
PLANNING AND DEVELOPMENT COMMITTEE 
December 19, 2013 

SCRD Board Room, 1975 Field Road, Sechelt, BC 
 

AGENDA 
 
CALL TO ORDER 9:30 a.m. 

AGENDA      
1.  Adoption of the Agenda  
 
 

PART 1 (pages 1 – 165) for pages 166 – 245 see PART 2, for pages 246 – 297 see PART 3 
 
PETITIONS AND DELEGATIONS 
2.  Donna McMahon, Executive Director, Gibsons & District Chamber of 

Commerce  
Regarding regional economic development priorities prior to the 
Chamber’s 2014 funding request. 
 

ANNEX A 
pp 1 - 6 

3.  Betty Baxter, Consultant, the Progress Plan  
Regarding economic development funding request for Information 
and Referral per Rural Area

ANNEX B  
pp 7 - 8 

 

REPORTS    
4.  Final Draft Agricultural Area Plan 

(Regional Planning Services)  
ANNEX C 
pp 9 - 165 

 
PART 2 (pages 166 – 245) for pages 1 – 165 see PART 1, for pages 246 – 297 see PART 3 

 

5.  Small Lot Agriculture Workshop Report   
(Regional Planning Services) 

ANNEX D 
pp 166 

6.  Eagle Mountain – Woodfibre Gas Pipeline Environmental Assessment 
(Regional Planning Services)  

ANNEX E 
pp 167 - 172 

7.  Summary of the South Coast Conservation Program Meeting on 
November 26, 2013  
(Regional Planning Services)  

ANNEX F 
pp 173 - 177 

8.  Sunshine Coast Housing Committee – Year One Review 
(Rural Planning Services)  

ANNEX G 
pp 178 - 195 

9.  Zoning Amendment 310.154 (Richnor Recycling) to permit medical 
marihuana production 
Electoral Area F (Rural Planning Services)  

ANNEX  H 
pp 196 - 204 

10.  Temporary Use Permit F-01 for A Concrete Batch Plant to Construct the 
Box Canyon Hydro Project 
Electoral Area F (Rural Planning Services)  

ANNEX I 
pp 205 - 221 
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11.  Development Permit with Variance, A-33 (Green for Russell and Dekker) 

Electoral Area A (Rural Planning Services)  
ANNEX J 
pp 222 - 234 

12.  District of Sechelt OCP Amendment, Rezoning and Subdivision Referral 
(Oracle Properties) to downzone from 48 townhouses to 17 single family 
lots  
(Rural Planning Services)  

ANNEX K 
pp 235 - 245 

13.  Hillside Monthly Report  
Hillside 

Verbal 

 
PART 3 (pages 246 - 297) for pages 1 – 165 see PART 1, for pages 166 – 245 see PART 2 

 

14.  Building Department Revenues for November 2013 
(Building Department) 

ANNEX L 
pp 246 - 249 

15.  Planning and Development Monthly Report for November 2013 
(Regional/Rural Planning Services) 

ANNEX M 
pp 250 - 257 

16.  Agricultural Advisory Committee Meeting Minutes of November 26, 2013 
(Regional Planning Services) 

ANNEX N 
pp 258 - 264 

17.  Natural Resources Advisory Committee Minutes of December 4, 2013 
(Regional Planning Services) 

ANNEX O 
pp 265 - 268 

18.  Sunshine Coast Housing Committee Minutes of December 4, 2013 & 
October 2, 2013   
(Regional Planning Services) 

ANNEX P 
pp 269 - 280 

19.  Egmont/Pender Harbour (Area A) APC Minutes of November 27, 2013 
Electoral Area A (Rural Planning Services) 

ANNEX Q 
pp 281 - 283 

20.  Halfmoon Bay (Area B) APC Minutes of November 26, 2013  
Electoral Area B (Rural Planning Services) 

ANNEX R 
pp 284 - 286 

21.  Roberts Creek (Area D) APC Minutes of November 25, 2013  
Electoral Area D (Rural Planning Services) 

ANNEX S 
pp 287 

22.  Elphinstone (Area E) APC Minutes of November 27, 2013  
Electoral Area E (Rural Planning Services) 

ANNEX T 
pp 288 - 290 

23.  West Howe Sound (Area F) APC Minutes of November 26, 2013  
Electoral Area F (Rural Planning Services) 

ANNEX U 
pp 291 - 294 

 
COMMUNICATIONS 
   
24.  Gail Shea, Minister of Fisheries and Oceans, dated November 20, 2013 

Regarding Comprehensive Management Plan for Howe Sound  
ANNEX V 
pp 295 

25.  Jon Bell, Agricultural Advisory Committee, dated November 26, 2013 
Regarding the Agricultural Land Reserve and agriculture 

 

ANNEX W 
pp 296 - 297 
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IN CAMERA 
 
That the public be excluded from attendance at the meeting in accordance with Sections 90 (1) (k) of 
the Community Charter – “negotiations and related discussions respecting the proposed provision of 
a municipal service that are at their preliminary stages and that, in the view of the council, could 
reasonably be expected to harm the interests of the municipality if they were held in public.”   

 
ADJOURNMENT  
  



SCRD STAFF REPORT 
   

DATE:  December 4, 2013 
TO:  Planning and Development Committee – December 19, 2013 
FROM: Stina Hanson, Planning Technician 
RE:  Small Lot Agriculture Workshop Report 
  

RECOMMENDATION(S) 
 

THAT the report titled “Small Lot Agriculture Workshop Report” be received; 

 

And that the report be referred to the Agricultural Advisory Committee; 
 

 
BACKGROUND: 
 
The Langley Sustainable Agriculture Foundation (http://langleyagriculture.org/), as part of the 
ongoing implementation of the Township of Langley’s “Agriculture Viability Strategy” 
(http://www.tol.ca/Services-Contact/Document-Library/fid/61), hosted a “Small Lot Agriculture 
Workshop” November 30, 2013 at the Langley Events Centre. 
 
Planning Staff attended the workshop to gain additional perspectives on issues facing small lot 
farmers (those with parcels less than ten acres) and to gauge how these types of partnerships 
(in this case the Township of Langley and the Langley Sustainable Agriculture Foundation) can 
work towards implementing a large-scale agricultural plan. 
 
The workshop had over 400 participants, including a contingent of farmers from the Sunshine 
Coast. The majority of landowners in attendance appeared to represent small lots within the 
Agricultural Land Reserve that are not currently being farmed.  
 
The workshop’s first section featured three speakers: Gary Rolston (Agrologist, Comox) 
discussed the importance of developing a farm business plan and the entrepreneurial aspect of 
farming regardless of the size or scale of the operation, Ermias Afeworki (Research Associate, 
Kwantlen Polytechnic University) described a research project currently underway at Kwantlen 
developing enterprise budgets for 30 crops and livestock products within south western BC and 
Curtis Stone (Farmer, Green City Acres) gave an overview of SPIN (Small Plot Intensive) 
farming and his Kelowna urban farm. The second section included a “producer panel” featuring 
the stories of three Langley based producers (Jim Rahe, Annie’s Orchard, Bernice Neff, 
Glenwood Valley Farms and Mark Robbins, K&M Farms) and a question and answer session. 
 
The presentations and discussion focused on the business and marketing aspect of farming in 
the Fraser Valley including the importance of farm direct marketing, the need for accurate farm 
business plans and enterprise budgets and the use of social media and communication plans to 
market farming operations and products.  
 
Of particular relevance to the Sunshine Coast is the Kwantlen Polytechnic University research 
project on enterprise budgets in southwest BC. An enterprise budget is a projection of cost and 
returns for producing a product and in a farming context can be used to determine the 
profitability of specific crops in a particular region or climate. The Sunshine Coast will be 
included in the project, and the research team is hoping to do a series of presentations across 
southwest BC to launch the project in fall 2014. The project is looking at 30 different crop and 
livestock products and each enterprise budget will be freely available to farmers. 
__________________ 
Stina Hanson 
Planning Technician 
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SCRD STAFF REPORT 
   

DATE: December 10, 2013 
TO: Planning and Development Committee – December 19, 2013 
FROM: David Rafael, Senior Planner 

RE: Eagle Mountain – Woodfibre Gas Pipeline Environmental Assessment 

  

RECOMMENDATIONS 
1. That the Planning and Development Committee receive the report titled 

“Eagle Mountain – Woodfibre Gas Pipeline Environmental Assessment” 
and dated December 10, 2013”; 

2. AND that the following comments be passed to the Environmental 
Assessment Office and proponent: 
a) A building permit will be required for the addition to the Port Mellon 

compression station if new foundations and a new building (or extension to 
existing building) is required; 

b) Support is offered to the proposed change in power source for the Port 
Mellon compressor to electricity provided there is no impact on the delivery 
of electricity to existing and anticipated new connections.  This will reduce 
potential noise impacts when the compressor station is in operation; 

c) Request that the next public comment period include an open house in the 
West Howe Sound/Town of Gibsons area; 

d) Request that the EAO invite the proponents of the Woodfibre LNG proposal 
to participate in the next round of open houses; 

e) Request that any future public open house includes time for a formal 
presentation with a question and answer session; 

f) The list of completed and potential projects included in Attachment A of 
this report be included for consideration of the cumulative impacts section 
of the final Application Information Requirements; 

g) That consideration be given to affected transportation routes, impact to 
recreation and tourism, and community benefits; 

h) With regard to community benefits, that discussions be held with the 
SCRD, other local governments and all First Nations that are within the 
project area; 

i) Protection of the Howe Sound air shed should be included; a 30 km buffer 
may not be enough; 

j) Consideration be given to an independent environmental monitoring 
agency being onsite during pipeline construction; 

k) Regarding cumulative impact analysis for the air, watersheds, and 
especially the open waters along and near the pipeline project, this would 
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include the joint impacts of this project and the LNG proposal as these are 
tied together.  For example for air quality, ensure that projected vessel 
emissions for the LNG proposal are considered and that future emissions 
are predicted; 

l) Environmental impact on key species such as eel-grass, forage fish and 
cetaceans needs to be emphasized and appropriate studies provided; 

m) Proponent should assess the potential impact on economic activity such as 
tourism and recreation in Howe Sound; and 

n) The Application Information Requirements should include a section on the 
environmental recovery of Howe Sound, including estimated investment to 
date that achieved the current improvements and any proposed 
reclamation projects, to assess what impact this project could have on the 
on-going recovery of Howe Sound. 

 
 
BACKGROUND 
Fortis BC’s is proposing to expand the natural gas pipeline capacity to the Woodfibre site 
located on the North West end of Howe Sound, within Squamish Lillooet Regional District.  The 
project will also include increasing compression to the existing compressor at Port Mellon to 
facilitate delivery to the proposed liquefied natural gas (LNG) facility at Woodfibre.  The pipeline 
proposal is the subject of a BC Environmental Assessment (EA). 

On November 27, 2013 the BC Environmental Assessment Office issued an order under section 
10 of the BC Environmental Assessment Act that the Woodfibre proposal requires an 
environmental assessment certificate as it is a reviewable project.  Thus there will be an 
environmental; assessment for the Woodfibre proposal.  This aspect of the project is of 
significant interest to the SCRD. 

Due to delays in arranging a meeting of NRAC, staff were not able to provide a report for the 
December 12, SCRD Board meeting as originally envisioned.  However the EAO can accept 
comments up to December 16, 2013.  Staff forwarded this report and the report considered at 
the November 21, 2013 Planning and Development Committee (PDC).  At the November 28, 
2013 Board the following resolution was adopted: 

543/13  Recommendation No. 10 Eagle Mountain 

 THAT the staff report dated November 1, 2013 titled “Eagle Mountain – 
Woodfibre Gas Pipeline Environmental Assessment” be received; 

 AND THAT staff notify the following regarding the current public consultation 
period for the draft Application Information Requirements (AIR): 

a) Squamish Nation; 
b) shíshálh Nation; 
c) Town of Gibsons; 
d) District of Sechelt; 
e) Islands Trust; 
f) Area F Advisory Planning Commission; 
g) Natural Resources Advisory Committee; 

 AND THAT staff refer the draft AIR to the above to seek input to assist the 
SCRD to submit a full response by the end of the public consultation period; 
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 AND THAT staff update the SCRD website and place a notice within the 
SCRD Bulletin regarding the public consultation period, when the dates are 
confirmed; 

 AND THAT staff prepare a response for the Board to consider at a meeting in 
December, prior to the end of the consultation period; 

 AND THAT the SCRD requests the public consultation period be extended to 
January 15, 2014 to allow for a public meeting in the Gibsons area; 

 AND FURTHER THAT Fortis BC be invited to do a presentation on the project 
to the Planning and Development Committee and to ensure that the 
presentation addresses information regarding the route the LNG tankers will 
be taking. 

DISCUSSION 
Staff referred the draft AIR to the above agencies and to date received input from the Natural 
Resources Advisory Committee (NRAC), Gambier Island Local Trust Committee and the West 
Howe Sound Advisory Planning Committee (APC). 

At the meeting of December 4, 2013, NRAC considered the proposal and in discussion of this 
item it was noted: 

• Consideration to an independent environmental monitoring agency being onsite 
while building of the pipeline could be given;  

• Community benefit could be considered; suggestions from members included 
installation of a landfill gas collection in Sechelt, opportunities to First Nations 
contractors, alternative heating to local recreation facilities, a natural gas vehicle 
filling station, an LNG powered ferry, reuse or redirected electric generation sourced 
from the compressor station; 

• The application could be more specific; 

• Consideration be given to avalanche hazards during construction of the pipeline 
(SCRD staff note that the dAIR includes a section on terrain integrity that includes 
considering stability impact on the project and potentially caused by the project);  

• Protection of the Howe Sound air shed should be included; a 30 km buffer may not 
be enough. 

NRAC recommended: 

That consideration be given to affected transportation routes, impact to recreation and 
tourism, and community benefits. 

The Gambier Island Local Trust Committee recommended that the following information be 
requested of the applicant: 

• Cumulative impact analysis for the air, watersheds, and especially the open waters 
along and near the pipeline project. Ideally, this would include the joint impacts of 
this project as it is tied to the future LNG project.  

• Environmental impact on key species such as eel-grass, forage fish and cetaceans 
needs to be emphasized and appropriate studies provided. 

• Proponent should assess the potential impact on economic activity such as tourism 
and recreation in Howe Sound. 
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• When measuring air quality, ensure that projected vessel emissions are measured 
and future emissions predicted. 

• The Application Information Requirements should include a section on the 
environmental recovery of Howe Sound, including estimated investment to date that 
achieved the current improvements and any proposed reclamation projects, to 
assess what impact this project could have on the on-going recovery of Howe 
Sound. 

At the meeting on November 26, 2013 the West Howe Sound APC received a staff report for 
information and did not provide any additional comments.  In discussion it was noted that a 
potential impact would be increased shipping traffic in Howe Sound.  This would be a result of 
the LNG project which would be served by the Eagle Mountain project.  

Additional Comments from SCRD Staff 

As noted in the November 21, 2013 PDC report, the list of projects (completed and potential) set 
out in the dAIR’s cumulative impact section was incomplete.  Staff forwarded the list in 
Attachment A to the proponent for consideration of being included in the final version of the AIR.  
SCRD staff did not comment on the two projects listed within the District of Sechelt (Biosolids 
project or Yrainucap Development Corp. airport expansion proposal).  Information about the 
draft AIR and the inclusion of these two projects was forwarded to District of Sechelt staff. 

Staff note that a building permit will be required for the addition to the Port Mellon compressor 
station if new foundations and a new building (or extension to existing building) is required; staff 
will inform FortisBC and the EAO of this. 

Staff support the proposed change in power source for the Port Mellon compressor to electricity 
provided there is no impact on the delivery of electricity to existing and anticipated new 
connections.  This will reduce potential noise impacts when the compressor station is in 
operation. 

Staff request that the next public comment period include an open house in the West Howe 
Sound/Town of Gibsons area and will work with the EAO and proponent to identify a suitable 
local venue; identify relevant publicity opportunities and find a date that meets SCRD needs 
(such as availability of the SCRD Board members especially the Area F Director). 

Staff request that the EAO invite the proponents of the Woodfibre LNG proposal to participate in 
the next round of open houses.  This will allow for the proponent to introduce the proposal and 
set out the timeline and preliminary public consultation plans for its environmental assessment.  
The issue of LNG has been of concern to the SCRD residents in the past, in response to a 
previous proposal for LNG storage in the McNab area.  This aspect of the use of Woodfibre 
continues to be a concern.  

Staff request that any future public open house includes time for a formal presentation with a 
question and answer session.  While the traditional open house, consisting of several stations, 
is useful in presenting a significant amount of information and feedback the benefits of a formal 
group discussion are significant.  This will allow for sharing of information between all 
participants, provide a greater degree of uniformity of answers and allow for the proponent to be 
aware of all the concerns/support directly from the participants. 

 
David Rafael, Senior Planner  
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 ATTACHMENT A 

Project 
Name  Company  Location  

Size 
(MW) Notes 

Tyson Creek 
Hydro Project Renewable Power Corp. 

HMB (Halfmoon 
Bay Electoral 
Area) 9 In operation 

Lower and 
Upper 
Clowhom 

Hydromax Energy Ltd. (a div 
of Enmax) sold project to 
Fort Chicago, now called 
Veresen 
http://www.vereseninc.co
m/contact-us/  HMB 21 In operation  

Bear Hydro 
Project 

Regional Power Inc. Ron 
Aranha, Project Manager, 
604 740 0209, cell 1-647-
993-0083, 
ron.aranha@regionalpower
.com HMB 20 In operation 

McNair Creek 
Project 

New owner - Pacific 
Northern Gas/Alta Gas 

WHS (West 
Howe Sound 
Electoral Area) 10 in operation 

Sechelt Ck  

Clean Power Operating 
Trust (previous owners 
were ConWest and 
Regional Power) HMB 16 in operation 

Narrows Inlet 
(formerly 
Stl'ixwim) 

Narrows Inlet Hydro 
Holding Corp.  Partnership 
(includes Renewable Power 
Corp, Pacific Northern Gas 
and Skookum Power Corp) HMB 45 

Project scaled back during EA to 
remove two components, SS and 
CC Creeks,  which may come 
forward at a later date).  Awaiting 
Ministerial decision on EA, EAO 
report sent in Nov 2013. 

Rainy River 
Hydroelectric 
Project AltaGas Income Trust WHS 15 

the project has been on hold for a 
long time due to technical/ 
environmental issues 

Box Canyon  

Box Canyon Hydro 
Corporation/ Sound Energy 
Inc WHS 15 

Rezoning adopted in October 
2013, temporary use permit for 
concrete batch plant submitted 

Phantom Lake Hydromax Energy Ltd. HMB 15 

Last contact we had was in 2009 
and I am seeking an update from 
the company 

Jervis Inlet 
(Treat and 
Perketta Cks) Swift Power 

E/PH 
(Egmont/Pende
r Harbour 
Electoral Area) n/k 

This is one of several projects 
identified in early reviews of 
potential IPP locations and it is 
unclear if this has progressed 
much beyond application to 
province for licence/investigative 
permit 
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Sechelt 
Carbonate 
Project Pan Pacific Aggregates HMB   

This project has been with the 
Ministry of Energy and Mines for 
several years awaiting permit 
decision, significant issue 
regarding how the material 
would be removed from site and 
sent to market (from SCRD 
perspective) 
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SCRD STAFF MEMO 
   

DATE: December 4, 2013 
TO: Planning and Development Committee, December 2013 
FROM: Teresa Fortin, Planner  
RE: Summary of the South Coast Conservation Program Meeting November 26, 2013 
 
BACKGROUND 
 
On November 26th the South Coast Conservation Program (SCCP) hosted a meeting “Species 
and Ecosystems at Risk (SEAR) and Sustainable Land Use: A Dialogue” at the Gibsons and 
Area Community Centre.  The SCCP invited representatives from local government, staff and 
local environmental groups to attend the session.  The SCCP is a ‘multi-venture’ organization 
with representations from Provincial and Federal agencies providing assistance to facilitate the 
awareness of at risk ecosystems and species.  Two Federal Canadian Wildlife Services 
biologists, and two Provincial biologists presented information. 
 
DISCUSSION 
The session started off with introductions and a short discussion of the SCCP by the host Jenna 
Bedore (Conservation Planner for the SCCP).  Three representatives from the Sunshine Coast 
Wildlife Society, a representative from the Ruby Lake Lagoon Society, Regional District 
planning staff, Town of Gibsons planning staff, Town of Gibsons councillor and the Area 
Directors from the Regional District attended. The SCCP has hosted four local government 
sessions around the South Coast this fall. 
 
The SCCP coordinator (Pamela Zevit) provided an overview of species and ecosystems at risk 
on the south coast.  Human settlement patterns, invasive species, domestic predators all result 
in habitat loss which affect species-at-risk (SAR).   
 
A staff member from the Canadian Wildlife Service (Michelle) discussed the Federal Species at 
Risk Act and local governments: understanding responsibilities and obligations. 
 
Michelle Evelyn of the Sunshine Coast Wildlife Project provided an update of several species 
and ecosystems at risk projects on the Sunshine Coast (inventory and creation of painted turtle 
habitat, strategies to increase mason bee populations, western screech-owl, Keen’s Long-eared 
Myotis (bat), rubber boa and sharp-tailed snake inventories).  A challenge on the Coast is 
inventorying species.  Please see attached list of species at risk confirmed present, or 
potentially present on the Sunshine Coast. 
 
A staff member from the Canadian Wildlife Service (Danielle Prevost) discussed the issue that 
50% of SAR are on private lands.  Local governments are encouraged to review bylaws to see if 
the recommended strategy for SAR are covered.  She discussed different funding strategies 
local governments could employ. For example: establishing a regional conservation fund. 
 
Darryn McConkey (Provincial Ecosystems Biologist) with the Ministry of Forests, Lands and 
Natural Resource Operations, discussed the features of the Coastal Douglas Fir (CDF) sensitive 
ecosystem habitat.  CDF is rare: only found in Washington State and along BC’s coast.  The 
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Coastal Western Hemlock, Eastern Very Dry Maritime (CWHxm1) also on the south coast is 
rare and faces same pressure as the CDF. 
 
The SCCP website has listed the presentations of the session: 
http://www.sccp.ca/projects/species-risk-local-governments-south-coast-pilot 
 
The Regional District does have some information on the location of species-at-risk on the 
Coast.  Planning and GIS staff can do an inventory of available data.  
 
POTENTIAL LISTING OF BULL TROUT AS A “SPECIAL CONCERN” UNDER THE SPECIES AT RISK ACT 
The Department of Fisheries and Oceans is considering listing the Bull Trout as a species of 
“Special Concern” under the Species at Risk Act and is seeking public input by December 16th 
(see Attachment B).  
 
The Bull Trout is listed as a ‘blue’ species under the BC legislation.  Blue listed species “are of 
special concern because of characteristics that make them particularly sensitive to human 
activities or natural events. Blue-listed elements are at risk, but are not Extirpated, Endangered 
or Threatened.” 
 
The Natural Resources Advisory Committee (NRAC) reviewed a referral at their December 4th 
meeting and had the following recommendation:  
 

NRAC is supportive of the proposed listing and encourages DFO and consultants working 
in the area to investigate the occurrence of Bull Trout, and in particular, notes the potential 
presence of resident and non-resident Bull trout in the SCRD area coast-east of Rainy 
River, including McNab Creek. 
 

Staff have forwarded this recommendation to Department of Fisheries and Oceans. 
 
CONCLUSION 
The Regional District can improve its role in facilitating information about SAR.  Staff intend to 
connect with the Sunshine Coast Wildlife Project to establish a data sharing agreement as well 
conduct an inventory of what data is currently available from the Province. 
 
__________ 
Teresa Fortin 
Planner 
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Species-at-Risk confirmed present, or potentially present, on the Sunshine Coast1 

GROUP SPECIES BC STATUS CANADA STATUS OTHER 

LAND MAMMALS 

 Townsend's Big-eared Bat Blue Unranked  

 Keen's long-eared Myotis Red Data Deficient  

 Grizzly Bear Blue Special Concern  

 Wolverine (luscus subspecies) Blue Special Concern  

 Roosevelt Elk Blue Unranked  

 Pacific Water Shrew Red Endangered  

AQUATIC MAMMALS 

 Stellar Sea Lion Blue Special Concern  

 Humpback Whale Blue Special Concern  

 Grey Whale Blue Special Concern  

 Killer Whale (southern resident) Red Endangered  

 Killer Whale (transient) Red Threatened  

 Killer Whale (northern resident) Red Threatened  

 North Pacific Right Whale Red Endangered  

 Sei Whale Red Endangered  

 Harbour Porpoise Blue Special Concern  

 Fin Whale Red Threatened  

BIRDS 

 Great Blue Heron  Blue Special Concern  

 Northern Goshawk Red Threatened  

 Rough-legged Hawk Blue Not at Risk  

 Peregrine Falcon  Red Special Concern  

 Red Knot Red Threatened  

 Marbled Murrelet Blue Threatened  

 Band-tailed Pigeon Blue Special Concern  

 Barn Owl Blue Threatened  

 Western Screech Owl Blue Special Concern  

 Snowy Owl Blue Not at Risk  

                                            
1Source: Sunshine Coast Wildlife Project, http://173.201.93.219/park-blog/species-at-risk/species-at-risk 
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 Northern Pygmy Owl  Blue Unranked  

 Short-eared Owl Blue Special Concern  

 Spotted Owl Blue Endangered  

 Lewis's Woodpecker Red Threatened  

 Olive-sided Flycatcher Blue Threatened  

 Purple Martin Blue Unranked  

 Barn Swallow Blue Threatened  

 Western Bluebird  Red Unranked  

 Vesper Sparrow  Red Endangered  

 Rusty Blackbird Blue Special Concern  

 Western Painted Turtle Red Endangered  

 Green Sea Turtle   IUCN Red List 

 Leatherback Red Endangered  

 Sharp-tailed Snake Red Endangered  

 Rubber Boa Blue Special Concern  

AMPHIBIANS 

 Pacific Tailed Frog Blue Special Concern  

 Western Toad Blue Special Concern  

 Northern Red-legged Frog Blue Special Concern  

 Oregon Spotted Frog Red Endangered  

 Pacific Giant Salamander Red Threatened  

 Wandering Salamander Blue   

FRESHWATER FISH 

 Paxton Lake Benthic Stickleback Red Endangered  

 Paxton Lake Limnetic Stickleback Red Endangered  

 Vananda Creek Benthic Stickleback Red Endangered  

 Vananda Creek Limnetic Stickleback Red Endangered  

INVERTEBRATES 

 Dun Skipper Blue Threatened  

 Monarch Blue Special Concern  

 Olympia Oyster Blue Special Concern  

 Northern Abalone Red Threatened  

 Threaded Vertigo Red Special Concern  
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SCRD STAFF REPORT 
   

DATE: December 9, 2013 

TO: Planning and Development Committee – December 19, 2013 

FROM: David Rafael, Senior Planner 

RE: SUNSHINE COAST HOUSING COMMITTEE – YEAR ONE REVIEW 

RECOMMENDATIONS 
THAT the report titled “Sunshine Coast Housing Committee – Year One Review” be 
received; 
AND THAT staff be directed to prepare a budget proposal regarding continuation of 
funding for the Sunshine Coast Housing Committee for consideration during Round One 
of the 2014 Budget process. 
 

BACKGROUND 
The Sunshine Coast Housing Committee was established via a memorandum of understanding 
(MoU) signed by the SCRD, Town of Gibsons and District of Sechelt (Attachment A).  The 
project was to be funded for three years with a review after the first year to determine if funding 
would be provided for years 2 and 3. 

The Budget for the Committee was set at $40,000 for each year (Town of Gibsons $5,294; 
District of Sechelt $11,503; and SCRD $23,203).  For the SCRD, the Year One budget was 
drawn from the SCRD’s Rural Planning Function. 

The MoU identified that the day to day work would be carried out by a coordinator hired by a 
non-for-profit society (to oversee management of the coordinator).  The Sunshine Coast 
Community Services Society (SCCSS) was commissioned to provide management services in 
July 2012 and Matt Thomson was hired as the coordinator in December 2012. 

An initial meeting of the Committee (at that point consisting of one elected official from each 
MoU signatory, staff, the SCCS and the coordinator) was held on January 23, 2013 to review 
applications for the membership of the Committee.  The full membership of the Committee was 
appointed by the MoU parties in mid February 2013 and the Committee meeting schedule for 
2013 was: 

February 27, 2013 

April 11, 2013 

June 5, 2013 

July 31, 2013 

November 7, 2013 (special meeting with SCRD Board) 

December 4, 2013 

Copies of agendas and a full set of minutes are available from staff.  Minutes for the last two 
meetings are included elsewhere on the December 19 Planning and Development Committee.  
The coordinator provided a Year One Review Report for consideration. 

ANNEX G
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DISCUSSION 
The coordinator’s report follows: 

Sunshine Coast Housing Committee Year End Report, 2013 (Prepared by Matt Thomson) 

1. Background and Terms of Reference 
Prior to the engagement of the Coordinator, the Sunshine Coast Housing Committee had 
framed a Terms of Reference document intended to guide the work of the Committee in 
addressing housing issues. 

The purpose of the Committee is to “To provide leadership and coordination for the region 
in the area of attainable and affordable housing.”  The Committee was tasked with a 
number of responsibilities.  These are: 

• To provide a forum for monitoring, advocacy and information exchange regarding 
affordable housing needs on the Sunshine Coast. 

• To identify the diversity of attainable types of housing possible with the aim of 
supporting demographically balanced communities. 

• To facilitate partnerships and education regarding attainable housing on the 
Sunshine Coast. 

• To educate Sunshine Coast communities on types of housing possible and needed 
on the Sunshine Coast. 

• Make recommendations to the parties of the MOU on housing matters. 

• Advise local governments regarding decisions to be made on affordable housing.  

• Promote collaboration between local governments, non-profit sector and for profit 
sector in pursuing funding for affordable housing.  

• Provide a continued forum for the analysis of housing need and responses. 

• Support the region’s non-profit sector through advocacy and information-sharing. 

• Continue to monitor the need for a housing authority. 

2. Accomplishments 
The Committee has accomplished a significant amount in a relatively short period of time, 
given relatively limited resources (the Coordinator currently work 60 hours/month for the 
Committee). 

The Committee and its Coordinator have met the responsibilities laid out in the Terms of 
Reference, laying the foundation for long-term, sustainable mechanisms intended to 
address housing needs on the Sunshine Coast.  In particular, the Committee has: 

• Identified key demographics whose needs are not being addressed in any way on 
the Sunshine Coast 

• Identified appropriate housing tenure types to prioritize, and key criteria for the 
successful development of affordable/attainable housing developments 

• Developed a record of housing policies and tools currently being used by all three 
signatories of the MOU 

• Engaged specific stakeholders (SD 46 and Sunshine Coast Community Services 
Society) who own land on the Sunshine Coast, with the intention of 
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developing/redeveloping this land for attainable/affordable housing (see attached 
letters from these partners) 

• Received grant funding to develop a framework for partnership (see attached letter 
from Community Futures)  

• 2 Committee members worked with the District of Sechelt to select purchasers for 
the affordable units in the Watermark building 

• Identified a long-term governance mechanism to address a range of housing needs 
on the Sunshine Coast, through the development of a Community Land Trust 

• Developed a ‘living’ land inventory that identifies properties of interest for housing 

• Worked with Vancouver Coastal Health, Sunshine Coast Association for Community 
Living and other community partners to successfully apply for a $20,000 CMHC 
seed grant, toward the development of a permanent homeless shelter  

• Completed a draft update of the Sunshine Coast Housing Needs Assessment 

• Identified particular policies that could be aligned between signatories of the MOU to 
standardize local government housing practices 

• Identified and approached financial institutions that have expressed interest in long-
term development and mortgage financing on attainable/affordable housing models, 
particularly the Community Land Trust (see attached letters from Community 
Futures and the Sunshine Coast Credit Union) 

• Met with a range of other stakeholders to share information about housing issues on 
the Sunshine Coast 

3. Assessment of First Year 
The first year of the Committee’s work has been very successful.  The partnerships 
developed between Committee members and with a broad set of community stakeholders 
have advanced housing issues on the Sunshine Coast, and will provide clear mechanisms 
for co-operatively developing affordable/attainable housing in the near future.  The 
information collected through the Needs Assessment and policy review work ensure that 
we have a clear picture of current housing needs and policies on the Sunshine Coast.  
The identification of a highly successful model for addressing housing needs (through a 
Community Land Trust) represents an important housing tool currently missing in our 
community. 

The Committee currently provides a strong benefit to the community and local 
governments by providing a multi-stakeholder avenue for addressing affordable housing 
issues.  The steps taken this year lay important groundwork for the future of housing on 
the Sunshine Coast, and the effectiveness of the Committee has allowed us to move 
relatively quickly on an issue that can often stall for many years.  Continuing funding for 
years two and three will establish stability for the Committee to allow it to achieve its 
mandate. 

4. Second Year Goals 
The Coordinator will continue work on the following three main priorities in 2014. 

A. Complete the Needs Assessment 
• Finalize the data and complete gap analysis 
• Include particular policy alignment recommendations 
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• To be completed by early 2014 
B. Develop Regional Housing Agency/Trust 

• Develop a framework for partnering with community stakeholders (SCCSS and 
SD46) and identify a suitable land for the first project, and other lands to follow 
(RFP process currently underway) 

• Continue working with the Committee and stakeholders to develop a pilot 
project and Community Land Trust model that can ensure a sustainable 
approach to regional housing issues 

• Develop a business plan for long-term Trust sustainability 

• Incorporate a non-profit Community Land Trust for the Sunshine Coast by the 
end of 2014  

C. Align Policies 
The following policy alignments can be reviewed to develop greater consistency 
within all local governments: 

a. In particular on required # of units when providing a density bonus 

b. Requirements around secondary suites/coach houses 

c. Types of zones in which small lots/townhouses/multi-family zoning are 
suitable (e.g. consideration of removing 6 metre width restriction in some land 
use zones in the SCRD) 

d. Fee waiver and DCC offsets (the latter for Gibsons and Sechelt only) 

e. Development of clear inclusionary zoning (i.e. land use zone where an specific 
number/percentage of dwellings are affordable) that is comparable across the 
region 

f. Review opportunities for reduced setbacks  

g. Develop a comprehensive approach for streamlining development approvals 
that have affordable housing 

(Note: Letters of support noted above are included in Attachment B). 

SCRD Staff Comments 

Although the project was initiated in 2011 the Committee was not fully operational until early in 
2013.  This was due to the time it took to finalize the SCRD budget, the process for 
commissioning the not-for-profit society, appointing the coordinator and filling the Committee 
membership. 

The Terms of Reference established a work program and the primary concern of the SCRD 
Board was for the Committee to deliver a tangible result by the end of the first year in the form 
of demonstrating development of a partnership that would deliver an affordable housing project.   

While additional work is required to formalize that final partnership, staff consider that the 
coordinator has made significant progress on this aspect of the work plan.  Potential partners 
have been identified along with possible initial funding.  A proposal on next steps is presented 
above that will progress in two ways.  The first is to use existing Committee funds to 
commission a consultant to provide advice on the framework for partnership and development 
issues (examining the potential sites, understanding the potential mix of unit types and other 
development related issues).  It is anticipated that this will allow for the Committee or a 
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development partner to access BC Housing funding to develop a financial feasibility assessment 
and development plan. 

The other is to lay the groundwork for establishing a Community Land Trust as a managing 
body to own the site (and other sites that will come forward in the future). 

The coordinator has built up the connections that could allow for a pilot project to move forward 
in 2014.  In addition, the concept of a Community Land Trust is an interesting model that could 
deliver a regional organization to hold land and oversee management of affordable housing 
assets.  It is not anticipated that the SCRD will be committed to an ongoing financial 
commitment (other than considering the occasional grant application for specific projects).  
Details will be discussed by the Committee and presented to the SCRD Board if the Housing 
Committee continues.  One issue could be regarding the trust board’s membership.  For 
example would the SCRD and other local governments be members of the trust’s board? 

The coordinator has presented the above information to the District of Sechelt and Town of 
Gibsons and feedback will be provided at the PDC meeting. 

Based on the progress to date and the potential for significant action in 2014, staff suggest that 
the a budget proposal should be presented for consideration in the 2014 budget discussions to 
continue funding the Committee.  The budget for the Committee would stay the same at 
$40,000 (with the SCRD contribution being $23,203). 
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MEMORANDUM OF UNDERSTANDING  

 

SUNSHINE COAST HOUSING COMMITTEE 

 

Preamble: 

 

In July 2006, the final report of the Sunshine Coast Affordable Housing Study by 

Margaret Eberle of Eberle Planning and Research was delivered to the S.C. Social 

Planning Council by the Sunshine Coast Affordable Housing Task Force.  In 2009, this 

report was updated by Margaret Eberle. 

 

The original report identified priority groups identified as “living in accommodation that 

does not meet the standards of adequacy, suitability or affordability and that have no 

other options”.  In 2006 the following five groups were identified as in the greatest need: 

- low income renters 

- people with special needs 

- young families 

- seniors with support needs 

- homeless persons 

 

In 2009, groups meriting further attention include: 

- single person households, age 45 and older in both rented and owned homes 

- older families, predominately in owned homes 

- renters age 30 and up 

 

Both these studies emphasize the need for a coordinated approach to address the housing 

issues on the Sunshine Coast. Both emphasize that demographic and economic shifts will 

affect which group is most in need at any particular time.  There is acknowledgement that 

some groups, e.g. homeless persons and people with special needs may have targeted 

programs to address their housing needs.  The low income renters, and young families are 

in need of “workforce housing” in 2011.  Seniors with support needs are also not targeted 

by region-wide programs at this time.  

 

It is in the spirit of addressing the housing of these groups that this Memorandum of 

Understanding is undertaken at this time. 

 

ATTACHMENT A
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This Memorandum of Understanding (“MOU”) is dated for reference  

the _______day of___________,  2011. 
 

BETWEEN: 

The District of Sechelt 

Box 129, Sechelt, B.C. V0N 3A0 

AND: The Town of Gibsons  

 Box 340, Gibsons, B.C. V0N 1V0 

AND: The Sunshine Coast Regional District 

 1975 Field Road, Sechelt, B.C. V0N 3A1 

(Referred to collectively as the “Parties”) 

WHEREAS: 

1. The Parties agree that they have the following common goals: 

a. To provide leadership and coordination for the region in the area of attainable 

and affordable housing.  

b. To collaboratively research, facilitate, and coordinate the provision of 

affordable housing on the Sunshine Coast.  

2. To achieve these goals the Parties agree: 

a. To establish a Sunshine Coast Housing Committee, initially comprised of the 

Parties. 

b. To jointly approve Terms of Reference for a Sunshine Coast Housing 

Committee. 

c. To jointly fund on a proportional basis the costs of the Sunshine Coast 

Housing Committee, including a contracted Coordinator, set out in section 5. 

d. To select and contract with a non-profit society, through a Request for 

Proposal, to administer the funds and manage the contracted Coordinator 

position.   

e. The Request for Proposal will consider and the respondent will need to show: 

(i) Experience in successfully partnering with local governments 

(ii) Staff and organization resources 

(iii) Recent informed knowledge of affordable housing 

(iv) Outline of the recruitment process for the contracted Coordinator 

position 

(v) Operational Plan for 3 years, including costs allocated for 

administration of the project. 
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f. To establish a contract Coordinator position to support and undertake the 

work of the Sunshine Coast Housing Committee. 

g. The contracted Coordinator will be selected by the non-profit society in 

partnership with the Parties. 

 

THERE FORE, in consideration of these goals and agreements: 

 

3. The term of the MOU is ________, 2011 to _____, 2013, with a review in 2012.  

The Parties will advise the other Parties in writing not less than four (4) months 

prior to end of this term their proposed commitment for a following term.  

 

4. The Sunshine Coast Housing Committee Terms of Reference are attached as 

Appendix A. 

 

5. The Funding Schedule for 2011, 2012, and 2013 is: 

 

 

% of 2011 2012 2013 

 

Total Cost Part Year   

Town of Gibsons 13.23% $882 $5,294 $5,294 

District of Sechelt 28.76% $1,917 $11,503 $11,503 

SCRD  58.01% $3,867 $23,203 $23,203 

TOTAL 100% $6,667 $40,000 $40,000 

 

NOTES:  

1) 2011 figure is based upon estimate for remaining 2 months of 2011 

2) The % of total cost between the Parties is derived from a blended 

formula of assessed value, population from 2006 Census, number of 

dwellings from 2006 Census. 

 

6. The annual budget for 2011 is attached as Appendix B. 

 

The Sunshine Coast Housing Committee will provide budgets for 2012 and 2013 

at least two months prior to the beginning of the fiscal year. 

 

7. The Sunshine Coast Housing Committee Contract Coordinator Scope of Work is 

attached as Appendix C.  

 

8. This Agreement may be executed in any number of original counterparts, with the 

same effect as if all the parties had signed the same document, and will become 

effective when one or more counterparts have been signed by all the parties and 

delivered to each of the parties.  All counterparts shall be construed together and 

evidence only one agreement, which, notwithstanding the dates of execution of 

any counterparts, shall be deemed to be dated the reference date set out above, and 

only one of which need to be produced to any purpose. 
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IN WITNESS WHEREOF the Corporate Seal 

of the SUNSHINE COAST REGIONAL 

DISTRICT was hereunto affixed in the 

presence of: 

 

  

Chair 

 

  

Corporate Officer 

 

) 

) 

) 

) 

) 

) 

) 

) 

) 

) 

 

 

 

 

 C/S 

 

 

  

IN WITNESS WHEREOF the Corporate Seal 

of TOWN OF GIBSONS was hereunto 

affixed in the presence of: 

 

  

Mayor 

 

  

Corporate Officer 

 

) 

) 

) 

) 

) 

) 

) 

) 

) 

 

 

 

 

 C/S 

 

 

  

IN WITNESS WHEREOF the Corporate Seal 

of DISTRICT OF SECHELT was hereunto 

affixed in the presence of: 

 

  

Mayor 

 

  

Corporate Officer 

) 

) 

) 

) 

) 

) 

) 

) 

) 

) 

 

 

 

 

 

 C/S 
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Appendix A 

Terms of Reference for 

Sunshine Coast Housing Committee 
Purpose 

To provide leadership and coordination for the region in the area of attainable and affordable 

housing. 

Authority 

 This Committee and its membership will be established by the Memorandum of 

Understanding (MOU) between the Sunshine Coast Regional District, the Town of Gibsons, 

the District of Sechelt. This set of Terms of Reference will guide the Committee’s work.  

Responsibilities  

 The signatories of the MoU will advertise for, select and contract with a non-profit society to 

administer the funds and manage the contract Coordinator position. 

 To provide a forum for monitoring, advocacy and information exchange regarding affordable 

housing needs on the Sunshine Coast. 

 To identify the diversity of attainable type of housing possible with the aim of supporting 

demographically balanced communities. 

 To facilitate partnerships and education regarding attainable housing on the Sunshine Coast. 

 To educate Sunshine Coast communities on types of housing possible and needed on the 

Sunshine Coast. 

 Make recommendations to the Parties of the MOU on housing matters. 

 Advise local governments regarding decisions to be made on affordable housing.  

 Promote collaboration between local governments, non-profit sector and for profit sector in 

pursuing funding for affordable housing.  

 Provide a continued forum for the analysis of housing need and responses. 

 Support the region’s non-profit sector through advocacy and information-sharing. 

 Continue to monitor the need for a housing authority. 

 To develop a set of achievables to be accomplished by the Committee. 

 To annually report out to the funders on progress made on the achievables. 

Membership 

 2 representatives from non-profit housing providers 

 1 representative of Social Planning Council 

 1 representative of financial services sector 

 2 representatives of development and building sector 

 1 representative of real estate sector 

 1 elected official from each of the MOU signatories 

 1 staff representatives for each of the MOU signatories in a supporting, non-voting role 
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Members identified in the first five bullets are to be appointed by consensus from all Parties of 

the MOU. 

 

Chair, voting and quorum 

 Decisions of the committee shall be by consensus 

 The chair is one of the members, and will be elected as chair by the committee members. 

 The Committee will establish a process for meetings, recommendations and decisions and the 

Terms of Reference be amended as required to incorporate these processes. 

 Until such time as amendments are incorporated decisions and recommendations will be 

approved by a majority of those attending the meeting. 

 Quorum will be half of the number of members on the Committee. 

 

Reporting responsibilities 

 A yearly report combined with a plan for the upcoming year will be provided to each of the 

MOU Parties for approval. 

 

Support 

 The committee will be supported by a paid contracted Coordinator. Funding details are 

included in the MOU. 

 

Meeting Schedule  

 The Committee will meet at least quarterly 

 The Committee will organize at least one affordable housing forum event for elected 

officials, stakeholders and interested community members to highlight relevant information 

regarding affordable housing needs. 

 Meetings of the Committee shall be recorded and made available to MOU Parties and the 

public. 
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Appendix B 
 

Regional Affordable Housing Committee 2011 Annual Budget: 
 

 

Coordinator (contract position) 

Consultants 

 

30,000 

2,000 

 

Meeting expenses (six per year) 

and Forum expense 

 

1,400 

Operating expenses – office supplies, 

photo copying, printing, accounting, 

administration , conference fees 

 

 

5,000 

 

Travel expenses 

 

1,600 

 

Total:  

 

$40,000 
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Appendix C  

Scope of Work  

Coordinator 

Sunshine Coast Housing Committee 
 

Purpose: Support and undertake the work of the Sunshine Coast Affordable Housing 

Committee.  

 

Accountability: The work of the contracted Coordinator will be directed by the Sunshine 

Coast Housing Committee through its Chair. Personnel and administrative 

requirements will be handled by a non-profit society (name of society to be 

added when known).  

 

Responsibilities: 

1. Assist in the implementation and monitoring of the priorities of the Committee.  

 

2. Monitor affordable housing research, policy, and funding developments and 

opportunities nationally, provincially, regionally and locally and update 

Committee members and stakeholders as appropriate. 

 

3. Attend Committee meeting and provide administrative support by agenda setting 

with the chair, ensuring agendas and other meeting material is circulated, and 

ensuring minutes are recorded and distributed. Coordinate all meeting logistics. 

Provide regular reports to the Committee. 

 

4. Encourage innovative approaches and partnerships that further the affordable 

housing vision. 

 

5. Develop and maintain positive working relationships with representatives from 

each of the Committee member’s organizations and sectors. Communicate with 

other groups, businesses, and associations to promote awareness and collaboration 

in the field of affordable housing. 

 

6. Develop and maintain positive working relationships with local media, politicians, 

key policy makers, and community leaders, raising awareness about affordable 

housing and the priorities of the Committee. 

 

7. To assist the Committee develop a set of achievables to be accomplished. 

 

8. To assist the Committee to annually report out to the funders on progress made on 

the achievables. 
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Goals for first term  

(i) Set the foundation for ongoing committee work and housing projects by: 

- determining priority projects that are feasible in the short term 

- monitoring housing needs via updates to the housing study as needed 

 

(ii) Set out and meet the criteria for one specific housing project to support within 

the next 5 years 

 

(iii) Develop one specific partnership to pursue the above housing project 

 

Contract Position Qualifications: 

 

1. Experience and success in the housing sector and the non-profit sector 

2. Experience and success in organizational management and support of volunteer 

leadership 

3. Extensive current knowledge of local, provincial and federal affordable housing 

issues 

4. Excellent written and verbal communication skills 

5. Skill in designing and implementing presentations 

6. Skill in public consultation processes  

7. Excellent computer skills including Work, Excel, and presentation software 

8. Home office and own transportation required 

  

Hours: Approximately 60 hours per month on a flexible basis; occasional evening and 

weekend work  

 

Pay: Negotiable up to $40 per hour on a contract basis 
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    301-5500 Wharf Ave.  Box 128, Sechelt, BC V0N 3A0  
 

 
Growing Communities one idea at a time. 

 
PHONE: 604-885-1959 info@communityfutures.org FAX: 604-885-2707 
 

    
	  

Sunshine Coast Regional District 
1975 Field Road 

Sechelt, BC 
V0N 3A1 

 
Re: Community Futures Support for a Sunshine Coast Community Land Trust 
 
To the SCRD Board of Directors, 
 
Community Futures is pleased to be able to support the ongoing efforts of the Sunshine Coast Housing 
Committee to address affordable housing issues on the Sunshine Coast.  The cost of housing represents a 
significant barrier to a number of demographic groups on the Sunshine Coast, including young families, 
single-parent households and seniors.   
 
Community Futures has recently committed a $5,000 contribution for use by the Housing Committee to hire a 
consultant.  This funding will go toward the development of a partnership framework between the Committee 
and SD46, Community Services and possibly a private developer.  This partnership framework will form the 
basis for the Committee to acquire land for a Community Land Trust, an innovative model used to develop 
affordable housing that is generating increased interest in British Columbia. 
 
If the Committee and Trust are successful in acquiring land through with one of the partners described above, 
Community Futures is capable and prepared, in principle to invest development financing toward the 
construction of affordable housing under a Community Land Trust model. 
 
We feel that this project is an important and timely one for the Sunshine Coast and are excited to support it 
moving forward. 
 
Best Regards, 
 

	  
Brian	  Smith	  
Executive	  Director	  
Community	  Futures	  Development	  Corporation	  of	  the	  Sunshine	  Coast

193



194



195



SCRD STAFF REPORT 
   

DATE:  5 December 2013 

TO:  Planning and Development Committee – 19 December 2013 

FROM:  Andrew Allen, Planner and Lesley Ann Staats, Planning Technician 

RE:  Zoning amendment 310.154 (Richnor Recycling) to permit medical marihuana 

production 

 
RECOMMENDATIONS: 
 

1. THAT the Planning and Development Committee receives the report, “Zoning 
amendment 310.154 (Richnor Recycling) to permit medical marihuana production” 
dated December 2, 2013; 
 

2. AND THAT Bylaw No. 310.154 be forwarded to the Board for consideration of First 
Reading; 
 

3. AND THAT Bylaw No. 310.154 be referred to the Area F APC, Squamish Nation and 
Ministry of Transportation and Infrastructure; 
 

4. AND FURTHER THAT prior to consideration of Second Reading, a public information 
meeting be held. 

 
 
BACKGROUND: 
 
Application Summary 
OWNER/APPLICANT:  Richnor Recycling Ltd  
LEGAL DESCRIPTION: Lots 2-5, Block 6, District Lot 1462, Plan 5883 
ELECTORAL AREA: F: West Howe Sound 
LOCATION: 3158 Horsethief Rd, Twin Creeks Area, West Howe Sound, BC  
ZONE: I5B 
OCP DESIGNATION: Industrial 
PROPOSED ZONING: Bylaw amendment to add “marihuana production facility” as an 

addition permitted use under existing I5B zone 
PARCEL AREA:  Lot 2-4: 4050 square metres, Lot 5: 6,839 square metres  
  (Total Area= 1.89 hectares/4.69 acres) 

 

ANNEX H

196



The Regional District received a bylaw amendment application to permit a medical marihuana 
growth and processing facility on an industrial property in West Howe Sound, within the Twin 
Creeks OCP area.   
 
The property is located north of Witherby Point and south of Hillside Industrial Park in the Twin 
Creek OCP area, and located on Horsethief Road.  The lots are cleared with a tree patch along 
the northern property lines and a berm along the south and west property lines (along the road 
allowance).  Lots 4 and 5 contain industrial buildings, though all of the lots combined appear to 
function together as a whole.  One building on Lot 5 received a variance in 2005 to relax the 
height provision to permit a 15.4 metre building for machine maintenance.   
 
The subject property is located in an industrial area, isolated from residential neighbourhoods, 
and is currently being used as a mechanical repair shop for heavy equipment, an office and a 
warehouse.  The property owner has indicated that the intention is to have a 12,000 square 
foot medical marihuana production facility housed within the existing building, spread out over 
four to five floors.  The property owner further indicated that there is existing infrastructure in 
place, including electricity, water and a security fence. 
 
The application for the bylaw amendment is to introduce medical marihuana production as a 
permitted use for the properties in question.  Specifically the application is to amend the 
permitted uses of the I5B zone, as described in Section 946.1 of Zoning Bylaw 310, to add an 
additional use: “marihuana production facility” for the subject lots.  If approved, the use will be 
contained within the existing buildings. 
 
Figure 1: 2009 image of subject properties 
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DISCUSSION: 
 
We Envision 
There is no direct correlation between the ‘We Envision ‘plan and medical marihuana 
production, however it can be argued that the some of the land use principles within the plan 
would support this development application.  For example focusing growth in existing 
neighbourhoods and concentrating new development are two principles which are applicable.  
Focusing growth in existing neighbourhoods may have a residential connotation to it; however 
it also applies to focusing industrial growth within existing industrial areas.  It is likely better to 
have a medical marihuana production facility on an industrial lot that within a residential area.  
 
The development is proposed to be located within an existing building which is an example of 
concentrating development and making best use of existing resources. 
 
Twin Creeks Area OCP 
The Twin Creeks Area OCP designates the land as Industrial.  The present land use in the vicinity 
of the subject property is primarily log sorting, storage and processing.  The OCP states that the 
intent of the Industrial designation is to remain flexible with respect to future industrial and 
commercial land uses.  
 
As medical marihuana production is an emerging issue there are no direct policies within the 
OCP that directly apply to this issue. However the OCP does intend to support flexibility with 
respect to industrial uses.  The proposed use will be located within an existing industrial 
building and accordingly will be complementary of the uses in the surrounding area.  The 
introduction of the use is not expected to change the industrial form or character of the area. 
 
The following policy from the OCP addresses the desire for flexibility of the industrial economy 
in the Twin Creeks Area:  
 
Policy 2.1(2) states that industrial uses shall be permitted within this land use designation. 
Zoning implementation shall make provision for a wide variety of uses to allow for flexibility in 
the types of industrial uses to be accommodated and the range of parcels to be created by 
subdivision. This policy certainly supports the evolution of the industrial economy within the 
OCP area. 
 
Also within the Industrial designation is a policy pertaining to managing stormwater and runoff.  
It is not known at this time if the water requirements for the growing of the medical marihuana 
will lead additional stormwater run-off, this can be investigated during the approval review 
process.   
 
Policy 2.1(6) states that where a building or structure including a roof area has been 
constructed or land has been developed to include a paved area, the owner must manage and 
provide for the ongoing disposal of surface runoff and stormwater in accordance with the Land 

198



Development Guidelines for the Protection of Aquatic Habitat.   This is an on-going requirement 
that shall be considered, even if the proposed development is to be entirely located within an 
existing building. 
 
The Plan area has a heavy focus on forestry and related industrial uses.  Medical marihuana 
production, under the new regulations, is aimed at being a large-scale, industrial use that is 
designed to be located away from residential neighbourhoods.  This use can therefore be 
supported in this area without an amendment to the OCP.   
 
The properties to the north, south and east are designated as industrial in the OCP and to the 
west there is a large 20 hectare property with a rural designation, that is zoned RU2.  A 20 
hectare RU2 zoned property will be considered for inclusion in the broader SCRD led zoning 
amendment process to establish where medical marihuana operations can be located. 
 
Allowable Uses in Industrial 5B Zone 
 
Under existing I5B zoning, the following uses are permitted:  

(1) industry; 
(2) wood processing including shakemills and sawmills; 
(3) auto wrecking and auto storage yards; 
(4) log booming and sorting; 
(5) mineral, sand and gravel processing; 
(6) manufacturing of concrete products; 
(7) animal processing; 
(8) one single family dwelling auxiliary to the principal use for the purpose of housing a  
      caretaker or watchman. 

 
In accordance with the recommendations from the Industrial designation in the Twin Creeks 
Area OCP the following uses are expressly prohibited in the I5B zone:  
 

(1) storage or disposal of hazardous, contaminated, biomedical and toxic waste 
including  
      PCBs; 
(2) chromium manufacturing and similar high impact chemical plants; 
(3) petrochemical refining; 
(4) explosives/ammunition manufacturing;  
(5) battery manufacturing; 
(6) metal smelting/electroplating. 

 
The plan for this application is to draft a bylaw which will allow medical marihuana processing 
on the I5B zone, only on Lots 2-5, Block 6, D.L. 1462, Plan 5883.  Indoor growth of marihuana 
plants, provided all regulations are adhered to, will likely have lower impact than many of the 
uses listed above in the permitted uses section.  
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Current setback requirements in the I5B zone are 5 metres from the front/rear property lines 
and 2 metres from a side property line, with a maximum building coverage of 50%.  It is 
believed that the existing buildings meet the property line setbacks.  This will be confirmed 
through a survey of the properties, which will be supplied in advance of the December 19th 
Planning and Development Committee meeting.  If the setbacks of the existing buildings are 
greater than the setbacks within the I5B zone, this particular use can be given a custom setback 
to create the larger property line buffer possible. 
 
In Bylaw 310, ‘industry’ is defined as “manufacturing, processing, fabricating, assembling, 
storing, transporting, distributing, wholesaling, testing, and servicing or repairing of goods”.  It 
could be argued that this broad definition includes marihuana production facilities and that a 
zoning amendment would not be required.  The use for marihuana production facilities is very 
low impact compared with other permitted uses in the I5B zone.  However, because the SCRD is 
in the process of including ‘marihuana production facilities’ as a use in specific zones under 
Bylaw Amendment 310.153, staff recommended the applicant apply to include the new use 
under the I5B zoning on the subject parcels.   
 
Zoning Bylaw Amendment 310.153  
Bylaw Amendment 310.153, initiated by the SCRD, proposes that medical marihuana 
production be permitted in the RU2 and RU3 zones on properties equal to or greater than 8 
hectares and within the I7 zone.  The I5B zone was not included in Bylaw 310.153 and therefore 
production of medical marihuana on these properties is subject to an independent, owner 
initiated bylaw amendment process.   These I5B properties share many of the qualities of the I7 
zone properties, including allowing a variety of compatible industrial uses, location being well 
away from residential neighbourhoods and being located close to other industrial properties.   
However the I5B zone was not considered for inclusion into 310.153 as some of the parcels in 
this zone are located in relative proximity to residential properties in Williamsons Landing.  If 
other I5B zoned properties are to be considered for medical marihuana processing uses, they 
can be considered on their own merits, complete with an analysis   
 
Planning staff feel there is scope to consider an amended of the zone for Lots 2-5, Block 6, 
District Lot 1462, Plan 5883. These properties contain existing buildings and are surrounded by 
industrial uses and a large property zoned RU2, which would qualify under Bylaw 310.153.  
With proper security measures in place, the proposed use within the existing building could be 
expected to be a low impact. 
 
Consultation 
It is recommended that the application be referred to the West Howe Sound Advisory Planning 
Commission, Squamish Nation, and Ministry of Transportation and Infrastructure for comment.  
It is also recommended that a public information meeting be scheduled, subject to preliminary 
support of the bylaw by both the SCRD Board and the West Howe Sound Advisory Planning 
Commission.   

200



 
SUMMARY: 
 
A site specific bylaw amendment application has been received for a marihuana production 
facility on four adjacent properties located within the I5B zone within West Howe Sound, within 
the Twin Creeks Area OCP boundary.  This application is consistent with policies in the Twin 
Creeks OCP.  The I5B zone is similar to the I7 zone, which has been considered for marihuana 
production facilities within SCRD sponsored bylaw amendment 310.153.  The lots are located in 
an industrial area isolated from residential neighbourhoods. Planning staff believe there is 
scope to support moving this application to first reading and consultation. 
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SUNSHINE COAST REGIONAL DISTRICT 
 ZONING AMENDMENT BYLAW No. 310.154, 2014 
 
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 the "Sunshine Coast Regional District Zoning Amendment 

Bylaw No. 310.154, 2014". 
 
PART B – AMENDMENT 
 
2. Part II, Section 201 of Bylaw 310 is amended by inserting, immediately following the 

definition of “mariculture”, the following: 
 

“marihuana production facility” means a facility used for the cultivation, processing, 
testing, destruction, packaging and shipping of marihuana, as permitted under federal 
legislation, regarding marihuana used for medical purposes. 

 
3. Part IX: Industrial Zones, Section 946.2 is amended by replacing numbers “(1)” and “(2)” 

with letters “(a)” and “(b)” and inserting subsection (1) and so that it reads: 
 

(1) No structure shall be located within: 
(a) 5 metres of a front and rear parcel line; 
(b) 2 metres of a side parcel line 

 
4. Part IX: Industrial Zones, Section 946.2 is amended by inserting, immediately following 

(1)(b): 
 

(2) no building or structure used for medical marihuana production shall be 
located within 5 metres of a parcel line.  

 
5. Part IX: Industrial Zones is amended by inserting immediately after Section 946.5, the 

following:  
 

Site Specific Uses 
 
946.6  In addition to the uses permitted in Section 946.1, a marihuana production facility 

is an additional permitted use on the following lots: 
Lots 2-5, Block 6 District Lot 1462 Plan 5883;  
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PART C - ADOPTION 
 
 
READ A FIRST TIME this    DAY OF   2014 
 
READ A SECOND TIME this      DAY OF  2014 
 
 
PUBLIC HEARING HELD PURSUANT TO  
THE LOCAL GOVERNMENT ACT this   DAY OF  2014 
 
READ A THIRD TIME this    DAY OF   2014 
 
 
ADOPTED this  DAY OF  2014 
 
 
         
 
____________________________    ------------------------ 
        Corporate Officer 
 
 
 
         ---------------------
__________________________ 
         Chair 
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SCRD STAFF REPORT 
   

DATE: December 5, 2013 

TO: Planning and Development Committee – December 19, 2013 

FROM: David Rafael, Senior planner 

RE: TEMPORARY USE PERMIT F-01 FOR A CONCRETE BATCH PLANT TO CONSTRUCT 

THE BOX CANYON HYDRO PROJECT (ELECTORAL AREA F) 

RECOMMENDATIONS 

1. THAT the report titled “Temporary Use Permit F-01 for a Concrete Batch Plant 
to construct the Box Canyon Hydro Project (Electoral Area F)” be received; 

2. AND THAT draft TUP F-01 be referred to: 
a) Squamish Nation; 
b) West Howe Sound Advisory Planning Commission; 
c) SCRD Natural Resources Advisory Commission; 
d) Property Owners of McNab Creek Strata; 
e) Adjacent property owners within 100 metres; 
f) Ministry of Forests, Lands and Natural Resource Operations; 
g) Future of Howe Sound Society; and 
h) Others as identified during the referral period; 

3. AND THAT a public information meeting be arranged for 7:00 pm on Tuesday 
January 21, 2014 at the Gibsons and Area Community Centre, 700 Park Rd, 
Gibsons, BC. 

 

BACKGROUND 
At the July 25, 2013 meeting the SCRD Board adopted Bylaw 310.109 to designate the general 
location of the powerhouse for the Box Canyon project as I9 (Independent Power Project).  The 
bylaw amendment included a provision that the I9 area also be designated as a temporary use 
permit area. 

As part of the process for amending Bylaw 310, the proponents (Box Canyon Hydro Corps.) 
were advised to apply for a temporary use permit (TUP) for the anticipated concrete batch plant 
that would be needed to support the project’s construction.  The SCRD received an application 
for a TUP for a concrete batch plant for a period of 16 months (from spring 2014 to autumn 
2015).  The batch plant will be located with the area designated as I9, near the location of the 
proposed powerhouse and over 30 metres from McNab Creek or any other stream.  The 
applicant provided a letter outlining the proposal and location map (Attachment A) and 
documents setting out best management practices, specifications for the type of portable batch 
plant, the proponent’s Construction Environmental Management Plan (CEMP) and the 

ANNEX I
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province’s License of Occupation.  All of these documents are available from staff and will be 
posted on the SCRD website prior to commencement of referrals. 

The proponent held pre-application discussions with staff to set out the timelines, information 
requirements and TUP process.  The proponent hopes to commence work in the spring of 2014 
and desires that the TUP is issued by the end of March 2014 to facilitate this. 

DISCUSSION 
Local Government Act (LGA) Requirements 

The LGA sets out that the local government must give notice prior to consideration of issuing a 
TUP.  Notices must be placed in a newspaper a least 3 days and no more than 14 days before 
adoption of a resolution to issue the permit; thus before the relevant Board meeting.  Staff note 
that this allows for the notice to be placed prior to the Planning and Development Committee 
which would also be within the 14 day period for the Board meeting the following week.  The 
notice must state  

(i)  in general terms, the purpose of the proposed permit, 

(ii)  the land or lands that are the subject of the proposed permit, 

(iii)  the place where and the times and dates when copies of the proposed permit may 
be inspected, and 

(iv)  the date, time and place when the resolution will be considered 

In addition, notices need to be sent to property owners and tenants of properties within the area 
specified in a relevant local government bylaw; in the SCRD this is Bylaw 522 and the 
notification area will be 100 metres from the property (the boundary of the lease area in this 
case).  

No public hearing is required as the land use zone identifies the I9 zone as a temporary permit 
use area.  The LGA does not require a public information meeting.  However the SCRD’s 
Planning & Development Procedures and Fees Bylaw No. 522, 2003, allows for the SCRD to 
require a public information meeting.  Staff consider that given the public interest expressed 
regarding the rezoning application and in the wider Howe Sound Area, a public information 
meeting should be required. 

Information Analysis 

The applicant provided a supporting statement and location map (Attachment A).  The site is 
within the area designated as I9.  The site is currently described as ‘rural wilderness’ and will be 
logged in advance of construction activity.  It is about 2 km from the residential properties at the 
mouth of McNab Creek.  The proponent describes the type of batch plant that could be used 
and provides specifications (Attachment B); the applicant commented that if an alternative batch 
plant is needed it would be of a similar scale and design.  Water for batch plant operation will be 
drawn from McNab Creek and be the subject of a short term use water license from the 
province; the SCRD should have an opportunity to comment on the water license application as 
per regular provincial processes.  Staff will seek additional details regarding water use from the 
proponent ahead of any public meeting or referral regarding the TUP. 

The CEMP sets out the potential impacts of concrete production and provides a description of 
environmental protection measures; an extract relating to concrete production is included in 
Attachment C.  It acknowledges that there is a risk of fish kills if high pH material leaks into the 
creek.  Once the concrete is cured then this is not a concern.  However the risk will be 
minimized by ensuring best practices are used.  The prime contractor and construction manager 
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will be responsible for making workers aware of safe concrete handling.  The CEMP notes that 
clean out pits and washing areas will be located well away from watercourses and that CO2 
canisters and diffusers will be available for immediate use to reduce the impact of any release of 
high pH material into a watercourse.  

The best management practices document reflects legislation from Atlantic Canada and at the 
federal level.  Staff will ask the proponent to describe relevant BC legislative requirements and 
comment on whether the document covers the BC requirements.  The document covers 
activities such as cleaning the equipment, storm water isolation, wastewater management, 
chemical and fuel management, noise and so on. 

TUP Conditions 

The draft TUP (Attachment D) sets out that the time period should be 2 years rather than the 16 
months that is requested.  SCRD staff consider that the additional 8 months should allow for the 
TUP to accommodate any construction delays due to unforeseen issues.  Staff discussed this 
with the proponent and they agree that this would be a good idea. 

Staff suggest that the proponent should be required to agree to an undertaking to remediate the 
site of the batch plant and the SCRD should require a bond to ensure that this is done.  The 
proponent would need to provide an independent report from a qualified professional (most 
likely a registered biologist) to confirm that the site was remediated before the bond is returned.  
At this point in time, staff consider that a bond of $10,000 could be appropriate.  Additional 
discussion and advice regarding this will be sought during the referral period. 

Another condition that could be included could be establishing hours of operation for the batch 
plant.  This could be added if there is a concern about noise arising from operation that could 
impact the residents of the McNab Creek Strata which is about 2 km away.  This will also be 
considered in more detail during the referral period. 

Referrals 

Staff suggest that the following be consulted regarding the proposed TUP: 

• Squamish Nation; 

• West Howe Sound Advisory Planning Commission; 

• SCRD Natural Resources Advisory Commission; 

• Property Owners of McNab Creek Strata; 

• Adjacent property owners within 100 metres;  

• Ministry of Forests, Lands and Natural Resource Operations; and  

• Future of Howe Sound Society. 

Additional referral agencies may be identified during consideration of the TUP and will be 
contacted by staff.   

Staff are working with the proponent to schedule a public information meeting and suggest that 
it be held starting at 6:30 pm on Tuesday January 21, 2014 in the Gibsons and Area Community 
Centre.  This date is acceptable to the proponent. 

 

David Rafael, Senior Planner 
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BOX CANYON HYDRO PROJECT 
Powerhouse & Concrete Batch Plant Location Reference 

 

 

 

Powerhouse 

Concrete Batch Plant 
(~1 ac) 

49.586066,-123.39509 
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Designed for performance
Whether for temporary installation, special projects or permanent facilities, DEC 50 mobile concrete

batch plants by BMH Systems are designed for optimal performance. Our exclusive decumulative

mobile plants needs no concrete foundations and are ready for use in a snap. Any load size can be

processed from the scale-mounted aggregate hoppers and cement bin. This economical system

makes no compromise on quality, versatility or performance.

FEATURES
• Low profile high mobility
• Production capacity 65 yd³ (50 m³) per hour
• Decumulative batching
• Quick set up time
• No foundations/erection required, blocking only
• Telescopic legs
• Aggregate bins 44 tons (40 metric tonnes) with 2 compartments
• Direct front end loader charging of aggregates
• Cement bin 33 tons (30 metric tonnes)
• Cement delivery, 2 screw conveyors, 10’’ diameter (250mm),
24’ long (7.32 m) with 10 HP (7.5 kW) motors

• Transfer belt 30” (760mm), ribbed
• Electronic water meter, 2” (50 mm)
• Air compressor 5HP (3.75 kW) motor
• Air brakes, single axle, double wheels and fifth wheel
• Signal, brake and tail lights
• Factory wired and plumbed
• Factory tested

Aggregate bin 44 tons (40 metric tonnes)

Power panel

Cement bin 33 tons (30 metric tonnes)

Belt and screw conveyors

Discharge

From design to start-up and

service, we control every step

of the process.

XMobile Concrete Batch Plants
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BMH’s road-tested expertise
makes the most of your investment.

For more information call 450 449-4770

PRODUCTION CAPACITY: 65 yd3 (50 m3) per hour

www.bmhsystems.com

AGGREGATE BINS
• 20’ 0” (6.10 meters) long
• 8’ 0” (2.40 meters) wide
• 10’ 3” (3.12 meters) charging height

WEIGHING SYSTEM
• Two (2) digital indicators
• Cement bin mounted on four (4) load cells
of 25 000 lb (11 350 kg) each

• Aggregate bin mounted on four (4) load cells
of 25 000 lb (11 350 kg) each

WEIGHT
• 30,000 lbs (13,500 kg)

BATCHING CONTROL
• Manual electric/air

ELECTRICAL POWER
• Power panel 460 or 575 volts
• Other voltage available upon request

TRAVEL DIMENSION
• 55’ 4” (16.9 meters) long
• 8’ 6” (2.6 meters) wide
• 14’ 2” (4.32 meters) high

OPTIONS
• Aggregate bins, 3 compartments 44 tons (40 metric tonnes)
• Cement bin extension 11 tons (10 metric tonnes)
• Double axle, double wheel assembly
• Computerized batch control system
• Moisture probe
• Dust collector for cement bin
• Diesel generator power
• Quick-connect plugs
• Cement bulk bag handling system

Any batch size can be processed

from the scale-mounted aggregate

hoppers and cement bin.
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BMH Systems is committed to being a leader in its field by providing the

most efficient, high-performance technologies on the market and the most

qualified human resources available. No matter the size of the project,

BMH is dedicated to finding creative ways of fulfilling its clients’ specific

needs, now and in the future, and becoming a true partner in their success.

www.bmhsystems.com
450 449-4770
71 ch. du Tremblay, Boucherville (Quebec) Canada J4B 7L6
info@bmhsystems.com

MOBILE CONCRETE BATCH PLANTS DESIGNED FOR PERFORMANCE

All components used in our mobile plants are designed from
the start to perform with oustanding results. From the design
to the manufacturing, BMH directly controls each and every
step of the project through a truly integrated approach.
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environmental protection measures will be provided to the IEM and regulatory authorities by 

the Prime Contractor once the blasting Contractor(s) have been retained (and before blasting 

begins).  

Rock mucked from excavations may be used for embankments, riprap erosion protection, slope 

stabilization, cofferdam construction, topping and rework of the access roads, provided it is 

environmentally suitable (e.g., not acid generating) and of proper grade. Excess waste rock from 

excavations will be stored in the waste rock disposal (spoil) area to be identified by the Prime 

Contractor.  

 

5.12 Concrete Production, Handling, and Wastage  

 

5.12.1 Description of Activities and Environmental Concerns  

 

Concrete may be produced on site for construction of the works. Although ready mix and pre-

formed concrete plant operations do not generally pose high threats to the environment, there 

are a number of environmental risks that may be realized if appropriate environmental 

management practices are not followed, including contamination of ground and/or surface 

water and air emissions of fine and/or coarse particulates (MFLNRO Website). Nonetheless, an 

experienced, licensed operator will establish a concrete batch plant at a suitable site and shall 

operate the batch plant in accordance with applicable government 
5
regulations and the 

Canadian Ready-Mixed Concrete Association’s “Environmental Management Practices for 

Ready-Mixed Concrete Operations in Canada (May, 2004). Wash-water from concrete 

production may contain cement, chemical additives, and form oil. Some concrete additives pose 

potential human health and/or habitat hazards. Cementatious products in concrete are very 

alkali rich (high pH) and are deadly to aquatic life if sufficient quantity comes into contact with a 

habitable watercourse. Other products in concrete can also be detrimental to the environment 

if spilled in sufficient quantity. The effects of high alkaline concrete wash-water on fish may 

include:  

 

• death;  

• damage to outer surfaces likes gills, eyes, and skin; and  

• an inability to dispose of metabolic wastes.  

 

In addition, concrete wash-water is very cloudy and has a very high content of suspended 

sediments. Should these suspended sediments be released into to a fish-bearing waterway they 

can:  

• clog fish gills, preventing the fish from getting oxygen from the water that passes over 

their gills (possibly leading to suffocation and death);  

                                                
5 The MoE has established a "code of practice" (Minister's regulation) that addresses discharges to the environment 
from the concrete and concrete products industry under provisions of the Environmental Management Act (EMA) 
and the Waste Discharge Regulation (WDR). The code of practice establishes province‐wide standards for waste 
discharge from the concrete and concrete products industry. Operations included in the definition of "concrete and 
concrete products industry" under WDR of EMA are required to comply with all relevant provisions of EMA, WDR 
and the code. Specifically, the EMA prohibits the introduction of waste into the environment "in such a manner or 
quantity as to cause pollution." The code addresses air quality management, discharge of process water and storm 
water and the management of waste solids — as well as registration, monitoring, record keeping and enforcement. 

Extract from CEMP ATTACHMENT C
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• smother habitat. If the spaces between gravel particles are filled in, incubating eggs will 

not get enough oxygen and the insects that fish eat will be smothered and their living 

space obliterated; and 

• impair feeding ability. Salmon are visual predators. If the water they are feeding in is 

cloudy, the fish will not be able to see their prey.  

 

5.12.2 Environmental Protection Measures  

 

The amount of concrete needed, and the number, timing and location of concrete pours, will be 

determined on site. The batch plant operator will be responsible for securing all required 

concrete production permits, approvals, and ensuring operations are carried out in accordance 

with the applicable terms/conditions and BMPs.  

 

The best way to protect the environment is to prevent the discharge of high pH liquids into 

neighbouring watercourses, or in places where it might eventually reach creeks and streams. 

Environmental protection procedures will be identified for each site prior to concrete being 

mixed, delivered, or poured. Concrete pours will be conducted “in the dry” and every effort will 

be made to prevent concrete from contacting the watercourse until it is properly cured. 

Watertight forms will be constructed so that concrete is poured into a dry cavity and does not 

spill into the water. As concrete cures, it could change water chemistry resulting in harmful 

effects on fish and fish habitat. Once it has set, concrete is not harmful to water quality.  

All concrete handling will follow the applicable Health and Safety precautions as provided on 

Material Safety Data Sheets (MSDS). The Prime Contractor and Construction Manager will make 

workers aware of safe concrete handling procedures. The IEM will be on site for all concrete 

pours where there is potential for water to come into contact with uncured concrete.  

Concrete handling will employ watertight forms, spill contingencies, and designated truck clean 

out pits. Clean out pits and washing areas will be established well away from a watercourse and 

will be subject to best industry practice and regulatory requirements. Carbon dioxide (CO2) 

canisters and diffusers shall be on hand for immediate deployment in the watercourse should 

that be necessary.  

 

5.13 Fuels, Oils and Lubricants  

 

Storage and handling of petroleum products, fuels, oils and lubricants, many of which are 

flammable, will comply with industry best practices and regulatory requirements of the 

Workers Compensation Act, regulations, and guidelines, including the OHS Regulation, 

Workplace Hazardous Materials Information System (WHMIS), and the Workers’ Compensation 

Board of British Columbia’s Prevention Manual. The storage and handling of flammable 

substances must comply with:  

 

• Occupational Health and Safety Regulation Part 5 – Chemical and Biological Substances, 

Flammable and Combustible Substances;  

• Environmental Code of Practice for Above Ground Storage Tank Systems Containing 

Petroleum Products (Canadian Council of Ministers of the Environment (CCME), 1994);  

• Environmental Code of Good Practice for Underground Storage Tank Systems Containing 

Petroleum Products and Allied Petroleum Products (CCME, 1993); and  
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SUNSHINE COAST REGIONAL DISTRICT 
TEMPORARY USE PERMIT 

No. F-01 
DRAFT for Information 

 
 

TO: Box Canyon Hydro Corps 
3260 – 666 Burrard Street 
Vancouver, BC 
V6C 2XD 

 

This Temporary Use Permit is issued subject to compliance with all of the Bylaws of the 
Sunshine Coast Regional District applicable thereto, except those specifically varied or 
supplemented by this Permit. 

This Permit applies to those lands within the Sunshine Coast Regional District described below: 

Unsurveyed Crown land in the vicinity of District Lot 677A more particularly shown 
in Schedule  

The lands described herein shall be developed strictly in accordance with the terms and 
conditions and provisions of this Permit and any plans and specifications attached to this Permit 
which shall form a part thereof. 

Sunshine Coast Regional District Zoning Bylaw No. 310 is varied or supplemented, and 
conditions and requirements pursuant to Section 920 of the Local Government Act are imposed. 

This Temporary Use Permit for a “concrete batch plant” use is issued subject to compliance with 
the following terms and conditions: 

Conditions: 

(1) The batch plant shall be located within the area zoned I9 (Independent Power 
Project) 

(2) That a bond of $10,000 be issued to the Sunshine Coast Regional District to be 
released upon completion of the undertakings described in Schedule B 

(3) Unless renewed by the Regional District, upon expiration of this Temporary Use 
Permit, the applicant shall carry out all undertakings described in the letter of 
undertaking attached as Schedule B to this permit 

(4) This permit is non-transferable and may be amended or cancelled by Board 
resolution; 

(5) The Permit will expire two (2) years of the date issued. 

  

ATTACHMENT D
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Draft Temporary Use Permit No. E-1 For Information Page 2 of 4 
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This Permit is not a building permit. 

Except as specifically provided above, this Temporary Use Permit in no way relieves the owner 
or occupier of the responsibility of adhering to all other legislation of responsible authorities 
which may apply to the land. 

Authorizing Resolution No. XX/Year passed by the Sunshine Coast Regional District 
Board the  nn DAY OF Month, Year 
ISSUED THIS  nn DAY OF Month, Year 
THIS PERMIT EXPIRES ON nn DAY OF Month, Year 
 

 
_____________________________________ 
Ms. Angie Legault, Corporate Officer 
SUNSHINE COAST REGIONAL DISTRICT 
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Schedule A 
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Schedule B 
DATE 

 

TO:  
 
 

Dear (Proponent) 

RE: Temporary Use Permit F-01 
Within 30 days of expiration of Temporary Use Permit F-01, the applicant shall: 

(a) Remove any equipment and material associated with the concrete batch plant 

(b) Remediate the location of the concrete batch plant that will be outside of any 
buildings 

(c) Provide a letter to the Sunshine Coast Regional District form a qualified 
environmental professional confirming that the above is completed. 

Yours truly, 

SUNSHINE COAST REGIONAL DISTRICT 
 

 

Angie Legault, Corporate Officer 
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SCRD STAFF REPORT 
   

DATE:  December 5, 2013 

TO:  Planning and Development Committee – December 2013 

FROM:  Andrew Allen, Planner 

RE:  Development Permit A-33 (Green for Russell and Dekker) 

 
RECOMMENDATION 
 

1. That Development Permit with Variance A-33 (Green for Russell and Dekker) be 
forwarded to the Board for approval subject to:  

 
a) That the dwelling shall be located no closer than 8.99 metres to the natural 

boundary of Sakinaw Lake; 
 
b) And that the development substantially comply with the site plan prepared by 

Straight Land Surveys, entitled ‘Site Plan of Cabin Plus 28m2 @ 100% Rebuild of 
73m2 of Lot 36’, Dated October 15, 2013. 

 
2. AND THAT prior to issuance of Development Permit A-33: 

 
a) That the owners register a save harmless covenant on the title of the property for 

the purposes of preserving the native vegetation within the Streamside Protection 
and Enhancement Area, as identified in Cam Forrester’s October 5, 2013 report, 
shall be retained, with the exception of the areas planned for the dwelling 
encroachment; 

 
b) That comments be received from the shíshálh Nation and that any request from the 

comments be addressed by the property owners; 
 
c) And that notification of property owners within 100 metres of the property shall be 

completed without submission of concern or objection. 
 

 

APPLICATION SUMMARY  
 
OWNER:    Cynthia Dekker and Daniel Russell 
APPLICANT: Jim Green  
LEGAL DESCRIPTION:   Lot 36, D.L. 3248, Plan 11997  
ELECTORAL AREA: A- Egmont/Pender Harbour 
LOCATION: Sakinaw Lake 

ANNEX J
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ZONE:  RU1 
PARCEL AREA: 1.07 hectares  
PROPOSED VARIANCE: Two options: 
 
Option 1: Reconstruct existing dwelling not more than 75%, plus addition of 28 square metres, 
with a 4.5 metre setback to Sakinaw Lake. 
 
Option 2: Demolish existing cabin and rebuild within existing roofline footprint, plus addition of 
28 square metres, and retracting deck space to achieve an 8.99 metre setback to Sakinaw Lake.  
 
Planning and Development Staff support Option 2 as it:  
 

1. Provides the greater overall lake setback;  
2. Reduces the amount of building mass within the setback; and  
3. Provides a higher quality building, which will be in compliance with current BC Building 

Code standards. 
 
BACKGROUND   
 
The Regional District is in receipt of a development permit with a variance request for the 
reconstruction and renovation of an existing lawfully non-conforming cabin within 
Development Permit Area #1 on Sakinaw Lake.  
 
The development permit proposal includes two options for re-construction of the existing 
cabin. Both options include adding 28 square metres, pursuant to Policy 4.17 of the 
Egmont/Pender Harbour OCP and re-configuration or re-construction of the cabin.  
 
The subject property currently contains two dwelling units and is located close to Square Bay on 
Sakinaw Lake. The property was created as a water access only subdivision in 1965 and remains 
without road access.  A location map is included as Attachment 1. 
 
The owners of the property have applied to either renovate or reconstruct an existing legally 
non-conforming cabin along with constructing a 28 square metre addition.  Section 4.17 of the 
Egmont/Pender Harbour Official Community Plan includes a provision for the SCRD to consider 
development variance permit applications for additions to lakefront dwellings that do not 
conform to established setbacks up to a maximum of 28 square metres.  There are conditions 
attached to this consideration, including: 
 

a) The construction may not extend closer to the lake; 
b) The septic system meets current standards; 
c) An assessment pursuant to the Riparian Areas Regulation is undertaken; and  
d) Covenant indicating that it is a one-time only addition and that native vegetation will 

also be preserved. 
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The property is also located within a development permit area; Development Permit Area 1: 
Riparian Assessment Areas, this area applies to land 30 metres back from the natural boundary 
of the lakeshore or stream.  Any development (construction or land alteration) within the 30 
metres is subject to a development permit prior to the consideration of a building permit. The 
property owners have been working with their development agent and Qualified Environmental 
Professional (QEP) to develop a proposal for re-design of the cottage on the south west point of 
the property that moves the property closer to compliance with Zoning Bylaw 337, while at the 
same time meeting the habitat mitigation requirements of the Riparian Area Regulations.  
 
ANALYSIS 
 
There are two considerations for the development permit; the riparian considerations, 
including the establishment of the Streamside Protection and Enhancement Area (SPEA) and 
the determination of the variance request, pursuant to the setback requirements of Zoning 
Bylaw 337.  The two items are linked, however each requires separate analysis. 
 
Riparian Consideration 
 
The QEP, pursuant to the Riparian Areas Regulation (RAR), conducted a riparian assessment on 
the southwest corner of the property (the location of the smaller cabin) to determine if 
construction within the 30 metre riparian area is suitable.   The QEP determined that the SPEA 
could be reduced to 15 metres for this portion of the property. As a condition of this 
recommendation there is a requirement for SPEA bending to accommodate the footprint of the 
existing cabin within the identified SPEA, provided the SPEA is extended toward the south 
western property line away from the building footprint.  This essentially is additional protected 
space which compensates for the existing building being located within the SPEA. 
 
The QEP recommends Option 2, as it involves removing building space within the SPEA which 
promotes returning this area to natural space. 
 
The existing cabin was constructed prior to current regulations and is considered to be legal 
non-conforming and may stay in place; however option 2 does involve retraction of existing 
building mass and increasing the setback to the lake.  The options are explained in more detail 
in the next section. 
 
Setback Variance  
 
The applicants propose two proposed development options and the QEP report analyses how 
each relates to the RAR and subsequently habitat conservation. Option 1 is the more 
conventional approach of a request to add floor space while maintaining existing building.   
 
Option 2 proposes a reconstruction but with less building mass within the setback and SPEA.  
Strait Land Surveys has outlined each option and shown the setbacks to the lake.  The survey 
plans also show the 20 metre setback line in heavy black outline. 
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Option 1 is a proposal to add 28 square metres of building space within the 20 metre setback, 
within the roofline area of the dwelling.  The setback from the deck to the lake is 4.5 metres, 
and the bunk house building would remain. This option does not propose the removal of any 
floor area within the setback and SPEA, though it will include an extension of the compensation 
area on the south west corner of the lot. The riparian protection covenant will still be required 
to protect the SPEA. This option meets the criteria of Policy 4.17 from the OCP. 
 
Option 1 also includes a substantial renovation/reconstruction of the building on its footprint 
without the addition of new mass.  This can be achieved pursuant to the section of the Local 
Government Act, which pertains to non-conforming buildings.  The cabin, attached deck and 
bunkhouse within the setback amount to 182.7 square metres of footprint within the setback. 
 
Option 2 contains a proposal to add 28 square metres of floor space, tear down the cabin and 
conduct a complete re-build of the building.  This option includes removing a significant amount 
of the non-conforming portion of the building; including the deck, bunkhouse and shed. 
 
Option 2 would decrease the floor area within the SPEA, creating a total of 73 square metres of 
cabin plus the 28 square metre addition for a total of 101 square metres of building within the 
setback, which is significantly less than the 182.7 square metres proposed in option 1.  
 
The applicant would compensate for the 24 square metres SPEA infringement by extending the 
SPEA by 24 square metres on the south west corner of the lot as recommended in the QEP 
report. This compensatory SPEA area maintains the spirit of the RAR and provides additional 
riparian functions. Additionally Option 2 allows for the re-establishment of native vegetation 
within the SPEA as the newly cleared areas will be subject to a riparian protection covenant.  
 
The primary objective is to maintain the 20 metre setback without the need to seek a variance 
to the bylaw; however given the topography of the site, the existing dwelling and the QEP 
riparian assessment, the proposed relaxation of the waterfront setback from 20 metres to 8.99 
metres in support of Option 2 will bring the site closer to bylaw compliance and provide for 
increased environmental protection in the riparian area.  The 8.99 metre setback is an 
improvement from the existing 4.5 metre setback and there will be less building mass within 
the setback. 
 

CONSULTATION  
 

Advisory Planning Commission 
 
The application was considered by the Egmont/Pender Harbour APC at its meeting on 
November 27, 2013.  The APC supports option 2, subject to a septic upgrade, riparian 
protection, consultation with the shíshálh Nation and neighbours within the 100 metre 
notification radius. 
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shíshálh Nation 
 
A referral has been sent to the shíshálh Nation and the property owner has been in contact 
regarding a preliminary field reconnaissance on the property.  A formal response to the referral 
has not yet been received.  Review of the response will be conducted prior to issuance of the 
development permit. 
 
Adjacent Property Owner Notification 
 
Ordinarily neighbour notification commences when the referral to the APC is sent out.  Given 
that there are two options with this application, the decision was made to bring the application 
through the review process, to the Planning and Development Committee for consideration.  
When one of the options has been chosen by the Board, it can then be sent neighbours for 
review.  If there are no objections or concern the permit can be issued and if there are 
objections a report will be forwarded back to the Planning and Development Committee for 
additional consideration. 
 

ATTACHMENTS 

 
Attachment 1: Location Map 
Attachment 2: Site Plan Option 1 and Option 2, prepared by Strait Land Surveys, Inc. 
Attachment 3: Floor Areas & Roof Lines Option 1 and Option 2, prepared by Strait Land Surveys 
Attachment 4: Draft Development Permit 
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Date: 07/08/2013

This information has been compiled by the 
Sunshine Coast Regional District (SCRD) 
using data derived from a number of sources
 with varying levels of accuracy.  The SCRD
disclaims all responsibility for the accuracy or 
completeness of this information.

Subject Property

£¤ 101

£¤101

Sakinaw Lake Rd
Lakeshore Rd:
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SUNSHINE COAST REGIONAL DISTRICT 
DEVELOPMENT PERMIT with VARIANCE 

No. A-33 
 

*Note – only one of the options will be inserted into the final permit. 

 
 
TO: Daniel Russell and Cynthia Dekker  
   
ADDRESS: 5205 Gulf Place, West Vancouver BC, V7W 2V9 
    
This Development Permit is issued subject to compliance with all of the Bylaws of the Sunshine 
Coast Regional District applicable thereto, except those specifically varied or supplemented by this 
Permit. 
 
This Development Permit Area#1 (Riparian Assessment Areas) applies to those lands within the 
Sunshine Coast Regional District described below: 
 
 Legal Description: Lot 36, District Lot 3248, Plan 11997 
          P.I.D.:  008-975-663 
  Civic Description: Sakinaw Lake, Pender Harbour, BC 
 
The lands described herein shall be developed strictly in accordance with the terms and conditions 
and provisions of this Permit and any plans and specifications attached to this Permit which shall 
form a part thereof. 
   
Sunshine Coast Regional District Zoning Bylaw No. 337 is varied or supplemented, and conditions 
and requirements pursuant to Section 920 of the Local Government Act are imposed in accordance 
with the guidelines specified in the Egmont/Pender Harbour Official Community Plan. 

 
Sunshine Coast Regional District Zoning Bylaw No. 337, 1990 is specifically varied as follows: 
 

Option 1: 

To vary Section 516 (1) (c) of SCRD Bylaw No. 337 to relax the minimum required 
setback to the natural boundary of Sakinaw Lake from 20 metres to x metres for a 
single family dwelling with the condition that; 

 

Option 2:  

To vary Section 516 (1) (c) of SCRD Bylaw No. 337 to relax the minimum required 
setback to the natural boundary of Sakinaw Lake from 20 metres to x metres for a 
single family dwelling with the condition that; 
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Development Permit with Variance No. A-33- Russell and Dekker     
   
 
  
 
This Development Permit with a Variance for the purpose of constructing buildings and structures 
within riparian area of Sakinaw Lake and is issued subject to compliance with the following terms 
and conditions: 
 
Prior to Issuance: 
 
(1) Registration of a Section 219 Restrictive Covenant to the satisfaction of the SCRD, with the 

following requirements:  
 
a) To save harmless the SCRD;  
b) To retain all native vegetation within 15 metres of the high water mark of  

Sakinaw Lake; 
c) To permit no additional building within 20 metres of the high water mark of  

Sakinaw Lake; and  
d) The addition within the 20 metre setback of Sakinaw Lake is on a one-time-only 

basis and no further additions within the lakefront setback are permitted.  
 
General Conditions: 
 

(1) Adhere to the guidelines and recommendations in the Riparian Areas Regulation: 
Assessment Report prepared by Cam Forrester & Associates, dated October 5,  2013, 
attached to and forming part of this permit as Appendix A, with particular attention 
given to: 
 

i. Maintaining the compensatory Streamside Protection and Enhancement 
Area (SPEA) in the south west corner of the property; 

ii. Environmental monitoring during the construction phase must take place to 
ensure no deposition of deleterious substances into fish habitat. 

iii. Conditions of either option i or ii depending on final recommendation 
 

(2) The development shall substantially conform with the site plan prepared by Strait Land 
Surveying, Seamus Pope, BCLS  dated October 15, 2013, attached to and forming part 
of this permit as Appendix B; 

 
(3) The owner is responsible for ensuring that all construction and works carried out under 

this permit are on the owner’s land subject to this permit; 
 

(4) Arrange for a site inspection by a qualified environmental professional during 
foundation preparation, the results of which are to be submitted to the SCRD at 
that time; 
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Development Permit with Variance No. A-33- Russell and Dekker     
   
 
  
 

(5) The Qualified Environmental Professional provides a final letter to confirm that all 
construction is consistent with standard practice and with the Post-Development 
Habitat Report and this letter must be received to the satisfaction of the SCRD prior 
to SCRD approval of the final inspection for the development which is the subject of 
this Development Permit; 

 
(6) Post a waterproof copy of the Development Permit (8.5" x 11" minimum) on the 

development site for the duration of construction. 
 

(7) If the Permittee does not commence the development permitted by this Permit within 
two (2) years of the date of this permit, this Development Permit shall lapse. 
 

(8) The development is to be completed within four (4) years from issuance of the date of 
this Development Permit. 

 
Except as specifically provided above, this Development Permit, with setback variance, in no way 
relieves the owner or occupier of the responsibility of adhering to all other legislation of 
responsible authorities, which may apply to the land. 
 
This development permit is not a building permit. 
 
AUTHORIZING RESOLUTION No. xxx/xx PASSED BY THE SUNSHINE COAST REGIONAL DISTRICT  
BOARD THIS  xx  DAY OF  MONTH, 2013. 
 
ISSUED THIS xx DAY OF MONTH, 2013 
 
 
 
 
_____________________________________ 
Ms. Angie Legault, Corporate Officer 
SUNSHINE COAST REGIONAL DISTRICT 
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SCRD STAFF REPORT 
   

DATE:  December 3, 2013 
TO:  Planning and Development Committee – December 19, 2013 

FROM: Lesley-Ann Staats – Planning & Development Division 

RE:  District of Sechelt OCP Amendment, Rezoning and Subdivision Referral 
(Oracle Properties) to downzone from 48 townhouses to 17 single family 
lots 

   
 
RECOMMENDATIONS: 
 

1. THAT the Planning and Development Committee receive this report titled, “District 
of Sechelt OCP Amendment, Rezoning and Subdivision Referral (Oracle 
Properties) to downzone from 48 townhouses to 17 single family lots” and dated 
December 3, 2013. 
 

2. AND THAT the recommendations from this report be forwarded to the next Board 
meeting for adoption. 
 

3. AND FURTHER THAT the District of Sechelt be advised of the following comments 
from the Regional District: 
 

a. Regional District water is available to service the proposed development. 
As per Bylaw 439, Development Cost Charges are applicable. 

 
b. Provision of a watermain extension and looping, (with Statutory Right of 

Way at request of developer), on 6233 Tyler Road will be required.   
 

c. Water service connections with meters are required for all units on 6233 
Tyler Road.  One additional service connection and meter will be required 
on Lot 13 Oracle Road. 

 
d. The Regional District has no specific land use concerns. 

____________________________________________________________________________ 

BACKGROUND 

The District of Sechelt recently referred an OCP amendment, rezoning and subdivision 
application to the Regional District for comment.  The subject property is located between Tyler 
Rd (to the north) and Kevins Road (to the south) and between Bailie Rd (on the east) and 
Andres Rd (on the west). 
 
The OCP amendment, rezoning, and subdivision application is to downzone Rem. Lot 4 from 
R4 – Multifamily/Mixed Residential, which permits 48 townhouses, to R1 – Residential, which 
would permit 17 single family lots, and to rezone Lot 13 from R1 to R2 to permit a duplex.  The 
purpose of rezoning Rem Lot 4 is to allow for subdivision to single family lots because sales 
have been extremely slow and the developer has concluded that it is not economically feasible 

ANNEX K
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to proceed with the original plan of developing 48 townhouses.  The purpose of rezoning Lot 13 
is to allow the construction of a duplex for affordable housing.  A copy of the referral is enclosed 
as Attachment A.  

DISCUSSION 

Regional District Community Water Services 
The Engineering Technician in Infrastructure Services reviewed this referral and advised that 
Regional water is available to the subject properties for the proposed application.  As per bylaw 
439, Development Cost Charges (DCCs) are applicable.    
 
Provision of a watermain extension and looping, with a Statutory Right of Way at the request of 
the developer, on 6233 Tyler Road will be required.  Water service connections with meters are 
required for all units on 6233 Tyler Road.  One additional service connection and meter will be 
required on Lot 13 Oracle Road.   
 
Infrastructure Services addressed infrastructure-related concerns in letter enclosed as 
Attachment B. 

Regional District Land Use Planning 
The development has no implications on land use planning within the Regional District.   

SUMMARY 

The proposed application is to downzone Rem Lot 4 from R4 which permits 48 townhouses to 
R1 which will permit 17 single family lots, and to rezone Lot 13 from R1 to R2 in order to 
construct a duplex for affordable housing.   Infrastructure Services DCCs are applicable.  Water 
main extensions, water service connections and meters will be required.  The development 
poses no major policy implications for the Regional District, and therefore the regional district 
has no land use planning concerns. 
 
 
 
 

 
Lesley-Ann Staats 
Planning Technician 
SCRD Planning & Development Division 
 
 
LS/ 
 
Attachments: 2 
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From: Jane Whittleton
To: David Rafael; "nweswick@sd46.bc.ca"; "ltaylor@secheltnation.net"
Subject: Development Referral - OCP Amendment - Oracle Properties - West Sechelt
Date: November-25-13 12:45:52 PM
Attachments: image001.png

image003.png
Legal Plan Lot 4.pdf
Referral for OCP.pdf
LocationPlan Lot 4.pdf

SCRD Planning Department
School District 46
Sechelt Indian Government District
 
Please find attached a District of Sechelt Development Referral for an OCP amendment for a
property in West Sechelt.
 
We would appreciate receiving your comments, if any, by December 23, 2013.
 
If you have any questions regarding this referral please contact Ray Parfitt.  rparfitt@sechelt.ca
 
 
Jane Whittleton  |  TECHNICAL ASSISTANT – DEVELOPMENT SERVICES |  604.740.8459
 
 
 
 
 

Tel: 604.885.1986 Fax: 604-885-7591
PO Box 129, Sechelt, BC  V0N 3A0 
2nd Floor, 5797 Cowrie Street | www.sechelt.ca
 

Attachment A - Referral
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   DISTRICT of SECHELT     REFERRAL FORM 
P.O. Box 129, Sechelt, B.C.  V0N 3A0 


Phone: 604-885-1986 Fax: 604-885-7591 
APPLICATION NO: 3370-20 2013-02 OCP X OCP 


 Zoning 
APPLICANT  Oracle Properties Inc. APPLICANT’S 


ADDRESS 
2200- 1055 
Dunsmuir St. PO 
Box 49214, Vanc 
V7X 1K8 


 Subdivision 
 


Dev. Permit 


SITE 
ADDRESS  


6233 Tyler Road  Date November 21, 2013  Dev. Variance 
Permit 


LEGAL Lot Rem 4  Block   
 


OTHER: 
 District 


Lot  
4301 Plan BCP37295  


Zoning Existing R-4 Proposed R-1 


  
OCP Designation Existing Multi 


Family/Mixed 
Residential 


Proposed  Residential (Lot 4) 


  


 
PLEASE RESPOND TO THIS REFERRAL BY December 23, 2013 
Please comment on the attached referral for potential effect on your agency’s interest.  We would appreciate your response by the above noted 
date.  If no response is received within that time, it will be assumed that your agency’s interests are unaffected. 


PURPOSE OF APPLICATION:  1.To amend the OCP Future Land Use Designation of Rem. Lot 4 (see 
location plan) from “Multifamily/Mixed Residential” to “Residential” and to rezone the property from R-4 Multi 
Family to R-1 - single family residential, to allow for subdivision to single family residential lots. 
 
GENERAL LOCATION: Tyler & Baillie Road – West Sechelt 
 
OTHER INFORMATION:   
If your agency’s interests are “Unaffected” no further information is necessary.  In all other cases, we would appreciate receiving additional 
information to substantiate your position and, if necessary, outline any conditions related to your position.  Please note any legislation or official 
government policy which would affect our consideration of this bylaw. 
 
 


     Director of Development Services 
 Ray Parfitt     
 
This referral has also been sent to the following agencies: 
 DoS Development Engineer  Archeology Branch of SB, T, C 
 DoS Public Works   Sechelt Volunteer Fire Department 
 DoS Building   FortisBC Energy / Energy Services Advisor 
X SC Regional District – PLANNING DEPT  Telus 
 Sechelt Indian Government  B.C. Hydro / BC Transmission Co 
 Vancouver Coastal Health Authority  Coast Cable -Eastlink 
 Ministry of  Environment  Canada Post 
 Ministry of Transportation & Infrastructure X School District #46 
 Department of Fisheries & Oceans  APC  
 Agriculture Land Commission  Council 
   Accessibility Advisory Committee 
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ORACLE PROPERTIES INC.


REZONE APPLICATION
., .


NOVEMBER 4, 2013


BRIEF HISTORY


1. The property at 6233 Tyler Rd. West Sechelt was rezoned from single family [Ri) to
Townhouse [R4j in 2008. The development permit was issued Aug. 20, 2008 and
construction commenced in the fall of 2008. The 18 townhouses in Phase 1 were
completed in the fall of 2009 and sales commenced in 2009.


2. Sales of the 18 Townhouses have been extremely slow [16 sales to Oct. 31, 2013 —


over 4 years] and Oracle has concluded that it is not economically feasible to proceed
with Phase 2 [24 townhouses] and Phase 3 [19 townhouses]. The location is too far
from the town centre and too far from services.


PURPOSE OF THE APPLICATION


1. Oracle is now applying to downzone 6233 Tyler Rd from 48 Townhouses [R4] to 17
single family lots [minimum 500 sq. m. average 531 sq. m. — Ri]. Oracle asks that it’s
unused DCC credits for Road and Park be applied to the DCCs that will be payable on
the downzoned 17 lots.


2. As part of the original rezone to Townhouse, Oracle and The District agreed that
Oracle would build 6 affordable townhouses which were to be part of Phase 2 of the
townhouses. These Affordable Townhouses had 3 bedrooms and 11/2 baths and
averaged 1126 sq. ft. A covenant was registered against the title to 6233 Tyler Rd. to
ensure that the affordables would be built. We now ask that that covenant be
removed.


3. As a replacement for the original 6 affordable townhouses, Oracle has agreed to
construct a strata title duplex on Lot 13 with an average sq. ft. per side of 1150 sq. ft.
Each side of the strata title duplex will sell to purchasers who qualify under the
affordable housing guidelines for the same price as the townhouses under the original
agreement. [$200,000 Inc GSTJ. This arrangement is reasonable as Oracle has
constructed approx. 1/3 of the townhouses allowed under the original rezone so
providing 1/3 of the affordables seems to be fair. The affordable duplexes that are
offered fall well within the parameters for affordable accommodation that is offered
on the Sunshine Coast so there will be a line — up to purchase these duplexes. The
duplexes will provide excellent accommodation for low income families who could not
otherwise afford good quality accommodation on the sunshine Coast. Covenants will







be placed on the duplexes to prevent purchasers from flipping the townhouses for a


quick profit [they are worth considerably more than $200,000 in the open market]


4.. Oracle asks that DCC5 be waived for the duplex rezone 1 1 DCC] and that building


permit charges be waived for both sides of the duplex in order to assist with the


affordability of the affordable duplex.
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ORACLE PROPERTIES INC.

REZONE APPLICATION
., .

NOVEMBER 4, 2013

BRIEF HISTORY

1. The property at 6233 Tyler Rd. West Sechelt was rezoned from single family [Ri) to
Townhouse [R4j in 2008. The development permit was issued Aug. 20, 2008 and
construction commenced in the fall of 2008. The 18 townhouses in Phase 1 were
completed in the fall of 2009 and sales commenced in 2009.

2. Sales of the 18 Townhouses have been extremely slow [16 sales to Oct. 31, 2013 —

over 4 years] and Oracle has concluded that it is not economically feasible to proceed
with Phase 2 [24 townhouses] and Phase 3 [19 townhouses]. The location is too far
from the town centre and too far from services.

PURPOSE OF THE APPLICATION

1. Oracle is now applying to downzone 6233 Tyler Rd from 48 Townhouses [R4] to 17
single family lots [minimum 500 sq. m. average 531 sq. m. — Ri]. Oracle asks that it’s
unused DCC credits for Road and Park be applied to the DCCs that will be payable on
the downzoned 17 lots.

2. As part of the original rezone to Townhouse, Oracle and The District agreed that
Oracle would build 6 affordable townhouses which were to be part of Phase 2 of the
townhouses. These Affordable Townhouses had 3 bedrooms and 11/2 baths and
averaged 1126 sq. ft. A covenant was registered against the title to 6233 Tyler Rd. to
ensure that the affordables would be built. We now ask that that covenant be
removed.

3. As a replacement for the original 6 affordable townhouses, Oracle has agreed to
construct a strata title duplex on Lot 13 with an average sq. ft. per side of 1150 sq. ft.
Each side of the strata title duplex will sell to purchasers who qualify under the
affordable housing guidelines for the same price as the townhouses under the original
agreement. [$200,000 Inc GSTJ. This arrangement is reasonable as Oracle has
constructed approx. 1/3 of the townhouses allowed under the original rezone so
providing 1/3 of the affordables seems to be fair. The affordable duplexes that are
offered fall well within the parameters for affordable accommodation that is offered
on the Sunshine Coast so there will be a line — up to purchase these duplexes. The
duplexes will provide excellent accommodation for low income families who could not
otherwise afford good quality accommodation on the sunshine Coast. Covenants will

238



be placed on the duplexes to prevent purchasers from flipping the townhouses for a

quick profit [they are worth considerably more than $200,000 in the open market]

4.. Oracle asks that DCC5 be waived for the duplex rezone 1 1 DCC] and that building

permit charges be waived for both sides of the duplex in order to assist with the

affordability of the affordable duplex.
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   DISTRICT of SECHELT     REFERRAL FORM 
P.O. Box 129, Sechelt, B.C.  V0N 3A0 

Phone: 604-885-1986 Fax: 604-885-7591 
APPLICATION NO: 3370-20 2013-02 OCP & 3360-20 2013-08 RZN X OCP 

X Zoning 
APPLICANT  Oracle Properties Inc. APPLICANT’S 

ADDRESS 
2200- 1055 
Dunsmuir St. PO 
Box 49214, Vanc 
V7X 1K8 

X Subdivision 
 

Dev. Permit 

SITE 
ADDRESS  

6233 Tyler Road &  
Lot 13 Oracle Road 

Date November 21, 2013  Dev. Variance 
Permit 

LEGAL Lot Rem 4 & 13 Block   
 

OTHER: 
 District 

Lot  
4301 Plan BCP37295 & 

BCP43866 
 

Zoning Existing R-4 Proposed R-1 
R-1 R-2 

OCP Designation Existing (Lot 4) Multi 
Family/Mixed 
Residential 

Proposed  Residential (Lot 4) 

Lot 13 – 
Residential 

No change (Lot 13) 

 
PLEASE RESPOND TO THIS REFERRAL BY December 23, 2013 
Please comment on the attached referral for potential effect on your agency’s interest.  We would appreciate your response by the above noted 
date.  If no response is received within that time, it will be assumed that your agency’s interests are unaffected. 

PURPOSE OF APPLICATION:  1.To amend the OCP Future Land Use Designation of Rem. Lot 4 (see 
location plan) from “Multifamily/Mixed Residential” to “Residential” and to rezone the property from R-4 Multi 
Family to R-1 - single family residential, to allow for subdivision to single family residential lots. 

2. To rezone Lot 13 (see location plan) from R-1 Single Family Residential to R-2 Duplex zone to allow the 
construction of a duplex for affordable housing.  
 
GENERAL LOCATION: Tyler & Baillie Road – West Sechelt & Oracle Road, West Sechelt 
 
OTHER INFORMATION:   
If your agency’s interests are “Unaffected” no further information is necessary.  In all other cases, we would appreciate receiving additional 
information to substantiate your position and, if necessary, outline any conditions related to your position.  Please note any legislation or official 
government policy which would affect our consideration of this bylaw. 
 
 

     Director of Development Services 
 Ray Parfitt     
 
This referral has also been sent to the following agencies: 
X DoS Development Engineer  Archeology Branch of SB, T, C 
X DoS Public Works  X Sechelt Volunteer Fire Department 
X DoS Building  XX FortisBC Energy / Energy Services Advisor 
X SC Regional District X Telus 
 Sechelt Indian Government XX B.C. Hydro / BC Transmission Co 
 Vancouver Coastal Health Authority X Coast Cable -Eastlink 
 Ministry of  Environment X Canada Post 
 Ministry of Transportation & Infrastructure  School District #46 
 Department of Fisheries & Oceans X APC  
 Agriculture Land Commission X Council 
   Accessibility Advisory Committee 
Community Associations 
X West Sechelt 
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   DISTRICT of SECHELT     REFERRAL FORM 
P.O. Box 129, Sechelt, B.C.  V0N 3A0 

Phone: 604-885-1986 Fax: 604-885-7591 
APPLICATION NO: 3370-20 2013-02 OCP X OCP 

 Zoning 
APPLICANT  Oracle Properties Inc. APPLICANT’S 

ADDRESS 
2200- 1055 
Dunsmuir St. PO 
Box 49214, Vanc 
V7X 1K8 

 Subdivision 
 

Dev. Permit 

SITE 
ADDRESS  

6233 Tyler Road  Date November 21, 2013  Dev. Variance 
Permit 

LEGAL Lot Rem 4  Block   
 

OTHER: 
 District 

Lot  
4301 Plan BCP37295  

Zoning Existing R-4 Proposed R-1 

  
OCP Designation Existing Multi 

Family/Mixed 
Residential 

Proposed  Residential (Lot 4) 

  

 
PLEASE RESPOND TO THIS REFERRAL BY December 23, 2013 
Please comment on the attached referral for potential effect on your agency’s interest.  We would appreciate your response by the above noted 
date.  If no response is received within that time, it will be assumed that your agency’s interests are unaffected. 

PURPOSE OF APPLICATION:  1.To amend the OCP Future Land Use Designation of Rem. Lot 4 (see 
location plan) from “Multifamily/Mixed Residential” to “Residential” and to rezone the property from R-4 Multi 
Family to R-1 - single family residential, to allow for subdivision to single family residential lots. 
 
GENERAL LOCATION: Tyler & Baillie Road – West Sechelt 
 
OTHER INFORMATION:   
If your agency’s interests are “Unaffected” no further information is necessary.  In all other cases, we would appreciate receiving additional 
information to substantiate your position and, if necessary, outline any conditions related to your position.  Please note any legislation or official 
government policy which would affect our consideration of this bylaw. 
 
 

     Director of Development Services 
 Ray Parfitt     
 
This referral has also been sent to the following agencies: 
 DoS Development Engineer  Archeology Branch of SB, T, C 
 DoS Public Works   Sechelt Volunteer Fire Department 
 DoS Building   FortisBC Energy / Energy Services Advisor 
X SC Regional District – PLANNING DEPT  Telus 
 Sechelt Indian Government  B.C. Hydro / BC Transmission Co 
 Vancouver Coastal Health Authority  Coast Cable -Eastlink 
 Ministry of  Environment  Canada Post 
 Ministry of Transportation & Infrastructure X School District #46 
 Department of Fisheries & Oceans  APC  
 Agriculture Land Commission  Council 
   Accessibility Advisory Committee 
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REMAINDER
LOT 4

Lot 13 ORACLE PROPERITES
OCP & REZONING

AMENDMENTS
2013-08
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PROPOSED SUBDIVISION PLAN OF LOT
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Sunshine Coast Regional District 
1975 Field Road, Sechelt BC V0N 3A1 

Phone: 604-885-6800 / Fax: 604-885-7909 
www.scrd.ca 

Memo        
To: David Rafael 

From: Brandon Lafortune 

CC: Dave Crosby 

Date: 26 November 2013 

Re: District of Sechelt Referral 3370-20 2013-02 OCP & 3360-20 2013-08 RZN 

This memo provides comments on regional water services for the proposed OCP amendment, 
re-zoning and subdivision of DL 4301, Plan BCP37295 & BCP43866, 6233 Tyler Road & Lot 13 
Oracle Road. 

Please be advised that Regional water is available to the subject properties for the proposed 
development application.  As per bylaw 439, Development Cost Charge’s (DCC) are applicable.    
 
The total DCC charge required to be paid in full, by certified cheque, to the District of Sechelt on behalf 
of the Sunshine Coast Regional District prior to issuance of final subdivision approval, pursuant to the 
Local Government Act. 
 
Provision of a watermain extension and looping, (With Statutory Right of Way at request of developer), 
on 6233 Tyler Road will be required.  Water service connections with meters are required for all units 
on 6233 Tyler Road.  One additional service connection and meter will be required on Lot 13 Oracle 
Road.  The applicant should contact the SCRD Eng. Tech. to discuss the provision of water service for 
this development. 

 

Attachment B
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