthermore, the 
central location of our project allows our tenants to enjoy all downtown amenities regardless of 
whether they have access to a vehicle. We are designing our building with this in mind regarding bike, 
stroller and mobility scooter parking. 

As such, our proposed site plan now includes 37 tenant parking spaces, 3 staff parking spaces, and 4 
additional parking spaces for visitors. The total 44 parking spaces also includes 2 electric vehicle parking 
spaces as per the new Town of Smithers bylaws. Our parking spaces also meet all bylaws regarding 
accessible parking spaces and bike parking requirements of the Town of Smithers. 

Key Site Features 
Particular attention will be paid to creating welcoming nature-based outdoor spaces. Our project will 
include a unique culturally inspired outdoor playground and significant level of landscaping. Our site 
design is highly cognizant of accessibility, safety and is designed to encourage active transportation and 
healthy lifestyles. 

Interior Building Design 
Unit layout Summary: 

The breakdown of units is as follows: 
o 1-bed studio (5) 
o 1 bedroom (15) 
o 2 bedroom (8) 
o 3 bedroom (6) 
o 4 bedroom (3) 
o Total (37) 

Each unit is self-contained and designed in accordance with BC Housing guidelines and incorporates: 
o Living room area 
o Bedrooms 
o Washroom (1-2 depending on unit size) 
o Ample storage space 
o Kitchen 
o Laundry area 
o A focus has been placed on maximizing natural light in each unit 

Accessibility: The building will have two central elevators allowing all units to be accessible to those with 
restricted mobility needs. As these units are primarily intended for families and seniors, we have placed 
a high priority on accessibility. Sixteen of the 37 units are designed for universal access to allow 
residents to age in place. This allows seniors and those in wheelchairs to have all of their accessibility 
needs met in kitchen, bathroom and living spaces in accordance with BC Housing standards. Our entire 
design will be aware of ensuring accessibility at every opportunity. 



Environmental standards & Step code: Our building is targeted to exceed Energy Step Code 3. 

Cultural amenity space 
A key feature of our project is our cultural amenity space which will ensure we are able to foster a 
strong sense of community among tenants. This space will be a connection point for our tenants, a place 
for gatherings, workshops/activities and events. This space will be designed to reflect Indigenous culture 
and is intended to be highly multi-functional to meet the diverse needs of tenants and the community. 

Our indoor spaces will be designed to reflect the unique needs of Indigenous community members and 
the multi-use space in particularly will strongly reflect Indigenous culture and values and create a strong 
sense of belonging and pride. 

Key features of multi-use space include: 
o community kitchen, 
o washrooms 
o large multi-use area for events/workshops/activities 
o Private rooms for private counseling and healing sessions 
o Unique interior components e.g., wood finishing and local Indigenous art 

The community space is designed to be monitored by program staff and will have a set schedule/hours. 
The Dze !: K'ant Friendship Centre intends to offer a diverse schedule of activities such as community 
kitchen, cultural workshops, parenting, children and youth programming, as well as elder lunches in this 
space. 

Storage: Additional storage space beyond minimums stipulated by BC Housing is provided for every 
dwelling unit. This feature of our unit design is in direct response to community feedback on the 
importance of easily accessible storage within units to accommodate seasonal items, culturally 
significant belongings, and food storage. Ample storage is also provided for items such as bicycles, 
strollers and electric scooters for persons with mobility challenges. 

Our request: 
In this DVP amendment application we are seeking a ratio of 1 parking space per unit for our expanded 
37-Unit project. 

We are extremely excited about the expansion of our project and are pleased to be working together 
with the Town of Smithers toward much needed housing for urban Indigenous peoples. If you have any 
additional questions about our project, please do not hesitate to contact us. 

In Friendship, 

Annette Morgan, Executive Director 
Dze !: K'ant Housing Society 
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ALPINE THEME DESIGN GUIDELINES

The proposed design meets the Alpine Theme Design 

Guidelines as follows:

1. Articulation

• Projecting timberwork (tbd).

2. Awnings & Canopies

• No awnings or canopies proposed.

3. Balconies

• n/a

4. Colour

• Primarily natural earth tones.

• Roof could be red metal (tbd). 

• Wood stained with transparent wood-tone stain.

• Metal window and door frames are a dark anodised finish.

• No more than three exterior colours used.

5. Corner Buildings

• n/a

6. Decorative Painting

• Murals of any size should be an appropriate part of the 

overall design of the building (tbd).

7. Decorative Woodwork

• n/a

8. Doors

• No tinted or reflective glazzing.

9. Fascia & Rafters

• n/a

10. Frontage

• Articulated building frontage at main entrance.

11. Half Timbering

• n/a

12. Height

• Between 1.5 to 3.5 stories

13. Lighting

• LED concealed exterior lighting with warm colour 

temperature (2700-3000 K). No neon or fluorescent 

lighting.

14. Proportion

• n/a

15. Rear Facades

• n/a

16. Roofing

• Textured roofing appearance - standing seam metal or 

asphalt.

17. Roofline

• Low-pitched with large overhangs.

18. Setback

• n/a

19. Sidewalls

• n/a

20. Signage

• n/a

21. Wall Materials

• Possibly clad ground level walls with stucco, wood or 

logwork (tbd).

22. Windows

• Moderately sized, vertically elongated windows are 

dominant. Building facade is more wall than window. 

Predominantly casement and fixed style windows. Possibly 

"disguise" metal frame windows with wood trim.

PROJECT DATA

Legal Description tbd

PID tbd

Land Use Mixed Residential

Development Permit Area Multi Family Residential

ZONING

Section 4.4 R-3 Medium Density Residential Zone 

Permitted Principal Uses 

4.4.1 Townhouse, boarding house, low-rise apartment.

Permitted Auxiliary Uses 

One auxiliary building for each principal building, home occupation, assisted living. 

                                                                     

Element Required                             Proposed                                       

Parcel Size & Coverage                                                                     

Parcel Area  460 m2 min. 5,077 m2 (54,648 ft2) (1.25 acres)

Parcel Width 15 m min. 42.06 m (138 ft)

Parcel Coverage 50% max. (all bldgs & structures) 20% (principal bldg only)

Max Bldg Area = 2,539 m2 (27,324 ft2) Bldg Area = 1,353 m2 (14,564 ft2)

Density 75 D.U. per ha = 1unit per 133.3 m2

of parcel area 1 D.U. per 137 m2 of parcel area

Max. 38 dwelling units 37 dwelling units

Principal Buildings                                                                        

Setbacks 

front yard 6 m min.  6 m

rear yard 6 m min. 6 m

side yard 

  exterior  6 m min.  6 m

  interior 6 m min. 6 m

Height 3 storeys or 12 m max. 3 storeys/11.65 m (38'-2½")

*height means the maximum vertical distance between natural grade or approved grade and the highest 

point of the structure of a flat roof, or the mid-point between the intersection point of the building wall 

and roof structure and ridge of a sloped roof excluding dormers.

Auxiliary Buildings

Setbacks 

front yard 6 m min. 6 m

rear yard 0.6 m min. 0.6 m

1.8 m for carport or garage n/a

side yard 

  exterior  3.5 m min. 3.5 m

  interior 0.6 m min.  0.6 m

Height 4.9 m min. n/a

Fencing 

Ht. in req'd front yard 1.2 m max. <1.2 m

Ht. in any other yard 1.8 m max. existing fence to remain

Parking 

Size See diagrams below

Number of spaces

Residential 56 (1.5 per dwelling unit) 37 (1.0 per dwelling unit)

Assembly/Cultural 8 (1 per 10 m2 gross floor area) 5

Office/staff 2 (1 per 45 m2 gross floor area) 2

TOTAL 66 44 

Accessible parking spaces 2 (10 per BCBC) 10

EV parking 2 2

Manoeuvering aisle 6.6 m min 7.5 m

Landscaping not required in parking areas n/a

Bicycle Parking 

Class 1 bicycle parking 37 (1 per dwelling unit) 37

Class 2 bicycle parking 0 14

Class 1 means a secure, weather-protected bicycle parking facility used to accommodate long-term 

parking, such as for residents or employees, usually within a building or covered, fenced area.

Class 2 means a short-term visitor bicycle parking facility that may offer some security, and may be 

partially protected from the weather, for example a bicycle rack at a building’s entrance.

ZONING & LAND USE

Total site area 5,077 m2 (54,648 ft2)

Impermeable Surfaces

Footprint of roof 1,353 m2  (14,564 ft2)

Garbage       24 m2       (256 ft2)

Parking spaces     511 m2    (5,502 ft2)

Other paved surfaces       1,316 m2  (14,161 ft2)

3,204 m2 (34,483 ft2)

Undeveloped site area 1,873 m2 (20,165 ft2)

SITE USE BREAKDOWN

1. Setbacks 6.0 m (19'-8¼")

2. Building Height 12.19 m (40'-0")

3. Landscape Open Space (LOS) 3,217 m2 (34,628 ft2)

4. Gross Livable Area (GLA) see Gross Livable Area Scedule

5. Gross Floor Area (GFA) see Gross Building Area Schedule

6. Units per Acre (UPA) 29.6

7. Vehicle Parking Ratio 1 per dwelling unit + 3 for visitors & staff (40 spaces total)

8. Bicycle Parking Ratio 51 spaces total

9. Number & type of units 39 units (see unit mix plans for unit type specifics)

10. Residential Area see unit mix plans for unit type specifics

11. Staff Area see unit mix plans for unit type specifics

12. Amenity & Program Area see unit mix plans for unit type specifics

13. Circulation & Service Area see unit mix plans for unit type specifics

14. Commercial Area n/a

15. Floor Space Ratio 0.57 (at 20%*) *site area coverage
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ISSUE DATE DESCRIPTION

R8 2022.09.08 Schematic Design Phase

R9 2022.09.09 Consultant Coordination

R10 2022.10.27 Mech/Plumbing Coordination

R11 2022.11.18 BC Housing Review

R12 2022.11.22 Issue For Coordination

R13 2023.01.12 Progress Set

R14 2023.01.30 Design Development

R15 2023.02.13 Issue for Development Permit - R3
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City Context Map
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Neighbourhood Context Map
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ATTACHMENT 5. S.498 AND 498.1 LOCAL GOVERNMENT ACT 

Development variance permits 

498   (1)On application by an owner of land, a local government may, by resolution, issue a 

development variance permit that varies, in respect of the land covered in the permit, the 

provisions of a bylaw under any of the following: 

(a)the following Divisions of this Part: 

(i)Division 5 [Zoning Bylaws]; 

(ii)Division 11 [Subdivision and Development: Requirements and Related Matters]; 

(iii)Division 13 [Other Land Use Regulation Powers]; 

(iv)Division 17 [Regulation of Farm Businesses in Farming Areas]; 

(b)section 298 (1) (j) [manufactured home parks and camping grounds]; 

(c)section 8 (3) (g) [fundamental powers — protection of persons and property] of 

the Community Charter in relation to matters referred to in section 63 (e) [manufactured home 

parks and camping grounds] of that Act. 

(2)As restrictions on subsection (1), a development variance permit must not vary the following: 

(a)the use or density of land from that specified in the bylaw; 

(a.1)the application of a zoning bylaw in relation to residential rental tenure; 

(b)a flood plain specification under section 524 (3) [requirements in relation to flood plain 

areas]. 

(3)In the event of conflict, the provisions of a development variance permit prevail over any 

provision of the bylaw. 

(4)As a restriction on section 229 [delegation of board authority] of this Act and section 

154 [delegation of council authority] of the Community Charter, a local government may not 

delegate the power to issue a development variance permit except in accordance with 

section 498.1. 

Delegation of power to issue development variance permit 

498.1   (1)A local government may, by bylaw, delegate to an officer or employee of the local 

government the power under section 498 to issue a development variance permit if the 

proposed variance 

(a)is a minor variance, and 

(b)varies the provisions of a bylaw under any of the following: 

(i)section 479 (1) (c) (iii) [zoning bylaws respecting siting, size and dimensions of buildings, 

structures and permitted uses]; 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/03026_00
https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/03026_00


(ii)section 525 [off-street parking and loading space requirements]; 

(iii)section 526 [regulation of signs]; 

(iv)section 527 (1) (a) or (b) [screening and landscaping to mask or separate uses or to 

preserve, protect, restore and enhance natural environment]; 

(v)a provision of this Act prescribed by regulation of the Lieutenant Governor in Council. 

(2)A bylaw delegating the power to issue a development variance permit under this section 

must include 

(a)criteria for determining whether a proposed variance is minor for the purposes of 

subsection (1) (a), and 

(b)guidelines the delegate must consider in deciding whether to issue a development 

variance permit. 

(3)The bylaw may also include any terms and conditions the local government considers 

appropriate. 

(4)If a local government delegates the power to issue a development variance permit, an owner 

of land that is subject to a decision of the delegate is entitled to have the local government 

reconsider the matter. 
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growth management within the Regional District have a significant impact on growth 

management strategies within Smithers related specifically to housing supply, demand and 

uptake. Therefore, it is important that growth management decisions are coordinated to ensure 

they address objectives of each of these two entities. 

Boundary expansion may be needed in the future as the economy of Smithers continues to 

diversify. In the past, the area between Lake Kathlyn and the Town was the subject of a 

municipal boundary extension study, which concluded that utility-servicing constraints did not 

support extension into this area at that time. It was also recognized that rural residents live 

there as a lifestyle choice and may not wish to become incorporated into municipal 

boundaries. The Tatlow Road area may be suitable for industrial use in the future. 

 

6.1 Land Use and Infrastructure 

Objective:  
• To encourage compact settlement patterns that: 

▪ Ensure efficient use of the land base to preserve natural open space areas and 
conserve natural resources. 

▪ Ensure the efficient, cost effective and contiguous provision of municipal 
infrastructure, public facilities, and transportation systems. 

▪ Ensure the development of complete neighbourhoods that encourage active 
transportation options and reduce reliance on fossil fuel powered vehicles. 

Policies: 

1. New medium to high density growth and development will be accommodated through 
sensitive infill and intensification (redevelopment) of existing built and serviced areas. 
These forms of development will be given priority over development proposals on 
previously undeveloped (greenfield) sites within the Town boundaries. 

2. The majority of new medium to high density residential growth should occur within the 
medium and high-density infill areas as shown on Map 1: Land Use. Growth outside of 
these areas should be near active transportation routes, trails and pathways. 

3. Commercial, mixed-use, and multi-unit development proposals shall demonstrate how 
they meet the Development Permit Area design guidelines.  

 

6.2 Land Use Plan and Designations  

The following land use designations are intended to guide future development in Smithers.     
The areas to which these designations apply are shown on Map 1: Land Use. 
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7.2. Housing Diversity and Flexibility  

Objective:  

• To increase the mix of housing types, tenures, and densities to meet the diverse 
community housing needs of existing and future residents. 

Policies: 

1. Reference the Smithers Housing Needs Report (updated every 5 years) for the most 
current information regarding local housing need. 

2. Support residential intensification on areas designated as low density residential by 
permitting greater flexibility for constructing rental suites. This includes supporting the 
construction of both a carriage house and secondary suite on one lot, provided off-
street parking is available. 

3. Encourage medium and high-density residential development that allow residents to 
downsize their home and remain in the community as they age, including various forms 
of supportive housing and multi-level care facilities. 

4. Support proposals for a wide range of supportive housing, including the co-location for 
on-site supports. 

5. Use incentives for rental housing development, such as density bonussing, reducing 
required parking, tax incentives and participating in external incentive programs. 

6. Encourage innovative proposals for residential developments, such as small lot 
subdivisions and micro suites. 

7. Housing types, sizes, and tenures should be mixed wherever possible to encourage a 
social mix within individual neighbourhoods. 

8. Support the development of residential rental suites as an auxiliary use in commercial, 
civic use, and light/medium industrial designations. 

9. Appropriate temporary residential uses are supported on lands within the                  
Town of Smithers. 

10. Support non-profits, educational institutions, and senior levels of government to create 
new housing developments in Smithers, including senior/elder housing, Indigenous 
housing, housing for those experiencing homeless or at risk, and supportive housing. 
Encourage new housing to be in walking distance to downtown, amenities and transit. 

11. Encourage residential design to meet Universal Design standards and best practices. 

12. Support Indigenous led approaches to Indigenous housing. 
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7.3.  Housing Affordability and Availability 

Objective:  

• To encourage a range of safe and affordable housing options which meet the needs of 
individuals and families of varying income levels, age groups, and needs. 

Policies: 

1. Give priority to development proposals for small and compact forms of housing such as 
small-lot single detached homes, town homes, and low-rise apartments. 

2. Monitor participation in the Town of Smithers Rental Housing Incentive Program, and 
update, as required. 

3. Encourage alternative housing tenures within residential areas such as co-housing, 
cooperative housing, and fee-simple town homes, especially where these meet an 
affordable housing need. 

4. Integrate seniors and supported housing into the community where there is good 
access to public transit and basic support services. 

5. Support the creation of new, and the retention of existing, rental housing and 
discourage the conversion of rental housing to strata ownership. 

6. Support the location of supportive or transitional housing within the Town (the 
provisions of the Community Care and Assisted Living Act govern many aspects of 
these homes). 

7. Encourage the retention and creation of mobile home parks, in appropriate locations, 
as a viable and important source of affordable home ownership in Smithers.  

8. The Town will continue its role in developing Town land by inviting private developers 
to bid on developing the land. Lot prices will, generally at a minimum, recover the 
actual costs of development, but will also be used to shape and focus housing in 
particular areas of Town. 

9. Consider density bonusing provisions for residential projects that help achieve specific 
housing goals such as the creation of additional senior/elder housing, affordable rental 
housing, and supportive housing. 

10. Encourage large-scale hotel and resort developments to ensure there is an affordable 
supply of rental housing for employees, and where required, include the provision to 
provide employee housing. 

11. Encourage the development of partnerships among community groups, non-profit 
organizations, the business community, professionals, and all levels of government to 
provide affordable and available housing.  


	DEV 23-022 Attach.1 Subject Property Map.pdf
	Sheets and Views
	Subject Property-8.5 x 11 PORTRAIT


	DEV 23-022 Attach.2 Staff Report DEV 22-065.pdf
	Sheets and Views
	Subject Property

	2add3338f95242b2a790ca0d4e884ff3fe0913963a5ce1ac559e341d2bcd1479.pdf
	DEVELOPMENT PROPOSAL APPLICATION
	SUBJECT PROPERTY INFORMATION
	PROPOSAL DESCRIPTION (supplemental letter of intent/rationale is encouraged):
	ATTACHMENT CHECKLIST
	         Other information as necessary to assess the development proposal.
	         Acknowledge sign notification posting requirements as specified by the Town of Smithers.
	         Plans showing: 
	         Elevation drawings illustrating all sides of the building(s) & including proposed signage details.
	         Exterior samples and materials.
	         Rationale & long term plan outlining when & how temporary use will be ended, buildings/area to be used, hours of use & site rehabilitation.
	AUTHORIZATION

	1c18f434ce9ca946094401ea88e0d595b48b7500d62f52648ab24d3eb244e17e.pdf
	2add3338f95242b2a790ca0d4e884ff3fe0913963a5ce1ac559e341d2bcd1479.pdf
	Sheets
	A.101 - Site Plan


	2add3338f95242b2a790ca0d4e884ff3fe0913963a5ce1ac559e341d2bcd1479.pdf
	Sheets and Views
	Current OCP

	Sheets and Views
	Current Zoning

	Sheets and Views
	11 x 17 LANDSCAPE


	DEV 23-022 Attach.3 Application DV22-06(A).pdf
	66ad5d7b063c843665b8d13f310ae8d1ce6fa8a4adc09b692a5212fc007dab38.pdf
	3e03111c0fa29061acdc333de798778d04dbcf6ac72633c058133a90ee9a6a06.pdf
	f9917f0f0b6cf6b9d51d5390e2956d837ca2c4064550ce322a85f9c021d5347f.pdf
	Sheets
	A100 - Site Plan



	DEV 23-022 Attach.4 OCP and Zoning Maps.pdf
	Sheets and Views
	OCP Map-8.5 x 11 PORTRAIT

	Sheets and Views
	Zoning Map-8.5 x 11 PORTRAIT



