PLANNING AND COMMUNITY DEVELOPMENT COMMITTEE
Thursday, June 14, 2018
SCRD Boardroom, 1975 Field Road, Sechelt, B.C.
AGENDA
CALL TO ORDER

9:30 a.m.

AGENDA
1.

Adoption of Agenda

PETITIONS AND DELEGATIONS
2.

David Hendry, Director, Strategic Planning and Community Engagement, BC
Ferries and Carrie McIntosh, Senior Consultant, Context Research
Regarding BC Ferries Horseshoe Bay Terminal Redevelopment Plan
Engagement (INVITED)

Annex A
pp 1 - 3

REPORTS
3.

Senior Planner – Provincial Referral CRN00054 for BC Ferry Services Inc.
Langdale Ferry Terminal Pedestrian Walkway – Electoral Area F
Electoral Area F (Rural Planning) (Voting – A, B, D, E, F)

4.

Senior Planner – Development Variance Permit Application DVP00022
(Pownall) – Electoral Area A
Electoral Area A (Rural Planning) (Voting – A, B, D, E, F)

Annex C
pp 16 - 27

5.

Senior Planner – Sunshine Coast Regional District Zoning Amendment Bylaw
No. 310.178, 2018 for Plowden Eco Lodge – Consideration of Second Reading
Electoral Area F (Rural Planning) (Voting – A, B, D, E, F)

Annex D
pp 28 - 36

6.

Senior Planner – Revised OCP Amendments – Densification Strategies to
Support Affordable Housing – Considerations for Second Reading
Electoral Areas A, B, D, E, F (Rural Planning) (Voting – A, B, D, E, F)

Annex E
pp 37 - 64

7.

Senior Planner – Provincial Referral 102649829-002 – Sunshine Coast
Mountain Adventures
(Rural Planning) (Voting – A, B, D, E, F)

8.

Senior Planner – District of Sechelt Referral – OCP and Zoning Amendment
Application 3360-20 2018-04 (Greencourt)
(Rural Planning) (Voting – A, B, D, E, F)

Annex G
pp 135 - 163

9.

Planner – Advisory Committees’ Comments on BCTS 2018-2022 Operation
Plans
(Regional Planning) (Voting – All)

Annex H
pp 164 - 174

10. Planner – Provincial Referral 102115507-001 for a Private Moorage (Stoddard)
– Electoral Area A
Electoral Area A (Rural Planning) (Voting – A, B, D, E, F)

Annex I
pp 175 - 201

Annex B
pp 4 - 15

Annex F
pp 65 - 134
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11. Planner – Provincial Referral 102850995–002 for a Private Moorage Baker Bay
(Johnston) – Electoral Area A
Electoral Area A (Rural Planning) (Voting – A, B, D, E, F)

Annex J
pp 202 - 232

12. Planning Technician – Development Variance Permit Application DVP00032
(Pender Harbour Resort and Marina) - Electoral Area A
Electoral Area A (Rural Planning) (Voting – A, B, D, E, F)

Annex K
pp 233 - 239

13. Agricultural Advisory Committee Minutes of April 24, 2018
(Regional Planning) (Voting – All)

Annex L
pp 240 - 241

14. Agricultural Advisory Committee Minutes of May 22, 2018
(Regional Planning) (Voting – All)

Annex M
pp 242 - 243

15. Natural Resource Advisory Committee Minutes of May 16, 2018
(Regional Planning) (Voting – All)

Annex N
pp 244 - 246

16. Electoral Area A (Egmont/Pender Harbour) APC Minutes of May 30, 2018
Electoral Area A (Rural Planning) (Voting – A, B, D, E, F)

Annex O
pp 247 - 248

17. Electoral Area B (Halfmoon Bay) APC Minutes of May 22, 2018
Electoral Area B (Rural Planning) (Voting – A, B, D, E, F)

Annex P
pp 249 - 252

18. Electoral Area D (Roberts Creek) APC Minutes of May 14, 2018
Electoral Area D (Rural Planning) (Voting – A, B, D, E, F)

Annex Q
pp 253 - 256

19. Electoral Area E (Elphinstone) APC Minutes of May 30, 2018
Electoral Area E (Rural Planning) (Voting – A, B, D, E, F)

Annex R
pp 257 - 261

20. Electoral Area F (West Howe Sound) APC Minutes of May 22, 2018
Electoral Area F (Rural Planning) (Voting – A, B, D, E, F)

Annex S
pp 262 - 264

COMMUNICATIONS
21. Hon. Catherine McKenna, M.P., Minister of Environment and Climate Change,
dated May 16, 2018
Regarding BURNCO Aggregate Mine Project.

Annex T
pp 265 - 278

IN CAMERA
That the public be excluded from attendance at the meeting in accordance with Section
90 (1) (e), (i) and (k) of the Community Charter – “the acquisition, disposition or
expropriation of land or improvements…”, “the receipt of advice that is subject to solicitorclient privilege, including communications necessary for that purpose;” and “negotiations
and related discussions respecting the proposed provision of a municipal service that are
at their preliminary stages…”
ADJOURNMENT

Horseshoe Bay Terminal Visioning Engagement Process
Phase One – Definition
Winter 2018
Activities:
• Key stakeholder
meetings

Phase Three – Visioning
Spring 2018

Engagement outcome:
• A better understanding of
the role the terminal plays
for communities and
customers emerges

Activities:
• Community
workshops
• Online engagement

Phase Five – Deliver
Fall 2018

Engagement outcome:
• Key design themes
confirmed
• A vision for the future
terminal emerges

Activities:
• Report back

Engagement outcome:
• Final design option(s) for
draft Terminal Development
Plan are established

Develop terminal design options
Combine public input with
technical requirements to develop
design options for review in
Phase Four.

1

2

Start

3

Activities:
• Key stakeholder
workshops

Finalize design option(s)
Use refined design option(s) to
complete draft Terminal
Development Plan.

4

5
Refine design option(s)
Review public input and refine design
option(s) for inclusion in draft
Terminal Development Plan.

Establish key design themes
Review public input and
generate key design themes
for discussion in Phase Three.

Phase Four – Design
Summer 2018

Phase Two – Discovery
Winter 2018
Engagement outcome:
• A shared understanding of
project challenges is
established
• Key opportunities are
identified

1

Activities:
• Community
workshops and/or
events
• Online engagement

ANNEX A

Engagement outcome:
• Refinements to design
options identified

Horseshoe Bay Terminal Development
Creating a Vision for the Future
Why are we redeveloping the Horseshoe Bay terminal?
Terminal infrastructure is

aging

The terminal is at

Technology & travel patterns are

capacity

changing

How when
will public
input
be used?
What factors will be considered
making
decisions?
There are several considerations that will play a significant
role in our decision-making about the terminal.

The physical
environment:

Making efficient use of
the space the terminal
occupies today

Our
neighbours:

Operating in a way that
respects our Horseshoe
Bay Village neighbours

Safety and
security:

Safety and security
for our customers

Flexibility for
the future:

Capacity to accommodate
changes in transportation
technology, digital
communications etc.

Sustainability:

Shifting travel
preferences:

Supporting long-term
shifts in travel
preferences including
increased car sharing,
walking, cycling, and
more transit ridership

Respecting and
preserving the natural
the environment

Financial
feasibility:

Affordability and
cost-effectiveness

Customer
experience:

Delivering a seamless
and enjoyable
customer experience

We want to hear from you.
Public input will be used to help create a draft
Terminal Development Plan (TDP), the
document that will guide future development
at the Horseshoe Bay Terminal.

bcferries.com/about/hsbvision
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Horseshoe Bay Terminal Redevelopment
We recently wrapped up Phase 2 of our Visioning Engagement for the Horseshoe Bay Terminal Redevelopment project. Phase 2 was our
Discovery phase and saw us conduct five workshops in West Vancouver, the Sunshine Coast, Bowen Island and Nanaimo. Each workshop
involved 5-10 key community stakeholders who have a vested interest in the future of Horseshoe Bay terminal as well as one employee
workshop with terminal and vessel staff. These meetings outlined challenges and constraints, as well as ideas and opportunities related
to travel trends and desires, and asked participants what their ideal vision for the future of Horseshoe Bay terminal looks like. We heard six
major themes and several key considerations from workshop participants including:

THEME

Terminal
access

Terminal
amenities

Welcome

?

KEY CONSIDERATIONS
• Provide safe and easy access for all modes of transportation
(e.g. private vehicle, public transit, bicycles, walking)
• Ensure easy access to other regional connections (transit, ferry routes, rail)
• Create easy, stress-free movement during arrival and throughout the time spent at the terminal
• Ensure easy access for all ages and abilities
• Provide clear, visible signage & wayfinding
• Create easy and freer access between the terminal and the village
•
•
•
•

Provide fast, reliable Wi-Fi
Create separate ‘zones’ – for example, work stations, kids play areas, family space
Develop common community spaces that can be enjoyed by the village and customers
Include retail space (this included ensuring retail opportunities bring benefit to the Horseshoe
Bay community and businesses)
• Provide shelter for shade and rain cover
• Create large and comfortable waiting areas

Gateway
aesthetics and
experience

• Create a sense of arrival with aesthetics and architecture that the community can be proud of
(e.g. along the lines of YVR)
• Install local and First Nations art
• Create a warm and welcoming feel
• Consider changing name from “terminal” to “hub” or “gateway”
• Pay attention to comfort and ambience

Integration with
surrounding
environment
and history

•
•
•
•
•
•
•

Create amenities that benefit the surrounding neighbourhoods and businesses
Provide green space
Ensure territorial acknowledgement and integration/collaboration with First Nations
Work with the natural beauty of the space
Provide access to surrounding parks and trails
Ensure minimal noise, light pollution disruption to residents
Establish ongoing and open dialogue with surrounding residents and businesses

•
•
•
•
•

Provide paperless ticketing
Install a countdown clock for departure/arrival
Provide clear, timely information on sailings/delays available on site, through apps, etc.
Make upgrades to technology for ticketing, reservations, scheduling
Consider going to 100% reservations

Technology and
information

Future
flexibility

• Ensure terminal can accommodate passenger ferries
• Leave room to integrate future technology and travel patterns
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ANNEX B
SUNSHINE COAST REGIONAL DISTRICT STAFF REPORT
TO:

Planning and Community Development Committee – June 14, 2018

AUTHOR:

David Rafael, Senior Planner

SUBJECT:

PROVINCIAL REFERRAL CRN00054 FOR BC FERRY SERVICES INC.
LANGDALE FERRY TERMINAL PEDESTRIAN WALKWAY- ELECTORAL AREA F

RECOMMENDATIONS
THAT the report titled Provincial Referral CRN00054 for BC Ferry Services Inc.
Langdale Ferry Terminal Pedestrian Walkway- Electoral Area F be received;
AND THAT the following comments be forwarded to the Ministry of Forests, Lands,
Natural Resource Operations and Rural Development:
1. Subject to the following conditions, SCRD has no objections to the Province
issuing a licence of occupation to BC Ferry Services Inc.:
a) The environmental assessment report should be amended to:
i.

consider potential impacts to spawning fish in the foreshore;

ii.

consider potential impacts to migrating shore birds;

iii.

provide a broader description of the best management practices to be
used during construction with respect to sediment;

b) A public notification system be developed and implemented for informing
users of the float serving Keats and Gambier Islands of work schedule;
2. BC Ferries submits the project to the Department of Fisheries and Oceans for
their review and authorization under the Fisheries Act, 2012; and
3. Building Permit application is made for the walkway.

BACKGROUND
The SCRD received a referral from BC Ferries for a licence of occupation at the Langdale ferry
terminal to allow the construction of an elevated pedestrian walkway. The walkway will be
accessed from the ferry terminal on land and from the vessel on water. This walkway will permit
foot passengers to come on and off the ferry during construction of the new terminal buildings.
The project is contributing to the proposed redevelopment of the Langdale terminal.
The walkway will be accessed on land by a temporary ramp located about 55 metres north of
the existing bus stop (Attachment A). Staff understand from BC Ferries that, as part of the
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terminal redevelopment, the walkway will be connected to and accessed through a new building
near the bus stop and pick up/drop off area.
The existing causeway will be widened on the north side (where the current pedestrian access
is located) to accommodate installation of a dedicated bike lane, and a dedicated bagger
‘tugger’ lane to improve safety and efficiency.
Owner / Applicant:

BC Ferry Services Inc.

Civic Address:

1376 Marine Drive

Electoral Area:

West Howe Sound – Electoral Area A

Parcel Area:

2.06 Hectares

OCP Land Use:

Marine Transportation

Land Use Zone:

W1 (Water One)

Application Intent:

Licence of Occupation for a period of 10 to 30 years to allow the construction of
a walkway to permit the foot passengers to come on and off the ferry in a safe
manner during construction of the new terminal buildings

Legal Description:

N/A

Table 1 - Application Summary

Figure 1 – Terminal and Application Area (2014 Air Photo)

The purpose of this report is to provide information on the referral and obtain direction from the
Planning and Community Development Committee.

2018-Jun-14 PCDC report re CRN00054 BC Ferries Langdale Terminal walkway
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DISCUSSION
Analysis
Environmental Assessment
BC Ferries provided an environmental assessment report prepared by Aquaparian
Environmental Consulting Ltd. in support of the referral and the following sections focus on
those aspects. .
Walkway Design and Piles
The report notes that:
“The east end of the pedestrian loading ramp will be supported by the recently
installed Berth 1 floating pontoon which is held in position by three 2m diameter piles
and has a series of steel panels on the east side of the pontoon. The construction of
the pontoon included the replacement of the previously existing pair of sheet piled cell
dolphins.
The new overhead walkway will be supported by three concrete pier structures
supported by steel pipe piles placed within the intertidal zone. Pier 1 will have 2 piles;
Pier 2 will have 4 piles and pier 3 will have 7 piles. Pile size may change during
detailed design but are currently anticipated to be comprised of a 1067 mm diameter
outer steel pipe pile with a 914 mm inner steel pipe pile. A grouted annulus will be
between the inner and outer piles and the inner pile will be filled with sand to the sea
bed.
…
The north side of the existing causeway is 140 m in length and is to be widened to
create additional surface area (top of revetment bank) of approximately 810 m2.”
Figures showing the walkway’s proposed location and design are included in Attachment A.
The report notes that installation of the 13 steel piles can be undertaken to avoid impacts to
fish and marine mammals. Installation will be by vibro-hammer and impact hammer. There is
potential to impact water quality and cause underwater acoustic impacts to marine
mammals. Mitigation measures are proposed, such as an environmental monitor to be
onsite during construction.
No residual impacts are anticipated if mitigation measures are taken. Attachment B includes
summaries of proposed mitigation and monitoring measures.
Other Works in the Area
The causeway that is currently used as the pedestrian access from the parking/bus
stop/drop-off area to the ferry is proposed to be widened. This will remove about 1150
square metres of intertidal area (Attachment A).
2018-Jun-14 PCDC report re CRN00054 BC Ferries Langdale Terminal walkway
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The report states that no sensitive species or significant habitat values were found in the
area. The existing larger rip-rap which is covered by acorn barnacles and blue mussels will
be removed and replaced following placement of fill.
Mitigation measures are proposed to reduce silt contamination and protect water quality and
fish. Any turbidity caused during construction would be localized and dissipate within a few
hours. There is a low potential of hazardous material from spills entering the marine
environment.
Marine Environment
The environmental assessment included a site visit on June 8, 2017 along with desk-top
study to gather information. The report provided an analysis of marine flora and fauna along
the shoreline, the intertidal and subtidal areas. No marine mammals were observed during
the assessment, however they following are expected to use the area close to the terminal:
river otter, harbour seal, seasonal Steller sea-lion and California sea-lion. The intertidal area
proposed for infilling is dominated by cobble and gravel with little intertidal life present.
A variety of bird species use the marine environment and shoreline. No heron or raptor
nests were observed in trees close to the terminal. The only species observed during the
site visit were crows and gulls.
There may be other species using the area, especially during migration of shorebirds. While
the report considered herring spawning (and did not find any spawning sites in the
application area), there was no reference to other forage fish spawning opportunities near
the shore.
Socio-Cultural Environment
The report notes that two archaeological impact assessments have been completed at the
Langdale Terminal; in 1992 in support of a parking lot expansion and in 2006 which consisted of
a site inventory. Stantec recently provided a review of the studies and guidance to BC Ferries.
The Province will be referring this application to the Sḵwx̱wú7mesh Nation.
Regarding public health and safety, the report states that the public will be isolated from the
construction area. In addition construction will be scheduled to limit any disruption to daily ferry
use by the public. Transport Canada will also require signage and navigational markers and set
marine traffic rules.
The adjacent dock serving Gambier and Keats Islands is used as a drop-off/pick-up for private
marine craft and a portion is leased to the SCRD through Langdale Port Function 346. Signage
should be posted well ahead of any scheduled construction to inform regular users of any
service impacts and providing contact information to assist with questions.

2018-Jun-14 PCDC report re CRN00054 BC Ferries Langdale Terminal walkway
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Permit and Approval Requirements
In addition to the need for a licence of occupation other authorizations may be required.
The report states that no significant habitat (such as eelgrass or clam beds) was identified in the
proposed fill area. However, as a precaution, there is a recommendation to submit a request for
a project review by the Department of Fisheries and Ocean (DFO) to determine if the project will
cause serious harm and federal authorization is required under the Fisheries Act, 2012.
No species at risk were observed, however there is potential for Northern Abalone to be in the
area. The report states that the proposed causeway expansion is “not anticipated to impact
subtidal rocky substrate that might support this species”. Thus federal approval under the
Species at Risk Act is not triggered.
The report states that there are potential effects associated with the project related to navigable
waters such as interaction of project works/operations. Thus it is expected that the project
needs a “Notice of Works” review and approval under the Transport Canada Navigation
Protection Program.
Mitigation
The report contains a range of mitigation measures:
Causeway Expansion Intertidal Fill - relocate motile marine invertebrates, floating silt
containment curtain, and monitor turbidly outside containment area to confirm guidelines
are met;
Pile and Concrete Cap Installation – use of DFO best management practices, monitor
presence of marine mammals and fish near pile, emergency spill management
equipment on-site, if possible pile driving during low tide to reduce underwater acoustics.
Report Conclusion
The report’s conclusion states:
“All relevant environmental factors were considered in the preparation of this report
including impacts to fish, wildlife and human health and as well as direct residual effects
and cumulative effects. Based on the assessment, it is Aquaparian’s professional
judgement that no adverse impacts to fish or fish habitat are likely to occur if the owner
and contractor follow mitigation protection measures identified within Section 5 of this
report and that environmental monitoring by a third party with professional experience
with marine construction projects is retained.”
West Howe Sound Official Community Plan
The entire application area is designated Marine Transportation. The Transportation section
includes an objective to recognize the appropriate locations for commercial and recreational
marine transportation opportunities within the OCP area. There is policy support for Langdale
Ferry Terminal to continue to be the primary location for ferry service.
2018-Jun-14 PCDC report re CRN00054 BC Ferries Langdale Terminal walkway
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Figure 2 –OCP Land Use Designations

The application area is also with Development Permit Areas #1A (Coastal Flooding) and #6
(Shoreline Protection and Management). Staff analysis is that a development permit is not
required for development of the elevated walkway as the structure is designed to consider
ocean level rise and does not directly impact the shoreline.
A development permit will be required for the expansion of the causeway as this requires
alteration of the shoreline. The information provided in the environmental assessment report
plus any feedback from DFO will inform the permit process.
Zoning Bylaw No. 310
The application area is zoned W1 (Water One), which permits small scale moorage facilities.

Figure 3 –Zoning

2018-Jun-14 PCDC report re CRN00054 BC Ferries Langdale Terminal walkway
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The ferry terminal site predates adoption of the current zoning bylaw (Bylaw No. 310 adopted in
1989) which includes the Water One (W1) zone. Earlier zoning bylaws (Bylaw No. 96 adopted in
1976 and Bylaw No. 35, adopted in 1970) did not include zoning for the water area.
Access to/from the ferry is considered to be ancillary to and a vital component of the ferry
terminal. Interpretation of the Coastal Ferry Act indicates that facilities directly relating to
loading/unloading of the ferry are exempt from zoning requirements. Thus the walkway does not
trigger a requirement to rezone this portion of the foreshore.
Consultation
The application was referred to the West Howe Sound Advisory Planning Commission (APC)
and the Natural Resources Advisory Committee (NRAC).
At the NRAC meeting on May 16, 2018 the following recommendation was adopted:
Recommendation No. 3

Provincial Referral CRN00054 for BC Ferry Services Inc.
Regarding Langdale Ferry Terminal Pedestrian Walkway –
Electoral Area F.

The Natural Resources Advisory Committee recommended that the BC Ferry Services Inc.
assessment report provide a broader description of best management practices be used
during construction with respect to sediment.
At the APC meeting on May 22, 2018 the following recommendation was adopted:
Recommendation No. 1 Provincial Referral CRN00054 for BC Ferry Services Inc.
Regarding Langdale Ferry Terminal Pedestrian Walkway - Electoral Area F
The APC recommended that Provincial Referral CRN00054 for BC Ferry Services Inc.
regarding Langdale Ferry Terminal Pedestrian Walkway – Electoral Area F be supported,
with the following concerns:
•
•
•
•

access to and from the ferry for Stormaway riders, handicapped people, dog walkers,
and bicycles;
size of the application area;
output of marine environmental assessment regarding birds; and
suggest referral of the application to all SCRD APCs and Islands Trust.

Recommendation No. 2 Provincial Referral CRN00054 for BC Ferry Services Inc.
Regarding Langdale Ferry Terminal Pedestrian Walkway - Electoral Area F
The APC recommended support for the “recommendation to submit a request for project
review by the Department of Fisheries and Oceans to determine if the project will cause
serious harm and federal authorization is required under the Fisheries Act, 2012.”

2018-Jun-14 PCDC report re CRN00054 BC Ferries Langdale Terminal walkway
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Options
The walkway will separate pedestrians from vehicles and should improve safety and efficiency
for loading/unloading. The widened causeway will provide separate lanes for bikes and the
baggage tugger to improve safety and efficiency.
The environmental assessment report sets out several actions that should mitigate negative
impacts and staff consider that the province make these conditions of the licence of occupation.
Staff recommend that the environmental assessment report should:
•

provide a broader description of best management practices be used during
construction with respect to sediment; and

•

consider potential impacts to fish that may use the foreshore for spawning; and
migrating shore birds.

The environmental report recommends that BC Ferries submits a request for a project review by
the Department of Fisheries and Ocean (DFO). Staff recommend that this review should take
place.
The requirement for a building permit should also be noted.
Organization and Intergovernmental Implications
The proposed license of occupation does not have a direct impact on transit service at the
terminal. The redevelopment of the terminal will have implications for SCRD Transit with respect
to location of the bus stop, and Sunshine Coast Transit and BC Transit were jointly consulted
and given the opportunity to provide preliminary input on bus passenger amenities. This will be
reviewed further as the detailed terminal development plan becomes available.
A building permit is required for the elevated walkway. Future development needs to be
reviewed to determine if additional building permits are required.
Staff recommend that the licence of occupation can be supported as it will facilitate a key
component of the Langdale Ferry Terminal redevelopment.

STRATEGIC PLAN AND RELATED POLICIES
Consideration and referral of this application supports the SCRD Values of Collaboration and
Transparency.

CONCLUSION
The SCRD received a referral from the Province with respect to an application from BC Ferry
Services Inc. for a license of occupation for an area of water between the ferry dock and the
upland terminal. The area is proposed to be the location of an elevated walkway from the
terminal to the ferry for pedestrian access. The causeway is also proposed to be widened by
adding fill within the application area.

2018-Jun-14 PCDC report re CRN00054 BC Ferries Langdale Terminal walkway
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The application is supported by an environmental assessment report which concluded that there
will be no negative impacts if recommended mitigation measures are taken. The proposed
development is considered to support ferry service by providing a revised access arrangement
for pedestrians and cyclists.
Staff recommend that subject to the following conditions, the SCRD has no objections to the
Province issuing a licence of occupation to BC Ferry Services Inc.:
a) The environmental assessment report should be amended to consider potential
impacts to:
i.

consider potential impacts to forage fish that may use the foreshore for
spawning;

ii.

consider potential impacts to migrating shore birds;

iii.

provide a broader description of best management practices be used during
construction with respect to sediment;

b) BC Ferries submits a request for project review by the Department of Fisheries
and Oceans to determine if the project will cause serious harm and federal
authorization is required under the Fisheries Act, 2012; and
c) A public notification system be developed and implemented for informing users of
the float serving Keats and Gambier Islands of work schedule.
In addition, a Building Permit will be required for the elevated walkway.
Attachments
Attachment A –

Site Plan and Design

Attachment B –

Extracts from Environmental Assessment Report regarding Implimentation
and Monitoring Commitments

Reviewed by:
Manager X – A. Allen
GM
X – I. Hall
CAO

X- J. Loveys

2018-Jun-14 PCDC report re CRN00054 BC Ferries Langdale Terminal walkway
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Finance
Legislative
Mgr Transit
and Fleet

X – G. Dykstra
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ATTACHMENT A

Figure 4 – Proposed Walkway Location

Figure 5 –Walkway Plan and Elevation

2018-Jun-14 PCDC report re CRN00054 BC Ferries Langdale Terminal walkway
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Figure 6 –Walkway access from land

Photo 1:

A narrow strip of upland vegetation, primarily introduced species, will be removed for the causeway
expansion (Source: Marine Foreshore and Langdale Creek Assessment Report

2018-Jun-14 PCDC report re CRN00054 BC Ferries Langdale Terminal walkway
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ATTACHMENT B
Extacts from Marine Foreshore and Langdale Creek Assessment Report –
Aquaparian Environmental Consulting Ltd, February 2018

2018-Jun-14 PCDC report re CRN00054 BC Ferries Langdale Terminal walkway
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ANNEX C
SUNSHINE COAST REGIONAL DISTRICT STAFF REPORT
TO:

Planning and Community Development Committee– June 14, 2018

AUTHOR:

David Rafael, Senior Planner

SUBJECT:

DEVELOPMENT VARIANCE PERMIT APPLICATION DVP00022 (POWNALL) ELECTORAL AREA A

RECOMMENDATIONS
1. THAT the report titled Development Variance Permit Application DVP00022 (Pownall) Electoral Area A be received;
2. AND FURTHER THAT Development Variance Permit Application DVP00022 to vary:
a) the setback to Hotel Lake, as required in Section 516 (1) (b) of Zoning Bylaw
337,1990, from 30 metres to 15 metres; and
b) the setback to the natural boundary of an unnamed watercourse, as required in
Section 516 (1) (f) of Zoning Bylaw 337,1990, from 15 metres to 10 metres; and
be issued subject to:
c) covenant registered on title that confirms the addition is one time only and that
any further extensions within the 30 metre setback to Hotel Lake will only be
permitted if the entire dwelling meets the lake setback; and
d) completion of a Preliminary Field Reconnaissance.

BACKGROUND
SCRD received a Development Variance Permit application for a property located at 13490
Acadian Road, Garden Bay, on the north side of Hotel Lake, as shown on Figure 1. The
variance request is to relax the setback to Hotel Lake (from 30 metres to 15 metres) and the
setback to a stream (from 15 metres to 10.45 metres) to enable a 28 square metre addition to
an existing lawful non-conforming dwelling.
The addition is proposed to be located on an area that was previously cleared. Attachment A
includes the applicant’s reasons for the addition and Attachment B includes the concept plans,
survey plan and site photos.
The extension is within Development Permit Area 1 (Riparian Assessment Areas) thus a
development permit is required. The application included a riparian assessment report. The
development permit cannot be issued unless the development variance permit is issued.
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The purpose of this report is to provide information about the applications and obtain direction
from the Planning and Community Development Committee.

Figure 1 – Location Map with subject parcel shown in hatched area

Below is a summary of the application.
Owner / Applicant:

Kelly & Anthony Pownall / Scott Davis

Civic Address:

13490 Acadian Road, Garden Bay

Legal Description:

Lot 8. Block 4, District Lot 2951, Plan 12304

Electoral Area:

A (Egmont/Pender Harbour)

Parcel Area:

1821 m² (0.45 acre)

OCP Land Use:

Lake Watershed Protection B

Land Use Zone:

RU5 (Rural Watershed Protection)

Application Intent:

Addition to single family dwelling requiring variance to lake setback
(from 30 m to 15 m) and to the creek (from 15 m to 10.45 m) and an
extension within the setback of 28 sq. m

Table 1 - Application Summary

2018-Jun-14 PCDC Report DVP00022 (Pownall) Area A
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DISCUSSION
Egmont/Pender Harbour Official Community Plan
Policy 4.17 of the current OCP states that the SCRD may give consideration to development
variance permits for additions to existing lakefront dwellings within the setback to a lake
provided that:
•
•
•
•
•

maximum 28 square metres including deck space;
does not encroach any closer to the lake;
septic disposal system for sewage and grey water disposal system meet current
standards;
Riparian Areas Regulation (RAR) assessment report is provided; and
Covenant registered that confirms the addition is one time only and will be removed or
relocated to meet setbacks before a building permit for a second dwelling is issued.

The same policy is included in the draft OCP which received First Reading on April 13, 2017.
The proposed addition within the lakefront setback does not exceed the 28 square metre
requirement and does not encroach any closer to Hotel Lake.
The subject property is located within Development Permit Area (DPA) 1: Riparian Assessment
Areas. Development within DPA 1 requires a report completed by a qualified environmental
professional as the DPA is intended to protect fish and fish habitat. The owners submitted a
report completed by FSCI Biological Consultants which notes the following:
•
•
•
•

The lake Streamside Protection and Enhancement Area (SPEA) is 10 metres and the
proposed addition is outside of the SPEA for the stream and a small portion of the
extension is within the SPEA for Hotel Lake.
There is no anticipated new clearing of the property.
The building footprint appears to be located on a significant amount of bedrock.
The location of the addition is the only appropriate site for the addition.

The qualified environmental professional provided the opinion that if the development is
implemented as proposed, there will be no harmful alteration, disruption or destruction (HADD)
of natural features, functions and conditions that support fish life processes in the riparian
assessment area.
Zoning Bylaw No. 337, 1990
The property is zoned RU5 (Rural Watershed Protection) which allows one single family
dwelling with a 35% parcel coverage.
For the purpose of flood protection:
•

Section 516(1)(b) requires a 30 metre building setback from the natural boundary of
Hotel Lake; and

2018-Jun-14 PCDC Report DVP00022 (Pownall) Area A
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•

Section 516(1) (f) requires a 15 metre building setback from the natural boundary of all
other watercourses (in this case the stream).

The addition also needs to meet Section 516 (3) (a) to ensure that the underside of the floor is
at least 1.5 metres above the natural boundary of the lake. The elevation data shown in the
SCRD property mapping system indicates that the construction location is about 5 metres above
the lake level.
The proposed setbacks are shown on a survey included in Attachment B.
Analysis
The applicant provided a survey dated October 16, 2017 that shows the present natural
boundary to the lake is further away from the existing dwelling and proposed extension than the
natural boundary that forms the parcel boundary. The parcel boundary was established by
Subdivision Plan 12304 in 1966. Land has accreted or been extended but has not been formally
added to the parcel.
The proposed 9.26 metre lake setback shown in the 2017 plan is measured to the plan natural
boundary. The actual distance to the Hotel Lake’s present natural boundary is 15 metres and
the survey plan was updated (Attachment A) to show the actual setback to the present natural
boundary of Hotel Lake.
The environmental assessment report identifies that the SPEA is 15 metre from the natural
boundary of Hotel Lake and 10 metres from the natural boundary of the stream. Thus the
proposed extension is outside of the SPEA. The report also notes that the proposed location is
the only appropriate site for the addition and there will be no HADD.
Staff consider that as the watercourse SPEA is 10 metres, the setback can be reduced to 10
metres rather than 10.45 metres as proposed to allow for some flexibility during construction.
The parcel does not qualify for a second dwelling or an auxiliary dwelling within its zoning,
however an application for another extension could be submitted. Thus it is recommended to
require a covenant as set out in the OCP policy that the addition is one time only and that any
additional extensions within the 30 metre setback to Hotel Lake will only be permitted if the
entire dwelling meets the lake setback.
The applicant confirmed that the septic disposal system for sewage and grey water disposal
system meet current standards by providing a copy of the record of sewage system submitted in
December 2016 to Vancouver Coastal Health for a three bedroom dwelling with a maximum
floor area of 175 square metres. The system was installed in late 2017. The dwelling after
extension will provide three bedrooms and will be 123 square metres.
The shíshálh Nation requires that a Preliminary Field Reconnaissance (PFR) for archaeological
and heritage reasons be conducted and the applicant has spoken with the Nation regarding this.
Completion of a PFR should be a condition to be met before the DVP is issued.

2018-Jun-14 PCDC Report DVP00022 (Pownall) Area A

19

Staff Report to Planning and Community Development Committee - June 14, 2018
Development Variance Permit Application DVP00022 (Pownall) - Electoral Area A
Page 5 of 12
If issued, the permit would include the following general conditions:
1. substantial compliance to the survey plan prepared by Straight Land Surveys, BCLS,
dated May 14, 2018; and
2. substantial compliance to the design specified in the drawings prepared by Scott Davis,
Design dated April 10, 2018.
Consultation
The development variance permit application has been referred to the following agencies,
departments, and parties.
Referral

Comments

SCRD Building Department

The Building Department has no objections.
Variance must be issued prior to approval of
building permits.

shíshálh Nation

Applicants will need to complete a Riparian Area
Assessment (RAA) with a Registered Professional
Biologist (R.P. Bio) and observe at a minimum a
15 m setback from the lake's highest high water
mark.
shíshálh Nation requires a Preliminary Field
Reconnaissance prior to ground disturbance.
At the May 30, 2018 meeting the APC adopted the
following recommendation:
The APC recommends approval of Development
Variance Permit Application DVP00022 with the
following comments:

Egmont/Pender Harbour Advisory Planning
Commission

•
•
•

Neighbouring Property Owners/Occupiers

SCRD conditions are met.
No strenuous objections are received from
neighbours once they have been notified.
The APC would like information regarding
any covenants on title for all referrals in
the future.

On May 23, 2018 notifications were mailed and on
May 24 hand delivered to owners and occupiers of
properties within a 100-metre radius of the subject
property.

Table 2: Referral Comments

Neighbours were notified as per the Planning and Development Fees and Procedures Bylaw
No. 522, 2003 and Section 499 of the Local Government Act. One letter of consent to the
extension was received from the owners of 13483 Lakeview Road.
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STRATEGIC PLAN AND RELATED POLICIES
Consideration of this application supports the Values of Collaboration and Transparency.

CONCLUSION
The SCRD has received a development variance permit application requesting to relax a 30metre setback to Hotel Lake to 15 metres and a 15-metre setback to a steam to 10 metres. The
proposed development is a 28 square metre addition behind an existing dwelling located within
the lakefront setback.
The proposal is consistent with the requirements in the OCP. A qualified environmental
professional provided a report that notes the proposed location is the only appropriate site for
the addition and there is no HADD. The septic system meets current standards and is designed
to accommodate the proposed dwelling with extension.
Staff recommend support issuance of DVP00022 to vary:
a) the setback to Hotel Lake, as required in Section 516 (1) (b) of Zoning Bylaw 337,1990,
from 30 metres to 15 metres; and
b) the setback to the natural boundary of an unnamed watercourse, as required in Section
516 (1) (f) of Zoning Bylaw 337,1990, from 15 metres to 10 metres.
Issuance is recommended to be subject to.
a) covenant registered on title that confirms the addition is one time only and that any
additional extensions within the 30 metre setback to Hotel Lake will only be permitted if
the entire dwelling meets the lake setback; and
b) completion of a Preliminary Field Reconnaissance.
The DVP will include general conditions regarding adhering to the survey plan and general
design.
Attachments
Attachment A – Variance Criteria
Attachment B – Concept Plans and Site Photos
Reviewed by:
Manager

X – A. Allen

Finance

GM

X – I. Hall

Legislative

CAO

X – J. Loveys

Other
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ATTACHMENT A
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ATTACHMENT B

Figure 2:

Survey -the measurement to the closest point of the extension is labelled “STK Proposed Addition”
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Figure 3: 2014 Air Photo
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Figure 4: Annotated Site Plan
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Figure 5: Proposed Design
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Figure 6: Site Photos (Looking towards Hotel Lake from “STK”, noted on survey plan, and Proposed Construction
Site)
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SUNSHINE COAST REGIONAL DISTRICT STAFF REPORT
TO:

Planning and Community Development Committee – June 14, 2018

AUTHOR:

Yuli Siao, Senior Planner

SUBJECT:

Sunshine Coast Regional District Zoning Amendment Bylaw No. 310.178,
2018 for Plowden Eco Lodge – Consideration of Second Reading

RECOMMENDATIONS
THAT the report titled Sunshine Coast Regional District Zoning Amendment Bylaw No.
310.178, 2018 for Plowden Eco Lodge – Consideration of Second Reading be received;
AND THAT Zoning Amendment Bylaw No. 310.178, 2018 be forwarded to the Board for
Second Reading;
AND THAT a public hearing to consider Bylaw 310.178 be scheduled for 7:00 pm, July 17,
2018, at Eric Cardinal Hall, located at 930 Chamberlin Road, West Howe Sound;
AND FURTHER THAT Director ___________ be delegated as the Chair and Director
____________ be delegated as the Alternate Chair for the public hearing.

BACKGROUND
On February 22, 2018, the SCRD Board adopted the following resolution:
075/18

Recommendation No. 12

SCRD Zoning Amendment Bylaw No. 310.178, 2018

THAT the report titled Sunshine Coast Regional District Zoning Amendment Bylaw
No. 310.178, 2018 for Plowden Eco Lodge – Consideration of First Reading be
received;
AND THAT Sunshine Coast Regional District Zoning Amendment Bylaw No. 310.178,
2018 be forwarded to the Board for First Reading;
AND THAT Sunshine Coast Regional District Zoning Amendment Bylaw No. 310.178,
2018 be referred to the following agencies for comment:
i. West Howe Sound Advisory Planning Commission;
ii. Sḵwx̱wú7mesh Nation;
iii. Ministry of Forests, Lands, Natural Resource Operations & Rural Development;
iv. Managed Forest Council;
v. Ministry of Transportation and Infrastructure;
vi. Vancouver Coastal Health Authority.
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AND FURTHER THAT a Public Information Meeting be held with respect to Sunshine
Coast Regional District Zoning Amendment Bylaw No. 310.178, 2018.
Pursuant to the Board’s resolution, the bylaw was referred to agencies for comments, and a
public information meeting was held. This report summarizes comments received from the
referrals and public information meeting, and recommends second reading of the bylaw and the
holding of a public hearing.
The subject development site is located northeast of Port Mellon. The closest community hub the Langdale Village core is approximately 11 km (direct distance) to the south.

DISCUSSION
Referral Comments
The first staff report for this application and the draft bylaw were referred to the above listed
agencies. A summary of referral comments can be found in the following table.
Referred Agency

Comments
The West Howe Sound APC recommended that SCRD
Zoning Bylaw Amendment No. 310.178, 2018 – Plowden
Eco Lodge be supported for the following reasons:

West Howe Sound Advisory Planning
Commission

• Support the direction towards ecotourism.
• It should not be difficult to remove the land from Private
Managed Forest Lands as the property has high
visibility and likely would not be logged.
• Support for the SCRD staff suggestion to narrow the
scale and uses of the C3 zoning “by setting special
provisions tailored to the proposed development for the
site”, as described in the staff report.

Skwxwú7mesh Nation

No comments received.

Ministry of Forests, Lands, Natural
Resource Operations & Rural Development

No comments received.

The proposed bylaw amendment affects a parcel that is
greater than 800 metres from a Controlled Access
Highway; therefore, the Ministry’s interests are unaffected.
However, the Ministry has the following comment to
Ministry of Transportation and Infrastructure provide: The Ministry encourages the District to consider
the volume of traffic that is expected from the Eco Lodge
in order to ensure the access and forest service road are
safe for the travelling public, and sufficient for the
intended use.

Vancouver Coastal Health Authority

No comments received.
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The Managed Forest Council has accepted the applicant’s
management commitment amendment dated March 13,
2018 to remove a portion of a parcel from MF 360. The
amendment complies with the Private Managed Forest
Land Act and regulations. The Council advises BC
Assessment that the identified portion of the parcel is no
longer subject to a management commitment. The
Council advises the SCRD that the identified portion of the
parcel is no longer subject to the Private Managed Forest
Land Act and regulations.

Public Information Meeting
A public information meeting was held on April 16, 2018. The applicant, SCRD staff, the Area
Director, three area residents and three representatives of the Howe Sound Pulp and Paper
Corporation attended the meeting. A number of topics were discussed regarding the
background, purpose, design, layout and operation of the development. There was no objection
to the application by any of the attendants. The meeting notes can be found in Attachment A.
Discussion of Key Topics
The following is a summary of key topics that are relevant to the proposed zoning amendment.
Structure for Tourist Accommodation
As discussed in the previous report introducing this application, the proposed tourist resort will
use portable pre-fabricated tourist accommodation buildings that contain sleeping quarters,
cooking and sanitary facilities. Such buildings were defined as “Sleeping Cabin” in the bylaw for
first reading. The term “Sleeping Cabin” is not defined in the current zoning bylaws, but a similar
term “Sleeping Unit” is. To prevent confusion in terminology and capture the unique nature of
small and movable shelters, it is recommended that they be defined as “Portable Cabin”
specifically for this zoning amendment. Detail of the definition is as follows.
“Portable Cabin” means a building with a maximum floor area of 60 m2 that may contain one
or more habitable rooms and one set of cooking and sanitary facilities, and may be moved to
variable locations of a site.
To further define the temporary nature of tourist accommodation on this specific site and how
the term “Portable Cabin” is interpreted in the context of the zoning bylaw, the following
regulations are recommended to be incorporated into the revised bylaw (Attachment B) for
second reading:
• No person shall occupy any portable cabins or camp sites for transient accommodation
purposes for more than a total of 15 days in any calendar month.
• A portable cabin shall not be considered an auxiliary building or structure.
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Managed Forest
The BC Managed Forest Council has accepted the applicant’s request to remove the southern
strip of the property from a managed forest (MF 360). The land may now be used for purposes
other than forestry.
Potential Conflict with Other Users
Questions were raised regarding potential conflict on the water between recreational users and
nearby forestry activities such as log float. A similar issue was discussed during the new Twin
Creeks OCP review process, and the feedback was that all users appeared to get along well.
There are other existing docks, beaches and parks along the Thornbrough Channel, and the
waterway is a public space shared by many users including commercial and industrial users and
recreational boaters and kayakers, etc. The channel has sufficient space to accommodate many
users, and as long as caution is taken, potential conflict can be avoided.
Road Access
Road access to the subject site is via a forest service road traversing a number of the Howe
Sound Pulp and Paper Corporation’s properties to the west and south. The applicant has
provided right-of-way documents defining the applicant’s right to use the road for access. With
both water and road access available to the site, this tourist development of a limited scope is
not expected to generate a significant amount of road traffic or cause conflict with adjacent
areas.
Auxiliary Facilities and Outdoor Recreation
As indicated by the applicant, the development will occur incrementally. The auxiliary facilities
such as reception, service, office and retail will be developed gradually as the number of cabins
and camp sites increase. Therefore instead of setting the total maximum gross floor area for
those uses on the entire site, it is more appropriate to define the allowable gross floor area that
relates to the number of existing cabins and camp sites. It is recommended that the maximum
total gross floor area for restaurant, retail, service and office uses be set to 3 m2 per campsite
and 6 m2 per portable cabin. When the site is built out, with a maximum of 66 campsites and 33
cabins, a total of 396 m2 of those uses would be permitted.
Additionally, outdoor recreational activities proposed by the applicant should be clearly defined
as permitted uses in the bylaw, such as zip lining and tree climbing.
Timeline for next steps
If the Board gives the bylaw Second Reading, a public hearing will be organized. Comments
received from the public hearing as well as recommendations for any conditions will be
incorporated into a staff report to the Planning and Community Development Committee for
consideration of Third Reading of the Bylaw. At that time the Board can make a decision on the
final approval of the Bylaw.
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Communication Strategy
Information on this application will be posted on the SCRD website. The public hearing will be
advertised in the local newspaper and notices will be sent to property owners within 100 metres
of the site.

STRATEGIC PLAN AND RELATED POLICIES
The following SCRD Strategic Plan objectives and success indicators relate to the subject of
this report:
•

Incorporate land use planning and policies to support local economic development.

•

Create and use an “environmental lens” for planning, policy development, service
delivery and monitoring.

The subject of this report is also aligned with the following land use principles of the Regional
Sustainability Plan: ‘We Envision’ for the Sunshine Coast:
•

We envision a continued vitality in the urban-wild dynamic, unique to our region, through
the conservation and enhancement of biodiversity, natural spaces, parks and recreation
opportunities for all residents.

CONCLUSION
Following the first reading of Zoning Amendment Bylaw No. 310.178, the referral process and
the public information meeting had gathered feedback from agencies, members of the public as
well as the applicant. The proposed development is generally supported by the public and
agencies.
A number of issues including definition of portable cabin, road access, conflict with other users,
auxiliary facilities and outdoor recreation are addressed in this report.
Revisions to enhance the bylaw are recommended for consideration of second reading to be
followed by a public hearing.
Attachments
Attachment A – Public Information Meeting Notes
Attachment B – Revised Zoning Amendment Bylaw for Second Reading

Reviewed by:
Manager
X – A. Allen
GM
X – I. Hall
CAO
X – J. Loveys
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Public Information Meeting Notes

Overview
•
•
•

•
•
•
•

•
•
•

Hugh O’ Dwyer(Applicant) provided a macro overview of the intended use of the property
Hugh explained the location on the property that is intended to be utilized
Hugh explained the approach from a community based sustainability perspective and the
types of synergies that the resort anticipated would be a big part of the future success
(e.g. integrating other tourist business into the Plowden bay resort like whale watching,
trail walking kayaking)
A discussion was held in general terms with regard to solar and wind opportunities
The range of construction options that could be used was discussed and the challenges /
opportunities for them
It was a given, that were possible local labor and vendors will be used for the construction
activities. The challenges and opportunities for this was also discussed in general terms
A very approximate cost analysis was discussed in regard to the lodge (the hoteling
component), just so the group could understand how it integrated with the previous
construction discussions
Possible locations of septic fields and other septic options were discussed
Access from the water and existing ROW was discussed
Potable water options (drilling also discussed)

Actions:
•
•

Applicant will provide the property neighboring representatives the parcel ID numbers or
other documents that verifies the in situ ROW.
Yuli Siao (SCRD Planner) will provide Applicant some clarification on permissible building
locations within the intended zoning

Summary:
Once the project description was over, most of the evening was spent discussing things in
general terms. One attendee was very knowledgeable of the land or region having explored the
region for many years and provided some great historic insights to the area.
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Revised Zoning Amendment Bylaw for Second Reading
SUNSHINE COAST REGIONAL DISTRICT
BYLAW NO. 310.178

A bylaw to amend the Sunshine Coast Regional District Zoning Bylaw No. 310, 1987

The Board of Directors of the Sunshine Coast Regional District, in open meeting assembled,
enacts as follows:
PART A – CITATION
1.

This bylaw may be cited as Sunshine Coast Regional District Zoning Amendment Bylaw
No. 310.178, 2018.

PART B – AMENDMENT
2.

Sunshine Coast Regional District Zoning Bylaw No. 310, 1987 is hereby amended as
follows:
i. Renumber Sections 821.4, 821.5, 821.6 and 821.7 as Sections 821.5, 821.6 821.7 and
821.8 respectively.
ii. Insert the following Section immediately following Section 821.3:
821.4 Notwithstanding Section 821.1, the following provisions shall be applied to the
south portion of District Lot 2657 Group 1 New Westminster District as depicted in
Schedule A of Zoning Bylaw No. 310, 1987:
(1) Only the following uses are permitted:
(a) Campground with a maximum of 10 campsites per hectare
(b) A maximum of 5 portable cabins per hectare
(c) Restaurant, retail, service and office uses with a total gross floor area of 3 m2 per
campsite and 6 m2 per portable cabin
(d) Home occupation
(e) Bed and breakfast
(f) Boat ramp
(g) Outdoor recreation
(2) “Portable Cabin” means a building with a maximum floor area of 60 m2 that may
contain one or more habitable rooms and one set of cooking and sanitary facilities, and
may be moved to variable locations of a site.
(3) No person shall occupy any portable cabins or camp sites for transient
accommodation purposes for more than a total of 15 days in any calendar month.
(4) A portable cabin shall not be considered an auxiliary building or structure.
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(5) Notwithstanding Section 821.7, the parcel coverage of all buildings and structures
shall not exceed 15%.
3.

Schedule A of Zoning Bylaw No. 310, 1987 is hereby amended by rezoning the south
portion of District Lot 2657 Group 1 New Westminster District from RU2 to C3, as depicted
on Appendix A, attached to and forming part of this bylaw.

PART C – ADOPTION
READ A FIRST TIME this

22TH DAY OF FEBRUARY, 2018

READ A SECOND TIME this

DAY OF

MONTH

YEAR

THE LOCAL GOVERNMENT ACT this

DAY OF

MONTH

YEAR

READ A THIRD TIME this

DAY OF

MONTH

YEAR

ADOPTED this

DAY OF

MONTH

YEAR

PUBLIC HEARING HELD PURSUANT TO

Corporate Officer

Chair
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ANNEX E
SUNSHINE COAST REGIONAL DISTRICT STAFF REPORT
TO:

Planning and Community Development Committee – June 14, 2018

AUTHOR:

Yuli Siao, Senior Planner

SUBJECT:

Revised OCP Amendments – Densification Strategies to Support
Affordable Housing - Considerations for Second Reading

RECOMMENDATIONS
1. THAT the report titled Revised OCP Amendments - Densification Strategies to Support
Affordable Housing - Considerations for Second Reading be received;
2. AND THAT Halfmoon Bay Official Community Plan Amendment Bylaw 675.4, 2017,
Roberts Creek Offical Community Plan Amendment Bylaw 641.8, 2017, Elphinstone
Offical Community Plan Amendment Bylaw 600.8, 2017 and West Howe Sound Offical
Community Plan Amendment Bylaw 640.2, 2017 be forwarded to the Board for Second
Reading;
3. AND THAT the bylaws as of the date of this report are considered consistent with the
SCRD’s 2018-2022 Financial Plan and 2011 Solid Waste Management Plan;
4. AND THAT staff monitor and report the implementation and densification impacts of
the bylaws with respect to the SCRD’s 2018-2022 Financial Plan and 2011 Solid Waste
Management Plan and the future versions of these Plans;
5. AND THAT a Public Hearing to consider the bylaws be scheduled for July 23, 2018 at
7:00 p.m. in the SCRD Board Room, located at 1975 Field Road, Sechelt, BC;
6. AND THAT Director ___________ be delegated as the Chair and Director ____________
be delegated as the Alternate Chair for the Public Hearing;
7. AND FURTHER THAT the revised Densification Strategies to Support Affordable
Housing, if adopted by the Board, be incorporated into the Egmont/Pender Harbour
Official Community Plan Bylaw No. 708, 2017 for consideration at Second Reading.

BACKGROUND
On March 8, 2018, the Planning and Community Development Committee adopted the following
recommendations:
Recommendation No. 3

OCP Amendments to Support Housing Densification

The Planning and Community Development Committee recommended that the report titled OCP
Amendments to Support Housing Densification - Analysis of Public Consultation Input and
Considerations for Second Reading be received;
AND THAT reference to the term “low-rise apartment” be replaced by “multi-unit building” within
Densification Strategies to Support Affordable Housing Policy (b) of the proposed OCP
Amendment bylaws;
AND FURTHER THAT consideration of the OCP Amendments to Support Housing Densification
be postponed and reconsidered at a future Standing Committee.
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In response to these recommendations and input from the Committee, staff examined the
current Official Community Plans in relation to the proposed policies and revised the proposed
polices and OCP amendment bylaws to address the Committee’s recommendations. Staff
recommend Second Reading of the revised bylaws and scheduling of a public hearing.

DISCUSSION
For reference purposes the previously proposed policies – Densification Strategies to Support
Affordable Housing considered by the Board on March 8, 2018 are provided in Attachment A.
Multi-unit Building
A “Low-rise apartment”, as referred to in the previously proposed Policy ‘b’ is commonly defined
as a building that is not more than three storeys high and consists of multiple attached dwelling
units. The intent of the policy was to include this built form as one of many other built forms of
multi-unit cluster residential development. While a “multi-unit building” and a “low-rise
apartment” can be essentially the same type of building, “multi-unit building” is a more general
and inclusive term than “low-rise apartment” as it does not indicate building height. As building
height is regulated by the zoning bylaw, it is unnecessary to describe a built form with a term
that has height connotation such as ‘low-rise’. Staff have revised the policies accordingly.
Additionally, staff also recommend replacing “medium-density” in Objective ‘b’ with “multi-unit”,
which is a more suitable term to describe this type of cluster development where density will
depend on land use designation, zoning, specific conditions of the property and surrounding
neighbourhood and the development proposal.
Integrating New Policies with Current OCPs
The Committee raised questions regarding possible conflicts between the proposed new
policies and all current OCPs, particularly Section 17.9.i of the Roberts Creek OCP.
Staff re-examined all current OCPs proposed to be amended, and found that the only conflicting
policy is the first paragraph of Section 17.9.i of the Roberts Creek OCP which states:
“Proposals to increase residential development density beyond that established in the OCP
may be supported where the additional development capacity is to provide:
a) Affordable housing; and/or
b) Special needs housing
subject to consultation with local residents through an OCP and rezoning amendment
application process with public information meeting(s). Specific design criteria may be
established and if so the site should be included within a development permit area for Form
and Character, such as DPA 6. Cluster housing will be encouraged to minimize land use.”
This portion of Section 17.9.i reflects the desire of the Roberts Creek community to have the
opportunity to explore affordable and special needs housing development options beyond
density limits established in the current OCP by using the planning approval and public
consultation process and establishing design criteria to ensure good fit of the new development.
This policy has a strong emphasis on the provision of affordable and special needs housing as a
requirement in exchange for density increase. However, it lacks specific criteria for where such
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density increase should be located and technical criteria that such development should meet,
such as the provision of infrastructure, utility and amenity. Without these important criteria, the
policy could result in developments in unsuitable or unsustainable areas even if the intent of the
developments is to provide affordable or special needs housing.
This policy conflicts with the proposed policies because of its lack of locational and technical
criteria, which are provided in the proposed policies. Nonetheless, the intent of this policy to
support affordable housing through density bonus should be recognized and reflected in the
new policies. To reconcile the conflict, it is recommended that this portion of Section 17.9.i be
deleted, and its intent be conveyed in the new policies with defined criteria for how density
increase should be evaluated in different locations and how affordable housing bonus should be
applied. Revisions to the proposed new policies are discussed in the following section.
Revisions to Proposed Policies
As discussed in the March staff report, the intent of the proposed OCP amendments is not to
alter existing OCPs, but to introduce policies to strengthen and complement existing policies.
Staff re-examined the previously proposed policies and recommend revisions to reconcile
conflicts with existing policies and enhance the clarity, accuracy, coherence, adaptability to
current OCPs and effectiveness of the new policies in addressing key issues of the public
consultation and meeting the objective of supporting affordable housing through densification.
Policy ‘a’
Previously proposed:
a. Infill development of auxiliary dwellings, duplexes and second dwellings shall be focused
on existing eligible parcels in accordance with zoning bylaw parcel size requirements.
There is currently an ample supply of eligible parcels within the Plan boundaries where
additional dwelling units can be built. To fully utilize the infill potential of these parcels and
prevent unnecessary sprawl of residential development to other rural areas, the existing
minimum parcel size requirements to qualify for multiple dwellings on a parcel, as defined
in the zoning bylaw, shall be maintained.
Although recent study shows that there is an ample supply of eligible lots where additional
dwelling units can be built, the supply of such lots is dynamic and can change over time. Such
status informs the policy but need not be included in the policy. However, as sewage treatment
technology improves over time, smaller lots may be able to accommodate additional dwelling
units. Therefore this policy should not preclude zoning amendments to accommodate possible
infill opportunities in the future on such lots where the density is consistent with OCP residential
or rural residential designations. Policy ‘a’ should be revised as follows:
a. Infill development of auxiliary dwellings, duplexes and second dwellings shall be
encouraged on existing eligible parcels in accordance with zoning bylaw parcel size
requirements. To fully utilize the infill potential of such parcels, the existing minimum
parcel size requirements to qualify for multiple dwellings on a parcel, as defined in the
zoning bylaw, shall be reflective of the residential or rural residential designation.
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Policy ‘b’
Previously proposed:
b. Village hubs or similar settlement cluster areas shall be prioritized for multi-family cluster
residential development which may take the form of strata housing, multi-plex, townhouse,
low-rise apartment, and so forth. Mixed-use development that combines residential use
with commercial, retail, service and office uses is also appropriate in such areas. These
types of development may be accommodated by density increase and/or creating specific
Comprehensive Development zones through the rezoning process.
Policy ‘b’ directs cluster and mixed use developments to village hubs. These areas are also the
prime location for density increase and affordable housing. The types of development should
also include small-lot subdivision, and the policy should ensure that adequate infrastructure and
amenity can be provided to support the development. Additionally, the policy should also include
an affordable housing contribution incentive where density exceeds established limits. While
some of the current OCPs have policies on density bonus of various details and specifications,
a general policy is needed to complement those OCPs where such a policy is absent or
deficient. The policy is revised as follows:
b. Subdivision creating lots smaller than 1000 m2, cluster residential development such as
townhouse and multi-unit building and mixed-use development that combines residential
use with commercial, retail, service and office uses are encouraged to be located in village
hubs or similar settlement cluster areas.
Developments exceeding density limits of the Official Plan and or the zoning bylaw are
encouraged in these areas, subject to amendments to the Official Community Plan and or
the zoning bylaw and all of the following criteria:
1. Water supply, solid waste collection, storm water management, sewage treatment
facility, traffic circulation and provision of or access to community amenities can all be
appropriately provided and the development design is compatible with the surrounding
neighbourhoods; and
2. With the exception of any other applicable density increase policies of this Plan, a
contribution to affordable or special needs housing must be made in the form of
housing unit, land, money or other types of provision and registered with a housing
agreement in accordance with the Local Government Act and approved by the
Regional District Board.
Policies ‘c’ and ‘d’
Previously proposed:
c. Amendments to the land use designation within residential areas outside of village core
or similar settlement cluster areas, affecting the subdivision district in the zoning bylaw,
may be considered for residential subdivisions where the resulting subdivision creates
three or fewer new parcels.
d. Larger scale subdivisions outside of village core or similar settlement cluster areas,
creating more than three new parcels and exceeding density limits of the zoning bylaw,
shall not be permitted.
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These two policies are related to each other. The intent of these policies is to prevent the
proliferation of large-scale residential development in areas outside of established village hubs
or comprehensive development areas. This policy has a strong emphasis on areas outside of
village hubs and reflects the general desire of the rural communities across the Sunshine Coast
to prevent unsustainable sprawl in rural areas. However, if properly managed, moderate growth
can still be accommodated outside of village hubs but within areas designated as Residential in
the Official Community Plans. This type of growth can range from small subdivisions of a few
parcels to larger subdivisions over 10 parcels. While small subdivisions have no significant
impact on the overall land use pattern and rural character, larger subdivisions or developments
will need to meet a set of criteria to ensure that they are sustainable and compatible. The
increase in density for larger developments should also be balanced by providing affordable
housing contribution as a benefit to the community.
These two policies can be revised as follows to confine density increase of varying scale outside
of village hubs and settlement clusters to areas designated Residential and define specific
criteria for such development.
c. Developments exceeding established density limits of the Official Community Plan and or
the zoning bylaw and creating a total of 3 lots or less, may be considered through an
amendment to the Official Community Plan and / or the zoning bylaw for areas designated
Residential outside of village hubs or similar settlement cluster areas where water supply,
solid waste collection, storm water management, sewage treatment facility, regional fire
protection, traffic circulation and convenient access to major roads and community
amenities can all be appropriately provided and the development design is compatible with
the surrounding rural environment.
d. Developments exceeding established density limits of the Official Community Plan and or
the zoning bylaw and creating a total of more than 3 lots, may be considered through an
amendment to the Official Community Plan and / or the zoning bylaw for areas designated
Residential outside of village hubs or similar settlement cluster areas, subject to all of the
following criteria:
1. Water supply, solid waste collection, storm water management, sewage treatment
facility, regional fire protection, traffic circulation and convenient access to major roads
and community amenities can all be appropriately provided and the development
design is compatible with the surrounding rural environment; and
2. A contribution to affordable or special needs housing must be made in the form of
housing unit, land, money or other types of provision and registered with a housing
agreement in accordance with the Local Government Act and approved by the
Regional District Board.
Policy ‘e’
Previously proposed:
e. Affordable or higher-density housing shall be developed to integrate into rural communities
and strengthen community identity and character. This can be achieved by creating
developments that are complementary to the scale, layout, building design, landscaping
and view of neighbouring properties and the surrounding natural environment.
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Policy ‘e’ lacks a specific implementation mechanism for integrating affordable and higherdensity housing with the rural neighbourhoods. It can be strengthened by applying specific
design criteria for form and character through the development permit process. The
recommended revision is:
e. Affordable or higher-density housing shall be developed to integrate into rural
communities and strengthen community identity and character. This can be achieved by
creating developments that are complementary to the scale, layout, architectural design,
landscaping and view of neighbouring properties and the surrounding natural
environment. Specific design criteria may be imposed by establishing a development
permit area for form and character for a development site.
Policy ‘ f ’
Previously proposed:
f.

Housing agreements pursuant to the Local Government Act shall be used to secure the
provision of affordable housing in appropriate areas and the long term affordability of
housing.

Housing agreement is an important tool provided by the Local Government Act to secure
density benefits for affordable housing. A housing agreement may specify the form of tenure of
the housing units, the availability of the housing units to classes of persons, the administration
and management of the housing units, and the rent, lease, sale or price that may be charged for
the housing units. A housing agreement is registered on title against the land affected. The
terms and conditions of a housing agreement may vary from development to development to
suit diverse situations and needs, and will be negotiated through the development approval
process between the local government and the developer or property owner. Affordable housing
can be provided in the form of housing unit, land, monetary or other contributions.
Housing agreements should be used for not only density bonus applications, but also other
developments where appropriate. To strengthen and clarify Policy ‘ f ‘ it is recommended that it
be revised as follows:
f.

Housing agreements pursuant to the Local Government Act shall be used wherever
applicable to secure the provision of affordable housing in appropriate areas and the
long term affordability of housing.
A housing agreement shall determine the terms, conditions and forms of provision or
contribution of designated affordable or special needs housing and shall use concurrent
criteria of the Canadian Mortgage and Housing Corporation (CMHC) and data of
Statistics Canada to define housing affordability.

Revised Policies
Summarizing the above discussions, the recommended revised policies are as follows:
Densification Strategies to Support Affordable Housing
Densification is vital to increasing housing supply and providing diverse housing choices.
Densification can create land use opportunities and favourable conditions for developing
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affordable housing through a number of strategies including residential infill, cluster and
mixed-use development and density bonus in appropriate areas.
Objectives
a. Increase the supply of housing units through infill development on existing eligible
parcels.
b. Direct cluster housing, multi-unit and mixed-use development to village hubs and similar
settlement cluster areas.
c. Integrate housing development with the rural context.
d. Use density bonus in appropriate areas to encourage density increase and affordable
housing contribution.
e. Use housing agreements to secure affordable housing.
Policies
a. Infill development of auxiliary dwellings, duplexes and second dwellings shall be
encouraged on existing eligible parcels in accordance with zoning bylaw parcel size
requirements. To fully utilize the infill potential of such parcels, the existing minimum
parcel size requirements to qualify for multiple dwellings on a parcel, as defined in the
zoning bylaw, shall be reflective of the residential or rural residential designation.
b. Subdivision creating lots smaller than 1000 m2, cluster residential development such as
townhouse and multi-unit building and mixed-use development that combines residential
use with commercial, retail, service and office uses are encouraged to be located in
village hubs or similar settlement cluster areas.
Developments exceeding density limits of the Official Plan and or the zoning bylaw are
encouraged in these areas, subject to amendments to the Official Community Plan and
or the zoning bylaw and all of the following criteria:
1. Water supply, solid waste collection, storm water management, sewage treatment
facility, traffic circulation and provision of or access to community amenities can all
be appropriately provided and the development design is compatible with the
surrounding neighbourhoods; and
2. With the exception of any other applicable density increase policies of this Plan, a
contribution to affordable or special needs housing must be made in the form of
housing unit, land, money or other types of provision and registered with a housing
agreement in accordance with the Local Government Act and approved by the
Regional District Board.
c. Developments exceeding established density limits of the Official Community Plan and
or the zoning bylaw and creating a total of 3 lots or less, may be considered through an
amendment to the Official Community Plan and / or the zoning bylaw for areas
designated Residential outside of village hubs or similar settlement cluster areas where
water supply, solid waste collection, storm water management, sewage treatment
facility, regional fire protection, traffic circulation and convenient access to major roads
and community amenities can all be appropriately provided and the development design
is compatible with the surrounding rural environment.
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d. Developments exceeding established density limits of the Official Community Plan and
or the zoning bylaw and creating a total of more than 3 lots, may be considered through
an amendment to the Official Community Plan and / or the zoning bylaw for areas
designated Residential outside of village hubs or similar settlement cluster areas, subject
to all of the following criteria:
1. Water supply, solid waste collection, storm water management, sewage treatment
facility, regional fire protection, traffic circulation and convenient access to major
roads and community amenities can all be appropriately provided and the
development design is compatible with the surrounding rural environment; and
2. A contribution to affordable or special needs housing must be made in the form of
housing unit, land, money or other types of provision and registered with a housing
agreement in accordance with the Local Government Act and approved by the
Regional District Board.
e. Affordable or higher-density housing shall be developed to integrate into rural
communities and strengthen community identity and character. This can be achieved by
creating developments that are complementary to the scale, layout, architectural design,
landscaping and view of neighbouring properties and the surrounding natural
environment. Specific design criteria may be imposed by establishing a development
permit area for form and character for a development site.
f.

Housing agreements pursuant to the Local Government Act shall be used wherever
applicable to secure the provision of affordable housing in appropriate areas and the
long term affordability of housing.
A housing agreement shall determine the terms, conditions and forms of provision or
contribution of designated affordable or special needs housing and shall use concurrent
criteria of the Canadian Mortgage and Housing Corporation (CMHC) and data of
Statistics Canada to define housing affordability.

Organization and Intergovernmental Implications
Pursuant to Section 477 (3) (a) (i, ii) of the Local Government Act an amendment to the Official
Community Plan requires a review of the bylaw in conjunction with the local government’s
financial and waste management plans. Staff have discussed the proposal with relevant
departments and determined that the amendments to the Official Community Plans have no
immediate negative impact on either plan at the time of this report. Any impacts will need to be
monitored and reported accordingly when densification resulted from the amendments occurs. It
is therefore recommended that OCP Amendment Bylaws be considered consistent with the
2018-2022 Financial Plan and 2011 Solid Waste Management Plan of the Sunshine Coast
Regional District.
Financial Implications
There are no financial implications with the OCP policies. Potential impacts will occur when
implementation and densification occur. Staff will monitor the state of densification and the
effect of the new policies, and report back to the Board with regard to any significant changes
that may occur.
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Timeline for next steps
Upon Second Reading of the proposed bylaws a public hearing will be held. Comments
received from the public hearing along with recommended conditions will be presented to the
SCRD Board for consideration of Third Reading of the bylaws. Upon fulfillment of conditions (if
any) approved by the Board the bylaws will be adopted.
In a separate process for updating Zoning Bylaw No. 310, staff will review feedback received
from the public consultation process and recommend appropriate zoning provisions to support
affordable housing design and infill developments.
Communications Strategy
Information on this application will be posted on the SCRD website. Notice of a public hearing
will be advertised in the local newspaper and sent to the Sunshine Coast Housing Committee.

STRATEGIC PLAN AND RELATED POLICIES
The following SCRD Strategic Plan objectives and success indicators relate to the subject of
this report:




Incorporate land use planning and policies to support local economic development.
Collaborate with community groups and organizations to support their objectives and
capacity.
Land use policies and regulations are supporting affordable housing.

The subject of this report is aligned with the sustainable land use principles that were developed
in 2016.
The subject of this report is also aligned with the following land use principles of the Regional
Sustainability Plan: ‘We Envision’ for the Sunshine Coast:
We envision complete, compact, low environmental-impact communities based on energyefficient transportation and settlement patterns.

CONCLUSION
Following the Board’s direction, staff re-examined all current OCP policies and revised the
proposed new policies for densification to support affordable housing to reconcile any conflicts
and further enhance their clarity, accuracy and suitability to integrate with the current OCPs.
These policies strive to strike a balance among a multitude of competing interests and provide a
practical strategy to support affordable housing development while maintaining a sustainable
environment and the character of the rural areas.
Staff recommend that the revised bylaws be presented to the Board for Second Reading and a
Public Hearing be held.
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Attachments
Attachment A – Previously Proposed Policies (March 8, 2018)
Attachment B – Revised Halfmoon Bay Offical Community Plan Amendment Bylaw 675.4 for
Second Reading
Attachment C – Revised Roberts Creek Offical Community Plan Amendment Bylaw 641.8 for
Second Reading
Attachment D – Revised Elphinstone Offical Community Plan Amendment Bylaw 600.7 for
Second Reading
Attachment E – Revised West Howe Sound Offical Community Plan Amendment Bylaw 640.2
for Second Reading

Reviewed by:
Manager
GM
CAO

X – A. Allen
X – I. Hall
X - J. Loveys
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Attachment A

Previously Proposed Policies (March 8, 2018)

Densification Strategies to Support Affordable Housing
Densification is vital to increasing housing supply and providing diverse housing choices.
Densification can create land use opportunities and favourable conditions for developing
affordable housing through a number of strategies including residential infill and cluster and
mixed-use developments in appropriate areas.
Objectives
a. Increase the supply of housing units through infill development on existing eligible
parcels.
b. Direct cluster housing, medium-density and mixed-use development to village hubs or
similar settlement cluster areas.
c. Integrate housing development with the rural context.
d. Use housing agreements to secure affordable housing.
Policies
a. Infill development of auxiliary dwellings, duplexes and second dwellings shall be focused
on existing eligible parcels in accordance with zoning bylaw parcel size requirements.
There is currently an ample supply of eligible parcels within the Plan boundaries where
additional dwelling units can be built. To fully utilize the infill potential of these parcels
and prevent unnecessary sprawl of residential development to other rural areas, the
existing minimum parcel size requirements to qualify for multiple dwellings on a parcel,
as defined in the zoning bylaw, shall be maintained.
b. Village hubs or similar settlement cluster areas shall be prioritized for multi-family cluster
residential development which may take the form of strata housing, multi-plex,
townhouse, low-rise apartment, and so forth. Mixed-use development that combines
residential use with commercial, retail, service and office uses is also appropriate in such
areas. These types of development may be accommodated by density increase and/or
creating specific Comprehensive Development zones through the rezoning process.
c. Amendments to the land use designation within residential areas outside of village core
or similar settlement cluster areas, affecting the subdivision district in the zoning bylaw,
may be considered for residential subdivisions where the resulting subdivision creates
three or fewer new parcels.
d. Larger scale subdivisions outside of village core or similar settlement cluster areas,
creating more than three new parcels and exceeding density limits of the zoning bylaw,
shall not be permitted.
e. Affordable or higher-density housing shall be developed to integrate into rural
communities and strengthen community identity and character. This can be achieved by
creating developments that are complementary to the scale, layout, building design,
landscaping and view of neighbouring properties and the surrounding natural
environment.
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f.

Housing agreements pursuant to the Local Government Act shall be used to secure the
provision of affordable housing in appropriate areas and the long term affordability of
housing.
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Attachment B

Revised Halfmoon Bay Offical Community Plan Amendment Bylaw
675.4 for Second Reading
SUNSHINE COAST REGIONAL DISTRICT
BYLAW NO. 675.4

A bylaw to amend the Halfmoon Bay Official Community Plan Bylaw No. 675, 2013

The Board of Directors of the Sunshine Coast Regional District, in open meeting assembled,
enacts as follows:
PART A – CITATION
1.

This bylaw may be cited as Halfmoon Bay Official Community Plan Amendment Bylaw No.
675.4, 2017.

PART B – AMENDMENT
2.

Halfmoon Bay Official Community Plan Bylaw No. 675, 2013 is hereby amended as follows:
i.

Insert the following section immediately following Section 10:

11. Densification Strategies to Support Affordable Housing
Densification is vital to increasing housing supply and providing diverse housing choices.
Densification can create land use opportunities and favourable conditions for developing
affordable housing through a number of strategies including residential infill, cluster and
mixed-use development and density bonus in appropriate areas.
11.1 Objectives
a. Increase the supply of housing units through infill development on existing eligible
parcels.
b. Direct cluster housing, multi-unit and mixed-use development to the Community Hubs
and similar settlement cluster areas.
c. Integrate housing development with the rural context.
d. Use density bonus in appropriate areas to encourage density increase and affordable
housing contribution.
e. Use housing agreements to secure affordable housing.
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11.2 Policies
a. Infill development of auxiliary dwellings, duplexes and second dwellings shall be
encouraged on existing eligible parcels in accordance with zoning bylaw parcel size
requirements. To fully utilize the infill potential of such parcels, the existing minimum
parcel size requirements to qualify for multiple dwellings on a parcel, as defined in the
zoning bylaw, shall be reflective of the residential or rural residential designation.
b. Subdivision creating lots smaller than 1000 m2, cluster residential development such as
townhouse and multi-unit building and mixed-use development that combines residential
use with commercial, retail, service and office uses are encouraged to be located in the
Community Hubs or similar settlement cluster areas.
Developments exceeding density limits of the Official Plan and or the zoning bylaw are
encouraged in these areas, subject to amendments to the Official Community Plan and
or the zoning bylaw and all of the following criteria:
1. Water supply, solid waste collection, storm water management, sewage treatment
facility, traffic circulation and provision of or access to community amenities can all
be appropriately provided and the development design is compatible with the
surrounding neighbourhoods; and
2. With the exception of any other applicable density increase policies of this Plan, a
contribution to affordable or special needs housing must be made in the form of
housing unit, land, money or other types of provision and registered with a housing
agreement in accordance with the Local Government Act and approved by the
Regional District Board.
c. Developments exceeding established density limits of the Official Community Plan and
or the zoning bylaw and creating a total of 3 lots or less, may be considered through an
amendment to the Official Community Plan and / or the zoning bylaw for areas
designated Residential outside of village hubs or similar settlement cluster areas where
water supply, solid waste collection, storm water management, sewage treatment
facility, regional fire protection, traffic circulation and convenient access to major roads
and community amenities can all be appropriately provided and the development design
is compatible with the surrounding rural environment.
d. Developments exceeding established density limits of the Official Community Plan and
or the zoning bylaw and creating a total of more than 3 lots, may be considered through
an amendment to the Official Community Plan and / or the zoning bylaw for areas
designated Residential outside of village hubs or similar settlement cluster areas, subject
to all of the following criteria:
1. Water supply, solid waste collection, storm water management, sewage treatment
facility, regional fire protection, traffic circulation and convenient access to major
roads and community amenities can all be appropriately provided and the
development design is compatible with the surrounding rural environment; and
2. A contribution to affordable or special needs housing must be made in the form of
housing unit, land, money or other types of provision and registered with a housing
agreement in accordance with the Local Government Act and approved by the
Regional District Board.
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e. Affordable or higher-density housing shall be developed to integrate into rural
communities and strengthen community identity and character. This can be achieved by
creating developments that are complementary to the scale, layout, architectural design,
landscaping and view of neighbouring properties and the surrounding natural
environment. Specific design criteria may be imposed by establishing a development
permit area for form and character for a development site.
f.

Housing agreements pursuant to the Local Government Act shall be used wherever
applicable to secure the provision of affordable housing in appropriate areas and the
long term affordability of housing.
A housing agreement shall determine the terms, conditions and forms of provision or
contribution of designated affordable or special needs housing and shall use concurrent
criteria of the Canadian Mortgage and Housing Corporation (CMHC) and data of
Statistics Canada to define housing affordability.

ii

Renumber all subsequent sections and subsections accordingly.

PART C – ADOPTION

READ A FIRST TIME this

12th DAY OF OCTOBER

2017

PURSUANT TO SECTION 475 OF THE LOCAL
GOVERNMENT ACT CONSULTATION
REQUIREMENTS CONSIDERED this

DAY OF

MONTH

YEAR

READ A SECOND TIME this

DAY OF

MONTH

YEAR

CONSIDERED IN CONJUNCTION WITH THE
SUNSHINE COAST REGIONAL DISTRICT
FINANCIAL PLAN AND ANY APPLICABLE WASTE
MANAGEMENT PLANS PURSUANT TO
THE LOCAL GOVERNMENT ACT this

DAY OF

MONTH

YEAR

PUBLIC HEARING HELD PURSUANT TO
THE LOCAL GOVERNMENT ACT this

DAY OF

MONTH

YEAR

READ A THIRD TIME this

DAY OF

MONTH

YEAR
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ADOPTED this

DAY OF

MONTH

Corporate Officer

Chair
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Attachment C

Revised Roberts Creek Offical Community Plan Amendment Bylaw
641.8 for Second Reading
SUNSHINE COAST REGIONAL DISTRICT
BYLAW NO. 641.8

A bylaw to amend the Roberts Creek Official Community Plan Bylaw No. 641, 2011

The Board of Directors of the Sunshine Coast Regional District, in open meeting assembled,
enacts as follows:
PART A – CITATION
1.

This bylaw may be cited as Roberts Creek Official Community Plan Amendment Bylaw
No. 641.8, 2017.

PART B – AMENDMENT
2.

Roberts Creek Official Community Plan Bylaw No. 641, 2011 is hereby amended as follows:
i.

Delete the following portion of Section 17.9.i:

“ Proposals to increase residential development density beyond that established in the OCP
may be supported where the additional development capacity is to provide:
a) Affordable housing; and/or
b) Special needs housing
subject to consultation with local residents through an OCP and rezoning amendment
application process with public information meeting(s). Specific design criteria may be
established and if so the site should be included within a development permit area for Form
and Character, such as DPA 6. Cluster housing will be encouraged to minimize land use. ”
ii.

Insert the following section immediately following Section 17:

18. Densification Strategies to Support Affordable Housing
Densification is vital to increasing housing supply and providing diverse housing choices.
Densification can create land use opportunities and favourable conditions for developing
affordable housing through a number of strategies including residential infill, cluster and
mixed-use development and density bonus in appropriate areas.
18.1 Objectives
2018-June-14 PCDC Report OCP Amendments-Housing Densification-2nd Read
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a. Increase the supply of housing units through infill development on existing eligible
parcels.
b. Direct cluster housing, multi-unit and mixed-use development to the Village Amenity /
Density Bonus Area and similar settlement cluster areas.
c. Integrate housing development with the rural context.
d. Use density bonus in appropriate areas to encourage density increase and affordable
housing contribution.
e. Use housing agreements to secure affordable housing.
18.2 Policies
a. Infill development of auxiliary dwellings, duplexes and second dwellings shall be
encouraged on existing eligible parcels in accordance with zoning bylaw parcel size
requirements. To fully utilize the infill potential of such parcels, the existing minimum
parcel size requirements to qualify for multiple dwellings on a parcel, as defined in the
zoning bylaw, shall be reflective of the residential or rural residential designation.
b. Subdivision creating lots smaller than 1000 m2, cluster residential development such as
townhouse and multi-unit building and mixed-use development that combines residential
use with commercial, retail, service and office uses are encouraged to be located in the
Village Amenity / Density Bonus Area or similar settlement cluster areas.
Developments exceeding density limits of the Official Plan and or the zoning bylaw are
encouraged in these areas, subject to amendments to the Official Community Plan and
or the zoning bylaw and all of the following criteria:
1. Water supply, solid waste collection, storm water management, sewage treatment
facility, traffic circulation and provision of or access to community amenities can all
be appropriately provided and the development design is compatible with the
surrounding neighbourhoods; and
2. With the exception of any other applicable density increase policies of this Plan, a
contribution to affordable or special needs housing must be made in the form of
housing unit, land, money or other types of provision and registered with a housing
agreement in accordance with the Local Government Act and approved by the
Regional District Board.
c. Developments exceeding established density limits of the Official Community Plan and
or the zoning bylaw and creating a total of 3 lots or less, may be considered through an
amendment to the Official Community Plan and / or the zoning bylaw for areas
designated Residential outside of village hubs or similar settlement cluster areas where
water supply, solid waste collection, storm water management, sewage treatment
facility, regional fire protection, traffic circulation and convenient access to major roads
and community amenities can all be appropriately provided and the development design
is compatible with the surrounding rural environment.
d. Developments exceeding established density limits of the Official Community Plan and
or the zoning bylaw and creating a total of more than 3 lots, may be considered through
an amendment to the Official Community Plan and / or the zoning bylaw for areas
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designated Residential outside of village hubs or similar settlement cluster areas, subject
to all of the following criteria:
1. Water supply, solid waste collection, storm water management, sewage treatment
facility, regional fire protection, traffic circulation and convenient access to major
roads and community amenities can all be appropriately provided and the
development design is compatible with the surrounding rural environment; and
2. A contribution to affordable or special needs housing must be made in the form of
housing unit, land, money or other types of provision and registered with a housing
agreement in accordance with the Local Government Act and approved by the
Regional District Board.
e. Affordable or higher-density housing shall be developed to integrate into rural
communities and strengthen community identity and character. This can be achieved by
creating developments that are complementary to the scale, layout, architectural design,
landscaping and view of neighbouring properties and the surrounding natural
environment. Specific design criteria may be imposed by establishing a development
permit area for form and character for a development site.
f.

Housing agreements pursuant to the Local Government Act shall be used wherever
applicable to secure the provision of affordable housing in appropriate areas and the
long term affordability of housing.
A housing agreement shall determine the terms, conditions and forms of provision or
contribution of designated affordable or special needs housing and shall use concurrent
criteria of the Canadian Mortgage and Housing Corporation (CMHC) and data of
Statistics Canada to define housing affordability.

ii

Renumber all subsequent sections and subsections accordingly.

PART C – ADOPTION

READ A FIRST TIME this

12th DAY OF OCTOBER

2017

PURSUANT TO SECTION 475 OF THE LOCAL
GOVERNMENT ACT CONSULTATION
REQUIREMENTS CONSIDERED this

DAY OF

MONTH

YEAR

READ A SECOND TIME this

DAY OF

MONTH

YEAR
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CONSIDERED IN CONJUNCTION WITH THE
SUNSHINE COAST REGIONAL DISTRICT
FINANCIAL PLAN AND ANY APPLICABLE WASTE
MANAGEMENT PLANS PURSUANT TO
THE LOCAL GOVERNMENT ACT this

DAY OF

MONTH

YEAR

PUBLIC HEARING HELD PURSUANT TO
THE LOCAL GOVERNMENT ACT this

DAY OF

MONTH

YEAR

READ A THIRD TIME this

DAY OF

MONTH

YEAR

ADOPTED this

DAY OF

MONTH

YEAR

Corporate Officer

Chair
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Attachment D

Revised Elphinstone Offical Community Plan Amendment Bylaw 600.7
for Second Reading
SUNSHINE COAST REGIONAL DISTRICT
BYLAW NO. 600.8

A bylaw to amend the Elphinstone Official Community Plan Bylaw No. 600, 2007

The Board of Directors of the Sunshine Coast Regional District, in open meeting assembled,
enacts as follows:
PART A – CITATION
1.

This bylaw may be cited as Elphinstone Official Community Plan Amendment Bylaw No.
600.8, 2017.

PART B – AMENDMENT
2.

Elphinstone Official Community Plan Bylaw No. 600, 2007 is hereby amended as follows:
Insert the following section immediately following Section B-9:
B-10 Densification Strategies to Support Affordable Housing
Densification is vital to increasing housing supply and providing diverse housing choices.
Densification can create land use opportunities and favourable conditions for developing
affordable housing through a number of strategies including residential infill, cluster and
mixed-use development and density bonus in appropriate areas.
B-10.1 Objectives
a. Increase the supply of housing units through infill development on existing eligible
parcels.
b. Direct cluster housing, multi-unit and mixed-use development to the Comprehensive
Development Cluster Housing Areas and similar settlement cluster areas.
c. Integrate housing development with the rural context.
d. Use density bonus in appropriate areas to encourage density increase and affordable
housing contribution.
e. Use housing agreements to secure affordable housing.
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B-10.2 Policies
a. Infill development of auxiliary dwellings, duplexes and second dwellings shall be
encouraged on existing eligible parcels in accordance with zoning bylaw parcel size
requirements. To fully utilize the infill potential of such parcels, the existing minimum
parcel size requirements to qualify for multiple dwellings on a parcel, as defined in the
zoning bylaw, shall be reflective of the residential or rural residential designation.
b. Subdivision creating lots smaller than 1000 m2, cluster residential development such as
townhouse and multi-unit building and mixed-use development that combines residential
use with commercial, retail, service and office uses are encouraged to be located in the
Comprehensive Development Cluster Housing Areas or similar settlement cluster areas.
Developments exceeding density limits of the Official Plan and or the zoning bylaw are
encouraged in these areas, subject to amendments to the Official Community Plan and
or the zoning bylaw and all of the following criteria:
1. Water supply, solid waste collection, storm water management, sewage treatment
facility, traffic circulation and provision of or access to community amenities can all
be appropriately provided and the development design is compatible with the
surrounding neighbourhoods; and
2. With the exception of any other applicable density increase policies of this Plan, a
contribution to affordable or special needs housing must be made in the form of
housing unit, land, money or other types of provision and registered with a housing
agreement in accordance with the Local Government Act and approved by the
Regional District Board.
c. Developments exceeding established density limits of the Official Community Plan and
or the zoning bylaw and creating a total of 3 lots or less, may be considered through an
amendment to the Official Community Plan and / or the zoning bylaw for areas
designated Residential outside of village hubs or similar settlement cluster areas where
water supply, solid waste collection, storm water management, sewage treatment
facility, regional fire protection, traffic circulation and convenient access to major roads
and community amenities can all be appropriately provided and the development design
is compatible with the surrounding rural environment.
d. Developments exceeding established density limits of the Official Community Plan and
or the zoning bylaw and creating a total of more than 3 lots, may be considered through
an amendment to the Official Community Plan and / or the zoning bylaw for areas
designated Residential outside of village hubs or similar settlement cluster areas, subject
to all of the following criteria:
1. Water supply, solid waste collection, storm water management, sewage treatment
facility, regional fire protection, traffic circulation and convenient access to major
roads and community amenities can all be appropriately provided and the
development design is compatible with the surrounding rural environment; and
2. A contribution to affordable or special needs housing must be made in the form of
housing unit, land, money or other types of provision and registered with a housing
agreement in accordance with the Local Government Act and approved by the
Regional District Board.
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58

Staff Report to Planning and Community Development Committee - June 14, 2018
Revised OCP Amendments-Densification Strategies to Support Affordable Housing
Considerations for Second Reading
Page 23 of 28

e. Affordable or higher-density housing shall be developed to integrate into rural
communities and strengthen community identity and character. This can be achieved by
creating developments that are complementary to the scale, layout, architectural design,
landscaping and view of neighbouring properties and the surrounding natural
environment. Specific design criteria may be imposed by establishing a development
permit area for form and character for a development site.
f.

Housing agreements pursuant to the Local Government Act shall be used wherever
applicable to secure the provision of affordable housing in appropriate areas and the
long term affordability of housing.
A housing agreement shall determine the terms, conditions and forms of provision or
contribution of designated affordable or special needs housing and shall use concurrent
criteria of the Canadian Mortgage and Housing Corporation (CMHC) and data of
Statistics Canada to define housing affordability.

ii

Renumber all subsequent sections and subsections accordingly.

PART C – ADOPTION

READ A FIRST TIME this

12th DAY OF OCTOBER

2017

PURSUANT TO SECTION 475 OF THE LOCAL
GOVERNMENT ACT CONSULTATION
REQUIREMENTS CONSIDERED this

DAY OF

MONTH

YEAR

READ A SECOND TIME this

DAY OF

MONTH

YEAR

CONSIDERED IN CONJUNCTION WITH THE
SUNSHINE COAST REGIONAL DISTRICT
FINANCIAL PLAN AND ANY APPLICABLE WASTE
MANAGEMENT PLANS PURSUANT TO
THE LOCAL GOVERNMENT ACT this

PUBLIC HEARING HELD PURSUANT TO
THE LOCAL GOVERNMENT ACT this

DAY OF

DAY OF
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Attachment E

Revised West Howe Sound Offical Community Plan Amendment Bylaw
640.2 for Second Reading
SUNSHINE COAST REGIONAL DISTRICT
BYLAW NO. 640.2

A bylaw to amend the West Howe Sound Official Community Plan Bylaw No. 640, 2011

The Board of Directors of the Sunshine Coast Regional District, in open meeting assembled,
enacts as follows:
PART A – CITATION
1.

This bylaw may be cited as West Howe Sound Official Community Plan Amendment
Bylaw No. 640.2, 2017.

PART B – AMENDMENT
2.

West Howe Sound Official Community Plan Bylaw No. 640, 2011 is hereby amended as
follows:
i. Insert the following section immediately following Section 6:
7. Densification Strategies to Support Affordable Housing
Densification is vital to increasing housing supply and providing diverse housing choices.
Densification can create land use opportunities and favourable conditions for developing
affordable housing through a number of strategies including residential infill, cluster and
mixed-use development and density bonus in appropriate areas.
7.1 Objectives
a. Increase the supply of housing units through infill development on existing eligible
parcels.
b. Direct cluster housing, multi-unit and mixed-use development to the Langdale
Neighbourhood Village Centre and similar settlement cluster areas.
c. Integrate housing development with the rural context.
d. Use density bonus in appropriate areas to encourage density increase and affordable
housing contribution.
e. Use housing agreements to secure affordable housing.

2018-June-14 PCDC Report OCP Amendments-Housing Densification-2nd Read

61

Staff Report to Planning and Community Development Committee - June 14, 2018
Revised OCP Amendments-Densification Strategies to Support Affordable Housing
Considerations for Second Reading
Page 26 of 28

7.2 Policies
a. Infill development of auxiliary dwellings, duplexes and second dwellings shall be
encouraged on existing eligible parcels in accordance with zoning bylaw parcel size
requirements. To fully utilize the infill potential of such parcels, the existing minimum
parcel size requirements to qualify for multiple dwellings on a parcel, as defined in the
zoning bylaw, shall be reflective of the residential or rural residential designation.
b. Subdivision creating lots smaller than 1000 m2, cluster residential development such as
townhouse and multi-unit building and mixed-use development that combines residential
use with commercial, retail, service and office uses are encouraged to be located in the
Langdale Neighbourhood Village Centre or similar settlement cluster areas.
Developments exceeding density limits of the Official Plan and or the zoning bylaw are
encouraged in these areas, subject to amendments to the Official Community Plan and
or the zoning bylaw and all of the following criteria:
1. Water supply, solid waste collection, storm water management, sewage treatment
facility, traffic circulation and provision of or access to community amenities can all
be appropriately provided and the development design is compatible with the
surrounding neighbourhoods; and
2. With the exception of any other applicable density increase policies of this Plan, a
contribution to affordable or special needs housing must be made in the form of
housing unit, land, money or other types of provision and registered with a housing
agreement in accordance with the Local Government Act and approved by the
Regional District Board.
c. Developments exceeding established density limits of the Official Community Plan and
or the zoning bylaw and creating a total of 3 lots or less, may be considered through an
amendment to the Official Community Plan and / or the zoning bylaw for areas
designated Residential outside of village hubs or similar settlement cluster areas where
water supply, solid waste collection, storm water management, sewage treatment
facility, regional fire protection, traffic circulation and convenient access to major roads
and community amenities can all be appropriately provided and the development design
is compatible with the surrounding rural environment.
d. Developments exceeding established density limits of the Official Community Plan and
or the zoning bylaw and creating a total of more than 3 lots, may be considered through
an amendment to the Official Community Plan and / or the zoning bylaw for areas
designated Residential outside of village hubs or similar settlement cluster areas, subject
to all of the following criteria:
1. Water supply, solid waste collection, storm water management, sewage treatment
facility, regional fire protection, traffic circulation and convenient access to major
roads and community amenities can all be appropriately provided and the
development design is compatible with the surrounding rural environment; and
2. A contribution to affordable or special needs housing must be made in the form of
housing unit, land, money or other types of provision and registered with a housing
agreement in accordance with the Local Government Act and approved by the
Regional District Board.
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e. Affordable or higher-density housing shall be developed to integrate into rural
communities and strengthen community identity and character. This can be achieved by
creating developments that are complementary to the scale, layout, architectural design,
landscaping and view of neighbouring properties and the surrounding natural
environment. Specific design criteria may be imposed by establishing a development
permit area for form and character for a development site.
f.

Housing agreements pursuant to the Local Government Act shall be used wherever
applicable to secure the provision of affordable housing in appropriate areas and the
long term affordability of housing.
A housing agreement shall determine the terms, conditions and forms of provision or
contribution of designated affordable or special needs housing and shall use concurrent
criteria of the Canadian Mortgage and Housing Corporation (CMHC) and data of
Statistics Canada to define housing affordability.

ii

Renumber all subsequent sections and subsections accordingly.
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ANNEX F
SUNSHINE COAST REGIONAL DISTRICT STAFF REPORT
TO:

Planning and Community Development Committee – June 14, 2018

AUTHOR:

Yuli Siao, Senior Planner

SUBJECT:

Provincial Referral 102649829-002 – Sunshine Coast Mountain Adventures

RECOMMENDATIONS
THAT the report titled Provincial Referral 102649829-002 – Sunshine Coast Mountain
Adventures be received;
AND THAT the following comments be forwarded to the Ministry of Forests, Lands,
Natural Resource Operations and Rural Development:
Subject to the following conditions, the Sunshine Coast Regional District has no
objection to Provincial Referral 102649829-002:
a) The applicant conduct a community information meeting and respond to any
development and operation concerns and questions which may be raised by the
community.
b) Comments received from the shíshálh and Sḵwx̱wú7mesh Nations be addressed.
c) The applicant is to provide an emergency management plan to the SCRD for
comments.
d) Fire protection plan and measures are in place should fire rings be used at trail
construction campsites
e) Comments of the SCRD Natural Resource Advisory Committee and Advisory
Planning Commissions be provided to the Ministry.

AND FURTHER THAT once all comments have been reviewed and addressed the

proposed operations be carried out in accordance with the amended project
management plan, amended environmental management plan and amended emergency
management plan as approved by the Province.

BACKGROUND
The SCRD received a referral from the Province regarding a Provincial land tenure application
for a proposed tourist operation known as the Sunshine Coast Mountain Adventures. The
proposal package is included in Attachment A.
Sunshine Coast Mountain Adventures Ltd. proposes to develop a seasonal tourism operation in
the lower Sunshine Coast. The operation will include an operational base and head office at
Sechelt Airport in Wilson Creek and a store front at Off the Edge Adventure Sports in Sechelt.
Tourists will be transported by helicopters from the air base to a number of remote mountainous
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areas known as the adventure zones (Overview Map Tenure Adventure Zones, below and in
Attachment A) for mountaineering activities. They will be picked up by helicopters and
transported back to the base after the activities. Hiking and / or biking trails and via-ferrata
(protected climbing paths facilitated with cables, carved steps, pegs, ladders and bridges) will
be developed within these zones. The zones include helicopter landing areas and cover lands
about 500 m from each side of the proposed trails.
The project will be developed in phases, with trail construction and tour operation stretching
from the summer of 2018 to 2021 (Table 1: SCMA’s Proposed Construction and Operating
Schedule, Attachment A). Temporary camps will be set up to facilitate trail construction. The
proposal includes analysis of perceivable impacts of the proposed tourist activities on various
natural and social elements and methods to minimize them, such as land, water, fish and
wildlife habitat, land use, infrastructure, utility, forestry, first nation, public health and emergency
response. An environmental management plan was also included with the application.

DISCUSSION
Tourism is an important part of the Sunshine Coast’s economy, and the SCRD’s Strategic Plan
supports sustainable economic development and low-impact tourism and recreation. This
project, if planned and carried out as described in the proposal, has the potential to benefit
tourist related commercial, accommodation, transportation and other businesses on the
Sunshine Coast without significantly affecting the natural and social environment.
The majority of the proposed mountain adventure zones – Clowhom Phantom, Mt. Crucil and
Buck Mountain and a small portion of the Sechelt Creek Howe Sound adventure zone are within
the Halfmoon Bay Official Community Plan boundaries. These areas are designated as

2018-JUNE-14 PCDC report-Sunshine Coast Mountain Adventure
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Resource land use and zoned RU2, where outdoor recreation is permitted. The rest of the
adventure zones are outside of the boundaries of any other official community plans.
The Mt. Crucil heli-drop zone is in proximity to the Tetrahedron Park boundary, however it is not
located within the park. Mt. Crucil peak is approximately 1,000 metres south of the park
boundary.
All of the adventure zones are outside of areas where SCRD parks and trails are located, and
areas serviced by water supply and fire protection of the SCRD.
The applicant’s environmental management plan addresses all aspects of the project and
activities, including trail building, helicopter access, hiking, biking and camping, etc. The plan
provides guidelines to ensure that backcountry activities do not adversely impact soil, water,
vegetation, wildlife, and socially and culturally sensitive areas.
Recognizing the diverse uses of and values associated with Provincial lands in this area, staff
recommend that the referral response requests that the applicant conduct a community
information meeting and address development and operation concerns raised.
The proposed adventure zones overlap various land use zones of the shíshálh Nation Strategic
Land Use Plan, including conservation, cultural emphasis, stewardship and community forest
areas. The Plan proposes tourism development be undertaken in an environmentally and
culturally sensitive way that does not degrade the land or undermine shíshálh cultural integrity,
and states the Nation’s management directions for tourism and recreation resources. The
applicant’s management plan identifies preliminary key issues that are of importance to First
Nations, such as avoiding and buffering for known First Nation sites, planning flight paths to
avoid noise over sensitive areas, preparation to fight man-made or natural fires. The applicant
indicates that they have contacted the shíshálh and Sḵwx̱wú7mesh Nations. Out of respect for
the relationship SCRD shared with First Nations, staff recommend that comments or concerns
received from the shíshálh and Sḵwx̱wú7mesh Nations be addressed as a condition of
Provincial approval.
The applicant will develop an in-depth emergency management plan for the proposed operation
upon approval of the tenure. Staff recommend that this plan be provided to the SCRD for review
and coordination with the Sunshine Coast Emergency Program. As fire rings are proposed for
temporary camps during trail construction, a fire protection plan and measures need to be in
place. In addition, the SCRD needs to understand BC Wildfire’s response to this application.
The proposal will be referred to the Natural Resource Advisory Committee (NRAC) and
Advisory Planning Commissions for review in June. Comments from these agencies will be
forwarded to the Province.

STRATEGIC PLAN AND RELATED POLICIES
The following SCRD Strategic Plan objectives and success indicators relate to the subject of
this report:


Incorporate land use planning and policies to support local economic development.



Create and use an “environmental lens” for planning, policy development, service
delivery and monitoring.
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CONCLUSION
SCRD has received a referral from the province regarding a helicopter-based mountain
adventure tourist business to be operated in remote areas of the Sunshine Coast. There is no
direct impact on SCRD services though it is recommended that comments with conditions be
forwarded to the Province.
It is recommended that prior to consideration of approval the Province request the applicant
host a public information meeting to share the proposal with the community and where
applicable incorporate concerns and comments into the project management and emergency
management plans.
The Province and applicant should also engage in detailed consultation with First Nations.
It is recommended that comments received from public and First Nations be incorporated into
conditions of approval should the Province choose to approve this application.
Attachments
Attachment A – Proposal package - Provincial Referral 102649829-002

Reviewed by:
Manager
X – A. Allen
GM
X - I. Hall
CAO
X – J. Loveys
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Finance
Legislative
Emergency

X-
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