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REPORT TO ADVISORY PLANNING COMMISSION  

DATE:    October 30, 2025                  REPORT: DEV 25-081 
 
FROM:   Adrian Smith, Planner                FILE: 3060-20/D25-06 
 
SUBJECT: Form and Character Development Permit with Variance Application 

D25-06 for 1841 Princess Street  

RECOMMENDATION: 
THAT the Advisory Planning Commission recommends that Council deny the variance 
requested as part of the Form and Character Development Permit Application D25-06, 
for the proposed multi-unit residential development at 1841 Princess Street, legally 
described as Lots 33-36, Block 172, Section 30, Plan PRP1054, Township 4, Coast 
Range 5 Land District), by varying Schedule “B” Table B-1 of the Town of Smithers 
Subdivision Servicing and Development Standards Bylaw No. 1800, by waiving the rear 
lane paving requirement. 

BACKGROUND: 
Application: On October 7th, 2025, the Town of Smithers received the Development 
Permit (DP) application from the Smithers Area Housing Society (SAHS) proposing to 
construct two duplex residential buildings with basement suites, creating a total of eight 
dwelling units. The proposed development will be constructed on the 4-Lot 0.37-acre 
parcel, located next to the Fifteenth Avenue-Princess Street intersection (see 
Attachments 1 & 2). The housing society intends to rent the four ground-oriented 
duplex units to seniors while making the four secondary suites available as family 
rentals. Since June 2023 -- when the single-detached dwelling located on the property 
was destroyed in a fire incident -- the property has remained vacant, and was 
subsequently purchased by the housing society.  

As part of the development, the Town’s Subdivision Servicing and Development 
Standards Bylaw No. 1800 Section 3.4c) and Schedule “B” require the proponent to 
complete off-site works. Given the accessibility benefits, the proponent is determined to 
complete all the required off-site works except lane paving. Hence, the applicant’s 
request is to waive the lane paving requirement as part of the DP approval process.  
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As approval of DPs does not fall within the scope of Advisory Planning Commission 
(APC), it is expected that the APC review of this application and discussion will focus 
on the variance component rather than the design elements. 

Official Community Plan (OCP) and Zoning: The subject property is designated Low 
Density Residential in the Official Community Plan (OCP) and zoned Low Density 
Residential LDR-1 Schedule A Zoning Map (See Attachment 3). Given that the 
proposed development contains 4 dwelling units in each building proposed, the 
proponent must obtain a Form and Character Development Permit, under the ‘multi-
residential category’, as established by the OCP.  

DISCUSSION: 
A) Development Permit: As permitted by s.488 of the Local Government Act, the 
Town’s OCP has designated three categories of Form and Character Development 
Permit (DP) areas within the Town. With certain exemptions, owners are required to 
obtain a Development Permit (DP) under the appropriate category, before undertaking 
any development on parcels within the DP areas. As permitted by section 490 of the 
Local Government Act, the application also includes a variance permit request for 
waiving a portion of the off-site works triggered by the proposed development. Given 
that design review is beyond the scope of the APC’s function, this report does not 
include an analysis of the design plans submitted by the proponent as part of the DP 
application. 
B) Variance Request: As per section 3.1 of the Town of Smithers Subdivision Servicing 
and Development Standards Bylaw No. 1800, subject to exemptions provided under 
section 3.4, all building permit applications that exceed a construction cost of $100,000 
or subdivisions that create at least one new parcel must comply with the required off-
site work standards established by Schedule “B” of the bylaw (see Attachment 4).  
In the given case, as established by Schedule “B” Table B-1 of the Bylaw No. 1800 (see 
Attachment 5), the proponent is required to complete the following off-site works that 
are expected to benefit the larger community. 

a) sidewalk addition on the Fifteenth Avenue fronting portion of the parcels 
b) Widening of Fifteenth Avenue (measured from the central line of the street, and 
curb and gutter addition. 
c) paving of the lane that abuts the subject parcel and provides access to the 
secondary suites 

As per the off-site works cost estimate submitted by the proponent, the society is 
required to allocate approximately $45,000 towards off-site works (see Attachment 6). 
Acknowledging the benefits of upgrading Fifteenth Avenue to meet the modern road 
standards, especially in terms of improving accessibility and walkability around the site, 
the proponent will be completing the necessary upgrades to Fifteenth Avenue. 
However, due to resource constraints, the proponent is requesting to waive the lane 
paving requirement.  
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Staff do not support the variance request for the following reasons: 

• Lane will serve as the principal access for all the four secondary suites. Hence, 
the proposed development will increase lane traffic, and hence, an upgrade is 
recommended. 

•  A significant portion of the existing lane is already paved by the 1815 Princess 
Street- property owner, as part of improving access to their property. This means 
that the cost of paving the lane will be less compared to a scenario where the 
lane is to be paved entirely by a single owner.  

• For similar developments in other parts of the town, the Town has always 
required the proponents to complete lane paving. The duplex developments on 
Third Avenue & Dominion Steet is a good example. Approving the requested 
variance will set a precedence that would not be in the interests of the future 
secondary suite residents’ or the larger community.  

• The Applicant has submitted an off-site works contribution request to the Town, 
as permitted under the Rental Housing Incentive (RHI) policy established by the 
Town in 2021. If approved by Council, the proponent will receive up to $10,000 
for undertaking off-site works, which can be allocated towards lane paving.  

• Increased lane traffic on unpaved lanes is likely to contribute to increased street 
maintenance cost (in terms of keeping the stormwater catch basins clear of 
gravel / sediments).  

• The recently established LDR-1 Low Density Residential zone permits a 
minimum of 4 or more dwelling units on all parcels that are larger than 280 sq m, 
depending on the actual parcel size. Given the new housing typologies permitted 
in the LDR-1 zone and the density minimums, it is expected that the number of 
dwelling units accessed via lane ways will witness a gradual increase, 
highlighting the importance of upholding lane development standards for safety, 
accessibility, and neighbourhood character. 

POLICY CONSIDERATIONS: 
Staff recommendation aligns with sections 488 and 490 of the Local Government Act, 
and section 12.2 Street Network and Pedestrian Movement (policy 2) of the OCP, which 
emphasizes the need to uphold complete road standards (see Attachment 7).  

ENVIRONMENTAL / ACCESSIBILITY IMPLICATIONS: 
The development abuts the Princess Street- Multi Use Pathway, which is expected to 
be completed by early 2026. The off-site works triggered by this project will further 
enhance the walkability of the site, improving connectivity to the surrounding areas. 
Approval of the requested variance will impact the accessibility of the future tenants who 
would be occupying the secondary suites or other residents in the area who may be 
already using lane. In terms of environmental implications, paving the lane may 
contribute to increased runoff, hence, may have limited adverse impacts.  
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CONCLUSION: 
Paving the lane will improve the safety and comfort of the secondary suite tenants in 
accessing the property while also contributing to the overall built character of the 
proposed development and the neighbourhood. Contrarily, waiving the lane paving 
requirement will set a precedent that lacks foresight, especially considering the new 
housing typologies and density increase permitted under the LDR-1 zone. Hence, staff 
recommend that the requested variance is denied.  

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

ALTERNATIVE: 
• Recommend that Council approve the variances requested as part of the Form and 

Character Development Permit application. 

ATTACHMENTS: 
1. Subject Property map 
2. Ortho-images of the Property 
3. OCP & Zoning maps 
4. Sections 3.1 & 3.4 Bylaw No. 1800 
5. Schedule “B” Bylaw No. 1800 
6. Off-site Works Cost Estimate 
7. Section 12.4 OCP Bylaw No. 1935 

 
Respectfully submitted:    

 

        
 

Adrian Smith                          Deepa Chandran                          
Planner                                   Manager of Planning & Climate Readiness 
 
 
Reviewed by: Submission approved by: 

     
Mark Allen Michael Dewar 
Director of Development Services         Chief Administrative Officer 
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Attachment 2: Ortho-images of the Site  

 
Image.1 Site for the proposed multi-unit residential development (highlighted), next to the Princess Street-

Fifteenth Avenue intersection. The parcel abuts the Princess Street Multi-Use Pathway that will be 

completed next summer. 

 
Image 2: The 4-lot parcel contained a single-detached dwelling until June 2023, when it was lost to a fire 

incident. The proposal is to divide the parcel into two, housing 2 duplex buildings.  

 



 
Image 3: A portion of the rear lane, which the proponent is required to pave as part of the off-site works, 
is already paved by the neighbouring property owner. The proponent will be required to pave the 
remaining portion of the lane and modify the existing paving as necessary to meet the engineering 
standards established by the Town. 
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POTABLE WATER means water, which is accepted for drinking purposes by the
Health Officer.

PROFESSIONAL ENGINEER means a person who is registered or duly licensed
as such, under the provisions of the Engineer & Geoscrenfrsfs Profession Act oÍ
the Province of British Columbia.

SUBDIV¡SION means the division of land into 2 or more parcels, whether by
plan, apt descriptive words, or othenryise.

WALKWAY means a narrow highway for the predominant use of pedestrian
traffic.

WORKS AND SERVICES means any public service, facility or utility which is
required or regulated by this Bylaw and without restricting the generality of the
foregoing includes: the supply and distribution of water; collection and disposal of
sanitary sewage and drainage water; street lighting; access roadways, curbs,
gutter, and sidewalks; and natural gas, power, telephone and cablevision
services.

ZONE means a zone as provided for in the Zoning Bylaw of the Town of
Smithers, and amendments thereto.

All words or expressions used in the bylaw shall have the same meaning
assigned to them as words or expressions contained in the Land Title Act and
the Local Government Act.

3.0 GENERAL PROV¡SIONS

3.1 The standards specified in this bylaw apply to all land within the boundaries of
the Town of Smithers prior to final subdivision approval, as approved by the
Approving Officer, or building permit issuance, as issued by the Building
Inspector.

3.2 Administration

This bylaw shall be administered by

a) The Approving Officer of the Town of Smithers where works and services
are to be provided because of subdivision of land; or
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b) The Building lnspector of the Town of Smithers where works and services
are to be províded because of an application for a building permit; or

c) An Officer appointed by Council.

3.3 Gompliance with Other Regulations

3.4

Applications will be reviewed for compliance with the requirements of this bylaw
and other Municipal and Provincial legislation. Nothing contained in this bylaw
shall relieve the owner from the responsibility to seek out and comply with all
applicable legislation. lf any portion of this bylaw is held to be inconsistent with
the Local Government Act, Land Title Act, or any other Provincial Statutes, the
applicable Provincial Statute shall apply.

Exemptions

Notwithstanding section 3.1, the provisions of this bylaw shall not apply

a) where the proposed parcel is to be created solely for the use of
unattended equipment necessary for the operation of:

i. a community water system;
ii. a community sewer system;
iii. a community gas distribution system;
iv. a community radio or television receiving antenna;
v. a radio or television broadcasting antenna;
vi. a telecommunication relay station;
vii. an automatic telephone exchange;
viii. an air or marine navigational aid;
ix. electrical substations or generating stations, or
x. any other similar public service or quasi-public service facility or

utility.

b) Where a proposed subdivision does not create any additional parcels and
only results in highway or park dedication or an adjustment of boundaries
between existing parcels.

c) In the case of building permit issuance where:

i. The application of a building permit relates solely to work on a
residentially zoned property with fewer than three residential
dwelling r-¡nits on an existing serviced parcel; or
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ii. The estimated total value of proposed construction is less than
$100,000 on an existing serviced parcel. Only one of these
exemptions will be granted to one property in a two-year period.

3.5 Records

The Approving Officer shall maintain a record of all applications submitted under
this bylaw with respect to subdivisions, which record shall indicate that final
disposition of all such applications thereon.

The Building lnspector shall maintain a record of all occasions when the
provisions of this Bylaw are used to require the provision of works and services
in accordance with the standards of this bylaw and this record will show what
works and services were provided and where.

3.6 Authorization for Entry

Employees of the Municipality are hereby authorized to enter at all reasonable
times upon such property or premises to inspect the same in connection with
their duties under this bylaw and to ascertain whether the provisions of this bylaw
are being complied with.

3.7 Measurements

All measurements in this bylaw are expressed in metric units.

4.0 REQUIRED WORKS & SERVICES

4.1 Level of Works & Services

The level of works and services required prior to subdivision approval or
building permit issuance are set out in Schedule "8" of this bylaw.

The Owner of the land being subdivided or developed is responsible for the
expense of constructing and installing the required works and services to the
standards established in this bylaw on the portion of a highway immediately
adjacent to the site being subdivided or developed, up to the centre line of the
highway.

4.2 Excess or Extended Services

Pursuant to Section 508 of the Local Government Act, the municipality may
require that the Owner provide excess or extended services to promote
access to, or service land, other than the land being subdivided or developed.
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LEVEL OF WORKS & SERVICES

The level of works and services to be provided in subdivisions and developments
shall conform to the following tables for the various zones as set out in the Town
of Smithers Zoning Bylaw and amendments thereto.

Table B-1. Level of Works & Services

ZONE
Municipal

Water
Service

Private
Water

Municipal
Sanitary
Service

Private
Sanitary

Storm
Sewer Ditching

Ornamental
Street

Lighting

Hydro Pole
Mounted

Underground
Non-

Municipal
Serv¡ces

Aqricultural:

A-1

Urban Residential:

R-1,2,24,3,4,5

Rural Residential:

R-6,7

Commercial:

c1A,8,2,3,4A,8,5,6,7

lndustrial:
M-1,2A,3

Public Use:

P-1,1A,2.3.4

N/A

Required

Required

Required

Required

Required

Required

Where
Approved

Where
Approved

Where
Approved

Where
Approved

Where
Approved

N/A

Required

Required

Required

Required

Required

Required

N/A

Where
Approved

Where
Approved

Where
Approved

Where
Approved

N/A

Required

Permitted

Required

Required

Required

Required

Where
Approved

Required

Where
Approved

Where
Approved

Where
Approved

N/A

Required

N/A

Required

Required

Required

N/A

N/A

Required

N/A

Where
Approved

Where
Approved

N/A

Required

N/A

Required

M-1 =
Required

M-2,24,3=
Permitted
Cable Not
Required

Required
Except Cable

Table 8.2 Minimum Highway Standards

ZONE On Street
Parking

ROW
widrh

Pavement
width

Curb &
Gutter

Sidewalk Requirement

Location Width Curb Type

Aqricultural:

A-1
25m 14m None None None N/A N/A

Urban Residential:

R-1.2.24.3.4.5
25m 14m YesNone Both Sides 1.5

Non-
Mountable

Rural Residential:

R-6.7
14m25m None None N/A N/A N/A

Commercial:

c-1 .A.8.2.3.4.A.8.5.6.7
14m25m None Yes Both Sides 1.5

Non-
Mountable

lndustrial:
M-1,2,24,3 14m Yes25m None Non-

Mountable
Both Sides 1.5

Public Use

P-1.4.2.3.4
14m25m None Yes Both Sides 1.5

Non-
Mountable

ARTERIAL
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ZONE ROW
width

Pavement
widrh

On Street
Parkinq

Curb &
Gutter

Sidewalk Requirement

Location Width Curb Type

Aqricultural:

A-1

3.4m
Shoulders

None20m 9.2m None N/A N/A

Urban Residential:

R-1.2.2A'.3.4.5
11m20m Yes Yes One Side 1.5m

Non-
Mountable

N/A N/A N/A
Rural Residential:

R-6,7

3.4m
Shoulders

None20m 9.2m

Both Sides Varies
Non-

Mountable
Commercial:

c-1,4,8,,2,3,4,4,8,5,6,7
11m20m Yes Yes

One Side

One Side

Optional

1.5m
Non-

Mountable

lndustrial:

M-1

M-2,24

M-3

11m20m Yes Yes

ZONE

Public Use

P-1,4,2,3,4 11m Yes20m Yes

ROW
width

Pavement
width

On Street
Parking

Curb &
Gutter

Both Sides 1.5m

Sidewalk Requirement

Location Width Curb Type

Non-
Mountable

Aqricultural:

A-1

1.5m
Shoulders

20m 8.5m None None N/A N/A

Urban Residential:
R-1,2,24,3,4,5

20m
(15m
Bulb

Radius)

11m (8.5m
Bulb

Radius)
Yes Yes

One Side
*One Side
to Bulb in
Cul-de-sac

1.5m Varies

Rural Residential:

R-6.7

1.5m
Shoulders

20m 8.5m None None N/A N/A

Commercial:

c-1.4.8.2.3.4.4.8.5.6.7
20m 11m YesYes Both Sides Varies

Non-
Mountable

lndustrial:

M-1

M-2,24

M-3

11m Yes20m Yes
One Side

One Side

Optional

1.5
Non-

Mountable

Public Use
P-1.4.2.3.4

11m Yes20m Yes One Side 1.5 Varies
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ZONE ROW
width

Pavement
widrh

On Street
Parkino

Curb &
Gutter

Sidewalk Requirement

Location Width Curb Type

Aqricultural:
A-1

None NoneNone None None N/A N/A

Urban Residential:
R-1,2,2A,3.4,5

7.5m 4.9m None None None N/A N/A

Rural Residential:
R-6,7

NoneNone None None None N/A N/A

Commercial:
c-1,4,8,2,3,4,A,8,5,6,7

7.5m 4.9m NoneNone None N/A N/A

lndustrial:
M-1,2,24,3

7.5m 4.9m None None None N/A N/A

Public Use
P-1.A.2.3.4

7.5m 4.9m None None N/ANone NiA

LANE

Table B.3 Minimum Sidewalk, Walkway & Multi-Use Pathway Right-of-Way and Paving Widths

Walkways

Sidewalks

Multi-Use Pathways

3.0 m

3.0 m

6.0 m

1.5 m

1.5 m

3.0 m

Right-of-Way Width Pavement Width
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Allan McCreary <allan@edmisonmehr,ca>

EDMiSONMEHR 
ChJr r ~( c J A CCOUO t lnrs 

SAHS 15th Ave 
2 messages 

John Van Veen <vanveen@heritagetechnical.ca> Tue, Apr 1, 2025 at 1019 AM 

To: Allan McCreary <allan@edmisonmehr.ca> 

Cc ' "Sars@citywest.ca" <Sars@citywest.ca> 


Hi al 

As requested by Ernie , I have updated the estimated costs as my costs last July were and are low compared to todays estimated costs, 

Construction Costs Per Duplex building : 3180s1 finished area (2x1050sf main suite + 2x540sf sec suites) x 3=$375/sf = $1,200,000,00 

I also break it down per duplex building to: 

Site work: $85,000 


Services $1 5k 


Lane prep/paving $20k 


Curb & Gutter/Sidewalks 151h only $25k 


Sidewalk letdowns $15k 


Landscaping $1 OK 


Lockup (inc. excavation, foundation , framing, windows/doors/roofing ). $495,000 

Finish (incl. insul, GWB, plumbing/heating, electrical , noor finishes. appliances) to spec level : $620,000 

These are my very best guesses right now and will be con firmed with contractor's bids, 

Thanks AI 

John Van Veen 

Heritage Technical Services Ltd, 

PO Box 115 

Smithers BC VOJ 2NO 

Tel (250)847-2693 

Cell (250)877-1637 

Allan McCreary <allan@edmisonmehr,ca> Wed, Apr 2, 2025 at 821 AM 
To John Van Veen <vanveen@heritagetechnical. ca> 

Thanks John 

I'll get back to you II I have any questions 


[QuOIOO 18XI h,OOonl 

https:l/mail.qooqle .com/ma illu/Of?ik=eeda 11 e5fc&view=pt&search=all&permthid=thread-l:182822156932333120 1&simpl=msq-f: 182822156932333120,. 1/1 
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12.2. Street Network and Pedestrian Movement 

Objectives:  

• To provide an efficient, safe, reliable, sustainable, and connected multi-modal 

municipal road system for residents, visitors, and businesses. 

• To integrate community land use and accessibility elements to ensure users                 

have access to healthy, safe, and alternative mobility options that are convenient           

and connected. 

Policies: 

1. The transportation network shall be in accordance with the existing and proposed 

roads indicated on Map 2: Mobility 

2. The following principles will be used to guide decisions regarding transportation 

planning: 

▪ To promote a compact urban form in order to reduce reliance on automobiles; 

▪ To support transit and active transportation as key modes of transportation; 

▪ To incorporate the principles of safe and complete streets in decisions related 

to the road network and transportation planning; 

▪ To maintain the hierarchy of roads with development standards suited to their 

role and function within the community; 

▪ To require new developments to provide full urban standards for all road works; 

and 

▪ To review all commercial, industrial, and multi-unit developments to ensure they 

have appropriate access and egress while providing pedestrian safety as an 

integral part of their design. 

3. Update road design standards in the Subdivision Servicing Bylaw, as amended, to 

support compact, complete, communities with streets that: 

▪ Prioritize bicycle and pedestrian safety; 

▪ Are designed to minimize traffic impacts in settled areas; 

▪ Support and encourage alternatives to the car, and that 

▪ Reflect the character of the range of neighbourhoods and areas within the 

Town. 
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